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NOTICE OF ADOPTED AMENDMENT P
2/8/2010
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist

SUBJECT: City of Sisters Plan Amendment
DLCD File Number 003-08

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached. A Copy of the
adopted plan amendment is available for review at the DLCD office in Salem and the local government
office.

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Friday, February 19, 2010

This amendment was submitted to DLCD for review prior to adoption pursuant to ORS 197.830(2)(b)
only persons who participated in the local government proceedings leading to adoption of the amendment
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If
you have questions, check with the local government to determine the appeal deadline. Copies of the
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government. The notice of intent to appeal must be served and filed in
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call LUBA at
503-373-1265, if you have questions about appeal procedures.

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION WAS
MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE BEEN MAILED
TO YOU ON A DIFFERENT DATE THAT IT WAS MAILED TO DLCD. AS A
RESULT, YOUR APPEAL DEADLINE MAY BE EARLIER THAN THE ABOVE
DATE SPECIFIED.

Cc: Susanna Julber, City of Sisters
Gloria Gardiner, DLCD Urban Planning Specialist

Mark Radabaugh, DLCD Regional Representative
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DLCD file No.
Please list all affected State or Federal Agencies, Local Governments or Special Districts:

Oregon Department of Housing, Department of Land Conservation and Development

Local Contact: Eric J. Porter, CDD Director Phone: (541) 323-5219 Extension:

Address: PO Box 39 /520 E. Cascade Avenue Fax Number: (541)-549-0561
City: Sisters Zip: 97759 E-mail Address: eporter{@ci.sisters.or.us

ADOPTION SUBMITTAL REQUIREMENTS

This Ferm 2 must be reccived by DLCD no later than 5 days after the ordinance has been signed by the public
official designated by the jurisdiction to sign the approved ordinance(s)
per ORS 197.615 and OAR Chapter 660, Division 18

1. This Form 2 must be submitted by local jurisdictions only (not by applicant).
2. When submitting, please print this Form 2 on light green paper if available.

Send this Form 2 and One (1) Complete Paper Copy and One (1) Electronic Digital CD (documents and
maps) of the Adopted Amendment to the address in number 6:

4. Electronic Snbmittals: Form 2 -~ Notice of Adoption will not be accepted via email or any
electronic or digital format at this time.

5. The Adopted Materials must include the final decision signed by the official designated by the jurisdiction.
The Final Decision must include approved signed ordinance(s), finding(s), exhibit(s), and any map(s).

6. DLCD Notice of Adoption must be submitted in One (1) Complete Paper Copy and One (1)
Electronic Digital CD via United Staies Postal Service, Common Carrier or Hand Carried to
the DL.CD Salem Office and stamped with the incoming date stamp. (for submittal instructions,
also see # 5)] MAIL the PAPER COPY and CD of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

7. Submittal of this Notice of Adoption must include the signed ordinance(s), finding(s), exhibit(s) and any other
supplementary information (see ORS 197.615 ).

8. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) of adoption
(see ORS 197.830 10 197.845 ).

9. In addition to sending the Form 2 - Notice of Adoption to DLCD, please notify persons who participated in
the local hearing and requested notice of the final decision at the same time the adoption packet is mailed to
DLCD (see ORS 197.615 ).

10. Need More Copies? You can now access these forms online at http://www.led.state.or.us/. You may also
call the DL.CD Office at (503) 373-0050; or Fax your request to: (503) 378-5518.

Updated December 22, 2000
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ORDINANCE NO. 393

AN ORDINANCE OF THE CITY OF SISTERS ADOPTING THE
SISTERS HOUSING PLAN AND COMPREHENSIVE PLAN
AMENDMENTS TO GOAL 10.

WHEREAS, the City of Sisters conducted a Post Acknowiedgement Plan
Amendment to update a specific portion of the adopted and acknowledged Sisters Urban
Area Comprehensive Plan under the guidance of the Sisters City Council and Department
of Land Conservation and Development; and

WHEREAS, the City of Sisters seeks to amend Goal 10, Housing, of the Sisters
Comprehensive Plan to reference and adopt the "Sisters Housing Plan" and provide policies
and implementation measures for ensuring affordable and workforce housing for the Sisters
population; and,

WHEREAS, the purpose of the Sisters Housing Plan is to ensure that Sisters’
long term housing supply is affordable to a variety of income levels through the planning
period of 2025, consistent with existing policy direction from the Sisters Comprehensive Plan;

and,

WHEREAS, the affected properties are located within the City of Sisters city limits;
and, ‘

WHEREAS, in accordance to the provisions found in the Sisters Development Code
Table 4.1.200 and Section 4.1.160, the proposed Comprehensive Plan amendments are processed
as a Type 1V application; and,

WHEREAS, the Department of Land Conservation and Development (DLCD) received
the Notice of Proposed Amendment at least 45-days prior to the first evidentiary hearing; and,

WHEREAS, after due notice, a significant number of public workshops, meetings and
hearings were held before the Sisters Urban Area Planning Commission and Sisters City Council,
and a final public hearing was held before the Sisters City Council on January 28, 2010;

NOW, THEREFORE, the City of Sisters does hereby ordain as follows:

SECTION 1. Notice has been given in the manner required by state law and city
code; and,

SECTION 2. The findings of fact on this matter are located in the staff report
dated March 19, 2009, herewith attached and by this reference incorporated

herein as Exhibit 1
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SECTION 3. Changes to the existing Sisters Urban Area Comprehensive Plan are
herewith attached and incorporated herein as Exhibit 2. The text changes shown in
Exhibit 2 replace the current Comprehensive Plan text in the section referenced herein.

SECTION 4, The Sisters Honsing Plan is herewith attached and incorporated herein as
Exhibit 3.

SECTION 5. Severability. If any section, subsection, sentence, clause or phrase of this
Ordinance is for auy reason held to be invahd or unconstitutional by any court of
competent jurisdiction, such decisions shall not affect the validity of the remaining

portions of this Ordinance.

SECTION 6. Repealer. All parts, portions of provisions of The Plan inconsistent
herewith are repealed.

PASSED by the Common Council of the City of Sisters this 28" day of J anuary
2010, and APPROVED by the Mayor of the City of Sisters.

S Aeottilin

Lon Kellstrom, Mayor

ATTES
‘&ﬁa«-ﬁ{f&/g/{uﬁé@

Kathy Nelson, City Recorder

Attachments: Exhibit 1 — Findings of fact
Exhibit 2 — Sisters Urban Area Comprehensive Plan, text changes
Exhibit 3 — Sisters Housing Plan, including Appendices A, B and C
Exhibit 4 ~ Planning Commission Resolution PC2009-16
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Sisters
City Council
Agenda Item Summary

Meeting Date: January 28, 2010 Staff: Eric Porter
Type: Regular Meeting Dept: CDD
Subject: Sisters Housing Plan Adoption

Action Requested: Continue a public hearing and consider the adoption of Ordinance
No. 393: AN ORDINANCE OF THE CITY OF SISTERS ADOPTING THE SISTERS
HOUSING PLAN AND COMPREHENSIVE PLAN AMENDMENTS TO GOAL 10.

Background: On December 10, 2009, the Sisters City Council opened a public hearing
to consider the adoption of the Housing Plan. The hearing was continued to January 14,
2010 and again until January 28, 2010 in order to give the public an opportunity to
provide additional testimony and to conduct a workshop on January 28, 2010 prior to the
regular meeting.

The Agenda ltem Summary from the December 10, 2009 public hearing contained a
humber of attachments and exhibits. For brevity, only Ordinance No. 393 is included
herein. The attachments and exhibits provided in the December 10, 2009 material
included Attachment A (Qrdinance No. 393), within which was Exhibit 1 (staff report to
the Planning Commission including the reguired findings), Exhibit 2 (proposed text
changes to Comprehensive Plan text), Exhibit 3 (Planning Commission Resolution No.
2009-18), Exhibit 4 {(Housing Plan, including appendices A, B and C); Attachment B
(data from other jurisdictions); Attachment C (implementation strategies), and
Attachment D (sample resolution for the creation of the Housing Advisory Board). These
documents are incorporated herein by reference.

Options:

Option 1 — Adopt Ordinance No. 393 as proposed. This means that the Housing
Plan along with its seven strategies are adopted by the City. The City Council would
have ultimate say in whether any new fees are to be created in order to implement
specific strategies. Choosing Option 1 would direct staff to start the process of
advertising for Housing Advisory Board positions, after which staff would make
recommendation on Board appointments to the Mayor for Council consideration.

Option 2 — Adopt Ordinance No. 393 with changes by the Council. This means that
the Council would make changes to the Ordinance, such as not creating a Housing
Advisory Board at present. The City Council would have ultimate say in whether any
new fees are to be created in order to implement specific strategies.

Option 3 — Hold a public hearing only. This means that public testimony would be
taken, and that the adoption of the Housing Plan would be continued to a ‘date
certain’ for adoption consideration at a later date.

Option 4 — Take no action. This means that the Housing Plan adoption would be
deferred pending further City Council discussion or deferred indefinitely.
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[Staff's Recommendation: Option 1

Financial iImpact: Some of the seven proposed implementation strategies may lead to
evaluating the possibility of proposing new fees to help pay for affordable housing or
other strategies in the plan. Future Council consideration for potential funding may be
brought to City Council for consideration at a later date.

Attachment(s):

A — Ordinance No. 393

Concurrence: CM: @Q A&F: é’g/ PW: 4%' CDD: 63{;)

ORDINANCE NO. 393

1
*
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ORDINANCE NO. 393

AN ORDINANCE OF THE CITY OF SISTERS ADOPTING THE
SISTERS HOUSING PLAN AND COMPREHENSIVE PLAN
AMENDMENTS TO GOAL 10.

WHEREAS, the City of Sisters conducted a Post Acknowledgement Plan
Amendment to update a specific portion of the adopted and acknowledged Sisters Urban
Area Comprehensive Plan under the guidance of the Sisters City Council and Department
of Land Conservation and Development; and

WHEREAS, the City of Sisters seeks to amend Goal 10, Housing, of the Sisters
Comprehensive Plan to reference and adopt the "Sisters Housing Plan" and provide policies
and implementation measures for ensuring affordable and workforce housing for the Sisters
population; and,

WHEREAS, the purpose of the Sisters Housing Plan is to ensure that Sisters’
long term housing supply is affordable to a variety of income levels through the planning
period of 2025, consistent with existing policy direction from the Sisters Comprehensive Plan;
and,

)
WHEREAS, the affected properties are located within the City of Sisters city limits;
and, .

WHEREAS, in accordance to the provisions found in the Sisters Development Code
Table 4.1.200 and Section 4.1.160, the proposed Comprehensive Plan amendments are processed
as a Type IV application; and,

WHEREAS, the Department of Land Conservation and Development (DILCD) received
the Notice of Proposed Amendment at least 45-days prior to the first evidentiary hearing; and,

WHEREAS, after due notice, a significant number of public workshops, meetings and
hearings were held before the Sisters Urban Area Planning Commission and Sisters City Council,
and a final public hearing was held before the Sisters City Council on January 28, 2010;

NOW, THEREFORE, the City of Sisters does hereby ordain as follows:

SECTION 1. Notice has been given in the manner required by state law and city
code; and,

SECTION 2. The findings of fact on this matter are located in the staff report
dated March 19, 2009, herewith attached and by this reference incorporated
herein as Exhibit 1



SECTION 3. Changes to the existing Sisters Urban Area Comprehensive Plan are
herewith attached and incorporated berein as Exhibit 2. The text changes shown in
Exhibit 2 replace the current Comprehensive Plan text in the section referenced herein.

SECTION 4. The Sisters Housing Plan is herewith attached and incorporated herein as
Exhibit 3.

SECTION 5. Severability. If any section, subsection, sentence, clause or phrase of this
Ordinance is for any reason held to be invalid or unconstitutional by any court of
competent jurisdiction, such decisions shall not affect the validity of the reinaining
portions of this Ordinance.

SECTION 6. Repealer. All parts, portions of provisions of The Plan inconsistent
herewith are repealed.

PASSED by the Common Council of the City of Sisters this 28" day of January
2010, and APPROVED by the Mayor of the City of Sisters.

Lon Kellstrom, Mayor

ATTEST:

[4

Kathy Nelson, City Recorder

Attachments: Exhibit 1 — Findings of fact
Exhibit 2 — Sisters Urban Area Comprehensive Plan, text changes
Exhibit 3 — Sisters Housing Plan, including Appendices A, B and C
Exhibit 4 — Planning Commission Resolution PC2009-16




Sisters
City Council
Agenda ltem Summary

Meeting Date: December 10, 2009 Staff: Eric Porter, Laura Lehman
Type: Regular Meeting Dept: CDD
Subject: Sisters Housing Plan Adoption

Action Requested: Conduct a public hearing and consider the adoption of Ordinance
No. 393: AN ORDINANCE OF THE CITY OF SISTERS ADOPTING THE SISTERS
HOUSING PLAN AND COMPREHENSIVE PLAN AMENDMENTS TO GOAL 10.

Background: In 2007, the Sisters City Council established creating a Housing Plan as
a high-priority goal. The City hired consultant Susanna Julber to draft the plan. Ms.
Julber gave a number of status report presentations on the Plan to the City Council,
Planning Commission, and Committee for Citizen Involvement. The Plan went to public
hearing before the Planning Commission on March 19, 2009 and May 21, 2009.

The Planning Commission unanimously recommended that the Council adopt the plan
and its seven strategies (Exhibit 3; Resolution No. PC 2009-16). The Pianning
Commission by majority also indicated that they wished to be the Housing Advisory
Board. ,

Staff presented the Housing Plan to the City Council on August 6, 2009. At this
workshop, the Council directed staff to undertake several tasks before the Council would
consider adopting the Housing Plan. These tasks included:

o Contacting other jurisdictions to find out (1) whether they had a Housing Plan; (2)
whether the Plan was administered by staff or outsourced to a specialist; and (3)
whether they had a Housing Advisory Board.

o Providing more detail about the implementation strategies.

» Providing more detail about the creation of a Housing Advisory Board and potentially
establishing the Board prior to adopting the Housing Plan.

Staff then researched other jurisdictions per Council’s recommendation (Attachment B);
further researched the seven implementation strategies (Attachment C), and obtained more
information about creating a Housing Advisory Board including a sample resolution from the
City of Bend (Attachment D).

Staff is now requesting the Council consider the adoption of Ordinance No. 393, which would
adopt the Housing Plan including its strategies, along with text changes to the
Comprehensive Plan.

The Seven Strategies — Implementing Some Now and Some Later. At the August
2009 Council workshop, the Council majority indicated that more refinement was desired
on some of the strategies, particularly those that might lead to fees being charged before
some specific strategies are implemented. The seven strategies are as follows. A
description of each is found in Attachment C at the end of this repon.
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1. Develop Organizational Capacity to Implement Housing Programs and
Strafeqies, and fo Monitor Success in Achieving Housing Goals.

2. Develop a Housing Trust Fund, and use other existing City funding sources on a

limited basis.
3. Develop a comprehensive incentive program for developers of affordable
housing.

4. Adjust the Comprehensive Plan target of “1-in-10" affordable units based on year
2010 Census dafa.

5. Examine existing public policies fo ensure that requlations do not hinder
affordable housing efforts.

6. Preserve exijsting housing slock by promoting existing housing programs and
county-wide resources, which generally target up to 80% AMI.

7. Support and monitor Statewide efforts that encouraqge affordable housing.

Of these seven strategies, three would not lead to any fee increases (strategies no. 1, 6
and 7).

On December 4, 2009, staff spoke with DLCD representative Mark Radabaugh to find
out if it would be possible to implement some strategies now, and others later. Mr.
Radabaugh indicated that the plan would be somewhat vulnerable unless text were
inserted into the plan that made it policy that specific strategies are implemented now;
then a Housing Advisory Board is created to refine the remaining strategies and
potentially come up with new strategies, then bring these refined strategies to the City
Council through the Planning Commission via formal recommendation.

Options:

Option 1 — Adopt Ordinance No. 393 as proposed. This means that the Housing
Plan, along with its seven strategies, are adopted by the City. The City Council
would have ultimate say in whether any new fees are to be created in order to
implement specific strategies. This also means that staff would start the process of
advertising for Housing Advisory Board positions, after which staff would make
recommendation on Board appointments to the Mayor for Council consideration.

Option 2 — Adopt Ordinance No. 393 as amended by the City Council. This means
that the Council would direct staff to prepare policy language for inclusion into the
Housing Plan that would specify that certain strategies are implemented now, while
other strategies are to be refined following creation of the Housing Advisory Board.
This would direct staff to begin advertising for the Housing Advisory Board positions,
after which staff would make recommendation on Board appointments to the Mayor
for Council consideration.

Option 3 — Hold a public hearing only. This means that public testimony would be
taken, and that the adoption of the Housing Plan would be continued to a ‘date
certain’ for adoption consideration at a later date.

