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WILLAMINA CITY COUNCIL SPECIAL MEETING & 

 EXECUTIVE SESSION  
 AGENDA – JUNE 19, 2017  

@ West Valley Fire  
6:00pm 

 
CALL TO ORDER 
ROLL CALL  
FLAG SALUTE 
 
AGENDA ADDITIONS AND CORRECTIONS  
 
PUBLIC INPUT – BUSINESS FROM THE AUDIENCE  
 
Visitors: Presentations not scheduled on the Agenda are limited to three (3) minutes. Longer 
presentations should be submitted to the City Recorder prior to the meeting. Anyone wishing to 
comment on an item of the Regular Agenda will need to sign in on the Sign in Form. 
 
CORRESPONDENCE none 
 
REGULAR AGENDA 

1. Consideration of Resolution 16.17-021 – A Resolution to surplus and sale the Old City 
Shops  

 
Adjourn to Execution Session  

 
2. Executive Session – PURSUANT TO ORS 192.660(2), (d) Discussions with Representative 

Designated to Conduct Labor Negotiations. 
3. Executive Session – PURSUANT TO ORS 192.660(2), (a) To consider the employment of a 

public officer, employee, staff member or individual agent. 
 
Close the Executive Session, 
Return to Regular Session 

   
ADJOURN                                                            
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RESOLUTION No. 16.17-021 
 

A RESOLUTION DECLARING REAL PROPERTY TO BE 
SURPLUS AND AUTHORIZING THE SALE OF THE 

PROPERTY 
 

WHEREAS, the City of Willamina is the owner of real property located 220 NW Main 
Street, identified as the Old City Shops Property and is referred to by Yamhill County as 6S-
7W-1AC, Tax Lots 13700, 13800 & 13900 Yamhill County, Oregon 

 
WHEREAS, the property consists of about .75-acres (32,485-SF) of which zoned C-1, 

General Commercial (TLs 13700 & 13800), R-3, Multi-family Residential (TL 13900) The City of 
Willamina, Oregon and,  

 
WHEREAS, The Old City Shops building is a single story building originally 

constructed prior to 1994. The subject consist of 2,304-SF of net area and includes five 
garage bays and four have roll up metal doors; and,  

 
WHEREAS, the City Manager, after conferring with other city staff, has concluded 

that the City has no use for the Old City Shops property and building   and there is reason to 
believe the property can be put to a productive use by the City and, 

 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Willamina 

that: 
1. That the property identified as the Old City Shops located at 220 NW Main 

Street Willamina, Oregon is hereby declared to be surplus; and,  
2. That the City Manager or his designee is authorized to sell said property. 

 
Passed and Adopted by the City Council of the City of Willamina, Oregon, on the 

19th day of June 2017. 
 
___________________________________                                                      
Mayor Ila Skyberg 
 

ATTEST: 
 
 
 
____________________________________ 

  City Recorder Debbie Bernard                   
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JKR Valuation, P.C. 

March 17, 2017 

City of Willamina 
Attn.: Ms. Debbie Bernard 
PO Box 629 
Willamina, OR 97396  

Dear Ms. Bernard: 

Subject:  Appraisal Report 
220 NW Main Street 
Willamina, Oregon 97396 

At your request, I have prepared an appraisal report valuing the Old City Shops Property located at 
220 NW Main Street in Willamina, Oregon. An abbreviated legal description is provided in the Location 
& Legal Description section. Descriptions of the subject site and existing improvements are included in 
the body of the attached report. The intended user of appraisal report is City of Willamina. 
 
The purpose of this appraisal is to estimate the market value of the subject property, in fee simple, 
as of March 3, 2017. The use of this report is aid in establishing an offering price for potential sale. 
 
This appraisal is intended to comply with the reporting requirements set forth under Standard I and 
Standards Rule 2-2 of the Uniform Standards of Professional Appraisal Practice (USPAP) and state 
specific appraisal reporting requirements. The property was valued using generally accepted appraisal 
principles and theory and the appraisal service was performed in such a manner that the results of the 
analysis, opinions, or conclusion are those of a disinterested third party. Reference to the Assumptions 
and Limiting Conditions section of the attached report is recommended for a complete understanding 
of the basis on which the value conclusion is predicated. 
  
The signatory of this report has sufficient education and experience in valuing similar properties to 
satisfy the competency rule of the Uniform Standards. The reported value was not based upon a 
requested valuation or on specific loan approval.  

It is my opinion the “As Is” market value of the subject property, in fee simple, estimated as of March 
3, 2017, was:  

ONE HUNDRED TWELVE THOUSAND DOLLARS 

$112,000 

The basis for these conclusions is explained in detail in the contents of the attached appraisal report. 

Sincerely, 

JKR VALUATION, P.C. 

 
Jason K. Russell, MAI 
Oregon Appraiser Certification #C000932 – exp. 3/31/2017 
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APPRAISAL SUMMARY 

Location: 220 NW Main Street 
 Willamina, Oregon 97396 
 
Assessor Parcels: 6S-7W-1AC, Tax Lots 13700, 13800 & 13900 
 Yamhill County, Oregon 
 
Area in Site: 0.75-acres (32,485-SF) 
 

Zone: C-1, General Commercial (TLs 13700 & 13800) 
 R-3, Multi-family Residential (TL 13900) 
 City of Willamina, Oregon  
 
Flood Zone Designation: Zone X – outside flood plains 
 FIRM #41071C0553D, dated 3/2/2010 
 
Special Hazards:  No known hazards 
 Site assumed free of contamination 
 
Improvements: The Old City Shops building is a single story building originally constructed prior to 
1994. The subject consists of 2,304-SF of net rentable area, although the current state is dry storage. 
In addition there is about 648-SF of covered storage available at the rear of the building. The building 
includes five garage bays and four have roll-up metal doors. There is about 292-SF of the main building 
that once served as an office with restroom, although none appeared functional at the inspection.  
Exterior materials include wood frame and metal clad siding, with metal exterior doors. The roof is 
pitched metal surface. Parking is provided by a large graveled/dirt yard that is more than necessary to 
support the existing improvements. The condition is fair and quality is rated average. Significant signs 
of deferred maintenance were noted at the inspection, including general clean-up, broken truss 
support, office and restroom repair. As noted the building is suitable as dry storage at the current time. 
The estimated remaining economic life is 20 years assuming periodic capital replacement. 

Highest & Best Use (vacant site): Commercial/Mixed-Use Development 

Highest & Best Use (improved): Existing Commercial (to be renovated)  

Market Value Indications   
Site & Improvements 
 Land Sales Comparison Approach (Total): $72,000 (Allocated $50,000 main/$22,000 excess)  
 Cost Approach (TLs 13700 & 13800): $90,000  
 Sales Comparison Approach (TLs 13700/13800): $90,000  

“As Is” Market Value Conclusion: $112,000 (fee simple) 
 
Interest Appraised: Fee Simple 

Date of Inspection: March 3, 2017 

Date of Report: March 17, 2017 

Appraiser: Jason K. Russell, MAI 
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PURPOSE OF APPRAISAL 

The purpose of this appraisal is to estimate the market value of the fee simple interest of the subject 
property. The property was inspected on March 3, 2017. 

 

FUNCTION OF APPRAISAL 

The use of this report is to aid in establishing an offering price for potential sale of the subject property 
for the benefit of the client (City of Willamina). This report is intended for no other use or users. 
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APPRAISAL DEFINITIONS 

Market Value, as defined by the Uniform Standards of Professional Appraisal Practice, 2016-17 
Edition, is: 

The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeable, 
and assuming the price is not affected by undue stimulus. Implicit in this definition is the 
consummation of a sale as of a specified date and the passing of title from seller to buyer under 
conditions whereby:  

1. buyer and seller are typically motivated; 

2. both parties are well informed or well advised, and acting in what they consider their best interests; 

3. a reasonable time is allowed for exposure in the open market; 

4. payment is made in terms of cash in United States dollars or in terms of financial arrangements 
comparable thereto; and 

5. the price represents the normal consideration for the property sold unaffected by special or creative 
financing or sales concessions granted by anyone associated with the sale.1 

This definition is in compliance with the OCC (Office of the Comptroller of the Currency), FDIC (Federal 
Deposit Insurance Corporation), FIRREA (Financial Institutions Reforms, Recovery and Enforcement 
Act), and USPAP (Uniforms Standards of Professional Appraisal Practice) as adopted by the Appraisal 
Foundation and the Appraisal Institute. 

Property Rights Appraised 
Leased Fee Estate, is defined in The Dictionary of Real Estate Appraisal, Sixth Edition (2015), as: 

An ownership interest held by a landlord with the rights of use and occupancy conveyed by lease 
to others: The rights of lessor (the leased fee owner) and the leased fee are specified by contract 
terms contained within the lease. 

Fee Simple Estate, is defined in The Dictionary of Real Estate Appraisal, Sixth Edition (2015), as: 

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent domain, police power, and escheat. 

Exposure Time/Marketing Period 
Exposure time is defined within the USPAP, Statement 6, as: 

The estimated length of the property interest being appraised would have been offered on the 
market prior to the hypothetical consummation of a sale at market value on the effective date of the 
appraisal; a retrospective estimate based upon an analysis of past events assuming a competitive 
and open market. 

Marketing time is defined as “the time it takes an interest in real property to sell on the market 
subsequent to the date of an appraisal.”2 The Marketing time occurs immediately after the effective 

                                                 
1 The Appraisal Foundation, The Uniform Standards of Professional Appraisal Practice, 2016-17, p. 3. And Code of Federal Regulations, Part 
1608, 7-25-91 revision, p. 2, Section 1608.2 (f). 

2 The Dictionary of Real Estate Appraisal, Appraisal Institute, 6th Edition, 2015. Page 121. 
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date of the appraisal and is the amount of time it might take to sell the property at the concluded market 
value.   

Excess and Surplus Land 
Excess Land, is defined in The Appraisal of Real Estate, 14th Edition (2013), as: 

In regard to an improved site, the land not needed to serve or support the existing improvement. In 
regard to a vacant site or a site considered as though vacant, the land not needed to accommodate 
the site’s primary highest and best use. Such land may be separated from the larger site and have 
its own highest and best use, or it may allow for future expansion of the existing or anticipated 
improvement. 

Surplus Land, is defined in The Appraisal of Real Estate, 14th Edition (2013), as: 

Land not necessary to support the highest and best use of the existing improvement but, because 
of physical limitations, building placement, or neighborhood norms, cannot be sold off separately. 
Such land may or may not contribute positively to value and may or may not accommodate future 
expansion of an existing or anticipated improvement. 
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ASSUMPTIONS & LIMITING CONDITIONS 

 The analysis assumes that the Yamhill County Assessor’s office and legal descriptions accurately 
represent the subject property. A survey was not provided to JKR Valuation, P.C. If further 
verification is required, a survey by a qualified surveyor is advised. 

 The appraiser assumes no responsibility for matters legal in character, nor renders any opinion as 
to title, which is assumed to be marketable. 

 All existing liens, encumbrances, and assessments have been disregarded, unless otherwise 
noted, and the property is appraised as though free and clear, under responsible ownership, and 
competent management. 

 The exhibits in this report are included to assist the reader in visualizing the property. We have 
made no survey of the property and assume no responsibility in connection with such matters. 

 Unless otherwise noted herein, it is assumed that there are no encroachments, zoning, or land use 
violations existing in the subject property. 

 The appraiser assumes no responsibility for determining if the property requires environmental 
approval by the appropriate governing agencies, nor if it is in violation thereof, unless noted. 

 Information presented in this report has been obtained from what are believed to be reliable 
sources. It is assumed that the information obtained from trusted third party sources is accurate. 

 This report shall be used for its intended purpose only. Possession of the report does not include 
the right of publication. 

 JKR Valuation, P.C. staff will not be required to give testimony or to appear in court by reason of 
this appraisal, with reference to the property in question, unless prior arrangements have been 
made. 

 The statements of value and all conclusions shall apply as of the dates shown herein. The 
appraisers have no present or contemplated future interest in the property that is not specifically 
disclosed in this report. 

 Neither all, nor any part, of the contents of this report shall be conveyed to the public through 
advertising, public relations, news, sales, or other media without the written consent or approval of 
the author. This applies particularly to value conclusions and to the identity of JKR Valuation, P.C. 
and its employed staff.  

 This report must be used in its entirety. Reliance on any portion of the report out of context may 
lead the reader to erroneous conclusions regarding the property and/or its value(s). No portion of 
the report is intended to stand alone without approval from JKR Valuation, P.C. 

 The valuation stated herein assumes professional management and operation of the building(s). 
Inherent in this assumption is an adequate maintenance and repair program. 

 The valuation is based on the projection that the property will maintain stabilized occupancy as 
defined herein. Specific to this definition is the existence of tenants paying market level rents. 

 The liability of JKR Valuation, P.C. and staff is limited to the client only. Further, there is no 
accountability, obligation, or liability to any third party. If this report is placed in the hands of anyone 
other than the client, the client shall make such party aware of all limiting conditions and 
assumptions of the assignment and related discussions.  
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 Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations of 
the Appraisal Institute. The party for whom the appraisal report was prepared may distribute copies, 
in its entirety, to such third parties as may be selected. 

 The appraisers are in no way responsible for any costs incurred to discover or correct any 
deficiency in the property. The appraisers assume that there are no hidden or non-apparent 
conditions of the property, subsoil, or structures which would render it more or less valuable.  

 In the case of limited partnerships or syndication offerings or stock offerings in real estate, the client 
agrees that in case of lawsuit (brought by lender, partner, or part owner in any form of ownership, 
tenant, or any other party), any and all awards, settlements, or cost, regardless of outcome; the 
client will hold JKR Valuation, P.C. completely harmless. 

 The appraiser is not qualified to detect the non-apparent presence of toxic or hazardous 
substances or materials which may influence or be associated with the property or any adjacent 
properties. No investigation or analysis as to the presence of such materials has been made. The 
duty to note the presence of such materials has been expressly disclaimed. Therefore, irrespective 
of any degree of fault, JKR Valuation, P.C. its principals, agents, subcontractors and employees, 
shall not be liable for costs, expenses, damages, assessments, or penalties, or diminution in value, 
property damage, or personal injury (including death) resulting from or otherwise attributable to 
toxic or hazardous substances or materials, including without limitation hazardous waste, asbestos 
material, formaldehyde, or any smoke, vapors, soot, fumes, acids, alkalis, toxic chemicals, liquids, 
solids, or gases, waste materials or other irritants, contaminants, or pollutants. 

 The appraisers assume no responsibility for determining if the subject property complies with the 
Americans with Disabilities Act (ADA), which prescribes specific building standards which may be 
applied based on factors such as building age, historical significance, amenability to improvement, 
and costs of renovation. JKR Valuation, P.C. its principals, agents, and employees, shall not be 
liable for any costs, expenses, assessments, penalties, or diminution in value resulting directly from 
non-compliance. Except as otherwise noted herein, this appraisal assumes that the subject 
property complies with all ADA standards appropriate to the subject improvements; if the subject 
property is not in compliance, the eventual renovation costs and/or penalties may negatively impact 
the present value of the property. If JKR Valuation, P.C. was advised of necessary renovation 
costs, time period needed for renovation, and penalties for non-compliance, appropriate 
adjustments would be made to the value conclusion(s) reported herein. 

Extraordinary Assumptions: None.  
 
Hypothetical Conditions: None. 
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MARKET AREA ANALYSIS – Yamhill County 

General 
Yamhill County lies on the west side of the lower middle portion of the Willamette Valley. Yamhill 
County is bounded by Washington, Clackamas, Polk, Marion and Tillamook Counties. The Willamette 
River forms the eastern boundary. The county extends from about 15 miles southwesterly of Portland 
to within 11 miles of the Pacific Ocean. McMinnville is the County Seat and the largest city. The total 
county area is 718 square miles.  

  

Physical 
The climate of the Willamette Valley is relatively mild with cooling westerly winds off the Pacific Ocean. 
During rare winter storms, winds blow at speeds reaching 100 miles per hour. The average 
temperatures in the McMinnville area range from roughly 32 degrees in January to 80 degrees in July.  

Yamhill County receives roughly 41 inches per year. Precipitation is confined to rain, with the exception 
of higher mountain elevations. 

Population 
Approximately 104,990 people reside within Yamhill County, according to 2016 estimates. The 
following table summarizes the population trends for the county and the major cities of the region. The 
figures are annual population estimates made by the Center for Population Research and Census at 
Portland State University’s School of Urban and Public Affairs. 
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From 2000 to 2010, Yamhill County grew over 16%. McMinnville and Newberg are two major cities in 
Yamhill County, growing 21.46% and 22.17%, respectively. According to the Office of Economic 
Analysis, by 2020, Yamhill County’s population will be 113,611. Since 2010, gains have been recorded 
in most of Yamhill County cities. 

Demographics 
Summarized in the following chart is data drawn from the 2010-2014 American Community Survey. It 
displays population, social, and economic features Yamhill County and included cities, as compared 
to the State of Oregon. 

 

% Change % Change
Location 2000 2010 2000-2010 2016 2010-2016
State of Oregon 3,436,750 3,837,300 11.65% 4,076,350 6.23%
Portland PMSA* 1,871,362 2,226,221 18.96% 2,407,540 8.14%
Yamhill County 84,992 99,193 16.71% 104,990 5.84%
McMinnville 26,499 32,187 21.46% 33,405 3.78%
Newberg 18,064 22,068 22.17% 23,465 6.33%
Dundee 2,598 3,162 21.71% 3,190 0.89%
Sheridan 5,561 6,127 10.18% 6,115 -0.20%
Lafayette 2,586 3,742 44.70% 3,975 6.23%
Dayton 2,119 2,534 19.58% 2,635 3.99%
Amity 1,478 1,614 9.20% 1,620 0.37%
Carlton 1,514 2,007 32.56% 2,190 9.12%
Willamina** 1,844 2,025 9.82% 2,095 3.46%
Yamhill 794 1,024 28.97% 1,070 4.49%
*As of 3/05, Skamania County in Washington was incorporated into the Portland-Vancouver 
PMSA. The most recent population data refects this addition.

Source: US Census Bureau, Portland State University Population Research Center
**A portion of the city of Willamina is within Polk  County

Locations/Munipalities Oregon Yamhill 
County McMinnville Newberg Dundee Sheridan Lafayette Dayton Amity Carlton Willamina Yamhill

Demographics
Year 2016 Population 4,076,350 104,990 33,405 23,465 3,190 6,115 3,975 2,635 1,620 2,190 2,095 1,070
Year 2010 Population 3,837,300 99,193 32,187 22,068 3,162 6,127 3,742 2,534 1,614 2,007 2,025 1,024
Median Age (Years) 38.90 38.00 34.80 31.90 37.70 42.40 33.30 33.20 38.20 35.60 37.50 26.80

Social 
Avg. HH Size (Owner) 2.55 2.81 2.69 2.85 3.15 2.31 3.68 2.91 2.83 2.84 2.82 4.07
Avg. HH Size (Renter) 2.43 2.74 2.66 2.81 2.31 2.17 3.62 3.53 2.98 2.99 2.77 4.43
% High School Grads 89.50% 86.70% 84.70% 86.40% 88.10% 94.20% 75.00% 77.00% 91.30% 90.70% 81.80% 86.80%
% Bachelors Degree + 30.10% 22.40% 21.10% 25.60% 24.10% 28.90% 12.10% 16.30% 11.90% 16.20% 11.00% 14.40%

Housing
Owner-Occupied Ratio 61.50% 67.00% 55.90% 61.20% 78.90% 69.90% 83.20% 69.70% 62.90% 74.80% 65.30% 77.30%
Homeowner Vacancy 1.90% 2.80% 3.00% 2.10% 0.00% 0.70% 6.80% 1.40% 2.60% 0.00% 3.10% 2.40%
Rental Vacancy 4.60% 6.60% 7.50% 4.20% 0.00% 5.10% 27.60% 6.70% 3.80% 22.90% 17.80% 3.60%

Economic
Median HH Income $50,521 $53,864 $44,451 $54,856 $65,234 $56,015 $53,811 $50,263 $54,079 $51,685 $39,375 $85,750
Median Family Income $61,890 $74,166 $49,202 $62,248 $69,886 $72,205 $50,735 $56,157 $61,797 $54,955 $46,648 $86,250
Per Capita Income $27,173 $24,018 $20,936 $22,971 $25,595 $29,656 $17,502 $17,572 $22,209 $20,007 $17,269 $21,050
Poverty Status (Indiv.) 15.20% 14.70% 19.80% 16.70% 4.70% 7.80% 15.80% 18.40% 12.10% 6.90% 25.20% 15.20%

Source: US Census Bureau, 2010-2014 American Community Survey 5-Year Estimates
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McMinnville education rates are similar to Yamhill County and other Yamhill County cities. The State 
of Oregon, Carlton, Sheridan, Amity and Dundee rate highest. Income levels in McMinnville are higher 
than Willamina, but lower than Yamhill County, the State of Oregon Newberg, Dundee and Dayton. 
The cities of Willamina and Yamhill are extremes for the county in terms of income levels. Home 
ownership is slightly lower in McMinnville versus Yamhill County. 

Employment 
Agriculture is the principal industry in Yamhill County, with the proportion of employment in agriculture 
being twice that of the average in the state. The county ranks ninth out of 36 counties in annual market 
value of agricultural production. Ninety wineries lie scattered about the eastern half of the county, which 
is the largest concentration in any county. The wineries in this area produce the greatest number of 
award-winning wines in the state.  

Growth trends within Yamhill County major employment sectors are compared in the following chart 
from one year ago, one month ago and current. Non-agricultural employment has fluctuated between 
2005 and 2016, due to the onset of the Great Recession in 2008 and the recovery currently underway. 
The two areas that have experienced the largest growth (in percentage terms), over the last 12 months 
are Wholesale Trade followed by Construction. 

 

   

The “Great Nationwide Recession” resulted in an oversupply in the housing market that affected the 
employment market for Yamhill County. A sharp drop in non-farm employment figures occurred 

Current Employment Estimates (CES) Monthly Data Sheet
Yamhill County Nonfarm Employment
(not seasonally adjusted)

Dec
2016

Nov
2016

Dec
2015

Change
 (month)

Change
 (year)

% Change
 (month)

% Change
 (year)

Total nonfarm employment  33,340  33,770  33,030 - 430  310 -1.3% 0.9%
 Total private  28,280  28,660  27,990 - 380  290 -1.3% 1.0%
   Mining and logging  200  210  200 - 10  -4.8% 0.0%
   Construction  1,700  1,730  1,570 - 30  130 -1.7% 8.3%
  Manufacturing  6,320  6,430  6,340 - 110 - 20 -1.7% -0.3%
  Trade, transportation, and utilities  4,850  4,830  4,830  20  20 0.4% 0.4%
   Wholesale trade  710  710  650   60 0.0% 9.2%
   Retail trade  3,570  3,540  3,510  30  60 0.8% 1.7%
    Motor vehicle and parts dealers  610  600  580  10  30 1.7% 5.2%
    Food and beverage stores  950  950  940   10 0.0% 1.1%
    General merchandise stores  760  760  750   10 0.0% 1.3%
   Transportation, warehousing, and utilities  570  580  670 - 10 - 100 -1.7% -14.9%
  Information  210  210  200   10 0.0% 5.0%
  Financial activities  1,100  1,090  1,230  10 - 130 0.9% -10.6%
  Professional and business services  1,810  1,860  1,730 - 50  80 -2.7% 4.6%
  Education and health services  7,630  7,800  7,600 - 170  30 -2.2% 0.4%
   Educational services  3,130  3,290  3,050 - 160  80 -4.9% 2.6%
   Health care and social assistance  4,500  4,510  4,550 - 10 - 50 -0.2% -1.1%
  Leisure and hospitality  3,400  3,440  3,290 - 40  110 -1.2% 3.3%
  Other services  1,060  1,060  1,000   60 0.0% 6.0%
 Government  5,060  5,110  5,040 - 50  20 -1.0% 0.4%
  Federal government  480  490  490 - 10 - 10 -2.0% -2.0%
  State government  580  580  560   20 0.0% 3.6%
  Local government  4,000  4,040  3,990 - 40  10 -1.0% 0.3%
   Local education  2,470  2,470  2,470   0.0% 0.0%
   Local government excluding educational services  1,530  1,570  1,520 - 40  10 -2.5% 0.7%
Source: Oregon Employment Department QualityInfo.org
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between 2008 and 2011, while 2016 noted continued gains suggesting a recovery is underway. Modest 
gains are expected to continue barring any significant event disrupting the recovery. 

