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CITY of THE DALLES

313 COURT STREET
THE DALLES, OREGON 97058

(541) 296-5481 ext. 1125
PLANNING DEPARTMENT

AGENDA
CITY OF THE DALLES PLANNING COMMISSION

CITY HALL COUNCIL CHAMBERS
313 COURT SREET

THE DALLES, OREGON 97058
CONDUCTED IN A MEETING ROOM IN COMPLIANCE WITH ADA STANDARDS

THURSDAY, APRIL 6, 2017

5:30 P.M.
CALL TO ORDER
ROLL CALL:
Commission Chair:  Bruce Lavier
Commissioners: Sherry DuFault, John Nelson, Mark Poppoff, Steve Ross,

Jeff Stiles, Chris Zukin
APPROVAL OF AGENDA
APPROVAL OF MINUTES: March 16, 2017
PUBLIC COMMENT: Items not on the agenda

PUBLIC HEARING:

A. CONDITIONAL USE PERMIT 185-17 — Mid-Columbia Fire and Rescue
Site and construct a new fire station tower at the existing fire station.
Property is located at 1400 W. 8™ Street and is described as 2N 13E 33C
tax lot 2100. Property is zoned High Density Residential — RH with a
Community Facility Overlay — CFO.

ACTION ITEM

A. HOUSING AND RESIDENTIAL LAND STUDIES - Discussion and action
on Buildable Lands Inventory, Housing and Residential Land Needs
Assessment and Housing Strategies Report

RESOLUTIONS
A. Approving Conditional Use Permit 185-17 — Mid-Columbia Fire and
Rescue

Site and construct a new fire station tower at the existing fire station.
Property is located at 1400 W. 8" Street and is described as 2N 13E 33C
tax lot 2100. Property is zoned High Density Residential — RH with a
Community Facility Overlay — CFO.
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IX.  STAFF COMMENTS
Next scheduled meeting: April 6, 2017

X. COMMISSIONER COMMENTS OR QUESTIONS

XI. ADJOURNMENT
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CITY of THE DALLES

- "]
THE DALLES, OREGON 97058

(541) 296-5481 ext. 1125
PLANNING DEPARTMENT

MINUTES
CITY OF THE DALLES PLANNING COMMISSION

CITY HALL COUNCIL CHAMBERS
313 COURT SREET
THE DALLES, OREGON 97058
CONDUCTED IN A MEETING ROOM IN COMPLIANCE WITH ADA STANDARDS

THURSDAY, MARCH 16, 2017
5:30 P.M.

. CALL TO ORDER
Chair Lavier brought the meeting to order at 5:35 p.m.

Il. ROLL CALL
In Attendance:
Commission Chair: Bruce Lavier

Commissioners: Sherry DuFault, John Nelson, Mark Poppoff, Steve Ross

Absent: Jeff Stiles, Chris Zukin

Staff Present: City Attorney Gene Parker, Planning Director Steve Harris,
Public Works Director Dave Anderson, City Engineer Dale
McCabe

.  APPROVAL OF AGENDA
Commissioner Nelson moved to approve the agenda as written. Commissioner DuFault
seconded the motion; the agenda was unanimously approved by the Commission.

IV. APPROVAL OF MINUTES
Commissioner Ross moved to approve the February 16, 2017 minutes; Commissioner
Poppoff seconded the motion. The minutes were unanimously passed.

V. PUBLIC COMMENT
None.

VI.  PUBLIC HEARINGS

A. ZONING ORDINANCE AMENDMENT ZOA 95-17 — Proposed Land Use and
Development Ordinance Amendments pertaining to recreational retail marijuana
establishments separation requirements and establishing odor control and screening
requirements for personal grow sites.

Director Harris began the public hearing referring the Commission to direction from
City Council (Council's direction to Staff to revisit separation distances and draft
alternative language) and discussions held at the February 16" Planning
Commission meeting.
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Director Harris explained that any item that potentially amends the Land Use and
Development Ordinance (LUDO) requires a 35-day notice to the State. Notice was
sent to the Department of Land Conservation and Development on January 27,
2017. In addition, a Notice of Public Hearing was published in The Dalles Chronicle
on March 5, 2017, and a direct notice was sent to operators of retail recreational
marijuana establishments in the City.

An email from Mr. Norm Brock, Columbia River Herbals, was submitted to the
Planning Commission expressing Mr. Brock’s application concerns regarding his
establishment on West 6™ Street (Exhibit 1).

Director Harris presented maps displaying 500 foot and 1,000 foot buffer zones and
potential marijuana dispensary locations. Harris stated that 500 foot buffer zones
would provide additional retail sites.

Director Harris noted at the February 16" meeting, the Commission also discussed
an annual operator's license and a temporary moratorium on subsequent
applications within the separation area.

Commissioner DuFault questioned the need to readdress the 1,000 foot separation.
Director Harris replied it was at the request of City Council that Staff and Planning
Commission revisit the current separation requirement. Council discussion at the
November 14™ meeting also included recognizing that physical barriers between
recreational retail establishments may constitute a mitigating factor in allowing the
facilities to be located closer than 1,000 feet from each other as provided for in
existing regulations.

Commissioner Poppoff asked if that was due to the two applications submitted
almost simultaneously. Director Harris replied at the time Staff noted on both Land
Use Compatibility Statements that there potentially may be permitted a retail facility
located within 1,000 feet of each other, requesting that the State take that into
consideration when processing the license permit application and to notify the City
before issuing the license.

Director Harris stated the hearing on the agenda was to consider proposed
amendments to the Land Use Development Ordinance for odor control and
screening for personal marijuana grow sites, in addition to the recreational retailer
separation requirements.

Three alternatives were presented for the Planning Commission’s consideration:

Alternative No. 1 — reduces the 1,000 foot separation requirement to a 500 foot
minimum separation requirement between recreational marijuana retailers. The use
would still be allowed by right, subject to operating standards (e.g., hours of
operation, no drip-up facility, etc.).

Alternative No. 2 — allows for a reduction in the 1,000 foot separation requirement to
a minimum of 500 feet separation with the issuance of a Conditional Use Permit
(CUP). Recreational marijuana retailers would be allowed by right if they were
located more than 1,000 feet apart. Whether allowed by right or through the
issuance of a CUP the use would be subject to operating standards.
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Alternative No. 3 — allows for a reduction in the 1,000 foot separation requirement
with no minimum separation requirement established, with the issuance of a
Conditional Use Permit (CUP). Recreational marijuana retailers would be allowed by
right if they were located more than 1,000 feet apart. Whether allowed by right or
through the issuance of a CUP the use would be subject to operating standards.

Director Harris stated benefits to Alternatives Number 2 and Number 3 allow for
public notice and public comment as well as provide opportunity to place additional
conditions on the project through the CUP process.

Chair Lavier invited comments from the audience.

Mr. Don Lewis
3021 W. Seventh Street
The Dalles, OR 97058

Mr. Lewis stated since annexation into the City his property taxes increased
$1,000 a year. He said he was assured that the Arby’s property would never
be a pot shop. Mr. Lewis claims his neighborhood has become a cesspool.
He suggested a fourth option of more than a 2,000 foot separation.

Commissioner DuFault stated she was not in favor of a change. Commissioner Ross
stated he was in favor of Alternative 2.

Commissioner Nelson stated Alternative Number 2 would allow some flexibility to put
controls and conditions on a project.

Chair Lavier revisited the suggestion of an annual license. Director Harris
responded, saying that practice is used in other jurisdictions; additional research is
required before implementing that option.

Director Harris stated the State license is renewed annually. Part of their process is
to review any comments or concerns from the local jurisdictions. Complaints or
operating out of compliance with local regulations may result in the State not
renewing the annual permit of the operator. If the business operated out of
compliance with the CUP, the City could revoke the license as well. The CUP
process used properly gives the City another tool in conjunction with the State’s
license.

Director Harris stated the temporary moratorium would help as well because of the
confusion associated with the two applications. If there was a suspension or inability
to apply for or go through the process until another application had gone through the
process and was either approved or denied, it would prevent some of the issues
seen now between the two operators.

Chair Lavier referred to prior discussion suggesting a 120 day time frame for a
temporary moratorium.

Director Harris replied that the time frame is established. Regulations state after an
application is submitted Planning has 30 days to deem the application complete and
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a total of 120 days to bring that item to the Planning Commission for approval. What
was not established was the time required for the State to go through their process.

Commission consensus was that a temporary moratorium would provide some
assurance for applicants while removing potential confusion surrounding multiple
applications.

Further discussion touched on the need for a City business license. That subject
was deemed outside the scope of the Planning Commission.

Chair Lavier closed the Public Hearing at 6:27 p.m.

Commissioner Nelson made a motion to recommend to City Council the language
offered in Alternative No. 3 of the Planning Commission Staff Report. Commissioner
Ross seconded the motion. The motion passed 4-1; DuFault opposed, Stiles and
Zukin absent.

Commissioner DuFault made a motion that upon application of a Land Use
Compatibility Statement any further applications be put on hold for 150 days.
Commissioner Poppoff seconded the motion; the motion passed unanimously, Stiles
and Zukin absent.

B. COMPREHENSIVE PLAN AMENDMENT CPA 42-17 AND ZONING ORDINANCE
AMENDMENT ZOA 94-17 — Pertaining to adoption of updated Transportation
System Plan and various amendments to the Comprehensive Land Use Plan and the
Land Use and Development Ordinance

Director Harris referred the Commission to the Transportation Plan discussed at the
February 6™ workshop, along with memos on suggested amendments to the Land
Use and Development Ordinance, the Comprehensive Plan that would implement
policies in the draft Transportation System Plan (TSP), and a handout referencing
various construction projects. Director Harris then introduced City Engineer Dale
McCabe and Susan Wright, Consultant, Kittelson and Associates.

Mr. McCabe stated this Public Hearing was the next step toward final adoption of the
TSP. The Planning Commission could make edit recommendations to the TSP to be
proposed on April 10" at the City Council Public Hearing, prior to going to adoption.

Susan Wright presented an overview of work completed and focused on changes
made as a result of the work session, Exhibit 2. She stated the TSP provides
guidance for how the city operates its transportation system, including priority
projects, policies and programs to guide the city for the next 20 years. It helps guide
development review decisions, capital improvements and planned programming.
Ms. Wright also brought attention to edits in the TSP evolving from the work session.

Dave Anderson, Public Works Director for City of The Dalles provided background
information on potential bicycle routes to improve access through downtown area.
He stated one recommendation from the Bicycle Advisory Committee was to develop
First Street as a primary bicycle route. Also planned was a streetscape project
anticipated to improve First Street with lighting, improved sidewalks and pedestrian
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facilities. However, bicycle lanes on First Street would remove parking availability
along the north side of First Street.

Ms. Wright drew attention to associated Comprehensive Plan amendments and
LUDO amendments necessary for implementation of the TSP.

Ms. Wright also elaborated on Staff concerns regarding partitions occurring on non-
network streets without frontage improvements. A subdivision would be required to
include transportation and other infrastructure facilities. A serial partition is, in
essence, provided with a waiver from those improvements. Commission consensus
was to explore options for further scrutiny on partition applications.

Chair Lavier invited public comments.

Bruce Lumper

Vice President, Riverfront Trail Board
Co-Chair, The Dalles Watershed Council
6377 Mill Creek Road

The Dalles OR 97058

Mr. Lumper presented a letter to the Commission, Exhibit 3, requesting that the
Planning Commission consider changes to the Transportation Safety Plan for Mill
Creek Trail, Phases | through Ill. Inclusion of the Mill Creek Trail phases would
provide additional impetus for funding.

Planning Commission consensus was to include Mill Creek Trail, Phases | through
1, in the TSP.

Engineer Dale McCabe asked the Commission if there were additional questions or
suggestions for the draft TSP.

Chair Lavier expressed a desire for stronger language dealing with serial partitions.

Commissioner Poppoff recommended rather than installing sidewalks on West
Second Street, a dual use lane for both pedestrians and cyclists would be more
practical. McCabe responded stating that in discussions with the public advisory
committee and discussion at both public meetings, it was felt pedestrian and bicycle
improvements are needed.

Chair Lavier and Commissioner DuFault expressed their thanks for the efforts that
went into the Transportation System Plan.

Chair Lavier closed the Public Hearing at 7:41 p.m.
Commissioner DuFault made a motion to adopt the draft Transportation System Plan
with the inclusion of changes suggested in Bruce Lumper’s March 16 memo.

Commissioner Poppoff seconded the motion; the motion passed unanimously, Stiles
and Zukin absent.
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VII.

VIII.

RESOLUTIONS

561-17: CPA 42-17 and ZOA 94-17 City of The Dalles

Commissioner DuFault made a motion to adopt Resolution 561-17 with changes in the
amendments to include language and also the amendments to Section 3.040
considering serial partitions. Commissioner Poppoff seconded the motion; the motion
passed unanimously, Stiles and Zukin absent.

562-17: ZOA 95-17 City of The Dalles

Commissioner Nelson made a motion to adopt Resolution 562-17, selecting Option
Three (Alternative 3 in Staff Report) in the findings and accepting the entire suggested
odor and screening provisions. Commissioner Poppoff seconded the motion; the motion
passed 4-1, DuFault opposed, Stiles and Zukin absent.

STAFF COMMENTS

Next scheduled meeting: April 6, 2017

Director Harris informed the Commission of agenda items for the April 6™ meeting.
Items include a Conditional Use Permit for a training tower for Mid-Columbia Fire and
Rescue and various Housing Studies, the Buildable Lands Inventory, Housing Strategy
and Housing Residential Plans Assessment. Multiple Comprehensive Plan and LUDO
text amendments must be adopted to fully implement the recommendations of the
Housing Strategies Report. Because the studies are funded by State grants, it is
necessary to present them to City Council next month to meet funding obligations.

COMMISSIONER COMMENTS OR QUESTIONS
There were no further comments or questions.

ADJOURNMENT
Chair Lavier adjourned the meeting at 7:52 p.m.

Respectfully submitted by Planning Secretary Paula Webb.

Bruce Lavier, Chair
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PLANNING COMMISSION

STAFF REPORT
CITY OF THE DALLES

PLANNING DEPARTMENT
Applicant: Mid-Columbia Fire and Rescue

Request: To construct a fire training tower to be located at the existing fire station.
Procedure Type: Conditional Use Permit 185-17; Quasi-Judicial

Prepared by: Nick Kraemer, Associate Planner

Hearing Date: April 6, 2017

Assessor’s Map: Township 2 North, Range 13 East, Map 33 C

Tax Lot: 2100
Address: 1400 W 8th Street
Zoning District: “CFO” Community Facility Overlay - “RH” Residential High Density

BACKGROUND INFORMATION

The subject site holds the Mid-Columbia Fire and Rescue Fire Station — which was approved
under CUP 104-97 and the majority of the facility was constructed in 1998. CUP 126-02 was
also approved for the site to locate a helistop for Lifeflight transport at the Fire Station. This
application is a request to construct a fire training tower at the Fire Station. The property is
zoned “RH” Residential High Density with a “CFO” Community Facility Overlay. Section
5.100.050 of the City of The Dalles Land Use Development Ordinance (LUDQO) details that
major modifications to uses within the CFO Community Facility overlay district require a new
application for a conditional use permit. The applicant has indicated that the fire training tower
will accommodate training activities that are already taking place on the site and will not result in
a significant increase the amount or type of activities taking place at the Fire Station.

NOTIFICATION
Property owners within 300 feet, City Departments, franchise utilities, Mid-Columbia Fire &
Rescue, Wasco County Health Department, and State Building Codes.

COMMENTS RECEIVED

Pre-Application —Site Team. The application was reviewed by the Site Team members on
February 23, 2017.

Property Owner Comments — No comments were received as of the date of this report.

RECOMMENDATION: Approval, with conditions, based upon the following findings of fact.

CUP 185-17
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A. LAND USE AND DEVELOPMENT ORDINANCE 98-1222:

Section 3.010.040 Applications:

Subsection B. Completeness.
FINDING A-1: This application was found to be complete on March 7, 2017.
The 120-day State mandated decision deadline is July 5, 2017.

Section 3.020.050 Quasi-Judicial Actions:
Subsection A. Decision Types, (1) Site Plan Review; (3) Conditional Use Permits:
FINDING A-2: This application is for a Conditional Use Permit as required by
Section 5.100.050 & Section 3.050 Conditional Use Permits. The decision
criteria listed in this ordinance section is addressed in the body of this staff report.

Subsection B. Staff Report. The Director shall prepare and sign a staff report for each
quasi-judicial action, which identifies the criteria and standards applying to the
application and summarizes the basic findings of fact. The staff report may also include
a recommendation for approval with conditions, or denial.
FINDING A-3: The staff report will detail criteria and standards relevant to a
decision, all facts will be stated, and explanations given. This will be detailed
through a series of findings directly related to relevant sections and subsections of
the ordinance as they relate to this request.
Subsection C. Public Hearings.
FINDING A-4: The public hearing is scheduled for April 6th, 2017.

Subsection D. Notice of Hearing.
FINDING A-5: Appropriate mailings to property owners within 300 feet and
notice to affected departments and agencies have been completed.

Section 3.050.030 Review Procedures:
Subsection A. Applications. Conditional Use Permit applications shall be accompanied
by at least 15 copies of the concept site plan, and when required, two copies of the
detailed landscape and construction/design plans, per the provisions of Section 3.030:
Site Plan Review.
FINDING A-6: Copies of the required plans have been submitted. Criterion
met.

3.050.040 Review Criteria:
Subsection A. Permitted Conditional Uses. The proposed use is conditionally permitted
in the zone district where it is proposed to be located.
FINDING A-7: The proposed use is an allowed use — J. Public Safety Facilities
— in the CFO Community Facilities Overlay District. Criterion met.

Subsection B. Standards. The proposed use conforms to all applicable standards of the
zone district where the use is proposed to be located. The proposed use will also be
consistent with the purposes of this ordinance, applicable policies of the Comprehensive
Plan, and any other statutes, ordinances, or policies that may be applicable.

CUP 185-17
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FINDING A-8: The proposed use is permitted through a Conditional Use Permit
review process. The review will also include that all requirements of a Site Plan
Review be met. The Site Plan Review criteria will be addressed later in this staff
report. Criterion met.

Subsection C. Impact. The proposed structure(s) and use(s) shall be designed and
operated in such a way as to meet the standards of this section. Impacts caused by the
construction of the conditional use shall not be considered regarding a decision on the
validation of the application.
1. Noise impacts across the property line shall not exceed 60 decibels. Noise
related to traffic impacts shall not be included in this determination. Nothing in
this section shall modify other noise ordinance standards as adopted by the City.
FINDING A-9: As stated in the general description section — the Fire Tower will
accommodate training activities that are already taking place on the site — so the
applicant doesn’t anticipate any noise impacts beyond what currently occurs at the
site. The applicant will be advised of the allowable levels. Criterion can be
addressed as a condition of approval.

2. Lighting impacts across the property line shall not exceed 0.5 foot-candles (a
foot-candle is the amount of light falling upon a 1-square-foot surface which is 1
foot away from a 1-candlepower light source.)

FINDING A-10: The applicant has not proposed any significant additional
lighting with this application. The fire training tower will have some minor
exterior lighting. The lighting will be addressed as a condition of approval and is
discussed later in this report. Criterion can be addressed as a condition of
approval.

3. Dust and other particulate matter shall be confined to the subject property.
FINDING A-11: The applicant will be required to confine dust and particulate
matter to the subject property. Criterion can be addressed as a condition of
approval.

4. The following odors shall be completely confined to subject property:
a. industrial and/or chemical grade chemicals, solvents, paints, cleaners,
and similar substances;
b. fuels, and
c. fertilizers, manure, or other animal waste products, other than for
landscape installation and maintenance.
FINDING A-12: The applicant has explained that the Fire District follows strict
regulations in regards to the types and amounts of materials to be burned in the
training tower for training activities. For example - these regulations include
requirements to use pallets without chemicals that could produce harmful offsite
impacts. The training activities are limited to less than 20 events per year and
several actions are taken by the Fire District to prevent offsite impacts from these
events. Criterion met.

5. Vibrations shall not be felt across the property line.

CUP 185-17
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FINDING A-13: The applicant does not expect any major vibrations to be
created by the fire training activities at the proposed fire tower. The applicant
will be advised of the allowable levels. Criterion can be addressed as a
condition of approval.

6. The transportation system is capable, or can be made capable, of supporting
the additional transportation impacts generated by the use. Evaluation
factors shall include, but are not limited to:

a. Street designations and capacities; and
b. On-street parking impacts.

FINDING A-14: 9: As stated in the general description section — the Fire Tower

will accommodate training activities that are already taking place on the site — so

the applicant doesn’t anticipate any traffic impacts beyond what currently occurs
at the site. No changes to access are proposed. Criteria met.

7. In areas designated as Historic Districts, proposed development and
redevelopment shall first require review and approval of the Historic
Landmarks Commission in accordance with the procedures of the Historic
Resources Ordinance (General Ordinance No. 94-1194.)

FINDING A-15: The subject property is not located in a National Historic

District. Criteria not applicable.

Site Plan Review - Section 3.030.040 Review Criteria.

A. City Ordinance Provisions. All the provisions from the applicable City ordinances have
been met, or will be met, by the proposed development.

FINDING A-16: All provisions are met by this proposal, or will be met, as a
condition of approval. This will be detailed in the staff report through a series of
findings.

B. Public Facilities Capacity. Adequate capacity of City facilities for water, sanitary sewer,
storm sewer, and streets and sidewalks can and will be provided to, and were applicable,
through, the subject property.

