CITY OF SILVERTON
AFFORDABLE HOUSING TASK FORCE MEETING
Tuesday, September 21, 2021 – 8:30 a.m.
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 503-874-2216 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. In
accordance with House Bill 4212 the meeting will be held electronically using the Zoom web conference
platform. Please submit written comments to jgottgetreu@silverton.or.us by 4:00 p.m. on Monday,
September 20, 2021. Comments received will be shared with the Affordable Housing Task Force before
the meeting and included in the record.

Zoom Meeting Link:
https://us02web.zoom.us/j/81673311962
Meeting ID: 816 7331 1962
Dial in: 1 (253) 215-8782

AGENDA
I.

Call to Order, Pledge of Allegiance and Roll Call

II.

Approval of Minutes – July 20, 2021

III.

Public Comment – Items not on this Agenda

IV.

Discussion

V.

4.1

Continued discussion on System Development Charges

4.2

Review of properties that have expressed an interest in up zoning

Adjournment
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CITY OF SILVERTON
AFFORDABLE HOUSING TASK FORCE MINUTES
Zoom Web Conference Platform
JULY 20, 2021, 8:30 a.m.
I.

CALL TO ORDER

Chair Palmer called the meeting to order at 8:37 a.m. The task force members and staff were present
through the virtual meeting platform Zoom consistent with House Bill 4212.
Present

Excused

X
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X
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Kyle Palmer
Dana Smith
Jason Freilinger
Sarah DeSantis
Hilary Dumitrescu
Kari Johnsen
Bonnie Logan
Laurie Chadwick
Sarah White
Rebecca Delmar
Gene Oster
Terry Caster
Aaron Mullen

Staff Present: Community Development Director, Jason Gottgetreu
II.

APPROVAL OF MINUTES

Member Freilinger made a motion to approve the minutes from the meeting held on June 15, 2021.
Member Delmar seconded the motion. There was no discussion and the motion passed unanimously (70).
III.

PUBLIC COMMENT – None

IV.

DISCUSSION/ACTION

4.1

Continued discussion on System Development Charges (SDCs)

Community Development Director Jason Gottgetreu gave a presentation to continue the committee’s
discussion on System Development Charges (SDCs) methodology changes regarding the process and
legal implications. He provided an overview on what System Development Charges (SDCs) can be used
for and how much is charged related to Single Family homes. He explained the committee has been
looking for ways to establish fees on an individual basis to relate it to the size of the home.
In addition, he explained the Task Force members looked at basing the SDCs on the number of
bedrooms. He reviewed numbers on correlating the number of bedrooms to water usage. He went on to
explain the legal implications on changing the basis for the SDCs methodology from the City Attorney’s
response to the process. The City Attorney advised to update the previous report that takes the new basis
into account using the CIPs from the original report and he explained what would be involved in the
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process with updating the SDCs. He explained that the City of Newport adopted the square footage
methodology for their process.
Director Gottgetreu shared input from Member Smith that if the committee were to go with a tiered
category methodology based on square footage, the lowest tier should not include dwellings over 1,000
square feet.
Member Delmar asked if the City of Newport has faced any challenges to their new mythology. Director
Gottgetreu explained he did not know of any challenges.
Member Oster pointed out that any basis that is used for the methodology there will be similar legal
challenges and justifications with either method.
Member Freilinger asked if the calculations include garages. Director Gottgetreu clarified that living areas
do not include garage or basement areas. Member Freilinger recommends that garages should have an
impact on the fees.
Director Gottgetreu explained that next steps would be to contract out work for an updated report and will
do some research on what the cost would be for that update and the committee was in support.
Member Johnsen has been working with the home builders association on codes and recommended that
the City reach out to them for advice.
Director Gottgetreu brought up previous discussion regarding irrigation for single family homes and what
the committee thought about that. Member Freilinger wanted to clarified that SDC’s are no charged on
additions of homes and brought up adding irrigation systems later so there are ways around that
requirement. Member Delmar thinks the square footage method may capture the higher users without
adding in an irrigation charge. Member Dumitrescu wanted to know what was the City of Newport’s
reason for changing their methodology and Director Gottgetreu did not know. She is questioning incentive
methods and Member Johnsen explained there are risks for the City to do incentives but ways to do it.

