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HOUSING AND COMMUNITY DEVELOPMENT COMMITTEE
MINUTES
August 23, 2017
411 SW 9th Street, City Hall Conference Room 210, Redmond, Oregon
Members Present: Chair Whitney Swander, Diana Barker, Steve Curley, Charlene Hunter,
Suzanne Michaels, Geoff Wall (absent: Vice-Chair Joni Powell, Lori Scharton; 1 vacancy)
Youth Ex Officio: Vacant
City Staff: Katie McDonald, Assistant Planner; Jodi Burch, Finance Department; Cameron Prow,
TYPE-Write II
Visitors: None
Media: Dave Morgan, RedmondNewsToday.com
(Agenda items appear in the order discussed. The 3 digits after a motion title show the
number of committee members voting in favor/opposed/abstaining.)

CALL TO ORDER – INTRODUCTIONS
Chair Swander called the regular meeting of the Housing and Community Development Committee
(HCDC) to order at 1:04 p.m. with a quorum of members (5 of 8) present. Mr. Curley arrived at 1:12 p.m.
after approval of the minutes.
CITIZEN COMMENTS
None.
APPROVAL OF MINUTES
1.
July 21, 2017
Motion 1 (5/0/0): Mr. Wall moved to approve the July 21, 2017, minutes as written. Ms. Michaels
seconded the motion which passed unanimously.
DISCUSSION ITEMS
1.
Affordable Housing Tools
Ms. McDonald presented the Bend Collaborative Housing Workgroup Middle Market Housing
Policy Recommendations, July 2017. She outlined how Redmond might use the tools identified in
the report, Redmond’s current toolbox, and HCDC options for moving forward.
Committee concerns included exempting triplexes and fourplexes from design review, impacts on
existing neighborhoods from filling in gaps (design compatibility, parking, storage space, traffic
congestion), lack of public transportation, balancing today’s reality of multiple cars for each
household with future walkability and bikeability needs, how to adapt Bend tools for Redmond
neighborhood needs, relationship between HCDC and Planning Commission, balancing
community density needs with neighborhood values, stronger neighborhood focus, design
requirements (parking, garage, apartments above garage, adequate storage outside garage),
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inventorying Redmond needs (tools available, Redmond’s current condition related to housing
tools, using cities more comparable to Redmond than Bend and Portland), not segregating
affordable housing, reviewing the source from which Bend tools were selected, and inviting Eco NW
to speak to HCDC. Following discussion, HCDC members asked staff to provide information
comparing Bend tools (from the report) to Redmond’s Great Neighborhood Principles, identify
Redmond’s existing tools, and review tools used by cities similar to Redmond. Members suggested
several Oregon cities to use for comparison purposes – Albany, Ashland, Beaverton, Corvallis,
Gresham, Happy Valley, Hillsboro, Milwaukie, and Oregon City – and recommended defining
technical terms.
Ms. Barker requested a copy of Redmond’s “Great Neighborhood Principles.” Ms. McDonald said
these were posted on the City website but she could send them to committee members on request.
Mr. Morgan asked if the Great Neighborhood Principles were relevant to Redmond’s needs in 2017
and the definition of Bend’s parking district. Ms. McDonald responded that more information about
the “Great Neighborhood Principles” was available from Planning Manager Deborah McMahon.
Mr. Curley explained the rationale behind Bend’s parking district.
2.

Draft 2017-2018 RFP
Ms. McDonald presented the draft Request for Proposals for program year (PY) 2017-2018.
Redmond’s Community Development Block Grant allocation for PY 2017-2018 is expected to be
$144,736. She said changes to the RFP were based on the assumption the City would receive
HUD’s approval on its substantial amendment by September 1. She stated she wanted to be ready
to send the RFP out sooner than later as the City wants to award this money as soon as possible.
HCDC concerns included whether the City could submit a bid, if the allocation amount included
funding for grant administration, and the need to appoint members to the Proposal Review
Committee at the September 15 meeting. Ms. McDonald replied that the City could submit a bid
and the allocation amount had already been reduced by 20% ($44,534) for administration and 15%
($33,400) for public services. Following discussion, HCDC agreed by consensus to recommend
deletion of Paragraph 2 under the Funding Allocation heading.
Motion 2 (6/0/0): Mr. Curley moved to move forward with the draft Request for Proposals minus
Paragraph 2 under Funding Allocations to put it out to the public based on HUD’s approval of
Redmond’s substantial amendment. Ms. Barker seconded the motion which passed unanimously.

