CITY OF SILVERTON
CITY COUNCIL REGULAR MEETING – 6:30 p.m., Monday, November 2, 2020

(or immediately following the Urban Renewal Agency Meeting whichever is later)

Silverton Community Center – Council Chambers – 421 South Water St. and Zoom
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.
A copy of the full packet is available on the City’s website at www.silverton.or.us/agendacenter. The public
is welcome to attend; however, we will be limiting the number of people in the Council Chambers in order
to provide for physical distancing. In accordance with House Bill 4212 the meeting will be held
electronically using the Zoom web conference platform. Please submit written comments to
publiccomment@silverton.or.us by 3:00 p.m. on Monday, November 2, 2020. Comments received will be
shared with City Council before the meeting and included in the record.
Zoom meeting link:
https://us02web.zoom.us/j/89955273794?pwd=VkUrbTk3L3JTeGxyVE94NURxRTI5QT09
Webinar ID: 899 5527 3794
Passcode: 004595
Dial in: 1 (253) 215-8782
The meeting will be live streamed on Cable Access Channel 15 and can be viewed on-line here:
www.silverton.or.us/430/Watch-Meetings.
AGENDA
I.

OPENING CEREMONIES – Call to Order, Pledge of Allegiance and Roll Call

II.

APPROVAL OF MINUTES – Minutes from the regular meeting held on October 5, 2020 and the
work session held on October 19, 2020

III.

OATHS OF OFFICE/PUBLIC RECOGNITION – None Scheduled

IV.

PUBLIC COMMENTS – This is a business meeting of the City Council. The City values and
welcomes public input. Please address the Council as a whole and not individual Council
Members. Do not address staff or members of the audience. Council action on items brought up in
public comment is limited by the Open Meeting Law. The Council may direct staff to study the
matter and reschedule for further consideration at a later date. Items on the agenda will not be
heard or discussed during public comment, but will be accepted at that place on the agenda.
Individuals are limited to three (3) minutes.

V.

SCHEDULED PRESENTATIONS
5.1

Silverton Chamber of Commerce Monthly Update --- Stacy Palmer

VI. PUBLIC HEARINGS
Legislative Public Hearing – Application CP-20-01
6.1
Ordinance No. 20-11 – Amending the Comprehensive Plan and adopting the 2020
Silverton Housing Needs Analysis and Housing Strategy as a support document to
the Comprehensive Plan

VII. DISCUSSION/ACTION ITEMS
7.1

Authorizing a contract amendment with Mackenzie Engineering, Inc. for the
(Re)Design and Schematic Design Phase

7.2

Authorizing a contract
commissioning services

7.3

Utility billing as lien on properties in Silverton

7.4

Reinstate the Administrative Fee and utility shut-offs for unpaid utility accounts

7.5

COVID-19 update and approval of expenditures for the Coronavirus Relief Fund (CRF)
– CARES Act Grant

amendment

with

Mackenzie

Engineering,

Inc.

for

VIII. CONSENT AGENDA

IX.

8.1

Resolution No. 20-26 – Updating the Parks and Recreation Capital Improvement Plan
to include a Civic Center property park

8.2

Approval of amendment to contract for Stormwater Master Plan

8.3

Authorization to request information for financing options for the Civic Building

APPOINTMENTS TO COMMITTEES AND ADVISORY GROUPS – None Scheduled

X. CITY MANAGER UPDATE
XI. COUNCIL COMMUNICATIONS
XII. ADJOURNMENT
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CITY OF SILVERTON
CITY COUNCIL MINUTES
Silverton Community Center – Council Chambers – 421 South Water St. and Zoom
October 5, 2020, 6:00 p.m.
I.

OPENING CEREMONIES – Call to Order & Roll Call

Mayor Palmer called the meeting to order at 6:00 p.m. Mayor Palmer and City Clerk Angela Speier
attended in the City Council Chambers. The rest of City Council and staff were present through the virtual
meeting platform Zoom. Mayor Palmer explained this meeting is being held through Zoom due to
Governor Brown’s Executive Order 20-16 and House Bill 4212.
Present

Absent

X

Mayor
Kyle Palmer
Council President
Jason Freilinger

X

Jim Sears

X

Matt Plummer

X

Excused

Dana Smith

X

Laurie Carter

X

Crystal Neideigh

Staff Present:
City Manager, Christy Wurster; Chief of Police, Jim Anglemier; Community Development Director, Jason
Gottgetreu; Public Works Director, Petra Schuetz; Assistant to the City Manager/HR Coordinator,
Elizabeth Gray; and Assistant to the City Manager/City Clerk, Angela Speier
II.

APPROVAL OF MINUTES

Councilor Carter made a motion to approve the minutes from the regular meeting held on September 14,
2020. Councilor Sears seconded the motion. Councilor Carter requested that her communication on page
seven of the minutes be amended to include Joel Autry who she wanted to recognize for preparing meals
during the recent wildfires. There was no further discussion and the motion passed as amended
unanimously (6-0).
III.

OATHS OF OFFICE/PUBLIC RECOGNITION

3.1
Proclamation – Rotary World Polio Day
Mayor Palmer read the proclamation and proclaimed October 24, 2020 as World Polio Day.
3.2
Proclamation – Domestic Violence Awareness Month
Mayor Palmer read the proclamation and proclaimed October 2020 as Domestic Violence Awareness
Month.
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IV.

PUBLIC COMMENT

Mayor Palmer said written comments were received from Gary Green (attachment 1) and George
Fitzpatrick (attachment 2).
Mike Wellman, S. First Street. Mr. Wellman had three issues to discuss 1) storm drainage; 2) Walk Your
Wheels; and 3) downtown policing. On September 18, 2020 the City experienced a near record rain fall
overwhelming many streets, his building located on First and Main included. The stormwater on the block
drains to that corner. On that evening the water caused the basement to flood with about two inches of
water. He said the flood impacted his tenants and damaged the contents located in the basement. It also
left an ash residue from the wildfires. He said they are still trying to resolve excess moisture problems.
This has happened before and it has been brought to the City’s attention. Staff looked at extending storm
drain lines down Second and Main Street. He would like to see the monthly stormwater fee on utility bills
be used to fix some of these issues. He works and lives downtown and continues to notice complete
disregard of the Walk Your Wheels signs and noted there is a lack of enforcement. About two weeks ago
his son had items stolen from his vehicle that was parked in a fenced parking lot downtown. The same
night a local food truck’s generator was stolen. Living downtown he sees people roaming the streets from
2:00-5:00 a.m. and feels this could be due to the lack of police presence. He would like to see bike and
foot patrols in the area. Councilor Freilinger shares Mr. Wellman’s concerns. He would like to see
additional money invested into the infrastructure of downtown and better lighting could also deter criminal
activity. Councilor Carter asked how the City could help Mr. Wellman. Public Works Director Petra
Schuetz said there are no short term solutions for that area, but staff has given him the City’s insurance
information and the Stormwater Master Plan is slated to be updated next year. Councilor Carter said she
was clearing storm drains in front of her business that night and was surprised there were not City
workers ensuring the drains were clear.
Gary Green, Steelhammer Road. Mr. Green referred to his written testimony and voiced his concerns
regarding speeding on Steelhammer Road. The speeding has been occurring for years and it has gotten
worse each year. He encouraged City Council to install speed bumps in the area in order to deter
speeding. He feels this is a low cost and low maintenance solution.
Aaron Huddart, Edison Road. Mr. Huddart said as the Silverton Rotary President he wanted to thank the
Mayor and City Council for recognizing World Polio Day. Mayor Palmer thanked him for bringing the
proclamation to him and said as a Rotarian raising money for polio vaccines is very important which has
been impacted this year.
Ammon Benedict, Thyme Loop. Mr. Benedict said he has three issues to raise tonight. The first is the
continuing negative trend he is seeing towards the homeless population. He said there are two types of
homeless populations. First the people and families who have fallen on hard times and are priced out of
the housing market and those who choose to be homeless. They are suffering from mental illness and
addiction issues. He said it is this group he wishes to talk about, because they continue to plague his
neighborhood and public areas throughout Silverton. The former Police Chief said being homeless is not
illegal, but it is illegal to be drunk in public, jaywalk, litter, loiter outside someone’s business, trespass and
steal. He said there has been a lack of enforcement regarding these issues. Kids and adults are being
threatened in his neighborhood. He urged the City to enforce its policies and codes in order to deter this
type of behavior. He asked what the City’s plan is to fix this issue. His second question was related to the
impact COVID-19 could have to the City’s tax revenue. He would like to see the City update residents on
the anticipated shortfall and know how these shortfalls will impact the City’s ability to fund the new Civic
Center through a long term loan. Lastly, he asked if there is a way to get the agenda packets for City
Council and Planning Commission meetings posted a little sooner. The City Council discussed zero
tolerance for breaking the law and said the groups helping the homeless population in the community feel
the same way. Councilor Freilinger said he would also like to see the budget impacts from COVID-19.
V.

SCHEDULED PRESENTATIONS

5.1

Silver Fall Superintendent Update and Introduction – Scott Drue
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Silver Falls Superintendent Scott Drue introduced himself and said he is excited to work with the City
Council. His 30 plus year career has focused on social justice and equity within public education. He
explained the challenges the school district has faced since he started in July, including distance learning
and disastrous wildfires. He has been impressed with the employees for stepping up to overcome these
obstacles and with the community as a whole who have had to deal with the challenging times.
5.2
YMCA Annual Report – Brandon Lemon
Brandon Lemon, VP of Operations of the Family YMCA of Marion and Polk counties reviewed the
financial statement located in the City Council packet. He said the Silverton branch ended 2019 positive
$45,000. The year-to-date this year has not been as positive due to COVID-19 as of August 31, 2020
they are showing a deficit of $21,000. He explained how program expenses have increased due to
COVID-19 and the other impacts COVID-19 has had to the organization. He said being able to open the
Silverton Municipal Pool has been wonderful and is looking forward to the new canvas cover. He said City
staff has been great to work with. The YMCA is providing emergency child care at St. Mary’s which is
helping to fill the revenue gap and helping parents be able to go back to work.
5.3
Silverton Chamber of Commerce Monthly Update – Stacy Palmer
Stacy Palmer, Executive Director of the Silverton Chamber of Commerce said the Chamber offices are
open from 10:00 a.m. – 3:00 p.m. Monday through Friday. She encouraged City Council to attend their
weekly business meetings taking place on Wednesday at 8:00 a.m. through Zoom. They will be hosting a
candidate’s forum on October 14, 2020 and a mayoral forum on October 21, 2020. She reviewed key
election dates. She said the Chamber is participating in the Strong Silverton Rock Hunt and said kids can
bring the rocks they found into the Chamber Office or Graystone Lounge to exchange them for prizes.
The rocks are hidden in public spaces, including City parks. The Chamber will be organizing a drive
through Trunk or Treat on October 31, 2020. She said The Oregon Garden has cancelled Christmas in
the Garden. In response the Chamber is committed to hosting the Annual Shop Hop and a shop local
campaign for the holidays. She said the Christmas tree will be lit this year, but they will not be putting on a
traditional program. Lastly, the Coats for Kids drive is going on now through October 22, 2020.
VI.

PUBLIC HEARINGS

6.1

Ordinance No. 20-09 – Amending the Comprehensive Plan and adopting the 2020 Silverton
Transportation System Plan (TSP) and Circulation Plan as a support document to the
Comprehensive Plan and amending the Silverton Development Code as needed to
implement the updated TSP
Mayor Palmer called the public hearing regarding Ordinance No. 20-09 amending the Comprehensive
Plan and adopting the 2020 Silverton TSP and Circulation Plan as a support document to the
Comprehensive Plan and amending the Silverton Development Code as needed to implement the
updated TSP to order at 7:11 p.m. No members of the City Council wished to abstain or declare a conflict
of interest. Community Development Director Jason Gottgetreu explained the revisions to the plan,
including the addition of B Street as a neighborhood collector and the Brown Street realignment project in
the aspirational project section of the Plan. He said the consultants are still working on an updated cost
estimate for the Brown Street project, the estimate shown in the report is the original 2011 estimate
adjusted for inflation. Staff will update the final document once the consultants have completed their work.
There was no public comment. Councilor Freilinger made a motion to close the public hearing. Councilor
Sears seconded the motion. There was no discussion and the motion passed unanimously (6-0). Mayor
Palmer closed the public hearing at 7:18 p.m.
Councilor Freilinger made a motion to have the first reading of Ordinance No. 20-09 by title only.
Councilor Plummer seconded the motion. There was no discussion and the motion passed unanimously
(6-0). City Manager Wurster read Ordinance No. 20-09 by title only.
Councilor Freilinger made a motion to pass Ordinance No. 20-09 on its first reading. Councilor Sears
seconded the motion. There was no discussion and the motion passed unanimously (6-0).
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1 Councilor Freilinger made a motion to have the second reading of Ordinance No. 20-09 by title only.
2 Councilor Sears seconded the motion. There was no discussion and the motion passed unanimously (63 0). City Manager Wurster provided the second reading of Ordinance No. 20-09 by title only.
4
5 Councilor Freilinger made a motion to adopt Ordinance No. 20-09 on its second and final reading.
6 Councilor Sears seconded the motion. There was no discussion and the motion passed unanimously (67 0).
8
9 City Council took a break at 7:20 p.m. and returned to regular session at 7:27 p.m.
10
11 VII.
DISCUSSION/ACTION ITEMS
12
13 7.1
Ordinance No. 20-10 – Amending Silverton Municipal Code Chapter 10.04
14 Public Works Director Petra Schuetz explained this code amendment reflects the City Council decision in
15 August to expand the Walk Your Wheels Boundary. Councilor Carter asked if staff plans to add additional
16 painted signs on the downtown sidewalks. Director Schuetz said staff has updated all the old signage.
17 Councilor Carter said the old sign on the southeast corner of Water and Main Street has not been
18 painted. Director Schuetz will follow up with the Maintenance Division tomorrow. Councilor Carter said
19 people are not seeing or reading the signs. She agreed with Mr. Wellman’s earlier testimony stating there
20 is a lack of enforcement and complete disregard for the signage.
21
22 Councilor Sears made a motion to have the first reading of Ordinance No. 20-10 by title only. Councilor
23 Carter seconded the motion. There was no discussion and the motion passed unanimously (6-0). City
24 Manager Wurster read Ordinance No. 20-10 by title only.
25
26 Councilor Sears made a motion to pass Ordinance No. 20-10 on its first reading. Councilor Freilinger
27 seconded the motion. There was no discussion and the motion passed unanimously (6-0).
28
29 Councilor Sears made a motion to have the second reading of Ordinance No. 20-10 by title only.
30 Councilor Freilinger seconded the motion. There was no discussion and the motion passed unanimously
31 (6-0). City Manager Wurster provided the second reading by title only.
32
33 Councilor Sears made a motion to pass Ordinance No. 20-10 on its second and final reading. Councilor
34 Carter seconded the motion. There was no discussion and the motion passed unanimously (6-0).
35
36 7.2
COVID-19 Update
37 City Manager Wurster referenced the Oregon Occupational Safety and Health Association (OSHA)
38 temporary health rules located in the packet. OSHA is anticipating these rules to go into effect on
39 November 1, 2020. She said staff is reviewing the rules and will be making internal policy decisions as
40 the new rules come out. These will impact all employers across the state. She also provided updated
41 COVID-19 case numbers. Staff will be bringing recommendations on how to spend the city’s portion of
42 the CARES Act grant to City Council at the November and December City Council meetings for approval
43 of any expenditure over $10,000. City staff will be participating in a table top exercise with Marion County
44 regarding a countywide vaccination strategy for COVID-19. There were questions raised during public
45 comment related to the tax impacts of COVID-19, she explained the City will likely not know the property
46 tax impact until December or January. The impact to City utility bills was reported to City Council during
47 the time the City suspended late fees. The City is still suspending shut-offs at this time. Staff will provide
48 additional information in a future report.
49
50 VIII.
CONSENT ITEMS
51
52 Councilor Sears made a motion to approve the consent agenda consisting of items 8.1 – 8.5. Councilor
53 Plummer seconded the motion. There was no discussion and the motion passed unanimously (6-0).
54
55 8.1
Approve First Amendment to the Silver Creek Water Intake and Supply Line Project #960
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8.2
8.3
8.4
8.5
IX.

Resolution No. 20-25 – Apportioning the Tentative Assessment Lien on 6658 Quarry
Avenue to be split between 6658 Quarry Avenue and 13983 Hobart Road
Authorize the City Manager to move forward with proposed expenditure for the Police ECites program
Ratify City Manager’s approval of McClaine Street Improvement Project administrative
reserve expenditures of $121,857.14
Authorization for sole source purchase of liftstation replacement pump
APPOINTMENTS TO COMMITTEE AND ADVISORY GROUPS

9.1
Appointment to the Affordable Housing Task Force
Mayor Palmer interviewed three applicants for the open position on the Task Force. He explained
Christine Biedul withdrew her application. He said this was one of the hardest appointments he has had
to make over the last four years. He said all the candidates brought different skills to the committee and
he will be reaching out to the two applicants not appointed to invite them to participate during the
meetings. He recommended City Council appoint Rebecca Delmar to the Affordable Housing Task Force.
Councilor Carter made a motion to appoint Rebecca Delmar to the Affordable Housing Task Force.
Councilor Freilinger seconded the motion. There was no discussion and the motion passed unanimously
(6-0).
X.

CITY MANAGER UPDATE

City Manager Wurster said City Hall will be closed to the public on Monday, October 12, 2020 for its
Annual Records Management Day. She explained the City is moving towards an electronic records
management system which will allow the City to securely store records with longer retention periods
electronically. The City is continuing to negotiate a new franchise agreement with Republic Services and
is hopeful a new agreement will come before City Council for their consideration next month. The October
19, 2020 City Council Work Session with be solely dedicated to a discussion regarding the Civic Center
Project. City Manager Wurster asked Public Works Director Schuetz to provide an update on the
additional speed data collected on Steelhammer Road. Director Schuetz said the City collected data for
one week there was approximately 675 trips with the average speed being 27 miles per hour (mph).
There were two recorded speeds of 45 mph. She said this data set does not show there is a problem with
speeding. The City will be painting fog lines and adding in small segments of bike lanes on Steelhammer.
She said another study will be conducted after the striping project to see if it has impacted behavior. Staff
will send the speed study to City Council for their review (attachment 3).
Councilor Freilinger asked about the recently installed speed bumps on Ike Mooney and how the traffic
volume on that street differs from Steelhammer. Director Schuetz said the City does not have recent
traffic counts, but said the installation was raised pedestrian crosswalks which are termed speed humps.
She said the City can place the tracking tool on Ike Mooney to compare the two areas.
XI.

COUNCIL COMMUNICATIONS

Councilor Freilinger hopes the City Council will look into addressing the infrastructure issues in downtown
Silverton. He encouraged everyone to vote in the upcoming election.
Councilor Carter would like to see more police presence in the downtown and encouraged having a patrol
car in the area when the bars close. She endorsed the installation of speed humps as a way to calm
traffic speeds. Lastly, she thanked PGE for working with the downtown businesses and shutting off
electricity for needed maintenance after working hours instead of during the day like they originally
planned.
Mayor Palmer was pleased to hear the City is installing pedestrian humps and said these types of traffic
calming measures work well to curb speeding. He is interested in seeing them installed in other areas of
town. Councilor Sears said the City should follow the criteria listed in the recently adopted TSP when
installing raised sidewalks and voiced his concern with installing them on collector streets. Mayor Palmer
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1 thanked the community members who donated rocks for the Strong Silverton Rock Hunt. He listed the
2 parks where the rocks have been placed and encouraged kids to find them. Strong Silverton has also
3 organized a recognition parade for first responders and the non-professionals who were involved with
4 fighting the recent wildfires beginning at 10:00 a.m. on Saturday, October 17, 2020. He encouraged
5 everyone to shop local for the holidays and stressed the importance of this campaign for local businesses
6 due to the cancellation of Christmas in the Garden. Lastly, he has been approached by residents in
7 regards to recent demonstrations in Silverton and encouraged everyone to be respectful in how they
8 demonstrate in the community.
9
10 XII.
ADJOURNMENT
11
12 Councilor Sears made a motion to adjourn and Mayor Palmer adjourned the meeting at 8:12 p.m.
13
14 Respectfully submitted by:
15
16
17 /s/Angela Speier, Assistant to the City Manager/City Clerk

October 5, 2020 City of Silverton City Council Meeting Minutes

Silverton City Council Meeting November 2, 2020

Page 6 of 6

8 of 354

Attachment 1

Silverton City Council Meeting November 2, 2020

Back to Agenda

9 of 354

Attachment 2

From:
To:
Subject:
Date:

Back to Agenda

George Fitzpatrick
Public Comment
Fire Evacuations
Monday, October 5, 2020 11:56:48 AM

**** This email is from an EXTERNAL sender. Exercise caution when opening attachments or click links from
unknown senders or unexpected email. ****

On the day when many surrounding communities were given level 3 evacuation notices (sorry
the date is hazy) and it seemed likely Silverton would be next, I went down to the Silverton
fire station to see if I could get up to date info on where the fire was. I asked a nice lady, if it
got to 'go now' would the town siren be activated for 3 minutes or so as in a air raid drill. She
said no such policy or procedure was in place. My question for the council is 'why not?' You
have the perfect tool for the purpose at virtually no cost. Is there some reason not to use it?
Will you agree that this policy should be adopted?
G. Fitzpatrick, Rock Street
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Zoom Web Conference Platform

12
13

City Council Present: Mayor Kyle Palmer, Council President Jason Freilinger, Councilor Matt Plummer,
Councilor Dana Smith, Councilor Laurie Carter, Councilor Crystal Neideigh and Councilor Jim Sears
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Civic Center Equity and Inclusion Task Force Present: Kyle Palmer, Lara Ghio Gaitan, Enez Bradford,
Brianna Wolterman, Orianna Farrell and Micole Olivas-Levya

October 19, 2020, 6:00 PM
I.

OPENING CEREMONIES – Call to Order, Pledge of Allegiance & Roll Call

Mayor Kyle Palmer called the Joint Work Session to order at 6:00 p.m. and explained the meeting is
being held through Zoom due to House Bill 4212.

Staff Present: City Manager, Christy Wurster; Chief of Police, Jim Anglemier; Finance Director, Kathleen
Zaragoza; Community Development Director, Jason Gottgetreu; Public Works Director, Petra Schuetz;
Assistant to the City Manager/HR Coordinator, Elizabeth Gray; and Assistant to the City Manager/City
Clerk, Angela Speier
II.

PUBLIC COMMENTS

Mayor Palmer noted written comments were received from Rob Wood and distributed to City Council
before the meeting (attachment 1).
III.

DISCUSSION ITEMS

3.1 Civic Center Status Update and Discussion – Mackenzie Engineering, Inc.
Assistant to the City Manager/HR Coordinator Elizabeth Gray explained this work session is a precursor
to decisions City Council will need to make at the November 2, 2020 regular meeting. These decisions
include whether to proceed with the current Civic Center design that was presented in September or a
modified design that reduces the size of the building and could include a recommendation by the Civic
Center Equity and Inclusion Task Force to build separate entrances for City Hall and the Police
Department. She provided an overview of the Task Force and explained this meeting will allow the two
bodies to discuss the overall design of the building, its affordability and possible changes to the lobby.
Cathy Bowman, Project Manager with Mackenzie Engineering, Inc. introduced Jeff Humphreys and Seth
Bradshaw. Mackenzie has been working on the development of a schematic design based upon the
approved conceptual design plans and cost estimate. At the September meeting the schematic design
was presented to City Council with an updated cost estimate. City staff raised concerns about the
affordability of the project at the original estimate of $22 million. City staff worked with Mackenzie to
identify ways to bring the cost of the building down. One of the strategies is to include add alternates
which are items the City would like to see added on to the project if the bidding climate is favorable. The
staff has also identified value engineering items which can be cut through material changes or without
losing square footage and programmatic elements. These items added up to $910,000, which was still
not enough to bring the project cost to a place where City staff feels comfortable. In order to meet the
desired project cost the design team is recommending an overall reduction in the square footage of the
building. Mackenzie came up with two different scenarios for the square footage reduction. Option 1 is a
one structural bay reduction, which will reduce the police program on the first floor. It will decrease the
overall length of the building by approximately 24 to 30 feet and reduce the size of the hallways. The
second floor would remain the same size and the overall reduction would be approximately 4,000 square
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feet. The overall project cost for option 1 is $19.6 million. Ms. Bowman explained the Civic Center Equity
and Inclusion Task Force expressed their desire to have separate entrances for City Hall and the Police
Department on separate sides of the building. City staff recognized the community’s desire for the
separate entry, but would prefer the two entries be closer together due to internal challenges,
accessibility, and emergency situations. Option 2 would be a two bay reduction and would reduce the
building by approximately 6,000 square feet. She said this would change the massing of the building and
there are concerns this size of a building would not meet the 50 year growth needs of the department.
The second floor would remain unchanged. The overall cost for option 2 is $18.9 million. City staff is
comfortable with the one structural bay reduction (option 1).
Finance Director Kathleen Zaragoza provided an overview of the amount of money the City has budgeted
as of September 30, 2020 for the Civic Center project. Between the total available resources and
potential resources the City has approximately $7,264,558 to use towards the project. The estimated
amount that would need to be financed is $11 million. The annual debt payment would be approximately
$630,000 over a 30 year period. Mayor Palmer asked what Parks System Development Charges (SDCs)
can be used to fund. Director Zaragoza explained those funds would be used to help pay for the cost of
purchasing the portion of the site that will be dedicated park space. Councilor Carter inquired about the
portion of the project funded by the Urban Renewal Agency (URA) and if it would be used as leverage for
the loan. Director Zaragoza said the $1.9 million from the URA would be used for the construction of the
building. City Manager Christy Wurster noted if the urban renewal funds are transferred the URA would
have to acquire a loan, because it does not have that much cash available. This action would need to be
approved by the URA. Member Brianna Wolterman asked if the City has an inclusion fund. Director
Zaragoza said not at this time. Discussion ensued on how tourism promotion dollars could be used for
this project. Councilor Sears asked if there are potential grants the City could receive. Director Zaragoza
explained what was presented to Council was money the City knows is able to be utilized. City Manager
Wurster said staff met with Representative Lewis who would assist in submitting a $3 million funding
request from the Oregon State Legislature to help fund the project which includes a police facility and
Emergency Operations Center (EOC) both of which need to be located in a seismically sound building.
Councilor Freilinger asked clarifying questions about the last page of the packet which shows the
engineering redesign cost. Cathy Bowman explained the costing sheet and how it is broken down. The
total cost for the conceptual and schematic redesign to include a separate police entry will cost
approximately $90,000-$125,000 depending on which option City Council decides to move forward with in
November. If the City Council chooses to keep the original design then redesigning the separate police
entry would cost $80,000 due to have having to flip the entire first floor. Councilor Freilinger asked for a
more detailed answer on why City staff would prefer to have the entries closer together. Chief Anglemier
said if the police department entrance is central it would give a quicker response time for people looking
for a safe zone and if there was an emergency in City Hall. The flow of the building and work product is
also impacted by the separate entrances. In addition, if a person enters the City Hall side, but then
realizes they need access to the Police Department they will have to exit and walk the entire length of the
building regardless of weather. It would also hinder the department’s community policing program.
Mackenzie explained why the redesign needs to occur prior to knowing what the exact construction cost
will be for the separate entrance. Member Enez Bradford explained the Task Force was formed after
survey results showed the community wants to ensure the building is inclusive, but the Task Force was
not brought into the discussion until after the initial first design, so the cost difference seems to be more of
an oversight on the City’s part. Mayor Palmer said it is unfortunate the design work started before the
Task Force was formed, but the design has not been finalized and this work would be occurring whether
the Task Force recommended separate entrances or not. The building needs to be reduced in size in
order to fit within the City’s budget.
Councilor Plummer is supportive of option 1with the one bay reduction and having separate entrances as
far as part as possible. Councilor Smith said she is confused on why the one bay reduction requires a
major redesign, because the floor plan does not need to change that much. Mackenzie said there is less
rework in the one structural bay reduction, but they will need to relocate the plumbing and they will be
removing a foot off each structural bay from east to west, so each bay will need to be adjusted. Councilor
Smith said at this point in the schematic design phase it should not be that big of an amount. Mackenzie
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explained all the disciplines are impacted with the redesign, including architecture, interiors, mechanical,
electrical, plumbing and structural. All the drawings will need to be redrafted after Mackenzie completes
the revised conceptual design. Councilor Smith said the timing of the redesign is also concerning.
Mackenzie reviewed an updated timeline and said the contract will need to be extended by two months
for an estimated end date of February 1, 2021.
Councilor Carter said the one bay reduction makes the most sense and hopes the City will not need to
make further reductions.
Robert Wood, Anderson Drive. Robert Wood cautioned the actual construction cost can differ greatly than
the design estimates. There are many items that can influence the bids and City Council should be
careful when deciding to reduce the size of the structure, because it is likely you will never get that back.
Instead City council should consider building some spaces as “shells” to be finished later. Councilor
Carter noted construction costs have been soaring due to the recent fires. Councilor Smith explained the
design team felt very comfortable with the one bay reduction and does not feel this will have
programmatic impacts to the Police Department.
Mayor Palmer said he is still struggling with some of the components of the building. He agrees with the
one bay reduction and feels the space is generous even at the two bay reduction. He voiced his objection
to the gym, because there are gyms in the community staff could support. He is supportive of the spilt
entrances and making them as far apart as they can physically go.
Councilor Freilinger agrees with Mayor Palmer on the one bay reduction and the separate entrances, but
disagrees with removing the gym space. The work environment is changing and the recruitment for City
staff is only going to get harder so the investment in the gym is worthwhile.
Councilor Smith agrees that a one bay reduction will not have a significant impact on the police facility
and emergency options. She said if there is a functional solution that allows for separate entrances to be
placed that far apart than she would be in favor. The fitness center will be a hard sell to the community,
but she also agrees with Councilor Freilinger that it is hard to recruit good staff; the City seems to be
training officers for larger municipalities.
Councilor Plummer said the majority of his professional career has focused on workplace wellness and
he has spent many years working on health and wellness programs for law enforcement and municipal
administrative staff. There is a constant battle with needing to justify wellness programs and he thinks
even if one staff member is better off with having a fitness center than it is justified. Having accessibility to
a space like this can be a big motivator for people, because it is convenient. He hopes the City can make
sure people who are not working in the building still have access to the gym space or there is some type
of alternative to do that.
Member Orianna Farrell asked why the staff could not get their exercise outside. Member Wolterman
asked if the fitness center has been reduced in size. Mackenzie indicated it has been reduced and can be
reduced or used for other purposes in the redesign. Member Wolterman asked where the entrances
would be in the redesign options. Mackenzie explained the separate entrances have not been designed,
but can be incorporated in all design options.
Chief Anglemier explained why it is important for police officers to have a gym. Officers carry 25-30
pounds of gear every day for ten hours. He would like to see officers in the highest level of physical
fitness as possible due to the nature of their job. The fitness center needs to allow for a well-rounded
program that allows officers to do weight training, cardio, endurance and flexibility exercises. He stressed
there will be less injuries and quicker recovery times if officers are in good physical shape. In addition,
exercise also helps with officer’s mental health.
Councilor Sears is comfortable with the one bay reduction and the split entry to whatever degree it needs
to be. He is also supportive of leaving the fitness center in the design, because it is a question of health
and safety and will likely not change the overall cost of the building if it were removed.
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Councilor Neideigh is supportive of the one bay reduction and is in favor of keeping the gym, but is not in
favor of two separate entrances. Working in the healthcare field she deals with patients who are survivors
of sexual assault, child abuse and domestic violence. She feels a separate police entrance would call
attention to a victim entering the building which could deter them from getting the help they need. She
would like to see one entrance divided somehow to make everyone feel comfortable, but does not want to
call attention to individuals who are walking into a separate police entrance.
Councilor Carter is in favor of separate entrances. She sees Councilor Neideigh’s point, but a person
could still walk into the City Hall side of the building and ask to speak to a police officer. She feels the
fitness center could be justified to the public through reduced insurance claims. City Manager Wurster
said all City employees would have access to the gym and locker rooms. Better physical health limits the
number of potential injuries for the City.
Member Bradford explained why she would feel more comfortable using the police entrance if she were a
victim of a crime, because you would not have to see other community members who might be at City
Hall to pay a bill. Member Wolterman suggested having a phone in the City Hall lobby that could connect
a person to the Police Department and an access door for the officers.
City Manager Wurster summarized the discussion and said Council seems supportive of the one bay
reduction with separate entrances at opposite ends of the building, as well as maintaining the fitness
center in the redesign.
Jeff Humphreys explained Mackenzie has been on hold until they receive direction from City Council on
how to reduce cost and what to do with the entrance. City Council will be making a formal
recommendation on the redesign during their November 2, 2020 meeting. He said after the Council
direction Mackenzie will be reviewing the updated floor plans with the design team on November 5, 2020.
He said the exterior and the site plan will be revised the following week. This would conclude the
conceptual design phase.
City Manager Wurster asked City Council what they would like the Task Force to provide input on moving
forward. She said staff has been working on the internal layout of the building, but she would like to see
the Task Force weigh-in on the public spaces and the elements they would like to see incorporated in
those spaces. Member Wolterman thanked everyone for their participation and looks forward to seeing
how the City and Mackenzie as a design team moves forward with inclusivity. The Task Force will provide
comments on the redesign prior to the December 7, 2020 City Council meeting. Member Wolterman
asked if the City Council would like the Task Force to focus on the interior of the building only or if they
could offer ideas on the entire property and urged Council to keep the Task Force intact after this project
is completed. Councilor Sears would like to hear from the Task Force on what they want to be involved
with and work on. Mayor Palmer would like the Task Force’s input on the entire property both interior,
exterior and the open space. He sees the Task Force living on after this project is completed with
additional members. Councilor Smith voiced her concerns with the timing of the Task Force review and
ensuring it does not cause a delay to the project. Member Wolterman does not see the Task Force having
more feedback on the architectural design and structure of the building unless the separate entrances get
taken out of the redesign. The separate entrance is the most important issue for the Task Force and after
that their work will focus on wayfinding, art and other non-structural items.
IV.

CITY MANAGER UPDATE

City Manager Wurster reported the City received a gold award from City/County Insurance Services for no
time loss injuries last year.
V.

COUNCIL COMMUNICATIONS

Councilor Freilinger encouraged people to vote.
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Councilor Plummer has been hearing about issues over the weekend regarding people misinterpreting
first amendment rights which are largely creeping into harassment and wanted to make sure the Chief of
Police was aware of the issue. Some individuals are not comfortable reporting incidents of harassment or
are of the assumption that it is not worth it. He asked what actions could be taken to solve this problem.
Chief Anglemier explained items that can be enforced versus free speech, but said if someone feels
harassed they need to report it so the police can investigate it. Councilor Plummer said his neighbors
have been approaching him regarding the amount of cars parked on South Water Street which makes it
hard to see around when trying to pull onto the street. Chief Anglemier asked people to call the
department, because officers can do something about it if it is traffic hazard or a code enforcement issue.
Councilor Carter asked to be excused from the November 16 Work Session. She recommended two
documentaries on Netflix; David Attenborough’s Life on Earth and the Social Dilemma. She also thanked
Chief Anglemier for his work and noted there have been no problems in downtown recently.
Councilor Sears said the pedestrian crossing at First and Jefferson is up and running. He had the
opportunity to walk there; the flashing lights and dedicated cross walk are working well. This has been a
long awaited traffic safety improvement. He raised a concern regarding sidewalk connectivity, the state
stopped the sidewalk at a certain point and there is a seven to eight foot gap where this is no sidewalk.
He would like to see the City fill in that section so people can walk continuously on a sidewalk to get to
the new facility. Public Works Director Petra Schuetz said the City will be using sidewalk infill funds to
finish the last ten feet of the sidewalk.
Mayor Palmer thanked the first responders and nonprofessional first responders who participated in the
parade on Saturday. He thanked the Chief and the Police Department for their help with the logistics and
procuring the ODOT permits.
VI.

ADJOURNMENT

Councilor Smith made a motion to adjourn and Mayor Palmer adjourned the meeting at 9:13 p.m.
Respectfully submitted by:
/s/Angela Speier, Assistant to the City Manager/City Clerk
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Copy of 7-3-2020 email:
Good Afternoon,                                                                             July 3, 2020   14:55
I would like to offer some thoughts on the layout, options and amenities being considered for the new
civic center at the Eugene Field site.
First off, I will disclose that I am a ‘function before form’ type person and my following input will most
likely reflect such.
The renderings are however, very pleasing and fit the eclectic architecture we have around the city.
Mackenzie produced an excellent outcome for the recently completed Fire Station and Police station
in Albany. It’s a great thing they were chosen to be the design professionals on our new civic center.
OPTION 1 - Listening to the presentation on June 16th by Mackenzie as well as the Council’s
subsequent comments, the impression was that option one was not being supported. From an
operational, public, vs. non-public access, and some separation between the programs, I propose that
option 1 is the best.   Shared amenities, such as large conference room could be centrally located at
the end of the foyer with controlled access from either side. This would reduce duplication. This
multiuse room could be larger have large lockable storage closets for each venue. This room could
also serve as the EOC as well as a training room for the Police staff, thus reducing some of the overall
building square footage needs.     Having a common lobby. With left/right access to the different
uses would be much less confusing to the public entering the building to find the city offices which
would be up an additional floor above the Police.   Seating and waiting area could also be shared in
the common lobby if both uses are on the same floor.
OPTIONS 2 & 3 - Although both of these have less of a footprint, I believe these comingle uses that
really should be separated. More public interaction will occur with City planning, finance, public
works, admin than with Police, yet all would have to travel an additional floor
COSTS - Although I have not found a published nor heard of the planned overall budget, there are
some considerations for expenses that should be weighed. I have witnessed public projects be valued
engineered after design and the bidding process that resulted in programic shaving which left spaces
not able to handle future growth nor current needs. Design should consider the ability to leave some
interior spaces unfinished for future build out when future funds become available.   Perhaps consider
some of the site amenities to be added at a later time.  
SITE & BUILDING AMENITIES –
A. Roof Garden – These are sometimes considered a ‘green’ element, however, they are VERY
expensive. They add significantly to waterproofing details and components, structural
requirements to support the weight, and add to the seismic design with the elevated
mass. The roof garden would also need to be maintained thus requiring installed fall
protection devices. ($) If a garden is a desired amenity, the city should consider placing

Silverton City Council Meeting November 2, 2020

19 of 354

Back to Agenda

B.

C.

D.

E.

such on the ground. We have the Oregon Gardens in our city.   In addition, the rendering
provided shows a view of the roof garden that no one will see unless they are airborne.
Splash Pad - – I’ve seen 2 versions of these water features, an open system and a closed
system. The open system uses fresh incoming water and the discharge drains into the
storm sewer system. I’m not sure this approach would be a good message to send to us
citizens while asking us to conserve water. A closed system, which recirculates the water is
usually governed by the health department, similar to a swimming pool and needs
chlorination, filtering, monitoring, and maintenance.   ($)
Surface Storm Water Features – These are also considered a ‘green’ element as well. They
require lots of maintenance, take up usable surface square footage and attract debris.
Although water quality treatment is necessary, perhaps an underground system could be
utilized.
Solar Panels – If needed, these could be ‘prepped’ and wired for future installation should
the budget require such. Option 1, if eliminating the roof garden, would yield a much
larger solar panel array than options 2 and 3.
Farmers Market – Perhaps improving the lot to the North across the street for overflow
parking. This could be an ideal location for festival / Farmer’s market venues and free up
more open space for the bandstand and open grass area for gatherings.

I think more discussion should occur before proceeding in any one direction A great deal of thought
should be given towards and account for, not only the development costs, but the life and operational
costs of the final product.
Thank you for considering the above ideas. Should you have any questions, feel free to contact me.
Rob
Robert Wood
Anderson Dr.
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SILVERTON CITY COUNCIL STAFF REPORT
TO THE HONORABLE MAYOR AND CITY COUNCILORS
Agenda Item No.:
6.1

November 2, 2020

Topic:
Ordinance No. 20-11 –
Amending the Comprehensive
Plan and adopting the 2020
Silverton Housing Needs
Analysis and Housing
Strategy as a support
document to the
Comprehensive Plan

Prepared by:

Reviewed by:

Approved by:

Jason Gottgetreu

Christy S. Wurster

Christy S. Wurster

Agenda Type:
Public Hearing
Meeting Date:

Recommendation:
Adopt Ordinance No. 20-11 amending the Comprehensive Plan and adopting the 2020 Silverton
Housing Needs Analysis and Housing Strategy as a support document to the Comprehensive
Plan.
Background:
A Housing Needs Analysis and Housing Strategy (HNA) is a technical document intended to
identify issues with residential land use and unmet housing needs. The HNA addresses the
requirement of Oregon’s Statewide Planning Goal 10 and OAR 660-008. The methods used for
the study generally follow the Planning for Residential Growth guidebook, published by the
Oregon Transportation and Growth Management Program. The Planning Commission held a
public hearing on the matter on June 9, 2020 and October 13, 2020 and work sessions on July 28,
2020 and August 11, 2020, and recommends the City Council adopt the 2020 Silverton HNA.
The primary goals of the housing needs analysis were to (1) project the amount of land needed to
accommodate the future housing needs of all types within Silverton, (2) evaluate the existing
residential land supply within Silverton to determine if it is adequate to meet that need, (3) fulfill
state planning requirements for a twenty-year supply of residential land, and (4) identify policy
and programmatic options for the City to meet its identified housing needs.

Budget Impact

Fiscal Year

Funding Source

None

2020-2021

N/A

Attachments:
1. CP-20-02 Staff Report
2. 2020 Silverton HNA
3. Affordable Housing Task Force Minutes (8/19, 9/19, 10/19, 11/19, 12/19)
4. Planning Commission Minutes (6/20, 7/20, 8/20, 10/20)
5. PC Resolution 20-08
6. City Council Ordinance No. 20-11
City of Silverton | 306 S. Water St., Silverton, OR
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City of Silverton
Community Development
306 South Water Street
Silverton, OR 97381

STAFF REPORT
CP-20-01
APPLICANT:
CITY OF SILVERTON
306 SOUTH WATER STREET
SILVERTON OR 97831

PROCEDURE TYPE IV
LAND USE DISTRICT:
CITY WIDE
PROPERTY DESCRIPTION:
CITY OF SILVERTON AND THE URBAN GROWTH
BOUNDARY.

CONTACT PERSON:
JASON GOTTGETREU (503) 874-2212

PROPOSED DEVELOPMENT ACTION: Adopt the Silverton Housing Needs Analysis and Housing
Strategy as a support document to the Silverton Comprehensive Plan. The primary goals of the
housing needs analysis were to (1) project the amount of land needed to accommodate the future
housing needs of all types within Silverton, (2) evaluate the existing residential land supply within
Silverton to determine if it is adequate to meet that need, (3) fulfill state planning requirements for a
twenty-year supply of residential land, and (4) identify policy and programmatic options for the City
to meet its identified housing needs.
DATE: OCTOBER 22, 2020

Attachments

A. Review Criteria
B. Staff Report
C. Planning Commission Recommendation of Action Items & Affordable
Housing Task Force Recommended Implementation Schedules
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ATTACHMENT A: REVIEW CRITERIA
REVIEW CRITERIA: Amendments to the Comprehensive Plan will be approved if the Council
finds that the applicant has shown that the following applicable criteria are met, the applicant shall
bear the burden of proof:
1. A legislative amendment is consistent with the goals and policies of the Comprehensive Plan,
the state-wide planning goals, and any relevant area plans adopted by the City Council.
2. A legislative amendment is needed to meet changing conditions or new laws.
3. The result of the legislative amendment will result in an improvement to the Comprehensive
Plan that furthers the adopted goals, policies or needs of the community above the current
Comprehensive Plan.

CP-13-01
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ATTACHMENT B: STAFF REPORT, CP-20-01
FINDINGS OF FACT
1. Background Information:
1. In May 2019, the City engaged ECONorthwest to develop a housing needs analysis and
housing strategy to document these housing issues (among others) and work with the
community to develop policy approaches to help solve these issues.
2. The passage of House Bill 2003 in 2019 established a requirement for the Oregon Land
Conservation and Development Commission (LCDC) to set a schedule (by December 31,
2019) for all Oregon cities with a population of more than 10,000 to adopt updated housing
needs analyses (HNAs). The City is on schedule with the current HNA, after which it will
have to be updated every 8 years.
3. Throughout this project, ECONorthwest met with the Housing Affordability Task Force
five times to discuss the findings and results of the HNA and to develop policy responses to
address housing affordability and other unmet housing needs in Silverton. In December
2019, the City hosted an open house to discuss the results of the HNA and solicit opinions
about the policy solutions proposed in the Silverton Housing Strategy. The open house was
attended by more than 40 residents of Silverton as well as other interested stakeholders.
The response to the policy proposals was, on the whole, positive.
4. The HNA is a technical document intended to identify issues with residential land use and
unmet housing needs. The HNA addresses the requirement of Oregon’s Statewide Planning
Goal 10 and OAR 660-008. The methods used for this study generally follow the Planning
for Residential Growth guidebook, published by the Oregon Transportation and Growth
Management Program (1996).
5. The Planning Commission met with members of the Affordable Housing Task Force to
discuss the action items and also met in a Work Session to discuss prioritization.

CP-20-01
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2. Review Criteria:
1. A legislative amendment is consistent with the goals and policies of the Comprehensive
Plan, the state-wide planning goals, and any relevant area plans adopted by the City
Council.
Findings of Fact:
The HNA is a technical document intended to identify issues with residential land use and
unmet housing needs. The HNA addresses the requirement of Oregon’s Statewide Planning
Goal 10 and OAR 660-008. The methods used for the study generally follow the Planning
for Residential Growth guidebook, published by the Oregon Transportation and Growth
Management Program (1996).
The goal of the Urbanization element is to “Provide adequate land to meet anticipated
future demands for urban development in a logical and orderly manner.” Conducting a
HNA allows the City to develop policies on where and how housing of different types is to
be provided, thereby ensuring development occurs in a logical and orderly manner.
The goal of the Citizen Involvement element of the Comprehensive Plan is to “Insure that
the citizens of Silverton and those residents in the planning area have an opportunity to be
involved with all phases of the planning process.” Throughout this project, ECONorthwest
met with the Housing Affordability Task Force five times to discuss the findings and
results of the HNA and to develop policy responses to address housing affordability and
other unmet housing needs in Silverton. In December 2019, the City hosted an open house
to discuss the results of the HNA and solicit opinions about the policy solutions proposed
in the Silverton Housing Strategy. The open house was attended by more than 40 residents
of Silverton as well as other interested stakeholders. The response to the policy proposals
was, on the whole, positive. The HNA will be presented before the Planning Commission
and City Council in Public Hearings.
The goal of the Housing element is to “Meet the projected housing needs of citizens in the
Silverton area.” The primary goals of the housing needs analysis were to (1) project the
amount of land needed to accommodate the future housing needs of all types within
Silverton, (2) evaluate the existing residential land supply within Silverton to determine if
it is adequate to meet that need, (3) fulfill state planning requirements for a twenty-year
supply of residential land, and (4) identify policy and programmatic options for the City to
meet its identified housing needs.
2. A legislative amendment is needed to meet changing conditions or new laws.
Findings of Fact:
The City of Silverton recognizes that affordability is increasingly becoming a barrier to
people staying in and moving to Silverton. Long-time residents have been unable to
purchase housing in Silverton, and some are being priced out of the rental market. The
Silverton Affordable Housing Task Force started meeting in January 2019 to discuss
housing affordability issues and policy solutions to begin to address these issues. Before
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the Housing Needs Analysis started, the Task Force discussed key data about housing
affordability to better understand the dimensions of affordability problems for homeowners
and renters in Silverton and people being priced out of the housing market. They discussed
potential solutions to these issues, such as changes in the City’s Development Code,
policies to support the development of income-restricted affordable housing, and policies to
support the development of market-rate affordable housing.
While Silverton’s rental prices are comparable to other communities in the region, home
sales prices remain slightly higher than regional averages. Between January 2015 and April
2019, median housing sales prices increased by $116,000 (57% change). Between 2000 and
2017, median household income (inflation-adjusted) increased by about $2,000 (3%
change). Given these factors, Silverton will continue to have demand for affordable, lowerincome and middle-income housing.
About 80% of Silverton’s housing stock is single-family detached, compared to 72% for
Marion County as a whole. As of 2017, a majority of Silverton’s households (69%) were
homeowners. Nearly all homeowners (98%) and 43% of renters live in single-family
detached housing.
The key demographic trends that will affect Silverton’s future housing needs are the aging
of Baby Boomers and the aging of Millennials (and younger generations). As Baby
Boomers age, growth of retirees will drive demand for housing types specific to seniors,
such as small and easy-to-maintain dwellings, assisted-living facilities, or age-restricted
developments. Silverton’s ability to retain Millennials and other younger residents will
depend on whether the city has opportunities for housing that both appeals to and is
affordable to younger households.
Silverton’s key challenge over the next 20 years is providing opportunities for the
development of relatively affordable housing of all types, from lower-cost single-family
housing to market-rate multifamily rental housing.
o

o

o
o

About 26% of Silverton’s households had incomes less than $34,700 and cannot
afford a two-bedroom apartment at Marion County’s 2020 Fair Market Rent (FMR)
of $1,001 without cost burdening themselves.
In 2020, a household will need to earn $19.25 an hour (or $40,000 per year) to
afford a two-bedroom rental unit at Marion County’s Fair Market Rent. About 34%
of Silverton’s existing households have incomes below this amount.
Silverton currently has a deficit of approximately 182 housing units that are
affordable to households earning less than $35,000.
About 30% of Silverton’s households are cost burdened (paying more than 30% of
their gross income on housing costs), with 46% of renters and 23% of owners
paying more than 30% of their income on housing.
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3. The result of the legislative amendment will result in an improvement to the Comprehensive
Plan that furthers the adopted goals, policies or needs of the community above the current
Comprehensive Plan.
Findings of Fact:
The existing Housing section of the Comprehensive Plan has not been updated since the
year 2000.
A 20-year population forecast (in this instance, 2020 to 2040) is the foundation for
estimating the number of new dwelling units needed. The forecast of population for
Silverton for the 2020-2040 period per Metro 2040 Population Distribution Forecast 2016
is estimated to increase from 10,701 to 13,759, an increase of 3,058 people representing a
29% increase with a 1.26% annual growth rate.
To accommodate the city’s forecasted population growth of 3,058 new residents, Silverton
will need to plan for 1,158 new dwelling units between 2020 and 2040, at an annual
average of about 58 new dwelling units per year. About 753 dwelling units are anticipated
to be single-family detached housing types (65%); 81 dwelling units will be single-family
attached housing types (7%); 151 dwelling units will be duplexes, triplexes, and
quadplexes (13%); and 174 dwelling units will be multifamily housing types of five or
more units (15%).
This housing mix represents a shift from the existing mix of housing, in which about 80%
of Silverton’s housing stock in the 2013–2017 period was single-family detached housing.
The shift in mix is in response to the need for a wider variety of housing types with a
broader range of price points than are currently available in Silverton’s housing stock.
Silverton’s 654 acres of buildable land has the capacity to accommodate 2,320 new
dwelling units. While Silverton’s forecast for demand is for 1,158 new dwelling units,
Silverton has a deficit of capacity for 304 dwelling units in the Multifamily plan
designation (over the 2020 to 2040 period).
Silverton has a deficit of land for 304 dwelling units in the Multifamily plan designation
(about 17 gross acres). Currently, Silverton’s available land in its Multifamily plan
designation is zoned at densities consistent with the Single-Family plan designation which
cannot accommodate most multifamily housing types. Addressing this deficit is key to
meeting Silverton’s housing needs over the 20-year period.
The City cannot adopt the housing needs analysis until it identifies how it will meet this 17
gross acre deficit of land in the Multifamily Plan Designation. ORS 197.296 requires that
the City must adopt “measures” (i.e., policies) “…necessary to accommodate the estimated
housing needs.” This means that the City must adopt policies, such as rezoning land, to
meet the deficit of 17 gross acres of land in the RM-10 and RM-20 zones. The could adopt
other policies to that will help reduce or meet the deficit of land, such as planning for more
multifamily mixed-use buildings in downtown or increasing residential density allowed in
the RM-10 and RM-20 zones.
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One policy the City can adopt to meet the deficit of land multifamily units is to look at
rezoning the properties that are designated Multifamily of the Comprehensive Plan that are
currently zoned R-1 to a Multifamily zone, such as RM-10. There are two areas of
unconstrained, vacant land that meet this definition. One is located on the south side of
Pine Street between April Lane and Grant Street that is 6 acres in size. The other is at the
intersection of Brown Street and Pine Street that comprises 1.5 acres. This would account
for 7.5 of the identified 17 acres or up to 150 of the identified 304 dwelling units.
The second possible policy to consider is to develop a more defined plan for potential
multi-family housing on the city-owned Westfield property. There are about 8 acres of
land that could be used for housing on the site. One of the Council goals is to explore the
potential of using the Westfield site to develop affordable housing. This policy would
bring the total land to 15.5 acres of the identified 17 acres or up to 230 of the identified 304
dwelling units.
The third potential policy is to allow multi-family housing in the R-1 zone subject to clear
and objective standards. The housing types under consideration would be for cottage
clusters, which are small dwellings located on a single lot; tri-plexes, which comprise three
dwellings in one building; four-plexes, which comprise four dwellings within one building;
and courtyard apartments, which may comprise up to 10 units in a building. The City
applied for technical assistance from the State to implement HB 2001 to develop the code
language to implement the policy and to define what the development would look like.
Over the 20 year period staff finds it reasonable to estimate that 5 cottage clusters, 5 triplexes, 5 four-plexes, and one courtyard apartment will be developed in the R-1 zone,
accounting for 65 units. This policy would bring the total units to 295 of the identified 304
dwelling units.
The fourth potential policy is to develop criteria and a process for identifying land to upzone (or rezone) to meet the deficit of land for multifamily development. The criteria could
include considerations of location, transportation access, access to and capacity of
infrastructure, site size and development constraints, and other relevant criteria. The City
could work with landowners of these sites to identify those who are interested in
developing their land with multifamily housing and are interested in the change in zoning
and incentives to changing the zone could be developed to facilitate the process, such as
waiving the zone change fee. The intent would be to find smaller infill parcels that have
characteristics that make multifamily housing development appropriate for the area. The
idea would be to find similar parcels such as the old church building on N 2nd Street across
from Roth’s that recently went through the zone change process to develop the building
into apartments. It is estimated that there are about 5 acres that could be expected to be upzoned with properties in the range of 0.5 to 1.5 acres. This policy would bring the total
land to 20.5 acres of the 17 identified and the total units to 345 of the identified 304 units.
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3.

SUMMARY AND CONCLUSION
Findings have been made for all of the applicable Code sections. The proposed comprehensive
plan amendment meets all applicable Silverton Development Code Review Criteria and
Standards.
The Planning Commission recommends the City Council approve the proposed
Comprehensive Plan Amendment.

The City council shall:
a. Approve, approve with modifications, approve with conditions, or deny the application;
b. Consider the recommendation of the planning commission; however, the city council is not
bound by the commission’s recommendation; and
c. Act by ordinance, which shall be signed by the mayor after the council’s adoption of the
ordinance.
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ATTACHMENT C: PC RECOMMENDATION OF ACTION ITEMS
ECONorthwest worked with the City of Silverton to develop a housing needs analysis. The
Housing Needs Analysis determines whether the City of Silverton has enough land to
accommodate 20-years of population and housing growth. It provides the basis for an update to
the City’s Comprehensive Plan Housing Element, as well as the development of an action plan
to implement the housing policies.
The City of Silverton has not updated its existing Comprehensive Plan housing policies since
2000. This memorandum presents Silverton’s existing housing policies, discussed with the
Affordable Housing Task Force (the Task Force) at their September, October, November, and
December meetings (2019). Silverton may revise or substitute the policies based on continued
Task Force, Planning Commission, City Council, and public conversations.
The Affordable Housing Task Force reviewed and commented on all the Actions over a 6 month
period and recommend that each Action should be something for the City to consider. The
Task Force did their own prioritization on when each of the 42 Actions should be implemented.
The Planning Commission review also includes recommendations on if the Action should be
implemented. The Planning Commission reviewed the attached Housing Strategy and
provided comment if they recommend the City implement the Action now, which would
indicate a high priority, implement it later, which would indicate the Commissioner thinks it is
a fair idea but could wait for a later implementation process. The comment also includes a
‘keep as an option’ which would indicate no real preference that it should be done but that it
should not be thrown out as a future option, and Not Consider, which would indicate the
Commissioner would not recommend the Action be implemented at all.
Below is a summary of the discussion the Planning Commission had at the July 28, 2020 Work
Session. There is both a summary table that shows a prioritized weighted ranking of each of the
actions as well as the longer format action and table that shows each Commissioners priority
ranking.
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Potential Housing Policies
In addition to Silverton’s housing goal, this section presents the Affordable Housing Task
Force’s recommended policies, objectives, and actions to address Silverton’s housing needs (as
identified through Silverton’s Housing Needs Analysis).

Policies, Objectives, and Actions
Housing Goal: Ensure that there are opportunities to develop a diverse range of housing types
in mixed-income neighborhoods, resulting in housing choices that are affordable at all income
levels.
Silverton recognizes the importance of ensuring that its residents have access to
comprehensible information about the City’s housing market to understand the need for
the policies and actions in the Housing Strategy—such information is crucial in gaining
support for implementing the housing goal. Potential ways to further this would be to
support community education about housing by providing assistance in writing articles
about Silverton’s housing market for local newspapers and other news outlets, as well as
having booths to provide information about housing and other key issues at community
events, such as the Homer Davenport Community Festival, the Christmas Tree lighting,
and the Silverton Fine Arts Festival. To facilitate outreach, City officials or volunteers could
prepare the necessary materials for distribution.
Action G.1: Hold public meetings and develop materials to provide information to
the community about Silverton’s housing needs, using information from the
Housing Needs Analysis. The topics of discussion should include those
discussed throughout the Housing Strategy: (1) the overall need for housing that
is affordable to extremely low to middle-income households, (2) the need for a
wider range of housing types in Silverton to provide more opportunities for the
development of market-rate housing affordable to middle-income households,
(3) the need for and opportunities to support the development of incomerestricted housing affordable to extremely low and very low–income households,
(4) the need for infrastructure (e.g., water, wastewater, and roads) to support the
development of housing, and (5) options for paying for income-restricted
housing development and infrastructure.
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Policy 1: Ensure an adequate supply of land is available and serviced. Plan for a 20-year supply
of suitable land with urban services and the necessary services for Silverton to meet housing needs
within the existing planning area.
Objective 1.1: Ensure that there is sufficient land in each residential plan designation to
meet the land needs identified in the Housing Needs Analysis.
Action 1.1.a: 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.
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Action 1.1b: Develop criteria and a process for identifying land to up-zone (or
rezone) to meet the deficit of land for multifamily development (in Action 1.1a).
The criteria may include considerations of location, transportation access, access
to and capacity of infrastructure, site size and development constraints, and
other relevant criteria. The evaluation of opportunities for up-zoning land may
Silverton: Housing Policies and Actions
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result in identifications of individual sites or groupings of adjacent sites within
the city. The City may consider rezoning industrial land to RM-10 or RM-20 if it
has more industrial land than needed to accommodate growth over the next 20years. The City should work with landowners of these sites to identify those who
are interested in developing their land with multifamily housing and are
interested in the change in zoning.
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Objective 1.2: Identify opportunities to increase allowable densities in Silverton’s
residential zones.
Action 1.2.a: Evaluate reducing the minimum lot size in the Single-Family
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. If
minimum lot sizes are decreased, increase the maximum density allowed from 6
dwelling units per acre (7,250 square foot minimum lot size) to 8.7 dwelling units
per acre (for 5,000 square foot minimum lot sizes) or 12.4 dwelling units per acre
(for 3,500 square foot minimum lot sizes).
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Action 1.2.b: 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. As an alternative, the City could evaluate
increasing the maximum density in the Multifamily Family Residential (RM-20)
zone from 32 dwelling units per acre to 40 or more units per acre.
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Action 1.2.c: Evaluate other lot characteristic standards, such as setback
requirements, to identify and remove barriers to the development of the wider
range of housing discussed in Policy 2.
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Action 1.2.d: 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.
Planning Comm.

Implement Now

CF

Do Later

Keep as Option

Not Consider

X

RP

X

PM

X

MJ

X

TH
AB

X

CM

Objective 1.3: Continue to coordinate land use planning with the Capital Improvement Plan to
ensure that infrastructure is available to support residential development.
Action 1.3.a: 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.
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Action 1.3.b: Ensure that the City’s Capital Improvement Plan includes funding for
improvements and maintenance necessary to support residential development.
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Objective 1.4: Monitor residential land development to ensure that there is enough residential
land to accommodate the long-term forecast for population growth.
Action 1.4.a: 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).
Planning Comm.
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Action 1.4.b: Reevaluate Silverton’s housing needs and land sufficiency every eight
years, as required by House Bill 2003.
Agree to do per State Law
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Policy 2: Provide opportunities for housing development to meet the City’s identified
housing needs. Provide opportunities for the development of a range of housing types that are
affordable to households at all income levels, as described in the Silverton Housing Needs
Analysis. These housing types include (but are not limited to) single-family detached housing,
accessory dwellings, cottage housing, manufactured housing, townhouses, duplexes, triplexes,
quadplexes, and multifamily products (including apartments).
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Objective 2.1: Modify the City’s Development Code to ensure compliance with the
requirements of House Bill (HB) 2001, prior to June 30, 2021. Silverton is required to “allow the
development of a duplex on each lot or parcel zoned for residential use that allows for the
development of detached single-family dwellings.”
Action 2.1.a: Revise Silverton’s Development Code to allow duplexes where singlefamily dwellings are allowed in the following zones: R-1, R-5, RM-10, and RM20. Currently, the R-1 allows duplexes on lots with the same size standards as
single-family detached units. The lot size standards are different in the R-5, RM10, and RM-20 for duplexes and single-family detached units.
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Objective 2.2: Allow for and encourage a wider range of housing development types within
Silverton to meet the housing needs of all income levels in both existing neighborhoods and
new residential areas.
Action 2.2.a: In addition to the R-1 zone, evaluate allowing single-room occupancies
(SROs) in Silverton’s R-5, 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. Allowing more
than six unrelated persons to live in the same unit would require redefining
“household living” in the code.
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Action 2.2.b: Evaluate allowing triplexes and quadplexes in single-family zones,
possibly using a form-based code approach to regulate the development of these
units (Action 2.3.b).
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Action 2.2.c: 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.
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Action 2.2.d: 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.
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Action 2.2.e: 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 (Action 2.3.b).
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Action 2.2.f: 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.
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Objective 2.3: Review development standards to allow for the development of a wider range of
housing types, as discussed in Objective 2.2.
Action 2.3.a: 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.
Planning Comm.

Implement Now

Do Later

Keep as Option

CF

Not Consider
X

Silverton: Housing Policies and Actions
Silverton City Council Meeting November 2, 2020

42 of 354

Back to Agenda

RP

X

PM

X

MJ

X

TH
AB

X

CM

Action 2.3.b: 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.
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Action 2.3.c: Evaluate changing development standards for accessory dwelling units,
including 1) removing the owner-occupied standard; 2) changing the size limit
from 40% to 60% of the primary structure, but retaining the 800 square foot
maximum size limit; and 3) allowing tiny homes as ADUs.
#1 done be legislature already
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Action 2.3.d: 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. Consider requiring off-street parking but not
parking garages. Also consider allowing on-street parking within a certain
distance of a development to count for a specific number or percentage of offstreet parking required for that development.
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Action 2.3.e: Identify opportunities to streamline the process and standards for
planned developments to make their development easier and less costly.
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Action 2.3.f: 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. One incentive could be
a reduction in the required amount of common open space if there were at least
four housing types in the development that would be affordable at the time of
development. Affordability might be defined as housing affordable for rentals at
80% or less of the median family income ($55,500 in annual income or $1,400 in
monthly rent) and affordable for homeownership at 120% or less of the median
family income ($83,300 in annual income or a sales price of less than about
$330,000).
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Action 2.3.g: 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.
The City will need to develop clear criteria for allowing cluster development and
may want to use a discretionary process for review of these development
requests, as the request will vary based on the unique conditions of each parcel
and constraints.
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Action 2.3.h: 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. The audit would produce objective information regarding
compliance with the Fair Housing Act.
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Objective 2.4: Encourage the development of mixed-use multifamily housing in
commercial zones.
Action 2.4.a: Identify and consider lowering barriers to mixed-use development that
includes residential development in commercial zones (as part of Action 2.3.a).
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Action 2.4.b: 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. The design standards for these buildings could include
requirements that they look like other buildings in downtown.
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Action 2.4.c: 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. The City may offer tools such as
those discussed in Objective 3.2 to support this type of development.
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Action 2.4.d: Identify opportunities to rezone industrial land to commercial mixeduse to support multifamily housing development, if the City has more industrial
land than needed to accommodate growth over the next 20-years.
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Action 2.4.e: 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. A key issue in developing this policy is
avoiding conflicts between residential uses and industrial uses.
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The Planning Commission’s only recommendation on Policies 3 & 4 is to
change the “Support” language to “Evaluate”.
Policy 3. Provide opportunities for development of housing affordable to all income levels.
Provide the opportunity to develop a broad range of accessible and affordable housing
(affordable housing is defined as housing for which persons or families pay 30% or less of their
gross income for housing, including necessary and essential utilities), focusing on housing
development for very low–income and low-income affordable housing and middle-income
affordable housing. Development of affordable housing should be encouraged in a variety of
locations across the city.
Objective 3.1: Support (Evaluate) the development of income-restricted housing for
households with very low and extremely low–incomes (households with an income of 60%
or less of Marion County’s MFI or less than $41,600 for a family of four) through partnering
with nonprofit, for-profit, and governmental developers of low-income affordable housing.
Action 3.1.a: Support (Evaluate) the development of income-restricted low-income
housing by using the policies described in Objective 3.3.
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Action 3.1.b: Identify agencies and nonprofit organizations to form relationships
with for supporting the development of income-restricted low-income housing.
These agencies include (but are not limited to) Oregon Housing and Community
Services, the Marion County Housing Authority, NeighborWorks, United Way,
Habitat for Humanity, Community Development Partners, and other
organizations. Work with the partners to support development proposals for
new income-restricted housing in Silverton.
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Action 3.1.c: Identify surplus publicly owned properties that could be used for
affordable housing, such as the Westfield property owned by the City. Identify
the infrastructure deficiencies and costs of addressing the deficiencies that are
necessary to allow the development of the properties. Partner with the
developer(s) of low-income housing to develop affordable housing affordable to
households earning less than 60% of MFI.
o

Note: With this and several other of the policies, the City may want to
require that units be affordable to households earning less than 60% of
MFI over a period of time. If the City puts in a lot of subsidy (e.g., the
tools discussed in Objective 3.3), it may be appropriate to require that
affordability is maintained over a 50-year period (as the Task Force has
discussed). But for less subsidy, it would be more reasonable to require
affordability over a five to ten-year period.
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Action 3.1.d: Be aware of financial tools used by income-restricted housing
developers such as Low-Income Housing Tax Credits, federal funds (e.g., the
Community Development Block Grant or the HOME Investments Partnership
Program), or local income weatherization programs. City staff can work with
staff at Oregon Housing and Community Services to better understand the use of
these programs.
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Objective 3.2: Support (Evaluate) the development of market-rate housing for households
with low and middle incomes (households with an income between 60% and 120% of MFI
for Marion County or $41,600 to $77,900 for a family of four).
Action 3.2.a: Support the development of affordable market-rate housing by using
the policies described in Objective 3.3.
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Objective 3.3: Support (Evaluate) the development of all types of affordable housing,
market-rate or income-restricted affordable housing, using tools that lower development or
operational costs or make the development process simpler or faster.
o

Note: One example affordable housing development is the proposal by
the Silverton Affordable Housing Chat Group, which wants to develop a
project with 10–12 small homes between 300 and 700 square feet for lowincome seniors.

o

Note: Below are tools typically used to support housing development.
The City will need to develop criteria for using most of the tools below,
such as the level of affordability (i.e., market-rate affordable housing or
income-restricted affordable housing), the types of housing it applies to,
the location or zones where the tool can be used, and other criteria
necessary to implement the tool

o

Note: The City recently adopted the Low-Income Rental Housing tax
exemption. This is a key tool that the City can use to help support the
development of income-restricted affordable housing.

