From: Ted Burney <burney.ted.tb@gmail.com>

Sent: Monday, March 10, 2025 12:54 PM

To: CityRecorder <CityRecorder@cityofsalem.net>

Cc: Eunice Kim <EKim@cityofsalem.net>; Linda Nishioka <ltnish@gmail.com>; Vanessa
Nordyke <VNordyke@cityofsalem.net>; John Lattimer <jnlattimer@gmail.com>; Bill Dixon
<bill.r.dixon@gmail.com>; Carol Grimwood <jcgrimwood@comcast.net>; Irma Coleman
<|Coleman@cityofsalem.net>; Ken Freeman <kfreeman@salemneighbors.org>; Julie Hoy

<JHoy@cityofsalem.net>
Subject: SWAN Input for Consideration at Housing Production Strategy Work Session

Hello,

Attached please find input for consideration from the Southwest Association of Neighbors
(SWAN) for the March 17, 2025 Housing Production Strategy joint work session with City
Council members and Planning staff members.

Please include this document in any planning packets that may be prepared for the work
session.

If planning packets will not be developed kindly distribute to the Mayor, City Council
members and Planning staff who may be involved in the Housing Production Strategy Work
Session.

Thank you for your assistance,

All the best,

Ted Burney
Chair, Southwest Association of Neighbors (SWAN)
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Input for Consideration from the Southwest Association of
Neighbors (SWAN)

For Salem’s Housing Production Strategy

March 17, 2025 Joint Work Session of the City Council and Planning
Commission

The City Council and Planning Commission are to be commended for seeking
public input as they jointly work to shape Salem’s Housing Production Strategy.
The Southwest Association of Neighbors appreciates the opportunity to add its
voice to this process

The City of Salem Housing Production Strategy tools currently available to
influence housing development include public policy, land, and capital. We
believe the city can successfully adapt policies and actions that promote the
production of a variety of housing types with an emphasis on affordable and
workforce options.

Per information provided from the Strategic Housing Production Webinar,
approximately one half of Salem renters cannot afford the average $1,690 cost
of a two bedroom apartment and utilities. Thus SWAN supports the city’s goal to
encourage multifamily developments with affordable rents.

It’s understood the city is exploring incentives for developers to build higher
density projects in five areas along major transportation corridors, namely State
Street, Lancaster Drive, Commercial Street, inner West Salem, and downtown.
These locations currently feature proximity to transit and amenities, and ideally
walkable, complete neighborhoods will result from thoughtful development.

We have reviewed information about the proposed Housing Production Strategy
and the incentives the city is considering, including multi-unit tax incentives,
opportunity zones, urban renewal grant programs and vertical housing
development zoning.

Based on the information, we have reviewed, we believe the housing production
strategy will work best if it follows these guidelines:

* Focus development on the five identified transportation corridors.

+ Direct development away from residential areas on local streets and on any
other streets that are not up to city standards for curbs, gutters, sidewalks and
safe spaces for bicycling.



+ Allow multi-story and large-scale single-family residential developments only
after the provision of public transportation, not before.

+ Avoid the use of local financial incentives for housing production until the city
can reliably finance crucial public services using its general fund.

+ Update systems development charges for large projects that were permitted in
previous decades when charges were lower but are just now coming on line.

+ Work with small landlords, not just big developers, in implementing the
strategy.

Details about our guidelines are below.

The city should use well thought out incentives to encourage multi-unit projects
on the identified transportation corridors along improved arterial streets and
within one-quarter mile of bus service. SWAN supports multi-story residential
buildings, three and four family cottage cluster developments and room and
board residences in these corridor areas.

We realize the city is looking at options of scrapping small rentals in high density
areas to allow easier development of higher density housing.

Care should be taken to respect the integrity of existing residential
neighborhoods and the investment of their homeowners. Structural conflicts
such as multi-story complexes looming overhead should be avoided when
cottage clusters would be more aesthetically suitable. Similarly, care should be
taken not to sacrifice smaller rental complexes for replacement by mega
developments to reduce the risk of inadvertently eliminating functioning
walkable neighborhoods. Case by case evaluations with specific criteria should
occur in these situations.