3.

CAPER
Ms. McDonald reported the Consolidated Annual Performance and Evaluation Report was not yet
done. She attributed the report’s incompleteness to unforeseen issues arising and that last year’s
corrections were only turned in last week. She summarized what the CAPER for PY 2016-2017
would include and the timeline. She has been working to get everyone paid, get reimbursed for
those payments, and prepare the report. The Thrive program met its goal, serving 107 individuals,
all of whom were low or extremely low income. The Opportunity Foundation’s coffee kiosk had a
goal of 18 placements and achieved 8, but overachieved the prior year’s goal by 10. She will meet
with the REACH program to review their reporting documentation, which did not match their verbal
report, and to help streamline their reporting instruments. She stated she needed to complete the
report by September 6. Council will review the CAPER on September 26 and the annual report is
due to HUD on September 29, 2017.
Ms. Michaels reported the coffee kiosk program became self-supporting this year. She stated
38 people completed the training program but only 8 found jobs in Redmond. The other 30 people
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found jobs elsewhere in the tri-county area (Bend, Prineville, Madras). Ms. McDonald asked
Ms. Michaels to forward all placement numbers to her.
Following discussion, HCDC members agreed to meet on Tuesday, September 5, 11 a.m., and
requested an e-mail reminder from staff. Ms. McDonald said she would check to see if members
could attend the meeting via telephone.
COMMITTEE COMMENTS
None.
STAFF COMMENTS
Next meeting: Friday, September 5, 11 a.m.
ADJOURN
With no further business, Chair Swander adjourned the meeting at 2:08 p.m.
APPROVED by the Redmond Housing and Community Development Committee and SIGNED by me
this __________ day of _________________________, 2017.
ATTEST:
___________________________________
Whitney Swander
Chair
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____________________________________________
Katie McDonald
Assistant Planner
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Addendum Item
Housing Development Tools Crosswalk
Tool 1 – Comp Plan/Zoning Map Alignment: The City of Redmond’s Comprehensive Plan, Zoning Map &
Transportation Plan are a 1-Map system. The City is in the process of updating the Comprehensive Plan
starting October 2017, and continuing for 18 months. The city’s current process for working with
developers is robust in nature, for instance after a few developers approached the city for revisiting
density maximum’s the City’s Planning Commission is considering density overlays.
Tool 2 -Mixed-Use Transportation Corridors: In the City of Redmond Development Code, there are
Mixed Use Live Work Zones and Downtown Overlay Zones to allow for a mix of commercial/residential
development. Great Neighborhood Principles require mixed housing types. Transportation is addressed
in a later tool.
Tool 3 -Incentivize Area Planning: Land Use (site/design, conditional use, etc.) decisions are sent out at
the 70 to 90-day mark. Master planning process with annexation varies dependent upon many factors
but can take up to 9-12 months. A free process offered by the City of Redmond is the Predevelopment
application process timeline is approximately 2 weeks and the applicant will receive comments from
Planning, Engineering & Fire. Single family building permits are completed within 2-3 weeks and 3-4
weeks for multi-family.
Tool 4 -Prioritize Transportation Spending Supporting Housing: “We do not have anything similar to
Bend’s ranking system relating transportation spending and housing. The current Transportation
Systems Plan lists projects in 5-year increments, but we have not rigorously followed that schedule due
to the recession. Typically, we select projects based on the need to upgrade the facility, not just for
vehicles, but also for pedestrians and to open accessible routes. Our next big project scheduled to bid
this fall is a good example. S. Canal Blvd. needs better pavement, but also turn lanes, sidewalks,
bicycle lanes and ramps. Although not a formal process, we will review the access plan as we select
projects to include in the 5-year plan.
The TSP is in the process of being updated and modes other than motor vehicles are a large part of the
update. Our current plan has a motor vehicle focus, but the new one will be different. We’re at least a
year out from completion.” –Mike Caccavano
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Tool 5 –Rework SDC Policies: The City of Redmond does have options for SDC’s (see attached). There is
no weighted option for size of dwelling or number of bedrooms and/or bathrooms. For instance, a 5
bed 5 bath home pays the same SDC’s as a 1 Bed/1 bath.
Tool 6 – Parking Districts/Reduce Parking Requirements: The current standard for single family
dwellings are 2 spaces, Accessory dwelling units require 1 additional space and Multi-Unit Family
complexes (5+ units) require 2 spaces per unit, 1 manager space + guest parking.
The City approaches the downtown area as one shopping district and has different parking
requirements for development that encourage density. Currently the City is working on a parking
utilization study to analyze the demand and supply in downtown so we can plan and be proactive as
redevelopment occurs in the core. – Chuck Arnold
Tool 7 – Vertical Housing Tax Exemption: The city does not offer a vertical housing tax exemption.
Tool 8 –Urban Renewal Areas: The city currently has one Urban Renewal Area see attached map. At
this time, the city is not exploring other districts.
Tool 9 -Calculate Density Differently: Currently density is measured in minimum lot sizes for Single
Family dwellings; PUD/CLD Townhouses are calculated in the General Residential R4 zones at 14 units
and High Density Residential R5 zone at 24 Units; Multi-family dwellings: The following residential
densities shall apply to multifamily dwellings and complexes: a. General Residential (R4) Zone – A
minimum of 4.0 units per acre and a maximum of 14.5 units per acre.
b. High density residential (R%) Zone – A minimum of 8.0 units per acre and a maximum of 17.4 units
per acre.
Through the Comp Plan update we will be moving toward a zone averaged density and utilize data
driven decision making.
Tool 10-Allow 4 Plex in Residential Standard (RS zone) – Currently the planning commission
recommended approval for 3 and 4 plex, multi-family dwellings not requiring a full site and design land
use review.
Currently General Residential R4 and High Density Residential R5 allows multi-family dwellings (3 & 4
plex) outright and multi-family complexes (5+ units) as Conditional Use and require land use approvals.
Tool 11- Open Space link to Parks: The City of Redmond works with developers in the Master Plan
process regarding open space, amenities, and proximity to parks and trails. The City of Redmond has a
Bike and Pedestrian Advisory Committee that is working on linking open space, parks and connectivity
between housing, businesses and trails. Parks Master Plan and Revitalization project seeks to resolve
connectivity issues; timeline completed within six months.
Tool 12: Increase Lot Coverage for Multi-Family: The city of Redmond does not have a lot coverage
requirement, the development code outlines minimum setbacks.
Attachment C is the EcoNorthwest Housing Policy Tools prepared for the Bend housing group.
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Potential Tools to Address Workforce Housing Needs in
Bend
This document provides an incomplete list of tools, policies, and programs that could be used to
support workforce housing production in Bend, Oregon. It is meant as a foundation for the
development of an action plan, and will be amended with new ideas and priorities. It does NOT
contain a list of tools that the City is already undertaking.

