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City of Hood River Housing Metrics Study December 1£009

Executive Summary

The City of Hood River wants to answer a basic question: Can people who work in Hood River
afford to live in Hood River? The consulting firm Decisions Decisions has prepared this report
to help the City understand current conditions and recent trends in housing and income for
people living within city limits.

2001 wOil wUT 1 WEOGEOGaUPUwxUI Ul OUT Ewl 1 Ul wbUw?2UOI U2 wbOuw
A Overlapping data sets

A No data for certain years and certain jurisdictions

A Data collected in different ways by various sources

Key Findings

Hood River is a destination community blessed with natural beauty and a vibrant downtown.
At the same time, its challenges + many of which are common to communities supported by
tourism ¢ call for creativity and out-of-the-box thinking on the party of City leadership:

A The highest-employment sectors are the low-wage, seasonally-oriented service industries

-

A The highest-growth employment sectors from 2003 through 2007 were Construction,
Education, Accommodation/Food and Health Care

A The steadiest high-wage employer is local government
A High demand has driven up the cost of homeownership in the community
A There is an insufficient supply of rental housing
A Both renters and owners are challenged to find affordable homes in Hood River
A For-sale home prices in the Urban Growth Area have, for the past decade, generally met or
exceeded those within city limits
As$sYi OWEOWOOEEaz UwOOPwWDPOUI Ul UOWUEDT UOwWOi | woi EPE Owt

afford to purchase the median priced house

Recommendations and Next Steps

A Identify the data that should be collected going forward so trends can be followed over time

>\

Identify goals for housing and economic development in a larger community planning
context, and how they relate to one another

>\

Explore planning and policy options for having an impact on these trends

In the future, measure the success of those policies in achieving the desired outcomes
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Introduction

The City of Hood River contracted with Decisions Decisions to help the City understand current

conditions and recent trends in housing and income for people living within city limits. The

T OEOWPEUWUOWEUI EVUI wEwWUT OwOi wi OUUDOT wOl UUPEUwWUT EVw
trends in a comprehensive, easy-to-understand format, and ultimately to take practical and

reasonable steps to address problems that might be identified in the course of the study.

Consultants Allison Handler and Joe Hertzberg completed the analysis and incorporated the

U U U E a z UsiritoRtisBdprétive report and accompanying presentation.

What is a ometric 6 ?
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studying metrics for housing costs and household incomes will enable the City of Hood River to
understand present conditions and to monitor trends related to housing affordability.

Benchmarks and indicators that measure broad quality-of-life outcomes can help determine
whether public policies and programs are making a difference in addressing community needs.
Benchmarks relate to the policy outcomes the City has set and wishes to monitor, and to the
programs and services that are designed to reach those outcomes. Continued metrics
measurement will enable the City to see whether the trends are heading in the desired direction,
and if not, to take practical and reasonable steps to implement its goals.

The City of Hood River wants to answer a basic question: Can people who work in Hood
River afford to live in Hood River?  Answering this question necessitates asking several other
questions:

1. What does it cost to buy a house within the city limits of Hood River?
2. What does it cost to rent within the city limits of Hood River?

3. What kinds of jobs are available in Hood River ¢ in other words, which employment sectors
are represented in Hood River ¢ and what do those jobs pay?

4. How many jobs are there in each employment sector?
5. Which employment sectors are growing, and what is happening to wages in those sectors?

6. Which employment sectors in Hood River offer a wage that is sufficient to support the
monthly cost of housing in Hood River?

7. Are those employment sectors growing or declining?

These are the questions that we tried to answer in this study. Each of these questions contains
sub-guestions which this study does not attempt to address. For example, our study does not
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examine the relative fair-market rent rates for 1-bedroom, 2-bedroom, and 3-bedroom houses

I BETl xUwi OUWEW?UOExUT OU>? wOi wUl OE Ud thd netsit aBalyklsui OUWE DI
we look at median gross rent for all housing units available. An exhaustive analysis of rental

pricing by unit size for the City of Hood River is beyond the scope of this study.

Wh at i s oaffordabl ed6?

Most Oregon communities follow the definition O w? Ei | O U E Efdided tayi Obegad © OT wi
Housing and Community Services:an ? E | | O Uhbidcasts no more than 30% of a

I OUUI T OOEZz Uwl U O U Camdindiesivadyaonn®hdtBedtdis fiyuue includes utility
payments. Typically, for ownership housing, the monthly housing payment would include the
principal and interest on a bank loan used to purchase the house, plus property taxes and

hazard insurance.