Current unemployment in Yamhill County is 3.9% while McMinnville’s rate is 4.1%, both the lowest in 
a decade. The following table shows recent unemployment rates in Yamhill County and McMinnville 
compared with state and national trends. Cities under 25,000 are not reported. 

   

Unemployment in the Yamhill County area tends to fluctuate widely during any given year due to 
seasonal factors. Typically unemployment is highest during the winter months and lowest in the 
summer.  

For the cities of Sheridan and neighboring Willamina and Grand Ronde, the largest employer was 
government, employing nearly 60 percent of the local area work force. The federal prison in Sheridan 
opened in 1989 and has been a constant source of employment and job growth as the facility expands. 
Another major employer is the US Bureau of Indian Affairs, because of the area’s proximity to the 
Grand Ronde Indian Reservation. Spirit Mountain Casino, police, schools, and public health employees 
make up the majority of the government employees on the reservation. 

Transportation 
Yamhill County transportation linkages are provided by the McMinnville Airport and the Portland 
International Airport. Oregon Highways 18 and 99W are main access routes to and from the area. The 
McMinnville area has public bus transportation throughout the city. Bus service is provided by Yamco 
Transit Authority. 
 
Overall, the transportation network of the area is adequate for commerce and commercial activities, 
although the location is advantageous for residents to quickly access other areas. The proximity of 
Yamhill provides linkage with the greater Portland and Salem Metropolitan economic areas. 

Recreation 
Tourism provides substantial economic benefits to the Yamhill County area, because of the attractions 
in and around McMinnville and Yamhill County areas. Major attractions include the 200-plus vineyards 
and 90 wineries (more than any other county in Oregon), Evergreen Aviation Museum, Spirit Mountain 
Casino and quick access to the Pacific Ocean (50 miles). McMinnville provides many shopping locales 
for locals and visitors alike. The McMinnville Downtown Historic District is a primary retail location for 
the area and experiences high volumes of foot traffic. There are hotels and motels scattered throughout 
the region. The addition of the Allison Inn and Spa, in Newberg, serves as a gateway to wine country. 
The Allison boasts 85 luxury guestrooms and suites with gas fireplaces, a signature restaurant 
featuring Oregon Wine Country cuisine and pampering spa with 12 treatment rooms, a fitness studio 
and swimming pool situated on a 35-acre site. 

Yamhill County is home to several recreational destinations. Evergreen Aviation Museum, Evergreen 
Water Park and Evergreen IMAX Theater, Yamhill County Historical Museum, Wheatland Ferry, 
Herbert Hoover House, and Rogers Landing all provide weekend recreational opportunities. In 
addition, many parks provide popular areas for camping, fishing, and hiking. 

Unemployment Rates 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016
United States 4.4% 5.0% 7.3% 9.9% 9.4% 8.5% 7.8% 6.7% 5.6% 5.0% 4.7%
State of Oregon 5.3% 5.2% 6.5% 11.1% 10.8% 9.0% 8.7% 7.7% 6.4% 5.2% 4.6%
Portland MSA 5.0% 4.8% 6.0% 10.8% 10.6% 9.1% 8.2% 6.2% 5.9% 4.8% 4.0%
Yamhill County 5.1% 5.0% 6.4% 11.5% 10.8% 9.2% 8.5% 6.6% 6.0% 5.1% 3.9%
McMinnville 5.3% 5.2% 6.8% 11.4% 10.8% 9.5% 8.4% 7.0% 6.3% 5.1% 4.1%
Source: Bureau of Labor Statistics
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Area Development 
The table below lists the number of building permits applied for during the past several years.  

   

As shown in the previous table, in the past several years, single family residential development in 
Yamhill County has steadily increased and peaked in 2005 with 706 permits issued. From 2004 to 
2006 single family building permits exceeded 660 per year. The following two years experienced 298 
and 262 consecutively. Since 2010, single-family permits have ranged from 143 to 358, with the highest 
of 358 occurring in 2015. A demonstrated recovery is evident by the upward trend experienced since 
2013 in all areas of the county. 

In 2013, 2014, 2015 and 2016 a combination of pent-up housing demand and continued low interest 
rates brought many buyers back into the market.  

According to the RMLS Market Action 
Report, the 2016 year end average 
home price was $298,181 in Yamhill 
County. Comparing year-end 2016 
average home price and the 2015 
average home price ($267,100) 
demonstrates an 11.64% increase in 
prices (13.55% median price 
increase). This demonstrates the 
sales activity increase and pricing 
correction in the market that has been 
prevalent throughout the year. The 
following table demonstrates average and median prices in Yamhill County. 

Building Permit Data

Year Property Type Yamhill 
County

Yamhill County 
Unincorporated McMinnville Newberg Dundee Dayton Lafayette Sheridan Carlton Yamhill

2007 Single Family 673 205 181 119 9 29 46 19 46 18
Multifamily 130 0 66 60 0 2 0 2 0 0
Total 803 205 247 179 9 31 46 21 46 18

2008 Single Family 298 67 75 107 1 1 10 13 17 7
Multifamily 84 0 80 4 0 0 0 0 0 0
Total 382 67 155 111 1 1 10 13 17 7

2009 Single Family 262 57 42 138 5 4 4 5 5 2
Multifamily 0 0 0 0 0 0 0 0 0 0
Total 262 57 42 138 5 4 4 5 5 2

2010 Single Family 143 52 37 33 2 1 2 7 8 1
Multifamily 11 4 7 0 0 0 0 0 0 0
Total 154 56 44 33 2 1 2 7 8 1

2011 Single Family 168 68 37 32 1 2 12 1 12 3
Multifamily 36 0 36 0 0 0 0 0 0 0
Total 204 68 73 32 1 2 12 1 12 3

2012 Single Family 142 59 38 34 1 2 1 1 6 0
Multifamily 4 0 4 0 0 0 0 0 0 0
Total 146 59 42 34 1 2 1 1 6 0

2013 Single Family 262 90 74 42 4 7 17 15 5 8
Multifamily 0 0 0 0 0 0 0 0 0 0
Total 262 90 74 42 4 7 17 15 5 8

2014 Single Family 294 87 86 41 3 8 44 10 11 13
Multifamily 77 0 77 0 0 0 0 0 0
Total 371 87 163 41 3 8 44 10 11 13

2015 Single Family 358 119 105 59 2 7 28 10 20 8
Multifamily 10 0 8 0 0 0 2 0 0 0
Total 368 119 113 59 2 7 30 10 0 8

2016 Single Family 324 109 83 68 12 22 36 7 N/A N/A
Multifamily 61 0 61 0 0 0 0 0 N/A N/A
Total 385 109 144 68 12 22 36 7 N/A N/A

2007-2016 Single Family 292 91 76 67 4 8 20 9 14 7
10-year Multifamily 41 0 34 6 0 0 0 0 0 0

Averages Total 334 92 110 74 4 9 20 9 14 7
Source: US Census Bureau
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The speculative lot development market has also been on the rise, as developers have been placing 
land under contract as lot development is becoming achievable. An optimistic trend is expected to 
continue throughout 2017 as the housing market surges. 

Immediate Market Area 
The subject property is located along Business Highway 18 (Main Street) near the intersection with 
West Main Street in the city of Willamina. The area is primarily a commercial area with local businesses. 
The area exhibits modest commercial, industrial, single and multifamily uses. Access and services 
available to the area are adequate. Overall, the area is expected to experience modest economic 
growth and population growth over the next five years. Recently in nearby Sheridan Forest River, a 
manufacturer of recreational vehicles purchased an old manufactured home production facility. There 
plans are to move their operations, that will employ 200 to 250 workers. 
 

    
 

Adverse Influences 
As of the date of this appraisal, the overall Portland metropolitan market is suffering from home/lot 
under-supply in the midst of increased buyer demand. Economic conditions continue to improve. A 
corresponding price increase is apparent in nearly all submarkets. Peripheral/suburban markets 
appear to increasing as well as businesses beginning to expand.  

Yamhill County Statistics 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 1/1/2017
Closed Sales 1,257 865 799 772 824 979 1,156 1,308 1,725 1,744 109
Median Sale Price $247,500 $225,000 $206,000 $225,000 $173,100 $180,000 $203,700 $219,900 $237,700 $269,900 $280,000
Annual Appreciation 7.66% -9.09% -8.44% 9.22% -23.07% 3.99% 13.17% 7.95% 8.09% 13.55% 3.74%
Average Sale Price $281,600 $266,800 $227,300 $278,700 $198,800 $214,800 $241,100 $253,100 $267,100 $298,181 $316,700
Annual Appreciation 6.38% -5.26% -14.81% 22.61% -28.67% 8.05% 12.24% 4.98% 5.53% 11.64% 6.21%
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Summary 
Yamhill County has benefited from the natural resources and amenities typical of agricultural 
communities. The largest city McMinnville exhibits a range of uses including single family residential, 
commercial, retail, industrial and multifamily uses. Proximity to most consumer facilities is considered 
good. The area offers businesses and residents all necessary utilities and services. The population of 
the area has increased steadily, and vacancy levels are low. Like the entire metropolitan area (and 
nation), Yamhill County and McMinnville are considered economically stable and are expected to 
experience modest job and population growth in the immediate term. Housing and investment property 
values have stabilized and are appreciating in direct proportion to economic recovery, the availability 
of development land and required services. 
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LOCATION & LEGAL REFERENCE 

The subject property is three tax lots located within the city limits of Willamina, Oregon. The site is 
addressed as 220 NW Main Street. The map number and abbreviated legal description is 6S-7W-1AC, 
Tax Lots 13700, 13800 and 13900. 

PROPERTY HISTORY 

The subject property is an Old City Shops building in fair condition, currently used as dry storage 
without a date of construction with the county. There were significant signs of deferred maintenance. 
According to the Yamhill County tax and assessment records, the subject properties are owned by the 
City of Willamina. The owner has owned the property for several years. Previously the property served 
as the City of Willamina Shops. 

In November 2016 a Request for Proposal was issued by the city asking for the public to demonstrate 
their interest in purchasing or leasing the property. The city did not report any offers for the subject 
property.  

No other purchases or transfers have taken place during the last three years according to county 
records. 
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TAX & ASSESSMENT DATA 

The subject property is not liable for annual real estate taxes levied by the Yamhill County Assessor’s 
Office, due to governmental agency ownership. The subject property is identified as Map Number 6S-
7W-1AC, Tax Lots 13700. 13800 & 13900. 

The following table summarizes current (2016-17) tax assessment and tax liability.  

 

If the property were sold to a private entity the new owners would be responsible for any taxes levied 
by Yamhill County.   

In the past, taxes were calculated based on real market value. Following passage of Measure 50, a 
value limit called Maximum Assessed Value rolls back the 1997-98 assessed value to 90 percent of 
the 1995-96 real market value. The 1997-98 tax assessment statements show both real market value 
and maximum assessed value. The lower value (maximum assessed value) is the assessed value 
from which taxes are calculated. Starting in 1998-99, the assessed value was limited to a maximum of 
three-percent growth per year. 

Map and Tax Lot Account ID Land Improvements Total MAV Taxes
6S-7W-1AC, TL 13900 238941 $29,318 $436 $29,754 $20,998 $0.00
6S-7W-1AC, TL 13800 238763 $0 $0 $0 $0 $0.00
6S-7W-1AC, TL 13700 238754 $23,400 $8,762 $32,162 $32,162 $0.00
Totals $52,718 $9,198 $61,916 $53,160 $0.00

2016-17 Assessed Values
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SUBJECT PHOTOGRAPHS 

  
1) Front view 2) Additional view 

  
3) View east along Main Street 4) View west from subject 

  
5) View of eastern property line 6) Rear view of building 

  
7) View of location of underground utilities 

(easement needed) 

 

8) View east of rear property line 
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9) View of bay 10) Broken support beam 

  
11) Interior near office 12) View of restroom 

  
13) View of storage area 14) View of storage area 

  
15) View of storm collector onsite 16) View west of Park 
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PROPERTY DESCRIPTION – Site 

Location 
The subject property is addressed as 220 NW Main Street in the city of Willamina. The parcel is located 
on the north side of Main Street. 

 

Size/Shape 
According to the county plat map and website, the site (Tax Lots 13700, 13800 & 13900) is 0.75-acres 
(32,485-SF) and irregular shaped. Tax Lot 13700 is 3,300-SF, Tax Lot 13800 is 7,841-SF and Tax Lot 
13900 (21,344-SF). 

As noted the total site area is larger than is needed to support the improvements.  Tax Lot 13900 is 
considered excess land in this analysis and could have its own highest and best use. The main site 
area is allocated 11,141-SF and the excess site area is allocated 21,344-SF. 

The Plat Map below best illustrates the shape of the subject property parcel. The subject property area 
on the plat map noted in yellow.  
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Access 
The subject property has Main Street road frontage, with two curb cuts for access. The gravel parking 
area could accommodate many spaces. Exposure to vehicle traffic is rated average and suitable for a 
low to moderate exposure use.   

Topography/Vegetation 
As of the March 3, 2017 inspection date, the subject property is at grade with the abutting streets. The 
site has limited landscaping along the parking area. No apparent topographic issues are noted for the 
site.  

Soil & Subsoil Conditions 
No apparent drainage problems exist on the subject property site. The valuation analysis assumes that 
the site is free of contamination.  

Flood & Other Hazards 
According to Flood Insurance Rate Map 41071C0553D, effective March 2, 2010, the subject property 
is located in Zone X. Zone X is defined as an area of minimal flooding. A Flood Map is included below.  
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Zoning 
The subject site has a split zoning. Tax Lots 13700 
and 13800 are zoned C-1, General Commercial by 
the city of Willamina. The zoning is intended to 
provide areas for a wide range of retail, wholesale, 
transportation and service uses along Highway 18. 

Tax Lot 13900 is zone R-3 multi-family residential. 
The purpose is to provide multi-family uses. 

A copy of the City of Willamina zoning is available 
via the following link:  

http://www.willaminaoregon.gov/ 
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Abutting Properties 
North Residential 
South Main Street/Railroad tracks 
East Coyote Joe’s 
West Residential 

Utilities 
Water City of Willamina 
Storm Sewer City of Willamina 
Sanitary Sewer City of Willamina  
Natural Gas Northwest Natural 
Electric Power Portland General Electric 

Street Improvements 
Business Highway 18 (Main Street) fronting the subject property is a two lane, two-way, east/west 
bound arterial in average condition. There are sidewalks, concrete curbs and storm drains developed 
in most areas. 

Easements/Encroachments 
A Preliminary Title Report was not provided for review. This report assumes free and clear title.  It was 
noted during the inspection that there are underground utilities (sewer) along the western property line. 
It is recommended that an easement is recorded before any transfers occur. During the 
inspection no other obvious adverse easements or encroachment issues were identified. 

Summary 
The subject site is a 32,485-SF multi-zoned site in the city limits of Willamina, in Yamhill County. The 
parcel is located with exposure to Main Street. The site is level and access is adequate from Main 
Street. All public utilities are available. The zoning allows a wide range of commercial and residential 
uses.  
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PROPERTY DESCRIPTION – Improvements 

General 
The subject property is a fair condition average quality building with a nonfunctioning office area, 
restroom and storage bays. Yamhill County does not have a construction date on file, but the building 
was constructed prior to 1994 according to aerial photography.  

As will be described, the building is designed to accommodate a single tenant.  

Construction Materials 
Overall construction is average wood frame and metal clad. The flooring is concrete. The roof is a 
pitched metal surface. There are metal exterior doors and four metal roll-up doors on the bays.  The 
improvements have a building height of about 12-FT. 

Significant items of deferred maintenance were noted at the inspection including general clean-up, 
broken truss support, office and restroom repair. As noted the building is suitable as dry storage at the 
current time. Mechanical systems and the restroom did not appear functional at inspection. Overall, 
the structure is of average quality in fair condition.  

The improvements have been modestly maintained and have an effective age of roughly 30 years and 
a remaining economic life of up to 20 years. 

The gross and rentable building area is 2,304-SF. Building sizes were confirmed via on-site 
measurements. The following sketch details the layout. 

 

Interior Space  
The overall layout and design of the building best serves a single user. Currently, the building is used 
as dry storage. The building features a four enclosed bays and one open bay. The restroom and 
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mechanical systems did not appear to be in working order. As noted the building is suitable for dry 
storage. 

Site Improvements 
There is ample parking with the main subject site (11,141-SF) to the subject property site. Parking 
areas are gravel. 

Summary 
Overall, the improvements possess adequate architecture and the building is typical of competing 
properties due to utility. Ample parking is available. 

The effective age of the building is 30 years and the remaining economic life is up to 20 years. The 
longevity of the basic structural system (foundation, walls and roof) is well-tested in this market.  
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HIGHEST & BEST USE ANALYSIS 

Introduction 
Highest and best use is a market driven concept that identifies the most profitable and competitive use 
to which a property can be put. It is further defined as follows: 

The reasonably probable and legal use of vacant land or an improved property, which is physically 
possible, appropriately supported, financially feasible, and that results in the highest value. The four 
criteria the highest and best use must meet are legal permissibility, physical possibility, financial 
feasibility, and maximum profitability1 

The concept of highest and best use is fundamental to real property value. In one application of the 
concept, a site is valued as though vacant and available for development to its highest and best use. 
In another application, the highest and best use of the property as improved is estimated. A site may 
have one highest and best use as though vacant, while the improved site may have another optimal 
use.2 

Highest and best use is essentially a market driven concept that identifies the ideal use(s) of a property 
which follow logical market criteria. It attempts to mirror the thinking of a buyer in the marketplace. 
Analysis pertaining to the legal, physical, financial and most productive uses of the site, both as though 
vacant and as improved narrows, development options to those best fitting the demand for the property. 
Once highest and best use is established, the appraisal process focuses on the identified sub-market, 
selecting parameters for meaningful analyses. 

The highest and best use of the subject site and improvements has been tested separately against the 
four criteria in the following analysis. 

Vacant Site 
Among all reasonable, alternative uses, the use that yields the highest present land value, after 
payments are made for labor, capital, and coordination. The use of a property based on the 
assumption that the parcel of land is vacant or can be made vacant by demolishing any 
improvements.3 

Tax Lot 13900 
Legally Permissible 

The subject parcel is zoned R-3, Multi-Family District by the City of Willamina.  The zoning is intended 
for a wide range residential and multi-family uses.  

The zoning and development ordinances in place are not considered restrictive. 

Physically Possible 

Topography of the site is level and at street grade. The site has average to below exposure from 
Business Highway 18 (Main Street) with a good location. The zoning and underground utilities suggest 
at least three building lots are possible on the site. Based on the buildable site area, a range of 
development scenarios is possible. The city is not discouraging development, provided land use goals 
and zoning are adhered to. The proximity to city businesses suggests that an average exposure 

                                                 
1 The Dictionary of Real Estate Appraisal, 6th Edition. Chicago: Appraisal Institute, 2015. Page 93. 
2 The Appraisal of Real Estate, 14th Edition. Chicago: Appraisal Institute, 2013. Page 280. 
3 The Dictionary of Real Estate Appraisal, 6th Edition. Chicago: Appraisal Institute, 2015. Page 202. 
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commercial use is warranted. Flood plain, topography and soil conditions support commercial 
development options within the parameters allowed by zoning and market demand. 

Financially Feasible 

Market conditions affect the economic performance of the property and directly influence the highest 
and best use of the site. Supply and demand factors have been reviewed to determine if uses allowed 
by zoning are economically feasible. 

Population growth for Willamina has been modest (about 0.57% compounded annually between 2010 
and 2016) due in large part to development of land and affordability of new product. In general, the 
economic conditions of the Willamina are modest. Economically, Willamina is rated below average in 
terms of household demographics, unemployment rate and commercial demand.  

Current market conditions have continued to trend upward due to a low for-sale lot/home inventory. 
As such, near term prospects of housing appreciation are high and housing price improvement is 
evident in Willamina and the greater Yamhill County area. Financing on the date of value for single-
family residential mortgages are reported in the range of 4.30% for a 30-year fixed mortgage and are 
expected to increase in to 2017.  

The subject’s immediate area is a mix of commercial and suburban residential. The following table 
demonstrates the recent year-end average sale prices.  
 

 
 
According to RMLS, in the 2016 in the subject’s area, there have been 57 sales of single family homes 
at an average price of $164,142 and 5.21% increase in prices.  Median prices in the subject area 
increased at 6.01% over the same period. Although the previous 12 months saw more sales at lower 
average prices than the prior year.  
 
Overall the decrease in market time and lower inventory levels suggest that lot development may 
become possible in the area. Owner users are still seeking and purchasing homes at historically low 
interest rates. As of the date of value, builders are seeking speculative opportunities even in tertiary 
markets and the volume had increased. Developers and builders were moving forward with 
optimism. 

Maximally Productive 

The increasing population and demand for detached housing indicate a stable-to modest outlook in the 
subject property’s immediate neighborhood market area. Based on zoning and physical site attributes 
the assembled subject site could accommodate up to three potential single family homesites. Given 
the site area and zoning this is considered maximal. The condition of the existing home adds significant 
contributory value to the subject property.  

After considering all possible alternatives, it is my opinion three single-family homesites represents the 
most feasible use. 

Market Area 2013 2014 2015 2016 2013 2014 2015 2016
Willamina 42 45 68 57 $154,557 $163,592 $156,012 $164,142

Price Change 5.85% -4.63% 5.21%

Days On Market
Willamina 199 191 134 96

RMLS - Average Closed Sale Report - Residential
Year-End (Units) Average Sale Price Year End
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Conclusion 

Based on the legally allowed uses, physically possible uses, financially feasible, and maximally 
productive, four single family suburban homesites are a reasonable expression of the subject 
property’s highest and best use. 
  

Tax Lots 13700 and 13800 
Legally Permissible 

The subject parcel is zoned C-1, General Commercial District by the City of Willamina.  The zoning is 
intended for a wide range of retail, wholesale, transportation and service uses, along Business Highway 
18.  

The zoning and development ordinances in place are not considered restrictive. 