Land Supply, Housing Production, and Development Capacity
Fundamentally, home prices rise when demand for housing (in-migration and new household
formation) outpaces housing production. Any comprehensive workforce housing strategy must
address the supply of all housing (whether market-rate or below-market) coming on-line. The
following policies focus on the ways in which the City can modify its current land use
regulations in order to increase housing affordability and available housing stock.
Strategy
Name

Description

Streamline
Zoning Code
and other
Ordinances

Complexity of zoning, subdivision, and other ordinances can make development more
difficult, time consuming, and costly. Potential barriers may include: height limitations,
and complexity of planned unit development regulations. Streamlining development
regulations can result in increased development.

Lot size: Allow
Small
Residential Lots;
mandate max
and min sizes

This policy allows individual small lots within a subdivision or short plat. This policy is
intended to increase density and lower housing costs. This policy places an upper bound
on lot size and a lower bound on density in single-family zones. This approach ensures
minimum densities in residential zones by limiting lot size.

Increase
Allowable
Residential
Densities

This approach seeks to increase holding capacity by increasing allowable density in
residential zones. This strategy is most commonly applied to multifamily residential
zones. Higher densities increase residential landholding capacity. Higher densities,
where appropriate, provide more housing, a greater variety of housing options, and a
more efficient use of scarce land resources.

Redesignate or
rezone land to
allow and
encourage
housing

This policy change increases opportunity for comparatively affordable multifamily
housing and provides opportunities for mixing residential and other compatible uses. This
tool seeks to encourage denser multifamily as part of mixed-use projects in commercial
zones. Such policies lower or eliminate barriers to residential development in commercial
or mixed-use zones.

Parcel assembly
and / or landbanking

Parcel assembly or land-banking involves the city’s ability to purchase lands for the
purpose of land aggregation or site assembly. Both approaches lower the cost of
multifamily development because the City is able to purchase land in strategic locations
over time, and write down the cost of that land for eligible projects.