Action 3.3.a: Evaluate providing a density bonus for the development of affordable
housing, either market-rate or income-restricted affordable housing. The density
bonus would allow development at higher densities than those allowed under
existing zoning. A density bonus could also be used to encourage infill
development, in addition to affordable housing. The City can offer the density
bonus on a case-by-case basis.
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Action 3.3.b: Evaluate opportunities to reduce system development charges (SDCs)
to support the development of affordable housing.1 Approaches include (1)
developing a sliding-scale of SDCs based on the size of the units, charging lower
SDCs for smaller units; (2) reducing or waiving SDCs for residential
developments that meet Silverton’s housing needs or goals (such as the
development of housing affordable to households earning less than 60% of MFI);
(3) implementing an SDC financing credit program to incentivize needed
housing types; (4) vesting SDC rates on submission of the complete land use
review application to determine the SDCs early in the development process; and
(5) collecting SDCs at completion of construction (prior to issuance of a certificate
of occupancy) rather than at issuance of the building permit.
The City would need to work with a consultant to identify the fiscal impact of
these approaches and to determine which, if any, of these approaches are
appropriate for Silverton. A way to fill the funding gap created by the
reductions/waivers should be identified. A Construction Excise Tax (Action
4.1.b) provides an opportunity to pay for the costs of reducing SDC costs for
development of income-restricted housing.
o

Note: Newport, Oregon, provides an example of a sliding scale SDC.
Newport calculates the SDC for single-family units based on the size of
the unit. For example, the water SDC is charged as follows: the first 1,700
square feet of the dwelling unit has a water SDC of $0.62 per square foot,
with an additional $.50 per square foot for between 1,701 and 2,900
square feet and $0.41 per square foot for more than 2,900 square feet.
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The City does not charge SDCs for accessory dwelling units (ADUs) that are attached to the primary house.
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Action 3.3.c: Identify opportunities to reduce development costs through changes to
infrastructure development standards, while maintaining public health and
safety standards. For example, allow the development of duplexes with a single
sewer line or allow one water meter for multiple cottage units.
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Action 3.3.d: Evaluate partnering with an organization to establish or participate in a
land bank or land trust.
A land bank supports housing affordability by reducing or eliminating land or
acquisition costs from a developer’s total development budget. Land banks take
several forms, but many are administered by a nonprofit or government entity
with a mission of managing a portfolio of properties to support a public or
community purpose over many years or decades.
A land trust is similar to land banking in that they participate in strategic land
and property acquisition and restoration of the property (e.g., clear blight, clear
title). Though instead of ultimately selling the property (land and buildings), the
land trust holds the land in perpetuity and sells or leases the buildings. A land
trust is typically a private or nonprofit organization that leases or sells the
buildings (e.g., dwelling units) sited on the land but owns and manages the land
permanently.
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The City’s role in a land bank or land trust may include:


Identifying opportunities to assist with the assembly of land into a single
tax lot or multiple adjacent tax lots in certain cases (i.e., a mixed-use
development with more than one developer involved) to support the
development of affordable housing.



Identifying surplus publicly owned properties that could be used for
affordable housing and partner with developers of affordable housing
(consistent with Actions 3.1 and 3.2).
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Objective 3.4: Develop the Silverton Housing Program, which would be a comprehensive
housing strategy that supports the development of both income-restricted affordable
housing and naturally occurring affordable housing. The Silverton Housing Program will
be a program that uses a variety of tools, such as those described in this memorandum, to
lower barriers and encourage affordable housing development.
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Policy 4. Identify funding sources to support the development of infrastructure and housing
affordability programs. Develop funding sources to pay for the costs of implementing the
affordable housing programs described in Policy 3 and infrastructure improvements in Policy 1.
Objective 4.1: Identify funding sources to pay for the affordable housing programs and
infrastructure development actions in this strategy.
o

Note: Below are funding tools typically used to support housing
development. Some of these should be used only for the development of
housing affordable at 60% or less of MFI and some may be appropriate
for market-rate multifamily housing

Action 4.1.a: Evaluate expanding the existing Urban Renewal district or adding a
new district, with the purpose of supporting the development of market-rate and
income-restricted affordable housing. The Urban Renewal district can support
the development of infrastructure necessary to support housing development, as
well as supporting the development of affordable housing.
Tax increment finance revenues (TIFs) are generated by the increase in total
assessed value in an urban renewal district from the time the district is first
established. As property values increase in the district, the increase in total
property taxes (i.e., City, County, school portions) is used to pay off the bonds.
When the bonds are paid off, the entire valuation is returned to the general
property tax rolls. TIFs defer property tax accumulation by the City and County
until the urban renewal district expires or pays off the bonds. Over the long term
(most districts are established for a period of twenty or more years), the district
could produce significant revenues for capital projects. Urban renewal funds can
be invested in the form of low-interest loans and/or grants for a variety of capital
investments:


Redevelopment projects, such as mixed-use or infill housing
developments



Streetscape improvements, including new lighting, trees, and sidewalks



Land assembly for public as well as private reuse



Transportation enhancements, including intersection improvements



Historic preservation projects



Parks and open spaces

Silverton: Housing Policies and Actions
Silverton City Council Meeting November 2, 2020

57 of 354

Back to Agenda

The City could consider including urban renewal projects that support the
development of multifamily housing affordable for households earning less than
60% of MFI ($41,600 for a household of four). Cities primarily use urban renewal
funds to support the development of affordable housing by purchasing land and
accepting development proposals on that land. Cities typically require some
percentage of housing to be affordable, or they make the inclusion of affordable
housing a criterion for the evaluation of development proposals.
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Action 4.1.b: Evaluate the implementation of a construction excise tax (CET). As part
of the evaluation, conduct an analysis about the benefits and drawbacks of a CET
for Silverton, including potential fiscal impacts of a CET for the City.
A CET is a tax assessed on construction permits issued by local cities and
counties. The tax is assessed as a percent of the value of the improvements for
which a permit is sought, unless the project is exempted from the tax. CETs may
be residential only, commercial only, or residential and commercial. If the City
were to adopt a CET, the tax would be up to 1% of the permit value on
residential construction and an uncapped rate on commercial and industrial
construction.
At the initial discussions of a CET with the public, at the December public
meeting, a majority of participants indicated that they thought a CET was a lowpriority action. Analysis of a CET and additional public discussions may result in
a different assessment of the potential for using a CET to fund programs that
support the development of housing affordable to all income levels.
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Action 4.1.c: Evaluate other sources of revenues for funding affordable housing
development, general obligation bonds, Bancroft bonds (for infrastructure
projects), or marijuana taxes.
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Affordable Housing Task Force Recommended Implementation Schedules
The table below summarizes the policy and action recommendations made by the Affordable Housing Task Force. The implementation
schedule is based on discussions with the Committee about the actions they think are in need of prompt attention. While some of the
actions may take longer than a year to implement, the check marks in the table represent the year implementation of each action should
commence. In addition, some actions may be implemented together, such as recommended changes to the Development Code.
Once the Planning Commission and City Council have reviewed and provided input on the Housing Strategy and the implementation
schedule, City staff should begin to develop a work plan for implementation of the actions in the Housing Strategy, grouping like
actions together for implementation.

Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

Housing Goal: Ensure that there are opportunities to develop a diverse range of housing types in mixed-income neighborhoods,
resulting in housing choices that are affordable at all income levels.
G.1: Hold public meetings and develop materials to provide information to the
community about Silverton’s housing needs, using information from the Housing
Needs Analysis. The topics of discussion should include those discussed
throughout the Housing Strategy.



Policy 1: Ensure an adequate supply of land is available and serviced.
Objective 1.1: Ensure that there is sufficient land in each residential plan designation to meet the land needs identified in the Housing
Needs Analysis
1.1.a: 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 RM20 zones.

ECONorthwest
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

1.1b: Develop criteria and a process for identifying land to up-zone (or rezone) to
meet the deficit of land for multifamily development (in Action 1.1a). The criteria
may include considerations of location, transportation access, access to and
capacity of infrastructure, site size and development constraints, and other
relevant criteria. The City should work with landowners of these sites to identify
those who are interested in developing their land with multifamily housing and
are interested in the change in zoning.



Objective 1.2: Identify opportunities to increase allowable densities in Silverton’s residential zones.
1.2.a: Evaluate reducing the minimum lot size in the Single-Family Residential (R1) zone from 7,000 square feet to 5,000 square feet—possibly as low as 3,500
square feet.
1.2.b: 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. As an alternative, the City could evaluate
increasing the maximum density in the Multifamily Family Residential (RM-20)
zone from 32 dwelling units per acre to 40 or more units per acre.
1.2.c: Evaluate other lot characteristic standards, such as setback requirements, to
identify and remove barriers to the development of the wider range of housing
discussed in Policy 2.
1.2.d: Evaluate requirements for including planting strips with new sidewalks
and roads, in selected residential areas.








Objective 1.3: Continue to coordinate land use planning with the Capital Improvement Plan to ensure that infrastructure is available
to support residential development
1.3.a: 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.
1.3.b: Ensure that the City’s Capital Improvement Plan includes funding for
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

improvements and maintenance necessary to support residential development.
Objective 1.4: Monitor residential land development to ensure that there is enough residential land to accommodate the long-term
forecast for population growth.
1.4.a: Develop and implement a system to monitor the supply of residential land

every two years.
1.4.b: Reevaluate Silverton’s housing needs and land sufficiency every eight

years.
Policy 2: Provide opportunities for housing development to meet the City’s identified housing needs.
Objective 2.1: Modify the City’s Development Code to ensure compliance with the requirements of House Bill (HB) 2001, prior to the
June 30, 2021.
2.1.a: Revise Silverton’s Development Code to allow duplexes where singlefamily dwellings are allowed in the following zones: R-1, R-5, RM-10, and RM-20.
Currently, the R-1 zone allows duplexes on lots with the same size standards as

single-family detached units. The lot size standards are different in the R-5, RM10, and RM-20 zones for duplexes and single-family detached units.
Objective 2.2: Allow for and encourage a wider range of types of housing development within Silverton to meet the housing needs of
all income levels
2.2.a: In addition to the R-1 zone, allow single-room occupancies (SROs) in
Silverton’s R-5, 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.
2.2.b: Evaluate allowing triplexes and quadplexes in single-family zones, possibly
using a form-based code approach to regulate the development of these units

(Action 2.3.b).
2.2.c: 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

ECONorthwest
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

by the Marion County Housing Authority.
2.2.d: 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.
2.2.e: Evaluate allowing tiny houses (typically units smaller than 500 square feet)

in clusters with shared central amenities (such as open spaces).
2.2.f: 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.
Objective 2.3: Review development standards to allow for development of a wider range of housing types, as discussed in Objective
2.2.
2.3.a: 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.
2.3.b: 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.
2.3.c: Evaluate changing development standards for accessory dwelling units,
including (1) removing the owner-occupied standard; (2) changing the size limit

from 40% to 60% of the primary structure, but retaining the 800 square foot
maximum size limit; and 3) allowing tiny homes as ADUs.
2.3.d: 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. Consider requiring off-street parking but not

parking garages. Also consider allowing on-street parking within a certain
distance of a development to count for a specific number or percentage of offstreet parking required for that development.
2.3.e: Identify opportunities to streamline the process and standards for planned

developments to make their development easier and less costly.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

2.3.f: 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.
2.3.g: 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.
2.3.h: 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.
Objective 2.4: Encourage the development of mixed-use multifamily housing in commercial zones.
2.4.a: Identify and lower barriers to mixed-use development, including

residential development in commercial zones (as part of Action 2.3a).
2.4.b: 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. The design standards for these buildings could require that
they look like other buildings in downtown.
2.4.c: 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.
2.4.d: 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.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

2.4.e: 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. A key issue in developing this policy is
avoiding conflicts between residential uses and industrial uses.



Policy 3. Provide opportunities for the development of housing affordable to all income levels.
Objective 3.1: Support the development of income-restricted housing for households with very low and extremely low–incomes
through partnering with nonprofit, for-profit, and governmental developers of low-income affordable housing.
3.1.a: Support the development of income-restricted low-income housing by

using the policies described in Objective 3.3.
3.1.b: Identify agencies and nonprofit organizations to form relationships with for

supporting the development of income-restricted low-income housing.
3.1.c: Identify surplus publicly owned properties that could be used for

affordable housing, such as the Westfield property owned by the City.
3.1.d: Be aware of financial tools used by income-restricted housing developers
such as Low-Income Housing Tax Credits, federal funds (e.g., the Community

Development Block Grant or the HOME Investments Partnership Program), or
local income weatherization programs.
Objective 3.2: Support the development of market-rate housing for households with low and middle incomes.
3.2.a: Support the development of affordable market-rate housing by using the
policies described in Objective 3.3.



Objective 3.3: Support the development of all types of affordable housing, market-rate or income-restricted affordable housing, using
tools that lower development or operational costs or make the development process simpler or faster.
3.3.a: Evaluate providing a density bonus for the development of affordable
housing, either market-rate or income-restricted affordable housing.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

3.3.b: Evaluate opportunities to reduce system development charges (SDC) to
support the development of affordable housing. Approaches include (1)
developing a sliding-scale of SDC based on the size of the units, charging lower
SDC for smaller units; (2) reducing or waiving system development charges for
residential developments that meet Silverton’s housing needs or goals (such as
the development of housing affordable to households earning less than 60% of
MFI); (3) implementing an SDC financing credit program to incentivize needed
housing types; (4) vesting SDC rates on submission of the complete land use
review application to determine the SDC early in the development process; and
(5) collecting SDC at completion of construction (prior to issuance of a certificate
of occupancy) rather than at issuance of the building permit.



3.3.c: Identify opportunities to reduce development costs through changes to
infrastructure development standards, while maintaining public health and
safety standards. For example, allow development of duplexes with a single
sewer line or allow one water meter for multiple cottage units.



3.3.e: Evaluate partnering with an organization to establish or participate in a
land bank or land trust.



Policy 4. Identify funding sources to support the development of infrastructure and housing affordability programs.
Objective 4.1: Identify funding sources to pay for the affordable housing programs and infrastructure development actions in this
strategy.
4.1.a: Evaluate expanding the existing Urban Renewal district or adding a new
district, with the purpose of supporting the development of market-rate and
income-restricted affordable housing.
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Implementation Schedule
2020
2021
2022
2023 2024 +

4.1.b: Evaluate the implementation of a construction excise tax (CET). As part of
the evaluation, conduct an analysis about the benefits and drawbacks of a CET
for Silverton, including potential fiscal impacts of a CET for the City. A CET is a
tax assessed on construction permits issued by local cities and counties. The tax is
assessed as a percent of the value of the improvements for which a permit is
sought, unless the project is exempted from the tax. CETs may be residential
only, commercial only, or residential and commercial. If the City were to adopt a
CET, the tax would be up to 1% of the permit value on residential construction
and an uncapped rate on commercial and industrial construction.



4.1.c: Evaluate other sources of revenues for funding affordable housing
development, general obligation bonds, Bancroft bonds (for infrastructure
projects), or marijuana taxes.
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Executive Summary
The City of Silverton recognizes that affordability is increasingly becoming a barrier to people
staying in and moving to Silverton. Long-time residents have been unable to purchase housing
in Silverton, and some are being priced out of the rental market. The Silverton Affordable
Housing Task Force started meeting in January 2019 to discuss housing affordability issues and
policy solutions to begin to address these issues. Before the Housing Needs Analysis started, the
Task Force discussed key data about housing affordability to better understand the dimensions
of affordability problems for homeowners and renters in Silverton and people being priced out
of the housing market. They discussed potential solutions to these issues, such as changes in the
City’s Development Code, policies to support the development of income-restricted affordable
housing, and policies to support the development of market-rate affordable housing.
In May 2019, the City engaged ECONorthwest to develop a housing needs analysis and housing
strategy to document these housing issues (among others) and work with the community to
develop policy approaches to help solve these issues. This report presents the Housing Needs
Analysis (HNA). The memorandum Silverton Housing Strategy presents recommendations for
policies and actions to address the housing needs identified in this report.
Throughout this project, ECONorthwest met with the Housing Affordability Task Force five
times to discuss the findings and results of the HNA and to develop policy responses to address
housing affordability and other unmet housing needs in Silverton. In December 2019, the City
hosted an open house to discuss the results of the HNA and solicit opinions about the policy
solutions proposed in the Silverton Housing Strategy. The open house was attended by more than
40 residents of Silverton as well as other interested stakeholders. The response to the policy
proposals was, on the whole, positive.
The HNA is a technical document intended to identify issues with residential land use and
unmet housing needs. The HNA addresses the requirement of Oregon’s Statewide Planning
Goal 10 and OAR 660-008. The methods used for this study generally follow the Planning for
Residential Growth guidebook, published by the Oregon Transportation and Growth
Management Program (1996).
The primary goals of the housing needs analysis were to (1) project the amount of land needed
to accommodate the future housing needs of all types within Silverton, (2) evaluate the existing
residential land supply within Silverton to determine if it is adequate to meet that need, (3)
fulfill state planning requirements for a twenty-year supply of residential land, and (4) identify
policy and programmatic options for the City to meet its identified housing needs.
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What are the key housing needs in Silverton?
Following are several key issues identified in the housing needs analysis:
§

Silverton’s existing housing stock is mostly single-family detached housing. About
80% of Silverton’s housing stock is single-family detached, compared to 72% for Marion
County as a whole. As of 2017, a majority of Silverton’s households (69%) were
homeowners. Nearly all homeowners (98%) and 43% of renters live in single-family
detached housing.

§

Household incomes in Silverton are higher than household incomes in Marion
County, but changes in income have not kept pace with growth in housing prices.
While Silverton’s rental prices are comparable to other communities in the region, home
sales prices remain slightly higher than regional averages. Between January 2015 and
April 2019, median housing sales prices increased by $116,000 (57% change). Between
2000 and 2017, median household income (inflation-adjusted) increased by about $2,000
(3% change). Given these factors, Silverton will continue to have demand for affordable,
lower-income and middle-income housing.

§

Demographic and economic trends will drive demand for relatively affordable
housing in Silverton. The key demographic trends that will affect Silverton’s future
housing needs are the aging of Baby Boomers and the aging of Millennials (and younger
generations). As Baby Boomers age, growth of retirees will drive demand for housing
types specific to seniors, such as small and easy-to-maintain dwellings, assisted-living
facilities, or age-restricted developments. Silverton’s ability to retain Millennials and
other younger residents will depend on whether the city has opportunities for housing
that both appeals to and is affordable to younger households.

§

Silverton has an existing lack of affordable housing. Silverton’s key challenge over the
next 20 years is providing opportunities for the development of relatively affordable
housing of all types, from lower-cost single-family housing to market-rate multifamily
rental housing.
o

About 26% of Silverton’s households had incomes less than $34,700 and cannot
afford a two-bedroom apartment at Marion County’s 2020 Fair Market Rent (FMR)
of $1,001 without cost burdening themselves.

o

In 2020, a household will need to earn $19.25 an hour (or $40,000 per year) to afford a
two-bedroom rental unit at Marion County’s Fair Market Rent. About 34% of
Silverton’s existing households have incomes below this amount.

o

Silverton currently has a deficit of approximately 182 housing units that are
affordable to households earning less than $35,000.

o

About 30% of Silverton’s households are cost burdened (paying more than 30% of
their gross income on housing costs), with 46% of renters and 23% of owners paying
more than 30% of their income on housing.
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How much population growth is Silverton planning for?
A 20-year population forecast (in this instance, 2020 to 2040) is the foundation for estimating the
number of new dwelling units needed. Exhibit 1 shows a population forecast for Silverton for
the 2020 to 2040 period. It shows that Silverton’s population will grow by about 3,058
households over the 20-year period.
Exhibit 1. Forecast of Population Growth, Silverton, 2020 to 2040
Source: Metro 2040 Population Distributed Forecast, Exhibit A. July 12, 2016.

10,701

13,759

3,058

29% increase

Population in
2020

Population in
2040

New population
2020 to 2040

1.26% Growth Rate

How much housing will Silverton need?
To accommodate the city’s forecasted population growth of 3,058 new residents, Silverton will
need to plan for 1,158 new dwelling units between 2020 and 2040, at an annual average of about
58 new dwelling units per year. About 753 dwelling units will be single-family detached
housing types (65%); 81 dwelling units will be single-family attached housing types (7%); 151
dwelling units will be duplexes, triplexes, and quadplexes (13%); and 174 dwelling units will be
multifamily housing types of five or more units (15%).
This housing mix represents a shift from the existing mix of housing, in which about 80% of
Silverton’s housing stock in the 2013–2017 period was single-family detached housing. The shift
in mix is in response to the need for a wider variety of housing types with a broader range of
price points than are currently available in Silverton’s housing stock.

How much buildable residential land does Silverton
currently have?
Exhibit 2 shows buildable residential acres by plan designation, after excluding constrained and
unbuildable land. The results show that Silverton has about 654 net buildable acres in
residential plan designations.
Exhibit 2. Buildable Acres in Vacant/Partially Vacant Tax Lots by Plan Designation, Silverton, 2019
Source: Marion County, ECONorthwest analysis. Note: The numbers in the table may not sum to the total as a result of rounding.

Plan Designation/Zone

Total buildable
acres

Single Family Residential
Multifamily

531
19

R-1
R-5

Agriculture/Urban Reserve
Total

ECONorthwest

Buildable acres
on partially
vacant lots
183
348
13
6

Buildable acres
on vacant lots

14
5

9
4

5
1

104
654

88
285

16
369
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How much land will be required for housing?
Exhibit 3 shows that Silverton’s 654 acres of buildable land has the capacity to accommodate
2,320 new dwelling units. While Silverton’s forecast for demand is for 1,158 new dwelling units,
Silverton has a deficit of capacity for 304 dwelling units in the Multifamily plan designation
(over the 2020 to 2040 period). The following summarizes Silverton’s land sufficiency results by
plan designation:
§

Single-Family: Silverton has a surplus of capacity for about 1,409 dwelling units, or 381
gross acres of land to accommodate growth.

§

Multifamily: Silverton has a deficit of capacity for about 304 dwelling units, or 17 gross
acres of land to accommodate growth.

§

Ag/Urban Reserve: Silverton has a surplus of capacity for about 32 dwelling units, or 12
gross acres of land to accommodate growth.

Exhibit 3. Comparison of Capacity of Existing Residential Land with Demand for New Dwelling Units
and Land Surplus or Deficit, Silverton, 2020 to 2040
Source: Buildable Lands Inventory; Calculations by ECONorthwest. Note: DU is dwelling unit.

Plan Designation

Single-Family
Multifamily
Zoned R-1
Zoned R-5
Zoned RM-10, RM-20
AG / Urban Reserve

ECONorthwest

Capacity

Demand

Demand

(Dwelling Units)

(Dwelling Units)

(Group Quarters)

1,965

543

13

51
34
270

51
34
292
238
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What are the key findings of the Housing Needs Analysis?
The key findings of the Silverton’s Housing Needs Analysis are that:
§

§

Silverton is planning for continued growth in single-family detached housing but
more growth in single-family attached and multifamily dwelling units to meet the
City’s housing needs. The factors driving the shift in types of housing needed in
Silverton include changes in demographics and decreases in housing affordability. The
aging of Baby Boomers and the household formation of Millennials will drive demand
for renter and owner-occupied housing, such as single-family detached housing,
townhouses, duplexes, triplexes, quadplexes, and apartments. Both groups may prefer
housing in walkable neighborhoods, with access to services.
o

Silverton has an existing deficit of housing affordable for low-income households,
which indicates a need for a wider range of housing types for renters and
homeowners. About 30% of Silverton’s households are cost burdened (paying more
than 30% of their income on housing), including a cost-burden rate of 46% for renter
households.

o

Diversification of housing types can help reduce the lack of affordable housing,
especially for middle-income households. About 442 new households will have
incomes between $34,700 and $83,280. These households will all need access to
affordable housing, such as the housing types described above.

o

Lack of low-income affordable housing is an issue and will require policy solutions
that support the production of income-restricted low-income housing, as discussed
in the Housing Strategy. Under the current conditions, 306 of the forecasted new
households will have incomes at or below $34,700 (in 2018 dollars). These
households often cannot afford market-rate housing without government subsidy.

Silverton has a small deficit of land for multifamily housing. Silverton has a deficit of
land for 304 dwelling units in the Multifamily plan designation (about 17 gross acres).
Currently, Silverton’s available land in its Multifamily plan designation is zoned at
densities consistent with the Single-Family plan designation which cannot accommodate
most multifamily housing types. Addressing this deficit is key to meeting Silverton’s
housing needs over the 20-year period.
The City cannot adopt the housing needs analysis until it identifies how it will meet this
17 gross acre deficit of land in the Multifamily Plan Designation. ORS 197.2961 requires
that the City must adopt “measures” (i.e., policies) “…necessary to accommodate the
estimated housing needs.” This means that the City must adopt policies, such as
rezoning land, to meet the deficit of 17 gross acres of land in the RM-10 and RM-20
zones. The could adopt other policies to that will help reduce or meet the deficit of land,
such as planning for more multifamily mixed-use buildings in downtown or increasing
residential density allowed in the RM-10 and RM-20 zones.

1

This requirement is part of ORS 197.296(10)(b)(C).
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§

Silverton will need to meet the requirements of House Bill 2001. The bill requires cities
with a population of 10,000 to 25,000 (which includes Silverton) to “allow the
development of a duplex on each lot or parcel zoned for residential use that allows for
the development of detached single-family dwellings.” To comply with House Bill 2001,
Silverton will need to allow duplexes on all lots where single-family detached houses
are allowed. That will require allowing duplexes in the AR zone and changing the
zoning standards in the City’s residential zones so that standards for duplexes match
standards for single-family detached housing.
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1. Introduction
This report presents Silverton’s Housing Needs Analysis for the 2020 to 2040 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. The methods
used for this study generally follow the Planning for Residential Growth guidebook, published by
the Oregon Transportation and Growth Management Program (1996).
The City of Silverton last completed periodic review in 2000. Silverton has changed
considerably since then. Silverton grew from 7,414 people in 2000 to 10,325 people in 2018. This
is an addition of 2,911 people or 39% growth. Since 2000, 1,152 units have been permitted in
Silverton, 85% of which were single-family detached housing. In this same time, median gross
rents increased by $333 per month, from $569 to $902.
In more recent years, median housing prices in Silverton increased from about $250,000 in 2016
to $429,000 in 2019, a 72% increase. The ratio of household income to homeowner housing costs
increased from 3.76 in 2000 to 4.08 in the 2013–2017 period. Overall, rates of household cost
burden stayed about the same (31% in 2000 to 30% in 2013–2017), however rates of cost burden
for renter households increased (from 40% in 2000 to 46% in 2013–2017).
In 2018, Silverton’s City Council adopted a goal to develop and implement strategies to support
the development of affordable housing. As part of that goal, the Council created the Silverton
Affordable Housing Task Force, which first met in January 2019. Before the Housing Needs
Analysis started, the Task Force discussed key data about housing affordability, to better
understand the dimensions of affordability problems for owners and renters of housing in
Silverton, and people being priced out of the housing market. The Task Force discussed
potential solutions to these issues, such as changes in the City’s Development Code, policies to
support development of income-restricted affordable housing, and policies to support
development of market-rate affordable housing.
In May 2019, the City contracted with ECONorthwest to develop a housing needs analysis (this
document) and a housing strategy to address unmet housing needs through working with the
Affordable Housing Task Force.
This report provides Silverton with a factual basis to update the Housing Element of the City’s
Comprehensive Plan and zoning code, and to support future planning efforts related to housing
and options for addressing unmet housing needs in Silverton. This report provides information
that informs future planning efforts, including development and redevelopment. This report
provides the City with information about the housing market in Silverton and describes the
factors that will affect future housing demand in Silverton, such as changing demographics.
This analysis will help decision makers understand whether Silverton has enough land to
accommodate growth over the next 20 years.
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Framework for a Housing Needs Analysis
Economists view housing as a bundle of services for which people are willing to pay, including
shelter, proximity to other attractions (jobs, 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 make trade-offs. What they can get for their money is influenced both
by economic forces and government policy. Moreover, different households will have different
values and 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.
Thus, housing choices of individual households are influenced in complex ways by dozens of
factors, and the housing markets in Marion County and Silverton are the result of the individual
decisions of thousands of households. These points help to underscore the complexity of
projecting what types of housing will be built in Silverton between 2020 and 2040.
The complex nature of the housing market, demonstrated by the unprecedented boom-and-bust
during the past decade, does not eliminate the need for some type of forecast of future housing
demand and need. This includes resulting implications for land demand and consumption.
Such forecasts are inherently uncertain. Their usefulness for public policy often derives more
from the explanation of their underlying assumptions about the dynamics of markets and
policies than from the specific estimates of future demand and need. Thus, we start our housing
analysis with a framework for thinking about housing and residential markets and how public
policy affects these markets.

Statewide Planning Goal 10
The passage of the Oregon Land Use Planning Act of 1974 (ORS Chapter 197) established the
Land Conservation and Development Commission (LCDC) and the Department of Land
Conservation and Development (DLCD). The Act required the Commission to develop and
adopt a set of statewide planning goals. Goal 10 addresses housing in Oregon and 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).2 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.

ORS 197.296 only applies to cities with populations over 25,000, which does not include Silverton, based on PSU’s
estimate of 10,325 people within the Silverton UGB in 2018.

2
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Goal 10 defines needed housing types as “all housing on land zoned for residential 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, including but not limited to
households with low incomes, very low incomes and extremely low incomes.” ORS 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.3
(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.
(e) Housing for farmworkers.
DLCD provides guidance on conducting a housing needs analysis in the document Planning for
Residential Growth: A Workbook for Oregon’s Urban Areas.
Silverton must identify needs for all of the housing types listed above as well as adopt policies
that increase the likelihood that needed housing types will be developed. This Housing Needs
Analysis was developed to meet the requirements of Goal 10 and its implementing
administrative rules and statutes.

3

Government-assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d).
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Public Process
At the broadest level, the purpose of the project was to understand how much Silverton will
grow over the next 20 years and to define and understand Silverton’s housing needs. The
project can be broken into two components (1) technical analysis, and (2) housing strategies.
Both benefit from public input. The technical analysis required a broad range of assumptions
that influence the outcomes; the housing strategy is a series of high-level policy choices that will
affect Silverton residents.
The intent of the public process was to establish broad public engagement throughout the
project as work occurs. Public engagement was accomplished through various avenues. We
discuss the two primary avenues below.

Engagement with the Affordable Housing Task Force
The City of Silverton and ECONorthwest met with and solicited input from the Affordable
Housing Task Force to better understand the results of the HNA and to provide input about
policies to address the housing needs identified in the HNA. The Task Force met five times4 to
discuss project assumptions, results, and implications. The project relied on the Task Force 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). The recommendations in
the Silverton Housing Strategy were shaped by the Task Force and strongly reflect their input into
policy development.
The project required many assumptions and policy choices that the committee needed to vet
and agree upon, as these choices affect current and future residents. In short, local review and
community input were essential to developing a locally appropriate and politically viable
housing needs analysis and housing strategy.

Public Engagement
The City of Silverton and ECONorthwest solicited input from the general public at one meeting
held on December 3, 2019. At this meeting, ECONorthwest presented the key findings of the
draft Housing Needs Analysis and discussed housing policies in the draft Housing Strategy, an
action-oriented document to address Silverton’s housing needs. The open house was attended
by more than 40 residents of Silverton as well as other interested stakeholders. Those who
attended the public meeting had an opportunity to participate in two separate engagement
activities to provide input on the actions in the draft Housing Strategy. ECONorthwest
presented the results of the public meeting to the Affordable Housing Task Force to refine the
Housing Strategy at their final meeting.

Project Advisory Committee meeting dates: August 20, 2019; September 17, 2019; October 15, 2019; November 19,
2019; and December 17, 2019.

4
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Organization of This Report
The rest of this document is organized as follows:
§ Chapter 2. Residential Buildable Lands Inventory presents the methodology and results
of Silverton’s inventory of residential land.
§ Chapter 3. Historical and Recent Development Trends summarizes the state, regional,
and local housing market trends affecting Silverton’s housing market.
§ Chapter 4. Demographic and Other Factors Affecting Residential Development in
Silverton presents factors that affect housing need in Silverton, focusing on the key
determinants of housing need: age, income, and household composition. This chapter also
describes housing affordability in Silverton relative to the larger region.
§ Chapter 5. Housing Need in Silverton presents the forecast for housing growth in
Silverton, describing housing need by density ranges and income levels.
§ Chapter 6. Residential Land Sufficiency within Silverton estimates Silverton’s
residential land sufficiency needed to accommodate expected growth over the planning
period.
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2. Residential Buildable Lands Inventory
The general structure of the standard method BLI analysis is based on the DLCD HB 2709
workbook “Planning for Residential Growth: A Workbook for Oregon’s Urban Areas,” which
specifically addresses residential lands. The steps and sub-steps in the supply inventory are:
1. Calculate the gross vacant acres by plan designation, including fully vacant and partially
vacant parcels.
2. Calculate gross buildable vacant acres by plan designation by subtracting unbuildable
acres from total acres.
3. Calculate net buildable acres by plan designation, subtracting land for future public
facilities from gross buildable vacant acres.
4. Calculate total net buildable acres by plan designation by adding redevelopable acres to
net buildable acres.
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 Silverton includes all residential land
designated in the Comprehensive Plan within the Silverton Urban Growth Boundary (UGB).
From a practical perspective, this means that all lands within tax lots identified by the Marion
County Assessor’s Office that fall within the UGB were inventoried. ECONorthwest used the
most recent tax lot shapefile from Marion County for the analysis. The inventory then builds
from the tax lot–level database to formulate estimates of buildable land by plan designation.
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Residential Buildable Land Inventory Results
Land Base
As defined above, the land base for the Silverton residential BLI includes all tax lots in the UGB
in residential plan designations or plan designations with zones that allow housing outright.
Exhibit 4 shows the land base by plan designation in the UGB. Exhibit 4 shows that Silverton
has 3,748 tax lots in its residential land base, accounting for 1,665 acres.
Exhibit 4. Land Base by Plan Designation, Silverton UGB, 2019
Source: Marion County, ECONorthwest analysis. Note: Numbers may not sum due to rounding.

Plan Designation/Zone
Single-Family Residential
Multifamily

Number of
taxlots
2,971
283

R-1
R-5
RM-10
RM-20
DCF
P
No zone (outside city limits)

Mobile Home Park
Agriculture/Urban Reserve
Commercial (DCF)
Total

Total taxlot
acreage
79%
1,326
8%
115

Percent

Percent
80%
7%

47
171
27
24
5
2
7

1%
5%
1%
1%
0%
0%
0%

28
56
10
12
1
2
6

2%
3%
1%
1%
0%
0%
0%

117
316
61
3,748

3%
8%
2%
100%

39
177
9
1,665

2%
11%
1%
100%

Development Status
Exhibit 5 shows total acres in tax lots classified by development status. We used a rule-based
classification (defined in the methods and definitions section of Appendix A) to define an initial
development status. Then, we used a rapid visual assessment method to confirm this
development status using aerial imagery.
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Exhibit 5. Development Status (Before Constraints are Applied) by Plan Designation, Silverton UGB,
2019
Source: Marion County, ECONorthwest analysis. Note: Numbers may not sum due to rounding.

Plan Designation/Zone

Partially
Undevelopable Developed
Vacant
467
3
556
7
69

Vacant

Single-Family Residential
Multifamily
R-1
R-5
RM-10
RM-20
DCF
P
No zone (outside city limits)

Mobile Home Park
Agriculture/Urban Reserve
Commercial (DCF)
Total

238
19
15
4

5
2

-

-

-

0
102
360

-

8
35
8
12
1

493

15
2
-

-

2
1

5

20

Public or
Percent of
Total Acres
Exempt
Total
63
1,326
80%
20
115
7%

34
54
8
722

0
3

4
0
87

28
56
10
12
1
2
6

2%
3%
1%
1%
0%
0%
0%

39
177
9
1,665

2%
11%
1%
100%

The buildable lands inventory identifies regulated wetlands, riparian corridors, floodways and
floodplains, and slopes greater than 25% as constraints that prohibit development. Vacant or
partially vacant land with these constraints are considered unavailable for development and
were removed from the inventory of buildable land.
Exhibit 6 shows development status with constraints applied, which results in buildable acres.
Of the 1,665 total acres in the land base, 822 are committed acres, 189 are constrained acres, and
654 are buildable acres.
Exhibit 6. Development Status with Constraints, by Plan Designation, Silverton UGB, 2019
Source: Marion County, ECONorthwest analysis. Note: Numbers may not sum due to rounding.

Plan Designation/Zone

Committed
acres
1,326
653
115
76

Total acres

Single-Family Residential
Multifamily
R-1
R-5
RM-10
RM-20
DCF
P
No zone

Mobile Home Park
Agriculture/Urban Reserve
Commercial (DCF)
Total
ECONorthwest

28
56
10
12
1
2
6

6
44
7
12
1
2
4

39
177
9
1,665

37
48
9
822
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acres
142
20

Buildable
acres
531
19

8
7
3

14
5

-

-

2

0

1
25
0
189

0
104
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Exhibit 7 shows residential land by development status with constraints overlaid.

Silverton Residential Buildable Lands Inventory

Development
Status
with
Constraints Status, Silverton UGB, 2019
Exhibit
7. Residential
Land
by Development
N

Silverton City

0.5 Miles

Silverton UGB

As of Date: August 14, 2019
Source: ECONorthwest;
City of Silverton

Constraints

Development Status
Developed
Public or Exempt
Vacant

wy
r t on H
- Silve

Undevelopable

o
Hills b o r

Partially Vacant

213

213

214
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Vacant Buildable Land
Exhibit 8 shows buildable acres (i.e., acres in tax lots after constraints are deducted) for vacant
and partially vacant land by plan designation. Of Silverton’s 654 unconstrained, buildable
residential acres, about 44% are in tax lots classified as vacant, and 56% are in tax lots classified
as partially vacant. A majority of Silverton’s buildable acres are located in the Single-Family
Residential plan designation (531 acres or 81%).
Exhibit 8. Buildable Acres5 in Vacant and Partially Vacant Tax Lots by Plan Designation,
Silverton UGB, 2019
Source: Marion County, ECONorthwest analysis. Note 1: Numbers may not sum due to rounding.

Plan Designation/Zone

Total buildable
acres

Single-Family Residential
Multifamily

531
19

R-1
R-5
RM-10
RM-20
DCF
P
No zone

Mobile Home Park
Agriculture/Urban Reserve
Commercial (DCF)
Total

Buildable acres
on partially
vacant lots
183
348
13
6

Buildable acres
on vacant lots

14
5
0
0
0
0
0

9
4
0
0
0
0
0

5
1
0
0
0
0
0

0
104
0
654

0
88
0
285

0
16
0
369

Exhibit 9 shows Silverton’s buildable vacant and partially vacant residential land.

Two tax lots located at 1154 S Water Street (1.3 buildable acres) and 1164 S Water Street (0.8 buildable acres) are
located in the Multifamily plan designation but are currently being developed with single-family housing.

5
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3. Historical and Recent Development
Trends
Analysis of historical development trends in Silverton provides insight into the functioning of
the local housing market. The mix of housing types and densities, in particular, are key
variables in forecasting the capacity of residential land to accommodate new housing and to
forecast future land need. The specific steps are described in Task 2 of the DLCD Planning for
Residential Growth: A Workbook for Oregon’s Urban Areas as:
1. Determine the time period for which the data will be analyzed.
2. Identify types of housing to address (all needed housing types).
3. Evaluate permit/subdivision data to calculate the actual mix, average actual gross
density, and average actual net density of all housing types.
This Housing Needs Analysis examines changes in Silverton’s housing market from 2000 to
2017, as well as residential development from 2000 to 2018. We selected this time period
because (1) the period provides information about Silverton’s housing market before and after
the national housing market bubble’s growth and deflation, as well as the more recent increase
in housing costs and (2) data about Silverton’s housing market during this period is readily
available from sources such as the Census and the City building permit database (which
provides information for 2000 onward).6
The Housing Needs Analysis presents information about residential development by housing
type. There are multiple ways that housing types can be grouped. For example, they can be
grouped by:
1. Structure type (e.g., single-family detached, apartments, etc.).
2. Tenure (e.g., distinguishing unit type by owner or renter units).
3. Housing affordability (e.g., subsidized housing or units affordable at given income
levels).
4. Some combination of these categories.
For the purposes of this study, we grouped housing types based on (1) whether the structure is
stand-alone or attached to another structure and (2) the number of dwelling units in each

ORS 197.296(5)(a) requires cities to determine housing capacity based on “data relating to land within the urban
growth boundary that has been collected since the last periodic review or five years, whichever is greater.” Given
that Silverton has not been in periodic review since 2000 and the best available data about building permits goes back
to 2000, we used the 2000 to 2018 period for analysis of building permit data.
6
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structure. The housing types used in this analysis are consistent with needed housing types as
defined in ORS 197.303:7
§ Single-family detached includes single-family detached units, manufactured homes on
lots and in mobile home parks, and accessory dwelling units.
§ Single-family attached is all structures with a common wall where each dwelling unit
occupies a separate lot, such as row houses or townhouses.
§ Multifamily is all attached structures (e.g., duplexes, triplexes, quadplexes, and
structures with five or more units) other than single-family detached units,
manufactured units, or single-family attached units.
In Silverton, government-assisted housing (ORS 197.303[b]) and housing for farmworkers (ORS
197.303[e]) can be any of the housing types listed above. Analysis within this report discusses
housing affordability at a variety of incomes, as required in ORS 197.303.

Data Used in This Analysis
Throughout this analysis (including the subsequent Chapter 4), we used data from multiple
sources, choosing data from well-recognized and reliable data sources. One of the key sources
for housing and household data is the U.S. Census. This report primarily uses data from two
Census sources:
§

The Decennial Census, which is completed every ten years and is a survey of all
households in the United States. The Decennial Census is considered the best available
data for information such as demographics (e.g., number of people, age distribution, or
ethnic or racial composition), household characteristics (e.g., household size and
composition), and housing occupancy characteristics. As of 2010, the Decennial Census
does not collect more detailed household information, such as income, housing costs,
housing characteristics, and other important household information. Decennial Census
data is available for 2000 and 2010.

§

The American Community Survey (ACS), which is completed every year and is a
sample of households in the United States. From 2013 to 2017, the ACS sampled an
average of 3.5 million households per year, or about 3% of the households in the nation.
The ACS collects detailed information about households, including demographics (e.g.,
number of people, age distribution, ethnic or racial composition, country of origin,
language spoken at home, and educational attainment), household characteristics (e.g.,
household size and composition), housing characteristics (e.g., type of housing unit, year
unit built, or number of bedrooms), housing costs (e.g., rent, mortgage, utility, and
insurance), housing value, income, and other characteristics.

ORS 197.303 defines needed housing as “all housing on land zoned for residential 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.”

7
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§

Silverton building permit database, which includes information on permits issued at
the City of Silverton from 2000 to 2018.

§

Property Radar, which provides real estate and sales data. We use this source to collect
monthly, median housing sale price data in aggregate.

This report uses data from the 2013–2017 ACS for Silverton. Where information is available and
relevant, we report information from the 2000 and 2010 Decennial Census. Among other data
points, this report includes population, income, and housing price data from the Oregon Office
of Economic Analysis, the Oregon Bureau of Labor and Industries, the United States
Department of Housing and Urban Development, and Property Radar. It also uses the Oregon
Department of Housing and Community Services’ Affordable Housing Inventory and Oregon’s
Manufactured Dwelling Park Inventory.
The foundation of the Housing Needs Analysis is the population forecast for Silverton from the
Oregon Population Forecast Program. The forecast is prepared by the Portland State University
Population Research Center.
It is worth commenting on the methods used for the American Community Survey.8 The
American Community Survey (ACS) is a national survey that uses continuous measurement
methods. It uses a sample of about 3.54 million households to produce annually updated
estimates for the same small areas (census tracts and block groups) formerly surveyed via the
Decennial Census long-form sample. It is also important to keep in mind that all ACS data are
estimates that are subject to sample variability. This variability is referred to as “sampling
error” and is expressed as a band or “margin of error” (MOE) around the estimate.
This report uses Census and ACS data because, despite the inherent methodological limits, they
represent the most thorough and accurate data available to assess housing needs. We consider
these limitations in making interpretations of the data and have strived not to draw conclusions
beyond the quality of the data.

A thorough description of the ACS can be found in the Census Bureau’s publication “What Local Governments
Need to Know.” https://www.census.gov/library/publications/2009/acs/state-and-local.html

8
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Trends in Housing Mix
This section provides an overview of changes in the mix of housing types in Silverton and
compares Silverton to Marion County and Oregon. These trends demonstrate the types of
housing developed in Silverton historically. Unless otherwise noted, this chapter uses data from
the 2000 and 2010 Decennial Census and the 2013–2017 American Community Survey 5-Year
Estimates.
This section shows the following trends in housing mix in Silverton:
§

Silverton’s housing stock is predominantly single-family detached housing units.
Eighty percent of Silverton’s housing stock is single-family detached, 15% is
multifamily, and 5% is single-family attached (e.g., townhouses).

§

Since 2000, Silverton’s housing mix has changed. Silverton’s housing stock grew by
about 28% (about 800 new units) between 2000 and the 2013–2017 period. In this time,
the share of single-family detached housing increased while the share of multifamily
housing decreased.

§

Single-family detached housing accounted for the majority of new housing growth in
Silverton between 2000 and 2018. Eighty five percent of new housing permitted
between 2000 and 2018 was single-family detached housing units.

Housing Mix
The total number of dwelling
units in Silverton increased
by 28% from 2000 to 2013–
2017.
Silverton added 803 units
since 2000.

Exhibit 10. Total Dwelling Units, Silverton, 2000 and 2013–2017
Source: U.S. Census Bureau, 2000 Decennial Census, SF3 Table H030, and 2013–2017
ACS Table B25024.
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Eighty percent of Silverton’s
housing stock was singlefamily detached.
Silverton had a smaller share
of multifamily housing than
Marion County and Oregon.

Exhibit 11. Housing Mix, Silverton, Marion County, and Oregon,
2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS Table B25024.
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Exhibit 12. Housing Mix, Silverton, Salem, Keizer, Molalla, 2013–
2017
Source: U.S. Census Bureau, 2013–2017 ACS Table B25024.
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From 2000 to 2013–2017,
the share of multifamily
housing in Silverton
decreased as the share of
single-family detached
housing increased.

Exhibit 13. Change in Housing Mix, Silverton, 2000 and 2013–
2017
Source: U.S. Census Bureau, 2000 Decennial Census, SF3 Table H030, and 2013–2017
ACS Table B25024.
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Building Permits
Over the 2000 to 2018
period, Silverton issued
permits for 1,152 dwelling
units, with an annual
average of 64 permits
issued.
Of these 1,152 permits,
about 85% were for singlefamily detached units, 2%
were for single-family
attached units, and 13%
were for multifamily units.

Exhibit 14. Number of Units Permitted for New Residential
Construction by Type of Unit, Silverton, 2000 through 2018
Source: City of Silverton Permit Database.
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Trends in Housing Density
Housing density is the density of residential structures by structure type, expressed in dwelling
units per net or gross acre.9 The U.S. Census does not track residential development density;
thus, this study analyzes housing density based on Silverton’s permit database for development
between 2000 and 2018.
Between 2000 and 2018, Silverton permitted 1,152 new dwelling units. Of the 1,152 new units,
977 units were single-family detached (85%), 22 were single-family attached (2%), and 153 were
multifamily (13%). During this time, housing in Silverton developed at an average net density
of 5.2 dwelling units per net acre.
Exhibit 15 shows average net residential density by structure type for the historical analysis
period. Single-family detached housing developed at 4.6 dwelling units per net acre, singlefamily attached housing developed at 9.3 dwelling units per net acre, and multifamily housing
developed at 24.4 dwelling units per net acre.
Exhibit 15. Net Density by Structure Type and Plan Designation, Silverton UGB, 2000 through 2018
Source: City of Silverton Permit Database.

Plan Designations
Ag/Urban Reserves
Residential - Single-Family
Residential - Multifamily
Residential - Mobile Park
Commercial
Total

Single-family Detached
Net
Units
Acres
Density
243
66
3.7
619
129
4.8
29
6
4.6
86
11
7.9
977
212
4.6

Single-family Attached
Net
Units
Acres
Density
12
2
7.2
6
0
12.8
4
0
17.7
22
2
9.3

Multifamily
Units
153
153

Total, combined
Net
Net
Acres
Units
Acres
Density
Density
243
66
3.7
631
131
4.8
6
24.4
188
13
14.5
86
11
7.9
4
0
17.7
6
24.4 1,152
221
5.2

OAR 660-024-0010(6) defines net buildable acres as “43,560 square feet of residentially designated buildable land
after excluding future rights-of-way for streets and roads.” While the administrative rule does not include a
definition of a gross buildable acre, using the definition above, a gross buildable acre will include areas used for
rights-of-way for streets and roads. Areas used for rights-of-way are considered unbuildable.

9
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Silverton’s Multifamily plan designation contains some plan designation/zone conflicts. While
technically the Multifamily plan designation should be composed of parcels zoned as RM-10
and RM-20, the designation also contains parcels zoned as R-1 and R-5, which belong to the
Single-Family plan designation. To illustrate how these plan designation/zone conflicts impact
densities, Exhibit 16 displays net densities by zone for the Multifamily plan designation.
Exhibit 16. Net Density by Structure Type in the Multifamily Plan Designation by Zone, Silverton
UGB 2000 through 2018
Source: City of Silverton Permit Database.

Zones within the
Multifamily Plan
Designation
R-1
R-5
RM-10
RM-20
Total

ECONorthwest

Multifamily
Total, combined
Single-family Detached
Single-family Attached
Net
Net
Net
Net
Units
Acres
Units
Acres
Units
Acres
Units
Acres
Density
Density
Density
Density
23
5
4.5
0
0
0
0
23
5
4.5
2
1
3.9
6
0
12.8
0
0
8
1
8.1
0
0
0
0
113
6
20.3
113
6
20.3
4
1
6.3
0
0
40
2
23.0
44
2
18.5
29
6
4.6
6
0
12.8
153
7
20.9
188
14
13.4
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Trends in Tenure
Housing tenure describes whether a dwelling is occupied by a homeowner or a renter. This
section shows:
§

Homeownership rates in Silverton are higher than Marion County and Oregon’s
rates. About 69% of Silverton’s households own their home. In comparison, 60% of
Marion County households and 62% of Oregon households are homeowners.

§

Homeownership rates in Silverton increased between 2000 and 2013–2017. In 2000,
61% of Silverton households were homeowners. This increased to 65% in 2010 and 69%
in 2013–2017.

§

Nearly all Silverton homeowners (98%) live in single-family detached housing, while
almost half of renters (44%) live in multifamily housing.

The implications for the forecast of new housing are that (1) opportunities for rental housing in
Silverton are limited, given that nearly half of renters live in multifamily housing and limited
multifamily housing has been built in Silverton since 2000 (13% of new dwelling units between
2000 and 2018 were multifamily dwellings), and (2) there may be opportunities to encourage
development of a wider variety of affordable attached housing types for homeownership, such
as townhomes.
The homeownership rate in
Silverton increased since
2000.

Exhibit 17. Tenure, Occupied Units, Silverton, 2000, 2010, and
2013–2017

Source: U.S. Census Bureau, 2000 Decennial Census SF1 Table H004, 2010 Decennial
Census SF1 Table H4, 2013–2017 ACS Table B24003.
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Silverton had a higher
homeownership rate than
Marion County and Oregon.

Exhibit 18. Tenure, Occupied Units, Silverton, Marion County, and
Oregon, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-Year Estimates, Table B24003.
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Exhibit 19. Housing Units by Type and Tenure, Silverton, 2013–
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2017
Source: U.S. Census Bureau, 2013–2017 ACS Table B25032.
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Vacancy Rates
Housing vacancy is a measure of housing that is available to prospective renters and buyers. It
is also a measure of unutilized housing stock. The Census defines vacancy as "unoccupied
housing units . . . determined by the terms under which the unit may be occupied, e.g., for rent,
for sale, or for seasonal use only." The 2010 Census identified vacancy through an enumeration,
separate from (but related to) the survey of households. Enumerators are obtained using
information from property owners and managers, neighbors, rental agents, and others.
According to the 2013–2017 Census, the vacancy rate in Silverton was 5.0%, compared to 6.9%
for Marion County and 9.3% for Oregon. In 2000, the vacancy rate in Silverton was 3.9%.

Government-Assisted Housing
Governmental agencies and nonprofit organizations offer a range of housing assistance to low
and moderate-income households in renting or purchasing a home. There are six governmentassisted housing developments in Silverton, with a total of 107 affordable units.
Exhibit 20. Government Assisted Housing, Silverton, 2018
Source: Oregon Housing and Community Services. (Jan. 2018). Affordable Housing Inventory in Oregon. Retrieved from:
http://www.oregon.gov/ohcs/Pages/research-multifamily-housing-inventory-data.aspx.

Development Name
Colonia Jardines
Harvest Manor
Silverton Manor II
Silvertowne Apartments
Silvertowne II
Twilight Courts

Total
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8
9
40
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30
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Manufactured Homes
Manufactured homes provide a source of affordable housing in Silverton. They provide a form
of homeownership that can be made available to low- and moderate-income households. Cities
are required to plan for manufactured homes—both on lots and in parks (ORS 197.475-492).
Generally, manufactured homes in parks (manufactured housing communities) are owned by
the occupants who pay rent for the space. Monthly housing costs are typically lower for a
homeowner in a manufactured housing community for several reasons, including the fact that
property taxes levied on the value of the land are paid by the property owner, rather than the
manufactured homeowner. The value of the manufactured home generally does not appreciate
in the way a conventional home would, however. Manufactured homeowners in communities
are also subject to the mercy of the property owner in terms of rent rates and increases. It is
generally not within the means of a manufactured homeowner to relocate to another
manufactured home to escape rent increases. Homeowners living in a community is desirable to
some because it can provide more security (with on-site managers) and amenities (such as
laundry and recreation facilities).
Within the UGB, Silverton has two manufactured housing communities, with a total of 125
manufactured home spaces. As of August of 2019, no spaces were vacant.
OAR 197.480(4) requires cities to inventory the mobile home or manufactured dwelling
communities sited in areas planned and zoned or generally used for commercial, industrial, or
high-density residential development. Exhibit 21 presents the inventory of manufactured home
communities within Silverton as of 2019.
Exhibit 21. Inventory of Manufactured Home Communities, Silverton UGB, 2019
Source: Oregon Manufactured Dwelling Park Directory, results as of August 2019.
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4. Demographic and Other Factors Affecting
Residential Development in Silverton
Demographic trends are important for a thorough understanding of the dynamics of the
Silverton housing market. Silverton exists in a regional economy; trends in the region impact
the local housing market. This chapter documents demographic, socioeconomic, and other
trends relevant to Silverton at the national, state, and regional levels.
Demographic trends provide a context for growth in a region; factors such as age, income,
migration, and other trends show how communities have grown and how they will shape
future growth. To provide context, we compare Silverton to Marion County and Oregon. We
also compare Silverton to nearby cities where appropriate. Characteristics such as age and
ethnicity are indicators of how the population has grown in the past and provide insight into
factors that may affect future growth.
A recommended approach to conducting a housing needs analysis is described in Planning for
Residential Growth: A Workbook for Oregon’s Urban Areas, the Department of Land Conservation
and Development’s guidebook on local housing needs studies. As described in the workbook,
the specific steps in the housing needs analysis are:
1. Project the number of new housing units needed in the next 20 years.
2. Identify relevant national, state, and local demographic and economic trends and factors
that may affect the 20-year projection of structure type mix.
3. Describe the demographic characteristics of the population and, if possible, the housing
trends that relate to demand for different types of housing.
4. Determine the types of housing that are likely to be affordable to the projected
households based on household income.
5. Determine the needed housing mix and density ranges for each plan designation and the
average needed net density for all structure types.
6. Estimate the number of additional needed units by structure type.
This chapter presents data to address steps 2, 3, and 4 in this list. Chapter 5 presents data to
address steps 1, 5, and 6 in this list.
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Demographic and Socioeconomic Factors Affecting Housing
Choice10
Analysts typically describe housing demand as the preferences for different types of housing
(e.g., single-family detached or apartment) and the ability to pay for that housing (the ability to
exercise those preferences in a housing market by purchasing or renting housing; in other
words, income or wealth).
Many demographic and socioeconomic variables affect housing choice. However, the literature
about housing markets finds that age of the householder, size of the household, and income are
most strongly correlated with housing choice.
§

Age of householder is the age of the person identified (in the Census) as the head of
household. Households make different housing choices at different stages of life. This
chapter discusses generational trends, such as housing preferences of Baby Boomers,
people born from about 1946 to 1964, and Millennials, people born from about 1980 to
2000.

§

Size of household is the number of people living in the household. Younger and older
people are more likely to live in single-person households. People in their middle years
are more likely to live in multi-person households (often with children).

§

Household income is probably the most important determinant of housing choice.
Income is strongly related to the type of housing a household chooses (e.g., single-family
detached, duplex, or a building with more than five units) and to household tenure (e.g.,
rent or own).

This chapter focuses on these factors, presenting data that suggests how changes to these factors
may affect housing need in Silverton over the next 20 years.

10

The research in this chapter is based on numerous articles and sources of information about housing, including:
D. Myers and S. Ryu, Aging Baby Boomers and the Generational Housing Bubble, Journal of the American
Planning Association, Winter 2008.
Davis, Hibbits, & Midghal Research, “Metro Residential Preference Survey,” May 2014.
L. Lachman and D. Brett, Generation Y: America’s New Housing Wave, Urban Land Institute, 2010.
George Galster. People Versus Place, People and Place, or More? New Directions for Housing Policy,
Housing Policy Debate, 2017.
Herbert, Christopher and Hrabchak Molinsky. “Meeting the Housing Needs of an Aging Population,” 2015.
J. McIlwain, Housing in America: The New Decade, Urban Land Institute, 2010.
Schuetz, Jenny. Who is the new face of American homeownership? Brookings, 2017.
The American Planning Association, “Investing in Place; Two generations’ view on the future of
communities,” 2014.
Transportation for America, “Access to Public Transportation a Top Criterion for Millennials When
Deciding Where to Live, New Survey Shows,” 2014.

ECONorthwest

Silverton Housing Needs Analysis

Silverton City Council Meeting November 2, 2020

25
104 of 354

Back to Agenda

National Trends11
This brief summary on national housing trends builds on previous work by ECONorthwest, the
Urban Land Institute (ULI) reports, and conclusions from The State of the Nation’s Housing, 2019
report from the Joint Center for Housing Studies of Harvard University. The Harvard report
summarizes the national housing outlook as follows:
If housing costs continue to rise faster than incomes, growth of households—and
of housing demand—is likely to slow. As it is, the market has only produced
enough homes to match the pace of household growth, let alone cover
replacement and second-home demand and allow normal levels of vacancies. If
current housing supply trends persist, house prices and rents will continue to
rise at a healthy clip, further limiting the housing options for many. To ensure
that the market can produce homes that meet the diverse needs of the growing
US population, the public, private, and nonprofit sectors must address
constraints on the development process. And for the millions of families and
individuals that struggle to find housing that fits their budgets, much greater
public efforts will be necessary to close the gap between what they can afford
and the cost of producing decent housing.
However, challenges to a strong domestic housing market remain. High mortgage rates make
housing unaffordable for many Americans, especially younger Americans. In addition to rising
housing costs, wages have also failed to keep pace, worsening affordability pressures. Singlefamily and multifamily housing supplies remain tight, which compound affordability issues.
The State of the Nation’s Housing report emphasizes the importance of government assistance and
intervention to keep housing affordable moving forward. Several challenges and trends shaping
the housing market are summarized below:
§

Moderate new construction and tight housing supply, particularly for affordable
housing. New construction experienced its ninth year of gains in 2018 with 1.25 million
units added to the national stock. There were about 374,000 multifamily starts in 2018,
an increase after a two-year slump in 2015 and 2016, putting multifamily growth at its
highest rate since 1988. The supply of sale homes in 2018 averaged 4.0 months, below
what is considered balanced (six months) and lower-cost homes are considered
especially scarce. The State of the Nation’s Housing report cites lack of skilled labor, higher
land prices, and land use regulations as constraints on new construction.

These trends are based on information from (1) the Joint Center for Housing Studies of Harvard University’s
publication “The State of the Nation’s Housing 2018,” (2) Urban Land Institute, “2018 Emerging Trends in Real
Estate,” and (3) the U.S. Census.

11
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§

Demand shift from renting to owning. After years of decline, the national
homeownership rate increased to 64.4% in 2017–2018, up half a percentage point from
the prior year. Trends suggest the recent homeownership increases are among
householders of all age groups; however, homeownership rates continue to remain
below historic levels from 30 years ago. Homeownership rates of those aged 65 and
older have remained strong, 2.9 percentage points above 1988 levels, and
homeownership rates among young adults have begun stabilizing after years of decline.

§

Housing affordability. In 2017, about 31.5% of American households spent more than
30% of their income on housing. This figure is down from the prior year and continues
to improve relative to its 2010 peak, bolstered by a considerable drop in the owner share
of cost-burdened households. The share of cost-burdened renter households, however,
continue to remain above that of homeowners, and renter households now exceed the
number of cost-burdened homeowners by more than 3 million. Low-income households
face an especially dire hurdle to afford housing. With such a large share of households
exceeding the traditional standards for affordability, policymakers are focusing efforts
on the severely cost burdened. Among those earning less than $15,000, 72% of
households paid more than half of their income on housing.

§

Long-term growth and housing demand. The Joint Center for Housing Studies forecasts
that, nationally, demand for new homes could total as many as 12 million units between
2018 and 2028. Much of the demand will come from Baby Boomers, Millennials,12 and
immigrants. The Urban Land Institute cites the trouble of overbuilding in the luxury
sector while demand is in mid-priced single-family houses affordable to a larger buyer
pool.

§

Growth in rehabilitation market.13 Aging housing stock and poor housing conditions
are growing concerns for jurisdictions across the United States. With almost 80% of the
nation’s housing stock at least 20 years old (and 40% at least 50 years old), Americans
are spending in excess of $400 billion per year on residential renovations and repairs. As
housing rehabilitation becomes the go-to solution to address housing conditions, the
home remodeling market has grown more than 50% since the recession ended—
generating 2.2% of national economic activity (in 2017).
Despite trends suggesting growth in the rehabilitation market, rising construction
costs and complex regulatory requirements pose barriers to rehabilitation. Lowerincome households or households on fixed-incomes may defer maintenance for
years due to limited financial means, escalating rehabilitation costs. At a certain

According to the Pew Research Center, Millennials were born between the years of 1981 to 1996 (inclusive). Read
more about generations and their definitions here: http://www.pewresearch.org/fact-tank/2018/03/01/defininggenerations-where-millennials-end-and-post-millennials-begin/.
12

To generalize, and because there is no official generation of Millennial, we define this cohort as individuals born
between 1980 and 2000.
These findings are copied from: Joint Center for Housing Studies. (2019). Improving America’s Housing, Harvard
University. https://www.jchs.harvard.edu/sites/default/files/Harvard_JCHS_Improving_Americas_Housing_2019.pdf
13
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point, the cost of improvements may outweigh the value of the structure, which may
necessitate new responses such as demolition or redevelopment.
§

Changes in housing preference. Housing preference will be affected by changes in
demographics; most notably, the aging of Baby Boomers, housing demand from
Millennials, and growth of immigrants.
o

Baby Boomers. The housing market will be affected by the continued aging of Baby
Boomers, the oldest of whom were in their seventies in 2019 and the youngest of
whom were in their fifties in 2019. Baby Boomers’ housing choices will affect
housing preference and homeownership. Addressing housing needs for those
moving through their 60s, 70s, and 80s (and beyond) will require a range of housing
opportunities. For example, “the 82-to-86-year-old cohort dominates the assisted
living and more intensive care sector” while new or near-retirees may prefer aging in
place or active, age-targeted communities.14 Characteristics like immigration and
ethnicity play a role too, as “older Asians and Hispanics are more likely than whites
or blacks to live in multigenerational households.”15 Senior households earning
different incomes may make distinctive housing choices. For instance, low-income
seniors may not have the financial resources to live out their years in a nursing home
and may instead choose to downsize to smaller, more affordable units. Seniors living
in close proximity to relatives may also choose to live in multigenerational
households.
Research shows that “older people in western countries prefer to live in their
own familiar environment as long as possible,” but aging in place does not only
mean growing old in their own homes.16 A broader definition exists, which
explains that aging in place also means “remaining in the current community
and living in the residence of one’s choice.”17 Therefore, some Boomers are likely
to stay in their home as long as they are able, and some will prefer to move into
other housing products, such as multifamily housing or age-restricted housing
developments, before they move into to a dependent living facility or into a
familial home. Moreover, “the aging of the U.S. population, [including] the
continued growth in the percentage of single-person households, and the
demand for a wider range of housing choices in communities across the country
is fueling interest in new forms of residential development, including tiny
houses.”18

14

Urban Land Institute. Emerging Trends in Real Estate, United States and Canada. 2018.