FINDING A-17: The existing utilities are sufficient to accommodate the
proposed use and no changes are requested with this application. The subject site
is surrounded with sidewalks and fully improved streets — no further
improvements are required as a part of the proposed use. Criteria met.

C. Arrangement of Site Elements.
1. Promote pedestrian, bicycle, and vehicular safety and welfare.

CUP 185-17
Fire Tower

FINDING A-18: The subject site is already improved with sidewalks and
pedestrian connections. These existing improvements are located in the areas of
the Fire Station that are open to the public and visitors. The fire training tower is
to be located in an area of the subject property that is dedicated to training
activities and equipment maintenance etc. — which is not accessible to the public
and visitors. Therefore, pedestrian connections are not necessary in this area and
the training tower area needs to be kept open for training activities. Criterion
met.
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2. Preserve and maintain public amenities and significant natural features.
FINDING A-19: There are no known public amenities or significant natural
features on this site. Criterion does not apply.

3. Avoid traffic congestion.
FINDING A-20: As stated in the general description section — the Fire Tower
will accommodate training activities that are already taking place on the site — so
the applicant doesn’t anticipate any traffic impacts beyond what currently occurs
at the site. No changes to access are proposed. Criteria met.

4. Minimize potential adverse impacts on surrounding properties.
FINDING A-21: Nuisance conditions that may develop are addressed on a
complaint basis; this includes noise, dust, vibration, and odor. Criterion will be
addressed as a condition of approval.

D. Lighting. Proposed lighting shall not directly illuminate adjoining properties.
FINDING A-22: No new significant lighting is proposed with this application.
Any changes to lighting will need to meet requirements in the LUDO. Criterion
does not apply.

E. City Engineer Approval. Detailed construction/design plans for public infrastructure,
improvements, or rights of way affected by or located within a proposed development site
shall be approved by the City Engineer as a condition of Site Plan Review approval.

FINDING A-23: There are no new public infrastructure improvements or
changes to rights-of-way proposed with this development. Criterion does not
apply.

F. Waiver of Remonstrance. Where applicable, the applicant shall agree to waive any future

rights to remonstrate against future improvements, per the provision of Section 6.110: Waiver of

Right to Remonstrate of this ordinance.

FINDING A-24: A Waiver of Remonstrance was completed with the original
CUP approval in 1997. There are no new public infrastructure improvements or
changes to rights-of-way required with this development. Criterion met.

CUP 185-17
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Section 5.050.050
The following table specifies Central Business Commercial development standards applicable to

Development Standards:

this application.

CFO - Community | Standard Proposal Meets
Facilities Overlay Requirements
District
Lot Size No minimum, one City | Existing lot Yes.
block maximum
Setbacks No minimum setbacks | Existing and proposed | Yes.
except  that  vision | buildings meet vision
clearance requirements | clearance requirements.
are met.
Building Height 40 ft. maximum Proposed fire tower is | Yes, measurement of

40’ tall to roof of
structure. 3’ tall parapet
extends above roof.

building height is to roof
and parapet is excluded
from building height
maximum

Building Orientation

New buildings shall be

oriented primarily
toward a street or
designated accessway.
Building orientation
shall include an
entrance.

Existing  building is
oriented towards Street.
Fire training tower is not
open to public or
general visitors

Does not apply to fire
tower.

Pedestrian Access

All building entrances
shall have a clear
pedestrian connection to
the street/sidewalk in
accordance with sub-
section  5.050.060{C}:
Pedestrian Walkways

Sidewalk exists along
entire  frontage  of
subject site and connect
to the main entrance of
existing building.

Does not apply to fire
tower.

Off-Street Parking

Off-street parking
requirements were met
by original CUP
approval.

Applicant has proposed
no additional off-street
parking spaces.

Yes, additional parking
is not required as the fire
tower will not increase
demand for parking at
site.

FINDING A-25: This proposal meets the development standards. Criterion Met.

CUP 185-17
Fire Tower
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Section 6.010 Landscaping Standards
Subsection 6.010.070 Required Landscaping by Zone: CFO - subject to underlying zone
requirements, unless reduced or expanded by the Commission through the Conditional Use
Process. RH is underlying zone — site must be landscaped to 1.5 times the first floor area of
all structures. .
FINDING A-26: The first floor area of all structures is shown on the site plan as
21,524 sq ft for existing structures and 1,320 sq ft for fire tower which adds up to
22,844 sq ft. 1.5 times the total structure area results in 34,266 sq ft of
landscaping required. The site plan shows 29,257 sq ft of landscaping.

The applicant has included an information sheet with the application requesting a
reduction of the landscaping requirements for the proposed use. The request
explains that the site already has significant landscaping in the areas visible to the
public and that landscaping around the fire tower would not be conducive to its
purpose — as the area around the fire tower needs to be clear to accommodate
training exercises.

Staff supports the request for reduction. The landscaping requirement in other
zones— such as CG, CLI, and CR - range from 15-20% of first floor area —
whereas the CFO zone is requiring 150%.

Criterion met with Planning Commission approval of reduction in
landscaping standards.

Section 6.050 Access Management
Subsection 6.050.030 General Requirements: several requirements regarding safe access.
FINDING A-27: The existing access areas meet the requirements of this section,
and no new access points are proposed with this application. Criterion is met.

CONCLUSION AND STAFF RECOMMENDATION: Staff is recommending approval of
this application with the suggested conditions listed below.

IF APPROVED, RECOMMENDED CONDITIONS OF APPROVAL.:

1. All onsite and offsite improvements must be installed by the applicant in accordance
with the Land Use Development Ordinance.

2. Any activity that produces radio or television interference, noise, glare, dust or particulate
matter, vibration, smoke or odor beyond the site, or beyond allowable levels as determined
by local, state, and federal standards shall not be allowed.

3. Noise impacts across the property line shall not exceed 60 decibels. Lighting impacts
across the property line shall not exceed 0.5 foot-candles.

4. The applicant must meet all State Building Code requirements and complete the
permitting process through Mid-Columbia Building Codes.

CUP 185-17
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MCFR INFORMATION SHEET

DATE: April 6,2017
TO: City of The Dalles Planning Commission
FROM: Bob Palmer, Fire Chief

ISSUE: Request for waiver of landscaping requirement under the LUDO for the fire
district training tower construction project.

SYNOPSIS: Mid-Columbia Fire & Rescue is requesting a waiver of the landscaping
requirements as specified in Section 6.010.070 of the City of The Dalles LUDO.

BACKGROUND: Mid-Columbia Fire & Rescue is currently in the planning and permit
phase of constructing a fire training tower to be located at our main fire station. The fire
training tower will be used as a primary tool to provide realistic training for our
firefighters on a variety of exercises including:

e Hose advancement

e Fire attack

e Ventilation

e Search and rescue

e Laddering and rappelling

e Roof penetration

e Confined space awareness training
e THigh-angle rescue

e Fire simulation

The site-team review process is complete. It was noted during this process that the
general landscaping requirements for the CFO are subject to the underlying RH zone
which is 1.5 times the first floor area of all structures. It was additionally noted that
landscaping exists throughout the fire station complex site, however, it did not
completely meet the above requirement. Planning noted that this difference would need
to be reconciled through the CUP process.
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CONDITIONAL USE PERMIT APPLICATION BY: ,ﬂ

CITY OF THE DALLES

Planning Department
313 Court Street

The Dalles, OR 97058

(541) 296-5481, ext. 1125
Fax (541) 298-5490
www.ci.the-dalles.or.us

RE@EE&WE]@

----------------------

Date Filed
File#
Date Deemed Complete
Hearing Date
Approval Date
Permit Log #
Other Cross Reference#

APPLICANT LEGAL OWNER (If Different than Applicant)
Name Mid-Columbia Fire and Rescue Name

Address 1400 W. 8th Street Address

The Dalles, OR 97058

Telephone # 541-296-9445 Telephone #

E-mail address: rpalmer@mcir.org

PROPERTY INFORMATION

Address 1400 W. 8th Street, The Dalles, Oregon 97058

Map and Tax Lot 2N 13E 33 C 2100

Size of Development Site 3.99 Acres

Zone District/Overlay Community Facility In City Limits: Ye Nol
Comprehensive Plan Designation High Density Residential Geohazard Zone: Z

PROJECT INFORMATION

DNew Construction xpansioanlteration DChange of Use I:IAmend Approved Plan

Current Use of Property Fire Station Training Site

PI‘OpOSCd Use of PrOperty Fire Station Training Site Training Tower

Conditional Use Permit Application Page 1 of 5

OVER —
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Brieﬂy Expiain the Project Construction of a Fire Service Training Tower and adjoining Fire Training Building

PROPOSED BUILDING(S) FOOTPRINT SIZE (in square feet) 60 x 22 =1320 SqFt

PARKING INFORMATION

Total Number of Spaces Proposed NONE

Square Footage of Parking Lot Landscaping Proposed 9

LANDSCAPING INFORMATION

Total Square Footage Landscaping Proposed 0 Percent of Landscaping Irrigated 0

ECONOMIC DEVELOPMENT INFORMATION

D Proposed Project is located in the Enterprise Zone
Full Time Equivalent (FTE) jobs are currently provided.

FTE jobs are expected to be created by the proposed project.

Signature of Applicant Signature of Property Owner* or Owners Agent
“(\M‘VLZ_ 7 . PL/?W £-947 ?M }?@gu/’-/ 2-9—/7
Date Date

* Notarized Owner Consent Letter may substitute for signature of property Owner [

NOTE: This application must be accompanied by the information required in
Section 3.050: Conditional Use Permits, contained in Ordinance No. 98-1222,
The City of The Dalles Land Use and Development Ordinance.

PLANS REQUIRED: [] At least 12 copies of concept site plan.
[1 Atleastone 11x 17 concept site plan.

[] 2 copies detailed landscape plans [] 2 full size copies construction detail plans

Conditional Use Permit Application Page 2 of 5

OVER —
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. SITE/IMPROVEMENT CONTRACT

SITE GRADING TO FINISH GRADE AT ASPHALT AREAS AND LANDSCAPE
AREAS WHICH ARE TC BE AT FINISHED GRADE WITH TOP 1.0 FT.

MATERIAL TO BE CLEAN TOPSOIL,

SITE UTILITIES WATER, SEWER CONDUITS,
AND SLEEVES AS SHOWN.

SITE STORM SEWER COMPLETE WITH CATCH BASINS.

1) P.U.D. TO FURNISH, THIS CONTRACT TO INSTALL ALL CONDUITS, YAULTS AND

COORDINATE ALL WORK WITH P.U.D,

2) NATURAL GAS STUB~IN BY NATURAL GAS COMPANY.

3) COORDINATE ALL WATER AND SEWER UTILITY TAPS

WORKS DEPARTMENT, ALL WORK TO COMFORM TO APWA STANDARDS, AS MODIFIED

AND ADOPTED BY THE CITY OF THE DALLES.

* 4) SECURITY CAP ALL UTILITY AND OUCT STUB OUTS
5) STRIP AND REMOVE FROM .SITE ALL SURFACE VEGETATION, MINIMUM 4 INCH DEPTH.

6) GRADE TO REQUIRED SUBGRADE, USE EXISTING SITE MATERIALS FOR ANY REQUIRED
FILL COMPACT AT S5%OPTIMUM DENSITY UNDER ANY PAVING, CONCRETE SLAB OR
BUILDING AREA. BOXOPTIMUM FOR LANDSCAPE AREAS TO WITHIN 1.0 FOOT OF
FINISHED GRADE, TOP 1.0 FOOT TO BE LOOSE MATERIAL,

STHEET CUTS AND REPAIRS TD BE AS PER CITY OF THE DALLES STANDARDS.
7) ALL LAYOUT BY ENGINEER AT NO COST TO CONTRACTOR EXCEPT FOR REPLACEMENT

STAKING |F REQUIRED.
8) EARTHWORK VOLUMES =

EXISTING STOCKPILES

WILL BE NECESSARY, NOTE THAT APPROX. 200 cy.

FILL AND MUST BE DISPOSED OF AT THE CONTRACTORS EXPENSE. (SEE SPECIFICATIONS)

9) UGHT POLES TD MATCH EXISTING ON-SITE, TO HAVE ON/OFF SWITCHES ON BASES AND
TO HAVE A DUPLEX 110 VOLT OUTLET IN BASE. 2" DIAMETER ELECTRICAL CONDUIT AND

WIRING TO BE PLACED FROM POLE-TO~POLE.

10) ALL UNDEVELOPED AREAS WiTHIN THE PROJECT BOUNDARIES iS TO HAVE 3" OF RED
ROCK PLACED OVER STERIUZED TOPSOIL MATERIAL.

11) ALL CONCRETE SLABS AND STRUCTURES TO HAVE A MIN. 28 DAY COMPRESSIVE

STRENGTH (FC=2500) WITH 6% ENTRAINED AIR.
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CITY of THE DALLES

313 COURT STREET
THE DALLES, OREGON 97058

(541) 296-5481 ext. 1125
Planning Department

RESOLUTION NO. P.C. 563-17

Approval of Conditional Use Permit Application #185-17 Mid-Columbia Fire and
Rescue to Site and construct a new fire station tower at the existing fire station.
Property is located at 1400 W. 8" Street and is described as 2N 13E 33C tax lot 2100.
Property is zoned High Density Residential — RH with a Community Facility Overlay —

CFO.

I RECITALS:

A.

The Planning Commission of the City of The Dalles has on April 6,
2017 conducted a public hearing to consider the above request. A staff
report was presented, stating the findings of fact, conclusions of law,
and a staff recommendation.

B. Staff’s report of Conditional Use Permit #185-17 and the minutes of the
April 6, 2017 Planning Commission meeting, upon approval, provide
the basis for this resolution and are incorporated herein by reference.
Il. RESOLUTION:

Now, therefore, be it FOUND, DETERMINED, and RESOLVED by the Planning
Commission of the City of The Dalles as follows:

A.

In all respects as set forth in Recitals, Part “I” of this resolution.
Conditional Use Permit # 185-17 is hereby approved with the following
conditions of approval:

1. All onsite and offsite improvements must be installed by the
applicant in accordance with the Land Use Development
Ordinance.

2. Any activity that produces radio or television interference, noise,
glare, dust or particulate matter, vibration, smoke or odor beyond
the site, or beyond allowable levels as determined by local, state,
and federal standards shall not be allowed.

3. Noise impacts across the property line shall not exceed 60
decibels. Lighting impacts across the property line shall not exceed
0.5 foot-candles.

4. The applicant must meet all State Building Code requirements and
complete the permitting process through Mid-Columbia Building
Codes.

M. APPEALS, COMPLIANCE, AND PENALTIES:

A. Any party of record may appeal a decision of the Planning Commission
to the City Council for review. Appeals must be made according to
Section 3.020.080 of the Land Use and Development Ordinance, and
Planning Commission Resolution #563-17 Page 1 of 2
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must be filed with the City Clerk within ten (10) days of the date of
mailing of this resolution.

B. Failure to exercise this approval within the time limits set either by
resolution or by ordinance will invalidate this permit.
C. All conditions of approval must be met within the time limits set by this

resolution or by ordinance. Failure to meet any condition will prompt
enforcement proceedings that can result in: 1) permit revocation; 2)
fines of up to $500.00 per day for the violation period; 3) a civil
proceeding seeking injunctive relief.

The Secretary of the Commission shall (a) certify to the adoption of the Resolution; (b)
transmit a copy of the Resolution along with a stamped approved/denied site plan or
plat to the applicant.

APPROVED AND ADOPTED THIS 6™ DAY OF APRIL, 2017.

Bruce Lavier, Chair
Planning Commission

I, Steven K. Harris, Planning Director for the City of The Dalles, hereby certify that the
foregoing Resolution was adopted at the regular meeting of the City Planning
Commission, held on the 6™ day of April 2017.

AYES:
NAYS:
ABSENT:
ABSTAIN:
ATTEST:
Steven K. Harris — AICP
Planning Director, City of The Dalles
Planning Commission Resolution #563-17 Page 2 of 2
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PLANNING COMMISSION

STAFF REPORT
CITY OF THE DALLES

PLANNING DEPARTMENT

DATE: April 6, 2017

TO: Honorable Chairman and Members of the Planning Commission

FROM: Steven Harris, AICP %

Planning Director

ISSUE: HOUSING AND RESIDENTIAL LAND STUDIES

BACKGROUND
In 2015 the City received a Technical Assistance Grant from the State
Department of Land Conservation and Development to heip offset costs
associated with the preparation of a housing and residential land needs
assessment in compliance with Statewide Planning Goal 10 (Housing).
Subsequently in 2016 the City entered into a professional services agreement
with Johnson Economics and Angelo Planning Group to undertake the study and
prepare three project deliverables:

+ Buildable Lands Inventory

+ Housing and Residential Land Needs Assessment

+ Housing Strategies Report

To assist City staff and the consultants, the City Council appointed a Technical
Advisory Committee (TAC) comprised of representatives from the local real
estate community, housing authority, state housing and planning agencies, and a
City Planning Commissioner. The TAC met several times over the course of the
project to review/comment on draft documents, provide knowledge of local
conditions and to prioritize recommended implementation measures. '

Following acceptance of the reports by City Council, staff will undertake an
implementation program consisting of various Comprehensive Land Use Plan
and Land Use and Development Ordinance (LUDOQO) text amendments. This
implementation work is currently proposed in the department’s FY2017-18 work
program.

PROCEDURE
This is a non-public hearing item. The Planning Commission’s role is to review
the materials and forward any recommendations to the City Council. The Council

1
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will also review the reports and if appropriate move to accept the studies and
give staff direction regarding the proposed implementation program.

NOTIFICATION

Notification of this item was provided via publication of the meeting agenda. The
follow-up implementation items (Comprehensive Plan and LUDO text
amendments) will require a 35 day notice to the Department of Land
Conservation and Development, as well as a 10-day public hearing notice when
they return to the Planning Commission and City Council for consideration.

COMMENTS
As of the date of the preparation of this report, no comments have been received
from the public for this meeting.

DISCUSSION

As noted previously three work products have been produced by the consultant
team with assistance from the TAC. The reports and their respective major
components are summarized below.

Following a status update presentation on the studies, the City Council directed
that the TAC review the proposed implementation actions found in the Housing
Strategies Report before returning to the Planning Commission for action. The
TAC met on February 28" to review and establish priority rankings for the
measures. Their recommendations are found in the implementation program that
is included in the attached Housing Strategies Report.

Buildable Lands Inventory

» Residential lands within the Urban Growth Boundary (UGB) classified into
vacant, partially vacant and developed categories

¢ Residential lands inventory adjusted to account for development
constraints (e.g., flood areas, slopes greater than 25%, lands subject to
other regulatory restrictions)

¢ Buildout potential of “net developable” tands calculated for each applicable
residential density range.

Housing and Residential Lands Needs Assessment
» Demographic profile
Current housing conditions
Current housing needs
Anticipated housing trends
Future housing needs (2016-2036)
Reconciliation of forecasted need and buildable capacity

Housing Strategies Report
¢ Local housing issues summarized and recommended strategies presented

2
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Recommended Comprehensive Plan amendments
Recommended LUDO amendments

Federal and State housing statues compliance analysis
Recommended implementation program actions

RECOMMENDATION

Staff recommends that the Planning Commission review the reports, provide any
comments and then forward a recommendation to the City Council to accept the
reports.

ATTACHMENTS
+ Buildable Lands Inventory (dated December 5, 2016)
¢ Housing and Residential Land Needs Assessment (dated March 2017)
s Housing Strategies Report (dated March 15, 2017)

3

Planning Commission Packet April 6, 2017 Page 27 of 115



This page intentionally left blank.

Planning Commission Packet April 6, 2017 Page 28 of 115



A
MEMORANDUM b

12/05/2016

To: Dawn Hert, City of The Dalles, and Brendan Buckiey, Johnson Economics
From: Matt Hastie AICP, and Andrew Parish AICP, Angelo Planning Group
RE: The Dalles Buildable Lands Inventory {BLI} — Methodology and Results

This memorandum describes the approach and initial results of The Dalles Buildable Lands Inventory
{BLI}, conducted in support of the Housing Needs Analysis performed by Johnson Economics. The
inventory includes land within the entire urban growth boundary, both within and outside the city fimits.

The memo and results of the analysis have been updated to reflect comments from City staff regarding
specific parcels in the inventory. These comments generally resulted in removing properties that are
not suitable for development because they are currently used or planned for future public facilities such
as water storage reservoirs and public and private schools. The results of the inventory will be
compared to the estimated need for residential to meet projected future housing needs in The Dalles.

The methodology of this BLI is based upon the process laid out in OAR 660-038-0060: Simplified Urban
Growth Boundary {UGB) Method — Buildable Lands inventory for Residential Land Within the UGB. The
process is as follows:

e Step 1: Classify residential land within the UGB
o Classify lands with a residential comprehensive plan designation as either “Low
Density”, “Medium Density”, or “High Density.” Zoning designations of The Dalies fall
neatly into these categories.
o Classify lands as either Developed, Partially Developed, or Vacant.
= Vacant:

s Residential parcels at least 3,000 square feet with a real market
improvement value of |ess than $10,000 are considered vacant.

o Taxlots with a property code of “Residential Vacant” based on assessor’s
data were also classified as vacant.