Physically Possible 

Topography of the site is level and slightly above street grade. The site has average exposure from 
Business Highway 18 (Main Street) with a prominent location. Based on the buildable site area, a range 
of development scenarios is possible. The city is not discouraging development, provided land use 
goals and zoning are adhered to. The proximity to city businesses suggests that an average exposure 
commercial use is warranted. Flood plain, topography and soil conditions support commercial 
development options within the parameters allowed by zoning and market demand. 

Financially Feasible 

The subject property is located in the General Commercial District area of Willamina. Little commercial 
development has occurred in recent years. Economically, Willamina is rated below average in terms 
of household demographics, unemployment rate and commercial demand. Retail, office/industrial real 
estate demand is derived typically from owner-users with few active investors/developers.  

Assuming vacant, the subject property would be considered for industrial or commercial development 
similar to most competing properties in the area. Little new retail, industrial or other commercial space 
has been added to the market on a speculative basis in recent years, although modest renovation of 
spaces is ongoing. Industrial and commercial space is typically in the sub $1.00 per square foot for 
modest area. 

There is no specific office, retail or industrial vacancy reports available in the Willamina area. The 
following data for the Portland Metropolitan Area is provided as a general market comparison.  
 
According to the Kidder Matthews 4th Quarter 2016 Retail report, vacancy in the greater Portland 
market area for retail space is at 3.9%. Industrial vacancy has improved in the greater Portland area 
when compared to the 3rd Quarter 2016 report at 4.1%. Tour of the subject submarket noted some 
vacancies. 
 
According to the Kidder Matthews 4th Quarter 2016 Industrial report, vacancy in the greater Portland 
market area for industrial space is at 3.5%. Retail vacancy has improved in the greater Portland area 
when compared to the 2nd Quarter 2016 report at 3.6%. Tour of the subject submarket noted some 
vacancies. 
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If vacant and available for development, it is reasonable to conclude that some form of modest 
commercial development (average exposure) would yield the most significant economic return and 
highest price from the local market.  

Maximally Productive 

Based on the location and zoning, the maximally productive use of the subject site, if vacant, is 
commercial development of a medium-density nature. Due to the layout and size of the site a local 
owner-user or credit tenant(s) is possible.   

Conclusion 

Based upon past, present and prospective market activity in the subject property’s immediate area, it 
is my opinion that moderate exposure commercial is an adequate expression of the highest and best 
use of the vacant site. 

As Improved 
The site is improved as a single-level storage building that was previously used as the City of Willamina 
Shops. The use is legal and conforming based on the current zoning. The building includes features 
and architectural appeal are rated average and typical of the submarket. The improvements are 
compatible with zoning and typical of the character of the immediate area. 

There is ample modern space in the subject property’s submarket. What inventory that exists has been 
readily absorbed sporadically and vacancy rates are expected to remain stable. No significant industrial 
or office development is planned for the immediate area. Significant renovation is recommended. The 
configuration of the building has shown adequate market acceptance, though few similar examples 
exist from the immediate area.  

In summary, the improvements in the current condition can earn an amount of income and would 
appeal to an owner user or small investor. The improvements are in fair condition with average quality. 
Significant items of deferred maintenance were requiring attention. The highest and best use of the 
improved property is a renovation and commercial use. The remaining economic life of the 
improvements is estimated to be up to 20 years. 
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MARKETABILITY ANALYSIS 

Improved Property  
The subject property possesses general zoning, average access via Main Street and average 
exposure via Business Highway 18 in Willamina. The immediate area has historically supported a wide 
range of residential and commercial uses with close proximity to the arterial. Retail storefront, office, 
warehouse/flex and low to medium density residential uses are prevalent due to surrounding amenities 
and access. This commercial area has limited new development in concert with industry 
demand/supply cycles, consolidation, and scarcity of larger sites.  

The typical buyer profile of the subject property varies from owner-user to redeveloper. The current use 
the building for dry storage in recent years. The most likely buyer is an owner-user. An investor would 
consider purchasing the property if leased at achievable rates and stable occupancy has been 
demonstrated.  

Rather than appealing to redevelopment or speculative buyers, an investor would view the property on 
the basis of stabilized rental income capitalized at a rate of return commensurate with the degree of 
risk, anticipated appreciation and alternative real estate investments.  

The improved sales listing analyzed in the ensuing Sales Comparison Approach indicated varying 
exposure periods. The properties had exposure periods from one month to several years, although 
when priced appropriately less than 12 months is typical. Brokers have reported increased interest 
from small business owners in the last 12 months for small owner-user properties. Exposure periods 
have fluctuated in recent years.  

Because of the subject property’s fringe location, commercial zoning, large size (building), poor 
condition and overall utility, we estimate a marketing period of 12 months, if listed at or near market 
value. A similar 12-month exposure is also expected. 
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APPRAISAL METHODOLOGY 

There are three basic approaches that may be used to estimate market value. 

The Cost Approach involves deducting accrued depreciation from the cost new of the improvements. 
Cost new is estimated on the basis of current prices for the components of the improvements. 
Depreciation is computed after analyzing the disadvantages or deficiencies of the improvements. Land 
value and entrepreneurial profit are added to the cost new of the improvements. Land value is 
developed using sales of similar sites. Entrepreneurial profit is the difference between the market value 
of the subject property and the cost to develop (cost of the improvements plus land value).  

The Income Capitalization Approach is predicated on the assumption that there is a definite 
relationship between the income a property will earn and its value. Net income is the income generated 
before payment of any debt service. The process of converting it into value is called capitalization. Net 
income is divided by a capitalization rate. Factors such as risk, time, interest on the capital investment, 
and recapture of the depreciating asset are considered in the rate. Applying a capitalization rate based 
on indications from comparable sales reflects expectations of buyers and sellers in the market.  

Another concept associated with the Income Capitalization Approach is the Discounted Cash Flow 
Analysis (DCF). It is developed by projecting cash flows over a holding period assuming variations in 
income, expenses, lease terms, reversion rates and internal rates. The net present value of the cash 
flows is a method of measuring anticipated future benefits. 

The Sales Comparison Approach analyzes sales of comparable properties with regard to the nature 
and condition of each sale. Logical adjustments and/or comparisons are made for varying physical 
characteristics. For land value, a common denominator is a price per SF or price per acre; for improved 
properties, it may be the price per SF, price per unit, or a gross income multiplier. This approach 
develops a good indication of value when sales of similar properties have occurred. 

Reconciliation is the process by which the individual approach indications are weighed based on 
validity and applicability to the subject market. The indications often indicate different values. After 
factors influencing each approach are carefully considered (i.e. quality and quantity of data, 
sophistication of the market, etc.), a final point estimate of value is concluded. 
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SCOPE OF APPRAISAL - Extent of Data Collection/Verification 

During the course of this appraisal assignment, a number of steps were taken to arrive at the final 
value conclusions. 

An interior and exterior inspection of the property was performed by Jason K. Russell, MAI on March 
3, 2017. The inspection included location of the boundaries, tour of the building and photographs of 
the subject property and surrounding area. Conversations with the owner were also initiated to verify 
building features, utility issues and general property information. 

A thorough search of all available resources including area real estate brokers, appraisers, office files, 
county records, Co-Star, RMLS, LoopNet and other property owners/managers was made to 
determine market trends, data, and other significant factors affecting the subject. Unless indicated 
otherwise in the report, all sales and rental comparables were confirmed with one of the parties to the 
transaction or someone familiar with the transaction, such as the real estate broker. 

In this appraisal, the use of the Sales Comparison and Cost Approach has been fully developed for 
the site and improvements to arrive at a final value estimate, due to shell condition. The Income 
Capitalization Approach has been excluded from this analysis. The market value reported in this 
appraisal is the result of an on-site interior/exterior inspection of the subject property and an exterior 
inspection of the comparable properties, as well as analyses of the market. Each section of this report 
identifies the methodology, and all sources that the reported values are predicated (i.e. physical data, 
rents, expenses, probable financing, market sales, etc.) 

Unavailability of Information - It is considered that all information necessary to complete this 
appraisal was available to the appraiser during the course of this assignment unless otherwise noted 
in the individual sections of the appraisal.   
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In this section, the market value of each subject property land will be estimated by analysis of 
comparable commercial and residential parcel sales from within the immediate and greater market 
area. The value of suburban commercial and residential parcels is influenced by a number of factors; 
most prominent of which are exposure, topography, location, availability of utilities and access. These 
factors, as well as others, are considered in the following analysis.  
 
The search focused on recent sales of commercial and residential zoned land in Willamina and other 
Yamhill County markets. Due to a lack of similar sales of this type, search parameters were expanded 
to include transactions over a wide geographic area and time period. The appraiser used sales and 
listing comparables located over one mile from the subject property. No single vacant site sale mirrors 
the subject property’s location, topography, view, and zoning. 
 
Commercial parcel sales are typically valued on a price per SF basis. Residential parcel sales are 
typicall valued on a per SF or per lot basis, for this analysis as excess land the site will be valued on a 
per SF basis. These units of comparison is utilized for the analysis, as it best reflects the behavior of 
typical buyers and sellers in the market. The comparable sales indicate that buyers consist of primarily 
owner-users. In the following analysis Sales 1 to 4 are compared to the commercial zoned site and 
Sales 5 to 8 are compared to the residential portion of the subject site.  

Of the sales analyzed and verified, the following have been considered for more detailed analysis, 
description and comparison. The following market data charts summarize the results of the analysis. 
Land Sale Comparable Map and aerial photos are located on the following pages. 
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Comparable Land Sales Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Sale 6 Sale 7 Sale 8 Subject Commercial Site Subject Residential Site

Address/Location NE Irvine Street Behind 2375 NE 
Cumulus Avenue

113 South Trade 
Street

940 SE Sheridan 
Street

108 North Trade 
Street

235 SE Adams 
Street

264 NE 4th Street 324 NE 4th Street 220 NW Main Street Adjacent west of 220 NW 
Main Street

City, ST McMinnville, OR McMinnville, OR Amity, OR Sheridan, OR Amity, OR Willamina, OR Willamina, OR Willamina, OR

Map & Tax Lot 4S-4W-21BA, TL 
5400

4S-4W-22CD, TL 
2002 (portion)

5S-4W-20DB, TL 
8700

5S-6W-35AD, TL 
1901

5S-4W-20CA, TL 
500

6S-7W-1AC, TL 
400

6S-7W-1AC, TL 
400

6S-7W-1AC, TL 
100

6S-7W-1AC, TLs 13700 & 
13800 6S-7W-1AC, TL 13900

Exposure Period About 1 month About 2.7 years About 2 years About 17 months About 8 months Several Years Several Years About 7 months 12 months 12 months
Proposed Use Commercial Commercial Commercial Commercial Residential Residential Residential Residential Commercial Residential
Sale Price $112,125 $96,000 $22,500 $158,000 $240,000 $23,000 $45,000 $72,500

Improvements None of 
contributory value

None of 
contributory value

None of 
contributory value

None of 
contributory value

None of 
contributory value

None of 
contributory value

None of 
contributory value

None of 
contributory value

Assume Vacant Assume Vacant

Adjustment $0 $0 $0 $0 $0 $0 $0 $0
Property Rights Fee simple Fee simple Fee simple Fee simple Fee simple Fee simple Fee simple Fee simple Fee simple Fee simple

Adjustment $0 $0 $0 $0 $0 $0 $0 $0
Sale Terms Cash to seller Cash to seller Cash to seller Cash to seller Cash to seller Cash to seller Cash to seller Cash to seller Assume all cash Assume all cash

Adjustment $0 $0 $0 $0 $0 $0 $0 $0
Sale Conditions Arms length Arms length Arms length Arms length Arms length Arms length Arms length Arms length Assume arms length Assume arms length

Adjustment $0 $0 $0 $0 $0 $0 $0 $0
Date of Sale 12/16/2016 7/10/2015 5/30/2014 1/19/2017 12/6/2016 4/11/2014 10/10/2014 1/18/2017 As of 3/3/17 As of 3/3/17

Adjustment 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Adjusted Price $112,125 $96,000 $22,500 $158,000 $240,000 $23,000 $45,000 $72,500
Location McMinnville McMinnville Amity Sheridan Amity Willamina Willamina Willamina

Comparison Superior Superior Sl. Superior Similar Sl. Superior Similar Similar Similar
Gross Land Area (AC) 0.43 0.33 0.11 1.60 1.13 0.29 1.56 2.30 0.26 0.49
Net Usable Land Area (AC) 0.43 0.33 0.11 1.60 1.13 0.29 1.56 2.30 0.26 0.49
Net Usable Land Area (SF) 18,731 14,375 4,792 69,696 49,223 12,632 67,954 100,188 11,141 21,344

Comparison Sl. Larger Similar Smaller Much Larger Larger Sl. Smaller Larger Much Larger
Topography Level Level Level Level Level Level Level Level Level Level

Comparison Similar Similar Similar Similar Similar Similar Similar Similar
Access & Exposure NE Irvine Street Cumulus Corner/99W Sheridan/Hwy 18 Trade (Hwy 99W) 4th Street 4th Street 4th Street Direct Direct

Comparison Similar Similar Similar Similar Similar Sl. Inferior Sl. Inferior Sl. Inferior
Public Utilities All available All available All available All available All available All available All available All available All available All available

Comparison Similar Similar Similar Similar Similar Similar Similar Similar
Zoning M-1 (city) C-3 (city) GC (city) I (city) R-3 (City) R-3 (City) R-3 (City) R-3 (city) C-1 (City) R-3 (City)
 Comparison Sl. Inferior Similar Similar Sl. Inferior Similar Similar Similar Similar
Adj. Price per SF $5.99 $6.68 $4.70 $2.27 $4.88 $1.82 $0.66 $0.72 Average Comm. Average Res.

Overall Comparison Superior Superior Sl. Superior Inferior Superior Sl. Inferior Inferior Inferior $4.91 $2.02

Willamina, OR

Willamina
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Sale 1 – NE Irvine, McMinnville, OR 
 

 

Sale 2 – 113 South Trade Street, Amity, OR 
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Sale 3 – 113 South Trade Street, Amity, OR 
 

 

Sale 4 – 904 SE Sheridan Street, Sheridan, OR 
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Sale 5 – 108 South Trade Street, Amity, OR 

 

Sale 6 – 235 SE Adams Street, Willamina, OR 
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Sale 7 – 264 SE 4th Street, Willamina, OR 

 

Sale 8 – 324 SE 4th Street, Willamina, OR 
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Adjustments 
Improvements –None of the other sales required adjustment. 

Financing Terms - All sales were cash equivalent property transfers. No further adjustments have 
been applied to any of the sale prices for financing terms. Most sites were acquired using cash, 
although some were a result of proceeds from acquisition loans funded by local and regional lending 
institutions. 

Property Rights - No adjustments for conveyance of property rights are necessary. 

Conditions of Sale – All of the comparable sales involved the transfer of fee simple estates from 
grantor to grantee. After comparing listing and selling prices of properties in tertiary markets. 

Date of Sale - The comparables presented in this analysis include sales that closed May and January 
2017. Generally, upward or downward adjustments can be applied due to inflationary pressures, 
financing, or other economic pressures. Utilization of paired sales analysis is often the most effective 
methodology for quantifying appropriate market conditions adjustments. Unfortunately, the number of 
closely similar sales and re-sales is low, and few commercial properties are similar enough to derive 
specific market support for general pricing increases. In this analysis, no paired sales were available 
for analysis.  
 
There is a lack of supportive empirical data that supports adjustments for market adjustments at this 
time. Market conditions have improved from the depreciation experienced between 2008 and 2010. 
The tertiary market of Willamina and Sheridan combined with limited industry demonstrates stable 
although limited growth. Due to the previously mentioned factors and the close proximity of closing 
dates to the date of value, a zero percent market conditions adjustment has been applied to all historic 
improved sales. 
 
Qualitative Analysis – Qualitative ratings are applied to each comparable when compared to the 
subject for location, access/exposure, flood zone, topography, size, zoning, and available utilities. 
These are analyzed in each comparable discussion below.  While no adjustment is made for size 
differences in this analysis, it is recognized that a smaller site size can place upward pressure on the 
price paid per square foot. 

Valuation of the Subject Property 
Sale 1, $112,125 - $5.99/SF  

This sale is located in McMinnville and rated superior. Topography, access/exposure and utilities are 
all rated similar to the subject property. The zoning is rated inferior. The site is located next to railroad 
tracks. The location places upward pressure on the price paid per square foot. Overall, this is a high 
indication for the subject site due to location. 

Sale 2, $96,000 - $6.68/SF 

This sale is located in McMinnville and rated superior. Topography, access/exposure, size, zoning 
and utilities are all rated similar to the subject property. Overall due to location this is a high indication 
on a price per square foot for the subject site.  

Sale 3, $22,500 - $4.70/SF 

This sale occurred in May 2014 in the City of Amity. The location in Amity is rated slightly superior 
although the Highway frontage is rated similar. Topography, zoning and utilities are all rated similar to 
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the subject property. The smaller site size places slight upward pressure on the price paid per square 
foot. Overall due Amity location this is a slightly high indication on a price per square foot. 

Sale 4, $158,000- $2.27/SF  

This sale is located in nearby Sheridan and rated similar. Topography, access/exposure, and utilities 
are all rated similar to the subject property. Zoning is rated slightly inferior. Larger size and floodplain 
place downward pressure on the price paid per square foot. Overall this is a slightly low indication on 
a price per square foot for the subject site. 

Sale 5, $240,000 - $4.88/SF  

This sale occurred in December 2016 in the City of Amity. The location in Amity is rated slightly 
superior. Topography, zoning and utilities are all rated similar to the subject property. While the larger 
site places downward pressure on the price paid per square foot, the demand for residential make this 
location superior. Overall due Amity location and residential demand this is a high indication on a price 
per square foot. 

Sale 6, $23,000 - $1.82/SF 

This sale is located in Willamina and rated similar. Topography, size, zoning and utilities are all rated 
similar to the subject property. Access is slightly inferior. Overall due to access this is a slightly low 
indication on a price per square foot for the subject site.  

Sale 7, $45,000 - $0.66/SF 

This sale occurred in October 2014 in the City of Willamina. The location is similar, although large size 
places significant downward pressure on the price paid per square foot. Topography, zoning and 
utilities are all rated similar to the subject property. Overall due larger size this is a low indication on a 
price per square foot. 

Sale 8, $72,500- $0.72/SF  

This sale is located in Willamina and rated similar. Topography, access/exposure, and utilities are all 
rated similar to the subject property. Larger size places downward pressure on the price paid per 
square foot. Overall this is a low indication on a price per square foot for the subject site. 

Conclusion  
Commercial zoned site - The four market transactions (Sales 1-4) indicate a fairly wide range of prices 
per square foot ($2.27 to $6.68) corresponding with location, parcel size, zoning entitlements, 
availability of public utilities and physical features.  

The average of the array is $4.91 per square foot. Shorter exposure periods are prevalent in the 
greater market. The land characteristics are rated average on the basis of location, proximity to 
development, average access/exposure and overall utility. Based on the amount of available land and 
economic conditions, it is reasonable to conclude a figure near the array average. The subject site is 
valued as if vacant and available for development. Therefore a conclusion of $4.50 per square foot 
would be achievable in the current market, which is slightly below the slightly superior Amity sale. 
Applying this unit value the site area of 11,141-SF, suggests a value of $50,135 rounded to $50,000 
for the subject property commercial zoned site.  

Residential zoned site - The four market transactions (Sales 5-8) indicate a fairly wide range of prices 
per square foot ($0.66 to $4.88) corresponding with location, parcel size, zoning entitlements, 
availability of public utilities and physical features.  



SITE ANALYSIS & VALUATION (Cont.) 

 JKR Valuation, P.C. Page 39 

The average of the array is $2.02 per square foot. The land characteristics are rated average on the 
basis of location, proximity to development, average access/exposure and overall utility. Based on the 
amount of available land and economic conditions, it is reasonable to conclude a figure near the array 
average. The subject site is valued as if vacant and available for development. Therefore a conclusion 
of $2.00 per square foot would be achievable in the current market. Applying this unit value the site 
area of 21,344-SF, suggests a value of $42,688 rounded to $43,000 for the subject property 
residential zoned site. As noted this site area is considered excess in this analysis. Building setback 
require that commercial uses must have a side yard setback of 20-FT from a residential district. This 
would likely require the main site to have a variance based on the location of the current structure. In 
addition both site are fenced as a single use requiring costs of moving adding fence. Finally, the 
underground utilities will require a recorded easement and survey. While the tax lot is separate there 
are many questions about actually selling it separately. For this reason it is common for excess/surplus 
site areas to be discount at 25% to 50% of value. For this analysis a 50% discount is applied to the 
concluded $43,000, suggesting a contributory value of $21,500, rounded to $22,000.  

In the following improved analysis the main site are is allocated $50,000. In the final value 
conclusion the $22,000 conclusion will be added back to conclude the “As Is” Market Value of 
the entire property.   
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Replacement Cost New 
The first step in the Cost Approach is to estimate the replacement cost new the improvements on the 
subject site. Replacement cost is the cost to construct, at current prices as of the effective appraisal 
date (January 26, 2015), a building with utility equivalent to the building being appraised, using modern 
materials and current standards, design and layout.1 

The subject property is comprised of a commercial zoned site improved as a retail building. Estimation 
of replacement cost new and applicable physical, functional and external depreciation for similar 
improvements is a subjective endeavor. However, because of the shell condition of the subject 
property, a Cost Approach is deemed an appropriate method of valuation 

Direct Cost Estimate 

Construction of modest commercial, storage and shop space in the Yamhill County area can range 
from $15/SF to over $100/SF depending on location and build-out. 

Based on multiple cost data sources to include Marshall & Swift/Swiftestimator, local contractors, 
experienced developers and actual costs of similar retail shell buildings, an appropriate cost per SF for 
a Class B/C storage building is $15 to $50. This does not include a cost contingency, concrete 
sidewalks, landscaping and other site work. Swiftestimator cost estimate indicates a cost estimate of 
$27.65 per square foot. The lean-to is assigned a value of $10.12/SF. 

Lastly, the replacement cost of the site improvements are estimated. The existing site improvements 
are allotted $25,000.  

The calculated values are summarized in the following table. 

 

Total direct costs are $95,263.  

Indirect Cost Estimate 

In addition to the basic construction costs, necessary expenditures associated with permitting, 
financing, engineering, architecture, leasing fees and impact fees are factored into the total construction 
cost estimate. Source cost data for similar improvements is scarce based on the large size of the 
subject property and renovation rather than new construction. The typical range for development in the 
Salem MSA and Portland-Vancouver metropolitan market varies with the extent of SDCs required, 
construction loan leverage chosen, build-out provided and costs of leasing. The minimum anticipated 
indirect costs are about 10%, while the high-end can increase to 40% if long-term leases, special 
permitting or lengthy construction/absorption periods occur. For this analysis, we conclude appropriate 

                                                 
1 The Appraisal of Real Estate, 14th Edition. Chicago: Appraisal Institute, 2013. Page 325 

Subject Property 
Components Quantity Unit Unit Cost Subtotals

Shop Building 2,304 SF $27.65 $63,706
Covered Storage 648 SF $10.12 $6,558

Site Improvements/driveway 
concrete work Lump Sum $25,000

Total/Averages 2,952 SF $95,263
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indirect, or soft, costs equal to about 15% of direct construction costs would be incurred to construct 
the subject improvements ($14,290) in Yamhill County.  

