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MINUTES

PLANNING COMMISSION and CITY COUNCIL
JOINT WORK SESSION
October 3, 2024
5:30 p.m.

City Hall Council Chambers
313 Court Street, The Dalles, Oregon 97058
Via Zoom / Livestream via City Website

PRESIDING: Cody Cornett, Chair

COMMISSIONERS PRESENT: Addie Case, John Grant, Maria Pefia, Carrie Pipinich, Mark
Poppoft, Nik Portela

COMMISSIONERS ABSENT:

COUNCIL PRESENT: Darcy Long, Tim McGlothlin, Scott Randall

COUNCIL ABSENT: Dan Richardson, Rod Runyon, Rich Mays

STAFF PRESENT: Director Joshua Chandler, City Manager Matthew Klebes,
City Attorney Jonathan Kara, City Engineer Dale McCabe,
Secretary Paula Webb

CALL TO ORDER

The meeting was called to order by Chair Cornett at 5:34 p.m.

PLEDGE OF ALLEGIANCE
Chair Cornett led the Pledge of Allegiance.

APPROVAL OF AGENDA

It was moved by Grant and seconded by McGlothlin to approve the agenda as submitted. The
motion carried 10/0; Case, Cornett, Grant, Long, McGlothlin, Peiia, Pipinich, Poppoff, Portela,
and Randall voting in favor, none opposed.
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APPROVAL OF MINUTES

It was moved by Portela and seconded by Case to approve the minutes of July 18, 2024 as

submitted. The motion carried 7/0; Case, Grant, Long, McGlothlin, Poppoff, Portela, and
Randall voting in favor, none opposed, Cornett, Pefia, and Pipinich abstained.

PUBLIC COMMENT

None.

Chair Comett introduced new Planning Commissioner, Carrie Pipinich.

DISCUSSION ITEM
Director Chandler presented the staff report.

Director Chandler introduced Alex Joyce and Lydia Ness of Cascadia Partners. Ms. Ness
provided updates, input from the Advisory Committee meeting, and feedback from the
community. She noted the bulk of the meeting would be discussion on the draft report. Slides
are included in Attachment 1.

Commissioner Pefia asked about “PCUN” [Pineros y Campesinos Unidos del Noroeste].
Director Chandler replied the organization was recommended by the Navigation Center, and is
working with the Gloria Center. PCUN works with migrant workers, trying to touch on the
agricultural side of housing, as well as providing services to the Latinx community.

Commissioner Pefia suggested meeting people that work with local migrants and orchard
workers for local input. Ms. Ness suggested meeting with Commissioner Pefia for additional
contacts.

Councilor Long inquired about the survey methodology and data collection process, referencing
her experience with Survey Monkey. She noted that 70% of respondents were homeowners and
questioned the demographic representation. Long emphasized that younger individuals are less
likely to pursue homeownership, even on smaller lots, and tend to seek alternative housing
options. She highlighted the projected increase in the younger population alongside a decline in
the older population, and asked whether the survey accounted for this shift or included data on
renters, particularly younger renters.

Ms. Ness explained that the survey included a series of demographic questions, such as age,
household income, and race or ethnicity, allowing for cross-referencing with respondents who
identified as renters. She noted that the data could be analyzed to determine the age ranges or
other characteristics of renters. While she had not reviewed this specific aspect recently, her
previous review indicated that survey participation was fairly evenly distributed across age
groups. Ness acknowledged that focusing solely on renters would result in a smaller sample
size, possibly around 30 individuals, which could limit the analysis.

Director Chandler inquired about the flexibility of adjusting the timeline for implementing
actions, such as pre-approved plans. He asked whether it would be acceptable to postpone an
action to a later date, such as next year or the year after, while still meeting the requirement to
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provide progress reports to the state. Chandler sought clarification on whether the same
flexibility applied to delaying actions, provided that justification was submitted to the state.

Ms. Ness responded that the City is required to provide a midpoint progress report to
demonstrate its efforts in meeting the planned actions. This report allows the City to
acknowledge if it is unable to implement a specific action and to propose an alternative.
Additionally, the City can update the timeline, indicating, for example, that a strategy originally
planned for implementation by year four may now be expected to occur by year seven. This
adjustment is acceptable as long as the report provides an accurate update on the status of the
various actions.

Director Chandler inquired whether initiating the process to establish an urban renewal area,
even if it ultimately does not result in adoption at the hearing stage, could still be considered a
fulfillment of the effort. He emphasized that such an undertaking could be contentious due to its
impact on numerous taxing districts. Chandler asked if reaching the point of an adoption
hearing, despite the proposal not being adopted, would demonstrate that the City had fully
committed to the process.

Ms. Ness responded affirmatively, stating that the title of the action specifies "explore the city
creating an urban renewal area" to reflect the understanding that final implementation is not
solely within the City's control. She explained that demonstrating the exploration and effort to
implement the strategy, even if it does not result in the creation of a district, fulfills the intent of
the action. This approach acknowledges the steps taken and the effort made, even if the outcome
differs from the initial goal.

Director Chandler encouraged further input, noting that even if it was not discussed during the
current session, any ideas or initiatives that could facilitate implementation in the first or second
years would be welcomed. He emphasized that adoption is anticipated in January, allowing time
for additional feedback. Chandler invited participants to share any recommendations or
suggestions via email.