" Partially Vacant:

* For lots and parcels at least % acre in size that contain a single-family
residence (based on assessor’s property classification), subtract % acre
for the residence and count the remainder of the parcel as vacant land.

e Forlots and parcels at least % acre in size that contain more than one
single-family residence, multifamily residences, non-residential uses, or
ancillary uses such as parking and recreational facilities, identify vacant

City of The Dalles — DRAFT Buildable Lands Inventory 1
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MEMORANDUM

areas using aerial imagery or other similar method. Publicly owned park
land shall be considered developed. If vacant area is at least % acre,
consider that portion of the lot or parcel to be vacant.
*«  Developed:
e Allland not considered vacant or partially vacant is considered
developed.

o Determine the amount and mapped location of low density, medium density, and high
density vacant and partially vacant land within the city. {See the following maps and
tables for the amount and location of vacant/partially vacant land within the city).

o Determine the total amount of developed land within the City Limits, and calculate the
total number of existing dwelling units located on that land. Calculate net density of
residential development on this land.

e Step 2: Adjust residential lands inventory to account for constrained lands
o ldentify the following physical constraints on land inventoried as vacant or partially
vacant:

= Floodways and water bodies

= Special Flood Hazard Area

»  Contiguous lands of at least one acre with slopes greater than 25 percent,

= Lands subject to development restrictions as a result of acknowledged
regulations to implement Statewide Planning Goals 5, 6, or 7.

= Lands subject to development restrictions as a result of acknowledged
regulations to implement Statewide Planning Goals 15, 16, 17, or 18.

o For lands identified above, reduce estimated development capacity by the following

factors

" Floodways and water bodies: 100%

= Special Flood Hazard Area: 100%

= Slopes: 100% {applied only to the portion of the parcel containing steep slopes)

= Land subject to restrictions under goals 5, 6, or 7: reduce to maximum level of
development authorized by the applicable regulations.

= Land subject to restrictions under goals 5, 6, or 7: reduce to maximum level of
development authorized by the applicable regulations.

s Step 3: Review and revision

o Staff and advisory committee members reviewed initial BLI results and provided
comments concerning recent development, Gorge Scenic Area designations, and other
issues expected to limit capacity.

The following data sources were used in this analysis:

s The Dalles city limits and UGB polygons, provided by Wasco County
» The Dalles zoning and overlay zone data, provided by Wasco County

City of The Dalles — DRAFT Buiidable Lands Inventory 2
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MEMORANDUM o}

e The Dalles taxlot polygons, provided by Wasco County

e Assessor taxlot tables, provided by Wasco County

» Waterbodies and FEMA Flood Hazard Area, provided by Oregon Spatial Data Library
* LiDAR elevation data, provided by DOGAMI

e 25% Slope polygons derived from LIDAR by Angelo Planning Group

» Wasco County Address Points, provided by Wasco County

¢ Aerial Imagery, provided by ESRI

e (Geological hazard data, provided by Wasco County

s Wetland Inventory, provided by Oregon Spatial Data Library

The initial results of the buildable lands inventory are described in the maps and tables on the following
pages. They show a total inventory of 480 acres of vacant or partially vacant residential land within the
UGB, with approximately two-thirds of the acres located within the city limits (316 acres) and the
remainder between the city limits and UGB {164 acres}. Just over half of the acreage (239 acres) is found
on vacant parcels, with the remainder on partiaily vacant properties. As noted previously, the results of
the inventory will be compared to future land needs in detail in a separate memo. However, a
preliminary review of that comparison indicates that there is an adequate supply of vacant and partially
vacant land to meet future needs both overall and in each individual city zoning designation.

Because the Streamlined UGB guidelines were used {see OAR Division 38), redevelopable properties
were not included in the inventory. While vacant properties in the City’s downtown commercial area
where residential development is allowed on upper stories were included in the inventory, existing
buildings in this and other commercial areas with the capacity for residential development were not
included. However, there is potential additional residential capacity in these areas in the form of future
mixed use development. This development could take the form of multifamily units on the second or
third stories of existing or new buildings above first floor retail or commercial uses. We have not
quantified the capacity for redevelopment at this time but if existing commercial buildings and/or
rehabilitated buildings were used for this purpose, it could result in the development of at least several
hundred additional multifamily units

City of The Dalles — DRAFT Buildable Lands Inventory 3
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MEMORANDUM

Table 1. Development Status and Vacant Acreage by Zone

Zones and

evelopment

RH
Partially
Vacant

Vacant
RM
Partially
Vacant
Vacant
RL
Partially
Vacant
Vacant
(GMA)R-5*
Vacant
(GMA)R-1*
Vacant
CBC**

arant

Lrana lotal

Parcels
urty Lty
Limits mits
325 19
96 17
229 2
92 16
30 10
62 6
321 103
112 56
209 47
0 1
0 1
1 0
1 0
18 0
1Q n
57 139 |

Total Acres

City Limits
169.7

102.2
67.5
49.8

34.4
15.4
373.8

228.5
145.3
0.0
0.0
1.1
1.1
2.7
"’"7

597.¢

Uity Limits

31.6

30.1
1.5
22.3

17.7
4.7
182.1

933
88.8
16.0
16.0
0.0
0.0
0

n

L2LU

Ervironmentally
| Cc....rained Acres

Limits
38.3

17.3
20.9
5.3

3.2
21
108.3

68.8
39.4
0.0
0.0
0.6
0.6
1.2

19

| 153.7

City
Limits
0.9

0.9
0.0
6.3

4.7
1.6
42.8

18.6
24.2
12.1
121
0.0
0.0
0.0

Falral

bZ.1 |

Vacant Acres

City it
99.5

52.9
46.6
35.6

22.3
133
179.3

74.5
104.8
0.0
0.0
0.5
0.5

.8

[e]

315.7

City
Limits
26.0

24.4
15
13.8

10.7
31
120.7

56.1
64.6
3.9
3.9
0.0
0.0
0.0

lalal

1b64.4

* A small number of parcels met the definition of “Vacant” but appear to be subject to the Columbia

River Gorge Scenic Area overloys for 1-acre ond 5-ocre residential uses. These have been included, but
have only a minimal development capacity. Parcels subject to Gorge Scenic Area agricuitural
designations, even though they have City residential zones applied, have been removed from the

inventory.

** Vacant land in the CBC zone was considered for residential capacity. “Vacant Acres” are 50% of the

unconstrained acreage, to account for commercial development on those properties.

Using the totals for Vacant Acreage above, we have estimated the unit capacity of the land within the

City by zone. Density assumptions and results are shown in Table 2.

City of The Dalles — DRAFT Buildable Lands inventory

Planning Commission Packet

April 6, 2017

Page 35 of 115
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Table 2. Projected Capacity on Vacant Acreage

Gross
Net Density
Zone Density | (25% ide City Limi Outside City Limi |
(DU/AC) set Inside City Limits utside City Limits Tota
asides)
Vacant Units Vacant Units Vacant Units
Acreage Acreage Acreage
RH 20 15 99.5 1493 26.0 389 1255 1882
RM 12 9 356 320 13.8 124 49.4 445
RL 6 4.5 173.3 807 120.7 543 300.0 1350
GMA R-5 0.2 0.15 0.0 0 3.9 1 3.9 1
GMA R-1 1 0.75 0.5 0 0.0 0 0.5 0
CBC 20 15 0.8 11 0.0 0 0.8 11
TOTAL - 315.7 2632 164.4 1058 430.0 36389
Table 3. Projected Capacity of Vacant Taxlots Only {no “Partially Vacant” Taxlots included}
@Gross
Net Density
Zone Density | (25% Inside City Limi Outside City Limi Total
(DU/AC) set nside City Limits utside City Limits ota
asides)
Vacant Units Vacant Units Vacant Units
Acreage Acreage Acreage
RH 20 15 46.6 699 1.5 23 48.1 721
RM 12 9 13.3 120 31 28 16.4 148
RL 6 4.5 104.8 472 64.6 291 169.4 762
GMA R-5 0.2 0.15 0.0 ] 3.9 1 3.9 1
GMAR-1 1 0.75 0.5 0 0.0 0 0.5 0
CBC 20 15 0.8 11 0.0 0 0.8 11
TOTAL - 166.0 1302 73.1 342 239.1 1644
City of The Dalles ~ DRAFT Buildable Lands Inventory 8
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INTRODUCTION

This analysis outlines a forecast of housing need within the City of The Dalles. Housing need and resulting land
need are forecast to 2036 consistent with 20-year need assessment requirements of periodic review. This report
presents a housing need analysis {presented in number and types of housing units) and a residential land need
analysis, based on those projections.

The primary data sources used in generating this forecast were:

®  Portland State University Population Research Center
= [J.5. Census

®  Claritas Inc.!

" Wasco County GIS

®  Other sources are identified as appropriate.

This analysis reflects the coordinated population forecast from the Oregon Population Forecast Program, at the
Population Research Center {PRC) at PSU. State legislation passed in 2013 de the PRC responsible for
generating the official population forecasts to be used in Goal 10 housing analyses in Oregon communities outside
of the Portland Metro area {ORS 195.033). The population forecasts used in this analysis were generated in 2016.

This project is funded by Oregon general fund dollars through the Deportment of Lond Conservation and
Development. The contents of this document do not necessarily reflect the views or policies of the State of
Oregon.

l. CiTY OF THE DALLES DEMOGRAPHIC PROFILE

SUMMARY

The following table {Figure 1.1) presents a profile of City of The Dalles demographics from the 2000 and 2010
Census. This includes the city limits of The Dalles, as well as areas currently included within the Urban Growth
Boundary (UGB). It also presents the estimated population of this area in 2016 from PSU estimates.

»  The Dalles is a City of over 15,500 people {City), and over 16,800 people (UGB), located in Wasco County
in the Columbia River Gorge on the northern border of Oregon.

= Based on the UGB population, The Dalles is the 40'™ largest city in the state by population, and the largest
city in Wasco County.,

»  The Dalles has experienced moderate growth, growing 13.4% since 2000. in contrast, Wasco County and
the state experienced population growth of 10.8% and 17.3% respectively. (US Census and PSU
Population Research Center)

1 Claritas Inc. is a third-party company providing data on demographics and market segmentation. It is owned by the Nielson Company which
conducts direct market research including surveying of households across the nation. Nielson combines proprietary data with data framn the
U.S. Census, Postal Service, and other federal sources, as well as local-level sources such as Equifax, Vallassis and the National Association of
Realtors.  Claritas promotes a “bottom-up” and “top-dewn” analysis using these sources to produce annual demographic and econamic
profiles for individual geographies. Projections of future growth are based on the continuation of long-term and emergent dermographic trends
identified through the above sources.
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= The Dalles is home to an estimated 6,800 households in 2016, an increase of 787 households since 2000.
The percentage of families fell somewhat between 2000 and 2016 from 65.9% to 62.9% of all households.
Average household size has remained flat during this period. The city has a similar share of family
households as Wasco County {65%) and the state {(63%).

s The Dalles’ average household size is 2.40 persons, remaining unchanged since 2000. This is somewhat
smaller than the Wasco County average of 2.44 and the statewide average of 2.47.

FiGURF 1.1: THF DAIIFS DFMNGRADHIC PRAEIE

Population®
Households?
Families®

Housing Units*

Household Size (non-group)

Avg. Family Size

Per Capita (S}
Median HH ($}

Group Quarters Population®

14,840
6,014
3,962
6,325

406

2.40
2.94

$17,511
$35,430

15,792
6,385
4,015
6,787

469

2.40
2.599

$23,186
$42,317

6.4%
6.2%
1%
7%
16%

0%
2%

32%
19%

16,823
6,801
4,277
6,927

500

2.40
3.02

$27,439
$47,076

6.5%
6.5%
7%
2%
7%

0%
1%

18%
11%

|
i

SOQURCE: Census, PSU Population Research Center, and Johnson Economics
Census Tables: DP-1 (2000, 2010); DP-3 (2000); S1901 {2010 ACS 3-yr Estimates}; $19301 (2010 ACS 3-yr Estimates);

! From PSU Population Research Center, Population Forecast Program, final forecast for Wasco Co. (6/2016)

22016 Households = {2016 population - Group Quarters Population)/2016 HH Size

? Ratio of 2016 Families to total HH is based on 2014 ACS 5-year Estimates

42015 housing units are the 2010 Census total plus new units permitted from '10 through January '16 {source:

Census, City of THE DALLES}

5 Ratio 0f2016 Group Quarters Population to Total Population is kept constant from 2010,

A. POPULATION GROWTH

Since 2000, The Dalles has grown by roughly 2,000 people within the UGB, or 13.4% in 16 years. This is a greater
growth rate than was seen in the rest of the county, but moderate compared to statewide growth. in comparison,

the population of Hood River grew by over 30% during this period.

B. HOUSEHOLD GROWTH & SI2E

As of 2016, the city has an estimated 6,801 households. Since 2000, The Dalles has added an estimated 787
households, or growth of 13.1%. This is an average of roughly 50 households annually during this period. The
growth since 2000 has outpaced the growth in new housing units, which have been permitted at the rate of 32
units per year. This has contributing to a tight housing supply.
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Household growth has kept pace with population growth reflecting that the average household size has remained
steady. There has been a general trend in Oregon and nationwide towards declining household size as birth rates
have fallen, more people have chosen to live alone, and the Baby Boomers have become empty nesters. While
this trend of diminishing household size is expected to continue nationwide, there are limits to how far the
average can fall. The Dalles has resisted this trend.

The Dalles’ average household size of 2.40 people, with 63% family households, is slightly smaller than Wasco
County (2.44; 65%)}. Hood River has an average household size of 2.38 people with 58% family households.

Figure 1.2 shows the share of househoids by the number of people in 2000 and 2014 (latest available}, according
to the Census. 30% are single-person households, up from 29% in 2000. This is higher than the percentage in the
state {27%). The share of two person households fell somewhat, while households of 3 or 4 persons grew in share.

FIGURE 1.2: NUMBER OF PEOPLE PER HOUSEHOLD, CITY OF THE DALLES

SOURCE: US Census, JoHNSON Economics LLC
Census Tables: H013 (2000); B11016 (2014 ACS 5-yr Estimates)

C. FamiLY HOUSEHOLDS
As of the 2010 Census, 63% of The Dalles households were family households, down from 66% of households in
2000. The number of family households in The Dalles is estimated to have grown by 315 since 2000.

The Census defines family households as two or more persons, related by marriage, birth or adoption and living
together. In 2010, family households in The Dalles had an average size of 2.99 people.

D. HOUSING UNITS

Data from the City of The Dalles and the US Census indicate that the city added an estimated 598 housing units
since 2000 within the UGB, representing 9.4% growth in the housing stock. 93% of these new units were detached
single family harmes, while 7% were attached housing types. This number of new units is only 76% of the 787 new
households estimated during the same period, indicating that housing growth did not keep pace with growing
need.
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F. DiversiTY TRENDS

The Dalles has also remained fairly stable in terms of diversity. The Dalles is roughly 88% white with small share of
other racial groups. Wasco County has a similar share of white residents (86%}, while Oregon is 84% white.

FiGURE 1.4: RACIAL DIVERSITY, 2000 AND 2010

100% —
90%
80%
70%
60%
50%
40%
30%
20%
10%

0%
White African Native Asian Pacific Other Two or
American  American Istander more races

SOURCE: U5 Census
Census Tables: DP-1{2000, 2010)

The Hispanic or Latino community has increased more significantly in The Dalles. From roughly 1,275 individuals in
the 2000 Census, or 10.5% of the population, the Latino population grew by over 1,000 people by the 2010 Census,
to roughly 2,315 people, or 17% of the population. This is higher than the 15% Latino population in Wasco County,
and higher than the 12% share across the state.

Immigration: As of the 2014 American Community Survey?, an estimated 8% of The Dalles’ population is foreign-
born, up from 7% in 2000. Of these, 80% were born in Latin America, 8% were born in Europe, and roughly 6.5%
were born in Asia.

In 2010, the percentage of the population speaking a language other than English at home was 16%, up from 12%
in 2000.

The North Wasco County School District categorizes 24% of students as “English learners”, speaking six different
primary languages. The younger grades (K-3) have the highest percentage of English learners at 27%, while only
20% are defined as such at the high school level.

The immigrant population is not homogeneous and includes households ranging from political refugees to skilied
recruits to focal companies. However on average, these households do have some commanalities which are
discussed further in Section Il of this report,

} Pacreie Tabkla. AACAAT JAA4 4 AFE ©F Ua_ o Foa oo
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G. INCOME TRENDS

The following figure presents data on income trends in The Dalles,

FiGlIRF 1.5+ Incnmar TeFune 20000 — 20148

$23,186 2%
$42,317 19%

Per Capita {$)
Median HH ($)

$17,511
$35,430

$27,438
$47,076

18%
11%

SOURCE: Census, PSU Population Research Center, and Johnson Economics

Census Tables: DP-1 {2000, 2010}); DP-3 {2000); 51901 {2010 ACS 3-yr Estimates); 519301 {2010 ACS 3-yr Estimates);

»  The Dalles’ estimated median household income was 547,000 in 2016. This is roughly 7% higher than the
Wasco County median of $43,500. In comparison, the median income in the city of Hood River is 549,500,

"  The Dalles’ per capita income is roughly $27,500.

®=  Median income has grown an estimated 33% between 2000 and 2016, in real doliars.

Inflation was an

estimated 36% over this period, so as is the case regionally and nationwide, the local median income has not

kept pace with inflation.

Figure 1.6 presents the estimated distribution of households by income in 2000 and 2016. The largest income
cohort is those households earning between $35k and 550k, at 20% of households. 40% of households earn less

than this, while 40% of households earn $50k or mare per year.

= As one would expect due to wage increases over time, the income distribution has shifted towards higher-
income coharts {in non-adjusted dallars}, with the largest gains in those households earning above $75,000

peryear.

= 25% of households earn $25k or less, which is a much smaller share than in 2000, when 34% of households
met that definition. The falling share of households in the lowest income cohort was especially pronounced.

FIGURE 1.6: HOUSEHOLD INCOME COHORTS, 2000 AND 2016
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SOURCE: US Census, Nielsen Claritas
Census Tables: DP-3 (2000): S1901 (2014 ACS 5-vr Est.}
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H. POVERTY STATISTICS

According to the US Census, the official poverty rate in The Dalles has been increasing over time from 9% of
individuals in 2000, to an estimated 13.8% over the most recent period reported (2014 5-year estimates).®> This is
roughly 2,000 individuals in The Dalles. In comparison, the official poverty rate in Wasco County and at the state
level is 17%.

In the 2010-14 period:

¢ The Dalles poverty rate is highest among those under 18 years of age at 15.6%. The rate is 14.7% among those
aged 1B to 64. The rate is lowest for those 65 and older at 8.5%.

¢  For those without a high school diploma the poverty rate is 27%. For those with a high school diploma only,
the rate is 10.5%.

*  Among those who are employed the poverty rate is 7.5%, while it is 30% for those who are unemployed.

¢ The poverty rate is similar among racial groups, ranging from 12% to 15%. However, the poverty rate for
those identifying as Hispanic is 20%.

s Information on affordable housing is presented in the following section of this report.

The official measure of poverty used by the Census dates to the 1960's and the adequacy of this measurement has
long been debated. The measure is based on an estimate of three times the cost of minimum food diet in 1963
and adjusted for inflation since that time. The measure is adjusted for household size, composition and age of
househoider. However, the federal poverty level is not adjusted for geographical differences across the 48
contiguous states. The Census itself has been working on an alternative “supplemental poverty measure” {5PM)
for some time, but this measure is not finalized. Preliminary results are avail Ie but only for the broadest
geographical categories. In the “West” region, which includes the 13 states from the Rocky Mountains to Hawaii
and Alaska, the preliminary SPM estimated poverty to be 120% of the official estimated rate, or roughly 20%
higher.

Perhaps the most advanced alternative to the official poverty measure developed is the Self-Sufficiency Standard
{555). The 5SS aims to update the measure of poverty with up to date costs estimates of a much wider range of
cost categories (housing, child care, transportation, food, etc.}, as well as much finer-grained categorization of
household types. The 555 income levels for different household types are currently available at the county level in
Oregon, including Wasco County.

FialiRe 1.7 FERFRAI PAVERTY GGILINEIINE Ue &oi c.Quienicicnsy Qramnann flllacsn fa

One person $11,670 $19,809 59% $26,307 75%
Two people $15,730 $34,404 46% $44,740 77%
Three people $19,790 $44,515 44% $46,705 95%
Four people $23,850 $46,836 51% $54,750 86%
Five people $27,910 $61,575 45% 563,500 97%

SOURCE: U5 Dept. of Health and Human Services, University of Washington, US Census

Figure 1.7 shows a comparison of the federal poverty level and the estimated 5SS for 2014 (the latest year the 555
was calculated.} As the table shows, the estimated income threshoids for self-sufficiency are much higher than the
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il. CURRENT HOUSING CONDITIONS

The following figure presents a profile of the current housing stock and market indicators in The Dalles, This
profile forms the foundation to which current and future housing needs will be compared.

A. HOUSING TENURE

The Dalles has a greater share of homeowner households than renter households. The 2014 American Community
Survey estimates that 61% of occupied units were owner occupied, and 39% renter occupted. {The 2010 Census
features a lower margin of error than more recent ACS data.} The ownership rate in The Dalles has fallen slightly
since 2000 from 63%. During this period the statewide rate fell from 64% to 62%. Nationally, the homeownership
rate has nearly reached the historical average of 65%, after the rate climbed from the late 1990's to 2004 {69%).

The estimated ownership rate is higher in Wasco County (65%) but roughty equal statewide {61%). The estimated
ownership rate in Hood River is a much lower 48.5%.

B. HOUSING STOCK

As shown in Figure 1.1, The Dalles UGB had an estimated 6,925 housing units in 2016, with a vacancy rate of 2%
{(includes ownership and rental units). The housing stock has increased by roughly 600 units since 2000, or growth
of 8.4%.