SWAN, like other areas, has and is seeing significant multi-story and large scale
SFR development without available transportation options. Perpetuating these
areas with walkable and bicycling scores of one and transit scores of zero
results in increased and continued reliance on personal automobiles which is
contrary to Salem’s climate action plan goals. This, combined with the adoption
of Section 806.015 of the city development code regarding parking maximums,
creates its own set of detrimental concerns.



Section 806.015 of the city development code addresses the maximum
allowable number of spaces for new developments (https://
library.municode.com/or/salem/codes/code_of_ordinances?
nodeld=TITXUNDECO_UDC_CH8060REPALODR_S806.015AMOREPAOQ ) For
multiple family developments, the maximums range is from 1.2 to 1.75 per unit.
These maximums have caused concern among SWAN members before
because they clearly do not match the number of cars most families use — and
the spillover winds up on already crowded residential streets.

Clearly development needs to follow or occur in tandem with public
transportation availability.

The $13.8 million deficit Salem faces is a glaring reminder that fiscal
responsibility is critical to maintaining necessary and desirable programs.

The City needs to ensure that the Housing Production Strategy is indeed fiscally
responsible. We note that the multi-unit and vertical housing development
incentive programs both involve property-tax abatements. In addition, urban
renewal areas sequester taxes on increased property value so those revenues
cannot be used on general fund programs, including law enforcement,
emergency services, library operations and parks maintenance.

SWAN strongly encourages the city avoid the use of local financial incentives
such as property tax abatements (except as previously mentioned for transit

corridor developments) and perform scrupulous evaluation of urban renewal

applications for its effect on general fund programs.

The city cannot afford to maintain the streets and sidewalks it has let alone build
new to support more housing. Therefore, we encourage the city to avoid the use
of local financial incentives for housing production negatively impacting the
general fund until it can reliably finance the crucial public services dependent on
the general fund.

Housing development needs to be made affordable while maintaining code
adherence, enforcing the use of quality construction materials and building with
architectural features, creating livable, walkable communities. Attention must be
paid to green space and developing a sense of community as we move forward
with our Housing Production Strategy..

How can this be achieved with policy tools that currently exist or need to be
developed?



Perhaps System Development Charges could be reviewed and reassessed on
developments that were permitted more than a decade ago. Review of System
Development Charges that were previously paid could be updated to reflect
today’s true cost of infrastructure.

As large projects break ground after being permitted in previous decades this
policy change could possibly create an additional revenue stream for
infrastructure and parks development. We also urge the city to continue working
with Cherriots to develop new, improved transit routes better serving our
neighborhoods.

We encourage the city to continue researching these new ideas to assist the
housing development process as well as exploring ideas put forward during
focus group sessions such as:

Applying parking maximums on a site-by-site basis. Some sites need more
parking because the topography and condition of streets/sidewalks affect biking
and walking. We have numerous such locations throughout the boundaries of
our association.

Possibly executing an urban growth boundary (UGB) land swap on a case by
case basis to exchange hilly land in South and West Salem for flat land in East
Salem. (Although this may not be legislatively approved at this time)

Work with small landlords, not just big developers, as the Housing Strategy
progresses. Create communications and community outreach strategies to find
small rental holdings. Create tax incentives for small unit property owners to
encouraging these property owners to make contact with the Salem Housing
Authority. This could open access to overlooked rental properties.

Explore alternative fund payment schedules, using market feasibility studies to
increase system development charges for prime riverfront/view locations.

It is clearly time to reevaluate the “business as usual” options, whether it regards
System Development Charges, incentive guidelines or other resources. Salem
has wisely hosted focus groups that have produced a range of ideas regarding
housing, planning and finance that deserve second looks or creative application.

As the Housing Production Strategy comes into play, Salem must be thoughtful,
develop new policies, and not rush headlong into a development strategy that
creates a roof overhead but negatively impacts an existing neighborhood. We
need to provide housing but also keep or create a sense of community.

Thank you for considering these recommendations.



Sincerely,

Ted Burney,

Chair, Southwest Association of Neighbors
John Lattimer

Co-Chair Land Use

Carol Grimwood

Co-Chair Land Use

Bill Dixon

Land Use Committee