Affordability in ownership housing is greatly influenced by interest rates: the higher the
interest rate, the less the borrower may borrow and still stay within lending guidelines. In the
heyday of easy credit, lenders were often willing to make larger loans that resulted in the
borrower paying 40% or more of gross monthly household income on housing payments.

Communities are living with the consequences of those practices today, in the form of mounting
defaults and foreclosures. A silver lining is the fact that declining home values have increased
overall affordability in for-sale housing. Days-on-market have increased and prices have
dropped.

Affordability in rental housing is subject to similar market factors ¢ supply and demand. High

prices for ownership housing increase the pressure on rental housing. Furthermore, rental

affordability for households with incomes on the lower end of the spectrum is compromised by

rising utility costs. For that reason, it is common for providers of housing for low-income

PEi I OUEEEOI 2 wUl OUE Owpk OU OE wrbdimarétBan 80% bfindd grasdd 1 1 wul 60T U
monthly income on rent plus utility costs. Households that pay more than 30% of their gross

monthly income on rentare saidtobe? I OUUDPOT wEOUUWEUUET Ol EG 2

The Language of Numbers

An important distinction must be made betweeOw? PET 1 U2 WEOE wW?1 OUUI T OOEwWPOE
examines both, and yet they are not the same thing. Wagesare payments associated with a

specific job. Income takes into consideration all sources, not just payroll earnings: for example,

in addition to wages, income also includes payments from a retirement plan, alimony, child

support, rent payments, farm income and investment income.

Finally, income and wages can be quantified in U1 U O Uneab (awerage) E OE w? O1 EPEOO? wgE O
the distinction is important.
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I The mean or averagewage for a given employment sector is the sum of all wages for
that sector divided by the total number of workers in that sector.

[ The median wage for that sector is the figure exactly in the middle of the list of all wages
for thatsectOU wepb T 1 Ul wi EET wb&hiudl Wayes are I8tedra$a$apardie; U w
item in the list): half of the wages listed will be greater than the median figure and half
will be less than the median.

Averages are skewed by large disparities in numbers: forexe Ox O1 OwP OwUT T wOUOET UwUI
F QOwk OwwWoOwht Owl Owt KOwk Kk OWWNOwWhKKOw! ++ 02 wOT T wEYI UE
more commonly used in income and housingcost UUUE BT UwUUET wEUw' OOEw1bYI Uz
study; half of the population earns more + how much more is not relevant + and half earns less

than the median figure.

The Metrics: Data Points Collected

A challenge in this study is that much of the information needed to fully understand current
conditions and past trends are not available. Some of the data have simply not been collected;
some data have been aggregated and we do not have access to the raw data; some data have
been collected for Hood River County but not for the city; we have data for certain years but not
others; and we have some data from the US Census provided as overlapping, multi-year
projections rather than as discrete per-year data points. Two things became clear to the
researchers:

-

A First, we can do a certain level of analysis, bringing into the mix county-level data from
which the City could extrapolate its own situation (we are confident that the City frequently
has to analyze its circumstances based on county-level information), and this will allow us
to see certain gross trends. In other words, we can still tell a story about what is happening
in Hood River, but it is less clear than it would be if we had access to more complete
information.

A Second, it would be helpful to identify the types of data that should be collected in the
future, in order to facilitate further study of housing and income trends in the City of Hood
River.

What follows by section are our key findings based on the information we collected.

Employment D ata, by sector and by year (2003 -2008)

Employment sectors

Nearly 80% of workers in Hood River work in just five employment sectors (figures in
parentheses reflect the number of workers in 2007 in each sector and the percentage of total
workers that figure represents):
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Retail Trade (1,042) (19%)

Local Government (636) (11%)
Manufacturing (429) (8%)

> T > > D

Health Care and Social Assistance (1,250) (22%)

Accommodation and Food Services (1,033) (18%)

Table 1 shows the distribution of workers in the Hood River economy between 2003 and 2007,
the last year for which we have data (since 2008 data have not yet been aggregated and we
T EY] Oz OwEOOUI EwlT 1 wEOGOOUWOOW! YYNAS w

Table 1. Employment Sectors (number of workers)!