The total construction costs are $109,553. 

Entrepreneurial Incentive 

The final component of replacement cost new is entrepreneurial incentive, also referred to as developer 
profit. As a reward for undertaking the coordination, construction and risk of the project, it is necessary 
than appropriate investment return is received. Generally, the spread between cost of land and total 
construction and the market value of the property at completion and stabilization can be attributed to 
entrepreneurial incentive or developer profit. The speculative or potential owner-user occupancy would 
suggest a typical entrepreneurial profit. For this analysis, a 10% profit is typical. 

Total replacement cost new is $10,955. 

Depreciation 
Physical Curable 

As noted several items of curable depreciation items are applicable. For this analysis it is estimated 
that about $8,000 would be required to clean-up the building and repair the beams. 

Physical Incurable 

The building is not new construction. Based on an age/life depreciation methodology, the 
improvements have a blended effective age of 30. Therefore, 60% depreciation applies to the buildings. 

The improvements have a total economic life of 50 years with varying effective ages detailed in the 
following table. 
 

 

Functional Obsolescence 

None. 

External Obsolescence 

None. 

Conclusion 
The following table summarizes the Cost Approach and the market value indication concluded from 
the previous analysis. 

Subject Property 
Components Quantity Unit Unit Cost Subtotals

Indirect & 
Incentive 
Adjusted

Eff.  
Age

Total 
Life

Deprec. 
Factor

Depreciation 
Subtotal

Shop Building 2,304 SF $27.65 $63,706 $80,588 30 50 60.00% $48,353
Covered Storage 648 SF $10.12 $6,558 $8,296 30 50 60.00% $4,977

Site Improvements/driveway 
concrete work Lump Sum $25,000 $31,625 30 50 60.00% $18,975

Total/Averages 2,952 SF $95,263 $120,508 30 (avg.) 75.90% $72,305
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REPLACEMENT COST NEW
Direct Construction Costs

Building & Site Improvements (reference table) $95,263
Total Direct Costs 2,952 SF   @ $32.27 per SF $95,263

Indirect Construction Costs
15.00% of direct costs $14,290

Total Construction Costs $109,553

Entrepreneurial Incentive
10.00% of construction costs $10,955

   Total Replacement Cost New $120,508

DEPRECIATION
Physical Curable $8,000
Physical Incurable - Buildings $72,305
Functional Obsolescence $0
External Obsolescence $0

   Total Depreciation ($80,305)

DEPRECIATED REPLACEMENT COST $40,203

SITE VALUATION $50,000.00

VALUE BY COST APPROACH $90,203
Rounded $90,000
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VALUATION BY SALES COMPARISON APPROACH 

In the valuation of the subject property by the Sales Comparison or Market Approach, a search of the 
area was made for sales of similar commercial properties. Due to the predominance of owner-user and 
investment buyers in the market, the Sales Comparison Approach is fully developed.  

Improved Sales 
In the valuation of the subject property by the Sales Comparison or Market Approach, a search of the 
area made for recent sales of similar commercial properties from the Willamina and extended area. 
The search focused on mostly small to mid-sized buildings (greater than 1,000 SF and less than 10,000 
SF) throughout the Yamhill County, Salem Metropolitan and the Portland Metropolitan area. Due to 
few recent sales of similar industrial-commercial properties in the immediate Willamina submarket the 
search was extended and those sales have been included for further analysis. There were no sales of 
shell condition older buildings available for analysis that were comparable to the property. 

Of the sales analyzed and verified, the following have been considered for more detailed analysis, 
description and comparison. The following maps and market data chart summarizes the results of the 
analysis. Following the table are improved sale photographs. The photographs were provided by 
Costar and RMLS as they were at the time of sale. 
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Improved Sales Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Subject

Address 22633 Highway 18 
(Business)

1210 West Main 
Street

511 East Main 
Street

145 North Olive 
Street

25740 Yamhill 
River Road

220 NW Main Street

City, ST Willamina, OR Sheridan, OR Willamina, OR Yamhill, OR Willamina, OR Willamina, OR
Sale Date 5/6/2015 6/24/2015 12/15/2014 5/3/2013 4/2/2015 As of 3/3/2017
Sale Price $119,000 $210,000 $65,000 $160,000 $132,500

Marketing Period

About 2 months 
@ $119K, several 
months @ higher 

prices

About 1 month @ 
$225,000

About 3 months 
@ $107,100, 

Several years at 
prices $119K - 

$249K

About 4 years @ 
$165,000

About 6 months 
@ $$149,000

6 months

Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Sale Terms Owner Contract Cash Cash Owner Contract Cash Assume cash 
equivalent

Property Type Single tenant 
industrial/flex

Single tenant 
industrial/flex

Single tenant 
retail/flex

Single tenant 
industrial/flex

Single-tenant 
retail/flex

Single-Tenant 
Warehouse/Flex 

with yard
Building GRA (SF) 7,584 7,768 1,500 1,900 1,200 2,304
Office Percentage 11.39% 7.90% 100.00% 0.00% 100.00% 12.67%
Year Built 1948 Unknown 1900 1964 1935 1990s

Construction Materials
Wood frame with 

metal siding, 
pitched roof

Wood frame/metal 
clad, curved roof

Wood frame/wood 
siding, pitched 

roof

Wood frame & 
metal sided, 
pitched roof

Wood frame, 
pitched roof

Wood frame, metal 
clad pitched roof

Off-Street Parking Ample/Yard Ample Ample Ample/Yard Ample Ample
Loading Features 2 Grade doors 1 Grade Door 1 Grade Door 3 grade doors None 4 Grade level doors
Clear Height / Clear Span 15 feet / Yes 14 feet / Partial None 12 feet / No None 12 feet / No
Land Area (SF) 87,991 27,878 19,166 12,600 44,431 11,141
L:B Ratio 11.60 3.59 12.78 6.63 37.03 4.84
Buyer Profile Owner user Investor/Owner Investor/Owner Investor/User Owner/investor Investor/User
Overall Price/SF $15.69 $27.03 $43.33 $84.21 $110.42 Average
Overall Comparison Inferior Sl. Inferior Sl. Superior Superior Superior $56.14
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Sale 1) 22633 Highway 18 (Bus.), Willamina Sale 2) 1210 West Main Street, Sheridan 

  
Sale 3) 511 East Main Street, Willamina Sale 4) 145 North Olive Street, Yamhill 

 

 

Sale 5) 25740 Yamhill River Road, Willamina  

 

Valuation of the Subject Property 
The limited number of comparables and lack of uniformity limits direct extraction of reliable market 
adjustments that can be derived from paired sales. One alternative is to apply qualitative adjustments 
based on market observations and comments from knowledgeable parties. Some combination of these 
two techniques can be applied.  

The following quantitative and qualitative adjustments are applied to the improved sale comparables. 

Qualitative Comparison 
On a price per SF basis (unadjusted), the improved sales range from a low of $15.69 to a high of 
$110.42. No one sale mirrors the subject property exactly, especially since the subject has repairs 
needed. All of the sales were purchased in fee simple. All sales that were available for analysis are in 
the submarket. All sales are located in markets that are considered to be generally similar to the 
subject’s market.  



VALUATION BY SALES COMPARISON APPROACH (Cont.) 

 JKR Valuation, P.C. Page 46 

The following qualitative analysis details the features of each sale.  

Sale Comparable 1 ($15.69/SF) - This is the sale of a large 7,584-SF industrial building located off of 
Highway 18 (Bus.) in Willamina.  This comparable is superior to the subject in terms of build-out and 
age/condition.  The much larger building size places downward pressure on the price paid per square 
foot. Due to large size this is a low indicator for the subject. 

Sale Comparable 2 ($32.05/SF) - This represents the sale of a 7,768-SF industrial building located in 
Sheridan.  This property is located in the 500x flood hazard area. Exposure is similar due to location. 
Condition and land to building ratio are also rated superior. Overall, considering these factors, 
comparable 2 is a low indicator for the subject. 

Sale Comparable 3 ($43.33/SF) - This represents the sale of a 1,500-SF modest building located near 
the subject on Main Street in Willamina.  Smaller size and land to building ratio are all rated superior.  
The function use is slightly inferior to the subject property. Overall, considering these factors, 
comparable 3 is a slightly high indicator for the subject. 

Sale Comparable 4 ($84.21/SF) represents the sale of a similar sized 1,900-SF storage building 
located in superior Yamhill. Condition is rated superior. Land to building ratio is rated superior. The 
location is rated superior, although exposure is slightly inferior. All factors considered, Sale Comparable 
4 is a high indicator for the subject property due to location. 

Sale Comparable 5 ($110.42/SF) represents the sale of a smaller sized 1,200-SF home/retail building 
located in Willamina. Location along Highway 18 is rated superior. Condition, land to building ratio are 
rated superior. Smaller size places upward pressure on the price paid per square foot. All factors 
considered, Sale Comparable 5 is a high indicator for the subject property due to location. 

The following quantitative analysis attempts to further refine/adjust the sale array using subjective 
(quantitative) adjustments, to demonstrate the logic used in the analysis. 

Price per SF Analysis - Quantitative Comparison 
The following number and percentage adjustments are applied to the improved sale comparables. 

Expenditures After Purchase 

Added or subtracted from the negotiated sale price of the comparables are any significant items of 
deferred maintenance, tenant credit, absorption costs, construction to be completed, etc. No additional 
deductions are applied. 

Property Rights Transferred 

The subject property is appraised on the basis of fee simple title conveyance from the seller to buyer. 
This bundle of rights does not have encumbering leases that restricts future occupancy. Conversely, 
the presence of an occupancy agreement enhances an income property’s marketability and future 
cash flow. Sale prices may be impacted by the specific property rights included in the transfer. Any 
significant differences in property rights transferred require adjustments. All of the sales involved 
transfer of typical fee simple or leased fee interests.  

Financing Terms 

The subject property is appraised on the basis of cash or equivalent received by the seller as the total 
sale consideration. Differences associated with seller-carried contracts, trades, sub-market financing, 
heavy leverage, or the like require adjustment to cash equivalency prior to direct comparison to the 
subject property. Again, no additional financing adjustments are appropriate. 
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Conditions of Sale 

Extraordinary buyer or seller motivations that impact the sale price or terms require adjustment to 
market conditions. Transactions of this sort may or may not reflect market value due to buyer or seller 
advantage. Only sales depicting what is believed to be market value transfers have been included in 
this analysis.  

Market Conditions 

Because the real estate market ebbs and flows in cycles, it is often appropriate to apply specific market 
conditions adjustments to account for quantifiable changes in prices/values. The most common such 
adjustment is applied on the basis of passage of time. Generally, the overall commercial real estate 
market has shown gradual and steady upward price trending in response to increasing construction 
costs, increasing land costs, higher lease rates, more affordable mortgage rates and the like.  

Utilization of paired sales analysis is often the most effective methodology for quantifying appropriate 
market conditions adjustments. Unfortunately, the number of closely similar sales and re-sales is low, 
and few commercial properties are similar enough to derive specific market support for general pricing 
increases. In this analysis, no paired sales were available for analysis.  

There is a lack of supportive empirical data that supports adjustments for market adjustments at this 
time. Market conditions have improved from the depreciation experienced between 2008 and 2010. 
The tertiary market of Willamina and Sheridan combined with limited industry demonstrates stable 
although limited growth. Due to the previously mentioned factors and the close proximity of closing 
dates to the date of value, a zero percent market conditions adjustment has been applied.  

Location 
 
The general proximity and market area of the subject property versus the improved sale properties is 
an important condition that may or may not require adjustment. Specific demographic trends, 
differences in development costs, supply/demand conditions, etc. vary from location to location. The 
sales analyzed are from the extended suburban submarket. Subjective adjustments were considered 
for varying submarkets. Only subtle adjustments were assigned to the variant sales where appropriate. 
 
Physical Characteristics 
 
Building or site size has an effect on market value when considering economies of scale, overall 
investment risk, typical buyer profiles, and future expansion or redevelopment options. The sale 
properties represent buildings in the 1,200-SF to 7,768-SF size range. Small size adjustments were 
considered. It is recognized that the subject property is at the lower-end of the building size array 
established by the sales analyzed. 
 
On a land-to-building ratio basis, the subject property is within the range. Based on the current building 
size, there is little expansion potential. Positive and negative adjustments have been assigned to the 
improved sales for differences in land to building ratios.  
 
The actual age, effective age and corresponding condition of the sale improvements vary when 
compared to the subject property. Subjective percentage adjustments were considered minus 5% to 
minus 35%. The subject property is estimated to possess an effective age of 30 years. 
  
Variations in construction materials and overall quality are also analyzed with the intent of adjusting the 
improved sales to the subject property’s materials and quality. Each of the improvements within the 
sale properties is generally Class C quality with a range of interior finishes from below average to above 
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average. The subject property’s building is positioned at the middle of the range for competing 
properties from a features, quality, and interior finish perspective.  
 
Specific functional features that vary from building to building include extent of parking, type of space 
(exposure versus non-exposure), and overall tenant size and appeal. All of the improved sale 
properties possess similar parking to the subject and most also have the same extent of land and 
building area. Adjustments for this difference were applied under prior heading. 
 
Economic attributes have been considered in this analysis. No adjustment was necessary. 

Conclusion 

The above-described quantitative and qualitative adjustments are summarized in the following table. 

  

The adjusted range is $18.83 to $49.69 per SF, with an average of $38.63 per SF. Adjustments were 
applied to the sale array due to dissimilarities in location, access/exposure, site and building size, 
materials/quality, land to building ratio and economics. Both the high and the low ends of the range are 
least indicative of prevailing market trends and valuation parameters. Based on the data analyzed, the 
subject property’s age, quality, income potential, and condition warrant a market value conclusion near 
the middle of the adjusted comparable range. An overall price per SF of $39.00 for the subject 
property is concluded. Applied to the rentable area (2,304-SF) equates to $89,856. On an overall price 
per SF basis, the improved sales suggest a market value of $90,000 (rounded). 

Improved Sales Sale 1 Sale 2 Sale 3 Sale 4 Sale 5 Subject

Address 22633 Highway 18 
(Business)

1210 West Main 
Street

511 East Main 
Street

145 North Olive 
Street

25740 Yamhill 
River Road

220 NW Main 
Street

City, ST Willamina, OR Sheridan, OR Willamina, OR Yamhill, OR Willamina, OR Willamina, OR
Sale Date 5/6/2015 6/24/2015 12/15/2014 5/3/2013 4/2/2015 As of 3/3/2017
Building GRA (SF) 7,584 7,768 1,500 1,900 1,200 2,304
L:B Ratio 11.60 3.59 12.78 6.63 37.03 4.84
Year Built 1948 Unknown 1900 1964 1935 1990s
Overall Price/SF $15.69 $27.03 $43.33 $84.21 $110.42

Property Rights 0.00% 0.00% 0.00% 0.00% 0.00% Fee Simple
Sale Terms 0.00% 0.00% 0.00% 0.00% 0.00% Cash equivalent
Conditions of Sale 0.00% 0.00% 0.00% 0.00% 0.00% Arms length
Market Conditions 0.00% 0.00% 0.00% 0.00% 0.00% 3/3/2017
Adj. Price per SF $15.69 $27.03 $43.33 $84.21 $110.42

Location
  Submarket 0.00% 0.00% 0.00% -5.00% 0.00% Willamina
  Access/Exposure 0.00% 0.00% 0.00% 0.00% -10.00% Average
Physical Features
  Size (Bldg. GRA) 30.00% 30.00% -3.00% 0.00% -5.00% 2,304
  L:B Ratio -5.00% 3.00% -5.00% -3.00% -20.00% 4.84 : 1
  Age/Condition -5.00% -5.00% 0.00% -35.00% -10.00% 1990s

  Materials/Quality 0.00% 0.00% 0.00% 0.00% 0.00%
Wood frame, 

metal clad 
pitched roof

  Functional Diffs. 0.00% 0.00% 5.00% 0.00% -10.00% Single-tenant
Economic Attributes
  Tenant Credit 0.00% 0.00% 0.00% 0.00% 0.00% Local
  Occupancy ATOS 0.00% 0.00% 0.00% 0.00% 0.00% Vacant
  Net Income per SF 0.00% 0.00% 0.00% 0.00% 0.00% Typical
Total Net Adjustments 20.00% 28.00% -3.00% -43.00% -55.00% Adj. Average
Adjusted Price per SF $18.83 $34.60 $42.03 $48.00 $49.69 $38.63

Preliminary Sale Adjustments

Individual Sale Adjustments
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Conclusion – Sales Comparison Approach 
A single indication of market value has been estimated by the Sales Comparison Approach for the 
main site and improvements. It is as follows: 

Overall Sale Price   -   $90,000
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RECONCILIATION & FINAL VALUE CONCLUSIONS 

Market Value Indications: 

Land Sales ($50,000 – main site/$22,000 Excess Site)  -   $72,000 

Cost Approach (TLs 13700 & 13800)      -   $90,000 

Sales Comparison Approach TLs 13700 & 13800   -   $90,000 

The following analysis summarizes the conclusions and explains the amount of weight applied to each 
value indication. 

Cost Approach 
Due to the condition of improvements and relative age of the existing improvements, buyers in the 
market would consider the Cost Approach an effective means of valuation. The estimation of land 
values and costs were supported in the market. Therefore, $90,000 indication of this approach is 
assigned equal weight in the final analysis for the main site.  

Income Capitalization Approach 
Annual gross potential income for the building was not projected due to condition and small building 
improvements. Lease of a building in a tertiary market is limited and appeals mostly to owner-users. In 
the final analysis, the Income Capitalization Approach is assigned no weight. A probable purchaser of 
the subject property is most likely an owner user or developer. 

Sales Comparison Approach 
The Sales Comparison or Market Approach analyzed recent sales of industrial and commercial 
properties throughout Willamina and the extended region. Overall price per SF was extracted from the 
improved sale comparables. From the overall price per SF perspective, the market value indication 
was $90,000, after multiple subjective adjustments were considered and applied to the sale array to 
demonstrate the logic of analysis. The subject property offers appeal mainly to local investors and 
owner-users, due to location, exposure and use. In the final analysis, the Sales Comparison Approach 
is given the equal weight for the main site. 

Land Sales were also analyzed to determine the value of the site. The sales indicated a well-supported 
value of $4.50 per square foot for the commercial site and $2.00 for the residential site. Due to the 
excess nature of the residential site area this conclusion was discounted at 50%.  

“As Is” Conclusion 
As previously noted the subject property is fenced and considered a single property, although there is 
excess site area that could be used in a separate manor. The excess site area was value at a 
discounted $22,000. Adding $22,000 to the improvement/main site conclusion of $90,000, yields a 
figure of $112,000. After investigating all the pertinent data regarding the subject property, in my 
opinion, the “As Is” market value of the subject property (site and improvements) in fee simple, 
estimated as of March 3, 2017, was (rounded): 

ONE HUNDRED TWELVE THOUSAND DOLLARS 

$112,000 
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APPRAISER CERTIFICATION - Jason K. Russell, MAI 

The undersigned does hereby certify that, except as otherwise noted in this report: 

1) The statements of fact contained in this report are true and correct. 

2) I have performed no services, as an appraiser or in any other capacity, regarding the property 
that is the subject of this report within the three-year period immediately preceding acceptance 
of this assignment. 

3) The reported analyses, opinions and conclusions are limited only by the reported assumptions 
and limiting conditions, and is my personal, impartial, unbiased professional analyses, opinions, 
and conclusions. 

4) I have no present or prospective interest in the property that is the subject of this report, and I 
have no personal interest or bias with respect to the parties or property involved. 

5) My engagement is not contingent on an action or event resulting from the analyses, opinions, or 
conclusions in, or the use of this report. 

6) My compensation was not conditioned upon the consultation producing a specific price or a price 
within a given range. Future employment is not dependent upon reporting a specified price. 
Neither employment nor compensation is dependent upon the approval of a loan application. 

7) My analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Code of Professional Ethics and the Standards of 
Professional Practice of the Appraisal Institute. 

8) The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives. 

9) As of the date of this report, I, Jason K. Russell, MAI, have completed the continuing education 
program for designated members of the Appraisal Institute. 

10) I have personally inspected the subject property. I have also inspected each of the sales 
comparables from the street.  

11) No significant professional assistance was provided beyond the signatories of this report.   

12) This report is prepared in conformance with the Uniform Standards of Professional Appraisal 
Practice ("USPAP") as promulgated by the Appraisal Standards Board of the Appraisal 
Foundation. 

I have acquired through study and practice the necessary knowledge and experience to complete 
this assignment competently. 
 
 

 

 
Jason K. Russell, MAI 

Oregon Appraiser Certification #C000932 
Expires: 3/31/2017 

 



JASON K.  RUSSELL,  MAI 
Certified General Appraiser 
 
Extensive experience includes appraisal of subdivision projects, land, agriculture-timber property, 
condominium developments, multi-family, industrial, general office, retail, mixed-use developments, 
diminution of value (DIV) and other complex real property assignments. 
 