Option 4 — Take no action. This means that the Housing Plan adoption would be
deferred pending further City Council discussion or deferred indefinitely.
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[Staff's Recommendation: Option 2

Financial Impact: Two of the seven proposed implementation strategies may lead to
evaluating the possibility of proposing new fees to help pay for affordable housing.
Future Council consideration for potential affordable housing funding may be brought to
City Council for consideration at a |ater date following the creation of a Housing Advisory
Board and subsequent refinement of strategies.

Attachment(s):

A — Ordinance No. 383, including;
Exhibit 1 — Staff Report to the Planning Commission
Exhibit 2 ~ Proposed Text Changes to Comprehensive Plan Text
Exhibit 3 — Planning Commission Resolution No. 2009-16
Exhibit 4 — Housing Ptan, including Appendices A, Band C

B — Data from Other Jurisdictions

C - Implementation Strategies

D — The Housing Advisory Board

Cdncurrence: CM: 52&0 A&F:’é—%(— PW: M CDD: §>P
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ATTACHMENT A
CITY OF SISTERS
ORDINANCE NO. 393

AN ORDINANCE OF THE CITY OF SISTERS ADOPTING THE SISTERS
HOUSING PLAN AND COMPREHENSIVE PLAN AMENDMENTS TO GOAL 10.

WHEREAS, the City of Sisters conducted a Post Acknowledgement Plan
Amendment to update a specific portion of the adopted and acknowledged Sisters Urban
Area Comprehensive Plan under the guidance of the Sisters City Council and Department
of Land Conservation and Development; and

WHEREAS, the City of Sisters seeks to amend Goal 10, Housing, of the Sisters
Comprehensive Plan to reference and adopt the "Sisters Housing Plan" and provide policies
and implementation measures for ensuring affordable and workforce housing for the Sisters
population; and,

WHEREAS, the purpose of the Sisters Housing Plan is to ensure that Sisters’
long term housing supply is affordable to a variety of income levels through the planning
period of 2025, consistent with existing policy direction from the Sisters Comprehensive
Plan; and,

i

WHEREAS, the affected properties are located within the City of Sisters city

limits; and,

WHEREAS, in accordance to the provisions found in the Sisters Development
Code Table 4.1.200 and Section 4.1.160, the proposed Comprehensive Plan amendments
are processed as a Type TV application; and,

WHEREAS, the Department of Land Conservation and Development (DLCD)
received the Notice of Proposed Amendment at least 45-days prior to the first evidentiary
hearing; and,

WHEREAS, after due notice, a significant number of public workshops,
meetings and hearings were held before the Sisters Urban Area Planning Comumission
and Sisters City Council, and a final public hearing was held before the Sisters City
Council on January 14" 2010;

NOW, THEREFORE, the City of Sisters does hereby ordain as follows:

SECTION 1. Notice has been given in the manner required by state law and city
code; and,

SECTION 2. The findings of fact on this matter are located in the staff report
dated March 19, 2009, herewith attached and by this reference incorporated
herein as Exhibit 1.
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SECTION 3. Changes to the existing Sisters Urban Area Comprehensive Plan
are herewith attached and incorporated herein as Exhibit 2. The text changes
shown in Exhibit 2 replace the current Comprehensive Plan text in the section
referenced herein.

SECTION 4. The Sisters Housing Plan is herewith attached and incorporated
herein as Exhibit 3.

SECTION 5. Severability. If any section, subsection, sentence, clause or phrase
of this Ordinance is for any reason held to be invalid or unconstitutional by any
court of competent jurisdiction, such decisions shall not affect the validity of the
remaining portions of this Ordinance.

SECTION 6. Repealer. All parts, portions of provisions of The Plan inconsistent
herewith are repealed.

PASSED by the Common Council of the City of Sisters this day of
December 2009, and APPROVED by the Mayor of the City of Sisters.

Lon Kellstrom, Mayor

ATTEST:

Kathy Nelson, City Recorder

Attachments:

Exhibit 1 — Staff Report to the Planning Commission dated March 19, 2009,
including Findings of Fact

Exhibit 2 — Sisters Urban Area Comprehensive Plan text changes
Exhibit 3 — Planning Commission Resolution No. 2009-16
Exhibit 4 — Housing Plan, including Appendices A, B and C

S|Page



CITY OF SISTERS
STAFF REPORT
EXHIBIT 1

File #: CP-08-03

Applicant/Owner: City of Sisters

Request: The Applicant is requesting that the Planning Commission conduct a

public hearing, and adopt a Resolution recommending approval of
Comprehensive Plan Text Amendments in order to adopt and
implement the recommendations of the Sisters Housing Pian.

Planner: Susanna Julber, Sage Land Use Services, Inc.

Applicable Criteria: City of Sisters Development Code: Chapter 4.0 Applications and

Review Procedures, Chapter 4.1 Types of Applications and Review,
Sisters Comprehensive Plan, and Oregon Statewide Planning Goals.

Hearing Date: March 19, 2009, 5:30 p.m.

Location: City of Sisters Council Chambers

Staff Recommendation

The proposal to amend the Sisters Comprehensive Plan to incorporate the strategies
recommended in the Sisters Housing Plan meets all of the applicable standards of the
Development Code, Sisters Comprehensive Plan, and Statewide Planning Goals. Staff is
recommending that the Pianning Commission adopt a Resolution recommending approval of
the application to the City Council.

Application/Background

In December 2007, the Sisters City Council provided direction to begin the development of
the Sisters Housing Plan (Plan). The purpose of the Plan is to develop an action plan to
ensure that Sisters’ long term housing supply is affordable to a variety of income levels
through the planning period of 2025, consistent with existing policy direction from the Sisters
Comprehensive Plan. The existing housing policy 10.4(2) reads as foflows:

“The City shall develop a coordinated and comprehensive Housing Plan that will
provide housing choices to all income levels in the City. The following objectives
shall be incorporated into the plan:

Tasks-
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a. The Housing Plan shall explore and recommend how one in 10 of all new housing
units built in the City by 2005 can be made affordable to families with low incomes.

b. The Housing Plan shall explore and recommend the use of appropriate tools
including, but not limited to: accessory dwelling units, annexation policies,
development incentives, fee waivers for deferrals, down payment assistance
programs and gap financing, employer housing assistance (non-residential
development), equity pool or shared equity programs, land trusts, land banking,
mixed use, mobile home parks, residential density bonuses and increases, flexible
zoning, affordable housing trust funds, and UGB expansions.

¢. The Housing Plan shall address how affordable housing can be dispersed’
throughout the City.” (page 62, Sisters Comprehensive Plan)

Following adoption of the Sisters Comprehensive Plan in 2005, the City proactively
implemented policies to help facilitate affordable housing. Primarily, the City relied on
regulatory tools in the Sisters Development Code, such as accessory dwelling units and
smaller lot sizes to increase densities citywide, in hopes that smalier lots sizes would lead to
smaller homes, and lower-priced homes. However, although there has been a significant
increase in the density of the single family lots constructed within the City between the years
2003 and 2007, it has not created lower-priced homes. The average density figure for
single family homes has steadily increased from 5.3 units per net acre in 2003, to 8.8 units
per net acre through July 2007, nearly approaching the lower end of the R-MFSD required
density of 9-20 units per acre. The increased density evidenced by analyzing building
permit data is consistent with the direction from the 2005 Sisters Comprehensive Plan.

During the same period, home prices outpaced what is considered affordable to a Sisters
resident earning Deschutes County Area Median Income ($58,800 for 2007). According to
the Oregon Association of Realtors, the average home price in the Sisters region has
steadily risen over the past seven years, consistent with other Central Oregon cities. As
noted in Table 1, although the “Sisters” designation used by the Central Oregon Realtors
Multiple Listing Service generally includes homes in the outlying areas, outside the Sisters
City Limits, it is useful to look at the rise in home prices to get a general overview of the
housing situation in Sisters. The data shows that in the five-year period between 2001 and
2006, the average home price in the Sisters area nearly doubled, from $235,000 to
$460,000. The Sisters area exhibits the highest housing prices of any in Deschutes County.

As noted previously in the supporting report completed for the Plan, Residential Inventory
Analysis and Update (April 2008), average payroll wages increased only 17.9 percent
between 2002-2006. While housing sales prices are slightly lower in the Sisters City Limits
(a January 2008 analyses found an average of $361,763), a family eaming 100 percent of
Deschutes County AMI would be able to afford a home price of $180,500 without
experiencing cost burden, leaving much of the Sisters market unattainable for many
households.

Table 1. Average home prices by year, Sisters (area, not City Limits), Bend, and Redmond

Area 2001 2002 2003 2004 2005 20006
Sisters | $235,000 $247,500 ‘| $270,000 $308,500 $394,250 $460,000
Bend $168,950 $183,500 $195,000 $227,500 $279,900 $351,978
Redmond $125,000 $135,125 $148,567 $158,500 $198,818 $262,749
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Source: Central Oregon Realtors Association.

Given these issues, the City finds it important to develop and adopt additional housing
strategies to assist in providing more affordable housing opportunities in the City. The
specific housing strategies recommended for adoption in the Plan include:

o Develop Organizational Capacity to Implement Housing Programs and Strategies,
and to Monitor Success in Achieving Housing Goals;

s Develop a Housing Trust Fund;

e Provide an Incentive Program for development of affordable housing;

e Examine public policies to remove barriers to affordable housing;

e Support existing programs; and

o Support proposed legislation for affordable housing.

These strategies are generally targeted for both rental and home-ownership housing.
Upon adoption of the Plan by the City Council, and subsequent implementation, the
strategies will assist in providing more affordable housing choices in the future, and in
meeting the objectives of Statewide Planning Goal 10, Housing.

I1l. Conclusionary Findings

Recommended Findings'

In order to he approved, the application for Comprehensive Plan Amendment must meet
chapter 4.1 (Types of Applications and Review Procedures), Section 4.1.6, Type IV
Procedure (Legislative), applicable elements of the Comprehensive Plan, and applicable
Statewide Planning Goals. The application’s compliance is addressed in the fellowing
sections of this recommendation.

A. Section 4.1.2 provides that a Comprehensive Plan amendment is
considered a Type IV Procedure.

Finding: The application is being processed in accordance with the procedures
in Section 4.1.6, for Type IV Legislative procedures.

B. Section 4.1.6(A-B), provides the necessafy requirements for a Type IV
Legislative decision.

Finding: Because the project and Plan Amendments have been initiated by the
City and do not apply to a specific property or properties in the City, the
requirements of Section 4.1.6(A-B) do not apply to this application.

C. Section 4.1.6(C), Notice of Hearing, provides that at least 10 days prior to
the Planning Commission public hearing date, and 10 days prior to the City
Council hearing date, notice shall be published in a newspaper of general
circulation in the City. Section 4.1.6(2)(a) is applicable fo properties proposed
for rezoning.
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Finding: The notice for the Planning Commission hearing was published in the
Nugget News on March 1, 2009. The proposal has complied with the noticing
requirements for Type IV applications, in accordance with Section 4.1.6(C)(b).

D. Section 4.1.6(C)(2)(d) provides that the Department of Land Conservation and
Development (DLCD) be noticed at least 45 days prior to the first evidentiary
hearing on the proposal.

Finding: DLCD was provided notice of the application on October 2, 2008, and
again on January 5, 2009, with revisions. Therefore, the City has complied with the
minimum 45-day notice requirements in compliance with Section 4.1.6(C)(2)(d).

G. Decision-Making Considerations. The recommendation by the Planning
Commission and the decision by the City Council shall be based on consideration
of the following factors:

1. Approval of the request is consistent with the Statewide Planning Goals; and
2. Approval of the request is consistent with the Comprehensive Plan; and

3. The property and affected area is presently provided with adequate public
facilities, services and transportation networks to support the use, or such
facilities, services and transportation nefworks are planned to be provided
concurrently with the development of the property. The applicant shall update
City of Sisters Masters Plans for Water, Sewer, Parks and Transportation
Systems subject to City Council approval, to reflect impacts of the rezoning
on those facilities and long-range plans. The applicant must demonstrate that
the property and affected area shall be served with adequate public facilities,
services and transportation networks to support maximum anticipated levels
and densities of use allowed by the District without adversely impacting
current levels of service provided to existing users; or applicant’s proposal to
provide concurrently with the development of the property such facilities,
services and transportation networks heeded to support maximum anticipated
level and density of use allowed by the District without adversely impacting
current levels of service provided to existing users; and

4, Compliance with 4.7.600, Transportation Planning Rule (TPR) Compliance.

Criteria 3, and 4, above, are not directly applicable to the application, as the
Comprehensive Plan amendments necessary to implement the Housing Plan do not
apply to a specific property; rather, the amendments involve policy direction for
implementation of strategies Citywide. Actual assessment of the adequacy of public
facilities would be considered upon an actual development application. Additionally,
the Transportation Planning Rule is not directly applicable to the application, but
would be evaluated upon consideration of an actual development application.

Because these are considered Type IV applications, the Planning Commission
makes a recommendation on the application, which is then heard before the Sisters
City Council, who will ultimately decide on the applications.

The proposal's compliance with Statewide Planning Goals and the Sisters
Comprehensive Plan is evaluated in the following sections.
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The applications compliance with criteria 1-4, above, is addressed in detail in the
following findings.

Goal 1- Citizen Involvement. To develop a citizen involvement program that
ensures the opportunity for citizens to be involved in all phases of the planning
process.

Finding: Adoption of the Sisters Housing Plan was completed in accordance with the
City's adopted policies for citizen involvement, including proper notice (Section 4.1.6) of
the Sisters Development Code), and additionally, multiple opportunities for citizen input
on the plan including:

o City Council Workshops: July 24, 2008, August 7, 2008, and February 5, 2009.

 Planning Commission Workshops: May 1, 2008, October 16, 2008, and
November 20, 2008.

= Committee for Citizen Involvement Meeting: September 17, 2008.

» Realtors Presentation: October 23, 2008.

e Various individual meetings with concerned citizens, developers, and business
owners in Sisters.

The Housing Plan and associated amendments were developed with multiple
opportunities for citizen ivolvement, in compliance with Statewide Planning Goal 1.
Additionally, public hearings before the Planning Commission and City Council wili offer
additional opportunities for public involvement.

Goal 2- Land Use Planning. To establish a land use planning process and policy
framework as a basis for all decision and actions related to use of land and to
assure an adequate factual base for such decisions and actions.

Finding: Goal 2 requires that land use actions follow a prescribed process and are
based on facts and data supporting the proposed action. The Comprehensive Plan
amendments that are necessary to implement the Sisters Housing Plan are consistent
with the factual basis in the Comprehensive Plan, as well as the background reports,
Residential Inventory Analysis and Update (April 1, 2008), and Strategies Report (July
21, 2008). These reports were prepared to illustrate the situation with escalating
housing prices in the City, as well as a general ability by roughly 50 percent of the City’s
population to afford housing without experiencing cost burden. The proposed
amendments and the Sisters Housing Plan implements existing policy direction from the
Sisters Comprehensive Plan that directs the City to develop and adopt a comprehensive
Housing Plan, and further, the requirements of Statewide Planning Goal 2.

Goal 3- Agricultural Lands. To preserve and maintain agricultural lands.

Finding: The proposed plan amendment and zone change does not affect any lands zoned
or designated for agriculture. As such, the requirements of Goal 3 are not applicable to the

proposal.
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Goal 4- Forest Lands. To conserve forest Jands by maintaining the forest land base
and to protect the state's forest economy by making possible economically efficient
forest practices that assure the continuous growing and harvesting of forest tree
species as the leading use on forest land consistent with sound management of soil,
air, water, and fish and wildlife resources and to provide for recreational
opportunities and agriculture.

Finding: The proposed plan amendment and zone change does not affect any lands zoned
or designated for forest uses. As such, the requirements of Goal 4 are not applicable to the
application.

Goal 5- Natural Resources, Scenic and Historic Areas, and Open Spaces. To protect
natural resources and conserve scenic and historic areas and open spaces.

Finding: The proposal does not impact any Goal 5 resources.

Goal 6- Air, Water and Land Resources Quality. To maintain and improve the quality
of the air, water, and land resources of the state.

Finding: The Sisters Housing Plan does not directly impact the City’s air, land, or water
resources quality; however, encouraging additional supplies of affordable housing may
reduce impacts to air quality, as providing additional housing within the City limits may
reduce commuting for jobs in outlying communities.

Goal 7- Areas Subject to Natural Hazards. To protect peoples and property from
natural hazards.

Finding: The requirements of Goal 7 are not applicable to the Sisters Housing Plan and
associated amendments.

Goal 8- Recreation Needs. To satisfy the recreational needs of the citizens of the
state and visitors and, where appropriate, to provide for the siting of necessary
recreational facilities including destination resorts.

Finding: The requirements of Goal 8 do not apply to the adoption of the proposed
amendments, as no specific properties are proposed for recreational use as part of the
proposal, and the amendments to not involve policies regarding recreational lands.