Commissioner Grant inquired whether the document presented was a collection of various ideas
still under exploration or a condensed draft plan intended to address each specific item listed.

Mr. Joyce clarified that several strategies and actions outlined in the draft involve specific steps
mandated by state law or standard practice. These processes allow the City to calibrate and
customize the details of each tool within the timeframe allotted. He emphasized that the Housing
Production Strategy is not intended to memorialize those particulars but rather serves as a
commitment to explore and implement these actions as part of the City's housing initiatives. The
strategy acts as a menu of options the City agrees to address in some capacity, even if that
capacity is limited to exploration and completing required steps.

Ms. Ness explained the Multi-Unit Property Tax Exemption (MUPTE) program, recommending
it as a replacement for the city's existing Vertical Housing Tax Zone, which is set to sunset in
2026. MUPTE is a state-enabled program that offers a 10-year partial exemption on property
taxes for qualifying projects. The City would have the flexibility to design and adopt the
program, setting criteria such as the geography where the exemption applies, project
requirements (e.g., affordable housing or accessible units), and the process for approval,
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including fees for third-party reviews. The City could also cap the number of projects approved
each year to ensure a more intentional rollout.

Commissioner Grant asked whether an additional section would need to be added to Title 10 of
The Dalles Municipal Code in order to establish specific standards for approving the MUPTE
program.

Director Chandler explained that the program would exist outside of the Code, though it could be
referenced within it. He compared it to the City's current Vertical Housing Tax Zone, which is
separate from the Code. He noted the Vertical Housing Tax program, which the City
implemented in 2014, has very specific requirements and has only supported one project since
then. The new goal with the MUPTE program is to offer more flexibility and encourage
significantly more development. He also mentioned that the Vertical Housing Tax program is
expected to phase out by 2026, and communities are being encouraged to adopt MUPTE as a
replacement.

City Manager Klebes raised two points. First, he questioned whether the slides should present
the MUPTE program as something the City will adopt, or if they should reflect a more tentative
approach, such as exploring or attempting adoption. He noted one critical component of the
program — requiring agreement from 50% of the taxing districts — was not mentioned in the
summary slide. This, he suggested, is a crucial part of the process and should be included to
provide a more accurate picture of the challenges and uncertainties involved in adoption.

Ms. Ness responded the language could be adjusted to reflect the City's level of commitment.
She explained that while adopting the MUPTE program is a goal the City should pursue, it may
be more appropriate to use the term "explore adopting” to reflect the uncertainty around gaining
approval from the taxing jurisdictions, as their agreement is outside the City's control. She
clarified that if the taxing districts reject the MUPTE program, the City can still demonstrate it
made every effort to adopt it, even if the outcome was unsuccessful.

Mr. Joyce added the point raised was interesting and could be confusing for some. He explained
that achieving the 51% approval for the MUPTE program typically requires just one additional
larger taxing entity, such as the county or the school district, to participate alongside the City.
While the threshold of 51% may seem high, in practice, it usually only involves convincing one
other entity to join in, rather than multiple conversations with various smaller taxing districts.

Ms. Ness explained the City could explore implementing a construction excise tax (CET) on
both residential and non-residential construction. This tax would be applied to the permit
valuation of new construction or additions to existing structures, with a cap of 1% for residential
construction. For non-residential construction, such as commercial or industrial projects, there is
no cap, and the City could set a tax rate of up to 1.5%. The City could also consider taxing
commercial and industrial construction to connect employment investment with housing
development.

Ms. Ness mentioned that the City of Hood River and Hood River County have adopted a CET,
taxing both residential and non-residential construction at 1%, with a reduced rate of 0.75% for
manufactured housing in the county. Exemptions or partial exemptions could apply for
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affordable housing, accessory dwelling units, or nonprofit-operated facilities, allowing flexibility
in how the program is implemented.

Director Chandler raised a concern about basing the construction excise tax (CET) on the total
valuation of residential projects. He acknowledged that the tax is intended to support affordable
housing development but expressed concern that adding an additional tax to residential
construction could create another barrier. He noted that while the goal is to support housing
development, the tax might inadvertently make building housing more expensive, thus becoming
a "double-edged sword."

Ms. Ness acknowledged Director Chandler's concern, explaining that the construction excise tax
program does indeed have that "double-edged sword" effect. She clarified that the City could
choose not to tax residential permits or could selectively apply the tax to specific types of
housing, such as single-family homes or multi-unit developments. She emphasized that the
program allows for flexibility in determining which types of construction are taxed or exempted.

Director Chandler shared his perspective, noting that in Hood River, the construction excise tax
is applied in an area where homes are being built in the $800,000 to $1.2 million range. He
acknowledged that while this development meets a need, there may be an opportunity to apply
the tax differently for higher-end projects compared to more affordable ones, such as those
involving manufactured homes or units priced below $300,000. He suggested considering not
taxing at certain price points to avoid placing an additional burden on more affordable
developments.