Specialty Assignments have included: 

 Manufactured Home Parks 
 Man-Made Water Ski Facilities 
 Religious Facilities 

 Rural Retreats and Event Centers 
 Small Private Air Fields and Hangars 

 
CLIENTS  
Since beginning JKR Valuation in 2010, a variety of clients have been served including individuals, trusts, 
financial and legal institutions. An abbreviated list includes:  

 Bank of the Pacific 
 CenterPointe Bank 
 CinnabarSW (BNSF) 
 City of Dayton 
 City of Lafayette 
 City of Newport 
 Chehalem Parks and Recreation District 
 Edward Jones Trust Company 
 Elliott & Company Appraisers 
 Feibleman Case Attorneys, PC 
 Fidelity National Title Group 
 First Community Credit Union 
 First Federal 
 FT Valuation 

 Haugeberg, Rueter, Gowell, Fredricks & 
Higgins, PC 

 Henzel Law Offices 
 National Asset Management Group 
 Premier Community Bank 
 OnPoint Community Credit Union 
 Saucy and Saucy, PC 
 Service 1st Valuation and Settlement 

Services, Inc. 
 Unitus Community Credit Union 
 Washington Federal 
 Wells Fargo 
 Yamhill County Health and Human 

Services 
 

PROFESSIONAL LICENSES 
 State of Oregon Certified General Appraiser – No. C000932 – Exp. March 31, 2017 
 State of Washington Certified General Real Estate Appraiser – No. 1101913 – Exp. March 25, 2017 
 
PROFESSIONAL AFFILIATIONS 
 Member of the Appraisal Institute – No. 455106 
 Candidate Advisor Appraisal Institute 
 
REAL ESTATE APPRAISAL EXPERIENCE 
 Principal   JKR Valuation, P.C.  January 2010 – Present   
 Contract Appraiser  Zell & Associates Appraisers July 2012 – August 2015 
         May 2010 – August 2010 
 Contract Appraiser  Sage Valuation LLC  January 2010 – December 2012 
 Staff Appraiser   RSP & Associates LLC February 2005 – January 2010 
 Assistant Appraiser  Oleson R.E. Appraisers May 2004 – February 2005 
 
EDUCATION 
Oregon State University – 1997 
 Bachelor of Science in Business, Communications minor 
 



 
 
 
Real estate courses, exams and seminars sponsored by the Appraisal Institute: 
 Small Hotel/Motel Valuation 3/17 
 Uniform Standards of Professional Practice (USPAP) 7 hours 2/17 
 Analyzing Operating Expenses 11/16 
 Mysteries and Misconceptions – USPAP, Regulation and AMC’s Seminar 5/16 
 Oregon Economic and Regulatory Seminar 1/16 
 Supervisor Appraiser Training Course 3/15 
 Uniform Standards of Professional Practice (USPAP) 7 hours 2/15 
 Vineyard-Winery Valuation Seminar 5/14 
 Interpreting Real Estate Trends in a Turbulent Market Seminar 3/14 
 FDIC Appraisal Requirements, Pitfalls and Issues Seminar 5/13 
 Evaluating Commercial Construction 4/13 
 Uniform Standards of Professional Practice (USPAP) 7 hours 1/13 
 Online Eminent Domain and Condemnation 6/12 
 Litigation Appraising: Specialized Topics and Applications 9/11 
      Uniform Standards of Professional Practice (USPAP) 7 hours 1/11 
 General Appraiser Report Writing and Case Studies 6/10 
 Course 550 Advanced Applications 5/10 
 Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) 4/10 
 Course 520, Advanced Sales Comparison and Cost Approaches 4/09 
 Uniform Standards of Professional Practice (USPAP) 7 hours 3/09 
 Course 400G, General Market Analysis and Highest and Best Use 4/08 
 Business Practices and Ethics  3/08 
 Uniform Standards of Professional Practice (USPAP) 15 hours 6/07 
 Course 300GR, Real Estate Finance Statistics and Valuation Modeling 5/07 
 Course 510, Advanced Income Capitalization  5/07 
 Course 320, General Applications  4/07 
 Course 310, Basic Income Capitalization  9/06 
 Subdivision Analysis  6/05 
 
Real estate course, exams and seminars sponsored by the American College of Real Estate Appraisal 
 Basic Appraisal Principles and Practices  7/03 
 Residential Case Studies  8/03 
  
Oregon State University related courses: 
 Financial Accounting     Quantitative Business Methods 
 Managerial Accounting    Operations Management 
 Finance for Business     Business Law 
 Strategic Management and Business Policy  Reasoning and Writing 
 Writing in Business 
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Property Detail Report
For Property Located At :
NW MAIN ST, WILLAMINA, OR 97396

Owner Information        
Owner Name: WILLAMINA CITY OF
Mailing Address: PO BOX 629, WILLAMINA OR 97396-0629 B006
Vesting Codes: / /

Location Information
Legal Description: .49 ACRES IN SEC 01 T6S R7W
County: YAMHILL, OR APN: 238941
Census Tract / Block: 305.02 / Alternate APN: R6701AC 13900
Township-Range-Sect: 6S-7W-01 Subdivision:
Legal Book/Page: Map Reference: / 6S-7W-01-NE-SW
Legal Lot: Tract #:
Legal Block: School District: 30.0
Market Area: School District Name:
Neighbor Code: WIL4 Munic/Township: S.D. 30J- WILLAMINA

Owner Transfer Information
Recording/Sale Date: / Deed Type:
Sale Price: 1st Mtg Document #:
Document #:

Last Market Sale Information
Recording/Sale Date: 02/03/1997 / 1st Mtg Amount/Type: /
Sale Price:   1st Mtg Int. Rate/Type:  /
Sale Type: 1st Mtg Document #:
Document #: 1667 2nd Mtg Amount/Type: /
Deed Type: WARRANTY DEED 2nd Mtg Int. Rate/Type: /
Transfer Document #: Price Per SqFt:
New Construction: Multi/Split Sale:
Title Company: NORTHWEST TITLE CO.
Lender:
Seller Name: FROWNFELTER AUGIE

Prior Sale Information
Prior Rec/Sale Date: 11/29/1995 / Prior Lender:
Prior Sale Price: $33,000 Prior 1st Mtg Amt/Type: /
Prior Doc Number: 16139 Prior 1st Mtg Rate/Type: /
Prior Deed Type: WARRANTY DEED

Property Characteristics
Year Built / Eff: / Total Rooms/Offices Garage Area:
Gross Area: Total Restrooms: Garage Capacity:
Building Area: Roof Type: Parking Spaces:
Tot Adj Area: Roof Material: Heat Type:
Above Grade: Construction: Air Cond:
# of Stories: Foundation: Pool:
Other Improvements: Building Permit Exterior wall: Quality:
    Basement Area: Condition:
 

Site Information
Zoning: Acres: 0.49 County Use: CITY/IMPROVED (941)
Lot Area: 21,344 Lot Width/Depth: x State Use: CITY/IMPROVED (941)
Land Use: MUNICIPAL

PROPERTY
Commercial Units: Water Type:

Site Influence: Sewer Type: Building Class:
Tax Information

Total Value: $29,754 Assessed Year: 2016 Property Tax:
Land Value: $29,318 Improved %: 1% Tax Area: 30.0
Improvement Value: $436 Tax Year: Tax Exemption: 140
Total Taxable Value: $20,998
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Property Detail Report
For Property Located At :
, WILLAMINA, OR 97396

Owner Information        
Owner Name: WILLAMINA CITY OF
Mailing Address:
Vesting Codes: / /

Location Information
Legal Description: WILLAMINA, TOWN OF = .18 ACRES 75' X 105' W OF BL 1
County: YAMHILL, OR APN: 238763
Census Tract / Block: 305.02 / Alternate APN: R6701AC 13800
Township-Range-Sect: 6S-7W-01 Subdivision: WILLAMINA
Legal Book/Page: Map Reference: / 6S-7W-01-NE-SW
Legal Lot: Tract #:
Legal Block: 1 School District: 30.0
Market Area: School District Name:
Neighbor Code: WIL4 Munic/Township: S.D. 30J- WILLAMINA

Owner Transfer Information
Recording/Sale Date: / Deed Type:
Sale Price: 1st Mtg Document #:
Document #:

Last Market Sale Information
Recording/Sale Date: / 01/01/1957 1st Mtg Amount/Type: /
Sale Price:   1st Mtg Int. Rate/Type:  /
Sale Type: 1st Mtg Document #:
Document #: 184-286 2nd Mtg Amount/Type: /
Deed Type: DEED (REG) 2nd Mtg Int. Rate/Type: /
Transfer Document #: Price Per SqFt:
New Construction: Multi/Split Sale:
Title Company:
Lender:
Seller Name: WILLAMINA CITY

Prior Sale Information
Prior Rec/Sale Date: / Prior Lender:
Prior Sale Price: Prior 1st Mtg Amt/Type: /
Prior Doc Number: Prior 1st Mtg Rate/Type: /
Prior Deed Type:

Property Characteristics
Year Built / Eff: / Total Rooms/Offices Garage Area:
Gross Area: Total Restrooms: Garage Capacity:
Building Area: Roof Type: Parking Spaces:
Tot Adj Area: Roof Material: Heat Type:
Above Grade: Construction: Air Cond:
# of Stories: Foundation: Pool:
Other Improvements: Building Permit Exterior wall: Quality:
    Basement Area: Condition:
 

Site Information
Zoning: Acres: 0.18 County Use: CITY/IMPROVED (941)
Lot Area: 7,841 Lot Width/Depth: 75 x 105 State Use: CITY/IMPROVED (941)
Land Use: MUNICIPAL

PROPERTY
Commercial Units: Water Type:

Site Influence: Sewer Type: Building Class:
Tax Information

Total Value: Assessed Year: Property Tax:
Land Value: Improved %: Tax Area: 30.0
Improvement Value: Tax Year: Tax Exemption: 140
Total Taxable Value:
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Property Detail Report
For Property Located At :
220 NW MAIN ST, WILLAMINA, OR 97396-2401

Owner Information        
Owner Name: WILLAMINA CITY OF
Mailing Address: PO BOX 629, WILLAMINA OR 97396-0629 B006
Vesting Codes: / /

Location Information
Legal Description: 003300 SQ FT IN SEC 01 T6S R7W
County: YAMHILL, OR APN: 238754
Census Tract / Block: 305.02 / 2 Alternate APN: R6701AC 13700
Township-Range-Sect: 6S-7W-01 Subdivision:
Legal Book/Page: Map Reference: / 6S-7W-01-NE-SW
Legal Lot: Tract #:
Legal Block: School District: 30.0
Market Area: School District Name:
Neighbor Code: F004 Munic/Township: S.D. 30J- WILLAMINA

Owner Transfer Information
Recording/Sale Date: / Deed Type:
Sale Price: 1st Mtg Document #:
Document #:

Last Market Sale Information
Recording/Sale Date: 02/03/1997 / 1st Mtg Amount/Type: /
Sale Price:   1st Mtg Int. Rate/Type:  /
Sale Type: 1st Mtg Document #:
Document #: 1668 2nd Mtg Amount/Type: /
Deed Type: WARRANTY DEED 2nd Mtg Int. Rate/Type: /
Transfer Document #: Price Per SqFt:
New Construction: Multi/Split Sale:
Title Company:
Lender:
Seller Name: WILLAMINA CITY OF

Prior Sale Information
Prior Rec/Sale Date: 02/12/1992 / 02/12/1992 Prior Lender:
Prior Sale Price: $26,000 Prior 1st Mtg Amt/Type: /
Prior Doc Number: 1569 Prior 1st Mtg Rate/Type: /
Prior Deed Type: WARRANTY DEED

Property Characteristics
Year Built / Eff: / Total Rooms/Offices Garage Area:
Gross Area: Total Restrooms: Garage Capacity:
Building Area: Roof Type: Parking Spaces:
Tot Adj Area: Roof Material: Heat Type:
Above Grade: Construction: Air Cond:
# of Stories: Foundation: Pool:
Other Improvements: Building Permit Exterior wall: Quality:
    Basement Area: Condition:
 

Site Information
Zoning: Acres: 0.08 County Use: CITY/IMPROVED (941)
Lot Area: 3,300 Lot Width/Depth: x State Use: CITY/IMPROVED (941)
Land Use: MUNICIPAL

PROPERTY
Commercial Units: Water Type:

Site Influence: Sewer Type: Building Class:
Tax Information

Total Value: $32,162 Assessed Year: 2016 Property Tax:
Land Value: $23,400 Improved %: 27% Tax Area: 30.0
Improvement Value: $8,762 Tax Year: Tax Exemption: 140
Total Taxable Value: $32,162
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City Of Willamina 

 

REQUEST FOR EXPRESSION OF INTEREST (REOI) 

THE SALE OR LEASE 

OF THE 
OLD CITY SHOPS TAX LOT 13900 4252  

250 NW MAIN ST., WILLAMINA, OREGON 97396 and 

330 NW MAIN ST., WILLAMINA, Oregon 97396 

 
Issue Date: November 15, 2016 

Submission Deadline: December 31, 2016 

Request To: All Persons that have interest to lease or purchase 

commercial property 
 

INTEREST OF SALE OR USE OF THE OLD CITY SHOPS BUILDING 

   

RFI Contact Name: City Manager, Bob Sivick 

Contact Address: 411 NE "C" Street 

Telephone Number: 503-876-2242 

Email Address: sivickr@ci.willamina.or.us 

 

Introduction: 
 

The City Of Willamina invites and welcomes letters of interest on the 
sale or use of the Old City of Willamina Maintenance Shop.  The 
information will be collected and reviewed by City Council to determine 
the future use of the vacant building owned by the city. Note the land 
covers 2 Tax Lots. 
 
Building Address and Zoning: Two tax lots, Map R6701AC, LOT 

#13900 .49 acres SEC 01 T6S R7W (250 NW Main Street) zoned C-1, 

and Map R6701AC 13800 (330 NW Main Street) zoned R-3. 
 

For questions or information regarding Letter of Interest, contact: 
  
Name: Debbie Bernard, Email:  bernardd@ci.willamina.or.us 

Title: City Recorder 

Phone: 503-876-2242, Fax 503-876-1121 
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Building location: 

The Building is located at the west end of Main Street, behind Coyote Joes 

Restaurant. The property has a metal shop building with an office and bathroom.  

The inside of the building is one open area. The Shop is 75’ x 30’. The Building sits 

on a land measuring a total square feet of: 

100 x 75 = 7,500 ft. land (separate tax lot) 

165 x 115 = 18,975 ft. land (separate tax lot) 

Background: 

The City last occupied the Old City Maintenance shops in 2009. Currently the property is used for 
storage.  The City has no plans to make use of the property. The City is seeking new idea plans for the 
use of the building and lot. 

250 NW Main Street, Willamina, OR 97396 and 330 NW Main Street, Willamina:   

 

  
 

 

 

 

 
 

 

 

 

 
 

 

 

 

 

If you are interested in leasing or purchasing this property 

address your letter of interest to: 

  Bob Sivick, City Manager  

Re: (REOI) for Old City Shops 

411 NE “C” Street, Willamina, OR 97396 
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PREAMBLE 
 

THIS AGREEMENT is entered into as of the execution of this agreement by and 
between the City of Willamina Oregon, hereinafter referred to as the "City" and 
OREGON &SOUTHERN IDAHO DISTRICT COUNCILOF LABORERS, 
LABORERS INTERNATIONAL UNION OF NORTH AMERICA, AND LOCAL #320 
LABORERS, of the LABORERS INTERNATIONAL UNION OF NORTH AMERICA, 
AFL-CIO, hereinafter collectively referred to as the "Union." 

 
The purpose of this Agreement is to set forth the full and complete Agreement between 
the parties on those matters pertaining to rate of pay, hours of work, fringe benefits and 
other conditions of employment. 

 
 

SCOPE OF AGREEMENT 
 

This Agreement shall apply to all employees of the City of Willamina, excluding short 
term/temporary employees, Supervisory and Confidential employees as defined by ORS 
243.650 and any additional exempt positions created by the City. 
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ARTICLE I - REGOGNITION 
 

The City recognizes the Union as the sole exclusive bargaining agent as certified by the 
Employment Relations Board for the purpose of establishing salaries, wages, hours of 
work and other conditions of employment for all employees of the City of Willamina 
excluding,-Supervisory and Confidential, and temporary employees (less than I 040 hours 
per year) employees as defined by ORS 243.650 and any additional exempt positions 
created by the City. 

 
 

ARTICLE II UNION SECURITY, FAIR SHARE 
CHECKOFF 

 
SECTION 1. Membership or non-membership in the Union shall be the individual 
choice of employees covered by this Agreement However, any employee who chooses 
not to belong to the Union shall make payment in lieu of dues to the Union. Such 
payment shall be equal to and in no event exceed periodic Union dues unifonnly 
required. Should such "fair share" be declared unlawful under Oregon law by a court of 
competent jurisdiction, the preceding sentences shall be inoperative. It is recognized that 
employees covered by this may be required in the line of duty to perfonn duties growing 
out of or connected with labor disputes which may arise within the City. The Union 
agrees that no disciplinary or other action will be taken by the Union against employees 
covered by this Agreement by reason of any such action or conduct in the line of duty. 

 
SECTION 2. The City agrees to deduct from the paychecks of each employee who has 
so authorized it the regular initiation fee (for new employees) and the regular monthly 
dues unifonnly required of members of the Union or monthly "payment in lieu of dues," 
as the case may be. The amounts deducted shall be transmitted monthly to the Union on 
behalf of the employees involved. Authorization for such deduction shall be in writing, 
signed by employees on fonns furnished by the Union. The perfonnance of this service is 
at no cost to the Union. The Union agrees to hold the City harmless against any and all 
claims, suits, and orders ofjudgments brought against the City as a result of the provision 
for dues deduction and fair share deductions. While the City will not be held liable for 
deduction errors, it will make proper adjustments with the Union for errors within 30  
days of discovery of the error. In order for both parties to have adequate infonnation on 
dues deduction, an updated list of names of all employees in the bargaining unit will be 
delivered to the Union along with the monthly transmittal of the deductions. The Union 
agrees to refund to the City any deductions and dues paid to it in error within 30 days of 
discovery of the error. Such refunded money shall then be returned to the employee(s) as 
appropriate. The City agrees to provide to the Union the names of new employees within 
30 days of the first day of employment of each new employee represented by this 
Agreement. 

 
SECTION 3. Any employee who objects to membership in the Union on the basis of 
religious tenets or teachings of a religious body of which such employee is a member 



 

 

shall inform the City and the Union of the objection. The employee shall establish with 
the Union an arrangement for the distribution of any amount of money equivalent to 
periodic Union dues uniformly required to a mutually acceptable charitable organization. 

 
SECTION 4. All employees covered by this Agreement shall within thirty (30) days of 
employment either (I ) become a member of the Union, (2) tender to the Union his/her 
fair share payment in lieu of dues and the initiation fees, or (3) come to agreement with 
the Union on payment to a charitable organization based upon the religious grounds 
described in Section 3. 

 
The Union assumes responsibility for the repayment of moneys found to be illegally 
deducted by the City under this Article. 

 
SECTION 5. Employees selected by the Union to act as Union representatives shall be 
known as stewards. There shall be a limit of one (1) within the Bargaining unit. The 
names of the employees selected as stewards and the names of other Union 
representatives who may represent employees shall be certified in writing to the City by 
the Local Union. Stewards may process grievances during working hours, provided that 
activities are limited to one (1) hour per working day and essential services are not 
interrupted.  Stewards should report to their supervisors prior to these activities. 

 
SECTION 6. Bulletin Boards. The City agrees to furnish and maintain suitable space on 
specified bulletin boards in work areas to be used by the Union. The Union shall limit its 
postings of notices and bulletins to such spaces on the City bulletins boards. The City 
may limit their privilege when in itsjudgment such postings reflect discredit upon the 
City or its agents. 

 
 

SECTION 7. Visits by Union Representative. The City agrees that the accredited 
representatives of the Laborers International Union of North America, Oregon Southern 
Idaho and Wyoming District Council of Laborers and Laborers Local #737 may have 
access, during working hours, to the work sites of the members of the bargaining unit. 
The Union agrees that such on-site visits by the Union representative shall cause no 
disruption of work activities. The Union agrees that the City may place restrictions on 
such Union visits if, in the City's judgment, work activities are disrupted. The Union will 
furnish to the City at the time of Agreement ratification the names and business addresses 
of all Union representatives who may have cause to exercise the provisions of this 
Section. 
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ARTICLE ill- MANAGEMENT RIGHTS 
 

It is recognized that an area of responsibility not specifically dealt with in this 
Agreement must be reserved to the City if government is to serve the public 
effectively. Except to the extent expressly abridged by specific provision of this 
agreement it is recognized that the responsibilities of the management are exclusively 
functions to be exercised by the City, including, but not limited to, the following listed 
management functions: 

 
I. The determination of the services to be rendered to the citizens of the City's 

service area. 
2. The determination of financial, budgetary, accounting and organization 

policies and procedures. 
3. The continuous overseeing of personnel policies, procedures and programs 

promulgated under any ordinance or administrative order of the City establishing 
personnel rules and regulations not inconsistent with any other term of this 
Agreement. 

4. The management and direction of the workforce including the right to determine 
the methods, processes and manner of performing work; the establishment of the 
positions and the determinations of the proper classification; the determination of 
the duties and qualifications to be assigned or required and the determination of 
job classifications; the right to hire, promote, demote, transfer and retain 
employees; the right to discipline; the right to lay off; the right to abolish 
positions or reorganize departments or divisions; the right to determine schedules 
of work; the right to purchase, dispose and assign equipment or supplies; and the 
right to contract or subcontract any work. However, in the event the City decides 
to contract out work which would significantly deviate from past practice, the 
City will notify the Union and offer the Union the opportunity to discuss effective 
means to minimize the impact of such action on bargaining unit members before 
implementation. This in no way shall preclude the use of temporary or part time 
workers. 

 
This article shall not preclude the Union and the City from either meeting during the 
period of the contract at the request of either party to discuss procedures for avoiding 
grievances and other problems and/or generally improving relations between the parties, 
or negotiating on any other matter during the negotiations of a successor contract hereto. 
Each party shall advise the other at least seven (7) working days prior to such meeting as 
to the subject matter to be discussed. 

 
The exercise of these management rights, except where modified by specific provisions 
of this Agreement or by law, are not subject to negotiations during the term of this 
Agreement. 
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ARTICLE IV - STRIKES AND LOCKOUTS 
 

SECTION 1. The Union and its members, as individuals or as a group, will not initiate, 
cause, permit or participate or join any strike, work stoppage, or slowdown, picketing, or 
any other restriction of work at any location in the city. Employees in the bargaining unit, 
while acting in the course of their employment, shall not honor any picket line 
established in the city by the Union or any other labor organization when called upon to 
cross such picket line in the line of duty. Disciplinary action, including discharge, may be 
taken by the City against any employee or employees engaged in a violation of this 
Article.  Such disciplinary action may be undertaken selectively at the option of the City 
and shall not preclude or restrict recourse to any other remedies including an action for 
damages, which may be available to the City 

 
SECTION 2. In the event of a strike, work stoppage, slowdown, picketing, observance 
of a picket line or other individual choice or collective employee conduct, the Union will 
immediately, upon notification, attempt to secure an immediate and orderly return to 
work. This obligation and the obligations set forth in Section 1 above shall not be 
affected or limited by the subject matter involved in the dispute giving rise to the 
stoppage or by whether such subject matter is or is not subject to the grievance procedure 
of the Agreement. 

 
SECTION 3.There will be no lockout of employees in the unit by the City as a 
consequence of any dispute covered by the terms of this Agreement arising during the 
period of the Agreement. 

 
 

ARTICLE V - HOLIDAYS 
 

SECTION 1. All employees in a regular full time position shall be entitled to the 
following holidays: New Year's Day, Martin Luther King Day, Presidents' Day, 
Memorial Day, Fourth of July, Labor Day, Thanksgiving Day, the day after 
Thanksgiving, Christmas Day, and two personal days. 

 
A holiday is an accrual of 8 hours. 

Personal Days - Regular Employees - All regular full-time employees shall be granted 16 
hours per calendar year of time off with pay for personal leave. Such personal leave may 
be taken at the discretion of the employee, subject to the advanced approval by the 
respective Department Supervisor. These personal days will be accrued on the January 
time sheet.  When they are used, the employee's time sheet should be marked accordingly 
so that proper accounting for personal time due may be maintained. Employees 
commencing work during the calendar year will have their personal time off pro-rated 
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accordingly. Personal days must be taken in the calendar year accrued or shall be 
forfeited. 

 
Part time employees accrue holiday leave on a prorated basis based on budgeted FTE. 

 
 

ARTICLE VI -VACATIONS 
 

Section 6.1-Eligibility: All regular full-time employees are eligible for vacation time. 
Regular employees shall accrue vacation time on a monthly basis. After six (6) months of 
employment, a continuing employee is eligible to take accrued vacation leave. 

 
 

Section 6.2 Accrual: The amount of vacation time an employee is entitled to earn 
depends upon the employee's length of service with the City. Except when the City 
determines that use of vacation is inappropriate, an employee shall use at least forty (40) 
hours of vacation leave each calendar year. Vacation leave shall accrue per month as 
follows: 

 
• 8.00 hours commencing at hire through the 60th month. (I to 5 years) 
• 10.00 hours commencing with the 6lst month through the 120th month. (6 to 10 years) 
• Years 11 to 20 an additional 8 hours per year to a maximum of 200 hours per year. 
• Part time employees shall accrue vacation leave on a prorated basis. 