Herbert, Christopher and Hrabchak Molinsky (2015). Meeting the Housing Needs of an Aging Population.
https://shelterforce.org/2015/05/30/meeting_the_housing_needs_of_an_aging_population/

15

16

Vanleerberghe, Patricia, et al. The quality of life of older people aging in place: a literature review. 2017.

17

Ibid.

18

American Planning Association. Making Space for Tiny Houses, Quick Notes.
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o

Millennials. Over the last several decades, young adults have increasingly been living
in multigenerational housing—more so than older demographics.19 Despite this
trend, as Millennials age over the next 20 years, they will be forming households and
families. In 2018, the oldest Millennials were in their late-30s and the youngest were
in their late teens. By 2040, Millennials will be between 40 and 60 years old.
At the beginning of the 2007–2009 recession, Millennials only started forming
their own households. Today, Millennials are driving much of the growth in new
households, albeit at slower rates than previous generations. From 2012 to 2017,
Millennials formed an average of 2.1 million net new households each year.
Twenty-six percent of Millennials aged 25 to 34 lived with their parents (or other
relatives) in 2017.
Millennials’ average wealth may remain far below Boomers and Gen Xers, and
student loan debt will continue to hinder consumer behavior and affect
retirement savings. As of 2015, Millennials comprised 28% of active home
buyers, while Gen Xers comprised 32% and Boomers 31%.20 That said, “over the
next 15 years, nearly $24 trillion will be transferred in bequests,” presenting new
opportunities for Millennials (as well as Gen Xers).

o

Immigrants. Research on foreign-born populations shows that immigrants, more than
native-born populations, prefer to live in multigenerational housing. Still,
immigration and increased homeownership among minorities could also play a key
role in accelerating household growth over the next 10 years. Current Population
Survey estimates indicate that the number of foreign-born households rose by nearly
400,000 annually between 2001 and 2007, and they accounted for nearly 30% of
overall household growth. Beginning in 2008, the influx of immigrants was
staunched by the effects of the Great Recession. After a period of declines, however,
the foreign born are again contributing to household growth. The Census Bureau’s
estimates of net immigration in 2017–2018 indicate that 1.2 million immigrants
moved to the United States from abroad, down from 1.3 million immigrants in 2016–
2017 but higher than the average annual pace of 850,000 during the period of 2009–
2011. However, if recent federal policies about immigration are successful, growth in
undocumented and documented immigration could slow and cause a drag on
household growth in the coming years.

According to the Pew Research Center, in 1980, just 11% of adults aged 25 to 34 lived in a multigenerational family
household, and by 2008, 20% did (82% change). Comparatively, 17% of adults aged 65 and older lived in a
multigenerational family household, and by 2008, 20% did (18% change).
20 Srinivas, Val and Goradia, Urval (2015). The future of wealth in the United States, Deloitte Insights.
https://www2.deloitte.com/insights/us/en/industry/investment-management/us-generational-wealth-trends.html
19
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o

§

Diversity. The growing diversity of American households will have a large impact on
the domestic housing markets. Over the coming decade, minorities will make up a
larger share of young households and constitute an important source of demand for
both rental housing and small homes. The growing gap in homeownership rates
between whites and blacks, as well as the larger share of minority households that
are cost burdened warrants consideration. Since 1988, the difference in
homeownership rates between whites and blacks rose by 3.9 percentage points to
30.1% in 2018. Alternatively, the gap between white and Latinx homeownership
rates and white and Asian homeownership rates both decreased during this period
but remained sizable at 26.0 and 16.0 percentage points, respectively. Although
homeownership rates are increasing for some minorities, large shares of minority
households are more likely to live in high-cost metro areas. This, combined with
lower incomes than white households, leads to higher rates of cost burden for
minority homeowners—30.2% for blacks, 29.6% for Latinx, 27.3% for Asians/others,
and 20.4% for whites in 2017.

Changes in housing characteristics. The U.S. Census Bureau’s Characteristics of New
Housing Report (2018) presents data that show trends in the characteristics of new
housing for the nation, state, and local areas. Several long-term trends in the
characteristics of housing are evident from the New Housing Report:21
o

Larger single-family units on smaller lots. Between 1999 and 2018, the median size of
new single-family dwellings increased by 18% nationally, from 2,028 sq. ft. to 2,386
sq. ft., and 17% in the western region from 2,001 sq. ft. in 1999 to 2,341 sq. ft in 2018.
Moreover, the percentage of new units smaller than 1,400 sq. ft. nationally decreased
by more than half, from 15% in 1999 to 7% in 2018. The percentage of units greater
than 3,000 sq. ft. increased from 17% in 1999 to 28% of new one-family homes
completed in 2018. In addition to larger homes, a move toward smaller lot sizes was
seen nationally. Between 2009 and 2018, the percentage of lots less than 7,000 sq. ft.
increased from 25% to 32% of lots.

o

Larger multifamily units. Between 1999 and 2018, the median size of new multifamily
dwelling units increased by 5.4% nationally. In the western region, the median size
decreased by 2.0%. Nationally, the percentage of new multifamily units with more
than 1,200 sq. ft. increased from 28% in 1999 to 36% in 2018 and increased from 25%
to 29% in the western region.

U.S. Census Bureau, Highlights of Annual 2018 Characteristics of New Housing. Retrieved from:
https://www.census.gov/construction/chars/highlights.html.

21
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o

Household amenities. Across the United States since 2013, an increasing number of
new units had air-conditioning (fluctuating year by year at over 90% for both new
single-family and multifamily units). In 2000, 93% of new single-family houses had
two or more bathrooms, compared to 96% in 2018. The share of new multifamily
units with two or more bathrooms decreased from 55% of new multifamily units to
44%. As of 2018, 92% of new single-family houses in the United States had garages
for one or more vehicles (from 89% in 2000).

o

Shared amenities. Housing with shared amenities grew in popularity, as it may
improve space efficiencies and reduce per-unit costs/maintenance costs. Single-room
occupancies (SROs), 22 cottage clusters, cohousing developments, and multifamily
products are common housing types that take advantage of this trend. Shared
amenities may take many forms and include shared bathrooms, kitchens, other
home appliances (e.g., laundry facilities, outdoor grills), security systems, outdoor
areas (e.g., green spaces, pathways, gardens, rooftop lounges), fitness rooms,
swimming pools, tennis courts, and free parking.23

State Trends
Oregon’s 2016–2020 Consolidated Plan includes a detailed housing needs analysis as well as
strategies for addressing housing needs statewide. The plan concludes that “a growing gap
between the number of Oregonians who need affordable housing and the availability of
affordable homes has given rise to destabilizing rent increases, an alarming number of evictions
of low- and fixed- income people, increasing homelessness, and serious housing instability
throughout Oregon.”
It identified the following issues that describe housing need statewide:24
§

For housing to be considered affordable, a household should pay up to one-third of their
income toward rent, leaving money left over for food, utilities, transportation, medicine,
and other basic necessities. Today, one in two Oregon households pays more than onethird of their income toward rent, and one in three pays more than half of their income
toward rent.

Single-room occupancies are residential properties with multiple single-room dwelling units occupied by a single
individual. From: U.S. Department of Housing and Urban Development. (2001). Understanding SRO.
https://www.hudexchange.info/resources/documents/Understanding-SRO.pdf
22

Urbsworks. (n.d.). Housing Choices Guidebook: A Visual Guide to Compact Housing Types in Northwest Oregon.
https://www.oregon.gov/lcd/Publications/Housing-Choices-Booklet_DIGITAL.pdf

23

Saiz, Albert and Salazar, Arianna. (n.d.). Real Trends: The Future of Real Estate in the United States. Center for Real
Estate, Urban Economics Lab.
24

These conclusions are copied directly from the report: Oregon’s 2016–2020 Consolidated Plan
http://www.oregon.gov/ohcs/docs/Consolidated-Plan/2016-2020-Consolidated-Plan-Amendment.pdf.
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§

More school children are experiencing housing instability and homelessness. The rate of
K–12 homeless children increased by 12% from the 2013–2014 school year to the 2014–
2015 school year.

§

Oregon has 28,500 rental units that are affordable and available to renters with
extremely low incomes. There are about 131,000 households that need those apartments,
leaving a gap of 102,500 units.

§

Housing instability is fueled by an unsteady, low-opportunity employment market.
Over 400,000 Oregonians are employed in low-wage work. Low-wage work is a growing
share of Oregon’s economy. When wages are set far below the cost needed to raise a
family, the demand for public services grows to record heights.

§

Women are more likely than men to end up in low-wage jobs. Low wages, irregular
hours, and part-time work compound issues.

§

People of color historically constitute a disproportionate share of the low-wage work
force. About 45% of Latinx, and 50% of African Americans, are employed in low-wage
industries.

§

The majority of low-wage workers are adults over the age of 20, many of whom have
earned a college degree, or some level of higher education.

§

In 2019, minimum wage in Oregon25 was $11.25, compared to $12.50 in the Portland
Metro, and $11.00 for nonurban counties.

Oregon’s 2018 Statewide Housing Plan identified six housing priorities to address in communities
across the State over 2019 to 2023, summarized below. It includes relevant data to help illustrate
the rationale for each priority. The 2018 Statewide Housing Plan describes the Oregon Housing
and Community Services’ (OHCS) goals and implementation strategies for achieving the
goals.26
§

Equity and Racial Justice. Advance equity and racial justice by identifying and addressing
institutional and systemic barriers that have created and perpetuated patterns of disparity in
housing and economic prosperity.
o

Summary of the Issue: In Oregon, 26% of people of color live below the poverty line,
compared to 15% of the white population.

The 2016 Oregon Legislature, Senate Bill 1532, established a series of annual minimum wage rate increases
beginning July 1, 2016, through July 1, 2022. https://www.oregon.gov/boli/whd/omw/pages/minimum-wage-ratesummary.aspx

25

Priorities and factoids are copied directly from the report: Oregon Housing and Community Services (November
2018). Breaking New Ground, Oregon’s Statewide Housing Plan, Draft.
https://www.oregon.gov/ohcs/DO/shp/OregonStatewideHousingPlan-PublicReviewDraft-Web.pdf

26

ECONorthwest

Silverton Housing Needs Analysis

Silverton City Council Meeting November 2, 2020

32
111 of 354

Back to Agenda

o

§

§

§

§

2019–2023 Goal: Communities of color will experience increased access to OHCS
resources and achieve greater parity in housing stability, self-sufficiency, and
homeownership. OHCS will collaborate with its partners and stakeholders to create
a shared understanding of racial equity and overcome systemic injustices faced by
communities of color in housing discrimination, access to housing, and economic
prosperity.

Homelessness. Build a coordinated and concerted statewide effort to prevent and end
homelessness, with a focus on ending unsheltered homelessness of Oregon’s children and
veterans.
o

Summary of the Issue: According to the Point-in-Time count, approximately 14,000
Oregonians experienced homelessness in 2017, an increase of nearly 6% since 2015.
Oregon’s unsheltered population increased faster than the sheltered population, and
the state’s rate of unsheltered homelessness is the third highest in the nation at 57%.
The state’s rate of unsheltered homelessness among people in families with children
is the second highest in the nation at 52%.

o

2019–2023 Goal: OHCS will drive toward impactful homelessness interventions by
increasing the percentage of people who are able to retain permanent housing for at
least six months after receiving homeless services to at least 85 percent. We will also
collaborate with partners to end veterans’ homelessness in Oregon and build a
system in which every child has a safe and stable place to call home.

Permanent Supportive Housing. Invest in permanent supportive housing, a proven strategy
to reduce chronic homelessness and reduce barriers to housing stability.
o

Summary of the Issue: Oregon needs about 12,388 units of permanent supportive
housing to serve individuals and families with a range of needs and challenges.

o

2019–2023 Goal: OHCS will increase our commitment to permanent supportive
housing by funding the creation of 1,000 or more additional permanent supportive
housing units to improve the future long-term housing stability for vulnerable
Oregonians.

Affordable Rental Housing. Work to close the affordable rental housing gap and reduce
housing cost burden for low-income Oregonians.
o

Summary of the Issue: Statewide, over 85,000 new units are needed to house those
households earning below 30% of median family income (MFI) in units affordable to
them. The gap is even larger when accounting for the more than 16,000 units
affordable at 30% of MFI, which are occupied by households at other income levels.

o

2019–2023 Goal: OHCS will triple the existing pipeline of affordable rental housing
—up to 25,000 homes in the development pipeline by 2023. Residents of affordable
rental housing funded by OHCS will have reduced cost burden and more
opportunities for prosperity and self-sufficiency.

Homeownership. Provide more low- and moderate-income Oregonians with the tools to
successfully achieve and maintain homeownership, particularly in communities of color.
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§

o

Summary of the Issue: In Oregon, homeownership rates for all categories of people
of color are lower than for white Oregonians. For white non-Latinx Oregonians, the
home ownership rate is 63%. For Latinx and non-white Oregonians, it is 42%. For
many, homeownership rates have fallen between 2005 and 2016.

o

2019–2023 Goal: OHCS will assist at least 6,500 households in becoming successful
homeowners through mortgage lending products while sustaining efforts to help
existing homeowners retain their homes. OHCS will increase the number of
homebuyers of color in our homeownership programs by 50% as part of a concerted
effort to bridge the homeownership gap for communities of color while building
pathways to prosperity.

Rural Communities. Change the way OHCS does business in small towns and rural
communities to be responsive to the unique housing and service needs and unlock the
opportunities for housing development.
o

Summary of the Issue: While housing costs may be lower in rural areas, incomes are
lower as well: Median family income is $42,750 for rural counties versus $54,420 for
urban counties. Additionally, the median home values in rural Oregon are 30%
higher than in the rural United States, and median rents are 16% higher.

o

2019–2023 Goal: OHCS will collaborate with small towns and rural communities to
increase the supply of affordable and market-rate housing. As a result of tailored
services, partnerships among housing and service providers, private industry, and
local governments will flourish, leading to improved capacity, leveraging of
resources, and a doubling of the housing development pipeline.
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Regional and Local Demographic Trends May Affect Housing Need in Silverton
Demographic trends that might affect the key assumptions used in the baseline analysis of
housing need are (1) the aging population, (2) changes in household size and composition, and
(3) increases in diversity.
An individual’s housing needs change throughout their life, with changes in income, family
composition, and age. The types of housing needed by a 20-year-old college student differ from
the needs of a 40-year-old parent with children, or an 80-year-old single adult. As Silverton’s
population ages, different types of housing will be needed to accommodate older residents. The
housing characteristics by age data below reveal this cycle in action in Silverton.
Housing needs and
preferences change in
predictable ways over
time, such as with
changes in marital status
and size of family.
Families of different sizes
need different types of
housing.

ECONorthwest

Exhibit 22. Effect of Demographic Changes on Housing Need

Source: ECONorthwest, adapted from Clark, William A.V. and Frans M. Dieleman. 1996.
Households and Housing. New Brunswick, NJ: Center for Urban Policy Research.
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Growing Population
Silverton’s population growth will drive future demand for housing in the City over the
planning period. The population forecast in Exhibit 24 is Silverton’s official population forecast
from the Oregon Population Forecast Program. Silverton must use this forecast as the basis for
forecasting housing growth over the 2020 to 2040 period.
Silverton’s population grew by 83% between 1990 and 2018. Silverton added 4,690 new
residents, at an average annual growth rate of 2.2%.
Exhibit 23. Population, Silverton, Marion County, Oregon, and the United States, 1990, 2000, 2010,
and 2018
Source: U.S. Decennial Census 1990, 2000, and 2010. Portland State University, Population Research Center, 2018. Note: The U.S.
Census, American Community Survey 5-year estimates 2013–2017 is used in place of 2018 data for the United States.

U.S.
Oregon
Marion County
Silverton

1990
2000
2010
2018
248,709,873 281,421,906 308,745,538 327,167,434
2,842,321
3,421,399
3,831,074
4,195,300
228,483
284,834
315,335
344,035
5,635
7,414
9,222
10,325

Silverton’s population
within its UGB is projected
to grow by over 3,000
people between 2020 and
2040, at an average
annual growth rate of
1.29%.27

27

Change 1990 to 2018
Number
Percent
78,457,561
32%
1,352,979
48%
115,552
51%
4,690
83%

AAGR
1.0%
1.4%
1.5%
2.2%

Exhibit 24. Forecast of Population Growth, Silverton UGB,
2020 to 2040
Source: Oregon Population Forecast Program, Portland State University, Population
Research Center, June 2018.

10,701

13,759

3,058

29%
increase

Residents in
2020

Residents in
2040

New residents
2020 to 2040

1.29% AAGR

This projected growth is based on the Oregon Population Forecast Program’s analysis of the Silverton UGB.
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Aging Population
This section shows two key characteristics of Silverton’s population, with implications for
future housing demand in Silverton:
§

Seniors. Silverton currently has a smaller share of people over 60 years old than Marion
County. As Silverton’s senior population grows, it will have increasing demand for
housing that is suitable for elderly residents.
Demand for housing for seniors will grow over the planning period, as Baby Boomers
continue to age and retire. The Marion County forecast share of residents aged 60 years
and older will account for 25% of its population (2040), compared to around 21% in the
2013–2017 period.
The impact of growth in seniors in Silverton will depend, in part, on whether older
people already living in Silverton continue to reside there as they retire. National
surveys show that, in general, most retirees prefer to age in place by continuing to live in
their current home and community as long as possible.28 Silverton may be attractive to
newly retiring seniors because of its small-town characteristics and location within the
Willamette Valley region.
Growth in the number of seniors will result in demand for housing types specific to
seniors, such as small and easy-to-maintain dwellings, assisted-living facilities, or
age-restricted developments. Senior households will make a variety of housing choices
as their health declines, including remaining in their homes as long as they are able;
downsizing to smaller single-family homes (detached and attached), accessory dwelling
units, cottages, or multifamily units; or moving into group housing (such as assistedliving facilities or nursing homes). The challenges aging seniors face in continuing to live
in their community include changes in health-care needs, loss of mobility, home
maintenance difficulties, fixed incomes, and increases in property taxes.29

§

Silverton has a larger proportion of youth and adolescence than Marion County and
Oregon. About 33% of Silverton’s population is under 20 years old, compared to 28% of
Marion County’s population and 24% of Oregon’s population. The forecast for
population growth in Marion County shows the percent of people under 20 years old
staying about the same, at 28% of the population in the 2013–2017 period to 27% of the
population by 2040.
People between 20 and 40 years of age are referred to as the Millennial generation and
account for the largest share of the population in Oregon. By 2040, they will be between
40 and 60 years of age. The forecast for Marion County shows a slight shift in Millennials
from about 26% of the population in 2020 to about 23% of the population in 2040.

A survey conducted by the AARP indicates that 90% of people 50 years and older want to stay in their current
home and community as they age. See http://www.aarp.org/research.

28

29

“Aging in Place: A toolkit for Local Governments” by M. Scott Ball.
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Silverton’s ability to attract and retain people in this age group will depend, in large
part, on whether the city has opportunities for housing that both appeals to and is
affordable to Millennials, as well as jobs that allow younger people to live and work in
Silverton.
In the near-term, Millennials may increase demand for rental units. The long-term
housing preference of Millennials is uncertain. Research suggests that Millennials’
housing preferences may be similar to Baby Boomers, with a preference for single-family
detached units, albeit smaller and less costly. Recent surveys about housing preference
suggest that Millennials want affordable single-family homes in areas that offer
transportation alternatives to cars, such as suburbs or small cities with walkable
neighborhoods.30
A recent survey of people living in the Portland region shows that Millennials prefer
single-family detached housing. The survey finds that housing price is the most
important factor in choosing housing for younger residents.31 The survey results suggest
Millennials are more likely than other groups to prefer housing in an urban
neighborhood or town center. While this survey is for the Portland region, it shows
similar results as national surveys and studies about housing preference for Millennials.
Growth in Millennials and Seniors in Silverton will result in increased demand for both
affordable single-family detached housing (such as small-lot single-family detached units and
cottages), as well as increased demand for affordable townhouses and multifamily housing
(such as duplexes, triplexes, quadplexes, or apartments). Growth in these populations will
result in increased demand for both ownership and rental opportunities, with an emphasis on
housing that is comparatively affordable. There is potential for attracting new residents to
housing in Silverton’s commercial areas, especially if the housing is relatively affordable and
located in proximity to services.

30 The American Planning Association, “Investing in Place; Two generations’ view on the future of communities.”
2014.
“Access to Public Transportation a Top Criterion for Millennials When Deciding Where to Live, New Survey Shows,”
Transportation for America.
“Survey Says: Home Trends and Buyer Preferences,” National Association of Home Builders International Builders
31

Davis, Hibbits, & Midghal Research, “Metro Residential Preference Survey,” May 2014.
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From 2000 to 2013–
2017, Silverton’s median
age increased by four
years.

Exhibit 25. Median Age, Silverton, Marion County, and Oregon, 2000
to 2013–2017
Source: U.S. Census Bureau, 2000 Decennial Census Table B01002, 2013–2017 ACS, Table
B01002.

50
45
40

37
34

33

35

36

36

39

30
25
20
15
10
5
0

Silverton

In 2013–2017, about a
third of Silverton’s
population was under 20
years old.
Silverton had more youth
and adolescence than
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Exhibit 26. Population Distribution by Age, Silverton, Marion County,
and Oregon, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS, Table B01001.
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Between 2000 and
2013–2017, all age
groups in Silverton grew
in size.
The largest increase in
residents were those aged
60 and older.
The increase in people
under 20 years old
suggests that Silverton is
attracting (or retaining)
families with children.

Exhibit 27. Population Growth by Age, Silverton, 2000 to 2013–
2017
Source: U.S. Census Bureau, 2000 Decennial Census Table P012 and 2013–2017 ACS, Table
B01001.
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Exhibit 28. Fastest-Growing Age Groups, Marion County, 2020 to
2040
Source: Portland State University, Population Research Center, Marion County Forecast,
June 2017.
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The age group that is
forecast to increase in
Marion County is people
60 years and older.
This suggests that
Silverton’s population of
seniors will also increase
by 2040.

Exhibit 29. Population Growth by Age Group, Marion County, 2020
and 2040
Source: Portland State University, Population Research Center, Marion County Forecast, June
2017.
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Increased Ethnic Diversity
The number of Latinx residents increased in Silverton (by about 137 people), while the share of
Latinx individuals declined from 12% of Silverton’s population in 2000 to 10% of the population
in the 2013–2017 period. Silverton is less ethnically diverse than both Marion County and
Oregon.
The U.S. Census Bureau forecasts that at the national level, the Latinx population will continue
growing faster than most other non-Latinx populations between 2020 and 2040. The Census
forecasts that the Latinx population will increase 93%, from 2016 to 2060, and foreign-born
Latinx populations will increase by about 40% in that same time.32
Continued growth in the Latinx population will affect Silverton’s housing needs in a variety of
ways.33 Growth in first and, to a lesser extent, second and third generation Latinx immigrants,
will increase demand for larger dwelling units to accommodate the, on average, larger
household sizes for these households. Foreign-born households, including Latinx immigrants,
are more likely to include multiple generations, requiring more space than smaller household
sizes. As Latinx households integrate over generations, household size typically decreases, and
housing needs become similar to housing needs for all households.
According to the State of Hispanic Homeownership report from the National Association of
Hispanic Real Estate Professionals,34 the Latinx population accounted for 32.4% of the nation’s
household formation in 2018, up 3.8 percentage points from 2017. The rate of homeownership
for Latinx households increased from 45.6% in 2015 to 47.1% in 2018. 35 The only demographic
that increased their rate of homeownership from 2016 to 2017 was Latinx households.
The State of Hispanic Homeownership report also cited the lack of affordable housing products as
a substantial barrier to homeownership. The report found that Latinx households were more
likely than non-Latinx households to be nuclear households, composed of married couples with
children, and multigeneration households in the same home (such as parents and adult children
living together). These housing preferences—affordability and larger household size—will
influence the housing market as the Latinx population continues to grow.36 Accordingly, growth
in Latinx households will likely result in increased demand for housing of all types, both for
ownership and rentals, with an emphasis on housing that is comparatively affordable.

U.S. Census Bureau, Demographic Turning Points for the United States: Population Projections for 2020 to 2060, pg. 7,
https://www.census.gov/content/dam/Census/library/publications/2018/demo/P25_1144.pdf
32

Pew Research Center. Second-Generation Americans: A Portrait of the Adult Children of Immigrants, February 7, 2013,
Appendix 8, http://www.pewsocialtrends.org/2013/02/07/appendix-1-detailed-demographic-tables/.
National Association of Hispanic Real Estate Professionals. 2017 State of Hispanic Homeownership Report, 2017.

33

National Association of Hispanic Real Estate Professionals (2018). 2018 State of Hispanic Homeownership Report.
Retrieved from: https://nahrep.org/downloads/2018-state-of-hispanic-homeownership-report.pdf

34

35

Ibid.

36

Ibid.
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Exhibit 30. Latinx Population as a Percent of the Total Population,
Silverton, Marion County, Oregon, 2000 and 2013–2017
Source: U.S. Census Bureau, 2000 Decennial Census Table P008, 2013–2017 ACS Table
B03002.
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Racial Diversity37
The non-white population is defined as the share of the population that identifies as another
race other than “white alone” according to Census definitions. Racial diversity in Silverton
decreased from 2000 to the 2013–2017 period. Silverton was less racially diverse than both
Marion County and Oregon.
The share of the nonwhite
population in Silverton
decreased from 2000 to the
2013–2017 period.

Exhibit 31. Nonwhite Population as a Percent of Total Population,
Silverton, 2000 and 2013–2017
Source: U.S. Census Bureau, 2000 Decennial Census Table P008, 2013–2017 ACS Table
B02001.
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Exhibit 32. Nonwhite Population as a Percent of Total Population,
Silverton, Marion County, Oregon, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS Table B02001.
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The US Census Bureau considers race and ethnicity as two distinct concepts. The Census applies two categories for
ethnicity, which are Hispanic or Latino (i.e., Latinx) and Not Hispanic or Latino (i.e., Non-Latinx). Latinx is an
ethnicity and not a race, meaning individuals who identify as Latinx may be of any race. The share of the population
that identifies as Latinx should not be added to percentages for racial categories.
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Household Size and Composition
Silverton’s household composition shows that households in Silverton are similar to Marion
County averages. On average, Silverton’s households are similar in size to Marion County’s
average households but were larger than Oregon’s average households.
Silverton’s average
household size was about
the same as Marion
County’s but larger than
Oregon’s.

Exhibit 33. Average Household Size, Silverton, Marion County,
Oregon, 2013–2017

Silverton had a similar
share of one and twoperson households to
Marion County.
Silverton had a larger
share of households with
three or more households,
consistent with the larger
share of people under age
20 (i.e., families with
children) in Silverton.

Exhibit 34. Household Size, Silverton, Marion County, Oregon,
2013–2017

Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B25010.
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Exhibit 35. Household Composition, Silverton, Marion County,
Oregon, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table DP02.
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Exhibit 36. Change in Household Composition, Silverton, 2000 and
2013–2017
Source: U.S. Census Bureau, 2010 Decennial Census, Table P20; 2013–2017 ACS 5-year
estimate, Table DP02.
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The share of Silverton’s
households (with two or
more persons per
household) decreased by
age 65 and older.

Exhibit 37. Households by Household Size and Age of Householder,
Silverton, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B25116.
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Exhibit 38. Households by Household Size, Tenure, and Age of
Householder, Silverton, 2013–2017
Source: U.S. Census Bureau, 2000 Decennial Census, Table HCT012; 2013–2017 ACS 5year estimate, Table B25116.
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Income of Silverton Residents
Income is one of the key determinants in housing choice and households’ ability to afford
housing. Median household income in Silverton is higher than the Marion County median
income and the states median household income.
In the 2013–2017 period,
Silverton’s median
household income (MHI)
was above that of the
county, state, and most
comparison cities.

Exhibit 39. Median Household Income, Silverton, Marion County,
Oregon, and Comparison Cities, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B25119.
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Median household income
was highest for 4-person
households.
The median household
income more than doubled
between 1- and 2-person
households.

Exhibit 40. Median Household Income by Household Size, Silverton,
2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B25119.
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After adjusting for
inflation, Silverton’s
median household income
(MHI) increased by 3%
from 2000 to 2013–2017.
In contrast over the same
period, Marion County and
Oregon’s inflation adjusted
MHIs declined by 10% and
7%, respectively.

Exhibit 41. Change in Median Household Income, Silverton, Marion
County, Oregon, 2000 to 2013–2017, Inflation-adjusted

Source: U.S. Census Bureau, 2000 Decennial Census, Table HCT012; 2013–2017 ACS 5-year
estimate, Table B25119.
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Silverton household
income was higher than
the County averages.
Silverton had a smaller
share of households
earning less than
$25,000/year.
Silverton had a larger share
of households earning
more than $100,000/year
than Marion County and
Oregon.

Exhibit 42. Distribution of Household Income, Silverton, Marion
County, Oregon, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B19001.
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Exhibit 43. Household Income by Age of Head of Household,
Silverton, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B19037.
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Commuting Trends
Silverton is part of the complex, interconnected economy of Marion County. Of the more than
3,400 people who work in Silverton, 79% of workers commute into Silverton from other areas,
most notably Salem. More than 3,600 residents of Silverton commute out of the city for work,
many of them to Salem.
Silverton is part of an
interconnected regional
economy.
About 2,700 people
commuted into Silverton
for work, and about 3,600
people living in Silverton
commuted out of the city
for work.

Exhibit 44. Commuting Flows, Silverton, 2015

About 21% of people who
worked at businesses
located in Silverton also
lived in Silverton.
The remainder commuted
from Salem and other
parts of the region.

Exhibit 45. Places Where Workers at Businesses in Silverton
Lived, 2015

About 45% of Silverton
residents worked in either
Silverton, Salem, or
Portland.

Exhibit 46. Places Where Silverton Residents were Employed,
2015

Source: U.S. Census Bureau, Census On the Map.
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About a third of Silverton
residents had a commute
time that took less than 15
minutes.

Exhibit 47. Commute Time by Place of Residence, Silverton,
Marion County, Oregon, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B08303.
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Homelessness
Based on Marion County’s
Point-in-Time homeless
count, about 1,000 people
were homeless in Marion
County at the time of the
count.

Exhibit 48. Number of Persons Homeless, Marion County, Point-inTime Count, 2017 and 2018

The number of unsheltered
individuals experiencing
homelessness increased
between 2017 and 2018.

Exhibit 49. Number of Persons Homeless by Living Situation,
Marion County, Point-in-Time Count, 2018

Source: Mid-Willamette Community Action.
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Regional and Local Trends Affecting Affordability in
Silverton
This section describes changes in sales prices, rents, and housing affordability in Silverton since
2000. Where data is available, this section compares Silverton’s housing costs to other cities in
the region, Marion county, and Oregon.

Changes in Housing Costs
Silverton’s median housing sales price was $429,000 in May of 2019 and has grown in cost over
the last several years. Silverton’s housing sales were also generally higher than cities in the
region. Between May 2016 and May 2019, the median cost of a home grew by $179,000 (72%) in
Silverton.
Silverton had the highest
median home sales price
in May of 2019 when
compared against Salem,
Woodburn, and Keizer.

Since January of 2015,
Silverton’s median home
sales prices have generally
trended above those of
comparison cities.
Between January of 2015
and April of 2019,
Silverton’s median housing
price increased by 57% or
$116,000.

Exhibit 50. Median Home Sale Price, Silverton38 and
Comparison Cities, May 2019
Source: Redfin (Salem, Keizer, and Woodburn) and Property Radar (Silverton)

$276K

$290K

$325K

$429K

Woodburn

Salem

Keizer

Silverton

Exhibit 51. Monthly Median Sales Price, Silverton and Comparison
Cities, January 2015 to April 2019
Source: Redfin (Salem, Keizer, and Woodburn) and Property Radar (Silverton).
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Silverton’s median home sales price fluctuates by month based on the number of homes sold at various price
points. For example, in April 2019, Silverton’s median home sales price was $321,000. In June 2019, Silverton’s
median home sales price was $370,800.
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Source: U.S. Census Bureau, 2000 Decennial Census, Tables HCT012 and H085, and
2013–2017 ACS, Tables B19013 and B25077.
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The decline of housing
affordability in Silverton was
similar to regional
comparison cities (e.g.,
Salem, Molalla, and
Sublimity). The housingvalue- to-income ratio grew
slower in Silverton than in
Stayton.

Exhibit 52. Ratio of Median Housing Value to Median Household
Income, Silverton, Marion County, Oregon, and Comparison Cities,
2000 to 2013–201739

Si

Since 2000, housing costs
in Silverton have increased
faster than incomes, but to
a lesser degree when
compared to Marion County
and Oregon.
The household reported
median value of a house in
Silverton was 3.8 times the
median household income
in 2000, and 4.1 times the
median household income
in the 2013–2017 period.

This ratio compares the median value of housing in Silverton (and other places) to the median household income.
Inflation-adjusted median owner values in Silverton increased from $220,224 in 2000 to $247,100 in 2013–2017. Over
the same period, inflation-adjusted median income decreased from $58,559 to $60,603.

39
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Rental Costs
Rent costs in Silverton are lower than average for Marion County and the state. The following
charts show gross rent (which includes the cost of rent plus utilities) for Silverton in comparison
to Marion County and Oregon based on Census data.
The median gross rent in
Silverton was $902 in the
2013–2017 period.
Rent in Silverton is lower
than Marion County and
Oregon’s median rents.

Exhibit 53. Median Gross Rent, Silverton, Marion County, Oregon,
2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS 5-year estimate, Table B25064.
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About 65% of renters in
Silverton pay less than
$1,000 per month.
About 17% of Silverton’s
renters pay $1,250 or more
in gross rent per month, an
identical share to Marion
County but a smaller share
than the state.

Exhibit 54. Gross Rent, Silverton, Marion County, Oregon, 2013–
2017
Source: U.S. Census Bureau, 2013–2017 ACS Table B25063.
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Housing Affordability
A typical standard used to determine housing affordability is that a household should pay no
more than a certain percentage of household income for housing, including payments and
interest or rent, utilities, and insurance. The Department of Housing and Urban Development’s
guidelines indicate that households paying more than 30% of their income on housing
experience “cost burden” and households paying more than 50% of their income on housing
experience “severe cost burden.” Using cost burden as an indicator is one method of
determining how well a city is meeting the Goal 10 requirement to provide housing that is
affordable to all households in a community.
About 19% of Silverton’s households are cost burdened and 11% are severely cost burdened.
About 46% of renter households are cost burdened, compared with 23% of homeowners.
Overall, Silverton has a slightly smaller share of cost-burdened households than Marion County
and Oregon.
For example, about 15% of Silverton’s households have an income of less than $25,000 per year.
These households can afford rent of less than $625 per month, or a home with a value of less
than $75,000. Most, but not all, of these households are cost burdened.
Overall, about 30% of all
households in Silverton are
cost burdened.
Silverton has one of the
lower shares of costburdened households
relative to all comparison
cities, Marion County, and
Oregon for the 2013–2017
period.

Exhibit 55. Housing Cost Burden, Silverton, Marion County, Oregon,
Other Comparison Cities, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS Tables B25091 and B25070.
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From 2000 to the 2013–
2017 period, the number of
cost-burdened and severely
cost–burdened households
fell by 1% in Silverton.

Exhibit 56. Change in Housing Cost Burden, Silverton, 2000 to
2013–2017
Source: U.S. Census Bureau, 2000 Decennial Census, Tables H069 and H094 and 2013–
2017 ACS Tables B25091 and B25070.
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Renters are much more
likely to be cost burdened
than homeowners.
In the 2013–2017 period,
about 46% of Silverton’s
renters were cost burdened
or severely cost burdened,
compared to 23% of
homeowners.
About 17% of Silverton’s
renters were severely cost
burdened.
In comparison, 25% of
Oregon’s renter households
were cost burdened and
27% were severely cost
burdened.

Not Cost Burdened

Exhibit 57. Housing Cost Burden by Tenure, Silverton, 2013–2017
Source: U.S. Census Bureau, 2013–2017 ACS Tables B25091 and B25070.
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Nearly all households
earning less than $20k per
year are cost burdened.
Over half of households
earning between $20k and
$35k per year are cost
burdened, and nearly onethird of households earning
between $35k and $50k per
year are cost burdened.

Exhibit 58. Cost Burdened by Household Income, Silverton, 2013–
2017
Source: U.S. Census Bureau, 2013–2017 ACS Table S2503.

100%

8%
37%

80%

70%

60%
40%

72%
98%

92%
63%

20%

30%

28%
2%

0%
Less than
$20,000
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Cost Burdened
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$49,999
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$74,999

$75,000 or
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Not Cost Burdened

While cost burden is a common measure of housing affordability, it does have some limitations.
Two important limitations are:
§

A household is defined as cost burdened if the housing costs exceed 30% of their
income, regardless of actual income. The remaining 70% of income is expected to be
spent on non-discretionary expenses, such as food or medical care, and on discretionary
expenses. Households with higher incomes may be able to pay more than 30% of their
income on housing without impacting the household’s ability to pay for necessary nondiscretionary expenses.

§

Cost burden compares income to housing costs and does not account for accumulated
wealth. As a result, the estimate of how much a household can afford to pay for housing
does not include the impact of a household’s accumulated wealth. For example, a
household of retired people may have relatively low income, but they may have
accumulated assets (such as profits from selling another house) that allow them to
purchase a house that would be considered unaffordable to them based on the costburden indicator.
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Another way of exploring the issue of financial need is to review housing affordability at
varying levels of household income.
Fair Market Rent for a
two-bedroom apartment
in Marion County is
$1,001.

A household must earn
at least $19.25 per hour
to afford a two-bedroom
unit at Fair Market Rent
($1,001) in Marion
County.

ECONorthwest

Exhibit 59. HUD Fair Market Rent (FMR) by Unit Type,
Marion County, 2020
Source: U.S. Department of Housing and Urban Development.

$709

$761

$1,001

$1,444

$1,757

Studio

1-Bedroom

2-Bedroom

3-Bedroom

4-Bedroom

Exhibit 60. Affordable Housing Wage, Marion County, 2020
Source: U.S. Department of Housing and Urban Development; Oregon Bureau of Labor and
Industries.
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Affordable housing wage for two-bedroom unit in Marion County
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A household earning median income ($69,400) can afford a monthly rent of about $1,700 or a
home roughly valued between $243,000 and $278,000.
Exhibit 61. Financially Attainable Housing, by Median Family Income (MFI) for Marion County
($69,400), Silverton, 2019
Source: U.S. Department of Housing and Urban Development, Marion County, 2019. Oregon Employment Department, 2017.

If your household earns....

$20,800

$34,700

$55,500

$69,400

$83,300

(30% of MFI)

(50% of MFI)

(80% of MFI)

(100% of MFI)

(120% of MFI)

$870

$1,400

$1,700

$2,100

OR

OR

OR

OR

$104,000$122,000

$194,000$222,000

$243,000$278,000

$292,000$333,000

Then you can afford....
$520

monthly rent

monthly rent

monthly rent

home sales price

Cashier
$24,260

Teacher Assistant
$33,490

Construction Worker
$51,000

$47,770

$27,130

About 26% of Silverton’s
households have incomes
less than $34,700 (about
50% of MFI) and cannot
afford a two-bedroom
apartment at Marion
County’s Fair Market Rent
(FMR) of $1,001.

home sales price

Postal Carrier

Pharmacy Aid

monthly rent

home sales price

home sales price

Police Officer

Chemist

$68,730

$87,482

Architect

Electrician

$72,924

$65,087

Exhibit 62. Share of Households, by Median Family Income (MFI) for
Marion County ($69,400), Silverton, 2013–2017
Source: U.S. Department of Housing and Urban Development, Marion County, 2019. U.S.
Census Bureau, 2013–2017 ACS Table 19001.
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Exhibit 63 illustrates the types of financially attainable housing by income level in Marion
County. Generally speaking, however, lower-income households will be renters occupying
existing housing. Newly built housing will be a combination of renters (most likely in
multifamily housing) and homeowners. The types of housing affordable for the lowest-income
households are limited to government-subsidized housing, manufactured housing, lower-cost
single-family housing, and multifamily housing. The range of financially attainable housing
increases with increased income.
Exhibit 63. Types of Financially Attainable Housing by Median Family Income (MFI) for Marion
County ($69,400), Silverton, 2019
Source: U.S. Department of Housing and Urban Development, Marion County, 2019.

If your household earns …

$20,800
(30% of MFI)

$34,700
(50% of MFI)

$55,500

$69,400

$83,300

$1,400

$1,700

$2,100

Then you can afford …
$520
$870

PER MONTH

PER MONTH

(80% of MFI)

PER MONTH

(100% of MFI)

PER MONTH

(120% of MFI)

PER MONTH

Housing types generally affordable to these households are …
Single-Family Detached
manufactured homes in parks/on lots

cottage cluster

single-family

Townhomes

Multifamily
low-amenity apartments

LESS EXPENSIVE

products (5+ units), quad-plex, tri-plex, duplex condominium

Common characteristics …

Predominantly renter occupied & existing construction

MORE EXPENSIVE

Predominantly owner occupied & new construction

Government subsidized
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Exhibit 64 shows the distribution of home sales prices in 2018, and Exhibit 65 shows the
distribution of home sales prices by affordability range for 2016, 2017, and 2018. Most housing
sold in Silverton in 2018 cost between $200,000 and $400,000. Between 2016 and 2018, most
housing sold was affordable to households earning between 80% and 120% of the median
family income (MFI), or a household income of between $54,000 and $81,000.
Exhibit 64. Distribution of Home Sales Prices, Silverton, 2018
Source: Property Radar
80
67

70

Number of Home Sales, 2018

In 2018, 212 homes sold in
Silverton. The majority of
these homes (65%) sold for
prices between $200,000
and $400,000.
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Exhibit 65. Distribution of Home Sales Prices by Household Incomes (and Affordability Range),
Silverton, 2016 to 2018
Source: Property Radar
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Exhibit 66 compares the number of households by income with the number of units affordable
to those households in Silverton. Silverton currently has a deficit of housing for households
earning less than $35,000 a year and a need for higher-amenity housing for households earning
more than $100,000 a year. Silverton has a deficit of more affordable housing types (such as
government-subsidized housing, existing lower-cost apartments, and manufactured housing).
Silverton shows that some households earning $100,000 or more could pay more for housing,
showing that there may be unmet demand for high-amenity housing such as single-family
Affordable
Costs and Units by Income Level, Silverton, 2018
detached
housing Housing
and townhomes.
The types of housing available at different income levels does not always align with housing needs at those
income levels as demonstrated by the graphic below.

Exhibit 66. Affordable Housing Costs and Units by Income Level, Silverton, 2019

Source: U.S. Census Bureau, 2013–2017 ACS. Note: MFI is median family income, determined by HUD for Marion County. Marion County
MFI in 2018 was $69,400.
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Implication 1
Some lower-income households live in housing
that is more expensive than they can afford
because affordable housing is not available.
These households are cost burdened.
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Implication 2
Some higher-income households choose
housing that costs less than they can afford.
This may be the result of the household's
preference or it may be the result of a lack
of higher-cost and higher-amenity housing
that would better suit their preferences.
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Summary of the Factors Affecting Silverton’s Housing Needs
The purpose of the analysis thus far has been to provide background on the kinds of factors that
influence housing choice. While the number and interrelationships among these factors ensure
that generalizations about housing choice are difficult to make and prone to inaccuracies, it is a
crucial step to informing the types of housing that will be needed in the future.
There is no question that age affects housing type and tenure. Mobility is substantially higher
for people aged 20 to 34. On average, people in that age group will also have less income than
people who are older, and they are less likely to have children. These factors mean that younger
households are much more likely to be renters, and renters are more likely to be in multifamily
housing.
The data illustrates what more detailed research has shown and what most people understand
intuitively: life cycle and housing choice interact in ways that are predictable in the aggregate;
age of the household head is correlated with household size and income; household size and
age of household head affect housing preferences; and income affects the ability of a household
to afford a preferred housing type. The connection between socioeconomic and demographic
factors and housing choice is often described informally by giving names to households with
certain combinations of characteristics: the "traditional family," the "never-marrieds," the
"dinks" (dual-income, no kids), and the "empty-nesters."40 Thus, simply looking at the long
wave of demographic trends can provide good information for estimating future housing
demand.
Still, one is ultimately left with the need to make a qualitative assessment of the future housing
market. The following is a discussion of how demographic and housing trends are likely to
affect housing in Silverton over the next 20 years:
§ Growth in housing will be driven by growth in population. Between 1990 and 2018,
Silverton’s population grew by 4,690 people (83%). The population in Silverton’s UGB
is forecasted to grow from 10,701 to 13,759, an increase of 3,058 people (29%) between
2020 and 2040.41
§ Housing affordability is a growing challenge in Silverton. Housing affordability is a
challenge across Marion County, and Silverton is affected by these regional trends.
Housing prices are increasing faster than incomes in Silverton and Marion County,
which is consistent with state and national challenges. Silverton has a modest supply of
multifamily housing (about 15% of the city’s housing stock), but almost half of renter
households are cost burdened (46%). Silverton’s key challenge over the next 20 years is
providing opportunities for development of relatively affordable housing of all types,

40

See Planning for Residential Growth: A Workbook for Oregon's Urban Areas (June 1997).

This forecast is based on Marion County’s certified population estimate and the official forecast from the Oregon
Population Forecast Program for the 2020 to 2040 period for Silverton, shown in Exhibit 24.

41
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such as lower-cost single-family housing, townhouses and duplexes, market-rate
multifamily housing, and government-subsidized affordable housing.
§ Without substantial changes in housing policy, on average, future housing will look
a lot like past housing. That is the assumption that underlies any trend forecast, and
one that is important when trying to address demand for new housing.
The City’s residential policies can impact the amount of change in Silverton’s housing
market, to some degree. If the City adopts policies to increase opportunities to build
smaller-scale single-family and multifamily housing types (particularly multifamily
housing that is affordable to lower and higher-income households), a larger percentage
of new housing developed over the next 20 years in Silverton may begin to address the
City’s needs. Examples of policies that the City could adopt to achieve this outcome
include allowing a wider range of housing types (e.g., cottage housing, duplexes,
triplexes, quadplexes, or townhouses) in single-family zones, ensuring that there is
sufficient land zoned to allow single-family attached multifamily housing
development, supporting development of government-subsidized affordable housing,
and encouraging multifamily residential development in downtown. The degree of
change in Silverton’s housing market, however, will depend on market demand for
these types of housing in Marion County.
§ If the future differs from the past, it is likely to move in the direction of smaller
units and more diverse housing types. Most of the evidence suggests that the bulk of
the change will be in the direction of smaller average house and lot sizes for singlefamily housing. This includes providing opportunities for the development of
accessory dwelling units, cottage housing, smaller single-family detached homes,
townhomes, and multifamily housing.
Key demographic and economic trends that will affect Silverton’s future housing needs
are (1) the aging of Baby Boomers and (2) the aging of Millennials.
o

The Baby Boomer’s population is continuing to age. The changes that affect Silverton’s
housing demand as the population ages are that household sizes and
homeownership rates decrease. The majority of Baby Boomers are expected to
remain in their homes as long as possible, downsizing or moving when illness or
other issues cause them to move. Demand for specialized senior housing, such as
age-restricted housing or housing in a continuum of care from independent living to
nursing home care, may grow in Silverton.
o

ECONorthwest

Millennials will continue to form households and make a variety of housing choices. As
Millennials age, generally speaking, their household sizes will increase, and their
homeownership rates will peak by about age 55. Between 2020 and 2040,
Millennials (and the generation after) will be a key driver in demand for housing
for families with children. The ability to attract Millennials will depend on the
City’s availability of affordable renter and ownership housing. It will also
depend on the location of new housing in Silverton, as many Millennials prefer

Silverton Housing Needs Analysis

Silverton City Council Meeting November 2, 2020

65
144 of 354

Back to Agenda

to live in more urban environments.42 The decline in homeownership among the
Millennial generation has more to do with financial barriers rather than the
preference to rent.43
In summary, an aging population, increasing housing costs, housing affordability concerns for
Millennials, and other variables are factors that support the need for smaller and less expensive
units as well as a broader array of housing choices.

Choi, Hyun June; Zhu, Jun; Goodman, Laurie; Ganesh, Bhargavi; Strochak, Sarah. (2018). Millennial
Homeownership, Why is it So Low, and How Can We Increase It? Urban Institute.
https://www.urban.org/research/publication/millennial-homeownership/view/full_report

42

43

Ibid.
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5. Housing Need in Silverton
Project New Housing Units Needed in the Next 20 Years
The results of the Housing Needs Analysis are based on (1) the official population forecast for
growth in Silverton over the 20-year planning period; (2) information about Silverton’s housing
market relative to Marion County, Oregon, and nearby cities; and (3) the demographic
composition of Silverton’s existing population and expected long-term changes in the
demographics of Marion County.

Forecast for Housing Growth
This section describes the key assumptions and presents an estimate of new housing units
needed in Silverton between 2020 and 2040. The key assumptions are based on the best
available data and may rely on safe harbor provisions, when available.44
§

Population. A 20-year population forecast (in this instance, 2020 to 2040) is the
foundation for estimating needed new dwelling units. Silverton’s UGB will grow from
10,701 persons in 2020 to 13,759 persons in 2040, an increase of 3,058 people.45

§

Persons in Group Quarters.46 Persons in group quarters do not consume standard
housing units: thus, any forecast of new people in group quarters is typically derived
from the population forecast for the purpose of estimating housing demand. Group
quarters can have a big influence on housing in cities with colleges (dorms), prisons, or a
large elderly population (nursing homes). In general, any new requirements for these
housing types will be met by institutions (colleges, government agencies, health-care
corporations) operating outside what is typically defined as the housing market.
Nonetheless, group quarters require residential land. They are typically built at densities
that are comparable to that of multifamily dwellings.

A safe harbor is an assumption that a city can use in a housing needs analysis that the state has said will satisfy the
requirements of Goal 14. OAR 660-024 defines a safe harbor as “an optional course of action that a local government
may use to satisfy a requirement of Goal 14. Use of a safe harbor prescribed in this division will satisfy the
requirement for which it is prescribed. A safe harbor is not the only way, or necessarily the preferred way, to comply
with a requirement and it is not intended to interpret the requirement for any purpose other than applying a safe
harbor within this division.”

44

This forecast is based on Silverton UGB’s official forecast from the Oregon Population Forecast Program for the
2020 to 2040 period.

45

The Census Bureau's definition of group quarters is as follows: “A group quarters is a place where people live or
stay, in a group living arrangement, that is owned or managed by an entity or organization providing housing and/or
services for the residents. The Census Bureau classifies all people not living in housing units (house, apartment,
mobile home, rented rooms) as living in group quarters. There are two types of group quarters: (1) institutional, such
as correctional facilities, nursing homes, or mental hospitals and (2) Non-Institutional, such as college dormitories,
military barracks, group homes, missions, or shelters.”
46
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The 2013–2017 American Community Survey shows that 0.8% of Silverton’s
population was in group quarters. For the 2020 to 2040 period, we assume that 0.8%
of Silverton’s new population, approximately 25 people, will be in group quarters.
§

Household Size. OAR 660-024 established a safe harbor assumption for average
household size—which is the figure from the most-recent Decennial Census at the time
of the analysis. According to the 2013–2017 American Community Survey, the average
household size in Silverton was 2.75 people. Thus, for the 2020 to 2040 period, we
assume an average household size of 2.75 persons.

§

Vacancy Rate. The Census defines vacancy as "unoccupied housing units . . . determined
by the terms under which the unit may be occupied, e.g., for rent, for sale, or for
seasonal use only." The 2010 Census identified vacancy through an enumeration,
separate from (but related to) the survey of households. The Census determines vacancy
status and other characteristics of vacant units by enumerators obtaining information
from property owners and managers, neighbors, rental agents, and others.
Vacancy rates are cyclical and represent the lag between demand and the market’s
response to demand for additional dwelling units. Vacancy rates for rental and
multifamily units are typically higher than those for owner-occupied and singlefamily dwelling units.
OAR 660-024 established a safe harbor assumption for vacancy rate—which is the
figure from the current Decennial Census. According to the 2013–2017 American
Community Survey, Silverton’s vacancy rate was 5.0%. For the 2020 to 2040 period,
we assume a vacancy rate of 5.0%.

Silverton will have
demand for 1,158 new
dwelling units over the
20-year period, with an
annual average of 58
dwelling units.

Exhibit 67. Forecast of Demand for New Dwelling Units, Silverton
UGB, 2020 to 2040
Source: Calculations by ECONorthwest.

Variable

Change in persons
minus Change in persons in group quarters
equals Persons in households
Average household size
New occupied DU
times Vacancy rate
equals Vacant dwelling units
Total new dwelling units (2020-2040)
Annual average of new dwelling units
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3,058
25
3,033
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1,103
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55
1,158
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Housing Units Needed Over the Next 20 Years
Exhibit 67 presents a forecast of new housing in Silverton’s UGB for the 2020 to 2040 period.
This section determines the needed mix and density for the development of new housing
developed over this 20-year period in Silverton.
Over the next 20-years, the need for new housing developed in Silverton will generally include
a wider range of housing types and housing that is more affordable. This conclusion is based on
the following information, found in Chapter 3 and 4:
§

Silverton’s housing mix, like Marion County, is predominately single-family detached.
In the 2013–2017 period, 80% of Silverton’s housing was single-family detached, 5% was
single-family attached, and 15% was multifamily. In comparison, the mix of housing for
the county was 72% single-family detached, 4% single-family attached, and 25%
multifamily.

§

Demographic changes in Silverton suggest increases in demand for single-family
attached housing and multifamily housing. The key demographic trends that will affect
Silverton’s future housing needs are the aging of Baby Boomers and the household
formation of Millennials. The implications of these trends are increased demand from
small, older (often single person) households and increased demand for affordable
housing for families, both for ownership and rent.

§

Silverton’s median household income was $60,603, about $6,700 higher than Marion
County’s median. Approximately 42% of Silverton’s households earn less than $50,000
per year, compared to 46% in Marion County and 45% in Oregon.

§

Silverton needs more affordable housing types for homeowners. Housing sales prices
increased in Silverton over the last three years. From May 2016 to May 2019, the median
housing sales price increased by about $179,000 (72%), from about $250,000 to $429,000.
About 23% of Silverton’s homeowners are cost burdened.
A household earning 100% of Silverton’s median household income ($60,600) could
afford a home valued between $212,000 and $242,000, which is about $200,000 less than
the median home sales price of $429,000 in Silverton. A household can start to afford
median home sales prices at about 180% of Silverton’s median household income.
Roughly 18% of Silverton’s households could afford a home at the median home sales
price.

§

Silverton needs more affordable housing types for renters. A household can start to
afford Silverton’s median rents at about 60% of Silverton’s median household income.
About 46% of Silverton’s renters were cost burdened and 17% were severely cost
burdened. The rates of cost burden for Silverton renters suggests a need for more
affordable housing types for renters. Little multifamily housing was built in Silverton
since 2000, which likely exacerbated the lack of affordable multifamily housing.

These factors suggest that Silverton needs a broader range of housing types with a wider range
of price points than are currently available in Silverton’s housing stock. This includes providing
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opportunity for the development of housing types across the affordability spectrum, such as
single-family detached housing (e.g., small-lot single-family detached units, accessory dwelling
units, cottages, and “traditional” single-family housing), townhouses, duplexes, triplexes,
quadplexes, and multifamily housing with five or more units (e.g., apartments and
condominiums).
Exhibit 68 shows the forecast of needed housing in the Silverton UGB during the 2020 to 2040
period. The projection is based on the following assumptions:
§

Silverton’s official forecast for population growth shows that the city will add 3,058
people over the 20-year period. Exhibit 67 shows that the new population will result in
the need for 1,158 new dwelling units over the 20-year period.

§

The assumptions about the mix of housing in Exhibit 68 are:
o

About 65% of new housing will be single-family detached, a category which
includes manufactured housing. About 80% of Silverton’s housing was single-family
detached in the 2013–2017 period.

o

Nearly 7% of new housing will be single-family attached. About 5% of Silverton’s
housing was single-family attached in the 2013–2017 period.

o

About 13% of new housing will be duplexes, triplexes, and quadplexes. About 8%
of Silverton’s housing was duplexes, triplexes, and quadplexes in the 2013–2017
period.

o

About 15% of new housing will be multifamily with five or more units. About 7%
of Silverton’s housing was multifamily with five or more units in the 2013–2017
period.
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Silverton will have
demand for 1,158 new
dwelling units over the 20year period; 65% will be
single-family detached
housing.

Exhibit 68. Forecast of Demand for New Dwelling Units, Silverton
UGB, 2020 to 2040
Source: Calculations by ECONorthwest. Note: DU is dwelling unit.

Variable
Needed new dwelling units (2020-2040)
Dwelling units by structure type
Single-family detached
Percent single-family detached DU
equals Total new single-family detached DU
Single-family attached
Percent single-family attached DU
equals Total new single-family attached DU
Duplex, Triplex, Quadplex
Percent duplex, triplex, quadplex
equals Total new duplex, triplex, quadplex
Multifamily (5+ units)
Percent multifamily (5+ units)
equals Total new multifamily (5+ units)
equals Total new dwelling units (2020-2040)

Housing
Forecast

1,158

65%
753
7%
81
13%
151
15%
174
1,158

Exhibit 69 allocates needed housing to plan designations in Silverton. The allocation is based, in
part, on the types of housing allowed by zone in each plan designation. Exhibit 69 shows:
§ Single-Family Residential land will accommodate new single-family detached
housing (including manufactured houses on lots and in parks) accessory dwelling
units, single-family attached housing, and duplexes in the R-1 zone, R-5 zone, or both.
§ Multifamily Residential land will accommodate new single-family detached houses
(including manufactured houses on lots and in parks and accessory dwelling units),
single-family attached houses, duplexes, triplexes, quadplexes, and multifamily
housing with five or more units.
§ Agriculture / Urban Reserve land can accommodate single-family detached housing
(including manufactured houses on lot and in parks), duplexes, and accessory dwelling
units.
§ Commercial land will accommodate new dwelling unit(s) built in conjunction with a
commercial use. New freestanding dwelling units are permitted in the Downtown
Commercial zone (DFC) only.
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Exhibit 69. Allocation of Needed Housing by Housing Type and Plan Designation, Silverton UGB,
2020 to 2040
Source: ECONorthwest.

Plan Designations
Housing Type

Single-Family

Dwelling Units
Single-family detached
Single-family attached
Duplex, triplex, quadplex
Multifamily (5+ units)
Total
Percent of Units
Single-family detached
Single-family attached
Duplex, triplex, quadplex
Multifamily (5+ units)
Total

Multifamily

AG / Urban
Reserve

462
29
52
543

58
52
93
174
377

232
6
238

40%
3%
4%
0%
47%

5%
4%
8%
15%
33%

20%
0%
1%
0%
21%

TOTAL

752
81
151
174
1,158
65%
7%
13%
15%
100%

Exhibit 70 shows future housing densities, based on historical densities, in net and gross acres.47
Exhibit 70 converts between net acres and gross acres to account for land needed for rights-ofway based on empirical analysis of existing rights-of-way by plan designation in Silverton.
§ Single-Family Residential: 24% of land is in rights-of-way in this plan designation.
The densities in this designation average 4.8 dwelling units per net acre and 3.7
dwelling units per gross acre.
§ Multifamily Residential: 17% of land is in rights-of-way in this plan designation. The
densities in this designation vary due to plan designation/zoning conflicts.48 Exhibit 8
shows that all vacant land in the Multifamily plan designation is zoned R-1 and R-5.
This plan designation allows densities up to 20 units per acre in RM-10 and up to 32
units per acre in RM-20. The future densities for development in this zone are based on
historical development densities by zone in the Multifamily residential designation
(shown in Exhibit 16):

OAR 660-024-0010(6) defines net buildable acre as “43,560 square feet of residentially designated buildable land
after excluding future rights-of-way for streets and roads.” While the administrative rule does not include a
definition of a gross buildable acre, using the definition above, a gross buildable acre will include areas used for
rights-of-way for streets and roads. Areas used for rights-of-way are considered unbuildable.

47

The Multifamily plan designation should be composed of RM-10 and RM-20 zoned parcels, but it also contains R-1
and R-5 zoned parcels. All the buildable acreage in the Multifamily plan designation is zoned R-1 and R-5 (which
technically belong to the Single-Family plan designation). This will impact housing capacity in the Multifamily plan
designation.

48
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o

Densities in this designation, zoned R-1, average 4.5 dwelling units per net acre and
3.8 dwelling units per gross acre. This analysis assumes that the 14 buildable acres of
R-1 land in the Multifamily plan designation will develop at this density (3.8
dwelling units per gross acre).

o

Densities in this designation, zoned R-5, average 8.1 dwelling units per net acre and
6.8 dwelling units per gross acre. This analysis assumes that the 5 buildable acres of
R-5 land in the Multifamily plan designation will develop at this density (6.8
dwelling units per gross acre).

o

Densities in this designation, zoned RM-10 and RM-20, average 20.8 dwelling units
per net acre and 17.5 dwelling units per gross acre. This is based on the analysis of
multifamily housing density in those respective zones and plan designation (see
Exhibit 16). There is currently no land in the Multifamily designation zoned in either
of these zones.

§ Agriculture/Urban Reserve: 30% of land is in rights-of-way. The densities in this
designation average 3.7 dwelling units per net acre and 2.6 dwelling units per gross
acre.
§ Commercial: 29% of land is in rights-of-way. The densities in this designation average
17.7 dwelling units per net acre and 12.6 dwelling units per gross acre.
Exhibit 70. Future Densities for Housing Built in the Silverton UGB, 2020 to 2040
Source: ECONorthwest. Note: DU is dwelling unit.

Plan Designation

Avg. Net Density
(DU/net acre)

Single-Family
Multifamily
Zoned R-1
Zoned R-5
Zoned RM-10, RM-20
AG / Urban Reserve
Commercial

ECONorthwest

% for
Rights-of-Way

4.8

24%

3.7

4.5
8.1
20.9
3.7
17.7

17%
17%
17%
30%
29%

3.8
6.8
17.5
2.6
12.6
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Needed Housing by Income Level
The next step in the Housing Needs Analysis is to develop an estimate of need for housing by
income and housing type. This analysis requires an estimate of the income distribution of
current and future households in the community. Estimates presented in this section are based
on (1) secondary data from the Census and (2) analysis by ECONorthwest.
The analysis in Exhibit 71 is based on Census data about household income levels in Silverton.
Income is distributed into market segments consistent with HUD income level categories, using
Marion County’s 2019 median family income (MFI) of $69,400. The exhibit assumes that
approximately the same percentage of households will be in each market segment in the future.

ECONorthwest

Exhibit 71. Future (New) Households, by Median Family Income
(MFI) for Marion County ($69,400), Silverton, 2020 to 2040
Source: U.S. Department of Housing and Urban Development, Marion County, 2019. U.S.
Census Bureau, 2013–2017 ACS Table 19001.

40%

410 HH

35%
Percent of New Households (HH)

About 35% of Silverton’s
future households will have
incomes about 120% of
Marion County’s median
family income (about
$83,280 or more).
About 27% will have
incomes less than 50% of
the County’s MFI ($34,700
or less).
This graph shows that, as
Silverton’s population
grows, Silverton will
continue to have demand
for housing across the
affordability spectrum and
particularly in the higherincome bracket.

30%
25%

227 HH

20%
15%

137 HH

12%

35%

169 HH

10%
5%

215 HH

15%

20%

19%

0%
Extremely Low Very Low
Income
Income
(<30% of MFI) (30-50% of
less of MFI)
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Need for Government-Assisted, Farmworker, and
Manufactured Housing
ORS 197.303, 197.307, 197.312, and 197.314 require cities to plan for government-assisted
housing, farmworker housing, manufactured housing on lots, and manufactured housing in
parks.
§

Government-subsidized housing. Government subsidies can apply to all housing types
(e.g., single family detached, apartments, etc.). Silverton allows the development of
government-assisted housing in all residential plan designations, with the same
development standards for market-rate housing. This analysis assumes that Silverton
will continue to allow government housing in all of its residential plan designations.
Because government-assisted housing is similar in character to other housing (with the
exception being the subsidies), it is not necessary to develop separate forecasts for
government-subsidized housing.

§

Farmworker housing. Farmworker housing can also apply to all housing types, and the
City allows development of farmworker housing in all residential zones, with the same
development standards as market-rate housing. This analysis assumes that Silverton
will continue to allow farmworker housing in all of its residential zones. Because it is
similar in character to other housing (with the possible exception of government
subsidies, if population restricted), it is not necessary to develop separate forecasts for
farmworker housing.

§

Manufactured housing on lots. Silverton allows manufactured homes on lots in all
residential zones.

§

Manufactured housing in parks. Silverton conditionally allows manufactured homes in
parks in R-5 and RM-10 zones (design review is required). OAR 197.480(4) requires cities
to inventory the mobile home or manufactured dwelling parks sited in areas planned
and zoned or generally used for commercial, industrial, or high-density residential
development. According to the Oregon Housing and Community Services’
Manufactured Dwelling Park Directory,49 Silverton has two manufactured home parks
with 125 spaces.

§

ORS 197.480(2) requires Silverton to project the need for manufactured dwelling parks
based on (1) population projections, (2) household income levels, (3) housing market
trends, and (4) an inventory of manufactured dwelling parks sited in areas planned and
zoned or generally used for commercial, industrial, or high-density residential
development.
o

Exhibit 67 shows that Silverton will grow by 1,158 dwelling units over the 2020 to
2040 period.

Oregon Housing and Community Services, Oregon Manufactured Dwelling Park Directory,
http://o.hcs.state.or.us/MDPCRParks/ParkDirQuery.jsp

49
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o

Analysis of housing affordability shows that about 25% of Silverton’s new
households will be considered “very low income” or “extremely low income,”
earning 50% or less of the region’s median family income. One type of housing
affordable to these households is manufactured housing.

o

Manufactured housing accounts for about 4% of Silverton’s current housing stock
(2013–2017).

o

National, state, and regional trends since 2000 showed that manufactured housing
parks are closing, rather than being created. For example, between 2000 and 2015,
Oregon had 68 manufactured parks close, with more than 2,700 spaces. Discussions
with several stakeholders familiar with manufactured home park trends suggest that
over the same period, few to no new manufactured home parks have opened in
Oregon.

o

The households most likely to live in manufactured homes in parks are those with
incomes between $20,190 and $53,840 (30% to 50% of MFI), which includes 33% of
Silverton’s households. However, households in other income categories may live in
manufactured homes in parks.
National and state trends of closure of manufactured home parks, and the fact that
no new manufactured home parks have opened in Oregon in over the last 15 years,
demonstrate that the development of new manufactured home parks in Silverton is
unlikely.
Our conclusion from this analysis is that the development of new manufactured
home parks or subdivisions in Silverton over the 2020 to 2040 planning period is
unlikely, although they may still continue to locate on individual lots. The forecast of
housing assumes that no new manufactured home parks will be opened in Silverton
over the 2020 to 2040 period. The forecast includes new manufactured homes on lots
in the category of single-family detached housing.

o

Over the next 20 years (or longer), one or more manufactured home parks may close
in Silverton. This may be a result of manufactured home park landowners selling or
redeveloping their land for uses with higher rates of return, rather than lack of
demand for spaces in manufactured home parks. Manufactured home parks
contribute to the supply of low-cost affordable housing options, especially for
affordable homeownership.
While there is statewide regulation of the closure of manufactured home parks
designed to lessen the financial difficulties of this closure for park residents,50 the
City has a role to play in ensuring that there are opportunities for housing for the

ORS 90.645 regulates rules about closure of manufactured dwelling parks. Before closure of the park, the landlord
must give at least one year’s notice of park closure and pay the tenant between $5,000 and $9,000 for each
manufactured dwelling park space, in addition to not charging tenants for demolition costs of abandoned
manufactured homes.