Ms. Ness explained that the City’s exploration of a construction excise tax could include
flexibility, allowing the City to assess if the program is the right fit. The City could also gather
insights from other jurisdictions, like Hood River, to evaluate the impact on development. If
implemented, the funds collected through the CET would be distributed as follows:

* Residential Developments: 15% of the funds would go to Oregon Housing and
Community Services for down payment assistance programs. The remaining funds could
be allocated for City or County affordable housing programs or incentives, with 50%
directed toward developer incentives. The City could use these funds for fee waivers,
system development charge (SDC) waivers, or pre-development assistance. Additionally,
up to 4% could be reserved for administrative costs.

o Non-Residential Developments: 50% of the funds would go to local housing programs,
with the remaining 50% being unrestricted, allowing for greater flexibility. These funds
could be used for infrastructure improvements that prioritize housing development.

Ms. Ness provided an example from Hood River, where a 2000-square-foot house with a 440-
square-foot garage would generate $2,600 in CET revenue. Hood River has raised over
$400,000 through their CET program, which supports affordable housing programs and
incentives.

Chair Cornett clarified that the CET applies to both commercial and residential developments.
He also emphasized that the calculated valuation refers to the assessed value of the construction
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project, not the market value or the sale price of the property. The tax would be based on the
assessed value, which is the value used for taxation purposes, rather than the market value or
potential sale price.

Ms. Ness replied, “That’s my understanding.”
Chair Cornett asked how many residential building permits were submitted in 2023.

Director Chandler replied that there have been 12 residential building permits submitted this
year. Last year, in 2023, the number was somewhere around 30 to 35, with the exact figures
available in the report. H e also noted these numbers are much lower than those of the City of
Hood River, as previously discussed in conversations.

Chair Cornett asked if the construction excise tax would actually work in the City, given the
lower volume of new construction. He expressed concern that imposing such taxes could
potentially hinder development and put the City at a disadvantage, particularly when trying to
attract builders. He also questioned if formally exploring these ideas meant more than just the
current discussion, implying that it would require formal sessions with the City Council,
Planning Commission, or other work groups.

Ms. Ness replied that it would be a bit more than just the current discussion.

Director Chandler added that a lot of the current work is planning for the future. While the City

may be at 35 housing units now, the hope is to double that. He noted that The Dalles is twice the
size of Hood River, yet Hood River is producing twice as many houses. He expressed confusion
over these statistics, pointing out that land and housing are typically cheaper in The Dalles, so it

raises the question of what barriers exist here that don't in other areas. The goal, he emphasized,
is to increase housing production over the next eight years.

Mr. Joyce added that while the numbers from individual tools may not be enough to solve all of
The Dalles' housing issues, when combined as a package, they can make a significant difference.
He emphasized that the pace of a housing market can be slow until it suddenly accelerates.
While annual numbers might be lower than Hood River's, the long-term impact can be
substantial, especially when compounded over 10 to 15 years.

He also mentioned that the City can be selective in applying the construction excise tax, focusing
it only on commercial and industrial development if needed, or extending it to residential
development as well. The key is to calibrate the tax to avoid discouraging development while
still supporting affordable housing. The goal is to strike a balance that addresses the need for
affordable housing without negatively impacting the market.

Commissioner Grant raised a concern based on earlier discussions comparing the housing
availability in Wasco County, The Dalles, and Hood River. He noted that Wasco County and
The Dalles were on par with the statewide average for housing availability, while Hood River
faced more significant housing challenges. He questioned whether the implementation of a
construction excise tax in Hood River in 2017 led to any growth being stunted, as they had to
build housing regardless. He also expressed concerns about how introducing such a tax in The
Dalles could be counterproductive, especially when the goal is to bring jobs to the area to
support a growing population and new housing.
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Ms. Ness responded that she couldn't answer the first question regarding how the construction
excise tax in Hood River might have impacted development or stunted growth, but suggested
that the City and County could provide insights on how the tax affected housing production.

Commissioner Grant asked what years were captured in the graph with the availability of homes.

Ms. Ness clarified that the graph she referred to analyzed a 10-year period, likely between 2014
and 2024, and focused on housing vacancy rates in The Dalles, Hood River, the state, and the
county. She explained that the data looked at trends and shifts in housing vacancy over that
period.

In response to Commissioner Grant's second question about the potential disincentive for new
commercial or industrial development due to the construction excise tax, Ms. Ness
acknowledged that it could indeed have an impact. She emphasized the flexibility of the tax,
pointing out that the City could choose a lower rate (e.g., 0.5% instead of 1%) to minimize any
potential negative effects on development. Additionally, she suggested that the City could
connect with other jurisdictions that have implemented the tax to better understand its impact on
employment and development.

Mr. Joyce added that one key aspect of the process is the ability to calibrate the tax to ensure it
remains market feasible. He emphasized the importance of not setting the tax rate too high, as it
could discourage other investments in the local economy. By fine-tuning the tax, communities
can generate modest local funds that are crucial in leveraging much larger state or federal funds
for affordable housing projects. Local matching funds, often required for state and federal
affordable housing funding, are usually relatively small but play a critical role in securing the
larger sums needed for such projects. Having a mechanism like the construction excise tax
allows communities to build up these "gap funds" over time, which can be pivotal in unlocking
significant external funding.

Ms. Ness mentioned that the City of Newport conducted an analysis to explore the potential
impact of implementing a construction excise tax. She suggested that this could be a valuable
approach for The Dalles as well, if the tax is included in the report. The analysis would involve
conducting a market assessment to better understand how the tax would impact development and
to determine what tax rate would be market feasible, ensuring that it doesn’t discourage new
development, such as commercial buildings. This type of study could help guide the decision-
making process for implementing such a program.