PRIVATE SECTOR EMPLOYEES, TOTAL
Construction

Manufacturing

Wholesale Trade

Retail Trade

Information

Finance and Insurance

Real Estate and Rental and Leasing
Professional and Technical Services
Administrative and Waste Services
Educational Services

Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other Services except Public
Administration

PUBLIC SECTOR

2003

4,385
79
514
63
1,008
69

99

62
180
63

42
962
88
787
130

534

2004

4,701
117
533

63
1,040
87
110
66
189
44
n/a
1,121
86
875
132

642

2005

4,713
128
515

56

1,064
112
107

73
216
43
n/a
1,077
84
886
128

648

2006

4,927
136
442

62

1,040
103
108

73
221
44

66
1,248
79
978
135

647

2007

4,985
162
429

68
1,042
78
111
76
226
39

70
1,250
65

1,033
148

636

The sectors that have shown the most growth, in terms of the number of workers, between 2003

and 2007 are:

A Construction (over 100% growth)
Educational Services (67%)
Accommodation and Food Services (31%)
Health Care and Social Assistance (30%)
Professional and Technical Services (26%)
Real Estate (23%)

I I I I > >

1 SourceDallas Fridley, Regional Economist
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Construction is both seasonal and subject to boom-and-bust cycles. Hood River construction
workers have ridden the wave of the housing boom. The real question for this study is whether
the jobs provided by these sectors ¢+ Construction included ¢ support residing in Hood River.

Wage Data, by sector and by year (2003 -2008)

We examined average payroll earnings (wages) for workers employed by businesses in Hood

River (city-level data), compiled by Dallas Fridley, regional economist with the State of Oregon.

These wage data were collected for the establishments within Hood River city limits. They were

compiled in aggregate for each business sector, and then averaged by dividing the total

aggregate payroll figure for a given sector by the total number of employees in that sector.

2PDO0ETl whi zUT wOUDPOT wUT 1 wOl EOOWOUWEYIT UETT OwWUEUT 1T UwOT
senior people or more skilled people in any given sector could inflate the dollar figure.

Table 2 shows wages by sector, and from this information we can see which sectors pay a wage

sufficient to support residence in Hood River, which sectors have a increasing wages and which

ones have declining wages.

Table 2. Wages by Sector (dollars)?

2003 2004 2005 2006 2007
PRIVATE SECTOR, AVERAGE PAYROLL 24,302 | 24,397 25,023 26,350 | 27,237
Construction 24,388 | 28,054 30,881 33,073 | 32,020
Manufacturing 28,271 | 30,091 31,599 38,160 | 38,793
\Wholesale Trade 31,826 | 34,339 39,138 38,921 | 36,002
Retail Trade 21,461 | 21,695 21,835 23,165 | 24,281
Information 33,461 | 34,654 46,977 50,308 | 37,591
Finance and Insurance 43,550 | 34,778 32,057 33,164 | 37,105
Real Estate and Rental and Leasing 17,600 | 17,989 19,604 22,451 | 23,421
Professional and Technical Services 35,084 39,678 39,589 45,842 51,055
Administrative and Waste Services 14,760 | 15,398 16,277 15,128 | 15,523
Educational Services 14,255 N/A N/A 19,181 | 26,760
Health Care and Social Assistance 28,395 27,352 27,559 28,038 30,121
Arts, Entertainment, and Recreation 14,808 | 10,469 11,593 11,503 10,730
Accommodation and Food Services 12,544 12,819 13,376 13,582 13,995
Other Services except Public Admin. 18,508 | 20,177 19,929 21,256 | 20,446
PUBLIC SECTOR, AVERAGE PAYROLL 34,190 36,323 37,417 39,139 40,748

The highest paying sectors in Hood River in 2007 were Professional and Technical Services,
(with an average wage of $51,055) and local government (average wage $40,748). Jobs in

2 Source Dallas Fridley, Regional Economist
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Manufacturing, Wholesale Trade, Information, and Finance and Insurance all paid on average
around $37,000-$38,000. While Professional and Technical Services is a growing employment
sector, Manufacturing is not; Hood River is not unigue in seeing this trend.

In addition to looking at wage income, we looked at overall household income for Hood River.
We were able to look at average household income for residents of Hood River (city level data),
from the reported Adjusted Gross Income on the tax rolls. These data have been aggregated by
the state Department of Revenue, and then averaged.