FIGURE 2.1: ESTIMATED SHARE OF UNITS, BY PROPERTY TYPE, 2000 AND 2014
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SOURCE: US Census
Census Tables: HO30 (2000); 825024 {2014 ACS 5-year Estimates)

Figure 2.1 shows the estimated number of units by type between the 2000 Census and the 2014 American
Community Survey. Detached single-family homes represent an estimated 64% of housing units. Though the
estimated share of detached homes is down, the total number grew during this period. The share of mobile
homes has grown since 2000, from 5% to 10%, making mobile homes a sizable subset of the local housing
inventory.

Units in larger apartment complexes of 50 or more units represent just 4% of units, and other types of attached
homes represent 22% of units. {Attached single family generally includes townhomes, some condos, and plexes
which are separately metered.}
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C. NUMBER OF BEDROOMS

Figure 2.2 shows the share of units for owners and renters by the number of bedrooms they have. In general,
owner-occupied units are much more likely to have three or more bedrooms, while renter occupied units are much
more likely to have two or fewer bedrooms.

FIGURE 2.2; NUMBER OF BEDROOMS FOR OWNER AND RENTER UNITS, 2014
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SOURCE: US Census
Census Tables: B25042 (2014 ACS 5-year Estimates)

D. UniTs TYPES BY TENURE

As Figure 2.3 and 2.4 show, a large share of owner-occupied units (82%) are detached homes, or mobile homes
(15%), which is related to why owner-occupied units tend to have offer more bedrooms. Renter-occupied units
are much more distributed among a range of structure types. 38% of rented units are estimated to be detached
homes or mobile homes, while the remainder are some form of attached unit.

FIGURE 2.3: CURRENT INVENTORY BY UNIT TYPE, FOR OWNERSHIP AND RENTAL HOUSING

OWNEREHID HNM IRINE

Totals: 3,520 72 27 0 21 637 5 4,282
Percentage: 82.2% 1.7% 0.6% 0.0% 05% 14.9% 0.1%]| 100.0%

RFNTA! HOLISING

Totals: 931 120 343 359 811 81 0 2,645

Percentage: 35.2% 4.6% 13.0% 13.6% 30.7% 3.0% 0.0%| 100.0%

Sources: US Census, JOHNSON ECONOMICS
Census Tables: B25004, B25032, B25063, B25075 (2014 ACS 4-yr Estimates)
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F. HousiNG.CosTs vs. LocAL INCOMES

Figure 2.6 shows the percentage of income that Jocal households are spending on housing based on their income
group. As one might expect, lower income households spend a larger percentage of their income on housing costs
than higher income households. Of those earning less than $20,000, 86% of households spend more than 30% of
income on housing costs. (Spending 30% or less on housing costs is a common measure of “affordability” used by
HUD and others, and in the analysis presented in this report.)

Even 40% of those households earning $35,000 to $49,000 pay more than 20% of income towards housing costs.
Only those earning more than $50,000 have a relatively small percentage paying more than 30%.

in total, over 2,900 The Dalles households {43%) are estimated to pay more than 30% of income towards housing
costs.

FIGURE 2.6: HOUSING COSTS AS PERCENTAGE OF HOUSEHOLD INCOME, BY INCOME GROUP
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Sources: US Census, JOHNSON EcoNOMICS
Census Table: B25106 {2014 ACS 5-yr Estimates)

The following figures shows the percentage of household income spent towards gross rent for local renter
households only. This more fine grained data shows that not only are 62% of renters spending more than 30% of
their income on rent, but an estimated 38% of renters are spending 50% or more of their income.

Renters are disproportionately lower income relative to homeowners. The burden of housing costs are felt more

broadly for these households, and as the analysis presented in later section shows there is a need for more
affordable rental units in The Dalles, as in most communities.
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FIGURE 2.7: PERCENTAGE OF HOUSEHOLD INCOME SPENT ON GROSS RENT, THE DALLES RENTER HOUSEHOLDS
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Sources: US Census, JOHNSON ECONOMICS
Census Table: B25070 (2014 ACS 5-yr Estimates)

G. PUBLICLY-ASSISTED HOUSING
The Dalles has an estimated 702 affordable housing units according to Oregon Housing and Community
Development (OHCS). These units are found in 37 properties, ranging in size from one unit to 156 units. The

average property size is 21 units.

The 702 affordable units in The Dalles represent 98% of the 714 affordable units in Wasco County. In comparison,
Hood River County offers 668 affordable units, and Umatilla County features 1,536 affordable units.

A COn \RISOM IMMUNITIES

The Dalles ' 702
Wasco County (Total) 714
Hood River City 595
Cascade Locks 38
Hood River County (Total) 668
Umatilla County {Total) 1,536

Seurces: Cregon Housing and Community Services

The estimated 702 substdized housing units in The Dalles represents over 10% of total local househaolds {6,801},
Despite this, the estimate of current housing need finds a need for roughly 575 rental units at the lowest price
points (Section 3 below). This reflects the high number of renters paying over 30% of their income towards
housing costs.
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A Point-in-Time count of homeless individuals in Wasco County conducted in January of 2015 found 47 homeless
individuals on the streets, in sheiters, or other temporary and/or precarious housing. These figures are for the
entire county.? This included:

= 14 people in emergency shelter, warming shelter, or transitional housing programs;
= 33 people unsheltered;

»  79% of those counted single individuals {37 people};

= 21% were people in families {10 people}.

An analysis of the ability of current and projected housing supply to meet the needs of low-income people, and the
potential shortfall is included in the following sections of this report.

A Fimiivmr vl AYLIFC

Planning Commission Packet April 6, 2017 Page 53 of 115



.  CURRENT HOUSING NEEDS (CITY OF THE DALLES)

The profile of current housing conditicns in the study area is based on Census 2010, which the Portland State
University Population Research Center (PRC) uses to develop yearly estimates that have been further forecasted to
2016, The PRC methodology incorporates the estimated population from within the City boundary and an
estimated population from those areas within the UGB, but outside of the City boundary. To estimate the
additional population within the UGB area, the PRC assigned a share of the population from the relevant Census
tracts.

FIGURE 2.1 CLIRRFNT Hnnicne Peneire (701 R)

Total 2015 Popuiation: 16,823 PSU Pop. Research Center
- Estimated group housing population: 500 (3.0° of Total} US Census

Estimated Non-Group 2016 Population: 16,323 (Tota! - “roup)

Avg. HH Size: 2.40 Us Census

Estimated Non-Group 2016 Households: 6,801 ({Pop/HH Size)

Total Housing Units: 6,927 ({Occuprad + Vacant) Census 2010 + permits
Occupied Housing Units: 6,301 (= # ol HH)

Vacant Housing Units: 126 (Total HH - Occupied)

Current Vacancy Rate: 1.8% (Vacantumit./ Total units)

Sources: lohnson Economics, City of The Dalles, PSU Population Research Center, U.S. Census

*This table reflects population, househald and housing unit projections shown in Figure 1.1

We estimate a current population of roughly 16,800 residents, living in 6,800 households (excluding group living
situations). Average household size is 2.4 persons.

There are an estimated 6,927 housing units in the city, with 126 units vacant. The estimated 2016 vacancy rate of
housing units is just 2%. This includes units vacant for any reason, not just those which are currently for saie or

rent.

ESTIMATE OF CURRENT HOUSING DEMAND
Following the establishment of the current housing profile, the current housing demand was determined based
upon the age and income characteristics of current households.

The analysis considered the propensity of households in specific age and income levels to either rent or own their
home {tenure), in order to derive the current demand for ownership and rental housing units and the appropriate
housing cost level of each. This is done by combining data on tenure by age and tenure by income from the Census
American Community Survey (tables: 825007 and B25118, 2014 ACS 5-yr Estimates).

The analysis takes into account the average amount that owners and renters tend to spend on housing costs. For
instance, lower income households tend to spend more of their total income on housing, while upper income
households spend less on a percentage basis. In this case, it was assumed that households in lower income bands
wolld prefer housing costs at no more than 30% of gross income (a common measure of affordability). Higher
income households pay a decreasing share down to 20% for the highest income households.
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While the Census estimates that most low-income households pay more than 30% of their incorme for housing, this
is an estimate of current preferred demand. It assumes that low-income households prefer {or demand) units
affordable to them at no more than 30% of income, rather than more expensive units.

Figure 3.2 presents a snapshot of current housing demand (i.e. preferences} equal to the number of households in
the study area (6,801). The breakdown of tenure (owners vs. renters) is slightly different from the 2014 ACS, as
current demographics indicate that slightly more households could afford to own their homes (62% vs.61%).

FIGURF 2.2: FSTIMATF OF C1IRRENT Honiinez Deaaann (20141

SUK - 590k 168 Less than 515,000 40% 4.0%
890k - $130k 313 $15,000 - 524,999 7.4% 11.4%
5130k - 5150k 512 $25,000 - 534,959 12.1% 235%
$190k - 5230k 907 535,000 - 549,999 21.4% 44.9%
5230k - $320k 750 $50,000 - 574,999 17.7% 62.7%
$320k - 5410k 718 $75,000 - $99,5999 17.0% 79.6%
$410k - 5510k | 395 $100,000-5124,999 | 9.3% 89.0%
$510k - 5600k 147 $125,000-5149,999 | 35% 92,5%
$600k - S810k 183 $150,000-$199,993 | 4.3% 96.8%
$810k + 136 $200,000+ 3.2% 100.0%
Totals: | 4,230 % of AN: 62.2%
50 -5400 758 Less than 515,000 29.5% 29.5%
$400 - 5600 456 515,000 - 524,999 17.7% 47.2%
$600 - $300 486 $25,000 - 534,999 18.9% 66.1%
$900 - $1100 434 $35,000 - $49,99% 16.9% 83.0%
$1100 - $1500 277 $50,000 - $74,999 10.8% 93.8%
$1500 - $1900 101 575,000 - 599,999 3.9% 97.7%
51900 - $2400 a5 $100,000 - $124,999 1.4% 99.1%
$2400 - $2800 9 $125,000-5149,999 | 0.3% 99.5%
$2800 - $3800 7 3150,000-5199,999 | 0.3% 99.7%
$3800 + 7 $200,000+ 0.3% 100,0%
Totals: 2,571 % of All: 37.8% || 6,801 ]

Sources: P5U Population Research Center, Claritas Inc., Census, JOHNSGN ECONOMICS
Census Tables: B25007, B25106, B25118 (2014 ACS 5-yr Estimates)
Claritas: Estimates of income by age of householder

The estimated home price and rent ranges are irregular because they are mapped to the affordability levels of the
Census income level categories, For instance, an affordable home for those in the lowest income category (less
than $15,000} would have to cost $90,000 or less. Affordable rent for someone in this category would be $400 or
less.

The affordable price level for ownership housing assumes 30-year amortization, at an interest rate of 5%
{significantly more than the current rate, but in line with historic norms), with 15% down payment. These
assumptions are designed to represent prudent lending and borrowing levels for ownership households. The 30-
year mortgage commonly serves as the standard. In the last decade, down payment requirements fell
significantly, but standards have tightened somewhat since the 2008/9 credit crisis. While 20% is often cited as
the standard for most buyers, it is common for homebuyers, particularly first-time buyers, to pay significantly less
than this using available programs.
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Interest rates are subject to disruption from national and global economic forces, and therefore impossible to
forecast beyond the short term. The 5% used here is roughly the average 30-year rate over the last 20 years. The
general trend has been falling interest rates since the early 1980's, but coming out of the recent recession, many
economists believe that rates cannot fall farther and must begin to climb as the Federal Reserve raises its rate over
the coming years.

CURRENT HOUSING INVENTORY

The profile of current housing demand (Figure 3.2} represents the preference and affordability levels of
households. In reality, the current housing supply {Figure 3.3 below} differs from this profile, meaning that some
households may find themselves in housing units which are not optimal, either not meeting the household’s
own/rent preference, or being unaffordable {requiring more than 30% of gross income),

A profile of current housing supply in The Dalles was determined using Census data from the most recently
available 2014 ACS, which provides a profile of housing values, rent levels, and housing types {(single family,
attached, mobile home, etc.). The S-year estimates from the ACS were used because 3-year and 1-year estimates
are not yet available for The Dalles geography.

B An estimated 62% of housing units are ownership units, while an estimated 38% of housing units are
rental units. This very ciosely matches the estimated demand profile shown in Figure 3.2. {The inventory
includes vacant units, so the breakdown of ownership vs. rental does not exactly match the tenure split of
actual households.}

= B2% of ownership units are detached homes, and 15% are mobile homes. 35% of rental units are single
family homes, and 31% are in structures of 5 units or more.

= Of total housing units, an estimated 64% are detached homes, 10% are mobile homes, while 26% are
some sort of attached type.

* Subsidized affordable housing units found in The Dalles are represented by the inventory found at the
lowest end of the rental spectrum. Ownership housing found at the lower end of the spectrum generally
reflect mobile homes, or homes in poor condition on small or irregular lots, These properties may be
candidates for redevelopment when next they sell, but are currently estimated to have low value,
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Ficiioe 2 A- CARADADICAM AC FOBoesrT Rocrn A Foianceee Coinee s FAna 21

PUK - pIUK 103 biy a4/ S - 5400 758 200 (558)
$90k - $130k 313 489 176 $400 - 5600 456 446 {10}
$130k - 5190k 512 1,423 911 $600 - 5900 486 1,071 585
$190k - 230k 507 642 {265) $500 - $1100 434 281 (153}
$230k - 5320k 750 737 {14) $1100 - 51500 277 381 104
$320k - $410k 718 253 {265} $1500 - $1900 101 71 {31}
5410k - 5510k 395 66 {329) 51900 - $2400 a5 156 121
$510k - 600k 147 24 {124) $2400 - 52800 5 39 30
$600k - 5810k 183 24 (159} 52800 - $3800 7 0 (7)
$810k + 136 9 {126) $3800 + 7 0 {7)
Totals: 4,230 4,282 51 Totals: 2,571 2,645 73
Occupied Units: 6,801

All Housing Units: 6,927

Total Unit Surplus: 126

Sources: PSU Population Research Center, Claritas Inc., Census, JOHNSON ECONOMICS
This table is a synthesis of data presented in Figures 3.2 and 3.3.

There are an estimated 126 units more than the current number of households, which reflects the city's current
estimated vacancy rate of 2%.

Figure 3.4 is illustrating where current market-level pricing is in The Dalles. Housing prices and rent levels will tend
to congregate around those price levels. These levels will be too costly for some [i.e. require more than 30% in
gross income) or “too affordable” for others (i.e. they have income levels that indicate they could afford more
expensive housing if it were available). In general, these findings demonstrate that there are fewer housing
opportunities at lower price points than might be considered “affordable” for many renter households. While the
community may be able to support some new single family housing a higher price point.

Figures 3.5 and 3.6 {following page) present this information in chart form, comparing the estimated number of
households in given income ranges, and the supply of units currently affordable within those income ranges. The
data is presented for owner and renter households.

The findings of current need form the foundation for projected future housing need, presented in a following
section.
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FIGURE 3.5: COMPARISON OF OWNER HOUSEHOLD INCOME GROUPS TO
ESTIMATED SUPPLY AFFORDABLE AT THOSE INCOME LEVELS (2016)
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Sources: PSU Population Research Center, Claritas Inc., Census, JoHNSON ECOnuMICS

FIGURE 3.6: COMPARISON OF RENTER HOUSEHOLD INCOME GROUPS TO
ESTIMATED SUPPLY AFFORDABLE AT THOSE INCOME LEVELS (2016}
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V. ANTICIPATED HOUSING TRENDS

This section discusses current and anticipated demographic and market trends which are expected to impact the
nature of housing demand and development in the future. These are macro-level trends which generally apply on
a regional or nationwide scale, but the potential impact for The Dalles is discussed in each case, The impacts of
these trends are factored into the projection of housing need and residential fand need detailed in following
sections of this report.

The major demographic trends discussed here are:

®  Future housing types

= Diminishing household sizes

=  Baby Boom generation transitions
= Millennial generation preferences
=  Immigration

= Workforce housing

A. Future Housing Types
The nature of future housing types is a key topic of discussion across the state as Oregon’s land use planning

system has entered its fourth decade. The statewide Urban Growth Boundary (UGB} system requires careful
planning of when and where to expand urban development for towns large and small.

While each community is unigue in its growth rate and development pattern, the passage of decades has now left
many cities with shrinking supply of buildable land within the UGB. It is inherent in the system that housing is
likely to become more compact in order to make more efficient use of available land. As demand increases, prices
rise, and remaining land within the UGB is developed, denser forms of development and creative reuse of parcels
through infill and redevelopment become more economically viable.

This is increasingly the case for communities such as The Dalies, which offer few opportunities for large-scale
development of single-family subdivisions. At the same time, The Dalles is surrounded by lands where
development is restricted by the Columbia River Gorge National Scenic Area Act. Increasingly, any growth that
occurs will largely be accommaodated within the current city UGB, with few opportunities to expand.

Implications for The Dalles: Communities like The Dalles which face a future of growing within limited boundaries
are likely to see increased pressure to generate denser housing than they have historically experienced in some
parts of the community. This may occur through a mixture of market forces, policy cheices and state planning
mandates. Denser housing forms may include single family homes on smaller lots, attached forms such as
duplexes, townhomes or apartments, or newer approaches such as cottage clusters and accessory dwelling units.

The Dalles has ample mid-density and high-density residential zoned land, but these areas have traditionally
experienced low-density development. In order to accommodate future housing need within current boundaries,
some increase in density will likely be required in areas where it is allowed. The use of transitional zoning, design
standards and other approaches can help make new housing types compatible with the existing neighborhoods.

B. Diminishing Household Sizes

There is a clear long-term trend in the United States of falling household {and family} sizes. In 1900, the average
household size in the US was 4.6 persons. By 1950, it was 3.4 persons, and in 2010 it was 2.58 persons {US
Census}, This is a rate of decline of -0.5% per year since 1900. However, in recent decades the trend has slowed
considerably. Since 1980, the rate of deciine has been -0.2%. Between 2000 and 2010, the average household size
was essentially unchanged.

In The Dalles, the Census estimates that the average household size remained constant at 2.4 persons between
2000 and 2010. This happened even as the share of family households fell {66% to 63%), because the size of the
average family household increased from 2.9 to 3.0.
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Nationally, a continued slow decline of household size is expected over coming decades. Younger baby boomers
will transition to empty nest status as kids leave the households. Older boomers will transition to single-person
households as spouses pass away, if not in the coming decade than the following decade. At the same time, the
trend for younger generations to delay having children and having fewer children than previous generations will
continue. However, the rate of decline will continue to slow and the average household size is likely to reach a
stable leve] eventually, as it cannot realistically approach a size of 1.0 person per household.

Implications for The Dalles: Because The Dalles has achieved a stable average household size since 2000, the size
is assumed to remain constant at 2.4 into the future. This is the conservative assumption as recent trends do not
provide a baseline rate of decline to apply. This will likely be accompanied by some continued fall in the share of
family households even as the families which do remain are larger on average. The growing Latino popufation in
the community is also associated with larger than average household size.

C. Baby Boom Generation Transitions

Due to its sheer size, the baby hoom generation has dominated US demographic trends since its appearance
between 1946 and 1965 (the generally accepted definition of the baby boom generation.) There are an estimated
78 million boomers, making them approximately 26% of the US population. In 2016, this generation is roughty 51
to 71 years old,

Demographers cften split the baby boom generation into an older and vounger cohort when discussing their needs
and preferences,’* The prospects of these two cohorts are likely to be very different given the different economic
circumstances in which they came of age, and severity of the last recession.

The older cohort, ag- 60 to 70, is closer to retirement or retired, with less time to repair household finances if it is
needed. Many in this generation lost retirement resources and significant home equity in the economic downturn
of 2007-09.

Nevertheless, many in this older cohort were already near to retirement when the recession hit, and had built
sufficient nest eggs and pension benefits to retire as planned. This cohort was able to take advantage of generally
rising income growth and national prosperity over their careers. Many have access to pension and health benefits
in retirement that are no longer offered to most workers.

The younger cohort {aged 50-60} is larger, representing about 2/3 of the generation. Much of this cohort is still in
the prime of its earning years, many with children still at home or in college. Though they may have suffered a
setback to saving and job prospects during the recession, there is still the opportunity te retrench for retirement.

Economically, this younger hoomer cohort has more in common with younger generations, in that it has
experienced wage stagnation over the last two decades. They did not necessarily share in the constant income
growth and retirement benefits sometimes associated with older boomers.

In terms of housing, the baby boom generation is more likely to own their homes, having decades to enter the
ownership market and build equity. They are more likely to have greater equity in their hames, providing some
cushion from the recent downturn. The improving housing market has now alleviated most of those with
underwater mortgages and other forms of housing distress, allowing them to move for jobs and retirement and
see greater equity from their homes.

Since baby boomers are likely to remain healthier and more active for longer than the previous generation, they
are likely to delay downsizing and seeking out senior-focused facilities for some time. However, some of this
cohort are already facing these decisions as they reach their 70’s. Creating more senior housing options for this

5 Most of this discussion draws from the following reports:
Mcilwain, John. “Housing in America: The Next Decade.” ULI, 2010.
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outsized generation will become an increasing focus among developers and policymakers alike over the next 20
years.

A subset of the baby boom generation will be interested in opportunities to live in well-planned and safe mixed-
use communities in the future, including senior communities that allow seniors to age through multiple phases of
post-retirement life into assisted care. The demand from older households for multi-family housing opportunities
in town centers should be significant enough to be addressed by the market, but should not be overstated. Most
retirees specify a preference to age in place as long as possible. Also, older seniors may prefer or require single-
level housing.