Commissioner Pipinich asked if the 15% of funds collected through the construction excise tax,
which is allocated to the Oregon Housing and Community Services (OHCS) program, is
prioritized for return to the communities that implemented the tax, or if the funds are distributed
more broadly across the state.

Ms. Ness replied that it was a great question, but she was not certain of the answer. She offered
to follow up on it.

Ms. Ness asked the group for feedback on how the City can best implement the actions in the
draft report. She posed several questions for consideration:
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1. How can the City best implement these actions? She encouraged the group to consider
how different housing types or populations might be impacted and how the actions could
meet various needs.

2. What questions or comments do the group members have to feel comfortable including
these actions in the final version of the report?

3. Are there any insights on how these actions can be most effectively used, or are there any
other questions or comments about the action list?

She emphasized that the group did not need to answer all of the questions and could also ask
questions themselves. She invited any concerns about the actions or questions regarding their
inclusion in the final draft.

Chair Cornett raised a question about Action 2.2, which relates to maximum density. He
mentioned that three years ago, the City changed its zoning ordinances, significantly reducing
the minimum lot size and modifying how density and units are calculated on specific lots. He
asked if there is a need to revisit those changes or if further adjustments are necessary, noting
that they had spent considerable time on this issue in the past.

Ms. Ness explained that, as the team evaluated the maximum densities in The Dalles' zoning
areas, particularly for smaller, infill sites, it was found that reaching the maximum density can
still be challenging. Even with the adjustments made to reduce the minimum lot size, the density
maximums may still present barriers to developing certain types of housing, particularly on infill
sites. She clarified that the City's previous density work aimed to resolve inconsistencies within
the zoning ordinances, but maximum density limits could still act as a hindrance to development.

Director Chandler elaborated that in 2022, the City made significant changes to its zoning
ordinances regarding density. The previous code had two different standards for density that did
not align, which led to confusion. The update aimed to resolve this by making the density
calculations based on the minimum lot size in each zone, resulting in clearer regulations. For
example, the previous density range was 10 to 25 units per acre in high-density zones, but after
the change, the number rose to approximately 29 units per acre. While this increase helped
clarify the density regulations, Director Chandler emphasized that it would still be worth
exploring further, especially regarding the feasibility of even higher density, though 29 units per
acre is already considered a strong standard for a City of this size.

Ms. Ness emphasized that if any of the actions in the strategy feel uncomfortable or
inappropriate for inclusion in the final report, they do not have to be included. She explained
that one of the reasons for considering increased density, especially near downtown areas, is to
allow for more units in smaller spaces. While there are still other standards in place (like
setbacks and height limitations), increasing density could help accommodate smaller, more
affordable units within the same physical space. She encouraged the group to reach out with any
further questions or feedback after reflecting on the information discussed, and assured them that
they could revisit the inclusion of any specific actions.
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Commissioner Grant expressed that while he liked many of the ideas presented, he was not in
favor of including Action 4.1, which involves the construction excise tax. He suggested this
might be something the City Council could explore later, but questioned whether it should be
something the group felt obligated to include in the current strategy.

Commissioner Pipinich expressed that including the construction excise tax in the strategy, with
a timeline of seven to eight years, would provide flexibility. This would allow the City to assess
how the market looks at that time and decide if it's worth exploring further. She emphasized that
while the language could remain flexible, keeping it on the agenda as a potential consideration
would serve as a reminder of a possible tool for the future.

Chair Cornett agreed with the idea of exploring the construction excise tax, emphasizing that the
exploration process would allow the City to assess whether it works or not. He noted that any
exploration should be accompanied by quantitative studies to help make an informed decision
about its viability.

Ms. Ness clarified that one of the steps in implementing the action could involve hiring a third-
party consultant to assess the feasibility of the construction excise tax. This would provide
valuable information to help the City determine whether it's the right time to adopt the tax or if it
is not feasible for the community. She emphasized that exploring the idea doesn't commit the
City to adopting it, and if others felt uncomfortable, the action could be reevaluated for inclusion
in the final list.

Commissioner Portela asked if, along with exploring the feasibility of the construction excise
tax, the City could also explore other opportunities to fund low-income housing. He questioned
whether there might be alternative ways to support low-income housing programs without
relying on taxing new construction.

Mr. Joyce replied that it makes sense, and while there are limited ways for local jurisdictions to
generate additional revenue for affordable housing, there are a few options. One alternative to
the construction excise tax is urban renewal areas, where taxes are captured in a specific district,
like a downtown area, and recycled within that area for purposes such as affordable housing. He
noted that while the CET is an additional tax, urban renewal serves as a tool to capture and direct
funding toward affordable housing within a specific area.

Commissioner Portela suggested that, when including the information on the construction excise
tax, it would be helpful to include a comparison of projected new construction. This comparison
would show how much could potentially be dedicated toward low-income housing with the tax
versus what the City could miss out on if the tax is not implemented.

Mr. Joyce replied that the kind of analysis Commissioner Portela suggested — comparing the
potential funding for low-income housing with and without the construction excise tax — would
be included in the recommended next steps for that action.

City Manager Klebes commented on the work plan, emphasizing that every action requires staff
time and resources. He noted that while the City may have multiple plans in progress, including
the housing production strategies report, there are many action items across various departments,
which can accumulate to a significant workload. He reminded the Planning Commission and
City Council that these efforts require volunteer time and staff work. Klebes suggested that the
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City Council's facilitated goal-setting session on November 15 would help prioritize these
actions, ensuring they are aligned with available resources.