Goal 9- Economic Development. To provide adequate opportunities throughout the
state for a variety of economic activities vital to the health, welfare, and prosperity of
Oregon’s citizens. '

Finding: Goal 9 requires the City to provide adequate opportunities for a variety of
economic activities vital to the health and welfare of its citizens. The lack of affordable
housing in the City may be hindering economic development efforts, as adequate supplies
of workforce and employee housing are not available. The Sisters Housing Plan contains
strategies to assist in providing incentives for developers of housing up to 120 percent of
Area Median Income (AMI), and are focused on providing housing for not only low-income
(80 percent of AMI and below), but also for those earning wages that are considered
“workforce”. By providing opportunities for a variety of incomes, additional businesses may
be attracted to the area, assisting in facilitating greater economic development activities,
consistent with Statewide Planning Goal 9.
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Goal 10- Housing. To provide for the housing needs of citizens of the state. Buildable
lands for residential use shall be inventoried and plans shall 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 for flexibility of housing location, type and density.

Finding: Adoption of the Plan complies with the requirements of Goal 10 by providing
strategies and. implementation measures that will assist in providing housing that is
commensurate with the financial capabilities within the City of Sisters. Additionally, with the
emphasis of Sisters’ local economy on tourism, it is likely that households will continue to
need housing that is reasonably priced into the future.

The Plan focuses on the implementation of the following strategies:

¢ Develop Organizational Capacity to Implement Housing Programs and Strategies, and to
Monitor Success in Achieving Housing Goals;
¢ Develop a Housing Trust Fund;
» Provide an Incentive Program for development of affordable housing;
s Examine public policies to remove barriers to affordable housing;
e Support existing pregrams; and
e Support proposed legislation for affordable housing.
]

While these strategies are not as aggressive as some communities’, the strategies provide
direction to the City to develop levels of staffing to monitor progress towards housing goals,
to develop a funding mechanism to assist priority housing projects, provide an incentive
program for developers, will work to remove existing barriers to affordable housing
development, provide support to existing providers through policies and procedures, and
finally, provide direction for the City to become more actively involved in housing related
issues at both the State and regional level.

While development of the Plan was not conducted as part of the City's Periodic Review, an
analysis of building trends since adoption of the Comprehensive Plan was completed for
background. The analysis found that while the City’'s densities have increased since
adoption of the Comprehensive Plan, this has not resulted in provision of more affordable
housing. Furthermore, the analysis showed that with the increased densities evidenced, the
City currently has an inventory of 1,892 approved and preliminarily approved residential
housing units in the City Limits. Based on the Deschutes County Coordinated Population
Forecast, 2000-2025, the City of Sisters will require 1,850 residential housing units in the
year 2025 to meet the anticipated demand. Therefore, using both approved and
preliminarily approved units, the City has a sufficient residential inventory to meet the
adopted 2025 demand.

However, because the units are not necessarily intended to be affordable, additional
strategies are necessary to ensure that Sisters’ long term housing supply is priced
commensurate with income levels of its residents. In this respect, adoption of the Plan and
accompanying strategies is consistent with the requirements of Goal 10, Housing.

7|Page - o Exhibit 1



Goal 11. Public Facilities and Services. To plan and develop a timely, orderly and
efficient arrangement of public facilities and services to serve as a framework for
urban and rural development.

Finding: Adoption of the Sisters Housing Plan and associated Plan amendments are not
directly related to the requirements of Goal 11.

Goal 12. Transportation. To provide and encourage a safe, convenient and economic
transportation system.

Finding: The proposed amendments are not related to the requirements of Goa!l 12, as
they do not affect a transportation facility, or involve adding additional trips to the
transportation system. :

Goal 13. Energy Conservation. To conserve energy.
Finding: The proposed amendments are not related to the requirements of Goal 13.

Goal 14. Urbanization. To provide for an orderly and efficient transition from rural to
urban land use, to accommodate urban population and urban employment inside
urban growth boundaries, to ensure efficient use of land, and to provide for livable
communities.

Finding: Adoption of the Sisters Housing Plan will encourage workforce and additional
housing supplies within the existing Urban Growth Boundary (UGB) of Sisters, consistent
with the regquirements of Goal 14. While the proposed amendments do not propose to
increase densities, the strategies do facilitate development of housing commensurate with
residents’ income Jevels, reducing the need for development outside the UGB and creating
additional housing opportunities within the City’s jurisdictional boundary.

One of the strategies recommended for implementation in the Plan is fo develop an
annexation ordinance, to guide decisions on future annexations to the City. The ordinance,
as envisioned currently, would outline requirements for provision of type, price range, and
amounts of housing for areas to be annexed, provide guidance on other requirements- such
as infrastructure- and additionally, provide a developer o pay an “in lieu of fee” that would
be deposited into a Housing Trust Fund, as an alternative to developing the housing
themselves. The Plan’s direction to develop an annexation ordinance, in this manner, is
consistent with Goal 14 as it provides efficient planning and transition for areas proposed for
inclusion in the City limits.

Goal 15, Wiltamette River Greenway, Goal 16 Estuarine Resources, Goal 17 Coastal
Shorelands, Goal 18 Beaches and Dunes, and Goal 19 Ocean Resources

Finding: Goals 15, 16, 17, 18, and 19 are not related to the proposed amendments or the
Sisters Housing Pian.

The following section provides an evaluation of the proposal's compliance with the Sisters
Comprehensive Plan policies and relevant sections.
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Part |
Introduction

The 2005 Sisters Comprehensive Plan is intended to be an adaptable, living document. The
following findings demonstrate that the proposed Plan amendments comply with and
implement many of the Plan’s existing policies. The Housing Plan will assist in
implementing practical strategies the respond to changing community conditions that have
occurred since adoption of the Comprehensive Plan. In essence, the proposed
amendments are practical changes that respond to and compliment issues, data and
information contained in the Plan. Additionally, the Plan amendments incorporate data and
analysis that has recently been developed. The Sisters Housing Plan addresses the need
for a variety of housing types and housing opportunities and the lack of affordable housing
and provides strategies to facilitate additional supplies of affordable housing. The Housing
Plan will implement existing policy direction provided in the Comprehensive Plan, and
further, by implementing strategies to encourage affordable housing, respond to the needs
of Sisters’ residents.

Part I

Citizen Involvement

Finding: As provided under a previous finding addressing compliance with Statewide
Planning Goal 1, the Housing Plan was developed with multiple opportunities for citizen

involvement in the Plan.
1

Part Ill

General Goals and Objectives

The following discusses how the proposed amendments address the General Goals and Objectives. More
detailed findings addressing specific goals and pohces of the Sisters Comprehensive Plan are presented in
subsequent areas of this recommendation. :

3. To preserve and maintain agricuitural lands outside the City iimits by promoting
efficient use of urban lands inside the City limits.

Finding: Adopting the Sisters Housing Plan will facilitate efficient use of residential land within
the existing UGB, preserving agricultural land from urban development.

10. To provide adequate dpportunities for a variety of economic activities vital to the
health, welfare, and prosperity of the City’s citizens.

Finding: Supporting documentation, such as the Residential Inventory Analysis and Update
(April 1, 2008), and the “Central Oregon Workforce Housing Needs Analysis” (Rees Consulting,
July 2006), found a substantial imbalance between the demand and suppiy of not only housing
affordable to those with low incomes (less than 80 percent AMI), but additionally, workforce
housing (affordable to those earning 80-120 percent AMI) and a significant mismatch between
housing prices and household incomes. Specifically, the Rees Consulting study found that home
prices have risen so dramatically, that housing in Sisters in no longer affordable to most members
of the workforce. The study continues, stating that growth in demand for workforce housing, and
the lack of sufficient affordable housing units has negatively impacted businesses and economic
development efforts. Adopting additional strategies to encourage affordable housing is
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consistent with improving the economic conditions in Sisters, in compliance with General Goal
10, above.

11. To provide for the housing needs of citizens of the City and ensure that land
development allows for different housing types and densities.

Finding: Compliance with General Goal 11 is provided under compliance with Statewide
Planning Goal 10. '

PartV

Comprehensive Plan Goals, Findings, & Policies

Goal 9- Economic Development

4. The City should support efforts to attract businesses providing family-wage
employment opportunities.

Finding: Providing housing that is priced affordably for workers has become a challenge for
Sisters. As noted previously, there is a substantial imbalance between the prices in Sisters and
household incomes. The lack of available and affordable workforce housing provides a
substantial challenge for the types of retail and service sector positions that are essential to the
economy of Sisters, employment positions that are likely to be in demand over the next decade,
according to the Oregon Employment Department and as documented in the Residential
Inventory Analysis and Update (April 1, 2008). Adoption of the Housing Plan and associated
Plan amendments supports Economic Development Goal 4, in the City's Comprehensive Plan,
by providing strategies that address the lack of workforce housing.

Goal 10- Housing

Finding: As demonstrated under previous findings, adoption of the Housing Plan and
associated amendments implements existing policy direction in the Sisters Comprehensive
Plan under Goal 10, Housing.

3. The property and affected area is presently provided with adequate public
facilities, services and transportation networks to support the use, or such facilities,
services and transportation networks are planned to be provided concurrently with
the development of the property. The applicant shall update City of Sisters Masters
Plans for Water, Sewer, Parks and Transportation Systems subject to City Council
approval, to reflect impacts of the rezoning on those facilities and long-range plans.
The applicant must demonstrate that the property and affected area shall be served
with adequate public facilities, services and transportation networks to support
maximum anticipated levels and densities of use allowed by the District without
adversely impacting current levels of service provided to existing users; or
applicant’s proposal to provide concurrently with the development of the property
such facilities, services and transportation networks needed to support maximum
anticipated level and density of use allowed by the District without adversely
impacting current levels of service provided to existing users.

Finding: Because the proposed amendments and the Housing Plan do not apply to a
specific development or location, the assessment of public facilities provided in Criteria 3
does not apply to the proposed amendments.
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Compliance.

Finding: Because the Housing Plan and amendments do not pertain to a specific
development proposal, or affect a specific transportation facility, Criteria 4 does not apply to

the application.

iy, Recommendation

Based on the forgoing findings, staff recommends the Planning Commission adopt a
resolution recommending approval of the application, City file # C08-03.

V. Public Comments

The Housing Plan has been revised throughout the process to address public comments.
Specific comments are found in the file at City Halil.

VI, Composition of the Record

The following exhibits make up the record in this matter (these are contained in file C08-03-
and are available for review at the City of Sisters City Hall):

1. All minutes from City Gouncil and Planning Commission meetings;

2. Supporting documents, Residential Inventory Analysis and Update (April 1, 2008), and
. Strategies Report (July 21, 2008);

3. Public Comments received during the development of the Housing Plan.
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Exhibit 2
Proposed Text Changes to Comprehensive Plan Goal 10, Housing

(Beginning on page 57 of the Sisters Comprehensive Plan, draft proposed changes to
existing text are in strikethrough, proposed additions are in bold, underline.)

Goal 10: Housing
10.1 GOAL

“To provide for the housing needs of citizens of the City and ensure that
land development allows for different housing types and densities.”

10.2 BACKGROUND

This part of the Plan establishes a-housing goals for the City; presents factual information;
describes anticipated housing needs, and sets policies to meet the housing goals. The-is
chapter draws upon different sources of information mecessary to result—s establish
polices that guide the development of housing in the City. The policies established are then
used to develop implementing plans and ordinances. Where the Comprehensive Plan
establishes the housing policy direction for the City, the Development Code, Building
Code, Transportation Systems Plan, and Water and Sewer Master Plans establish specific
standards that affect the size, form, appearance, and function of new housing
developments.

The Central Oregon Housing Needs Update, March, 2003 by Rees Consulting, Inc. is
referenced in this section to provide a local perspective on housing.

The same study was updated in 2006 “Central Oregon Workforce Housing Needs
Assessment” (Rees Consulting, July 2006). The Housing—Werks—Study Workforce
Assessment cvaluated housing needs in Central Oregon and found a substantial imbalance
between the demand and supply of workforce housing and a significant mismatch between

prices and household incomes. Key findings from the HoeusingWerks-Stady Workforce
Assessment include the following:

* Home prices have been rising and are no longer affordable to most members of the
workforce;

e Growth in demand for workforce housing has been outpacing the production of
units;

o Employers are being negatively affected by problems that can be directly
attributed to the insufficient availability of affordable workforce housing;

e Growth in demand for workforce housing will continue yet will not be balanced
with construction of affordably-priced units given development now underway in
the pipeline. See Workforce Assessment at page 64.
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Specific data from the Housing-Werlks-Study Workforce Assessment can be found in the
actual document. In 2008, the City developed the Sisters Housing Plan, in order to

implement strategies that encourage affordable housing for not only low and very-
low income residents, but also to address evident shortages of workforce housing.
The findings of the Sisters Housing Plan support the trends seen in the 2006
Workforce Assessment.

City of Sisters Housing Characteristics

Low Income Households

It is estimated that 20,722 households in the three-county region (Deschutes, Crook,
and Jefferson) have incomes below 80% of the Area Median Income (AMI). This
equates to 31% of the region’s household population. As explained in the Technical
Documentation, the 2000 AMI for the three counties as published by the
Department of Housing and Urban Development was applied to 2000 Census
income data to generate estimates of the number of households in three categories:

0 Equal to or less than 30% AMI
031%-50% AMI
051%-80% AMI1

The median incomes for a family of three were used in the calculation since the
average size of households 1in the region tends to be near or slightly higher than 2.5
persons per occupied unit. The estimates in each mcome category were then
adjusted upward from 2000 to 2003 using the projected increase in the overall

population.

Cost Burdened Households
According to the U.S. Department of Housing and Urban Development (HUD),

Hhouseholds that spend more than 30% of their gross income on housmg are
con81dered to be cost burdened bas 3 ards—typically— : :

related expenses_include mortgje_prmcmle and mterest, axes, prlmertv
insurance, mortgage insurance, and essential utilities; For renters, housing-
related expenses include rent and essential utilities.

Overcrowded Umts
Based on 2000 Census data, Aabout 4% of the region’s occupied housing units
have more than one person per room residing in the unit and are considered

overcrowded.
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The Central Oregor Housing Needs Update, March, 2003 includeds information in
the tables below, which illustrate some of the housing characteristics of Sisters.

Table 10.1: Housing Characteristics

JVariable . .- - L« 2000Census ... 2008 Estimated-
Total Population 959 1875
Total housing units 482 639
Occupied (82.4%) 397 N.A,
Vacant (17.6%) 85 N.A.
Owner occupied (58.4%) 232 N.A,
Renter occupled (41.6%) ) 165 N.A.

Source: 2000 U.S. Census, City of Sisters, PSU Center for Population and Research Estimates,
Sisters Buildable Lands Inventory Update, City of Sisters.

Historically, Fthe City of Sisters’ historic housing stock has consistsed of amajerity-of
primarily single-family detached stick-built dwellings, a substantial percentage of
mobile and manufactured homes, and relatively few multiple-family dwellings, ;-and

more-reeentlyhigher-end-single family-residenees:

Table 10.2: Type of Structure (2000 U.S. Census)

_Variable: - -7 7w 1o Ll Year 2000 ‘Est. Year2008 :: -
: Pe ige * . Perceritage 7.
Single-family 84%
Mobile home 32% (inc. in single family)
Multi-family ) 5% 16%

Source: 2000 U.S. Census, City of Sisters
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Updates from the 2006 Central Oregon Workforce Housing Needs Assessment

According to the Workforce Assessment, over 51% of the City of Sisters households
earn less than 80% of the Area Median Income (AMI), and are therefore considered
low income.

Further, the Workforce Assessment provided a _comparison by Central Oregon
community, illustrating that Sisters has the highest percentage of low-income
households. According to the Workforce Assessment “Approximately 37% of the
region’s households have incomes equal to or less than 80% of the Area Median
Income (AMI). and are therefore considered to be low imncome, The percentage of
households with low incomes (<80% AMTI) is very similar in all three counties. Bend
has the lowest percentage of low-income houscholds (38%) and Sisters has the
highest (52%) with the other communities falling somewhere in between.”

As noted in Table 10.3, the Area Median Income (AMI) in Deschutes County has
slowly increased since 2004 to generally mirror that of the state. In 2007, AMI for
Deschutes County was $58,800. AMI is based on a family of four.

Table 10.3: Area Median Family Income, Deschutes County and Oregon, 2002-2007

Area . - | 2002 7+ 2003 . --2004-. . 7 2005 . - 2006. . - 2007
Deschutes 45,000 $54,200 $57,800 $57,800 $58,800 $58,800
County

Oregon $48.900 $56.300 $58,600 $58,600 $58,900 $58.833

Sources; U.S. Department of Housing and Urban Development, U.S. Bureau of Economic Analysis.

According to mortgage calculators, which estimate the affordable level of housing
for a particular household income, 6.5 percent interest, and $5.000 downpayment, a
houschold earning the 2007 AMI of $58.800 could afford a home of no more than
$180.500 without experiencing cost burden.

