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The Department of Land Conservation and Development (DLCD) received the attached notice of adoption. 
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the 
adopted plan amendment is available for review at the DLCD office in Salem and the local government 
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(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If 
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503-373-1265, if you have questions about appeal procedures. 
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Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged. 
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CITY OF SILVERTON 
ORDINANCE NO. 11-02 

AN ORDINANCE APPROVING COMPREHENSIVE PLAN AMENDMENT (CP-11-01) 
AND ADOPTING THE 2011 ECONOMIC OPPORTUNITY ANALYSIS AS A SUPPORT 
DOCUMENT TO THE SILVERTON COMPREHENSIVE PLAN. 

WHEREAS, the City of Silverton initiated a process to update the Economy element of the 
Comprehensive Plan to comply with Statewide Planning Goal 9; and 

WHEREAS, FCS Group was hired as a consultant to help in the community outreach effort and 
preparation of the 2011 Economic Opportunity Analysis; and 

WHEREAS, Public input was gathered throughout the process to evaluate citizen concerns 
regarding the existing economic conditions, including an online survey, stakeholder interviews, 
input from a citizen Technical Advisory Committee, and a public workshop; and 

WHEREAS, a draft Plan was prepared in February 2011; and 

WHEREAS, after proper legal notice, a public hearing before the Planning Commission to consider 
this Comprehensive Plan Amendment to adopt the 2011 Economic Opportunity Analysis as a 
support document to the Silverton Comprehensive Plan was held on April 12, 2011; and 

WHEREAS, the Planning Commission unanimously adopted Resolution 11-02, recommending 
approval of the 2011 Economic Opportunity Analysis to the City Council; and 

WHEREAS, after proper legal notice, a public hearing before the City Council to consider this 
Comprehensive Plan Amendment to adopt the 2011 Economic Opportunity Analysis as a support 
document to the Silverton Comprehensive Plan was held on May 2, 2011; and 

WHEREAS, City Council passed Ordinance No. 11-02 on its first reading by a vote of 6-1 to adopt 
the Economic Opportunity Analysis document on May 2, 2011; and 

WHEREAS, City Council adopted Ordinance No. 11-02 on its second reading to adopt the 2011 
Economic Opportunity Analysis as a support document to the Silverton Comprehensive Plan on 
June 6, 2011; and 

NOW THEREFORE BE IT ORDAINED by the City Council of the City of Silverton that based 
on evidence reviewed, and the City Council discussion which has been incorporated by reference, 
the City Council voted to adopt CC Ordinance 11 -02 in support of this decision; and 



NOW FURTHER THEREFORE, a foil copy of the Economic Opportunity Analysis can be found 
on file in the Community Development Department at City Hall. 

FIRST READ by the Council the 2nd day of May, 2011. 

PASSED by the Council this 6th day of June, 2011. 

SIGNED by the Mayor the day of , 2011. 

Effective this day of , 2011. 

Mayor 

ATTEST: 

City Recorder 



CITY OF SILVERTON 
ECONOMIC OPPORTUNITY ANALYSIS 

FEBRUARY 25, 2011 

FCSGROUP 

This entire report is made of readily recyclable materials, 
including the bronze wire binding and the front and 

back cover, which are made from post-consumer 
recycled plastic bottles. 
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SECTION I: INTRODUCTION 
The City of Silverton has grown significantly over the past few decades in both population and 
housing, and currently functions primarily as a "bedroom community" and regional visitor 
destination within the greater Salem region as well as the larger Portland-Vancouver-Beaverton 
Primary Metropolitan Statistical Area.1 The Silverton Economic Opportunities Analysis (EOA) is 
intended to serve as a basis for the City of Silverton to explore and document new information 
regarding the City's buildable land inventory (BLI) and employment trends; and includes policies 
and community economic development objectives (CEDOs) aimed at strengthening the local 
economy. 

The Silverton EOA will serve as a basis for the City of Silverton to document and adopt local 
policies and actions that help make Silverton a "more economically viable" community for residents, 
businesses and workers. 

The City of Silverton is undergoing a periodic review of its Comprehensive Plan per Oregon 
requirements. As part of the Comprehensive Plan update, the City must address the requirements of 
Goal 9 (Economic Development, OAR 660-009). Goal 9 requires cities to periodically review and 
update the following: 

• Local vision for strengthening local economies through the adoption of local economic policies 
that include community economic development objectives (CEDOs); 

• Local urban growth requirements (land needs) for providing an adequate land needed to 
accommodate 20-year employment growth forecasts. Land needs are to be based upon: 

• Current analysis of vacant and part-vacant buildable lands that are zoned or planned to 
accommodate job growth 

n Forecast land needs based on an Economic Opportunities Analysis that considers global, 
national and local trends, and is generally consistent with regional growth forecasts or 
coordinated population growth forecasts 

The technical and political approach used for the Silverton EOA and related steps are illustrated in 
Figure 1. This approach has been deemed to be consistent with the DLCD Goal 9 administrative 
rule, and the supporting OAR 660 guidance, as well as other supporting guidance provided per the 

1 The Portland-Vancouver-Beaverton Primary Metropolitan Statistical Area (PMSA) consists of seven counties: 
Multnomah (OR), Washington (OR), Clackamas (OR), Columbia (OR), Yamhill (OR), Clark (WA) and Skamania 
(WA). The Salem Region includes Marion and Polk counties. 

A. OREGON REGULATORY REQUIREMENTS 

B. METHODOLOGY AND APPROACH 

*:>FCS GROUP vvwvv.fcsgroup.com 
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DLCD Industrial & Other Employment Lands Analysis Guidebook (2005), and the Economic 
Development and Employment Land Planning Guidebook (July 2010). 

To assist the City and consultant team with creating the EOA and refining key assumptions, the City 
formed a local Silverton EOA Technical Advisory Committee (TAC) comprised of leading 
community members. The EOA also included a cross-section of city, county, regional agencies, and 
private business and citizen representatives. During the preparation of the EOA, the TAC met on 
three separate occasions. TAC meeting notes and community survey input are provided in Silverton 
EOA Technical Appendix A. 

Figure 1. Silverton EOA Methodology and Approach 

Part A Part B P a r t C 

Employment Land 
Inventory 

Employment Land 
Need 

Local Economic 
Development Policies r -Step 1: Inventory 

Employment Land 

-Step 1A: Identify 
Vacant Buildable 

Employment Land 
OAR 660-009-

0015(3) 

-Step IB- Describe 
Characteristics of 

Buildable Sites 
OAR 660-009-

0025(3)(a) 

4 

-Step 1C: Identify 
Short-term Land 

Supply 
OAR 660-009-
0025(3)(a)(C) 

-Step 2A : Analyze 
Economic Trends 

OAR 660-009-0015(1) 

-Step 2B: Assess 
Comparative 
Advantages 

OAR 660-009-0015(4) 

-Step 2C: Forecast 
Employment Growth 
OAR 660-009-0015(1) 

-Step 2D: Identify 
Required Sties 

OAR 660-009-0015(2) 

-Step 4: Estimate 
Land Need Based on 

Site Needs 
OAR 660-009-0025 

T 

-Step 3: Articulate 
Economic 

Development 
Objectives 

OAR 660-09-
0020(l)(a) 

I 
-Step 6: Adopt 

Economic 
Development Policies 
OAR 660-09-0020(1) 

-Step 5: Determine Employment Land 
Sufficiency 

OAR 660-09-0025(2) ! 
-Step 7: Designate 
Lands for Industrial 

and Commercial Uses 
OAR 660-09-0025 

<:> F C S G R O U P 
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SECTION II: BUILDABLE LAND ANALYSIS 
In accordance with OAR 660-009-0015(3) and OAR 660-009-0025(3)(a)(C), the existing supply of 
buildable employment zoned land within the Silverton UGB was inventoried and evaluated as part of 
the EOA. The Silverton EOA includes a recent buildable land inventory completed by the City of 
Silverton Planning Department staff using Geographic Information Systems (GIS) data that is 
consistent with current land use development characteristics, as of February 20, 2011. 

A. BUILDABLE LAND INVENTORY METHODOLOGY 
The BLI analysis included existing vacant and part vacant (sub-dividable) tax lots with adjustments 
made to deduct any current building and related parking development. The GIS analysis included all 
significant environmental constraints to estimate buildable land area within the Silverton EOA. The 
buildable land area was derived by deducting environmental features that would constrain the amount 
of potential site development on vacant and part vacant areas. For purposes of this analysis, the 
environmental constraints were calculated for each tax lot using estimates for land area that is 
constrained by the following: environmentally constrained areas (waterways, wetlands, riparian 
buffers); slopes over 25 percent; and other known site development constraints identified by City 
staff. 

An additional infrastructure analysis was conducted by Silverton community development, planning 
and engineering staff to ascertain known infrastructure conditions and related capacity constraints (if 
any) to providing adequate transportation, water, sewer and stormwater requirements associated with 
future development. In accordance with OAR 660-009-025(3)(a)(C), City staff also provided 
estimated time frames and preliminary capital cost estimates for planned infrastructure 
improvements. 

B. LONG-TERM EMPLOYMENT LAND INVENTORY 
The existing vacant and part vacant land inventory for the Silverton includes 33 tax lots with a total 
buildable land area of 92.3 buildable acres, as indicated in Table 1. Silverton's vacant land supply 
consists of 10 small (less than 1 acre) tax lots, 20 tax lots between 1 to 5 acres, one lot with 5.5 acres, 
and two tax lots over 10 acres in size (34.6 acres total). Please refer to Silverton EOA Technical 
Appendix A for additional detail. 

•::>FCS GROUP www.fcsgroup.com 
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Tablel. Summary of Vacant and Part Vacant Employment Lands, Silverton UGB 
(buildable acres) 

.5 to 1 ac. 1 to 2 ac. 2 to 5 ac. 5 to 10 ac. 10 + ac. 

Total Gross 
Buildable (less 

25% slopes) 

Land Use Class 
tax 
lots acres tax lots acres 

tax 
lots acres 

tax 
lots acres 

tax 
lots acres 

tax 
lots acres 

Commercial (GC) 7 5.5 1 2.1 8 7.6 

Industrial Park 2 1.6 9 12.6 7 23.1 1 5.5 19 42.8 

Light 
Industrial/Industrial 1 0.6 2 2.7 1 4.0 2 34.6 6 41.9 

Total 10 7.7 11 15.3 9 29.2 1 5.5 2 34.6 33 92.3 

Source: City of Silverton, September 2010. 

In addition to the vacant land inventory, the City also identified tax lots that are likely to be 
redeveloped over the next 20 years. The redevelopment threshold took into account current county 
assessor estimates for building and land values. Parcels were deemed to have a medium to high 
redevelopment likelihood when the land values were at least equal or greater than building 
improvement values. The results indicate that there are 26 tax lots with a total of 45.9 gross acres of 
employment zoned land area that appears to have medium to high redevelopment potential within the 
next 20 years, as shown in Table 2. 

Table 2. Summary of Potential Redevelopment Lands, Silverton UGB* (buildable acres) 

Land Use Classification Tax lots Gross Acres 
Commercial (DC, DCF, GC) 8 6.5 
Industrial Park 6 25.5 

Light Industrial/Industrial 12 13.9 

Total 26 45.9 
* Reflects Medium and High Redevelopment Opportunities, Silverton UGB 
Source: City of Silverton, November 2010; based on Marion County Assessor data depicting tax lots with improvement value less 
than land value. Compiled by City of Silverton and FCS GROUP. 

C. SHORT-TERM EMPLOYMENT LAND INVENTORY 
In addition to the long-term land supply, OAR 660-009-0005 also requires the identification of a 
short-term supply of land meaning "suitable land that is ready for construction within one year of an 
application of a building permit or request for a service extension." OAR 660-009-0025 also requires 
that cities must provide "at least 25 percent of the total land supply within the urban growth 
boundary designated for industrial and other employment uses as short-term supply." 

In Silverton's case all of the land supply currently included within the Silverton city limits is 
considered to be served with adequate public facilities and within the short-term land supply. The 
portion of the vacant employment land area within the city limits includes 60.9 acres, which accounts 
for 62 percent of the total vacant buildable land area for employment lands within the Silverton 

*:>FCS GROUP v v w v v . f c s g r o u p . c o m 
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UGB. Hence, Silverton far exceeds the State of Oregon's 25 percent requirement for meeting the 
short-term land needs requirements for accommodating new employment development on vacant tax 
lots. 

Please refer to Silverton EOA Technical Appendix B for additional detail on the BLI method used 
to determine the BLI. 

In addition to documenting existing vacant and buildable land area within the Silverton UGB, 
consultant team members also evaluated current listings for commercial and industrial vacant lands 
and buildings within the mid-Willamette Valley region. The regional analysis of competitive land 
and buildings was based primarily on website listings, broker listings, and interviews with regional 
economic development managers in Marion, Polk, and Yamhill counties. The regional land and 
building inventory findings reflect a total of 542 acres of industrial land area being currently 
available within the mid-Willamette Valley region, and a vacant commercial and industrial building 
inventory of over 2.1 million square feet of competitive vacant floor area, as indicated in the 
Silverton EOA Technical Appendix A. 

D. REGIONAL EMPLOYMENT LAND CONSIDERATIONS 

*:>FCS GROUP v v w v v . f c s g r o u p . c o m 
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SECTION III: EMPLOYMENT TRENDS 
In accordance with OAR 660-009-0015(1-4), an analysis of economic trends, and local competitive 
advantages was conducted to prepare employment growth forecast for the Silverton UGB. Local 
economic development visions, goals and objectives were also considered in this process to inform 
the growth forecast scenarios. 

A. TRENDS ANALYSIS 
Population levels continue to increase in both Oregon and Silverton due to population migration 
patterns, increases in immigrant population levels, and natural population increases. As indicated in 
Table 3, according to the Portland State University Population Research Center, the population in 
Silverton increased to 9,655 residents in 2010 (July 1), an increase from 7,414 residents in 2000. The 
population growth rate in Silverton was over two times higher than Marion County and the Salem 
MSA growth rate, and almost three times higher than the state or national population growth rate 
between 2000 and 2010. 

Table 3. Population Trends, 2000 to 2010 

2000 2010 
Peicent 

Change 2000-
2010 

Silverton 7,414 9,055 30.2% 
Marion County 284,834 320,640 12.6% 
Salem MSA* 347,214 389,785 12.3% 
Oregon 3,421,399 3,844,195 11.9% 
USA 282,171,957 310,924,000 10.2% 

Source: Portland State University, Population Research Center; and US Census. 
* Salem Metropolitan Statistical Area (MSA) includes Marion and Polk counties. 

Silverton's local economy will continue to be influenced by the growth in the nearby Portland-
Vancouver-Beaverton PMSA region. Population of the greater Portland-Vancouver-Beaverton PMSA 
is forecasted to add between 346,500 and 467,300 people over the next 10 years, and continue to 
grow thereafter.2 

Increasing population levels within the greater Portland Region will also result in an expanding labor 
force. In 2009, population within the Portland-Vancouver-Beaverton PMSA (seven-county region) 
expanded by nearly 40,000 residents, while employment declined by over 38,000 jobs, according to 
HIS Global Insight. The influx of population into the greater Portland Region during a time of 
economic recession and job layoffs is creating persistently high levels of unemployment for the 
region. 

2 The Portland-Vancouver-Beaverton Primary Metropolitan Statistical Area (PMSA) consists of seven counties: 
Multnomah (OR), Washington (OR), Clackamas (OR), Columbia (OR), Yamhill (OR), Clark (WA) and Skamania 
(WA). Growth forecasts for the PMSA are derived from the draft Metro Urban Growth Report, December 2009 (by 
Metro). 

•::>FCS GROUP www.fcsgroup.com 
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According to the Oregon Employment Department (OED), there were approximately 3,155 "covered 
workers" that were listed as people employed at local businesses within the Silverton Urban Growth 
Boundary (UGB) in 2010. As indicated in Table 4, these workers reflect an estimate of the nonfarm 
"covered employment" only, which tends to exclude workers that are self-employed and/or part-time 
workers that do not pay unemployment insurance to the State of Oregon. 

Table 4. Employment in Silverton U G B , 2003, 2008 and estimated 2010 

Sector 2003 2008 2010 Est. 
Change: 

2003 to 2010 

Natural Resources and Mining 28 27 20 (8) 

Construction 75 182 142 67 

Manufacturing 545 387 367 (178) 

Durable Goods 198 99 76 (122) 

Non Durable Goods 347 288 292 (55) 

Wholesale 54 68 58 4 

Retail 343 373 325 (18) 

Transportation, Warehousing & Utilities 46 73 69 23 

Information 47 34 29 (18) 

Financial Services 94 147 137 43 

Professional & Business Services 69 110 107 38 

Education 332 341 352 20 

Health Services 668 852 906 238 

Leisure & Hospitality* 346 389 352 6 

Other Services 181 212 208 27 

Government 61 82 81 20 

Total 2,889 3,277 3,155 266 
Source: OED, with 2010 estimates by FCS GROUP. * Leisure and hospitality sector includes lodging and restaurants. 

Most new job growth within Marion County and the Silverton UGB is occurring among self-employed 
and Stage 1 business entities with 2 to 9 workers per establishment. According to data estimated compiled 
by Dunn and Bradstreet Corporation, OED, and FCS GROUP, there were approximately 338 self-
employed entities and 448 Stage 1 entities(with 2 to 9 employees) in Silverton during 2008, which was 
about two times the number of self employed and Stage 1 entities recorded in 2003. 

Silverton added an estimated 292 net new entities between 2003 and 2008. Over 9 out of 10 new entities 
added in Silverton between 2003 and 2008 had less than 10 employees. Silverton also added 8 net new 
Stage 2 entities (10 to 99 workers each), but there was no net gain in entities with over 100 workers. 

Positive employment growth is forecasted to continue to occur within the Mid-Willamette Valley 
region. The 10-year job growth forecasts for OED Region 3 (includes Marion, Yamhill and Polk 
counties) portend a positive trend towards job growth for all industry sectors, except mining/logging, 
wood product manufacturing, information and federal government sectors. The OED expects the 
number of jobs in Region 3 to increase by 2,450 jobs over the next 10 years, increasing from 25,740 
jobs in 2008 to 28,190 jobs by 2018. The sectors that are expected to grow the fastest include: 
healthcare and social services; leisure and hospitality; professional and business services; retail; 
wholesale trade; and state government. 

*:>FCS GROUP v v w v v . f c s g r o u p . c o m 
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Tourism has also been a driving economic force in the Mid-Willamette Valley over the past few 
decades. In addition to recreational visitation, tourism has increased due to the increase number of 
people traveling to the Oregon Garden, Woodburn Tulip farms, Silver Falls State Park, and several 
commercial vineyards/wineries in the region. According to the Oregon Department of Tourism, 
visitation in the Mid-Willamette Valley region (consisting of Marion, Yamhill and Polk counties) 
generated nearly S538 million in direct spending in 2009 and supported over 6,790 jobs. Total direct 
visitor spending in the Mid-Willamette Valley region has increased 43 percent since 2001. 

The farms and nurseries located in the fertile Mid-Willamette Valley (consisting of Marion, Yamhill 
and Polk counties) provide important commodities for value-added business activities in the greater 
Salem metropolitan region, which tend to be reflected in the non-durable goods manufacturing and 
wholesale trade service sectors. According to the 2007 Census of Agriculture, the Mid-Willamette 
Valley had 6,037 farms that produced over SI billion in agricultural products (mostly grains, berries, 
nuts, and nursery products). Marion County farms accounted for 58 percent of the total farm 
commodities in the Mid-Willamette Valley region. 

To estimate future development potential for Silverton employment, FCS GROUP evaluated the 10-
year employment growth forecasts prepared by the OED for Region 3, and extrapolated the growth 
rates for each sector for an additional 10 years. According to the long-range job forecast prepared by 
the OED, it is apparent that long-run job growth is expected to occur in Region 3. Over the planning 
period, the Region 3 growth rates prepared by the Oregon Department of Economic Development 
reflect positive job growth forecasts for each sector (excluding information). 

FCS GROUP prepared a range in employment forecasts for the Silverton UGB that is intended to 
coincide with Oregon Administrative Rules and Goal 9 requirements. Three employment growth 
forecast scenarios were formulated for the Silverton UGB, and are presented in Table 5, and include 
a range of adding between 605 jobs (low), 886 jobs (medium) and 1,086 jobs (high) based on the 
following scenario assumptions. 

• Scenario A - Applies OED Annual Average Growth Rate (AAGR) Forecast to current estimated 
of nonfarm employment within the Silverton UGB. This scenario results in relatively low 
potential employment growth. 

• Scenario B - Applies the upper-end of UGB Capture of Marion County Growth (using OED 
AAGR). This scenario results in medium growth potential. Please refer to Silverton EOA 
Technical Appendix D for detailed assumptions. 

• Scenario C - Modified version of Scenario B, with the addition of new industrial or research & 
development employer(s) on the former Champion/Redmond mill site in the Silverton Industrial 
Park. This scenario includes 200 industrial jobs added over and above what would be expected to 
occur in Scenario B. 

B. SILVERTON EMPLOYMENT GROWTH FORECASTS 
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Table 5. Silverton UGB Employment Growth Forecast Scenarios, 2010 to 2031 

Sector 

Estimated 
Existing 2010 

Jobs in 
Silverton 

UGB 1 

Job Growth Forecast Scenarios (Net New Jobs 
forecasted during 2010 to 2031) 

Sector 

Estimated 
Existing 2010 

Jobs in 
Silverton 

UGB 1 

A (low) B (medium) C (high) 

Sector 

Estimated 
Existing 2010 

Jobs in 
Silverton 

UGB 1 

3ased on OED 
Region 3 

Growth Rates 
Applied to 

Silverton Job 
Sectors 1 

Based on High 
end of UGB 
Capture of 
County & 
Region 3 
Growth 

Forecast' 

Modified 
Forecast, Based 
on Scenario B 

with former Mill 
Site Redevelop-

ment2 

Natural Resources 20 1 9 9 
Retail & Commercial Trades 677 116 166 166 
Services 1,740 460 649 649 
Industrial/Other - - -

Industrial/Other 636 21 42 242 
Government 81 7 19 19 

Total 3,155 605 886 1,086 
Notes: 
1 Derived from Silverton EOA Technical Appendix A. 
2 Assumes 200 additional jobs added at former Champion/Redmond Homes mill site. 
Compiled by FCS GROUP. 

C. OPPORTUNITIES AND CONSTRAINTS ANALYSIS 
Input from the TAC and local stakeholder interviews was considered to help evaluate the local desire 
and ability to achieve the low, medium and high growth employment forecasts and to ascertain 
potential issues regarding meeting unique site requirements for small, medium and large employers. 
The overall findings from a opportunities and constraints analysis are summarized in Silverton EOA 
Technical Appendix A. 

D, TARGET BUSINESS CLUSTERS ANALYSIS 
The business cluster analysis summarized in Figure 2 identifies the business sectors within the 
Silverton by their size and growth potential. Each sector has been analyzed by their North American 
Industrial Classification System (NAICS) code. The NAICS is used by the federal government to 
classify types of businesses for tax accounting and economic research purposes. The data used for the 
clusters analyses were derived from the OED wage and salary employment statistics for the year 
ending in 2008. The size the bubbles in the following charts provide a relative comparison within 
each jurisdiction of the total direct wages paid to workers within each industry sector. 

The City of Silverton may target businesses that generally offer above-average wages and provide 
health care and retirement benefits that support families. According to the U.S. Bureau of Labor 
Statistics, the occupations that had the fastest growth and highest pay over the past 10 years 
nationally included: computer systems analysts, registered nurses, computer support specialists, 
teachers, social workers, college faculty, computer programmers, engineering sciences, police 
officers, securities and financial services, physicians, advertising, marketing, management analysts, 
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electrical engineers, paralegals, writers/editors, commercial artists, medical and health service 
managers.3 

Focused marketing and business recruitment efforts are being made by local organizations such as 
the Salem Chamber of Commerce, SEDCOR, BusinessOregon and other entities to attract established 
and emerging business clusters to the region and state. The five workforce investment boards (WIBs) 
that participate in the WIRED Region have each identified targeted industry sectors within the 
advanced manufacturing cluster, with focus on metals, wood products, food processing, bioscience, 
high tech, renewable energy, pulp and paper, plastics, defense contractors, and aerospace. Within 
these sectors, the most significant net new job growth is forecasted to occur in the metals, general 
manufacturing, bioscience and food processing sectors.4 

In light of these findings, it is recommended that Silverton focus on retaining and attracting a mix of 
existing and emerging business clusters that pay above average wages. This includes a mix of 
existing established and emerging clusters, including: 

• Health services 

• Food and beverage processing (e.g., fruit juice, wine, organic supplements, etc.) 

• Creative services (computer software, electronic publishing, etc.) 

• Professional business services (including consultants that work outside the region) 

• Advanced education/training 

• Tourism (leisure and hospitality) 

3 These findings are based on publications provided by JIST Works, including the Occupational Outlook Handbook, 
2008-2009; and America's Fastest Growing Jobs by Michael Farr. 
4 The WIRED Region in the Portland area includes nine counties spanning from SW Washington to the greater 
Portland and Mid-Willamette Valley Regions. WIRED is an acronym for the national Workforce Innovation for 
Regional Economic Development. 
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Figure 2. Existing Business Clusters in Silverton UGB, 2008 
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SECTION IV: EMPLOYMENT LAND NEEDS 
In accordance with OAR 660-009-0025, an analysis of 20-year land needs for employment growth in 
the Silverton UGB is required along with attention to unique site needs based on the identified 
employment types. 

A. EMPLOYMENT DEVELOPMENT FORECAST 
The findings from the employment trends analysis indicated that the City of Silverton could expect to 
attract positive employment growth over the next 20 years. The job forecast scenarios identified in 
Task 3 reflect a range in potential employment growth of 605 jobs to 1,086 jobs within the Silverton 
UGB over the 2010 to 2031 time frame. 

As indicated in Table 6, this level of potential job growth over the next 20 years is expected to 
require between 90,000 and 170,000 square feet of redevelopment floor area, which would not deduct 
from the buildable land supply. Please refer to Silverton EOA Technical Appendix B for supporting 
assumptions. 

Table 6. Redevelopment Building Floor Area Requirements, 
Silverton UGB, 2010 to 2031 

Building Type Scenario A Scenario B Scenario C 

Office/Service 34,000 48,000 48,000 

Government/Other 1,000 2,000 2,000 

Flex/Business Park 5,000 8,000 17,000 

General Industrial 3,000 7,000 35,000 

Warehouse - - 1,000 

Retail 47,000 67,000 67,000 

Total SF Floor Area 90,000 132,0C0 170,000 

Source: derived from assumptions shown in Silverton EOA Technical Appendix A. 

An additional 148,000 to 310,000 square feet of building floor area would need to be constructed on 
vacant lands to accommodate the forecasted job growth in Silverton over the next 20 years, as 
indicated in Table 7. 
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Table 7. New Construction Building Floor Area Requirements for Vacant Lands, 
Silverton UGB, 2010 to 2031 

Building Type Scenario A Scenario B Scenario C 

Office/Service 51,000 72,000 72,000 

Government/Other 2,000 6,000 6,000 

Flex/Business Park 19,000 30,000 68,000 

General Industrial 5,000 10,000 52,000 

Warehouse 1,000 2,000 12,000 

Retail 70,000 100,000 100,000 

Total SF Floor Area 148,000 220,000 310,000 

Source: derived from assumptions shown in Silverton EOA Technical Appendix A. 

B. OVERALL EMPLOYMENT LAND NEED REQUIREMENTS 
The upper-end of the employment growth and land need scenario assumes 11 acres of net new 
industrial vacant land demand, which is below the estimated vacant industrial land supply of 84.7 
acres. Hence, Silverton can easily accommodate the high industrial job growth scenario without 
expanding its Urban Growth Boundary. 

A preliminary expected forecast of demand by parcel size is also provided in Table 8, and assumes 
that the existing vacant industrial sites can provide an adequate vacant land supply within the 
Silverton UGB over the next 20 years under the high-growth scenario. These growth forecasts 
illustrate the vacant land demand only, and do not reflect the additional employment growth this is 
expected to occur in existing underutilized building and tax lots not reflected in the vacant land 
inventory. 