V.

ADJOURNMENT

Member Freilinger made a motion to adjourn and Chair Palmer adjourned the meeting at 9:15 a.m.
Respectfully submitted by:

/s/Sheena Lucht, Assistant Finance Director
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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:

September 15, 2021

FROM:

Jason Gottgetreu, Community Development Director

TO:

Affordable Housing Task Force

RE:

Newport SDC Response

The below is the response from Derrick Tokos, Community Development Director with the City
of Newport when asked about the Newport SDC methodology and effects. He also provided
some reference materials on the Newport programs, attached.
From Newport:
The shift we made to a price per square foot charge for single-family detached and attached
housing, coupled with a reduction to the overall number of capital projects we collect for, has
had the desired effect. Fees are significantly lower for smaller dwellings, and we have seen an
uptick in the number of small detached homes, duplexes, and Accessory Dwelling Units (ADUs)
constructed since the Methodology was put in place. The reduced fees were also relevant for a
10-unit cottage cluster development that is presently under construction. We are a small
community, so the numbers are modest. Attached is a PowerPoint presentation that I put together
with some examples. I have also attached a handout listing different affordable housing
initiatives the City is involved with.
System Development Charges (SDCs) are one of many factors influencing the size and type of
housing in Newport. We are rural, which drives up labor and material costs, and the terrain and
desirability of living in a coastal community pushes up infrastructure and land costs.
Development standards, such as relief from off-street parking requirements for ADUs, are
additional considerations. Collectively, this is leading to smaller, more dense development.
In addition to adjusting the SDC Methodology, Newport amended its Municipal Code to allow
developers to transfer SDC credits to other properties with planned housing projects. Those
credits could off-set up to 50% of the SDCs that would otherwise be due. We had a developer
who constructed a qualified public improvement that was sitting on a substantial bank of credits
that they couldn’t use for their own project within the 10 year statutory time limit. They were
able to negotiate the transfer of credits to two different apartment project developers, which
reduced their SDC assessments significantly.

There wasn’t any pushback from the development community when we updated our SDC
Methodology. They were represented on the Advisory Committee that assisted us, and were
generally supportive. We also didn’t move the SDC changes in isolation. It was part of a package
of housing related initiatives that also included the adoption of an affordable housing
construction excise tax and two (2) affordable housing property tax abatement programs. We
were able to drive down the residential SDCs enough to create room for the excise tax and still
realize cost savings for smaller projects. SDCs for certain non-residential projects picked up
some of the slack, particularly significant traffic generators or developments with substantial
amounts of impervious areas. We tested a number of different development scenarios, both
residential and non-residential, and the Advisory Committee and policymakers found that
information to be quite helpful.
Hopefully, I have been able to provide you with some useful information. I wish you and your
taskforce the best as you sort through affordable housing strategies that might work best for
Silverton.
Derrick I. Tokos, AICP
Community Development Director
City of Newport
169 SW Coast Highway
Newport, OR 97365
ph: 541.574.0626 fax: 541.574.0644
d.tokos@newportoregon.gov