Prepare for /
initiate the next
UGB expansion
process

The City of Bend has very recently expanded its urban growth boundary in a lengthy and
contentious process. The pace of growth in the region and the length of time needed to
complete an expansion suggest to some that now is the time to begin thinking about the
next UGB expansion.
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Strategy
Name

Description

Allow for more
flexibility in
planning related
to UGBs

Reduce barriers to expansion of UGBs through amendments to state land-use law that
would give more authority to local governments to bring in additional land to meet
housing needs.

Fund
infrastructure for
expansion areas

The recently expanded urban growth boundary areas require backbone infrastructure –
roads, water, sewer – before they can develop. Doing so will require sequenced public
and private investment for which planning, engineering and design, and public finance
strategy will be necessary.

Fund
infrastructure for
infill
development

Infrastructure is necessary to support infill development as well. The City’s transportation
system plan and its sewer water master plan both need to updated, and recommended
projects built through a combination of public and private investment, to support
additional capacity in existing neighborhoods and corridors.

Development Code Changes
Beyond allowing for a healthy supply of residentially-zoned land, development code must also
allow a mix of housing types that support all incomes. The following policies describe how the
City can increase the housing types available and increase the number of workforce housing
units available.
Strategy Name

Description

Allow Townhomes,
Row Houses, and
Tri- and QuadPlexes in singlefamily zones

Allowing these housing types can increase overall density of residential
development and may encourage a higher percentage of multifamily housing
types. These housing types provide additional affordable housing options
and allow more residential units than would be achieved by detached homes
alone.

Allow Co-housing

Co-housing is a type of intentional community that provides individual
dwelling units, both attached and detached, along with shared community
facilities. Private homes contain all the features of conventional homes, but
residents also have access to extensive common facilities, such as open
space, courtyards, a playground, and a common house.

Inclusionary Zoning

Inclusionary zoning policies tie development approval to, or provide
regulatory incentives for, the provision of moderate-income housing as part
of a proposed development. Mandatory inclusionary zoning-requires
developers to provide a certain percentage of low-income housing.
Incentive-based inclusionary zoning-provides density or other types of
incentives.

Transfer of
Development
Rights

This policy is intended to move development from sensitive areas to more
appropriate areas. Development rights are transferred to “receiving zones”
and can be traded. This policy can increase overall densities. This policy is
usually implemented through a subsection of the zoning code and identifies
both sending zones (zones where decreased densities are desirable) and
receiving zones (zones where increased densities are allowed).

Reduction of
parking
requirements

Reducing parking minimums allows for more buildable land area, allowing
developers to create more units and increasing revenue potential for building
multi-family housing.
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Link open space
requirements to
park availability

Open space requirements on lots may be reduced when other public open
space is already offered in the area through parks or other public lands.

Increase allowable
lot coverage for
multifamily housing

More buildable land area increases revenue for builders helping to make
projects pencil.

Allow density bonus
for development
providing housing
for up to 125
percent of AMI

Expanding the use of tools such as density bonus and additional story for
units held in perpetual affordable housing inventory could spur the
development of more housing stock in the 125 percent AMI and below.

Offer density
bonuses on
transportation
corridors

Allow density bonuses outright on transportation corridors, specifically those
with transit routes, to encourage high density development in appropriate
areas

Expansion of mixed
use developments
into more zones

Allow mixed-use buildings to be built in more residential zones.

Waive fees for
development
attempting to
upzone

Remove barriers to zoning change requests for properties located in areas
that will in the future be upzoned in accordance with the UGB proposal.
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Incentives
The following incentives can be used to provide financial assistance to lower development or
operational costs in Bend in order to increase housing affordability and available housing stock.
Strategy Name

Description

Reduce SDCs,
fees, or off-site
requirements

This policy reduces the up-front costs for projects that meet eligibility requirements
(provide workforce housing) by reducing or eliminating systems development
charges, permitting fees, or infrastructure provision requirements for projects that
provide workforce housing.

Low interest loans
or grants

Provide direct subsidies to workforce housing projects to incent their development.

Pre-development
assistance

Provide assistance with design, engineering, or market studies to reduce the upfront
costs of workforce housing projects.

Land write-downs

On City or other publicly-owned land, reduce the cost of land to help make workforce
housing projects pencil.

Reduce time for
land-use approvals
and lengthen time
that approvals are
valid

Faster processing within the city’s community development department and
lengthening the time that approvals are valid allows developers more flexibility in
funding and project launch.