Commercial Land Need and Parcel Requirements 

As indicated in Table 9, with a remaining existing vacant commercial land supply of only 7.6 acres, 
Silverton appears to have a somewhat limited existing vacant commercial land supply to meet the 
commercial/retail land demand forecasts under the medium and high land need scenarios. The 
medium/ and high land need scenarios assumes 10 acres of net new commercial land demand, which 
would result in a 3 acre deficit of commercially-zoned vacant land supply. The parcel-based analysis 
indicates a net land need for parcels of 1 to 5 acre in size, and a surplus of smaller parcels less than 
one acre in size. It is recommended that the City continue to pursue land use plan and development 
code provisions that create new commercial office and mixed-use (housing) development site 
opportunities within the West-Side area before it becomes annexed into the City. 
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Table 8. Reconciliation of Vacant Industrial Land Demand and Supply, 
Silverton UGB, 2010 to 2031 

Land Demand and Supply 
Scenario A 
Low Growth 

Scenario B 
Medium 
Growth 

Scenario C 
High Growth 

Demand (acres) 2 4 11 

Supply (acres) 84.7 84.7 84.7 

Land Surplus in Acres 63 81 73 

Preliminary Parcel Distribution, 

High Growth Scenario 

Existing 
Supply (tax 

lots) 

Forecast of 
Parcel 

Demand (tax 
lots) 1/ 

Surplus (tax 
lots) 

Less Than 1 acre 3 0 3 

1 to 2 acres 11 0 11 

2 to 5 acres 8 1 7 

5 to 10 acres 1 1 0 

10+ acres 2 1 1 

Total Parcels or Tax Lots 25 3 22 

Table 9. Reconciliation of Vacant Commercial Land Demand and Supply, 
Silverton U G B , 2010 to 2031 

Land Demand and Supply 
Scenario A 
Low Growth 

Scenario B 
Medium Growth 

Scenario C 
High Growth 

Demand 7 10 10 

Supply 7.6 7.6 7.6 

Land Surplus or Deficit in Acres 1 (3) (3) 

Preliminary Parcel Distribution, 

High Growth Scenario 

Existing 
Supply (tax 

lots) 

Forecast of 
Parcel Demand 

(tax lots) 
Surplus (tax 

lots) 

Less Than 1 acre 7 1 6 

1 to 2 acres 0 2 (2) 
2 to 5 acres 1 2 (1) 
5 to 10 acres 0 0 0 

10+ acres 0 0 0 

Total Parcels or Tax Lots 3 5 3 

Source: FCS GROUP, based upon findings included in demand and supply analysis. 

C. SITE REQUIREMENTS 
In light of support for more local business investment and local family wage job creation (based on 
public input and TAC input), and existing supply of already-serviced vacant industrial development 
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sites within Silverton, the City can target a high growth employment forecast (Scenario C) without 
needing to amend its UGB at this time. 

The majority of the targeted businesses that consider expanding or relocating into Silverton will 
consist of small business operations (less than 10 employees) that can locate within existing 
professional office or industrial buildings, or within new office or flex/industrial buildings that are 
developed on vacant sites with less than five acres in size. 

Silverton should also provide a variety of medium size sites (3-10 acres) that meet the targeted 
business and industrial requirements. The existing and potential businesses within Silverton can 
generally be grouped into three general land use categories: industrial, commercial and office. 

Most small and medium business establishments (less than 100 workers) prefer to initially lease 
space in office or industrial/flex buildings, and/or could locate into redevelopment sites in 
downtown, the Industrial Park, or in selected redevelopment locations (e.g., West-Side area). No 
special vacant land requirements are identified for future small or medium businesses. However, the 
City could pursue more proactive policies and investments aimed at incubating and growing self-
employed and small business establishments locally. 

Typical site requirements for the larger targeted business types are described in Silverton EOA 
Technical Appendix B. 
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SECTION VI: POLICY ACTIONS 
In accordance with OAR 660-009-0020(1 )(a) and OAR 660-09-0025, local economic development 
objectives and policies are to be adopted with special attention to designating lands for industrial and 
commercial use. 

Consistent with EOA documentation requirements, the economic trends analysis, stakeholder 
interviews, Technical Advisory Committee input, and the target industry clusters analyses, the City 
of Silverton is uniquely positioned within the mid-Willamette Valley region to experience continued 
success in retaining and attracting businesses and economic development. The ability to 
accommodate the level of employment growth expected under forecast Scenario C (high job growth) 
requires the City to undertake proactive steps through adoption of policies, including amendments to 
the Silverton Comprehensive Plan to provide community economic development objectives, a 
commitment to providing a competitive short-term land supply, and commitment to providing 
adequate sites and public facilities to serve new development. 

The outline of implementation policies that are to be adopted as part of the Silverton EOA is 
provided below. 

1. Community Economic Development Objectives 

2. Commitment to Provide a Short-Term Land Supply 

3. Commitment to Provide Adequate Sites and Facilities 

4. Policies that Provide for Prime Industrial Land Development on Large Lots 

• Provisions to assist local property owners with industrial site certification. 

5. Policies that Promote Targeted Redevelopment in the West-Side area 

6. Policies that Provide Proactive Economic Development Marketing and Incentives Directed 
Towards Strategic Clusters 

7. Land Use Development Code amendments that enable the City of Silverton to accommodate 
expected growth in office, commercial and industrial employment consistent with the medium 
growth scenario. 

B. COMMUNITY ECONOMIC DEVELOPMENT OBJECTIVES 

The following narrative describes a draft economic development mission and community economic 
development objectives needed to support the City of Silverton's new strategic plan for economic 
development. 

A. POLICY ACTIONS 
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Vision Statement: 

In order to enhance local quality of life and community livability to its fullest potential, the City of 
Silverton will work with local, regional and state economic development entities to create a business-
friendly environment that supports: existing and new downtown businesses, compatible commercial and 
industrial uses, and increases "living wage"job opportunities 5 The City will accomplish this through 
policies that promote job creation through strategic economic development marketing and infrastructure. 

Community Economic Development Objectives 

Goal 1: Actively Increase Economic Vitality of Silverton 

Objective 1.1: Increase marketing exposure of shovel-ready development sites, including a mix of 
site sizes (i.e., 5-acre to 10-acre) to meet business expansion requirements. 

Strategies: 

• Work with Marion County and Business Oregon to provide web-based links that 
provide information pertaining to the Silverton Industrial Park. This would 
include marketing in the Oregonprospector website 
(www. oregonpro spector.com). 

• Assist property owners with obtaining Oregon Industrial Site Certification for 
designated areas in the Silverton Industrial Park. Appropriate industry profiles 
may include: General Manufacturing, Food Processing, High-Tech Manufacturing 
and Processing, and Call Center/Business Services designations. 

Objective 1.2: Recruit businesses that offer "living wages" which are higher than the state-wide 
average for all private business establishments.1 

Strategies: 

• Focus on targeted business clusters for more proactive marketing outreach efforts. 
The targeted business clusters identified in the Silverton EOA include: health 
services; food and beverage processing; and professional business services 
(including creative service consultants, engineers, etc.). 

• Market the Silverton Industrial Park to targeted business sectors that provide 
wages equal to or better than state-wide average. 

Objective 1.3: Pursue special investment zone for the Silverton Industrial Park. 

Strategies: 

• Work with Marion County, SEDCOR, and BusinessOregon officials to designate 
the Silverton Industrial Park as a "rural strategic investment zone" to provide 
private investment tax abatement for up to 5 years on taxable capital investment 
in excess of $25 million. 

Objective 1.4: Evaluate Small Business Incubator Development Potential 

Strategies: 

• Work with local businesses, local residents, Chemeketa Community College, 
SEDCOR, and BusinessOregon to conduct a feasibility study for creating and 

5 In 2(H)7, living wages were defined as equal or greater to the county's average wage rate, or at least 
$31,793for Marion County. 

< : > I C S G R O U P w w w . f c s g r o u p . c o m 

http://www.fcsgroup.com


City of Silverton 
February 2011 

Economic Opportunities Analysis 
page 18 

maintaining a virtual small business incubator website targeted to local 
businesses. 

• Explore niche development opportunities regarding commercial kitchen, value-
added agriculture, food processing, and beverage processing industries. 

Goal 2: Become a Visible Economic Development Leader within the Willamette Valley 
Region 

Objective 2.1: Support local, county, regional, state, and federal land use, environmental, and 
transportation projects and initiatives that may positively impact or influence 
business development in Silverton. 

Strategies: 

• Use available City staff and/or a designated non-profit (e.g., SEDCOR and local 
Chamber of Commerce) to attend key land use, transportation and economic 
development forums, meetings and hearings; and/or provide local resolutions of 
support for specific initiatives. 

• Monitor projects and networks to decide which venues are most important to 
staff/attend. 

Objective 2.2: Maintain and improve the working relationship with secondary education 
establishments, and local training networks. 

Strategies: 

• Strive to improve outreach and partnership opportunities with other agencies, 
such as Chemeketa Community College. 

• Expand community outreach, including regular communications to ensure the 
City's economic development mission, activities and operations are conveyed 
through press releases, public forums, and one-on-one communications. 

Objective 2.3: Establish a "business friendly" relationship with local businesses and residents. 

Strategies: 

• Continue to provide a local process for reviewing and approving development 
applications within 45 days or less; 

• Remain active participant in local Chamber of Commerce; 

• Strive to retain and attract new businesses. Recognize new business formations, 
investment and "family wage" employers. 

Goal 3: Facilitate Economic Development within the Downtown Area 

Objective 3.1: Facilitate Downtown Reinvestment and Vitalization 

Strategies: 

• Promote public and private reinvestment in the downtown in accordance with 
Silverton Downtown Plan. 

• Implement zoning amendments that allow more flexible mixed-use development 
types that are compatible with adjacent commercial and housing areas. 
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Goal 4: Facilitate Development within the Silverton Industrial Park and other Emerging 
Commercial and Industrial Areas 

Objective 4.1 : Facilitate Job Creation in the Silverton Industrial Park 

Strategies: 

• Revisit marketing strategy and land use code for the Silverton Industrial Park. 

• Continue to implement clear and objective design standards, including 
identification of key design elements, and permitted and conditional uses 
allowed. 

• Include energy efficient design standards that are obtainable and include controls 
on night sky light pollution. 

• Include aesthetically pleasing low-maintenance landscaping buffers, signage, and 
site amenities. 

• Ensure that new sources of operating revenues are established to cover 
appropriate O&M expenses. 

Objective 4.2: Work with Marion County and local residents and businesses to solidify a vision and 
preliminary design plan for the West-Side Area of Silverton 

• Conduct planning sessions, public workshops, and/or joint meetings with the City 
of Silverton Planning Commission and City Council to identify appropriate 
building scale and use orientation as a basis for a vision and preliminary design 
guidelines. 

• Reach out to potential tenants to fully understand any potential interest in 
locating business operations into the West-Side Area and other emerging 
commercial and industrial areas of Silverton, and what types of buildings and site 
layouts, amenities, and infrastructure are desired. 

Objective 4.3: Work with Marion County, ODOT and potential site tenants to obtain full funding 
commitments for the on and off-site infrastructure in West-Side Area. 

Strategies: 

• Identify local, state, and federal grant and loan funding programs, and designated 
amounts of local funding match from designated City and county resources. 

• Identify prospective tenants that may consider locating into the West-Side Area. 
Obtain letters of intent from tenant prospects. 

• Work with county to apply jointly for regional, state and federal grant and loan 
programs to leverage designated local funding amounts. 

• Update the City and county capital facilities plans to reflect the capital cost 
outlays and funding resources to be dedicated to the project. 

• Ensure that adequate funding reserves are designated by City and county to 
ensure project completion within desired time frame. 

Goal 5: Establish Silverton as a Unique Destination for Day-Trip and Overnight Tourism 

Objective 5.1 : Prepare and Implement a Tourism & Visitation Marketing Action Plan 

Strategies: 
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• Prepare a 5-year Tourism & Visitation Marketing Action Plan that identifies local 
and state marketing roles, investment priorities, and funding resources. 

• Work closely with local businesses and Chamber of Commerce to prepare new 
website that describes unique local attractions, events, shopping, and recreational 
activities that are available year round in the Silverton area. 

• Work towards long-term development of creek-side area trails and access points 
to enhance local recreation and visitation in downtown and emerging West-Side 
area. Amend Silverton Parks and Recreation Plan, as appropriate. 

Objective 5.2: Support agricultural and environmental tourism efforts within Silverton, as 
appropriate. 

• Continue to work with the Oregon Garden Resort, Silver Falls State Park and 
local private enterprises to expand local use of these resources to provide off-
peak visitation and related business spending impacts and to improve the quality 
of life for local residents and employees. 

• Involve local farms, wineries, farmer's market and resort, lodging and tourism 
business representatives in the marketing of Silverton. 

Goal 6: Monitor Performance and Periodically Adjust Goals and Objectives 

Objective 6.1 : Monitor the overall completion and cost and benefits attributed to these 
aforementioned economic goals and objectives. 

• Prepare annual review of local success in achieving each of the aforementioned 
goals and objectives. Indicate whether the goal has been initiated, level of staff 
resources and budget expended, percent completion, and anticipated completion 
date. 

• Identify direct investments leveraged by City resources, including amounts of 
public and private investment leveraged, direct jobs retained or created, and other 
measures of public benefit. 

• Revise economic development mission, goals, and objectives annually, as 
appropriate to reflect ongoing success, and fiscal issues, constraints, and new 
opportunities. 

Please refer to Silverton EOA Technical Appendix C for a summary of Draft land use amendments. 

Strategies: 

Strategies: 

*:>FCS GROUP v v w v v . f c s g r o u p . c o m 

http://www.fcsgroup.com
http://www.fcsgroup.com


City of Silverton Economic Opportunities Analysis 
Task 1, Task 2 and Task 3 Deliverables 

Introduction 

The city of Silverton has grown significantly over the past few decades in both population and 
housing, and currently functions primarily as a "bedroom community" and regional visitor destination 
within the greater Salem region as well as the larger Portland-Vancouver-Beaverton Primary 
Metropolitan Statistical Area.1 The Silverton Economic Opportunities Analysis (EOA) is intended to 
serve as a basis for the city of Silverton to explore and document new information regarding the city's 
buildable land inventory (BLI) and employment trends; and includes policies and community 
economic development objectives (CEDOs) aimed at strengthening the local economy. 

This memorandum summarizes work completed by the city of Silverton's Community Development 
and Public Works staff, along with FCS GROUP and Columbia Planning and Design (EOA project 
consultants) with respect to the following work activities: 

• Task 1 Project Kickoff/Orientation: including site visits, review of background materials and 
initial input from the Silverton EOA Technical Advisory Committee (TAC). 

• Task 2 Employment Land Inventory: includes update of the buildable vacant and part-vacant 
employment land inventory within the Silverton Urban Growth Boundary (UGB). 

• Task 3 Employment Trends and Opportunities/Constraints: includes an analysis of national, 
regional and local trends affecting Silverton's job growth, tourism and business investment 
potential. 

Work on these tasks shall be incorporated into the draft Economic Opportunity Analysis report and 
comprehensive plan amendments as part of Tasks 4-7. 

The technical and political approach used for the Silverton EOA and related steps are illustrated in 
Figure 1. This approach has been deemed to be consistent with the DLCD Goal 9 administrative 
rule, and the supporting OAR 660 guidance, as well as other supporting guidance provided per the 
DLCD Industrial & Other Employment Lands Analysis Guidebook (2005), and the Economic 
Development and Employment Land Planning Guidebook (July 2010). 

1 The Portland-Vancouver-Beaverton Primary Metropolitan Statistical Area (PMSA) consists of seven counties: 
Multnomah (OR), Washington (OR), Clackamas (OR), Columbia (OR), Yamhill (OR), Clark (WA) and 
Skamania (WA). The Salem Region includes Marion and Polk counties. 



Figure 1. Silverton EOA Methodology 
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Project Kickoff/Orientation - Task 1 

The Silverton EOA study area includes all the land area within the current Silverton Urban Growth 
Boundary (UGB) (as of January 1, 2011) and includes an analysis of the competitive industrial areas 
within portions of greater Salem Region (including the city of Salem and portions of Marion and Polk 
counties) within the Mid-Willamette Valley region. 

The EOA is intended to build upon prior local and regional planning efforts, including: 

» The Silverton Comprehensive Plan and Development Code 
• Silverton Transportation System Plan 
• Silverton public facilities plans for water, sewer, and parks 
• Silverton Industrial Master Plan 
• Prior Silverton Goal 9 EOA findings 

As part of Task 1, the city and consultant reviewed these and other documents in preparing the EOA 
for Silverton, and have made every effort to summarize relative components of these documents as 
background information for review by the TAC in the formulation of EOA assumptions. 

On September 28, 2010 members of the city and consultant team conducted site visits to note general 
conditions regarding the vacant BLI within the city and the special area of interest. Site visits 
included observations by the city engineering staff, community development director, and consultant 
project manager. Important observations included: 

• Potential Development Code refinements to_o tho City of Silverton Industrial Park Master 
WanZone standards: 

• Future land use planning for the- wWest-sSidc rodevelopmont subaroaarea of Silverton: 
• Opportunities for major redevelopment buildings/sites, including the former 

Champion/Redmond Homes mill site, and the Eugene Field Elementary School buildings 
• Recent and planned development occurring around the Silverton Hospital campus area; 
• Recent expansion of the Oregon Garden Resortviwtef facilities and accommodations^ 
• Opportunities for downtown infill and redevelopment projects: and; 
• All land within the city of Silverton is generally available for near-term development (within 

1 -3 years) with adequate sewer, water and transportation facilities. 

Initial Technical Advisory Committee Meeting, Community Survey and Stakeholder 
Interviews 

As part of Task 1, the city formed a local TAC to assist the city and the consultant team in 
formulating the EOA. The Silverton EOA TAC is comprised of several leading community members 
with local city, county, and private business and citizen representatives. 

• 1 Formatted: Space After: 0 pt 

The initial EOA TAC meeting was conducted on November 16,2010 at the City of Silverton, City Council 
chambers meeting room. Prior to this meeting, TAC members were provided: the meeting agenda; and a 
draft map depicting vacant employment lands (BLI) was provided at the meeting. A total of three (3) 
meetings with the TAC were held and all mThe-meeting minutes, agenda and attendees are included in 
Appendix A. j n addition, a Community Workshop was advertised and held on February 1.201 j and the „ - -{ Formatted: Font: Not Bold 
minutes from this meeting is also included in Appendix A. 
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In addition to the TAC meeting, the city and consultant also developed a web-based public survey 
questionnaire and conducted several stakeholder interviews with local and regional development and 
business members. 

The results of the stakeholder interviews are summarized in Appendix B. 

The results of the community survey are summarized in Appendix C. 

Employment Land Inventory - Task 2 

As part of Task 2, the city and EOA consultant team prepared draft buildable land inventory (BLI) 
maps depicting vacant and part vacant lands within the city and special area of interest using 
Geographic Information Systems (GIS) data provided by the city and Marion County. 

The city's BLI included an analysis of existing vacant and part vacant (sub-dividable) tax lots by 
current zoning classification and deducted all significant environmental constraints to estimate 
buildable land area within the Silverton UGB. The land supply analysis focused on the land use 
classification that support employment uses, including commercial and industrial zones. 
The buildable land area for each tax lot was derived by analyzing GIS data pertaining to 
environmental features that would constrain the amount of potential site development on vacant and 
part vacant areas. For purposes of this analysis, the environmental constraints were calculated for 
each site using estimates for land area that is constrained by the following: national wetland inventory 
and slopes over 25%. 

The existing vacant and part vacant land inventory for the Silverton includes 33 tax lots with a total 
buildable land area of 92.3 buildable acres, as indicated in Table 1. Silverton's vacant land supply 
consists of 10 small (less than 1 acre) tax lots, 20 tax lots between 1-5 acres in size. The larger tax lots 
(over five acres) include 1 lot with 5.5 acres, and 2 tax lots over 10 acres in size (34.6 acres total). 
Please refer to Appendix D for additional detail. 

Tablel. Summary of Vacant and Part Vacant Employment Lands, Silverton UGB 
(buildable acres) 

.5 to 1 ac. 1 to 2 ac. 2 to 5 ac. 5 to 10 ac. 10 + ac. 

Total Gross 
Buildable (less 

25% slopes) 

Land Use Class 
tax 
lots acres tax lots acres 

tax 
lots acres 

tax 
lots acres 

tax 
lots ac-es 

tax 
lots acres 

Commercial (GC) 7 5.5 1 2.1 8 7.6 

Industrial Park 2 1.6 9 12.6 7 23.1 1 5.5 19 42.8 

Light 
Industrial/Industrial 1 0.6 2 2.7 1 4.0 2 34.6 6 41.9 

total 10 7.7 11 15.3 9 29.2 1 5.5 2 34.6 33 92.3 
Source: City of Silverton, September 2010. 

In addition to the vacant land inventory, the city also identified tax lots that are likely to be redeveloped 
over the next 20 years. The redevelopment threshold took into account current county assessor 
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estimates for building and land values. Parcels were deemed to have a medium to high redevelopment 
likelihood when the land values were at least equal or greater than building improvement values. The 
results indicate that there are 26 tax lots with a total of 45.9 gross acres of employment zoned land area 
that appears to have medium to high redevelopment potential within the next 20 years, as shown in 
Table 2. 

Table 2. Summary of Potential Redevelopment Lands, Silverton U G B (buildable acres) 
Reflects Medium and High Redevelopment Opportunities, SHvnon UGB* 
Land Use Classification Tax lots Gross Acres 
Commercial (DC, DCF, GC) 8 6.5 
Industrial Park 6 25.5 
Light Industrial/Industrial 12 13.9 

Total 26 45.9 
Source: City of Silverton, November 2010; based on Marion County Assessor data depicting tax lots with 
improvement value less than land value. Compiled by City of Silverton and FCS GROUP. 

Short-Term Land Supply Determination 

In addition to the long-term land supply, OAR 660-009-0005 also requires the identification of a 
short-term supply of land meaning "suitable land that is ready for construction within one year of an 
application of a building permit or request for a service extension." OAR 660-009-0025 also requires 
that cities must provide "at least 25 percent of the total land supply within the urban growth boundary 
designated for industrial and other employment uses as short-term supply." 

In Silverton's case all of the land supply currently included within the Silverton city limits is 
considered to be served with adequate public facilities and within the short-term land supply. The 
portion of the vacant employment land area within the city limits includes 60.9 acres, which accounts 
for 62 percent of the total vacant buildable land area for employment lands within the Silverton UGB. 
Hence, Silverton far exceeds the state's 25% requirement for meeting the short-term land needs 
requirements for accommodating new employment development on vacant tax lots. 

Economic and Employment Trends and Opportunities Analysis - Task 3 

FCS GROUP conducted an economic overview and real estate market analysis of office, commercial 
retail, industrial, and public government space development for the Silverton market area. This 
analysis is focused on the expected level of demand for new commercial, industrial, and public 
development and related gross buildable land needs over the next 20 years (2011-2031). 

The U.S. and Oregon economy are currently mired in the aftermath of a national economic recession 
that began in December 2007. The current economic slowdown is now the longest on record since 
the Great Depression, but some economic expansion is beginning to occur. According to the U.S. 
Bureau of Economic Analysis, real Gross Domestic Product (GDP is the measure of value of all 
goods and services in the U.S.) increased in 2010 at an annual rate of 3.7 percent during the first 
quarter, 1.7% during tine second quarter, and 2.5 percent during the third quarter of 2010. 

Consumers are still very cautious as unemployment rates remain higher in Oregon than the nation, 
and home foreclosures continue to mount. Oregon posted a year-over-year overall job gain of 16,200 
jobs between November 2009 and November 2010. At the same time, the state's unemployment rate 
remained at 10.6 percent in November 2010, compared to 10.7 percent in November 2009. It should 
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be noted that the Oregon also is experiencing a high level of "under-employment" which is not 
reflected in these data trends. 

The U.S. and Oregon economy are now poised for a slow economic recovery. The July 2010 survey 
of the National Association of Business Economists reported expectations of slow growth in GDP 
during the second half of 2010 in the U.S. as industry demand, profit margins, employment, capital 
spending, and credit conditions improve. 

Population levels continue to increase in both Oregon and Silverton due to population migration 
patterns, increases in immigrant population levels, and natural population increases. As indicated in 
Table 3, according to the Portland State University Population Research Center, the population in 
Silverton increased to 9,655 residents in 2010 (July 1), up from 7,414 residents in 2000. The 
population growth rate in Silverton was over two times higher than Marion County and the Salem 
MSA growth rate, and almost three times higher than the state or national population growth rate 
between 2000 and 2010. 

Table 3. Population Trends, 2000 to 2010 

2000 2010 
Percent 

Change 2000-
2010 

Silverton 7,414 9,655 30.2% 
Marion County 284,834 320,640 12.6% 
Salem MSA* 347,214 389,785 12.3% 
Oregon 3,421,399 3,844,195 11.9% 
USA 282,171,957 310,924,000 10.2% 
Source: Portland State University, Population Research Center: and US Census. 
* Salem Metropolitan Statistical Area (MSA) includes Marion and Polk counties. 

Silverton's local economy will continue to be influenced by the growth in the nearby Portland-
Vancouver-Beaverton PMSA region. Population of the greater Portland-Vancovuer-Beaverton 
PMSA is forecasted to add between 346,500 and 467,300 people over the next 10 years, and continue 
to grow thereafter.2 

Increasing population levels within the greater Portland Region will also result in an expanding labor 
force. In 2009, population within the Portland-Vancouver-Beaverton PMSA (seven-county region) 
expanded by nearly 40,000 residents, while employment declined by over 38,000 jobs, according to 
HIS Global Insight. The influx of population into the greater Portland Region during a time of 
economic recession and job layoffs is creating persistently high levels of unemployment for the 
region. 

Over the long-term, Metro expects employment within the seven-county PMSA region to increase by 
up to 670,000 new jobs by 2035. The rural portion of the Metro Region (which is adjacent to 
Silverton) is forecasted by Metro to capture about 25 percent of the job growth that occurs within the 
PMSA Region. This equates to nearly 168,000 jobs being added to the rural areas of the PMSA 
region by year 2035. While Marion County and the City of Silverton are located just outside the 
PMSA, there could likely be some "spillover" growth for the City of Silverton in both jobs and 
population. 

2 The Portland-Vancouver-Beaverton Primary Metropolitan Statistical Area (PMSA) consists of seven 
counties: Multnomah (OR), Washington (OR), Clackamas (OR), Columbia (OR), Yamhill (OR), Clark (WA) and 
Skamania (WA). Growth forecasts for the PMSA are derived from the draft Metro Urban Growth Report, 
December 2009 (by Metro). 



According to the Oregon Employment Department, there were approximately 3,155 "covered 
workers" that were listed as people employed at local businesses within the Silverton Urban Growth 
Boundary (UGB) in 2010. As indicated in Table 4, these workers reflect an estimate of the nonfarm 
"covered employment" only, which tends to exclude workers that are self-employed and/or part-time 
workers that do not pay unemployment insurance to the State of Oregon. 

Table 4. Employment in Silverton UGB, 2 0 0 3 , 2 0 0 8 and estimated 2010 

Sector 2003 200S 2010 Est. 
Change: 

2003 to 2010 

Natural Resources and Mining 28 27 20 (8) 

Construction 75 182 142 67 

Manufacturing 545 387 367 (178) 

Durable Goods 198 99 76 (122) 

Non Durable Goods 347 288 292 (55) 

Wholesale 54 68 58 4 

Retail 343 373 325 (18) 

transportation, Warehousing & Utilities 46 73 69 23 

Information 47 34 29 (18) 

Financial Services 94 147 137 43 

Professional & Business Services 69 110 107 38 

Education 332 341 352 20 

Health Services 668 852 906 238 

Leisure & Hospitality* 346 389 352 6 

Other Services 181 212 208 27 

Government 61 82 81 20 

Total 2,889 3,277 3,155 266 
Source: Oregon Employment Department, with 2010 estimates by FCS GROUP. * Leisure and 
hospitality sector includes lodging and restaurants. 