 
Section 6.3-Maximum Carry-over: The maximum number of hours of vacation an 
employee may carry over from year to year is one (1) year's accrual unless approved by 
the City 

 
Section 6.4-Effect of Holiday: When an authorized legal holiday occurs during the 
vacation period, such day shall be observed as a holiday and not be deducted from earned 
vacation leave. 

 
Section 6.5 -Vacation Scheduling: Vacations may be taken any time during the calendar 
year with advance approval and based on City needs. A maximum of two (2) weeks at a 
time can be taken. Longer vacations must be approved by the City. For vacation leave 
greater than three (3) days, employees must provide the City with two (2) weeks written 
notice of their intention to take vacation leave. Requests for vacation leave ofless than 
three (3) days will be granted on the basis for each day requested. Vacations may be  
taken in increments of daily or weekly. All requests for vacation must be in writing and 
approved by the City. 

 
 
 

ARTICLE VII -HOURS OF WORK 
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Article VII is intended as a basis for recognizing overtime, and shall not be construed as a guarantee of 
hours of work per day or per week. 

 
SECTION 1.WORKWEEK. The work week, to the extent consistent with operating requirements of the 
divisions within the city and covered by this agreement and recognizing the necessity for continuous 
service by such division throughout the work week, shall consist of four (4) consecutive ten (10) hour 
days or five (5) consecutive eight 
(8) hour days, as scheduled by the City. Employees engaged in continuous operations are defined as 
being any employee or group of employees engaged in an operation for which there is regularly scheduled 
work for seven (7) days a week. Every reasonable effort will be made by the City to provide five (5) eight 
(8) hour days of work and two (2) consecutive days off for employees involved in continuous service 
operations or shift work consistent with programming shifts and for rotation of personnel as their regular 
workweek. 

 
SECTION 2. HOURS. The regular hours of work each day shall be consecutive, except for 
interruptions for authorized rest period and meals. All time worked in excess of forty (40) hours in a 
work week shall be compensated for at the applicable overtime rate as specified in this 
Agreement.  However, with the approval of management, in the event of an emergency that 
requires an employee or employees to work more than sixteen (16) consecutive hours, all hours 
worked over sixteen (16) shall be paid at double (2X) the regular rate.  In addition, after an 
employee has worked sixteen or more hours, they will be given a full eight (8) hours off to 
recuperate.  To the extent the time off occurs during their normally scheduled shift, they will be 
paid at their straight time rate for all such time.   

 
SECTION 2A. HOURS WORKED DEFINED: The following shall be regarded as hours worked for 
the purpose of computing overtime for employees. 

 
1. Time on the job 
2. Time participating in activities, training, briefing, meetings, or other conferences if so directed by the 
City 
3. Travel time when it constitutes "hours worked" under the FLSA. 
4. Authorized use of compensatory time 

 
Paid leaves, such as vacation, sick and holiday, and standby and overtime hours for weekend duties do 
not count as hours worked for the purposes of overtime compensation. 

 
SECTION 3.WORK SCHEDULES. All employees shall be scheduled to work on a regular shift, and 
each shift shall have regular starting and quitting times. Work schedules showing the employee's shifts, 
work days and hours shall be posted in the departments. Except for emergency situations, as determined 
by the City and during the duration of the emergency, work schedules for any work shift shall not be 
changed unless the changes  are posted forty-eight hours prior to the effective date of the change. 

 
SECTION 4. REST PERIODS.Employees shall be granted a rest period for each half- shift he or she 
works. Rest periods shall be scheduled by the City in accordance with operating requirements and each 
employee's assigned duties. Rest periods shall be taken at the job site at which work is being performed 
or at a City facility as prescribed by BOLI. 
 
SECTION 5. MEAL PERIODS. All employees shall be granted a meal period during each work shift. 
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Meal periods shall not be paid but shall be in addition to the eight (8) or ten (1 0) hours of service 
comprising the workday. A meal period shall consist of one-half (112) or one (1) hour as determined by 
the City.  Meal periods shall normally be scheduled at noon; however, if the job requires the employee 
to work during his/her normal lunch hour, he/she shall be given an opportunity to reschedule the lunch 
period at an earlier or later time. A meal period includes personal clean up and eating time. Consistent 
with department work rules, it may be taken at a location of the employee's choice, providing that the 
total time away from the job does not exceed the time allowed. 

 
SECTION 6. CLEAN-UP TIME. Paid time shall be used for personal clean up at the discretion of the 
appropriate supervisor where unsanitary conditions may have been encountered during the employee's 
workday. Clean up shall take place at the City facility. 

 
 

ARTICLE VIII - SICK LEAVE 
 

SECTION 1.USE OF SICK LEAVE. Sick leave shall be granted for the following reasons: 
1. Personal illness or physical incapacity resulting from causes beyond the employee's control. 
2. Illness of an immediate family member as defined by the City. 
3. Approved parental leave at the birth of a child, the adoption of a child or the placement of a foster child as 

provide by FMLA/OFLA. 
4. Enforced quarantine of the employee in accordance with community health regulations. 
5. Doctor and dental appointments, which shall be arranged through the Department Head 
in advance. 

 
NOTIFICATION: An employee on sick leave shall inform his/her immediate supervisor by phone or 
email as promptly and as reasonably possible of the fact and the reason for such absence.  Failure to do so 
may be cause for disciplinary action and/or denial of sick leave with pay for the period of absence. 

 
AMOUNT.  Absence for a fraction or part of a day for any medical reason shall be charged to sick leave 
for not less than one hour.  Holidays and other normal days off during the week shall not be charged 
against sick leave. Sick leave with pay in excess of three consecutive working days for reasons of 
personal illness or physical incapacity shall be granted only after presentation of a written statement by a 
licensed physician 
certifying that the employee's condition prevented him/her from performing the duties of his/her position 

 
An employee who resigns his/her position or is discharged forfeits any accrued sick leave. Under no 
circumstance shall any employee who resigns or is discharged before retirement age be paid for accrued 
sick leave. 

 

INCENTIVE. After twenty-four (24) months of employment, should an employee not use any sick leave 
for a twelve (12) month period, using employee's anniversary date, the employee shall receive one (1) 
additional vacation day the following year. 

 
PERS ACCURAL: Upon retirement or resignation of employees qualified under the Public Employee's 
Retirement System unused accumulated sick leave will be credited to the Public Employee's Retirement 
benefits as provided and in accordance with ORS 
238.350 as administered by PERS. 
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SICK LEAVE/ACCRUAL: Sick leave with pay for full-time employees shall accrue at the rate of one 
working day of leave (8 hours) for each full calendar month of the employee's service. Regular part-
time employees shall accrue a prorated amount of sick leave. Employees who are granted a leave of 
absence with pay for any purpose shall continue to accrue sick leave at the regular prescribed rate. All 
sick leaves will accrue at the above rate,   Sick leave may be accumulated to a maximum cap of 1040 
hours.  Sick leave pay will not be allowed for disabilities resulting from employment other than with the 
City. 

 
BEREAVEMENT LEAVE: All employees in the bargaining unit will be entitled to three (3) days of 
paid bereavement leave per calendar year for a death in the immediate family. For the purpose of this 
section the immediate family shall be defined as prescribed by the City. 

 
When an injury occurs in the course of employment, the City's obligation to pay under this Sick Leave 
Article is limited to the regularly scheduled work hours that fall within the first three (3) calendar days of 
an illness or injury, including the day of illness or injury, provided the total duration of such disability is 
less than fourteen (14) calendar days. If an employee is disabled due to an on-the-job injury, the City 
shall continue to make contributions towards the insurance benefits (Medical, Dental, and Vision) as if 
the employee were working, for the first ninety (90) days of such disability 

 
SICK LEAVE FOR MATERNITY PURPOSES. Sick leave is allowed  for pregnancy, childbirth or 
related conditions , placement of an adopted child or foster child in accordance with the Family Medical 
Leave Act (FMLA) or the Oregon Family Leave Act (OFLA). 

 
REQUIRED COURT APPEARANCE. Leave of absence with pay shall be granted for attendance in 
any court in connection with an employee's officially assigned duties, provided that the requirement to 
appear in court is a result of a subpoena filed on behalf of the City. The period of such authorized 
absence shall include the time required for 
travel to the court and return to employee's work site or the City of Willamina, whichever is appropriate. 

 
MILITARY LEAVE WITH PAY. A full-time employee who has completed his/her required period of 
probation and who is a member of the Oregon National Guard or of any reserve component of the 
Armed Forces of the United States is entitled to a leave of absence with pay from his duties for a period 
not exceeding 15 days in any single calendar year. Such leave shall be granted without loss of pay and 
without impairments of other benefits to which he is entitled and except that such leave shall not be 
construed as official City business. Military leave with pay may be granted only when an employee 
receives bona fide military orders to active duty for a temporary period. A copy of the appropriate 
military orders must be furnished to the City when the employee receives same in order for the City to 
make whatever shift scheduling will be required during the affected employee's absence. An employee 
on military leave with pay shall not be paid for such leave by the City unless the employee returns to his 
position with the City immediately following expiration of the period for which he was ordered to 
temporary duty. Leave with pay shall not be granted to employees entering the military service for 
extended and indefinite periods of active duty. 

 
 

ARTICLE IX -UNPAID LEAVES OF ABSENCE 
 

A regular employee may be granted a leave of absence without pay up to thirty (30) days when, in the 
judgment of the City, the work of the department will not create an undue burden.  Requests for such 
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leave must be in writing and establish reasonable justification for the leave and the beginning and ending 
time of the leave. An employee's position will be held open until the ending time approved in the leave 
request after which 
reinstatement is dependent upon the availability of the position's vacancy for which the returning 
employee is qualified. 

 
FAILURE TO RETURN FROM LEAVE:  Any employee, who is granted a leave of absence and 
who, for any reason, fails to return to work at the expiration of said leave of absence shall be considered 
as having resigned his/her position with the City, and his/her position shall be declared vacated except 
and unless the employee, prior to the expiration of his/her leave of absence, has furnished evidence that 
he/she is unable to work by reason of illness, physical disability or other legitimate reason beyond 
his/her control. 

 
 

ARTICLE X -COMPENSATION 
 

SECTION 1. Employees shall be paid according to the salary scale provided herein in Appendix A. 
 

Effective July 1, 2017, the salary scale will be increased by 2 ½% across the board. Effective July 1, 

2018, the salary scale will be increased by 2 ½% across the board. 

Effective July 1, 2019, the salary scale will the salary scale will be increased by 2 ½% across the board. 
 

 
 

SECTION 2. Employees shall be reimbursed for non-voluntary official use of an employee's personal 
automobile at the current IRS rate.  Mileage reimbursements do not apply to commutes to and from work 
regardless of hours worked.  Written request for reimbursement shall be provided by the employee to the 
City prior to the use of the employee's personal automobile. 

 
SECTION 3.Payday shall be on Wednesday of every other week.  The pay period shall start on 
Monday and go through midnight on Sunday of the following week and shall be subject to applicable 
state and federal payroll deductions. 

 
SECTION 4. CALL BACK TIME. Employees called back to work shall receive overtime pay for the 
work for which they are called back to perform, and if called back, they shall be credited with not less 
than two (2) hours in any event at the overtime rate. This Section 4 applies only when call back results in 
hours worked which are not annexed consecutively to the one end of the work shift or workday.  Call 
backs in the same two-hour period will be considered as one. 
 
SECTION 4A.  Work Annexed Definition.  Work shall be considered annexed to one end of the work 
shift or workday if the employee was originally scheduled to work within one hour of the time the event 
occurs.  Therefore, if an employee is scheduled from 8 am to 5 pm and the event occurs at 7:45 am or 5:45 
pm, the employee will be paid overtime for the time worked, together with travel time to and from work, 
if they have worked  more than 40 hours in the workweek.  

 
SECTION 5.SCHEDULED "ON-CALL"/STANDBY TIME. Any employee assigned by his 
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supervisor to be on a schedule of standby time, normally over a weekend, and who is required to be able 
to report to work within thirty (30) minutes, or at the discretion of the City, of being called to work shall 
be compensated at the rate of one hour at his regular rate of pay for every consecutive four (4) hours of 
standby status. Employees on a standby schedule shall not consume alcohol or other impairing 
substances during this period because they are required to drive in the event of responding to a work call. 
The City has a zero tolerance policy on consumption of intoxicants or impairment for driving. 
Scheduled standby means that the employee will be required to respond to "pager" calls for work 
situations requiring the assigned employee's immediate attention. The employee will normally fulfill these 
responsibilities on a schedule worked out with his/her supervisor. An employee on standby will be 
required to respond without callback pay set forth in Section 4 above.  An employee on standby will be 
required to work the first hour of each four hour period without additional compensation. If the employee 
on scheduled standby status finds that an  emergency situation exists, one that results in either his working 
on a particular task or tasks for more than one complete hour in any four hour period or the calling out of 
a crew of employees to perform emergency repair/maintenance work, then the employee shall receive 
overtime pay for all hours he/she works in excess of the first hour during each four hour block during 
such an emergency. Any employee, other than the employee on standby, called out to work 
will be subject to the callback provisions set forth in Section 4 above. Authorization must be 
obtained from the employee's immediate supervisor prior to the employee implementing the foregoing 
emergency procedures.   Employees assigned to weekend standby (Friday 5pm to Monday Sam) and 
assigned to perform routine tests and checks as necessitated at the water and wastewater treatment plants 
will receive a total of 13 hours straight time and 6 hours of overtime. 
 
SECTION 6. OVERTIME. Except as provided for herein, employees shall be compensated at the rate of 
one and one-half (1&1/2) times the regular rate of pay under the following conditions, but in no event 
shall such overtime compensation be received twice for the same hours: 

 
A. All assigned work in excess of forty (40) hours in any workweek. 
B. Employees may accumulate compensatory time in lieu of overtime at the rate of one and one-half 

times the amount of actual time worked in excess of their regular hours and will be entitled to take 
said time off from work. A maximum of forty 
(40) hours can be carried over from month to month. Any amount over forty (40) hours at the 
end of every month shall either be used or paid at the applicable overtime rate at the discretion of 
the City. 

 
SECTION 7.  FORM OF COMPENSATION. Subject to section 6, compensation for authorized 
overtime, call back, standby time and all holiday work shall be paid subject to applicable withholdings.  
All overtime must have prior approval of the designated supervisor. 

 
SECTION 8.  SHOW UP COMPENSATION. Any employee who reports for work at his/her 
regularly scheduled time and for whom no work is provided, shall be compensated for not less than two 
(2) hours pay at his/her regular rate of pay. Applicable to this section only, employees excused by their 
supervisor shall be considered as "not working" for the City upon leaving the premises. The City has the 
right to require the employee to remain on the premises and working for the duration of the paid hours. 

 
SECTION 9.  CLASSIFICATIONS. New employees shall be assigned a classification on the basis of 
the work for which they are hired. 

 
SECTION 10. PROMOTIONS.In considering applicants, including employees, for promotions 
selection will be made based on management's opinion of the various applicants' ability to do the job, job 
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related knowledge, skills, abilities, aptitude and prior satisfactory job performance. Where two or more 
candidates possess equal ability, qualifications and prior satisfactory job performance, additional 
consideration may be given by management to the candidate with the greatest seniority as an employee. 

 
SECTION 11. LONGEVITY: Effective January I , 2013, employees with 20 years of continuous 
service shall receive a yearly longevity pay of I% for all wages earned for the previous year. 

 
 

ARTICLE XI -DISCIPLINE AND DISCHARGE 
 

SECTION 1.DISCIPLINE. Formal disciplinary action shall include, but is  not limited to the 
following:  written reprimand, demotion or suspension and discharge. No regularly appointed employee 
shall be suspended, demoted or discharged except for cause, nor shall any such employee be suspended, 
demoted or discharged arbitrarily. Any 
disciplinary action resulting in an economic sanction imposed on any regularly appointed, full time 
employee shall be protested only as a grievance through the grievance procedure as set forth in this 
Agreement. 

 
The employer may talce corrective actions, such as, but not limited to counseling or verbal warnings 
reduced to writing, and it is not considered formal discipline.   Such corrective actions will not be 
directly placed in the personnel file, but may be used for progressive discipline. 

 
SECTION 2.  DISCHARGE. Ifthe City determines there is cause for discharge, the employee shall be 
suspended without pay for at least three (3) working days. The City shall deliver to the employee and to 
the Union a written notice of such suspension and pending dismissal. Such notice shall specify the 
principal grounds for such action. During this three-day period, the employee or Union representative 
may present mitigating circumstances or other explanation for consideration by the City either by a 
meeting with the City or in writing.  The City will consider such factors prior to imposition of  economic 
discipline or termination.  Unless withdrawn or otherwise resolved, the dismissal shall become effective 
at the end of the three (3) days. Protest of the discharge of any such employee shall be made only through 
the grievance procedure set forth in 
this Agreement. 

 
SECTION 3.This article shall not apply to any new employee on probation as defined in this 
Agreement. 

 
SECTION 4. If the City has reason to reprimand an employee, it shall be done in a manner that is not 
designed to cause embarrassment to the employee before other employees or the public. 

 
 

ARTICLE XII -GRIEVANCE PROCEDURE 
 

SECTION 1.Any grievance or dispute which may arise between the parties concerning the application, 
meaning or interpretation of a specific provision of this Agreement shall be settled in the following 
manner: 

 
STEP 1. Ifthe grievance has not been settled between the affected employee and the department 
head or other supervisor, it shall be presented in writing by the employee to the Union and the 
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City Recorder within ten (10) days, excluding Saturday and Sunday. The City shall respond to 
the employee in writing within ten (10) working days after receipt thereof. 

 
STEP 2.   If the grievance is not resolved at step 1, it shall be referred to a Board of 
Adjustments by written notice which is served on the City within five (5) working days after 
failure to resolve the grievance at step 2, or within five (5) working days after expiration of the 
time limit applicable to step 1. Failure to serve timely notice or referral to the Board of 
Adjustments shall constitute a waiver of the grievance. The Board of Adjustment shall consist of 
two (2) representatives appointed by the Union and two (2) representatives appointed by the City. 
None of these representatives shall be directly involved in the dispute. The Board shall hear the 
matter at a mutually convenient time and place within two (2) working days following written 
referral to the Board of Adjustments. 
Upon hearing the matter, the Board of Adjustments shall determine the matter and such decision 
shall be final and binding on all parties - the City, the Union and the grievant or grievants. Each 
member of the Board of Adjustments shall be entitled to one (1) vote. In the event the Board of 
Adjustments is deadlocked, such result will be noted in writing. The grievance may then be 
referred to arbitration as provided herein by written notice to the City, served within ten working 
days following such action by the Board of Adjustments. Failure to serve may, by mutual 
agreement, waive submission of a grievance to the Board of Adjustments. 

 
STEP 3. Ifthe grievance is still unsettled, either party may within ten days after the decision of 
the Board of Adjustment, by written notice to the other, request final and binding arbitration of 
the dispute under the following guidelines. Either party has the right to have the matter submitted 
to final and binding arbitration by a third party jointly agreed upon by the City and the Union. 
Ifthe parties are unable to agree upon an arbitrator, the Oregon State Mediation and Conciliation 
Service shall be requested to submit a list of seven (7) names of Oregon and/or Washington 
arbitrators. Both the City and the Union shall have the right to strike three (3) names from the list. 
The union will strike first.  The City shall have the last strike. The process shall be repeated until 
there is one remaining person and this person shall be the arbitrator. The designated arbitrator 
shall hear both parties and take testimony and evidence in a hearing on the disputed matter and 
shall issue a decision which shall be final and binding on the parties, if within the scope of this 
Agreement. Expenses for the arbitrator shall be borne equally by the Union and the City. If either 
party desires a verbatim recording of the proceedings, it may cause such record to be made, 
provided it pays for the record and makes a copy available without charge to the arbitrator. If the 
other party desires a copy, both parties shall share the cost of the transcript and all copies. The 
arbitrator shall not have the power to alter, amend, or modify the terms of this Agreement. 

 
SECTION 2.  The time period specified in this article may be extended or modified only by mutual 
agreement in writing. Failure by the Union to comply with a specified time period shall constitute 
acceptance of the City's position at the preceding step. Failure by the City to comply with a specified time 
period shall constitute rejection of the grievance at that step and thereby allow the employee to process 
the grievance at the next step. 

 
 

ARTICLE XIII -PROBATIONARY PERIOD 
 

SECTION 1. The probationary period is an integral part of the employee's selection process and 
provides the City with the opportunity to improve the department by observing a new employee's work 
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and training, by aiding new employees in adjustment to their positions and by providing an opportunity 
to reject the employee. Every new employee hired into the bargaining unit shall serve a probationary 
period of six (6) full months, after which he/she shall be considered a regular employee and granted 
seniority back to the most recent date of hiring. If the City determines the employee is not meeting 
standards, rather than terminating the employee, the City may extend the probationary period an 
additional six months by providing the Union and the employee notice that the probation will 
be extended.  This may occur only one time. The Union recognizes the right of the City to terminate 
probationary employees for any reason. Termination of a probationary employee shall not be subject to 
the grievance procedure under article XI. 

 
SECTION 2. Application  of Probationary  Period. The Union recognizes the right of the City to 
exercise all functions not specifically modified by this Article with respect to probationary employees, 
including but not limited to, the shifting of work schedules and job classifications, the assignment of on-
the-job training, cross-training or other classifications, the requirement that such employees attend 
training programs on their off- duty time, for which they will be compensated at one and one-half times 
their regular rate of pay. 

 
SECTION 3. Promotional Probationary Period. Regular full time employees 
promoted into a higher classification shall serve a promotional probationary period of six months. The 
Union also recognizes the right of the City to demote an employee on promotional probationary status to 
his/her previous position for any reason, if the position is available. Demotion of an employee on 
promotional probationary status shall not be subject to the grievance procedure under Article XI. 
Employees promoted outside of the bargaining unit do not retain any rights or benefits provided for in this 
agreement. 

 
 

ARTICLE XIV -GENERAL PROVISIONS 
 

SECTION 1. Nondiscrimination.  The provisions of this Agreement  shall be applied equally to all 
employees in the bargaining unit without discrimination to marital status, sex, race, color, creed, national 
origin, sexual orientation or political affiliation. The Union shall equally share with the City the 
responsibility for applying the provisions of the Agreement and the provisions of Section 1. 

 
SECTION 2. Gender. All references to employees in this Agreement shall designate both sexes, and 
wherever the male gender is used, it shall be construed to include the female gender. 

 
SECTION 3.Employee Rights. Employees shall have the right to form, join  and participate in the 
activities of the Union or any other labor organization or to refrain from any and all such activities, and 
there shall be no discrimination by either the City or the Union by reason of the exercise of such rights 
except as specifically provided in this Agreement. Nothing in this Agreement shall be construed as 
precluding or limiting the right of an individual employee from representing himself in individual 
personal and personnel matters so long as any action taken by the City is not inconsistent with other 
terms of this Agreement and the Union has been given an opportunity, at their request, to comment on the 
action taken, if any. 

 
SECTION 4.  LAYOFF AND RECALL 
1. LAYOFFS.In the event a reduction in personnel is determined to be necessary by the City, length of 
service within the classification shall be the determining factor in such layoff providing the skill, 
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competency, ability and past performance of employees are substantially equal in the opinion of the 
City. 