10.3 FINDINGS

Anticipated Housing Demand and Inventory of Residential Land

On behalf of the City, Geo-Spatial Solutions completed the Technical Overview Report,
Sisters Residential Buildable Land Inventory, dated December 18, 2002, and updated by
the City Planning Department May 2003 and 2005 as the “Residential Land Supply and
Demand Analysis, 3-17-05 Update” (RLSDA). This report is a detailed analysis
supporting this Comprehensive Plan, is mcluded as Appendix C, and is adopted with the
adoption of this Plan. This study provided the foundation for the projected land needs of
the City of Sisters as well as housing trends unique to the Sisters area.
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The Residential-l-and-Supply-and Demand-Analysis, RLSDA 3-17-05 Update indicates

that the City of Sisters is expected to grow from 1,080 people to approximately 3,747 by
the year 2025. This forecast was based on year 2000 U.S. Census data, and historic and
recent building permit activity. The forecast was coordinated with Deschutes County,
and accepted by the Oregon Office of Economic Analysis and the Oregon Department of
Land Conservation and Development.

It is important to note that the Residential Fand-Supply-and Demand-Analysis{RLSDA)

was completed in 2002 and updated in March of 2005. At the time (2002), the best
current population forecast was used to determine the need for housing. Since the
completion of the RLSDA, the Deschutes County Coordinated Population Forecasts have
been updated, challenged, and modified and have been adopted by all cities within and by
Deschutes County. The coordinated population forecast is attached as Appendix A.

The Residential-Land Supply-and Pemand-Analysis RLSDA includes a Housing Needs

Analysis that estimatinges that approximately 1,125 housing units will be needed in
Sisters between the years 2005 and 2025. This estimate is based on forecast population,
the number of anticipated residential building permits, occupancy, and persons per
household, Generally, the estimate is based on the City issuing an average of 56
residential building permits per year (from planning staff), an occupancy rate of §1%
(source: 2000 U.S. Census), and the assumption that there are two persons per household
(source: 2000 U.S. Census and anticipated housing trends). This general information is
based on averages of these data sources between the years 2003 and 2025. The detailed
population information used by the Residential Lands Supply and Demand Analysis is
contained in Appendix A and C.

According to the Coordinated pPopulation fForecast, between 2002 and 2025 the
population of Sisters is anticipated to more than double to 3,747. Rapid growth is
expected in the short term, with sustained growth expected until the year 2025. The
population growth rates per year gradually decrease from 13% per year in 2003 to 2005,
to 3.2 to 5.5% between years 2010 and 2025. Given the current slowdown in the
housing market, these trends should be re-assessed after the year 2010 census data is
collected and obtained by the City.

According to the most current population figures, Sisters population is growing
slightly slower than anticipated in the RLSDA, as illustrated in Table 10.4,

Table 10.4: July 1, Certified Population Estimates by Year Compared to
Adopted Population Estimates, 2005-2007, City of Sisters

-City of Sisters © ¢ -7 ‘Estimated .
Year ‘Popiuilation {Actual) . . .- . Population” - -
2005 1660 1.768
2006 1745 1.827
2007 1825 2,031
2008 1875 2,119

Source: Center for Population Research and Census, Population Estimates for
~ City of Sisters, Appendix 1 Sisters Comprehensive Plan, adopted July 2005,
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Methodology
The Residential-F-ands-Supply-ond Demand-Analysis{RLSDA}determined the existing

supply of residential land; predicted demand for new housing based on population growth
and demographics; anticipated the amount of land to be used for new development, and
compared the existing supply of land with demand for new residential land.

The RLSDA analyzed the difference between housing types that have been built in the
past and what needs to be built in the future to accommodate the housing needs of all of
the City’s residents. One goal of the analysis was to consider the housing needs of all
City residents based on their different incomne levels, and to provide sufficient land to
accommodate the resulting need for housing.

Demand for different housing types was then equated with demand for land with a zoning
designation that enables development of the demanded housing types commensurate
with demand. The Comprehensive Plan Citizens Advisory Committee agreed that the
future distribution of income levels of City residents should be like the distribution of
income levels of City residents in the year 2000, and that this distribution will result in a
healthy and diverse City.

Conclusion of the 2005 RLSDA

The RLSDA also determined that 350 undeveloped lots were present in existing and
approved developments. As of 2005, there was a supply of 69 gross acres of land zoned
Residential Multi-Family Sub-District, and 36 gross acres of land zoned Residential.
After subtracting out the supply of platted and planned units in approved subdivisions
and existing supply of vacant zoned land, there will be a shortage of residential land in
the City of Sisters between the years 2002 and 2025 (refer to table 13 of Appendix C).
Based on this shortage of 25 acres of residential land in the Residential District, a need
exists for land to be added to the Urban Growth Boundary (refer to Chapter 14 for
analysis). The process to convert lands to residential uses is described in detail in the

Goal 14, Urbanization section of this Plan.

Cenclusion of the 2008 Sisters Housing Plan

In 2008, as part of the research for development of the Sisters Housing Plan, the
City compiled a buildable land inventory for residential land using the same
methodology as the RILSDA. _As a_result of Comprehensive Plan polices that
permitted and encouraged smaller lots sizes, the City experienced a significant
increase in_single family residential densities for homes constructed between 2003
and 2007. During this period, the average density fignre for single family homes
steadily increased from 5.3 units per net acre in 2003, to 8.8 units per net acre
through July 2007, nearly approaching the lower end of the R-MFSD required
density of 9-20 units per acre.

The Comprehensive Plan originally estimated the residential land need for the City
on _an _average density of approximately S units per net acre, and as_discussed

previously, densities have been much higher. The resulting inventory shows that the
City has an adequate inventory of residential units to meet the demand to 2025,
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although these units are not necessarily priced in ranges considered attainable for

many of the City’s residents.

The buildable lands analysis completed for the Sisters Housing Plan shows a current
residential inventory of 1367 lots or potential housing units’ that have been
approved through final plats, master plans, or site design review. Of these, 240 are
approved for multi-family housing units, and 1127 are approved for single family
detached or attached units, Additionally, there is the potential for 525 units that
have received preliminary plat, master plan, and/or Site Design Review approval.
As illustrated in in Table 10.5 there is a total of 1892 approved, or potentially
approved housing units within City. Of these, 1286, or 67.9% are single family, and
606, or 32.1%, are muiti-family.

Table 10.5: Estimated Land Inventory, City of Sisters, December 2088.

- ‘Remalning:

*Subdivisions wi hit
" Plat- Approval Iss Y d . ‘| Subdivision:
All Approved Subdivisions [ 538 | 832 | 1367

2

Preliminary projects. with Preliminary Plat, Site Design Review, and/ or Master Plan Approval

North Park Commons 62 63 (1) - 125 125
Sun Ranch 45 60(1) | - 105 105
Three Creeks Crossing 28 - - 28 28
Black Butte Crossin ! - 243 - 243 243
Village at Five Pine 24 - - 24 24
Subtotal 159 366 = 525 525
Totals, including
preliminary & approved 1286 606 1357 1892
Percentage of Housing Mix 67.9% 321% |

Source: City of Sisters Planning Department
(1) Includes potential for loft units in North Sisters Business Pavk Subdistrict,
a mixed use industrial zone.

As determined in the Deschutes County Coordinated Population forecast, there is a
need for 1850 residential housing units through the planning period of 2025. With
1892 units planned or approved, the City has sufficient units according to the

adopted population forecast to meet the need through the planning period.

Average Housing Cost in 2002-2008

Single-family detached housing is the most expensive housing type in Sisters and 70% of
the housing built in the City of Sisters between 1994 and 2002 was single-family
housing. A City Planning Commissioner conducted an independent analysis of Multiple
Listing Service (ML.S) home sales data for the City of Sisters. The analysis included
property sales (listed through agents) of single-family stick built, mobile, manufactured
homes, and condominiums on one acre or less in 2002. A total of 47 units were sold
ranging from $65,000 to $448,000, with an average sales price of $189,864 and a median
sales price of $176,440.

! This figure consists of vacant lots approved for dwelling units. o
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In 2008, when the City developed the Sisters Housing Plan, average home prices had
nearly doubled from those in 2002. As noted in Table 10.6, in the five-year period
between 2001 and 2006, the average home price in the Sisters area (including
outlying areas, not solely the City Limits) nearly doubled, from $235,000 to
$460.,000. The Sisters area exhibits the highest housing prices of any in Deschutes
County. According to the Oregon Employment Department, average payroll wages
in Deschutes County increased by only 17.9% between 2002-2006. Housing prices
in the Sisters area, however, increased approximately 94% during the same period.

Table 10.6: Average home prices by year,
Sisters (area, not City Limits),Bend, and Redmond

Area- . | 2001 ... 2002+ i 2003 . 2004 - 2005-° - 2006
Sisters $235,000 $247.500 $270.000 $308,500 $394,250 $460,000
Bend $168,950  $183.500 $195,000  $227,500 $279.800  $351,978

Redmond $125,000 $135,125 $148 567 $158,500 $198,818 $262,749

Source: Central Oregon Realtors Association.

As provided in Table 10.7, the average home price of homes listed on the MLS
service within the Sisters City Limits, as of January 2008, was $361.763. The
median home price of those listed for the same period was $314,900. Based on
Deschutes CountLAMi., and morteage calculators estimating the maximum
affordable home certain incomes can afford, the maximum afferdable purchase
price for a low-imcome household in Deschutes County is $180.500. Based on the
MLS listings, there are no homes that are considered affordable for a household
earning less than 80% median income in the Sisters City Limits. The lowest-priced
listings in the City incJuded 2 townhomes priced at $199.990.

Table 10.7: January and October 2008 Central Oregon Realtors
MLS Residential Listings, Ststers City Linits

oo T T T January 2008 0 - October 2008 -
“Listed Housing Price - © :t Number-of Uniits | -~ .Number of Uriits .
$148,230-$199,980 2 16
$200,000-239,990 8 17
$240,000-$269,990 10 11
$270,000-$299,990 16 9
$300,000-$329,990 14 4
$330,000-$374,990 10 5
$375,000-$415,990 8 5
$416,000-$499,990 6 7
$500,000-$599,990 10 8
$600,000-$749,000 4 7
$748,000+ 0 1
Total Housing Units 88 a0

Source: City of Sisters, Central Oregon Realtors MLS Listings, January and October 2008.

In addition to fracking the listing prices of homes for sale, the Central Oregon
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Realtors Association tracks actual sales prices of homes. A comparison of homes
sold in Sisters through the 3" Quarter by year is shown in Table 10.8 below.

Table 10.8: Sisters Area Property Statistics,
Year to Date Sales through3™ Quarter by Year, 2004-2008

YTD Solds through' 3rd Quarter | 2004 [ 2005 . | ~ 2006 20070 ;) . 2008
Single Family Defached
Total Sold 102 131 103 78 62
Avg. Sales Amount 353,410 443 544 490,450 520,383 440,706
Median Sales Amount 302,500 386,000 445,900 411,000 374,750
Average DOM* 138 131 140 154 224
Townhome/ condo
Total Sold 14 32 20 7 13
Avg. Sales Amount 215,841 264,338 252,011 378,286 302,179
Median Sales Amount 457,750 259,250 256,100 389,000 230,000
Manufactured Home
Total Sold 8 7 10 10 5
Avg. Sales Amount 165,574 160.843 240,378 244.740 233,800
Median Sales Amount 182,020 165,000 230,000 231,450 225,000
Residential Lots
Total Sold 44 57 21 6 6
Avq. Sales Amount 138,332 157,499 290,629 414,117 186,917
Median Sales Amount 127,400 137,500 250,000 249,000 193,750

*Days on the Market,
Source: Central Oregon Realtors website: www.centraloregonrealtors.com

Affordable Housing

Economic forecasts are important to consider when estimating the amount and type
of housing that will meet future demand for an area. State forecasts indicate that
although job growth will continue to grow to 2014 in Central Oregon, it will be at a
slower pace than previously experienced, and most job growth is expected in lower-
paying service industry sectors such as Leisure and Recreation, and Retail Trade.
Additionally, recent trends in the market indicate that a slowdown in economic

growth is ev1dent and may continue for some tlme %ﬁﬁsaaa—rs—a—pﬁmﬁw—eeeﬂeﬂﬁe

....... i e oy

ai

p}afﬂﬁﬁg—peﬁed— Job zrowth in service mdustrv sectors offers relatlvelv lower-
paying jobs that are necessary for the Sisters tourist-based economy. However, The
the tourism industry typieally-creates service industry jobs that typically pay minimum-
wage incomes. This in turn creates demand for low- to moderate-income housing.

As-previdedfor-in-the-City’s Development-Code; While the City has taken a proactive

response to create provisions for the development of more affordable housing by
providing height and density incentives to “income and rent controlled housing”,

background research conducted for the Sisters Housmg Plan lllustrated that these

not p_ov1ded more affordable housmg chmces in the Clg[ In 2008, through the

development of the Sisters Housing Plan, the City has committed to exploring and
implementing additional strategies to encourage greater supplies of housing that is
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affordable to a variety of income levels. These strategies are discussed in the
Policies section of this chapter.

As part of thise Comprehensive Plan, the City wilt has created new measures to unprove
access to affordable housing during the planning period. Further, in adopting the 2005
Comprehensive Plan, Fthe City committed to exploring additional desiresto-use tools
such as land trusts, shared appreciation mortgages, develeping-annexation policies, down
payment assistance programs and gap financing; and-ethers;-are-effeetive-ways to create
Jong-term affordable housing for low-income households. The City also desires to create
plans and coordinating with affordable housing advocates to provide specific numbers of
affordable housing units will help the City meet the need for affordable housing. New-m
Measures recently implemented include the following: are-discussed-in-thePolieies

seetion underthisgoal.

1) Development code regulations that allowed and encouraged smaller
minimum lot sizes, a density bonus, and a height bonus when residential is
incorporated with commercial development. The density bonus incentive was
offered exclusively to developers of affordable housing geared towards those
earning less than 80% of AMI, while the other strategies were offered to both
market rate and atfordable housing developers;

2)  Systemn Development Charge (SDC) waivers for developers of affordable
housing for those earning less than 80% of AMI, with a 50-year affordability
period requirement.

Additionally, in order to ensure that new land supplies provide housing that is
commensurate with future citizens’ income levels, Aas the City considers lands to be
1ncluded into the Urban Growth Boundary, it ma{yn—has been requiring eensider
; 7 : i affordable housing at a
ratlo of 1- m—lO affordable units. In the past, appllcants for zone changes and/ or
plan amendments have provided this ratio of affordable units as well, increasing the
supply of affordable units within the City limits.

Rental Housing

According to the 2000 Census, out of 397 occupied housing units, S8.4 percent were
owners and 41.6 percent were occupied by renters. The pereentage of owner-
occupied units is lower in Sisters than the state percentage, 63.2 percent in 2003, and
than that of the nation, which was 66.8 percent in 2003 (State of Oregon Progress
Board 2005 Benchmark Report). Given that Sisters has a relatively large
percentage of renters. specific strategies focused on encouraging rental housing
should bhe developed as the Housing Plan strategies are implemented. FolHowing
release_of the 2010 Census, more timely data concerning the number of renters in
the City will be available, and strategies can be implemented at that time.

Housing Works tracks and monitors average rents by community in Central
Oregon through an annual rental survey. As of this writing, the 2009 rental survey
has not been completed, and the most recent rental data for Sisters is from the first
quarter or 2007. Although the rental survey was completed in 2008, the Sisters
10|Page Exkibit 2




sample was relatively small. The findings of the survey indicate that only when a
worker is earning close to $14/hour does the person not experience cost burden,

according to the data complied in the rental survey and by Housing Works.

Consequently, following adoption of the housing plan and formation of a Housing
Policy Board to review and make recommendations on implementation of various
strategies, a focus on rental-related incentives should be considered. Based on the
economic forecasts that indicate the Sisters economy will be based primarily on
tourist focused, retail and leisure services, strategies to provide additional supplies
of rental housing for low income workers is important for the City’s future.

Housing in Light Industrial Areas

Two light-industrial subdivisions in the northem portion of the city (Sun Ranch and
Three Sisters Business Parks) are unique in that they have separate categories of
permitted uses that have less impacts to neishboring land than do typical industrial
uses and must be developed sensibly to achieve economic prosperity while respecting
their surrounding uses as noted in Chapter 9. Adjacent to the north of both parcels are
existing low-density rural residential uses, creating potential conflicts with intensive
industrial development. To the south of both parcels lie existing light-industrial
subdivisions which are ripe for more intensive development and redevelopment.