Simplify approval
process

The current approval process requires many steps and sometimes require land use
attorneys for simple approvals. Simplifying this will decrease the costs to developers
freeing up funding for creating projects with smaller profit margins.

Vertical Housing
Tax Credit

The State’s program encourages mixed-use commercial / residential developments in
areas designated by communities through a partial property tax exemption. The
exemption varies in accordance with the number of residential floors on a project with
a maximum property tax exemption of 80 percent over 10 years. An
additional property tax exemption on the land may be given if some or all of the
residential housing is for low-income persons (80 percent of area median income or
below).
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New Revenue Sources for Workforce Housing
To provide the incentives described above, additional revenue sources may be necessary. Below
are some sources of funds or other approaches to fund new workforce housing.
Strategy
Name

Description

General Fund
and General
Obligation
(GO) Bonds

The city can use general fund monies on hand or can issue bonds backed by the full faith
and credit of the city to pay for desired public improvements or to build below-market
housing. GO Bonds require a public vote which can be time-consuming and costly. GO
Bonds also raise property owner taxes. This tool is currently in use in Portland; funds are
being spent to build affordable housing targeting those making below 60% MFI.

Linkage Fees
for NonResidential
Development

Linkage fees are a type of impact fee based on the source of the impact. In this case, the
fee is based on the impact of commercial and industrial development creating additional
housing demand. New nonresidential development generates jobs, which triggers housing
needs for their workers. Commercial and/or industrial developers are charged fees, usually
assessed per square foot, which then are used to build new housing units. A communitywide analysis is usually performed to estimate the type and amount of jobs and wages that
are expected to be generated by new development.

Section 108
(Federal
Program,
Locally
Administered)

HUD Section 108 increases the capacity of block grants to assist with economic
development projects by enabling a community to borrow up to five times its annual CDBG
allocation. These funds can be fairly flexible in their application. The program has been in
operation since 1974 and has gained reliability. It enables a larger amount of very low
interest-rate-subordinate funding for eligible projects. As with CDBGs, the process of
securing the loan can be competitive.

Urban
Renewal

Urban renewal funds can be used to support the provision of workforce housing through
subsidies or bonds.
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Partnerships and programs
The following policies focus on ways in which the City and other community stakeholders can
provide financial assistance to potential residents in order to increase housing affordability and
accessibility for multiple income groups.
Description

Strategy
Name
Home
ownership
programs

Cities use a variety of programs to assist with homeownership. A common example is a
Homebuyer Assistance Programs. These Down Payment Assistance loans help low- or
moderate-income households cover down payment and closing costs to purchase homes
on the open market. These programs either give loans or grants, most frequently to first
time homebuyers.

Rental
assistance
programs

Cities use a variety of programs to provide rental assistance, though these programs
typically cover rent for those making less than 60% of AMI.
•

Rental assistance programs. These programs offer a range of services, such as
assistance with security deposits.

•

Rent Control. Rent control regulations control the level and increases in rent, over
time resulting in rents that are at or below market rates.

Housing
Rehabilitation
Programs

Cities often offer home rehabilitation programs, which provide loans to low- and moderateincome households for rehabilitation projects such as making energy efficiency, code, and
safety repairs. Some programs provide funding to demolish and completely reconstruct
substandard housing.

Community
Land Trust

A community land trust is typically an independent non-profit that acquires and holds land
for development of affordable housing. In some programs (like one run through Housing
Works in the Bend region) sell or rent homes on land-trust owned land at below market
rates to maintain affordability.

Partnerships
with major
employers

Employers in the Bend region are key stakeholders who need a supply of attainable
housing to recruit and retain staff. In some markets, employers directly fund workforce
housing, or partner with community land trusts or local governments to provide housing.

Voluntary
allocation of
funds from
property sales

Individuals and businesses could voluntarily approve an additional fee that could be used
like the affordable housing fee and collected as property sales are recorded.

Partnerships
with
affordable
housing
developers

The City already partners with affordable housing developers to support housing
affordable to the lowest end of the income spectrum. Extending those partnerships into
mid-market price points could create administrative and funding benefits.

Foreclosed
property
donations

Banks in the area could be encouraged to grant foreclosed properties into a public trust or
a community land trust for use as affordable housing stock.

Community
Development
Corporations

These are non-governmental, non-profit entities that provide services to support
community development. Many CDCs focus on housing, and may function similarly to
community land trusts, provide research and policy support, or undertake development
deals.
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