50
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displaced residents. The City’s primary roles are to ensure that there is sufficient
land zoned for new multifamily housing and to reduce barriers to residential
development to allow for the development of new, relatively affordable housing.
The City may use a range of policies to encourage the development of relatively
affordable housing, such as allowing a wider range of moderate-density housing
(e.g., duplexes, triplexes, quadplexes, or cottages) in lower-density zones,
designating more land for multifamily housing, removing barriers to multifamily
housing development (such as design review), using tax credits to support
affordable housing production, or partnering with a developer of governmentsubsidized affordable housing.
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6. Residential Land Sufficiency within
Silverton
This chapter presents an evaluation of the sufficiency of vacant residential land in Silverton to
accommodate expected residential growth over the 2020 to 2040 period. This chapter includes
an estimate of residential development capacity (measured in new dwelling units) and an
estimate of Silverton’s ability to accommodate needed new housing units for the 2020 to 2040
period, based on the analysis in the Housing Needs Analysis. The chapter ends with a
discussion of the conclusions and recommendations for the Housing Needs Analysis.

Capacity Analysis
The buildable lands inventory summarized in Chapter 2 (and presented in full in Appendix A)
provides a supply analysis (buildable land by type), and Chapter 5 provides a demand analysis
(population and growth leading to demand for more residential development). The comparison
of supply and demand allows the determination of land sufficiency.
There are two ways to calculate estimates of supply and demand into common units of
measurement to allow their comparison: (1) housing demand can be converted into acres, or (2)
residential land supply can be converted into dwelling units. A complication of either approach
is that not all land has the same characteristics. Factors such as zone, slope, parcel size, and
shape can affect the ability of land to accommodate housing. Methods that recognize this fact
are more robust and produce more realistic results. This analysis uses the second approach: it
estimates the ability of vacant residential lands within the UGB to accommodate new housing.
This analysis, sometimes called a “capacity analysis,”51 can be used to evaluate different ways
that vacant residential land may build out by applying different assumptions.

There is ambiguity in the term capacity analysis. It would not be unreasonable for one to say that the “capacity” of
vacant land is the maximum number of dwellings that could be built based on density limits defined legally by plan
designation or zoning, and that development usually occurs—for physical and market reasons—at something less
than full capacity. For that reason, we have used the longer phrase to describe our analysis: “estimating how many
new dwelling units the vacant residential land in the UGB is likely to accommodate.” That phrase is, however,
cumbersome, and it is common in Oregon and elsewhere to refer to that type of analysis as “capacity analysis,” so we
use that shorthand occasionally in this memorandum.

51
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Silverton Capacity Analysis Results
The capacity analysis estimates the development potential of vacant residential land to
accommodate new housing, based on the needed densities by the housing type categories
shown in Exhibit 70.
Exhibit 72 shows that Silverton has 2,320 acres of vacant or partially vacant land to
accommodate dwelling units, based on the following assumptions:
§

Buildable residential land. The capacity estimates start with the number of buildable
acres in the residential plan designations that allow residential uses outright, as shown
in Exhibit 8.
o

The Single-Family plan designation has 531 buildable acres.

o

The Multifamily plan designation includes 19 acres.

o
§

§

Land zoned R-1 and R-5 account for all 19 acres of available buildable
land in that plan designation.

§

There is no vacant or partially vacant buildable land zoned RM-10 and
RM-20 in the Multifamily plan designation (see Exhibit 8). The capacity
analysis in Exhibit 72 shows that all existing vacant buildable land in the
Multifamily plan designation will be built at densities consistent with the
Single-Family plan designation.

The Agriculture/Urban Reserve plan designation comprises 104 buildable acres.

Future densities. The capacity analysis assumes development will occur at historic
densities. Those densities were derived from the future densities shown in Exhibit 70.

Exhibit 72. Estimate of Residential Capacity for New Dwelling Units, Silverton UGB, 2019
Source: Buildable Lands Inventory; Calculations by ECONorthwest. Note: DU is dwelling unit.

Plan Designation

Total
Unconstrained
Buildable Acres

Single Family Residential
Multifamily
Zoned R-1
Zoned R-5
Zoned RM-10, RM-20
Agriculture/Urban Reserve
Total

ECONorthwest

Density
Assumption
(DU/Gross Acre)

531

3.7

1,965

14
5
0
104
654

3.8
6.8
17.5
2.6
-

51
34
0
270
2,320
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Residential Land Sufficiency
The next step in the analysis of the sufficiency of residential land within Silverton is to compare
the demand for housing by plan designation with the capacity of land by plan designation
(Exhibit 72). Exhibit 73 shows that Silverton:
§

Has sufficient land to accommodate housing development in the Single-Family plan
designation and in Agricultural / Urban Reserve plan designation. Silverton has a
surplus of about 1,422 dwelling units (384 acres) in the Single-Family plan designation
and a surplus of 32 dwelling units (12 acres) in Agricultural / Urban Reserve plan
designation.

§

Does not have sufficient land to accommodate housing development in the
Multifamily plan designation. In the Multifamily plan designation:
o

R-1 and R-5 has capacity to accommodate 85 dwelling units. The analysis
assumes that land in these zones develops over the 20-year planning period and
that there is no further demand for land in these zones within the Multifamily
plan designation (i.e. that further demand for housing in these zones will be
accommodated in the Single-Family plan designation).

o

Silverton does not have any capacity for housing in the RM-10 and RM-20, which
are zones consistent with the Multifamily plan designation. With housing
demand at 292 dwelling units, Silverton does not have sufficient buildable land
to accommodate those units over the 2020 to 2040 planning period.

None of the land in the Multifamily plan designation is zoned for RM-10 or RM-20, which allow
densities of 10 to 20 dwelling units per acre and 20 to 32 dwelling units per acre, respectively. In
other words, Silverton has no land designated for development of housing at multifamily
densities. All new housing in the Multifamily plan designation will be developed at average
densities consistent with the R-1 zone (3.8 dwelling units per gross acre) or R-5 zone (6.8
dwelling units per gross acre) because those are the zones where remaining buildable land
exists in the Multifamily plan designation.
Exhibit 73. Preliminary Comparison of Capacity of Existing Residential Land with Demand for New
Dwelling Units and Land Surplus or Deficit, Silverton UGB, 2020 to 2040
Source: Buildable Lands Inventory; Calculations by ECONorthwest. Note: DU is dwelling unit.

Plan Designation

Capacity

Demand

(Dwelling Units)

(Dwelling Units)

Single-Family
Multifamily
Zoned R-1
Zoned R-5
Zoned RM-10, RM-20
AG / Urban Reserve

ECONorthwest

Land
Sufficiency

(Dwelling Units)

(Acres)

1,965

543

1,422

384

51
34

51
34
292
238

0
0
(292)
32

0
0
(17)
12

270
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For the 2020 to 2040 planning period, 25 group quarter units were deducted from the housing
forecast (see Exhibit 67). The analysis must still account for their land need. The analysis
assumes some development of group quarters will occur in Single-Family areas (at a density of
3.7 dwelling units per gross acre) and some development of group quarters will occur in
Multifamily areas (at a density of 17.5 dwelling units per gross acre).52
Group quarters is forecast to require approximately five gross acres of residential land over the
20-year analysis period. The following provides context for the group quarters calculation:
§

Exhibit 73 shows Silverton’s preliminary land sufficiency results.

§

Exhibit 74 shows the land need calculation for group quarters.
o

§

Silverton will need 3.5 gross acres of land in the Single-Family plan designation
and nearly 1 gross acre of land in the Multifamily plan designation to
accommodate group quarters.

Exhibit 75 shows the revised land sufficiency results (i.e., the final comparison), after
accounting for group quarters in the analysis.

Exhibit 74. Land Needed for Group Quarters, Silverton UGB, 2020 to 2040
Source: Calculations by ECONorthwest. *Note: Group quarters assumes one person per dwelling unit.

Variable

New population in Group Quarters (GQs), 2020—2040
GQs allocated to Single-Family plan designation
GQs allocated to Multifamily plan designation
GQ per gross acre
Single-Family plan designation
Multifamily plan designation
Gross Acres to Accommodate GQs, 2020—2040
Single-Family Plan Designation
Multifamily Plan Designation

Land to
Accommodate
Group Quarters

25
13
12
3.7
17.5
3.5
0.7

52 Basis for density assumption is the historical net density for multifamily housing in Silverton (2000 through 2018),
converted into gross acres using empirical evidence.
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Exhibit 75 shows Silverton’s final comparison of capacity for housing on buildable lands and
land sufficiency for the 20-year planning period, including land needed for group quarters. In
summary:
§

A surplus of capacity (1,409 dwelling units) in the Single-Family plan designation,
results in a surplus of 381 gross acres of Single-Family land to accommodate new
housing (at 3.7 dwelling units per gross acre).

§

A deficit of capacity for multifamily housing (304 dwelling units or 17 gross acres) in the
Multifamily plan designation.

§

o

A balance of capacity in the Multifamily plan designation (for land zoned R-1
and R-5), results in neither a surplus nor a deficit of gross acres to accommodate
new housing (at 3.8 and 6.8 dwelling units per gross acre, respectively).

o

A deficit of capacity (304 dwelling units) in in the Multifamily plan designation
(for land zoned RM-10 and RM-20) results in a deficit of gross acres to
accommodate new housing (at 17.5 dwelling units per gross acre).

A surplus of capacity (32 dwelling units) in Agriculture / Urban Reserve plan
designation, results in a surplus of 12 gross acres to accommodate new housing (at 2.6
dwelling units per gross acre).

Exhibit 75. Final Comparison of Capacity of Existing Residential Land with Demand for New
Dwelling Units and Land Surplus or Deficit, Silverton UGB, 2020 to 2040
Source: Calculations by ECONorthwest.

Plan Designation

Single-Family
Multifamily
Zoned R-1
Zoned R-5
Zoned RM-10, RM-20
AG / Urban Reserve

ECONorthwest

Capacity

Demand

Demand

(Dwelling Units)

(Dwelling Units)

(Group Quarters)

1,965

543

13

51
34
270

51
34
292
238
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Conclusions
The key findings of the Silverton Housing Needs Analysis are that:
§

Growth in housing will be driven by growth in population. Silverton is forecast to
grow from 10,701 people to 13,759 people, an increase of 3,058 residents between 2020
and 2040. The 3,058 new residents will result in 1,158 new households.

§

To accommodate households in the Silverton UGB, the City is planning for 1,158 new
dwelling units. To accommodate the 1,158 dwelling units over the 20-year planning
period, Silverton will average 58 new dwelling units annually.

§

Silverton will plan for more single-family attached and multifamily dwelling units in
the future to meet the City’s housing needs. Historically, about 80% of Silverton’s
housing was single-family detached. New housing in Silverton is forecast to be 65%
single-family detached, 7% single-family attached, and 28% multifamily (13% will be
duplexes, triplexes, and quadplexes, and 15% will be multifamily housing with five or
more units).

§

o

The factors driving the shift in types of housing needed in Silverton include changes
in demographics and decreases in housing affordability. The aging of senior
populations and the household formation of young adults will drive demand for
renter- and owner-occupied housing, such as small single-family detached housing;
townhouses; duplexes, triplexes, and quadplexes; accessory dwelling units; cottages;
and apartments or condominiums. Both groups may prefer housing in walkable
neighborhoods, with access to services.

o

Silverton’s existing deficit of housing that is affordable for low and high-income
households indicates a need for a wider range of housing types, for renters and
homeowners. About 30% of Silverton’s households have affordability problems,
including a cost-burden rate of 46% for renter households, 17% of whom are severely
cost burdened (i.e., spending 50% or more of their income on housing costs).

o

Without diversification of housing types, lack of affordability will continue to be a
problem, possibly growing in the future if incomes continue to grow at a slower rate
than housing costs. Under the current conditions, 306 of the forecasted new
households will have incomes of $34,700 (in 2017 dollars) or less (50% of MFI income
or less). These households generally cannot afford market-rate housing. Another 442
new households will have incomes between $34,700 and $55,500 (50% to 80% of
MFI). These households will all need access to affordable housing, such as the
housing types described above.

Silverton cannot accommodate all of its multifamily housing needs on lands with
existing zoning. Silverton has a deficit of land in the Multifamily Plan Designations,
about 17 gross acres to accommodate 304 dwelling units. The deficits shown in Exhibit
75 may be addressed in multiple ways. Reasonably, the City could rezone land in the
existing Multifamily or Single-Family plan designation to densities consistent with the
RM-10 and RM-20 zone. Currently, all available buildable land in the Multifamily plan
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designation is zoned at densities consistent with the Single-Family plan designation (R-1
and R-5 zones).
The City cannot adopt the housing needs analysis until it identifies how it will meet this
17 gross acre deficit of land in the Multifamily Plan Designation. ORS 197.29653 requires
that the City must adopt “measures” (i.e., policies) “…necessary to accommodate the
estimated housing needs.” This means that the City must adopt policies, such as
rezoning land, to meet the deficit of 17 gross acres of land in the RM-10 and RM-20
zones. The could adopt other policies to that will help reduce or meet the deficit of land,
such as planning for more multifamily mixed-use buildings in downtown or increasing
residential density allowed in the RM-10 and RM-20 zones.
§

§

Silverton has unmet needs for affordable housing. About 46% of households that rent
and 23% of households that own their home are cost burdened. Silverton’s overall level
of cost burden (30% of all households) is smaller than other communities in the region,
but unmet housing needs remain, including:
o

Renter housing. The median gross rent for housing in Silverton in 2017 was about
$902, which is affordable to households earning about 52% of the median family
income (about $36,000). About 30% of Silverton’s households have income below
this level and cannot afford the average rent. As cited above, many of these renter
households are cost burdened. A small portion of this unmet housing need can be
met through the development of income-restricted affordable housing. Silverton will
continue to have unmet renter housing needs, both for existing households and for
new households.

o

Owner-occupied housing. The median home sales price in May 2019 was about
$429,000, which is affordable to households earning about 160% of the median
family income (about $111,000). About 28% of Silverton’s households have income
above $100,000. Silverton has relatively expensive housing for homeownership
compared to the region, and households at middle incomes (between $55,520 and
$83,280) are less able to afford housing in Silverton. One way to increase the supply
of affordable owner-occupied housing is to increase opportunities for the
development of the middle-income housing types, described above.

Silverton will need to meet the requirements of House Bill 2001. The legislature
passed House Bill 2001 in the 2019 legislative session. The bill requires cities with a
population of 10,000 to 25,000 (which includes Silverton) to “allow the development of a
duplex on each lot or parcel zoned for residential use that allows for the development of
detached single-family dwellings.”
Silverton allows duplexes as a permitted use in the R-1, R-5, RM-10, and RM-20 zones
but not in the AR zone. To comply with House Bill 2001, Silverton will need to allow
duplexes on all lots where single-family detached houses are allowed. That will require

53

This requirement is part of ORS 197.296(10)(b)(C).
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allowing duplexes in the AR zone and changing the zoning standards in the City’s
residential zones so that standards for duplexes match standards for single-family
detached housing.
In addition to complying with House Bill 2001, Silverton’s Housing Strategy outlines and
describes specific polices, objectives, and actions to meet Silverton’s housing needs over the
2020 to 2040 planning horizon.
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Appendix A – Residential Buildable Lands
Inventory
The general structure of the buildable land (supply) analysis is based on the DLCD HB 2709
workbook “Planning for Residential Growth: A Workbook for Oregon’s Urban Areas,” which
specifically addresses residential lands. The buildable lands inventory uses methods and
definitions that are consistent with Goal 10/OAR 660-008. This appendix describes the
methodology that ECONorthwest used for this report, based on 2018 data. The results of the
BLI are discussed in Chapter 2.

Overview of the Methodology
Following are the statutes and administrative rules that provide guidance on residential BLIs:
OAR 660-008-0005(2):
“Buildable Land” means residentially designated land within the urban growth boundary, including
both vacant and developed land likely to be redeveloped, that is suitable, available and necessary for
residential uses. Publicly owned land is generally not considered available for residential uses. Land
is generally considered “suitable and available” unless it:
(a) Is severely constrained by natural hazards as determined under Statewide Planning Goal 7;
(b) Is subject to natural resource protection measures determined under Statewide Planning
Goals 5, 6, 15, 16, 17 or 18;
(c) Has slopes of 25 percent or greater;
(d) Is within the 100-year flood plain; or
(e) Cannot be provided with public facilities.

Inventory Steps
The BLI consists of several steps:
1. Generating UGB “land base”
2. Classifying land by development status
3. Identifying constraints
4. Verifying inventory results
5. Tabulating and mapping results
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Step 1: Generating UGB “land base”
Per Goal 10, this step involves selecting all of the tax lots in the Silverton UGB in residential or
nonemployment plan designations, or plan designations composed of zones that allow housing
outright. Plan designations in the residential inventory include:
§

Single Family

§

Multifamily

§

Mobile Home Park

§

Agriculture / Urban Reserves

§

Commercial (Downtown Commerical zone [DFC])

Exhibit 76 shows the residential plan designations included in the BLI.
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Silverton Residential Buildable Lands Inventory
Comprehensive
Plan
Designations
Exhibit
76. Residential
Land
Base by Plan Designation, Silverton UGB, 2019
Silverton City Limits Comprehensive Plan
Designations
Silverton UGB

Commercial
Industrial

Agriculture

Public/Semi Public

Single Family Residential

Area of Mutual Interest

Multi Family

Railroad

Mobile Home Park

Silver Creek

-S
Hillsbo ro

N
0.5 Miles

ilver t o

As of Date: August 14, 2019
Source: ECONorthwest;
City of Silverton

n Hw
y

213

213

214
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Step 2: Classifying lands
In this step, ECONorthwest classified each tax lot, in a plan designation that allows residential
uses, into one of five mutually exclusive categories based on development status:
§

Developed land

§

Vacant land

§

Partially vacant land

§

Undevelopable land

§

Public or exempt land

ECONorthwest initially identified buildable land and classified development status using a
rule-based methodology consistent with the DLCD Residential Lands Workbook and applicable
administrative rules. The rules are described below in Exhibit 77.
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Exhibit 77. Rules for Development Status Classification
Development Status

Vacant Land

Definition

Statutory Authority

Tax lots that have no structures or have
buildings with very little improvement
value. For the purpose of this inventory,
lands with improvement values of less than
$10,000 were considered vacant (not
including lands that are identified as
having mobile homes).

OAR 660-008-0006(2) (2) “Buildable land”
means residentially designated land within
the urban growth boundary, including both
vacant and developed land likely to be
redeveloped, that is suitable, available,
and necessary for residential uses. Publicly
owned land is generally not considered
available for residential uses.

Partially vacant tax lots can use safe
harbor established in state statute:
Partially Vacant Land

The infill potential of developed residential
lots or parcels of one-half acre or more
may be determined by subtracting onequarter acre (10,890 square feet) for the
existing dwelling, assuming that the
remainder is buildable land;

OAR 660-024-0050 (2)(a)

Undevelopable Land

Vacant tax lots less than 3,000 square feet
in size were considered undevelopable.

No statutory definition

Public or Exempt Land

Lands in public or semipublic ownership
are considered unavailable for residential
development. This includes lands in
federal, state, county, or city ownership as
well as lands owned by churches and other
semipublic organizations and properties
with conservation easements. Public lands
were identified using the assessor’s
property tax exemption codes.

OAR 660-008-0005(2) - Publicly owned
land is generally not considered available
for residential uses.

Developed Land

Land that is developed at densities
consistent with zoning and improvements
that make it unlikely to redevelop during
the analysis period. Lands not classified as
vacant, partially vacant, undevelopable, or
public or exempt are considered
developed.

No statutory definition
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Step 3: Identifying constraints
Consistent with OAR 660-008-0005(2) guidance on residential buildable lands inventories,
ECONorthwest deducted certain lands with development constraints from the BLI. We used the
following constraints, as listed in Exhibit 78.
Exhibit 78. Constraints to be Included in BLI
Statutory
Constraint
Authority

Threshold

File name

Goal 5 Natural Resource Constraints
Regulated Wetlands

OAR 660-008-0005(2)

Wetlands with zero-foot buffer

Riparian Corridors

OAR 660-015-0000(5)

Zero-foot buffer

Rivers.shp and Streams.shp

Floodways

OAR 660-008-0005(2

Lands within FEMA FIRM
identified floodway

FEMA_100_Year_Flood_Plain.
shp

100-Year Floodplain

OAR 660-008-0005(2

Lands within FEMA FIRM 100year floodplain

FEMA_100_Year_Flood_Plain.
shp

Steep Slopes

OAR 660-008-0005(2

Slopes greater than 25%

Slope_greater_than_25%.shp

Natural Hazard Constraints

We treated these areas as prohibitive constraints (unbuildable) as shown in Exhibit 79. All
constraints were merged into a single constraint file, which was then used to identify the area of
each tax lot that is constrained. These areas were deducted from lands that are identified as
vacant or partially vacant.
Lack of access to water, sewer, power, road or other key infrastructure cannot be considered a
prohibitive constraint unless it is an extreme condition. This is because tax lots that are currently
unserviced could potentially become serviced over the 20-year planning period.
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Silverton Residential Buildable Lands Inventory
Exhibit
79. Residential
Development Constraints, Silverton UGB, 2019
Residential
Constraints
N

Silverton City Limits

0.5 Miles

Silverton UGB

As of Date: August 14, 2019
Source: ECONorthwest;
City of Silverton

Slopes greater than 25%
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Creeks - 25ft buffer
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Step 4: Verifying
ECONorthwest used a multi-step verification process. The first verification step involved a
“rapid visual assessment” of land classifications using GIS and recent aerial photos. The rapid
visual assessment involves reviewing classifications overlaid on recent aerial photographs to
verify uses on the ground. ECONorthwest reviewed all tax lots included in the inventory using
the rapid visual assessment methodology. The second round of verification involved City staff
verifying the rapid visual assessment output. ECONorthwest amended the BLI based on City
staff review and a discussion of the City’s comments.

Step 5: Tabulating and mapping
The results are presented in tabular and map format. We included a comprehensive plan map,
the land base by classification, vacant and partially vacant lands by plan designation, and
vacant and partially vacant lands by plan designation with constraints showing.

ECONorthwest

Silverton Housing Needs Analysis

Silverton City Council Meeting November 2, 2020

93
172 of 354

Back to Agenda

DATE:
TO:
CC:
FROM:
SUBJECT:

January 6, 2020
Silverton Affordable Housing Task Force
Jason Gottgetreu, City of Silverton
Beth Goodman and Sadie DiNatale, ECONorthwest
SILVERTON HOUSING POLICIES AND ACTIONS

ECONorthwest is working with the City of Silverton to develop a housing needs analysis. The
Housing Needs Analysis determines whether the City of Silverton has enough land to
accommodate 20-years of population and housing growth. It provides the basis for an update to
the City’s Comprehensive Plan Housing Element, as well as the development of an action plan
to implement the housing policies.
The City of Silverton has not updated its existing Comprehensive Plan housing policies since
2000. This memorandum presents Silverton’s existing housing policies, discussed with the
Affordable Housing Task Force (the Task Force) at their September, October, November, and
December meetings (2019). Silverton may revise or substitute the policies based on continued
Task Force, Planning Commission, City Council, and public conversations.
This memorandum discusses housing affordability. It distinguishes between two types of
affordable housing: (1) housing affordable to very low–income and extremely low–income
households and (2) housing affordable to low-income and middle-income households. The
following describes these households, based on information from the Housing Needs Analysis.
§

Very low–income and extremely low–income households are those who have an
income of 50% or less of the Marion County median family income (MFI),1 which is an
annual household income of $34,700. About 17% of Silverton’s households fit into this
category. They can afford a monthly housing cost of $870 or less.2 Development of
housing affordable to households at this income level is generally accomplished through
the development of government-subsidized income-restricted housing.

§

Low-income and middle-income households are those who have incomes between 50%
and 120% of Marion County’s MFI, or incomes between $34,700 and $83,280. About 38%
of Silverton’s households fit into this category. They can afford a monthly housing cost
between $870 and $2,080. The private housing market may develop housing affordable
to households in this group, especially for the higher-income households in the group.
Housing affordable to households in this income group is often referred to as
“workforce housing.”

Median family income is determined by the U.S. Department of Housing and Urban Development. In 2019, Marion
County’s MFI was $69,400.

1

This assumes that households pay less than 30% of their gross income on housing costs, including rent or mortgage,
utilities, home insurance, and property taxes.

2
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Summary of Actions
The table below summarizes the policy and action recommendations made by the Affordable Housing Task Force. The implementation
schedule is based on discussions with the Committee about the actions they think are in need of prompt attention. While some of the
actions may take longer than a year to implement, the check marks in the table represent the year implementation of each action should
commence. In addition, some actions may be implemented together, such as recommended changes to the Development Code.
Once the Planning Commission and City Council have reviewed and provided input on the Housing Strategy and the implementation
schedule, City staff should begin to develop a work plan for implementation of the actions in the Housing Strategy, grouping like
actions together for implementation.

Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

Housing Goal: Ensure that there are opportunities to develop a diverse range of housing types in mixed-income neighborhoods,
resulting in housing choices that are affordable at all income levels.
G.1: Hold public meetings and develop materials to provide information to the
community about Silverton’s housing needs, using information from the Housing
Needs Analysis. The topics of discussion should include those discussed
throughout the Housing Strategy.

P

Policy 1: Ensure an adequate supply of land is available and serviced.
Objective 1.1: Ensure that there is sufficient land in each residential plan designation to meet the land needs identified in the Housing
Needs Analysis
1.1.a: 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 RM20 zones.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

1.1b: Develop criteria and a process for identifying land to up-zone (or rezone) to
meet the deficit of land for multifamily development (in Action 1.1a). The criteria
may include considerations of location, transportation access, access to and
capacity of infrastructure, site size and development constraints, and other
relevant criteria. The City should work with landowners of these sites to identify
those who are interested in developing their land with multifamily housing and
are interested in the change in zoning.

P

Objective 1.2: Identify opportunities to increase allowable densities in Silverton’s residential zones.
1.2.a: Evaluate reducing the minimum lot size in the Single-Family Residential (R1) zone from 7,000 square feet to 5,000 square feet—possibly as low as 3,500
square feet.
1.2.b: 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. As an alternative, the City could evaluate
increasing the maximum density in the Multifamily Family Residential (RM-20)
zone from 32 dwelling units per acre to 40 or more units per acre.
1.2.c: Evaluate other lot characteristic standards, such as setback requirements, to
identify and remove barriers to the development of the wider range of housing
discussed in Policy 2.
1.2.d: Evaluate requirements for including planting strips with new sidewalks
and roads, in selected residential areas.

P

P

P
P

Objective 1.3: Continue to coordinate land use planning with the Capital Improvement Plan to ensure that infrastructure is available
to support residential development
1.3.a: Identify areas of high priority for improving infrastructure to support new
residential development, focusing on opportunities for new multifamily
P
development in areas zoned RM-10 or RM-20.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

1.3.b: Ensure that the City’s Capital Improvement Plan includes funding for
P
improvements and maintenance necessary to support residential development.
Objective 1.4: Monitor residential land development to ensure that there is enough residential land to accommodate the long-term
forecast for population growth.
1.4.a: Develop and implement a system to monitor the supply of residential land
P
every two years.
1.4.b: Reevaluate Silverton’s housing needs and land sufficiency every eight
P
years.
Policy 2: Provide opportunities for housing development to meet the City’s identified housing needs.
Objective 2.1: Modify the City’s Development Code to ensure compliance with the requirements of House Bill (HB) 2001, prior to the
June 30, 2021.
2.1.a: Revise Silverton’s Development Code to allow duplexes where singlefamily dwellings are allowed in the following zones: R-1, R-5, RM-10, and RM-20.
Currently, the R-1 zone allows duplexes on lots with the same size standards as
P
single-family detached units. The lot size standards are different in the R-5, RM10, and RM-20 zones for duplexes and single-family detached units.
Objective 2.2: Allow for and encourage a wider range of types of housing development within Silverton to meet the housing needs of
all income levels
2.2.a: In addition to the R-1 zone, allow single-room occupancies (SROs) in
Silverton’s R-5, RM-10, and RM-20 zones, which would allow for the
development or conversion of structures with multiple bedrooms and shared
P
common spaces (i.e., shared kitchens and bathrooms), with the intention of
allowing more than six unrelated persons to live in the same unit.
2.2.b: Evaluate allowing triplexes and quadplexes in single-family zones, possibly
using a form-based code approach to regulate the development of these units
P
(Action 2.3.b).
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

2.2.c: Evaluate allowing courtyard apartments in the R-1 zone, with a goal of
P
having these units rent at price points consistent with the rental rates published
by the Marion County Housing Authority.
2.2.d: Evaluate allowing cottages in clusters with shared central amenities (such
P
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.
2.2.e: Evaluate allowing tiny houses (typically units smaller than 500 square feet)
P
in clusters with shared central amenities (such as open spaces).
2.2.f: Evaluate removing the standard that a manufactured home must be multiP
sectional and have an enclosed floor area of at least 1,000 square feet.
Objective 2.3: Review development standards to allow for development of a wider range of housing types, as discussed in Objective
2.2.
2.3.a: Conduct a broader audit of Silverton’s zoning code and development
processes to identify barriers to residential development and identify alternatives
P
for lowering or eliminating the barriers.
2.3.b: Evaluate developing a form-based code approach to regulate the
development of small apartments, cottages, tiny houses, and desired multifamily
P
housing types in the R-1 and R-5 zones.
2.3.c: Evaluate changing development standards for accessory dwelling units,
including (1) removing the owner-occupied standard; (2) changing the size limit
P
from 40% to 60% of the primary structure, but retaining the 800 square foot
maximum size limit; and 3) allowing tiny homes as ADUs.
2.3.d: 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. Consider requiring off-street parking but not
P
parking garages. Also consider allowing on-street parking within a certain
distance of a development to count for a specific number or percentage of offstreet parking required for that development.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

2.3.e: Identify opportunities to streamline the process and standards for planned
developments to make their development easier and less costly.
2.3.f: 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.
2.3.g: 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.
2.3.h: 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.
Objective 2.4: Encourage the development of mixed-use multifamily housing in commercial zones.
2.4.a: Identify and lower barriers to mixed-use development, including
P
residential development in commercial zones (as part of Action 2.3a).
2.4.b: 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. The design standards for these buildings could require that
they look like other buildings in downtown.
2.4.c: 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.
2.4.d: Identify opportunities to rezone industrial land to commercial mixed-use to
support multifamily housing development, if the City has more industrial land
P
than needed to accommodate growth over the next 20-years.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

2.4.e: 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. A key issue in developing this policy is
avoiding conflicts between residential uses and industrial uses.

P

Policy 3. Provide opportunities for the development of housing affordable to all income levels.
Objective 3.1: Support the development of income-restricted housing for households with very low and extremely low–incomes
through partnering with nonprofit, for-profit, and governmental developers of low-income affordable housing.
3.1.a: Support the development of income-restricted low-income housing by
P
using the policies described in Objective 3.3.
3.1.b: Identify agencies and nonprofit organizations to form relationships with for
P
supporting the development of income-restricted low-income housing.
3.1.c: Identify surplus publicly owned properties that could be used for
P
affordable housing, such as the Westfield property owned by the City.
3.1.d: Be aware of financial tools used by income-restricted housing developers
such as Low-Income Housing Tax Credits, federal funds (e.g., the Community
P
Development Block Grant or the HOME Investments Partnership Program), or
local income weatherization programs.
Objective 3.2: Support the development of market-rate housing for households with low and middle incomes.
3.2.a: Support the development of affordable market-rate housing by using the
policies described in Objective 3.3.

P

Objective 3.3: Support the development of all types of affordable housing, market-rate or income-restricted affordable housing, using
tools that lower development or operational costs or make the development process simpler or faster.
3.3.a: Evaluate providing a density bonus for the development of affordable
housing, either market-rate or income-restricted affordable housing.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

3.3.b: Evaluate opportunities to reduce system development charges (SDC) to
support the development of affordable housing. Approaches include (1)
developing a sliding-scale of SDC based on the size of the units, charging lower
SDC for smaller units; (2) reducing or waiving system development charges for
residential developments that meet Silverton’s housing needs or goals (such as
the development of housing affordable to households earning less than 60% of
MFI); (3) implementing an SDC financing credit program to incentivize needed
housing types; (4) vesting SDC rates on submission of the complete land use
review application to determine the SDC early in the development process; and
(5) collecting SDC at completion of construction (prior to issuance of a certificate
of occupancy) rather than at issuance of the building permit.

P

3.3.c: Identify opportunities to reduce development costs through changes to
infrastructure development standards, while maintaining public health and
safety standards. For example, allow development of duplexes with a single
sewer line or allow one water meter for multiple cottage units.

P

3.3.e: Evaluate partnering with an organization to establish or participate in a
land bank or land trust.

P

Policy 4. Identify funding sources to support the development of infrastructure and housing affordability programs.
Objective 4.1: Identify funding sources to pay for the affordable housing programs and infrastructure development actions in this
strategy.
4.1.a: Evaluate expanding the existing Urban Renewal district or adding a new
district, with the purpose of supporting the development of market-rate and
income-restricted affordable housing.
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Policies, Objectives, and Actions

Implementation Schedule
2020
2021
2022
2023 2024 +

4.1.b: Evaluate the implementation of a construction excise tax (CET). As part of
the evaluation, conduct an analysis about the benefits and drawbacks of a CET
for Silverton, including potential fiscal impacts of a CET for the City. A CET is a
tax assessed on construction permits issued by local cities and counties. The tax is
assessed as a percent of the value of the improvements for which a permit is
sought, unless the project is exempted from the tax. CETs may be residential
only, commercial only, or residential and commercial. If the City were to adopt a
CET, the tax would be up to 1% of the permit value on residential construction
and an uncapped rate on commercial and industrial construction.

P

4.1.c: Evaluate other sources of revenues for funding affordable housing
development, general obligation bonds, Bancroft bonds (for infrastructure
projects), or marijuana taxes.

P
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Potential Housing Policies
In addition to Silverton’s housing goal, this section presents the Affordable Housing Task
Force’s recommended policies, objectives, and actions to address Silverton’s housing needs (as
identified through Silverton’s Housing Needs Analysis).

Policies, Objectives, and Actions
Housing Goal: Ensure that there are opportunities to develop a diverse range of housing types
in mixed-income neighborhoods, resulting in housing choices that are affordable at all income
levels.
Silverton recognizes the importance of ensuring that its residents have access to
comprehensible information about the City’s housing market to understand the need for
the policies and actions in the Housing Strategy—such information is crucial in gaining
support for implementing the housing goal. Potential ways to further this would be to
support community education about housing by providing assistance in writing articles
about Silverton’s housing market for local newspapers and other news outlets, as well as
having booths to provide information about housing and other key issues at community
events, such as the Homer Davenport Community Festival, the Christmas Tree lighting,
and the Silverton Fine Arts Festival. To facilitate outreach, City officials or volunteers could
prepare the necessary materials for distribution.
Action G.1: Hold public meetings and develop materials to provide information to
the community about Silverton’s housing needs, using information from the
Housing Needs Analysis. The topics of discussion should include those
discussed throughout the Housing Strategy: (1) the overall need for housing that
is affordable to extremely low to middle-income households, (2) the need for a
wider range of housing types in Silverton to provide more opportunities for the
development of market-rate housing affordable to middle-income households,
(3) the need for and opportunities to support the development of incomerestricted housing affordable to extremely low and very low–income households,
(4) the need for infrastructure (e.g., water, wastewater, and roads) to support the
development of housing, and (5) options for paying for income-restricted
housing development and infrastructure.
Policy 1: Ensure an adequate supply of land is available and serviced. Plan for a 20-year supply
of suitable land with urban services and the necessary services for Silverton to meet housing needs
within the existing planning area.
Objective 1.1: Ensure that there is sufficient land in each residential plan designation to
meet the land needs identified in the Housing Needs Analysis.
Action 1.1.a: 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.
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Action 1.1b: Develop criteria and a process for identifying land to up-zone (or
rezone) to meet the deficit of land for multifamily development (in Action 1.1a).
The criteria may include considerations of location, transportation access, access
to and capacity of infrastructure, site size and development constraints, and
other relevant criteria. The evaluation of opportunities for up-zoning land may
result in identifications of individual sites or groupings of adjacent sites within
the city. The City may consider rezoning industrial land to RM-10 or RM-20 if it
has more industrial land than needed to accommodate growth over the next 20years. The City should work with landowners of these sites to identify those who
are interested in developing their land with multifamily housing and are
interested in the change in zoning.
Objective 1.2: Identify opportunities to increase allowable densities in Silverton’s
residential zones.
Action 1.2.a: Evaluate reducing the minimum lot size in the Single-Family
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. If
minimum lot sizes are decreased, increase the maximum density allowed from 6
dwelling units per acre (7,250 square foot minimum lot size) to 8.7 dwelling units
per acre (for 5,000 square foot minimum lot sizes) or 12.4 dwelling units per acre
(for 3,500 square foot minimum lot sizes).
Action 1.2.b: 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. As an alternative, the City could evaluate
increasing the maximum density in the Multifamily Family Residential (RM-20)
zone from 32 dwelling units per acre to 40 or more units per acre.
Action 1.2.c: Evaluate other lot characteristic standards, such as setback
requirements, to identify and remove barriers to the development of the wider
range of housing discussed in Policy 2.
Action 1.2.d: 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.
Objective 1.3: Continue to coordinate land use planning with the Capital Improvement Plan to
ensure that infrastructure is available to support residential development.
Action 1.3.a: 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.
Action 1.3.b: Ensure that the City’s Capital Improvement Plan includes funding for
improvements and maintenance necessary to support residential development.
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Objective 1.4: Monitor residential land development to ensure that there is enough residential
land to accommodate the long-term forecast for population growth.
Action 1.4.a: 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).
Action 1.4.b: Reevaluate Silverton’s housing needs and land sufficiency every eight
years, as required by House Bill 2003.
Policy 2: Provide opportunities for housing development to meet the City’s identified
housing needs. Provide opportunities for the development of a range of housing types that are
affordable to households at all income levels, as described in the Silverton Housing Needs
Analysis. These housing types include (but are not limited to) single-family detached housing,
accessory dwellings, cottage housing, manufactured housing, townhouses, duplexes, triplexes,
quadplexes, and multifamily products (including apartments).
Objective 2.1: Modify the City’s Development Code to ensure compliance with the
requirements of House Bill (HB) 2001, prior to June 30, 2021. Silverton is required to “allow the
development of a duplex on each lot or parcel zoned for residential use that allows for the
development of detached single-family dwellings.”
Action 2.1.a: Revise Silverton’s Development Code to allow duplexes where singlefamily dwellings are allowed in the following zones: R-1, R-5, RM-10, and RM20. Currently, the R-1 allows duplexes on lots with the same size standards as
single-family detached units. The lot size standards are different in the R-5, RM10, and RM-20 for duplexes and single-family detached units.
Objective 2.2: Allow for and encourage a wider range of housing development types within
Silverton to meet the housing needs of all income levels in both existing neighborhoods and
new residential areas.
Action 2.2.a: In addition to the R-1 zone, allow single-room occupancies (SROs) in
Silverton’s R-5, 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. Allowing more
than six unrelated persons to live in the same unit would require redefining
“household living” in the code.
Action 2.2.b: Evaluate allowing triplexes and quadplexes in single-family zones,
possibly using a form-based code approach to regulate the development of these
units (Action 2.3.b).
Action 2.2.c: 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.
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Action 2.2.d: 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.
Action 2.2.e: 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 (Action 2.3.b).
Action 2.2.f: 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.
Objective 2.3: Review development standards to allow for the development of a wider range of
housing types, as discussed in Objective 2.2.
Action 2.3.a: 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.
Action 2.3.b: 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.
Action 2.3.c: Evaluate changing development standards for accessory dwelling units,
including 1) removing the owner-occupied standard; 2) changing the size limit
from 40% to 60% of the primary structure, but retaining the 800 square foot
maximum size limit; and 3) allowing tiny homes as ADUs.
Action 2.3.d: 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. Consider requiring off-street parking but not
parking garages. Also consider allowing on-street parking within a certain
distance of a development to count for a specific number or percentage of offstreet parking required for that development.
Action 2.3.e: Identify opportunities to streamline the process and standards for
planned developments to make their development easier and less costly.
Action 2.3.f: 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. One incentive could be
a reduction in the required amount of common open space if there were at least
four housing types in the development that would be affordable at the time of
development. Affordability might be defined as housing affordable for rentals at
80% or less of the median family income ($55,500 in annual income or $1,400 in
monthly rent) and affordable for homeownership at 120% or less of the median
family income ($83,300 in annual income or a sales price of less than about
$330,000).
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Action 2.3.g: 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.
The City will need to develop clear criteria for allowing cluster development and
may want to use a discretionary process for review of these development
requests, as the request will vary based on the unique conditions of each parcel
and constraints.
Action 2.3.h: 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. The audit would produce objective information regarding
compliance with the Fair Housing Act.
Objective 2.4: Encourage the development of mixed-use multifamily housing in
commercial zones.
Action 2.4.a: Identify and lower barriers to mixed-use development that includes
residential development in commercial zones (as part of Action 2.3.a).
Action 2.4.b: 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. The design standards for these buildings could include
requirements that they look like other buildings in downtown.
Action 2.4.c: 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. The City may offer tools such as
those discussed in Objective 3.2 to support this type of development.
Action 2.4.d: Identify opportunities to rezone industrial land to commercial mixeduse to support multifamily housing development, if the City has more industrial
land than needed to accommodate growth over the next 20-years.
Action 2.4.e: 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. A key issue in developing this policy is
avoiding conflicts between residential uses and industrial uses.
Policy 3. Provide opportunities for development of housing affordable to all income levels.
Provide the opportunity to develop a broad range of accessible and affordable housing
(affordable housing is defined as housing for which persons or families pay 30% or less of their
gross income for housing, including necessary and essential utilities), focusing on housing
development for very low–income and low-income affordable housing and middle-income
affordable housing. Development of affordable housing should be encouraged in a variety of
locations across the city.
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Objective 3.1: Support the development of income-restricted housing for households with
very low and extremely low–incomes (households with an income of 60% or less of Marion
County’s MFI or less than $41,600 for a family of four) through partnering with nonprofit,
for-profit, and governmental developers of low-income affordable housing.
Action 3.1.a: Support the development of income-restricted low-income housing by
using the policies described in Objective 3.3.
Action 3.1.b: Identify agencies and nonprofit organizations to form relationships
with for supporting the development of income-restricted low-income housing.
These agencies include (but are not limited to) Oregon Housing and Community
Services, the Marion County Housing Authority, NeighborWorks, United Way,
Habitat for Humanity, Community Development Partners, and other
organizations. Work with the partners to support development proposals for
new income-restricted housing in Silverton.
Action 3.1.c: Identify surplus publicly owned properties that could be used for
affordable housing, such as the Westfield property owned by the City. Identify
the infrastructure deficiencies and costs of addressing the deficiencies that are
necessary to allow the development of the properties. Partner with the
developer(s) of low-income housing to develop affordable housing affordable to
households earning less than 60% of MFI.
o

Note: With this and several other of the policies, the City may want to
require that units be affordable to households earning less than 60% of
MFI over a period of time. If the City puts in a lot of subsidy (e.g., the
tools discussed in Objective 3.3), it may be appropriate to require that
affordability is maintained over a 50-year period (as the Task Force has
discussed). But for less subsidy, it would be more reasonable to require
affordability over a five to ten-year period.

Action 3.1.d: Be aware of financial tools used by income-restricted housing
developers such as Low-Income Housing Tax Credits, federal funds (e.g., the
Community Development Block Grant or the HOME Investments Partnership
Program), or local income weatherization programs. City staff can work with
staff at Oregon Housing and Community Services to better understand the use of
these programs.
Objective 3.2: Support the development of market-rate housing for households with low
and middle incomes (households with an income between 60% and 120% of MFI for
Marion County or $41,600 to $77,900 for a family of four).
Action 3.2.a: Support the development of affordable market-rate housing by using
the policies described in Objective 3.3.
Objective 3.3: Support the development of all types of affordable housing, market-rate or
income-restricted affordable housing, using tools that lower development or operational
costs or make the development process simpler or faster.
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o

Note: One example affordable housing development is the proposal by
the Silverton Affordable Housing Chat Group, which wants to develop a
project with 10–12 small homes between 300 and 700 square feet for lowincome seniors.

o

Note: Below are tools typically used to support housing development.
The City will need to develop criteria for using most of the tools below,
such as the level of affordability (i.e., market-rate affordable housing or
income-restricted affordable housing), the types of housing it applies to,
the location or zones where the tool can be used, and other criteria
necessary to implement the tool

o

Note: The City recently adopted the Low-Income Rental Housing tax
exemption. This is a key tool that the City can use to help support the
development of income-restricted affordable housing.

Action 3.3.a: Evaluate providing a density bonus for the development of affordable
housing, either market-rate or income-restricted affordable housing. The density
bonus would allow development at higher densities than those allowed under
existing zoning. A density bonus could also be used to encourage infill
development, in addition to affordable housing. The City can offer the density
bonus on a case-by-case basis.
Action 3.3.b: Evaluate opportunities to reduce system development charges (SDCs)
to support the development of affordable housing.3 Approaches include (1)
developing a sliding-scale of SDCs based on the size of the units, charging lower
SDCs for smaller units; (2) reducing or waiving SDCs for residential
developments that meet Silverton’s housing needs or goals (such as the
development of housing affordable to households earning less than 60% of MFI);
(3) implementing an SDC financing credit program to incentivize needed
housing types; (4) vesting SDC rates on submission of the complete land use
review application to determine the SDCs early in the development process; and
(5) collecting SDCs at completion of construction (prior to issuance of a certificate
of occupancy) rather than at issuance of the building permit.
The City would need to work with a consultant to identify the fiscal impact of
these approaches and to determine which, if any, of these approaches are
appropriate for Silverton. A way to fill the funding gap created by the
reductions/waivers should be identified. A Construction Excise Tax (Action
4.1.b) provides an opportunity to pay for the costs of reducing SDC costs for
development of income-restricted housing.
o

3

Note: Newport, Oregon, provides an example of a sliding scale SDC.
Newport calculates the SDC for single-family units based on the size of
the unit. For example, the water SDC is charged as follows: the first 1,700

The City does not charge SDCs for accessory dwelling units (ADUs) that are attached to the primary house.
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square feet of the dwelling unit has a water SDC of $0.62 per square foot,
with an additional $.50 per square foot for between 1,701 and 2,900
square feet and $0.41 per square foot for more than 2,900 square feet.
Action 3.3.c: Identify opportunities to reduce development costs through changes to
infrastructure development standards, while maintaining public health and
safety standards. For example, allow the development of duplexes with a single
sewer line or allow one water meter for multiple cottage units.
Action 3.3.d: Evaluate partnering with an organization to establish or participate in a
land bank or land trust.
A land bank supports housing affordability by reducing or eliminating land or
acquisition costs from a developer’s total development budget. Land banks take
several forms, but many are administered by a nonprofit or government entity
with a mission of managing a portfolio of properties to support a public or
community purpose over many years or decades.
A land trust is similar to land banking in that they participate in strategic land
and property acquisition and restoration of the property (e.g., clear blight, clear
title). Though instead of ultimately selling the property (land and buildings), the
land trust holds the land in perpetuity and sells or leases the buildings. A land
trust is typically a private or nonprofit organization that leases or sells the
buildings (e.g., dwelling units) sited on the land but owns and manages the land
permanently.
The City’s role in a land bank or land trust may include:
•

Identifying opportunities to assist with the assembly of land into a single
tax lot or multiple adjacent tax lots in certain cases (i.e., a mixed-use
development with more than one developer involved) to support the
development of affordable housing.

•

Identifying surplus publicly owned properties that could be used for
affordable housing and partner with developers of affordable housing
(consistent with Actions 3.1 and 3.2).

Objective 3.4: Develop the Silverton Housing Program, which would be a comprehensive
housing strategy that supports the development of both income-restricted affordable
housing and naturally occurring affordable housing. The Silverton Housing Program will
be a program that uses a variety of tools, such as those described in this memorandum, to
lower barriers and encourage affordable housing development.

Policy 4. Identify funding sources to support the development of infrastructure and housing
affordability programs. Develop funding sources to pay for the costs of implementing the
affordable housing programs described in Policy 3 and infrastructure improvements in Policy 1.
Objective 4.1: Identify funding sources to pay for the affordable housing programs and
infrastructure development actions in this strategy.
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o

Note: Below are funding tools typically used to support housing
development. Some of these should be used only for the development of
housing affordable at 60% or less of MFI and some may be appropriate
for market-rate multifamily housing

Action 4.1.a: Evaluate expanding the existing Urban Renewal district or adding a
new district, with the purpose of supporting the development of market-rate and
income-restricted affordable housing. The Urban Renewal district can support
the development of infrastructure necessary to support housing development, as
well as supporting the development of affordable housing.
Tax increment finance revenues (TIFs) are generated by the increase in total
assessed value in an urban renewal district from the time the district is first
established. As property values increase in the district, the increase in total
property taxes (i.e., City, County, school portions) is used to pay off the bonds.
When the bonds are paid off, the entire valuation is returned to the general
property tax rolls. TIFs defer property tax accumulation by the City and County
until the urban renewal district expires or pays off the bonds. Over the long term
(most districts are established for a period of twenty or more years), the district
could produce significant revenues for capital projects. Urban renewal funds can
be invested in the form of low-interest loans and/or grants for a variety of capital
investments:
•

Redevelopment projects, such as mixed-use or infill housing
developments

•

Streetscape improvements, including new lighting, trees, and sidewalks

•

Land assembly for public as well as private reuse

•

Transportation enhancements, including intersection improvements

•

Historic preservation projects

•

Parks and open spaces

The City could consider including urban renewal projects that support the
development of multifamily housing affordable for households earning less than
60% of MFI ($41,600 for a household of four). Cities primarily use urban renewal
funds to support the development of affordable housing by purchasing land and
accepting development proposals on that land. Cities typically require some
percentage of housing to be affordable, or they make the inclusion of affordable
housing a criterion for the evaluation of development proposals.
Action 4.1.b: Evaluate the implementation of a construction excise tax (CET). As part
of the evaluation, conduct an analysis about the benefits and drawbacks of a CET
for Silverton, including potential fiscal impacts of a CET for the City.
A CET is a tax assessed on construction permits issued by local cities and
counties. The tax is assessed as a percent of the value of the improvements for
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which a permit is sought, unless the project is exempted from the tax. CETs may
be residential only, commercial only, or residential and commercial. If the City
were to adopt a CET, the tax would be up to 1% of the permit value on
residential construction and an uncapped rate on commercial and industrial
construction.
At the initial discussions of a CET with the public, at the December public
meeting, a majority of participants indicated that they thought a CET was a lowpriority action. Analysis of a CET and additional public discussions may result in
a different assessment of the potential for using a CET to fund programs that
support the development of housing affordable to all income levels.
Action 4.1.c: Evaluate other sources of revenues for funding affordable housing
development, general obligation bonds, Bancroft bonds (for infrastructure
projects), or marijuana taxes.
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Existing Comprehensive Plan Policies
Goal
Meet the projected housing needs of citizens in the Silverton Area

Objectives
1. Encourage a "small town" environment.
2. Encourage preservation, maintenance, and improvement of the existing housing stock
3. Encourage new housing in suitable areas to minimize public facility and service costs
and preserve agricultural land.
4. Encourage an adequate supply of housing types necessary to meet the needs of different
family sizes and incomes.

Policies
1. Protect adjacent residential areas from encroachment of new non-residential
developments through the use of screening, buffering, landscaping, and building
setbacks and compliance with other provisions within the City’s Design Review
Ordinance. Properties with existing developments which meet the criteria for the zone
which they are in are determined to be compatible with adjacent residential uses.
2. Promote rehabilitation of older homes through use of available loan and grant
programs.
3. Provide an adequate inventory of land zoned for manufactured home park and multi
family dwelling sites within the City.
4. Encourage planned unit development, mixed use housing, and mixed housing with
commercial uses as a means for broadening housing choices and creating sustainable
neighborhoods.
5. Encourage opportunities which will provide affordable housing to meet the needs of
low income, elderly, handicapped, families, and individuals within the Silverton area.
6. Provide opportunities for the development of attached and detached single-family and
multi-family dwellings such as duplexes, row houses, town house apartments.
7. Allow accessory dwelling units, subject to city development and building regulations, in
all residential zones.
8. Allow for, and encourage the use of, flexible lot sizes and building placement, and
density transfers to reduce development costs, make efficient use of land, and promote
housing variety and affordability.
9. Adhere to clear and objective standards for approval of residential development to
ensure a timely and predictable development review process.
10. Encourage new housing units to adhere to the following design elements:
ECONorthwest
Silverton City Council Meeting November 2, 2020

Silverton: Housing Policies and Actions

20
192 of 354

Back to Agenda

•

Locate garages behind the primary building line of the house, side-loading garages,
or garages in the rear with alley access;

•

Provision for front porches;

•

Primary orientation toward the street and sidewalk;

•

Provisions for street trees.

11. Require design review approval for all multifamily developments and manufactured
home parks.
12. Encourage the use of sustainable development practices in residential site planning,
building materials, and environmental control systems, including use of active and
passive solar energy, energy efficient designs, and low water use landscaping.

Implementation
1. The existing zoning and subdivision ordinances will be revised periodically so that they
serve as better tools for implementing housing policies.
2. The City will work with the Marion County Housing Authority, private non-profit
organizations, and for-profit entities to secure funds for housing rehabilitation in
Silverton.
3. The City will work with the Marion County Housing Authority, private non-profit
organizations, and for-profit entities to continue to provide for needs of low-income
people living in the Silverton area. In particular, the City will work closely with Section
202 housing project sponsors to increase Silverton’s supply of affordable rental housing
for low income residents.
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Appendix A. Housing Policy Alternatives
This appendix provides the City with information about potential policies that could be
implemented in Silverton to address the City’s housing needs. Implementing some of the
strategies in this appendix may be beyond Silverton’s current staff or financial resources.
This appendix provides a range of housing policy options for the City of Silverton to consider as
it addresses its housing needs. These policy options are commonly used by cities in Oregon and
other states. Policy options are categorized as follows:
§

Land Use Regulations

§

Increase Housing Types

§

Financial Assistance to Homeowners and Renters

§

Lower Development or Operational Costs

§

Funding Sources to Support Residential Development

The intention of this appendix is to provide a toolbox of potential policies and actions that the
City can use to address strategic issues. For many of the policy tools described below, we give
an approximate scale of impact. The purpose of the scale of impact is to provide some context
for whether the policy tool generally results in a little or a lot of change in the housing
market. The scale of impact depends on conditions in the City, such as other the City’s other
existing (or newly implemented) housing policies, the land supply, and housing market
conditions. We define the scale of impact as follows:
§

A small impact may not directly result in development of new housing or it may result
in development of a small amount of new housing, such as 1% to 3% of the needed
housing. In terms of housing affordability, a small impact may not improve housing
affordability in and of itself. A policy with a small impact may be necessary but not
sufficient to increase housing affordability.

§

A moderate impact is likely to directly result in development of new housing, such as
3% to 5% of needed housing. In terms of housing affordability, a moderate impact may
not improve housing affordability in and of itself. A policy with a moderate impact may
be necessary but not sufficient to increase housing affordability.

§

A large impact is likely to directly result in development of new housing, such as 5% to
10% (or more) of needed housing. In terms of housing affordability, a large impact may
improve housing affordability in and of itself. A policy with a large impact may still
need to work with other policies to increase housing affordability.
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Land Use Regulations
The following policies focus on ways in which the City can modify its current land use regulations in order to increase housing
affordability and available housing stock. Policies are broken into two categories: those that affect regulatory changes, and those which
increase the land available for housing.
Strategy Name

Description

Scale of Impact

Administrative
and Procedural
Reforms

Regulatory delay can be a major cost-inducing factor in development. Oregon
has specific requirements for review of development applications. However,
complicated projects frequently require additional analysis such as traffic impact
studies, etc.
A key consideration in these types of reforms is how to streamline the review
process and still achieve the intended objectives of local development policies.

Scale of Impact - Small. The
level of impact on production of
housing and housing
affordability will be small and will
depend on the changes made to
the city’s procedures.
Streamlining procedures may be
necessary but not sufficient to
increase housing production on
its own.

Expedited /
Fast-tracked
Building Permit

Expedite building permits for pre-approved development types or building
characteristics (e.g. green buildings).
City of Bend offers expedited review and permitting for affordable housing. Any
residential or mixed-use development that receives local, state or federal
affordable housing funding is eligible to receive a written decision by the
Planning Department within two weeks of the date of submittal. For projects that
require more complex planning review, a decision will be written, or the first
public hearing will be held within six weeks of the date of submittal.

Scale of Impact - Small.
Expedited permit processing will
benefit a limited number of
projects. It may be necessary
but not sufficient to increase
housing production on its own.

Regulatory Changes
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Strategy Name

Description

Scale of Impact

Streamline
Zoning Code
and other
Ordinances

Complexity of zoning, subdivision, and other ordinances can make development
more difficult, time consuming, and costly. Streamlining development
regulations can result in increased development.
As part of the streamlining process, cities may evaluate potential barriers to
affordable workforce housing and multifamily housing. Potential barriers may
include height limitations, complexity of planned unit development regulations,
parking requirements, and other zoning standards.
Many of the remaining tools in this section focus on changes to the zoning code.

Scale of Impact - Small to
moderate. The level of impact
on production of housing and
housing affordability will depend
on the changes made to the
zoning code and other
ordinances.

Allow Small
Residential Lots

Small residential lots are generally less than 5,000 sq. ft and sometimes closer
to 2,000 sq. ft. This policy allows individual small lots within a subdivision. Small
lots can be allowed outright in the minimum lot size and dimensions of a zone,
or they could be implemented through the subdivision or planned unit
development ordinances.
This policy is intended to increase density and lower housing costs. Small-lots
limit sprawl, contribute to a more efficient use of land, and promote densities
that can support transit. Small lots also provide expanded housing ownership
opportunities to broader income ranges and provide additional variety to
available housing types.
Cities across Oregon allow small residential lots, including many cities in the
Metro area.

Scale of Impact – Small to
moderate. Cities have adopted
minimum lot sizes as small as
2,000 sq. ft. However, it is
uncommon to see entire
subdivisions of lots this small.
Small lots typically get mixed in
with other lot sizes. This tool
generally increases density and
amount of single-family
detached and townhouse
housing in a given area,
decreasing housing costs as a
result of decreasing amount of
land on the lot.
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Strategy Name

Description

Scale of Impact

Mandate
Maximum Lot
Sizes

This policy places an upper bound on lot size and a lower bound on density in
single-family zones. For example, a residential zone with a 6,000 sq. ft.
minimum lot size might have an 8,000 sq. ft. maximum lot size yielding an
effective net density range between 5.4 and 7.3 dwelling units per net acre.
This approach ensures minimum densities in residential zones by limiting lot
size. It places bounds on building at less than maximum allowable density.
Maximum lot sizes can promote appropriate urban densities, efficiently use
limited land resources, and reduce sprawl development.
This tool is used by some cities but is used less frequently than mandating
minimum lot sizes.

Scale of Impact—Small to
moderate. Mandating maximum
lot size may be most appropriate
in areas where the market is
building at substantially lower
densities than are allowed or in
cities that do not have minimum
densities.
This tool generally increases
density and amount of singlefamily detached and townhouse
housing in a given area,
decreasing housing costs as a
result of decreasing amount of
land on the lot.

Mandate
Minimum
Residential
Densities

This policy is typically applied in single-family residential zones and places a
lower bound on density. Minimum residential densities in single-family zones are
typically implemented through maximum lot sizes. In multifamily zones, they are
usually expressed as a minimum number of dwelling units per net acre. Such
standards are typically implemented through zoning code provisions in
applicable residential zones.
This policy increases land-holding capacity. Minimum densities promote
developments consistent with local comprehensive plans and growth
assumptions. They reduce sprawl development, eliminate underbuilding in
residential areas, and make provision of services more cost effective.
Mandating minimum density is generally most effective in medium and highdensity zones where single-family detached housing is allowed. The minimum
density ensures that low-density single-family housing is not built where higherdensity multifamily housing could be built.

Scale of Impact—Small to
moderate. Increasing minimum
densities and ensuring clear
urban conversion plans may
have a small to moderate impact
depending on the observed
amount of under-build and the
minimum density standard.
For cities that allow single-family
detached housing in high
density zones, this policy can
result in a moderate or larger
impact.
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Strategy Name

Description

Scale of Impact

Increase
Allowable
Residential
Densities

This approach seeks to increase holding capacity by increasing allowable
density in residential zones. It gives developers the option of building to higher
densities. This approach would be implemented through the local zoning or
development code. This strategy is most commonly applied to multifamily
residential zones.
For cities with maximum densities, consider removing maximum allowable
densities. This change may be most relevant.
Higher densities increase residential landholding capacity. Higher densities,
where appropriate, provide more housing, a greater variety of housing options,
and a more efficient use of scarce land resources. Higher densities also reduce
sprawl development and make the provision of services more cost effective.

Scale of Impact—Small to
moderate. This tool can be
most effective in increasing
densities where very low density
is currently allowed or in areas
where a city wants to encourage
higher density development.
This tool generally increases
density and amount of singlefamily detached and townhouse
housing in a given area,
decreasing housing costs as a
result of decreasing amount of
land on the lot.

Allow Clustered
Residential
Development

Clustering allows developers to increase density on portions of a site, while
preserving other areas of the site. Clustering is a tool most commonly used to
preserve natural areas or avoid natural hazards during development. It uses
characteristics of the site as a primary consideration in determining building
footprints, access, etc. Clustering is typically processed during the site review
phase of development review.

Scale of Impact—Moderate.
Clustering can increase density,
however, if other areas of the
site that could otherwise be
developed are not developed,
the scale of impact can be
reduced.
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Strategy Name

Description

Scale of Impact

Reduced
Parking
Requirements

Jurisdictions can reduce or eliminate minimum off-street parking requirements,
as well as provide flexibility in meeting parking requirements. Reducing parking
requirements positively impact development of any type of housing, from singlefamily detached to multifamily housing.
Reduced parking requirements are most frequently used in conjunction of
development of subsidized affordable housing, but cities like Portland have
reduced or eliminated parking requirements for market-based multifamily
housing in specific circumstances.
City of Bend offers parking reductions for affordable housing and transit
proximity. Parking for affordable housing units is 1 space per unit regardless of
size, compared to 1 space per studio or 1-bedroom unit, 1.5 spaces per 2bedroom unit, and 2 spaces per 3- or more bedroom unit for market-rate
multifamily development or 2 spaces per market rate detached dwelling unit.
Affordable housing units must meet the same eligibility criteria as for other City
of Bend affordable housing incentives
City of Portland offers parking exceptions for affordable housing and sites
adjacent to transit. The City of Portland allows housing developments that meet
the inclusionary zoning requirements to reduce parking requirements to zero if
located near frequent transit service, and to exclude the affordable housing units
from parking requirements for developments located further from frequent transit
service. The City also allows market rate housing developments located near
frequent transit service to provide little or no parking, depending on the number
of units in the development.

Scale of Impact—Small to
moderate.
The City could require the
developer to prove the need and
public benefit or reducing
parking requirements to
increase housing affordability.
Reducing parking requirements
can have a moderate to large
impact on housing affordability if
little or no parking is required.

Reduce Street
Width
Standards

This policy is intended to reduce land used for streets and slow down traffic.
Street standards are typically described in development and/or subdivision
ordinances. Reduced street width standards are most commonly applied on
local streets in residential zones. This strategy could be applied to alleys, when
required, to ensure that alleys are relatively narrow to reduce development and
maintenance costs.
Narrower streets make more land available to housing and economic-based
development. Narrower streets can also reduce long-term street maintenance
costs.

Scale of Impact—Small. This
policy is most effective in cities
that require relatively wide
streets.
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Strategy Name

Description

Scale of Impact

Preserving
Existing
Housing Supply

Housing preservation ordinances typically condition the demolition or
replacement of certain housing types on the replacement of such housing
elsewhere, fees in lieu of replacement, or payment for relocation expenses of
existing tenants. Preservation of existing housing may focus on preservation of
smaller, more affordable housing. Approaches include:
• Housing preservation ordinances
• Housing replacement ordinances
• Manufactured home preservation
• Single-room-occupancy ordinances
• Regulating demolitions

Scale of Impact—Small to
moderate. Preserving small
existing housing can make a
difference in the availability of
affordable housing in a city but it
is limited by the existing stock
housing, especially smaller,
more affordable housing. Cities
with older housing stock are
more likely to benefit from this
policy.

Inclusionary
Zoning

Inclusionary zoning policies tie development approval to, or provide regulatory
incentives for, the provision of low- and moderate-income housing as part of a
proposed development. Mandatory inclusionary zoning requires developers to
provide a certain percentage of low-income housing. Incentive-based
inclusionary zoning provides density or other types of incentives.
The price of low-income housing passed on to purchasers of market-rate
housing. Inclusionary zoning impedes the "filtering" process where residents
purchase new housing, freeing existing housing for lower-income residents.
Oregon’s inclusionary zoning laws apply to structures with 20 or more
multifamily units, with inclusion of units that are affordable at 80% of the median
family income of the city.
The City of Portland has implemented an inclusionary zoning program. While
Portland’s inclusionary zoning program is resulting in production of affordable
multifamily units, there is considerable discussion and disagreement about the
impact of number of multifamily units being built and potential changes in the
location of units.

Scale of Impact—Small to
moderate. Inclusionary zoning
has recently been made legal in
Oregon. The scale of impact
would depend on the
inclusionary zoning policies
adopted by the city.