Most new job growth within Marion County and the Silverton UGB is occurring among self-
employed and Stage 1 business entities with 2 to 9 workers per establishment. As indicated in Table 
5, according to data estimated compiled by Dun and Bradstreet Corporation, Oregon Employment 
Department and FCS GROUP, there were approximately 338 self-employed entities and 448 Stage 1 
entities(with 2 to 9 employees) in Silverton during 2008, which was about two times the number of 
self employed and Stage 1 entities recorded in 2003. 

Silverton added an estimated 292 net new entities between 2003 and 2008. Over 9 out of 10 new 
entities added in Silverton between 2003 and 2008 had less than 10 employees. Silverton also added 8 
net new Stage 2 entities (10 to 99 workers each), but there was no net gain in entities with over 100 
workers. 



Table 5 Trends in Business Entity Formations by Size, 2003 and 2008 

Estimated Number of Businesses by Size (Stage), 2003 and 2008 

Self Employed Stage 1 Stage 2 Stage 3 Stage 4 

(0-1) (2-9) (10-99) (100-499) (500+) 

2003 2008 2003 2U08 2003 ?.00rf 2003 2008 2003 2008 

Silverton 179 338 322 448 52 60 4 3 0 1 

Marion County 6,230 8,575 9,484 12,063 2,149 2,461 151 185 25 31 

Salem MSA 7,567 10,597 11,147 14,302 1,875 1,882 81 85 7 9 

Estimated Change in Establishments by Size (Stage), 2003 to 2008 

Location 

Self 
Employed 

(0-1) 
Stage 1 

(2-9) 
Stage 2 
(10-99) 

Stage 3(100-
499) 

Stage 4 
(500+) 

Silverton 159 125 8 (1) 1 

Marion County 2,345 2,579 312 34 6 

Salem MSA 3,030 3,155 7 4 2 

* Salem MSA defined as Marion and Polk Counties 

Source: Dun and Bradstreet Corporation. 

Positive employment growth is forecasted to continue to occur within the Mid-Willamette Valley 
region. As indicated in Table 6, the 10-year job growth forecasts for Oregon Employment 
Department Region 3 (includes Marion, Yamhill and Polk counties) portend a positive trend towards 
job growth for all industry sectors, except mining/logging, wood product manufacturing, information 
and federal government sectors. The Oregon Employment Department expects the number of jobs in 
Region 3 to increase by 2,450 jobs over the next 10 years, increasing from 25,740 jobs in 2008 to 
28,190 jobs by 2018. The sectors that are expected to grow the fastest include: healthcare and social 
services; leisure and hospitality; professional and business services; retail; wholesale trade; and state 
government. 

Tourism has also been a driving economic force in the Mid-Willamette Valley over the past few 
decades. In addition to recreational visitation, tourism has increased due to the increase number of 
people traveling to the Oregon Garden, Woodburn Tulip farms, Silver Falls State Park, and several 
commercial vineyards/wineries in the region. According to the Oregon Department of Tourism, 
visitation in the Mid-Willamette Valley region (consisting of Marion, Yamhill and Polk counties) 
generated nearly $538 million in direct spending in 2009 and supported over 6,790 jobs. Total direct 
visitor spending in the Mid-Willamette Valley region has increased 43% since 2001. 

The farms and nurseries located in the fertile Mid-Willamette Valley (consisting of Marion, Yamhill 
and Polk counties) provide important commodities for value-added business activities in the greater 
Salem metropolitan region, which tend to be reflected in the non-durable goods manufacturing and 
wholesale trade service sectors. According to the 2007 Census of Agriculture, the Mid-Willamette 
Valley had 6,037 farms that produced over $1 billion in agricultural products (mostly grains, berries, 
nuts and nursery products). Marion County farms accounted for 58% of the total farm commodities 
in the Mid-Willamette Valley region. 
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Table 6. Region 3 N o n f a r m Employment Forecast, 2008-2018 
2008 Proj. 2018 Change 

Total payroll employment 197,300 216,400 19,100 
Total private 150,700 166,800 16,100 
Natural resources and mining 16,300 17,000 700 

Mining and logging 1,500 1,300 -200 
Construction 10,800 10,900 100 
Manufacturing 20,500 20,700 200 

Durable goods 10,900 10,900 0 
Wood product manufacturing 3,000 2,700 -300 

Nondurable goods 9,600 9,800 200 
Food manufacturing 5,600 5,900 300 

Trade, transportation, and utilities 30,100 33,100 3,000 
Wholesale trade 4,600 4,900 300 
Retail trade 21,000 23,400 2,400 
Transportation, warehousing, and utilities 4,500 4,800 300 

Information 1,700 1,600 -100 
Financial activities 8,900 9,500 600 
Professional and business services 14,300 16,400 2,100 
Administrative and support services 7,300 8,200 900 
Educational and health services 26,400 33,200 6,800 

Health care and social assistance 21,300 27.600 6,300 
Health care 17,900 23,400 5,500 

Leisure and hospitality 15,300 17,500 2,200 
Accommodation and food services 13,700 15,500 1,800 
Accommodation 900 1,200 300 
Food services and drinking places 12,700 14,300 1,600 

Other services 6,400 6,900 500 
Government 46,600 49,600 3,000 

Federal government 2,100 2,000 -100 
State government 21,400 22,900 1,500 

State education 1,600 1,600 0 
Local government 23,100 24,700 1,600 
Indian tribal 2,000 2,100 100 
Local education 13,200 13,700 500 

Source: Oregon Employment Department; Region 3 includes Marion, Yamhill and Polk counties. 

Opportunities and Challenges 
The consultant team conducted interviews with local brokers, business owners, chamber of commerce 
representatives and regional economic development officials, and incorporated current economic 
development reports from OregonBusiness. The results, when coupled with input from the TAC, 
reflect local economic development opportunities and challenges. 

Opportunities 

• Silverton Hospital continues to serve as the leading local employer in Silverton with over 800 
employees in the 10-clinic Silverton Hospital Network (includes 600 employees in Silverton). 

9 



In addition to the direct employment benefits, the Silverton Hospital Network contributed 
$7.6 million to the local community in benefit programs and services in 2009.3 

o Hospital expansion is underway - adjacent homes being purchased 
o New MOB planned at 2-3 storey height 
o Hospital is attracting overflow from Salem Memorial Hospital, which is the second 

busiest emergency room facility on the west coast 
o Planning day surgery service as part of expansion 

The Oregon Garden has expanded recently with the addition of a 103-room Oregon Garden 
Resort hotel, which includes a day spa, conference center and restaurant overlooking The 
Oregon Garden. The Oregon Garden Resort is planning to add additional hotel rooms in the 
next five years. Visitation and employment levels have been increasing at the Oregon Garden 
Resort, The Oregon Garden and the Gordon House. The Gordon House is the only home in 
Oregon designed by world famous architect, Frank Lloyd Wright (constructed in 1957). 

In addition to The Oregon Garden, there are many regional attractions in the Mid-Willamette 
Valley region, including Downtown Silverton, Silver Falls State Park and several 
horticultural gardens and wineries in the area. 

Silverton is within a 15 minute commute to Salem (Oregon's state capital) and a 45-minute 
commute to the southern portion of the greater Portland Metro region. 

Public schools in Silverton are excellent and there is also convenient access to local colleges, 
including Chemeketa Community College and the Willamette College in Salem. 

Vacancy rate levels for Silverton commercial retail and office buildings appear to be below 
10% outside of the downtown area despite the recent recession, according to an analysis of 
existing building inventory by the city of Silverton in September 2010. 

The Silverton Industrial Park contains several vacant lots with a total of 41 net buildable 
acres, plus another 8 part-vacant acres—all fully served with adequate roads, water, and 
sewer infrastructure. In addition to the vacant sites, the Silverton Industrial Park also 
includes the former Redmond Homes mill site with over 19 acres of redevelopment land area 
and several former mill buildings. 

Telecommunications are somewhat adequate, and providers are discussing potential fiber 
optic upgrade to serve Silverton. 

Silverton Farmers Market is successful 
o 34 venders - 10th year of operation 
o Focus is on foods and local produce, only allow 10% craft booths 
o A sort of local business incubator 
o Open Mothers Day through October, with a smaller group running elsewhere late 

season 
The Silverton Antique Fair is also a popular event and regional visitor attraction. 

3 Findings are based on the Silverton Hospital Network 2009 Community Benefit Report. Reflects 
community benefits, including charity care, unpaid cost of Medicare and Medicaid, and other 
community benefit programs and services. 
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Economic Development Challenges 

• Vacant space and sites downtown are a problem (currently vacancy rates in downtown are 
over 15%), according to an analysis of existing building inventory by the city of Silverton in 
September 2010. 

• Building Codes requirements for historic building upgrades are extensive and can conflict 
with historic preservation goals. 

• Water and Sewer rates are in review - city could consider rate options for promoting large 
agricultural-related and industrial-related operations that demand considerable amounts of 
water. 

• Industrial Park buffers need to be considered to mitigate future impacts or conflicts between 
expanding industrial development and adjacent residential neighborhoods. 

• Transportation is also a challenge: 
o 1-5 access is considered too far to attract major highway transportation-dependent 

manufacturing or warehousing/distribution businesses 
o New signs and way finding needed to direct trucks through Silverton and to Industrial 

Park 
o Rail spur needs to be reactivated. A former rail spur that once served the Silverton 

Industrial Park is out of commission, and in need of approximately $1750,000 
million-» investment to become useful. 

• Hospital site is physically constrained, so growth is limited 

• Telecommunications need to improve to better serve all businesses, including home offices 

• Local employment goals need to consider competition from Woodburn, which is looking at a 
UGB expansion for primarily industrial developments. 

• There is an abundant supply (over 500 acres) of competitive large vacant industrial sites 
within a 30-mile radius of Silverton, particularly along the 1-5 corridor in Salem. 

Business Clusters Analysis 

It is a widely accepted theory among economic development professionals that "business clusters" are 
the primary force driving local economic currents and business location decisions. Clusters of 
business activity go well beyond mere concentrations of industry or employment types. They 
represent unique competitive market advantages with regard to employment, work force, creativity, 
entrepreneurship, business costs, and supporting natural resources. 

The clusters analysis prepared by FCS Group is intended to identify potential employment sectors 
that are most compatible with local economic policy objectives. The process entailed: 

1. Obtaining Employment Security (ES202) wage and salary employment data from the Oregon 
Employment Department (OED) for the Silverton UGB for the year 2008. 

2. Conducting a location-quotient (LQ) analysis to evaluate business and industrial clusters in the 
Silverton UGB relative to the state of Oregon average for all jobs in 2008. 
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3. Evaluating business clusters within the Silverton UGB with regard to the LQ, projected growth 
rates (using OED Region 3 2008-2018 job growth forecasts), cluster size (aggregate annual 
wages), and average wage rates. 

4. Classifying each business cluster with regard to one of four classifications, including: 

I. STARS: Businesses with large LQ (propensity to locate in the Silverton and higher than 
average projected growth rate compared to the Oregon state average). 

II. EMERGING: Businesses with small LQ and high average growth rate (possible pent up 
demand or competitive market disadvantage relative to other locations). 

III. MATURE: Businesses with large LQ but lower than average growth rate. 

IV. CHALLENGED: Businesses with small LQ and lower than average growth rate. 

The business cluster analysis summarized in Figure2 identifies the business sectors within the 
Silverton UGB by their LQ, size and growth potential. Each sector has been analyzed by their North 
American Industrial Classification System (NAICS) code. This code is used by the federal 
government to classify types of businesses for tax accounting and economic research purposes. The 
data used for the clusters analyses were derived from the OED wage and salary employment statistics 
for the year ending in 2008. The size the bubbles in the following charts provide a relative 
comparison within each jurisdiction of the total direct wages paid to workers within each industry 
sector. 

The clusters analysis classifies the existing business sectors in Silverton into four general categories: 

Industry Sectors with Large LQ/High Growth Potential ("Stars") 
• Health Care 
• Education 
• Leisure and Hospitality (includes lodging and restaurants) 

Retail Trade 

Industry Sectors with Small LQ/High Growth Potential ("Emerging") 
• Professional and Business Services 

Industry Sectors with Large LQ/Low Growth Potential ("Mature") 
• Manufacturing 
• Construction 
• Natural Resources 
• Miscellaneous Services 

Industry Sectors with Small LQ/Low Growth Potential ("Challenged") 
• Financial Activities 

Transportation & Warehousing 
• Wholesale Trade 
• Construction 
• Government 
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Figure 2 Existing Business Clusters in Silverton UGB, 2008 

Source: Oregon Employment Department: analysis by FCS GROUP. 

Focused marketing and business recruitment efforts are being made by local organizations such as the 
Salem Chamber of Commerce, SEDCOR, and BusinessOregon and other entities to attract 
established and emerging business clusters to the region and state. The five workforce investment 
boards (WIBs) that participate in the WIRED Region have each identified targeted industry sectors 
within the advanced manufacturing cluster, with focus on metals, wood products, food processing, 
bioscience, high tech, renewable energy, pulp and paper, plastics, defense contractors, and aerospace. 
Within these sectors, the most significant net new job growth is forecasted to occur in the metals, 
general manufacturing, bioscience and food processing sectors.4 

4 The WIRED Region in the Portland area includes nine counties spanning from SW Washington to the greater 
Portland and Mid-Willamette Valley Regions. WIRED is an acronym for the national Workforce Innovation for 
Regional Economic Development. 
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Recommended Target Clusters 

The City of Silverton may focus future marketing and business development initiatives on businesses 
that generally offer above-average wages and provide health care and retirement benefits that support 
families. According to the U.S. Bureau of Labor Statistics, the occupations that had the fastest growth 
and highest pay over the past 10 years nationally included: computer systems analysts, registered 
nurses, computer support specialists, teachers, social workers, college faculty, computer 
programmers, engineering sciences, police officers, securities and financial services, physicians, 
advertising, marketing, management analysts, electrical engineers, paralegals, writers/editors, 
commercial artists, medical and health service managers.5 

In light of these findings, it is recommended that Silverton focus on retaining and attracting a mix of 
existing and emerging business clusters that pay above average wages. This includes a mix of 
existing established and emerging clusters, including: 

• Health Services; 
• Food and Beverage Processing (e.g., fruit juice, wine, organic supplements, etc.); 
• Creative Services (computer software, electronic publishing, etc.); 
• Professional Business Services (including consultants that work outside the region); 
• Advanced Education/Training; and 
• Tourism (leisure and hospitality). 

As indicated in Table 7, most of these recommended business clusters (with the exception of tourism 
related, and professional business service sectors) tend to pay above average wage rates. 

Table 7. Potential Target Sectors, Silverton U G B , 2008 

Sector 
Existing 

Employment 
Avg. Wage 

Rate 
Natural Resources, Mining & Agriculture* 27 $34,176 

Construction 182 $36,534 

Manufacturing 387 $33,044 

Wholesale 68 $35,731 

Retail 373 $22,600 
Transportation, Warehousing & Utilities 73 $25,987 
Information 34 $23,012 

Financial Services 147 $33,976 

Professional & Business Services 110 $31,406 

Education* 341 $34,700 

Health Services 852 $50,180 

Leisure & Hospitality (ind. hotels restaurants) 38S $13,019 
Other Services 212 $17,343 

Government* 82 $42,922 

Total 3,277 $33,322 
* sector includes some or mostly government employment. Green shading indicates 
i business cluster. 
Oregon Employment Department, 2008; FCS GROUP. 

5 These findings are based on publications provided by J1ST Works, including the Occupational Outlook 
Handbook, 2008-2009; and America's Fastest Growing Jobs by Michael Farr. 



Employment Growth Forecasts 

To estimate future development potential for Silverton employment, FCS GROUP evaluated the 10-
year employment growth forecasts prepared by the Oregon Employment Department for Region 3, 
and extrapolated the growth rates for each sector for an additional 10 years. According to the long-
range job forecast prepared by the Oregon Employment Department, it is apparent that long-run job 
growth is expected to occur in Region 3. Over the planning period, the Region 3 growth rates 
prepared by the Oregon Department of Economic Development reflect positive job growth forecasts 
for each sector (excluding information). 

If Silverton employment growth mirrors the long-term growth rates for Region 3, the total number of 
non-farm employment within the Silverton UGB would increase from an estimated 3,155 jobs in 
2010 to 3,760 jobs by year 2031. As indicated in Table 8, employment within each sector can be 
assigned to general classifications for job forecast scenarios and land needs analysis work. 

Table 8 Silverton UGB Nonfarm Employment Forecasts, 2008 to 2031 

Sector 
2008 

Actual1 
2010 Est. 

2 

2010 to 
2031 

AAGR3 
2031 

Proj. 4 
Sector 

Assignment 

Natural Resources 27 20 0.4% 21 
Natural 

resources 
Construction 182 142 0.1% 143 industrial 
Manufacturing 387 367 0.1% 375 industrial 

Durable Goods 99 76 0.0% 76 industrial 
Non Durable Goods 288 292 0.2% 300 industrial 

Wholesale 68 58 0.6% 63 industrial 
Retail 373 325 1.1% 374 retail 
Transportation, Warehousing & Utilities 73 69 0.6% 75 industrial 

Information 34 29 -0.6% 27 service 
Financial Services 147 137 0.7% 149 service 

Professional & Business Services 110 107 1.4% 128 service 
Education 341 352 0.9% 398 service 
Health Services 852 906 2.6% 1,268 service 
Leisure & Hospitality 389 352 1.4% 419 retail 

Other Services 212 208 0.8% 230 service 

Government 82 81 0.6% 88 government 

Total 3,277 3,155 0.7% 3,760 

Notes: 
1 Derived from Oregon Employment Dept, ES202 database for Silverton UGB. 
2 Estimated by FCS based on Oct. 2010 Oregon Employment Dept. job sector growth rates for Salem MSA. 
3 Average annual growth rates (AAGR) from Oregon Employment Dept. Region 3: Industry Employment 
Forecast, 2008-2018. 
Note: Region 3 includes: Morion, Polk and Yamhill Counties. 
4 2031 forecast based on AAGR for Region 3 sectors from Oregon Employment Dept. 
Compiled by FCS GROUP. 
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FCS GROUP prepared a range in employment forecasts for the Silverton UGB that is intended to 
coincide with Oregon Administrative Rules and Goal 9 requirements. 

Three employment growth forecast scenarios were formulated for the Silverton UGB, and are 
presented in Table 9, and include a range of adding between 605 jobs (low), 886 jobs (medium) and 
1,086 jobs (high) based on the following scenario assumptions. 

Scenario A— Applies OED Annual Average Growth Rate (AAGR) Forecast to 
current estimated of nonfarm employment within the Silverton UGB. This scenario 
results in relatively low potential employment growth. 

• Scenario B — Applies the upper-end of UGB Capture of Marion County Growth 
(using OED AAGR). This scenario results in medium growth potential. Please refer 
to Appendix E for detailed assumptions. 

• Scenario C — Modified version of Scenario B, with the addition of new industrial or 
research & development employer(s) on the former Champion/Redmond mill site in 
the Silverton Industrial Park. This scenario includes 200 industrial jobs added over 
and above what would be expected to occur in Scenario B. 

Table 9. Silverton UGB Employment Growth Forecast Scenarios, 2010 to 2031 
Job Growth Forecast Scenarios (Net New Jobs 

forecasted during 2010 to 2031) 
A (low) B (medium) C (high) 

based on Modified 
Based on High end of Forecast, Based 

Estimated OED Region 3 UGB Capture on Scenario B 
Existing Growth Rates of County & with former 

2010 Jobs Applied to Region 3 Mill Site 
in Silverton Silverton Job Growth Redevelop-

Sector UGB1 Sectors 2 Forecast3 ment4 

Natural Resources 20 1 9 9 
Retail & Commercial Trades 677 116 166 166 
Services 1,740 460 649 649 
Industrial/Other - - -

Industrial/Other 636 21 42 242 
Government 81 7 19 19 

Total 3,155 605 8S6 1,086 
Notes: 
1 Derived from Table 8. 
2 Derived from Table 8. 
3 Derived from Appendix E. 
4 Assumes 200 odditional jobs added at former Champion/Redmond Homes mill site. 
Compiled by FCS GROUP. 
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Appendix A 

—TAC Meeting #Numbcr l 

AGENDA 
SIL VERTON ECONOMIC OPPORTUNITY ANAL YSIS PROJECT 

TECHNICAL ADVISORY COMMITTEE 
Silverton Community Center 421S Water St 

January 18, 2011 - 8:00 AH lo 10:00 AM 

• -(Formatted: Centered 

i Formatted: Font: 14 pt, Bold 

I. R O L L C A L L - TECHNICAL ADVISORY COMMITTEE MEMBERS 

Steve Kay. Community Dev. Director Todd Chase, FCS Group 
Scott Kieiller, Columbia Planning/ Design John Cramer, City Engineer 
Jason Gottgetreu, City Associate Planner Nick Harville, SEDCOR 
Stacy Palmer, Chamber of Commerce Diane McLaran, Chemeketa C. 
Stacy Pose^te, Planning Commission Bill Cummins, City Councilor 
Kristine Diacetis, Oregon Garden Resort Ken Hector, Silverton Hospital 
Pamela Altree, Clothes Garden Terry Buford, Bruce Pac 
Kate Van Ummersen, Farmer's Market 

II. MINUTES 

Minutes from the December 14, 2010 Meeting 

i n . AGENDA ITEMS 

Welcome and Introductions 
• Introductions 
• Meeting Purpose and Overview 

Project Update 
» Prior TAC Meeting Input 
• Work Schedule 
• Next Meeting 

Interim Findings 
• Preliminary EOA Findings 
• Community Vision and Economic Development Objectives 

Update 
• Land Use Code Amendment Options 

Group Discussion 
• Local Pokey and Code Amendment Options 

Summary and Next Steps 

IV. ADJOURN 



CITY OF SILYERTOX 
SILVERTON EC ONOMIC OPPORTUNITY ANALYSIS PROJECT 

TECHNICAL ADVISORY COMMITTEE MINUTES 
Drafted for approval; subject to change and or correction 

SILATRTON EOA TECHNICAL ADVISORY COMMITTEE 8:00 AM. November 16, :010 

ROLL CALL: 
Steve Kay, Community Development Director 
John Cramer, Public Woifcs Director 
Pamela Altree. Clothes Garden 
Nick Harviile, SEDCOR 
Bill Cummins. City Councilor 
Terry Buford. Bruce Pac 
Todd Chase. FCS Group 

Jason Gottgetteu. Associate Planner 
Stacy Paha«, Chamber of Commerce 
Knstine Bradbury. Oregon Garden Resort 
Kate Van UsBnersen. Fanner's Maiket 
Ken Hector, Stlvertcn Hospital 
Stacy Postegate, Planning C'omminioner 
Scott Keiller. Columbia Planning Design 

Excised: Sberyl Roberts, Chemdketa Community College President 

II. MINUTES 

No uoiEutei were approved. 

H I . AGENDA ITEMS 

Wekoine and Introductions 

Steve welcomed all the Committee members axsd introduced himself, then asked for all die 
committee members to introduce themselves 

Project Background. Overview and Update 

He explained the purpose of this project is to improve economic development in the canxmuuty 
and IK provided tbe committee background on how to project got started Steve started as 
Community Development Director two years ago and familanzed himself with the ernes current 
comprehensive plan. He foimd that the comprehensive plan is outdated that most of the 
information has not been updated since the 19"?0v Steve said that he approached the Oregon 
Dev elopment of State Laud and Conservation Development (DLCD) and discussed the possibility 
of updating the comprehensive plan and receiving fitnding for the project As a »salt fee City 
received a DLCD Technical Assistance Grata to help update the Economic Development portion 
of the comprehensive plan. 
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Stew explained to this process will include a to of community outreach. There was an EOA Formatted: Font: 14 pt, Bold 
onto survey posted oil die cay's website that received about 60 response". and both the Appeal 
and OurTowu were contacted to help promote the sun1«}" in order to gam citizen input. The 
tonsu!taiL' also M d interviews with economi development stakeholders i -in the community. 
There «ill also be a fiitu community meeting to allow citizens to ask questions and give input 
regarding the Economic Opportunity Analysis. When a final draft is complete it will be presentee 
to the Planning Commission at a public hearing. The Planning Commission will m._.e a 
recommendation to She City Council who will also hold a public hearing to adopt this ameadmeiii 
to the City's Comprehensive Plan 

Steve explained ti scope of work for the EOA Project so the committee can understand waat the 
consultant will be working on This scope of work was i termmed by DLCD m accordance wto 
the grant agreement requirements 

Task 1: Evaluate Citizen Concerns and the Existing Economic Conditions 

Task 2: Updating Employment Land Inventors' 

Task?: Evaluate Trend Forcastmg. Opportunities, Constraints specific to Silveiton 

Task 4.: Identifying Commercial MM! Industrial Employment Land Needs over the next 20 yean 

Task 5: Policy Recommendations 

Task 6: Prepare Draft EOA 

Task 7: Public Hearmg and Adoption Process 

Background and Existing Conditions 

Todd explained that this is a planning process to meet state standards of Goal 9 which focuses on 
the economy and associated jobs. It is required for cities to conduct an analysts and forecast fora 
20 year period He explained that thf City will also be wodung on an industral Park Feasiblity 
study- that will start early next year which will be based off some of the findings n this EOA. 
Abo. he explained that the aty is working on a Water Master Plan and Stonmvater Master Plan 
which can run parallel with this wock Todd summarized die input that was received on die 
community survey during last summer: 

o Recommended local approach toward economic development job creation, maiketog. 
business recruitment and business retention 

o Citizens generally support policies aimed at maintaining environmental quality, creating a 
"business friendly" atmosphere, and providing financial incentives 

o Interest in development of a business park with flex space 

2 
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o Citizens generally do not favor hem - industrial areas or additional neighborhood 
commercial centers 

Todd also explained the purpose and objective* of fee EOA will be to: 

• Comply with OAR 660 Division 9 requirements 
• Consider global, national, state and regional trends 
• Consider site characteristics, industrial and commercial business location factors and local 

target clusters, what type ofbusiness the community would like to attract while also 
looking at the 2006 EOA and its recommendations 

• Update a buildable land inventory for Silverton's UGB 
• Determine short-term and long-term land supply adequacy 
• Adopt economic development policies and strategies regarding zoning, land use and 

adequate public facilities 
• Promoting economic development ami specifically define what thai is 

Todd explained to the committee what the schedule will be for the EOA: 

Dec ember Complete Draft EOA 
January Community Workshop 
Febmarv-Apnl Complete Policy Recommendations and Adoption 

Todd explained the City's existmg economic policies are out of date, therefore it is time to rethink 
and create economic development goals, objectives, and policies. He explained thai the 
community should think about what they would like to see happen with Silvetton's economy over 
the next five years, He explained feat other cities have focused on family wage businesses, small 
and larfe businesses, specific types of clusters, non-financial incentives such as streamlining 
permitting and marketing efforts, financial incentives, and land use zoning and development 
standards. He disotssed how the buildable tend inventory will be identified This will be done by 
using GIS mapping to identify vacant and paratliy vacant properties over a half acre in size, 
deduct out constraints such as floodplains, wetlands and steep slopes. The land supply will be 
identified for all employment zones including downtown commercial district, light mdustnai. and 
the industrial park. He discussed the easting buildable land inventory which includes 92 acres of 
buildable lands consisting of 33 tax lots, and 6.6 acres of partially vacant Jots. 

Stacy Palmer asked about why the Champion site is not included in that inventory Todd 
explained that it will be included in die redevelopment land supply inventory. He showed a nap 
of the areas in the City with redevelopment potential. 