Median income data for the city have not been collected, but we were able to look at median
household income for Hood River County for certain years via Census information. Median
income data for Hood River were available for 1999 through the 2000 Census, and for 2005-2008
via the American Communities Survey (ACS). The ACS is the vehicle by which the US Census
x UOYDPEI UwET 001 UExT-REWU YWBHIOERI IUQDIOHER.Die ACFbe® OPE OQWE |
not provide city-level data for Hood River. It provides county-level data, but the earliest year in
which these data were collected for Hood River County was 2005. Additionally, ACS provides
data in three-year estimates, with overlapping time frames: we have ACS income estimates for
2005-2007 and for 2006-2008. The best we can do with these data is to extrapolate.
Unfortunately, we have no data at all for 2000 through 2004. Table 3 shows the difference
between Median Income (at the county-level) and Average Adjusted Gross Income (at the city-
level), to provide some context for the analysis.

Table 3. Median ® and Average * Incomes, Hood River , 1999-2009 (dollars)

Year 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Median
Income,
Hood 38,326 n/a n/a n/a n/a n/a 46,415 | 46,415 | 50,301 | 50,301 | 54,512
River

County
Average
AGl,

Hood 25,116 | 35,890 | 36,418 | 37,498 | 38,232 | 42,154 | 44,128 | 48,873 | 51,526 | 55,648 | 60,100
River

(city)

The key to understanding the significance of the wage and income data is to look at housing
price data and see how the two intersect.

Housing Price data (average and median)

We were ableto obtain O1 EPEOwi OO1 wx UPET wEEUE wi UO®ounorme w" OUOUA u
sales closed in 1999 and every year thereafter. Examining median price information is especially

importantD OWE Qwl EOOOOa woOP Ol w OOE w1l b VYIishmiliehedn tasily 1 wE wi OU
skew the average even if most other houses are selling between $250,000 and $500,000.

3 SourceMedian Income data: US Census and American Communities Survey, http://factfinder.census.gov;
4 Source Adjusted Gross Income data: http://www.oregon.gov/DOR/STATS/statistics.shtml)
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We analyzed the trend in home prices as compared with the trend in incomes. Specifically, we

looked at the following:

A What has happened to median home price for homes within Hood River city limits over the
past decade?

A At then-current interest rates each year, what would be the monthly housing payment on
the median-priced house?

A What annual income would be necessary in order to support that housing payment and still
T EY] wbUWE] wtha is,ith® hbEské paymentiwould represent no more than 30% of
OT1T wi 601 6pO1I Uz Uwl UOUUwWOOOUT awbOEOOT vy

From the County Assessor, we obtained price data for closed home sales within Hood River
City limits for every year from 1999 through 2009. Data for 2009 are incomplete; we have
records for sales closed through September.

Our study included only homes sold for ownership; we excluded multi-family buildings
purchased as rentals, but we included condominium homeownership units within multi-unit
buildings. We also excluded mobile home sales and the sale of bare land; those exclusions did
not have significant impact on the pricing structure for purposes of this study. With only one
exception (Chart 2B, described below), we focused on houses within Hood River city limits.

Median price for closed home sales in Hood River rose from 2002 to 2008, peaking at $328,500.
Average prices tracked generally the same trends, as shown numerically in Table 4 and
graphically in Chart 1, although the averages had slightly higher numerical values. This
exemplifies the way that averages are skewed by higher numbers; sales over a million dollars in
Hood River pulled up the average.

Table 4. Median and Average Price, closed sales within city limits, 1999-2009
(dollars)®

Year 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008

2009

AVG | 133,197 | 139,751 | 118,541 | 177,123 | 195,535 | 223,165 | 282,567 | 343,591 | 344,829 | 347,959

323,247

MED | 129,900 | 129,700 126,500 | 164,400 | 175,000 | 205,000 | 255,000 | 313,750 | 320,000 | 328,500

289,500

5 SourceDuane Ely, Chief Appraiser, Hood River County
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Chart 1. Median and Average Price, closed sales within city limits, 1999-
2009°

Number of home sales has declined from a high of 67 in early 2005, as shown in Chart 2A.
Median (the red bars) peaked at $364,950 in the first quarter of 2009. Housing counts are shown
in the axis line on the right hand side of the chart and the blue dotted line.