 
2. RECALL. During the period of six (6) months following a layoff of a position and in the event a 
recall of a lay off position is determined to be necessary to the City, length of service shall be the 
determining factor in such recall providing the skills, competency, ability and past performance of 
employees are substantially equal in the opinion of the City. An employee's refusal to accept a recall of 
position obviates the City's responsibility to make further offers. For the purposes of recalling 
employees, notice of recall from a layoff period exceeding five regular City work days shall be sent by 
mail, return receipt requested, sent to the employee at his/her last known address of record as furnished 
by the employee to the City. For layoff periods ofless than five days, a personal visit by a City 
representative or a telephone call will suffice. 

 
SECTION 5.Outside Employment. Employees in the bargaining unit shall not accept outside 
employment that will interfere with their employment with the City. Any outside employment must be 
approved by the City. 

 
SECTION 6. Authorized  Travel, Training and Conference Attendance. Reasonable food, lodging and 
travel expenses or any of them as applicable, shall be reimbursed by City when incurred by an employee 
required by the City to attend a conference or meeting, when said activities are held in a location other 
than the City of Willamina. The City shall pay the tuition and instructional material cost for any employee 
required by the City to attend a course of instruction. The City will pay for any special licenses required 
by the State or Federal government that pertains to the employee's work. 

 
SECTION 7. Uniforms and Protective Clothing. Ifan employee is required by the City to wear 
protective clothing, adequate clothing will be provided. Public Works employees will be provided with 
three (3) work shirts and one (1) jacket all identifying the City. 
The City will be required to launder and maintain uniforms. Uniforms must be worn whenever an 
employee is on duty.  Futhermore, the City will provide the employee proper PPE for their job activities in 
compliance with OSHA, OR-OSHA or as mandated in a product’s MSDS specifications.  The City will 
also reimburse an employee up to $250.00 a year for work boots. 

 
 

ARTICLE XV -HEALTH AND WELFARE, RETIREMENT AND 
LIFE INSURANCE 

 
SECTION 1.HEALTH AND WELFARE.  The City will, through December 31, 2017, provide 
employees and their dependents with medical, dental and vision coverage under the current CIS Plan 
V-A PPP RX4.  Beginning January 1, 2018, the City will provide employees and their dependents with 
medical coverage under CIS COPAY Plan A RX4 or comparable plan, Dental II and VSP Vision..  
 
Employees shall contribute 10% of the premium rate for the health insurance, Dental and VSP (Vision) 
on a pre-tax basis through payroll deduction for the life of the contract. 
 
In addition, beginning November 1, 2017, the City will contribute as a wage offset into an HRA-VEBA 
account, $75.00 per month for an employee only or $150.00 per month for an employee with dependents.  
The City will pay any administrative cost for the management of the HRA-VEBA. 
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Regular part time employees may, at their option, elect to receive health insurance on a pro-rated basis. 
 

 
 

SECTION 2. LIFE INSURANCE. The City agrees to continue during the term or this Agreement the 
Life Insurance in effect. 

 
 

ARTICLE XVI - PERSONNEL RULES 
 

The Union agrees to accept the personnel rules and regulations adopted by the City. It is expressly 
understood that in the event of any conflict between the collective bargaining agreement and the 
personnel rules, the Agreement shall prevail; provided, however, that every effort shall be made to carry 
out the purposes of this Agreement and the City Personnel Policy Manual. 

 
 

ARTICLE XVII - SAVINGS 
 

In the event any words or sections of this Agreement are in violation of statute or constitutional 
amendment or declared to be invalid by any court of competent jurisdiction, by ruling by the Employment 
Relations Board, or by inability of the employer or the employees to perform to the term of the agreement, 
then upon request by either party the invalid words or sections of the collective bargaining agreement shall 
be opened for negotiation of the impact of the change of any mandatory subjects. All other portions of the 
Agreement shall remain in full force and effect. 

 
Renegotiation of any provision of the collective bargaining agreement pursuant to this article shall 
be subject to ORS 243.698. (expedited bargaining). 

 

APPENDIX A - SALARY SCALE 
 

 
Effective Ju1y 1, 2017 

SALARY SCALE (HOURLY) 



City of Willamina/LIUNA #737 Collective Bargaining Agreement 
July 1, 2017 to June 30, 2020 18 

 

I 

 

 
*Steps are yearly on anniversary date & upon satisfactory performance evaluation 

 

ARTICLE VII - DURATION 
 

This Agreement shall remain in full force and effect during the period of negotiations 
except that, upon the expiration of this Agreement, either party may take economic action 
after having exhausted all remedies required under applicable Oregon Revised Statutes. 
Either party to this agreement may initiate negotiation for renewal, amendment and or 
revision of this Agreement ninety (90) days prior to termination of this Agreement. 

 
Any subject contained within this Agreement may be opened at any time upon mutual 
agreement of both the City and the Union. This agreement shall be effective upon July 1, 
2017 through June 30, 2020. 

 
OREGON. & SOUTHERN IDAHO 
DISTRICT COUNCIL OF 
LABORERS', LIUNA 

 
 
 
 

LABORERS INTERNATIONAL UNION 
OF NORTH AMERICA, LOCAL #737 

---:-- 
BY:  
Date:  

LABORERS LOCAL #737 SHOP STEWARD  
BY:  

 
Date:   

 

MAYOR CITY OF WILLAMINA 
 
 
 
 
 

CITY RECORDER 

Date:  
 

Date:  



 
 
 
 
 
 

CITY OF 
WILLAMINA 

 
& 

 
OREGON & SOUTHERN IDAHO 

DISTRICT COUNCILOF LABORERS, 
LABORERS INTERNATIONAL UNION 
OF NORTH AMERICA, AND LOCAL 

#320 
LABORERS, of the LABORERS 

INTERNATIONAL UNION OF NORTH 
AMERICA, 
AFL-CIO 

 

July 1, 2014 to June 30, 2017 
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PREAMBLE 
 

THIS AGREEMENT is entered into as of the execution of this agreement by and 
between the City of Willamina Oregon, hereinafter referred to as the "City" and 
OREGON &SOUTHERN IDAHO DISTRICT COUNCILOF LABORERS, 
LABORERS INTERNATIONAL UNION OF NORTH AMERICA, AND LOCAL #320 
LABORERS, of the LABORERS INTERNATIONAL UNION OF NORTH AMERICA, 
AFL-CIO, hereinafter collectively referred to as the "Union." 

 
The purpose of this Agreement is to set forth the full and complete Agreement between 
the parties on those matters pertaining to rate of pay, hours of work, fringe benefits and 
other conditions of employment. 

 
 

SCOPE OF AGREEMENT 
 

This Agreement shall apply to all employees of the City of Willamina, excluding short 
term/temporary employees, Supervisory and Confidential employees as defined by ORS 
243.650 and any additional exempt positions created by the City. 
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ARTICLE I - REGOGNITION 
 

The City recognizes the Union as the sole exclusive bargaining agent as certified by the 
Employment Relations Board for the purpose of establishing salaries, wages, hours of 
work and other conditions of employment for all employees of the City of Willamina 
excluding,-Supervisory and Confidential, and temporary employees (less than I 040 hours 
per year) employees as defined by ORS 243.650 and any additional exempt positions 
created by the City. 

 
 

ARTICLE II UNION SECURITY, FAIR SHARE 
CHECKOFF 

 
SECTION 1. Membership or non-membership in the Union shall be the individual 
choice of employees covered by this Agreement However, any employee who chooses 
not to belong to the Union shall make payment in lieu of dues to the Union. Such 
payment shall be equal to and in no event exceed periodic Union dues unifonnly 
required. Should such "fair share" be declared unlawful under Oregon law by a court of 
competent jurisdiction, the preceding sentences shall be inoperative. It is recognized that 
employees covered by this may be required in the line of duty to perfonn duties growing 
out of or connected with labor disputes which may arise within the City. The Union 
agrees that no disciplinary or other action will be taken by the Union against employees 
covered by this Agreement by reason of any such action or conduct in the line of duty. 

 
SECTION 2. The City agrees to deduct from the paychecks of each employee who has 
so authorized it the regular initiation fee (for new employees) and the regular monthly 
dues unifonnly required of members of the Union or monthly "payment in lieu of dues," 
as the case may be. The amounts deducted shall be transmitted monthly to the Union on 
behalf of the employees involved. Authorization for such deduction shall be in writing, 
signed by employees on fonns furnished by the Union. The perfonnance of this service is 
at no cost to the Union. The Union agrees to hold the City harmless against any and all 
claims, suits, and orders of judgments brought against the City as a result of the provision 
for dues deduction and fair share deductions. While the City will not be held liable for 
deduction errors, it will make proper adjustments with the Union for errors within 30  
days of discovery of the error. In order for both parties to have adequate infonnation on 
dues deduction, an updated list of names of all employees in the bargaining unit will be 
delivered to the Union along with the monthly transmittal of the deductions. The Union 
agrees to refund to the City any deductions and dues paid to it in error within 30 days of 
discovery of the error. Such refunded money shall then be returned to the employee(s) as 
appropriate. The City agrees to provide to the Union the names of new employees within 
30 days of the first day of employment of each new employee represented by this 
Agreement. 

 
SECTION 3. Any employee who objects to membership in the Union on the basis of 
religious tenets or teachings of a religious body of which such employee is a member 



 

 

shall inform the City and the Union of the objection. The employee shall establish with 
the Union an arrangement for the distribution of any amount of money equivalent to 
periodic Union dues uniformly required to a mutually acceptable charitable organization. 

 
SECTION 4. All employees covered by this Agreement shall within thirty (30) days of 
employment either (I ) become a member of the Union, (2) tender to the Union his/her 
fair share payment in lieu of dues and the initiation fees, or (3) come to agreement with 
the Union on payment to a charitable organization based upon the religious grounds 
described in Section 3. 

 
The Union assumes responsibility for the repayment of moneys found to be illegally 
deducted by the City under this Article. 

 
SECTION 5. Employees selected by the Union to act as Union representatives shall be 
known as stewards. There shall be a limit of one (1) per department and (3) within the 
Bargaining unit. The names of the employees selected as stewards and the names of other 
Union representatives who may represent employees shall be certified in writing to the 
City by the Local Union. Stewards may process grievances during working hours, 
provided that activities are limited to one (1) hour per working day and essential services 
are not interrupted.  Stewards should report to their supervisors prior to these activities. 

 
SECTION 6. Bulletin Boards. The City agrees to furnish and maintain suitable space on 
specified bulletin boards in work areas to be used by the Union. The Union shall limit its 
postings of notices and bulletins to such spaces on the City bulletins boards. The City 
may limit their privilege when in its judgment such postings reflect discredit upon the 
City or its agents. 

 
 

SECTION 7. Visits by Union Representative. The City agrees that the accredited 
representatives of the Laborers International Union of North America, Oregon Southern 
Idaho and Wyoming District Council of Laborers and Laborers Local #320 737 may have 
access, during working hours, to the work sites of the members of the bargaining unit. 
The Union agrees that such on-site visits by the Union representative shall cause no 
disruption of work activities. The Union agrees that the City may place restrictions on 
such Union visits if, in the City's judgment, work activities are disrupted. The Union will 
furnish to the City at the time of Agreement ratification the names and business addresses 
of all Union representatives who may have cause to exercise the provisions of this 
Section. 
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ARTICLE ill- MANAGEMENT RIGHTS 
 

It is recognized that an area of responsibility not specifically dealt with in this 
Agreement must be reserved to the City if government is to serve the public 
effectively. Except to the extent expressly abridged by specific provision of this 
agreement it is recognized that the responsibilities of the management are exclusively 
functions to be exercised by the City, including, but not limited to, the following listed 
management functions: 

 
I. The determination of the services to be rendered to the citizens of the City's 

service area. 
2. The determination of financial, budgetary, accounting and organization 

policies and procedures. 
3. The continuous overseeing of personnel policies, procedures and programs 

promulgated under any ordinance or administrative order of the City establishing 
personnel rules and regulations not inconsistent with any other term of this 
Agreement. 

4. The management and direction of the workforce including the right to determine 
the methods, processes and manner of performing work; the establishment of the 
positions and the determinations of the proper classification; the determination of 
the duties and qualifications to be assigned or required and the determination of 
job classifications; the right to hire, promote, demote, transfer and retain 
employees; the right to discipline; the right to lay off; the right to abolish 
positions or reorganize departments or divisions; the right to determine schedules 
of work; the right to purchase, dispose and assign equipment or supplies; and the 
right to contract or subcontract any work. However, in the event the City decides 
to contract out work which would significantly deviate from past practice, the 
City will notify the Union and offer the Union the opportunity to discuss effective 
means to minimize the impact of such action on bargaining unit members before 
implementation. This in no way shall preclude the use of temporary or part time 
workers. 

 
This article shall not preclude the Union and the City from either meeting during the 
period of the contract at the request of either party to discuss procedures for avoiding 
grievances and other problems and/or generally improving relations between the parties, 
or negotiating on any other matter during the negotiations of a successor contract hereto. 
Each party shall advise the other at least seven (7) working days prior to such meeting as 
to the subject matter to be discussed. 

 
The exercise of these management rights, except where modified by specific provisions 
of this Agreement or by law, are not subject to negotiations during the term of this 
Agreement. 
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ARTICLE IV - STRIKES AND LOCKOUTS 
 

SECTION 1. The Union and its members, as individuals or as a group, will not initiate, 
cause, permit or participate or join any strike, work stoppage, or slowdown, picketing, or 
any other restriction of work at any location in the city. Employees in the bargaining unit, 
while acting in the course of their employment, shall not honor any picket line 
established in the city by the Union or any other labor organization when called upon to 
cross such picket line in the line of duty. Disciplinary action, including discharge, may be 
taken by the City against any employee or employees engaged in a violation of this 
Article.  Such disciplinary action may be undertaken selectively at the option of the City 
and shall not preclude or restrict recourse to any other remedies including an action for 
damages, which may be available to the City 

 
SECTION 2. In the event of a strike, work stoppage, slowdown, picketing, observance 
of a picket line or other individual choice or collective employee conduct, the Union will 
immediately, upon notification, attempt to secure an immediate and orderly return to 
work. This obligation and the obligations set forth in Section 1 above shall not be 
affected or limited by the subject matter involved in the dispute giving rise to the 
stoppage or by whether such subject matter is or is not subject to the grievance procedure 
of the Agreement. 

 
SECTION 3.There will be no lockout of employees in the unit by the City as a 
consequence of any dispute covered by the terms of this Agreement arising during the 
period of the Agreement. 

 
 

ARTICLE V - HOLIDAYS 
 

SECTION 1. All employees in a regular full time position shall be entitled to the 
following holidays: New Year's Day, Martin Luther King Day, Presidents' Day, 
Memorial Day, Fourth of July, Labor Day, Thanksgiving Day, the day after 
Thanksgiving, Christmas Day, and one two personal days. 

 
Effective January 2016, Section 1 of this article will include Martin Luther King Day. 

A holiday is an accrual of 8 hours. 

Personal Days - Regular Employees - All regular full-time employees shall be granted 8 
16 hours per calendar year of time off with pay for personal leave. Such personal leave 
may be taken at the discretion of the employee, subject to the advanced approval by the 
respective Department Supervisor. These personal days will be accrued on the January 
time sheet.  When they are used, the employee's time sheet should be marked accordingly 
so that proper accounting for personal time due may be maintained. Employees 
commencing work during the calendar year will have their personal time off pro-rated 
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accordingly. Personal days must be taken in the calendar year accrued or shall be 
forfeited. 

 
Part time employees accrue holiday leave on a prorated basis based on budgeted FTE. 

 
 

ARTICLE VI -VACATIONS 
 

Section 6.1-Eligibility: All regular full-time employees are eligible for vacation time. 
Regular employees shall accrue vacation time on a monthly basis. After six (6) months of 
employment, a continuing employee is eligible to take accrued vacation leave. 

 
 

Section 6.2 Accrual: The amount of vacation time an employee is entitled to earn 
depends upon the employee's length of service with the City. Except when the City 
determines that use of vacation is inappropriate, an employee shall use at least forty (40) 
hours of vacation leave each calendar year. Vacation leave shall accrue per month as 
follows: 

 
• 8.00 hours commencing at hire through the 60th month. (I to 5 years) 
• 10.00 hours commencing with the 6lst month through the 120th month. (6 to 10 years) 
• Years 11 to 20 an additional 8 hours per year to a maximum of 200 hours per year. 
• Part time employees shall accrue vacation leave on a prorated basis. 

 
Section 6.3-Maximum Carry-over: The maximum number of hours of vacation an 
employee may carry over from year to year is one (1) year's accrual unless approved by 
the City 

 
Section 6.4-Effect of Holiday: When an authorized legal holiday occurs during the 
vacation period, such day shall be observed as a holiday and not be deducted from earned 
vacation leave. 

 
Section 6.5 -Vacation Scheduling: Vacations may be taken any time during the calendar 
year with advance approval and based on City needs. A maximum of two (2) weeks at a 
time can be taken. Longer vacations must be approved by the City. For vacation leave 
greater than three (3) days, employees must provide the City with two (2) weeks written 
notice of their intention to take vacation leave. Requests for vacation leave ofless than 
three (3) days will be granted on the basis for each day requested. Vacations may be  
taken in increments of daily or weekly. All requests for vacation must be in writing and 
approved by the City. 

 
 
 

ARTICLE VII -HOURS OF WORK 
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Article VII is intended as a basis for recognizing overtime, and shall not be construed as a guarantee of 
hours of work per day or per week. 

 
SECTION 1.WORKWEEK. The work week, to the extent consistent with operating requirements of the 
divisions within the city and covered by this agreement and recognizing the necessity for continuous 
service by such division throughout the work week, shall consist of four (4) consecutive ten (10) hour 
days or five (5) consecutive eight 
(8) hour days, as scheduled by the City. Employees engaged in continuous operations are defined as 
being any employee or group of employees engaged in an operation for which there is regularly scheduled 
work for seven (7) days a week. Every reasonable effort will be made by the City to provide five (5) eight 
(8) hour days of work and two (2) consecutive days off for employees involved in continuous service 
operations or shift work consistent with programming shifts and for rotation of personnel as their regular 
workweek. 

 
SECTION 2. HOURS. The regular hours of work each day shall be consecutive, except for 
interruptions for authorized rest period and meals. All time worked in excess of forty (40) hours in a 
work week shall be compensated for at the applicable overtime rate as specified in this 
Agreement.  However, with the approval of management, in the event of an emergency that 
requires an employee or employees to work more than sixteen (16) consecutive hours, all hours 
worked over sixteen (16) shall be paid at double (2X) the regular rate.  In addition, after an 
employee has worked sixteen or more hours, they will be given a full eight (8) hours off to 
recuperate.  To the extent the time off occurs during their normally scheduled shift, they will be 
paid at their straight time rate for all such time.  It is understood that all work in excess of eight (8) 
hours in any 24 hour period, from midnight to midnight, on a five-day work week, or all work in excess 
often (10) hours in any twenty-four (24) hour period, from midnight on a four (4) day work, shall be 
compensated for at the applicable overtime rate as specified in this Agreement 

 
SECTION 2A. HOURS WORKED DEFINED: The following shall be regarded as hours worked for 
the purpose of computing overtime for employees. 

 
1. Time on the job 
2. Time participating in activities, training, briefing, meetings, or other conferences if so directed by the 
City 
3. Travel time when it constitutes "hours worked" under the FLSA. 
4. Authorized use of compensatory time 

 
Paid leaves, such as vacation, sick and holiday, and standby and overtime hours for weekend duties do 
not count as hours worked for the purposes of overtime compensation. 

 
SECTION 3.WORK SCHEDULES. All employees shall be scheduled to work on a regular shift, and 
each shift shall have regular starting and quitting times. Work schedules showing the employee's shifts, 
work days and hours shall be posted in the departments. Except for emergency situations, as determined 
by the City and during the duration of the emergency, work schedules for any work shift shall not be 
changed unless the changes  are posted forty-eight hours prior to the effective date of the change. 

 
SECTION 4. REST PERIODS.Employees shall be granted a rest period for each half- shift he or she 
works. Rest periods shall be scheduled by the City in accordance with operating requirements and each 
employee's assigned duties. Rest periods shall be taken at the job site at which work is being performed 
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or at a City facility as prescribed by BOLI. 
 
SECTION 5. MEAL PERIODS. All employees shall be granted a meal period during each work shift. 
Meal periods shall not be paid but shall be in addition to the eight (8) or ten (1 0) hours of service 
comprising the workday. A meal period shall consist of one-half (112) or one (1) hour as determined by 
the City.  Meal periods shall normally be scheduled at noon; however, if the job requires the employee 
to work during his/her normal lunch hour, he/she shall be given an opportunity to reschedule the lunch 
period at an earlier or later time. A meal period includes personal clean up and eating time. Consistent 
with department work rules, it may be taken at a location of the employee's choice, providing that the 
total time away from the job does not exceed the time allowed. 

 
SECTION 6. CLEAN-UP TIME. Paid time shall be used for personal clean up at the discretion of the 
appropriate supervisor where unsanitary conditions may have been encountered during the employee's 
workday. Clean up shall take place at the City facility. 

 
 

ARTICLE VIII - SICK LEAVE 
 

SECTION 1.USE OF SICK LEAVE. Sick leave shall be granted for the following reasons: 
1. Personal illness or physical incapacity resulting from causes beyond the employee's control. 
2. Illness of an immediate family member as defined by the City. 
2.3. Approved parental leave at the birth of a child, the adoption of a child or the placement of a foster child as 

provide by FMLA/OFLA. 
3.4. Enforced quarantine of the employee in accordance with community health regulations. 
4.5. Doctor and dental appointments, which shall be arranged through the Department Head 
in advance. 

 
NOTIFICATION: An employee on sick leave shall inform his/her immediate supervisor by phone or 
email as promptly and as reasonably possible of the fact and the reason for such absence.  Failure to do so 
may be cause for disciplinary action and/or denial of sick leave with pay for the period of absence. 

 
AMOUNT.  Absence for a fraction or part of a day for any medical reason shall be charged to sick leave 
for not less than one hour.  Holidays and other normal days off during the week shall not be charged 
against sick leave. Sick leave with pay in excess of three consecutive working days for reasons of 
personal illness or physical incapacity shall be granted only after presentation of a written statement by a 
licensed physician 
certifying that the employee's condition prevented him/her from performing the duties of his/her position 

 
An employee who resigns his/her position or is discharged forfeits any accrued sick leave. Under no 
circumstance shall any employee who resigns or is discharged before retirement age be paid for accrued 
sick leave. 

 

INCENTIVE. After twenty-four (24) months of employment, should an employee not use any sick leave 
for a twelve (12) month period, using employee's anniversary date, the employee shall receive one (1) 
additional vacation day the following year. 

 
PERS ACCURAL: Upon retirement or resignation of employees qualified under the Public Employee's 
Retirement System unused accumulated sick leave will be credited to the Public Employee's Retirement 
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benefits as provided and in accordance with ORS 
238.350 as administered by PERS. 