Scott reviewed the results of the seven stakeholder interviews; 

Silverton MaAet Advantages: 
• Small town chann 
• Historic downtown (unique) 
• Hospital and Schools 
• Tourism (Oregon Garden downtown) 
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• Proximity to Salens and Portland areas 
• Lack of local traffic congestion 
• Quality of life 
• Underutilized industrial lam areas 
• Lots of small fcusubesse* and self-employed professionals 
» Eageae Field redei-ekipment potential 

Si'verton Market Challenges 
• Downtown stores and Inoisimal Park vacancies 
• Lack of family ivage jobs 
• infrequent transit connection. to nearby cities 
• Need for additional retr* opportuntie* locally (shoes, womens clothmg aid apparel, tic.) 
• Maintaining unique and histor character of the downtown 
• Supporting a "busmess-frjeadly" environment 

Ideas for Economic Development 
• Contmued focus on the downtown 
• West ,de redevelopment plan (mdustnai pari location) 
• Allow mix of dean and green light industrial business« 
• Provide appropriate barriers around industrial park to buffer surrounding neighborhoods 
• Inyrove transit service to surrounding cities (Salem. Woodbum. etc ) 
• Redevelopment of Eugene he ld jate 
• Tounsm (Oregon Garden, Riva Walks, etc) 
• .Accommodate health care expansion 
• Promoting and expanding fee Saturday market and stores 
« Providing small business incubators with Chetnekefa Community C o l l i e 

Group Discussion 
Stacey Poaegar talked to Todd abcwt technological issues ( l e , internet connections) that 
discourage telecommuters or small businesses to do d ir work from home Todd explained that is 
something that is something that could be concentrated on to make sure internet connectivity is 
provided throughout the city «id not just in the industrial park Stacy Palmer added that Silverton 
is a dead zone far many cell phooe earners. 

Stacey Palmer asked Todd how many property owners were indud. a ¡n his stokehold interview 
list. Todd explamed thai general citizen input wiU ' ame irom the onl<"e survey, and that he 
"c»nceRtrated on those who represented the business portion of tí» city. 

The committee discussed the possibility for the City to buy a few «numerical or indtetrial 
properties to make them more available for the market Staff explained that there would really 
seed to be a public need in order to make that acquisition or exercise eminent domain. 



Stacy Palmer expressed that oue of die challenges that new business owners face in the downtown 
is the development code for historic buildings and current building codes which adds additional 
expenses to s tart up their business m town. Todd explained that there may be s o t » grant 
opportusnes for new business owners that they? will research this more dining the project 

Bill expressed concern about the current water and sewer rates having an impact on business 
expenses He also is concerned with adequate buffers for fee industrial park for traffic, noise, 
lighting, etc. 

Stacy Palmer expressed issues with current wayfindmg signage for feranng trucks to be directed 
around the town and that this is currently being looked at by the Downtown Signage Committee. 

The Committee discussed the use of the existing rail spur nghi-of-way to the Industrial Paik and 
the need and expenses to reactivate it. The group discussed how the industrial Park could i» made 
more viable with die rebuilding of ti» rail line. 

Stacy Fosegate explained that there could be some limitations to the type of businesses we can 
have in Süverton based off fee current resources available to the busiaess and its employees. 

Kate described last summer's Saturday Market That there were 34 vendors and several of those 
have been with die Saturday market fix die last ten yean that it has existed in Silvertoii. She 
explained that a lot of tie vendors have booths in other markets as well. She feels that the size of 
ti» Saturday market is adequate based on current community participation and they are not 
looking to expand the season at this tin». 

Ken explained that Silverfon Hospital contaoes to grow, but there is a limitation based oa the 
geographic location of the facility He expressed a potental need to expand the facility and'or 
move pu t of it in the future. 

Knstine discussed the possibility that the Oregon Garden Resort will expand its number of rooms 
in the next five years She explain«! that there are limited resources for the visitors at the resort 
and it is reliant for shopping and dining in Silvenon's downtown. 

Fam would like to make the downtown attractive and expressed concerns that her customers have 
about the parking meters. She also has a contera with smokers m front of the downtown 
buildings. 

Next Steps 
Todd expressed how well the meeting generated ideas and encouraged the committee members to 
let them know of any other stakeholders that they should talk to. He also indicated that if the 
committee members have any questions or other suggestions, they should email those to Steve and 
he will forward them to Todd and Scott. 

The next meeting «ill be held on December !4~ to go over the results of the online survey and 
other analysis by the consultant 
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IV. REPORTS AXD CO\&a"MC ATIONS 

There were no o t t e reports and communications during this meeting. 

V. ADJOURNMENT 

The meeting wis adjourned at 9:45 AM. 

RespectfuBr submitted. 

Sheeaa Lucht-Ptommg Assistant 
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TAC Meeting #2 

AGENDA 
SIL VERTON ECONOMIC Oi ORT NITY ANALYSIS PROJECT 

TECHNICAL ADVISORY COMMITTEE 
Si/verton Community Center - 421S Water St 

Decembe 14, 2010 - 8:00 AM to 10:00 AM 

I. ROLL CALL - TECHNICAL ADVISORY COMMITTEE MEMBERS 

Stew Kay, Community Dev Director Todd Chase, FCS Group 
Scort KeiJler, Columbia Planning/Design John Cramer, City Engineer 
Jason Gortgetreu, Csty Associate Planner Nick Har/ffie, SEDCOR 
Stacy Palmer , Chamber of Commerce Sheryl Roberts, CCC President 
Stacy Posegate, Planning Commission Bill Cummins, City Councilor 
Kris tine Bradbury. Oregon Garden Resort Ken Hector, Silverton Hospital 
Pamela Altree, Clothes Garden Terr)' Buford, Bruce Pac 
Kate Van Utnnaersen, Farmer"s Market 

II. M I N U T E S 

Minutes from the November 16, 2010 Meeting 

III. A G E N D A I T E M S 

Welcome and Introductions 
• Introductions 
• Meeting Purpose and Overview 

Project Update 
• Prior TAC Meeting Input 
» Work Schedule 
• Next Meeting 

Interim Findings 
• On-line Survey Results 
• Draft Trends Analysis 
• Draft Clusters Analysis 
• Preliminary Land Needs 

Group Discussion 
• EOA Analysis Input 

Summary and Next Steps 

IV. ADJOURN 



CITY OF SILVERTON 
SHATRTON ECONOMIC OPPORTUNITY ANALYSIS PROJECT 

TECHNICAL ADATSORY COMMITTEE MESTTFS 
Draff«? for approval: subject to change and'or correction 

SILYERTON EOA TECHNICAL ADVISORY COMMITTEE 8:00 AM. December 14 2010 

I. ROLL CALL: 
Steve Kay. Commtmity Development Director 
John Cramer, Public Wcaks Director 
Chnstme Diacetts. Oregon Garden Resort 
Nkk Hamlle, SEDCOR 
Bill Cummins. City Councilor 
Teriy Buford. tacePac 
Todd Chase, FCS Group 

Absent: Pamela Altree, Clothes Garden 
Scott Keiller. Columbia PtanmngDesign 

II. NgXTSi 

November 16. 2010 minutes were shoved . 

III. AGENDA ITEMS 

Todd Chase began the meetmg at S 04 a m He started mth a brief overview of die ptevtous 
meeting that went over die supply s .ue and goals of the project. He notea that today will be 
focsssed on thr Haa»1 side taking into account the long term look at &ture demand and how it 
relate« to possible jobs. This iocw is to comply with a Goal 9 update He then rumed fee floor 
over to Steve Kay. 

Steve Kay asked if there ware any objections or collections to the November 16,2010 minutes 
Thste were none and the minutes were adopted. Steve then began Ms summary of the on-line 
survey that was conducted The survey wa sdverased t the Appeal and in Our Tows and 
received 61 responses The survey consisted of nine questions He noted that the complete 
document containing all of the espon =s would be sent to commits members aft« the meeting 
and is part of the public record The questions and summary are as follows: 

1) What a Sihwhaj'i primary mark« advantage tntfcna die state and region tss& regard to aJttaamg 
What do you are Silv«?<m; greatest ajaete for retaining and attracting businesses"* 

Sssaas 
Those who took the survey ctted St>.-4rtooi iugfc quality of life, great schools and hospital, m l ) 
tcra-n charm and feendliBwi, hvabilify. safety. and hi;toncal dommtoim as market ads-aBtages 
when attracting job*.. Silver Criek and the close proximity to Portland Salem. Fngene, ICetzer, 
Corralhs, Wood bum. I.J, Sihv Falls, Oregon Garden, and tootmam and beaches weie also 

Jason Gottgetreu, Associate Planner 
Stacy Palme» Chanter of Commerce 
Diane McLaran, jemeketa Coarn College 
Courtney Basile, Farmer's Market 
Ken Hector, Silverton Hospital 
Stacy Postegate. Planning Commissioner 
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identified a> assets foi retaining and attracting businesses. 

J) From the following fat, p lea« identify Silver*» $ pnmary stoeagShs as a place to do business {mark 
exeelknt, food, or poor) 

S«nua»y: 

The following table display: the -snrvey results regarding the pnmary strength.: for doing business 
m Silver! on. 

E s a l t a PCM HA 

A:C«Ä îO >c<\martes: ftiMnse'i il UTi, 11*?", (Ti t'O*. 

AVÌC'/':-^ {.¿iUï-d SO*-'. s$m l i 3% è."':. 

Bailees ctaït» (ç«i «fnmaig * imam) î l'idi Ï5?% 33 *% : r . 

itsiacaoE « f i MO* ttjMté lassai«* y ** s 

Pmïmtr ta «ter rareporfrtcn dalam IS5% 

Adunai* patì* s t e m m * mé saltas 13 um r r . ' : * 

W3% ».o*> i 09% 

3) The City is interested in encouraging business and pedestrian activity in. the downtown. and increasing 
access to jobs within the commmi^y Do you agree with the:« pnoimes"' Why or why no»-' Are there 
«her economic development goals thst the City should focus ess*' 

Swnmrv: 
Most of ft® respondents ssongly agreed with the City's focus 02 downtown and jobs. Respondents 
provided a wide variety of suggestions regarding how the City should encourage activity in die 
downtown. Respondents m i cared that they would l i e the City to make the downtown more 
pedestmn-mendly, address parking issues, imfaove signage, reduce traffic congestion. and {amide 
mere connectivity to the downtown area. Many of the respondents also would lite the City to 
enema age locals to shop moss in the downtown, and encossrage the establishment of businesses in 
the downtown «bat provide 6xmly-wage ^ofes. 

4 J What types of land and'or economic development actions m insseniives are most needed in the City to 
nurture ;cb growth and private investment' 

weary; 

"Hbeie wis strsmg support fssr die City to be involved with attracting new businesses and only a :«w 
respondents wanted to leave «ocoonc development solely m the hands of die See matket. 
Ificeniivt ideas included tax bleaks, lower Ueeasmg fees, providing giants to business«», marketing 
comma?:!*] and usausOial properties. and lowwmg property costs and bmldrng rests. Thei« was 
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also strong support for makine investments in the basic infrastructure of Sih-ertoc including streets, 
sidewalks. beautificatioc projects, provision of additional downtown parking, signage, walking and 
bike paths, arid taking meatuifts to -rduce traffic ccogtstiofi. 

?) \ \ lut actiomiteuld be taken B̂  tie Ctr<to aeate a EKX® baiaawd economy and susfomabk 
coasnMnxty? 

Summary 

shared jwa»««K ideas regarding how the City could help crasaie m i balanced 
e> nourf and sustainable cssaasansity. Ideas mcJuded ft« promotion of buying local and more 
visitation of the downtown, toastsaging a diversity of businesses in &« eaeasranity inchidmy light 
rodttstrymaraifactunng. providing planning ami advertising training to start-vqa businesses, 
providing tax advantages, reducing bosses costs, and taking a stranger role m promote? tourism 
and local events, 

6} The City would Kke to encourag« die cieanon of family wage jobs within the community. What types 
of businesses do you thick are most appropriate for the Siiverron Industrial Pajk^ 

Saasam | 

The majority of respondents. want to promote increased us« of the Industnal Park, The most 
preferred uses include light industry'manufacturing. "gieea industries' (including solar, ebctric 
vehicles, and wmd twbta*s), food and agricultural mdmtaes, telephone call ceeisri, and computer 
and technology-related industries. 

7) What oppoituinaes and rjialtenges are there to earpasdiBg the retail and services sector in Ssivertoc'' 
What goods services coald be produced locally rather than abor ted and what could be exported? 

Sammar 

Challenges listed include reducing the number of services as compared to the number of retail uses 
in the downtown, respondents mdieated that rents are generally too high for downtown business 
owTKjs. the cost of starting a business is too high and downtown businesses need more than just 
the support from tounsts to stanve. Opportunities include a ghatming dewgtown, surrounding 
farms and <^ed for agricultural pioduct processing, and the proximity to Silver Falls Park and the 
Oregon Garden. Cited exports »eluded local apioataral pioducts and Weal craftsman products 

8) Are these certain goods or services that you thick are missmg in the City of Sdvertoc'' 

Sumtoa v: 

Desired goods and services that were the most ficqaoudy cited by respondents mcluded a small 
clothing department store, shoe'rapair shop, book store, ait supply and craft store, office supplies, 
gift store, spotting goods, health food store, and Italian restaurant. 

9) h diei*« anything else you'd like to add? 

Summary. 

Many respondents expressed gratitude for the opportunity to weigh in ©e Siivertan's economii 



fatine. Additional ideas included need to take greater advantage of Silvei Creek within the 
dowcio-cra area, the need to direct City effort; towards ruma® around the peiejtiion that it is 
unfriendly to business, the need to work towards die goal of creating moie attraccons in die 
douxrown to promote the "coolest small town" image, and the need to help revitalize the 
downtown «uh a streetscspe enhancements project. 

Todd Chase then presented the following PowerPoint presentation: 

Formatted: Font: 14 pt, Bold 
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City of Silverton 
Economic Opportunities Analysis: 

pr&iimiriary findings 
Technical Aovtsoiy Commit«« 

Meeting 
December 14, 2010 
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Land Demand Forecast 
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Sttvwton EOA scnenuie & Next Steps 
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The groap discussed which of the job growth scenarios should be focused on Most people agreed 
that the high job growth scenario should be addressed. There were some concerns about "the high 
growth scenario as it relates to overall growth in Silverton. The overall goal would be to add jobs 
m Stlverton but keep Silverton the same size. Actively try* to increase commercial and industrial 
growth while not actively trying to increase residential growth, The analysts indicated that there 
appears to be enough employment lands within the UGB thai a UGB expansion is bkely not going 
to be needed There appears to be an adequate supply of industrial land while commercial tod 1$ 
on die low end. The next step is for the committee to explore what strategies should be 
undertaken to reach the identified goals. 

Diane McLaren of Chemeketa Community College discussed their current business incubator 
program. Currently they have 10 incubator spaces for business. The program is successful but the 
costs of operating that type of program are high Independence also has a business incubator 
program that partners, with Chemeketa that provides resources to startup businesses. There 
appears to be an opportunity for a partnership between the City and Chemeketa to possibly start a 
business incubator program in Silver««, if that is a direction the City would want to pursue, 

IV, REPORTS AND C OMMUXIC ATIONS 

There were no other repom and commurucaaoiii during this meeting. 

V. ADJOURNMENT 

The meeting was adjmimed at 9.55 AM 

Respectfully submitted. 

Jason Gwgetreu-.toocw«? Planner 
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TAC Meeting #<i 
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AGENDA 
SIL VERTON ECONOMIC C W NITY ANAL YSIS PROJECT 

TECHNICAL ADVISORY COMMITTEE 
Sitvertor Community Center - 421S Water St 

January 15, 2011 - 8:00 AM to 10:00 AM 

I. R O I L C A L L TECHNICAL ADVISORY COMMITTEE MEMBERS 

Steve Kay, Community Dev. Director 
Scott Keiiler. Columbia Planning/Design 
Jason Gottgetreu, Cjty Associate Planner 
Stacy Palmer, Chamber of Commerce 
Stacy Pose gate, Planning Commission 
Kiistine Diacetis. Oregon Garden Resort 
Pamela Alt ree. Clothes Garden 
Kate Van Ummersen, Farmer's Market 

Todd Chase, FCS Group 
John Cramer, City Engineer 
Nick Harville, SEDCOR 
Diane McLaran, Chemeketa C. C. 
Bill Cummins, City Councilor 
Ken Hector, Silverton Hospital 
Terry Buford, Bruce Pac 

II, M I N U T E S 

Minutes from the December 14, 2010 Meeting 

III. A G E N D A I T E M S 

Welcome and Introductions 
* Introductions 
• Meeting Purpose and Overview 

Project Update 
» Prior TAC Meeting Input 
* Work Schedule 
• Nest Meeting 

Interim Findings 
• Preliminary EOA Findings 
• Community Vision and Economic Development Objectives 

Update 
• Land Use Code Amendment Options 

Group Discission 
• Local Policy and Code Amendment Options 

Summary and Next Steps 

IV. A D J O U R N 
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CIT\" OF SILYERTOX 
SIL\TRTON ECONOMIC OPPORTOTTSf ANALYSIS PROJECT 

TECHNICAL .ADVISORY COMMITTEE MINUTES 
Drafted for approval; subject 10 change and or correction 

SIL\TRTON EOA TECHNICAL ADMSORV COMMITTEE 8:00 AM. January 25, 2011 

R O L L C A L L : 
Kate Van Ummersea. Silverton Fanner's Market 
Bill Cummins. C«y COUDCIIOT 
Ken Hector. Silverton Hospital 
Stacy Palmer, Chamber of Commerce 
Scott Keiller. Columbia Planning Design 

Molly Antsley, Sarta Sausage 
Nick Harvilk. SEDCOR 
Christine Diacetis. Oregon Garden Resort 
Stacy Postegate, Planning Commissioner 
Todd Chase, FCS Group 

STAFF: Steve Kay, C'cfmnumty Development Director 
Jason Gottgetieu, Associate Planner 
Joto Cramer. Public Works Director 

ABSENT: Pamela Altree, Clothes Garden 
Courtney Basile. Fanner's Market 
Dtane McLarrn Chemekeu Comm. College 
Terry Buford. Biuce Pac 

II. MINUTES 

December 14, 2010 minutes were approved 

III . AGENDA ITEMS 

Steve Kay welcomed the committee members to die third TAC meeting to discuss the Economic 
Opportunity Analysis project. He asked if there were any objections or corrections to the 
December 14. 5010 minutes Sieve turned the floor o%'er to Todd Chase Todd explained that they 
are now at the pom? of the process to take all the public comments and focus on what the city 
needs to do as far as code ameademestte, policy changes and anything else that needs to be done to 
assist in the path towards economic development He announced that on February I s at 1:00 PM 
there will be a community workshop to hear she public's mipu! on their recommendations. 

Stacey Palmer wanted to know how the meeting was being advertised. Stew explained that he 
contacted the Silverton Appeal and Our Town, so their will be notices m those two publications 

Todd explained that it has been researched and ihev know she «tv has enough properties in the 
Urban Growth Boundary to accommadate business for the nest 20 years. He explained that there 
seetns to be enough industrial zoned land, but the city may not have enough properties for 
busmess offices and retail Todd explained that the industrial park may need some commencal 
uses. 
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I V . REPORTS A M ) C O M M f M C A T I O X s 

There were DO other reports and communications during this meeting. 

V . ADJOURNMENT 

The meeting t w a^oDed at 9:55 AM. 

Respectfully lubtnitted, 

Jason Gottgftriu-.-lsioc/a/p Planner 

I 
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Community Workshop Meeting 
Formatted: Font: 14 pt, Bold 

CITY OF SILVERTOX 
SILYERTONECONOMIC OPPORTUNTTY AVALYSIS PROJECT 

C OMMUNITY WORKSHOP MINUTES 
Drafted for approvai; inhjici io change aniior correction 

SÌLVERTON EOA TECHNIC AL ADMSORY C ONIMITTEE 1:00 PAL FEBRUARY 1.2011 
A public wcricshop was held to present products and fiadmgs made to date, solicit feedback nom the 
public. and facilitate meaningful input regarding economic opportunities for Silverton. 

I. COMMITTEE MEMBERS: 
Bill Cunmmis. City Councilor 
Sen Hector. Sih erton Hospital 
Stacy Palmer. Chamber of Commerce 

CONSULTANTS : 
Todd Chase, FCS Group 
Scott Keilter. Columbia Planning Design 

STAFF. Stn-e Kay, Ctœmumty Development Director 
Jason Gottgetreu. Associate Planner 
Sheena Lucht. Planning Asuttant 

I I . PUBLIC WORKSHOP: 

At 7:10pm Steve Kay welcomed the committee members and consultants to the community 
workshop. He recognised that no citizens chote to attend the public meeting so the committee 
members, staff, and the consultants discussed policy objectives aad code issue» nana the 
following PowerPoint slides: 

Draft Community Economic 
Development Policy Objectives 

i. • - ï. . V ' t , „> 
, Skt^ ,„*«,«,, Hi mi ' „ . . ;',:r ,X„ '!>< 

• . , ..J, , . • , . . . [ , , , ,> " 

2 iât̂ e»-'* '¿tir 

Draft Community Economic 
Deve'opmerit Poticy Objectives 

* tyf rt* m i^ö.Pssri wjny 
• i'ifiüi m", iK&fginÂntài. 

Stacy explained that she thought living «-age jobs of S25.000- would be too big for Silverton 
They discussed that the Industrial Paik had already been a special use zone, l i e Committee 
members did not feel that there was a need to create a special investment zoae m the Industrial 
Park 

l 



i Formatted: Rant: 14 pt, Bold 
Stacy <&! not feel that there were enough resoiates in Silvaton to establish a partnership with 
Chesodceta Community College and establish a business mcubator program in the industrial zone 

The com: ttee discussed the need to establish a fhetidly »tomosphe« m Siiverton. Steve 
explained that with the new webs design there w»"i > t a section on the te for economic 
development. This section of die website could include vacant buildings information to promote 
businesses and could provide new bus sses with resources' - get their plans progressing Stacey 
explained that she has heard others say flat it's very easy to do business in Silverkm and city staff 
was very helpful Todd explained that obtaining testimonals and including those on the website is 
a good way to promote a positive busmen attitude. 

Land Use Code Issues for 
Discussion 

SfKWM * tr;*** titn Ai&s1- 4«** H »teiàr* s*M vto, tmt ¿mte&i t«* Or**» a «»fi* mm»*** *sw! *m> <si%*s* 
jsr» ftiv.ivv fa *>»>*f<i!*imi3< <x itefcej«« vx s ¡¡awt .?? aw:»*"«) «i»:: 

>zt¥xr dMM mi punuM* t$> 

ft4«i4 «f* -—- j^e iiti 

Potential Zoning Strategies for 
D i s c u s s ^ 

- war « t« 
< «»«;>*% *<«W m 

-m,* aw * ts *** ra**m-

ifeWSS 4H J is*** 

Stacy was concerned about including "Iseavy" as part of a ckMificaiion of industrial She does no! 
want to put that title 011 some companies and labeling them as heavy industrial Bill also did not 
want to use *t»«vy rndbstnaT wording m the code. Scott explained that they could review the 
landscaping requirements to require stronger buffering areas around mdustnai areas to protect 
adjacent residential neighborhoods. 

Hie committee discussed the options of retail verms business office growth in the West Side area 
Hie committee discussed the number of home occupations m the city and the possibility of 
establishing an incubator business center in the mdustnai park so that these businesses could 
continue to grow . 

2 
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Steve explained that he would like the draft Economic Opportunity Analysis to go to a public 
hearing before the Planning Commission on March ami City Council on Apnl 4*. Scott and 
Todd explained that the)' could have the document finalized near the end of February, however, 
due to DLC'D noticing requirements: it was likely that the draft EOA would not be reviewed until 
Apnl by the Planning C ommission 

I I I . REPORTS AND COMMUNIC ATIONS 

There were no other reports and coaiimmkatraB dunng this meeting. 

I V . ADJOURNMENT 

The meeting was adjourned at 8 30 PM 

Respectfully submitted. 

Sheena Lucht-Phiinin« Assistant 
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Appendix B - Stakeholder Interviews 

November 12, 2010 

To: Todd Chase, FCS GROUP and Steve Kay, City of Silverton 

From: Scott Keillor, AICP - Columbia Planning and Design 

Re: Silverton Economic Opportunity Analysis (EOA) - Interview Summary 

The City of Silverton's consultant completed seven interviews with stakeholders, including 
economic development and business experts. Six of these interviews were conducted in-
person in Silverton on October 29, 2010, and one was completed by telephone. The 
following summarizes the responses to help the City's EOA Technical Advisory Committee 
get a better understanding of economic opportunities and challenges facing the community. 
The City has also received about 60 additional responses to the following questions via an 
on line survey - the tabulation of those responses is pending. 

1. What is Silverton's primary market advantage within the state and region with 
regard to attracting jobs? What do you feel are Silverton's greatest assets for 
retaining and attracting businesses? 

Those interviewed most often cited Silverton's high quality of life, great schools, 
small town charm, access to 1-5, downtown and growth in tourism as Silverton's 
market advantages. 

2. From the following list, please identify Silverton's primary strengths as a place to do 
business (mark each excellent, fair or poor): 

a. Access to local markets and customers 
b. Available, skilled workforce 
c. Business climate (cost of running a business) 
d. Interaction with same/related industries 
e. Proximity to 1-5/other transportation 

facilities 
f. Adequate public infrastructure and utilities 
g. Quality of life 

Rankings for Silverton's primary strengths as a place to do business were consistently 
high, although business climate and industries interaction strengths where rated 
"poor" nearly as often as "good". Most of the seven attributes were most often 
ranked as "good", and quality of life was always ranked as "excellent". 

*Note: The "quality of life" attribute was not ranked by one of seven interviewed. 

3. The City is interested in encouraging a vital downtown and increasing access to jobs 
within the community. Do you agree with, these priorities? Why or why not? Are 
there other economic development goals that the City should focus on? 

2 
' b ™ 

5 
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4 3 
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6* 
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All of the respondents agreed with the City's focus on downtown and jobs, but 
offered various reservations and advice. Concerns included a notion that these are the 
City s t a f f s priorities and should be vetted through the citizenry for grass roots 
support . Some felt the City is doing a poor job (SDCs too high; inflexible 
enforcement), and others rated the City excellent in meeting these priorities. Advice 
included focusing on industrial and commercial lands to increase family wage jobs, 
f i l l ing downtown storefronts, focusing on "re-localization" and self-sufficiency, clean 
industry and innovation. Support was also voiced for the Planning Commission 's 
efforts to move the downtown north, rehabilitate the former grade school site, and 
encouraging live/work space. 

4. What types of land a n d / o r economic development actions or incentives are most 
needed in the City to nurture job growth and private investment? 

Specific answers on how the City can accommodate job growth and private 
investment ranged f rom "let the market handle it" to "be more open for business". 
Most expressed support for small, un ique downtown shops, and local produce -
partnering with service groups and support ing the Saturday Market were example 
suggestions. A few where not happy wi th the City based on experiences in business 
establishment and/or expansion efforts - they argued for more flexibility in zoning 
and system development charges. Tourism is regarded as a br ight spot, and efforts 
underway to promote Silverton through Marion County, State, City, Chamber and 
Oregon Gardens were applauded and should continue. Positive critiques included 
better permit streamlining assistance at the counter, and creation of a packet to show 
the economic benefi ts of doing business in Silverton. Some had knowledge of the 
City's incentives through business loans, property tax waivers etc, but advised the 
City could improve on getting the word out to prospective businesses. Specific public 
facilities comments included making water rates favorable for value-added 
agricultural users, a larger gas service line, fiber-optics and reactivating the industrial 
park rail spur. 

5. What actions should be taken by the City to create a more balanced and sustainable 
community? 

There were a variety of ideas shared for actions the City could consider in achieving a 
more balanced and sustainable community, including: 

Focus on more retail and less professional offices downtown 
S Develop a vision to better gauge economic opportuni ty 

Clean, green industr ies preferred; big boxes and smoke stacks are not 
acceptable 

•S Be more flexible in addressing small business challenges and needs 
•S Support alternative modes of transportation - i.e. Oregon Gardens to 

downtown, bicycle and pedestr ian improvements; downtown boardwalk, etc. 

6. The City would like to encourage job creation within the Silverton Industrial Park. 
What types of businesses do you think are most appropriate for the Industrial Park? 