Chart 2 A. Median Price, Counts, closed sales within city limits, 1999-2009’

70

- 30

- 20

- 10

6 Source Duane Ely, Chief Appraiser, Hood River County
7 Ibid.
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The market median in Hood RiveUz Uw4 UEEQw&UOPUT w Ul EOQwUT OPOwhbOw" T |
closely with the median price of home sales within city limits ¢ although it exceeded city prices

for every year since 2002 with the exception of 2008. The median in the UGA was highest in

2007, at $335,000.

What this means for prospective homebuyers is that even if Hood River brings UGA lands
inside city limits, the concern about housing affordability is not likely to diminish.

Chart 2B. Median Price, closed home sales within city limits as compared
with Hood River UGA, 1999-2009°

$335,000
0

$330,00

$100,000 -

$50,000 -

S- A

Housing affordability is affected directly by mortgage interest rates: the higher the interest rate,
the less the borrower is able to borrow. Chart 3 shows that interest rates have been trending
downward since 2000 ¢ bringing ownership housing somewhat more within reach. For the past
few months, interest rates have been below 5% on average.

While that is good news for prospective buyers, there is still a significant gap between the
housing payment that wages at various Hood River jobs can support and the housing payment
on a market-rate, median-priced house in Hood River.

8 Source Duane Ely, Chief Appraiser, Hood River County
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Chart 3. Historic Interest Rates, 1999 -2009°
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Table 5 shows a snapshot of 2007 ¢ when interest rates averaged 6.34% - and compares the

PEUAPON wx @6 wYEUPOUUWNOEUWI | OEwEaw' OOEwW1BYI UwbOUO
was $320,000 ¢+ half of Hood River homes sold that year sold more than $320,000 and the other

half sold for less than $320,000. Even the sector with the highest average wage in Hood River

that year ¢ Professional and Technical Services ¢ could only support payments on a house

priced at $205,000.

Table 5. How Much House Could This Job Buy? A Snapshot of 2007 *°

monthly
Average Payroll, by sector, annual mqnthly pa_lyment pr_ice home
in 2007 wage for earnings for  thiswage  this worker
this worker  this worker would could buy
support
PRIVATE SECTOR, AVERAGE
PAYROLL $ 27,237 $ 2,270 $ 681 $ 109,549
Construction 32,020 2,668 800 128,783
Manufacturing 38,793 3,233 970 156,025
Wholesale Trade 36,002 3,000 900 144,800
Retail Trade 24,281 2,023 607 97,656
Information 37,591 3,133 940 151,193
Finance and Insurance 37,105 3,092 928 149,237
Real Estate and Rental and Leasing 23,421 1,952 586 94,198
Professional and Technical Services 51,055 4,255 1,276 205,344

9 Sourcehistoric interest rate data: http://mortgage-x.com/general/national_monthly_average.asp?y=2007
10 Soure Dallas Fridley, Regional Economist
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Administrative and Waste Services 15,523 1,294 388 62,433
Educational Services 26,760 2,230 669 107,627
Health Care and Social Assistance 30,121 2,510 753 121,147
Arts, Entertainment, and Recreation 10,730 894 268 43,157
Accommodation and Food Services 13,995 1,166 350 56,288
Other Services except Public Admin. 20,446 1,704 511 82,232
PUBLIC SECTOR, AVERAGE

PAYROLL 40,748 3,396 1,019 163,888

Housing specialists describe UT D UwE U wE O w? B:ithe diffeffcEbbr@dritihe unbrkek
x UPDET wOi wOT T wOl EPEQwxUPEIT Ewl 001 wEiGdEmebduseho®™ETI | OUEEE
could pay.

Chart 4A shows the trend in the affordability gap since 1999. Since we do not have median
income data for most of those years, Chart 4A shows the gap between the averagecost of a for-
sale house (based on closed sales within Hood River city limits, reported by the County
Assessor), and the price that the average-income household could afford at that time, given
then-current interest rates. The Affordability Gap was at its highest in 2006, when the average
income household could afford a house that cost roughly $200,000 but the average cost for a
closed-sale at that time was more than $343,000 ¢ an Affordability Gap of $143,000.

Chart 4B tells the same story from a slightly different perspective. The bars in red show the
price affordable to the average-income household compared with the median-priced house for
each year from 1999 through 2009. The Affordability Gap was still the greatest in 2006, at
$113,000.

