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January 28, 2026 ’ 206 E. Third Street

Wilson called the meeting to order at 6:59 PM

MEMBERS PRESENT: Dennis Wilson, Chair; Rich Beebe, Scott Gropp, Joel Hamilton, Nels Reese,
Sue Scott, Victoria Seever

MEMBERS ABSENT: Cole Mize

OTHERS: Evan Holmes

STAFF: Jennifer Fleischman, Mike Ray

REGULAR AGENDA

1. Approval of Minutes from January 14, 2026 (ACTION ITEM)
Seever moved for approval of the minutes as written, seconded by Beebe. Roll Call Vote; Ayes: Beebe,
Reese, Scott, Seever, Wilson (5). Nays: None. Abstentions: Gropp, Hamilton (2). Motion carried.

2. Public Comment
Time limit 15 minutes. Members of the Public may speak to the Commission regarding matters NOT on
the Agenda nor currently pending before the Planning and Zoning Commission. Please state your name
and resident city for the record and limit your remarks to three (3) minutes.

None offered.

3. Challenges of Creating an ADU: Zoning & Finance — Nils Peterson
The Executive Director of the Hills and Rivers Housing Trust (formerly known as Moscow Affordable
Housing Trust) will provide a presentation.
Nils Peterson, Executive Director of Hills and Rivers Housing Trust, provided a presentation regarding
Accessory Dwelling Units (ADU’s) as described above (see attached). There was a brief conversation about
the differences between Idaho Housing & Finance Association (IHFA) and local housing authorities. The
Commissioners continued to talk about the merits of different ways to encourage more density and in-fill
without crowding neighborhoods and decreasing residential value. There was an extensive discussion about
varied uses and means of ADUs.

4. Fiscal Year 2027 Commission Budget (ACTION ITEM)
The City is currently preparing the 2027 fiscal year budget, and the Commission will need to submit their
request by the end of February.

There was a short conversation about past budgets and how funds have been spent over the years.

Hamilton moved for approval of the FY2027 budget request as written, seconded by Seever. Roll Call Vote;
Ayes: Unanimous (7). Nays: None. Abstentions: None. Motion carried.
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5. Potential Duplex Code Amendments (ACTION ITEM)
Over the past few years, the Community Development Department has received construction plans for
duplex dwellings which have continued to evolve into multiple individual dwelling units intended to be
rented as separate dwelling units and function as multiple family dwelling units. These two-family
dwellings appear to be intentionally designed to avoid life safety, ADA accessibility, and off-street parking
that would otherwise be required for multiple family dwelling units to protect the safety and welfare of
the occupants of multi-family dwellings and mitigate the impacts of the use on the surrounding
neighborhood. Staff recognizes that there is a need for additional housing within the City, but the need to
protect the safety of the residents of these two-family dwellings and mitigate the impact upon adjacent
properties requires greater regulation. Therefore, staff proposes some code amendments for the
Commission’s consideration that will clarify existing definitions and apply some multi-family
requirements to more than one single- or two-family dwelling upon a single lot.
Ray presented a draft code amendment ordinance regarding duplexes as described above. The Commission
had some concerns regarding the proposed language and had a conversation about changing the wording
carefully to minimize unintentional impacts. Staff plans to review past approved development plans to deduce
whether the proposed changes would have prevented the developments if submitted after a code amendment.
The Moscow Fire Department reviews all development requests for comments and has responded to several
calls at recently constructed duplexes regarding life safety issues.

Staff will research the topics proposed by the Commissioners and bring back more information and a
modified code amendment to the next meeting.

REPORTS
1. Transporiation Commission meeting report.
The next meeting of the Transportation Commission scheduled for Thursday, February 12" will be cancelled.

ANNOUNCEMENTS

UPCOMING EVENTS/MEETINGS
The next Planning & Zoning Commission regular meeting is scheduled for February 11, 2026.

The meeting was adjourned at 8:33 PM

NN \

Dennis Wilson, Chair Date
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Politics of Local Control vs State Mandate

* Historically, zoning originated under a City’s local authority.

* Zoning is subject to local political pressure (NIMBY)

* Cities have a difficult time making zoning changes to favor more
housing (NIMBY perception is that housing density will hurt
property values — Investment vs Human right tension.)

* State legislatures step in

* They are more immune to the local NIMBYs
* They get tied up in ideology about small gov't vs. local control
* Blue state legislatures are acting: CA, OR, WA :
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Zoning restrictions on ADU development

“Unlocking Home" by -Ai"an.Durﬁing,; a2013 publication by Sightline Institute of Seattle
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The “3C’s” of Credit

* Credit
* Capacity
* Collateral

=
£_§ WaFdBank

Finance an ADU with a
Home Equity Line of Credit

e Credit

* Capacity
* |s there enough income for the current
mortgage plus the HELOC payment?
* Rent might pay for it eventually, why
doesn’t it count up front?
* Collateral
* |s there enough equity in the house
(market value-debt)? :
~+ Collateral might increase when the ADU is

~* Requires equity bef n: P S, AnyStreet ,;.;. w—
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Finance with a cash-out refinance
of the primary home

* Credit
* Capacity

* |s there enough income for the new
larger mortgage at a new interest rate?

* Collateral

* Is there enough Va|ua in the house to
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Finance with a new loan for the ADU on the
same lot

* Credit
* Capacity
* Is there enough income for the two loans

* Collateral

* Is there enough value in the house to
cover the ADU during construction
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Lot split and new mortgage for the ADU

¢ Credit

* Capacity
* Isthere enough income for the existing mortgage
and the new loan?
* Might a 3 party take out the ADU mortgage?
* Collateral
 Will the first house appraise for enough?
* Will cash be need on house to maintain LTV?

* Can the new lot’s value be the ADU’s down
- payment? S :

}f_:,i{WaFd Bank
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Shared Equity Loan

* Credit

* Capacity
¢ Owner needs capacity for original house
* No monthly payments for ADU loan
* 3" party is construction lender, uses
own capital; no payments by owner

* Colla
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Are there solutions? YES