Ms. Ness clarified the final draft of the report is projected to be ready by December 15.
However, she noted that the Planning Commission and City Council can still evaluate and refine
the list during the work session on November 15. There will be an additional month after that
meeting to finalize the draft report.

Director Chandler asked about the acceptable number of actions that should remain on the list,
noting that there are 19 actions in total, which represents a lot of work. He inquired about what
would be considered acceptable to drop from the list while still meeting state requirements.

Ms. Ness explained there is not a set number of actions required for the housing production
strategy to be in compliance. While there’s no “sweet spot,” the key is ensuring the strategies
meet various housing needs, such as type, tenure, and specific populations. If too many actions
are removed, it could risk not addressing those needs, but it is up to each local jurisdiction to
balance capacity and interest. She also noted it is possible to include actions in the report that
were considered but not finalized, such as the construction excise tax, and reference them for
future consideration.

Commissioner Pipinich emphasized the importance of aligning the housing strategy with the
Coty’s realistic capacity, especially as the Planning Department ramps back up. She suggested
prioritizing items that the City can make tangible progress on, considering both capacity and the
ability to engage with populations that face challenges accessing housing. She highlighted the
need for inclusion of these populations in the housing working group. Additionally, she
recommended that the pre-approved plans action be considered for earlier implementation as a
relatively straightforward tool that could have a meaningful impact. She also advocated for
advancing the land banking action, stressing the importance of securing land for affordable
housing before prices increase further, citing the example of Hood River's rising land costs.

Commissioner Pipinich clarified that she does not expect an immediate response, but would
appreciate it if City staff could review and refine the implementation timeline and priorities
based on realistic capacity.

City Manager Klebes commented that years one and two of the proposed plan are heavy in terms
of workload, while years five through eight are lighter. He suggested that, if pressed, he might
consider moving one or two actions from years one and two into years three and four, and
similarly shifting some actions from years three and four to years five and six. However, he
noted that this would be a complicated task to do at this moment.

Ms. Ness replied the proposed timeline is a draft and additional feedback is welcome. She
emphasized the importance of refining the timeline to reflect the City's realistic capacity. While
adjusting timelines might shift some actions, it does not mean that other strategies, such as
infrastructure prioritization, would not be worked on in the interim. The timeline serves as a
guideline, and flexibility is possible.

Director Chandler shared that the team will work over the next few weeks and months to refine
the details, acknowledging that many of the items may already be in progress or have complex
components. He expressed support for the pre-approved plans, which he has been interested in
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for years. He mentioned having previously discussed this with DLCD [Department of Land
Conservation and Development] but the conversation had not gained traction at the time.
Director Chandler noted that other communities in Oregon have pre-built plans, such as for
garages or ADUs, and that there is interest in expanding this to include duplex and triplex plans.
He expressed personal support for advancing the pre-approved plans, while being mindful of
available bandwidth.

Chair Cornett suggested moving the maximum density action to years five or six of the
implementation timeline. He noted the community has recently gone through the process of
addressing density, and it would be more appropriate to revisit it after observing how the current
changes play out in the community. He felt that the work done on it was thorough and that an
organic timeline to revisit it in five or six years would be ideal.

Commissioner Pipinich raised a question about the accuracy of the rental cost information in the
plan, noting that the median rent of less than $1,000 seemed surprising. She asked if the data
source for this information was prescribed for this type of plan, as she recalled that the housing
authority had conducted a deep dive study a few years ago, which might have provided different
results.

Ms. Ness replied the data was pulled from the American Community Survey data that produces
different data points, that includes median rent.

Commissioner Pipinich added that the Housing Authority conducted a HUD-approved process a
few years ago due to the poor quality of data for the area. She suggested that using this more
accurate data could better reflect the reality on the ground and highlight the housing cost burdens
within the community, providing a clearer picture of the actual needs.

Ms. Ness responded that they could definitely reference the data compiled by the Housing
Authority as well.

Ms. Ness concluded by noting the final draft of the housing production strategy will be
completed by December 15, with the City Council set to adopt it in early January 2025. She
emphasized the report will still be refined based on feedback from the Planning Commission and
other City staff. She encouraged the group to email Director Chandler or herself with any further
questions or comments to ensure the report is something everyone feels good about and is
willing to support.

STAFF COMMENTS / PROJECT UPDATES

Director Chandler shared two key topics coming up in November for the Planning Commission.
The first is related to new FEMA requirements, called "Pick Ems," which require the City to
choose a strategy by December 1. These include options such as implementing a model
ordinance or requiring individual permit studies for properties. FEMA's updates to floodplain
maps, which have been delayed, complicate the situation further. The City is working to digest
the information and will present it to the Planning Commission in November and City Council
shortly thereafter. The second topic is an Urban Renewal matter, which involves increasing the
Urban Renewal Agency's maximum indebtedness. This will require Planning Commission input
to ensure the change aligns with the Comprehensive Plan.
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COMMISSIONER COMMENTS / QUESTIONS

None.

ADJOURNMENT
Chair Cornett adjourned the meeting at 7:16 p.m.