Implications for The Dalles: The baby boom generation’s share of The Dalles’ population {24%) is lower than that
of the state {27%), and the nation {26.5%). Wasco County’s estimated baby boom population is higher at 28%,
meaning the population outside of The Dalles tends to be otder than within the city.

Over the coming 20 years, the baby boom generation will remain heaithier and more independent for longer than
their parents, meaning that the transition to retirement communities may be postponed or never undertaken for
some of these households. The youngest in this generation won’t reach the traditional retirement age for another
15 years. Their housing legacy may be in leaving behind a stock of existing homes to younger generations over the
next 20 years.

The Dalles currently features many senior living communities including assisted living and nursing home
communities. Due to the proximity of the Mid-Columbian Medical Center the community will remain popular with
retirees and seniors seeking to be near medical care, live in senior housing, or who anticipate needing it in the
foreseeable future.

D. Millennial Generation Preferences

As the baby boom generation moves through mid-fife and into retirement, the millennial generation has emerged
as the dominant demographic group of the future. This generation, sometimes calied the Echo Boomers or
Generation Y, is actually larger than the baby boom generation at 83 million peopie. Definitions vary, but
members of this generation were born roughly between 1980 and 2000 and are now in their mid-teens to mid-
30’s. As with the baby boomers, the difference between the older and younger members of this large cohort is
significant.

Aside from being large, this generation is in the prime years of defining popular culture as its greatest consumers.
In broad strokes, the millennial generation is more technologically savvy, networked, environmentally and socially
responsible than previous generations. They value diversity and activity, and therefore gravitate to urban
environments more-so than older generations.

This generation grew up in a time of generally rising economic prosperity in the 1980's and 1930’s, but many find
themselves at a disadvantage in the current economy. Quality entry-level jobs have been scarce since the
recession, while average student debt has risen sharply. Incomes for people younger than 35 have fallen over the
last decade, meaning that this generation is starting from behind. Many experts expect that over their lifetimes,
millennials will make less money and have a more modest quality of life than their parents.

The reported desire of this generation to live in larger urban settings seems to be very reak:

A 2008 survey by RCLCO found that 77 percent of generation Y reports wanting to live in an
urban core, not in the suburbs where they grew up. They want to be close to each other, to
services, to places to meet, and to work, and they would rather walk than drive. They say they
are willing to live in a smaller space in order to be able to afford this lifestyle.®

A 2015 National Association of Realtors (NAR} survey of preferences found that those under 40 (which includes
some of Generation X) place a higher priority on convenient aiternatives to driving, revitalizing cities and suburbs,
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a mix of ages and ethnicities, and the availability of affordable housing. Given their age and current finances, this
currently means that millennial households are much more likely to rent units than own.

Looking forward to the future housing needs of this large generation raises some questions. While some currently
demand rental housing in larger metro areas, they will be less well-positioned to afford housing there as they
change life-stages and seek ownership opportunities and room for families. In the urban core, where many prefer
to live, single-family homes will be scarce and expensive, owned mostly by older generations. Like previous
generations, they will seek a house with a yard at a price they can afford.

This may create opportunities for smaller cities and towns to attract more young households. The millennial
generation may eventually provide a store of demand for the single family homes vacated by the older generation.
Similarly, they will value well-planned town centers in cohesive communities. Suburbs that are able to revitalize
their traditional mixed-use town centers or create new ones may be more attractive to young residents.

Implications for The Dalles: As of the 2010 Census, the generation born between 1980 and 2000 represented
25% of The Dalles’ population, which is only a slightly smaller share than that found in Portland {27%). The Dalles
can plan ahead for this generation by continuing to support the mixed-use town center which will provide livability
amenities. Opportunities to walk and bike will also be attractive. However, attractive local employment
opportunities will likely be the greatest factor in keeping and attracting young households.

Many of these households will seek good first-time home buying opportunities, meaning a stock of existing and
new homes in low- to middle price ranges. The younger and lower income members of this generation will need a
sufficient stock of multi-family rentals.

E. Immigration
Immigration is expected to be one of the key drivers of population growth nationwide, and therefore housing need

over the coming decades. Immigrants and their U.S.-born children and grandchiidren constitute one of the fastest
growing population segments.

While native households are expected to trend towards smaller households, fewer children, and more childless
households, the number of families and children among immigrant communities is expected to grow.
Demographers credit the growth in immigrant households with siowing the decline in household size.?

The result of this rapid growth among immigrants and their children is that minorities are expected to account for
most of the net population growth between now and 2050. Latinos and Asians are the key drivers of this trend.

Immigrant households and their children have some key characteristics which impact their housing needs. These
households tend to be poorer and larger than average. This means that many immigrants are reliant on rental
housing, and often in lower-priced areas. They may stay in rental housing for more of their lifetime than other
populations. In rental and ownership housing, immigrants will need more space to house a larger average family
size.

The long-term pattern of immigrants moving into major metropelitan areas when they come to the US stili
remains, However, rather than move directly into a central city as in the past, now many immigrant households
move directly to suburban communities. One great exception to this pattern is Latino immigration in the West.
These immigrants are just as likely to move to small cities, towns or rural areas for the types of work available
there, as they are to move to a metropolitan area.

Due to these trends, communities of all sizes across the country, and particularly in the West can expect to see
continued immigration and diversity in the decades to come.

Implications for The Dalles: As of the 2014 American Community survey, an estimated 8.2% of The Dalles’
population is foreign-born, up from 6.8% in 2000. This is a smaller share than the 10% found statewide. Of these,
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80% were born in Latin America, 8% born in Europe, and 6.5% were born in Asi  Since 2000, the share born in
Latin America has increased from 75%, while the others have fallen moderately.

In 2010, the percentage of the population speaking a language other than English at home was 16%, up from 12%
in 2000.

The immigrant population is not homogeneous and might include households ranging from political refugees, to
relatives joining resident family members, to skilled recruits to local companies,

The main impact of these groups in The Dalles and other suburbs will be continuing demand for low-to-moderate
cost housing options, and larger housing units. As long as the policies and land inventory allow for the production
of multi-family units, it will be possible to meet the rental need for immigrants and other populations. Demand for
for-sale housing will largely be met by older existing housing units, rather than new housing.

F. Workforce Housing

Many communities seek to better align housing opportunities with employment opportunities. There are many
benefits to housing the local workforce closer to the community in which the jobs are located, as well as bringing
new employment closer to local households. This arrangement helps keep economic activity within the
community. [t also reduces local commuting, which helps reduce traffic congestion. Residents have more
transportation choices and shorter commute periods. Many communities aspire to provide greater workforce
housing opportunities in order to provide greater location equity among different classes of worker.

in terms of housing, workforce housing generally means offering a full spectrum of housing in proximity to
employment at different levels of affordability. Depending on the community, there may be a lack of housing for
lower-income workers who might have to commute from other communities. Or there may be a fack of higher-
end or “executive” housing, meaning that higher-paid employees ieave the community after work, taking their
financial and other resources with them. While there is no standard definition, workforce housing often is used to
describe housing for workers who are low to middle income but may not qualify for subsidized housing programs.

implications for The Dalles: As of 2014, the most recent year available, the Census estimates 7,181 jobs located in
The Dalles. 2,973 of these, or 41%, are held by local residents, while over 4,200 employees commute into the city
from elsewhere.

Of the estimated 6,343 employed The Dalles residents, 53% of them commute elsewhere to employment. While
Census data is incomplete, it seems that most of these residents work in nearby communities including Hood River,
Dallesport, and Hermiston, and a small segment works at least part time in the Portiand Metro area.

A comparison of the general income leveis of these classes of employees {outflowing, inflowing, and interior) finds
that regardless of the home and job location of the employee, the different commuting groups have very similar
income characteristics. This does not show any clear relationship between the type and cost of housing available
in The Dalles and the types of employment available in the community, or outside of the community.

Jobs/Household Ratio: The Dalles features a healthy jobs-to-households ratio. There are an estimated 7,200 jobs
in the city of The Dalles, and an estimated 6,340 Dalles residents in the labor force. This represents 1.2 jobs per
working adult, and more than one job per household.

Conclusions on Anticipated Housing Trends

These are the major demographic trends impacting future housing demand in The Dalles, the region and nation.
These trends were considered in building assumptions for the household growth projections presented in the
following section.

The general trends that The Dalles can expect to see over the next 20 years include:
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®* As demand increases, prices rise, and remaining land within the UGB is developed, denser forms of
development and creative reuse of parcels through infill and redevelopment become more economically
viable. Communities like The Dalles which face a future of growing within limited boundaries are likely to
see increased pressure to generate denser housing than they have historically experienced in some parts
of the community. This may occur through a mixture of market forces, policy choices and state planning
mandates.

»  Baby boomer households will have a preference towards aging in place as long as possible, particularly for
homeowners, and will on average be healthier longer than previous generations. When they do transition
to other housing, their stock of older existing single family homes will be attractive starter and move-up
homes to younger family households. The Dalles will continue to be an attractive regional location for
senior housing and assisted living due to the good local medical care.

= The Dalles can plan ahead fer younger generations by continuing to support the mixed-use town center
which will provide livability amenities. Opportunities to walk and bike will also be attractive. However,
attractive local employment opportunities will likely be the greatest factor in keeping and attracting
young households. Many of these households will seek good first-time home buying opportunities,
meaning a stock of existing and new homes in low- to middle price ranges. The younger and lower
income members of this generation will need a sufficient stock of multi-family rentals.

»  According to the Census, The Dalles has a foreign-born population of 8%, lower than the statewide
percentage. It is estimated that 80% of this population is from Latin America. The share of persons
speaking a language other than English at home is 16%. As with the rest of the state and nation,
immigrants will continue to make up an increasing share of households in coming decades. While not
homogeneous, these household on average tend to be larger, have lower incomes and are more likely to
rent their homes than the average household.

»  The Dalles, like many communities, currently has a persistent shortage of housing available to the lowest-
income households, particufarly rental units.

» The following section presents the projected future housing needs and provides more detail on
methodology, assumptions and findings.
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V. FUTURE HOUSING  :EDS - 2036 {CiTY OF THE DALLES)

The projected future {20-year) housing profile {Figure 5.1) in the study area is based on the current housing profile,
multiplied by an assumed projected future household growth rate. The projected future growth is the official
forecasted growth rate for 2035 generated by the PSU Oregon Forecast Program, and carried forward one year to
2036.

FIGLIRF 5.1+ FUMIIRF HAlioinG Peacel e 2028

2016 Population {Minus Group Pop.) 16,323 2010 Census, PSU
Projected Annual Growth Rate 1.13% OR Population Forecast Program pPSyU

2036 Population {Minus Group Pop.) 19,829 {Tetal 2036 Population - Group Housing Pop.)

Estimated group housing population: 607 Share of tota! pop {3.0%] frory 2010 Census US Census

Total Estimated 2036 Population: 20,436 (PSU 2035 forecast, + one year atsame grewth rate)  PSU

Estimated Non-Group 2036 Households; 8,262 {2036 Non-Group Pop./Avg. Household Size)

New Households 2016 to 2036 1,461

Avg. Household Size: 2.40 Proj- :t.d hous=zheld size US Census
Total Housing Units: 8,606 Basedon estimated 5% vacancyrate

Occupied Housing Units: 8,262 = Numberof Non-Group Houseliclds)

Vacant Housing Units: 434 (Tcial Units - Occupred Units)

Projected Vacancy Rate: 5.0% [Vacant Units/ Total Units)

Sources: PSU Population Research Center Oregon Population Forecast Program, Census, JOHNsON Economics LLC
*Projections are applied to estimates of 2016 population, household and housing units shown in Figure 1.1

The model projects growth in the number of non-group households over 20 years of roughly 1,460 households,
with accompanying population growth of 3,600 new residents. {The number of households differs from the
number of housing units, because the total number of housing units includes a percentage of vacancy. Projected
housing unit needs are discussed below.)

PROJECTION OF FUTURE HOUSING UNIT DEMAND (2036)
The profile of future housing demand was derived using the same methodology used to produce the estimate of
current housing need. This estimate includes current and future households, but deoes not include o vacancy
assumption. The vacancy assumnption is cdded in the subsequent step. Therefore the need identified below is the
total need for actual households in occupied units (8,262).

The analysis considered the propensity of househoids at specific age and income levels to either rent or own their
home, in order to derive the future need for ownership and rental housing units, and the affordable cost level of
each. The projected need is for all 2036 households and therefore includes the needs of current households.

The price levels presented here use the same assumptions regarding the amount of gross income applied to
housing costs, from 30% for low income households down to 20% for the highest income households.

The affordable price level for ownership housing assumes 30-year amortization, at an interest rate of 5%, with 15%
down payment. Because of the impossibility of predicting variables such as interest rates 20 years into the future,
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these assumptions were kept constant from the estimation of current housing demand. Income levels and price
levels are presented in 2016 dollars.

Figure 5.2 presents the projected occupied future housing demand {current and new households, without vacancy)
in 2036.

FiGURE & 2 PROIECTEN Necupien Fumiies Honicine Nesaann 1202683

UK - 590K 188 Less than 515,000 3.7% 3.7%
590k - $130k 375 $15,000 - $24,5939 7.3% 11.0%
5130k - 5190k 586 525,000 - 34,999 11.4% 22.4%
$130k - 5230k 1,078 $35,000 - 549,999 21.0% 43.3%
$230k - 5320k 943 $50,000 - 574,999 18.3% 61.7%
$320k- 5410k 827 $75,000 - 599,999 16.1% 77.7%
$410k - $510k 512 £100,000 -5124,999 10.0% 87.7%
§510k - 5600k 221 $125,000 - 149,999 43% 92.0%
$600k - $810k 226 $150,000 - $199,999 4.4% 96.4%
$810k + 185 $200,000+ 3.6% 100.0%
Totals: 5,141 % of All: 62.2%
S0 - 5400 BY3 Less than $15,000 28.6% 28.6%
5400 - $600 550 $15,000 - 524,999 17.6% 46.2%
$600 - 5900 573 $25,000 - 534,999 18.3% 64.6%
$500- 51100 534 $35,000 - $49,999 17.1% 81.7%
$1100 - 51500 358 $50,000 - 574,999 11.5% 93.2%
$1500-51900 125 $75,000 - 595,999 4.0% 97.2%
51900 - 52400 50 $100,000 - $124,939 1.6% 98.8%
$2400 - $2800 16 $125,000 - $149,999 0.5% 99.3%
52800 - 53800 11 $150,000 - $199,999 0.3% 99.7%
53800 + 11 $200,000+ 0.3% 100.0%
Totals: 3121 % of All: 37.8% I 8202 |

Sources: Claritas, Census, JOHNSON ECONOMICS

It is projected that the homeownership rate in The Dalles will increase slightly over the next 20 years from 61% to
62%, matching the current statewide average (62%}. The shift to older and relatively higher income households is
moderate, but is projected to increase the homeownership rate somewhat. At the same time, the number of
lower income households seeking affordable rentals is also anticipated to grow.

COMPARISON OF FUTURE HOUSING DEMAND TO CURRENT HOUSING INVENTORY

The profile of occupied future housing demand presented above {Figure 5.2} was compared to the current housing
inventory presented in the previous section to determine the total future need for new housing units by type and
price range (Figure 5.3).

This estimate includes a vacancy assumption. As reflected by the most recent Census data, and as is common in
most communities, the vacancy rate for rental units is typically higher than that for ownership units {7% vs. 3% in
2010). While the vacancy rate is much lower as of 2016 {estimated as low as 2.4%), a higher vacancy rate is
assumed for the purpose of this analysis. This analysis maintains the discrepancy between rental and ownership
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®  The greatest need for rental units is found at lowest price points. This refliects the findings shown in Figure 2.7
that an estimated 62% of The Dalles renter households currently pay more than 309 of their income towards
housing costs. There is still a strong need for affordable housing.

® At the same time, there is also support for some units in the $900 to $1,100 category, which is above most
current market rents, This shows that there is some support for new, more expensive rental supply.

Needed Unit Types

The mix of needed unit types shown in Figure 5.3 reflects both past trends and anticipated future trends. Since
2000, detached single family units (including manufactured and mobile homes) have constituted an estimated 93%
of permitted units in The Dalles {471 total). In keeping with development trends, and the buildable {and availabte
to The Dalles (discussed in the next section), single family units are expected to make up less of the overall new
housing development over the next 20 years, while still remaining a majority of the new ownership housing.

*  53% of the new units are projected to be single family detached homes, while 27% is projected to be some
form of attached housing, and 10% are projected to be mobile homes.

= Single family attached units (townhomes on individual lots) are projected to meet 3% of future need. These
are defined as units on separate tax lots, attached by a wall but separately metered, the most common
example being townhome units.

= Duplex through four-plex units are projected to represent an additional 11% of the total need. Duplex units
would indude a detached single family home with an accessory dwelling unit on the same lot, or with a
separate unitin the home (for instance, a rental basement unit.}

= 13% of all needed units are projected to be multi-family in structures of 5+ attached units.

= 10% of new needed units are projected to be mohile home units, which meet the needs of some low-income
households for both ownership and rental.

= Of ownership units, 82% are projected to be single-family homes, and 15% maobile homes,

= About two thirds of new rental units are projected to be found in new attached buildings, with 31% projected
in rental properties of 5 or more units, and 14% in buildings of three to four units.

Needed Affordability Levels

& The needed affordahility levels presented here are based on current 2016 dollars. Over time, incomes and
housing costs will both inflate, so the general relationship projected here is expected to remain unchanged.

»  The future needed affordability types {2036) reflect the same relationship shown in the comparison of current
(2016) need and supply {shown in Figure 3.4}. Generally, based on income levels there is a shortage of units in
the lowest pricing levels, particularly for renter households.

= Figure 5.3 presents the net NEW housing unit need over the next 20 years. Figure 5.3 shows that in order for
projected new renter households in 2036 to pay 30% or less of their income towards housing, a total of 510
additional rental units affordable at $600 or less would be required.

»  HOWEVER, there is also a strong current need for additional affordable units. In order for all househoids,
current and new to pay 30% or less of their income towards housing in 2036, a total of 900 rental units
affordable at $600 or less would be required. This indicates that some of the current supply, while it shows up
as existing available housing, would need to become less expensive to meet the needs of current households.

® Thereis a lack of new need in the middle of the rental spectrum {$600 to $900 and $1,900 to $2,800). As was
discussed in the comparisen of current need and supply, this reflects where the majority of market-rate rent
levels are at the current time. As with the 2016 comparison, a future need is projected for both low-rent, but
also higher rent units. This analysis shows that some renter households have the ability pay for a larger,
newer and/or higher quality unit than may be currently available,

=  Projected needed ownership units show that the supply at the lowest end of the spectrum is currently
sufficient.  {This reflects the estimated value of the total housing stock, and not necessarily the average
pricing for housing currently for sale.) And the community could support more housing at higher price points,
mostly in the $200,000 to $300,000 range.
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Vi. RECONCILIATION OF FORECASTED NEED AND BUILDABLE CAPACITY

This section presents the results of the Buildable Lands Inventory {BLI).

The following table present the estimated new unit capacity of the buildable lands identified in the City of The
Dalles. There is a total remaining capacity for nearly 3,689 units of different types within the study area. 71% of
this capatcity is within the current city limits {2,631 units), and 29% of the capacity is within the UGB, but outside
current city limits {1,059 units).

FIGURE 6.1: ESTIMATED BUILDABLE LANDS CAPACITY BY RESIDENTIAL UNIT (2016)

Low Density Resid. - RL 1,350 1,350
Medium Density Resid. - RM 445 445
High Density Resid. - RH 1,883 1,883
CBC {Assumes 50% for Resid. Use) 11 11
Gorge Mgmt. Area (R1 & R5)* 1 1
Total; 1,351 445 1,894 3,689
Inside City Limits: 807 320 1,504 2,631
Ouside City Limits, in UGB: 544 125 390 | 1,055

* Medium Density Residential (MDR) units include single-family attached {townhomes) to four-plexes.
Muiti-family Units {MFR) are defined as units in attached structures of 5 units or more,
Source: City of The Dalles, Angelo Planning Group

Mop of the BLi is appended at the end of this report.

The following tables summarize the forecasted future unit need for the City of The Dalles. These are the
summarized results from Section V of this report.

FIGURE 6.3: SUMMARY OF FORECASTED FUTURE UNIT NEED (2036)

Totals: 1,112 50 101 55 228 178 ol 1769] 100% |
Parcantage: 62.8% 2.8% 5.7% 5.6% 12.9% 10.1% 0.0%| 100.0%
Sources: PSU Population Research Center, Claritas Inc., Census, Johnson Economics
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Comparison of Housing Need and Capacity
There is a total forecasted need for 1,769 units over the next 20 years. This is well below the estimated capacity of
3,689 units. As Figure 6.4 below demonstrates, there is sufficient capacity to accommaodate all projected new unit
types. After this need is accommodated, there is an estimated remaining capacity of over 1,900 additional units,
mostly in the high-density residential zone.

FIGURE 6.4: COMPARISON OF FORECASTED FUTURE UNIT NEED (2036) WITH AVAILABLE CAPACITY

Buildable Land Inventary (Units): 1,351 445 1,854 3,689
Estimated Land Need {Units): 1,112 429 228 1,769
Land Surplus {inventory - Need:} 239 16 1,665 1,920

Sources: City of The Dalles BLI, Johnson Economics

The following table shows the same comparison, converting the forecasted residential need and capacity by acres,
rather than units. There is a projected need for 232.5 acres of new residential development, but a buildable
capacity of 480 acres.