Increasing Land Available for Housing
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Strategy Name

Description

Scale of Impact

Re-designate or
rezone land for
housing

The types of land rezoned for housing are vacant or partially vacant low-density
residential and employment land rezoned to multifamily or mixed use. In
rezoning land, it is important to choose land in a compatible location, such as
land that can be a buffer between an established neighborhood and other
denser uses or land adjacent to existing commercial uses. When rezoning
employment land, it is best to select land with limited employment capacity (i.e.,
smaller parcels) in areas where multifamily housing would be compatible (i.e.,
along transit corridors or in employment centers that would benefit from new
housing).
This policy change increases opportunity for comparatively affordable
multifamily housing and provides opportunities for mixing residential and other
compatible uses.
Cities across Oregon frequently re-zone and re-designate land to address
deficits of land for new housing.

Scale of Impact - Small to
large. Scale of impact depends
on the amount and location of
land rezoned and the densities
allowed on the rezoned land.

Encourage
multifamily
residential
development in
commercial
zones

This tool seeks to encourage denser multifamily housing as part of mixed-use
projects in commercial zones. Such policies lower or eliminate barriers to
residential development in commercial or mixed-use zones. They include
eliminating requirements for non-residential uses in commercial zones (e.g.,
requirements for ground floor retail) or requiring minimum residential densities.
This policy can increase opportunities for multifamily development on
commercial or mixed-use zones or increase the density of that development.
Cities across Oregon frequently encourage multifamily housing development in
commercial zones, either as stand-along residential buildings or as mixed-use
buildings.

Scale of Impact – Small to
moderate. Many cities already
encourage multifamily housing
in commercial zones. Further
encouraging multifamily housing
in commercial zones would
likely have a small impact, as
multifamily housing is allowed in
many of the commercial areas
where it would be desirable.
Unless it is publicly subsidized,
mixed-use development
generally results in relatively
costly housing because ground
floor commercial development is
relatively expensive.
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Strategy Name

Description

Scale of Impact

Transfer or
Purchase of
Development
Rights

This policy is intended to move development from sensitive areas to more
appropriate areas. Development rights are transferred to “receiving zones” and
can be traded and can increase overall densities. This policy is usually
implemented through a subsection of the zoning code and identifies both
sending zones (zones where decreased densities are desirable) and receiving
zones (zones where increased densities are allowed).
Transfer of development rights is done less frequently in Oregon, as cities
generally zone land for higher density housing where they would like it to occur.
This policy is frequently used by cities outside of Oregon.

Scale of Impact - Small to
moderate. Actual impact will
depend on the extent to which
the policy is used. TDRs may
have little impact on overall
densities since overall density is
not changed; rather it is moved
around. TDRs can be used to
encourage higher densities in
selected areas.

Provide Density
Bonuses to
Developers

The local government allows developers to build housing at densities higher
than are usually allowed by the underlying zoning. Density bonuses are
commonly used as a tool to encourage greater housing density in desired areas,
provided certain requirements are met. This strategy is generally implemented
through provisions of the local zoning code and is allowed in appropriate
residential zones.
Bonus densities can also be used to encourage development of low-income or
workforce affordable housing. An affordable housing bonus would allow for
more housing units to be built than allowed by zoning if the proposed project
provides a certain number of affordable units.
City of Bend offers affordable housing density and height bonuses. Qualifying
affordable housing projects are eligible for a 10-foot building height bonus for
multifamily housing when affordable housing units are gained and for a density
bonus. The density increase is based on the percentage of affordable housing
units within the proposed development: if 10% of the units are affordable, the
maximum density is 110% of the standard maximum density. The maximum
density bonus is 50% above the base density. Qualifying projects must be
affordable to households at or below 60% of the AMI for rental housing and at or
below 80% of the AMI for ownership housing and require development
agreements and restrictions to ensure continued affordability.
Ashland has four different density bonuses, one of which is for development of
affordable housing at higher densities and another for energy-efficient housing.
Affordable housing projects meeting eligibility requirements (including rental
housing affordable to households at or below 60% of AMI or ownership housing

Scale of Impact – Small to
moderate. Cities provide
density bonuses on a case-bycase basis, which results in a
small and sometimes moderate
impact in many cities. Density
bonuses can have a greater
impact on housing affordability
when the bonus increases the
number of affordable units
developed.
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Strategy Name

Description
affordable to households at or below 80% of AMI for a minimum of 30 years)
receive a density bonus of two units for each affordable housing unit provided,
up to a maximum of a 35% increase in density.
Kirkland Washington offers density bonuses for duplex, triplex, and cottage
homes. Cottage homes (limited to 1,500 square feet of floor area) and two- and
three-unit homes (up to 1,000 square feet of floor area average per unit) are
allowed at double the density of detached dwelling units in the underlying zone.
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Increase Housing Types
The following policies focus on ways in which the City can increase the types of housing available in order to increase housing
affordability. Policies focus on increasing housing density or the number of residents within existing City lots.
Strategy Name

Description

Scale of Impact

Allow Duplexes,
Cottage housing,
Townhomes, Row
Houses, and Triand Quad-Plexes
in low density
zones

Allowing these housing types can increase overall density of residential
development and may encourage a higher percentage of multifamily
housing types. This approach would be implemented through the local
zoning or development code and would list these housing types as outright
allowable uses in appropriate residential zones. These housing types
provide additional affordable housing options and allow more residential
units than would be achieved by detached homes alone.
House Bill 2001 requires cities to allow these housing types in single-family
zones.

Scale of Impact – Small to
moderate. Allowing these types of
housing in more zoning districts
may provide relatively few
numbers of new, relatively
affordable, housing opportunities.

Allow Cottage
housing, Tri- and
Quad-Plexes
Townhomes, Row
Houses, Stacked
Townhouses,
Cottage Courts,
Duplex/Townhouse
Courts, & Garden
Apartments in
medium density
zones

Allowing these housing types can increase overall density of residential
development and may encourage a higher percentage of multifamily
housing types. This approach would be implemented through the local
zoning or development code and would list these housing types as outright
allowable uses in appropriate residential zones. These housing types
provide additional affordable housing options and allow more residential
units than would be achieved by detached homes alone.

Scale of Impact – Small to
Large. Allowing these types of
housing in more zoning districts
may provide up to a large number
of new, relatively affordable,
housing opportunities. The scale
of impact will depend, in part, on
the amount of vacant or
redevelopable land in medium
density zones, as well as the types
of housing newly allowed in the
medium density zone.
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Strategy Name

Description

Scale of Impact

Allow Stacked
Townhouses,
Garden
Apartments and
larger-scale
Apartments in high
density zones

Allowing these housing types can increase overall density of residential
development and may encourage a higher percentage of multifamily
housing types. This approach would be implemented through the local
zoning or development code and would list these housing types as outright
allowable uses in appropriate residential zones. These housing types
provide additional affordable housing options and allow more residential
units than would be achieved by detached homes alone.

Scale of Impact – Small to
Large. Allowing these types of
housing in more zoning districts
may provide up to a large number
of new, relatively affordable,
housing opportunities. The scale
of impact will depend, in part, on
the amount of vacant or
redevelopable land in high density
zones, as well as the types of
housing newly allowed in the highdensity zone.

Allow Live-Work
housing or Mixeduse housing in
commercial zones

Allowing these housing types can increase overall density of residential
development and may encourage a higher percentage of multifamily
housing types. This approach would be implemented through the local
zoning or development code and would list these housing types as outright
allowable uses in appropriate residential zones. These housing types
provide additional affordable housing options and allow more residential
units than would be achieved by detached homes alone.

Scale of Impact – Small to
Large. Allowing these types of
housing in more zoning districts
may provide up to a large number
of new, relatively affordable,
housing opportunities.

Remove barriers to
Development of
Accessory
Dwelling Units
(ADUs) in singlefamily zones

As of July 1, 2018, ORS 197.312 requires cities to allow at least one ADU
for each detached single-family dwelling in areas zoned for detached
single-family dwellings.
Jurisdictions can make development of ADUs more likely by limiting
restrictive standards and procedures, such as reducing systems
development charges for ADUs, reducing or eliminating parking
requirements, or allowing ADUs regardless of where the primary dwelling
is owner-occupied.

Scale of Impact - Small. Oregon
law recently changed to require
cities to allow ADUs.
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Strategy Name
Allow small or
“tiny” homes

Description
“Tiny” homes are typically dwellings that are 500 square feet or smaller.
Some tiny houses are as small as 100 to 150 square feet. They include
stand-alone units or very small multifamily units.
Tiny homes can be sited in a variety of ways: locating them in RV parks
(they are similar in many respects to Park Model RVs), tiny home
subdivisions, or allowing them as accessory dwelling units.
Smaller homes allow for smaller lots, increasing land use efficiency. They
provide opportunities for affordable housing, especially for homeowners.
Portland and Eugene allow tiny homes as temporary shelter for people
experiencing homelessness.

Scale of Impact
Scale of Impact - Small: Scale of
impact depends on regulation of
tiny homes, where they are
allowed, and market demand for
tiny homes.

Lower Development or Operational Costs
The following policies focus on ways in which the City and other entities involved in development can provide financial assistance to
lower development or operational costs in a city in order to increase housing affordability and available housing stock.
Strategy Name

Description

Scale of Impact

Programs or policies to lower the cost of development
Parcel assembly

Parcel assembly involves the city’s ability to purchase lands for the purpose of
land aggregation or site assembly. It can directly address the issues related to
limited multifamily lands being available in appropriate locations (e.g., near
arterials and commercial services). Typical goals of parcel assembly programs
are: (1) to provide sites for rental apartments in appropriate locations close to
services and (2) to reduce the cost of developing multifamily rental units
Parcel assembly can lower the cost of multifamily development because the
City is able to purchase land in strategic locations over time. Parcel assembly is
often associated with development of affordable housing (affordable to
households with income below 60% of MFI), where the City partners with
nonprofit affordable housing developers.
Parcel assembly can be critically important role for cities to kick start quality
affordable housing and work force housing projects that can be positive
catalysts too for market rate development.
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Strategy Name
Land Banking

Land Trusts

Public Land
Disposition

Description

Scale of Impact

Land banks support housing development by reducing or eliminating land cost
from development, with the goal of increasing the affordability of housing. They
can take several forms. Many are administered by a non-profit or nongovernmental entity with a mission of managing a portfolio of properties to
support affordable housing development over many years or decades. Ideally, a
land bank is set up to manage financial and administrative resources, including
strategic property disposal, for the explicit purpose of supporting affordable
housing development. Cities can partner with non-profits or sometimes manage
their own land banks. Cities may also donate, sell, or lease publicly owned land
for the development of affordable housing even without a formal ‘land bank’
organization.
Land banks are purposed for short-term ownership of lands. Lands acquired
are often vacant, blighted, or environmentally contaminated. Land banks may
also acquire lands with title defects or of which derelict structures sit. Lands are
eventually transferred to a new owner for reuse and redevelopment.
A land trust is typically a nonprofit organization that owns land and sells or
leases the housing on the land to income-qualified buyers. Because the land is
not included in the housing price for tenants / buyers, land trusts can achieve
below-market pricing. Land trusts are most commonly used as a method for
supporting affordable home ownership goals.
Land trusts are purposed for long-term stewardship of lands and buildings.
Lands / buildings acquired may have need for remediation or redevelopment.
Lands / buildings may have also been acquired to preserve affordability, prevent
deferred maintenance, or protect against foreclosure
Proud Ground (Portland Metro Area) was founded in 1999 and has grown into
one of the largest community land trusts in the country. The organization
focuses on affordable homeownership and controls ground leases associated
with 270 homes in Multnomah, Washington, Clackamas, and Clark County.

Scale of Impact - Small to
large. A land bank will have the
biggest impact on production of
low- and moderate-income
affordable housing. Considering
how difficult it is to build this type
of affordable housing and the
level of need for affordable
housing, a land trust could
increase nonprofits’ capacity to
build affordable housing.

The public sector sometimes controls land that has been acquired with
resources that enable it to dispose of that land for private and/or nonprofit
redevelopment. Land acquired with funding sources such as tax increment, EB5, or through federal resources such as CDBG or HUD Section 108 can be sold
or leased at below market rates for various projects to help achieve

Scale of Impact – Small to
moderate. Depends on whether
the City has surplus land that
would be appropriate for future
housing development.
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Description
redevelopment objectives. This increases development feasibility by reducing
development costs and gives the public sector leverage to achieve its goals via
a development agreement process with the developer. Funding can come from
Tax Increment, CDBG/HUD 108, or EB-5.
Cities across Oregon use publicly land to support affordable and market-rate of
housing development. In some cases, municipalities put surplus public land into
land banks or land trusts.
Tri-Met is evaluating re-use of construction staging sites for future affordable
housing and/or transit-orient development sites.
Cottage Grove is working with the school district to discuss and plan for use of
surplus school district land for future housing development.

Reduced /
Waived Building
Permit fee,
Planning fees, or
SDCs

Programs that reduce various development fees as an incentive to induce
qualifying types of development or building features. There are a number of
avenues to seek reduced or waived fees. For example, stormwater
improvements can be made through the Commercial Stormwater Fee
Reduction. There are commonly used tools, often implemented in conjunction
with development agreements or other development negotiation processes.
City of Portland offers SDC exemptions for affordable housing. Portland’s SDC
Exemption Program exempts developers of qualifying affordable housing
projects from paying SDCs levied by the City of Portland for transportation,
water, parks and environmental services. Eligible rental projects must serve
households earning at or below 60% of the AMI for a 60-year period. Portland
also offers SDC waivers for development of ADUs.
City of McMinnville offers SDC exemptions and reduced permit fees for
affordable housing. Building and planning permit fees for new or remodel
housing construction projects are reduced by 50% for eligible projects and
SDCs for transportation, wastewater and parks are exempted at 100%.
Reductions/exemptions are prorated for mixed use or mixed-income
developments. The property must be utilized for housing for low-income
persons for at least 10 years or the SDCs must be paid to the city.

Scale of Impact - Small.

Scaling SDCs to
Unit Size

Cities often charge a set SDC per dwelling unit, charging the same SDCs for
large single-family detached units as for small single-family detached units or
accessory dwelling units. Some cities have started scaling SDC based on the

Scale of Impact – Small to
moderate
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Strategy Name

Description
size of the unit in square feet. Offering lower SDC for smaller units can
encourage development of smaller units, such as small single-family detached
units or cottage cluster units.
Newport Oregon scales SDCs for water, wastewater, stormwater, and
transportation. The City has a base SDC rate (per square foot) of built space.
For example, a 1,000 square foot unit would be charged $620 for water SDC
($0.62 per square foot). A 2,000 square foot unit would be charged $1,204 for
the water SDC ($0.62 per square foot for the first 1,700 square feet and $0.50
for the additional 300 square feet).

SDC Financing
Credits

May help to offset the an SDC charge, which is a one-time fee that is issued
when there is new development or a change in use.
SDC financing enables developers to stretch their SDC payment over time,
thereby reducing upfront costs. Alternately, credits allow developers to make
necessary improvements to the site in lieu of paying SDCs. Note that the City
can control its own SDCs, but often small cities manage them on behalf of other
jurisdictions including the County and special districts. SDCs are granted when
the project makes lasting improvements, such as improving roads, reducing
number of trips, create or improve parks or recreational centers, and
permanently removing water services.

Scale of Impact – Small to
moderate. The City may
consider changes in SDCs to
allow financing, but the City
would want to ensure that the
impact should be spread-out
and non-negatively impact one
entity.

Sole Source
SDCs

Retains SDCs paid by developers within a limited geographic area that directly
benefits from new development, rather than being available for use city-wide.
This enables SDC-eligible improvements within the area that generates those
funds to keep them for these improvements. Improvements within smaller areas
can enhance the catalytic and redevelopment value of the area. This tool can
also be blended with other resources such as LIDs and Urban Renewal (Tax
Increment Financing). Funding can come from an SDC fund or general fund. In
some cases, there may be no financial impact. The housing can come in the
form of student, low-income, or workforce housing.

Scale of Impact – Small to
moderate. Depends on how the
tool is implemented and whether
it is used with other tools, such
as LIDs or Urban Renewal.

Fees or Other
Dedicated
Revenue

Directs user fees into an enterprise fund that provides dedicated revenue to
fund specific projects. Examples of those types of funds can include parking
revenue funds, stormwater/sewer funds, street funds, etc. The City could also
use this program to raise private sector funds for a district parking garage
wherein the City could facilitate a program allowing developers to pay fees-in-
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Strategy Name

Description
lieu or “parking credits” that developers would purchase from the City for access
“entitlement” into the shared supply. The shared supply could meet initial
parking need when the development comes online while also maintaining the
flexibility to adjust to parking need over time as elasticity in the demand patterns
develop in the district and influences like alternative modes are accounted for.
Funding can come from residents, businesses, and developers. Also, these
fees or revenues allow for new revenue streams into the City.

Reimbursement
District

A Reimbursement District is a cost sharing mechanism, typically Initiated by a
developer. The purpose is to provide a reimbursement method to the developer
of an infrastructure improvement, through fees paid by property owners at the
time the property benefits from the improvement. A developer applies to create
a Reimbursement District by demonstrating benefit to properties beyond their
own. In addition, the size of the improvement must be measurably greater than
would otherwise be ordinarily required for the improvement
Eligible Reimbursement District projects typically include (but are not limited to)
construction or connections of a sewer, water, storm water or street
improvements. Applications typically include: a fee sufficient to cover the cost of
administrative review, a description of the project, properties that would be
impacted, and a detailed methodology and calculation of how the estimated
costs would be reimbursed by payments from benefitted properties over a
specified timeframe. A report from the City Engineer is generated in review of
the submitted application. After a public hearing process, the council will
approve, reject or modify the proposal. The approval of a Reimbursement
District results in a resolution and distribution of notice among benefitted
properties before construction can begin.
Benefitted properties must pay the Reimbursement Fee when they make a
physical connection to the improvement (or in the case of a sewer project, when
the benefitted property creates an impervious surface that drains into the public
sewer) within the Reimbursement District Area. Reimbursement fees are
collected by the City and are distributed to the developer for the duration of the
Reimbursement District, which are typically 10-15 years.
Paid by benefitted properties at the time the property benefits from the
improvement, typically at connection to the sewer, water or storm drain system.
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Description

Scale of Impact

Linkage fees are charges on new development, usually commercial and / or
industrial development only, that can be used to fund affordable housing. To
implement them, a city must undertake a nexus study that identifies a legal
connection between new jobs housed in the developments, the wages those
jobs will pay, and the availability of housing affordable to those employees.
• Can be used for acquisition and rehabilitation of existing affordable units.
• Can be used for new construction.
Tax abatement programs that decrease operational costs by decreasing property taxes

Scale of Impact – Small to
moderate.

Vertical Housing
Tax Abatement
(Locally Enabled
and Managed)

The 2017 Legislature passed legislation moving the administration of Vertical
Housing Program from Oregon Housing and Community Services (OHCS) to
the local City and County beginning Oct 6th, 2017. OHCS no longer administers
this program.
The legislation subsidizes "mixed-use" projects to encourage dense
development or redevelopment by providing a partial property tax exemption on
increased property value for qualified developments. The exemption varies in
accordance with the number of residential floors on a mixed-use project with a
maximum property tax exemption of 80 percent over 10 years. An additional
property tax exemption on the land may be given if some or all of the residential
housing is for low-income persons (80 percent of area is median income or
below).

Scale of Impact – Small to
moderate. The design of the tax
abatement program will impact
whether and how many
developers use the tax
abatement, which will affect the
scale of the impact.

Multiple-Unit
Limited Tax
Exemption
Program (Locally
Enabled and
Managed)

Through the multifamily tax exemption, a jurisdiction can incent diverse housing
options in urban centers lacking in housing choices or workforce housing units.
Through a competitive process, multi-unit projects can receive a property tax
exemption for up to ten-years on structural improvements to the property.
Though the state enables the program, each City has an opportunity to shape
the program to achieve its goals by controlling the geography of where the
exemption is available, application process and fees, program requirements,
criteria (return on investment, sustainability, inclusion of community space,
percentage affordable or workforce housing, etc.), and program cap. The City
can select projects on a case-by-case basis through a competitive process.
The passing of HB 2377 - Multiunit Rental Housing Tax Exemption allows cities
and counties to create a property tax exemption for newly rehabilitated or newly
constructed multi-unit rental housing within their boundaries depending on the

Scale of Impact – Small to
moderate. The design of the tax
abatement program will impact
whether and how many
developers use the tax
abatement, which will affect the
scale of the impact.

Linkage Fees

ECONorthwest
Silverton City Council Meeting November 2, 2020

Silverton: Housing Policies and Actions

39
211 of 354

Back to Agenda

Strategy Name

4

Description
number of units made available to low-income households, for up to 10
consecutive years. The bill was crafted to strengthen the connection to
affordability by requiring cities and counties to establish a schedule in which the
number of years an exemption is provided increases directly with the
percentage of units rented to households with an annual income at or below
120 percent of MFI, and at monthly rates that are affordable to such
households. While not specifically referenced in the measure, ORS 308.701
defines “Multi-unit rental housing” as: “(a) residential property consisting of four
or more dwelling units” and; “does not include assisted living facilities.”
All new multifamily units that are built or renovated that offer rent below 120% of
AMI are potentially eligible for this tax exemption. In a city with an AMI of
$55,000 (common outside of Portland), that's rent of $1,650 per month or less.
The tax exemption is for all taxing districts which is administered by the City.
Due to this, smaller jurisdictions may have more trouble managing this program.
Local taxing jurisdictions that agree to participate–cities, school districts,
counties, etc.
The City of Eugene offers a ten-year Multi-Unit Property Tax Exemption
(MUPTE) for projects in its eastern downtown core. Eugene’s criteria for
granting MUPTE include: Project must provide 5 or more units of housing (not
including student housing), development must meet minimum density
standards, development must comply with minimum green building
requirements, a portion of construction and other contracting requirements must
be through local business, the development must provide 30% of the units
affordable at 100% of AMI or pay a fee of 10% of the value of the tax abatement
toward supporting moderate income housing development, demonstrate that
the project would not be financially feasible without the exemption by providing
10-year pro forma with and without MUPTE and comply with other criteria.
The City of Salem’s Multi-Unit Housing Tax Incentive Program (MUHTIP) was
adopted in 2012 to spur the construction of “transit supportive”4 multi-unit
housing in the city’s downtown core. In order to qualify for the exemption,

Scale of Impact

City of Salem, “Multi Unit Housing Tax Incentive Program,” https://www.cityofsalem.net/Pages/multi-unit-housing-tax-incentive-program.aspx.
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Strategy Name

Description
projects must consist of at least two dwelling units, be located in the city’s “core
area,” and include at least one public benefit.

Scale of Impact

Nonprofit
Corporation Low
Income Housing
Tax Exemption

Note: These are two separate tax exemptions available under statute (ORS
307.515 to 307.523 / ORS 307.540 to 307.548). They are grouped together for
their similarities (but differences are noted).

Scale of Impact – Small to
moderate. The exemption
reduces operating costs,
meaning it is a tool more useful
to property owners of affordable
housing projects. Developers,
who do not own and operate
their own projects, may be less
inclined to use the program.

and
Low-Income
Rental Housing
Tax Exemption

Land and improvement tax exemption used to reduce operating costs for
regulated affordable housing affordable at 60% AMI or below. Requires the City
to adopt standards and guidelines for applications and enforcement
mechanisms.
The low-income rental housing program exemption lasts 20 years. The nonprofit
corporation low-income housing program must be applied for every year but can
continue as long as the property meets the criteria. Rents must reflect the full
value of the property tax abatement and City can add additional criteria.
There is no requirement that construction must be complete prior to application.
Programs both work well in tandem with other incentives, such as land banking.
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Funding Sources to Support Residential Development
The following policies focus on ways to pay for the costs of implementing the affordable housing programs and infrastructure
development.
Strategy
Name
Urban
Renewal /
Tax
Increment
Finance (TIF)

Description

Scale of Impact

Tax increment finance revenues are generated by the increase in total assessed
value in an urban renewal district from the time the district is first established. As
property values increase in the district, the increase in total property taxes (i.e.,
City, County, school portions) is used to pay off the bonds. When the bonds are
paid off, the entire valuation is returned to the general property tax rolls. TIFs defer
property tax accumulation by the City and County until the urban renewal district
expires or pays off bonds. Over the long term (most districts are established for a
period of 20 or more years), the district could produce significant revenues for
capital projects. Urban renewal funds can be invested in the form of low-interest
loans and/or grants for a variety of capital investments:
• Redevelopment projects, such as mixed-use or infill housing developments
• Economic development strategies, such as capital improvement loans for
small or startup businesses which can be linked to family-wage jobs
• Streetscape improvements, including new lighting, trees, and sidewalks
• Land assembly for public as well as private re-use
• Transportation enhancements, including intersection improvements
• Historic preservation projects
• Parks and open spaces
Urban renewal is a commonly used tool to support housing development in cities
across Oregon.

Scale of Impact – Moderate to
Large. Urban Renewal funding
is a flexible tool that allows cities
to develop essential
infrastructure or provides
funding for programs that lower
the costs of housing
development (such as SDC
reductions or low interest loan
programs). Portland used Urban
Renewal to catalyze
redevelopment across the City,
including the Pearl District and
South Waterfront.
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Construction
Excise Tax
(CET)

Funds land use planning throughout the region by taxing construction permits.
CET is a tax assessed on construction permits issued by local cities and counties.
The tax is assessed as a percent of the value of the improvements for which a
permit is sought, unless the project is exempted from the tax. In 2016, the Oregon
Legislature passed Senate Bill 1533 which permits cities to adopt a construction
excise tax (CET) on the value of new construction projects to raise funds for
affordable housing projects. CETs may be residential only, commercial only, or
residential and commercial. If the City were to adopt a CET, the tax would be up to
1% of the permit value on residential construction and an uncapped rate on
commercial and industrial construction. The allowed uses for CET funding are
defined by the state statute. The City may retain 4% of funds to cover
administrative costs. The funds remaining must be allocated as follows, if the City
uses a residential CET:
• 50% must be used for developer incentives (e.g. fee and SDC waivers, tax
abatements, etc.)
• 35% may be used flexibly for affordable housing programs, as defined by
the jurisdiction.
• 15% flows to Oregon Housing and Community Services for homeowner
programs.
If the City implements a CET on commercial or industrial uses, 50% of the funds
must be used for allowed developer incentives and the remaining 50% are
unrestricted. The rate may exceed 1% if levied on commercial or industrial uses.
The City of Portland’s CET went into effect in 2016. It levies a 1% CET on
residential, commercial, and industrial development valued at $100,000 or more,
with all revenues going toward affordable housing. The revenues pay for
production of housing at or below 60% AMI, developer incentives for inclusionary
zoning, along with state homeownership programs.
City of Bend adopted a CET of 0.3% on residential, commercial, and industrial
development in 2006, with revenues dedicated to loans to fund developments by
profit and nonprofit affordable housing developers. The fee has raised $11 million
as of 2016, allowing the City to lend money to fund 615 units. The fund has
leveraged $63 million in state and federal funding and $14 million in equity.
The City of Milwaukie adopted a CET on commercial, residential, and industrial
development in November of 2017. The City exempted deed-restricted affordable
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housing, ADUs, and improvements less than $100,000 from paying the CET. The
adopting ordinance allocates funds as required by state statutes, specifying that
flexible funds from the commercial improvements will be used 50% toward housing
available to those making up to 120% of MFI, and 50% for economic development
programs in areas with sub-area plans (such as Downtown and Riverfront, and the
City’s urban renewal areas).
General
Fund and
General
Obligation
(GO) Bonds

Allows funding for a project that is not dependent on revenue from the project to
back the bond.
City can use general fund monies on hand or can issue bonds backed by the full
faith and credit of the city to pay for desired public improvements.
Property taxes are increased to pay back the GO bonds.
City of Portland passed $258 million bond for affordable housing in 2016. The goal
of the bond is to build or preserve up to 1,300 units in the next five to seven years.
The city issued a request for information to solicit interest in acquiring properties or
land under the affordable housing bond. The city is looking for opportunities to
acquire existing properties of 20 or more units, or vacant land that is appropriately
zoned for 20+ housing units and is looking for both traditional and nontraditional
development opportunities.

Scale of Impact – Moderate to
large. GO Bonds can be used to
develop essential infrastructure
or provides funding for programs
that lower the costs of housing
development (such as SDC
reductions or low interest loan
programs).

Local
Improvement
District (LID)

Enables a group of property owners to share the cost of a project or infrastructural
improvement.
A special assessment district where property owners are assessed a fee to pay for
capital improvements, such as streetscape enhancements, underground utilities,
or shared open space. For residential property, the estimated assessment cannot
exceed the pre-improvement value of the property based on assessor records.
An ordinance must be passed through a public hearing process which must be
supported by a majority of affected property owners. Part of this process includes
an estimation of the improvement costs and the portion of those costs in which
property owners will be responsible to pay for. The public hearing process allows
for LIDs to be challenged by property owners.
The City collects the funds and regardless if the actual cost is greater than the
estimated cost (on which the assessment was based), the City may make a deficit
assessment for the additional cost, which would be prorated among all benefitted
properties. Another public hearing would be held, in the event that an additional
assessment was placed property owners (due to underestimation).

Scale of Impact – Depends on
the amount of funding
available and Bonding
capacity.
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General
Fund Grants
or Loans

A city can use general fund or tax increment dollars to directly invest in a specific
affordable housing project. These grants or loans can serve as gap funding to
improve development feasibility. There are several options for using general fund
grants or loans, including the potential for bonds to generate upfront revenue that
is repaid over time, as recently approved in the City of Portland. Another option is
to use general fund dollars to contribute to other programs that are successfully
operating, such as non-profit land trusts or even other government agencies that
have the administrative capacity to maintain compliance requirements over time,
using intergovernmental agreements.

Scale of Impact – Depends on
the amount of funding
available.

Transient
Lodging Tax
(TLT)

Generates revenue by primarily taxing tourists and guests using temporary lodging
services. Taxes for temporary lodging at hotels, motels, campgrounds, and other
temporary lodgings. Oregon has a statewide TLT and cities and counties can also
charge a local TLT subject to certain limitations. The statutes specify that 70%
must be used for tourism promotion or tourism related facilities and 30% is
unrestricted in use, and there cannot be a reduction of the total percent of room
tax. The state tax is specified at 1.8%; local government tax rates vary as local
governments set the rate for their jurisdiction by ordinance. Cities and counties
may impose taxes on transient lodging. Alternatively, some cities have an
agreement for the county to impose the tax and cities share in a percent of the
revenue.

Scale of Impact – Small. The
amount of funding from TLT is
likely to be relatively small,
given that only 30% of TLT
funds have unrestricted use.
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Federal and State Financial Sources
Most affordable housing developments access some combination of federal and state funding tools. In brief, these funding sources
include the following common sources. Silverton may not be eligible to access all of these funds. And some funds (like LIHTC) are
accessed by developers.
Strategy
Name

Description

Scale of Impact

CDBG

The Community Development Block Grants program is a flexible program that
provides annual grants on a formula basis to both local governments and States.
Grants are awarded on a 1, 2, or 3-year period. It is required that at least 70% of
the CDGB funds are used for activities that benefit low- and moderate- income.
Additionally, each activity must address any threats to health or welfare in the
community (for which other funding is unavailable). These funds can be used for
acquisition and rehabilitation of existing affordable units, as well as new
construction that prioritizes community development efforts.

Scale of Impact – Depends on
the amount of funding
available.

HOME
Investment
Partnerships
Program

The HOME Investment Partnerships Program supports the development of low
and very-low income affordable housing. It distributes federal funds, but each
administering agency has unique structures and requirements.
HOME funds:
• Can be used for acquisition and rehabilitation of existing affordable units.
• Can be used for new construction, depending on housing types, how the
program is set up, and what community development efforts are prioritized.
• Minimum of 90% of HOME funds used for rental housing must assist persons
with household incomes below 60% of the median income. 20% must assist
persons with household incomes below 50% of the median income.
• Rents cannot exceed published low and high HOME rents for period of
affordability. (Term of affordability is 5 to 20 years depending on type of activity).

Scale of Impact – Depends on
the amount of funding
available
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Low Income
Housing Tax
Credit
Program

The Low-Income Housing Tax Credit (LIHTC) program is a federally established
program that encourages investment in affordable housing through tax incentives;
both for-profits and nonprofits are eligible, as well as private investors. Tax credits
are sold with federal and state oversight.
LIHTC funds:
• May be used for acquiring and/or rehabilitating existing units whether or not they
have been built with federal subsidies.
• Requires that either 40% of a project’s units be set aside for renters earning less
than 60% of the area’s MFI, or that 20% be dedicated to those earning less than
50%. In addition, the gross rent can be no higher than 30% of imputed income
from the MFI.
• Maximum tax credit eligibility determined by multiplying the applicable annual
percentage rate (4% to 9%) by the eligible cost of construction or rehab
attributable to designated low-income units in the development.
A key benefit of LIHTC is that it provides a mechanism for a private-public
partnership, making private capital available to support the development of public
housing.
Drawbacks of LIHTC include:
• Obtaining the tax credits is a very competitive process, especially for the 9% tax
credits. Demand for the tax credits generally outstrips funding from the tax
credits.
• Oregon has a relatively small allocation of tax credits from the Federal
government because our population is relatively small.
• The application process is complex and takes several months. The reporting
requirements are also complex.
• The market for the price of tax credits is subject to drastic changes based on
national policy changes.
• The type of housing built with the tax credits does not meet the needs of the
lowest income households (those with income below 30% of median family
income) because the rents of affordable housing built with the tax credits targets
households earning 50% to 80% of median family incomes.
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Local Income
Weatherizati
on Program
(LIWP)

The Low-Income Weatherization Program (LIWP) provides funds for improving
energy and heating efficiency in multifamily housing through various installations
and housing improvements. A project must demonstrate “measurable costeffective energy conservation” to be considered eligible for funding. At least onehalf of the units in the project must be rented to households whose income is at or
below 60 percent of the HUD-defined area median income.

Scale of Impact – Depends on
the amount of funding
available

Oregon
Affordable
Housing Tax
Credits
(OAHTC)

Oregon Affordable Housing Tax Credits (OAHTC) are provided for affordable
housing loans where a lender has reduced the interest rate by up to 4%. The
program contains a stipulation that the credit be used solely to reduce rents for
tenants for a 20-year term. OAHTC reduces loans and must be passed on to
reduce rents for low-income tenants. Low-income tenants are defined as those
with household incomes less than 80% of the area median income.

Scale of Impact – Depends on
the amount of funding
available

Local
Innovations
and Fast
Track (LIFT)
Housing
Program

Competitive grants awarded for the provision of affordable housing. Priority given
to projects that request a maximum of $38,000 per unit and provide 100% of units
(financed with LIFT funds) to persons with household incomes at or below 60%
area median income. LIFT prioritizes projects in rural areas and communities of
color, projects with short development periods (units ready for initial lease-up)
within the minimum threshold of 30 months, projects that provide strong social
service partnerships, can effectively serve DHS recipients earning 60% of area
median income or below, and demonstrate innovative design, efficiency, or
address equity and diversity issues through the use of Minority, Women, and
Emerging Small Businesses (MWESB) services.

Scale of Impact – Depends on
the amount of funding
available
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CITY OF SILVERTON
AFFORDABLE HOUSING TASK FORCE MINUTES
Silverton Community Center – Council Chambers – 421 South Water St.
August 20, 2019, 8:30 a.m.
I.

CALL TO ORDER

Chairman Kyle Palmer called the meeting to order at 8:30 a.m. and introductions were made.
Present
X
X
X
X
X
X
X
X
X
X
X

Absent

Excused

Excused

Kyle Palmer (departed at 9:45 a.m.)
Dana Smith
Jason Freilinger
Sarah DeSantis
Harry Douglass
Kari Johnsen
Bonnie Logan
Laurie Chadwick
Sarah White (arrived at 8:37 a.m.)
David Goldblatt
Gene Oster
Terry Caster
Molly Ainsley

Staff Present: City Manager, Christy Wurster; Community Development Director, Jason Gottgetreu and
Assistant to the City Manager/City Clerk, Angela Speier
II.

APPROVAL OF MINUTES

Member Freilinger made a motion to approve the minutes from the July 16, 2019 meeting as presented.
Member Oster seconded the motion. There was no discussion and the motion passed unanimously (100).
III.

PUBLIC COMMENT - None

IV.

DICUSSION/ACTION

Community Development Director Jason Gottgetreu introduced the team from ECONorthwest which is led
by Beth Goodman. He explained this project is to update the Housing Needs Analysis which is a City
Council Goal. This will put the data behind a number of the policy issues the Affordable Housing Task
Force has been discussing.
Overview of the Project
Beth Goodman and Margaret Raimann introduced themselves and provided an overview of the Silverton
Housing Needs Analysis. Ms. Goodman explained a Housing Needs Analysis has two different pieces.
The first is land use, does the City have enough land in the urban growth boundary (UGB) to
accommodate expected growth over the next 20 years and will it be affordable for all households in
Silverton. She said the project will also look at the needed types of housing, how much and where
buildable land is located, and if the current development patterns make sense. She reviewed Statewide
Planning Goal 10 which is related to buildable lands for residential use.
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Ms. Goodman reviewed the needed housing types that are defined in ORS 197.303. Member Oster
asked what the impact would be to Silverton if the City decided not to follow the state’s perspective on
what housing is needed. Ms. Goodman explained the Housing Needs Analysis becomes part of the City’s
Comprehensive Plan which guides the land designations within Silverton and it must be acknowledged by
the state. She further explained if the City didn’t allow mobile or manufactured home parks in zones that
allow 6-12 dwellings units per acre and someone wanted to develop a park on a piece of property they
could sue the City and potentially win.
Ms. Goodman reviewed the components of the project and how it will fit in with the City’s planning
framework. The first component is the Housing Needs Analysis Technical Report which provides a factual
basis and tells the City what is happening with buildable land and the demand for housing in Silverton.
The Housing Strategy will begin to address the issues identified in the Housing Needs Analysis. These
two documents will allow the City to revise the housing element in the Comprehensive Plan and the
Housing Strategy could lead to changes in zoning code and housing policies and programs.
Role of the Project Advisory Committee (i.e. Affordable Housing Task Force)
Members will need to provide feedback on housing trends, buildable lands inventory, and the final
Housing Needs Analysis document. Members will also be asked to provide local context and assist in
facilitating discussion at public meetings.
Project Schedule
Ms. Goodman reviewed the project schedule:
September 17
Discuss draft results of land sufficiency analysis, begin to discuss housing policies
October 15
Discuss housing policies
November 19
Revise and finalize housing policies
Present draft results of the Housing Needs Analysis
Open House (TBD)
Present and get feedback on preliminary housing policies
Member Oster asked when ECONorthwest performs the developable land inventory if they contact the
property owners of vacant undeveloped land. Ms. Goodman explained the Oregon system assumes all
vacant land is potentially developable, even if the owner does not want to sell it. She said in Washington
they assume 25 percent of vacant land will not develop over the 20 year period.
Housing Market
Ms. Goodman explained the types of housing; including, single-family detached (manufactured, mobile
homes, and cottage housing), single-family attached (townhouses), multifamily (two-four units per
structure such as duplexes, tri/quad-plexes), and multifamily (five plus units per structure). She reviewed
the mix of housing in Silverton from 2000 and compared it to more recent data from 2013-2017. She said
80 percent of the housing stock in Silverton is single family detached. The five year 2013-2017 data is
collected from the US Census American Community Survey. She said there has been an increase in
owner-occupied housing since 2000.
Ms. Goodman reviewed the building permits that have been issued from 2000-2017 and reviewed the
historical density (2000-2018) in Silverton. The vast majority of the development has been single family
residential at 4.8 dwelling units per acre, which ends up being just over 8,000 square foot lots. She said
multifamily residential has developed at 23.6 units per acre. There have been 4 commercial units
developed since 2000. This information will be helpful for forecasting how much land is needed.
Silverton’s 2018 population is 10,325; this represents an increase of 2,900 residents from 2000. Since the
City is over the 10,000 population threshold it means Silverton is subject to House Bill (HB) 2001.
Silverton grew faster than Marion County which grew at a 1.1 percent average annual growth rate. Ms.
Goodman explained they will look at some of the demographic factors that will affect housing demand in
Silverton over the next 20 years. These factors include age, household composition, income, and how
housing needs change over a person’s lifetime. Since 2000 the number of residents over 60 years old
has increased and now represents 21 percent of Silverton’s population. The senior population in Marion
County is expected to continue to grow at a faster rate than the other age categories and will represent 25
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percent of the population by 2040. Silverton has a little larger share of family households with children (38
percent) and smaller share of nonfamily households than Marion County and the state. The median
household income is $60,603, which is higher than the rest of the county and the state. She also
reviewed the income by age groups and explained the majority of residents 65 and over has an annual
income of less than $50,000. Lastly, the Latino population in Silverton has decreased since 2000, where
Marion County and Oregon have become more diverse. She explained these demographics broadly show
the City will need to have more affordable housing for families with children and seniors. She would also
guess the decrease in Latino households could also be related to affordability. Silverton needs a wide
array of housing that is both affordable for renters and owners.
Ms. Goodman said the median home sale price for Silverton in May 2019 was $429,000. That represents
an increase of $179,000 since 2006. The median gross rent (including utilities) in Silverton over a five
year period (2013-2017) was $902 per month. Approximately 30 percent of Silverton households are
paying 30 percent or more for housing costs and are cost burdened; about 11 percent are severely cost
burdened. This number may have increased, because this data is from 2013-17 and housing costs have
continued to increase. Ms. Goodman reviewed what people can afford based on the median family
income. She reviewed the percentage of households in each income level and 11 percent are at the
extremely low income and are the most at risk of becoming homeless. 14 percent of households are at
the very low income level and 20 percent are considered low income. There is a deficit of 69 housing
units for households that earn $10,000-$14,999 annually and a deficit of 111 units for income earners at
$25,000-$34,999. There is also a deficit of 307 units for households that earn $150,000 per year.
Typically cities will develop housing policies that focus on closing the deficit for lower income households
and let the housing market address the executive housing needs for higher income earners.
Buildable Land
Margaret Raimann reviewed the preliminary buildable land inventory. She explained land is generally
considered suitable and available as long as there are not geological constraints on the land. She
reviewed the methodology and the steps it takes to figure out a city’s buildable land inventory and today
the Task Force will be presented with the preliminary numbers.
The inventory starts by looking at Comprehensive Plan designations and at land that allows residential
uses outright. They also included the agricultural and urban reserve areas, the commercial zoning that
allows residential uses, and one lot of industrial land that recently changed to R-1. She reviewed the land
classifications; including, developed, vacant, partially vacant, undevelopable typically vacant tax lots less
than 3,000 square feet in size, and pubic or exempt lots. Ms. Goodman explained the undevelopable
definition for this inventory does not mean a City could not allow the development of a house on a 3,000
square foot lot if it is a legal lot and the code allows they just don’t include it in the inventory as buildable.
Ms. Raimann reviewed what is considered development constraints and indicated where those
constraints are in Silverton. She said there are 285 acres of vacant land and 369 acres of partially vacant
land. There are 632 buildable acres of residential designated land, 509 for single family, 19 for
multifamily, and 104 for agriculture/urban reserve.
Preliminary Housing Forecast
Ms. Goodman explained Portland State University (PSU) has forecasted Silverton to grow by 3,058
residents from 2020-2040. This represents a growth rate of 1.25 percent each year over the next 20
years. This shows the need for 1,158 new dwelling units during the 2020-2040 period or an average of 58
dwelling units per year. They have to take the 1,158 units and allocate the units into four different housing
types. Looking at the historical data 80 percent of the housing mix is single-family detached; however,
looking at the preliminary forecast the current market is not meeting the needs of the population. The
preliminary forecast is recommending 753 single family dwelling units (65 percent), 81 single family
attached (7 percent), 151 duplexes (13 percent), and 174 multifamily units (15 percent). This will help to
determine the amount of land needed for each land designation and it is likely more land will be needed
for multifamily housing.
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Group Discussion: Desired Outcomes of the Project
Member Freilinger indicated it looks like the City has enough buildable land, but will likely need to rezone
some of the land to allow for higher density. Ms. Goodman explained increasing the multifamily housing
units will be a big shift for the community, so it might be more acceptable to allow a wider range of
housing types. Member Caster confirmed adding additional multifamily housing can be controversial at
the Council level. Ms. Goodman explained the Task Force should likely move in the direction that allows
for a lot of different types of housing and then look at drafting policies that make it difficult for people to
oppose, like cottage style developments with specific design requirements. Member Caster asked what
would happen if Silverton continues to have a 2 percent annual growth rate, instead of the 1.25 percent
PSU is forecasting. Ms. Goodman said through the capacity analysis she will be to able show how much
growth Silverton can support.
Next Steps
ECONorthwest will further refine the Housing Needs Analysis and Buildable Land results. At the
September 17, 2019 meeting they would like to begin discussing possible housing policies with the Task
Force. Ms. Goodman will review the prior meeting minutes and list out the things the Task Force has
discussed and is interested in pursuing. Member White said the Task Force has not discussed renter’s
rights and asked if that will be coming up in this analysis. Ms. Goodman responded that is not something
ECONorthwest is very educated about, but if the Task Force chose to talk about it, they could bring in an
expert to discuss options and include it as part of the policies.
Member Oster said he thinks the analysis is going to show that Silverton is woefully low on multifamily
housing opportunities and feels the demand for that type of housing is going to continue to grow. Ms.
Goodman responded housing preference for senior citizens shows that a large number would like to
continue to live their own home for as long as possible. She also indicated there has not been a huge
shift across the nation from homeownership to renter.
V.

ADJOURNMENT

Member Smith made a motion to adjourn the meeting and Member Freilinger adjourned the meeting at
10:15 a.m.
Respectfully submitted by:
/s/Angela Speier, Assistant to the City Manager/City Clerk
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CITY OF SILVERTON
AFFORDABLE HOUSING TASK FORCE MINUTES
Silverton Community Center – Council Chambers – 421 South Water St.
September 17, 2019, 8:30 a.m.
I.

CALL TO ORDER

Chairman Kyle Palmer called the meeting to order at 8:30 a.m.
Present
X
X
X
X
X
X
X
X
X
X
X
X

Absent

Excused

Kyle Palmer
Dana Smith (departed at 9:15 am)
Jason Freilinger
Sarah DeSantis
Harry Douglass
Kari Johnsen
Bonnie Logan (departed at 10:00 am)
Laurie Chadwick
Sarah White
David Goldblatt
Gene Oster
Terry Caster
Molly Ainsley

Staff Present: Community Development Director, Jason Gottgetreu and Assistant to the City
Manager/City Clerk, Angela Speier
II.

APPROVAL OF MINUTES

Member Freilinger made a motion to approve the minutes from the August 20, 2019 meeting as
presented. Member Chadwick seconded the motion. There was no discussion and the motion passed
unanimously (12-0).
III.

PUBLIC COMMENT - None

IV.

DICUSSION OF PRELIMINARY CAPACITY AND LAND SUFFICIENCY RESULTS

Beth Goodman introduced Sadie DiNatale with ECONorthwest who is also working on the Housing Needs
Analysis for Silverton. Ms. Goodman explained today’s meeting will focus on the preliminary results of the
analysis specifically the capacity for housing and land sufficiency. The last part of the meeting members
will be discussing housing policies.
Ms. Goodman reviewed a map of the unconstrained vacant and partially vacant land located in Silverton.
This will help determine if there is enough land to accommodate growth in the city. There are
approximately 654 acres of vacant unconstrained residentially designated land, 531 acres is zoned as
single family residential, 19 acres is zoned multifamily, and 104 acres is zoned as agricultural or urban
reserve. She explained all the multifamily land is zoned for single family uses which creates a problem.
The 20 year population forecast is showing a need for 1,158 dwelling units. She said they are forecasting
a greater share of single-family attached (duplex, triplex and quadplex) and multifamily complexes.
Ms. Goodman reviewed the income level of current households and explained 46 percent of households
are low income or below 80 percent of the Marion County Medium Family Income (MFI). That trend is
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expected to stay the same over the 20 year period. This means affordability will continue to be an issue
into the future.
Ms. Goodman reviewed the historic net housing densities in Silverton from 2000 to 2018. She explained
the current Housing Needs Analysis did not account for rights-of-way, but this update will include a
percentage for rights-of-way. She reviewed the updated number of dwellings units per gross acre for each
of the generalized plan designations. That number was used to calculate the capacity by dwelling unit of
the unconstrained buildable land. Silverton has the capacity to build 1,965 new dwelling units in land
designated as single-family and 270 units in the agricultural/urban reserve. She explained the multifamily
totals will need to be adjusted. The problem is all the unconstrained buildable land is essentially zoned as
single-family which means there is no land for multifamily density. This issue can be addressed during the
policy discussion. She explained Silverton has a surplus of land designated as single-family and a
shortage of about 12 acres or 239 dwelling units of multifamily. The City will need to address the lack of
land available for multifamily housing in the Housing Needs Analysis.
Member Sarah White asked about group housing and/or cohousing. She explained the Silverton
Municipal Code only allows for six unrelated adults to share a house. Member Dana Smith said she has
heard these types of policies may violate fair housing rules. Ms. Goodman said cohousing could be
added to the list of policy changes the Task Force will discuss.
Member Jason Freilinger stated the need for more multifamily housing, but would like to see a targeted
approach to identify which land is the most suitable for multifamily development. He asked about the
process to rezone land. Ms. Goodman explained a City does have the ability to rezone property without
the owner’s approval, but the typical process would be for the developer or property owner to request the
rezoning of the property. Member Freilinger stressed the need to make the most of what the City has and
look at rezoning properties that are close to city services which in turn could lead to the development of
more affordable housing. Ms. Goodman said the City could establish criteria for the areas they would like
to up-zone to multifamily, with characteristics such as the size of lot, being close to city services, access
to transportation, and within a quarter mile of a certain area. Then City staff could reach out the property
owners that fit the criteria developed. Ms. Goodman said a City does not want to see all multifamily
housing concentrated in one area, but look for the potential for disbursement throughout town.
Karen Garst, 1205 Tenino Drive. Ms. Garst described the multifamily zoning in Bismarck, North Dakota
where she grew up. She would like to see the City go back to a model that allows for more diversity and
does not feel like we are putting people into categories.
V.

INTRODUCTION AND DISCUSSION: SILVERTON HOUSING STRATEGY

Ms. Goodman explained how the Housing Needs Analysis will likely be an appendix to the
Comprehensive Plan. The Housing Strategy will be policies and actions to address the needs identified in
the Housing Needs Analysis. Both these documents will lead to changes in zoning code and in the
Comprehensive Plan, but there will likely be housing policies not addressed through the Comprehensive
Plan updates as well.
Ms. Goodman referred to the Draft Silverton Housing Policies and Actions document included in the
meeting packet. She explained how the document distinguishes between two types of affordable housing:
1) housing affordable to very low-income and extremely low-income households and 2) housing
affordable to low-income and middle-income households. The very low-income and extremely low-income
households are those who have an income of 50 percent or less MFI, which is an annual household
income of $34,700. About 17 percent of Silverton’s households fit into this category and can afford a
monthly housing cost of $870 or less. Development of housing affordable to households at this income
level is generally accomplished through development of government-subsidized income-restricted
housing. The low-income and middle-income households are those who have an income of 50 to 120
percent of the MFI or income of $34,700 to $83,280. About 38 percent of Silverton’s households fit into
this category and they can afford a monthly housing cost of $870 to $2,080.
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Ms. Goodman reviewed draft housing policies along with their objective and actions for the Task Force to
consider and asked for the member’s feedback.
•
•
•
•

Policy 1: Ensure an adequate supply of land is available and serviced
Policy 2: Provide opportunities for housing development to meet the City’s identified housing needs
Policy 3: Provide opportunities for development of housing affordable to all income levels
Policy 4: Identify funding sources to support development of infrastructure and housing affordability
programs

Policy 1: Ensure an adequate supply of land is available and serviced. This policy plans for a 20year supply of suitable land with urban services and the necessary services for Silverton to meet housing
needs within the existing planning area. Ms. Goodman explained this policy is stating the City will have
enough land that is serviced, but if there is not enough land through the objectives then the City should be
coordinating capital improvement planning for residential development. It does not mean the City has to
proactively build it, but should proactively be planning for it. Essentially this is complying with Goal 10.
The Task Force members reviewed the potential action items related to the first policy. Ms. Goodman
said the second action item will be revised to be more reflective on the zone designation that is needed.
The members decided to remove the fourth action item related to increasing the maximum building height
in Multifamily Residential (RM-10) from three stories to four or five stories, because they felt that size
would be out-of-place. Director Gottgetreu said four story buildings are allowed in the Downtown
Commercial Zone. The members were okay with increasing the maximum density in the RM-20 zone from
32 dwelling units per acre to 40 or more units per acre and agreed to emphasize the action item that
would 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. Member Oster said he
feels this would lead to the development of smaller units that are more affordable.
The next action item was to reduce the minimum lot size in the Single-Family Residential (R-1) zone from
7,000 square feet to 5,000 square feet. Ms. Goodman reminded the members House Bill 2001 requires
the City to allow a duplex on every lot a single family house would be allowed outright. Member Oster
said he would like to discuss decreasing the lot size to a minimum of 3,500 square feet. He said every
development is different and this will allow for more options. The Web Lake Development is an example
where smaller lot sizes have been allowed. Director Gottgetreu explained the density range has to stay
within six units per acre within a subdivision. This would likely require a developer to create a mix of lot
sizes in order to meet the density level. Member Freilinger said he has some hesitation on the 3,500 size,
because of House Bill 2001 and the City is already working on a form based approach that would allow
cottage style housing opposed to skinny lots. The members were agreeable to explore the 3,500 square
foot lot size.
Ms. Goodman provided an overview of House Bill 2001 which cities need to comply with by June 30,
2021. The model code is expected to be released in December 2020. She will clarify the action item
related to House Bill 2001 to encourage an earlier adoption. Ms. Goodman reviewed the remaining
action items under the first policy. She will amend the action item to identify areas of high priority for
improving infrastructure to support new residential development in order to provide a stronger connection
to the need for multifamily development. The Task Force members decided to remove the action item
related to identifying opportunities to improve infrastructure in older neighborhoods to support infill.
Policy 2: Provide opportunities for housing development to meet the City’s identified housing
needs. This policy provides opportunities for development of a range of housing types that are affordable
to households at all income levels. These housing types include (but are not limited to): single-family
detached housing, accessory dwellings, cottage housing, manufactured housing, townhouses, duplexes,
triplexes, quadplexes, and multifamily products (including apartments).
The members discussed a possible action item that evaluates allowing courtyard apartments and cottage
housing in subdivisions in the R-1 zone, with a goal of having these units rent at the $900-$1,200 price
points. Ms. Goodman asked how the City would regulate the rent amount. Member White explained the
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development could be required to rent at the Marion County Housing Authority rate for Section 8 Housing
Vouchers, which are reviewed regularly. She explained if the City up-zones a regular lot for a cottage
style development the City should require a certain percentage of the units be rented at the Section 8
Housing Authority rate. Ms. Goodman explained there has to be other tools, such as a tax exemption, for
the developer in order for them to be able to support it financially and want to build it. The administrative
process will be something the City will need to figure out if this is a priority. She recommended separating
the courtyard apartments and cottage housing in this action item, because the courtyard apartment piece
will be more difficult. She urged the members to consider not controlling the rent of the cottage housing,
but allowing them at a higher density which would let the size and smaller lots dictate the price of the unit.
She said a separate action item could be created for the courtyard apartments that could be tied to the
Marion County Section 8 rent prices and the action item could be to evaluate other policies that would be
required to support this which will be a longer goal and more difficult. Members were agreeable to
separating the action items as discussed.
The members discussed the difference between single-room occupancy (SROs) and co-housing. Ms.
Goodman explained people occupying SROs are more transient and they come and go whereas cohousing is more deliberate. She will modify this action item to allow for more than six (instead of four)
unrelated persons to live in the same unit.
Ms. Goodman reviewed an action item related to tiny houses and allowing them as ADUs. She explained
some of the unresolved issues surrounding tiny homes and will bring back additional information for the
Task Force to consider.
Scott Sanders, 21351 Bridge Creek Road SE. Mr. Sanders said he recently approached the City about a
development plan and was told it is plausible, but before he could even meet with City staff he would
need to pay $1,100 and it could still be denied. He explained the price tag is a big hurdle to creating
affordable housing. Mayor Palmer said the staff will accommodate discussing high level details with
developers, but if you would like to discuss the plans in more detail it takes a lot of staff time to do that
and Silverton has very limited staff. Mr. Sanders said the cost is a barrier to building affordable housing.
VI.

NEXT STEPS

Ms. Goodman said ECONorthwest will continue to refine the Housing Needs Analysis and the Task Force
will continue to discuss the housing needs policies at the October 15, 2019 meeting.
VII.

ADJOURNMENT

Member Freilinger made a motion to adjourn and Chairman Palmer adjourned the meeting at 10:15 a.m.
Respectfully submitted by:
/s/Angela Speier, Assistant to the City Manager/City Clerk
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CITY OF SILVERTON
AFFORDABLE HOUSING TASK FORCE MINUTES
Silverton Community Center – Council Chambers – 421 South Water St.
October 15, 2019, 8:30 a.m.
I.

CALL TO ORDER

Member Jason Freilinger called the meeting to order at 8:32 a.m.
Present
X
X
X
X
X
X
X

Absent
Excused
Excused
Excused
Excused
Excused
Absent

Kyle Palmer
Dana Smith
Jason Freilinger
Sarah DeSantis
Harry Douglass
Kari Johnsen
Bonnie Logan
Laurie Chadwick
Sarah White
David Goldblatt
Gene Oster
Terry Caster
Molly Ainsley

Staff Present: Community Development Director, Jason Gottgetreu and Assistant to the City
Manager/City Clerk, Angela Speier
II.

APPROVAL OF MINUTES

Member Oster made a motion to approve the minutes from the September 17, 2019 meeting as
presented. Member Caster seconded the motion. Member Dana Smith announced she would be
abstaining from the vote, because she was not at the majority of the meeting. The minutes were unable to
be approved due to a lack of quorum and will be voted on at the November 19, 2019 meeting.
III.

PUBLIC COMMENT - None

IV.

HOUSING STRATEGY: DISCUSS PROPOSED NEW POLICIES, OBJECTIVES, AND
ACTIONS

Beth Goodman with ECONorthwest reviewed the meeting timeline and announced an open house has
been scheduled for December 3, 2019.
At the last meeting the Task Force reviewed the first two draft policies and actions for the Housing
Strategy. The members feedback is reflected in the updated document located in the meeting packet. Ms.
Goodman is seeking feedback on the third and fourth polices today. At the November meeting members
will be able to review the complete document one last time and provide additional comments. Input from
the public will occur at the open house. The last meeting of the process will occur in December in order to
review the final document and make any necessary changes. She explained the Housing Needs Analysis
could be adopted as an appendix to the Comprehensive Plan. The objectives and policies will replace the
existing policies in the Comprehensive Plan and the actions would live on in a separate document that will
guide staff’s work with the Planning Commission and City Council over the next few years.
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Ms. Goodman provided a high level review of the housing policies and actions discussed at the last
meeting.
Policy 3: Provide opportunities for development of housing affordable to all income levels.
Ms. Goodman explained this policy is to support the development of affordable housing for very-low and
low-income households, as well as middle-income households. The members reviewed Objective 3.1
under this policy which is to support the development of government-subsidized low-income housing
through partnering with non-profit, for-profit, and governmental developers of low income affordable
housing. This would be housing available at 50 percent or less median family income (MFI). She
explained this housing cannot be built by the market and is the hardest housing to finance and build. The
action item under this objective would be to provide density bonuses and other incentives that support the
development of affordable housing, including entry-level ownership units. Another action item is to identify
surplus of publicly owned properties that could be used for affordable housing. This would require
partnering with the developer(s) of low-income housing to develop affordable housing for households
earning less than 60 percent of MFI. The members discussed adding an action regarding partnering with
developers of government subsidized housing which would allow for a broad range of options including
low income senior housing. Ms. Goodman is recommending splitting out objective 3.1 in order to have
actions related to meeting the housing needs for households at 50 percent MFI and a separate objective
for market rate housing. Discussion ensued on potential city property and having an action item to identify
and evaluate city owned surplus properties. Not having to purchase land can make the development
more financially feasible to partner entities.
Member Ainsley would like to see more community education around the type of housing currently in
Silverton and the lack of affordable housing. This could include a series of articles in Our Town, press
releases, and spreading the message at community events. This outreach could help to reduce
resistance later in the process. Members discussed hosting a representative from Oregon Housing and
Community Services (OHCS) to discuss their rural housing initiative.
Ben Wilt, 225 Franklin Ave, Mt. Angel. Mr. Wilt is the Construction Manager with North Willamette Valley
Habitat for Humanity. He said a number of larger cities are pursuing community land trust models. This
allows for the land cost to be taken out the equation regarding the development.
Ms. Goodman said if the City does decide to donate surplus land or even with some of the other policies
discussed there needs to be a mechanism in place where the City can ensure the affordability of the units
for a certain period of time. If the City puts in a lot of subsidy, it may be appropriate to require affordability
over a 50 year period. The Task Force discussed the possibilities of using tax credits as an incentive and
Member Johnsen explained NeighborWorks will be offering classes about this topic later this year.
Ms. Goodman referred members to the appendix part of the packet and asked them to review the
potential strategies to modify land use regulations in order to increase housing affordability. She
explained if the City chooses to utilize one of the strategies listed additional analysis will need to be done
in order to make sure it will work for Silverton. That process will be done outside of the Housing Needs
Analysis.
The Task Force reviewed objective 3.2 supporting development of all types of multifamily affordable
housing, market rate or government subsidized affordable housing, through use of tools to lower
development or operational costs or make the development process simpler or faster. Ms. Goodman will
remove the word multifamily from the first sentence. The City could look into performing an audit on the
development code to find ways to be more efficient. One of the action items is to reduce or waive system
development charges (SDCs) for development of housing affordable at or below 60 percent or less of
MFI. Member Freilinger would like to add the following statement: there needs to be an alternate funding
source identified to backfill the loss of revenue. This will have a fiscal impact to the City. Member Johnsen
explained one of the easier funding grants for a developer to get from the federal government is money to
cover the SDC fees of the development. She would hate to see the City lose SDC income, because the
City needs that money for infrastructure projects. Ms. Goodman said a different approach could be to
develop a sliding scale for SDCs. Member Freilinger said the sliding scale seems like a more workable
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option. Member Smith said the language needs to make it clear the sliding scale would be based on the
size of the development.
Ms. Goodman reviewed the next action item which is to reduce development costs through changes to
infrastructure development standards, when appropriate. For example, allow development of duplexes
with a single-sewer line or allow one water meter for multiple cottage units. The Task Force would like to
add where safety and public health is not impacted.
The fourth action item is to evaluate developing a tax exemption program, such as the Multiple Unit
Housing tax exemption or the Low-Income Rental Housing tax exemption. Ms. Goodman will add a table
that describes the various programs and the pros and cons with each. The City would have to develop the
program which includes setting the district, award criteria, and the process for evaluating. The program is
discretionary so it is a good program for cities. Ms. Goodman will provide additional information about tax
exemption programs so members can pick the ones they are most interested in.
Member Ainsley proposed adding language regarding diverse and/or mixed income neighborhoods. The
members were supportive of Ms. Goodman including similar language in an overarching goal for this
document.
The members decided to remove the action item related to inclusionary zoning.
The last action item discussed was to partner with organizations to establish or participate in a land bank
or land trust, to support affordable housing by reducing or eliminating land cost from the development
process. ECONorthwest will provide additional information regarding this action item.
The members decided to include an action item related to density bonuses to allow for more quadplexes.
This is something the City Council could grant on a discretionary basis through certain criteria. The City
would have to determine where the density bonuses would be allowed, it could apply to certain types of
houses in certain zones. Director Gottgetreu said this could be a tool for infill development. The Task
Force discussed clustered residential development and how to streamline the Planned Unit Development
(PUD) process and costs associated with it.
Policy 4: Identify funding sources to support development of infrastructure and housing
affordability programs.
This policy is related to the development of funding sources to pay for the costs of implementing the
affordable housing programs described in Policy 3 and infrastructure improvements in Policy 1. Ms.
Goodman explained how Urban Renewal funds could be used to support the development of
infrastructure necessary to support housing development in key areas of Silverton. Members discussed
how the City’s current Urban Renewal District is focused on the downtown, commercial and industrial
development. Member Freilinger said it would be nice to focus on housing for the next district specifically
in the North side of town. It could require the closing of the existing district and opening a new district. Ms.
Goodman explained an Urban Renewal District has to increase the overall property taxes in the district,
so it could focus on housing, but should also include some commercial or other types of development to
ensure the growth in property taxes. ECONorthwest will provide additional information about how Urban
Renewal can support housing.
Another possible revenue source is a Construction Excise Tax (CET) which could be used to offset the
reduction in SDCs. Member Caster said he is concerned it would increase the cost of building.
ECONorthwest will provide the Task Force with additional information about a CET. Other possible
sources of revenue include using a small portion of Transient Lodge Taxes, General Obligation Bonds,
Bancroft Bonds, and/or marijuana taxes.
V.

NEXT STEPS

The next meeting will occur on November 19, 2019 at 8:30 a.m.

October 15, 2019 City of Silverton Affordable Housing Task Force Meeting Minutes
Silverton City Council Meeting November 2, 2020

Page 3 of 4
231 of 354

Back to Agenda

VI.

ADJOURNMENT

Member Smith made a motion to adjourn and Member Freilinger adjourned the meeting at 10:18 a.m.
Respectfully submitted by:
/s/Angela Speier, Assistant to the City Manager/City Clerk
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CITY OF SILVERTON
AFFORDABLE HOUSING TASK FORCE MINUTES
Silverton Community Center – Council Chambers – 421 South Water St.
November 19, 2019, 8:30 a.m.
I.

CALL TO ORDER

Member Freilinger called the meeting to order at 8:30 a.m.
Present
X
X
X
X
X
X
X
X
X
X

Absent

Excused
Excused
Excused

Kyle Palmer (arrived at 8:43 am)
Dana Smith (departed at 10:15 am)
Jason Freilinger
Sarah DeSantis (arrived at 8:32 am)
Harry Douglass
Kari Johnsen
Bonnie Logan
Laurie Chadwick
Sarah White
David Goldblatt
Gene Oster
Terry Caster
Molly Ainsley

Staff Present: Community Development Director, Jason Gottgetreu and Assistant to the City
Manager/City Clerk, Angela Speier
II.

APPROVAL OF MINUTES

Member Oster made a motion to approve the minutes from the meetings held on September 17, 2019
and October 15, 2019. Member Chadwick seconded the motion. There was no discussion and the motion
passed unanimously (8-0).
III.

PUBLIC COMMENT

Ben Wilt, 225 Franklin Street, Mt. Angel. Mr. Wilt spoke on behalf of Habitat for Humanity and expressed
his gratitude for the forum that is happening through these meetings. He stressed the importance of
actionable policies coming out of this effort.
Karen Garst, 1205 Tenino Drive. Ms. Garst would like to applaud the City for the request for proposal
regarding the Westfield property. She thinks it is a great idea, because Silverton needs more affordable
housing. There is a two year waiting list at the Silvertowne Apartments and Silverton needs more housing
options whether its transitional housing, senior housing, etc. She has been volunteering with Sheltering
Silverton and has worked with a number of individuals who need housing, including veterans.
IV.