The Sun Ranch and Three Sisters industrial parks are located in transition areas between
t—ypfea:H—y hlstorlcally conﬂlctmg uses (re51dent1al and hght mdustnal) The-transttionis

2 Fatore daxra A A =

A _--.. a )
y_ 10 ol - ¥ e EevCioP ¥

eeﬂ%h The dev610pment of these parcels should reﬂect the unique role these busmess'
parks play in adding value to the community while also protecting-existing—property
%alﬁes——m—ﬂae—saﬁetmdt&g—afeas prowdmg llvable nelghborhoods for the Cltv’

Consistent with this intent, in 2007, the City re-zoned a 12.58 parcel (Tract A- Three Sisters
Busmess Park) from mdustnal to remdenhal and mulfi- famlly res1dentlal zonmg The

utilized-to: This rezoning effort created an addltlonal 12 5 8 acres of land zoned for smgle- and
multi-family residential development, consistent with the goal of providing ke a variety of
housing types needed to provide affordable workforce housing; consistent with the directives

of the Residential Lands Study and the HousingWorks-Study Workforce Assessment. At the
time of the rezone, the developer committed to 8 umts of dedlcated aﬂ'ordable housmg
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The City has acknowledged the Central Oregon Regional Housing Authority and Sisters
Habitat for Humanity as providers of low-income housing assistance—Fhe-Gity and will
continue to mneet the requirements of the Federal Fair Housing Act.

Housing for Moderate- to High-Income Households

The-City-also-finds-that Providing housing for moderate- to high-incomne households will
benefit the City and the City needs to accommodate these housing needs. The BLI and
Comprehensive Plan Advisory Committee finrdound that half of all new dwelling units
constructed in the planning period should be single-family units in existing or new
subdivisions. The range of dwelling units available to these incoine groups is broad, and
includes condominiums, single-family dwellings on a variety of lot sizes, townhomes, and
duplexes;and-others. The Development Code permits creating lots in new subdivisions up
to 10,000 sq. ft. to further promote the development of housmg that attracts moderate- to
h1gh -income households : ode—w

prov1de1_g ﬂex1b1hty for bullders to meet the needs of hlgh and as well as of low income

residents of the City.

The Development Code (Master Plan section) requires the development of housing which
contains provides site amenities and design features wwhich that add to the livability of the
City of Sisters. The City recognizes that parks and/or open spaces are important for the
livability of residential neighborhoods and that appropriate trees and site landscaping
enhance the livability of residential areas. The Development Code is dynamic and may be
adjusted to improve livability as new issues and challenges arise.

10.4 POLICIES

1. All residential developments shall retain and respect the physical characteristics of
the site pertaining to existence of endangered species, significant natural features,
soils, slope, geology, erosion, flooding and natural vegetation to the greatest extent
possible. These developments shall be designed to be safe and aesthetically pleasing,
recognizing and respecting the character of the area in which they are located.

2. The City shall develep~e—coordinatedand-comprehensive implement the housing

strategies from the Sisters Housing Plan (2009) that-will to-provide housing choices

to all income levels in the City. Fhe+f Following ebjectives-shallbe-ineorporatedinto
adoption of the Plan, the City shall:

hw—meemes— Prep_are and adopt a budg_t for ongoing nnnlementatlon of

the Housing Plan strategies through a Housing Coordinator position or

12|Page - | Exhibit 2

-



appropriate level of statf support.

b.
T ot '; i oG ;u" Ry ':l“ .EstabliSh
a Housing Policy Board to provide ongoing direction to the Housing
Coordinator regarding affordable housing strategies, programs., and
opportunities, and to assist the Housing Coordinator in developing an
Action Plan and implementafion strategy for affordable housing.
C. s erged

throughout-the-City. Establish, with the Housing Policy Board, a schedule to
implement each of the strategies recommended in the Sisters Housing Plan.

Modular and manufactured homes shall be permitted on individual lots, as part of a
modular and manufactured home park, or in planned unit developments.

All residential development shall be provided with orderly extension of City services
mcluding sewer and \]Nater.

Lmmnited and appropriate non-residential uses such as public and community facilities
(utility substations, transformers, sewer pump stations) and small scale commercial
uses such as home occupations are necessary and should be permitted within
Residential Districts. Their location, size, and design shall be compatible with their
surroundings and intended for the convenience and safety of the people.

Areas dedicated or provided as public, semi-public, or private open space as part of a
residential development, as provided by the Development Code, shall be counted as
part of the total arca when computing residential densities for any given development.
The gross size of the parcel will be used when calculating the minimum and
maximum residential density allowed on a lot or parcel. It is the policy of the City to
achieve a range of residential densities from 3-8 3-10 units per gross acre for standard
residential and from 9-20 units per gross acre for multi-family residential.

87.

The Sun Ranch Residential District shall contain flexible site design guidelmes to
provide an innovative residential layout and needed residential component to the Sun
Ranch Mixed Use Community as well as to provide a good transition between the
uses north of the community and the urban uses within the City of Sisters. A
maximum of 45 units (or about 4.3 umts per gross acre) shall be provided within this
residential area. Development codes shall protect the economic uses of the land first
and foremost, but allow housing as a means of creating morc compatibility between
adjacent uses and enhancing the economic vitality of the City.
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9 8. Mixed use zoning districts that include a residential component shall contain
mechanisms to ensure compatibility between residential and underlying commercial
or industrial uses.

9.  The City shall strengthen efforts to increase supplies of multi-family housing, in
order to meet the demand for additional multifamily units, to provide additional
workforce housing, and to increase the supplies of rental units.
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EXHIBIT 3
PLANNING COMMISSION RESOLUTION NO. PC 2009-16

A RESOLUTION OF THE PLANNING COMMISSION -
OF THE CITY OF SISTERS
STATE OF OREGON
PLANNING COMMISSION RESOLUTION PC 2009-16

THE CITY OF SISTERS PLANNING COMMISSION DOES HEREBY FiND AND
RESOLVE THAT:

WHEREAS, tho City of Sisters seeks to amend Goal 10, Housing, of the Sisters Comprehensive
Plan to reference "Sisters Housing Plan” and provide policies and implementation measures for ensuring
affordable and workforce housing for the Sisters population; and,

WHEREAS, the purpose of 1he Sisters Housing Plan is o ensure that Sisters' long term housing
supply is affordable to a variety of Income levels through the planning period of 2026, conslstant with
existing policy direction from tha Sisters Comprehensive Plan; and,

WHEREAS, the affected properties are located within the City of Sisters city limits; and,

WHEREAS, in accordance to the provislons found in the Sisters Development Code Table
4,1.200 and Section 4.1.1860, the proposed Comprehensive Plan amendments are processed as a Type
1V application; ang,

WHEREAS, the Depariment of Land Conservation and Develapment {DLCD) received the Notice
of Propesed Amendment at least 45-days prior 1o the first evidentiary hearing; and,

WHEREAS, dfter due notice, a publn:: hearing on the proposed project was held before the
Sisters Planning Commission on March 49™ 2008 and reconvened on May 272009 at which time
fmdlngs were reviewed, witnesses were heard and avidence was received.

NOW, THEREFORE, BE IT RESOLVED THAT THE CITY OF SISTERS PLANNING
COMMISSION FINDS THAT:
. " Notice has been given in the time and in the manner reguired by state law and city code;

and,
2. The findings of fact on his ratter are located in the staff report dated March 19, 2009,

herewith attached and by this reference incorporated heretn as Exhibit A,

NOW THEREFORE, BE IT FURTHER RESOLVED THAT BASED ON THE
AFOREMENTIONED FINDINGS, THE PLANNING COMMISSION HEREBY FINDS AND
RECOMMENDS THAT THE CITY COUNCIL ADOPT COMPREHENSIVE PLAN AMENDMENT 0B-03
SUBJECT TO THE FOLLOWING EXHIBITS:

Exhibit A » Staff Report dated March 19” 2009
Exhibit B = Sistars HouslIng Plan draft including Appendix A, B and C

THE FOREGOING RESOLUTION 8 HEREBY ADOPTED THIS 21% DAY OF MAY 2008,
Members of the Commission: Gentry, Holzman, Debari, Goertzen, Humphreys, Proias and Tewalt

AYES: Genlry, Holzman, Debari, Humphreys, Prolas and Tewalt (8)
NOES: None (0)
ABSENT: Goerlzen (1)
ABSTAIN: ©)

, Chairperson

////é/o?
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1. Executive summary

introduction & Purpose of the Sisters Housing Plan

Providing housing for many residents within the City of Sisters has become a challenge, particularly over the'past decade
as rising land costs, the popularity of Central Oregon as a home and vacation place, and disproportionate increases in
income levels in the City and Deschutes County have created a housing market that is not attainable for some families
and workers, without experience significant financial burden. In response to the need for more affordable housing in the
community, in early 2008, the Sisters City Council provided direction to develop the Sisters Housing Plan. The City's
concerns regarding the lack of affordable housing ranged from lack of workforce housing, to a lack of housing for fami-
lies, and, additionally, the lack of affordable housing was hindering efforts for economic development.

The purpose of the Sisters Housing Plan is to develep an action pian to ensure that Sisters' leng term housing supply is
affordable to a variety of income levels through the planning period of 2025, consistent with existing policy direction from
the Sisters Comprehensive Pian. Comprehensive Plan Policy 10.4(2} provides:

"The City shall deve{op a coordinated and comprehensive Housing Flan that will provide
housing choices to all income levels in the City.  The following objectives shall be incorpo-
rated into the plan:

Tasks-

a. The Housing Plan shafl expiore and recormmend how. one in 10 of all new housing units
buitt in the City by 2005 can be made affordable to familias with fow incomes.

b. The Housing Plan shall explore and recommend the use of appropriate tools including,

but not fimited to: accessory awelling units, annexation policles, development-incentives,
fee waivers for deferrals, down payment assistance programs and gap financing, employer
housing assistance (non-residential davelopment), equity pool or shared equily programs,
land trusts, land banking, mixed use, mobile home parks, residential density bonuses and
increases, fiexible zoning, affordable housing trust funds, and UGB expansions.

c. The Housing Plan shell address how affordable housing can be dispersed throughout the
City." (page 62, Sisters Comprehensive Plan)

Additionally, Statewide Flanning Goal 10, Housing (OAR 660-015-0000(10}), provides guidance “to provide for the hous-
ing needs of citizens of the state”, specifically, “Buildable lands for residential use shall be inventoried and plans shall er-
courage the availability of adequate numbers of needed housing units at price ranges and rent lovels which are commen-
surate with the financial capabilities of Oregon households and allow for flexibility of housing location, type, and density.”

The Sisters Comprahensive Plan complied with Goal 10, by implementing proactive strategies to encourage affordable

housing, including the following:

s Allowing accessory dwelling units;
»  Allowing smaller lots in Mastar Planned developments and through lot size averaging;
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»  Providing a density and height bonus for developers of affordable housing;

» Implementing Sisters Development Code Chapter 2.1.200{L), Income and Rent Controlled Housing; and

*  For all newly annexed residential property, developers are required to provide a ratio of 1-in-10 affordable units for
new dwelling units proposed.

Of the eabove measures, the density and height bonuses are offered exclusively to those developing affordable housing.
Accessory dwelling units, smaller Ict sizes, and lot size averaging are allowable within market-rate housing developments
as well. The City Planning Department estimates that approximately 50 accessory dwslling units ! have been constructed
over the past four years, and through the 1-in-10 affordable unit requirement, 15 dedicated affordable units have been
planned for master planned communtties in Sun Ranch and North Park Commons. The density and height incentives are
located in Development Cods Section 2.1.200(L), which provides the provisions for "low income and rent controlled
housing”. Many users and City staff find this Code section difficult to interpret and implement. A recommendation of the
Housing Plan is to rewrite this section of the Development Code following adoption of the Housing Plan for greater clarity
and ease of use, and to provide an additional menu of incentives for developers of affordable housing.

An additional strategy the City has implemented is in the Sisters City Charter, which provides that Systems Development
Charges {(SDCs) may be waived for providers of affordable housing. The specific language reads as follows:

"The City of Sisters may waive system development charges for affordable housing provided by

non-profit organizations. In exchange for a waiver, the housing shall be affordable for a petiod of fifty

(50) years. Viokation of this agreement shall reqtsire full payment of system development charges.”

)

While the City has implemented these strategies, they have not been entirely effective in meeting the housing
price needs of City some residents. Median housing prices within the Sisters area (not limited to the City limits, but
the Sisters school district) have continued to escalate, increasing by roughly 95 percent between the years 2001 and
2006, During this period, average payroll in Deschutes County increased by only 17.9 percent?. More recently, median
home prices in Sisters area havs declined to $367,450 in 2008, a reduction of nearly 11.5 percent from 2007. As illus-
trated in
Table 1, median prices have not declined as significantly in Sisters as the declines experienced in Bend or Redmond.

Table 1. Median Home Prices, Sisters (Area, not City Limits), Bend, Redmond, 2001-2008

Sisters $235,000; $247,500 | $270,000| $308,500| $394,25C ; $460,000 | $415,000 | $367,450| -11.46%

Bend $168,950 $183,500 | $195,0001 $227,500 $279,900 ; $351,978 ; $345,000; $289,450 | -16.10%

Redmond § $125,000; $135,125 | $148,567 | $158,500; $198,818 ! $262,749  $250,000; $216,000| -13.60%

Source; Central Oregon Realtors Association, www.centraloregonrealtors.com

1 Although accessory units have been constructed, they may be used as home offices, and not necessarily rented by the
owners for housing purposes.

2 Oregon Covered Employment, Oregon Employment Depariment.
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Why is Afiordable Housing Important to Sisters?

Throughout the development of the Housing Plan, comments were raised regarding the need to look at Sisters' need for
affordable and worldorce housing in a larger context and the need for housing efforts to be a.coordinated effort with eco-
nomic doevelopment. in general terms, a lack of affordable housing can:

e Cause distress on families who cannot easity find a place to live;

= Reduce supplies of low-cost labor sources; ’

= Create difficulties for employers recruiting and retaining their worktforces (Nurses, City Dept. Heads, Teachers);
o Negativély affect economic development efforts; '

*  Reduce local school enrollment;
* Increase demands on transportation systerrs (as workers travel longer distances between jobs and affordable hous-

ing); and
e  Contribute to an unstable local economy:,

In response to the lack of housing o serve hot only low incorme households, but additionally, workforce housing, the City
initiated the Sisters Housing Plan in January 20G8.

Defining “Affordable Housing”

“Affordabls Housing” is defined as housing in which residents spend no more than 30 percent of their gross household
incomes on housing-related expenses, Households are considered “cost-burdened” if they pay more than 30 percent
of total household income on housing costs. Housing-related expenses are defined by HUD as follows:

e For homebuyers, housing-related expenses include mortgage principle and interest, taxes, property insurance,
mortgage insurance, and essential utilities;
o  For renters, housing-related expenses include rent and utilities.

Based on these definitions, for a for-sale home to be considered affordable in Deschutes County, based on 2008 AMI
($58,200), it would need to be less than $180,500.

Findings from Background Reports and Research

The Sisters Housing Plan and earlier reports provided in the Appendices of the Plan summarize background data, hous-
ing related activity in the City report addresses existing population, regional economic, and housing conditions in the City
of Sisters, and additionally, provide varying strategies for the City to begin implementing to address the lack of affordable
and workforce housing. Appendix A, Residential inventory Analysis and Update (April 1, 2008) provides detailed informa-
tion on housing density, regional economic trends, and Sisters demographics. Appendix B8, Housing Strategies, Barriers
to Affordable Housing (July 21, 2008), provides analys(s of strategies to encourage affordable housing, as well as an audit
of the City’s existing documents and recommendations for removal of regutations that impede efforts towards affordable

housing.

The primary findings of the background reports are as follows:
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* The Comprehensive Plan encouraged provision of affordable housing through development code regulations that
encouraged smaller lot sizes, and thus, smaller homes, in hopes that affordable housing opportunities would rest.
Howaever, while residential densities have increased dramatically since adoption of the Sisters Comprehensive Plan,
this has not resulted in more affordable housing choices within the Sisters jurisdictional boundary.

¢ There has been a significant increase in the density of the single family lots constructed within the City between the
years 2003 and 2007. The average density figure for single family homes has steadily increased from 5.3 units per
net acre in 2003, to 8.8 units per net acre through July 2007, nearly approaching the lower end of the R-MFSD re-
quired density of 9-20 units pet acre. The increased density evidenced by analyzing building permit data is consis-
tent with the direction from the Sisters Comprehsnsive Plan, and furthermare illustrate the trend toward smaller sin-
gle family detached home lot sizes, townhome lots, and division of older lots for infill development, such as in the
Davidson Addition and within the Edge O’ the Pines subdivisions.

*  For estimating future housing demand and needed units through the planning period of 2025, the Comprehensive
Plan lang needs estimates were based on densities much lower than what has been evidenced since adoption.
Compared to the average densities listed in the Residential Land Supply and Demeand Analysis (RLA, March 2005,
Appendix to the Sisters Comprehensive Plan} estimated densities of approximately § units/net acrs for Residential
land, and more recent densities have averaged betwean 6.1 and as high as 9.5 for the Residential District. The ALA
estimated an average density of 10 units/ net acre for R-MFSD Jand, while more recent densities developed in this
sub-district has ranged frorn 8.4 to 15.8 units/ net acre.

»  Although densities have increaged, and the City appears to be meeting its objectives to encourage smaller lots,
home prices have still steadily risen to the point where a housshold would need to be earning $102,048 to afford a
home in Sisters priced at the median home price, $314,800 (based on January, 2008 MLS listings data). in other
words, smaller lot sizes do not necessarily equate to more affordable homes.