FIGURE 6.5: COMPARISON OF FORECASTED FUTURE LAND NEED {2036) WITH AVAILABLE CAPACITY

Buildable Land Inventory (Acres}: 304.4 494 126.3 480.0
Estimated Land Need {Acres): 185.3 35.7 114 2325
Land Surplus (Inventory - Need:) 119.1 13.7 114.8 247.6

Sources: City of The Dalles BU, Johnson Economics

FINDING: There is currently sufficient buildable capacity within The Dalles to accommaodate projected need. Much
of this capacity is in the form of parcels with the potential for infill or redevelopment for future multi-family units.
The character of this supply can help guide housing policy and strategy recommendations to be included in
subsequent reports and ultimately integrated in the City’s updated Comprehensive Plan.
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Having affordable, quality housing in safe neighborhoods with access to community services is
essential for all Oregonians. Like other cities in Oregon, the City of The Dalles is responsible for
helping to ensure that its residents have access to a variety of housing types that meet the housing
needs of households and residents of all incomes, ages and specific needs. Towards that end, the City
is conducting a Housing Needs Analysis and Buildable Lands Inventory to update the Housing
Element of its Comprehensive Plan; complete an updated, realistic assessment of future residential
land needs and supply; and comply with Oregon Statewide Geal 10 (Housing). The overarching intent
of Goal 10 is to:

“encourage the availability of adequate numbers of needed housing units at price ranges and
rent levels which are commensurate with the financial capabilities of Oregon households and
allow far flexibility of housing locatian, type and density.”

This report summarizes a variety of local housing issues and the strategies that are recommended to
address them. It builds on a comprehensive study of the local housing market and future trends (the
Housing Needs Assessment, or HNA) and an in-depth review of current locai, region  state and
federal housing requirements, goals and initiatives. It was prepared in coordination with a technical
advisory group of City of City staff, local realtors, development experts and citizens, as well as
representatives of the Mid-Columbia Housing Authority, the Oregon Department of Land
Conservation and Development and the Oregon Department of Housing and Community Services.

Section 2 of this Report summarizes key housing conditions and future trends to provide context for
the strategies that follow. Section 3 briefly reviews issues associated with federal Fair Housing and
other requirements. Section 4 recommendations for updates to the City’s Comprehensive Plan, while
Section 5 recommends similar changes to the City’s Development Code. Sections 6 and 7 outline
additional strategies related to the following types of initiatives:

e Future planning for new :sidential development and redevelopment

+ Information sharing with housing developers and other community partners
e Intergovernmental co lination and advocacy

e  Administrative and funding tools

All of the strategies summarized in this report are intended to address the findings of the associated
Housing Needs Analysis and meet overarching state and local goals associated with providing a
variety of housing options to people with a full range of incomes and housing needs.

Implementation of these strategies should be directly related to achieving these goals and addressing
the housing needs and gaps identified in the Housing Needs Analysis.
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The following is a summary of data and findings from the “Housing and Residential Land Needs
Assessment” report. ‘

Demographic Trends

e The Dalles is a City of over 15,500 people {City), and over 16,800 peopfe {UGB}, located in Wasco
County in the Columbia River Gorge on the northern border of Oregon. Based on the UGB
population, The Dalles is the 40% largest city in the state by population, and the largest city in
Wasco County.

* Since 2000, The Dalies has grown by roughiy 2,000 people within the UGB, or 13.4% in 16 years.
In contrast, Wasco County and the state experienced population growth of 10.8% and 17.3%
respectively. The population of nearby Hood River grew by aver 30% during this period.

¢ The Dalles is home to an es! iated 6,800 households in 2016, an increase of 787 households
since 2000. The percentage of families fell somewhat between 2000 and 2016 from 65.9% to
62.9% of all households. Average household size has remained flat during this period. The city
has a similar share of family households as Wasco County (65%} and the state (63%).

#  The Dalles features a healthy jobs-to-households ratio. There are an estimated 7,200 jobs in the
city of The Dalles, and an estimated 6,340 Dalles residents in the labor force. This represents 1.2
jobs per working adult, and more than one job per household.

¢ The Dalles’ estimated median household income was 547,000 in 2016. This is roughly 7% higher
than the Wasco County median of $43,500. in comparison, the median income in the City of
Hood River is $49,500. Median income has grown an estimated 33% between 2000 and 2016, in
real dollars. Inflation was an estimated 36% over this period, so as is the case regionally and
nationwide, the local median income has not kept pace with inflation.

¢ According to the US Census, the official poverty rate in The Dalles has been increasing over time
from 9% of individuals in 2000, to an estimated 13.8% over the most recent period reported
{2014 5-year estimates). This is roughly 2,000 individuals in The Dalles. In comparison, the
official poverty rate in Wasco County and at the state level is 17%.

® One measure of poverty as it relates to housing is the share of income local households are
spending on their housing costs. The Census estimates that over 42% of all households spend
more than 30% of their income on housing costs. Among renters, nearly 62% of households
spend more than 30% of their income on housing costs, while 39% of renter households spend
more than 50% of their income.

in coming decades, some of the demographic trends that are likely to affect future housing needs
include:

¢ As demand increases, prices rise, and remaining land within the UGB is developed, denser forms
of development and creative reuse of parcels through infill and redevelopment become more
economically viable. Communities like The Dalles which face a future of growing within limited
boundaries are likely to see increased pressure to generate denser housing than they have
historically experienced in some parts of the community. This may occur through a mixture of
market forces, policy choices and state planning mandates.
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e Baby boomer households will have a preference towards aging in place as long as possible,
particularly for homeowners, and will on average be healthier longer than previous generations.
When they do transition to other housing, their stock of older existing single family homes will be
attractive starter and move-up homes to younger family households. The Dalles will continue to
be an attractive regional location for senior housing and assisted living due to the good local
medical care.

¢ The Dalles can plan ahead for younger generations by continuing to support the mixed-use town
center which will provide livability amenities. Opportunities to walk and bike will also be
attractive. However, attractive local employment opportunities will likely be the greatest factor
in keeping and attracting young households, Many of these households will seek good first-time
home buying opportunities, meaning a stock of existing and new homes in low- to middle price
ranges. The younger and lower income members of this generation will need a sufficient stock of
multi-family rentals.

e According to the Census, The Dalles has a foreign-born population of 8%, lower than the
statewide percentage. It is estimated that 80% of this population is from Latin America. The
share of persons speaking a language other than English at home is 16%. As with the rest of the
state and nation, immigrants will continue to make up an increasing share of households in
coming decades. While not homogeneous, these household on average tend to be larger, have
lower incomes and are more likely to rent their homes than the average household.

¢ The Dalles, like many communities, currently has a persistent shortage of housing available to
the lowest-income households, particularly rental units.

Projected Housing Needs
e There is a projected need for 1,769 new housing units by 2036.

s  Of the new units needed, roughly 59% are projected to be ownership units, while 41% are
projected to be rental units.

¢ There is not a projected need for oWnership housing at the low-end of the pricing spectrum.
This is because these are the price levels where a majority of the city’s housing is currently
found. There will likely be support for units at higher price points.

e The greatest need for rental units is found at lowest price points. This reflects the findings that
many of The Dalles renter households currently pay more than 30% of their income towards
housing costs. There is still a strong need for affordable housing, At the same time, there is also
support for some new, more expensive rental supply.

¢ In keeping with development trends, and the buildable land available to The Dalles {discussed in
the next section}, single family units are expected to make up less of the overall new housing
development over the next 20 years, while still remaining a majority of the new ownership
housing.

s  63% of the new units are projected to be single family detached homes, while 27% is
projected to be some form of attached housing, and 10% are projected to be mobile
homes.
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*  Single family attached units {townhomes on individual fots) are projected to meet 3% of
future need. These are defined as units on separate tax lots, attached by a wall but
separately metered, the most common exam ple being townhome units.

¢ Duplex through four-plex units are projected to represent an additional 11% of the total
need. Duplex units would include a detached single family home with an accessory
dwelling unit on the same lot, or with a separate unit in the home {for instance, a rental
basement unit.)

s 13% of all needed units are projected to be multi-family in structures of 5+ attached
units.

s 10% of new needed units are projected to be mobile home units, which meet the needs
of some low-income households for both ownership and rental.

Comparison of Projected Need and Buildable Land Supply

e The new unit capacity was estimated for the remaining buildable lands identified in the City of
The Dalles. There is a total remaining capacity for nearly 3,689 units of different types within the
study area. 71% of this capacity is within the current city limits (2,632 units}, and 29% of the
capacity is within the UGB, but outside current city limits. {1,058 units).

s There is a total forecasted need for 1,769 units over the next 20 years. This is well below the
estimated capacity of 3,689 units. After projected need is accommodated, there is an estimated
remaining capacity of over 1,900 additional units, mostly in the high-density residential zone.

o There is currently sufficient buildable capacity within The Dalles to accommodate projected
need. Much of this capacity is in the form of parcels with the potential for development or infill
with future multi-family units. The size of the available remaining capacity assumes that some
high-density and medium-density zoned lands are built out at higher average densities than
these areas have traditionally achieved in the past.

For more detail on these findings please refer to the “Housing and Residential Land Needs Assessiment
Report” and the "The Dalles Buildable Lands Inventory (BLI} — Methodology and Resuits”
memorandum.
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Fair Housing Act

The federal Fair Housing Act, initially passed in 1968 and amended in 1988, requires that jurisdictions
take affirmative actions to ensure fair treatment of “protected classes”. In practical terms, this
means that housing and housing finance tools cannot be denied to any person based on gender,
race, color, religion, national origin, familial status, or disability. The State of Oregon extends the
definition of protected class so that discrimination is not permitted based on source of income,
marital status, sexual orientation, or gender identity.

In practice, federal authorities primarily focus compliance with the Fair Housing Act on ensuring that
financial institutions, realtors and housing providers do not discriminate against protected classes in
providing opportunities to pay for or obtain housing. Cities like The Dalles have a limited role in
monitoring these activities. However, cities can ensure consistency with the Fair Housing Act by:

Administering fair and timely permitting and zoning practices;

2. Ensuring that zoning, permitting and housing funding decisions do not deprive people in
protected classes of housing opportunities or perpetuate housing segregation; and

3. Funding subsidized housing in a way that provides residents with access to public facilities
and services

The location of subsidizing housing often presents complex policy decisions. Some communities have
been criticized for cc  entrating publicly assisted housing in lower-income neighborhoods with
poorer access to high-quality schools and other community facilities in comparison to more affluent
areas. This outcome is often the result of attempting to maximize the number of housing units that
can be developed by selecting locations with low land values, and thus lower development costs. This
situation presents a policy choice for affordable housing developers and public agencies of whether
to provide more affordable housing units in total or to provide fewer units in locations with better
access to services and amenities, such as schools, healthcare, transit, shopping, parks and libraries.

To address this policy tradeoff, the U.5. Department of Housing and Urban Development (HUD)
adopted the Affirmatively Furthering Fair Housing (AFFH} rule in 2015, The rule identifies fair housing
outcomes that program participants must assess:

1. Patterns of integration and segregation;
2. Racially or ethnically concentrated areas of poverty;
3. Disparities in access to opportunity; and
4. Disproportionate housing needs.!
T Affirmatively Furthering Fair Housing (AFFH) Final Rida Nuandaws HHA Bvrbhamnn 1HE Rnsacresnat ~8 Yo ging

and Urban Development. Viewed on June 16, 2016
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These issues are addressed through an Assessment of Fair Housing [AFH). The AFH is to be prepared
using data and an assessment tool provided by HUD, integrating responses received through public
outreach, The City of The Dalles is not an entitlement agency for federal funds {i.e. a “program
participant”) so it does not have a direct role in preparing the Assessment of Fair Housing. However,
the City may partner with the Mid-Columbia Housing Authority to help prepare the AFH. Further, the
City’s zoning and permitting practices impact Fair Housing opportunities, so the City must consider
these impacts when making decisions about housing policy and zoning. Existing and potential new
policies that are supportive of Fair Housing opportunities are discussed in the following sections.

Policies

The goals and policies expressed in Goal 10 — Housing chapter of The Dalles Comprehensive Plan are
broadly consistent with Fair Housing requirements. Policies 1 and 9 generally state the need to
provide a variety of housing types to meet the needs of people in all income groups. Policy 21 states
that the city will support housing assistance programs administered by other public or private, non-
profit organizations. The next section presents several amendments or additions that could be made
to strengthen the plan’s policies specific connection to Fair Housing goals.

Section 4 of this report outlines a series of potential changes to the comprehensive plan that would
strengthen compliance with Fair Housing, including:

e (Clarification that the need for affordable housing includes both rental and owner-occupied
housing units

¢ Broaden policies related to provision of a range of housing types to include housing for
populations with special needs, including seniors, people with disabilities, or those with
other special needs such as homelessness, chemical dependency, mental illness, or recovery.

* |dentify the use of incentives not only for increasing density of residential development, but
also for developing affordable housing or needed housing types.

In addition to the general comprehensive plan amendments and additions proposed in Section 4, the
City should consider several specific amendments or additions to strengthen the plan’s consistency
with Fair Housing goals:

e Add a policy that explicitly states a commitment to fair housing goals in all permitting and
zoning practices.

e Consider a policy statement that calls far the City to support the siting of subsidized or
affordable housing in areas with good access to public facilities and services, in alignment
with the “access to opportunity” goal that must be addressed as part of the 2015 AFFH rule.
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+ Make a general statement about collaborating with and supporting the Mid-Columbia
Housing Authority in its preparation and implementation of Assessments of Fair Housing.

s Add a policy that states the city’s commitment to fair housing in city practices outside of
planning and zoning, including addressing accessibility in the city’s development standards
and providing support for housing assistance programs.

Development Code

This analysis has found that current zoning designations, existing Zoning Code provisions, and
proposed zoning code changes support housing variety throughout city, and thus address an
important element of Fair Housing.

Residential Care Homes and Residential Care Facilities are housing types defined by the city to
specifically address Fair Housing requirements. A Residential Care Home is defined as: “A residential
treatment or training home, or an aduit foster home duly licensed by the State of Oregon which
provides residential care alone or in conjunction with treatment or training for 5 or fewer individuals
who need not he related.” Residential Care Facilities are similarly defined, but can house between 5
and 16 people. Pursuant to ORS 197.665 and 197.667, residential homes must be permitted in any
residential or commercial zone where single-family dwellings are permitted and residential facilities
must be permitted in any zone where multi-family dwellings are permitted.

The Dailles zoning code designates Residential Care Homes as a permitted accessory use in every
zone where single-family dwellings are a permitted use. Accessory uses are defined as “a use on the
same lot with and of a nature custemarily incidental and subordinate to the principal use”. This
provision could be interpreted to mean that a conventional household living use must be in place
before a Residential Care Home can be operated on a site. ORS 197.665(2) stipulates that cities may
not impose zoning requirements on residential homes that are m 2 restrictive than those imposed
single-family dwellings in the same zone. Limiting Residential Care Homes to an accessory use could
be interpreted as a more restrictive requirement than those applied to single-family dwellings.

Residential Care Facilities are a permitted use in every zone where multi-family dwellings are
permitted. However, the provisions for these uses in the Central Business Commercial District zone
may be unclear, The code lists the use as “Residential Care Facilities and Group Homes”. Group
Homes may be understood as synonymous with Residential Care Homes, but are not defined in the
code. Residential Care Homes are permitted as an accessory use, however. The definition of group
homes in this context should be clarified.
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The Dalles appears to generally offer reasonable land use application types, procedure types,
application timelines, and fees. Examples of procedure types and fees are presented below, pursuant
to the Planning Department Fee Schedule and Section 3.020

s Site Plan Review, Administrative (5220)

» Variance, Administrative or Quasi-Judicial {$380)
e Conditional Use Permit, Quasi-Judicial ($420)

¢ Planned Unit Development, Quasi-ludicial (5480)

Section 1.120 of the code authorizes the City Council to reduce or waive fees upon written request of
an applicant. Fee waivers or reduc ns could potentially support the development of needed
housing and help to address Fair Housing requirements. To further advance Fair Housing, the city
could document the conditions und  which fee waivers or reductions may apply, and specifically
identify the potential to reduce or waive fees for needed housing types, or for applicants who are

senjors or low-income residents.

Application review procedures and nelines are established in Chapter 3 of the development code.
The City has adopted typical requirements that application completeness be determined within 30
days of receiving the application.” e City must then take final action on land use applications within
120 days, per ORS 227.178. These timelines are adequate to serve Fair Housing regulations. To
further strengthen Fair Housing compliance, the City could consider creating an expedited review
process for needed housing types and/or for housing proposed to be provided to low income
residents and those with special needs, including protected classes under the Fair Housing Act. An
expedited review may reduce development costs for needed housing.

A critical element of Fair Housing is accessibility. Provisions addressing accessibility are more the
domain of building code than zoning code, and building code compliance in The Dalles is the
responsibility of the Mid-Columbia Council of Governments (MCCOG). MCCOG administers the
Oregon Specialty Codes for Structural, Mechanical, Plumbing, Electrical, and Residential. It is
important to note that the use of these Oregon standards do not guarantee compliance with federal
or state accessibility laws. As stated in the Fair Housing Council of Oregon’s Accessible Design and
Construction handbook:

Oregon’s building code governing multi-unit residential buildings (the Oregon Structural
Specialty Code, ar OSSC) includes a comprehensive set of accessibility requirements. Thus,
designers, builders, and building officials may believe that compliance with the OS5C brings a
project in compliance with all accessibility requirements. However, campliance with the OS5C
does not assure compliance with all accessibility laws because:
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(a) While the O55C draws on many of the same standards, the OS5C differs in organization
and fanguage from other laws, and is not a “safe harbor” for compliance with any federal
fow.

(b) The OSSC includes only those accessibility criteria and standards required to be included in
the OSSC by Oregon law. It does not incorporate alf federal accessibility laws or Oregon
accessibility laws.?

This means that designers, builders, and building officials must look beyond the adopted building
code to ensure that new construction of multi-unit housing complies with federal accessibility laws.
To help comply with the accessibility provisions of the Fair Housing Act, HUD established Fair Housing
Accessibility Guidelines (FHAG) that “provide builders and developers with technicai guidance on
how to comply with the accessibility requirements of the Fair Housing Amendments Act of 19883
Additionally, HUD recognizes the American National Standards Institute (ANSI) A117.1 — a set of
accessible design specifications — as “safe harbors” for compliance with Fair Housing Act accessibility
requirements.* MCCOG does not specify how they ensure compliance with the Fair Housing Act for
multi-unit housing in their operating plan.®

¢ Clarify the meaning of Residential Care Homes as an accessory use in order to ensure that it
could not be interpreted as a more restrictive requirement than the standards that apply to
single-family dwellings. ‘

¢ Clarify code language related to the use limitations on Residential Care Homes and the
definition of Residential Care Facilities in the Central Business District zone,

s Consider creating an expedited review process or formalizing fee waivers or discounts for
needed housing types and/or for projects intended for people with low incomes, special
housing needs or within Fair Housing protected classes.

2 pccessible Design and Construction: A Handbook Prenared hv the Cammiinitv Navalanment | aw Center for
the Fair Housing Council of Oregen. June 201C
3 Fair Housine Accessibilitv Guidelines.
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the Fair Housing Council of Oregon. June 2010, p. 3
5 Mid-Calimhia Canneil af Grvernmeante Ruilding Cada Carmalianrca Deaneam Mmerating Plan. JU|Y 2014,
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e  Work with MCCOG to ensure that Fair Housing accessibility requirements for multi-unit
housing are addressed through building code compliance and/or be sharing information
about additional Fair Housing Accessibility Guidelines.

State Statutes

Clear and Objective Standards for Needed Housing (ORS 197.307)

Clear and objective standards are generally available for development of needed housing in The
Dalles. Needed housing, pursuant to ORS 197.303, includes single-family detached dwellings, single-
family attached dwellings, manufactured dwellings (standalone and in parks), government-assisted
housing, and farmworker dwellings. Government-assisted housing and farmworker dwellings are not
specified housing types in the e Dalles Comprehensive Plan and develop :nt code, but could be
interpreted to include those housing types identified in the zoning code, including single-family
dwellings (detached and attached), duplexes, residential homes and facilities, ADUs, manufactured
dweliings and manufactured dwelling parks, and multifamily dwellings. Needed housing can also be
understood to include any housing eeds and types identified in the HNA.

Where permitted outright in residential zones, development review procedures are ministerial or
administrative. Needed housing is currently permitted outright in residential zones, with the

following exceptions.

e PerChapter 6, Section 6,120, Manufactured Dwellings are divided into two categories:
residential trailers/mobile homes and manufactured homes, Residential Trailers and Mobile
Homes are only permitted in the RM zone, where Manufactured Dwelling Parks are
permitted. Manufacturec omes are permitted in all locations where single-family dwellings
are permitted.

»  Multifamily housing (3 or more units) is not a permitted use in the RL zone.

Approval standards for development appear to be generally reasonable. A few design standards
applicabie to Neighborhood Compatibility Review—which is required for all new construction or infill
in established neighborhoods—imay need to be amended to ensure they are clear and objective.

To ensure that approval standards for needed housing types are clear and objective, consider the
following revisions or clarifications to design standards (Tabie 1).
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Table 1. Code Revisions to Ensure Clear and Objective Standards for Needed Housing

Existing Code

Potential Revisions

Scale. Buildings with walls greater than 80 feet in
length shall include street facades that are varied
and articulated at regular 20, 30, 40 or 50 foot
intervals along the facade to provide the
appearance of smaller buildings. Articulation shall
be achieved through the use of offsets, jogs,
variation of finishes, projections, windows, bays,
porches, traditional storefront elements, entries or
other similar distinctive changes. (3.040.050(B){1})

Trim and Details. Trim shall be used around the
windows, doors, frieze, and corners of buildings.
Details shall be used around the porch, fascia
board, and window and door tops.
(3.040.050({B}{10}}

Two Family and Three Family Structures, and
Attached Single Family Structures (2 units) shail be
designed and constructed to have the appearance
of a single house. {3.040.050{C)(10})

Multi-Family Dwellings {greater than 3 units).
shall...be encouraged to incorporate usable
covered front porch space. (3.040.050{C){10}}

Entries. Upper story residential uses are

encouraged to have shared or individual entries on
the first level only. {5.030.050(C}))
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Clarify the meaning of some of these
architectural features, such as offsets,
jogs, traditional storefront element, and
similar distinctive changes.