HOUSING STRATEGY: DISCUSS REVISED POLICIES, OBJECTIVES, AND ACTIONS

Beth Goodman and Sadie DiNatale with ECONorthwest continued the discussion regarding the revised
policies, objectives and actions. She explained the Housing Needs Analysis is also included in the packet
for the members to review and provide comments. She requested members send questions and/or
comments to Community Development Director Jason Gottgetreu. The feedback and direction regarding
the Housing Policies and Strategies from this meeting will be presented to the public at the Affordable
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Housing Open House scheduled for Tuesday, December 3, 2019. The December 17, 2019 meeting will
be the last meeting with the consultants and the members will review the Policies and Actions one last
time and discuss the timing of the priorities.
Member Smith asked where the Comprehensive Plan updates fit into the process. Director Gottgetreu
explained the Housing Needs Analysis will be run through the public approval process as a post
acknowledgement plan amendment. This is done through the Department of Land Conservation and
Development which is keeping tabs on the process. It will replace the housing needs element portion of
the plan. Member Smith asked if there will be an overall one time revision of the Comprehensive Plan or
will all the sections be inserted piece-by-piece. Director Gottgetreu said the City is performing the update
on an individualized approach and each section will be adopted as updates to the Comprehensive Plan.
Ms. Goodman asked if there were any comments or questions regarding the draft Housing Needs
Analysis. There were no comments or questions. Ms. Goodman walked the members through the draft
Housing Policies and Actions and the changes made to the document since the last meeting.
Policy 1: Ensure an adequate supply of land is available and serviced. The members were fine with
the language in Objective 1.1. After the meeting Ms. Goodman added Action 1.2.d under Objective 1.2.
This action item calls for the evaluation of the requirements related to planting strips with new sidewalks
and roads. There might be places where planting strips are not necessary, such as quiet residential
neighborhoods. If this requirement were removed it could increase density and lower the development
costs. Member Caster voiced his concern regarding the maximum five lots per acre requirement which
limits density. Ms. Goodman recommended amending Action 1.2.a to address maximum density as well
as the minimum lot size. Member Freilinger asked if the maximum density is increased will there still be a
difference between R-1 and R-5 zoning. Director Gottgetreu explained the difference is R-5 allows up to
10 units per acre and multi-family. Member Freilinger said he feels as long as the City sticks to the single
family home model the City is never going to reach affordability no matter what the lot size is.
Policy 2: Provide opportunities for housing development to meet that City’s identified housing
needs. Objective 2.1 has not changed since the last meeting and is to ensure the City’s compliance with
House Bill 2001 which requires the City to allow the development of a duplex on each lot or parcel zoned
for residential use. Objective 2.2 goes beyond 2.1 and encourages a wider range of housing types. Action
item 2.2.f was added since last week and would evaluate removing the standard that a manufactured
home be multi-sectional and have an enclosed floor area of not less than 1,000 square feet. Member
Oster said he asked about this item, because there is not a minimum square footage requirement for a
stick built home or on-site construction. He feels this is out of line, because the standard of construction
has greatly improved for manufactured homes and does not feel like the City should discriminate against
on-site versus off-site construction. Both types of construction have to meet the same architectural design
elements. Manufactured homes have to meet the energy code standards prior to placement. Ms.
Goodman explained action item 2.3.e was added in order to identify opportunities to streamline the
process and standards for Planned Developments to make it easier and less costly. This could mean
reducing the requirements for open space, limiting the hearing process, and looking at reducing the fees
associated with the PUD application. The word maximum will be added to action item 2.3.c to make it
clear ADU’s can be smaller than 800 square feet. Action item 2.3.g was also added and would evaluate
allowing clustering of houses on a parcel with constraints that prohibit or limit development, such as a
flood plain. Member Caster asked to add wetlands into this action item. Member Ainsley asked if
encouraging alternative types of construction should be added into the language somewhere. Ms.
Goodman explained the Department of State Lands would have to approve the construction type and it
would have to comply with building codes.
Ms. Goodman explained the last objective under this policy is to encourage development of mixed-use
multifamily housing in commercial zones. She also said there needs to be an additional action item to
rezone land to RM 10 and RM 20, because currently the City does not have any vacant land with that
designation. Member Freilinger asked if mixed-use housing could also be encouraged in industrial zones,
because the City has an abundance of industrial land. Ms. Goodman asked if the City would consider
rezoning some industrial land to commercial or RM 10 or RM 20, because conflicts of use could occur
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between industrial uses and housing. Director Gottgetreu said only caretaker housing is allowed in
industrial zones currently, but Marion County Economic Development officials have been exploring
options for live/work scenarios in industrial zones. Member Smith asked for clarification on if mixed-use
development could include parcels that are strictly residential and not associated with a commercial use.
Ms. Goodman said she has encouraged that in cities that are similar to Silverton, because sometimes the
mixed use does not pencil out. She said building an apartment building is a way to get more housing at a
lower rent point in the downtown. Task Force members discussed this idea and Member Smith raised her
concerns about it being functional long term, because it could constrain commercial growth in the
downtown. Ms. Goodman said it could be considered as a conditional use and Director Gottgetreu said
there could be a minimum requirement for commercial, i.e. 50 percent of the ground floor.
Policy 3: Provide opportunities for development of housing affordable to all income levels. Ms.
Goodman explained Objective 3.1 was amended to support the development of income-restricted
housing for households with an income of 60 percent of Median Family Income (MFI) for Marion County.
60 percent is generally the cut off for the housing authority. Action Item 3.1.c was added to identify
surplus publicly owned properties that could be used for affordable housing. This action item also seeks
to identify the deficiencies that are necessary to allow development of the properties. Hilary Dumitrescu
with Sheltering Silverton said the City does have an opportunity to show the community what an
incremental development could look like for a project like this. She said a lot of push back from the
community in terms of development is in response to development such as Pioneer. There were a
number of people who thought it was too much and too big and it swallowed a huge swath of land, but
there is an opportunity with the Westfield property to do a really beautiful community based development
that responds to what the community actually needs. If it can be done successfully on this site it might not
be as painful in other spaces, but it must be done collaboratively. Ms. Goodman explained Action Item
3.1.d was added in response to comments from the Task Force and relates to being aware of the
financial tools available for income-restricted housing developers.
Objective 3.3 supports the development of all types of affordable housing, market rate or incomerestricted affordable housing, through use of tools to lower development or operational costs or make the
development process simpler or faster. Ms. Goodman explained these are tools the City will need to
develop criteria for. This could include providing a density bonus or a reduction in system development
charges (SDCs) and the members discussed Newport’s sliding SDC scale. Also discussed were other
ways to incentivize affordable housing through SDCs. Members reviewed Action Item 3.3.d and Ms.
Goodman pointed out City Council has already passed the Low Income Rental Housing Tax Exemption,
but there are other programs the City could adopt as well.
The last actionable item discussed under Policy 3 was to evaluate partnering with an organization to
establish or participate in a land bank or land trust. Silverton most likely does not want to be in the driver’s
seat, but could consider being involved in one. Members discussed how this type of partnership could
work. Ben Wilt said he has seen them structured through a long term lease (50 plus years) which is then
typically rolled over to a new term. The sale of the property happens separate from the sale of the land.
The City would not receive direct financial benefits from the property, but land donation is one way to
make the cost of development less expensive. There was consensus to leave this in the Housing Policies
and Actions as a possible action item. Member Caster asked for the names of land banks and trusts in
the area.
Policy 4: Identify funding sources to support development of infrastructure and housing
affordability programs. The City will need to identify funding sources in order to pay for the incentives
discussed earlier. Action Item 4.1.a is evaluating the expansion of the existing Urban Renewal District or
adding a new District, with the purpose of supporting the development of market-rate and incomerestricted affordable housing. Ms. Goodman explained urban renewal is very good at supporting the
development of infrastructure necessary for the development of affordable housing. Another funding
source that could be explored is a construction excise tax (CET). The CET is a tax assessed on
construction permits issued by local cities and counties and it has the most flexibility in what it can be
used for. For example it can be used to backfill the funds not collected due to SDC waivers or reductions.
Ms. Goodman stressed it is very important to get the development community on board in order for the
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CET to be successful. Low income housing could be exempt from paying the CET and it could also only
be implemented on commercial or industrial as well.
V.

NEXT STEPS

Ms. Goodman said the public will have an opportunity to ask questions and give their feedback at the
Open House scheduled for Tuesday, December 3, 2019. Ms. Goodman explained the Open House will
start with a presentation and then there will be a series of discussions about the strategy and the staff will
be asking questions that participants will answer through an online survey tool. The policies being
discussed at the Task Force will be printed on large posters and people will place dots on the policies
they like and/or dislike. The results from the Open House will be shared with the Task Force at their
December 17, 2019 meeting.
VI.

ADJOURNMENT

Member Freilinger made a motion to adjourn and Chair Palmer adjourned the meeting at 10:18 a.m.
Respectfully submitted by:
/s/Angela Speier, Assistant to the City Manager/City Clerk
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CITY OF SILVERTON
AFFORDABLE HOUSING TASK FORCE MINUTES
Silverton Community Center – Council Chambers – 421 South Water St.
December 17, 2019, 8:30 a.m.
I.

CALL TO ORDER

Chair Palmer called the meeting to order at 8:30 a.m.
Present
X
X
X
X
X
X
X
X
X
X

Absent

Excused

X
Excused

Kyle Palmer
Dana Smith
Jason Freilinger
Sarah DeSantis (arrived at 8:38 am)
Hilary Dumitrescu
Kari Johnsen
Bonnie Logan
Laurie Chadwick
Sarah White
David Goldblatt
Gene Oster
Terry Caster
Molly Ainsley

Staff Present: Community Development Director, Jason Gottgetreu and Assistant to the City
Manager/City Clerk, Angela Speier
II.

APPROVAL OF MINUTES

Member Freilinger made a motion to approve the minutes from the meeting held on November 19, 2019.
Member Smith seconded the motion. There was no discussion and the motion passed unanimously (9-0).
III.

PUBLIC COMMENT
th

Ben Wilt, 745 15 Street NE, Salem. Mr. Wilt stressed the importance of building coalitions as the City
moves forward with this effort. The City of Woodburn’s Housing Needs Analysis was released and
recommendations were put forward only for the Planning Commission to not accept them. The work done
with this Task Force needs to be in-step with the Planning Commission, because recent zone changes
that have gone before the Planning Commission have failed. This would have totaled 9.5 acres of land for
multifamily housing which there currently is not an inventory for. He said it is important to bring those
voices in during the visioning process. Member Ainsley asked if Mr. Wilt could share his written testimony
that was submitted to the City of Woodburn and he said he will.
IV.

HOUSING STRATEGY

Overview of Open House
Beth Goodman and Sadie DiNatale with ECONorthwest summarized the feedback that was received
during the Open House. Ms. Goodman said there was a lot of support at the Open House for affordable
housing and building a wider range of housing types in Silverton. The Construction Excise Tax (CET) was
the only strategy that was viewed as a low priority by the attendees. Councilor Smith said if the City is
going to lower SDCs for affordable housing, then the CET could be a way to help pay for that. Members
discussed their observations from the Open House and the community participation. Member White said
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the Task Force should anticipate some community pushback, because people do not want to see large
apartment complexes. She said it will be important to place parameters around the development and to
show community members pictures of what a good development could look like. It will be important to not
only discuss the possible code language, but also show visually that affordable housing can be attractive,
charming, and fit with the character of the community. Discussion ensued on previous efforts to rezone
land in Silverton to multifamily and Member Caster shared his experience being a developer.
Ms. Goodman said ECONorthwest has identified a deficit of 17 acres for multifamily housing. She said
the expectation is to not to build one big apartment complex to close the deficit, but to accommodate
some of it in the downtown and some might be accommodated by the zone changes being discussed.
This Task Force has been talking more about integrated housing. Member Smith explained the rationale
behind some of the decisions that have been made at the Planning Commission and City Council level.
She said this process will lead to more defined code language that better describes what a development
should look like rather than opening up zone changes to anything that can happen. The concern has
been without changes to the code things will not mesh well and multifamily development would not be
compatible with the proposed neighborhoods.
Review of the Draft Housing Strategies
Ms. Goodman reviewed the changes made to the draft Housing Strategies since the last meeting. Those
changes include:
Objective/
Action Item
1.1.b
1.2.a
2.4
2.4
2.4
3.3

Change
Added the City may consider re-zoning industrial land to RM-10 or RM-20.
*
Added if the minimum lot sizes are increased, increase the maximum density allowed.
Added Action Item 2.4.b to evaluate developing a policy and development standards to
allow for development of multifamily residential buildings in the downtown.
Added Action Item 2.4.d to identify opportunities to re-zone industrial land to commercial
mixed use.
Added Action Item 2.4.e to evaluate developing a policy and development standards to
allow live/work housing in limited circumstances in industrial areas.
A note was added to clarify the City has recently adopted the Low-Income Rental Housing
Tax Exemption tool.

Member Ainsley asked if an action item should be added regarding an educational process and how to
best educate the community about the proposals in the strategy. Ms. Goodman said it is part of the
overarching goal, but could be added as an action item under policy 2. Member Johnsen said it should
also tie into the City’s long term planning and infrastructure needs. She further explained part of the
outreach efforts she does when planning multifamily housing is educating people about a city’s long term
infrastructure need and how those get paid for. These projects pay SDC fees and would pay a CET tax
which helps the city pay for infrastructure costs. She said this also needs to be included in the educational
piece. These types of projects will bring in money to help ensure the City is sustainable well into the
future. She also explained there is state and federal funding that will help fund larger infrastructure needs
associated with multifamily housing projects, such as a large road improvement. LIFT funding is a good
example of a funding source that is dedicated to funding infrastructure. Discussion ensued on the type of
infrastructure projects that are eligible for SDC funds and the type of projects CET funds can be spent on.
After the discussion regarding the importance of education Ms. Goodman is recommending creating an
action goal, because it really is an umbrella over the whole strategy. Member White said it would be
interesting to see a funding matrix for the CET and how much money that could bring into Silverton, as
well as hearing what the long term impacts to the City could be. She would also like to see a breakdown
of all the funding sources for infrastructure and how those are leveraged to reflect community values. Ms.
*

To be modified to read “if minimum lot sizes are decreased, increase the maximum density allowed."
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Goodman explained those are items that will need to be looked at during the implementation phase of the
strategy. She is recommending adding an action item regarding evaluating a CET and to look at the
benefits and drawbacks of a CET in relation to the City’s expenditures and costs. Members discussed
skinny streets and how to best highlight the need to scale down not just houses and lot sizes but other
items associated with that.
Implementation Schedule
The members took a break at 9:39 a.m. in order to individually prioritize their implementation schedules.
The meeting reconvened at 9:59 a.m. The members discussed how they prioritized the strategies and
which strategies they felt were the most important and needed to get started in 2020 and/or 2021. These
results will help staff develop a work plan over the next five years.
V.

NEXT STEPS

ECONorthwest will review the individual priority worksheets and tally the scores. The results will be
incorporated into the Housing Needs Analysis.
VI.

ADJOURNMENT

Member Smith made a motion to adjourn and Chair Palmer adjourned the meeting at 10:15 a.m.
Respectfully submitted by:
/s/Angela Speier, Assistant to the City Manager/City Clerk
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CITY OF SILVERTON
PLANNING COMMISSION MINUTES

7:00 P.M.
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JUNE 9, 2020

The Planning Commission and staff of the City of Silverton met through the virtual meeting
platform Zoom on June 9, 2020 at 7:00 p.m., with Chairman Flowers presiding.
I. ROLL CALL:
Present

Absent

X
X
X
X
X
X
X

Chairman, Clay Flowers
Morry Jones
Chris Mayou
Vice Chairman, Rich Piaskowski
Tasha Huebner
Peter Matzka
Ammon Benedict

STAFF PRESENT:
Community Development Director, Jason Gottgetreu and Planning and Permit Assistant, Kate
Schlee.
II. APPROVAL OF THE MINUTES:
Commissioner Matzka moved to approve the minutes of March 10, 2020. Commissioner
Huebner seconded the motion and it carried unanimously.
III. BUSINESS FROM THE FLOOR:
There were no comments.
IV. AGENDA ITEMS:
Case: 507 Norway Street Variance
Filed by: Barbara Kinnison
Planning Department File No.: VR-20-02
Chairman Flowers reviewed the public hearing process for the audience.
Chairman Flowers opened the hearing at 7:08 pm and asked for declarations of ex parte contacts,
conflicts of interest, and site visits. No Commissioners declared ex parte contacts or conflicts of
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interest. Chairman Flowers disclosed that he drove by and viewed the site.
Community Development Director, Jason Gottgetreu presented a PowerPoint presentation of the
staff report for the variance application to allow the property owner to convert an existing
accessory structure to an accessory dwelling unit (ADU) at 507 Norway with a variance to the
rear yard setback. The variance would allow a 14-foot setback where 20 feet is the minimum for
an ADU.
Applicants Testimony: Barbara E. Kinnison, Property Owner, 507 Norway, Silverton, OR
97381
Ms. Kinnison stated that when she purchased the house it was listed as being able to be a dual
living set-up, which has always been her intention. If approved, Ms. Kinnison will move into the
ADU and her daughter and daughter’s family will live in the main house.
None of the commission members had questions for the applicant.
Public Testimony:
Proponent Testimony: None
Opponent Testimony: None
Neutral Testimony: None
Written Testimony: There are two letters in support of the application that were included in the
meeting packet.
Rebuttal: None.
Commissioner Benedict made a motion to close the public hearing. Commissioner Matzka
seconded the motion to close the public hearing. The motion to close the public hearing passed
unanimously and was closed at 7:24 pm.
Commissioner Benedict made comments in strong support of the application.
Commissioner Huebner stated that she is in favor of the application.
Commissioner Jones stated that he is in favor of the application.
Commissioner Matzka stated that he is in favor of the application and likes that there is ample
parking on the property.
Commissioner Mayou reiterated Commissioner Benedict’s statements.
Commissioner Piaskowski stated that he is in favor of the application.
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Chairman Flowers stated that he is in favor of the application.
Commissioner Benedict made a motion to approve the application as presented. Commissioner
Jones seconded the motion and it passed unanimously at 7:27 pm.
Amendments to conditions: None
Case: Silverton Housing Needs Analysis
Filed by: City of Silverton, 306 S Water St, Silverton, OR
Planning Department File No.: CP-20-01
Chairman Flowers reviewed the public hearing process for the audience.
Chairman Flowers opened the hearing at 7:30 pm and asked if any members wished to abstain or
declare a conflict of interest. No Commissioners abstained or declared a conflict of interest.
Director Gottgetreu presented a PowerPoint presentation of the staff report for the Housing
Needs Analysis (HNA) as a support document to the Silverton Comprehensive Plan. The review
was performed by ECONorthwest. The primary goals of the housing needs analysis were to 1)
project the amount of land needed to accommodate the future housing needs of all types within
Silverton; 2) evaluate the existing residential land supply within Silverton to determine if it is
adequate to meet that need; 3) fulfill state planning requirements for a twenty-year supply of
residential land; and, 4) identify policy and programmatic options for the City to meet identified
housing needs.
Commissioner Benedict asked what happens if the city does everything it can to meet the state’s
requirements, but fails to meet the requirements. Director Gottgetreu responded that the Housing
Needs Analysis is a 20-year document that is reviewed every eight years. He stated that the city
does not control whether or not growth and development happen.
Commissioner Huebner asked if there are any considerations for other factors related to adding
additional housing besides affordability. Director Gottgetreu responded that this document is
looking at the narrow piece, but the city has other documents that look at the water system, sewer
system, storm water system and transportation system. The other documents will be reviewed by
the Planning Commission at the next meeting. All of the documents use the same population
growth data.
Commissioner Jones complemented Director Gottgetreu’s presentation. He asked if the needs
analysis took into account the HB 2001 that allows for duplexes on all single-family lots.
Director Gottgetreu responded by explaining that the HNA is evaluated every eight years and is a
guideline, but he doesn’t know how the house bill will effect growth.
Commissioner Matzka asked for clarification about the buildable lands and whether they counted
towards the housing numbers. Director Gottgetreu responded that finished structures count
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towards the housing numbers. Commissioner Matzka asked about a change in tone within the
document from being a guide map to being a prescriptive. Director Gottgetreu stated that the
language could be changed to be more clear.
Commissioner Mayou stated that she would like to see wording added about the HB 2001 bill to
state two single-family attached houses added to the sections discussing duplexes. Director
Gotgetreu responded that the Affordable Housing Task Force was supportive of the idea, but that
it would most likely be addressed in the implementation of HB 2001.
Commissioner Piaskowski stated that he likes the idea of a work session to be able to further
address questions and identify topics that need to be evaluated. Director Gottgetreu outlined how
to review and make recommendations on the document.
Chairman Flowers stated that he thinks that the joint work session with the City Council needs to
be scheduled to ensure everyone is on the same page. He asked what happens if the property
owner does not want to re-zone their property. Director Gottgetreu responded that the Planning
Commission can initiate land use applications by resolution and the City Council can initiate
land use applications by order.
Commissioner Huebner added that since the document was drafted pre COVID-19, she thinks
that the impacts of this event need to be added to the discussion. Chairman Flowers stated that he
thinks that would best be discussed at the work session with the City Council.
Applicants Testimony:
Chairman Flowers clarified that since the city is the applicant, the staff report presented by
Director Gottgetreu acts as the applicant’s testimony.
Public Testimony:
Proponent Testimony:
Gene Oster
Mr. Oster was part of the members of the Affordable Housing Taskforce. He thinks that it is a
good idea to move forward with the document.
Opponent Testimony: None
Neutral Testimony: None
Written Testimony: None.
Rebuttal: Director Gottgetreu stated that he wants to make sure that a joint work session does
not violate any procedural restrictions.
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Commissioner Huebner made a motion to continue the public hearing. Commissioner Matzka
seconded the motion to continue the public hearing and it passed unanimously at 9:08 p.m. The
public hearing was continued to a date in the future.
The members discussed who should be present at a work session. Some of the options presented
were having a joint session with the City Council, the Affordable Housing Task Force or
splitting the time to meet with both committees. The members expressed that they thought the
work session should happen in person.
V. REPORTS AND COMMUNICATIONS
Director Gottgetreu will look at when an in-person meeting can happen and when it could
happen with the Affordable Housing Task Force.
The Transportation Plan will be discussed at the July 14th Planning Commission Meeting.
The City hired a new City Engineer, Bart Stepp.
VI. ADJOURNMENT
The Meeting adjourned at 9:14 p.m.
Respectfully submitted,

/s/ Kate Schlee,
Planning and Permit Assistant
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CITY OF SILVERTON
PLANNING COMMISSION MINUTES

7:00 P.M.

JULY 28, 2020

The Planning Commission of the City of Silverton met at the Silverton Community Center and
through the virtual meeting platform Zoom on July 28, 2020 at 6:30 p.m. with Chairman Flowers
presiding.
I. ROLL CALL:
Present
X
X
X
X
X
X
X

Absent

Excused

Chairman Clay Flowers
Vice-Chairman
Morry Jones
Chris Mayou
Rich Piaskowski
Tasha Huebner
Peter Matzka
Ammon Benedict

STAFF PRESENT:
Community Development Director, Jason Gottgetreu and Planning and Permit Assistant, Kate
Schlee.
AFFORDABLE HOUSING TASK FORCE MEMBERS PRESENT:
Jason Freilinger, Gene Oster and Director with Habitat for Humanity, Kari Johnson.
II.

AGENDA ITEMS:
1. Case: Silverton Housing Needs Analysis
Community Development Director, Jason Gottgetreu introduced the purpose of the meeting and
asked the Affordable Housing Task Force members to give their input on the process that
developed the document.
Member Oster talked about how the members really tried to focus on affordable housing
opportunities and that various groups were represented in the process.
Member Johnson stated that she approached the topic of affordable housing utilizing her
background with Habitat for Humanity and multi-family housing background and a thorough
look at HB 2001. This topic is relevant because with the cost burden that has been created by the
market, low income and older residents are being pushed out and priced out.
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Member Freilinger provided background and explained that the Housing Needs Analysis is to
ensure compliance with state guidelines that are intended to address a nation-wide housing
problem. There is plenty of land for residential housing, but pricing for housing is increasing
faster than income and the code has increased housing prices. There is also a deficiency in multifamily housing.
The Planning Commission and Affordable Housing Task Force members discussed the
challenges and issues surrounding development of affordable housing in Silverton.
Commissioner Piaskowski commented that there is a noticeable lack of R-10 housing in
Silverton.
Commissioner Jones commented that the possibility of 1,158 new dwellings that could be
duplexes could help with affordable housing.
Commissioner Matzka stated that the lack of RM-10 could provide more ownership options.
Commissioner Benedict stated that when people buy they are more invested.
Commissioner Piaskowski asked what was considered for housing costs.
Member Freilinger stated that duplexes will have an impact on the housing needs, but that
duplexes are not enough. Housing is still needed at all income levels.
Commissioner Huebner stated that the new regulations may add too much because there could be
an explosion of housing. Increased housing will add traffic and strain on the water and sewer
systems. She further stated that reducing SDC fees is not sufficient to address housing and that
the group should assume maximum density when considering options.
Member Oster reiterated that even though every R-1 lot can have a duplex, it does not mean that
every R-1 lot will have a duplex.
Member Johnson explained that a difference between affordable housing and low income
housing, which has the potential for government assistance to build infrastructure.
Member Freilinger voiced concern about being pushed by the state, with threat of the state
stepping-in if not done, to deal with infrastructure and housing because it is stacking changes on
top of each other. He also stated that SDCs need to be balanced, not just cut.
Commissioner Huebner stated that the state is making decisions and leaving it to the cities to
figure out solutions.
Member Freilinger stated that he is optimistic that the city can thread the needle on meeting
housing needs while still maintaining community.
Member Oster brought up the development cost and that reducing development costs would help
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bring down the housing cost. He also brought up 5,000 square foot versus 7,000 square foot lot
sizes.
Commissioner Piaskowski suggested that other steps could work better than re-zoning property.
Commissioner Benedict expressed concerns about the downside of 5,000 square foot lots is that
there are more SDCs due to the number of lots and allowing something that the community does
not want to happen.
The Planning Commission went through the Silverton Housing Needs Analysis, which is
included in the Planning Commission packet for this meeting, and received input from the
Affordable Housing Task Force members for background and details on each section of the
document. Director Gottgetreu provided clarification on terms and current policies as questions
came up.
The group specifically commented on, and/or eliminated the following sections of the Housing
Strategy developed by ECONorthwest:
Objectives 1.2 a – 1.2 c
Commissioner Matzka stated that these three sections did not address the issue
Commissioner Benedict stated that trying to make items affordable at various levels between
entry homes and retirement homes could be a slippery slope.
Commissioner Flowers stated that the planter is not needed.
Member Johnson stated the zoning should be increased to R-5.
Commissioner Huebner stated that she thought the group should push off ideas that are not fully
supported until the end.
Member Oster stated that he doesn’t really like planter strips and suggests that they be
eliminated, but that street trees remain.
Objective 2.2 a
Commissioner Matzka stated that this could be a creative way for lower income housing.
Member Oster mentioned tiny homes as RVs.
Commissioner Benedict responded that if tiny homes are RVs, they are off of the tax rolls.
Member Freilinger stated that he would like to see tiny homes if they are on tax rolls.
Member Johnson brought up senior and veteran housing and stated that she is not opposed to the
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housing being permanent.
Commissioner Flowers brought up 7,500 square foot lots.
Member Freilinger did not think this should be done in the R-1 zone.
Member Oster added that a barrier would be to tweak the development code to make this more
building development friendly.
Member Johnson added that ADUs should be allowed because they can provide an additional
source of income.
Commissioner Benedict stated that he supports ADUs for helping families, but has concerns
about them being used for Air BnB units.
Member Oster pointed out that there is no additional parking for ADUs.
Commissioner Benedict responded that no parking could be an incentive.
Member Freilinger pointed out that there are different standards for the downtown building
standards.
Commissioner Flowers added that the industrial park also has different standards.
Objective 3.1.c
Member Freilinger stated that income brackets for the Westfield property would be subsidized.
Member Oster states that calculating SDCs with the Newport model is a tired scale and there
may be a way to create incentives with smaller homes.
Member Johnson added that a land trust is becoming popular with a lift fund, but has long term
commitments. She further stated that the city of Newburg uses a construction excise tax to off-set
up front costs of home buying.
Commissioner Benedict and Chairman Flowers thanked the Affordable Housing Task Force
members.
Member Johnson thanked the Planning Commission members for reviewing the Housing Needs
Analysis.
III. REPORTS AND COMMUNICATIONS
Director Gottgetreu announced that there is nothing on the agenda for the August 11th meeting.
There was a consensus between the members to utilize that time as a work session and to plan for
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the meeting to be from 6 p.m. until 10 p.m.
Chairman Flowers suggested and the members agreed that a work session be tentatively
scheduled for August 25th to continue going through the Housing Needs Analysis.
IV. ADJOURNMENT
Chairman Flowers adjourned the meeting at 9:40 p.m.
Respectfully submitted,

/s/ Kate Schlee,
Planning and Permit Assistant

July 28, 2020 City of Silverton Planning Commission Work Session
Silverton City Council Meeting November 2, 2020

Page 5 of 5
249 of 354

Back to Agenda

CITY OF SILVERTON
PLANNING COMMISSION MINUTES

6:00 P.M.

AUGUST 11, 2020

The Planning Commission of the City of Silverton met at the Silverton Community Center and
through the virtual meeting platform Zoom on August 11, 2020 at 6:00 p.m. with Chairman
Flowers presiding.
I. ROLL CALL:
Present
X
X
X
X
X

Absent

Excused
Excused

Chairman Clay Flowers
Vice-Chairman Rich Piaskowski
Morry Jones
Chris Mayou
Tasha Huebner
Peter Matzka
Ammon Benedict

STAFF PRESENT:
Community Development Director, Jason Gottgetreu and Planning and Permit Assistant, Kate
Schlee.
II.

AGENDA ITEMS:
1. Case: Silverton Housing Needs Analysis
Community Development Director, Jason Gottgetreu introduced the purpose of the meeting and
the members agreed on a process for reviewing the Housing Needs Analysis and Housing
Strategy documents in order to make a recommendation to the City Council.
Action G.1: All members agreed on implementing now because that is what is currently taking
place.
Objective 1.1a: All members agreed on waiting until a later date to change zoning.
Commissioner Benedict emphasized that when he states “do later”, he really means evaluate later
and then make a decision.
Objective 1.1b:
Chairman Flowers pointed out that this objective should have been 1.1a because it is the legwork before re-zoning could occur.
Commissioner Matzka stated that this objective should be implemented now because this is step
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one before re-zoning.
Commissioner Benedict stated that he is very cautious about re-zoning and doesn’t want the
public to be caught off guard by re-zoning.
Commissioner Piaskowski agreed that this should be implemented now so that the criteria for
changing zoning is developed when the topic needs to be decided.
Commissioner Jones agreed that this should be implemented now.
Chairman Flowers agreed with the other members that the criteria needs to be established prior
to Objective 1.1a being done, but that it is a matter of when and he doesn’t think that it will be
done this year.
Commissioner Piaskowski requested that Director Gottgetreu make a list of items that the
members identify as “do later”, and include a recommendation of when the items would be
reviewed again. Director Gottgetreu agreed.
Objective 1.2a:
Commissioner Piaskowski stated that he thinks this should be implemented and evaluated now
so that population infill can be addressed.
Commissioner Jones stated that this objective scares him, but that he thinks it needs to be
evaluated because things change. He later agreed that this objective could be kept as an option.
Commissioner Matzka does not disagree with evaluating the objective, but that he is against
smaller lot sizes.
Commissioner Benedict stated that he was all for this until House Bill 2001. At this point, he
agrees that it could be kept as an option.
Chairman Flowers stated that he thinks this should be kept as an option.
Objective 1.2b:
Commissioner Matzka stated that if he were to vote he would say “not consider”, but he is
willing to keep it as an option.
Commissioner Benedict stated that he is adamantly opposed to even evaluating this option. His
reasoning was that when you start removing parking, you end up like Portland and that the items
that get evaluated need to be prioritized.
Commissioner Piaskowski stated that he as an implement now because these are opportunities to
work within the city now by looking at available properties instead of having to expand or give
up open spaces. By evaluating height limitations and density could allow for using space
differently.
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Commissioner Jones stated that he feels the opposite of Commissioner Piaskowski and does not
think this should be considered.
Chairman Flowers asked Director Gottgetreu what building height limitation means. Director
Gottgetreu explained that instead of having maximum density, that parameters be put in place
and stating that the developer can fit as many units in the building as possible while remaining
within the parameters.
Chairman Flowers stated that he has been swayed to select, do not consider.
Commissioner Benedict and Chairman Flowers added comments about parking.
Objective 1.2.c:
Commissioner Piaskowski stated that he thinks this should be implemented now.
Commissioner Jones stated that he thinks this should be implemented now. He does not see the
point of planter strips
Commissioner Matzka stated that he selected, not consider because he didn’t like it as a broad
evaluation, but he changed his mind to implement now.
Commissioner Benedict agreed with implement now.
Chairman Flowers stated that there needs to be a work-load balance and he thinks this should be,
keep as an option.
Objective 1.2.d:
Commissioner Matzka stated to keep as an option even though he does not necessarily like the
idea.
Commissioner Benedict agreed with Commissioner Matzka and stated to keep as an option.
Commissioner Piaskowski stated that he is okay with implementing now because in some
situations it could be useful.
Commissioner Jones stated that he thinks this should be implemented now. He does not see the
point of planter strips.
Chairman Flowers stated that he thinks this should be, do later.
Objective 1.3.a: All members agreed on waiting until a later date to do complete this objective.
Objective 1.3.b: All members agreed on implementing this objective now. All members
acknowledged and agreed that the decision for this objective does not fall to the Planning
Commission.

August 11, 2020 City of Silverton Planning Commission Work Session
Silverton City Council Meeting November 2, 2020

Page 3 of 10
252 of 354

Back to Agenda

Objective 1.4.a: All members agreed on implementing this objective now.
Director Gottgetreu explained that he currently updates the GIS system based on permits so that
there is up to date information on buildable lots.
The members and Director Gottgetreu further discussed Director Gottgetreu presenting the
information to the Planning Commission every year.
Objective 1.4.b: After discussion, all members stated that they are in agreement that the
recommendation be stated as “Agree”.
Chairman Flowers asked if this includes reviewing comprehensive plans. Director Gottgetreu
responded yes and that this would be more stringently enforced than just a review every eight
years of the comprehensive plans.
Objective 2.1.a: All members agreed on implementing this objective now.
Objective 2.2.a:
Commissioner Matzka stated that he’s trying to stay positive and selected keep as an option. He
doesn’t like this in Silverton, but sees it as a resource for short-term housing. This type of
housing is great in college towns and is an option.
Commissioner Benedict stated that he does not think this should be considered because he thinks
this is a way of skirting around the code, and does not think this is something that is needed in
Silverton.
Commissioner Piaskowski selected keep as an option with an evaluation process put in place. He
initially stated that he thinks that Silverton should give this a go and let the market show if it will
work, but changed his decision after hearing Commissioner Jones’ example.
Commissioner Jones stated that he does not think this should be considered. He expressed a
concern about the safety of the residents and does not think it is in the spirit of Silverton.
Chairman Flowers decided after talking through options that he does not think this should be
considered.
Objective 2.2.b
Director Gottgetreu clarified that option would allow more opportunities for possible
developments while still allowing the planning commission to come up with the standards for
parking, lot size, setbacks, building height, etc.
Commissioner Piaskowski stated that he thinks this should be implemented now. He thinks these
are important to at least evaluate.
Commissioner Jones stated that he thinks this should be implemented now so that it can be
evaluated.
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Commissioner Matzka stated that he thinks this is a good option, but thinks that the multi-family,
higher density housing is the priority, but does not objet to implement now.
Commissioner Benedict stated that he feels the opposite of Commissioner Matzka and thinks this
should be implemented now. He sees this as an option to avoid huge apartment complexes while
keeping the charm of Silverton and creating affordable housing.
Chairman Flowers stated that he thinks this should be implemented now. He clarified that for
design standards clarify what they want in each zone.
Objective 2.2.c
Director Gottgetreu explained that this objective could allow a developer to build something that
would not otherwise be allowable within the zoning designation if they are willing to sign an
agreement with the City stating that they will limit their profit, which would reduce the rent, in
order to provide more affordable housing.
Commissioner Piaskowski stated that he thinks this should be implemented now.
Commissioner Jones stated that he thinks this should be implemented now.
Commissioner Matzka asked who does the enforcement or monitors that a developer is
complying with an agreement to provide affordable housing. He stated that he thinks this should
be implemented now.
Commissioner Benedict asked the structure size to which this objective refers. He further stated
that he does not think this should be considered.
Chairman Flowers stated that he thinks this should be kept as an option.
The commission took a five-minute break at 8:09 p.m.
Objective 2.2.d: All members agreed that this should be implemented now.
Objective 2.2e: All members agreed that this objective should not be considered.
Commissioner Piaskowski asked where in Silverton tiny homes are allowed. Director Gottgetreu
and the members responded.
Commissioner Matzka asked the difference between a cottage and a tiny home. Director
Gottgetreu responded that a cottage will be site built and a tiny home may be on wheels.
Objective 2.2f
Commissioner Matzka stated that this should be kept as an option.
Commissioner Benedict stated that this should not be considered.
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Commissioner Piaskowski stated that this should not be considered.
Commissioner Jones stated that this should not be considered.
Chairman Flowers stated that this should be kept as an option.
Objective 2.3a: All members agreed that this objective should not be considered.
Objective 2.3b
Commissioner Piaskowski stated that this should be done later.
Commissioner Jones stated this should be implemented now.
Commissioner Matzka stated that this should be done later.
Commissioner Benedict stated this should be implemented now.
Chairman Flowers stated this should be implemented now.
Objective 2.3c
Commissioner Matzka this should not be considered. He further stated that the size change is
fine, but the tiny house/RV as a residence is not something that he would want in his
neighborhood and feels it would create too many issues.
Commissioner Benedict stated that 1) should be implemented now; 2) should be implemented
now; 3) should not be considered. He stated that he does not think that a tiny home/RV is an
ADU.
Commissioner Piaskowski stated that he thinks this is an implement now because it states to
evaluate the options.
Commissioner Jones stated that he thinks this should be implement now.
Chairman Flowers stated that he thinks this should be implement now.
The question was asked of Director Gottgetreu if the options could be separated. Director
Gottgetreu answered yes and that he was noting the breakdown that the members provided. All
members agreed that number 3) allowing tiny homes as ADUs should not be considered.
Objective 2.3.d
Chairman Flowers asked Director Gottgetreu who explained to the members that garages are not
a requirement for single or multi family developments.
Commissioner Piaskowski stated that he does not like the idea, but thinks this should be kept as
an option.
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Commissioner Jones thinks this should be kept as an option.
Commissioner Matzka stated that to him this falls into the same category as a planter stripe. He
thinks that it would be nice if there would need to be a variance, but he decided to keep it as an
option.
Commissioner Benedict agreed with Commissioner Matzka about the variance. He sees this as a
safety issue and thinks that this should not be considered.
Chairman Flowers stated keep as an option.
Objective 2.3.e
Director Gottgetreu explained that this objective would create more guidance and improve
standards for the process.
Commissioner Piaskowski thinks this should be implemented now.
Commissioner Jones thinks this should be kept as an option.
Commissioner Matzka stated that this should be done later. He likes the idea of providing
guidance for what the commission is looking for in a development.
Commissioner Benedict thinks this should be implemented now.
Chairman Flowers thinks this should be implemented now.
Objective 2.3.f
Chairman Flowers asked how House Bill 2001 will effect a planned unit development. Director
Gottgetreu stated that he would need to consult the state.
Commissioner Piaskowski stated that he doesn’t think that matters because this objective is to
evaluate incentives.
After discussion, all members agreed that this should be implemented now.
Objective 2.3.g
Commissioner Piaskowski stated that he thinks this should be done later.
Commissioner Jones asked if this means that developers could put a house on the flood plain or
wetlands. Director Gottgetreu and Chairman Flowers explained that the land adjacent to the
wetlands could be denser in order to maintain the integrity of the wetlands.
Commissioner Jones stated that he thinks it should be kept as an option.
Commissioner Matzka stated that he thinks it should be kept as an option and implemented now,
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as needed.
Commissioner Benedict thinks it should be kept as option.
Chairman Flowers agrees that it should be kept as option.
Objective 2.3h
Chairman Flowers asked who would do the audit. Director Gottgetreu responded that the city
would contract a firm to perform the audit in order to identify any policies that could be
considered discriminatory.
Commissioner Benedict stated that he thinks that processes are in place to prevent discrimination
and doesn’t think that the city can afford to do this. If there were a history of discrimination in
this town, this should be considered, but he thinks that there are checks and balances in place to
prevent discrimination. He thinks that this should not be considered or kept as an option.
Commissioner Matzka stated that this should be done later in case it hasn’t been done in a long
time.
Commissioner Jones stated that this should not be considered because there are a lot of checks
and balances in place.
Commissioner Piaskowski agreed with Commissioner Jones that this should not be considered.
Chairman Flowers stated that he sees this as a low-end keep option for transparency purposes.
Objective 2.4.a
Commissioner Piaskowski stated that he thinks there are better ideas further down the list and
this should not be considered.
Commissioner Jones asked for clarification about the objective. Director Gottgetreu provided an
explanation with examples from other cities.
Commissioner Jones stated that this should be kept as an option.
Chairman Flowers stated that this should be kept as an option.
Commissioner Benedict stated that this should be kept as an option.
Commissioner Matzka stated that this should not be considered because of the way that the
objective is worded.
Objective 2.4.b
The members discussed the language used in the objective.
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Commissioner Piaskowski stated that this should be implemented now.
Commissioner Jones stated that this should be kept as an option.
Commissioner Matzka stated that this should be kept as an option.
Commissioner Benedict reiterated Commissioner Piaskowski’s point that Silverton already has
residential areas within a short distance from commercial areas. So, he thinks that this should not
be considered because there is not a need for.
Chairman Flowers stated that he was convinced to not consider by Commissioner Benedict’s
argument.
Objective 2.4.c: All members agreed that this should be kept as an option.
Objective 2.4.d
Commissioner Piaskowski stated that this should be kept as an option.
Commissioner Jones stated that this should be kept as an option.
Commissioner Matzka stated that this should be implemented now.
Commissioner Benedict stated that normally he would be against this because the two zones
should be separate, but that if there are small pockets, this should be kept as an option and
evaluated on a case-by-case basis.
Chairman Flowers agreed that this should be kept as an option.
Objective 2.4.e
Commissioner Piaskowski stated that this should be kept as an option, but he’d like to know if
there is a demand for this.
Commissioner Jones state that this objective should not be considered.
Commissioner Matzka stated that this should be kept as an option on a limited basis.
Commissioner Benedict stated that this should not be considered because of the opportunities for
people to be taken advantage of by their employers and that this is a slippery slope.
Chairman Flowers agreed with do not consider.
Policy 3
The members discussed whether or not the Planning Commission should comment on Policy 3
objectives. Commissioner Benedict made an argument that the Planning Commission should
give their opinion to the City Council on the objectives in Policy 3.
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Commissioner Piaskowski stated that he thinks the Planning Commission should not make a
recommendation on the objectives in Policy 3, except objective 3.1.c.
Commissioner Matzka stated that he doesn’t agree with just passing because he thinks that the
policy should be re-written because it is disjointed and is not comprehensive for all income
levels. He later stated that he would like to know how many workers work in Silverton and drive
from other areas because they cannot afford to live in Silverton.
Director Gottgetreu stated that the Planning Commission could make a recommendation that the
language in Objective 3.1.a be changed to “Evaluate” instead of “Support”.
All of the members agreed to recommend that the language in Objective 3.1 be changed from
“Support” to “Evaluate”.
After thorough discussion, all members agreed to make no recommendations on Policy 3 and
Policy 4, including all sub-sections, because it is not the role of the Planning Commission.
III. REPORTS AND COMMUNICATIONS
Director Gottgetreu announced that there would not be a meeting on August 25th because he will
be out of town.
There will be a joint work session with City Council on October 19th to discuss potential ideas
and options for the Westfield site.
There will be a regular meeting in September.
The contract is being negotiated for the consultant for the House Bill 2001 code modifications.
IV. ADJOURNMENT
Chairman Flowers adjourned the meeting at 10:40 p.m.
Respectfully submitted,

/s/ Kate Schlee,
Planning and Permit Assistant
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7:00 P.M.

CITY OF SILVERTON
PLANNING COMMISSION MINUTES
Drafted for approval; subject to change and/or correction
OCTOBER 14, 2020

The Planning Commission and staff of the City of Silverton met in person and through the virtual
meeting platform Zoom on October 14, 2020 at 7:04 p.m., with Chairman Flowers presiding.
ROLL CALL:
Present

Absent

X
X
X
X
X
X
X

Chairman, Clay Flowers
Morry Jones
Chris Mayou
Vice Chairman, Rich Piaskowski
Tasha Huebner
Peter Matzka
Ammon Benedict

STAFF PRESENT:
Community Development Director, Jason Gottgetreu; and, Planning and Permit Assistant, Kate
Schlee.
APPROVAL OF THE MINUTES:
Commissioner Benedict moved to approve the minutes of July 14, 2020 regular meeting, the July
28, 2020 work session and the August 11, 2020 as presented. Commissioner Matzka seconded
the motion and it carried unanimously.
Amendments to July 14, 2020 Minutes: None.
Amendments to July 28, 2020 Minutes: None.
Amendments to August 11, 2020 Minutes: None.
BUSINESS FROM THE FLOOR:
There were no comments.
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AGENDA ITEMS:
Chairman Flowers outlined the basic guidelines of a public meeting for the audience.
4.1 Case: 228 Filbert Way Variance
Filed by: Scott and Annette Pearl
Planning Department File No.: VR-20-04
4.2 Case: 1504 Mill Street Mini Storage Modification
Filed by: Nick Chaney
Planning Department File No.: MO-20-01 (DR-16-04)
4.3 Case: Silverton Housing Needs Analysis
Planning Department File No.: CP-20-01
Chairman Flowers opened the hearing at 9:36 p.m. and asked for declarations of ex parte
contacts and conflicts of interest. No Commissioners declared ex parte contacts or conflicts of
interest.
Community Development Director, Jason Gottgetreu presented a PowerPoint presentation for the
Housing Needs Analysis review. This is the public hearing to continue the review of the
document and the recommendations of the Planning Commission to the City Council.
Commissioner Matzka stated that he looks forward to having the joint work session with the City
Council.
Commissioner Jones asked about the zoning for the property owned by Habitat for Humanity
that is located across from Silverton High School. Director Gottgetreu stated that it is zoned R-1
and he is not sure what ideas they have for that property.
Commissioner Huebner asked for clarification about the intent of the recommendation to City
Council. Director Gottgetreu and Chairman Flowers responded that the recommendation of the
Housing Needs Analysis documents does not change zoning to any property. Additional hearings
with the Planning Commission and City Council would still be required in order for a zoning
change.
Commissioner Benedict stated that there was a lot of good discussion in the last meeting and that
he thinks the two members who were not at the work sessions should be able to give their input.
He asked if the document reflected the possible addition of duplexes that will result from House
Bill 2001. Chairman Flowers clarified that duplexes are considered single-family homes.
Commissioner Benedict further asked if the city is expected to create 306 units of multi-family
housing to accommodate the low-income housing. Director Gottgetreu explained that the city has
to identify the land to meet the need. This should not matter how the housing is designated, but
that it is affordable for low-income residents.
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Commissioner Matzka asked for clarification as to whether or not the topic of affordable housing
is a moral or legal obligation. Director Gottgetreu responded that this process is mandated by the
state to find affordable housing. Commissioner Matzka clarified that the city is being mandated
to adopt measures to try to reach the goal to provide affordable housing for each income bracket.
Commissioner Benedict and Commissioner Huebner asked for clarification on the state’s
mandate for satisfying the housing deficiency. The group discussed the question and came to a
consensus about the document being a work in progress.
Commissioner Mayou stated that she is happy with respecting the work done by the other
members because she was not at the work session.
Commissioner Huebner added that she feels like the projected growth is not necessarily accurate
and though she will respect the other members’ decisions and will submit her own comments.
Public Testimony:
Proponent Testimony: None
Opponent Testimony: None
Neutral Testimony: None
Written Testimony: None.
Rebuttal: None.
Commissioner Matzka made a motion to close the public hearing. Commissioner Benedict
seconded the motion and it passed unanimously. Chairman Flowers announced that the hearing
was closed at 10:38 p.m.
Commissioner Benedict made a motion to adopt the Silverton Housing Needs Analysis as a
support document to the Silverton Comprehensive Plan with the Planning Commission
recommendations. Commissioner Matzka seconded the motion. The motion passes 6-1.
Commissioner Benedict, Commissioner Piaskowski, Commissioner Jones, Commissioner
Mayou, Commissioner Matzka and Chairman Flowers voted in favor of the motion.
Commissioner Huebner voted against the motion.
REPORTS AND COMMUNICATIONS
Director Gottgetreu announced that the city council will review the Housing Needs Analysis
recommendation prior to the 11/16/20 joint work session. The members discussed wanting to
meet in person for the work session in order to be able to have a better discussion. Director
Gottgetreu will look into options.
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Commissioner Mayou asked Director Gottgetreu if the City Council knew that she does not plan
to renew her position on the Planning Commission when her term ends in December.
ADJOURNMENT
The Meeting adjourned at 10:52 p.m.
Respectfully submitted,
/s/ Kate Schlee,
Planning and Permit Assistant
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Attachment 6 to Agenda Item No. 6.1
CITY OF SILVERTON
ORDINANCE
20-11
AN ORDINANCE OF THE SILVERTON CITY COUNCIL APPROVING A
COMPREHENSIVE PLAN AMENDMENT (CP-20-01) TO ADOPT THE 2020
SILVERTON HOUSING NEEDS ANALYSIS AND HOUSING STRATEGY AS A
SUPPORT DOCUMENT TO THE COMPREHENSIVE PLAN.
WHEREAS, the Silverton Community Development Department at the direction of the
Silverton City Council determined there is a need to update the Housing Needs Analysis and
Housing Strategy (HNA); and
WHEREAS, ECONorthwest was retained to assist in preparing the HNA with the assistance
of the Affordable Housing Task Force as a Project Advisory Committee (PAC); and
WHEREAS, the PAC met at advertised public meetings including an open house that were
advertised and the public invited to attend to provide input on the plan; and
WHEREAS, a draft plan was prepared in January 2020 and reviewed by the Project Advisory
Committee, staff, and the public; and
WHEREAS, after proper legal notice, public hearings before the Planning Commission to
consider this Comprehensive Plan Amendment to adopt the 2020 Silverton Housing Needs
Analysis and Housing Strategy as a support document to the Comprehensive Plan were held
on June 9, 2020 and October 13, 2020 to take testimony on the plan; and
WHEREAS, after proper legal notice, a public hearing before the City Council to consider
this Comprehensive Plan Amendment to adopt the 2020 Silverton Housing Needs Analysis
and Housing Strategy was held on November 2, 2020 to take testimony on the plan.
NOW, THEREFORE, THE CITY OF SILVERTON ORDAINS AS FOLLOWS:
Section 1:

The City Council finds that the proposed amendment CP-20-01 is consistent
with the goals and policies of the Silverton Comprehensive Plan and the
Oregon Statewide Planning Goals as described in the Staff Report and
Findings attached as Exhibit A.

Section 2:

The City Council of the City of Silverton adopts the 2020 Silverton Housing
Needs Analysis and Housing Strategy as a support document to the 2002
Silverton Comprehensive Plan, which by this reference is incorporated herein.

Section 3:

This ordinance shall be effective upon and from 30 days of adoption.
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Ordinance adopted by the City Council of the City of Silverton, this 2nd day of November,
2020.

Mayor, City of Silverton
Kyle Palmer
ATTEST
__________________________________
City Manager/Recorder, City of Silverton
Christy S. Wurster
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EXHIBIT A
CP-20-01
The City Council of the City of Silverton adopts the following findings:
1. The passage of House Bill 2003 in 2019 established a requirement for the Oregon
Land Conservation and Development Commission (LCDC) to set a schedule (by
December 31, 2019) for all Oregon cities with a population of more than 10,000 to
adopt updated housing needs analyses (HNAs). The City is on schedule with the
current HNA, after which it will have to be updated every 8 years.
2. In May 2019, the City engaged ECONorthwest to develop a housing needs analysis
and housing strategy to document these housing issues (among others) and work with
the community to develop policy approaches to help solve these issues.
3. Throughout this project, ECONorthwest met with the Housing Affordability Task
Force five times to discuss the findings and results of the HNA and to develop policy
responses to address housing affordability and other unmet housing needs in Silverton.
In December 2019, the City hosted an open house to discuss the results of the HNA
and solicit opinions about the policy solutions proposed in the Silverton Housing
Strategy. The open house was attended by more than 40 residents of Silverton as well
as other interested stakeholders. The response to the policy proposals was, on the
whole, positive.
4. The primary goals of the housing needs analysis were to (1) project the amount of land
needed to accommodate the future housing needs of all types within Silverton, (2)
evaluate the existing residential land supply within Silverton to determine if it is
adequate to meet that need, (3) fulfill state planning requirements for a twenty-year
supply of residential land, and (4) identify policy and programmatic options for the
City to meet its identified housing needs.
5. The goal of the Urbanization element is to “Provide adequate land to meet anticipated
future demands for urban development in a logical and orderly manner.” Conducting
a HNA allows the City to develop policies on where and how housing of different
types is to be provided, thereby ensuring development occurs in a logical and orderly
manner.
6. The goal of the Citizen Involvement element of the Comprehensive Plan is to “Insure
that the citizens of Silverton and those residents in the planning area have an
opportunity to be involved with all phases of the planning process.” Throughout this
project, ECONorthwest met with the Housing Affordability Task Force five times to
discuss the findings and results of the HNA and to develop policy responses to address
housing affordability and other unmet housing needs in Silverton. In December 2019,
the City hosted an open house to discuss the results of the HNA and solicit opinions
about the policy solutions proposed in the Silverton Housing Strategy. The open house
was attended by more than 40 residents of Silverton as well as other interested
stakeholders. The response to the policy proposals was, on the whole, positive. The
HNA will be presented before the Planning Commission and City Council in Public
Hearings.
7. The goal of the Housing element is to “Meet the projected housing needs of citizens in
the Silverton area.” The primary goals of the housing needs analysis were to (1)
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project the amount of land needed to accommodate the future housing needs of all
types within Silverton, (2) evaluate the existing residential land supply within
Silverton to determine if it is adequate to meet that need, (3) fulfil state planning
requirements for a twenty-year supply of residential land, and (4) identify policy and
programmatic options for the City to meet its identified housing needs..
8. The City of Silverton recognizes that affordability is increasingly becoming a barrier
to people staying in and moving to Silverton. Long-time residents have been unable to
purchase housing in Silverton, and some are being priced out of the rental market. The
Silverton Affordable Housing Task Force started meeting in January 2019 to discuss
housing affordability issues and policy solutions to begin to address these issues.
Before the Housing Needs Analysis started, the Task Force discussed key data about
housing affordability to better understand the dimensions of affordability problems for
homeowners and renters in Silverton and people being priced out of the housing
market. They discussed potential solutions to these issues, such as changes in the
City’s Development Code, policies to support the development of income-restricted
affordable housing, and policies to support the development of market-rate affordable
housing.
9. A 20-year population forecast (in this instance, 2020 to 2040) is the foundation for
estimating the number of new dwelling units needed. The forecast of population for
Silverton for the 2020-2040 period per Metro 2040 Population Distribution Forecast
2016 is estimated to increase from 10,701 to 13,759, an increase of 3,058 people
representing a 29% increase with a 1.26% annual growth rate.
10. To accommodate the city’s forecasted population growth of 3,058 new residents,
Silverton will need to plan for 1,158 new dwelling units between 2020 and 2040, at an
annual average of about 58 new dwelling units per year. About 753 dwelling units are
anticipated to be single-family detached housing types (65%); 81 dwelling units will
be single-family attached housing types (7%); 151 dwelling units will be duplexes,
triplexes, and quadplexes (13%); and 174 dwelling units will be multifamily housing
types of five or more units (15%).
11. The City cannot adopt the housing needs analysis until it identifies how it will meet
this 17 gross acre deficit of land in the Multifamily Plan Designation. ORS 197.296
requires that the City must adopt “measures” (i.e., policies) “…necessary to
accommodate the estimated housing needs.”
11.1
11.2
11.3
11.4

The City will consider rezoning the properties that are designated Multifamily
of the Comprehensive Plan that are currently zoned R-1 to a Multifamily zone
The City will develop a more defined plan for potential multi-family housing
on the city-owned Westfield property.
The City will consider allowing middle housing in the R-1 zone.
The City will develop criteria and a process for identifying land to up-zone (or
rezone) to meet the deficit of land for multifamily development.
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SILVERTON CITY COUNCIL STAFF REPORT
TO THE HONORABLE MAYOR AND CITY COUNCILORS
Agenda Item No.:
7.1
Agenda Type:
Discussion/Action
Meeting Date:

Topic:
Authorizing a contract
amendment with Mackenzie
Engineering, Inc. for the
(Re)Design and Schematic
Design Phase

November 2, 2020
Prepared by:

Reviewed by:

Approved by:

Elizabeth Gray

Christy S. Wurster

Christy S. Wurster

Recommendation:
Staff recommends a motion to authorize the City Manager to sign a contract amendment with
Mackenzie Engineering, Inc. in an amount of $105,000 - $125,000 to cover the PreDesign/Conceptual (Re)Design Phase and Schematic Design Phase.
Staff also recommends a motion formalizing the Council’s preference to proceed with a one or
two bay reduction, whether to design a separate entrance to the Police Department facilities with
as much physical separation as possible from the City Hall entrance, and whether to include a
gym space in the forthcoming redesign.
Background:
The contract for architectural services with Mackenzie Engineering, Inc. for the design of the
Civic Center was signed on April 22, 2020 and work is underway. The project team has been
meeting with Mackenzie on a weekly basis.
A project update was presented at the September 14, 2020 meeting. Council approved a motion
to approve the site plan, evaluation and perspectives, the cost summary, the floor plan with
modification options for the entry to be presented later, and pending value engineering
recommendations from staff. The Civic Center Equity and Inclusion Task Force met for the
second time on September 24, 2020 and further developed their recommendation that a separate
entrance be developed for the Police Department as a way to provide inclusive and equitable
access to all City services. Task Force members indicated a strong preference for a separation
further apart and more distinct than what was presented.
A Joint Work Session with public comment was held with City Council and the Civic Center
Equity and Inclusion Task Force on October 19, 2020. Staff and Mackenzie presented value
engineering recommendations, options for entry spaces, and options and affordability
information and discussion ensued regarding the options. The Council indicated a preference to
proceed with a one bay reduction, separate entrances to the City Hall and Police Department
facilities with as much physical separation as possible, and the inclusion of a gym space in the
redesign; formal direction is necessary at this meeting so that staff may direct Mackenzie to
proceed with the redesign process.
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Mackenzie has recommended a two week Pre-Design/Conceptual Design Re-Design time period
followed by a phase to bring the new approved conceptual design to Schematic Design
Documentation level. The second phase will occur concurrently with the development of the
Design Development documents, with most of the efforts occurring in the first two weeks of the
Design Development Schedule. This will include updating/revising a series of plan sheets.
Mackenzie provided the options for additional service contracts; these were shared at the
October 19, 2020 Joint Work Session and are attached again. Mackenzie suggests a time and
materials contract with a maximum estimate for the Pre-Design phase; this would have a
maximum of $45,000. Mackenzie suggests a fixed fee for the Subsequent Revised Schematic
Design which would range from an additional $60,000-80,000 depending on the Council’s
direction.
Staff seeks approval to proceed with a contract amendment with Mackenzie for a total maximum
cost of $125,000. This approval increases the contract amount with Mackenzie from $501,379 to
up to $626,379. (Please note that a staff report for the August 3 Regular City Council Meeting
reflected an incorrect prior total of $511,379 which has since been corrected with Mackenzie.)
Staff also recommends a motion formalizing the Council’s preference to proceed with a one or
two bay reduction, whether to design a separate entrance to the Police Department facilities with
as much physical separation as possible from the City Hall entrance, and whether to include a
gym space in the forthcoming redesign.

Budget Impact

Fiscal Year

Up to $125,000

2020-2021

Funding Source
Civic Building Fund
225-225-85050

Attachments:
1. Silverton Civic Center Re-Design Additional Service Fees (also included for packet in
October 19, 2020 Joint Work Session for City Council and Civic Center Equity and
Inclusion Task Force
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Approximate Fee Range

Pre-Design / Conceptual Design (Re-Design - 2 weeks)
Re-Design - Floor Plans, Site Plan, Elevations, Perspectives

$30,000 - $45,000

Revised Schematic Design Drawings per Approved Pre-Design *
Option 1
VE + (1)Structural Bay Reduction
Option 1a
VE + (1) Structural Bay Reduction + Separate Police Entry
Option 2
VE + (2)Structural Bay Reduction
Option 2a
VE + (2) Structural Bay Reduction + Separate Police Entry
Option 3
Original SD Design - Separate Police Entry
TOTAL:
(ADD YELLOW FIELD AND SELECTED BLUE FIELD OPTION)

$60,000
$70,000
$70,000
$80,000
$80,000
$90,000 - $125,000

* Efforts to bring the redesigned conceptual design to the same schematic design document level w/ annotations etc. inclusive of site design
revisions
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Agenda Item No.:
7.2
Agenda Type:
Discussion/Action

Topic:
Authorizing a contract
amendment with Mackenzie
Engineering for
commissioning services

Meeting Date:
November 2, 2020
Prepared by:

Reviewed by:

Approved by:

Elizabeth Gray

Jason Gottgetreu

Christy S. Wurster

Recommendation:
Staff recommends a motion to authorize the City Manager to sign a contract amendment with
Mackenzie Engineering, Inc. in the amount of $45,200 to cover commissioning participation and
services for fundamental and enhanced commissioning.
Background:
The City’s contract for Architectural Services with Mackenzie Engineering, Inc. did not include
services for energy modeling, daylight modeling, or fundamental and enhanced commissioning.
Throughout the design process, which included the June 1st and 4th Eco-Charrettes, the Design
Team learned that these additional services would provide numerous benefits and that several
would also be eligible for incentives through the Energy Trust of Oregon (ETO). Based on the
design schedule, staff requested approval for the City Manager to sign a contract amendment for
energy and daylight modeling services at the August 3rd Regular City Council Meeting, which
was granted. Staff also requested approval to solicit services for fundamental commissioning,
which was granted.
Commissioning ensures that building systems are balanced, operating appropriately, and that
monitoring procedures in place. Mackenzie and Interface would coordinate the drawings and
specifications for the Silverton Civic Center project with the Commissioning Agent. The
Commissioning Agent would do a Design Development review as well as a Construction
Documents review of the drawings and make recommendations for efficiency and specification
languages. These include time for meetings and coordination to pick up comments from the
commissioning agent.
The Commissioning Agent’s participation is broken out into two portions.
1.
Fundamental Commissioning (based on the LEED prerequisite requirements)
a.
During the Design Phase: provide commissioning specifications and review
Owner Project Requirements and the engineers basis of design as well as review
the Design documents
b.
During the Construction Phase: periodic site visits, develop a commissioning
plan, pre-functional checklists, and performance testing requirements. They will
test the system after install for efficiency, field reports etc. will be provided. They
will also review the Operations and Maintenance Manual and be part of training
of city staff on maintenance of the system.
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2.

Enhanced Commissioning (based on the LEED EA Credit Option 1 Path 1 requirements)
a.
During the Design Phase: provide commissioning specifications to the enhanced
level and review Owner Project Requirements and the engineers basis of design as
well as review the Design documents. Verify the requirements of the systems
manual. Verify operator and occupant training requirements are included in the
construction documents.
b.
During the Construction Phase: All items described above for fundamental
commissioning as well as verify seasonal testing is performed, a 10 month post
occupancy review of the system, and develop on going commissioning plan for
best practices for mechanical, electrical, and plumbing (MEP) systems.

