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HOUSING AND COMMUNITY DEVELOPMENT COMMITTEE
Minutes
Friday, February 20, 2015
City Hall Conference Room A, 716 SW Evergreen Avenue, Redmond, Oregon
Members Present: Vice-Chair Steve Curley, Diana Barker, Geoff Wall (excused: Katie McDonald)
City Staff: Heather Richards, Community Development Director; Chelsea Dickens, Grant Coordinator;
Cameron Prow, TYPE-Write II
Visitors: Anne Graham, City Council Liaison; Janet Burton, Central Oregon Association of Realtors,
Jay Willett, Fred Real Estate; Lori Scharton, Susan Tunno, Whitney Swander
Media: None
(scribe CP's note: The minutes were created from an audio record and notes taken at the meeting.
The three digits after a motion title show the number of members voting in favor/against/abstaining.)

CALL TO ORDER – INTRODUCTIONS
Vice-Chair Curley called the meeting to order at 3:12 p.m. with a quorum of members (3 of 4) present.
LIAISON COMMENTS
Ms. Graham reported that Council was pleased with the results of the January 2015 meeting and the
quality of the work.
CITIZEN COMMENTS
None.
DISCUSSION ITEMS

A.

2015-16 Work Plan Goals – Draft
Ms. Dickens presented the draft work plan for fiscal year 2015-2016. Community Development
Block Grant Funding Action 4 will be removed as it will be done by the end of this fiscal year.
Following discussion, members agreed by consensus to postpone approval of the 2015-2016
work plan to the March 2015 meeting when more members are available.
Ms. Graham noted that work plans are supposed to express the committee’s desires.

B.

Review SDC Credit Program
Ms. Dickens presented the Affordable Housing SDC Credit Application and explained how the
program works. Nonprofit organizations building single- or multi-family housing for residents with
annual incomes at 60% or less of Deschutes County Area Median Income (AMI) can apply for a
reduction of their system development charges. The City has slightly over $92,000 available in its
SDC credit bank. Ms. Richards summarized the history of this program (prior applicants, housing
types), which started in 2010 with approximately $130,000, and future funding opportunities.
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Visitor concerns included prioritizing projects based on the income level served or targeting
residents at 30-40% of AMI.
Committee concerns included funding source for SDC credit program, how other communities
inside/outside Central Oregon manage SDCs (rates, credit rates, funding sources), legal
constraints to creating new funding sources, and AMI levels of residents who have participated in
the past. Members asked staff to present the results of their research at the March meeting.
C.

2015-2016 CDBG Funding – Received Proposals and Nominate Selection Subcommittee
Ms. Dickens reported the City has received four proposals to date. The deadline for submittal is
4 p.m., February 20, 2015. The City will receive $208,791 for 2015-2016, which is higher than
the first-year award of $190,727. Ms. Richards explained the relationship between the City’s
Consolidated (five-year) Plan and the Annual Action Plans.
Member concerns included HUD’s reason for increasing the amount of the annual award and
retaining items on the Action Plan whether or not proposals are received for them.
Ms. Barker, Mr. Curley, and Ms. Swander volunteered to serve on the Selection Committee.
Selection Committee members agreed to meet the first week of March 2015 to review proposals
before presenting their recommendations to the entire committee.

APPROVAL OF MINUTES
Ms. Prow requested correction of the footer’s title to Housing and Community Development
Committee and the date to January 16, 2015.
Motion 1 (3/0/0): Mr. Wall moved to approve the January 16, 2015, minutes as amended.
Mr. Curley seconded the motion which passed unanimously.
COMMITTEE COMMENTS
Mr. Wall said it was nice to see new members coming on board.
STAFF COMMENTS
Ms. Dickens said the Mayor will appoint four new members to this committee on February 24, 2015.
Ms. Richards requested committee assistance to fill the remaining regular member and Youth
Ex Officio positions. She reminded members to attend the All City Commission/Committee forum on
February 23, 2015, 6 p.m., in City Hall Conference Room A.
Mr. Curley suggested the homeschooling network as a recruiting resource for the ex officio position.
ADJOURN
With no further business, Vice-Chair Curley adjourned the meeting at 4:03 p.m.
APPROVED by the Housing and Community Development Committee and SIGNED by me this
_______ day of ______________________, 2015.
ATTEST:
___________________________________
Katie McDonald
Chair
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____________________________________________
Heather Richards
Community Development Director
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HOUSING AND COMMUNITY DEVELOPMENT COMMITTEE
Minutes
Friday, March 20, 2015
City Hall Conference Room A, 716 SW Evergreen Avenue, Redmond, Oregon
Members Present: Chair Katie McDonald, Diana Barker, Suzanne Michaels, Joni Powell, Angela
Quattlebum, Lori Scharton, Whitney Swander, Geoff Wall (excused: Steve Curley)
City Staff: Heather Richards, Community Development Director; Chelsea Dickens, Grant Program
Coordinator; Cameron Prow, TYPE-Write II
Visitors: Anne Graham, City Council Liaison; Dan Johnson, Tom Kemper and Keith Wooden, Housing
Works; Darin Murphy, Commonwealth Development
Media: None
(scribe CP's note: The minutes were created from an audio record and notes taken at the meeting.
The three digits after a motion title show the number of members voting in favor/opposed/abstaining.)