Consider adopting a quantitative
standard for the depth or width of the
articulation to ensure objectivity.

Clarify the meaning of “details” related
to their use on porch, fascia board, etc.

Clarify what is meant by the
“appearance of a singfe house”.
Reconsider if this standard is appropriate
for the RH and RM zones, where multi-
family housing is widely permitted.

Consider removing this standard, as
“encouraged” may be interpreted as
subjective; it's unclear what is required.

Consider removing this standard or
making it required

One may assume this refers only to
exterior building entries, not entries to
individual units, but it is unclear.
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The Dalles Comprehensive Plan est. lishes the policy goals and implementing strategies that direct
how the city will meet its housing needs and remain compliant with Goal 10 of the Oregon Statewide
Planning Goals. The Comprehensive Plan was closely reviewed as part of this 2016 Housing Needs
Analysis (HNA). In light of the findings of the HNA related to existing conditions and trends and
ongoing changes in federal and state housing regulation, a number of amendments to the
Comprehensive Plan are recommended. Additionally, several revisions and a general restructuring of
the plan is recommended to improve clarity.

Background and Existing Conditions

The housing chapter of the comprehensive plan opens by introducing the key text of Goal 10 and
provides a short summary of the contents of the chapter. Given the central importance of adequate
and affordable housing in the everyday lives of The Dalles residents, this section could be expanded
to recognize the city’s role in shaping housing conditions. This statement could be linked to further
background on the purpose of Goal 10 and its associated planning requirements.

The background section is followed by a review of existing housing conditions. The source of this
information is the 2006 Housing Needs Analysis; the data needs to be replaced with the 2016
Housing Needs Analysis. Additionally, the city may consider expanding the existing conditions
summary to include a wider range of measures of housing conditions and trends, including tenure,
price, public housing/assistance programs, development trends, and broader demographic or
economic trends that impact housing. The HNA will be referenced as a supporting document to the
plan, so a concise summary will be sufficient.

Goals, Policies and Implementing Measures

The recommended amendments to the goals, policies and implementing measures sections are
divided into general recommendations for improving clarity structure and organization of the plan,
and specific recommendations for revisions or additions to the content of the plan.

A number of statements in the “Housing Goals” and “Goal 10 Policies” sections are either internally
redundant, are redundant with a goal or policy in the other section, or are better defined as
implementation measures than goals or policy statements. This redundancy affects the clarity of the
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plan. To improve clarity, consider reorganizing these sections into a hierarchy of goals, policies and
implementing measures:

e @Goals are broad statements of intended outcomes.
e Policies are directives that generally state how the city will realize those outcomes.
* Implermnentation measures are specific actions the city will take to advance a policy or goal.

An effective approach is to draft a small number of broad goals (less than five), then nest policies and
implementation measures under each goal. This organization makes clear the intended cutcome of
each policy or implementation measure. The existing statements in the “Housing Goals” sections
should be reviewed closely and either consolidated with another goal—if substantially similar—or
written as a policy if the statement refers to a method or directive for achieving a goal. For example,
the statement “adopt standards and incentives to increase residential land use efficiency” is listed as
a goal, but this is actually a policy statement about what the city will do to achieve a goal.

Similarly, many of the statements under “Goal 10 Poliicies” can either be consolidated into one policy
statement or defined as implementation measures. The following policies are redundant and may be
consolidated into one statement, or made into two distinct statements:

e Policy 1 and 10 both relate to provision of a range of housing types

e Policy 2 is an exact duplication of Goal 5.

s Policies 4, 11, and 14 all relate to how residential development should be responsive to
environmental constraints and protect natural resources

e Policies 8 and 16 both call for flexibility in development standards

» Policies 7 and 19 both call for the use of incentives to encourage higher density development

The following statements describe specific standards, locations or actions that are more appropriate
for the “implementing Measures” section of the plan:

s Policies 3a-d: specific [and use patterns of residential development
* Policy 10: target ratios by housing type
e Policy 20: specific locations of the Neighborhood Center overlay

Additionally, some statements in the policies section are purely informational or ambiguous about
the specific directive for the city. For clarity, policy statements should generally use the words “will”
or “shall” to describe what the city will do, and should avoid statements of fact that do not relate to a
specific directive or statements of actions that are needed, possible or potential.

Maost of the statements in the “Goal 10 Implementing Measures” section are either factual in nature,
describe potential strategies that shouid be considered, or are more appropriate to be addressed
through the development code because they describe specific standards and criteria. Factual
infermation about housing forms or potential housing strategies should be reserved for the
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background section or an appendix to the plan. The statements that remain as implementation
measures in this section should describe specific actions the city will take or strategies the city wil

use to advance housing goals.

Once a more clear and concise framework of goals is established, the City should consider the
following additions or amendments to the plan’s content to respond to the findings of the HNA and
strengthen compliance with federal and state regulations:

1. Expand goals and policies related to providing a variety of housing types to include a broader
set of housing forms, including accessory dwelling units, live/work units, cottage cluster
housing, transitional housing, and co-housing.

2. Broaden policies related to providing a range of housing types for all income groups to
include populations with special needs, including seniors, people with disabilities, or those
with other special needs (such as homelessness, chemical dependency, or recovery).

3. Revise goals and policies related to affordable housing to clarify that affordability is needed
for both ownership and rental units, and specifically address the need for workforce housing.

4. Clarify the role of the neighborhood centers overlay in addressing housing needs by
improving accessibility to services and amenities.

5. Re-examine target ratios by housing type pending the results of the housing needs analysis.
Include policies that support revised implementation strategies if target ratios are not being
met.

6. Revise policies related to the location of high density housing to discuss the need for this
housing to be in close proximity to opportunities, services, and high-quality public facilities,
in addition to being in areas well-served by infrastructure.

7. Consider broadening Policy 13 related to manufactured housing parks to open up the
possibility for these parks to be located in more than one zone.

8. Incorporate recommended additional statements related to compliance with the Fair
Housing Act, identified in Section 3 of this report.

ety W ratL Ml FTUMIHTL A WL YT TS L LT — viarcn, ZUL/

Planning Commission Packet April 6, 2017 Page 88 of 115



Density Standards

The efficient use of land within The Dalles UGB is an essential strategy for meeting the city’s housing
needs while preserving land for other uses, particularly retail, commercial, industrial and public
facility uses. Development standards that regulate residential density—such as minimum lot size,
maximum lot coverage, and height limits—largely determine how efficiently land is used by
constraining the overall bulk of buildings and the number of dwelling units that can be constructed
on any given lot.

The Dalles divides residential areas into three zoning districts: Low Density Residential [RL), Medium
Density Residential (RM}, and High Density Residential (RH}. Neighborhoods in the RL zone are
intended primarily for single-family development, while the RM and RH zones allow both single-
family and multi-family housing.

The RH and RM zones account for a significant portion of the city’s total residential land; however,
the development standards of these zones may inhibit the production of some multi-family housing
types that use land relatively efficiently and can be made compatible with : gle-family housing. One
way to conceptualize these housing types is as the “missing middle” betwe  detached, single-family
homes and three-to-five story, mid-rise apartments (Figure 1}. There are several advantages to
ensuring that these housing types can be built in the RH zone, and potentially a subset of these types
in the RM zone:®

+ Demand is growing within the state and nationally for smaller, more affordable units in
walkable neighborhoods, driven by demographic shifts toward smaller household sizes and a
preference for urban, mixed use areas by millennials.

* Most of these housing types can be made compatible with single-family homes—which are
common in these zones—because they are not significantly larger than a large single-family
home and have a small overall footprint.

e These housing types are relatively easy to develop because they do not always require large
lots—or aggregation of lots—and use simple construction methods.

& pMissing Middle Haucing- Resnnndine ta the Namand foar \Walkahkls Hrhan Livina Marial Daralal
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Table 2: Example Code Revisions to Support Compact, Multi-Family Development

Development Standard Existing Code (RH) Potential Revisions
Minimum Lot Area 2 units: 5,000 sq. ft. 2 units: 3,500 sq. ft. (same as 1-unit)

3 units; 8,000 sq. ft. 3-8 units: 7,500 sq. ft.

4 units: 10,000 sq. ft. 9 or more units: 10,000 sq. ft.
Minimum Site Area per 2 units: 2,500 sq. ft. 2 units: 1,750 sq. ft.
Dwelling Unit 3 units: 2,500 sq. ft. 3 units: 1,500 sq. ft.

4 units: 1,500 sq. ft. 4-8 units: 1,000 sq. ft.

9 ar more units: 1,000 sq. ft.

Minimum Lot Width 2 units; 65 ft. 2-8 units: 50 ft.

3 or more units: 80 ft. 9 or more units: 75 ft.
Minimum Side Setbucks Interior Lots: 5 ft. All lots: 5 ft.

Exterior Lots: 10 ft.

Further research is needed to determine if these allowances for developme s of greater than three
units is compatible with existing development patterns in the RM zone, but a minor code revision to
allow duplexes more widely may be appropriate. The minimum lot area could be reduced to 5,000
sq. ft. to allow duplexes on commeon 50 ft. x 100 ft. parcels.

1e only multi-family development allowed in the RL zone are duplexes on corner lots. However, the
minimum lot size for corner duplexes is 4,500 sq. ft. per dwelling unit (or a 3,000 sq. ft. lot), nearly
twice the minimum lot size for a single-family home. This minimum lot size may incentivize
development of larger unit sizes, and thus a larger overall duplex structure, in order to make up for
land costs. This may result in buildings that are out of scale with nearby homes, and does not
incentive development of more affordable, smaller units. The city should consider lowering the
minimum lot size to 2,500-3,000 sq. ft. per dwelling unit for corner duplexes in the RL zone so it is
equivalent to or only slightly higher than the minimum lot size for a single-family home. Other
regulations should prevent structures that are out of proportion with adjacent homes, including the
sethacks, lot coverage maximum and height limit.

Density or Height Bonuses

Encouraging the development of affordable housing by offering density and/or height bonuses can
work in areas where demand is constrained by zoning requirements. It also can potentially act as an
incentive to building specific types of housing needed or desired in specific areas. Residential
developers in The Dalles likely find the height and density standards adequate to build their projects.
in some zones, achieving the minimum densities may actually be more of a concern to developers
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than exceeding the maximums. However, while the current market conditions do not suggest a
significant demand for density or height bonuses, there may be some types of projects that would
benefit and changing demographics could lead to further interest in these incentives in the future.

Height and density bonuses for the provision of affordable or needed housing in market-rate
development could be available in residential as well as mixed use zones. The bonuses may allow
more dwelling units per acre than typically permitted in the base zone, and/or allow additional
building height over the base standard. These bonuses may be constrained by additional conditions,
including design standards. Further, they can be paired with or operate independently of additional
incentives for other community benefits, such as the creation of public spaces or public art.

Minimum Parking Requirements

In some situations, minimum off-street parking requirements can present a barrier to the production
of more affordable housing, especially for multi-family developments. Paved surfaces for off-street
parking adds to the cost of land and development and contributes to maximum lot coverage area,
reducing space for leasable housing units. Structured parking is only feasible if rental rates are high
enough to offset high construction costs, which is usually only the case in large urban areas. If a
development is at the margins of economic feasibility, parking requirements—in combination with
other regulations—may prec le the development or cause fewer housing units to be built. This
constraint on housing supply can contribute to higher housing prices.

Minimum off-street parking requirements of The Dalles development code are not significantly
higher than most small towns or suburban cities. In larger cities, transit systems and compact land
use patterns enable fewer people to own cars, so minimum parking requirements can be lower
without resulting in saturation of on-street parking supply. The Dalles offers methods to reduce off-
street parking requirements, including waivers for developments in certain districts, shared parking
arrangements, or submission of a Parking Management Plan. Yet, these methods may only be
applicable or feasible or appropriate for a small number of potential developments. In addition, this
strategy should be implemented in coordination with transit and parking planning findings, policies
and strategies incorporated in The Dalles’ Transportation System Planning process.
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In addition to existing code provisions that allow reduction of minimum parking ri
consider the following reductions:

e Affordable housing. Automobile ownership is strongly correlated with income level. If a
development proposes to construct housing affordable to people with low-incomes—
potentially defined as high as 80% of median income—then it is reasonable to assume that
the tenants will own fewer cars than assumed by the minimum parking requirements. At the
same time, members of the project TAC note that lower income housing developments in
The Dalles do not always appear to have lower rates of car ownership. Some documentation
of projected lower car ownership rates should be required for reducing parking requirements
for such developments.

+ Senior housing and group homes. Older adults living in senior housing are also likely to own
fewer vehicles. Similarly, residents of group homes or residential care facilities often also
have documented reduced rates of car ownership. Reguirements could be reduced by-right
for housing specifically ser g these populations.

+  Small multi-family developments. The minimum parking requirements for duplexes and
smaller apartment buildings (3-8 units) may be difficuit to meet, especially on smaller lots.
For example, a four-unit apartment building may not be feasible to build on the minimum lot
size of 10,000 square feet in the RH zone if the development must include 8 parking spaces
and cover less than 60% of the lot. Consider allowing on-street spaces to account for some of
the parking supply. This reduction could be limited to corner lots, as two street frontages
provide more on-street parking spaces per lot. A similar reduction could apply to corner
duplexes permitted in the RL zone.

e Extend waiver to more zones. A complete waiver of minimum parking requirements is a
strong incentive for multi-family development. The existing waiver for the CBC 1 and 2 zones
could be expanded to other districts where higher densities are desired and appropriate,
such as the CBC-3 zone and the Neighborhood Center overlay. In zones where impacts of on-
street parking are a concern, a significant reduction in minimum parking requirements could

be used in place of a complete waiver.
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Table 3 details several code provisions that could be revised to support wider production of ADUs.

Table 2. Potential Code Revisions to Support Construction of ADUs

Code Element Existing Provision Potential Revisions

Occupancy Owner must occupy either 1. Do not require owner-occupancy, as
requirement. principal residence or ADU. rental duplexes—which 2 functionally
equivalent to rental occupancy in both
units—are allowed in RH and RM zones,
and on corner lot: 1 RL zone.
2. Require owner-occupancy only in RL
zone, except for corner lots where
rental duplexes are allowed.

Maximum number One per lot. Allow two ADUs per lot if one is intern  to
of ADUs per lot. the primary residence {as in a basement
conversion},

ADUs on lots with Con ional use. Permit outright in all zones, or at feast in RH
duplexes. and RM zones.
Moximum size. 60% of primary structure up  Expand to up to 75-80% of primary

to 600 square feet. structure or 800-1,000 square feet.

Design compatibility  Use similar materials, color,  Replication of primary structure may be

with primary and roof pitch. undesirable in some situations. Require

structure. design compatibility only for ADUs over one
story tall.

Lot requirements. Match base zone. Analyze lot sizes to determine if minimum

dimensions and lot coverage maximum
would prohibit ADUs in many cases.

System Apply to ADUs. Consider a waiver or reduction of SDCs for
Development ADUs in order to improve the feasibility of
i rges {SDCs) ieir  velopment.
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Cottage cluster housing could potentially be developed by-right in the RH and RM zones, which allow
multiple-dwelling development on one lot. However, the development standards of these zones may
significantly limit the number of sites where cottage cluster development would be feasible. The
combination of minimum lot area, setbacks, lot coverage, building orientation, and off-street parking
requirements may be prohibitive, especially for cottage cluster development on smaller lots. The
applicable design standards for these zones may not be appropriate for cottage cluster development,
as they are intended for either single-family development, duplexes, or apartment buildings.
Additionally, if the developer preferred a fee-simple ownership structure, the use would not be
permitted outright as the lots would not meet the minimum size requirements of the zone.

Alternatively, cottage cluster housing could be developed through a Planned Development
application in all residential zones. All Planned Development applications are conditional uses subject
to Planning Commission review, While the Pltanned Development track offers the flexibility to
accommodate cottage clusters where they may not meet base zone standards, the additional cost
and complexity of the process may deter development.

A cottage cluster or cottage housing code can effectively address development impacts and design
goals while providing a more predictabie process for develo_ s than a Planned Development
application, and potentially encourage greater production of this housing type. In general, the
following provisions are supportive of cottage clusters and can stimulate their development: ’

e Allow forincreased densities over the base zone in exchange for maximum house sizes, This
combination allows for more dwelling units while ensuring an efficient use of land.

* Given maximum house sizes of 1,000-1,200 square feet, atllow a wide range of sizes—even as
small as 600 square feet—and consider allowing both attached and detached housing.

¢ Do not specify ownership structure; allow the site to be divided into individual lots, built as
rental units on one lot, or developed as a condominium plat.

¢ Ensure that minimum site size, setbacks and building coverage requirements do not prohibit
cotta  lus ant on smaller  s.

¢ Draft design requirements that ensure neighborhood compatibility, and efficient use of land,
but are not so specific as to restrict the ability to adapt to varying neighborhood contexts.

? Character-Compatible, Space-Efficient Housing Options in Single-Dwelling Neighborhoods. QDOT, DEQ and
OCLD Joint Study. Eli Spevak and Madeline Kovacs. May 2016.
https://www.oregon.gov/LCD/TGM/docs/SpaceEfficientHousingReport.pdf
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Co-Housing

This form of housing typically includes a mix of privately owned homes along with shared facilities for
meals, socializing and other activities. Co-housing developments can include a mix of housing types,
including single-family homes, townhomes, duplexes or other residences. They also typically include
dining rooms and other facilities for shared meals and other activities. The Dalles does not explicitly
allow this form of housing and if it wants to allow it in the future, amendments to the development
code would be needed. While this type of housing has seen limited development in other
communities in Oregon historically, it would provide another option to meet the needs of
households with unique housing needs or desires and/or lower incomes.

Allowing for co-housing would entail the following updates to the code either in Chapter 2,
Definitions or Chapter 5, Zone District Regulations:

» Add a definition of co-housing.

e Determine in which residenti  zones co-housing would be allowed and then add it to the list
of allowed uses in each residential and/or mixed use zone.

e (Create specific standards for co-housing developments related to allowed housing types,
density, setbacks, building heights, building design, accessory structures, common/open
space, parking and other development characteristics.

Live/Work Units

Live/work units are dwellings in which a business may be operated on the ground floor. They are
similar to a home occupation operating in a single-family home or apartment, except they are
typically intended for commercial or mixed-use zones, and allow for more commercial area, signage,
visibility, and access from the primary street. Demand for live/work units—especially when built as
townhouses or apartments—is growing. The flexibility of these units is advantageous, as residential
or office spaces can occupy the ground floor until the area becomes more viable for ground floor
retail use. The market demand for this type of housing, and developers and financiers that are
responding to that demand, may continue to be relatively small, but they1 an important housing
need. Additionally, economic and demographic trends are supportive of further growth. Live/work
units are popular options for artists {both for studio or sales space), profession services, personal
services, and some forms of retall sales.

Live/work units are not currently defined and regulated by The Dalles development code. Existing
regulation for home businesses (section 6.020) are intended for businesses operating in residential
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Inclusionary Zoning

After being prohibited in Oregon since 19989, legislation allowing jurisdictions to adopt inclusionary
zoning was passed in the Oregon Legislature in 2016. However, this legislation came with a number
or limitations that are being regarded by affordable housing providers and advocates as challenging
to implement this strategy in most small- and medium-sized jurisdictions in the state. The
requirements only may be applied to multifamily housing development of 20 units or more. In
addition, jurisdictions must provide “finance-based incentives” (e.g., property tax exemptions, fee
waivers, development bonuses) to offset the cost of providing affordable units, but in an
undetermined amount. They also must provide developers with the op n to pay a “fee in lieu”
instead of providing affordable units. Cities may also establish a local excise task to help fund
inclusionary housing program.

These provisicns are expected to limit the applicability and extent of the application of inclusionary
housing programs and result in administrative and financial hurdles to ir  lementation, particularly
for smaller communities. Relatively few communities are expected to have the financial and
administrative resources to establish inclusionary zoning programs. That said, ¢ alles should
explore the relative costs and benefits of establishing inclusionary zoning requirements. In addition,
the City could explore implementz n of inclusionary housing on a voluntary basis either as part of a
negotiated process through annexation of iand into the City or through use of incentives such as
those described earlier in this report. This voluntary approach to inclusionary zoning may avoid
some of the pitfalls of the mandated approach allowed by the recent state legi ition.

The following actions are recommended to assess the feasibility of a mandatory approach to
inclusionary zoning:

¢ ldentify the approximate benefits of establishing a set of inclusionary zoning provisions
based on the expected number of developments that would be subject to the standards and
the approximate numb  of resulting new units.

» Estimate potential excise fee revenues that could be applied to covering the cost of
implementing inclusionary zoning standards.

¢ Estimate the cost of establishing and administering the non-code based elements of an
inclusionary zoning program, including a fee-in-lieu program and other finance-based
incentives,

s Determine if the expected benefits outweigh the costs of establishing  inclusionary zoning
program.
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o |fthe costs outweigh the benefits and the City decides to move forward with the program,
establish needed code requirements and other administrative and financial procedures and
protocols needed for implementation.