phone: 541.574.0629

CITY OF NEWPORT

fax: 541.574.0644

169 SW COAST HWY
NEWPORT, OREGON 97365

http://newportoregon.gov

COAST GUARD CITY, USA

mombetsu, japan, sister city

City of Newport Workforce and
Affordable Housing Initiatives
Below is a summary of affordable housing initiatives the City of Newport is engaged in, or has recently implemented.
The work undertaken responds to the goals, policies, and implementation measures identified in the City of Newport
Housing Needs and Buildable Lands Inventory (2014), which is a component of the City Comprehensive Plan.
Tax Incentives for Affordable Housing: In the fall of 2017, the Newport City Council established two tax incentive
programs. The first is targeted to non-profit corporations engaged in providing low-income housing (i.e. 60% MFI year
one, 80% MFI subsequent years). It includes property held for development by such entities for up to three years. The
second program provides a property tax exemption on structural improvements for a period of 10-years on new multifamily rental projects that would not otherwise pencil out without the exemption. Developers are required to reserve at
least 20% of the units at 80% MFI, and are subject to other standards. In October of 2017, Lincoln County adopted a
resolution committing it to participate in the programs, which expanded the potential tax benefits. The developer of a
110 unit, state subsidized private affordable housing project submitted the first application under the multi-family program.
All of the units will be affordable at 60% MAI. The application was approved, and the developer will realize more than
$1.6 million in tax savings on structural improvements over the 10-year period. Newport’s portion is roughly 40% of the
total, meaning it will forgo a little more than $665,000 over that period of time.
Updated System Development Charge Methodology: System Development Charges (SDCs) are fees the City
collects when it issues permits for new development. Newport collects for all five eligible categories, water, sewer,
wastewater, transportation and parks. Fees are based upon a methodology that must be adopted pursuant to ORS
Chapter 223 and may only be used for infrastructure needed to support growth. Newport adopted a new SDC
methodology in 2017 that, on balance, reduced rates, namely by limiting the number of projects eligible for funding. The
new methodology includes a price per square foot charge for single family detached and attached housing that resulted
in significant cost savings for smaller units. For example, the fee for a new home with 1,250 square feet of living space
dropped from $10,994 to $5,189. This has led to a modest increase in the number of small homes and ADUs built in the
City over the last three years.
Transferability of System Development Charge Credits: In 2018 the City amended its SDC ordinance for credits
attributed to “qualified public improvements.” By statute, developers must use these credits in 10 years, which can be a
challenge in small communities where the pace of development is modest. The new rules allow credits to be sold or
donated for use on another property so long as the receiving property is being developed with a residential use, and the
credit transferred is not more than 50% of the SDC assessment. This provision has been used once, for the subsidized
housing project referenced above, and may be leveraged a second time for a market rate multi-family project slated to
break ground in 2020.
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Construction Excise Tax for Affordable Housing: The City adopted the tax in the fall of 2017 at the same time that it
reduced its system development charges. This gave policymakers the room to consider an excise tax without
significantly impacting up-front development costs. The tax imposed is 1% of the permit value for new development and
construction that results in additional square footage being added to a structure. It applies to both commercial and
residential projects. The City has collected a little more than $110,000 in the first year and a half that the tax has been
in effect. This has created a dedicated source of funding for affordable housing. The City is forming a committee to
determine how to distribute the funds. State law requires that at least 50% of the residential portion of the tax be used
as developer incentives (e.g. buy down of impact fees). Of the remaining amount, 35% can be used for “other affordable
housing programs” and 15% is remitted to Oregon Housing and Community Services (OHCS) for its down payment
assistance program. OHCS has committed to driving those funds back into Newport. The tax for commercial projects
is not restricted in the same manner (50% must be used to fund housing related programs).
Home Ownership Down-Payment Assistance: Newport, Lincoln City, and Lincoln County executed an agreement
with Proud Ground, a large non-profit land trust from the metro area, to provide eight (8) down-payment assistance grants
for households in Lincoln County making 80 to 120 percent of MFI. Proud Ground was able to leverage $160,000 in
local match to create over $770,000 in subsidy (including $515,000 from the Governor’s Workforce Housing Initiative).
Proud Ground, with support from the partners, held numerous homebuyer education meetings to help get qualified buyers
into the pipeline. All of the grants are now spoken for, with three going toward home purchases in Newport.
Habitat for Humanity Land Donation: The City of Newport entered into a land donation agreement with Habitat for
Humanity of Lincoln County for the construction of up to 5 owner-occupied units. It is targeted to qualifying individuals
or families making between 40 and 80 percent of MFI. The first project, a duplex, is close to completion, and the land
will be transferred to Habitat in November of 2019 pursuant to the terms of a transfer agreement. The property is valued
at a little over $100,000.
Urban Renewal (Tax Increment Financing): An excellent tool to generate funds for infrastructure investment. Must be
used in blighted areas, which can be just about any area where there are infrastructure deficiencies. Requires thoughtful
engagement with affected taxing entities, since it is their “future increment” along with that of your own jurisdiction that
creates a revenue stream for projects. Investments should be a catalyst for new development that results in a direct or
indirect economic benefit to the area. Local rules vary with respect to the steps required to form a district, with some
requiring voter approval. Newport often uses urban renewal funds as match for state and federal grants, or in conjunction
with funds from private partners. The City is currently investing about $100,000, with additional contributions from a
developer, to improve a regional storm water detention facility so that a 26-unit, market rate subdivision can be built. The
improvements will accommodate run-off from other upstream residential properties.