Finally, Chart 4C compares the purchasing power of the median-income household with the

cost of the median-priced house for the years for which we have median-income data. The gap

in 2006 was greatest, at $123,000. WhilethiU wET EUUwl EVUwUT | thé datehetd &reua I EU Uz w
not skewed by large numbers in household income or home price.

All three charts show a similar problem: no matter how the data are sliced, there isagap ¢ at
times, a significant one ¢ between what it costs to purchase a house in Hood River and what
prospective buyers are able to afford.

N4
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Chart 4A. The Affordability Gap in ownership housing : average price vs.
affordable price for average income household ($143,000 gap)

5343,591

B AVERAGE FOR-SALE
HOME PRICES

W "AFFORDABLE" PRICE
(AVG-INCOME HH)

Chart 4B. The Affordability Gap in ownership housing : median price vs.
affordable price for average income household ($113,000 gap)

B MEDIAN FOR-SALE HOME
PRICES

W "AFFORDABLE" PRICE (ANG-
INCOME HH)
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Chart 4C. The Affordability Gap in ownership housing : median price vs.
affordable price for median income household  ($123,000 gap)**

M MEDIAN FOR-SALE HOME PRICES (within city
fimits)

M AFFORDABLE HOME PRICE (based on median
income '05-09 for Hood River County)

2008 2009
projected

The lack of housing affordability shows up in another way, not just for those households that
POUOEwWODOI wUOwO P O wE UlbtendstinGly, dven Eor Hoddéh&ds thit hineady) DE 1 6 w
own their homes in Hood River, many report that they experience housing cost burden,

spending more than 30% of their gross monthly income on housing. This can be attributed to a

number of reasons: they may have overcommitted when they bought; they may have purchased

with variable rate loans that have adjusted from low introductory rates; their incomes may have
declined; etc.

The number of cost-burdened owners has increased since the last census. In the 2000 Census,
17.5% of homeowners in Hood River County reported that they spent more than 30% of their
gross monthly income on housing; the 2005-2007 American Communities Survey reported that
25.7% of owner households were cost-burdened, and the 2006-2008 ACS reported that 42.5% of
owner households were cost-burdened. We do not have city-level data concerning cost-
burdened owner-occupied housing and so we cannot extrapolate market significance from
these data.

Market Rate Rent Data

Approximately two-UT PUEU wOi w' OOEw1dYI Uz Wapiéd) EobobduU OB UUWE U
1 DY Irdotert) the housing market presents similar challenges. The American Communities

Survey reported that in 2005-2007, 42.3% of renter households in Hood River County were cost-

11 Charts 4A, 4B, and 4C were developed based on home sale data provided by Duane Ely, Chief Appraiser, Hood
River County, and Dallas Fridley, Regional Economist.
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burdened; the 2006-2008 ACS reported that figure as 54.1%. Table 6A, with data from the ACS,

shows how median gross rents have risen overthex EU0wi I pwal EUUB w( Uz UwbOx OUL
mind that this is county-level data, and that the figures are three-year estimates. What the

numbers show, however, is that costs are rising for renters ¢+ due to slackened rental

construction and conversion of rentals to condominium ownership, among other factors which

we describe below.

Table 6A. Median Gross Rents, Hood River County (dollars)*?

2000 2005 2006 2007 2008
538 660 660 675 675

Table 6B shows Fair Market Rents for Fiscal Year 2010 for units of various sizes in Hood River
County. Looking back to the wages provided by various employment sectors in Table 5, we can
see there is a problem. Adjusting the figures in Table 5 by a cost of living increase of 3.5% per
year, the 2010 adjusted figures (Table 6C) show that certain employment sectors ¢ in particular,
the service sector jobs including Administrative Services, Accommodation and Food Services,
and Arts, Entertainment and Recreation ¢ E O OuroVide sufficient wages even to rent an
efficiency apartment.

Table 6B. Fair MarketRents: t od ay 6 s HoedRivprChuoty (dollars)?