The following steps could be undertaken to explore a voluntary approach to inclusionary zoning.

+ |dentify programmatic opportunities for implementation {e.g., annexation agreements,
incentives such as building height or density bonuses or parking reductions).

e Determine appropriate ratios or requirements for the number or percentage of affordable
units to be incorporated in applicable developments.

¢ Develop sample annexation agreement language and/or other implementing procedures.

s Undergo initial implementation through one or more test cases.

e If test cases are successful, implement more broadly.

Short-Term Rentals

The emergence of online vacation rental or “room sharing” networks over the last decade may have
an impact on local housing markets. These websites—such as AirBnB or HomeAway—enable a much
wider range homeowners or small investars to arrange short term rentals of rooms or entire homes.
Demand for this type of vacation lodging continues to grow.

Research on the precise effect of ort term rentals on local housing markets is limited. Studies that
have attempted to measure the effect typically focus on spaces that are rented out for a many
months of the year or on listings that advertise an entire home or apartment. These listings are
assumed to displace a housing unit that would otherwise be made available for long-term rental or
owner-occupancy. Some data is available on the most popular listing site, AirBnB, from the
consulting m AirDNA®, and is summarized below:

s There are 25 active rentals operated by 13 hosts

» Most hosts (10 of 13} operate only one listing, but 2 hosts operate more than 5 listings
*  60% of listings are for private rooms, 40% for the entire home or apartment

s 60% of rentals are listed as available for more than 3 months of the year

This data is limited to one site, so may not represent all short term rentals in The Dalles. This findings
suggest, however, that the total number of short term rentais is small and the number of rentals that
displace housing units that would otherwise be on the housing market may be very limited. Still, this
data may be incomplete, and it is reasonable to expect further growth of short-term rentals in line
with national trends.

There are additional reasons to regulate short-term rentals outside of their impact on the local
housing market, including to preserve livability of neighborhoods, minimize nuisances, and ensure

BAirDNA.com. https://www.airdna.co/city/us/oregon/the-dalles
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consistency with the regulatory treatment of similar businesses, such as licensed Bed and Breakfasts
and Vacation Rentals. And while some communities note adverse impacts of short-term rentals on
housing supply or affordability, they can be seen as an opportunity. For example, increased tourism
associated with short-term rental opportunities can have positive economic impacts. Municipal fees
associated with short-term rentals also could be used to support affordable housing programs.

The City of Hood River recently adopted new reguiations of short-term rentals. A review of their
background research and proposed code amendments highlights a number of issues that need to be
addressed to effectively regulate short-term rentals: °

¢ Definitions of various forms of short-term rentals. Hood River makes a distinction between
sharing a room within a home (Hosted Homeshare) and renting the entire home (Vacation
Home Rental), as they have different impacts on the local housing market.

s licensing and taxation, and the use of revenue generated by taxation. Licensing and
taxation are typically required in order to effectively regulate the r  tals. Affordable housing
advocates in Oakland, CA recommended the city use funds generated from taxation of short-
term rentals to support construction of affordahle housing.!?

s Use and occupancy standards. Hood River is proposing to allow short-term rentals as an
accessory use in residential zones and a primary use in commercial zones. Where an
accessory use in a residential zone, the owner/operator must live in the home as their
primary residence.

¢ Limitations. Hood River opted to limit the number of days that a short term rental can be in
operation as a method of mitigating their impact on the housing market. In residential zones,
short-term rentals can only operate 90 days of the year. This approach was favored over
limiting the total number or spacing of rentals, which is more complex to administer,

» Establishment of non-conforming use and amortization. To allow for a transition period for
rentals already in operation to come into compliance with the new requirements, Hood River
estabfished a 5-year amortization pericd beginning after the non-conforming use is
established. The date of the establishment of a non-conforming use differs for rentals in
residential vs. commercial zones.

? City of Hood River City Council Agenda and Minutes. April 11, 2016.
http://centralpt.com/upload/375/2015HousingStudy/19570_20160407151925 pdf

® The impact of Short Term Rental on Affordable Housing in Oakland, Community Economics, Inc. and East Bay
Housing Organizations. December 2015.
http://www.naceda.org/assets/EBHO%20Short%20Term%20Rental%$20Impact%20Report.pdf
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The Buildable Land Inventory and Housing Needs Analysis found that The Dalles has sufficient zoned
capacity for nearly all housing types. However, market conditions and other factors may still limit
production of some housing types, even if there is sufficient land zoned for that housing type in
general.

Addressing seme of these technical barriers will require further research, analysis and planning that
is outside the scope of the Housing Needs Analysis. Outlined below are several initial ideas for future
planning study that can further advance affordable or needed housing types in The Dalles.

Limitations on single-family housing in the RH zone

The RH zone accounts for a significant share of land zoned for housing in The D =5, and for most of
the city’s zoned capacity for multi-famity housing. The Central Business District and General
Commercial zones also allow multi-family housing on upper stories, but it is required to be above a
permitted commercial use on the ground floor. This type of mixed-use development is more difficult
to finance and develop, especially in smaller cities. Therefore, most future multi-family housing will
likely occur in the RH zone.

However, single-family housing is still permitted outright in the RH zone, with a minimum lot size of
4,000 square feet. If a significant amount of single-family housing development continues to occur in
this zone, there is a risk that single-family housing development will absorb much of the land zoned
for needed, affordable multi-family housing in the zone, To prevent this situation, The Dalles should
consider the following strategies for ensuring that the development of sin_ -family detached
housing in the zone does not eliminate needed capacity for multi-family or single-family attached
housing (e.g., rowhouses or townhomes):

®  Prohibit or significantly limit detached, single-family housing. This would ensure that land is
used for multi-family housing. However, it may reduce the zoned capacity for single-family
housing too greatly, especially for small-lot single family, which is allowed only sparingly in
the RL zone. Attached single-family housing could still be permitted, as this housing type
consumes less land, is identified as a needed housing type in the HNA, and is not widely
permitted in the RL zone.

e Increase the minimum density standard. All new development in the RH zone must currently
produce at least one dwelling unit per 4,000 square feet. This represents a relatively low
minimum density standard for a high density zone (in the form of a maximym lot size). To
ensure that land used for single-family housing does not dispiace too much land needed for
multi-family housing, consider establishing a minimum density requirement that would be
equivalent to one dwelling unit per 2,500-3,000 square feet (or 15-20 units per acre). This
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may resuit In more smali 10t single-tamily, attached single-tamily and duplex development in
place of relatively larger lot, detached single-family housing. It also could incentivize
attached forms of housing over detached forms.

Incentives for high density housing in the RH zone

Given that there is sufficient zoned capacity for multi-family housing in the RH zone, but limited
actual development, several code amendments identified in Section 3 of this report are intended to
remove bharriers or provide incentives for this type of housing, including revisions to development
standards, reduction or elimination of minimum parking requirements, and density or height
bonuses. Additional incentives for high-density, multi-family housing in the RH zone could be
considered. These strategies may reduce costs or improve feasibility of this development type:

= Expedited development review process. A more predictable and/or faster development
review process can be a very attractive incentive for developers that are risk-averse.

»  Waiver or reduction of System Development Charges (SDCs). SDCs have the potential to make
some development infeasible, especially in difficult market conditions. Reducing or waiving
these charges for multi-family housing, in coordination with other service providers, could

stimulate development.

Expansion or amendment of the RM zone

In tandem with the above strategies intended to limit single-family hou gand amote multi-family
housing in the RH zone, the RM zone could be amended or expanded to allow small lot, detached
single-family housing, duplexes and other small scale multi-family housing 1 more locations. This
would increase the zoned capacity for the housing types that become pr ibited or limited in the RH
zone. This strategy could include one or both of these changes:

¢ Revise development standards to aflow a wider range of housing. The lot dimension and
development standards in the RM zone could be revised t¢ permit small-lot single family,
attached single-family and duplexes on a wider range of lots. The RM zone could adopt the
development standards that currently apply to these housing forms in the RH zone,

*  Expand the RM zone to more areas. The RM zone is currently limited to a relatively small area
of The Dalles. To increase zoned capacity for housing types that would no longer be
permitted in the RH zone, the RM zone could be expanded into some areas of the RH or RL
zones, or applied to new land brought into the Urban Growth Boundary if expansions occur
in the future.

Support for appropriate housing development in geohazard areas

Section 8.040 of The Dalles development code defines special requirements for developments in
areas that have characteristics that make the ground potentially unstable, as identified by a 2010
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Geologic Hazards Study. A Physical Constraints Permit is required for all new development and

32

additions, which requires a geologic impact statement and a certification of development plans, both
of which must be prepared by a professional geotechnical engineer or engineering geologist.

These requirements are essential for preventing loss of life, property damage and environmental
degradation, but they add costs to the development process and could potentially inhibit
development in some cases. Much of the land in geohazard areas is zoned RL, so the impact on
affardable and/or needed housing types may be limited. The extent to which the permitting
requirements deter development outright, or reduce potential density of new development, depends
largely on the costs and complexity of the required permits.

One way the City could support appropriate housing development in these zones by subsidizing the
costs of the permits. The City could either waive or reduce other fees to offset the costs, provide
grants to cover the costs for certain qualified developers or housing types (e.g., for housing
affordable to low income households or those with special needs), or establish a contract with
engineering firm that may offer lower costs in exchange for being the City’s pref -ed firm.

Address potential impacts of large-lot development

A number of areas within the  y’s urban area {either within the City or between the city limits and
urban growth boundary) are not served by city water and sewer lines. The ability to provide water
and sewer for individual development also can be prohibitively expensive for property owners or
developers, particularly in areas with challenging topography or other conditions. As a result, very
low density housing served by wells and septic systems has been developed in these areas (e.g.,
development on one to five-acre lots).

While there clearly is a market for this form of development, it does not represent an “urban” form
of development and if it continues to occur on a moderate to significant scale, it will very quickly
consume a significant portion of the city's buildable land supply. While the City requires shadow-
platting in these areas to demonstrate that these properties could be redeveloped to a higher
density in the future, the reality is that such redevelopment is extremely challenging and rarely
accurs in the absence of very high land values. A number of strategies could and should be
considered to address this issue, including:

¢ Limit or restrict development served by wells or septic systems.

» Maintain and apply minimum densities that are consistent with the City’s development code
and Comprehensive Ptan and represent an urban level of development.

e Establish and implement plans to provide water and sewer infrastructures to these areas.

o Partner with property owners and developers to fund infrastructure ir rovements in a way
that makes urban levels of development in these areas financially feasible.
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The Dalles can best meet some housing goals by providing information to other parties as part of
planning and development processes, or leveraging funding tools to help support affordable housing.
Decisions about where and how to build and finance housing are made pri rily by other entities.
Either private or non-profit developers or public agencies—such as the Mid-Columbia Housing
Authority —directly fund and/or manage housing for people with low incomes or special needs.

In addition to its general role in planning for and permitting residential uses, the City also can heip
advocate for or support specific projects that further the City’s housing goals. In doing so, the City
can provide informatien to prospective developers about strategies described elsewhere in this
report that help serve as incentives to building needed housing in areas that provide residents with
access to transportation, services, public facilities and employment opportunities. In some cases, this
also will include areas where the cost of infrastructure is relatively lower, potentially reducing the
overall cost of development. More specific approaches and actions are des  bed below.

Providing Information to Private Developers

Private market developers appreciate clarity and certainty in the design and permitting process.
Certainty helps the developer save time, make decisions to proceed, and avoid costly surprises
further along in the process. In some cases, a developer will prefer the certainty of a clear process
even if it has greater requirements and fees, over a complex and unclear process with nominally
lower requirements and fees. This means that City development code, review processes, permitting
process, fees etc. should be as easy to understand and navigate for the developer as paossible.

The City can do this in multiple ways:

+ Ensure that primary documents such as the Development Code and design standards are
easy to use for a person moderately informed in the design or development process;

* Provide knowledgeable staff to answer questions regarding the entire process from planning
to permitting;
Create ad ional materials such as one page handouts that summarize relevant code and
process information, even if it is already available in longer documents

» Provide information about code provisions and other strategies des bed elsewhere in this
report that can serve as incentives to develop housing in places with good access to
transportation, services and facilities;
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e Assign a single contact person to facilitate the development process for key projects, such as
a large-scale development, prominent site location, or catalyst project; and

s Provide as much of this information in advance as possible. Try to provide estimates of time,
requirements and fees to the extent practicable, while emphasizing that these are all
preliminary estimates that may change. Avoid processes which require developers to commit
extensive time and money before key requirements or public processes become apparent.

Continued Support for Local and Regional Housing Efforts

Similar to many communities across Oregon, The Dalles city government does not directly administer
housing assistance programs or develop affordable housing projects. A regional housing agency—the
Mid-Columbia Housing Authority (MCHA) and its development arm, the Columbia Cascade
Corporation—is allocated the federal funding to support these essential programs and services.
These regional housing efforts include:

¢ Development and management of rental units for low-income or special needs populations;
« Down payment assistance and homeowner education programs for potential homeowners;
e Home repair loans and foreclosure prevention programs for existing homeowners.

The city can take a number of actions to support the work of the Mid-Columbia Housing Authority
and other non-profit organizations engaged in housing assistance programs:

s Support for regional housing planning efforts. As noted in Section 2 on Fair Housing
Compliance, the Mid-Columbia Housing Authority is required to prepare regional housing
assessments and plans. The Dalles planning staff can act as an essential resource for
understanding housing conditions and their relation to broader land use policy and
regulation, transportation, and economic development,

s Assistance with site identification and acquisition. One of the most challenging aspects of
affordable housing development is finding and acquiring suitable sites for affordable housing
in high-quality locations. The Dalles planning staff have the expertise to help identify and
evaluate potential sites for housing development. Additionally, the City can consider the
potential for existing city-owned properties to be used for affordable housing development
or look for ways to include land for housing when acquiring property for other purposes,
such as infrastructure, parks, or right-of-way.

WY W) 4T LAWHTD FIUUSIHIY DU ULSYIED NCPUIL Lrarr — wiareh, ZULS

Planning Commission Packet April 6, 2017 Page 107 of 115



e Disseminate information about housing issues, services and programs. The City maintains
close contact with residents, the development community, business owners and other
stakeholders through a variety of services, such as police enforcement, code compliance, the
library, or economic development. All staff should be aware of regional housing resources
and able to disseminate information to residents or potential partners in housing efforts.

Financing Tools

One of the primary obstacles to achieving housing goals, particularly those for development of
affordable housing, is a lack of sufficient funding at all levels of government, as the private sector is
often unable to develop certain types of housing needs without public subsidy. The Dalles currently
supports the development of housing in the downtown area through use of urban renewal funding.
Urban renewal has supported housing development in a few ways: 1

¢ Funding of public improvements—including streets, public spaces and parks, and parking
facilities— that act as incentives for private sector residential development

* Funding of property acquisition, repair or redevelopment that enhances the attractiveness of
the downtown and the potential for market rents to support new residential development

¢ Amended the pr  erty rehabilitation program to allow for residential fagade improvements

However, more funding will likely be needed to address future housing gaps for low-income rental
households {the most significant gap identified in the Housing Needs Analysis} and potentially for
other underserved groups.

The City could consider a variety of other strategies for increasing funding or enhancing the
economic feasibility of affordable housing development, including the following:

e Conditioning the use of urban renewal funding for property rehabilitation or redevelopment
on the inclusion of aff  {able housing units

e Establishment of a fee assistance program or implementation of a separate program to waive
or defer payment of SDCs for affordable housing projects or for ADUs

e leveraging the Vertical Housing Tax Credits program to help developers gain access to state
incentives for housing development

11 The Dalles Urban Renewal Agency, Fiscal Year 2016-2017 Budget. http://www.ci.the-
dalles.or.us/sites/default/files/imported/public_docs/ur_fy16-17_adopted_budget_book.pdf
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¢ low interest Joans, grants or down payment assistance for developers of affordable housing
or low-income homeowners

» Municipal bonds or loans to finance acquisition of manufactured home parks by tenants

LiLy Uy 1HE LrugiSd FIVUHIY U ULEYICY NERUITL LG — Maren, LUty

Planning Commission Packet April 6, 2017 Page 109 of 115



Planning Commission Packet April 6, 2017 Page 110 of 115



N

Strategy Required/ Levelof Relative Relative Ranking Timing™ Notes
Optional Effort Impact  Priority

LUDO #3. Update density Optionai  Medium- Medium- High 2 Short-  This is one of the more significant code

standards to allow denser High High term recommendations in terms of potential impact

levels of development and and community interest or concern. it should
potentially broader mix of be done in concert with additional community
housing forme< engagemeant.

LUDO #4. Implement Optional  Medium Low- Medium 7 Medium- Changes could improve opportunities to create

density and height Medium term housing affordable to pecple with low-

bonuses. moderate incomes, However, ability for market
to respond to bonuses would need to be more
fully assessed.

LUDOQ #5. Adjust minimum  Optional  Medium  Medium- Low 8 Long- Parking is a significant cost of the provision of

parking requirements for High term housing, particularly for multi-family units;

selected land uses or reducing parking requirements could have make
housing types, including certain forms of housing more feasible for

low income housing, developers and less costly for residents,

senior housing and Parking also is a controversial topic and public

smaller multi-family uses, outreach will be needed.

and mixed use zones,

LUDO #6. Update code Optional Low - Low - High 2 Short-  Code changes are generally modest and

requirements for Medium  Medium term straightforward. Relatively few ADUs have

accessory dwelling units been developed or proposed recently.

(ADUs). However, construction of ADUs is a relatively
easy way to improve overall land use efficiency
and affordahility,
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Strategy Required/ Levelof Relative Relative Ranking Timing* Notes
Optional Effort Impact  Priority

LUDO #7. Adopt code Optional Medium Low- Medium 6 Medium- Requires potential creation of new code

requirements for cottage Medium term requirements. The market for this type of

cluster housing. housing in The Dalles is untested and therefore
the impact is difficult to estimate. However,
this would expand the range of housing choices
for households with low and moderate incomes
and be compatibility with more traditional
single-family detached housing.

LUDO #8. Adopt code Optional  Medium Low- Low 9 Long- Same comments as for LUDO #7.

requirements to allow for Medium term

co- housing.

LUDO #9. Modify Optional Low - Low - Low B Long- Code changes are relatively modest. Potential

requirements for Medium  Medium term impact will be limited to selected downtown

live/work housing units. and mixed use zones and areas where ground-
floor live/work units are feasible.

LUDO #10a. Explore the Optional Low - Low - Low 10 Long- A high-level qualitative cost-benefit assessment

relative costs and benefits Medium  Medium term is recommended. Given limitations and

of adopting inclusionary administrative costs of adopting these

ZONINg provisions - provisions, the costs are likely to outweigh the

mandatory. benefits in The Dalles.

LUDO #10b. Explore the Optional Low - Low - Medium 5 Medium- A high-level qualitative cost-benefit assessment

relative costs and benefits Medium  Medium term is recommended. Implementing this strategy

of adopting inclusionary
zoning provisions -
incentives-based.

Planning Commission Packet

through in incentives-based or negotiated
approach may make this strategy more feasible
The Dalles

April 6, 2017

LAFLL — IVEUFLH, £UA 7

Page 112 of 115



Planning Commission Packet April 6, 2017 Page 113 of 115



Strategy

Notes

Land Supply #4. Subsidize
the cost of permits by
waiving or reducing fees
associated with geologic
impact statements.

This wauld help improve the financial feasibility
for development in some areas but impacts
likely would be limited both in their geographic
and fiscal scope.

Land Supply #5. Address
large lot development
issues and infrastructure
constraints.

Non-Regulatory &
Funding Strategies

This would reduce potential impacts on the
City’s supply of buildable land and enhance the
efficiency of future development.

Partnering #1. Provide
information to developers
about housing
development
opportunities and
requirements, particularly
opportunities to reduce
the cost of development
for specific housing
products.

The cost of implementation would be relatively
low ~ preparing informational materials and
providing them as a matter of standard
procedure. fmpacts would depend on the level
of interest in and feasibility of future
development.

- Bt T R TN
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Required/ Leveiof Relative Relative Ranking Timing”
Optional Effort Impact  Priority
Optional  Medium Low- Low 10 Long-
Medium term
Optional Medium- Medium- High 2 Short-
High High term
Optional Low- Low- Medium 7 Medium-
Medium  Medium term
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Strategy Required/ Levelof Relative Relative Ranking Timing* Notes

Optional Effort Impact Priority
Partnering #2. Support Optional/ Low- Medium High 3 Short-  Intergovernmental cooperation is an essential
regional housing authority Needed Medium term activity for local governments and this strategy
efforts. is generally already being implemented.

Further or more formalized support could help
improve the potential success of housing

authority efforts.
Partnering #3. Develop Optional Medium- Medium- High 2 Short-  The ability to identify and adopt meaningful
and use one or more new High High term public financing likely will take a relatively
or existing financing significant amount of additional research and
sources or tools to meet analysis and political and public support would
the community’s most need to be built to enable implementation.
critical housing needs. However, impacts for construction of affordable

housing could be high, depending on the
mechanisms adopted.

Partnering #4. Consider Optional Low- Medium- Low 9 Long-  This strategy could reduce SDC revenues in
waiving or reducing SDCs Medium High term comparison to single-family detached homes; at
for accessory dwelling the same time, it could increase revenues if it
units. results in more development overall.

* Short-term = 1-3 years; Medium-term = 4-5 years; Long-term = 6-10 or more years

In addition to recormmending the priorities summarized in the above table, TAC members suggested that the implementation of these strategies
should be tied directly to the goals and findings of the city’s Housing Needs Analysis, including meeting the most significant housing needs and
gaps such as for renters at the lowest end of the income scale,
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