Possible reasons include the following:

1.  Although lot sizes have gotten smaller, home sizes have not. According to the Deschutes County GIS data- -
base, average home sizes by year have risen from 1,604 square feet in the ysar 2000, to 2,106 square feet in
2006; additionally, interior finishes are liikely more costly, adding to the cost of a home;

2. Land prices and construction costs have steadily risen; and, .

3. Central Oregon continues to be a desirable place to live, increasing home prices.

¢ Economic forecasts indicate that although job growth will continue to grow to the year 2014 in Central Cregon, it will
be at a slower pace than previously experienced, and most af the job growth is expected to be in lower-paying serv-
ice industry sectors such as Leisure and Recreation and Retail Trade. Job growth in service industry sectors offers
relatively lowsr-paying jobs that are necessary for the Sisters tourist-based economy.

*  The larger private employers within the City of Sisters falt in the Leisure and Hospitality employment sectors. In De-
schutes County in 2006, this sector reported an average annual pay of $18,773. Other primary employment sectors
in Sisters are ih Government, Retail, and in Education and Health Services. The average government sector salary in
Deschutes County in 2006 was $39,520; the average salary in the Retail industries was $26,120; and in Education
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and Health Services the average salary in 2006 was $40,643. Deschutes County Area Median Income (AM)) in 2008
was $58,200, for a household size of four. Based on estimates of 6.0 percent interest, and a $5,000 down pay-
ment, a household earning Deschutes County AMI could afford a home of o more then $180,500. The January
2008 MLS listings for the City of Sisters did not have any homes available at this price level out of 77 listings, and in
October 2008, there were six listings priced below $190,000 out of 90 listings.

s  In assessing strategies that would be effective in the City of Sisters, other cities in Oregoh and nationwide were con-
sulted. All the strategies, if implemented, come with pros and cons-for this reason, it is likely that implementing a
combination of strategies is necessary to adequately serve the projected housing needs by income level within the
City. Additionally, each strategy implemented requires some initial administrative start up work. The strategies listed
in this Plan were reviewsd by the Sisters City Council in August 2008, and were daveloped from a larger menu of
strategies provided in the Appendix B report.

2. Needs Analysis and iome
-rices

A. Needs Analysis

In 2008, Housing Works published the “Central Oregon Workforce Housing Needs Assassment” (Rees Consulting, July
2008, "Workforce Assessment"), which provided valuable information by community regarding not only low-income
housing neads, but also workforce housing needs. According to the Workforce Assessment, as shown in Table 2, 51.8
percent of households in the City of Sisters are considered low income. Further, “Approximately 379 of the region's
households have incomes equal to or less than 80% of the Area Median Income (AMI), and are therefore considered to
be low income. The percentage of households with low incomes (<B0% AMY) is very similar in all three counties. Bend
has the lowest percentage of low-income households (38%) and Sisters has the highest (62%) with the other communi-
ties falling somewhere in between." As noted in Table 2, the highest percentage of Sisters houssholds earn greater
than 120 percent of AMI, followed by those eaming between 61 and 80 percent of AML

Table 2. Incomes hy Community by Percent of AMI, Deschutes County, 2006

11.8%

Bend 9.0% 10.7% 5.4% 13.0% 12.4% 10.1% 39.3%
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11.0%

Redmond 12.1% 8.7% 17.2% 13.3% 9.8% 27.9%

Deschutes County Unincorporated 6.2% 7.1% 4.4% 10.9% 10.1% 10.0% 51.3%

Deschutes County Total 8.4% : 9.7% 5.8% 12.8% 11.8% 10.0% 41.7%

Source: 2000 Census, CHAS Tabufations, Workforce Housing Needs Assessment, July 2006

Number of Units Needed through the Planning Period

To determine the current inventory of approved, platted lots or multi-family units, and additionally, the inventory of lots or
units that have received preliminary approval (through tentative plan, or Site Plan Review) but have not been through the
final development approval stage, a buildable lands analysis was conducted in Dacember 2008 (Appendix C,
Memorandum of December 28, 2008),

Based on this research, the combined total of units (both constructed iots and vacant lots) approved through subdivi-
sions that have received final plat or other required planning approval is 3367 units. Of these, 240 are approved as
muiti-family units, and 1,127 are approved as single family units. Single family units include both single family attached
(townhomes) and single family detached Housing. Cf the total approved units, 539 building permits have been issued for
construction, and 832 remaining lots have yet to file for building permits.

Additionally, a total of 525 units are 'potentially approved for the City, with 159 designated as singte family, and 366
designated as multi-family. Using both approved and units that have received preliminary approval, there is a potential for
1892 housing units in the City.

Based on the adopted Deschutes County Coordinated Population Forecast, 2000-2025, the City of Sisters will require
1,850 residential housing unlis in the year 2025 to meet the anticipated demand. Therefore, using both approved
and preliminarily approved units, the Gity has a sufficient residential inventory now to meet the adopted 2025
demand, with 1,892 total housing units. The estimate of 1,850 units was estimated to serve a population of 3,747,
and as evidenced by population estimates, the City has bean growing at a sfower rate than anticipated in the adopted
Coordinated Population Forecast, illustrated in Table 3.

Table 3. City of Sisters Population, actual compared to estimated in 2005,

2005 1,660 1,768
2006 1,745 1,927
2007 e 2,031
2008 o 1875 L 210

Source: Center for Population Research and Census, Population Estimates for
City of Sisters, Appendix 1 Sisters Comprehensive Plan, adopted July 2005.
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Because of the slower population growth, the recent economic dewnturn, and substantial inventory of units either
approved or tentatively approved in the City, meeting state land use requirements for adding new land supplies to the
City's existing UGB in the planning period will be challenging. Therefore, strategies to encourage affordable housing
should be focused on retention of existing housing stock, providing incentives to construct affordable units on lots that
are already platted, and for support of existing programs. Although one of the affordable housing strategies the City
desires to implement is an Annexation Ordinance, it would likely not be very efiective in terms of providing affordabile
units, at least within the planning peficd, as a limited amount of land is likely to be annexed for residential uses in the
future.

Sisters Existing inventory of Afferdalsle Housing

Based on the Comprehensive Plan projections of 1850 total housing units needed to mest the demand by year 2025,
using a straight “1-in-10" formu'a to determine the number of affordable units to strive for through the planning period
creates a need for 185 tofal affordable units. The current inventory of dedicated affordable housing units is as follows:

* Interms of dedicated affordable housing within the City Limits, there are currently 26 homes constructed by Habitat
for Humanity for home ownership; 33 rental units constructed by Housing Works, and an additional 15 families/
households using Housing Works Housing Choice Vioucher program for rental units; two private homes providing a
total of 10 beds for persons with special needs, and 10 additional beds are provided by the Forest Service on a sea-
sonal basis for persons with special heeds. Additionally, there are a total of 15 dedicated affordable housing units
approved within Master Pian developments that have not yet been constructed.

= In total, there are currently 59 permanent aiffordable units and 15 that are approved in Master Plans but not con-
structed yet, for a total of 74. Additionally, there are 20 beds for persons with special needs, and the oppaortunity for

additional rental units through the Housing Choice Voucher Program.

¢ Using an estimated demand of 1850 total units to the year 2025, and a rough calcuiation of 1-in-10 as provided by
Comprehensive Plan direction, 185 total dedicated affordable units are needed by the year 2025, With 59 units of
permanent affordabls housing currently planned or existing in the City, 126 additional affordable units are needed.3

As the City strives to achieve the 126 additional units, it is important to consider that the Comprehensive Plan estimates
are based on dated Census data, from the year 2000 before the City installed a municipal sewer system. If the City does
choose to pursue a range of housing at varying income levels (60, 80, 100, 120 percent of AMI, for example) it is impor-
tant to base the projections for numbers of units needed in each of these income brackets on the new 2010 Census
data. Instead of revising the 10 percent figure at this time, a recommendation is to revisit the figure based on the per-
centage of low-income residents found in the 2010 Census, and target Incentives and cther strategies based on the evi-
denced need at that time.

3 This number does not include the 15 units that are approved in Master Plans that have not yet been through Final Plat
processes yet.
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C. Summary of Housing Conditions/Trends in the Market

Home Ownership Housing

The Central Oregon Realtors Association tracks housing-related activity in Central Oregon, inctuding the Sisters area (not
specifically limited to the Sisters City Limits), As llustrated in Table 4, sales prices in the Sisters area in 2008 have fallen
since 2006 and 2007, depending on the type of residential housing.

The data in Table 5 illustrates that while home prices have fallen in the Sisters Area, owning a home in Sisters without
experiencing cost burden is not possible for a family earning AMI, or even 120 to 150 percent of AMI. As noted
previously in this Plan, the maximum purchase price for a household earning Deschutes Gounty AMI without
experiencing cost burden is $180,500. Based on Central Oregon Realtors Association statistics, even bare residential
Iots in the Sisters Area have been unattainable since 2005 for a household earning 100 percent of the 2007 Deschutes
County AMI,

Although residential housing prices have fallef, reflective of the nationwide economic downturn, property sales statistics
ilustrate that prices are still not attainable to some Sisters residents.

Table 4: Sisters Area Property Statistics, Year to Date Sales through
3rd Quarter by Year, 2004-2008

Single Family Detaced
fo’;;ll Sold ” 102 131 108 78 62
Avg. Sales Amount $353,410 $443,544 $490,450 $520,383 $440,706 |
Median Sales Amount $302,500 $3886,000 $445,900 $411,000 $374,750
Average DOM* 138 131 140 154 224
7;I'anhome/Condo V -
Total Sold 14 32 20 7 13
7 Avg. Sales Amount $215,841 $264,338 $252,011 $378,286 $302,170
Median Sales Amount $157,750 $258,250 $256,100 $389,000 $230,000
Average DOM* 7 187 172 95 163 150 -
]Aanufactured Home " "
Total Sold 8 7 10 10 5
Avg. Sales Amount $165,574 $160,843 $240,378 $244,740 $233,800
Median Sales Amount $182,020 | $165,000 $230A,000 $231,450 $225,000
Average DOM* 7 237 141 | 78 147 189
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edn tl’ao |
. Total Sold 44 57 21 6 6
Avg. SaleisiAmount $1 58,332 $157,499 $290,629 $414,117 $186,917 7
Median Sales Amount $12?,400 $137,500 $250,000 $249,000 - $193,750
5 Average DOM* 248 ) 245 7 121 153 139
*Days on the Market. '

Source! Central Cregon Realtors: www.centraloregonreaftors.com

Renta!l Housing

According to the 2000 Census, out of 387 occupied nousing units, 58.4 percent were owners and 41.6 percent were
occupied by renters. The percentage of owner-0ccupied units is lower in Sisters than the state percentage, 63.2 percent
in 2003, and than that of the nation, which was 66.8 percent in 2003 (State of Oregon Progress Board 2005 Benchmark
Report). Given that Sisters has a relatively large percentage of renters, specific strategies focused on encouraging rental
nousing should be developed as the Housing Plan strategiss are implemented. Following release of the 2010 Census,
mare timely data concerning the number of renters in the City will be available, and strategies can be implemented at that

time.
1

Housing Works tracks and monitors average rents by community in Central Oregon througii an annual rental survey. As
of this writing, the 20083 rental survey has not been completed, and the most recent rental data for Sisters is from the first
quarter or 2007. Although the rental survey was completed in 2008, the Sisters sample was relatively small. As
ilustrated in Table 5, a comparison of 2007 average rents for 2 and 3 bedroom units, compared to average wages for
selected high demand occupations, illustrates the gap in rental prices within the City. Only when a worker is earning
close to $14/hour does the person not experience cast burden, according to the data complied in the rental survey and
by Housing Works.

Table 5: Compatison of Sisters Wages and Average Rents,
1st Quarier of 2007

Hourly rate $7.80 $8.67 $13.61 | $14.00 $15.36 $22.01 $27.051 $38.46
Median annual
incoms [1] $16,224 | $18,034 $28,309 | $29,120 $31,949 $45782 | $56,264 | $80,000
Gross monthly
income (GM) $1,352 | $1,503 $2,359 | $2,427 $2,662 $3.8156¢ $4,689| $6,667

Housing ratio (HR)
(30%) (2} $406 $451 $708 $728 $799 $1,945% $1,407 | $2,000
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Available for
housing w/o debt $406|  $451 $708 |  $728 '$799 $1,945] $1,407 1 $2,000

Sisters ~ 2 bedroom unit [3]

Average rent $721 $721 $721 $721 $721 $721 $721 $721
Excess/{Shortage)
per month (8315) (270 ($13) $7 $78 $a24 $686 1 1,279

Sisters - 3 bedroom unit [3]

Average rent $860 $860 $860 $860 $860 $860 $860 $860
Excess/(Shortage)
per month ($454) {5408 $152) $132) $a1} $285 $547 | $1,140

Source: Housing Works, Redmond Oregon, 2007, .

(1) Oregon Employment Dept, Region 10 High Demand Jobs & Survey of Sisters employers.

(2) HR Is the maximum percentage of a borrower's income that can be used fo make the monthly mortgage payment. it
is preset depending on joan type, usually 25% and 33%. Affordable Housing is commaonly defined as when a
household spends no more than 30% of GM/ on housing-related costs.

(3) 2007 1Qtr07 Central Oregon Rental Survey for Sisters: includes average of apartments, multiplexes, house or
manufactured hormes rents.

Although the rental data is approximately two years old, it is generally still accurate, based on a review of available Sisters
rentals in local newspapets. Consequently, following adoption of the housing plan and formation of a Housing Policy
Board to review and make recommendations on implementation of various strategies, a focus an rental-related incentives
should be considered. Based on the economic forecasts that indicate the Sisters economy will be based primarily on
tourist focused, retail and lelsure services, strategies to provide additional supplies of rental housing for low income
workers is important for the City’s future. ’
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3. Specific Housing Strategies

Summary and Timing for Implementation

The following section of the Housing Plan discusses strategies, recommends timing and followup steps necessary fo
implement each strategy. In the past, strategies that the City has implemented to encourage affordable housing has
focused on low-ingome (less than 80 percent of AMI) and very-low income (less than 50 percent of AMI). Given that
many Sisters households earn between 80 and 120 percent of AMI, the City Council is now focusing strategies on those
earning less than 120 percent of AMI, to bridge some of the need for workforce housing.

in general, comments received during the development of the Housing Plan have stressed the impartance of addressing
the housing issue in Sisters as a community issues, rather than placing alt the burden for affordable and workforce
housing on new development. Strategies have been developed that attempt to provide incentives where feasible, to
promote retention of existing housing, and that provide suppott to existing housing programs. Additionally, the need for
ongolng monitoring, representation of the City at regional discussions, and flexibility have been considered in farming the

strategies.

In discussions with the Planning Commission, developers, and rasiderits of the City, there is an apparent need to
approach the strategies in two categories: one for those earning less than 80 percent AMI, and one for those eaming

hetween 80 and 120 percent of AMI.

Recommended timing for the strategies is as follows:
* |mmediate- short-term, within next 3-12 moriths;
»  Short-term- within next 1-3 years; and

* long term- within next 3-6 years.

Table 6 summarizes the recommended strategies to assist in providing mote affordable housing and worldorce housing
in the Sisters jurisdictional boundary.
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Table 6. Summary of Strategies/Actlon Items and Timing

1) Develop organizational capacity to

implement housing programs, housing Planning Department; City Council to
strategies, and to monitor regional and designate, or provide backing for
statewide activity concerning housing efforts. Immediatsly. organizational capacity.

Examine use of urban renewal; develop

2) Establish a Housing Trust Fund and use : ordinance for Housing Trust Fund. Investigate
other existing sources of City funding on a support for assessment in the future. Planning
limited basis. Short-term. Dept., Urban Renewal Board for follow up.

3) Develop a comprehensive incentive program

for developers of affordable housing. Target immediately, timed

less than 80% for some; 80-120% AM I for with Development | Planning Department. Implement with
others. (See detailed description) Code Update. Development Code Update.

4) Upon release of 2010 Census data, revise Short to long-

the Comprehensive Plan target of “1-in-10" term, depending

affordable units, to develop targets based on on timing of

real data. release of data. i Planning Department.

5) Examine existing public policies,to ensure - Planning Department, implement provisions
that regulations do not hinder affordable that are feasible as part of Development Code
housing efforts, Immediately. Update.

6) Preserve Existing Housing Stock by

Promoting Existing Housing Programs and Planning Department, RDI. Inventary Existing
Countywide Resources, which generally target Housing stock to identify homes in need of
up to 80% AMI, Immediately. repair; target those homes for program.

Administration and Planning Depts. Identify

7) Support and monitor Statewide efforts that appropriate contact to represent City at
encourage affordable housing Immediately. discussions.

The following section discusses each of the strategies in detail.
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Strategy 1: Develop Organizational Capacity to implement Housing
Programs and Strategies, and to Monitor Success in Achieving Housing

Goals.