Those interviewed clearly prefer clean, high technology, R&D, and innovative 
agricultural processing for the industrial park. Specific uses ment ioned included: 



•S Solar manufacturing 
•S Light manufacturing 
•f Agricultural processing 
•S Business park; incubator building 
•f Office, high-technology, value-added agriculture 
•f Packaging and assembly 
S A multi-use training facility - fabrication and hydraulics (agricultural 

support) 
•f Non-toxic, environmentally friendly users 
•S Opportunities to grow local businesses 

7. What opportunities and challenges are there to expanding the retail and services 
sector in Silverton? What goods and services could be produced locally rather than 
imported, and what could be exported? 

Stakeholders agreed that Silverton's location off of 1-5 is both a blessing and a 
curse. It helps to maintain the small town atmosphere, but it has created a 
bedroom community for workers commuting to Salem, Woodburn and Portland. 
Among the opportunities noted were: 

•f Expanded farmers market to encourage local shopping and cottage 
industry 

•f Downtown shops that generate interest and add to unique "niche market" 
S Building space is available, but controlled by few owners and a high lease 

rate 
•f City zoning, enforcement and SDC rates are a constraint 
S Strengthen local taxi service 
•f Opportunity to expand value-agricultural crops (hops, grains, fruit, etc) 

8. Are there certain goods or services that you think are missing in the City of Silverton 
today? 

It was generally agreed that Silverton is "full service" but at a cost (commute to 
purchase certain goods). Ideas for additional services and goods included: 

•f Bi-Mart or smaller scale retailer (no big boxes) for clothing and durable 
goods 

•f More family-oriented restaurants 
S Improve transit schedule (i.e. Chariot dial-a-ride service Silverton to 

Salem) 
S Cater to tourism (I.e. a motorcycle shop to attract rural roadway 

enthusiasts) 
•f Book store and music store (although tough to support demographically) 
•f Specialized retail clothing: ladies clothes, shoe store, etc 

Encourage store owners to hold steady hours of operations 

9. Is there anything else you'd like to add? 

Those interviewed added the following comments: 
•f We need jobs to diversify our tax base 
•f Local perception is adversarial, but it is not in reality - it's a vocal minority 
•f City is doing a great job 
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S Reach beyond the community to support tourism 
S Disappointed wi th City management - not business-fr iendly 
S Increase downtown interest and overnight stays 
S Plan for alternative modes (bus/bike/pedestrians) 
S Put in a community garden at the Grange 
S City needs to step up and fulf i l l parks and recreation needs 
S Joseph, Oregon is a model example for Silverton 

List of Interviewees 

Mike Cruz, Wilco 
Stu Rasmussen, Mayor 
Matt Barker, Silver Falls RV Park 
Jeff DeSantis, Seven Brides Brewery 
Andy Bellando, Silver Falls School District 
Darrel Matthews, Barber Shop & Furniture Builder 
Doug DeGeorge, Silverton Inn and Suites (via telephone) 
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Appendix C - Community Development Survey 

City of Silverton 
Economic Development Survey 

December 2010 

City of Silverton 
306 S. Water Street 

Silverton, Oregon 97381 
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Introduction: 

From October 29th to November 8th, the City of Silverton surveyed local residents to help develop 
new policies for encouraging job growth and providing desired goods and services. To conduct this 
survey of residents, a link to a survey website with seven economic development questions was 
posted on the City's website home page. The survey contained open-ended questions and were 
structured to help determine a long-term economic development strategy for Silverton. A total of 61 
citizens responded to the on-line survey and the results are provided on the following pages. 

This project was initiated earlier in 2010 when the City of Silverton applied for and received a grant 
to prepare an Economic Opportunity Analysis (EOA). The purpose of the EOA is to update the 
current Economic Development section of the City's Comprehensive Plan, which dates back to the 
1970's and do not address current opportunities and constraints for economic development in 
Silverton. The EOA project includes a review of current demographic trends, existing employment 
conditions, existing public facilities, and existing comprehensive plan policies. In addition, the 
project includes the evaluation of current local economic development trends and economic forecasts. 

Citizen input for the Economic Opportunity Analysis project is not only provided through the on-line 
economic development survey, but through interviews, a public workshop, and public hearings before 
the Planning Commission and City Council. Analysis of this citizen input will help the City 
formulate an overall strategic plan for economic development. It is anticipated that this project will 
result in the development of specific recommendations which may include future changes to the 
City's zoning standards, urban renewal program, existing business development strategies, and/or 
public infrastructure plans. 

Economic Development Survey Results: 

1) What is Silverton's primary market advantage within the state and region with 
regard to attracting jobs? What do you feel are Silverton's greatest assets for 
retaining and attracting businesses? 

Summary: 
Those who took the survey cited Silverton's high quality of life, great schools and 
hospital, small town charm and friendliness, uniqueness, quaintness, liveability, 
safety, and historical downtown as market advantages when attracting jobs. Silver 
Creek and the close proximity to Portland, Salem, Eugene, Keizer, Corvallis, 
Woodburn, 1-5, Silver Falls, Oregon Garden, and mountains and beaches were also 
identified as assets for retaining and attracting businesses. 
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2) From the following list, please identify Silverton's primary strengths as a place to do 
business (mark excellent, good, or poor) 

Summary: 
The following table displays the survey results regarding the primary strengths for 
doing business in Silverton. 

Excellent Good Poor N/A 
Access to local markets and customers 21.7% 

(13) 
66.7% 

(40) 
11.7% (7) 0.0% 

(0) 
Available, skilled workforce 20.0% 

(12) 
55.0% 

(33) 
18.3% 
(11) 

6.7% 
(4) 

Business climate (cost of running a 
business) 

5.1% (3) 55.9% 
<33) 

33.9% 
(20) 

5.1% 
(3) 

Interaction with same/related industries 7.5% (4) 45.3% 
(24) 

37.7% 
(20) 

9.4% 
(5) 

Proximity to I-5/other transportation 
facilities 

18.3% 
(11) 

53.3% 
(32) 

28.3% 
(17) 

0.0% 
(0) 

Adequate public infrastructure and 
utilities 

13.6% 
(8) 

57.6% 
(34) 

27.1% 
(16) 

1.7% 
(1) 

Quality of life 78.3% 
(47) 

20.0% 
(12) 

1.7% (1) 0.0% 
(0) 

3) The City is interested in encouraging business and pedestrian activity in the 
downtown, and increasing access to jobs within the community. Do you agree with 
these priorities? Why or why not? Are there other economic development goals that 
the City should focus on? 

Summary: 
Most of the respondents agreed with the City's focus on downtown and jobs. 
However, there was wide variety of suggestions regarding what the City should do to 
encourage activity in the downtown. Respondents indicated that they would like the 
City to make the downtown more pedestrian-friendly, address parking issues, 
improve signage, reduce traffic congestion, and provide more connectivity to the 
downtown area. Many of the respondents would like the City to do more to 
encourage locals to shop more in the downtown and encourage the establishment of 
businesses that provide family-wage jobs. 

4) What types of land and/or economic development actions or incentives are most 
needed in the City to nurture job growth and private investment? 

Summary: 

There was strong support for the City to be involved with attracting new businesses 
and only a few respondents wanted to leave economic development solely in the 
hands of the free market. Incentive ideas included tax breaks, lower licensing fees, 
providi ng grants to businesses, marketing commercial and industrial properties, and 
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lowering property costs and building rents. There was strong support for making 
investments in the basic infrastructure of Silverton including streets, sidewalks, 
beautification projects, provision of additional downtown parking, signage, walking 
and bike paths, and the reduction of traffic congestion. 

5) What actions should be taken by the City to create a more balanced economy and 
sustainable community? 

Summary: 

Respondents shared numerous ideas regarding how the City could help create a more 
balanced economy and sustainable community. Ideas included the promotion of 
buying local and visitation of the downtown, encouraging a diversity of businesses 
including light industry/manufacturing, providing planning and advertising training 
to start-up businesses, providing tax advantages, reducing business costs, and 
promoting the tourism industry and local events. 

6) The City would like to encourage the creation of family wage jobs within the 
community. What types of businesses do you think arc most appropriate for the 
Silverton Industrial Park? 

Summary: 

The majority of respondents want to promote increased use of the Industrial Park. 
The most preferred uses include light industry/manufacturing, "green industries" 
(including solar, electric vehicles, and wind turbines), food and agricultural 
industries, telephone call centers, and computer and technology-related industries. 

Respondent Comments: 

• Manufacturing Industiy/Light Industry (12) 
• Green companies (10) 
• Renewable Energy Industry (solar, electric vehicles, wind turbines) (9) 
• Food/Ag Industry (9) 
• Anything (4) 
• Telephone call centers (3) 
• Quikrete should not have been turned away (3) 
• Computer/Technical Industry (3) 
• Mobile Home Plant (2) 
• Construction Supply Industry (2) 
• Office Supply/Space (2) 
• Transportation Industry 
• Health Industry 
• College extension program 
• Craft businesses 
• No Big Box Stores 
• Wine storage at Redmond location 
• Bi-Mart (medium size box stores) 



• Family oriented 
• Training facilities 
• Garden Center 
• Supply depot for Costco 
• Architecture 
• Engineering Firms 
• Business Service Center 
• City bill pay spot 
• Copy/Shipping Industry 
• Accountant 
• Lawyers 
• Mortgage Services 
• Restaurant and Deli 
• Feedstock production facility 
• Small Power Plant 
• Medical Supplies 
• Equipment Productions and Distribution 
• Retail 
• Public Innovation/Invention Center for collaboration and research 
• Horticulture/Ag Fairgrounds 
• Locally Owned Department Store 
• Sporting (paintball, rock climbing, indoor tennis courts, soccer facility) 
• The City can use its resources to attract businesses to the Industrial Park 

that are appropriate for the area and won't interfere with the close 
proximity of neighborhoods and the school. Do the research! Be 
proactive! In order to get our product to the market we have to be 
promoting so the City needs to take on this attitude. 

• Put up signs so people know the Industrial Park exists, that would help 
the current businesses 

• Get out of the way city and let things happen 
• This should be determined by market forces and not the city nor the 

subdivision residents at Webb Lake. 
• Ask the City. They have discouraged almost every serious inquiry in the 

past 20 -30 years. 
• Develop specialty (niche) markets overlooked by everyone else. Standard 

American ingenuity; turn a low value waste product into a high value 
resource. 

• Just about any kind. It is an industrial park and should be developed to 
its fullest potential. So long as it complies with local rules and 
environmental regulations. 

• Hmmmm. That's a tough one. Silverton cannot be all things to all people. 
It is effectively an island amongstfarm land. There is no getting around 
the fact that many will have to commute to Salem or elsewhere for their 
employment. I believe focusing on making Silverton Hospital and the 
surrounding clinics as high quality as possible would help. I can't help 
with the industrial park. Seems like it would make sense to encourage 
businesses that have some local connection-like wine or hops equipment 
business, or farm related businesses, etc. 

• I'm not sure why you are specifying the industrial park... Is that the only 
viable location for a business that would bring family wage jobs to the 
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community? Right now there is a big emphasis on "green "jobs, so that 
may be a thought, and a lot of federal grant dollars are tied to these 
types of jobs. I think high technology/manufacturing would be a good 
addition to our community (similar to Garmin). Any change to the 
industrial park should take into account all of the new 

• Homes in the area, and should not distract from the ambiance of the 
neighborhoods. 

• Any and all. It is the access to the park that the city needs to work on. 
Workers have to be able to get there, and once inside the park, the park 
needs to be able to access local business. That is not the case now. 

• See #3.1 believe the city is too afraid of becoming too big, thus driving 
off bigger companies. The most common type of business being brought 
into Silverton is the small business family type which is not lasting. 

• Retail services are best for Silverton, and I could see Silverton enlarging 
the downtown area more like Sisters, Oregon. The type of retail stores 
there seem to be doing well, even in these hard economic times. What 
makes downtown Sisters work that we aren't doing? And why is the 
industrial park in the middle of new housing developments? I wouldn't 
want to live next door to any kind of "factory" or semi-truck noise all 
day/night! 

• A look into the future of world direction would be the best shot. 
Technological but tied with booming surrounding resources. 

7) What opportunities and challenges are there to expanding the retail and services 
sector in Silverton? What goods and services could be produced locally rather than 
imported, and what could be exported? 

Summary: 

Challenges listed include reducing the number of services as compared to the number 
of retail uses in the downtown, rents are generally too high for downtown business 
owners, the cost of starting a business is too high, and downtown businesses need 
more than support from tourists to survive. Opportunities include the promotion of a 
charming downtown, surrounding farms and agricultural products, and the proximity 
to Silver Falls Park and the Oregon Garden. Cited export products that could be 
produced locally included natural foods, agricultural products and items, and local 
craftsman products. 

8) Are their certain goods or services that you think are missing in the City of 
Silverton? 

Summary: 

Desired goods and services that were the most frequently cited by respondents 
included a small clothing/department store, shoe/repair shop, book store, art supply 
and craft store, office supplies, gift store, sporting goods, health food store, and 
Italian restaurant. 

Respondent Comments: 

• Clothing/Department stores (12) 
• Small Outlet Stores (JC Penny, Sears, Montgomery Ward) 

f)0 



• Shoe/Repair Shop (7) 
• Book store (5) 
• Art Supply/Crafts (3) 
• Office Supplies (3) 
• Gift Stores (3) 
• Women gift store 
• Sporting Goods/Supplies (3) 
• Stationary (2) 
• Music Store (2) 
• Retail (2) 
• Dry Cleaner (2) 
• Health Food Store (lifesource) (3) 
• Italian Restaurant (3) 
• Japanese Restaurant (2) 
• Grocery Stores (cheaper options) (2) 
• Bakery (2) 
• Indian Restaurant 
• Good Restaurants 
• McMenamens 
• Self-Serve Yogurt 
• Specialty Food Store 
• Food co-op 
• Cooking School 
• Higher end Restaurants 
• Sus/?; 
• Denny's or Shari's 
• Quality Food (no more Mexican, Chinese, Thai places) 
• Chipotle 
• Taco Time 
• Bar's with real bartenders 
• Toys/Games 
• Appliances 
• Lumber Retailer 
• Charter School 
• /Vo more antique shops 
• Organized Wine Tours 
• Photography 
• Spa/Massage 
• Fitness Options 
• Education classes 
• Medical Care 
• Mental Health Services 
• Small electronics (Radio Shack) (2) 
• Computer/Tech Stores 
• Dollar Store 
• Pet Shop 
• Activities/place for teenagers (2) 
• Recreational Activities (canoe, kayaking shops for reservoir) (2) 
• Positive, Healthy activities for kids/families 
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• Kid entertainment 
• Training events for Children 
• Children play area downtown 
• Make Silverton more fun 
• Stores with normal hours 
• Reliable/frequent transportation to Salem 
• More of a hip vibe 
• Need incentives for business 
• What is missing primarily is a pro-growth attitude in City Hall. One 

only has to hear our Mayor to know that he feels he was elected as a NO 
growth advocate. 

9) Is there anything else you'd like to add? 

Summary: 

Many respondents expressed gratitude for the opportunity to weigh in on Silverton's 
economic future. Some additional ideas shared were to take greater advantage of 
Silver Creek within the downtown, direct City efforts towards turning around the 
perception that it is unfriendly to business, need to work towards the goal of creating 
more attractions in the downtown to promote the "coolest small town" image, and 
revitalize the downtown with streetscape enhancements. 

Please refer to city files for a complete record of respondent comments. 
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Table D-4 
Current Industrial Land Inventory For Marion & Polk Counties September 2010 
(availableland ai ain acres) 
Property Name City Min. Size Max Size 
Silverton Industrial Park Silverton 5 10 
Godsey Road Property Dallas 5 41.8 
Donald Industrial Park Donald 30.5 30.5 

Progress Way Woodburn 1 1 
Blossom Drive Industrial Salem 14.83 14.8 
Salem Equipment Salem 7.89 7.9 
Ridge Road Property Salem 7.88 8.9 
5700 Block Gaffin Road Salem 2.5 45.7 

Salem Renewable Energy & Tech Center Salem 2.5 50 
Mill Creek Corporate Center Salem 5 140 
Mill Creek Corporate Center Salem 2 146 
Shaff Road Stayton 45.6 45.6 
Total 129.5 542 

Sources: SEDCOR & Oregon Prospector; 
compiled by FCS GROUP. 



Table D-5 
Current Industrial Building Inventory For Marion & Polk Counties September 2010 

(available building floor area in square feet) 
Property Name City Type Min. Size Max Size 
Redmond Manufacturing Silverton Industrial/Office 157,000 157,000 

Candlewood Keizer Industrial 165,528 165,528 
TTM Technology Dallas Industrial 127,700 127,700 

Nate Levin Salem Industrial 35,000 35,000 

Cascadia Canyon # 3 Salem Warehouse 108,000 108,000 

Cascadia Canyon Salem Warehouse 108,000 108,000 

Cascadia Site Map Salem Warehouse 108,000 108,000 

Eska Way Silverton Industrial 67,912 67,912 
SENECA Building Salem Industrial 100,000 400,000 
SENECA Building Salem Industrial 100,000 407,100 

Vista Avenue SE Salem Industrial 3,200 12,792 

Vista Avenue SE Salem Industrial 2,600 9,296 
Hyacinth Property Salem Industrial 65,754 30,000 
Patrick Industries Woodburn Industrial 153,000 153,000 

Thelma Lane NE Salem Industrial 18,000 48,000 

Del Webb Property Salem Industrial 40,000 40,000 

Salem Equipment Site Salem Industrial 343,688 343,688 
SMI Commercial Salem Warehouse/Office/Industrial 6,000 18,000 
Neilsen Building Salem Warehouse 15,736 113,763 

3723 Fairview Industrial Salem Office 30,000 65,000 

Cascadia South Building 9 Salem Industrial 7,500 37,120 

Tyco Building Salem Industrial 84,000 84,000 

Wildwood Properties Salem Industrial 13,950 13,950 

Ridge Drive Salem Commercial/Call Center 15,000 40,500 

Albertsons Salem Commercial 45,076 45,076 

Capitol City Business Center Salem Office 5,000 125,000 
TransOcean Building Salem Industrial 56,253 56,253 

Patterson Avenue Salem Industrial 1,063 42,106 

Cascadia Canyon Building 9 Salem Industrial 7,500 37,120 

Cascadia North Building 9 Salem Industrial 7,500 37,120 

Salmon Run Salem Industrial 2,500 61,520 

3099 N Pacific Hwy. Woodburn Industrial/Warehouse 153,000 153,000 
Total 2,153,460 3,250,544 

Sources: SEDCOR & Oregon Prospector; compiled by FCS GROUP. 



Appendix E - Supplemental Employment Analysis 

Table E-i Marion County Share of Region 3 Employment 
M a r i o n County Share of Region 3 Sector weights (based on 2008 job estimates) 

Sector 

Mar ion 
County 

Share of 
R 3 J o b s 

{'¿COS) 
Region 3 

Jobs i r 2008 
Natural 

Resources Industrial Retail Services 
Govern-

ment 

Natural Resources 64% 16,300 100% 

Construction 75% 10,800 27% 

Manufacturing 55% 20,500 51% 

Durable Goods 10,900 
Non Durable Goods 9,600 

Wholesale 80% 4,600 11% 

Retail 77% 21,000 58% 

Transport, Warehousing & 
Utilities 75% 4,500 11% 

Information 81% 1,700 3% 

Financial Services 65% 8,900 15% 

Professional & Business 
Services 83% 14,300 25% 

Educational Services 39% 5,100 9% 

Healthcare & Social Sarvices 71% 21,300 37% 

Leisure & Hospitality* 74% 15,300 42% 

Other Services 81% 6,400 11% 
Government 75% 46,600 100% 

Tota l Al l Entities 71% 197,300 100% 100% 100% 100% 100% 

Source: Oregon Employment Department, and FCS Group. 

Table E-2 
Marion County Share of Region 3 Jobs, 2008 

Sector 

Natural Resources 64% 

Retail & Commercial Trades 49% 

Services 50% 

Industrial/Other 46% 

Government 75% 

Total 71% 

Source: Based on the assumptions shown in Table E-l. 
Compiled by FCS GROUP using Oregon Employment Department's growth rate assumptions for Region 3. 



T a b l e E - 3 
Marion County Employment Forecast, 2008 to 2031 

Sector 
Proj. Change: 2008 

to 2031 

Forecasted Marion County Growth 
Capture Rate: 2008-2031 

Sector 
Proj. Change: 2008 

to 2031 Capture Rate 

Avg. 
Annual 

Jobs 

Jobs Over 
Next 20 

Years 
Natura l R e s o u r c e s 1,655 64% 46 925 

Retai l & C o m m e r c i a l T r a d e s 11,474 49% 243 4,863 

S e r v i c e s 24,863 50% 541 10,825 

I n d u s t r i a l / O t h e r - -

I n d u s t r i a l / O t h e r * 2,134 46% 42 845 

G o v e r n m e n t 7,253 75% 237 4,750 

Total 47,380 1,110 22,208 
Sou—: - Based or 'he assumptions shorn in Table E 2. 
Compiled by FCS GROUP using Oregon Employment Department's growth rate assumptions for Region 3. 

T a b l e E - 4 

Silverton UGB Share of Marion County Employment, Historical and Forecasted 

Sector 

Historic/Actual Capture 
Rate 

Forecasted 
Capture 

Rate: 

Sector 2003 2008 High 

Natural Resources 0.3% 0.3% 1% 

Retail 2% 2% 3% 

Leisure & Hospitality 3% 3% 4% 

Services, Finance, Professional, Other 2% 2% 4% 

Health Care 5% 6% 8% 

Education 19% 17% 20% 

Industrial 3% 3% 5% 
Government 0.2% 0.2% 0.4% 

Total 2.3% 2.3% 
Source: Rated on 'he assumptions ^^owp in Table E-3. 
Compiled by FCS GROUP using Oregon Employment Department's growth rate assumptions for Region 3. 
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February 20, 2011 

City of Silverton Economic Opportunities Analysis 
Task 4, Task 5 and Task 6 Deliverables 

Introduction 

The Silverton Economic Opportunities Analysis (EOA) is intended to serve as a basis for the city of 
Silverton to formulate a vision for strengthening the local economy. As part of the long-range vision 
the city shall identify local policies and Community and Economic Development Objectives that take 
in to account the findings documented in Tasks 1 -3 of the EOA, which are documented in separate 
deliverable. 

This memorandum summarizes work completed by the city of Silverton Community Development 
Department, with assistance from FCS GROUP and Columbia Planning and Design (EOA project 
consultants) with respect to the following work activities: 

• Task 4 Employment Land Needs, includes an identification of long-term and short-term land 
needs to meet local employment growth forecasts. 

• Task 5 Policy Recommendations, includes recommendations for managing Silverton's 
employment land supply to achieve local Community Economic Development Objectives 
(CEDOs). 

• Task 6 Draft EOA, includes findings that comprise the EOA policies and CEDOs. 

These tasks constitute the Silverton EOA, which is to be refined and subject to public hearings and 
adoption proceedings in Spring 2011, as part of Task 7. 

During the course of these work tasks, the city and EOA project consultant team conducted three 
meetings with the EOA TAC to present draft findings and to refine assumptions for the Silverton 
EOA. A summary of these TAC meetings is provided in Appendix A. 

Commercial and Industrial Land Needs Assessment -Task 4 

The findings from the employment trends analysis indicated that the city of Silverton could expect to 
attract positive employment growth over the next 20 years. The job forecast scenarios identified in 
Task 3 reflect a range in potential employment growth of 605 jobs to 1,086 jobs within the Silverton 
UGB over the 2010 to 2031 time frame. 

As indicated in Table 1, this level of potential job growth over the next 20 years is expected to 
require between 90,000 and 170,000 square feet of redevelopment floor area, which would not deduct 
from the buildable land supply. Please refer to Appendix B for supporting assumptions. 



Table 1. Redevelopment Building Floor Area Requirements, 
Silverton UGB, 2010 to 2031 
Building Type Scenario A Scenario B Scenario C 
Office/Service 34,000 48,000 48,000 
Government/Other 1.000 2,000 2,000 
Flex/Business Park 5,000 8,000 17,000 
General Industrial 3,000 7,000 35,000 
Warehouse - - 1,000 
Retail 47,000 67,000 67,000 

Total SF Floor Area 90,000 132,000 170,000 
Source: derived from assumptions shown in Appendix A. 

An additional 148,000 to 310,000 square feet of building floor area would need to be constructed on 
vacant lands to accommodate the forecasted job growth in Silverton over the next 20 years, as 
indicated in Table 2. 

Table 2. New Construction Building Floor Area Requirements for Vacant Lands, 
Silverton UGB, 2010 to 2031 

Building Type Scenario A Scenario B Scenario C 
Office/Service 51,000 72,000 72,000 
Government/Other 2,000 6,000 6,000 
Flex/Business Park 19,000 30,000 68,000 
General Industrial 5,000 10,000 52,000 
Warehouse 1,000 2,000 12,000 
Retail 70,000 100,000 100,000 

Total SF Floor Area 148,000 220,000 310,000 
Source: derived from assumptions shown in Appendix A. 

Industrial Land Need and Parcel Requirements 

The upper-end of the employment growth and land need scenario assumes 11 acres of net new 
industrial vacant land demand, which is below the estimated vacant industrial land supply of 84.7 
acres. Hence, Silverton can easily accommodate the high industrial job growth scenario without 
expanding its Urban Growth Boundary. 

A preliminary expected forecast of demand by parcel size is also provided in Table 3, and assumes 
that about three medium to large industrial sites can provide an adequate vacant land supply within 
the Silverton USB over the next 20 years under the high growth scenario. These growth forecasts 
illustrate the vacant land demand only, and do not reflect the additional employment growth this is 
expected to occur in existing underutilized building and tax lots not reflected in the vacant land 
inventory. 



Table 3 Reconciliation of Vacant Industrial Land Demand and Supply, 
Silverton UGB, 2010 to 2031 

Scenario B 
Scenario A Medium Scenario C 

Land Demand and Supply Low Growth Growth High Growth 
Demand (acres) 2 4 11 
Supply (acres) 84.7 84.7 84.7 
Land Surplus in Acres 83 81 73 

Forecast of 
Existing Parcel 

Preliminary Parcel Distribution, Supply (tax Demand (tax Surplus (tax 
High Growth Scenario1 lots) lots) 1/ lots) 

Less Than 1 acre 3 0 3 
1 to 2 acres 11 0 11 
2 to 5 acres 8 1 7 

5 to 10 acres 1 1 0 
10+ acres 2 1 1 
Total Parcels or Tax Lots 25 3 22 

1 Tax lot supply expected to meet or exceed demand over next 20 years. 
Source: FCS GROUP, based upon findings included in demand and supply analysis. 

Commercial Land Need and Parcel Requirements 

As indicated in Table 4, with a remaining existing vacant commercial land supply of only 7.6 acres, 
Silverton appears to have a somewhat limited existing vacant commercial land supply to meet the 
commercial/retail land demand forecasts under the medium and high land need scenarios. The 
medium/high land need scenarios assumes 10 acres of net new commercial land demand, which 
would result in a 3 acre deficit of commercially-zoned vacant land supply. The parcel-based analysis 
indicates an net land need for parcels of 1 to 5 acre in size, but a surplus of smaller parcels less than 
one acre in size. 

Table 4 Reconciliation of Vacant Commercial Land Demand and Supply, 
Silverton UGB, 2010 to 2031 

Scenario A Scenario B Scenario C 
Land Demand and Supply Low Growth Medium Growth High Growth 
Demand 7 10 10 
Supply 7.6 7.6 7.6 

Land Surplus in Acres 1 (3) (3) 

Existing 
Preliminary Parcel Distribution, Supply (tax Forecast of Parcel Surplus (tax 
High Growth Scenario lots) Demand I tax lots) lots) 
Less Than 1 acre 7 1 6 
1 to 2 acres 0 2 (2) 
2 to 5 acres 1 2 (1) 

5 to 10 acres 0 0 0 
10+ acres 0 0 0 

Total Parcels or Tax Lots 8 5 3 
Source: FCS GROUP, based upon findings included in demand and supply analysis. 



Policy Recommendations - Task 5 

Consistent with EOA documentation requirements, the economic trends analysis, stakeholder 
interviews, community survey input, Technical Advisory Committee input, and the target industry 
clusters analyses indicate that Silverton should continue to promote policies that retain and attract 
businesses and economic development. 