In the intervening time, Mackenzie Engineering has assisted the City in securing quotes for
fundamental commissioning and enhanced commissioning services. Four companies submitted
proposals and Mackenzie reports that all provide a similar base scope. The lowest bidder of the
four is Interface Engineering (a completely separate team and division of their company from the
group working with the immediate design team). This differentiation meets the criteria required
for a “third-party” agent per LEED guidelines. While the City is not considering going through
LEED certification, this LEED “third-party” qualification is a reassurance of impartiality.
Staff and Mackenzie have secured additional information regarding the relevant incentives for
commissioning through Energy Trust of Oregon. Two types of savings are available:
1. Design Review – 50% up to 15k (if the Design Development Phase is reviewed). This
represents $4,000 of the Interface proposal and so $2,000 would be an eligible credit.
2. Functional Testing - $.015 per SF of a building up to $40,000. With assumed SF of
30,981, the incentive would be $4,647.15.
The attached spreadsheet details:
1. The costs of the four companies’ proposals
2. The total contract amendment cost including Mackenzie participation ($45,200)
3. The amount of total savings projected through ETO ($6,647.15)
4. The projected resulting cost to the City ($38,552.85).
Staff seeks approval to proceed with a contract amendment for Mackenzie and Interface
Engineering for a cost of $45,200 before incentives. These costs and incentives are not inclusive
of the ongoing energy savings that commissioning will provide. Approval increases the contract
amount with Mackenzie an additional $45,200 over any contract amendment approved in
Agenda Item 7.1
Budget Impact
$45,200 (before ETO
credit above)

Fiscal Year
2020-2021

Funding Source
Civic Building Fund
225-225-85050

Attachments:
1. Fundamental Commissioning Quotes
2. Staff Calculations Spreadsheet
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Commissioning Additional Service:

CMx Participation and Coordination
$4,500
$6,000
$600
$11,100

Mackenzie and Consultants:
Mackenzie
Interface (Design Phase)
M. 10% Markup
Total:
Commissioning Agent:
Interface
EEI
Greenbusch
Ameresco

Fundamental
Enhanced
Total:
$20,000
$11,000
$58,426
$13,546
$59,300
$9,360
$31,200

$31,000
$71,972
$68,660
$31,200

M. 10% Markup
Total:

Staff note: following Mackenzie's preparation of this document on 9/3/2020, staff and
Mackenzie received additional information from Ameresco that increased their total bid.
The new total is visible in Attachment 2.
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Commissioning Additional Service:

Calculations updated 9.24.2020
Mackenzie and Consultants:

CMx Participation and Coordination
$4,500
$6,000
$600
$11,100

Mackenzie
Interface (Design Phase)
M. 10% Markup
Total:
Commissioning Agent: 4 bids received by Mackenzie

Fundamental
$20,000
$58,426
$59,300
$31,200

Interface
EEI
Greenbusch
Ameresco

M. 10% Markup (of total cost) - calculated for Interface as
lowest bidder $
Total for Commissioning Agent under Mackenzie Contract
$
Total Contract Amendment Proposed: Includes
1)Mackenzie and Consultants Commissioning
Participation + 2)Commissioning Agent Charges under
Mackenzie Contract

ETO incentive design review = 50% up to 15 k
ETO incentive functional testing = $0.15 per SF, up to
$40k - *assumption 30,981 SF

$4,000
$0.15

Silverton City Council Meeting November 2, 2020

Enhanced

= lowest bidder
= eligible for ETO incentive (50% up to 15k)
contract amendment components and total
projected ETO savings

Total:
$11,000
$13,546
$9,360
$37,425

$31,000
$71,972
$68,660
$68,625

total cost to City after ETO

3,100.00

$

34,100.00
45,200.00

50% $
30981 $

2,000.00
4,647.15

$

38,552.85
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Agenda Item No.:
7.3
Agenda Type:

Topic:
Utility billing as lien on
properties in Silverton

Discussion/Action
Meeting Date:
November 2, 2020
Prepared by:

Reviewed by:

Approved by:

Sheena Kroker

Kathleen Zaragoza

Christy S. Wurster

Recommendation:
Staff recommends leaving the current policy in place regarding utility bills as liens on properties
in Silverton.
Background:
At the July 6, 2020 City Council meeting a question was raised about landlord and owner
responsibility for the unpaid utility bills being a lien on the property. This question prompted
City Council to request research on the utility billing process related to liens on a property and
how it started. Staff presented information from nine municipalities and the Special Council
Meeting held on December 18, 1978 about the responsibility to pay water bills.
At the September 14, 2020 Council Meeting, City Council asked for additional information
regarding how additional municipalities handle this situation and how often it occurs. Additional
cities have been contacted such as Canby, The Dalles, Corvallis and Hood River. The only City
that does not put a lien on the property is the City of Corvallis, which utilizes a collection
agency. Utility companies were contacted including: PGE, NW Natural and Republic Services.
Their processes have the account holder ultimately responsible for remaining balances. The
attached spreadsheet shows the final billings for 2019 for the accounts that the landlord or owner
paid for a tenant’s final bill and the amount. Out of 95 final billed accounts in 2019, 15 were
paid by landlords or owners. These amounts ranged from $41.56 and $345.74; for a total of
$2,565.98.

Budget Impact

Fiscal Year

Funding Source

None

2020-2021

N/A

Attachments:
1. Utility bill research from other municipalities
2. 2019 Final Bills that were paid by Landlord/Owner
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Utility Billing Lien Research
Utility Billing is a lien on
the property

Notes

Albany

Yes

Only liens for local improvements, mowing assessments, SDC charges and Nuisance abatement
charges. If an account has water and sewer with an unpaid balance water is subject to interruption
in service. A $45.00 restore fee plus full account balance will need to be paid. When account
closed and account is unpaid for 3 months then they are sent to collections.
If it is a sewer / stormwater only (which means they have a Well) then it is subject to a lien.

Aurora

Yes

All uncollected charges for the furnishing of water within the city shall be a lien on the real
property.

Yes

The City does not disconnect customers, since we only bill for sewer, park and street
maintenance. Canby Utility bills customers for electric and water.
Yes, we have liens on all the properties in the city limits of Canby, we never remove them. When
a property is scheduled to close, the title company contacts me to see if a past due balance needs
to be collected at closing. The landlord signs an agreement if they would like a tenant billed for
city services, if tenant does not pay they are ultimately responsible. We notify landlord if tenant
becomes three months past due, it is their responsibility to contact tenant.
The City does send customers to collections (currently suspended due to COVID). Generally
their balance has to be at least $300.00. The City also stopped billing the $10.00 a month late
charge, since March (will resume January 2021).The City once a year in June can assess unpaid
sewer and late charges to the Clackamas County tax assessor to be bill on their property taxes.

No

A customer has to be $95.00 past due to have services disconnected. To have services restored
the customer has to pay the account in full plus the $35 reconnect fee.
The City does not lien utility bills. They send them to collections when the account is finaled
and 65 days from the date of the final bill and the account holder is responsible for their unpaid
balances.
**The collection agency adds 40% to the amount that is turn over. When the City sends out the
final letter notifies them the account is going to collections The following verbiage is included: In
the event this account is not paid within ten (10) days from the date on this letter, we will add a
collection fee of 40% and the account will be forwarded to Credit Services of Oregon, Inc. for
collection activity, ORS 697.105. Allowing the collection agency to add the 40% The City gets
back 100% of the amount we turned over and the collection agency keeps the balance.***** The
City of Corvallis has 2,770 accounts that have been turned over and are still owed $474,000.

City

Canby

Corvallis
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City

Utility Billing is a lien on
the property

The Dalles

Yes-if 90 days delinquent

Donald

Yes

Hood River

Yes, if balance is $1,000+

Molalla

Yes

Mt Angel

Yes

Newberg

Yes

Salem

Property Tax Lien

Stayton

Yes

Woodburn

Yes

Notes

The bills are due on the 20th of the month, if they aren’t paid by the 23rd a delinquent notice goes
out in the mail, giving them until the first Tuesday of the next month to pay. Then a door hanger
phone call is sent on the first Wednesday of the month charging them $20, and then if they don’t
pay shut offs are done the second Wednesday. So about 35 days past due before shut off.
There is no reconnection fee, and the customer has to pay the balance in full once it is shut off, or
they can do a one-time payment agreement for up to a 30 day extension. They can only do a onetime payment agreement once every 60 days. They have to pay on time, and in full, plus pay
their next month’s bill on time. The only way they can extend it is if they have met the
requirement to pay their current bill in full on time, and have made at least one payment equaling
a minimum of 1/3 of the delinquent amount. Any customer who defaults on two time payment
agreements within 6 months will not be eligible for an agreement for (1) year.
The landlord and/or owner is responsible for their tenants past due balances. Once the bill is
delinquent over 90 days the landlord and/or owner accounts get sent to the lien docket.
Accounts that are delinquent that are shut off and have a final bill owing are sent to collections
every 90 days.

Unpaid water/sewer charges shall become a city lien upon the property served. Due on 15th.
Payment arrangements are accepted.
Customers have to be 2 ½ months past due and they will receive a door hanger and if not paid one
week later, they will be shut off. To get services restored there is a door hanger fee of $23.00,
shut off fee of $35.00. Once the customer is shut they need to pay in full to get their water back
on plus the $23+$35. A lien will be placed on the property if the account has a balance greater
than $1,000 and there have been no payments for three months or more. Once an account is
terminated Hood River tries to collect the balance due for 3 months and after that it is turned over
to collections. The landlord/owner is sent the bill after 3 months of the account being past due.
If the owner does not pay they will be sent to collections.
Lien against the property served from and after the date of billing
Unpaid water charges will be made a lien against the premises 60 days after the date of
delinquency
Principal and interest shall become a lien against the real property until paid in full
The City has an intergovernmental agreement with Marion County requiring certification of
delinquent sewer accounts twice per year. Once certified, Marion County reimburses the City
and converts the balance to a property tax lien.
Lien against the property served from after the date of billing
All utility bills not paid within 45 days after the due date shall be recorded as a lien on the
property

PGE

Case by Case basis. Depending on how much communication they have with the account holder. Accounts will eventually go to a
collection agency. Current account holder is responsible for balances

NW Natural

Accounts are suspended when they are one month delinquent. To get restored customers will have to pay total balance plus
reconnection fee and a possible deposit may be required too. Account holder is responsible for balances Past due accounts do not
reflect on landlord. One 45 days past due after final billing date account is turned over to collections

Republic
Services

Services are suspended when 60 days past due. To get reconnected past due balance needs to be paid. A reconnection fee will be added
to their next bill. After 90 days delinquent account is turned over to a collection agency. Landlords are not responsible for tenant's past
due balances.
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Landlord/Owner Paid Tenant Final Bills in 2019
106 McClaine St
$41.56
428 Walnut Wy
$42.56
980 Todd Ct
$43.76
1336 Wagon Wheel Ct
$57.70
509 Whittier St
$95.42
214 S Church St
$109.98
991 Mill St
$112.08
219 Pioneer Dr
$137.70
832 N Second St
$163.03
244 Steelhammer Rd
$165.26
819 Kent St
$202.27
809 Barger St
$221.67
422 S First St
$255.53
603 Washington St
$267.16
215 Lewis St
$304.56
1153 Enstad Ln
$345.74
Total
$2,565.98
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Agenda Item No.:
7.4
Agenda Type:
Discussion/Action

Topic:
Reinstate the Administrative
Fee and utility shut-offs for
unpaid utility accounts

Prepared by:

Meeting Date:
November 2, 2020
Reviewed by:

Approved by:

Kathleen Zaragoza

Christy S. Wurster

Christy S. Wurster

Recommendation:
Authorize staff to reinstate the Administrative Fee for delinquent accounts subject to
disconnection, begin disconnecting utility customers who have an unpaid account that is more
than four months delinquent beginning in December and then continuing with a phased-in
approach.
Background:
The City Manager issued Temporary Policy 6.3 on March 26, 2020 suspending late fees,
monthly interest charges and administrative fees for delinquent accounts and discontinued
shutting off services. Beginning July 15, 2020 the City resumed charging late fees and delinquent
charges for delinquent accounts. The City has foregone approximately $49,144 in revenue March
2019 – October 2020 due to Temporary Policy 6.3.
Staff is recommending to resume charging the Administrative Fee for accounts subject to
disconnection and to begin to disconnect utility customers who have an unpaid account that is
more than four months delinquent starting in December. Then use a phased in approach by
decreasing the number of delinquent months each month until the City is back to the normal
practice of the one month delinquent. This would allow customers to seek potential CARES Act
funds that may be available to them if they qualify. These funds have to be spent by December
30, 2020.

Budget Impact

Fiscal Year

Funding Source

Yes

2020-2021

Water Fund

Attachments:
1. Temporary Administrative Policy 6.3 – Revised July 15, 2020
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Agenda Item No.:
7.5
Agenda Type:
Discussion/Action

Topic:
COVID-19 update and
approval of expenditures for
the Coronavirus Relief Fund
(CRF) - CARES Act Grant

Meeting Date:
November 2, 2020
Prepared by:

Reviewed by:

Approved by:

Angela Speier

Christy S. Wurster

Christy S. Wurster

Recommendation:
Authorize the City Manager to distribute $100,000 of CARES Act Grant funding.
Background:
CARES Act Grant Information
On September 14, 2020 the City Council approved the proposed expenditures for the City’s
portion of the CARES Act grant. Included was funding for a secondary public meeting space at
the Silverton High School Library. Staff with the Silverton School District requested three bids
from qualified audio and visual businesses and is recommending the City and the District
proceed with CS Electronics in the amount of $12,286. The other bids were submitted by
Diversified in the amount of $64,892 and Cascade Audio in the amount of $75,566. The City
will contribute $30,000 to the total project cost, staff will verify receipts when bids are finalized
and equipment is purchased.
The City is also recommending allocating $70,000 of the $125,000 set aside for community
programs. The City would like to utilize $45,000 of the CARES Act funding and $15,000 from
the Marion County Community Prosperity Initiative for small business assistance (see
attachment 2 for additional details about the program). In addition, the City would like to
distribute $25,000 to Silverton Area Community Aid (SACA) for COVID-19 related assistance
programs.
As of September 25, 2020 the City has received reimbursement for $51,526.64 from the CARES
Act grant. Another reimbursement request was submitted on October 23, 2020.
COVID-19 Update
On Friday, October 23, 2020 Oregon Occupational Safety and Health Administration (OSHA)
released their 4th draft of the enforceable workplace health rule tailored to COVID-19. This rule
will likely be adopted the first week of November with an effective date ten days after adoption.
It will remain in effect 180 days from adoption, unless repealed sooner. These rules place
additional requirements on City staff and facilities which staff are evaluating and will implement
in a timely manner.
On Monday, October 19, 2020 the Oregon Heath Authority announced changes to their statewide
face covering guidance. Face coverings are now required in all private and public workplaces
including classrooms, offices, meeting rooms and workspaces, unless someone is alone in an
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office or in a private workspace. Face coverings are now recommended in place of face shields,
except in limited situations such as communicating with someone who is deaf or hearing
impaired.
COVID19 Case Update
On October 23, 2020 Oregon reported its highest daily case count since the beginning of the
pandemic with 550 newly confirmed and presumptive cases. As of October 27, 2020 there are
42,808 COVID-19 cases in Oregon and the state’s death toll is 664. Marion County has reported
5,928 cases of those there are 155 reported cases in Silverton. Daily updates can be found on
Marion County’s Data Dashboard. Statewide Data Dashboards and daily updates can be found
on Oregon Health Authority’s COVID-19 website.
Budget Impact

Fiscal Year

Funding Source

$100,000

2020-2021

CRF – CARES Act Grant

Attachments:
1. CS Electronics Estimate
2. Small Business Assistance Memo
3. Oregon OSHA’s Draft COVID-19 Temporary Rule
4. Face Covering Guidance – Updated October 19, 2020
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CS ELECTRONICS

Estimate

10902 SELAH SPRINGS RD. NE
SILVERTON, OR 97381

Date

Estimate #

10/20/2020

423

Name / Address
Silver Falls School District
612 Schlador St
Silverton, OR 97381

Project

Description
This estimate is for the wiring on OPTION 4 Wiring on the High
School Library
Note 1: All TV displays provided by district
Note 2: Projector and screen provided by district
Note 3: Tricaster, amp and mixer provided by district
Note4: Wireless microphones provided by district
Allowance for indoor IP dome PTZ cameras
24 port XLR snake 150 foot
HDMI over ethernet converter
Connections enclosure
HDMI 50'
Clear-Com CC-27 Single Ear Wraparound Headset with 4-Pin
Female XLR
HDMI splitter
Projector mount for large projector and ceiling grid mounting
system
HDMI audio extractor
Bogen 70v amp for 4 ceiling speakers
70v ceiling speakers and backer boxes for ceiling tiles
Estimated labor to install equipment wrack and put equipment in it
Installation Labor:
XLR Snake, HDMI Cables, Camera wires, cameras TV, Projector,
Screen, Speakers and wiring back to amp

Qty

Rate

Total

3
1
2
2
3
12

600.00
650.00
225.00
38.00
75.00
250.00

1,800.00
650.00
450.00
76.00
225.00
3,000.00

1
1

175.00
475.00

175.00
475.00

1
1
4
4
40

70.00
245.00
125.00
105.00
105.00

70.00
245.00
500.00
420.00
4,200.00

Anything else not specified in this quote is excluded
Any work installing equipment in contol room is excluded

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

MEMO
DATE:

October 23, 2020

FROM:

Jason Gottgetreu, Community Development Director

TO:

City Council

RE:

Small Business Assistance

The City intends to utilize $45,000 of the CARES Act funding and $15,000 from Marion County
Community Prosperity Initiative funding for small business assistance.
The assistance would be advertised and an application would have to be submitted that would be
used to determine business eligibility per the CARES Act guidance. The intent is to provide up
to 30 businesses with $2,000 grants. If more than 30 eligible businesses make application, the
eligible businesses would be placed in a lottery to determine which businesses gets an award.
The eligibility for the program will be structured in such a manner to ensure that such assistance
is determined to be necessary in response to the COVID-19 public health emergency.
Verification of costs of business interruption or decreased customer demand as a result of the
COVID-19 public health emergency will be required to determine eligibility. In assessing the
business’ eligibility for assistance, the City would need to take into account the business’ receipt
of the PPP or EIDL loan or grant. Expenditures that have already been paid with PPP or EIDL
funds would not be eligible.
The City is responsible for determining the level and detail of documentation needed from the
small business to satisfy the requirements of section 601(d) of the Social Security Act. There
would need to be some proof that the small business was impacted by the public health
emergency and was thus eligible for the CRF funds.
The Guidance provides that eligible expenditures may include expenditures related to the
provision of grants to small businesses to reimburse the costs of business interruption caused
by required closures. What is meant by a “small business,” and is the Guidance intended to
refer only to expenditures to cover administrative expenses of such a grant program?
Governments have discretion to determine what payments are necessary. A program that is
aimed at assisting small businesses with the costs of business interruption caused by required
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closures should be tailored to assist those businesses in need of such assistance. The amount of a
grant to a small business to reimburse the costs of business interruption caused by required
closures would also be an eligible expenditure under section 601(d) of the Social Security Act, as
outlined in the Guidance.
The Guidance provides that expenses associated with the provision of economic support in
connection with the public health emergency, such as expenditures related to the provision of
grants to small businesses to reimburse the costs of business interruption caused by required
closures, would constitute eligible expenditures of Fund payments. Would such expenditures
be eligible in the absence of a stay-at-home order?
Fund payments may be used for economic support in the absence of a stay-at-home order if such
expenditures are determined by the government to be necessary. This may include, for example,
a grant program to benefit small businesses that close voluntarily to promote social distancing
measures or that are affected by decreased customer demand as a result of the COVID-19 public
health emergency.
Must a State, local, or tribal government require applications to be submitted by businesses or
individuals before providing assistance using payments from the Fund?
Governments have discretion to determine how to tailor assistance programs they establish in
response to the COVID-19 public health emergency. However, such a program should be
structured in such a manner as will ensure that such assistance is determined to be necessary in
response to the COVID-19 public health emergency and otherwise satisfies the requirements of
the CARES Act and other applicable law. For example, a per capita payment to residents of a
particular jurisdiction without an assessment of individual need would not be an appropriate use
of payments from the Fund.
If a small business received a Small Business Administration (SBA) Payment Protection
Program (PPP) or Economic Injury Disaster Loan (EIDL) grant or loan due to COVID-19,
may the small business also receive a grant from a unit of government using payments from
the Fund?
Receiving a PPP or EIDL grant or loan for COVID-19 would not necessarily make a small
business ineligible to receive a grant from Fund payments made to a recipient. As discussed in
previous Treasury guidance on use of the Fund, a recipient’s small business assistance program
should be tailored to assist those businesses in need of such assistance. In assessing the business’
need for assistance, the recipient would need to take into account the business’ receipt of the PPP
or EIDL loan or grant. If the business has received a loan from the SBA that may be forgiven,
the recipient should assume for purposes of determining the business’ need that the loan will be
forgiven. In determining the business’ eligibility for the grant, the recipient should not rely on
self-certifications provided to the SBA. If the grant is being provided to the small business to
assist with particular expenditures, the business must not have already used the PPP or EIDL
loan or grant for those expenditures. The assistance provided from the Fund would need to
satisfy all of the other requirements set forth in section 601(d) of the Social Security Act as
discussed in Treasury’s guidance and FAQs, and the business would need to comply with all
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applicable requirements of the PPP or EIDL program. Treasury’s Office of Inspector General has
provided the following guidance in its FAQ no. 65 on reporting and recordkeeping that would
apply to the recipient: The prime recipient is responsible for determining the level and detail of
documentation needed from the sub-recipient of small business assistance to satisfy [the
requirements of section 601(d) of the Social Security Act], however, there would need to be
some proof that the small business was impacted by the public health emergency and was thus
eligible for the CRF funds. In the above OIG FAQ, “sub-recipient” refers to the beneficiary of
the assistance, i.e., the small business.
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Temporary Oregon OSHA COVID-19 Rule
October 23, 2020 Review Draft
Written Comments accepted at Tech.Web@oregon.gov through Friday, October 30
Unless otherwise indicated, the rule’s provisions are expected to take effect 10 days after adoption
1) Scope and Application
(a) This rule applies to all workplaces and workers subject to Oregon OSHA’s jurisdiction. For clarity
and ease of reference, this rule refers to “COVID-19” when describing exposures or potential
exposures to SARS-CoV-2, the virus that causes Coronavirus Disease 2019.
(b) The requirements of section (3) of this rule are applicable to all workplaces.
(c) In addition to the requirements of section (3), the requirements of section (4) of this rule are
applicable to all exceptional risk workplaces. For purposes of this rule, “workplaces at
exceptional risk,” include any setting where an employee (including temporary and part-time
employees) performs one or any combination of the following job duties:
(A) Direct patient care or environmental decontamination services in a healthcare setting;
(B) Aerosol-generating healthcare or postmortem procedures;
(C) Direct client service in residential care or assisted living facilities;
(D) In-home care, whether healthcare or personal support services;
(E) Emergency first responder activities;
(F) Personal care activities that involve very close contact with an individual, such as toileting or
bathing;
(G) Handling, packaging, cleaning, processing, or transporting human remains or human tissue
specimens or laboratory cultures collected from an individual known or suspected to be
infected with COVID-19.
Note: “Exceptional risk” does not include workers of other departments or job duties outside the
scope and underlying definitions of (1)(c) of this rule. For example, employees in the accounting
department at a hospital would be covered by the requirements applicable to all workplaces,
where as other workers at the same hospital who actually perform any of those job operations
listed under (1)(c), such as direct patient care, would be held to the supplementary requirements
for workplaces at exceptional risk in addition to the requirements for all workplaces.
2) Definitions
(a) Aerosol-generating healthcare or postmortem procedure – means a medical, dental, or
postmortem procedure on human patients or remains that is likely to result in exposure to small
droplet nuclei in high concentration, presenting a risk for airborne transmission of COVID-19.
(b) Common areas – means building lobbies, reception areas, waiting rooms, restrooms, break
rooms, eating areas, smoking areas, locker rooms, bathing areas, transit lounges, conference
rooms, or other locations indoors or outdoors that multiple individuals may use or congregate
that employers operate or control.
(c) Decontamination of filtering facepiece respirators (FFR) –means a process approved by the U.S.
Food and Drug Administration (FDA) that reduces the number of pathogens, does not harm the
fit or filtration performance of the FFR, and presents no residual chemical hazard.
(d) Direct patient care – means any employee job duties that include direct physical contact with a
patient during the delivery of healthcare services. A worker performs direct patient care under
the authority granted by a license or certification issued by federal, state, or local entities to
provide healthcare services within the scope of practice. The worker may be providing direct
patient care under their own licensure or certification, or may be providing care under the
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supervision of a licensed or certified worker. Workers involved in direct patient care include, but
are not limited to, physicians, physician assistants, nurses, nurse practitioners, certified nursing
aide, medical technologists, phlebotomists, respiratory therapists, dentists, dental hygienists,
physical or occupational therapists, chiropractors, and other workers who otherwise provide inperson healthcare services. Direct patient care does not include customer service activities
provided in retail settings that have embedded healthcare offices, such as retail pharmacies.
(e) Emergency first responder activities – means those job duties that require an employee to be
able to arrive first and provide assistance at the scene of an emergency, such as an accident,
fire, natural disaster, including but not limited to law enforcement officers, firefighters,
emergency medical technicians, and paramedics. Emergency first responder activities under this
rule do not include tasks where only first aid is provided in accordance with OAR 437-002-0161.
(f) Environmental decontamination services – means the work performed by janitorial, custodial,
maintenance, or similar employees who are responsible for cleaning equipment, surfaces, or
other items in direct patient care healthcare settings. This includes routine and non-routine
cleaning or disinfecting of high-touch surfaces as defined by this rule, equipment, or procedural
tools that are used in patient care areas in healthcare settings, including those settings in which
aerosol-generating procedures are performed.
(g) Face covering – means a cloth, polypropylene, paper or other covering that covers the nose and
the mouth and that rests snugly above the nose, below the mouth, and on the sides of the face.
Coverings that incorporate a valve that is designed to facilitate easy exhalation or mesh masks
or other covers with openings, holes, visible gaps in the design or material, or vents are not
appropriate face coverings (even if otherwise appropriate for respiratory protection) because
they allow droplets to be released from the covering.
(h) Face shield – means a transparent plastic shield that covers the wearer’s forehead, extends
below the chin, and wraps around the sides of the face. Devices that place a shield in front of
only the user’s nose and mouth do not meet the definition of a mask, face covering, or face
shields. Face shields are normally used as protection for the face and eyes but are a compliant
(although not preferred) means of “source control” in relation to COVID-19.
(i) Hand hygiene – means the cleaning, sanitizing, or disinfecting of one’s hands by using standard
handwashing methods with soap and running water, antiseptic hand wash, antiseptic hand rub
(alcohol-based hand sanitizer including foam or gel), or surgical hand antisepsis.
(j) Healthcare setting – means any space at the workplace where a worker performs aerosolgenerating healthcare or postmortem procedures, or provides direct patient care as defined by
this rule. A healthcare setting does not include any establishment where only personal support
services are provided.
(k) High-touch surface – means equipment or surfaces that are handled frequently throughout the
day by multiple individuals. High-touch surfaces can include, but are not limited to, countertops,
credit card terminals, doorknobs, digital kiosks, touch-screen enabled devices, light switches,
handrails, elevator control panels, and steering wheels.
(l) Mask – means a U.S. Food and Drug Administration (FDA) cleared surgical, medical procedure,
dental, or isolation mask (commonly referred to as a “surgical mask”). Masks are medical grade
masks that function as a physical barrier to protect workers from hazards such as splashes of
large droplets of blood or bodily fluids; they do not provide reliable protection to the wearer
against aerosols or airborne pathogens.
(m) Personal protective equipment (PPE) – means specialized clothing or equipment worn by a
worker for protection against a hazard. General work clothing (for example, uniforms, pants,
shirts or blouses) not intended to function as protection against a hazard for the user is not
considered to be PPE.
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(n) Personal support services – means the work performed by a caretaker or similar employee who
is responsible for assisting individuals with day-to-day living issues that are not direct patient
care activities. Personal support services include, but are not limited to housekeeping,
medication management, personal transportation (such as taking a client to an appointment),
and other day-to-day living activities that may occur in an individual’s private residence are not
otherwise considered to be direct patient care under this rule.
(o) SARS-CoV-2 – refers to a specific betacoronavirus (MERS-CoV and SARS-CoV are other
betacoronaviruses) that causes what has been designated as Coronavirus Disease 2019 (COVID19).
(p) Shared equipment – means devices or tools that are used by multiple employees or other
individuals including, but not limited to, elevators, escalators, computer keyboards, and work
vehicles.
(q) Source control – means the use of protective equipment or other measures such as face
coverings to prevent the spread of illness from a potentially infectious person to others. A
typical example of source control for COVID-19 is to use a mask or face covering to limit the
spread of respiratory droplets and aerosols from the wearer to others.
(r) Suspected to be infected with COVID-19 – means a person who has signs or symptoms of
COVID-19 disease but has not tested positive for SARS-CoV-2 infection and no alternative
diagnosis has been made consistent with Oregon Health Authority definitions.
(3) COVID-19 Requirements for All Workplaces
Except as otherwise provided by this rule, the following requirements apply to all workplaces.
(a) Physical distancing. All employers must ensure that both work activities and workflow are
designed to eliminate the need for any employee to be within 6 feet of another individual in
order to fulfill their job duties unless the employer determines and can demonstrate that such
physical distancing is not feasible for certain activities. In accordance with (3)(b) of this rule, the
employer must ensure that all workers use masks, face covering, or face shields in indoor
settings in accordance with (3)(b) and in any instance where employees in any outdoor setting
cannot be separated by at least 6 feet from other individuals.
(b) Mask, face covering, or face shield requirements. Each employer must ensure that all
individuals (including employees, part-time workers, temporary laborers, customers, vendors,
patrons, contractors, etc.) at the workplace or other premises subject to the employer’s control
wear a mask, face covering, or face shield in accordance with this subsection. It is strongly
recommended, but not required, that individuals wear a mask or face covering as source control
rather than using a face shield alone.
Note: While reasonable accommodation for those unable to wear a mask, face covering, or face
shield must be provided under applicable state and federal laws, such an accommodation does
not include simply exempting individuals from the requirement to wear masks, face coverings, or
face shields.
(A) The employer must provide masks, face coverings, or face shields for employees at no cost
to the worker. If an employee chooses to wear their own mask, face shield, or face
covering instead of those provided by the employer, the employer may allow it but is not
required to do so unless the employee chooses to wear a respirator covered by the
“voluntary use” provisions of the Respiratory Protection standard (29 CFR 1910.134). If an
employee chooses to wear a mask, face shield, or face covering even when it is not
required, the employer must allow them to do so.
(B) In any indoor work setting or other indoor premises subject to the employer’s control,
irrespective of physical distancing, the employer must ensure that when inside, all
individuals use a mask, face covering, or face shield unless they are at a private, individual
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workspace not shared with other people. (Comment: This requirement comes from Oregon
Health Authority’s recently updated guidance).
(C) In any outdoor work setting or other outdoor premises subject to the employer’s control,
the employer must ensure that, all individuals use a mask, face covering, or face shield
whenever employees cannot be reliably separated from all other individuals by at least 6
feet.
(D) When employees are transported in a vehicle for work purposes, regardless of the travel
distance or duration involved, all occupants in the vehicle must wear a mask, face covering,
or face shield unless employees are wearing respirators in accordance with the Respiratory
Protection Standard (29 CFR 1910.134) .
Note: This requirement does not apply when all occupants within the vehicle are members
of the same household.
(E) A mask, face covering, or face shield is not required if:
(i) The individual is younger than 5 years of age;
(ii) The individual is actively eating or drinking;
(iii) The individual is sleeping;
(iv) The individual is engaged in an activity that makes wearing a mask, face covering, or
face shield not feasible, such as during commercial diving activities;
(v) During an examination, procedure, or service in which access to parts of the face that
are covered by a mask, face covering, or face shield is necessary. A mask, face covering,
or face shield is required to be worn as soon as the examination, procedure, or service
in question is completed, unless a patient’s medical or physical condition prevents
them from being able to safely do so; or
(vi) In situations where identity needs to be confirmed by visual comparison, the affected
individual may briefly remove their face covering. When possible, limit speaking while
the face cover is temporarily off.
(c) Sanitation. The employer must regularly clean or sanitize all common areas, shared equipment,
and high-touch surfaces as defined by this rule that are under its control and that are used by
employees or the public.
(A) Such regular cleaning or sanitization must be implemented based on the following
frequencies:
(i) At least once every 24 hours if the workplace is occupied less than 12 hours a day; or
(ii) At least twice every 24 hours, if the workplace is occupied more than 12 hours a day.
The employer must ensure that such duplicative sanitation activities are separated by at
least 8 hours between each subsequent cleaning.
Exception: In locations with only “drop-in” availability or minimal staffing, the employer is
permitted to rely upon a regular schedule of cleaning and sanitation and directing employees
to sanitize their own work surfaces before use.
(B) Employers must provide employees with the supplies and the time necessary to sanitize
more frequently than would otherwise be required if the worker chooses to do so.
(C) Employers must provide employees with the supplies (such as soap and water) and
reasonable time necessary to perform hand hygiene before using shared equipment.
(D) Except in healthcare settings where patients known or suspected to be infected with
COVID-19 are being treated for the disease, employers must clean and disinfect any
common areas, high-touch-surfaces, and any shared equipment under the employer’s
control that an individual known to be infected with COVID-19 used or had direct physical
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contact with. This requirement does not apply to areas, surfaces, or equipment that has
been unoccupied or otherwise unused for seven days or more. As a recommended, but not
required, practice, employers should observe a waiting period of at least 24 hours (or for as
long as is feasible) prior to cleaning and disinfecting.
Note: Additional sanitation requirements for exceptional risk workplaces are included in
subsection (4)(d) of this rule.
(d) Posting requirements. The “COVID-19 Hazards Poster,” provided by Oregon OSHA must be
permanently posted in a conspicuous manner in a central location where workers can be
expected to see it (for example, a location where employees report each day or at a location
from which employees operate to carry out their activities). Employees working remotely must
be provided with a copy of the COVID-19 Hazards Poster through electronic or equally effective
means.
(e) Building operators. No later than 17 days after the adoption of this rule, those employers who
operate or otherwise control buildings where the employees of other employers work must take
the following steps in common areas to the extent that they have control over such areas:
(A) Ensure that the sanitation requirements under (3)(c)(A) are met; and
(B) Post signs in areas where masks, face coverings, or face shields are required. To meet this
provision, the building operator may post a copy of the “Masks Required,” sign developed
by the Oregon Health Authority.
(f) Ventilation requirements. No later than two months after the adoption of this rule, the
employer must maximize the amount of outside air circulated through its existing heating,
ventilation, and air conditioning (HVAC) system(s), to the extent the system is capable of doing
so, whenever there are employees in the workplace. This does not require installation of new
ventilation equipment. The employer is not required to meet the provisions of the American
National Standards (ANSI)/American Society of Heating, Refrigerating and Air-Conditioning
Engineers (ASHRAE) Standards 62.1 and 62.2 (SHRAE 2019a, 2019b), but to the degree the
employer does so it is in compliance with this paragraph. In accordance with the HVAC
manufacturer’s instructions and the design specifics of the HVAC system and as frequently as is
necessary, the employer must ensure the following:
(A) All air filters are maintained and replaced as necessary to ensure the proper function of the
ventilation system; and
(B) All intake ports that provide outside air to the HVAC system are cleaned, maintained, and
cleared of any debris that may affect the function and performance of the ventilation
system.
(g) Exposure risk assessment. No later than one month after the adoption of this rule, all employers
must conduct a COVID-19 exposure risk assessment, without regard to the use of personal
protective equipment, masks, face coverings, or face shields. If an employer has multiple
facilities that are substantially similar, its assessment may be developed by facility type rather
than site-by-site so long as any site-specific information that affects employee exposure risk to
COVID-19 is included in the assessment.
(A) The exposure risk assessment must involve participation and feedback from employees.
This feedback may be achieved via a safety meeting, safety committee, supervisor, process
negotiated with the exclusive bargaining agent (if any), or any other similarly interactive
process.
(B) Each employer with more than ten employees statewide (including temporary and parttime workers) or that is covered by (1)(c) of this rule (workplaces at exceptional risk) must
record their COVID-19 exposure risk assessment in writing by documenting the following
information:
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(i)

The name(s), job title(s), and contact information of the person(s) who performed the
exposure risk assessment;

(ii) The date the exposure risk assessment was completed;
(iii) The employee job classifications that were evaluated; and
(iv) A summary of the employer’s answers to each of the applicable exposure risk
assessment questions in this subsection.
(C) The risk assessment must address the following questions related to potential employee
exposure to COVID-19 in the workplace:
(i)

Can employees telework or otherwise work remotely? How are employees encouraged
or empowered to use those distance work options to reduce COVID-19 transmission at
the workplace?

(ii) What are the anticipated working distances between employees? How might those
physical working distances change during non-routine work activities?
(iii) What is the anticipated working distance between employees and other individuals?
How might those working distances change during non-routine work activities?
(iv) How have the workplace or employee job duties, or both, been modified to provide at
least 6-feet of physical distancing between all individuals?
(v) How are employees and other individuals at the workplace notified where and when
masks, face coverings, or face shields are required? How is this policy enforced and
clearly communicated to employees and other individuals?
(vi) How have employees been informed about the workplace policy and procedures
related to reporting COVID-19 symptoms? How might employees who are identified for
quarantine or isolation as a result of medical removal under this rule be provided with
an opportunity to work at home, if such work is available and they are well enough to
do so?
(vii) How have engineering controls such as ventilation (whether portable air filtration units
equipped with HEPA filters, airborne infection isolation rooms, local exhaust
ventilation, or general building HVAC systems) and physical barriers been used to
minimize employee exposure to COVID-19?
(viii) How have administrative controls (such as foot-traffic control) been used to minimize
employee exposure to COVID-19?
(ix) What is the procedure or policy for employees to report workplace hazards related to
COVID-19? How are these hazard reporting procedures or policies communicated to
employees?
(x)

How are sanitation measures related to COVID-19 implemented in the workplace? How
have these sanitation practices been explained to employees and other individuals at
the workplace?

(xi) How have the industry-specific or activity-specific COVID-19 requirements in Appendix
A of this rule and applicable guidance from the Oregon Health Authority been
implemented for workers? How are periodic updates to such Oregon Health Authority
guidance documents incorporated into the workplace on an on-going basis?
(xii) In settings where the workers of multiple employers work in the same space or share
equipment or common areas, how are the physical distancing; mask, face covering, or
face shield requirements; and sanitation measures required under this rule
communicated to and coordinated between all employers and their affected
employees?
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(xiii) How can the employer implement appropriate controls that provide layered protection
from COVID-19 hazards and that minimize, to the degree possible, reliance on
individual employee training and behavior for their efficacy?
(h) Infection control plan. No later than one month after the adoption of this rule, all employers
must establish and implement an infection control plan based on the risks identified in
subsection that (3)(g) that implements the controls identified in (3)(g)(C)(xiii). If an employer has
multiple facilities that are substantially similar, its infection control plan may be developed by
facility type rather than site-by-site so long as any site-specific information that affects
employee exposure risk to COVID-19 is included in the plan.
(A) Each employer with more than ten employees statewide (including temporary and parttime workers) or that is covered by (1)(c) of this rule (workplaces at exceptional risk) must
document their infection control plan in writing and must ensure that a copy is accessible
to employees at their workplace.
Note: Additional requirements related to the infection control plan, which are applicable
only to those employers covered by (1)(c) of this rule (workplaces at exceptional risk), are
contained in section (4)(c) of this rule.
(B) The infection control plan must contain, at a minimum, the following elements:
(i) A list of all job assignments or worker tasks requiring the use of personal protective
equipment (including respirators) necessary to minimize employee exposure to COVID19;
(ii) The procedures the employer will use to ensure that there is an adequate supply of
masks, face coverings, or face shields and personal protective equipment (including
respirators) necessary to minimize employee exposure to COVID-19;
(iii) A list and description of the specific hazard control measures that the employer
installed, implemented, or developed to minimize employee exposure to COVID-19;
(iv) A description of the employer’s COVID-19 mask, face covering, and face shield
requirements at the workplace, and the method of informing individuals entering the
workplace where such source control is required;
(v) The procedures the employer will use to communicate with its employees and other
employers in multi-employer worksites regarding an employee’s exposure to an
individual known or suspected to be infected with COVID-19 to whom other workers
may have been exposed. This includes the communication to individuals identified
through COVID-19 contact tracing and general communication to the workplace at
large; and
(vi) The procedures the employer will use to provide its workers with the initial employee
information and training required by this rule.
(i) Employee information and training. No later than six weeks after the adoption of this rule,
employers must provide workers with information and training regarding COVID-19. This
information and training must be provided in a manner and language understood by the
affected workers. Employers must ensure that the training provides an opportunity for feedback
from employees about the topics covered in the training, which must include at least the
following elements:
(A) Physical distancing requirements as they apply to the employee’s workplace and job
function(s);
(B) Mask, face covering, or face shield requirements as they apply to the employee’s workplace
and job function(s);
(C) COVID-19 sanitation requirements as they apply to the employee’s workplace and job
function(s);
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(D) COVID-19 signs and symptom reporting procedures that apply to the employee’s workplace;
(E) COVID-19 infection notification process as required by this rule;
(F) Medical removal as required by this rule;
(G) The characteristics and methods of transmission of the SARS-CoV-2 virus;
(H) The symptoms of the COVID-19 disease;
(I) The ability of pre-symptomatic and asymptomatic COVID-19 persons to transmit the SARSCoV-2 virus; and
(J) Safe and healthy work practices and control measures, including but not limited to, physical
distancing, sanitation and disinfection practices.
(j) COVID-19 infection notification process. Excluding settings where patients are hospitalized on
the basis that they are known or suspected to be infected with COVID-19, the employer must
establish a process to notify affected employees that they had a work-related contact with an
individual who has tested positive for COVID-19. This notification process must include the
following elements:
(A) A mechanism for notifying affected employees within 24 hours of the employer being
made aware that an individual with COVID-19 was present in the workplace while
infectious or otherwise may have had work-related contact with its employee(s) while
infectious; and
(B) This notification process must be established and implemented in accordance with all
applicable federal and Oregon laws and regulations.

(2) Note: The reporting of COVID-19 cases is required under existing Oregon Health

Authority rules regarding reporting of disease cases. OAR 333-018-0016 requires such
cases to be reported by healthcare providers and laboratories within 24 hours of
identification.

(d) COVID-19 testing for workers. The employer must cooperate by making its employees and
appropriate space available at no cost to the workers whenever a local public health agency or
Oregon Health Authority indicate that COVID-19 diagnostic testing within the workplace is
necessary. If such testing is conducted at the employer’s own direction, the employer is
responsible for covering the costs of testing including but not limited to the COVID-19 test itself,
employee time, and employee travel. However, if the employer is not requesting the test, the
employer is not expected to cover the direct cost of such testing or of any involved employee
travel.
(e) Medical removal. Whenever the Oregon Health Authority, local public health agency, or medical
provider recommend an employee be restricted from work due to quarantine or isolation for
COVID-19, such as through identification during contact tracing activities, the affected worker(s)
must be directed to isolate at home and away from other non-quarantined individuals.
Note: Other than the obligation to provide such direction and to remove such employees from
the workplace, the employer has no obligation to enforce the employee’s quarantine or isolation.
(A) Whenever an employee participates in quarantine or isolation for COVID-19, the employer
must allow the affected employee(s) to work at home if suitable work is available and the
employee’s condition does not prevent it.
(B) Whenever an employee participates in quarantine or isolation, whether as a result of the
requirements of this rule or because the employer chooses to take additional precautions,
the affected worker(s) must be entitled to return to their previous job duties if still
available and without any adverse action as a result of participation in COVID-19
quarantine or isolation activities.
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Note: The prohibition on “adverse action” does not require the employer to keep a job
available that would not otherwise have been available even had the employee not been
quarantined or isolated, but it does mean that the employer cannot fill the job with another
employee and thereby make it unavailable.
(C) Decisions regarding testing and return to work after an employee participates in COVID-19
quarantine or isolation activities must be made in accordance with applicable public health
guidance and must be otherwise consistent with guidance from the employee’s medical
provider.
Note: This provision does not require a negative COVID-19 test or a separate contact with
the medical provider.
Note: Employees are protected from discrimination or retaliation under ORS 654.062(5).
This includes protections for actions against employees for opposing any practice forbidden
under the Oregon Safe Employment Act and related statutes and rules (including this
temporary rule for COVID-19), making a complaint or causing any proceeding to be
instituted under the Oregon Safe Employment Act, or exercising any rights under the law,
including those conferred by this temporary COVID-19 rule.
Note: Notwithstanding the language of OAR 437-001-0700(10), employers do not need to
record such “medical removal” cases on their OSHA 300 log(s) simply because the medical
removal required by this rule occurred. Cases must be recorded only if the infection of a
worker is determined to be “work-related” in accordance with OAR 437-001-0700.
(f) Employers covered by one or more of the mandatory industry-specific and activity-specific
appendices that make up Appendix A of this rule must comply with those appendices. To the
degree an appendix provides specific guidance regarding an issue addressed by this rule, it
supersedes the general requirements of this rule. To the degree a situation is not addressed by
the specific language of an appendix, the requirements of this rule apply as written. Appendix A
contains the following provisions:
A-1: Restaurants, Bars, Brewpubs and Public Tasting Rooms at Breweries, Wineries and
Distilleries
A-2: Retail Stores
A-3: Outdoor/Indoor Markets
A-4: Personal Services Providers
A-5: Construction Operations
A-6: Indoor and Outdoor Entertainment Facilities
A-7: Outdoor Recreation Organizations
A-8: Transit Agencies
A-9: Collegiate, Semi-Professional and Minor League Sports
A-10: Professional and PAC-12 Sports
A-11: Licensed Swimming Pools, Licensed Spa Pools and Sports Courts Mandatory Workplace
Guidance
A-12: Fitness-Related Organizations
A-13: K-12 Educational Institutions (Public or Private)
A-14: Early Education Providers
A-15: Institutions of Higher Education (Public or Private)
A-16: Veterinary Clinics
A-17: Fire Service and EMS (perhaps include EMS Transport, perhaps address separately)
A-18: Law Enforcement
A-19: Jails and Custodial Institutions
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(4) COVID-19 Requirements for Workplaces at Exceptional Risk
Workplaces identified by subsection (1)(c) of this rule must adhere to the following specific
provisions and additional requirements.
(a) Infection control training. In addition to the employee information and training requirements for
all workplaces under subsection (3)(i) of this rule, employers of workplaces at exceptional risk
must provide infection control training by December 5, 2020, that includes the following
provisions:
(A) The training is overseen or conducted by a person knowledgeable in the covered subject
matter as it relates to the employee’s job duties;
(B) The training material is appropriate in content and vocabulary to the education, literacy,
and language of the affected workers; and
(C) The training provides an opportunity for interactive questions and answers with a person
knowledgeable in the training program’s subject matter and basic epidemiology as it
relates to the workplace and employee job duties.
(b) Infection control training for employees required under this rule must include the following
elements:
(A) An explanation of this rule and its applicable appendices and provisions;
(B) An explanation of contact, droplet, and airborne modes of transmission of COVID-19,
including how workers can recognize hazardous work activities that may involve exposure
to COVID-19 and how employees can take precautionary measures to minimize their
exposure.
(C) An explanation of the basic risk factors associated with COVID-19 transmission including,
but not limited to, behavioral risk factors (this may include non-work activities that are
higher-risk activities such as attending large social gatherings); physiological risk factors;
demographic risk factors; and environmental risk factors;
(D) An explanation of the employer’s COVID-19 exposure risk assessment required by this rule
and which employee job classifications, tasks, or job duties were considered as part of
that risk assessment;
(E) An explanation of the employer’s physical distancing; mask, face covering, and face shield
requirements; and COVID-19 sanitation requirements at the workplace. Where applicable,
this information must include any multi-employer worksite agreements related to the use
of common areas and shared equipment that affect employees at the workplace;
(F) Information on the types, use, storage, removal, handling, and maintenance of masks,
face coverings, face shields and personal protective equipment (including respirators)
provided to employees by the employer; and
(G) An explanation of the use and limitation of COVID-19 hazard control measures
implemented or installed by the employer. Hazard control measures include engineering,
administrative, or work practice controls that eliminate or otherwise minimize employee
exposure to COVID-19.
(c) Additional infection control plan requirements. In addition to the infection control plan
requirements for all workplaces, each employer covered by section (4) of this rule must provide
the following in its infection control plan required by November 21, 2020:
(A) The name(s) of the person responsible for administering the plan. This person must be
knowledgeable in infection control principles and practices as they apply to the workplace
and employee job operations; and
(B) As frequently as necessary, a reevaluation of the plan to reflect changes in the facility,
employee job duties, new technologies, or workplace policies established by the employer
October 23, 2020, DRAFT of Oregon OSHA Temporary COVID-19 Rule
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that affect worker exposure to COVID-19 or in response to updated guidance published by
the Oregon Health Authority that is applicable to the employer’s workplace. This
reevaluation and update of the infection plan must include feedback from non-managerial,
front-line employees who perform activities that reflect the employer’s exceptional risk
under this rule. This feedback is not required from all employees and may be achieved via a
safety meeting, safety committee, supervisor, process negotiated with the exclusive
bargaining agent (if any), or any other similarly interactive process.
(d) Additional sanitation requirements. Use appropriate sanitation measures in addition to the
requirements of (3)(c) of this rule to reduce the risk of COVID-19 transmission. Each employer
must:
(A) Develop procedures for routine cleaning and disinfection (for example), using cleaners and
soapy water to clean surfaces before applying an EPA-registered, hospital-grade disinfectant
to frequently touched surfaces or objects for appropriate contact times as indicated on the
product’s label) that are appropriate for SARS-CoV-2 in healthcare settings, including those
patient-care areas in which aerosol-generating procedures are performed. Refer to List N on
the EPA website for EPA-registered disinfectants that have qualified under EPA's emerging
viral pathogens program for use against SARS-CoV-2; and
(B) Follow standard practices for disinfection and sterilization of medical devices contaminated
with COVID-19, as described in the CDC Guideline for Disinfection and Sterilization in
Healthcare Facilities, 2008.
(e) Healthcare personal protective equipment. Depending on the requirements of the procedure
(for example, aerosol generating procedures) in question and the disease status of the involved
patient(s), employers must use a combination of standard precautions, contact precautions,
droplet precautions, airborne precautions, and eye protection (for examples, goggles, face
shields) to protect healthcare workers with exposure or potential exposure to COVID-19.
(A) When an employee performs an aerosol-generating healthcare or post-mortem procedure
for a patient without evidence of COVID-19 infection, the employer must provide PPE in
accordance with CDC’s Interim Infection Prevention and Control Recommendations for
Healthcare Personnel During the Coronavirus Disease 2019 (COVID-19) Pandemic. Oregon
OSHA recognizes that risk of infection in asymptomatic patients can vary based on clinical
presentation, level of COVID-19 transmission in the community, recent COVID-19 testing
results, and other factors. These factors must be considered in clinical judgment by
healthcare personnel involved in direct patient care and medical examiners in making
decisions about use of transmission-based precautions.
(B) Whenever an employee provides direct patient care for a patient known or suspected to be
infected with COVID-19, the employer must provide the affected worker with gloves, a
gown, eye protection (goggles or face shield), and a medical-grade mask or a NIOSHapproved respirator.
Note: If PPE availability is genuinely limited, a procedure cannot be deferred, and
appropriate, good-faith efforts are made by the employer to ensure the safety and
protection of the healthcare workers, Oregon OSHA will evaluate the situation based on PPE
availability and adherence to guidance outlined in the Oregon Health Authority and Oregon
OSHA Interim Guidance: Use of Personal Protective Equipment by Healthcare Personnel in
Resource Constrained Settings.
(C) In lieu of (A) and (B) above, hospitals and ambulatory surgical centers may follow Guidance
for Non-Emergency and Elective Procedures Recommendations to the Oregon Health
Authority July 20, 2020. If PPE availability is limited, such employers may follow OHAOregon OSHA Interim Guidance: Use of Personal Protective Equipment by Healthcare
Personnel in Resource Constrained Settings.
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Note: The CDC does not have a comprehensive list of AGPs in a healthcare setting.
Employers should refer to CDC infection control guidance.
(f) Existing ventilation systems must be operated in accordance with the provisions of the American
National Standards Institute (ANSI)/American Society of Heating, Refrigerating and AirConditioning Engineers (ASHRAE) Standards 62.1 and 62.2 (ASHRAE 2019a, 2019b), which
include requirements for outdoor air ventilation in most residential and nonresidential spaces,
and ANSI/ASHRAE/ASHE Standard 170 (ASHRAE 2017a) covers both outdoor and total air
ventilation in healthcare facilities.
(g) Barriers, partitions, and airborne infection isolation rooms in healthcare settings. The employer
must employ the following measures to protect healthcare employees, support workers,
patients, and visitors from individuals known or suspected to be infected with COVID-19:
(A) When available, use airborne infection isolation rooms (AIIRs) with proper ventilation to
house patients known or suspected to be infected with COVID-19;
(B) Patients known or suspected of being infected with COVID-19 must don a face covering and
be isolated in an examination room with the door closed. If an examination room is not
immediately available, such patients must not be allowed to wait within 6 feet of other
patients seeking care and should be encouraged to wait in a personal vehicle or outside the
healthcare setting where they can be contacted by mobile device when it is their turn to be
evaluated;
(C) Use physical barriers or partitions in triage areas to guide patients when appropriate; and
(D) Use curtains to separate patients in semi-private areas.
(h) Screening in healthcare settings. The employer must screen and triage all individuals entering its
healthcare setting for symptoms of COVID-19. Although screening for symptoms may not
identify asymptomatic or pre-symptomatic individuals with SARS-CoV-2 infection, symptom
screening remains an important strategy to identify those who may have COVID-19 so
appropriate precautions can be implemented. At a minimum, each employer must:
(A) Limit and monitor points of entry to the healthcare setting where direct patient care, or
aerosol-generating healthcare or postmortem procedures are performed by workers.
Consideration must be given to establishing stations at the healthcare setting entrance to
screen individuals before they enter; and
(B) Screen all individuals and employees (other than emergency responders entering with a
patient) entering the healthcare setting for symptoms consistent with COVID-19. This can
be achieved by asking the affected individual about symptoms of COVID-19 and asking if
they have been advised to self-quarantine because of exposure to someone with COVID-19
or if they have been told to isolate after testing positive for COVID-19.
(i) Medical removal provisions in healthcare settings. The only exception to the quarantine and
isolation provisions of 3(l) exists when a healthcare provider who would otherwise be
quarantined or isolated remains on the job under Oregon Health Authority guidelines.

October 23, 2020, DRAFT of Oregon OSHA Temporary COVID-19 Rule
Silverton City Council Meeting November 2, 2020

Page 12
300 of 354

Attachment 4 to Agenda Item No. 7.5

Back to Agenda

OFFICE OF THE DIRECTOR
Kate Brown, Governor

500 Summer St NE E20
Salem OR 97301
Voice: 503-947-2340
Fax: 503-947-2341

Effective Date: October 19, 2020

Statewide Mask, Face Covering, Face Shield Guidance
This guidance is specific to requirements for wearing masks, face coverings or face shields.
Authority: Executive Order No. 20-27, paragraphs 9 and 21, ORS 431A.010, ORS 433.441,
ORS 433.443.
Applicability: This guidance applies statewide to:
•

All businesses, as defined below.

•

All persons responsible for indoor spaces open to the public

•

All persons responsible for outdoor spaces open to the public

•

All public and private workplaces

•

The general public when:


Visiting businesses as defined below



Visiting indoor spaces open to the public



Visiting outdoor spaces open to the public



Visiting all public and private workplaces

Enforcement: To the extent this guidance requires compliance with certain provisions, it is
enforceable as specified in Executive Order 20-27, paragraph 26.
Oregon Health Authority Public Health Recommendations on Masks, Face Coverings
and Face Shields:
•

In general, it is recommended that people wear a mask or face covering, with or
without a face shield, whenever they are within six (6) feet of people who do not live
in the same household.

•

It is not recommended that individuals wear a face shield instead of a mask or face
covering. Face shields can be very good at blocking droplets that individuals
release, but they are not as effective at limiting the release of aerosols that can go
around the shield.
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•

•

When possible, use technology that can help maintain a low risk of virus transmission:


Using a microphone while wearing a mask or face covering will amplify your voice
while speaking to an audience, allowing more distance between the speaker and
the audience, and



Videoconferencing allows a person to speak to a remote audience and minimizes
the need for people to be in the same room with a speaker.

Use of a face shield alone should only be done on very limited basis. Wearing a face
shield alone without a mask or face covering increases the potential for transmission of
viruses to those in the same room as the individual without the mask or face covering. It
is recommended that wearing a face shield alone be limited to situations when wearing
a mask or face covering is not feasible, such as:


When a person has a medical condition that prevents them from wearing a mask
or face covering.



When people need to see mouth and tongue motions in order to communicate
(e.g., for communicating with children in certain developmental stages or people
with hearing impairments).



When an individual is speaking to an audience for a short period of time and clear
communication is otherwise not possible. In this situation it is important to consider:
» Ways to lower risk to the audience including all audience members wearing
masks or face coverings.
» Having enhanced building ventilation (see CDC’s guidance on ventilation and
filtration, Ready Schools, Safe Learners – section 2j, and American Society of
Heating, Refrigerating, and Air-Conditioning Engineers’ guidance).

Requirements for other businesses and sectors: There may be mask, face covering and
face shield requirements and recommendations that apply to other businesses or sectors not
specifically identified in this guidance. Businesses and sectors should review and comply with
any mask, face covering, face shield requirements in the other applicable sector guidance that
may apply.
For purposes of this guidance the following definitions apply:
•

“Business” means:


Grocery stores



Fitness-related organizations



Indoor and outdoor entertainment facility operators (zoos, museums, drive-in
movie theaters, raceways, outdoor gardens and aquariums)



Indoor and outdoor licensed swimming pools, licensed spa pools, and sports court
operators in Phase One and Two counties



Indoor and Outdoor Markets and Street Fairs



Indoor and outdoor recreational sports operators for specified sports



Outdoor recreation organizations



Pharmacies
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Private career schools, except where other sector guidance applies



Public transit agencies and providers



Public and private colleges and universities, except where other sector
guidance applies



Personal services providers



Restaurants, bars, breweries, brewpubs, wineries, tasting rooms and distilleries



Retail stores, shopping centers and malls



Ride sharing services



Youth programs



Phase Two counties only:
» Indoor and outdoor entertainment facility operators
» Indoor and outdoor venue operators

•

“Face covering” means a cloth, polypropylene, paper or other face covering that covers
the nose and the mouth and that rests snugly above the nose, below the mouth, and on
the sides of the face.


The following are not face coverings because they allow droplets to be released:
a covering that incorporates a valve that is designed to facilitate easy exhalation,
mesh masks, lace masks or other coverings with openings, holes, visible gaps in
the design or material, or vents.

•

“Face shield” means a clear plastic shield that covers the forehead, extends below the
chin, and wraps around the sides of the face.

•

“Fitness-related organizations” include but are not limited to gyms, fitness centers,
personal training, dance studios and martial arts centers.

•

“Indoor spaces open to the public” include but are not limited to indoor spaces, whether
publicly owned or privately owned, where the public has access by right or invitation,
express or implied, whether by payment of money or not. In addition to the public areas
of the businesses defined above, such spaces may include, but are not limited to,
building lobbies or common spaces, classrooms, elevators, bathrooms and buildings or
meeting rooms outside of private homes where people gather for social, civic, cultural or
religious purposes.

•

“Mask” means a medical grade mask.

•

“Outdoor spaces open to the public” means outdoor spaces where at least six (6) feet of
distance cannot be maintained between individuals in different households, whether
publicly owned or privately owned, where the public has access by right or invitation,
express or implied, whether by payment of money or not.

•

“Personal services providers” means barber shops, hair salons, estheticians, medical
spas, facial spas, day spas, non-medical massage therapy services, nail salons, tanning
salons and tattoo/piercing parlors.

•

“Public and private workplaces” means indoor or outdoor places where people work,
including but not limited to banks, food processing plants, manufacturing facilities,
construction sites, warehouses and farms.
3 of 6

Silverton City Council Meeting November 2, 2020

OHA2288K10202020
303 of 354

Back to Agenda

Businesses, Indoor/Outdoor Spaces Open to the Public, Public and
Private Workplaces:
Businesses and persons responsible for an indoor or outdoor space open to the public
and persons responsible for public and private workplaces are required to:
•

Require employees, contractors, volunteers, students, customers and visitors to
wear a mask, face covering or face shield, except as follows:


Employees, contractors and volunteers: Masks, face coverings or face shields are
strongly recommended in all indoor work spaces, but not required when at or in
a location where the employee, contractor or volunteer does not have a job that
requires interacting with the public or with other employees, such as a large
warehouse and at least six (6) feet of distance can be maintained between other
people. When six (6) feet of distance cannot be maintained, such as in a restroom
or break room, masks, face coverings or face shields are required.



Masks, face coverings or face shields are not required while eating or drinking.



Masks, face coverings or face shields are not required when engaged in an
activity that makes wearing a mask, face covering or face shield not feasible,
such as when swimming.

•

Provide masks, face coverings or face shields for employees.

•

Provide for accommodations for employees, contractors, students, customers and
visitors if such accommodations are required by:

•



State and federal disabilities laws, if applicable, including the Americans with
Disabilities Act (ADA) which protects people with disabilities from discrimination
in employment and requires employers to engage in the interactive process for
accommodations.



State or federal labor laws.



State and federal public accommodations laws that provide all persons with full
and equal access to services, transportation and facilities open to the public.



OHA public health guidance if applicable.

Post clear signs about the mask, face covering or face shield requirements.

Businesses and persons responsible for an indoor or outdoor space open to the
public and persons responsible for public and private workplaces should, but are
not required to:
•

Provide, at no cost, face coverings for customers and visitors who do not have one.

•

Post signs about the mask, face covering or face shield requirement in languages that
are commonly spoken by customers, visitors and students.

•

Educate employees:


On how to safely work and communicate with people who cannot wear masks,
face coverings or face shields.



That they may need to replace a mask or face covering with a transparent cover
such as a face shield while communicating with an individual who needs to read
lips or see facial expressions to communicate.
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Public and Private Workplaces:
•

Masks, face coverings or face shields are required at all times for employees,
contractors and volunteers in public and private workplaces, including hallways,
bathrooms, classrooms, elevators, lobbies, break rooms, meeting rooms and other
common and shared spaces, unless employees, contractors or volunteers are at a
private, individual workspace not shared with other people.

The Public:
All persons when visiting a business, an indoor or outdoor space open to the public or
a public or private workplace are required to:
•

Wear a mask, face covering or face shield unless the individual is under five (5) years of
age, except as follows:


Masks, face coverings or face shields are not required while eating or drinking.



Masks, face coverings or face shields are not required when engaged in an
activity that makes wearing a mask, face covering or face shield not feasible, such
as swimming.



Masks, face coverings or face shields can briefly be removed in situations where
identity needs to be confirmed by visual comparison, such as at a bank or if
interacting with law enforcement. If possible, limit speaking while the cover is off
as speaking generates aerosols and droplets that can contain viruses.

Individuals who have a medical condition that makes it hard to breathe or a disability
that prevents the individual from wearing a mask, face covering or face shield can
request an accommodation from the business or indoor/outdoor space operator to
enable full and equal access to services, transportation and facilities open to the public.
For children younger than 12 years:
•

It is not recommended that children under the age of two (2) wear a mask, face covering
or face shield. Therefore, children under the age of two (2) are not required to wear a
mask, face covering or face shield.

•

It is strongly recommended that children between two (2) and five (5) years of age, wear
a mask, face covering or face shield at all times in all indoor and outdoor spaces open
to the public, particularly in places where it is likely that physical distancing of at least
six (6) feet from other individuals outside their household unit cannot be maintained,
and where vulnerable people may go.

•

Because children between the ages of two (2) and 12 years of age can have challenges
wearing a mask, face covering or face shield properly (e.g., excessively touching the
face covering, not changing the face covering if visibly soiled, risk of strangulation or
suffocation, etc.) we urge that when masks, face coverings or face shields are worn by
this age group, that they be worn with the assistance and close supervision of an adult.
Masks, face coverings or face shields should never be worn by children when sleeping.

•

Individuals five (5) years of age and older must wear a mask, face covering or face
shield when visiting an outdoor space open to the public if at least six (6) feet of
physical distance cannot be maintained between individuals in different households.
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•

There may be mask, face covering and face shield requirements and recommendations
that apply to other sectors applicable to children. Refer to other sector guidance,
including child care, schools and summer camp locations.

Additional Resources
•

OHA Mask and Face Covering Accommodations Sign

•

OHA General Guidance for Employers

•

OHA Sector-specific Guidance

•

OHA Frequently Asked Questions for Statewide Mask, Face Covering, Face Shield
Guidance

•

Oregon OSHA COVID-19 Workplace Advisory Memo

•

ADA and Face Mask Policies – Disability Issues Brief

•

Early Learning Division COVID-19 Resources

•

Higher Education Coordinating Commission COVID-19 Resources

•

Oregon Department of Education Resources

•

OHA Mask and Face Covering webpage

Document accessibility: For individuals with disabilities or individuals who speak a language
other than English, OHA can provide information in alternate formats such as translations,
large print, or braille. Contact the Health Information Center at 1-971-673-2411, 711 TTY or
COVID19.LanguageAccess@dhsoha.state.or.us.
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SILVERTON CITY COUNCIL STAFF REPORT
TO THE HONORABLE MAYOR AND CITY COUNCILORS
Agenda Item No.:
8.1
Agenda Type:
Consent

Prepared by:

Meeting Date:
November 2, 2020
Reviewed by:

Petra Schuetz

Angela Speier

Topic:
Resolution No. 20-26 –
Updating the Parks and
Recreation Capital
Improvement Plan to include
a Civic Center property park
Approved by:
Christy S. Wurster

Recommendation:
Adopt Resolution No. 20-26 updating the Parks and Recreation Capital Improvement Plan to
include a Civic Center property park.
Background:
Part of the design process for the Civic Center includes a park on the property. In order for the
park to become eligible for most funding types including Parks systems development charges
(SDCs), the park needs to be added to the Parks and Recreation Capital Improvement Plan.

Budget Impact

Fiscal Year

Funding Source

None

2020-2021

N/A

Attachments:
1. Resolution No. 20-26
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Attachment 1 to Agenda Item No. 8.1
CITY OF SILVERTON
RESOLUTION
20-26
A RESOLUTION OF THE SILVERTON CITY COUNCIL ADOPTING AN UPDATED
CAPITAL IMPROVEMENT PLAN (CIP) FOR PARKS AND RECREATION SYSTEMS
WHEREAS, The City Council adopted an updated System Development Charge (SDC)
Methodology and Schedule of Charges for the City’s Transportation, Water, Sanitary Sewer,
Storm Sewer, and Parks Systems through Resolution No. 19-34; and
WHEREAS, the City Council adopted an updated Capital Improvement Plan for Parks and
Recreation Systems through Resolution No. 19-33; and
WHEREAS, the City Council desires to maximize future funding options for the new Civic
Center property park which requires adding the park to the Parks and Recreation Capital
Improvement Plan (CIP).
NOW THEREFORE, BE IT RESOLVED BY THE CITY OF SILVERTON AS
FOLLOWS:
Section 1:

The Parks and Recreation Capital Improvement Plan (CIP) attached hereto as
Exhibit A is hereby updated by adding the acquisition of property and
development for the new Civic Center Park.

Section 2:

That Resolution No. 19-33 is hereby repealed.

Section 3:

That this resolution is and shall be effective after its passage by the City Council.

Resolution adopted by the City Council of the City of Silverton, this 2nd day of November, 2020.

______________________________
Mayor, City of Silverton
Kyle Palmer
ATTEST:
__________________________________
City Manager/Recorder, City of Silverton
Christy S. Wurster
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Parks and Recreation Capital Improvement Program

Land

New Parks
Development

Pocket Parks
Pioneer Village park development

$
‐

Subtotal Pocket Parks

Within 5 Yrs.

Existing Parks
6‐10 Yrs.

11‐20 Yrs.