A, Appoint a pari-time Housing Coordinator or designate an appropriate staff person to monitor housing
related activity and to represent Sisters on a regional level,

Approach: In the past, the City has not had a resource for specifically tracking, monitoring housing inventories, or for
representing the City on a regional level. The Housing Coordinator would also be responsible for recruiting and soficiting
affordable housinig opportunities related to new business development, and generally with public relations for the City's
programs.

Potentiat Impact: The impact of having a person designated to track housing related programs, monitor affordable
housing units, to apply for and track funding opportunities, and participate in regional discussions is substantial, not
necessarily in terms of direct numbers of housing units, but in acquiring funds for future affordable housing opportunities,

and serving Sisters’ interests throughout Central Oregon.

Recommendations: Budget for the position to begin in Fiscal Year 2008/2010. Dependent on existing workload,
assign an existing staff person in the immediate and short-term.

Timing: Immediately.

B. Develop a Housing Policy Board to assist the City Housing Coordinator in developing strategies, providing
Jnput on housing related policies and regarding housing activity within the City.

Approach: As the City grows, and housing issues become even more important, having a subcommittee to advise the
City Housing Coordinator on housing related Issues is critical to review strategies, asses the City's progress towards
goals, and for forming recommendations on future policy issues for the City Council. The Policy Board would also be
responsible for assessing income fimits for qualifying for funds or incentives, which would be completed on an annual
basis.

Potential impact: No direct impact in terms of units achieved, but a means to ensure public participation, more local
awareness of housing-related opportunities, and a system to continually monitor and review strategies with an ad-hoc
group. In the future, as strategies are implemented, the Housing Policy Board would be responsible for reviewing and
recommending courses of action for requests for funds, developing strategic plans for prioritizing future use of funds, and
generally providing responses to the City Housing Coordinator.

Recommendations: Following adoption of the Housing Plan, and assignment of a City Housing Coordinator, establish
a Housing Policy Board to advise the Housing Coordinator on policy-related issues. Initially, the Planning Commission
could serve as the Policy Board. Meet only as needed initially, possibly guarterly,

Timing: immediately.
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C. Monltor housing-related activity
Approach: Provide an annual housing activity report to Planning Commission and City Councll to keep them informed

on housing trends in the City, not only related to prices, but to housing inventory, vacancy rates, and other relevant
information,

Potential Impact: Depending on the trends in the City and Central Oregon, the impact of monitoring housing-related
aciivity could be substantial for setting goals for achieving a specific number of units priced in a specific range, etc.
Because the City has not been closely following the trends in the market, and reliable demographic data is not readily
available, it is difficult to make recommendations on number of units to achieve, or on target prices, and further,
recommendations for strategies to achieve housing goals. Additionally, because buildable lands analyses are conducted
sporadically, they are time-consuming; developing an annual inventory analysis would make them less time consuming
and more consistent. The Housing Coordinator could update and keep current information on a monthly, or as needed
basis.

Recommendations: A responsibility of the Housing Coordinator position would be to develop and provide an annual
report for the Planning Commissicn and City Council on housing-related activity, regional and local trends, and
inventories. Use the findings of the annual report to refine housing strategies, medify, and revise goals as necessary.

Timing: Short-term.

Strategy 2: Develop a Housing Trust Fund, and use other existing City

. . .
funding sources on a limited basis.

A. Develop a Housing Trust Fund through a variety of Funding fMechanisms

Approach: Adopt authorization, through crdinance, for the City to implement a Housing Trust Fund (HTF). The HTE
could be funded through a variety of potential sources, including but not imited to: sale of land acquired through liens on
property; administrative charge for SDC deferrals; private donations; or a limited use of rcom taxes. Atihough offering
these deaferral programs entails increased administration for the City, it is a proactive means for the City to generate some
start-up funds for the HTF, or some supplies of land, and, additionally, may stimulate some additional permits during hard
economic times.

Potential Impact; The amount of impact of an HTF can be small or large, depending on the amount of funds available.
Uses could range from assistance with off-site improvements {(sidewatks, parking areas, etc.}, to underwriting the cost of

tand dedicated for affordable housing development. Initially, the HTF assistance would likely not be substantial,

Recommendations/Steps: By law, HTFs need to be adopted by ordinance. lt is recommended that the City use a
mode! ordinance, and adopt the authority, a general description of the use for the funds, and target income levels in the
ordinance. Autharize the Housing Policy Board fo evaluate and make recommendations regarding the use of the HTF
funds, through the development of a Strategic or Action Plan.

Timing: Short term.
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B. Use a limited amount of Urban Renewal Funds
Approach: Portland, for example, has used a minimum of 30 percent of the City's Urban Renewal funds since 2006 to

stimulate development of affordable housing for households earning below 80 percent of AMI. The Sisters City Council,
which serves as the Sisters Urban Renewal Board, discussed using a portion of its Urban Renewal Funds for promoting
affordable housing, purchasing land for housing, or providing assistance for off-site improvements for affordable housing

within the houndarigs of the Urban Renewal Plan for a limited time (i.¢., 3-5 years).

Potential Impact: The impact could generate 18-30 units, conservatively, in the 3-5 year period. The units would likely
be apartments or mixed-use commercial/residential, because of the use of the funds only in the Urban Renewal District.

Recommendations: Authorizerthe City's Urban Renewal Board to consider a limited use of Urban Renewal funds to
encourage development of housing for low-income (up to BO percent of AMI) residents. The City’s existing Urban
Renewal Plan provides the authorization for housing in the downtown commercial districts, so the Pfan would not need

to be amended.

Timing: Short-term.

C. Develop a 5 to 10-year Strategic Action Plan identifying priorities for the allocation of funds.

Approach: Through the Housing Policy Board, develop a 5-to 10-year Strategic or Action Plan which prioritizes projects
and priorities for funding, for example: rental housing or homme ownership, new housing or homeowner rehabilitation
programs, off-site improvements, underwriting the cost of land, or provisioh of rental subsidies.

! -
Potential Impact: Establishing a Strategic or Action Plan will provide clarity and definition for funding, and enables Fund
recipients to know where funding will be targeted in the short and long tarm.

Recommendations: First establish HTF, and follow with the Housing Committee developing the Strategic or Action
Plan, with oversight by the City's Housing Coordinator.

Timing: Long-tenmn.

Strategy 3: Develop a comprehensive incentive program for developers

of affordable housing.

Approach: Develop and implement and incentive program for developers of affordable housing, in order offset some of ’
the requirements for market-rate development.

4 A rental subsidy is paid to private landlords who accept low-income tenants, The supplements make up the differance
between rental market price and the amount of rent paid by tenants, for example 30% of the tenants income.
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A. Following adoption of the Housing Plan, identify which incentives ars appropriate for the City of Sisters,
and which incentives to provide developers of housing for low-income (less than 80 percent AMI), based
on a cost/benefit analysis of each incentive. Provide an additional ilst of incentives for non-profit housing
developers.

Examples of incentives implemented through Development Code provislons, Inbtude the following:

1) Planning and Building Fee Exemptions. All or a portion of Planning Division and Building Division fees could
be exempted for qualifying projects, with the exempted fees paid by the City, similar to the City of Bend's exist-
ing program.  The percentage of fees waived for any project could be proportional to the percentage of units in
a development that are affordable.

2) Expedited Review and Permitting Processing. For any qualifying project, review and permitting processing
would be expedited. Although-during hard economic times, this would ltkely not be an effective incentive, the
incentive adds to the overall assistance provided by the City to encourage aftordable housing and should be
adopted to the menu of options for a developer.

3) System Development Charge Deferrals. For qualifying projects, defer SDCs for up to 1 year. SDCs are due
upon transfer of ownership, or at the end of one year from the date the deferral is granted. This strategy varies
from the market-rate deferral program (in Strategy 28, above), in that interest is not charged for the period of
deferral for a qualifying project.

4) Off-site Improvement Assistance. In Bend, developers of qualifying projects are eligible ta apply for a grant
from the City of Bend to assist with the cost of non-reimbursable off-site improvements. The grants will cover
the cost of the off-site improvements required by the City, up to & maximum of $10,000. This incentive could
work with the HTF program, when available.

5) Density and Height Bonuses. The City does offer a density bonus for providers of “income and rent con-
trolled housing”, but the Code language implementing the provision is confusing and leads to disagreements in
interpretations, so is not often-used. As part of the City's upcoming Code amendments, Section 2.1.200(L)
should be rewritten, with more modern arid relevant definitions added, for greater clarity.

8) Minimum Lot Size Exemptions. Allow qualifying projects an exemption from minimum lot size standards (in
Bend, lots are still subject to minimum frontage and other requirements).

Potential Impact: As the economy improves and planning and building [n Central Cregon recovers, the incentives
will have greater potential to create affordable units.

Recommendations: Based on the housing priorities established by the City, have the Housing Policy Board develop a
sliding scale of incentives based on the ratio of affordable housing units to total units to be built by a developer and on
how affordable the units are. (For example, if the City wants to increase housing affordable to low wage service workers,
it would offer incentives with greater value to a builder for a larger ratio of housing targeted at househalds making less
than 50% of AMI, and incentives with lower value for 2 smaller ratio of housing targeted at households making more than
that.) Depending on priotities of the City, all incentives might be offered fo builders that provided a larger amount of af-
fordable housing, and none offered to builders that provided housing at low market rates. It should be one of the first
tasks of the Housing Policy Board to develop a menu of incentives linked to the ratio and affordability of affordable hous-
ing, to be provided, drawing on the examples of incentives listed above. The goal should be to offer more incentives to
builders providing a targer share of affordable housing and to those providing a larger share affordable housing targeted
at the lower income groups.

Timing: Immediate.
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B. Develop a comprehensive annexation ordinance based on the needs of City residents, with requirements
such as percentage of land for each income bracket; construction timing; construction standards;
distributlon of affordable units; land dedication; and additionally, other requirements such as roads, water,
sewer, and other necessary public facilities. A component of the ordinance would be an “in-lieu-of” fee if a
developer does not want o develop the housing themselves- the in-lieu-of fee could be used to fund the HTF
fund, and support affordable housing efforts elsewhere in the City, as well as a provision for the developer to
work with.a non-profit affordable housing provider. An alternative to the strict requirement to provide
affordable units would be to use an incentivized approach, so a_developer would receive incentives for
denslty bonuses, fee deferrals, or other incentive based on the amount of affordabie housing provided.

Approach: City staff develops an Annexation Ordinance for adoption into the Sisters Development Code. The
annexation ordinance can either require similar affordable housing units in a “1-in-10" ratio that currently exits, or be
drafted as more of an incentivized approach. An incentivized approach would provide incentives {density bonuses,
transfers, etc.) to a developer that provided “x" number of units. More incentives wotuitd be provided based on the
amount of affordable or workforce housing that is provided in a given area.

Potential Impact: Because the City's Bufldable Lands Inventory indicates that additional supplies of residentiat land are
not necessary for quantity of units, the impact of the Annexation Ordinance is not likely to provide substantial numbers of
affordable units within the next decade. However, as the Gity grows, it is important to have a provision adopted to guide
development in future growth areas.

Recommendations: Oraft the Annexation Ordinance following adoption of the Housing Plan.

Timing: Short-term, with revision in Task C, below.

C. Examine a provision similar to the annexation ordinance for zone changes and/or plan amendments, to
provide incentives for property owners who deslre io provide affordable housing with market rate when
choosing to apply for changes to existing zoning or plan designation.

Approach: Provide incentives for those who apply for zone changes, as opposed to making provision of affordable
. housing mandatory.

Potentlal Impact: In the past 3 years, 15 units dedicated to affordable housing were provided through zone changes
and plan amendments. If an incentive program was provided, additional affordable units coutd be attained.

Recommendations: Draft the provisions for the Development Code following adioption of the Housing Plan.

Timing: Short temm.
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Sirategy 4: Upon release of 2010 Census data, revise the Comprehensive
Plan target of “1-in-10" affordable units, to develap targets based on real
cata.

Approach: Research completed for the Housing Plan indicates that roughly one-half of City residents are considered
low-income, earning 'ess than 80 percent of AMI, yet current City policy strives for a “1-In-10” ratio of affordable units to
market rate units for areas proposed for annexation. Using data regarding the percentage of low income residents in
Sisters, this ratio should be closer to 4-in-10. Without reliable, current data on residents' income levals, it is difficult to
address housing needs or create targets for various income levels. Immediately following release of 2010 Census data,
the City should revise the affordable housing targeted income ranges, and tailor strategies to address documented

needs.

The following table lllustrates the number of Sisters residents within each income bracket, based on a population of
1,875 residents.

Percentage

of Residents | 11.8% 12.1% 10.3% 17.6% 10.3% 6.8% 31.1% 100.0%
Number of '

Residents 221 227 193 330 193 128 583 1.875

Using this data, ratios of affordable to market rate housing units could be developed, based on units targeted at specific
income ranges (or percentage of AMI). For example, instead of 1-in-10, ranges could be as follows:

Targeted AMI:
» |less than 30%= 1-in-7.
» |ess than 50%-= 1-in-3.

e |ess than 60%= 1-in-2.

Potential Impact: Likely not a direct impact, but indirect impact as strategies and policies are better formulated to meet

residents’ needs.

Recommendations: Designated Housing Coordinator complies Census data upon release, and provides
recommendations for strategy or policy revisions to Housing Committee for review.

Timing: Short-term.
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Strategy 5: Examine existing puhblic policies to ensure that regulations do

not hinder atfordable housing efforts. .

A. Amend Sisters Development Code to remove barriers to development of affordable housing.
Approach: Use inventory of barriers provided in Appendix B of this Plan to identify and priotitize barriers.

Potential Impact: Removing bartiers would have an indirect impact, but would provide clarity where contradictory
policies and regulations currently exist. ’
Recommendations: Initiate amendments where necessary to streamline regulations, provide greater clarity, and ensure

all City regulations are encouraging affordable housing.

Timing: Short-term.

B. Amend/ revise City Charter to remove reference to 80 percent of AMI, and remove reference to SDC
“waivers” for affordable housing developers for projects with a 50-year affordability requirement.
Approach: The City Charter, while well-intentioned, contains a provision for SDC waivars for projects that maintain

affordability for 50 years, for low-income residents. The legal opinion o this policy is that waiving SDCs in not legal in
the State of Oregon. Further, the affordabiiity period of 50 years is difficult to meet. As a result, the SDC waiver has

never been used. J

Potential Impact: No impact, because the provision has not been used. Revising the provision, following adoption of
the Housing Plan and related strategies, would likely provide more effect in the long term.

Recommendations: Revise period of affordability; then revise this provision in the Gity Charter ta "except” non profit
housing providers from SDCs; following sales of homes affer the required period of affordability, if the home is sold for

rarket rate prices, the profits could go into the HTF (Strategy 2).

Timing: Short-tenn.

Strategy 6: Preserve existing housing stock by promoting existing housing
pregrams and Countywide resources, which generally target up to 80%
AML.

A. Streamline Review processes, and examine planning and building fee waivers or deferrals for Housing
Works, Habltat for Humanity, and other non-profit housing providers within the community.

Approach: A comment throughout the development of the Housing Plan was to support the existing "experts” in the
nonprofit housing davelopment field, such as Housing Works and Habitat for Humanity.
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Potential Impact: The impact of supporting existing nonprofit housing providers is substantial. Not only does it build
organizational capacity for local providers, but it also saves the City resources in terms of saving in administration of new

programs.

Recommendations: Following adoption of the Housing Plan, begin to survey existing nonprofit housing providérs to
identify the type of incentives that would best suit thair objectives, and which needs to prioritize first. Following, the City
should inttiate necessary code amendments, fee deferral programs, or other incentive-based programs to support the
growth and sustainability of existing organizations.

Timing: Short-term.

B. Develop Public Information Program for existing Programs or use existing informational résources.
Approach: Preserving existing housing stock, and promoting existing home rehabilitation programs is a relatively easy
strategy to implement. Rural Development [nitiatives (RDI) in Redmond provides home improvement grants and/or loans
to improve or modernize homes for thosa who qualify as low and very-low income. The lifetime grant limit is $7,500, and
residents must be within household income limits established by Rural Development. For homeowners 62 and over who
cannot repay a loan, grants funds are available to remove health and safety hazards or to remodel dwellings to make
them accessible to household members with disabilities. Neighborimpact has additional resources as well. The benefit
of the existing programs are that it preserves existing housing stock and keeps residsnts in their homes, and moreover,
funding and administration is available through other agencies, so it does not require substantial City resources.

Potential Impact: Likely 5-10 homes annually.

Recommendations: The City could support programs such as these by providing information at City Hall and by
inventorying existing housing units that may be in need of repair and getting information to the owners. Alternatively,
information on the program could go out in monthly utility bills.

- Timing: Immediate,

Strategy 7: Support and monitor Statewide efforis that encourage
affordable housing

A. Support efforts to establish a Document Recording Fee in Oregon.
Approach: An additional bill to be introduced is to estabtish a document recording fee, whereby the proceeds would be
added to a State fund to support affordable housing throughout the State. The funds would be allocated as part of the

Oregon Housing and Community Services competitive funding cycle.