Submitted by/
Paula Webb, Secretary
Community Development Department

SIGNED:

¢ Cody Cornett, Chair /

ATTEST A uda Ly

Paula Webb, Secretary
Community Development Department
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Attachment 1
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»  Share how Me relined ls2 is mfarmed by wheat we hesr from you fodey, Teadback Trom Ciby

staff, and community input
Today!
w  Raview e drafl HPS repodt

& |dantfy and decuss ramainng  quashions

Frogect Lipdales

Planning Commission and City Council Feedback from Work
Session #2
o PCACC generally supportive of the actions presented

o Seversl POICC mambers ane miensested in including plexes and cottage clusters
pra-appraved bulding plans

o Cancerns arcwnd administrative burden of MUPTE pregram
Interestad in actions that support affordable home ownership cpporiunites
Suppodive of inventerying land beyond the cumrent Bst held by the City
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Froject Lipdates
Key Takeaways from the Advisory Committee meeting #3

» ACis supportive of the draft report and strategies

s Tha Housing Authority highlighted they have a cammunity land frust, which could be a great
apperunity for The Dalles to pandnes for strategies e Land Banking

«  The Mid-Columbia Economic Development District organization attended the AC mesting and
offered ways they can support and pariner with the City on varicus strategies

*  The ACrecommanded lcaking te other jurisdictions and haw they've implemented vanaus
pregrams and mcantives that the Ciy is considering for lessons learned and guidance

Community Engagement
Feedback
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Community Engageman Feadback
Multiple Engagement Activities have and continue to be held

® |nterviews with pricrity populations and organizations that serse pricrity populations

MCACC and MCAZC's Lived Experience Warking Group
o Mid-Calurnbia Health Council
o Neh'l Wana Hausing

o Bridgeste Change
o Pineros y Campesinas Unides del Noraeste (PCUN)

¢ Virtusl Open House and Survey
s Community Open House hekd on September 18

Comruniy Engageman Faadback
Key Takeaways from Community Open House

» Nesd affordable rental and ownership housing

*  Moeed higher densdy hausing near transit options and grocery stores, elher geads and
SANACRS

¥  Housing that is accessible - elevatars, enfries without stairs, and single-story homes

= Especially supportive of cottage cluster housing for multi-gensrational kousing, affordable
harme awnership appedunity, and accessible housing

*  Pricaly for housing developmantin West The Dalles

« Emphasison housing develocpmeantwith supportive senvicesis important for pecple coming
out of hemsalessness
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Communicy Engagemanl Feadback
Virtual Open House and Survey

&  Survey closes on October 4

" 1':? I to 1h‘ m“ Hqt City af The Dalles Housing
1I:J-¢|ﬂ:||' Prosduction Strategy

Pl b P Rl T Mt de'md Ty

Comminiy Engagerant Feadback

Which of the following best describes your relationship with The
Dalles?

——— L

| weorkfsiucky in Thie Dalles | ke in o diffesers ooy B

| bve in Thee Drallmn, | warkfutucly in a dilecen city - 1%

| dan't Lo oo wearks in The Dalles, bt close ands or femly 0%
Trwna Ehsiri

I dant lrse o weak in Th Dalkes, Bt ey shopaieg, medical go
oo recraation needs ane met thene.
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Communiy Engagernan Feadback

Do you rent or own your home?

& e
& R

® Crhar [apeciy]

Comunty Engagement Feadhack

Considering the need for smaller homes, which type of housing do

you think would best meet the needs of people you know in The
Dalles (family, friends, etc.)?

Accansary chaslbing enit [abhc knowe s “gransy Aat®, or Sin. _ BEEL
Ly sune|
Attached komes in smaller bul [amib dupilax,

wighia, oF sl 4E%

e ——

Smallar detachad houses on smaller lois BE%

Manifaciined oo mobHke homia _ bt

b [peass desornbal . 7%

o 50 L)
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Comminiy Engagement Feadhack

In your experience, which types of homes do you are the most
challenging to find in The Dalles?

suse [
oo [ 2

25eteen [ -

3 Bacroam 34%
=
e

] L=} F an &0

Comrnuniy Engagermant Feadback

Do you think the City should prioritize creating more opportunities to
build for-sale homes?

Mot impertacs at all I 1%

rur-..u,-im,:.u-n- 4%
s I -+

Somawhat impoetanm 42%

—

Le 20 b af 0

(=4
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Communiy Engagernan Feadback

Do you think the City should prioritize creating more opportunities
build for-rent homes?

st impartant a8 all - k1S

Mzt realby imporiant | s
o
Spmawhat important 0%

Veryimporacs | 5%

a " 20 an 4l

to

Comrnuniy Engagermant Feadback

Do you think the City should prioritize reducing barriers to building
unconventional housing types like tiny homes or modular homes?

Motimpsmant at sl - 75

Mot really impartam %

v | 13%

Sanvsdial imponan 24%

——

] il 40
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Communiy Engagernan Feadback

Do you think the City should prioritize using zoning rules to

to households with low or moderate incomes?

o irmgacrsan a1 ol - 5%

Mo road by | egeeaim T
———
Somawtot | mmorte 16%

— e

] =0 L &l an

encourage builders to provide units that are required to be affordable

Comunty Engagement Feadhack

If the City were to offer a reductionin fees or taxes for builders that

provide certain types of housing, whattype of housingshould
receive this benefit?