CALL TO ORDER – INTRODUCTIONS
Chair McDonald called the meeting to order at 12:05 p.m. with a quorum of members (5 of 9) present.
Ms. Powell arrived at 12:07 p.m. Ms. Quattlebum and Ms. Swander at 12:15 p.m. after the February
minutes were approved.
SWEARING IN OF NEW MEMBERS
Councilor Graham administered the oath of office to Ms. Michaels, Ms. Powell, Ms. Quattlebum,
Ms. Scharton, and Ms. Swander and thanked them for their service.
LIAISON COMMENTS
None.
CITIZEN COMMENTS
None.
APPROVAL OF MINUTES
Motion 1 (5/0/1): Ms. Barker moved to approve the February 20, 2015, minutes. Ms. Scharton
seconded the motion which passed with Ms. Barker, Ms. Michaels, Ms. Powell, Ms. Scharton,
and Mr. Wall voting in favor and Ms. McDonald abstaining due to her absence from the February
meeting.
DISCUSSION ITEMS

A.

Affordable Housing Development Presentations
Ms. Richards summarized the two projects whose sponsors will be applying for state tax
credits (independent of Community Development Block Grant funds) to bring affordable
housing into the City of Redmond. City Manager Keith Witcosky has asked this
committee to recommend prioritization of the projects presented.
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* Commonwealth Development: Mr. Murphy presented his company’s proposal to develop
46 units of workforce housing (Mid-Town Village to serve individuals and families at 30-60% of
the Area Median Income (AMI) for Deschutes County. He outlined the company’s experience,
project plans, and community outreach efforts. Commonwealth Development, a national
development company with a regional office in Portland, Oregon, focuses on affordable senior
and family workforce housing. Mid-Town Village would be its first Oregon development and
owned in perpetuity. Commonwealth is trying to incorporate recent changes in the downtown
development code into this project. The three-story building would be on the city block
bounded by 5th Street, 6th Street, Elm Avenue, and Dogwood Avenue. The ground floor would
include parking and support services and the two residential floors above would have one,
two, and three-bedroom units. Community benefits: increased density downtown, central
location, mid-town catalyst, partnership with the property owner and Deschutes County to
address adverse environmental conditions on the site.
Ms. Richards noted that Redmond’s AMI was 25% less than that of Deschutes County.
Mr. Murphy responded to committee concerns about the timeline (construction, spring 2016;
leasing, spring 2017), resident support services (community room with kitchen, private offices,
leasing office, fitness room, laundry), number of units dedicated to 60% AMI (46), and the
nearest Commonwealth development (Utah).
Mr. Kemper presented his company’s proposal to develop 48 units of
housing (Cook Crossing) for seniors at or below 50% AMI and summarized the company’s
experience, project plans including financing, and community outreach efforts. Housing
Works, headquartered in Redmond, has 740 units in Central Oregon. The four-story building
would be on Veterans Way across from Lynch Elementary School just west of Lowe’s. The
ground floor under three residential floors would include a Mosaic Medical clinic, community
room, leasing office, and agency partner service offices. Pro forma rents would be less than
$500 (one bedroom) and less than $600 (two bedrooms) and could be further reduced by
Oregon Affordable Housing tax credits. Included in this development will be a single-story
apartment complex a block away. This eight-unit complex currently serves seniors and people
with disabilities and has a full rental subsidy from HUD (Housing and Urban Development).
Housing Works plans to hold both properties in perpetuity. Deschutes is the fastest-growing
county in the state. Of that growth, 40% are seniors and 60% of those seniors have incomes
less than 60% AMI. Community benefits: meet high demand for senior housing in Redmond;
rental assistance for 25% of units; partnerships with Mosaic Medical, Redmond School District,
and the Senior Center; on-site medical and dental services; and proximity to shopping, banks,
restaurants, Cascades East Transit Center, and Bend Memorial Clinic.