Final FY 2010 FMRs By Unit Bedrooms
Three-
Efficiency One-Bedroom Two -Bedroom Bedroom Four-Bedroom
472 584 727 1,035 1,067

Table 6C. Adjusted Wages, projected, for 2010 (dollars)*

Average Payroll, by sector, Annual monthly . mqnthly payment
in 2010 (projected) wage for earnings for this this wage would
this worker worker support

PRIVATE SECTOR, AVERAGE
PAYROLL 30,199 2,517 755
Construction 35,501 2,958 888
Manufacturing 43,010 3,584 1,075
Wholesale Trade 39,916 3,326 998
Retail Trade 26,920 2,243 673
Information 41,678 3,473 1,042

12 Source US Census 2000; American Communities Survey 2005-2007, 2006-2008

13 Source Department of Housing and Urban Development, www.huduser.gov, via Ruby Mason, Executive Director,
Mid-Columbia Housing Authority

14 Source: Dallas Fridley, Regional Economist
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Finance and Insurance 41,139 3,428 1,028
Real Estate and Rental and Leasing 25,967 2,164 649
Professional and Technical Services 56,606 4717 1,415
Administrative and Waste Services 17,211 1,434 430
Educational Services 29,669 2,472 742
Health Care and Social Assistance 33,396 2,783 835
Arts, Entertainment, and Recreation 11,897 991 297
Accommodation and Food Services 15,517 1,293 388
Other Services except Public Admin. 22,668 1,889 567
PUBLIC SECTOR, AVERAGE

PAYROLL 45,178 3,765 1,129

A February 2009 report prepared by the Denver-based consulting firm Prior & Associates for
the Mid-Columbia Housing Authority identified several trends in Hood River County, some of
which will impact the city:

1. 2' OOEwW1DYI Uw" OUBUawl EVWEOWI RxEOQEDPOT wOOPWDPOEOOI

I PTTOPTTUOUWUT ] wi EECwUT ECwUT 1 wEOUOGUazUwl EOOOOA W
recreationEOE WET UPEUOUOUUI 62 w Uwbil WEDPUEUUUI Ewl EUODI U

?' OOEwl1lbYl Uw" OUOVawl EVWEwWI UOPBDOT wUl EUOCOEOWI EOO
tourism are seasonal in nature; this accounts in part for the low earnings of workers in

the Accommodations and Food Service sector.

2371 Ul wi EVWET T OwobpODPUI EwUl OUEOwWT 6OUUDPOT wedOUUUL
consultants studied the number of building permits issued in the County since 2000. The

supply issue creates two kinds of problems for Hood River residents with low incomes:

a lack of available units for rent, and upward pressure on pricing. Our working

assumption is that most if not all of the land appropriately zoned for multifamily rental

development is located within city limits.

?, EQawl RPUUDOT wUI OUEOwWUOPUUwWPOw' OOksalkel BYT Uw" OUOG
EOOEOOPOPUOUG? wpxdwAAw! 1 UPT 1 Owl YYYWEOEwWOT T wi OE
existing apartments were converted to condo ownership. The result: 88 fewer rental

units in the rental inventory. Our working assumption is that most if not all of these

converted units are in located within city limits.

A more detailed analysis of rental pressures is beyond the scope of this study, but the Prior &
Associates report paints a bleak picture for low-income renters in Hood River.
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Key Findings

Hood River is a destination community blessed with natural beauty and a vibrant downtown.
At the same time, its challenges + many of which are common to communities supported by
tourism ¢ call for creativity and out-of-the-box thinking on the party of City leadership:

I The highest-employment sectors are the low-wage, seasonally-oriented service
industries

[ The highest-growth employment sectors from 2003 through 2007 were Construction,
Education, Accommodation/Food and Health Care

[ The steadiest high-wage employer is local government

I High demand has driven up the cost of homeownership in the community

I There is an insufficient supply of rental housing

| Both renters and owners are challenged to find affordable homes in Hood River

I For-sale home prices in the Urban Growth Area have, for the past decade, generally met
or exceeded those within city limits

i $Y1 OwE G low ibtErEstirates, the median income household in Hood River cannot
afford to purchase the median priced house

2001 woOl wlT T wEOEOGaAUDUwWxUI Ul OUT Ewl 1 Ul wbUw?2UOI U? wbOuw
I Overlapping data sets
I No data for certain years and certain jurisdictions
I Data collected in different ways by various sources

We recommend that the City identify the data that should be collected going forward, and
ensure that these data are collected so that trends can be followed over time.

Furthermore, we recommend that Council identify its goals for housing and economic
development in a larger context ¢+ informed by its adopted vision for its future. In that process,
the Council could explore planning and policy options for having an impact on these trends. In
the future, the community will be able to measure the success of those policies in achieving the
desired outcomes.
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