 
SICK LEAVE/ACCRUAL: Sick leave with pay for full-time employees shall accrue at the rate of one 
working day of leave (8 hours) for each full calendar month of the employee's service. Regular part-
time employees shall accrue a prorated amount of sick leave. Employees who are granted a leave of 
absence with pay for any purpose shall continue to accrue sick leave at the regular prescribed rate. All 
sick leaves will accrue at the above rate, and there shall be no limit on the total accumulation.   Sick 
leave may be accumulated to a maximum cap of 1040 hours.  Sick leave pay will not be allowed for 
disabilities resulting from employment other than with the City. 

 
BEREAVEMENT LEAVE: All employees in the bargaining unit will be entitled to three (3) days of 
paid bereavement leave per calendar year for a death in the immediate family. For the purpose of this 
section the immediate family shall be defined as prescribed by the City. 

 
When an injury occurs in the course of employment, the City's obligation to pay under this Sick Leave 
Article is limited to the regularly scheduled work hours that fall within the first three (3) calendar days of 
an illness or injury, including the day of illness or injury, provided the total duration of such disability is 
less than fourteen (14) calendar days. If an employee is disabled due to an on-the-job injury, the City 
shall continue to make contributions towards the insurance benefits (Medical, Dental, and Vision) as if 
the employee were working, for the first ninety (90) days of such disability 

 
SICK LEAVE FOR MATERNITY PURPOSES. Sick leave is allowed  for pregnancy, childbirth or 
related conditions up to the amount of the employees accrued sick leave, in accordance with general sick 
leave policy, placement of an adopted child or foster child in accordance with the Family Medical Leave 
Act (FMLA) or the Oregon Family Leave Act (OFLA). 

 
REQUIRED COURT APPEARANCE. Leave of absence with pay shall be granted for attendance in 
any court in connection with an employee's officially assigned duties, provided that the requirement to 
appear in court is a result of a subpoena filed on behalf of the City. The period of such authorized 
absence shall include the time required for 
travel to the court and return to employee's work site or the City of Willamina, whichever is appropriate. 

 
MILITARY LEAVE WITH PAY. A full-time employee who has completed his/her required period of 
probation and who is a member of the Oregon National Guard or of any reserve component of the 
Armed Forces of the United States is entitled to a leave of absence with pay from his duties for a period 
not exceeding 15 days in any single calendar year. Such leave shall be granted without loss of pay and 
without impairments of other benefits to which he is entitled and except that such leave shall not be 
construed as official City business. Military leave with pay may be granted only when an employee 
receives bona fide military orders to active duty for a temporary period. A copy of the appropriate 
military orders must be furnished to the City when the employee receives same in order for the City to 
make whatever shift scheduling will be required during the affected employee's absence. An employee 
on military leave with pay shall not be paid for such leave by the City unless the employee returns to his 
position with the City immediately following expiration of the period for which he was ordered to 
temporary duty. Leave with pay shall not be granted to employees entering the military service for 
extended and indefinite periods of active duty. 
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ARTICLE IX -UNPAID LEAVES OF ABSENCE 
 

A regular employee may be granted a leave of absence without pay up to thirty (30) days when, in the 
judgment of the City, the work of the department will not create an undue burden.  Requests for such 
leave must be in writing and establish reasonable justification for the leave and the beginning and ending 
time of the leave. An employee's position will be held open until the ending time approved in the leave 
request after which 
reinstatement is dependent upon the availability of the position's vacancy for which the returning 
employee is qualified. 

 
FAILURE TO RETURN FROM LEAVE:  Any employee, who is granted a leave of absence and 
who, for any reason, fails to return to work at the expiration of said leave of absence shall be considered 
as having resigned his/her position with the City, and his/her position shall be declared vacated except 
and unless the employee, prior to the expiration of his/her leave of absence, has furnished evidence that 
he/she is unable to work by reason of illness, physical disability or other legitimate reason beyond 
his/her control. 

 
 

ARTICLE X -COMPENSATION 
 

SECTION 1. Employees shall be paid according to the salary scale provided herein in Appendix A. 
 

Effective July 1, 2017, the salary scale will be increased by 2 ½% across the board. Effective July 1, 

2018, the salary scale will be increased by 2 ½% across the board. 

Effective July 1, 2019, the salary scale will the salary scale will be increased by 2 ½% across the board. 
Effective July 1, 2015, the salary scale will be increased by 1% across the board. Effective July 1, 2016, 

the salary scale will be increased by 1% across the board. 

Effective July 1, 2015, the salary scale will provide an additional step, Step 6, at 2% above Step 5. (This 
calculation will be applied to the existing salary scale before the yearly increase above) 

 

Effective July 1, 2016, the salary scale will provide an additional step, Step 7, at 2% above Step 6.  (This 
calculation will be applied to the existing salary scale before the yearly increase above) 

 
SECTION 2. Employees shall be reimbursed for non-voluntary official use of an employee's personal 
automobile at the current IRS rate.  Mileage reimbursements do not apply to commutes to and from work 
regardless of hours worked.  Written request for reimbursement shall be provided by the employee to the 
City prior to the use of the employee's personal automobile. 

 
SECTION 3.Payday shall be on the last working day of the month by 12:00 p.m. A mid- month draw of 
fifty percent (50%) of that employee's regular take home pay may be 
taken on the 15th of the month and is subject to applicable state and federal payroll deductions.on 
Wednesday of every other week.  The pay period shall start on Monday and go through midnight on 
Sunday of the following week and shall be subject to applicable state and federal payroll deductions. 
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SECTION 4. CALL BACK TIME. Employees called back to work shall receive overtime pay for the 
work for which they are called back to perform, and if called back, they shall be credited with not less 
than two (2) hours in any event at the overtime rate. This Section 4 applies only when call back results in 
hours worked which are not annexed consecutively to the one end of the work shift or workday. Ifat the 
end of the shift, the employee has departed the City's premises before being called back, the same shall 
not be considered overtime but shall be considered and compensated as call back under this section. Call 
backs in the same two-hour period will be considered as one. 
 
SECTION 4A.  Work Annexed Definition.  Work shall be considered annexed to one end of the work 
shift or workday if the employee was originally scheduled to work within one hour of the time the event 
occurs.  Therefore, if an employee is scheduled from 8 am to 5 pm and the event occurs at 7:45 am or 5:45 
pm, the employee will be paid overtime for the time worked, together with travel time to and from work, 
if they have worked  more than 40 hours in the workweek.  

 
SECTION 5.SCHEDULED "ON-CALL"/STANDBY TIME. Any employee assigned by his 
supervisor to be on a schedule of standby time, normally over a weekend, and who is required to be able 
to report to work within thirty (30) minutes, or at the discretion of the City, of being called to work shall 
be compensated at the rate of one hour at his regular rate of pay for every consecutive four (4) hours of 
standby status. Employees on a standby schedule shall not consume alcohol or other impairing 
substances during this period because they are required to drive in the event of responding to a work call. 
The City has a zero tolerance policy on consumption of intoxicants or impairment for driving. 
Scheduled standby means that the employee will be required to respond to "pager" calls for work 
situations requiring the assigned employee's immediate attention. The employee will normally fulfill these 
responsibilities on a schedule worked out with his/her supervisor. An employee on standby will be 
required to respond without callback pay set forth in Section 4 above.  However, iAn employee on 
standby will be required to work the first hour of each four hour period without additional compensation. 
However, iIf the employee on scheduled standby status finds that an  emergency situation exists, one that 
results in either his working on a particular task or tasks for more than one complete hour in any four hour 
period or the calling out of a crew of employees to perform emergency repair/maintenance work, than 
then the employees shall receive overtime pay for all hours he/she works in excess of the first hour 
during each four hour block during such an emergency. Any employee, other than the employee 
on standby, called out to work will be subject to the callback provisions set forth in Section 
4 above. Authorization must be obtained from the employee's immediate supervisor prior to the 
employee implementing the foregoing emergency procedures.   Employees assigned to weekend standby 
(Friday 5pm to Monday Sam) and assigned to perform routine tests and checks as necessitated at the 
water and wastewater treatment plants will receive a total of 13 hours straight time and 6 hours of 
overtime. 
 
SECTION 6. OVERTIME. Except as provided for herein, employees shall be compensated at the rate of 
one and one-half (1&1/2) times the regular rate of pay under the following conditions, but in no event 
shall such overtime compensation be received twice for the same hours: 

All assigned work in excess of eight (8) hours per day in a five (5) day work week or ten (10) 
hours per day in a four (4) day work week (authorized meal time shall not be counted). 

 
A. All assigned work in excess of forty (40) hours in any workweek. 
B. Employees may accumulate compensatory time in lieu of overtime at the rate of one and one-half 

times the amount of actual time worked in excess of their regular hours and will be entitled to take 
said time off from work. A maximum of forty 
(40) hours can be carried over from month to month. Any amount over forty (40) hours at the 
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end of every month shall either be used or paid at the applicable overtime rate at the discretion of 
the City. 

 
SECTION 7.  FORM OF COMPENSATION. Subject to section 6, compensation for authorized 
overtime, call back, standby time and all holiday work shall be paid subject to applicable withholdings.  
All overtime must have prior approval of the designated supervisor. 

 
SECTION 8.  SHOW UP COMPENSATION. Any employee who reports for work at his/her 
regularly scheduled time and for whom no work is provided, shall be compensated for not less than two 
(2) hours pay at his/her regular rate of pay. Applicable to this section only, employees excused by their 
supervisor shall be considered as "not working" for the City upon leaving the premises. The City has the 
right to require the employee to remain on the premises and working for the duration of the paid hours. 

 
SECTION 9.  CLASSIFICATIONS. New employees shall be assigned a classification on the basis of 
the work for which they are hired. 

 
SECTION 10. PROMOTIONS.In considering applicants, including employees, for promotions 
selection will be made based on management's opinion of the various applicants' ability to do the job, job 
related knowledge, skills, abilities, aptitude and prior satisfactory job performance. Where two or more 
candidates possess equal ability, qualifications and prior satisfactory job performance, additional 
consideration may be given by management to the candidate with the greatest seniority as an employee. 

 
SECTION 11. LONGEVITY: Effective January I , 2013, employees with 20 years of continuous 
service shall receive a yearly longevity pay of I% for all wages earned for the previous year. 

 
 

ARTICLE XI -DISCIPLINE AND DISCHARGE 
 

SECTION 1.DISCIPLINE. Formal disciplinary action shall include, but are is  not limited to the 
following:  written reprimand, demotion or suspension and discharge. No regularly appointed employee 
shall be suspended, demoted or discharged except for cause, nor shall any such employee be suspended, 
demoted or discharged arbitrarily. Any 
disciplinary action resulting in an economic sanction imposed on any regularly appointed, full time 
employee shall be protested only as a grievance through the grievance procedure as set forth in this 
Agreement. 

 
The employer may talce corrective actions, such as, but not limited to counseling or verbal warnings 
reduced to writing, and it is not considered formal discipline.   Such corrective actions will not be 
directly placed in the personnel file, but may be used for progressive discipline. 

 
SECTION 2.  DISCHARGE. Ifthe City determines there is cause for discharge, the employee shall be 
suspended without pay for at least three (3) working days. The City shall deliver to the employee and to 
the Union a written notice of such suspension and pending dismissal. Such notice shall specify the 
principal grounds for such action. During this three-day period, the employee or Union representative 
may present mitigating circumstances or other explanation for consideration by the City either by a 
meeting with the City or in writing.  The City will consider such factors prior to imposition of  economic 
discipline or termination.  Unless withdrawn or otherwise resolved, the dismissal shall become effective 
at the end of the three (3) days. Protest of the discharge of any such employee shall be made only through 
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the grievance procedure set forth in 
this Agreement. 

 
SECTION 3.This article shall not apply to any new employee on probation as defined in this 
Agreement. 

 
SECTION 4. If the City has reason to reprimand an employee, it shall be done in a manner that will 
notis not designed to cause embarrassment to the employee before other employees or the public. 

 
 

ARTICLE XII -GRIEVANCE PROCEDURE 
 

SECTION 1.Any grievance or dispute which may arise between the parties concerning the application, 
meaning or interpretation of a specific provision of this Agreement shall be settled in the following 
manner: 

 
STEP 1. Ifthe grievance has not been settled between the affected employee and the department 
head or other supervisor, it shall be presented in writing by the employee to the Union and the 
City Recorder within ten (10) days, excluding Saturday and Sunday. The City shall respond to 
the employee in writing within ten (10) working days after receipt thereof. 

 
STEP 2.   If the grievance is not resolved at step 1, it shall be referred to a Board of 
Adjustments by written notice which is served on the City within five (5) working days after 
failure to resolve the grievance at step 2, or within five (5) working days after expiration of the 
time limit applicable to step 1. Failure to serve timely notice or referral to the Board of 
Adjustments shall constitute a waiver of the grievance. The Board of Adjustment shall consist of 
two (2) representatives appointed by the Union and two (2) representatives appointed by the City. 
None of these representatives shall be directly involved in the dispute. The Board shall hear the 
matter at a mutually convenient time and place within two (2) working days following written 
referral to the Board of Adjustments. 
Upon hearing the matter, the Board of Adjustments shall determine the matter and such decision 
shall be final and binding on all parties - the City, the Union and the grievant or grievants. Each 
member of the Board of Adjustments shall be entitled to one (1) vote. In the event the Board of 
Adjustments is deadlocked, such result will be noted in writing. The grievance may then be 
referred to arbitration as provided herein by written notice to the City, served within ten working 
days following such action by the Board of Adjustments. Failure to serve may, by mutual 
agreement, waive submission of a grievance to the Board of Adjustments. 

 
STEP 3. Ifthe grievance is still unsettled, either party may within ten days after the decision of 
the Board of Adjustment, by written notice to the other, request final and binding arbitration of 
the dispute under the following guidelines. Either party has the right to have the matter submitted 
to final and binding arbitration by a third party jointly agreed upon by the City and the Union. 
Ifthe parties are unable to agree upon an arbitrator, the Oregon State Mediation and Conciliation 
Service shall be requested to submit a list of seven (7) names of Oregon and/or Washington 
arbitrators. Both the City and the Union shall have the right to strike three (3) names from the list. 
The union will strike first.  The City shall have the last strike. The process shall be repeated until 
there is one remaining person and this person shall be the arbitrator. The designated arbitrator 
shall hear both parties and take testimony and evidence in a hearing on the disputed matter and 
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shall issue a decision which shall be final and binding on the parties, if within the scope of this 
Agreement. Expenses for the arbitrator shall be borne equally by the Union and the City. If either 
party desires a verbatim recording of the proceedings, it may cause such record to be made, 
provided it pays for the record and makes a copy available without charge to the arbitrator. If the 
other party desires a copy, both parties shall share the cost of the transcript and all copies. The 
arbitrator shall not have the power to alter, amend, or modify the terms of this Agreement. 

 
SECTION 2.  The time period specified in this article may be extended or modified only by mutual 
agreement in writing. Failure by the Union to comply with a specified time period shall constitute 
acceptance of the City's position at the preceding step. Failure by the City to comply with a specified time 
period shall constitute rejection of the grievance at that step and thereby allow the employee to process 
the grievance at the next step. 

 
 

ARTICLE XIII -PROBATIONARY PERIOD 
 

SECTION 1. The probationary period is an integral part of the employee's selection process and 
provides the City with the opportunity to improve the department by observing a new employee's work 
and training, by aiding new employees in adjustment to their positions and by providing an opportunity 
to reject the employee. Every new employee hired into the bargaining unit shall serve a probationary 
period of six (6) full months, after which he/she shall be considered a regular employee and granted 
seniority back to the most recent date of hiring. If the City determines the employee is not meeting 
standards, rather than terminating the employee, the City may extend the probationary period an 
additional six months by providing the Union and the employee notice that the probation will 
be extended.  This may occur only one time. The Union recognizes the right of the City to terminate 
probationary employees for any reason. Termination of a probationary employee shall not be subject to 
the grievance procedure under article XI. 

 
SECTION 2. Application  of Probationary  Period. The Union recognizes the right of the City to 
exercise all functions not specifically modified by this Article with respect to probationary employees, 
including but not limited to, the shifting of work schedules and job classifications, the assignment of on-
the-job training, cross-training or other classifications, the requirement that such employees attend 
training programs on their off- duty time, for which they will be compensated at one and one-half times 
their regular rate of pay. 

 
SECTION 3. Promotional Probationary Period. Regular full time employees 
promoted into a higher classification shall serve a promotional probationary period of six months. The 
Union also recognizes the right of the City to demote an employee on promotional probationary status to 
his/her previous position for any reason, if the position is available. Demotion of an employee on 
promotional probationary status shall not be subject to the grievance procedure under Article XI. 
Employees promoted outside of the bargaining unit do not retain any rights or benefits provided for in this 
agreement. 

 
 

ARTICLE XIV -GENERAL PROVISIONS 
 

SECTION 1. Nondiscrimination.  The provisions of this Agreement  shall be applied equally to all 
employees in the bargaining unit without discrimination to marital status, sex, race, color, creed, national 
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origin, sexual orientation or political affiliation. The Union shall equally share with the City the 
responsibility for applying the provisions of the Agreement and the provisions of Section 1. 

 
SECTION 2. Gender. All references to employees in this Agreement shall designate both sexes, and 
wherever the male gender is used, it shall be construed to include the female gender. 

 
SECTION 3.Employee Rights. Employees shall have the right to form, join  and participate in the 
activities of the Union or any other labor organization or to refrain from any and all such activities, and 
there shall be no discrimination by either the City or the Union by reason of the exercise of such rights 
except as specifically provided in this Agreement. Nothing in this Agreement shall be construed as 
precluding or limiting the right of an individual employee from representing himself in individual 
personal and personnel matters so long as any action taken by the City is not inconsistent with other 
terms of this Agreement and the Union has been given an opportunity, at their request, to comment on the 
action taken, if any. 

 
SECTION 4.  LAYOFF AND RECALL 
1. LAYOFFS.In the event a reduction in personnel is determined to be necessary by the City, length of 
service within the classification shall be the determining factor in such layoff providing the skill, 
competency, ability and past performance of employees are substantially equal in the opinion of the 
City. 

 
2. RECALL. During the period of six (6) months following a layoff of a position and in the event a 
recall of a lay off position is determined to be necessary to the City, length of service shall be the 
determining factor in such recall providing the skills, competency, ability and past performance of 
employees are substantially equal in the opinion of the City. An employee's refusal to accept a recall of 
position obviates the City's responsibility to make further offers. For the purposes of recalling 
employees, notice of recall from a layoff period exceeding five regular City work days shall be sent by 
mail, return receipt requested, sent to the employee at his/her last known address of record as furnished 
by the employee to the City. For layoff periods ofless than five days, a personal visit by a City 
representative or a telephone call will suffice. 

 
SECTION 5.Outside Employment. Employees in the bargaining unit shall not accept outside 
employment that will interfere with their employment with the City. Any outside employment must be 
approved by the City. 

 
SECTION 6. Authorized  Travel, Training and Conference Attendance. Reasonable food, lodging and 
travel expenses or any of them as applicable, shall be reimbursed by City when incurred by an employee 
required by the City to attend a conference or meeting, when said activities are held in a location other 
than the City of Willamina. The City shall pay the tuition and instructional material cost for any employee 
required by the City to attend a course of instruction. The City will pay for any special licenses required 
by the State or Federal government that pertains to the employee's work. 

 
SECTION 7. Uniforms and Protective Clothing. Ifan employee is required by the City to wear 
protective clothing, adequate clothing will be provided. Public Works employees will be provided with 
three (3) work shirts and one (1) jacket all identifying the City. 
The City will be required to launder and maintain uniforms. Uniforms must be worn whenever an 
employee is on duty.  Futhermore, the City will provide the employee proper PPE for their job activities in 
compliance with OSHA, OR-OSHA or as mandated in a product’s MSDS specifications.  The City will 
also reimburse an employee up to $250.00 a year for work boots. 
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ARTICLE XV -HEALTH AND WELFARE, RETIREMENT AND 
LIFE INSURANCE 

 
SECTION 1.HEALTH AND WELFARE.  The City will, through December 31, 2017,  provide 
employees and their dependents with medical, dental and vision coverage comparable to current 
benefitsunder the current CIS Plan V-A PPP RX4.  Beginning January 1, 2018, the City will provide 
employees and their dependents with medical coverage under CIS COPAY Plan A RX4 or comparable 
plan, Dental II and VSP Vision..  
 
Effective July 1, 2012, eEmployees shall contribute 10% of the premium rate for the health insurance, 
Dental and VSP (Vision) on a pre-tax basis through payroll deduction for the life of the contract. 
 
In addition, beginning November 1, 2017, the City will contribute as a wage offset into an HRA-VEBA 
account, $75.00 per month for an employee only or $150.00 per month for an employee with dependents.  
The City will pay any administrative cost for the management of the HRA-VEBA. 

 
Regular part time employees may, at their option, elect to receive health insurance on a pro-rated basis. 

 
Parties acknowledge that changes in health and welfare benefits that are a result of new requirements 
under the Affordable Care Act are not subject to additional bargaining. 

 
SECTION 2. LIFE INSURANCE. The City agrees to continue during the term or this Agreement the 
Life Insurance in effect. 

 
 

ARTICLE XVI - PERSONNEL RULES 
 

The Union agrees to accept the personnel rules and regulations adopted by the City. It is expressly 
understood that in the event of any conflict between the collective bargaining agreement and the 
personnel rules, the Agreement shall prevail; provided, however, that every effort shall be made to carry 
out the purposes of this Agreement and the City Personnel Policy Manual. 

 
 

ARTICLE XVII - SAVINGS 
 

In the event any words or sections of this Agreement are in violation of statute or constitutional 
amendment or declared to be invalid by any court of competent jurisdiction, by ruling by the Employment 
Relations Board, or by inability of the employer or the employees to perform to the term of the agreement, 
then upon request by either party the invalid words or sections of the collective bargaining agreement shall 
be opened for negotiation of the impact of the change of any mandatory subjects. All other portions of the 
Agreement shall remain in full force and effect. 

 
Renegotiation of any provision of the collective bargaining agreement pursuant to this article shall 
be subject to ORS 243.698. (expedited bargaining). 
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APPENDIX A - SALARY SCALE 
 

 
Effective Ju1y 1, 2017 

SALARY SCALE (HOURLY) 
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I 

 

 
*Steps are yearly on anniversary date & upon satisfactory performance evaluation 

 

ARTICLE VII - DURATION 
 

This Agreement shall remain in full force and effect during the period of negotiations 
except that, upon the expiration of this Agreement, either party may take economic action 
after having exhausted all remedies required under applicable Oregon Revised Statutes. 
Either party to this agreement may initiate negotiation for renewal, amendment and or 
revision of this Agreement ninety (90) days prior to termination of this Agreement. 

 
Any subject contained within this Agreement may be opened at any time upon mutual 
agreement of both the City and the Union. This agreement shall be effective upon July 1, 
2017 through June 30, 2020. 

 
OREGON. & SOUTHERN IDAHO 
DISTRICT COUNCIL OF 
LABORERS', LIUNA 

 
 
 

 
LABORERS INTERNATIONAL UNION 
OF NORTH AMERICA, LOCAL #737 

---:-- 
BY:  
Date:  

LABORERS LOCAL #737 SHOP STEWARD  
BY:  

 
Date:   

 

MAYOR CITY OF WILLAMINA 
 
 
 
 
 

CITY RECORDER 

Date:  
 

Date:  
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