Draft Silverton Economic and Community Development Objectives 

The following narrative describes a draft economic development mission and community economic 
development objectives needed to support the City of Silverton's new strategic plan for economic 
development. 

Vision Statement: 

In order to enhance local quality of life and community livability to its fullest potential, the City of 
Silverton will work with local, regional and state economic development entities to create a business-
friendly environment that supports: existing and new downtown businesses, compatible commercial 
and industrial uses, and increases "living wage" job opportunities.1 The City will accomplish this 
through policies that promote job creation through strategic economic development marketing and 
infrastructure. 

Community Economic Development Objectives 

Goal 1 : Actively Increase Economic Vitality of Silverton 

Objective 1.1: Increase marketing exposure of shovel-ready development sites, including a 
mix of site sizes (i.e., 5-acre to 10-acre) to meet business expansion 
requirements. 

Strategies: 
• Work with Marion County and Business Oregon to provide web-based 

links that provide information pertaining to the Silverton Industrial Park. 
This would include marketing in the Oregonprospector website 
(www.oregonprospector.com). 

• Assist property owners with obtaining Oregon Industrial Site 
Certification for designated areas in the Silverton Industrial Park. 
Appropriate industry profiles may include: General Manufacturing, Food 
Processing, High-Tech Manufacturing and Processing, and Call 
Center/Business Services designations. 

Objective 1.2: Recruit businesses that offer "living wages" which are higher than the state-
wide average for all private business establishments.1 

Strategies: 
• Focus on targeted business clusters for more proactive marketing 

outreach efforts. The targeted business clusters identified in the Silverton 
EOA include: health services; food and beverage processing; and 

1 In 2007, living wages were defined as equal or greater to the county's average wage rate, or at least 
$31,793 for Marion County. 
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professional business services (including creative service consultants, 
engineers, etc.). 

• Market the Silverton Industrial Park to targeted business sectors that 
provide wages equal to or better than state-wide average. 

Objective 1.3: Pursue special investment zone for the Silverton Industrial Park. 

Strategies: 
• Work with Marion County, SEDCOR, and BusinessOregon officials to 

designate the Silverton Industrial Park as a "rural strategic investment 
zone" to provide private investment tax abatement for up to 5 years on 
taxable capital investment in excess of $25 million. 

Objective 1.4: Evaluate Small Business Incubator Development Potential 
Strategies: 
• Work with local businesses, local residents, Chemeketa Community 

College, SEDCOR, and BusinessOregon to conduct a feasibility study 
for creating and maintaining a virtual small business incubator website 
targeted to local businesses. 

° Explore niche development opportunities regarding commercial kitchen, 
value-added agriculture, food processing, and beverage processing 
industries. 

Goal 2: 
Region 

Become a Visible Economic Development Leader within the Willamette Valley 

Objective 2.1: Support local, county, regional, state, and federal land use, environmental, 
and transportation projects and initiatives that may positively impact or 
influence business development in Silverton. 

Strategies: 
• Use available city staff and/or a designated non-profit (e.g., SEDCOR 

and local Chamber of Commerce) to attend key land use, transportation 
and economic development forums, meetings and hearings; and/or 
provide local resolutions of support for specific initiatives. 

• Monitor projects and networks to decide which venues are most 
important to staff/attend. 

Objective 2.2: Maintain and improve the working relationship with secondary education 
establishments, and local training networks. 

Strategies: 
• Strive to improve outreach and partnership opportunities with other 

agencies, such as Chemeketa Community College. 
• Expand community outreach, including regular communications to 

ensure the city's economic development mission, activities and 
operations are conveyed through press releases, public forums, and one-
on-one communications. 



Objective 2.3: Establish a "business friendly" relationship with local businesses and 
residents. 

Strategies: 
• Continue to provide a local process for reviewing and approving 

development applications within 45 days of less; 
• Remain active participant in local Chamber of Commerce; 
• Strive to retain and attract new businesses. Recognize new business 

formations, investment and "family wage" employers. 

Goal 3: Facilitate Economic Development within the Downtown Area 

Obj ective 3.1: Facilitate Downtown Reinvestment and Vitalization 

Strategies: 
• Promote public and private reinvestment in the downtown in accordance 

with Silverton Downtown Plan. 
• Implement zoning amendments that allow more flexible mixed-use 

development types that are compatible with adjacent commercial and 
housing areas. 

Goal 4: Facilitate Development within the Silverton Industrial Park and other Emerging 
Commercial and Industrial Areas 

Objective 4.1: Facilitate Job Creation in the Silverton Industrial Park 

Strategies: 
• Revisit marketing strategy and land use code for the Silverton Industrial 

Park. 
• Continue to implement clear and objective design standards, including 

identification of key design elements, and permitted and conditional uses 
allowed. 

• Include energy efficient design standards that are obtainable and include 
controls on night sky light pollution. 

• Include aesthetically pleasing low-maintenance landscaping buffers, 
signage, and site amenities. 

• Ensure that new sources of operating revenues are established to cover 
appropriate O&M expenses. 

Objective 4.2: Work with Marion County and local residents and businesses to solidify a 
vision and preliminary design plan for the West-Side Area of Silverton 

Strategies'. 
• Conduct planning sessions, public workshops, and/or joint meetings with 

the City of Silverton Planning Commission and City Council to identify 
appropriate building scale and use orientation as a basis for a vision and 
preliminary design guidelines. 

• Reach out to potential tenants to fully understand any potential interest in 
locating business operations into the West-Side Area and other emerging 
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commercial and industrial areas of Silverton, and what types of buildings 
and site layouts, amenities, and infrastructure are desired. 

Objective 4.3: Work with Marion County, ODOT and potential site tenants to obtain full 
funding commitments for the on and off-site infrastructure in West-Side 
Area. 

Strategies: 
• Identify local, state, and federal grant and loan funding programs, and 

designated amounts of local funding match from designated city and 
county resources. 

• Identify prospective tenants that may consider locating into the West-
Side Area. Obtain letters of intent from tenant prospects. 

• Work with county to apply jointly for regional, state and federal grant 
and loan programs to leverage designated local funding amounts. 

• Update the city and county capital facilities plans to reflect the capital 
cost outlays and funding resources to be dedicated to the project. 

• Ensure that adequate funding reserves are designated by city and county 
to ensure project completion within desired time frame. 

Goal 4: Establish Silverton as a Unique Destination for Day-Trip and Overnight Tourism 

Objective 4.1: Prepare and Implement a Tourism & Visitation Marketing Action Plan 

• Prepare a 5-year Tourism & Visitation Marketing Action Plan that 
identifies local and state marketing roles, investment priorities, and 
funding resources. 

• Work closely with local businesses and Chamber of Commerce to 
prepare new website that describes unique local attractions, events, 
shopping, and recreational activities that are available year round in the 
Silverton area. 

• Work towards long-term development of creek-side area trails and access 
points to enhance local recreation and visitation in downtown and 
emerging West-Side area. Amend Silverton Parks and Recreation Plan, 
as appropriate. 

Objective 4.2: Support agricultural and environmental tourism efforts within Silverton, as 
appropriate. 

Strategies: 
• Continue to work with the Oregon Garden Resort, Silverfalls State Park 

and local private enterprises to expand local use of these resources to 
provide off-peak visitation and related business spending impacts and to 
improve the quality of life for local residents and employees. 

• Involve local farms, wineries, farmer's market and resort, lodging and 
tourism business representatives in the marketing of Silverton. 

Goal 5: Monitor Performance and Periodically Adjust Goals and Objectives 

Objective 5.1: Monitor the overall completion and cost and benefits attributed to these 
aforementioned economic goals and objectives. 



Strategies: 
• Prepare annual review of local success in achieving each of the 

aforementioned goals and objectives. Indicate whether the goal has been 
initiated, level of staff resources and budget expended, percent 
completion, and anticipated completion date. 

• Identify direct investments leveraged by city resources, including 
amounts of public and private investment leveraged, direct jobs retained 
or created, and other measures of public benefit. 

• Revise economic development mission, goals, and objectives annually, 
as appropriate to reflect ongoing success, and fiscal issues, constraints, 
and new opportunities. 

Draft Development Code Amendments 

OAR 660-009-0020 stipulates requirements for industrial and other economic development policies. 
In addition to the local policies and CEDOs described above, it is recommended that the city of 
Silverton also adopt policies that focus on the following measures: 

A. Community Economic Development Objectives 
B. Commitment to Provide a Short-Term Land Supply 
C. Commitment to Provide Adequate Sites and Facilities 
D. Policies that Provide for Prime Industrial Land Development on Large Lots 

a. Assist property owner with Oregon Industrial Site Certification Process 
E. Policies that Promote Targeted Redevelopment in the Downtown and West Side area 
F. Policies that Work with ODOT and Marion County on funding infrastructure improvements 
G. Policies that Provide Proactive Economic Development Marketing and Incentives Directed 

Towards Strategic Clusters 

There are also a number of local development code amendments that are provided for consideration 
by the Silverton City Council that are consistent with the CEDOs. A list of draft development code 
amendments are provided in Appendix C. 



Appendix A 

TAC Meeting #1 

AGENDA 
SIL VERTON ECONOMIC OPPORTUNITY ANAL YSIS PROJECT 

TECHNICAL ADVISORY COMMITTEE 
Sitverton Community Center - 421S Water St 

January 18, 2011 - 8:00 AM to 10:00 AM 

I, R O I L C A L L - TECHNICAL ADVISORY COMMITTEE MEMBERS 

Steve Kay. Community Dev. Director Todd Chase, FCS Group 
Scott Keüler, Columbia Manning/ Design John Cramer, City Engineer 
Jason Gottgetreu, City Associate Planner Nick Harviüe, SEDCOR 
Stacy Palmer, Chamber of Commerce Diane McLaran. Chemeketa C. C. 
Stacy Posegate, Planning Commission Bill Cummms, City Councilor 
Kristine Diacetis, Oregon Garden Resort Ken Hector, Siherton Hospital 
Pamela Altree, Clothes Garden Terry Buford, Bruce Pac 
Kate Van Ummersen, Farmers Market 

II, M I N U T E S 

Minutes from the December 14, 2010 Meeting 

III. A G E N D A I T E M S 

Welcome and Introductions 
• Introductions 
• Meeting Purpose and Overview 

Project Update 
• Prior TAC Meeting Input 
• Work Schedule 
• Nest Meeting 

Interim Findings 
• Preliminary EOA Findings 
» Community Vision and Economic Development Ofcgectives 

U<odate 
• Land Use Code Amendment Options 

Group Discussion 
• Local Policy and Code Amendment Options 

Summary and Next Steps 

IV. A D J O U R N 



CITY OF SÏLYERTGX 
SHATRTON ECONOMIC OPPORTUNITY ANALYSIS PROJECT 

TEC H N I C S ADVISORY COMMUTEE MLM TES 
Drafmd for approvai: subject to change and/or correction 

SILATRTON EOA TECHNICAL ADMSORV COMMITTEE LM. November 16» 2010 

R O L L C A L L : 
Stew Kay. Community Development Director 
John Cramer. Public Works Director 
Pamela Altree. Clothes Garden 
Nick Harulle, SEDCOR 
Bill Cummins. City Councilor 
Tern' Bnford. Bruce Pac 
Todd Chase, FCS Grotsp 

Jason Gottgetreu. Associate Planner 
Stacy Pain«, Chamber of Commerce 
Knstine Bradbury. Oregon Garden Resort 
Kate Van Ummersen. Farmer's Market 
Ken Hector. Silverion Hospital 
Stacy Postegate. Planning Commissioner 
Scott Keiller. Columbia Planning Design 

Excused Sheryl Roberts, Chemeketa Comnmmtv College President 

I I . M I X I T E S 

No minutes were approved. 

I I I . A G E N D A I T E M S 

W elcome and Introductions 

Steve welcomed all the Committee members and introduced himself, then asked for all the 
committee members to introduce themselves 

Project Background. Overview and Update 

He explained the purpose of this project is to improve economic development m die commumty 
and he provided the committee background on how this project got started. Steve started as 
Community Development Director two years ago and famiianzed himself with the cities cunent 
comprehensive plan. He found thai the comprehensive plan is outdated that most of the 
information has not been updated since the 1970s Steve said that he approached the Oregon 
Development of State Land and C'oncervation Development (DLCD) and discussed the possibility 
of updating the comprehensive plan and receiving funding for the project. As a result fee City 
received a DLCD Technical Assistance Grant to help update the Economic Development portion 
of the comprehensive plan. 
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Steve explained that this process will include a lot of community outreach. There was «n EOA 
olirne survey posted on t ie city's website that received about 60 responses and both the Appeal 
and Oiirl own were contacted to help promote the survey in orda- to gam citizen input. The 
consultami also held interviews with economic development stakeholders within toe community 
There will also be a future community meeting to allow citizens to ask questions and give p i t 
regarding the Economic Opportunity Analysis. When a inai draft is complete it will be presented 
to the Planning Commss on at a public hearing. The Planning Comxms!..oa will make a 
recommendation to the City Council who will also hold a public hearing to adopt this amendment 
to the City's Comprehensive Pian. 

Stew explained the scope of work for the EOA Project so the comnuttee can understand what the 
consultant will be wed ngon T is scope of wrack was determined I ry OLCD in accordance with 
the grant agreement requirements. 

Task 1: Evaluate Citizen Concerns and the Easting Economic Conditions 

Task 2: Updating Employment Land Inventory 

Task 3: Evaluate Trend. Forcastmg. Opportunities. Constraints specific to Silvwton 

Task 4; Identifying Commercial and Industrial Employment Land Needs over the next 20 years 

Task 5: Policy Recommendations 

Task 6 Prepare Draft EOA 

Task 7: Public Hearing and Adoption Process 

Background and Existing C o"ditiong 

Todd explained that this is a planning process to meet state standards of Goal 9 which focuses on 
the economy and associated jobs, ft is required for cities to conduct an analysis and forecast for a 
20 year period- He explained thai the City will also be working on an Inaustrai Park Feasibiity 
study that will start early next year wlr o r 1 ! be based oft"some of the findings m this EOA. 
Also he explained that the dty is working on a Water Master Plan and Storrawater Master Plan 
winch can run parallel with this wad*. Todd summarised the input that was received on the 
community survey dunng last summer: 

o Recommended local approach toward economic development, job creation, marketing, 
business recruitment and business retention 

o Citizens generally support policies timed at maintaining environmental quality, creating a 
business friendly" atmosphere, and providing financial incentives 

o Interest in development of a business park with flex space 
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a Citizens generally do not favor heavy industrial areas or additional neighborhood 
commercial centers 

Todd also explained the purpose and objectives of the EOA will be to; 

• Comply with OAP. 6®) Division 9 requirements 
• Consider global national, state ami regional trends 
• Consider site characteristics, industrial and commercial business location factors and local 

target clusters, what type of business the community would like to attract while also 
looking at the 2006 EOA and its recommendations 

• Update a buildable land inventory for Siiverton s UGB 
• Determine short-term and long-term land supply adequacy 
• Adopt economic development policies and strategies regarding zoning, land use and 

adequate public facilities 
• Promoting economic development and specifically define what that is 

Todd explained to the committee what the schedule will be for the EOA 

December: C omplete Draft EOA 
January: Community Workshop 
February-April: Complete Policy Recommendations and Adoption 

Todd explained the City's existing economic policies are out of date, therefore it is u n e to rethink 
and create economic development goals, objectives, and policies. He explained that the 
community should think about what they would like to see happen with Silverton's economy over 
the next five wars. He explained that other ciaes have focused on family wage businesses, small 
and large businesses, specific types of clusters, non-financial incentives such as streamlining 
permitting and marketing efforts, financial incentives, and land use zoning and development 
standards He discussed how the buildable land inventory will be identified. This will be done by 
using 01S mapping to identify vacant and partially vacant properties over a half acre .a size, 
deduct out constraints such as floocfplains, wetlands and steep slopes The land supply Bill be 
identified for all employment zones including downtown commercial district light industrial, and 
the industrial park. He discussed the existing buildaWe land inventory which includes 92 acres of 
buildable lands consisting of 33 tax lots, and 6.6 acres of partially vacant lots 

Stacy Palmer asked about why the Champion site is not included m that inventory. Todd 
explained that it will be included m the redevelopment land supply inventory. He showed a map 
of the areas m the City with redevelopment potential. 

Scott reviewed the results of the seven stakeholder interviews: 

Siiverton Market Advantages: 
• Small town charm 
• Historic downtown (unique) 
• Hospital and Schools 
• Tourism (Oregon Garden downtown) 
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• Proximity to S alem and Portland area s 
• Lack of local traffic congestion 
• Quality of life 
• Underutilized industrial land areas 
• Lots of snail bu: u sf~s and self-employed professionals 
• Eugene Fieid rec^velopoteat potential 

S ; ver ton Market Challenge?: 
ia Industrial Par f a n c i e s 

• Lack of family wage jobs 
• Infrequent transit connections to nearby cities 
« Need for add ional retail opporfuiifcies locally (shoes, womens clothing a r i appareL etc.) 
• Maintaining uniqu and historic character of the downtown 
• Supporting a Inismess-faendly" environment 

Ideas for Economic Development 
• Continued focus on the downtown 
• West side redevelopment plan {industjd par? location) 
• Allow mix of clean and green light industrial businesses 
• Piovi le appropriate barriers around industri 1 park to buffer surrounding neighborhoods 
• Improve transit s rvice to surrounAnt cities ( S a t e , Woodbum. etc ) 
• Redevelopment of Eugene Field site 
• Tourism (Oregon Garden. ! ' tver Walks, etc) 
• Accommodate health care expansion 
• Promoting and expanding die Saturday marke* and stores 
• Providing snudi business ujcubators with Chemeketa Community College 

Crioup Discussion 
Stacey Po segate talked to Todd about technological issues (i.e., internet connections) flat 
discourage telecommuters or small bu .jiesses to do their work 5om home Todd explained that is 
sometLng that is something that could be concentrated on to make sure internet connectivity *s 
provided throughout the city and not just k the industrial park. Stacy Palmer added mat Silverton 
is a dead zone for mam* cell phot* earners 

Stace}' Palmer asked T odd tow man)* property owners were inducted in his stakeholder interview 
fat. fodd explained that general citizen input will -ome from the online survev, and that he 

The committee discussed die possibility for the City to buy a few commene a] or industriai 
properties to make them more available for the market Staff explained that there would really 
need to be a public need m order to make that acquisition or exer ' se eminent doms»« 
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Stacy Palmer expressed that one of t i» challenges that new business owners face in ti» downtown 
is the development code for historic buildings and current building codes which adds additional 
expenses to start up their business in town. Todd explained that there may be son» gram 
oppartunties for new business owners that they will research this more dining the project 

Bill expressed concern about the current water and sewer rates having an impact on business 
expenses. He also is concerned with adequate buffers for the industrial park for traffic, noise, 
hghtmg. etc. 

Stacy Palmer expressed issues with current wayfindmg signage for farming trucks to be directed 
aromad the town and that this is currently being looked at by the Downtown Signage Committe 

The Committee discussed the use of the existing rail spur right-of-way to the Industrial Park and 
the need and expenses to reactivate it. The group discussed how the industrial Park could be made 
more viable with the rebuilding of the rail line. 

Stacy Posegate explained that there could be some limitations to the type of businesses we can 
have in Silverton based off the current resources available to the business and its employees 

Kate described last summer's Saturday Market That there were 34 vendors and several of those 
have been with the Saturday market for the last ten years that it has existed in Silverton. She 
explained that a lot of the vendors haw booths in other markets as well. She feels that the size of 
the Saturday market is adequate based on anient community participation and they are not 
looking to expand the season at this tune 

Ken explained that Silverton Hospital continues to grow, but there is a limitation based on the 
geographic location of the facility He expressed a potental need to expand ti» facility and or 
m o w part of U in the future. 

Knstine discussed the possibility that the Oregon Garden Resort will expand its number of rooms 
m the next five years. She explained that there are limited resources for the 'visitors at the resort 
and it is reliant for shopping and dining in Silverton's downtown. 

Pam would like to make the downtown attractive and expressed concerns that her customers have 
about the parking meters. She also has a concera with smokers in front of the downtown 
bushings. 

Next Steps 
Todd expressed bow well the meeting generated ideas and encouraged the committee members to 
let them know of any other skateholders that they should talk to. He also indicated that if the 
committee members have any questions or other suggestions, they should email those to Steve and 
he will forward them to Todd and Scott. 

The next meeting will be held on December 14 to go over the results of the online survey and 
other analysis by the consultant. 
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IV. i X F O R : S A N i ) m a u ; VX i1- I loFS 

There were no other répons and commur-'cahons dur-is this meeting. 

V . - \ D J O l ñ V X g . V T 

The meeting was adjourned at 9:45 AM. 

RespectniBy submitted, 

Sheena Lueht-Ptanmng .isststant 
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TAC Meeting #2 

AGENDA 
SIL VERTON ECONOMIC OPPOR TUNITY ANAL YSIS PROJECT 

TECHNICAL ADVISORY COMMITTEE 
Si ¡verton Community Center - 421S Water St 

December 14, 2010 - 8:00 AM to 10:00 AM 

I, ROLL C A L L - TECHNICAL ADVISORY COMMITTEE MEMBERS 

Steve Kay, Community Dev. Director Todd Chase, FCS Group 
Scott Keiller, Columbia Planning/Design John Cramer, City Engineer 
Jason Gottgetreu. City Associate Planner Nick HarvUe, SEDCOR 
Stacy Palmer, Chamber of Commerce Sheryl Roberts, CCC President 
Stacy Posegate. Planning Commission Bill Cummins, City Councilor 
Krisune Bradbury, Oregon Garden Resort Ken Hector, Silverton Hospital 
Pamela Altree, Clothes Garden Terry Buford. Bruce Pac 
Kate Van Ummersen. Farmer's Market 

II. MINUTES 

Minutes from the November 16. 2010 Meeting 

HI. A G E N D A I T E M S 

Welcome and Introductions 
• Introductions 
• Meeting Purpose and Overview 

Project Update 
* Prior TAC Meeting Input 
* Work Schedule 
• Next Meeting 

Interim Findings 
• On-line Survey Results 
* Draft Trends Analysis 
• Draft Clusters Analysts 
• Preliminary Land Needs 

Group Discussion 
• EOA Analysis Input 

Summary and Next Steps 

IV. ADJOLTIN 



CITY OF SILVERTQ.X 
SIL\ERTON ECONOMIC OPPORTUNITY ANALYSIS PROJECT 

TECHNICAL ADMSORY COMMITTEE ^UNITES 
Drafted for approval; submt io chemm and/or carecnon 

SILVERTONEOA TECHNICAL ADMSORY COMMITTEE 8:00 A.M. Dec* r 14.2010 

I . R O L L C A L L : 
Steve Kay, Community- Development Director 
John Cramer. Public Works E -ector 
Christine Diacetis. Oregon Garden Resort 
Nick Hamlle. SBXOR 
Bill Cummins. City Councilor 
Terr,- Buford Bruce Pat 
Todd Chase, PCS Group 

Jason Gottgetreu. Associate Planner 
Stacy Palmer. Chamber of Commerce 
Diane McLaran. Chemeketa Comm College 
Courtney Basile, Fanner" s Market 
Ken Hector. Silverton Hospital 
Stacy Postegate, Planning Commissioner 

Absent: Pamela Altree. Clothes Garden 
Scott Keiiler. Columbia Planning Design 

I I . . M L M T 

November 16,2010 minutes were approved 

in. 
Todd Chase hegan the meeting at 8 04 a m He started with a ba overview of the previous 
meeting tot went over the supply side and goals of the project. He noted that today will be 
focused on the demand side taking into account the long term look at future demand and how it 
relates to possible jobs. Tins focus is to comply with a Goal 9 update He then turned the floor 
over to Steve Kay 

Stew Kay asked if there were any objections or corrections to the November 16,2010 minutes 
There were none and the rmnutes were adopted Steve then began his summary of the on-line 
survey that was conducted The survey was advertised in the Appeal and "i Our Town and 
received 61 responses The survey consisted of nine questions He noted that the complete 
document containing all of the responses would be sent to committee members after the meetag 
and is part of die public record. The questions and summary are as follows: 

I ) What is Silvtrton's primary market advantage withm the ;tate and repeal with regard to attracting 
jobs? What do you f a d are Silvertam' > gaeattst assets for retaining and attracting bosmesses7 

Summary 

Those who took the survey cited SjJvei tans high quality of life, great schools and hospital small 
town charm and initndhaess, livability afetr sod , a o n c a l downtown a- market advantages 
wh«a attracting jobs S u m Creek and the close proximity to Portland, Salem. Zu me. Keizer. 
Cotvaflis. Woodbum. 1-5, ^»Jvar Falls, Orego« Gai den and av^miains and beaches were also 
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identified as assets for letaming and 3raactmg businesses. 

2) From the following hst plea» identify Sdvertoo % pnmzry strengths as a place to do business (mark 
excellent, good, or poor) 

I t a g a a j i x 

Tbe following table displays the survey results regarding the p .unary areog&s for doing business 
m StRuton. 

Evciikw ijrOOd Poor NA 

Access to local cas t e s m& c a w n :r a 0.« •> 

Avaüalie, staled warikfeKt 510% n r . 

Business claasse (cos; ssi nasiag i stiissess) i . i%(J) 55.9% 33 S l% 

SosMcwm with stme idsmc usämm* 4S.J*S * -.' • t P 4% 

Psgsmsy to «fees caaspeitatLOc'tima« IS i»i SJ. m 

Msgp&ii piAtc cisiasKiaK ts& utilities 13 3" . '•iv, 2-1% t ^ 

Quality ef life m j % ytir, I - % 0 0% 

3} The City is interested la eacourapag business and pedestrian actrvitv in tfee downtown. and increasing 
access to jobs m&m the commtmtiy. Do you agree with these priorities'* Why or why not" Are the:e 
otiser economic: developoaent goals that the City siiould focus on"1. 

Most of the respondents strongly agreed nidi the City's focus on downtown and jobs . Respondents 
provided a wide variety of suggestions regarding how tbe City should encotuage activity in Öse 
downtown. Respondents indicated that they would l i e the City to nuke the downtown more 
pedestnan-friendly, address parking issues, unpjove signage. reduce traffic congestion, and provide 
mcse connectivity to &« do wntown area. Many of die respondents also .vould like the City to 
«ncotarage locals to shop more m die downtown and encourage äse establishment of businesses m 
the downtown that provide family-wage jobs. 

4) What types of land and'« economic development actions or incentives are most needed in the City to 
nurture job growth and private investment 

Summary.. 

There was strong support for the City to be invoked with aerating new businesses and only a few 
respondents wanted to leave economic development solely m the hands of die free market. 
Incentive ideas included tax breaks, lower licensing fees, providing grants to businesses, marketing 
commercial and industrial properties. and lowering property costs and building rents. There was 
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also stamg support for making investments in the basic m&astrudure of Sihwrton including streets, 
sidewalks. beauhikatiog: projects, provision af additional downtown parking, signage, walking and 
bike paths, and taking measure; to reduce traffic congestion, 

5) What actions should be taken by the City to create a more balanced economy and sustainable 
commooxty'' 

Summar» 

Respondents shared aomerons ideas regarding how die City could help create a more balano sd 
economy and sustainable community Ideas included the promotion of buying local and more 
visitation of the downtown, encouraging a diversity of businesses ue die community •Tclodmg light 

providm» toe advantages, reducing business costs, and taking a stronger «¿8 in promoting tourism 
and local event 

6) The City woold like to encourage the creation of family wage jobs withm the community. What types 
of businesses do you thmk are most appropriate for the Sdverton Industrial Park'* 

S u m m a r y 

The majority of respondents warn to promote increased use of (he Indus tnal Park The most 
preferred uses include light industry manufacturing, "green industries" (mchdmg solar, eleenic 
vehicles. and wind turbines), food and agncultoral industries, telephone call centers, and computer 
and »echnoiogy-related industries 

?) Wh3t opportunities and challenges are dm« to expanding the retail and services sector m Sdverton'' 
What goods and services could be produced locally rather than imported, and what could be «jqported? 