Rmrvtal | that sre required 1o be b BT %
hecismm hiolicle: waith. loaw or mcscleraie inoomes

Forsale homis that e reguired 1o be d¥erdable ne 75%
hiorcam halids with: leaw ar modarate incames

Horrezg desd gnesd b poonmmadaie peop ke with deabiiies _ 35%
Loy rivinliveg et ssiblivy stk nds

Homaes that slsa inchace sopmortve services for peapls 335,
aiging homokegsreess

L - 10%

M) ] 100
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Communiy Engagernan Feadback

The City is looking for ways to raise revenue to fund affordable
programs. Wouldyou support a tax on new commercial and industrial
development (limited to 1% of constructionvalue) in order to fund
affordable housing programs?

R

O vl S it 1%
o N ™
Support 2T
L
=] ] ) an

Comunty Engagement Feadhack

Would you support the City working with other government agencies

and institutions to repurpose land that is no longer needed for public
uses to build affordable housing?

0 i sa et o al - 6%

Do mik supgenrt 4%

ot [ 1o
Suppgra] 2%
swoegty wevor. [ -
o o0 a0 =]
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Draft Housing Production
Strategy + Discussion

Fi‘fﬂ Cat&gnnas ﬂ-f Faclitate connections and shars

infarsatagn 16 kdler mane

Housing Strategies: spgertusitesfor housing
The City's toolbox and gy
the tools inside

Regulations
Fhedorm 2onimeg ared

lafd iie COdes ba

i cochactin ih "
lessen bamies b Hﬂu5|nq produchion throug

bath inlrastruchers and
pirrHd U b and) Cresbe

more sopectumtiesto F'I'ﬂ-dult:ﬂﬂn D dive] prejest

IITW 5L MR 5.
miazt housing needs.

ﬁ Incentives
Doy a rasge ol i Fragk fcfure fees of {anes (o

Contribste resowoes
B S Fadapfani

siraieg ks bo assist redupe the cost af develop-
wabh sacuring lard fer el & Calaly T progsdls
g producben It mesd By housmg nesds. 4
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HPS Actions b‘f Action Graup Action Title :"";_':'"I:_:"':a Action Impact

Implementation Actn ;e Wk Gease [ . . s
H H Boiem Lak Pre - dgorowed Mlira High
TII"I'I:EIIHE and Actiens Ty — [ .
Action ||'l"IPH'|:t Relion 2.} Mook Hssieg [ 1 ] |
Action 2.0 Mesimam ety Higa

Aciion £): Joning lncenhiven Had um

Bilew &4 Alees aleew Hewsne] Iwpes | el

By BU5: M- L D wg opevad | | ek

Arlion 2.4 Arepdiae Ree [0
Action LT Tea Dprepltion Incenfiss | | | | b2

- Aplion S8 Soal g S0 | | Hediurmi
Aclion 3.1 S0 Celerral L
Action 4.F Tea on Mea Tomingchion | | | | | b2
Irranabmant Brlion 4.2 Urban Pereeeal desa High

Actiong 2] by 2.3 Dumrione Plia | LR

A i 4o Irlresaiuce Prioriteglon bt

Aciion B lvesaicry sral igoes Laed | | | i

L‘HH:“:“H Aclion 5.0 Land sgresmesin | Hediumi
BelEm o3 Land Haalerg | | | | | High

a5

Key Actions for Discussion
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Adopt Multi Unit Property Tax Exemption [MUPTE) to incentivize needed housing

Design and adepta Mult Unit Prepeny Tax Exemplicn fo replace Vaerbcal Hausing Tax Zone,
specifically considerning tax exemplions to offsetcreation of workforce and multi-famdy units.

Action Ovendew
10-year partial exemption on propery Taxes
Each projact mest be approved by City Council

# Thowgh the siefe anables tha programs, e ciy can
shape Me program o schieve (s pods by

o Se@ing the geography of whers fe exemplion is

Eamamphas of Qrogon His

available . odtors
o Defining application process and fess _ L
o Defining program requirements and eriteria . Tuglgn

used 1o Aporove projEcts
o Sefing program caps

27

Explore a Construction Excise Tax (CET) for additional affordable housing revenue

Explore establishing a CET appledia bath residential and commarcial or industrial
construction to establish an additicnal revenue sowrce foraffordable housing.

Action Ovendew

# CET can only tax up fo 1% of the permit valuation for rasidantial construchan parmits. Thes
mclpdes davaloping a new structure or additicn that resuks in addiional square foolage

w  The City may akso lax e pemmit salee of commerceal and industnal taxes, and Mene = mo cap
on the rate Tor commerceal amnd industinal tax

=  The City of Hood River and Hood River Courly have adopled & CET i 2H7 on residental
and non-rasidantial construction. They bath hava & tax rate of 1% on resadential and
nid-ressdentel construclion, excepd Hood River Caounly anly apolbes a 0.75% tax an
manufechired hagsng.

o Thare are exemptions or partial exemptions to this fex, such as affordebla housing
desvelopments, accessary cwelling unibs, ar Some non-profit operated Taciltes.