Total

500,000
500,000

$
‐

‐

500,000

‐

500,000

‐

‐
‐
‐

Urban Plaza Parks

Subtotal Urban Plaza Parks
Neighborhood Parks
Mark Twain and Robert Frost sports fields
New Steelhammer neighborhood park
Mark Twain School/Park partnership

‐

‐

700,000
150,000

1,400,000
330,000

850,000

1,730,000

‐
600,000

Subtotal Neighborhood Parks
Community Parks
Coolidge & McClaine park renovation
Town Square Downtown Gateway Enhancements
Silver Creek put‐in/take‐out are development
Silverton swimming pool feasibility study
New Community park acquisition and development
New Senior Center (built with grant)
New Recreation Center
New skate park (built by City)
New dog park (built by City)
Community sports complex
Acquire property for Civic Center Park
New Civic Center Park Development

‐

600,000

600,000
2,100,000
480,000
‐

3,180,000

509,300
10,000
15,000

509,300
10,000
15,000
50,000
3,500,000
‐
5,000,000
‐
‐
500,000
550,000
1,000,000

50,000
1,000,000

2,500,000
5,000,000

500,000
550,000
1,000,000

Subtotal Community Parks
Nature Parks
Pettit demonstration urban natural area

1,550,000

Subtotal Nature Parks
Regional Parks
Silverton Reservoir and Marine Park
Acquire additional 50 acres for water quality protection

‐

500,000

Subtotal Region Parks

500,000

9,000,000

534,300

50,000

‐

11,134,300

100,000
‐

‐

Total Parks Improvement Costs $ 2,900,000 $ 11,230,000 $
Trails & Connectivity Projects
WW treatment plant opportunity area
Comprehensive trails plan
McClaine & Coolidge park to Oregon Garden pathway
Silver Creek greenway and multi‐use feasibility study
Cowing street pedestrian bridge
Silver Creek greenway and multi‐use acquisition
Silver Creek multi‐use path development (phase 1)
Silver Creek multi‐use path development (phase 2)
Silver Creek multi‐use path development (phase 3)
Rail corridor multi‐use trail feasibility study
Rail corridor multi‐use path development
Abandoned rail corridor acquisition & on‐street development

‐

$

Total Trails Improvement Costs $

100,000

‐
634,300 $

100,000
‐

‐
650,000 $

100,000

‐

100,000

500,000

500,000
500,000

500,000

1,000,000

500,000 $

15,914,300

$

100,000
30,000
131,567
50,000
194,490
‐
225,000
510,000
200,000
50,000
400,000
195,000

30,000
131,567
50,000
194,490
225,000
510,000
200,000
50,000
400,000
195,000
1,761,057 $

‐ $

‐ $

‐ $

2,086,057

Parks Master Plan Total $ 3,225,000 $ 12,991,057 $

634,300 $

650,000 $

500,000 $

18,000,357
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SILVERTON CITY COUNCIL STAFF REPORT
TO THE HONORABLE MAYOR AND CITY COUNCILORS
Agenda Item No.:
8.2
Agenda Type:
Consent

Topic:
Approval of amendment to
contract for Stormwater
Master Plan

Meeting Date:
November 2, 2020
Prepared by:

Reviewed by:

Approved by:

Petra Schuetz

Christy S. Wurster

Christy S. Wurster

Recommendation:
Approve an amendment to the Scope of Work and Fee Estimate for a contract with Keller
Associates to complete the Stormwater Master Plan.
Background:
At the September 14, 2020 meeting, Council awarded a contract to Keller Associates, Inc., the
sole responder of a Request for Proposals for a Stormwater Master Plan update. The attached
amended Scope of Work and Fee Estimate captures the City’s requested change in the project
timeline from a 6-month project schedule to a 12-month schedule and other contract element
estimates. The updated Fee Schedule reflecting this will change the contract price from a total
cost $148,958 to $151,463, an increase of $2,505.

Budget Impact

Fiscal Year

$151,463

2020-2021

Funding Source
Stormwater SDC Fund
023-023-61059

Attachments:
1. Keller Associates Scope of Work & Fee Estimate dated October 15, 2020
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Attachment 1 to Agenda Item No. 8.2

Exhibit A
CITY OF SILVERTON
STORMWATER MASTER PLAN
SCOPE OF WORK
BACKGROUND
The City of Silverton (City) desires to update the master plan for their stormwater system completed in
2012. The City has since completed design standard updates and an update to the Capital Improvement
Plan (CIP). The Stormwater Master Plan Update (SWMP) will combine the information from previous
efforts with additional data to update the system evaluation and recommendations for the stormwater
system. The SWMP will focus on utilizing low impact development (LID) best management practices
(BMPs).
Planning objectives include updating the existing system model, identifying existing deficiencies,
evaluating improvement alternatives and potential funding sources, developing an updated master plan
and capital improvement plan for the 20-year planning period that emphasizes LID approaches and
BMPs, and providing recommendations to update City standards. The planning effort will be paid for
with City funds.
The following engineering services will be provided by Keller Associates, Inc. (Provider):
SCOPE OF WORK
TASK 1: PROJECT MANAGEMENT & MEETINGS
Provider Responsibilities
1.1.

Project Administration. Provide general project administration services including: contract
administration, project accounting, monthly project updates, scheduling, and internal project
administration. The Provider will keep in regular contact with the City via written and verbal
communications. Provide and manage an initial comprehensive project schedule.

1.2.

Kickoff Meeting. Prepare for and attend a project kickoff meeting with the City. The purpose of
this meeting will be to establish communication channels, review the overall project schedule
including major milestones and meetings, review objectives of the study, discuss available data
and published materials that will be made available by the City, and review process for
deliverables including process for City review and approval.

1.3.

Coordination Meetings. Participate in up to three additional Technical Advisory Committee
meetings. Prepare meeting materials, attend meeting, and provide meeting minutes.

1.4.

Quality Control. Provide internal quality control of project deliverables. Budget for this work has
been accounted for in the individual tasks below.

City Responsibilities
• Provide meeting space for project meetings. Provide advertising where required.
• Provide funding administration services as required.
Assumptions
• Project management budget assumes a planning schedule of up to 14 months.
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• Should City request additional meetings or require an extended schedule, project management
budget will be increased accordingly. Meetings may be held virtually on-line if required.
Deliverables
• Monthly progress reports including monthly invoicing to reflect budget spent and work completed
by task.
• Project meeting agendas and minutes.
TASK 2: DATA GATHERING / REVIEW
Provider Responsibilities
2.1.

Request for Information. A request for information will be prepared by the Provider describing
the information needed including, but not limited to, the items in the list below. The intent of the
request for information is to gather information on developments or improvements completed
since the previous master plan was completed.










Available record drawings and other stormwater maps
Historical rainfall data in spreadsheet format
Previous reports or studies relating to the stormwater system. Stage-storagedischarge relationships for detention basins
Updated base mapping, including roadways, parcel lines, political boundaries,
land use, topographic contours, current aerial imagery, stormwater facility
locations, open channel segments, detention/retention facilities, underground
injection controls, outfalls, and pipelines (along with material, size, and age
attributes) to be provided in GIS format
Growth projections related to land use, anticipated development densities, and
anticipated growth areas
City-specific requests for planning criteria
List of known collection system issues and planned improvements, including
locations with historical flooding challenges
CCTV reports with PACP rating system summaries

2.2.

Review Data, Reports, Record Drawings, and Documents. Review existing GIS/model data and
identify data gaps for modeled lines. Assist in prioritizing data needs based on anticipated
pipelines to be modeled. For budgeting purposes, two rounds of data review and analysis are
anticipated.

2.3.

Facility Tour. Complete a site tour with City’s operation staff of the key drainage facilities and
sites including known problem areas identified by City staff, interview City staff, and note known
and observed problems for modeling purposes. This site tour will occur in conjunction with the
Kickoff Meeting and be completed on the same day.

2.4.

Surveying Data Collection. Identify priority field survey needs and coordinate data collection.
Utilizing the services of a sub-consultant, provide field surveying services. For budgeting
purposes, up to $5,500 budget has been set aside for field survey data collection services. Should
additional field work be required, these services will be provided as an additional service.
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2.5.

Flow Monitoring. Develop a flow monitoring plan to collect data to be used in model calibration.
Provide flow monitoring for up to three locations for a period of one month at each location.
Budget includes providing flow metering equipment ($900/meter). Provider can provide flow
monitoring for additional locations (up to eight) as additional services. Prepare and calibrate flow
monitoring equipment for installation and provide one Provider staff to support during
installation and removal of equipment. One Provider staff will visit each flow monitoring site once
or twice during flow monitoring operations to check on equipment and download data. Flow
monitoring is anticipated to be completed during the wet weather period of the winter 20202021.

2.6.

City Staff Interviews. Conduct in-person interviews (or virtual on-line meetings in the event that
in-person meetings are not practical) with individual stormwater staff members to discuss staff
duties, estimated level of effort for various operations/maintenance activities, training,
challenges, existing deficiencies, challenges of the underserved areas, new problem areas, and
concerns pertaining to the collection system. Summarize discussions and incorporate findings
into draft report.

2.7.

Documentation. Prepare summary tables and figures to be incorporated into subsequent tasks
where additional analysis and recommendations are developed.

City Responsibilities
• Provide requested data within two weeks of request. Complete field work to collect additional
information as required.
• Provide input on residential and non-residential growth projections and distribution. Provide input
on City-specific planning criteria, including future detention/retention goals.
• Provide operations and maintenance staff for interviews.
• Perform confined space entry and install flow monitoring equipment with City staff per OSHA
permitting requirements. Accompany Provider during equipment check and data download
operations. Be responsible for traffic control (if required).
Assumptions
• Provider is entitled to rely on the information provided by others without the need to
independently verify the accuracy or completeness.
Deliverables
• Requests for Information.
• Summary tables and figures.
TASK 3: TECHNICAL ANALYSIS
Provider Responsibilities
3.1.

Basin Delineation, Soils Data, Land Use, and Study Area. Utilize available contour and GIS data to
review and refine previously completed sub-basin delineations within the study area with
emphasis on areas developed since the 2012 study. Utilize available NRCS soils data to check
hydrologic parameters. Review available land use data to identify runoff characteristics.

3.2.

Establish Design Storm Events. Utilize NOAA data and City input to define design storm events.
For budgeting purposes, up to six design storms (i.e. 2-year, 5-year, 10-year, 25-year, 50-year and
100-year storm) will be considered.
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3.3.

Regulatory and Planning Criteria Summary. Review and summarize current regulatory
requirements and planning criteria that may influence operation, maintenance, and capital
improvements of the existing stormwater system. Identify and summarize additional City planning
criteria.

3.4.

Existing Conditions Assessment (CCTV). Complete an existing conditions assessment of the
collection system. This is anticipated to utilize available CCTV inspection reports (PACP format
summaries), pipe material, age, and condition information from observations and City staff
interviews. Based on this information, summarize general system conditions and recommended
improvements.

3.5.

Develop Hydraulic Model. Use previous XPSWMM model, existing GIS mapping and field survey
data, to develop an update collection system model in the InfoSWMM platform. Model lines will
be limited to previously modeled lines (generally 15-inches in diameter and larger), new
trunklines 15-inches and larger constructed since 2012, and up to 2,000 feet of known problem
segments identified by City staff.

3.6.

Develop Model Hydrology. Review previously developed model hydrologic response
characteristics and update where subbasins have updated to reflect basin geometry, time of
concentration calculations, and land use and soil runoff characteristics.

3.7.

Model Comparison. Compare model results to observed flow data and adjust model parameters
such that model results more closely reflect observed peak hour flow conditions.

3.8.

Existing System Evaluation. Exercise computer model to check system and evaluate the existing
system hydraulic capacity. Evaluate system for remaining capacity, pipeline surcharging, and
ponding based on the hydraulic capacity of the pipelines and open channel conveyance.

3.9.

Draft Plan Section. Prepare draft section writeup. Final document to have City’s comments
incorporated.

City Responsibilities
• Provide input and review on Provider-provided planning criteria and materials.
Assumptions
• Planning criteria will not be changed once established. Changing planning criteria may result in
rework which can be completed as an additional service.
• No environmental work covered under this scope, including field work such as wetland
delineations, biological assessments, and cultural resource surveys.
• The study area includes approximately 2,400 acres and includes those areas draining into the
Urban Growth Boundary and discharging to one of the larger waterways (not modeled).
• Hydraulic analysis will assume typical pipeline roughness and no pipeline obstructions. The
analysis will also assume free outfalls.
• No geologic site reconnaissance of the proposed pipeline trunk routes is included in this scope and
budget. No explorations will be performed during this study and assumptions made about site
development (which could impact cost estimating) will be limited to input provided by City staff.
Deliverables
• Draft plan section, including draft base maps.
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TASK 4: DESIGN STANDARDS, LID, STORMWATER QUALITY EVALUATION
Provider Responsibilities
4.1.

Review City Design Standards and Recommendations. Review existing City Stormwater Design
Standards, including for new development as they pertain to the stormwater conveyance and
treatment. Identify deficiencies and develop recommendations that should be addressed with
future updates.

4.2.

Evaluate LID and BMPs for New Developments and Alternatives. Review results from hydraulic
evaluation and identify opportunities to incorporate LID approaches for regional solutions and on
a City-wide basis. This does not include any additional modeling for the identified opportunities.
Additional modeling would be performed during the individual project development process.

4.3.

Draft Plan Section. Summarize the analysis and recommendations in a section write-up. Address
City comments and finalize the section.

City Responsibilities
• Review and comment on draft documents.
Assumptions
• Provider services do not include legal services. Developing draft language and development details
for revisions to the comprehensive plan, municipal code, and City standards is not included in this
scope of work, but can be provided as an additional service.
Deliverables
• Draft and final technical memorandum.
TASK 5: CAPITAL IMPROVEMENT PLAN (CIP)
Provider Responsibilities
5.1.

Evaluate Alternatives. Evaluate one or two improvement alternatives to correct existing
deficiencies. These may include parallel / replacement conveyance systems, flow rerouting,
detention basins (structural and non-structural controls) or other LID. Identify locations for
facilities that show potential strategic value as detention, water quality, debris flow catchment, or
controlled surcharge flood storage based on geography, ownership, capacity, land use, and
development potential. Benefits and drawbacks will be summarized for each alternative.
Incorporate recommended improvement alternatives into an overall master plan, with associated
graphic(s).

5.2.

Phasing by Priority and Planning Level Costs. Organize recommended improvements by priority
and develop AACE Class 4 planning level cost estimates.

5.3.

Summary CIP Table. Summarize recommended improvements in a tabular format.

5.4.

SDC Eligibility. For projects intended to benefit new growth, estimate the portion of the project
that would be eligible for System Development Charges.

5.5.

O&M Impacts. Where improvements are anticipated to increase/decrease the operations and
maintenance activities of the collection system, estimate the annual budget impact of these
improvements.
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5.6.

Project Summary Sheets. Provide separate summary sheets for up to 15 capital improvement
projects. These sheets are intended to include a brief description, project name / identifier,
project purpose, budget breakdown, and a graphic.

5.7.

Draft Plan Section. Prepare draft section writeup. Final document to have City’s comments
incorporated.

City Responsibilities
• Provide a review of the alternatives considered and input on selection criteria and ultimate
selection of preferred alternative.
Assumptions
• Future developments are anticipated to restrict post-development flows to equal or less than predevelopment conditions. As such, improvement alternatives intended to address existing
deficiencies are anticipated to also address future conditions.
• Provider’s opinions of probable cost represent Provider’s judgment as an experienced and
qualified design professional. Since Provider has no control over the cost of labor, materials,
equipment, or services furnished by others, or over the City’s and other contractor’s methods of
determining prices, or over competitive bidding or market conditions, the Provider does not
guarantee that proposals, bids, or actual construction cost will not vary from opinions of probable
cost prepared by the Provider.
• Scope excludes a user rate and SDC analysis that will be completed by others subsequent to this
planning effort. This can also be provided as additional services through this master planning
project.
Deliverables
• Capital improvement plan (tabular format, organized by priority).
• Estimate of SDC eligibility for each capital improvement.
• Separate summary sheets for each capital improvement.
• Draft write-up for the proposed project. Final document to have City’s comments incorporated.
TASK 6: MAINTENANCE EVALUATION, FUNDING OPPORTUNITIES
Provider Responsibilities
6.1.

Interview Staff Materials. Prepare materials and questionnaire to review City staffing levels as
part of interviews conducted as part of Task 2.

6.2.

Summarize Existing Maintenance Practices and Staffing Levels. Document existing maintenance
practices and full-time equivalent staffing level committed to the City’s stormwater system.

6.3.

Develop Staffing Levels. Where existing staffing levels are felt to be inadequate to perform
recommended activities identified, Provider will estimate additional staffing efforts in terms of
equivalent full-time employees.

6.4.

Funding Opportunities Summary. Review and summarize potential funding opportunities for the
City applicable to the improvements recommended.
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6.5.

Fee in Lieu of Construction (FILOC). Review different FILOC programs in Pacific Northwest (up to
three). Discuss potential challenges with successful implementation of a FILOC program. Provide
input in developing a FILOC rate that is fair to the City, rate payers, and development community.
Prior to adopting FILOC, additional analysis may be required to evaluate impacts to the future
flows assumed in the model for this planning project. The additional analysis is not included in the
level of effort for this planning effort but can be provided as additional services.

6.6.

Draft Plan Section. Summarize findings in draft writeup. Final document to have City’s comments
incorporated.

City Responsibilities
• Provide review and comments on draft materials.
Assumptions
• Funding opportunities include those that are applicable to stormwater infrastructure. The
opportunities will also include only those where it is feasible for City eligibility.
Deliverables
• Draft writeup.
TASK 7: FINAL PLAN DOCUMENTATION & PUBLIC MEETINGS
Provider Responsibilities
7.1.

Compile Final Report. Prepare and combine draft documents for a complete facility plan. Add
executive summary and assemble appendix materials. Draft documents to be updated to address
City comments. Submit final draft plan for City review.

7.2.

Public Meetings. Prepare summary materials and present in three public meetings. These are
anticipated to include a public workshop, a Planning Commission meeting, and City Council
meeting and include similar content for each meeting.

7.3.

Address City Comments. Address final City and public comments.

7.4.

Produce Final Plan Documents.

City Responsibilities
• Review and comment on final draft plan in a timely manner.
• Pay agency review fees, if applicable.
• Provide facilities for public meeting. Provide public notice as required. Assist in addressing public
comments.
Assumptions
• Scope excludes preparing, submitting, and responding to regulatory and funding agencies.
Deliverables
• Five (3) draft and five (3) final hard copies of the report. Provide one (1) PDF copy of the draft and
final report.
• Public meeting presentation materials.
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ADDITIONAL SERVICES (not included in scope of work)
• Bond support
• User rate and SDC study
• Field work beyond that identified in this scope of work
• Implementation and subsequent environmental, permitting, and design related services
• Model training
• Additional flow monitoring in excess of three locations
• Additional modeling for FILOC impacts to future flows
SCHEDULE
Provider intends to provide a draft master plan document for City review within 14 months. This
schedule assumes timely delivery of requested information and input from the City.

COMPENSATION
As compensation for services to be performed by Provider, the City will pay Provider a lump sum
amount as described in the following table. The total authorized budget amount shall not be exceeded
without written authorization from the City.

Task

Amount

Task 1 – Project Management & Meetings

$14,900

Task 2 – Data Gathering / Review

$37,850

Task 3 – Technical Analysis

$44,100

Task 4 – Design Standards, LID, Stormwater Quality Evaluation

$8,700

Task 5 – Capital Improvement Plan

$19,350

Task 6 – Maintenance Evaluation, Funding Opportunities

$13,550

Task 7 – Final Plan Documentation & Public Meetings

$13,050

TOTAL PROVIDER BUDGET
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City of Silverton
Stormwater Master Plan Update
Fee Estimate
Date:

10/15/2020

Senior Engineer
Shannon Williams

Project Engineer
Jesse Fields

Admin

$130

$195

$195

$115

$70

Project Management & Meetings
Project administration
Kick-off meeting
Technical Review Committee meetings
Task Total

6
3
10
19

24
6
21
51

0

3
3

6
21
27

12
2
14

Total

Technical Advisor
QA/QC
James Bledsoe

Composite Rates $175

Description

Direct Costs

1
1.1
1.2
1.3

Project Manager
Emily Flock

Task

Principal in Charge
Peter Olsen

Keller Associates (KA)

$45
$225
$270

$5,010
$2,180
$7,705
$14,895

2
2.1
2.2
2.3
2.4

Data Gathering / Review
RFIs
Review data, reports, record drawings, and documents
Facility tours (detention/retention ponds/basins)
Surveying and other data collection

1
1
4
4

2
10
4
4

0.5
1

2
24

0.5

24

$5,500

$763
$4,430
$1,220
$9,578

2.5

Flow monitoring (3 sites, 1 month)

2

13

0.5

100

$2,700

$16,338

2.6
2.7

City staff interviews
Documentation

8
3
23

8
4
45

1
3.5

$8,200

$2,440
$3,080
$37,848

3

Task Total

2
2

12
162

3

1
4

16
4
3
40

3

1

90

1
8

6

16
28
11
12
220

0

1
1

4
16
4
24

8
8
12
28

16
6

2
1

1
1

3
3.1
3.2
3.3
3.4

Technical Analysis
Basin delineation, soils data, land use, study area
Establish design storm events
Regulatory and planning criteria summary
Existing condition assessment (CCTV)

1
7

8
3
2
29

3.5

Convert model to InfoSWMM and develop hydraulic model

4

28

3.6
3.7
3.8
3.9

Develop model hydrology
Model comparison
Existing system evaluation and known problem areas
Draft plan section
Task Total

1
2
1
3
22

3
6
6
4
89

Task Total

1
1
1
3

Task Total

8
3
1
1
1
2
1
17

4
4.1
4.2
4.3
5
5.1
5.2
5.3
5.4
5.5
5.6
5.7

Design Standards, LID, Stormwater Quality Evaluation
Design standards review and recommendations
Evaluate LID BMPs for new developments and alternatives
Technical plan section
Capital Improvement Plan
Evaluate alternatives
Phasing by priority and planning level costs
Summary CIP table
System Development Charge Eligibility
O&M impacts
Project summary sheets
Draft write-up

6
6.1
6.2
6.3
6.4

Maintenance Evaluation, Funding Opportunities
Interview staff materials
Summarize existing maintenance practices and staffing levels
Develop Staffing Levels
Funding Opportunities Summary

6.6
6.5

Fee in Lieu of Construction (FILOC)
Draft plan section

7
7.1

Final Plan Documentation & Public Meetings
Compile final report (sections, exec summary, and assemble appendices)

7.2
7.3

Produce and deliver draft plan to City (3 printed, 1 PDF)
Public workshop, Planning Commission, City Council (3 mtgs)

1

Task Total

4

1

4
6
2

6
8
8
8

4

16

2

4
1
17

4
34

2
1
7

12

6

4

8
6

8

1

2

2

1
18

2
18

1

2

0.5

Address City review comments

1

Produce and deliver final plan to City (3 printed, 1 PDF)

1
Task Total
Total Cost with All Tasks

1
1

3.5

0.5
1

20

7.4

1
1

0.5
0.5
4

1
4
2
2
31

8
1
15

7.5

$3,405
$850
$975
$10,960

36
22
4
4
6
6
16
94

2
2
2

1
1

3

1

1
1

$600

$16,070

$600

$2,405
$4,545
$2,220
$2,690
$44,120

$0

$1,875
$4,215
$2,600
$8,690

$0

$8,205
$4,225
$635
$863
$1,580
$1,398
$2,443
$19,348

$0

$1,040
$1,700
$2,440
$2,655
$4,790
$900
$13,525

$150
$135

$2,410
$1,605
$6,240
$1,718

4

$150

$1,065

23

24

1.5

1

28

25

$435

$13,038

122

260

21

56.5

593

50

$9,505

$151,463

4

TOTAL COSTS

$151,463
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SILVERTON CITY COUNCIL STAFF REPORT
TO THE HONORABLE MAYOR AND CITY COUNCILORS
Agenda Item No.:
8.3
Agenda Type:
Consent

Topic:
Authorization to request
information for financing
options for the Civic
Building

Meeting Date:
November 2, 2020
Prepared by:

Reviewed by:

Approved by:

Kathleen Zaragoza

Kathleen Zaragoza

Christy S. Wurster

Recommendation:
Staff recommends authorization to request information for financing options for the Civic
Building up to $11,000,000 and a maximum term of 40 years.
Background:
At the October 19, 2020 City Council work session the City Council was presented information
regarding the building design and the current status of funds available for the project. A copy of
the worksheet is attached to this staff report.
The current resources for the project after expended and obligated funds as of September 30,
2020 are $3,660,711. The other potential resources for the project are approximately $3,603,847
which would provide for a total of $7,264,558 for the Civic Building Project. Based on a
construction cost of $19,626,379 less the owner costs (primarily for furniture and other office
amenities) of $1,661,487 the net construction cost would be $17,964,892. This would require
$10,700,334 to be financed.
Staff would like City Council to provide guidance on the maximum amount to finance and the
maximum term that should be considered. Financing $11,000,000 for 30 year term at 4% would
have an annual loan payment of $632,896 if two payments per year were required. With a 40
year term and two payments it would be $553,536 total per year.

Budget Impact

Fiscal Year

Funding Source

None

2020-2021

N/A

Attachments:
1. Civic Building Resources Worksheet.
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CITY OF SILVERTON
As of :

CIVIC BUILDING RESOURCES
Available

Used For

Unaudited Beginning Balance

Police/ All

Transfers In FY 2020-2021

Police/ All

$

Police/ All
Police/ All
Police/ All
Police/ All

Subtotal

1,319,165
2,800,000

$

Available Resources
Expenditures and Obligations
Forty Five North Surveying LLC
GEO Design InC
MacKenzie Engineering Inc - Paid
MacKenzie Engineering Inc - Encumbered

September 30, 2020

4,119,165

9,697
10,103
164,221
274,432
$

458,453

$

3,660,711

$

$

1,901,575
84,727
500,000
206,570
422,618
488,357
3,603,847

$

7,264,558

Total Construction Costs Based on 0923 High
Less Owner Costs
Net Building Construction Costs

$
$

19,626,379
1,661,487
17,964,892

Amount to Finance

$

10,700,334

Remaining Available Resources
Other Potential Resources:
Urban Renewal Agency Public Buildings
Urban Renewal Agency Parks and Open Space
General Operating Reserve Fund
Street Light Fund
Park SDC for Portion of Park Land Purchase
Building Capital Imp Reserve
Subtotal
Potential Resources
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City of Silverton
Finance Department
306 South Water Street
Silverton, OR 97381
(503) 873-5321
finance@silverton.or.us

MEMO
DATE:

October 20, 2020

FROM:

Kathleen Zaragoza, Finance Director

TO:

Christy S. Wurster, City Manager
City Council

RE:

Financial report observations for September 2020 reports

The financial status for the City of Silverton operating funds as of September 30, 2020 are listed
below for the major operating funds.
The cash balance in all funds is at adequate levels. Interest earnings for all funds with the LGIP
for the month of September 2020 was 1%. Interest earnings rates have decreased for several
months.
General Fund revenues: Property tax collections will not begin to be received until after the
tax statements have been received by property owners. Revenues and expenditures for the
departments are where expected. The unaudited beginning fund balance exceeds the budgeted
amount by $453,948.
Electrical Inspections Fund: The revenues for electrical permits are at 20.7% at 25% of the
fiscal year. The unaudited beginning fund balance is greater than budgeted by $1,699. The fund
has a positive actual for the YTD balance of $9,261 which is greater than the beginning balance
by $4,012.
Building Inspections Fund: Total revenues for fees and permits are at 34.1% of the budgeted
amount. The unaudited beginning fund balance is greater than budgeted by $60,621. The
expenditures are where I would expect them to be for this point in the fiscal year.
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Street Fund: The motor vehicle fuels tax is at 20.4% for the fiscal year and Intergovernmental
revenues are at 15.8%. The Intergovernmental revenues which are the State Highway
Apportionment for gas tax is down from last year at this time by $18,673. The unaudited
beginning fund balance is greater than budgeted by $215,867. Street Administration is at 20.7%
expended and Street Maintenance program expenditures are as expected at or below 12.2%.
Sewer Fund: The sewer revenues are at 29.4% for 25% of the year having elapsed. The audited
beginning fund balance was more than budgeted by $461,578. Administration is at 22%
expended (excludes transfers out and contingency/reserves), Sewer Operations is at 21%
expended and Sewer Maintenance is at 17% expended.
Water Fund: The water revenues for fees and permits are at 39% which is a little more than I
would expect at this time in the year. The Water Administration is at 18% (excludes transfers
out and contingency/reserves), Water Operations is at 14% and Water Maintenance is at 18% for
this point in the fiscal year.
The fees pertaining to the Street Maintenance Fee, the Storm Water Fee and the Park Fee are all
at 25% collected, or better, for the fiscal year.
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CITY OF SILVERTON
FUND SUMMARY
FOR THE 3 MONTHS ENDING SEPTEMBER 30, 2020
GENERAL FUND
PERIOD ACTUAL

YTD ACTUAL

BUDGET

VARIANCE

PCNT

REVENUE
PROPERTY TAXES

7,470.22

7,470.22

2,947,905.00

2,940,434.78

FRANCHISE FEES

20,245.51

.00

754,000.00

754,000.00

.0

7,812.50

58,089.76

136,400.00

78,310.24

42.6

INTERGOVERNMENTAL

76,178.65

110,114.33

818,094.00

707,979.67

13.5

FINES AND FORFEITURES

17,665.36

46,709.25

194,600.00

147,890.75

24.0

9,458.27

42,477.01

149,650.00

107,172.99

28.4

FEES AND PERMITS

MISCELLANEOUS REVENUE
TRANSFERS IN

119,805.00

359,415.00

1,437,666.00

3,505,264.56

3,505,264.56

3,051,316.00

3,763,900.07

4,129,540.13

153,540.84
.00

CITY MANAGEMENT
FINANCE OFFICE

BEGINNING FUND BALANCE

.3

1,078,251.00

25.0

453,948.56)

114.9

9,489,631.00

5,360,090.87

43.5

769,226.87

4,398,402.00

3,629,175.13

17.5

273.56

57,100.00

56,826.44

.5

36,293.01

106,805.50

498,879.00

392,073.50

21.4

(

EXPENDITURES
NON-DEPARTMENTAL
CITY COUNCIL

35,815.07

129,281.45

539,448.00

410,166.55

24.0

COURT

2,691.08

8,421.23

62,313.00

53,891.77

13.5

POLICE

196,915.20

591,291.45

3,020,556.00

2,429,264.55

19.6

COMMUNITY ENFORCEMENT

3,845.81

11,639.21

76,345.00

64,705.79

15.3

COMMUNITY DEVEL0PMENT

15,294.98

59,939.59

270,836.00

210,896.41

22.1

FACILITIES MAINTENANCE

15,746.34

51,886.65

288,840.00

236,953.35

18.0

PARKS & RECREATION

14,250.89

42,243.91

210,212.00

167,968.09

20.1

COMPUTER SERVICES

1,985.21

21,100.44

66,700.00

45,599.56

31.6

476,378.43

1,792,109.86

9,489,631.00

7,697,521.14

18.9

3,287,521.64

2,337,430.27

.00

2,337,430.27)

.0
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CITY OF SILVERTON
FUND SUMMARY
FOR THE 3 MONTHS ENDING SEPTEMBER 30, 2020
ELECTRICAL INSPECTIONS FUND
PERIOD ACTUAL

YTD ACTUAL

BUDGET

VARIANCE

PCNT

REVENUE
3,598.63

10,343.36

50,100.00

39,756.64

MISCELLANEOUS REVENUE

FEES AND PERMITS

5.20

23.37

250.00

226.63

9.4

BEGINNING FUND BALANCE

5,249.35

5,249.35

3,550.00

1,699.35)

147.9

8,853.18

15,616.08

53,900.00

38,283.92

29.0

770.56

6,354.81

53,900.00

47,545.19

11.8

770.56

6,354.81

53,900.00

47,545.19

11.8

8,082.62

9,261.27

.00

9,261.27)

.0

(

20.7

EXPENDITURES
INSPECTION SERVICES
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CITY OF SILVERTON
FUND SUMMARY
FOR THE 3 MONTHS ENDING SEPTEMBER 30, 2020
BUILDING OPERATIONS FUND
PERIOD ACTUAL

YTD ACTUAL

BUDGET

VARIANCE

PCNT

REVENUE
FEES AND PERMITS

47,395.16

100,515.82

295,000.00

194,484.18

MISCELLANEOUS REVENUE

479.44

1,599.51

4,000.00

2,400.49

40.0

BEGINNING FUND BALANCE

597,683.14

597,683.14

537,062.00

60,621.14)

111.3

645,557.74

699,798.47

836,062.00

136,263.53

83.7

28,078.61

89,523.58

836,062.00

746,538.42

10.7

28,078.61

89,523.58

836,062.00

746,538.42

10.7

617,479.13

610,274.89

.00

610,274.89)

.0

(

34.1

EXPENDITURES
INSPECTION SERVICES
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CITY OF SILVERTON
FUND SUMMARY
FOR THE 3 MONTHS ENDING SEPTEMBER 30, 2020
STREET FUND
PERIOD ACTUAL

YTD ACTUAL

BUDGET

VARIANCE

PCNT

REVENUE
TAXES

8,139.18

16,292.47

80,000.00

63,707.53

20.4

FEES AND PERMITS

1,775.38

4,239.38

32,500.00

28,260.62

13.0
15.8

INTERGOVERNMENTAL

59,081.40

101,958.02

645,000.00

543,041.98

MISCELLANEOUS REVENUE

600.99

2,056.77

7,000.00

4,943.23

29.4

BEGINNING FUND BALANCE

897,076.30

897,076.30

681,209.00

215,867.30)

131.7

966,673.25

1,021,622.94

1,445,709.00

424,086.06

70.7

ADMINISTRATION

16,277.04

179,645.01

866,331.00

686,685.99

20.7

MAINTENANCE

26,547.37

70,803.16

579,378.00

508,574.84

12.2

42,824.41

250,448.17

1,445,709.00

1,195,260.83

17.3

923,848.84

771,174.77

.00

771,174.77)

.0

(

EXPENDITURES
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CITY OF SILVERTON
FUND SUMMARY
FOR THE 3 MONTHS ENDING SEPTEMBER 30, 2020
SEWER FUND
PERIOD ACTUAL

YTD ACTUAL

BUDGET

VARIANCE

PCNT

REVENUE
FEES AND PERMITS

343,486.13

1,031,508.15

3,507,130.00

2,475,621.85

29.4

MISCELLANEOUS REVENUE

1,908.32

5,447.49

27,500.00

22,052.51

19.8

BEGINNING FUND BALANCE

2,172,310.04

2,172,310.04

1,710,732.00

461,578.04)

127.0

2,517,704.49

3,209,265.68

5,245,362.00

2,036,096.32

61.2

ADMINISTRATION

123,148.24

409,120.04

2,714,037.00

2,304,916.96

15.1

OPERATIONS

134,846.97

276,220.48

1,319,372.00

1,043,151.52

20.9

22,403.22

64,323.84

378,683.00

314,359.16

17.0

.00

.00

833,270.00

833,270.00

.0

280,398.43

749,664.36

5,245,362.00

4,495,697.64

14.3

2,237,306.06

2,459,601.32

.00

2,459,601.32)

.0

(

EXPENDITURES

MAINTENANCE
DEBT SERVICES
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CITY OF SILVERTON
FUND SUMMARY
FOR THE 3 MONTHS ENDING SEPTEMBER 30, 2020
WATER FUND
PERIOD ACTUAL

YTD ACTUAL

BUDGET

VARIANCE

PCNT

REVENUE
FEES AND PERMITS

345,620.00

990,070.40

2,539,041.00

1,548,970.60

.00

612.00

20,000.00

19,388.00

3.1

MISCELLANEOUS REVENUE

2,379.09

7,195.23

31,750.00

24,554.77

22.7

BEGINNING FUND BALANCE

1,828,438.53

1,828,438.53

1,472,521.00

355,917.53)

124.2

2,176,437.62

2,826,316.16

4,063,312.00

1,236,995.84

69.6

INTERGOVERNMENTAL

(

39.0

EXPENDITURES
ADMINISTRATION

121,781.03

411,429.98

2,683,762.00

2,272,332.02

15.3

OPERATIONS

28,310.19

90,898.79

661,464.00

570,565.21

13.7

MAINTENANCE

38,026.83

94,636.57

524,336.00

429,699.43

18.1

.00

.00

193,750.00

193,750.00

.0

188,118.05

596,965.34

4,063,312.00

3,466,346.66

14.7

1,988,319.57

2,229,350.82

.00

2,229,350.82)

.0

DEBT SERVICES
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COMMUNITY DEVELOPMENT DEPARTMENT
MONTHLY REPORT
For The November 2, 2020 City Council Meeting
Planning Division
•

Work on the Housing Needs Analysis is continuing with the final document prepared.
The adoption process will be the next phase of the project which includes identifying
the land to meet the documented need for multifamily housing.

•

Staff responded to the wildfire situation the week of September 8th.

•

The Planning Commission met on October 13th and approved a Variance application
to allow a 3’ 4”reduction in the rear yard setback from 15’ to 11’8” at 228 Filbert Way
to allow a converted unenclosed patio as dwelling space and the Housing Needs
Analysis, denied a Modification request for a buffer modification for 1504 Mill Street,
and are recommending the Council approve the HNA.

•

Staff received funding assistance from DLCD to implement the changes mandated in
HB 2001 as well as crafting potential policy changes found in the Housing Needs
Analysis. Stakeholder interviews are underway.

•

Staff has been meeting weekly with the architect on the Civic Center project.

•

Staff has been working to respond and to continue to provide service during the
pandemic as City Hall has reopened to the public for limited hours.

•

Staff is working with the State to move to an electronic records management system
for public records.

•

Staff met with Marion County to discuss strategies to increase broadband access in
Silverton.

Community Development Department
Monthly Report – October 2020
Silverton City Council Meeting November 2, 2020

1
330 of 354

Back to Agenda

SILVERTON POLICE ACTIVITY REPORT

OFFENSES

Arson
Assist Other Agency
Attempt to Locate
Auto Theft/Including Attempt
Burglary
Deaths-Natural
Suicide/ Including Attempts
Disturbance
Family Disturbance
Fraud/Forgery/Counterfeit
Harassment
Ordinance Violations
Prowler/Trespass
Public Assist
Rape
Robbery/Including Attempts
Runaway
School Resource
Sex Crimes
Shots Fired
Stalking
Suspicious
Theft/Including Attempts
Weapons
Vandalism
Misc./Other

TOTAL OFFENSES

SEPT

0
41
23
5
2
1
3
6
14
2
5
23
14
40
0
0
2
0
3

0
0
82
18
0
4
187
475

YTD

1
250
173
23
16
8
26
109
106
18
38
242
93
359
1
1
18
94
15

1
0
672
161
0
48
1577
3964

ARRESTS

Arson
Assault/Including Attempt
Burglary/Including Attempts
Drug
Forgery/Fraud/Counterfeit
Juv-Curfew
Runaway
Kidnap
Furnishing Liquor
Menacing/Inc. Dom. Viol.
Murder/Criminal Death
Rape
Robbery
Sex Crimes-Other
Stalking
Theft/ Including Attempts
Trespassing
UUMV/Including Attempts
Vandalism

Sep-20
SEPT YTD
0
6
1
5
0
0
0
0
0
1
0
1
0
0
0
5
4
1
1

1
29
10
62
4
1
2
0
0
5
0
2
1
3
0
45
21
5
7

Violation of Court Orders
Weapons Violations
Misc./Other Crimes

11
1
15

147
11
151

TOTAL ARRESTS
ADULT ARRESTS
JUVENILE ARRESTS

52
50
2

472
432
40

CITATIONS

Traffic Crimes
DUII
DWS-Misd./Felony Level
Traffic Violations
All Other
Warnings
Violations
MIP Alcohol
MIP Tobacco
MIP Marijuana

Civil Infractions

Dogs-Noise/Leash/Vicious

TOTAL CITATIONS ISSUED

3 YEAR COMPARISON

Arson
Auto Theft/Include Attempts
Burglary
School Resource
Sex Crimes
Rape
Robbery
Vandalism

CALLS FOR SERVICE
TOTAL ARRESTS
TOTAL CITATIONS

Silverton City Council Meeting November 2, 2020

SEPT YTD
7
0

39
13

38
34

546
552

0
0
0

4
2
4

0
79

1
1159

2018 2019 2020
0
2
1
23
18
227
16
0
0
44

16
24
195
24
1
1
63

23
16
94
15
1
1
48

3966
362
1717

4062
601
2642

3964
472
1159
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October 28, 2020
The following is an accounting of the number and types of code enforcement
complaints received and pursued from September 25th, 2020 to October 22nd,
2020.
Code Enforcement Complaints from 9-25-20 to 10-22-20
Total Cases
13 (YTD 181)
YTD Cases Resolved
174
YTD Cases Unresolved
07
Breakdown of Complaints Taken 9-25-20 to 10-22-20
Abandoned Vehicle
Dumping
Business License Needed
Rats
Junk
Illegal Occupation
Residential Parking Issues
Traffic Sign Obstruction
Development Standards, Lighting

04
02
01
01
01
01
01
01
01

Total Parking Citations from 9-25-20 to 10-22-20
Total citations issued

64 (YTD 410)

Sincerely,
Sean Farris
Code Enforcement
City of Silverton
503-874-2214

Working in a Proactive Partnership with Our Community to Solve Problems and Enhance the Quality of Life for Our Citizens
Silverton City Council Meeting November 2, 2020
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City off Silverton
n
Public Works Departme
D
nt

MEMO
M
DATE:
FROM:
TO:
RE:

Octob
ber 22, 2020
Petra Schuetz, Public Works Director
D
C Manage
er; City Counncil Memberss
Christty Wurster, City
Publicc Works Dep
partment No
ovember 2, 22020 Council Meeting U
Update

ENGINEEERING | ADM
MINISTRATIO
ON DIVISION
N
Public Prrojects | Pro
ograms | Com
mmittees:



















Trransportation
n System Plan
n Update | Cirrculation Plann. Public Worrks portion co
omplete.
McClaine
M
Stree
et Reconstrucction: Main Street
S
work iss complete exxcept for strip
ping; James
Avenue work to
t be complette by Novemb
ber. Private uutility work haas been delayyed by fires
equiring theirr crews to do repair work. See attachedd October info
ormational flyyer.
re
Siilver Creek Intake | Supplyy Line (EDA Grant): 30% deesign has beeen reviewed aand City comm
ments
giiven to design
n engineer. Tw
wo meetings with regulatoory agencies in September helped
determine the
e environmental permittingg approach foor the projectt.
2nd Street Imp
provements: City
C Engineerr has develop ed an alternaative presentaation when C
City
Council time allows
ODOT
O
Jefferso
on St/Hwy 214
4 Pedestrian Crossing:
C
Connstruction in p
progress, targget completio
on
per ODOT is th
he end of Octo
ober
ODOT
O
S Waterr Sidewalk: 30
0% Engineerin
ng Design Revview complette
Sttormwater Master
M
Plan Up
pdate: Schedu
uling kick‐off meeting
Water
W
Treatme
ent Plant I Re
eplacement: City receivedd two proposals and selectted Jacobs ass the
engineer. Stafff is working with
w Jacobs to
o develop a sccope and feee to present to
o Council in
December.
Water
W
Master Plan Update:: Draft update will be revviewed by Pub
blic Works staaff in Novemb
ber
Paarks Master Plan:
P
On hold
Abiqua Dam Removal Analyysis: Approved for $60,0000 grant, City m
match $15,00
00, total
engineering fe
easibility proje
ect budget $7
75,000. This w
will be presen
nted in Decem
mber to City
Council
ASR Feasibilityy: Application submitted October 15, 20020
Green Team Committee (In
nternal): Quarrterly Newsle tter posted
ustainable Silverton (Citize
en Group): No
o City relatedd work last mo
onth
Su
En
nvironmental Managemen
nt Committee
e: No meetingg in October; 2 vacancies w
will be posted
d
so
oon
Em
mergency Maanagement Program:
o Contin
nuity of Operaations Plan Update ‐ in proogress
Urban Forestryy Program: Trree City USA annual appliccation in proggress
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Continue to co
oordinate COV
VID facility usse proceduress for parks an
nd Community Center
he Sweet Hom
me Water Treatment Plantt to learn whaat design feattures to includ
de or
Sttaff toured th
avvoid when de
esigning the Silverton
S
plant (see examp le plant abovve)
Sttaff has begun work on an ADA Transitiion Plan whicch is a requireement for com
mmunities with
ovver 50 emplo
oyees. An ove
erview of this project is atttached.

Privatte Projects:
Resideential
 Schemmel Lane Subdivision: Waitingg for
plan suubmittal
 Pioneer Village Phase VI: Waiting forr
designn submittal
 Twilight Co
ourt: Waiting on sidewalk p
pour
 Pioneer IV Duplex Lots: Pending
nection: Streeet
 201 Charles Sewer Conn
pavingg completed
 141 Steelhaammer Partittion:
Fee in lieu of construction estim
mate finalized and
submittted to owneer
 227 Steelhaammer Partittion: As‐builtss
h list items
need tto be submittted and punch
compl eted
on Utilities: W
Water complette,
 207 Divisio
d road closuree schedule for
waitin g on tap and
sanita ry sewer
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Commercial
 1504 Mill Street Mini‐Storage: Emailed owner on August 24 with outstanding items for PW Final
approval
 Hobart Street Mini‐Storage: Preconstruction meeting TBD
 Anytime Fitness: Final needed, address change scheduled for October 1
 Silver Falls Ale House Expansion: Mid‐construction
 Starbucks: Waiting on bond, insurance, and ODOT permit before having a pre‐con for public
improvements
 Silverton Hospital Expansion: In planning phase, zone change required
 1005 Commerce Ct., Pacific Stair: Most public works portions of project are complete

MAINTENANCE DIVISION
Street









Sewer




Water









Pothole patching
Storm system cleaning
Street sign replacement
Monthly street sweeping
Continued to work with NW Natural & K&E Excavating on McClaine Street project
Worked with the City’s contracted tree company, R&R Tree Service, on removal of a
hazardous/damaged chestnut on W Main. Damage occurred during recent windstorm.
Street paving on utility trenches
Gravel road grading
Street striping ‐ added white fog lines Steelhammer Road
Responded to customer sewer related calls
Worked with contractors on new sewer service installations
Responded to sewer system related calls
TV’d sewer laterals on McClaine Street

Installed and changed out water meters for new construction and failed meters
Completed monthly water meter reading routes
Repaired 4” steel water main leak on Eureka Avenue
Worked on water services for new construction
Water service curb valve replacement at 734 S Water Street
Water mainline pressure reducing valve maintenance
Water service replacement on Cowing Street
Annual maintenance and inspection on the Remote Monitoring System for the Silver Creek Dam
with Barry Myers from Engineered Monitor Solutions

Facilities
 Pool cover installation continued in to October but has been completed
 Maintenance on buildings and grounds including equipment maintenance, right of way mowing,
and vegetation management

Page 3 of 5
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Parks




Staff worked at the Community Center on extra trash pickup and additional cleaning
Mowing on Civic Center property
Continued working with Servpro on Community Center exit stairs
General maintenance of swimming pool and coordination with staff

Maintenance on buildings and grounds including mowing and vegetation management
Irrigation turned off in parks
Fall maintenance

General
 Daily utility locate requests from private contractors and homeowners

WATER QUALITY DIVISION
Water Treatment Plant
 Water Plant operations are normal at this time. Operators are conducting raw water monitoring
for turbidity, pH, alkalinity (higher than normal at 24 mg/l), and Total Organic Carbon (raw water
at 1.26 mg/l and treated water at 0.556 mg/l). Total Organic Carbon (TOC) is a measure of the
nutrient load in a waterbody. Levels of TOC acceptable in drinking water are less than 25.0
mg/l. The objective of conducting raw water monitoring is to identify changes in water quality
that can impact treatment processes and to assess the watershed conditions for restoration
needs. Each fall storm now brings a new concern for increased risk of landslides, flooding, and
debris flow due to post‐fire impacts. Silverton is fortunate in that neither of the raw water
intakes is in close proximity downstream of an urban area that was burned or has not been
cleaned up or stormwater controls have not been installed.
 Operators collected 32 samples from the distribution system for compliance with Lead and
Copper monitoring regulations. The sampling is conducted on a three year cycle. The sample
leaving the treatment plant was “Not Detectable” for either Lead or Copper. One residence had
a test result exceeding the action level for Lead. The exceedance will not trigger a treatment
requirement for the City. The homeowner will be advised of steps to take to minimize exposure
to Lead while using water within the home.

Wastewater Treatment Plant




Wastewater Plant operations are normal at this time
Operators are assisting with the installation of new VFDs for the (2) Return Activated Sludge
pumps. This project qualifies for a financial incentive from Energy Trust.
Operators have submitted the first 24‐hour composite sample of raw influent wastewater to
OSU. Chemists will analyze the wastewater for the presence of RNA strands specific to the
COVID‐19 virus. This surveillance project is funded by the Oregon Health Authority. The study
will last approximately 10 weeks.
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Community Pool


Operators assisted with the installation of a new recirculation pump for the boiler. The pump is
responsible for cycling the pool water through the heat exchanger.

ATTACHMENTS:
1. McClaine St. Reconstruction Flyer October
2. ADA Transition Plan Overview
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Attachment 1

CITY OF
SILVERTON

MCCLAINE STREET
RECONSTRUCTION PROJECT | OCTOBER

WHAT TO EXPECT

WHAT'S HAPPENING?

OCTOBER - NOVEMBER

K&E Excavating has completed utilities, curb, gutter, sidewalk, and paving, on Main Street.
The project is now focused on installing a new sanitary sewer mainline along
McClaine Street. During this part of the project it is anticipated that the contractor will
encounter a lot of large rocks while excavating, which could be loud at times.

Construction continues - road
closed to through traffic.
Please use alternate routes and
access businesses from
C Street entrances

Back to Agenda

Other work will consist of finishing up utilities and paving on James Avenue. Pedestrian
access has been set up on the west side of McClaine Street; PGE will be moving poles
and K&E Excavating has started demolition of portions of the sidewalk on the east side of
the street.

DECEMBER - MAY
Stay tuned for monthly updates

APRIL 2021
Anticipated project completion

STAY INFORMED
Keep updated on Public
Works projects including
street closures and
construction updates by
signing up at silverton.or.us.

Step 1
Click on 'Stay
Connected'
button

Step 2

Sign in or sign up

Step 3
Choose:

BUSINESS ACCESS
A reminder that during
construction, the
businesses located on
McClaine Street will
remain accessible
from C Street. See
the map (right) for the
access points.

Step 4
Choose:

CONTACT US
Petra Schuetz
Public Works Director
pschuetz@silverton.or.us
503-874-2210

CITY OF SILVERTON | 306 S WATER ST | SILVERTON, OR
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Attachment 2

ADA Transition Plan
Overview of Work Plan
Petra Schuetz, Pubic Works Director
November 3, 2020
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Step 1 - Start Implementation
City X

City Y

ADA Coordinator

Director, County Commission on
Disabilities

Staff member, Human Resources Department
&Human Rights Commission

ADA Team

High-ranking representatives from all
three branches of County government-executive, legislative, &judicial.

Representatives from city departments &disability
organizations in the community.

ADA Self-Evaluation Process 1.Coordinating committee formed a
working group (public safety, etc.).
2.Department liaison conducted review
&brought results to committee or
committee conducted review.
3.Developed common findings
&solutions.
4.Submitted committee reports to
coordinating committee.

1.Disability awareness training.
2.One or two staff members as department ADA
coordinators to work with citywide coordinator.
3.Task force reviewed regulations, identified
preliminary issues &developed review plan.
4.Program accessibility targeted. Citywide ADA
coordinator worked with the Department of Public
Works-assigned coordinator to conduct surveys of
all facilities.

5.Final report signed by all agency heads 5.Citywide ADA coordinator met with each
&governor with pledges to implement.
department coordinators &staff to review
programs, policies, &practices.
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ADA Team


Team approach



Representation of departments | Special skills & expertise



•

finance & budgeting

•

capital planning

•

facilities management

•

employment

•

contracts & purchasing

•

public works

•

communication accessibility

Involvement of people with disabilities
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ADA Training


Include staff, committee chairs & others involved in running the public entity.
Training possibilities:
•

ADA National Network Centers

•

ADA Basics

•

ADA Title II Tutorial

•

ADA Title I Employment Requirements

•

Annual Mid-Atlantic ADA Update Conference

•

National ADA Symposium
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Step 2 - Appoint an ADA Coordinator


< 50 employees - required to designate at least one responsible employee to
coordinate ADA compliance



Must have authority, knowledge & motivation to implement regulations effectively



•

Plan & coordinate compliance efforts

•

Develop & distribute notices

•

Respond to general inquiries from the public

•

Coordinate requests for auxiliary aids & services & reasonable modifications of policies,
practices & procedures

•

Train staff, committee on ADA requirements

•

Consult staff, committees on the ADA

•

Develop grievance procedure

•

Investigate complaints

•

Conduct a self-evaluation

Develop a transition plan
Silverton City Council Meeting November 2, 2020
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Examples of Involvement
•

Meet with parks recreation district staff when a new program is being created to
ensure the participation of people with disabilities

•

Get involved in the discussion of the design of a Civic Center to make sure the
ADA Standards are being followed

•

Work with a state agency that is developing a housing program to clarify that
some of the units need to be mobility & communication accessible.

•

Review draft of Marion County mental health contract with private providers to
check that ADA obligations are part of the contract
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Step 3 - Provide Public Notice




Methods
•

On website

•

Social media

•

At facilities

•

Local newspapers

•

Public service announcements on local radio &television stations

•

In program announcements &applications

•

Must be provided in “alternative” formats so that it is accessible to people with hearing &
vision disabilities

Examples Alternative Formats
•

Captioned public service announcements on television

•

Large print

•

Text file on a thumb drive or emailed

•

HTML format on accessible website

•

Audio recording

•

Radio announcement
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Step 4 - Adopt a Grievance Procedure


< 50 or more employees



“A grievance procedure provides people who believe they have been
discriminated against because of their disability, or others who believe they
have been discriminated against because they have a friend or family member
with a disability, with a formal process to make their complaint known. This
procedure encourages prompt &equitable resolution of the problem at the
local or state level without forcing people to file a federal complaint or a
lawsuit.”



Includes:
•

Description of the procedures for submitting a grievance

•

Steps that will be taken

•

Reasonable, specific time frames for review & resolution

•

Two-step review process that allows for appeal

•

Record-keeping for complaints submitted

•

Documentation of steps taken towards resolution
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Must cover nondiscrimination provisions, communications, program & facility
accessibility & web accessibility

•

Identify all programs, activities, services – transportation & parks

•

Familiar with obligations including reasonable modifications to policies,
practices, procedures

•

How to arrange for auxiliary aids & services, such as sign language
interpreters, material in Braille, assistive listening systems

•

Review service, program’s policies & procedures to ensure equal opportunity
for people with disabilities to participate & benefit

•

Survey facilities to determine physical barriers
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Step 6 - Develop a Transition Plan


List of the physical barriers that limit accessibility of programs, activities, services



Methods to remove the barriers &make the facilities accessible



Schedule complete work



Name of staff responsible for implementation



Cost estimates & which funds will come from as part of their plan



A schedule for providing curb ramps giving priority to walkways serving entities
covered by the ADA, including Silverton offices &facilities, transportation,
places of public accommodation, &employers, followed by walkways serving
other areas.

Silverton City Council Meeting November 2, 2020

348 of 354

Back to Agenda

Step 7 - Create an Action Plan
Problem

4/15
&ongoing

Person
Responsible
ADA
Coordinator

2.Staff don't know how 1.Develop list of places to request in-person
to arrange for sign
&video-relay interpreters.
language interpreters. 2.Send list to staff &committees.
3.Post list on staff section of website.

3/2

HR

3. Website needs to be
accessible

5/2

IT staff

Confer with Disability
Commission to find
user/experts to
conduct testing.

4.Security staff not
4.Conduct trainings.
knowledgeable about
5.Distribute Department of Justice service
ADA, particularly service animal sheet.
animals.
6.Ask supervisors to train new employees.

6/15
&ongoing

ADA
Coordinator
&Safety
Committee

Provide snacks.

1.Hold quarterly meetings.
5.Agency ADA
Silverton City Council Meeting November 2, 2020
Coordinators confused.

3/15
&ongoing

ADA
Coordinator

Provide snacks.

1. Inadequate public
notice of ADA
compliance.

Solutions
1.Draft new notice.
2.Send to Disability Commission for feedback.
3.Finalize notice
4.Put notice on website.
5.Post notice in public buildings.
6.Include notice in city reports.
7.Tweet notice.
8.Include notice in public service
announcements.

1.Evaluate with on-line tool.
2.Evaluate with a variety of users.
3.Update website using Web Content
Accessibility Guidelines - WCAG.

Target Date

Comments
Neighboring
municipalities have
samples
&recommended
methods.
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City Council Issue Tracker
Council Mtg.
Date

Issue/Task

Synopsis

Person(s)

Update/
Completion Date

3.01.17

Moonstone
Properties

Purchase Agreement

Christy

Moonstone Properties addressing infrastructure needs before
moving forward. 04/2019‐Dirk Winters expressed interest in
purchase of property behind the Resort. Staff will present a
formal offer to the Council when one is provided. 06/2019‐
Communicated City's position.

6/5/17

Planning Comm.

Planning Commission to review code for annexation language
to match Zone change application, and include container
homes

Jason

Work Session held in August to address zone change review
criteria, affordable housing, and container homes. Joint Work
Session held September 18th. In queue for next round of
Development Code updates.

7/17/17

EMC Ordinances

Prepare 4 Ordinances for Council review

Christy

Ordinance prohibiting smoking and vaping in city parks
approved at January 2018 meeting. Ordinance prohibiting
smoking and vaping in downtown core was tabled. Council
requested that staff include Juul in any future proposed
Ordinance on smoking. Single Use Plastic Bags and
Polystyrene Ordinances were approved at the January 2019
meeting. During the 2019 Goal Setting City Council
determined that they would like to revisit an Ordinance
prohibiting smoking in the downtown core. Staff is exploring
a part‐time internship opportunity with Willamette University
beginning January 2020 to address the non‐smoking
downtown ordinance (September 2019). Willamette student
has been identified and will begin work for the City in January
2020 (November 2019). Willamette student has begun
research and is tentatively scheduled to present to City
Council at the March 16 Work Session (January 2020).
Scheduled for presentation to the EMC which was cancelled
due to COVID‐19. Intern is developing video presentation in
March/April 2020. Intern will have presentation developed by
end of his spring semester (May 2020). Intern gave
presentation at to EMC on 05/19/2020. EMC has been
discussing a no smoking ordinance downtown but is currently
focused on educating business owners. (August 2020)
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Council Mtg.
Date

Issue/Task

Synopsis

Person(s)

Update/
Completion Date

3/5/18

Utilities

Review utility fees on/offs, shutoffs, late fees

Kathleen

8/20/18

1/7/19

Franchise

Consider amendments to the development code to address
fencing standards.
Add money into FY 2019‐2020 Budget for energy efficient
appliances at Pool.
Re‐evaluate Solid Waste Franchise.

Jason

10/1/18

Development
Code
Budget

This will be part of the Utility Rate Study. Resolutions for the
Park Fee, Street Fee and Stormwater fee were passed
3/4/2019. Sewer and Water rates will be determined when
the rate study is completed. Other fees will be reviewed as
part of the staff review of the Master Fee Schedule. (January
2020). The City Manager implemented temporary policy 6.3
suspending late fees, monthly interest charges and
administrative fees for delinquent accounts, and
disconnections.
Added to development code amendment update list.
Scheduled for next available work session.
PW developing a list of organizations that provide this service
before Budget process.
Council presentations scheduled 03/04/2019 and 04/01/2019.
Council directed staff to work with Republic Services on a new
franchise agreement at their meeting on 03/04/2019.
04/2019‐Republic Services has provided a draft Ordinance
which is currently in review by staff. Draft has been
forwarded to legal counsel for review. EMC to discuss in
August 2019. 10/22/19 ‐ Franchise sent to Republic Services.
12/2019‐Republic services evaluating alternative rate
structure. 01/2020 ‐ Approve franchise extension. 01/2020 ‐
Republic Services still working on rate proposal and canceled
participation in 01/27/2020 work session as scheduled.
05/2020 ‐ Republic Services provided draft franchise and rate
increase proposal for presentation to the City Council in June.

2/4/19

McClaine Project

Evaluate Undergrounding on McClaine Street and provide
update

Petra

Complete. This is standard practice for project development
and has/will occur with final project engineering.

2/4/19

Sustainability

Consider biodegradable products for city use

Christy

Assigned to City's Green Team for consideration. Incentives
offered during staff events to encourage sustainability. Green
Team is working on a policy for consideration. (January 2020)

2/25/19

Circulation Study

Reconsider timing of circulation study to FY 18‐19 and Adjust Petra
the timing of the traffic signal on C Street and look at adjusting
stop signs to add right turn w/out stopping lanes to help the
flow of traffic on Pine Street.
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Kathleen
Petra
Christy

Complete. Circulation Plan draft entering adoption phase. The
plan has been reviewed with the TAC/PAC and Planning
Commission. City Council will consider adopting the TSP and
Circulation Plan at the August 3 meeting.
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Council Mtg.
Date

Issue/Task

Synopsis

Person(s)

Update/
Completion Date

2/25/19

Grant/Western

Schedule meeting with Marion Co to discuss sidewalk
enhancements

Petra/Christy

Staff met with Marion County in March 2019. Awaiting
response from County on potential solutions. Follow up
meeting scheduled for 5/24/2019 to be rescheduled. Meeting
has been rescheduled for 8/19/2019. City staff to meet with
County again in December to review options proposed by
Marion County. Meeting has been scheduled for January 7,
2020. Met with Marion County staff via teleconference.
Public Works monthly report captured summary of meeting.
(January 2020) County did not respond to request in timely
manner for report. Public Works Director assigned to
outreach with Marion County. Awaiting response.

3/18/19

Foot Bridge over
Silver Creek

Follow up on gap between foot bridge over Silver Creek and
the fence/barrier

Petra

3/18/19

Walk Your Wheels Signage for Walk Your Wheels is very faint and needs to be
Signage
repainted and Council requested looking into thermal plastic

Maintenance is designing a small project to accomplish this.
Met with ODOT rail. 01.20 ‐ Possible future City Council Goal?
No money in budget. Was not identified as a Council Goal for
FY21.
Complete. Council direction to restripe. Material and design
incompatible. Looking into other options and manufacturers.
New signs installed. Boundary adjustment consideration
rescheduled for May 2020 City Council meeting.

4/1/19

Grant/Western

Evaluate options for jurisdictional transfer. Have Public Works Petra
staff analyze Grant and Western Avenue pavement condition
index and provide cost estimate.

Marion County has PCI for these streets. City has requested
data. County willing to transfer, but there are no identified
County funds to make improvements, therefore PWD does
not recommend this course. Meeting scheduled with Marion
County on 5/24/2019 to be rescheduled. Meeting was
rescheduled for 8/19/2019. Same short‐term result. County
Engineer will look into option. Check‐in with County in
December. Follow up meeting scheduled January 7, 2020.
County has not provided any timeline for interim measures. I
strongly recommend against jurisdictional transfer without
the County bringing these two streets up to Urban Standard
first. Otherwise, the City will inherit a multimillion dollar
problem which is not eligible for SDCs.

4/1/19

Silverton High
School

Meet with the School District to address gate closure at
Grant/Western

Meeting held, currently reviewing School District plan for
closure and conducting traffic counts. August 2019 ‐High
School sent notice to students regarding gate closure. City
staff reevaluated in October 2019. Traffic has significantly
decreased entering the school in the AM from Western Ave
since last year.
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Council Mtg.
Date

Issue/Task

Synopsis

Person(s)

4/15/19

URA

Determine the timing of when the URA will dissolve.

Jason

5/6/19

Rock
Keep City Council informed on operations
Quarry/Mining
Operations Above
Silver Creek
Reservoir

5/6/19

James Street
Parking
Railroad crossing
at James and C
Street

7/1/19

Update/
Completion Date

Application to join OEDA/AORA, resource agencies for econ
development and urban renewal, pending. Will follow up
with the groups to ascertain answer.
Christy/Petra/ Rep. Lewis notified City Manager that mineral rights transfer
Jason
was approved on 06/14/2019. Owner to mitigate concerns
related to potential adverse impacts to the City. Staff
continues to monitor permitting process. As of 3‐30‐20
DOGAMI has not officially received an application for the site,
the Lead Permitting Reclamationist did have a pre‐application
meeting with the applicant’s consultant, and they expect an
application to be forthcoming. DOGAMI received an
application, comment period runs through October.

Follow up on student parking

Jason

Discussed issue with Superintendent.

There is no sidewalk at this crossing and it is creating a
dangerous situation.

Jason

Jason to set up meeting with new representative from Union
Pacific and will follow up with ODOT Rail. Meeting held
08/14/2019. UP has new review protocol that requires City to
provide a retainer for up to $25,000 per crossing just for UP to
review a proposal. A crossing order would have to be
submitted which if approved, would allow the rail provided to
construct the improvements with the City being responsible
for the cost. Staff reached out to UP to see if a pedestrian
improvement would trigger a crossing rebuild, no answer to
date. Staff requested an update, no answer to date. Staff
sent another update request. UP reiterated their review
protocol that requires City to provide a retainer for up to
$25,000 per crossing just for UP to review a proposal and
provided no comment on what a project would entail.

Angela

Staff met with CC‐Media (formerly CC‐TV) on 9/4/2020 to
discuss a how to read your water bill video. The
Communications Team is working on script development and
hope to have the video completed by November 2020.

7/1/19

Educational videos Possible videos include how to read your utility bill and other
for the website
areas where questions are asked on a regular basis.

9/9/19

Contamination
falling off the
bridge

Contact DEQ regarding the contamination that is falling off the Jason/Petra
railroad bridge at C Street and over the Abiqua.
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Corresponded with DEQ in September who indicated they
would look into the matter. Requested an update on the
matter October 25. Nov 12 DEQ indicated they would get
someone out to take a look at the current situation and report
back.
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Council Mtg.
Date

Issue/Task

Synopsis

Person(s)

Update/
Completion Date

11/4/19

Highway 214 and
Jefferson

Schedule ODOT to present on their design for the intersection
improvements at Highway 214 and Jefferson.

Petra

Complete. Mobilization began June 14, 2020.

11/4/19

Microphones

Look into purchasing new headsets for the Planning
Commission.

Jason

Lowest cost option found is $80 per unit, $560 for seven.
Found a $40 option and purchased one to test.

12/16/19

Gateways

Staff encouraged to reach out to property owner at
McClaine/C regarding gateway improvements opportunities

Jason

3/2/20

Renaming C Street Investigate with Marion County the steps to rename C Street to Jason
something that has significance to Silverton

3/2/20

Coolidge‐McClaine Repair paths and sidewalks at Coolidge‐McClaine Park
Park

Asked developer if he is interested in exploring a dialog with
the City about a gateway improvement on the site. Applicant
has acknowledged the request and indicated they would
respond back. Applicant is interested in partnering but will
need to know budgeting numbers for a project, what kind of
project the city is interested, and how maintenance would be
handled.
Marion County currently researching process. The County
would not have an issue with a name change. 51% of the
property owners abutting the street have to sign the
application.
Partial repairs adopted in FY21 Budget.
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