Summary 

Challenges listed include reducing »he number of services as compared to *he number of retail uses 
in the downtown, respondents indicated Aait rents are gewarallv too hirfi for dowstown business 
owners, the cost of starting a business is too high and downtown busmesses need more than just 
die support from tourists to tevive. Opportunittes mcluds a charmmg downtown. suiTOundmg 
farms and need for agncultural product processing, aid the proximity to Silver Falls Park and the 
Oregon Garden Cited exports secluded local agricultural products and local craftsman products. 

8) Are these certain goods or services that you think are missing m the City of Sitvertcm? 

S u m m a r y . 

Desued goods and services that were the most frequently died by respondents ¿eluded a small 
dodhm^department store, shoerepan shop, book store, art supply and craft store, office s^plres, 
gift store, sporting goods, health food store, and Italian restaurant. 

9) Is there anything else you'd like to add"* 

Summary : 

Many respondents expressed gratitude for the opportunity weigh m cm Siberian's economic 
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fatine. Additional ideas included die need to tais greater advantage of Silver Creek within the 
downtown area, the need to direct City efforts towards naming aronnd die perception that it is 
imfeiendlv to business, the need to work towards die goal of creating moie attractions m the 
downtown to promote die " coolest small town" image, and the need to help revitalize the 
downtown widi a streetscape enhancements project 
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Regional Job Growth Forecast, 2003-2018 
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UGB Vacant Land Demand Analysis 
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SHvefton COA s t f t e f lu ie & Next s t e p s 

SEP Oet 'lav J » f so MMSI Ap® 

The group discussed which of the job growth scenarios should be focused on Most people agreed 
that die high job growth scenario should be addressed. There were some concerns about the high 
growth scenario as tt relates to overall growth in Silverton The overall goal would be to add j >bs 
m Silverton but keep Silverton the same size. Actively Cry to increase commercial and industi \i 
growth while not actively trying to increase residential growth The analysis indicated that there 
appears to be enough employment lands within the UGB tot a UGB expansion is likely not going 
to be needed There appears to be MI adequate supply of industrial land while commercial land is 
on the low end. The next step is for the committee to explore what strategies should be 
undertaken to reach the identified goals. 

Diane McLaren of Chemeketa Commiiiuty College discussed their current business incubator 
program. Currently they haw 10 incubator spaces for business. The program is successful but the 
costs of operating that type of program are high. Independence also has a business incubator 
program that partners with Chemeketa that provides resources to startup businesses There 
appears to be an opportunity for a partnership between the City and Chemeketa to possibly start a 
business incubator program in Silverton- if that is a direction the City would want to pursue. 

I V . R E P O R T S AMD C O M N I U M C A T I O N S 

There were no other reports and communications during this meeting. 

V. ADJOfRXMEXT 

The meeting was adjourned at 9 55 AM. 

Respectfully submitted. 

J a s o n G o t t g e t r e u - i l i i o c i a w Planner 
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TAC Meeting #3 

AGENDA 
SIL VERTON ECONOMIC OPPORTUNITY ANAL YSIS PROJECT 

TECHNICAL ADVISORY COMMITTEE 
Sif verton Community Center - 421S Water St 

January 25, 2011 - 8:00 AM to 10:00 AM 

I. R O L L C A L L - TICHNICAL ADVISORY COMMITTEE MEMBERS 

Steve Kay, Community Dev Director Todd Chase, FCS Group 
Scott Keilier, Columbia Planning/ Design John Cramer, City Engineer 
Jason Gottgetreu. City Associate Planner Nick Harolle. SEDCQR 
Stacy Palmer, Chamoer of Commerce Diane McLaran, Chemeketa C. 
Stacy Posegate. Planning Commission Bill Cummins, City Councilor 
Kristine Diacetis, Oregon Garden Resort Ken Hector, Silverton Hospital 
Pamela Altree, Clothes Garden Terry Buford. Brace Pac 
Kate Van Ummersen, Farmer's Market 

II. M I N U T E S 

Minutes from the December 14, 2010 Meeting 

III. A G E N D A I T E M S 

Welcome ana Introductions 
* Introductions 
» Meeting Purpose and Overview 

Project Update 
• Prior TAC Meeting Input 
• Work Schedule 
* Next Meeting 

Interim Findings 
• Preliminary EOA Findings 
» Community Vision and Economic Development Objectives 

Update 
• Land Use Code Amendmen Options 

Group Discussion 
* Local Policy and Code Amendment Options 

smnmiary and Next Steps 

IV. A D J O U R N 



CITY OF SILYERTON 
SEL\"ERTON ECONOMIC OPPORTUNITYANALYSIS PROJECT 

TECHNICAL ADMSORY COMMITTEE MINTTES 
Drafted for approval subject to change and or correction 

SI1' - R T O N EOA TECHNIC AL ADMSORY COMMITTEE 8:00 A.M. January 25, 2011 

I . ROLL CALL: 
Kale Van Ummersen Silverton Fanner's Market Molly Amsiey, Sorta Sausage 
Bill Cummins. City Councilor Mck Harville. SEDCOR. 
Ken Hector. Silverton Hospital Christine Diacens. Oregon Garden Resort 
Stacy Palmer, Chamber of Commerce Stacy Postegate. Planning Commissioner 
Scott Keiller. Columbia Planning/Design Todd Chase, FCS Group 

STAFF: Steve Kay, Community Development Director 
Jason Gottgetreu. Associate Planner 
John Cramer. Public Works Director 

ABSENT: Pamela Altree, Clothes Garden 
Courtney Basile. Farmer's Maiket 
Diane McLaran, Chemeketa Comm. College 
Terry Buford. Bruce Pac 

I I . M E S X T E S 

December 14. 2010 minutes were approved. 

III. AGENDA ITEMS 

Steve Kay welcomed the committee members to the third TAC meeting to discuss the Economic 
Opportunity Analysis project. He asked if there were any objections or corrections to the 
December 14. 2010 minutes Steve turned the floor over to Todd Chase.. Todd explained that they 
are now at the point of die process to take all the public 'omment- and focus on what the city 
needs to do as far as code amendements, policy changes and anything else that needs to be done to 
assist in the path towards economic development. He announced that on February 18 at 7:00 PM 
there will be a community workshop to hear the public's lruput on their recommendations. 

Stacey Palmer wanted to know bow die meeting was being advertised. Steve explained that he 
contacted the Silverton Appeal and Our Town, so then will be notices in those two publications. 

Todd explained that it has been researched and they know the city has enough properties in the 
Urban Growth Boundary to accommadate business for the next 20 years He explained that there 
seems to be enough industrial zoned land, but the city may not have enough properties for 
business offices and retail. Todd explained that the industrial park may need some commerical 
uses. 

I 
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IV. REPORTS A M ) COMMUXICATIOXS 

There were no othe*- reports and communications during this meeting 

V . ADJOtRX?.IE>T 

T h e m e e ù % w a s a d j o u r n e d at 9 : 5 5 A M . 

K e > p « : t f t i l h s n b m i r t e d , 

Jason Gottgetrea-Msociûfe Planner 
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Community Workshop Meeting 

C I T Y O F S I L V E R T O N 
SIL\TRTON ECONOMIC OPPORTUNITY ANALYSIS PROJECT 

COMMUNITY WORKSHOP MINUTES 
Drafted for approvai; subject to change and or corrvcrkm 

SflATRTON EOA TECHNICAL ADVISORY COMMITTEE 7:00 P.M. FEBRUARY 1.2011 
A public workshop was held to present products and findings made lo date, solicit feedback from ti» 
public, and facilitate meamngfid input regarding economic opportunities for Silverton 

I- COMMITTEE MEMBERS: 
Bill Cummins. City Councilor 
Ken Hector. Silverton Hospital 
Stacy Palmer, Chamber of Commerce 

CONSULTANTS: 
Todd Chase. FCS Group 
Scott KeiÜer, Columbia Plamisg/Design 

STAFF: Steve Kay, Community Development Director 
Jason Gottgetreu. Associate Planner 
Sheeiia Lucht. Planning Assistant 

II. PUBLIC W ORKSHOP: 

At 7:10pm Steve Kay welcomed the committee members and consultants to the community 
workshop He recognized that no citizens chose to attend the public meeting, so fee committee 
members, staff, and the consultants discussed policy objectives and code issues using the 
following PowerPoint slides: 

Draft Community Economic 
Development Policy Objectives 

1 
itttamft , M Vi • ft, 11 • 
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Stacy explained that she thought living wage jobs of $25.000* would be too big for Silverton 
They discussed that the Industrial Park had already been a special use zone. The Committee 
members did not feel that there was a need to create a special investment zone m the Industrial 
Park 
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Stacy did not feel thai there were enough resources in Silverton to establish a partnership with 
Chemeketa Community College and establish a business incubator program in the industrial zone. 

The committee discussed die need to establish «. business friendly atomosphere in Silverton Steve 
explained that with the ne«' websae design there will be a section on the site foi conomic 
development. This sermon of the website could include vacant buildings informa-• >n to promote 
business«» and could provide new businesses with resources to get their plans progressing Stacey 
explamed that she tos neard others say that it's very easy to do business in Silverton and city staff 
was very helpful Todd explained that obtaining .estimonals and including those on the website is 
a good way to premote a positive business attimo*. 

L a n d U s * C o d © i s s u e s f o r 
O i$cu«s»on 
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P o t e n t i a l Zoning S t r a t e g i e s f a r 
Discussion 
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Stacy was concerned about including "heavy" as part of a classification of mdustr ai She does not 
want to pa? that title on some companies and labeling them as heavy industrial. Bill also did not 
want to use "heavy industrial" wording in the code Scott explained that they could review the 
landscaping requirements to raphe stronger buffering areas around industrial area; to protect 
adjacent residential neighborhoods. 

The committee discussed the options of retail versus business office growth in the West Side area. 
The committee discussed die number ofbcxne occupations in the city and ¿he possibility of 
establishing an incubator business center in the industrial park so that these businesses could 
continue to grow. 
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Steve explained that he would like the draft Economic Opportunity Analysis to go to a public 
hearing before the Planning Commission on March S4 and City Council on April 4* Scott and 
Todd explained that die)' could have die document finalized near the end ofFebtuaiy, however, 
due to DLCD noticing requirements: it was likely that the draft EO A would not be renewed until 
April by die Plamung'Conunission 

I I I . R E P O R T S A X D Z Q ^ V r Z ' T | G \ $ 

TTiere were no other reports and commiancations daring this meeting. 

IV. ADJOURNMENT 

The meeting was adjourned at 8:30 PM. 

Respectfully submitted. 

Sheena Lucht-Planning Assistant 
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Appendix B - Supporting Employment Land Needs Analysis 

Table B- l 
Silverton UGB Net New Average Annual Employment Forecast (1 Year Forecast) 

Scenario A • Scenario B - Scenario C -
Low Medium High 

Retail Trades 6 8 8 
Services 22 31 31 
Industrial/Other* 1 2 12 
Government* 0 1 1 
Total 29 42 52 

Silverton UGB Net New 21-Year Employment Forecast 
Scenario A • Scenario B - Scenario C -

Low Medium High 
Retail Trades 116 166 166 

Services 460 649 649 

Industrial/Other 22 52 252 

Government 7 19 19 

Total 605 886 1,086 

Table B-2 
Job Sectors and Building Type Assumptions 

Employment Sectors Office 
Government/ 

Other 
Flex/Bus. 

Park 
Gen. 

Industrial Warehouse Retail Total 
Retail Trades 5% 0% 10% 0% 0% 85% 100% 
Sendees 65% 0% 5% 0% 0% 30% 100% 
Industrial/Other 0% 0% 45% 50% 5% 0% 100% 
Government 20% 70% 0% 10% 0% 0% 100% 
Source: based on Metro Draft 2009-2030 Urban Growth Report; modified to reflect local observations. 

Table B-3 
ProjectedSilverton UGB Net New 20-Year Employment Forecast by Building Type. Low 

Office 
Government/ 

Other 
Flex/Bus. 

Park 
Gen. 

Industriai Warehouse Retail Total 
Retail Trades 6 - 12 - - 99 116 
Services 299 - 23 - - 138 460 
Industrial/Other* - - 10 11 1 - 22 
Government* 1 5 - 1 - - 7 
Total 307 5 44 12 1 237 60S 

Prejected Hood River Net New 20-Year Employment Forecast by Building Type. Medium 

Office 
Government/ 

Other 
Flex/Bus. 

Park 
Gen. 

Industrial Warehouse Retail Total 
Retail Trades 8 - 17 - - 141 166 
Services 422 - 32 - - 195 649 
Industrial/Other* - - 23 26 3 - 52 
Government* 4 13 - - - - 17 
Total 434 13 72 26 3 336 884 

Projected Hood River Net New 20-Year Employment Forecast by Building Type. High 

Office 
Government/ 

Other 
Flex/Bus. 

Park 
Gen. 

Industrial Warehouse Retail Total 
Retail Trades 8 - 17 - - 141 166 
Services 422 - 32 - - 195 649 
Industrial/Other* - - 113 126 13 - 252 
Government* 4 13 - 2 - - 19 
Total 434 13 162 128 13 336 1,086 
Source: FCS GROUP based on Metro Draft 2009-2030 Urban 3r wth Report; modified to reflect local observations. 



Table B-4 
Building Type to Land Needs Assumptions* 

Office 
Government/ 

Other 
Flex/Bus. 

Park 
Gen. 

Industrial Warehouse Retail 
Refill/Rede\e!opment Rate 1 40% 30% 20% 40% 10% 40% 
Jots Needing Vacant Land Rate2 60% 70% 80% 60% 90% 60% 
Building S F Per Job 2 325 630 550 700 1,100 510 
Floor-Area-Ratio2 0.25 0.25 0.30 0.30 0.35 0.25 
Public Facility NetrGross Adjustment3 1.10 1.10 1.10 1.10 1.10 1.10 
Work at Home Adjustment4 0.15 0.03 0.05 0.03 0.03 0.03 

* assumptions are intended to reflect a long-term average over 20 years. 
1/ Adjusts for building refill & vacancy allowances within the Silverton UGB. 
2/ Building density derived from regional and local development observations. 
3/ Allowances take into account land dedicated to public/utility easements. 
4/ Allowance based on national statistics by US Dept. of Labor, Bureau of of Labor Statistics, Technical information: "Work at Home in 2004". 
Source: assumptions are generally consistent with local and regional observations. 

Table B-5 
Projected Silverton UGB Net New 20-Year Redevelopment Building Space Needs (Floor Area) 

Office 
Gove rnment/ 

Other 
Flex/Bus. 

Park 
Gen. 

Industrial Warehouse Retail Total 
Low 34.000 1,000 5,000 3,000 - 47,000 90,000 
Medium 48,000 2,000 8,000 7,000 - 67,000 132,000 
High 48,000 2,000 17,000 35,000 1,000 67,000 170,000 

Projected Silverton Net New 20-Year Building Floor Area on Vacant Lands (Floor Area) 

Office 
Gove rnment/ 

Other 
Flex/Bus 

Park 
Gen. 

Industrial Warehouse Retail Total 
Low 51,000 2,000 19,000 5,000 1,000 70,000 148,000 
Medium 72,000 6,000 30,000 10,000 2,000 100,000 220,000 
High 72,000 6,000 68,000 52,000 12,000 100,000 310,000 

Projected Silverton 20-Year Vacant Lands (gross buildable acres) 

Office 
Government/ 

Other 
Flex/Bus. 

Park 
Gen. 

Industrial Warehouse Retail Total 
Low 5 0 2 0 0 7 15 
Medium 7 1 i t 1 0 10 21 
High 7 1 6 4 1 10 29 



Appendix C - Draft Silverton Development Code Amendments 

Introduction 

The Silverton Economic Opportunities Analysis (EOA) will serve as a basis for the city of Silverton 
to explore and document current information regarding the city's buildable land inventory (BLI) and 
employment demand trends; and new local policies for making the city a "more economically viable" 
community for residents, businesses and workers. 

This memorandum summarizes work completed by FCS GROUP, and Columbia Planning and 
Design, and the City of Silverton staff with respect to the following work activities: 

• Summary of existing employment zones and regulations, and identified issues. 
• Code Update Strategies to consider, including: limits on certain out-dated, land-intensive or 

unlikely uses in commercial zones; a new industrial use category; enhanced setbacks and 
buffers between industrial and residential zones; and recommended consistency between 
EOA code updates and any new zones that may emerge through the West Side Land Use and 
Transportation Study. 

1. Summary of Silverton Employment Zones and Regulations 

The following is an overview of regulations related employment lands and zones for the City of 
Silverton. A general description of each zone is provided along with common and specific 
development standards when applicable. A summary table highlights specific regulations, such 
as building height, lot size, setbacks, landscaping and lot coverage. 

COMMERCIAL ZONES 

There are three distinct commercial zones covering Silverton's downtown commercial, downtown 
commercial fringe, and general commercial areas. The districts are intended to: 

1. Maintain and enhance Silverton's small-town character and historic resources; 
2. Promote efficient use of land and urban services; 
3. Create a mixture of land uses that encourages employment and housing options in close 

proximity to one another; 
4. Provide formal and informal community gathering places and opportunities for socialization 

(i.e., along an active street front); 
5. Encourage pedestrian-oriented development in all commercial areas; 
6. Provide connections to and appropriate transitions between residential areas and commercial 

areas; 
7. Apply land use and design standards to automobile-oriented and automobile-dependent uses 

that promote pedestrian safety, aesthetics, and economic development; 
8. Provide for visitor accommodations and tourist amenities; 
9. Reinforce downtown Silverton as the historic heart of the community. 

Downtown Commercial District (DC) 
The downtown commercial district is one of the zoning districts that implement the commercial 
comprehensive plan designation. The purpose of the downtown commercial district is to preserve and 
enhance Silverton's downtown as the historic heart of the community. The DC district is intended as 



Silverton's center of vital retail activity, services, entertainment, mixed use, civic buildings and public 
spaces. The historic character of the downtown, together with its pedestrian-oriented architecture, 
streets and public spaces, define the district. 

Downtown Commercial Fringe (DCF) 
The downtown commercial fringe district is one of the zoning districts that implement the 
commercial comprehensive plan designation. The purpose of the downtown commercial fringe 
district is to provide a transition between the DC district and adjacent neighborhoods and 
commercial areas. The DCF district is intended as a mixed use area, where commercial, 
residential and mixed use buildings co-exist and complement the downtown. Architecture 
reflecting the historic character of the area, and pedestrian-oriented streetscapes, define the DCF 
district. 

General Commercial District (CG) 
The general commercial district is one of the zoning districts that implement the commercial 
comprehensive plan designation. The purpose of the general commercial district is to provide for a 
wide variety of commercial and mixed uses. Design standards and options in the GC district are 
intended to ensure that buildings are appropriately oriented to streets and pedestrian facilities are 
provided in commercial developments. The GC district is Silverton's location for larger format 
retailing, except where planned development overlays dictate otherwise. 
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Commercial Districts - Allowed Uses 

Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Downtown 
Commercial 

(DC) 

Cenerai 
Commercial 

(GC) 

Downtown 
Commercial 

(DCF) 

Residential Categories 

All residential uses (household living and group 
living) allowed, if: 

- Lawfully existing as of September 1, 2006 
(SDC 2.3.160(E)), or 

S S S 

- Replacement or rebuilding of residential 
structure conforming to the same footprint as 
previously existed as of November 5, 2008, or 

P P P 

- New dwelling, free-standing (not above 
commercial use), or 

N CU P 

- New dwelling(s) built in conjunction with a 
permitted commercial use, including caretaker 
dwellings (residential use allowed above ground 
floor commercial only) 

P P P 

Group living uses shall conform to the provisions 
in SDC 2.2.200. 

Commercial Categories 

Drive-up/drive-in/drive-through (drive-up 
windows, kiosks, ATMs, similar uses/facilities), 
per SDC 2.3.160(A) 

CU+S CU+S CU+S 

Bed and breakfast inn, per SDC 2.2.200 s s s 

Educational services, not a school (e.g., tutoring 
or similar services) 

P P P 

Entertainment, major event CU CU N 

Mobile food vendor, per SDC 2.3.160(B) s s S 

Offices P P P 

Outdoor recreation, commercial CU CU CU 

Parking lot (when not an accessory use) CU CU CU 



Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Downtown 
Commercia! 

(DC) 

General 
Commercial 

(GC) 

Downtown 
Commercial 

(DCF) 

Quick vehicle servicing or vehicle repair. (See 
also drive-up/drive-in/drive-through uses, per 
SDC 2.3.160) 

- Fully enclosed (e.g., garage) CU P N 

- Not enclosed N CU N 

Retail sales and service (See also drive-up uses, 
per SDC 2.3.160) 

- Fully enclosed (e.g., garage) P P P 

- Not enclosed (other than accessory uses) N N N 

- Eating establishments as an accessory use, 
enclosed in same building with primary use 

P P P 

- Eating establishment not enclosed, per SDC 
2.3.160(C) 

S S S 

Self-service storage N CU N 

industrial Categories 

Industrial service (See also drive-up uses) 

- Fully enclosed (e.g., office) N P c u 

- Not enclosed N CU N 

Manufacturing and production 

- Fully enclosed CU P c u 

- Not enclosed N CU N 

Warehouse and freight movement N c u N 

Waste-related N N N 

Wholesale sales 

- Fully enclosed N P c u 
i 

- Not enclosed N c u N 
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Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Downtown 
Commercial 

(DC) 

General 
Commercial 

(GC) 

Downtown 
Commercial 

(DCF) 

Institutional Categories 

Basic utilities P P P 

Renewable energy facilities 

- Accessory uses C U + S C U + S C U + S 

- Primary uses N C U + S N 

Nonrenewable energy facilities N N N 

Cemeteries, mausoleums, crematoriums, funeral 
services 

cu CU CU 

Colleges p p p 

Community service cu cu cu 

Daycare, adult or child daycare; family daycare 
(16 or fewer children) under ORS 657A.250 

cu CU cu 

Jails and detention facilities N CU N 

Parks and open space P p P 

Religious institutions and houses of worship 

- Lawfully existing as of November 5, 2008 P p P 

- New CU cu CU 

Schools 

- 20 or fewer students p p p 

- More than 20 students cu cu CU 

Other Categories 

Accessory structures (with a primary permitted 
use) 

p p p 

Agriculture - Animals N N N 
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Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Downtown 
Commercial 

(DC) 

General 
Commercial 

(GC) 

Downtown 
Commercial 

(DCF) 

Agriculture - Nurseries and similar horticulture 
(see also wholesale and retail uses) 

CU CU N 

Historic building alterations, per Chapter 3.5 
SDC 

s s S 

M i ning N N N 

Radio frequency transmission facilities and 
telecommunication towers and antennas, except 
those allowed as ancillary to a primary permitted 
use 

N CU N 

Rail lines and utility corridors, except existing 
facilities on nonzoned railroad properties are 
permitted 

CU CU CU 

Temporary uses (limited to "P" and "CU" uses), 
per SDC 4.9.100 

P/CU P/CU P/CU 

Transportation facilities (operation, maintenance, 
preservation, and construction in accordance with 
the city's transportation system plan) 

P P P 

Key: 

P = Permitted, subject to land use review or design review (Chapter 4.2 SDC). Other uses 
may be allowed with a planned development 

S = Permitted with standards (SDC 2.3.160). Other uses may be allowed with a planned 
development 

CU = Conditional use required (Chapter 4.4 SDC). Other uses may be allowed with a 
planned development 

N = Not permitted 
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Commercial Districts - Development Standards 

Standard DC GC DCF 

Minimum Lot Area* (square feet) 

*Development must conform to lot width, depth, 
yard setback and coverage standards. 

1,600 sq. ft. 6,000 sq. ft. 1,600 sq. ft. 

Minimum Lot Width Not limited Not limited 20 ft. 

Minimum Lot Depth Not limited Not limited 80 ft. 

Building/Structure Height and Footprint 

Maximum height 55 ft. 45 ft. 35 ft. 

Maximum building footprint with a single user 45,000 sq. 
ft. 

45,000 sq. ft. 45,000 sq. ft. 

Fences and Walls - Maximum Height at Street 
Right-of-Way. See also SDC 3.1.200(N), Vision 
Clearance; and 3.2.500, Fences and walls) 

42 inches 42 inches 42 inches 

Impervious Surface (Maximum) 100% 90% 90% 

Landscape Area (Minimum) 
Landscape area may include plant areas and some 
nonplant/hardscape areas, as allowed under SDC 
3.2.300(D). 

0% 10% 10% 

Minimum Setbacks: 

(See also SDC 2.3.150(E), Design Standards for 
Properties Adjacent to North 1st, North Water and 
C Streets; and Section 2.3.160(A), Drive-Up/Drive-
In/Drive-Through Facilities.) 

Per building 
code 

Per building 
code 

Per building 
code, except 
5 ft. side 
yard and 10 
ft. rear yard 
(minimum) 
when 
abutting 
residential 
district 
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Standard DC GC DCF 

Build-To Line (feet)*: 

(See also SDC 2.3.150(E), Design Standards for 
Properties Adjacent to North 1 st, North Water and 
C Streets; and SDC 2.3.160(A), Drive-Up/Drive-
In/Drive-Through Facilities.) 

0 ft. 0 - 20 ft. (per 
SDC 

2.3.150(E)) 

5 - 20 ft. 

New Buildings Only: At least one primary building entrance shall be built no farther from t 
right-of-way than the build-to line; except where a greater setback is required for a planned 
improvement, then the build-to line increases proportionately. 

îe street 
street 

The build-to line may also be increased through design review when pedestrian amenities are provided 
between a primary building entrance and the street right-of-way. (See also SDC 2.3.170 and 2.3.180.) 

Inadequate Right-of-Way: On streets with inadequate right-of-way, the primary building entrance shall 
be built not farther from the intended street right-of-way. These streets include, but are not limited to, 
Lane, McClaine, 3rd, and Park between 2nd and 3rd. 
* Additional street setbacks beyond those required by SDC 2.3.120 may apply, as required by the city of 
Silverton transportation system plan (TSP), or the TSP of other road authority(ies), for the purpose of 
maintaining a clear area for planned future street improvements. 
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Commercial Districts - Design Standards 

Site Design Performance Standards 
(see pages that follow) 

Downtown 
Commercial 

(DC) 

General 
Commercial 

(GC) 

Downtown 
Commercial 

Fringe (DCF) 

1. Corner property P P P 

2. Front entrance at street P P P 

3. Building at street with side entrance N P N 

4. Building setback with side entrance N S N 

5. Parking in front with joint access and 
shared driveway 

N S N 

6. Parking in front without joint access 
or shared driveway 

N s N 

7. Property with grade change; retaining 
wall between sidewalk and building 

S s S 

Key: 

P = Permitted, subject to land use or design review (Chapter 4.2 SDC) 

S = Subject to community development director approval (see criteria under each standard) 

N = Not permitted 

INDUSTRIAL ZONES 

The city's industrial zones accommodate a range of industrial land uses. The districts are intended to 
provide for land use compatibility while providing a high-quality environment for businesses and 
employees. These zones are also intended to provide suitable locations for heavy industrial uses (e.g., 
raw materials processing; and manufacturing, assembly, packaging or distribution of heavy or large 
goods) that would not otherwise be compatible in other districts. This chapter guides the orderly 
development of industrial areas based on the following objectives: 

A. Provide for efficient use of land and public services; 
B. Provide appropriately zoned land with a range of parcel sizes for industry; 
C. Provide transportation options for employees and customers; 
D. Locate business services close to major employment centers; 
E. Ensure compatibility between industrial uses and nearby commercial and residential areas; 
F. Provide appropriate design standards to accommodate a range of industrial users; 
G. Provide attractive locations for business to locate; and 
H. Accommodate mixed-use employment development. (Ord. 08-06 § 3, 2008) 
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Industrial Districts - Allowed Uses 

Uses Status of Use in District 

Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Industrial 
(I) 

Light 
Industria) 

(LI) 

Industrial 
Park (IP) 

Residential Categories 

Household Living 

Residential uses (household living and group living) not 
allowed, except as follows: 

- Lawfully existing before September 1, 2006, per SDC 
2.3.160(D); or 

S S S 

- Caretaker dwelling (accessory to a primary permitted 
use) 

P P P 

Group living uses shall conform to the provisions in 
SDC 2.2.200. 