28
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Explore a Construction Excise Tax (CET) for additional affordable housing revenue

Residential

Cregon Housing and Sommunity Seraces
15% Diown Payment Assistnce Programs

Hon-Residential

Chy or Counly Afordable Housing Local Housing Frogrames

Frograms of Incenies

Deveioper Incentives
& Whalsar padol fee warers or
reductions Unriessfri bead
w Wtk or panial wakers of S0CS or
it fosis

»  Finanesaed incmie
& Property bax axamplions

% flar Cly remarasup iz 4'% fo cover sdmie ooty T ey chooos o do o

29
Explone a Construction Excise Tax (CET) lor additional affordable housing revenus
HOOD BVER COUNTY ESTIMATED FEE SUMMARY i saen drpm
-
S
[Tutiuam Frine - Pos (0 wontype | 8 LOCRIE] § 1.oaa8d § FEEEY I
M=o oty ed Poyesl ] [ B I IE [EE
g T h
[
I [
Pama © Sk, b o b of boarooma insasied H
fimwd [ur
B1.307 . o g ] ]
TH,. o' prereycfins e i LR
Thivms sl oty ma viby b, (il | mis i 1
Tl sl gyl s by s o e i 5 m"“l
Tateadie Lotk Fuble Warks | Parks Sviem Derelprmal Chargey - (W woeer ol Parke, 500 reheiedl | 5 PRI |
30
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Engagein land banking with partner organizations

Acquire and hold key sites for fubwre use for howsing development, known as land banking.

Action Overvies
¢ Land banking can be executed by the Ciy, an Lrban Ranawal agancy, anewty crastad and
bank sutharity, or n panership with a non-profi communiby land frost,

= |trecommendaed &= ihe third step in the land-based actions o wilize land identified inthe =k
imsaniary 1hat is @ither awned by Te City ar a pamner.

- It will recuire furding and sdminisirative capacity for ransieming ownership, mantenance and
Siha praparaton.

#  Tha City wil nesad to pariner with other grganizations o executa land banking and o ansure
e land & develapad inamannar thal mests kay hausing nesds.

K|

Discussion Questions for HPS Actions

= What addibonal guidancede yau have for the City abeut haw te bestimplement
these actions?

» Wihat questions or comments da you have e feesl comfartabie incleding thase
actions in the HFSY

v Ara thare ather INsights oo haw these sclions and tacls can bae used most
effectively?

« Amy other quesBons or comments to the actions list?

3z
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HPS Actions h'j" Bction Graup Action Tite
Implementation
Timelineand

Action LI: Founing Warking Groap
Bglin L Pra:dpsrowsd Mira
b L3 Teckrecal dis st

Implemerdation Fears

1-2

i-a

58

LE]

Agtion impaat

Bhion 2.} grle Howsng
Action 2.7 Mesimam Oeadty
clion £.]: Zering lroarives

B A AP alew Forsy Tepais
B G5 MLk DewgiopTanl
Bchhon 25 Arkspdiey Pese
Action B} Tea Cormphian Incentiss
Sclign 5.8 Soaling S
Bction 3.3 S0 Cederal
Action 4.F Tea on Mea Cominclian
Ariign &3 Urban Fereeeal foen
Baibon 4.3 Cosriosn Plan

Bl &4 Inlresratiece Prioriteaion

ActionImpact

Action B} lvesvizry ard Agues Laed
Aclion 5.0 Land sgresmesin
BeiEn 5.3 Land Baskerg

giiffaelefsiiblagnss

Diraft Housirg Production Siralegy

Achieving Fair and Equitable Housing

This secfian will induda:

homacsmership

resulting from imvastmant or redavalopment

This section s required as part of state statute and will be finalized in the final HPS, it aims fo dentify how
the actions proposed in the HPS will address specific populations and housing types.,

# Localion of Housing - How tha cily is sirming 1o meal statewida graenhouse gas amissan reduchan goals
»  EairHausing - How the cty is alimatvely fudhering Tair housing Tor all state and Tederal pralected casses

o Hiusing Shoios — Haw the dty is Taclilating aocess (o housing cholce far communiies of calar, low- income
oommunitie=, peopke with de=abilities, and ofver slale and federal probeciesd classes

- 1 anlal Hoursing — How tha city s suppaing and orealing apporunities
to EnCourana 1hla pmd.j:n-:ln -:lfaﬂnrdal:ia narr.al howsmng and tha cppamunity far waalth oreation wa

+ Ganinfication Displacamant, and Howsing Stabikty — Haw the dty is increasing housing stabikty for rasidants and
mitigating the impacts of ganinfication, as wal astha aconomic and phyacal deplacement of ausing rasidants
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Diralft Housing Producticn Siralagy

Achieving Fair and Equitable Housing
This section s required as part of state statuie and will be finalized in the final HFS, it aims to entify how
the actions proposed in the HPS will address specific populations and housing fypes.

Thies seclicn will mclude

v Aggeccment of benalis gnd burdens Tor each action on for populations Met hava boen negaihvely

ripacted higloncally by housing policies and actions (“margngized populalions"), incliding
o Iow-incoma  communias
= communiies of colr
o peaple wih deabdiies

= gihar sizta and federal prolecied classes
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Ml Slaps
Project Next Steps

s Final draft ofthe HPS will be completed by December 15
«  City Council adoption hearing will be held in January 2025

RS I I = e
Ackisory Commilae

:' .‘.I'. Hrategies . 4 -. “Ba"nﬁ

* Planning Commission'
City Council Mestings

Wirual Open Housa &
Surery
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