Rehabilitation and Weatherization Programs: Lincoln County and several of the incorporated cities, including
Newport, obtained Community Development Block Grant (CDBG) funds over the years to finance a housing rehabilitation
loan program for low-income households. Participants were eligible for zero-interest, deferred payment loans that were
typically repaid upon sale of the home. Changes to loan processing regulations, related to the recession, have made it
such that the agency contracting to provide the services can no longer cost effectively administer the program. The
partners have about $2.75 million tied up in the program and are considering options for reconstituting it, including the
possibility of working with a non-profit on a new CDBG application to bring in additional resources.
Additional Information: For additional information about the above listed programs or other housing initiatives the City
of Newport is engaged in, please contact Derrick I. Tokos, AICP, Community Development Director at 541-574-0626 or
d.tokos@newportoregon.gov.
2019 OAPA Conference
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Local Funding and
Incentives for Housing
Newport's Experience
2019 OAPA CONFERENCE
OCTOBER 24, 2019

CHALLENGES
Overall Housing Need

AGATE BEACH NEIGHBORHOOD

Land Costs / Supply
Terrain
Inadequate Infrastructure

Scale / Profitability
Rural Location
Labor Shortage

Seasonal Housing
Impact Fees / Exactions
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COST CONSIDERATIONS FOR DEVELOPERS
Land Costs – Purchase Price, Closing and Recording Fees
Finance Charges – Loan Fees, Taxes, Title Insurance, Interest
Permits/Impact Fees –Building Permits, Excise Taxes, SDCs
Soft Costs – Architectural, Engineering, Geotechnical, Legal, Appraisal,
Environmental, Surveying, Developer Fees
Construction Costs – Demolition, Abatement, Earthwork, On-Site Utilities,
Building, Contractor Expenses (i.e. overhead, equipment mobilization, insurance,
profit), Pavement, Landscaping, Performance Bond, Off-Site Work
* CATEGORIES

WITH PUBLIC EXPENSES IN RED.
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FUNDING AND INCENTIVES
Property Tax Incentives

Down Payment Assistance

System Development Charges

Urban Renewal

Construction Excise Tax

Rehabilitation and
Weatherization

Leveraging Public Lands
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MULTIPLE UNIT PROPERTY TAX EXEMPTION (ORS 307.600 – 307.637)
• Applies to multi-family rental housing
that would not pencil out without
property tax relief

SURFVIEW VILLAGE APARTMENTS

• 10 year tax exemption on structural
improvements in exchange for
reserving a % of units as affordable

• Allows payment in-lieu of meeting
affordability targets. Funds to be used
for affordable housing
• Must provide at least 3 additional units (if new) or 2 (if a remodel)
• Requires third party review of financial pro-forma with approval by policy-makers.
Approved projects subject to regulatory agreement and must annually certify
compliance
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SURFVIEW VILLAGE (110 UNITS OF MULTI-FAMILY HOUSING)
TOTAL PROJECT COSTS (2019 DOLLARS)

PUBLIC PORTION OF PROJECT COSTS

LAND ACQUISITION

$1,852,500

8%

PERMITS

FINANCING

$1,455,000

6%

LAND USE

$5,000

PERMITS/FEES

$360,000

1%

BUILDING

$75,000

SOFT COSTS

$3,125,000

13%

IMPACT FEES (SDCS)