Commercial Categories 

Drive-up/drive-in/drive-through (drive-up windows, 
kiosks, similar uses/facilities) 

- Accessory to a primary permitted use P CU CU 

- Not accessory to a permitted use CU CU N 

Bed and breakfast inn N N N 

Educational services, not a school N CU CU 

Entertainment, major event N N N 

Mobile food vendor, per SDC 2.3.160(B) S S S 

Offices CU p P 

Outdoor recreation, commercial N N N 



Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Industrial 
(I) 

Light 
industrial 

(LI) 

Industrial 
Park (IP) 

Quick vehicle servicing or vehicle repair CU CU CU 

Retail sales and service 

- Accessory to a primary permitted use P P P 

- Not accessory to a primary permitted use, limited to 
30,000 square feet gross floor area (SDC 2.4.140) 

N s s 

indoor sports facility - no square footage limit CU CU CU 

Self-service storage 

- Enclosed P P p 

- Unenclosed (any portion) P CU N 

Industrial Categories 

Industrial service 

- Fully enclosed (e.g., office) P P P 

- Not enclosed P CU N 

Manufacturing and production 

- Fully enclosed P P P 

- Not enclosed CU N N 

Warehouse and freight movement CU CU CU 

Waste-related CU CU N 

Wholesale sales, per SDC 2.4.140 

- Fully enclosed N s S 

- Not enclosed CU cu+s CU+S 

Institutional Categories 

Basic utilities P P P 



Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Industrial 
(I) 

Light 
Industrial 

(LI) 

Industrial 
Park (IP) 

Renewable energy facilities 

- Accessory or primary use cu+s CU+S CU+S 

Nonrenewable energy facilities cu cu cu 

Colleges, including vocational schools cu p p 

Community service cu p p 

Daycare, adult or child daycare N N N 

Jails and detention facilities cu CU cu 

Parks and open space P p p 

Religious institutions and houses of worship 

- Lawfully existing as of November 5, 2008 P p p 

- New N N N 

Schools 

- 20 or fewer students N P P 

- More than 20 students N CU CU 

Other Categories 

Accessory structures (with a primary use) P p p 

Agriculture - Animals N N N 

Agriculture - Nurseries and similar horticulture (See 
also wholesale and retail uses) 

P CU N 

Mining N N N 

Radio frequency transmission facilities 

- Within height limit of district P P P 

- Exceeds height limit (free-standing or building-
mounted facilities) 

CU CU CU 



Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Industrial 
(I) 

Light 
Industrial 

(LI) 

Industrial 
Park (IP) 

Rail lines and utility corridors CU CU CU 

Temporary uses (limited to "P" and "CU" uses), per 
SDC 4.9.100. 

P/CU P/CU P/CU 

Transportation facilities (operation, maintenance, 
preservation, and construction in accordance with the 
city's transportation system plan) 

p p p 

Key: 

P = Permitted, subject to land use review or design review (Chapter 4.2 SDC) 

S = Permitted with standards (SDC 2.4.140). Standards may be modified with a planned 
development 

CU = Conditional use required (Chapter 4.4 SDC) 

N = Not permitted 
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Industrial Districts - Selected Development Standards 

Standard I LI IP 

Setbacks - front and 
street yard 20 feet 10 feet 10 feet 

10 feet; except 
where a 

10 feet; except 
where a 

10 feet; except 
where a 

Setback - rear yard 

common 
wal l /zero 
setback 
approved; also 
30' if abuts a 
residential 
district 

common 
wal l /zero 
setback 
approved; also 
30' if abuts a 
residential 
district 

common 
wal l /zero 
setback 
approved; also 
30' if abuts a 
residential 
district 

Setback - side yard 

None, except 
30' if abuts a 
residential 
district 

None, except 
30' if abuts a 
residential 
district 

none 

Buffers* 

May be 
increased 
during DR 
process 

May be 
increased 
during DR 
process 

May be 
increased 
during DR 
process 

Pedestrian Access 
May be 
required 
through buffers 

May be 
required 
through buffers 

May be 
required 
through buffers 

Lot Coverage 90% 85% 85% 

Large Scale 
Commercial N / A 

30,000 SF max 
subject to 
design 
standards of 
SDC 2.3.180 

30,000 SF max 
subject to 
design 
standards of 
SDC 2.3.180 

Landscaping* 10% 15% 15% 
* See Silverton Zoning Code Section 3.2, Landscaping, Street Trees, Fences and Walls for 
Details on Landscape and buffer requirements 



Standard (continued) I LI IP 

Building Height 

45 feet or 
higher w / C U P 
and one added 
foot lateral 
setback per foot 
over 45' 
abutting 
residential 
district 

45 feet or 
higher w / C U P 
and one added 
foot lateral 
setback per foot 
over 45' 
abutting 
residential 
district 

45 feet or 
higher w / C U P 
and one added 
foot lateral 
setback per foot 
over 45' 
abutting 
residential 
district 

Building Façade 
Offsets 

Offsets, jogs, 
material and 
texture changes 
required 

Offsets, jogs, 
material and 
texture changes 
required 

Offsets, jogs, 
material and 
texture changes 
required 

Building Façade 
Material 

Metal shall not 
be dominant 
material 

Metal shall not 
be dominant 
material 

Metal shall not 
be dominant 
material 

2. DRAFT CODE UPDATE STRATEGIES 

The following draft code update strategies are proposed based on community input to date. Each 
strategy and purpose is followed by relevant Silverton Zoning Code excerpts. Proposed strategies 
are given with specific existing code language highlighted to emphasize issues of concern. These 
uses and standards may require updates such as requiring conditional uses, or revisions to standards 
as a result of the EOA process. Recommended new code language and standards are underlined. 

Strategy 1. Remove certain out-dated, land-intensive or unlikely uses from commercial zones to 
ensure compatibility. 

Purpose: Community members surveyed generally support industrial land development to support 
family wage jobs, but are concerned that some industrial uses allowed in commercial zones are not 
compatible. 

Commercial Use Categories 

1.6.200 Commercial outdoor recreation. 
A. Characteristics. Commercial outdoor recreation uses are large, generally commercial uses that 

provide continuous recreation- or entertainment-oriented activities. They generally take place 
outdoors. They may take place in a number of structures that are arranged together in an outdoor 
setting. 

B. Accessory Uses. Accessory uses may include concessions, restaurants, parking, caretaker's 
quarters (limited to 800 square feet), and maintenance facilities. 

C. Examples. Examples include amusement parks, theme parks, golf driving ranges, miniature 
golf facilities, and marinas. 

D. Exceptions. 
1. Golf courses providing less than 2,000 square feet of commercial use (e.g., clubhouse, 

restaurant, rental shop, similar use) and not hosting professional or professional/amateur (pro-am) 
competitions may be classified as parks and open space. See also subsection (D)(2) of this section. 
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2. Uses that draw large numbers of people to periodic events, rather than on a continuous 
basis, are classified as major event entertainment. (Ord. 08-06 § 3, 2008) 

1.6.210 Commercial parking. 
A. Characteristics. Commercial parking facilities provide parking that is not accessory to a 

specific use. A fee may or may not be charged. A facility that provides both accessory parking for a 
specific use and regular fee parking for people not connected to the use is also classified as a 
commercial parking facility. 

B. Accessory Uses. In a parking structure only, accessory uses may include car washing and 
vehicle repair activities. 

C. Examples. Examples include short- and long-term fee parking facilities, commercial district 
shared parking lots, commercial shuttle parking, and mixed parking lots (partially for a specific use, 
partly for rent to others). 

D. Exceptions. 
1. Parking facilities that are accessory to a use, but that charge the public to park for 

occasional events nearby, are not considered commercial parking facilities. 
2. Parking facilities that are accessory to a primary use are not considered commercial 

parking uses, even if the operator leases the facility to the primary use or charges a fee to the 
individuals who park in the facility. See "Accessory parking facilities" in SDC 1.5.300, Definitions. 

3. Public transit park-and-ride facilities are classified as basic utilities. (Ord. 08-06 § 3, 2008) 

1.6.220 Quick vehicle servicing. 
A. Characteristics. Quick vehicle servicing uses provide direct services for motor vehicles where 

the driver generally waits in the car before and while the service is performed. The development will 
include a drive-through facility, the area where the service is performed (See SDC 1.5.300, 
Definitions). Full-serve and mini-serve gas stations are always classified as a primary use (quick 
vehicle servicing), rather than an accessory use, even when they are in conjunction with other uses. 

B. Accessory Uses. Accessory uses may include auto repair and tire sales. 
C. Examples. Examples include full-serve and mini-serve gas stations, unattended card key 

stations, car washes, and quick lubrication services. 
D. Exceptions. 

1. Truck stops are classified as industrial service. 
2. Refueling facilities for the vehicles that belong to a specific use (fleet vehicles), that are on 

the site where the vehicles are kept, are accessory to the use. (Ord. 08-06 § 3, 2008) 

1.6.230 Major event entertainment. 
A. Characteristics. Major event entertainment uses are characterized by activities and structures 

that draw large numbers of people to specific events or shows. Activities are generally of a spectator 
nature. 

B. Accessory Uses. Accessory uses may include restaurants, bars, concessions, parking, and 
maintenance facilities. 

C. Examples. Examples include sports arenas, race tracks (auto, horse, dog, etc.), auditoriums, 
exhibition and meeting areas, outdoor amphitheaters, and fairgrounds. 

D. Exceptions. 
1. Exhibition and meeting areas with less than 10,000 square feet of total event area are 

classified as retail sales and service. 
2. Banquet halls that are part of hotels or restaurants are accessory to those uses, which are 

included in the retail sales and service category. 
3. Theaters, including drive-in theaters, are classified as retail sales and service. (Ord. 08-06 § 

3, 2008) 



1.6.235 Educational services, commercial. 
A. Characteristics. Commercial educational service uses are characterized by activities conducted 

in an office setting and generally focusing on serving students with supplemental education, 
enrichment, and/or tutoring. 

B. Accessory Uses. Accessory uses may include incidental retail (e.g., sale of instructional 
materials), parking, or other amenities primarily for the use of employees and customers. 

C. Examples. Examples include tutoring centers, computer classes, after school math and reading 
centers, and arts and crafts classes. (Ord. 08-06 § 3, 2008) 

1.6.240 Office. 
A. Characteristics. Office uses are characterized by activities conducted in an office setting and 

generally focusing on business, government, professional, medical, or financial services. 
B. Accessory Uses. Accessory uses may include cafeterias, health facilities, parking, or other 

amenities primarily for the use of employees in the firm or building. 
C. Examples. Examples include professional services such as lawyers, accountants, engineers, or 

architects; financial businesses such as lenders, brokerage houses, bank headquarters, or real estate 
agents; data processing; sales offices; government offices and public utility offices; TV and radio 
studios; medical and dental clinics, and medical and dental labs. 

D. Exceptions. 
1. Offices that are part of and are located with a firm in another category are considered 

accessory to the firm's primary activity. Headquarters offices, when in conjunction with or adjacent 
to a primary use in another category, are considered part of the other category. 

2. Contractors and others who perform construction or similar services off site are included in 
the office category if equipment and materials are not stored on the site and fabrication, services, or 
similar work is not carried on at the site. 

3. Mobile health screening uses are considered temporary uses. (Ord. 08-06 § 3, 2008) 

1.6.250 Retail sales and service. 
A. Characteristics. Retail sales and service firms are involved in the sale, lease or rent of new or 

used products to the general public. They may also provide personal services or entertainment, or 
provide product repair or services for consumer and business goods. 

B. Accessory Uses. Accessory uses may include offices, storage of goods, manufacture or 
repackaging of goods for on-site sale, and parking. 

C. Examples. Examples include uses from the four subgroups listed below: 
1. Sales-Oriented. Stores selling, leasing, or renting consumer, home, and business goods 

including art, art supplies, bicycles, clothing, dry goods, electronic equipment, fabric, furniture, 
garden supplies, gifts, groceries, hardware, home improvements, household products, jewelry, pets, 
pet food, pharmaceuticals, plants, printed material, stationery, and videos; food sales, and sales or 
leasing of consumer vehicles including passenger vehicles, motorcycles, light and medium trucks, and 
other recreational vehicles. 

2. Personal Service-Oriented. Branch banks; urgency medical care; laundromats; 
photographic studios; photocopy and blueprint services; hair, tanning, and personal care services; tax 
preparers, accountants, real estate, legal, financial services; business, martial arts, and other trade 
schools; dance or music classes; taxidermists; mortuaries; veterinarians; kennels limited to boarding, 
with no breeding; and animal grooming. 

3. Entertainment-Oriented. Restaurants, cafes, delicatessens, taverns, and bars; indoor or 
outdoor continuous entertainment activities such as bowling alleys, ice rinks, and game arcades; pool 
halls; indoor firing ranges; theaters, health clubs, gyms, membership clubs, and lodges; hotels, 
motels, recreational vehicle parks, and other temporary lodging with an average length of stay of less 
than 30 days. 
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4. Repair-Oriented. Repair of TVs, bicycles, clocks, watches, shoes, guns, appliances and 
office equipment; photo or laundry drop-off; quick printing; recycling drop-off; tailor; locksmith; and 
upholsterer. 

D. Exceptions. 
1. Lumber yards and other building material sales that sell primarily to contractors and do not 

have a retail orientation are classified as wholesale sales. 
2. The sale of landscape materials, including bark chips and compost, not in conjunction with 

a primary retail use, is classified as industrial service. 
3. Repair and service of consumer motor vehicles, motorcycles, and light and medium trucks 

is classified as vehicle repair. Repair and service of industrial vehicles and equipment and heavy 
trucks is classified as industrial service. 

4. Sales, rental, or leasing of heavy trucks and equipment is classified as wholesale sales. 
5. Hotels, restaurants, and other services that are part of a truck stop are considered accessory 

to the truck stop that is classified as industrial service. 
6. In certain situations, hotels and motels may be classified as a community service use, such 

as short-term housing or mass shelter. See SDC 1.6.420, Community services. 
7. When kennels are limited to boarding, with no breeding, the applicant may choose to 

classify the use as retail sales and service or agriculture. (Ord. 08-06 § 3, 2008) 

1.6.260 Self-service storage. 
A. Characteristics. Self-service storage uses provide separate storage areas for individual or 

business uses. The storage areas are designed to allow private access by the tenant for storing 
personal property. 

B. Accessory Uses. Accessory uses may include security and leasing offices. Living quarters for 
one resident manager per site are allowed. Other living quarters are subject to the regulations for 
residential uses. Use of the storage areas for sales, service and repair operations, or manufacturing is 
not considered accessory to the self-service storage use. The rental of trucks or equipment is also not 
considered accessory to a self-service storage use. 

C. Examples. Examples include single story and multi-story facilities that provide individual 
storage areas for rent. These uses are also called mini-warehouses. 

D. Exceptions. A transfer and storage business where there are no individual storage areas or 
where employees are the primary movers of the goods to be stored or transferred is in the warehouse 
and freight movement category. (Ord. 08-06 § 3, 2008) 

1.6.270 Vehicle repair. 
A. Characteristics. Firms servicing passenger vehicles, light and medium trucks and other 

consumer motor vehicles such as motorcycles, boats and recreational vehicles. Generally, the 
customer does not wait at the site while the service or repair is being performed. (Different than quick 
vehicle services category.) 

B. Accessory Uses. Accessory uses may include offices, sales of parts, and vehicle storage. 
C. Examples. Examples include vehicle repair, transmission or muffler shop, auto body shop, 

alignment shop, auto upholstery shop, auto detailing, and tire sales and mounting. 
D. Exceptions. Repair and service of industrial vehicles and equipment, and of heavy trucks; 

towing and vehicle storage; and vehicle wrecking and salvage are classified as industrial service. 
(Ord. 08-06 § 3, 2008) 



Strategy 2. Provide a new Industrial Use category. 

Purpose: Community interview and survey responses suggest that industrial use categories need to 
be protected, but not overly broad. Add a new Industrial Use category to describe users that may 
cause nuisances, pollution or incompatibility with light industrial users or neighbors. 

Industrial Use Categories 

Add the following to Section 2.4.100, Industrial districts - purpose similar to the format used to 
describe commercial uses per district in Section 2.3.10(A)(9)(a-c). 

Industrial District (I) 

Provides appropriate locations for intensive industrial uses including heavy industrial uses as well as 
railroad yards and waste-related activities. Uses include those which involve the use of raw materials, 
require significant outdoor storage and generate heavy truck and/or rail traffic. Properties are 
carefully located to minimize impacts on established residential, commercial and light industrial 
areas. 

Light Industrial District (LI) 

Provides appropriate locations for general industrial uses, including manufacturing and production, 
research and development, warehousing and freight movement and wholesale sales activities with 
few, if any, nuisance characteristics. 

Industrial Park District (IP) 

Provides appropriate locations for combining light manufacturing, office and small-scale commercial 
uses (restaurants, personal services and fitness centers") in a campus-like setting. Only those uses with 
no off-site impacts are permitted. 

1.6.300 Industrial service. 
A. Characteristics. Industrial service firms are engaged in the repair or servicing of industrial, 

business or consumer machinery, equipment, products or by-products. Firms that service consumer 
goods do so by mainly providing centralized services for separate retail outlets. Contractors and 
building maintenance services and similar uses perform services off site. Few customers, especially 
the general public, come to the site. 

B. Accessory Uses. Accessory uses may include offices, parking, storage, rail spurs, and loading 
docks. 

C. Examples. Examples include welding shops; machine shops; tool repair; electric motor repair; 
repair of scientific or professional instruments; sales, repair, storage, salvage or wrecking of heavy 
machinery, metal, and building materials; towing and vehicle storage; auto and truck salvage and 
wrecking; heavy truck servicing and repair; tire re-treading or recapping; truck stops; building, 
heating, plumbing or electrical contractors; printing, publishing and lithography; exterminators; 
recycling operations; janitorial and building maintenance services; fuel oil distributors; solid fuel 
yards; research and development laboratories; dry-docks and the repair or dismantling of ships and 
barges; laundry, dry-cleaning, and carpet cleaning plants; and photofinishing laboratories. 

D. Exceptions. 
1. Contractors and others who perform industrial services off site are included in the office 

category, if equipment and materials are not stored at the site, and fabrication or similar work is not 
carried on at the site. 

2. Hotels, restaurants, and other services that are part of a truck stop are considered accessory 
to the truck stop. (Ord. 08-06 § 3, 2008) 
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1.6.310 Manufacturing and production. 
A. Characteristics. Manufacturing and production firms are involved in the manufacturing, 

processing, fabrication, packaging, or assembly of goods. Natural, manmade, raw, secondary, or 
partially completed materials may be used. Products may be finished or semi-finished and are 
generally made for the wholesale market, for transfer to other plants, or to-order for firms or 
consumers. Goods are generally not displayed or sold on site, but if so, they are a subordinate part of 
sales. Relatively few customers come to the manufacturing site. 

B. Accessory Uses. Accessory uses may include offices, cafeterias, parking, employee 
recreational facilities, warehouses, storage yards, rail spurs or lead lines, docks, repair facilities, or 
truck fleets. Living quarters for one caretaker per site are allowed, not to exceed 800 square feet. 
Other living quarters are subject to the regulations for residential uses. 

C. Examples. Examples include processing of food and related products; catering establishments; 
breweries, distilleries, and wineries; slaughterhouses, and meatpacking; feed lots and animal dipping; 
weaving or production of textiles or apparel; lumber mills, pulp and paper mills, and other wood 
products manufacturing; woodworking, including cabinetmakers; production of chemical, rubber, 
leather, clay, bone, plastic, stone, or glass materials or products; movie production facilities; ship and 
barge building; concrete batching and asphalt mixing; production or fabrication of metals or metal 
products including enameling and galvanizing; manufacture or assembly of machinery, equipment, 
instruments, including musical instruments, vehicles, appliances, precision items, and other electrical 
items; production of artwork and toys; signmaking; production of prefabricated structures, including 
mobile homes; and the production of energy. 

D. Exceptions. 
1. Manufacturing of goods to be sold primarily on site and to the general public is classified 

as retail sales and service. 
2. Manufacture and production of goods from composting organic material is classified as 

waste-related uses. (Ord. 08-06 § 3, 2008) 

1.6.320 Warehouse, freight movement, and distribution. 
A. Characteristics. Warehouse, freight movement, and distribution involves the storage or 

movement of goods for themselves or other firms. Goods are generally delivered to other firms or the 
final consumer, except for some will-call pickups. There is little on-site sales activity with the 
customer present. 

B. Accessory Uses. Accessory uses may include offices, truck fleet parking and maintenance 
areas, rail spurs or lead lines, docks, and repackaging of goods. 

C. Examples. Examples include separate warehouses used by retail stores such as furniture and 
appliance stores; household moving and general freight storage; cold storage plants, including frozen 
food lockers; storage of weapons and ammunition; major wholesale distribution centers; truck or 
other freight terminals; bus barns; parcel services; major post offices; grain terminals; and the 
stockpiling of sand, gravel, or other aggregate materials. 

D. Exceptions. 
1. Uses that involve the transfer or storage of solid or liquid wastes are classified as waste-

related uses. 

2. Mini-warehouses are classified as self-service storage uses. (Ord. 08-06 § 3, 2008) 

1.6.330 Waste-related. 
A. Characteristics. Waste-related uses are characterized by uses that receive solid or liquid wastes 

from others for disposal on the site or for transfer to another location, uses that collect sanitary 
wastes, or uses that manufacture or produce goods or energy from the biological decomposition of 
organic material. Waste-related uses also include uses that receive hazardous wastes from others and 
are subject to the regulations of OAR 340-100 through 340-110, Hazardous Waste Management. 

B. Accessory Uses. Accessory uses may include recycling of materials, offices, and repackaging 
and transshipment of by-products. 



C. Examples. Examples include sanitary landfills, limited use landfills, waste composting, 
recycling centers, energy recovery plants, sewer treatment plants, portable sanitary collection, 
equipment storage and pumping, waste sorting and transfer facilities, and hazardous-waste-collection 

D. Exceptions. 
1. Disposal of clean fill, as defined in OAR 340-093-0030, is considered a fill, not a waste-

related use. 
2. Sewer pipes that serve a development are considered a basic utility. (Ord. 08-06 § 3, 2008) 

1.6.340 Wholesale sales. 
A. Characteristics. Wholesale sales firms are involved in the sale, lease, or rent of products 

primarily intended for industrial, institutional, or commercial businesses. The uses emphasize on-site 
sales or order taking and often include display areas. Businesses may or may not be open to the 
general public, but sales to the general public are limited as a result of the way in which the firm 
operates. Products may be picked up on site or delivered to the customer. 

B. Accessory Uses. Accessory uses may include offices, product repair, warehouses, parking, 
minor fabrication services, and repackaging of goods. 

C. Examples. Examples include sale or rental of machinery, equipment, heavy trucks, building 
materials, special trade tools, welding supplies, machine parts, electrical supplies, janitorial supplies, 
restaurant equipment, and store fixtures; mail order houses; and wholesalers of food, clothing, auto 
parts, building hardware, and office supplies. 

D. Exceptions. 
1. Firms that engage primarily in sales to the general public are classified as retail sales and 

service. 
2. Firms that engage in sales on a membership basis are classified as either retail sales and 

service or wholesale sales, based on a consideration of characteristics of the use. 
3. Firms that are primarily storing goods with little on-site business activity are classified as 

warehouse, freight movement, and distribution. (Ord. 08-06 § 3, 2008) 

Add a new Section 1.06.350 to describe the industrial use category. 

1.06.350 Industrial Use. 

A. Characteristics. Industrial users may be involved in any of the above (service, waste-related, 
wholesale, manufacturing, assembly and production). These operations may include natural or 
manmade materials and processing that create environmentally-regulated byproducts. Most users 
bring materials in and ship products out, so goods are generally not displayed or sold on site. If sales 
occur, they are a subordinate part of the operation. Few customers come to an industrial site. 

B. Accessory Uses. Accessory uses may include offices, cafeterias, parking, employee 
recreational facilities, warehouses, storage yards, rail spurs or lead lines, docks, repair facilities, or 
truck fleets. Living quarters for one caretaker per site are allowed, not to exceed 800 square feet. 
Other living quarters are subject to the regulations for residential uses. 

C. Examples. Auto and truck salvage and wrecking; slaughterhouses, and meatpacking; feed lots 
and animal dipping: fuel oil distributors; solid fuel yards; pulp and paper mills; production of 
chemical, rubber, leather; storage of weapons and ammunition; concrete batching and asphalt mixing; 
production or fabrication of metals or metal products including enameling and galvanizing; waste-
related uses also include uses that receive hazardous wastes from others and are subject to the 
regulations of OAR 340-100 through 340-110, Hazardous Waste Management; sanitary landfills; and 
hazardous-waste-collection sites. 
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D. Exceptions. 

1. Small-scale (up to 5,000 square feet of gross floor area) for weapons and ammunition sales 
and storage are considered a retail use. 

2. Small-scale (up to 5,000 square feet of gross floor area) for slaughterhouses and 
meatpacking operations are considered a retail use. 

INDUSTRIAL ZONES 

Industrial Districrs - Allowed Uses 

Use Categories 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Industrial 
(I) 

Light 
Industrial 

(LI) 

Industrial 
Park (IP) 

Quick vehicle servicing or vehicle repair CU CU CU 

Retail sales and service 

- Accessory to a primary permitted use P P P 

- Not accessory to a primary permitted use, limited to 
30.000 square feet gross floor area (SDC 2.4.140) 

N S S 

Indoor sports facility - no square footage limit CU CU CU 

Self-service storage 

- Enclosed P p p 

- Unenclosed (any portion) P CU N 

Industrial Categories 

Industrial service 

- Fully enclosed (e.g., office) P p P 

- Not enclosed P CU N 

Manufacturing and production 

- Fully enclosed P p P 

- Not enclosed CU N N 

Warehouse and freight movement CU CU CU 

Waste-related CU CU N 



Use Categories [Continued] 
(Examples of uses are in Chapter 1.6 SDC; 

definitions are in Chapter 1.5 SDC) 

Industrial 
(I) 

Light 
Industrial 

(LI) 

Industrial 
Park (IP) 

Wholesale sales, per SDC 2.4.140 

- Fully enclosed S S S 

- Not enclosed CU CU+S CU+S 

Industrial Use Der SDC 2.4.140 

- Fully enclosed p p CU orN* p p 

- Not enclosed CU CU N 

*the City will need to determine if enclosed industrial uses should be allowed conditionally (CU) or be 
prohibited (N) in the IP zone. 

Strategy 3. Increase Industrial setbacks adjoining residential property. 

Purpose: Many interview and survey responses suggested enhanced buffers between industrial 
uses and residential uses to enhance compatibility. A minimum 30' setback is required in I, LI and 
IP zones abutting residential zoning. This same section authorizes the review body to increase 
buffers and landscaping during design or other reviews. Consider increased setbacks/buffers 
between industrial and residential zones. 



Industrial Development Standards 

Standard I LI IP 

Setbacks - front and 
street yard 20 feet 10 feet 10 feet 

Setback - rear yard 

10 feet; except 
where a common 
wal l /zero setback 
approved; also 39^ 
50' if abuts a 
residential district 

10 feet; except 
where a common 
wall / ze ro setback 
approved; also 30' if 
abuts a residential 
district 

10 feet; except 
where a common 
wal l /zero setback 
approved; also 30' if 
abuts a residential 
district 

Setback - side yard 
None, except 30^ 50^ 
if abuts a residential 
district 

None, except 30' if 
abuts a residential 
district 

none 

Buffers* May be increased 
during DR process 

May be increased 
during DR process 

May be increased 
during DR process 

Landscaping* 10% 15% 15% 
* See Silverton Zoning Code Section 3.2, Landscaping, Street Trees, Fences and Walls for 
Details on Landscape and buffer requirements 

Strategy 4. Any new zones that arise from the West Side Land Use and Transportation Study 
should be drafted consistent with the ultimate EOA code update strategies. 

Purpose: Because timelines for these related projects will overlap, the West Side study should 
ulilize data from, and strive to be consistent with the EOA recommendations. 
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