Potential Impact: The impact is difficult to determine; because funds will be allocated on a competitive, Statewide
basis, it will be critical for the Sisters Housing Coordinator to be involved in any regional discussions ¢f potential projects

in Gentral Oregon.

Recommendations: Appoint a Housing Coordinator to represent Sisters, and follow through with other strategies, in
order to give Sisters regional representation.
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Timing: Immediate.

Sisters Housing Plan, Draft, June 14, 2009
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4. Appendices & sSupporting
Documents

Appendix A: Residential Inventory Analysis and Update {(April 1, 2008)

Appendix B: Housing Strategies, Barriers 1o Affordable Housing (July 21, 2008}

Appendix C: Memorandum: Update of Buildable Lands Inventory (December 28, 2008)
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Memorandum
% Sage Land Use
To: Eric Porter, Planning and Community Development Director
From: Susanna Julber, AICP, Sage Land Use Services

Date: December 28, 2008

R.E.: Sisters Housing Plan, Update of Buildable Lands Inventory

“Services, Inc.

This memorandum summarizes residential building activity since adoption of the Sisters Comprehensive Plan in
2005, in order to estimate the.number of approved and potentially-approved housing units in the City limits.
Additionally, this memo discusses whether there is adequate approved and planned residential units to meet the
anticipated demand for housing through the year 2025.This work has been completed as an accompanying
document to the Sisters Housing Plan, which focuses on implementing strategies to ensure that the housing in
Sisters is priced commensurate with the population’s income level.

Supply of Residential Units

In order to estimate the supply of residential units, platted subdivisions within the City were researched, in order
to determine the total number of units approved, the housing mix, the number of building permits issued, and the
number of units remaining to be constructed in each subdivision.

Based on this research, the combined total of units approved through subdivisions that have received final plat or
other required planning approval is {367 units. Of these, 240 are approved as multi-family units,and 1,127 are
approved as single family units. Single family units include both single family attached (townhomes) and single family
detached Housing. Of the total approved units, 539 building permits have been issued for construction, and £32
remaining lots have yet to file for building permits.

Table 1. Estimate of Supply, based on Building Permits Issued as of November 26, 2008

Subdivision/ |

The Pines

Buck Run

Coyote Springs

Village Cold Springs 414 222 192 57 357
Timber Creek 154 154 - 107 47
Creekside 22 22 - 16

Southwood 6 6 - 6

IAspenwood 26 26 - 12 14
Sisters Park Place 40 40 - 40 0
Pine Meadow Vitlage 60 60 - 48 12
Five Pine Residential 10 10 ) - 0 10
Infifl in Davidson Addition 150 150 - 28 122
Covey Run 7 7 - 5 2
Rolling Horse 3 3 - 3 0
Edge of the Pines 71 71 - 36 35

Sage Land Use Services, Inc. 19865 Rohinwood Place 8end, Oregon 97702 T (541) 4194009 F (541) 322 8705 info@sagelanduse.com
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s -=. i o o [ Total Approved | Single Family| Multi Family | Building | Remaining™ -
Cadse e Dt 2l Unitsin’ | Lo Units -0 7 -Units o [0 Permits | - Units to be
Subdivision/ Projecf .~ . - Subdivision- | . Approved Approved | . Issued | Constructed
Cottage Grove 9 9 - 0 9
Saddlestone 85 85 - 3 82
Village at Five Pine 24 24 - 0 24
Cascade Cofttages (Sisters 8 8 - 8 0
THK)
illage Meadows- Aspen 80 32 48 0 80
Brothers
Other ] - - - 4
Total Lots/ Units 1267 My 240 539 832

Source: City of Sisters Planning and Bufiding Permit data.

Table 2 provides a summary of projects that have received preliminary approval, but have not been through a final
approval process. A total of 525 units are potentially approved for the City, with |59 designated as single family, and
366 designated as multi-family. Using both approved and units that have received preliminary approval, there is a

potential for 1892 housing units in the City.

Table 2. Potential Projects, which have Preliminary Plat, Master Plan, or Site Design Review Approval, but
have not yet been through Final Plat or Final Approval.

North F;z;rk Corﬁmons

Sun Ranch 105 45 60 105
Three Creeks 28 28 - 28
Crossing

Black Butte Crossing 243 - 243 243
Village at Five Pine 24 24 - 24
Total Potential Units 525 159 366 525

Source; Cily of Sisters.
(1) Total reflects 57 foft units and one 6-plex.

Demand for Residential Units

Based on the Deschutes County Coordinated Population Forecast, 2000-2025, the City of Sisters will require
1,850 residential housing units in the year 2025 to meet the anticipated demand. Therefore, using both
approved and preliminarily approved units, the City has a sufficient residential inventory to
meet the adopted 2025 demand, with 1892 total housing units.

The existing Comprehensive Plan policies provide that 50 percent of these units will be comprised of moderate- to
high-income single family, and 50 percent will be smaller lot, mutti-family and infill development, targeted at lower
income residents. Using both potentially approved and approved rnulti-family units, 773 multi family units

potentially exist in the City, or 40 percent of the total units are multi-family. In other words, the total mix of units,
and price, is not necessarily meeting the anticipated demand in terms of type of residential units needed.

Sage Land Use Services, Inc.

19865 Aobinwood Placa Band, Oregon 97702 T (541) 4194009 F (541) 322 8705
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ATTACHMENT B
DATA FROM OTHER JURISDICTIONS

A total of 15 jurisdictions were contacted by staff following the August 6" Council workshop.
The results of the contacts are as follows;

City: Population: Approved Housing Plan?  In-house administration? Hausing Advisory Board?
Bandon 3,300 Within the CP* Yes No
Bend 85,000 Yes Jim Long, Housing Coard. Yes
Cannon Beach 1,700 Wwithin the CP* Yes No
Carmel, CA 4,500 - Yes Yes : No
Coguille 4,200** Within the CP* Yes No
Gold Beach 1,900 Within the CP* Yes No
Joseph 1,100%* Within the CP* Yes No
Lincoln City 7,600 Within the CP* Yes No
Madras 6,300 Within the CP* Yes No
Newport 10,000 Within the CP* Yes No
Oakdale, CA 15,300 Yes Yes No
Port Orford 2,000 Within the CP* Yes No
Prineville 10,400 Within the CP* Yes No
Redmond 24,000 Yes; 2007 In-house {planning staff} No
Vaif, CO 4,500 Yes; 2007 Staff linison {in-house) Yes

*Comprehensive Plan...

** the population figures were taken from year 2003 census data provided by the Secretary of State’s Office and have been rounded to the
nearest 100. All other figures were provided by city staff for each jurisdiction except Oakdale, which was taken from the 2008 State of
California Department of Finance.
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ATTACHMENT C - IMPLEMENTATION STRATEGIES

1. Develop Orqanizgtional Capacity to Implement Housing Programs and Strategies, and to
Monitor Success in Achieving Housing Gogls. This means that a city staff member would be
named as the liaison between the Housing Advisory Board and the City Council, and would
monitor the various programs and strategy implementations.

2. Develop a Housing Trust Fund, and use other existing City funding sources on_a limited basis.

Adopt authorization, through ordinance, for the City to implement a Housing Trust Fund
{HTF}. The HTF could be funded through a variety of potential sources, including but not
limited to: sale of land acquired through liens on property; administrative charge for SDC
deferrals; private donations; or a limited use of room taxes. Although offering these
deferral programs entails increased administration for the City, it is a proactive means for
the City to generate some start-up funds for the HTF, or some supplies of land, and,
additionally, may stimulate some additional permits during hard ecanomic times.

3. Develop a comprehensive incentive program for developers of affordable housing. Some
incentives are already in place, and include smaller lots, taller structures, deferred SDCs,
and so forth for qualified affordable housing providers.

4, Adjust the Comprehensive Plan target of “1-in-10” affordable units based on year 2010
Censuys data. This will require waiting for the 2010 census data to come out, probably in
year 2012.

5. Examine existing public policies to ensure that regulations do not hinder affordable housing
efforts. This has already begun with the Development Code update. The Comprehensive
Plan should also be evaluated in the near future for consistency with goals and policies that
don’t hinder affordable housing efforts, and that provide a broad range of housing choices
city-wide.

6. Preserve existing housing stock by promoting existing housing programs and county-wide
resources, which generally target up to 80% AM/. This would allow staff to take a more pro-
active role in assisting qualified residents with various grants and other programs that are
available. The ‘weatherization’ program is one example of a program that has available
funding.

7. Support and menitor Statewide efforts that encourage affordable housing. Staff member
wouid track State programs and grant opportunities. An example is the ‘affordable housing
ptlot program’ that was never enacted, but which would have used 5 cities as test cases for
expanding UGBs through a fast-track process to facilitate low income housing,

1|Pager - - Attachment C



ATTACHMENT D
THE HOUSING ADVISORY BOARD

Creating a Housing Advisory Board. The Housing Advisory Board {‘Board’) would be
appointed by the City Council, would probably consist of an odd number of persons who
would have staggered terms (positions 1 through 3 would be four year terms; positions 4
and 5 would have three year terms; positions 6 and 7 would have 2 year terms). The
composition of the Board Members is at the discretion of the City Council, but may include a
mixture of affordable housing advocates, members of COBA, members of the State Housing
Board, and employees of other [ocal jurisdiction’s housing programs.

Board Responsibilities. The responsibilities of the Housing Advisory. Board would likely
include the following tasks:

{a) establish the Board’s operating principles and procedures,

{b) provide input to City Council and staff on the needs of low and moderate income persons,

{(c) provide guidance and assistance with the development of criteria for the pricritization and
selection of projects for Urban Renewal District (URD) or other acceptable funding sources,

{(d) annually evaluate applications for URD funding or other funding sources and make
recommendations to the City Council regarding the allocation of available funds,

(e) make recommendations to staff regarding furnishing citizens with information conceming the
amount of URD or other funds available; eligible uses of funds, and recommended programs
and projects,

() conduct, in conjunction with staff, public meetings and hearings to allow citizens the
opportunity to express opinions as to community needs which should be met with URD or
other sources of funding,

(9) review suggestions submitted by staff or the public regarding projects that could benefit
low and moderate income persons or which would ameliorate slum and blight conditions,

(h) provide guidance and assistance to City staff in the development of new strategies as
new methods and programs become available, including short-term and mid-term action
plans, and

(i) evaluate the progress of Housing Plan programs and strategies toward meeting the
needs of the City’s low and moderate income populations.

The Housing Advisory Board would meet at regular intervals (i.e., once monthly). The
schedule would be re-assessed in a pre-determined length of time, such as after 6 months.
Progress of the Board will be provided by the Board Chair via report briefs to City Council
through the Planning Staff.

The following sample resolution was obtained from the City of Bend to use as a template
for the possible creation of an Advisory Board in Sisters;
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SAMPLE RESOLUTION TO CREATE A HOUSING ADVISORY BOARD

A RESOLUTION OF THE BEND CITY COUNCIL EXPANDING THE AUTHORITY OF THE
CURRENTLY ESTABLISHED COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG)
AND HOUSING ADVISORY COMMITTEE, CHANGING THE REPRESENTED
STAKEHOLDERS ON THE COMMITTEE AND RENAMING THE COMMITTEE THE
“AFFORDABLE HOUSING ADVISORY COMMITTEE"

WHEREAS, City Council formed the CDBG Advisory Committee on June 4, 2003
by Resolution No. 2408; '

WHEREAS, Council desires to add and broaden the scope of that committee to
provide advice regarding affordable housing matters in addition to the responsibility
delegated by Resolution No. 2409 over the City’s Community Development Block Grant
program;

WHEREAS, the need to develop effective affordable housing programs is rapidly
becoming critical to the welfare of all aspects of the Bend community;

WHEREAS, the Council believes that it is appropriate to modify the make-up of
this committee to include a range of stakeholders involved in developing and financing

affordable housing;

AND WHEREAS, Council desires the rename this commitiee to reflect this
expanded responsibility;

THE COUNCIL DOES RESOLVE AS FOLLOWS:

1. ESTABLISHMENT AND PURPOSES. The CDBG Advisory Committee is
renamed and shall be known as the “Affordable Housing Advisory” Committee and shall
continue to be a standing committee of the Bend City Council to advise the City Council
and City staff on the allocation of Community Development Block Grant funds and to
recommend programs for the promotion of affordable housing, including programs to be
funded by the “affordable housing fee” pursuant to Ordinance No. .

A. Responsibilities in these areas shall consist of the following responsibilities
which were delegated pursuant to Resolution No. 2408:

(a) establishing the Advisory Committee’s operating principles and
procedures,

(b) providing input to City Council and staff on the needs of low and moderate
income persons in the community,

{c) providing guidance and assistance with the development of criteria for the
pricritization and selection of projects for CDBG funding,

(d} annually evaluating appfications for CDBG funding and making
recommendations to the City Council regarding the allocation of available CDBG
funds,

(e) furnishing citizens with information concerning the amount of CDBG funds
availahle, eligible uses of funds, and recommended programs and projects,
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(f) conducting, in conjunction with City staff, public meetings and hearings to aflow
citizens the opportunity to express opinions as to community heeds which should be
met with CDBG funding,

(g) reviewing suggestions submitted by City departments and staff regarding
projects that would benefit low and moderate income persons or which woutd
ameliorate slum and blight conditions,

(h) providing guidance and assistance to City staff in the development of
annual Action Plans and five-year Consolidated Plans, and

(i) evaluating the progress of CDBG programs toward meeting the needs of
the City's low and moderate income populations.

B. Affordable Housing Programs.

1. Affordable Housing Fee. The Committee shall recommend to Council
programs it believes are deserving of funding by the City’s affordable housing fee. In
developing recommendations the Committee shall follow the notice and hearing
procedures used by the Committee in reviewing requests for CDBG funding.

2. Other Affordable Housing Matters.

(a) Considering and continuing the work of the City of Bend Affordable Housing
Task Force,

(b) Representing the affordable housing interests of very low, low, and moderate
income citizens and citizens with special housing needs,

(¢) Providing guidance to City staff and the City Council in the establishment of
housing goals, objectives, and priorities, _

(d) Providing guidance and assistance to City staff in the analysis and revision of
existing policies and the development of new policies that pertain to housing,

(e) Providing guidance and assistance to City staff in the development and
implementation of housing programs and projects,

(f) Monitoring and evaluating the planning, programming, and implemeniation of
the City’s housing activities,

{(g) Providing leadership in promoting public education and understanding on
matters pertaining to affordable housing, and

(h) Coordinating activities with other City advisory commitiees, as well as other
countywide and regional bodies on matters pertaining to affordable housing.

2. MEMBERSHIP AND TERMS
The Advisory Committee shall be composed of seven{# nine (9)members and
additional ex-officio members as deemed appropriate. Committee members shall be
appointed by the Mayor with the advice and consent of City Council and shall serve
without compensation. The Advisory Committee, City staff and others may recommend
citizens for appointment to the Board. Furthermore, City Council shall publicly announce
the process for selection of Committee members, and interview interested persons
according to the City’s policies. No member of the Advisory Committee shall be
employed by the City.

In selecting the members of the Advisory Board, the Council shall consider the following:
« All members shall have an interest in meeting the needs of very low, low, and

moderate income populations in Bend

AO aa¥alaala¥a N Nrata
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» One member from the building and development community to be recommended
by COBA (Position #1);

= one member from the Reai Estate community to be recommended by COAR
(Position #2);

« one member from the Jocal business community to be recommended by the
Chamber (Position #3);

e one member from the local affordable housing development community (Position
#4),

s one member from the local lending community (Position #5);

e one member from a tenant organization (Position #6);

e one member from the State of Oregon Housing and Community Services (Position
#7);, and

s two at large members (Position #8 and Position #9).

Advisory Committee members shall serve for a period of three (3) years and shall be
selected according to the City’s policy for appointment to boards and committees. The
ex-officio members shall serve at the pieasure of City Council. Fo-providefor-staggered

/] O = =
o » v

) ) 3

two-yearterms: To prO\;ide for staggered terms, the mayor shall initially assign
three members (Positions 1, 4 and 9) to serve three years, three members
(Positions 2, 5 and 7) to serve two years; and three members (Positions 3, 6 and
8) to serve 1 year. For the purpose of administering the terms of the committee, all
terms shall run from Janaar-1 June 30 and expire on Besember34 July 1 of the
respective year and each position on the Committee shall be assigned a number. After
the initial # 9 appointments, all members shall be appointed for full three-year terms.
Vacancies shall be filled by appointment by the Mayor with advice and consent of the
City Council for the remainder of the unexpired term. Advisory Committee members
may serve for no more than two consecutive terms.

ADOPTED by the City Council this and approved by the Mayor on this day of

June, 2006.
YES: NO:

Bill Friedman, MAYOR

ATTEST:

Patricia Stell, City Recorder
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