$280,000

CONSTRUCTION COSTS

$16,837,000

70%

OPERATING RESERVE

$445,000

2%

SOFT COSTS
NE 60TH / US 101

$55,000

CONSTRUCTION COSTS
TOTAL

$24,074,500

100%

* ROUGHLY $190,000 PER UNIT OF SUBSIDY.
UNITS AVAILABLE TO HOUSEHOLDS AT OR BELOW 60%
MEDIAN AREA INCOME
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NE 60TH / US 101

$585,000

CENTRAL LINCOLN PUD

$225,000

TOTAL (5% OF PROJECT BUDGET)

$1,225,000
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NON-PROFIT LOW-INCOME HOUSING TAX EXEMPTION (ORS 307.540 – 307.548)
• Property tax exemption on land and improvements for developers of lowincome rental housing (up to 60% MFI year one, 80% MFI all subsequent
years)
• Applies to existing low-income housing projects and vacant land held for the
purpose of developing low income housing for a period of 3 years or less
• Eligible organizations are charitable non-profit corporations certified by the
IRS as 501(c)(3) or (4) organizations
• Administrative approval process
• Tax exemption subject to annual review to confirm continued eligibility
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SYSTEM DEVELOPMENT CHARGES (SDCS)
Strictly regulated under ORS Chapter 223. Must be based upon a
methodology that includes:

• Capital improvement plan
• Growth projections

• Evidence that system capacity must be improved to meet service
needs of future users
• Projected costs of improvements that increase system capacity
• Portion of those costs attributed to future demand
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NEWPORT’S HISTORY WITH SYSTEM DEVELOPMENT CHARGES
1981 to 2008: Fixture based assessment for water and sewer impacts, offstreet parking demand based assessment for streets, dwelling unit based
assessment for parks. No SDCs collected for storm drainage
2008 to 2017: Equivalent Dwelling Unit based assessment for water, sewer,
parks and streets. Storm drainage assessment based upon new impervious
surface being added to a parcel or lot
2017 to Present: Established a square footage assessment for single family
detached and attached development, replacing a “one size fits all” formula.
List of SDC eligible capital projects reduced. This, on balance, has led to lower
per project assessments (creating room for an Affordable Housing CET)
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SAMPLE IMPACT FEE ASSESSMENT FOR RESIDENTIAL DEVELOPMENT (2018)
841 NW Brook Street (324 sq. ft.)

110 SE 40th Street (1,784 sq. ft.)
SDC Fee:
$5,154.22
Credit:
- $714.60

SDC Fee:
$1,341.36
Credit:
-$0

(prior meter)

School CET:
$346.68

School CET:
$1,577.47

Affordable
Housing CET:
$427.29

Affordable
Housing CET:
$1,765.56

Balance Paid:
$2,115.33

Balance Paid:
$7,782.65

2014 Fee Equivalency: $9,754.52

2014 Fee Equivalency: $11,390.52

While the 2017 SDC Methodology reduced fees for small dwellings enough that they are not an
impediment to development, the small home category is an area where the City may want to apply its
affordable housing development incentives
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SAMPLE IMPACT FEE ASSESSMENT FOR COMMERCIAL DEVELOPMENT (2018)
Les Schwab Tire Center (13,154 sq. ft.)

Marine Studies Initiative Bldg (73,671 sq. ft.)
SDC Fee:
$185,072.66
Credit:
- $7,045.70

SDC Fee:
$93,630.83
Credit:
- $33,190.77

(Prior Meters)

(Prior Auto Sale Use)

School CET:
$0 (Exempt Use)

School CET:
$6,971.62

Affordable
Housing CET:
$0 (Exempt Use)

Affordable
Housing CET:
$10,193.07

Balance Paid:
$178,026.96

Newport Brewery (3,200 sq. ft.)

Samaritan Pacific Hospital (86,000 sq. ft.)
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Balance Paid:
$77,604.75

SDC Fee:
$162,954.53
Credit:
- $31,026.25

SDC Fee:
$40,293.44
Credit:
- $9,884.23

(Prior Uses)

(Prior Warehouse)

School CET:
$0 (Exempt Use)

School CET:
$906.30

Affordable
Housing CET:
$0 (Exempt Use)

Affordable
Housing CET:
$2,754.45

Balance Paid:
$131,928.28

Balance Paid:
$34,069.96
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COMPARISON OF FEES FOR NEW SINGLE FAMILY CONSTRUCTION (2013)
CHARGE FOR 2,000 SF DWELLING
$20,000

$16,000

$12,000

$8,000

$4,000

$0
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COMPARISON OF FEES FOR NEW SINGLE FAMILY CONSTRUCTION (2019)
CHARGE FOR 2,000 SF DWELLING
$20,000

$16,000

$12,000

$8,000

$4,000

$0
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AFFORDABLE HOUSING CONSTRUCTION EXCISE TAX
• Assessed at a rate of 1% of the construction
value associated with a new structure or
addition to an existing structure
• Applies to both residential and nonresidential uses
• Limited number of public, private, and nonprofit uses exempted under state law
• State law limits how funds can be used
• About $110,000 has been collected over the first 1 ½ years of the program
• An advisory committee is being formed to determine how to distribute the
collected funds
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HOME OWNERSHIP DOWN PAYMENT ASSISTANCE
• Provides direct financial assistance to
bridge affordability gap

SOLD

• Targets households at 80 – 120% MFI
• Administered by Proud Ground, a non-profit
land trust, via multi-jurisdictional agreement
• Trust retains ownership of land subject to
long-term renewable lease to ensure
permanent affordability
• Building a base of qualified buyers requires
extensive outreach
• $770,000 in subsidy for 8 grants
(3 in the City of Newport)
2019 OAPA CONFERENCE

2019 Newport Example:
3 Bed, 2 Bath, 1,200 sq. ft. SFD
Sales Price: $240,000
-$82,000 subsidy
$158,000
14

LEVERAGING PUBLIC LANDS
• City and Habitat for Humanity
executed a land donation
agreement for the construction
of up to 5 owner-occupied units
on city owned property

• Targeted to individuals or
families making between 40%
and 80% MFI
• Property to be transferred at
occupancy
• Deed restriction to require properties remain affordable upon resale for a period
of 20-years from the date the units are constructed
2019 OAPA CONFERENCE
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URBAN RENEWAL (TAX INCREMENT FINANCING)
• Excellent at generating funding for
infrastructure investments
• Is limited to blighted areas
• Requires thoughtful engagement with affected
taxing entities since their “future increment”
is at stake, in addition to the City’s
• Investments should be a catalyst for new
development that results in a direct or
indirect economic benefit to the area

• Newport has three urban renewal areas with
roughly $30 million planned for infrastructure
investments over the next 15-20 years
2019 OAPA CONFERENCE
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REHABILITATION AND WEATHERIZATION
• Cities and Lincoln County have leveraged
Community Development Block Grant (CDBG)
funds to finance a housing rehabilitation loan
program for low-income households
• Participants have been eligible for zerointerest, deferred payment loans payable
upon sale of the residence
• There is about $2.75 million in the loan
portfolio with roughly $600,000 available
for new loans to qualified households

• Program is currently inactive while the local government partners look for a nonprofit to assist with program administration
2019 OAPA CONFERENCE
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OBSERVATIONS
• Incentive-based approaches preferable to regulatory solutions
• Lack of affordable housing is a long term challenge requiring multiple
strategies and effective partnerships

• Be clear about roles and expectations in interagency agreements
• Recognize limitations of housing related non-profits and look for
opportunities to assist them in developing organizational capacity

• Success is incremental… play the long game
• Regularly assess progress and recalibrate if desired outcomes are not
being achieved
2019 OAPA CONFERENCE
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QUESTIONS?

DERRICK I. TOKOS, AICP
COMMUNITY DEVELOPMENT DIRECTOR
CITY OF NEWPORT
PH: 541.574.0626
D.TOKOS@NEWPORTOREGON.GOV
2019 OAPA CONFERENCE
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