* Housing Works:

Mr. Kemper responded to committee concerns about the project timeline (construction, early
2016; leasing, early 2017), senior ages (55+), senior aging-in-place options, availability of
psycho-social services, safe pedestrian crossing of Veterans Way, transportation to the Senior
Center, and parking (easement from Lowe’s).
Motion 2 (7/0/1): Ms. Scharton moved to place the workforce housing (Mid-Town Village)
development in the ranking letter for Oregon Affordable Housing tax credits as #1 for the
municipality.
Ms. Quattlebum seconded the motion which passed with Ms. Barker,
Ms. McDonald, Ms. Michaels, Ms. Powell, Ms. Scharton, and Ms. Swander voting in favor and
Mr. Wall abstaining due to his conflict of interest.
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B.

Subcommittee Report
* Recommendation of CDBG Program Year 2015-2016 Funding: Ms. Dickens and
Ms. Richards reviewed (PowerPoint) the purpose, program-year (PY) cycle, Consolidated Plan
priority needs, key questions to consider for activities, national objectives, funding for
Consolidated Plan goals, 2015-2016 funding, 2014-2015 Annual Action Plan Summary,
subcommittee recommendations (selection criteria, scoring guidelines), and next steps in the
City’s review process. Fiscal impact: This grant-funded program will be included in the City’s
FY 2015-2016 budget. All projects must meet the eligibility requirements, national CDBG
objectives, and the City’s Consolidated Plan goals for FY 2014-2015. A City Council public
hearing is scheduled for May 5, 2015. The Annual Action Plan is due to HUD on May 15,
2015. Funded projects will begin approximately July 1, 2015, and must be completed by
June 30, 2016. The CAPER (Consolidated Annual Performance and Evaluation Report)
for PY 2015-2016 is due September 29, 2016.
Committee concerns included impact of tax credits not being approved for the Housing Works’
proposal, category expectations, and applicants’ performance.
Ms. McDonald, Ms. Michaels, Ms. Scharton, and Mr. Wall recused themselves from voting due to
their conflicts of interest.
Motion 3 (4/0/4):
Ms. Barker moved to recommend for the Housing and Community
Development Committee to move to recommend the following projects to City Council: Housing
Works, Veterans Way 48-Unit Development, for funding amount $105,033; Opportunity
Foundation of Central Oregon, Subsidize Job Developer Staff, for funding amount $31,000; and
HomeSource of Neighbor Impact for funding amount $31,000 as part of the City of Redmond’s
CDBG Annual Action Plan Program Year 2015-2016. Ms. Swander seconded the motion which
passed with Ms. Barker, Ms. Powell, Ms. Quattlebum, and Ms. Swander voting in favor and
Ms. McDonald, Ms. Michaels, Ms. Scharton, and Mr. Wall abstaining due to their conflicts of
interest.

COMMITTEE COMMENTS
Ms. Barker asked about the impact of Motion 3 on the success of the senior housing project proposed
at this meeting.
STAFF COMMENTS
None.
ADJOURN
The next meeting is scheduled for Friday, April 17, 2015, 3 p.m.
With no further business, Chair McDonald adjourned the meeting at 1:15 p.m.
APPROVED by the Housing and Community Development Committee and SIGNED by me this
_______ day of ______________________, 2015.
ATTEST:
___________________________________
Katie McDonald
Chair
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____________________________________________
Heather Richards
Community Development Director
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INTRODUCTION
Over the past several years Redmond and Central Oregon have seen dramatic changes in the
housing market, due in large part to the influx of new households to the area. The region
has been touted in numerous publications such as Outside Magazine and Money Magazine
as one of the greatest places to live and play. This desirability, among other factors, has
contributed to the skyrocketing rise in housing prices that occurred from 2003 -2006. From
2003 through the middle of 2007, housing prices in Redmond grew approximately 72%
while incomes increased by about 8.5%. Although housing prices have plateaued and even
dipped in recent months, purchasing a home is still out of reach for most households that
earn the median wage in the region.
The Redmond City Council recognized that changes in the housing market presented real
challenges for the community. In response, in 2006 it declared affordable housing as one of
its top priorities and directed city staff to undertake efforts to create an Affordable Housing
Plan (AHP) to help the city tackle its affordable housing challenges.

The Affordable Housing Plan
The purpose of the Affordable Housing Plan is to articulate clearly how the City will
encourage the preservation and creation of affordable housing. The plan is intended to
serve as a road map for the city, guiding its decisions and actions both through its goal,
objective and policy statements as well as its strategic work plan. The plan is designed to
keep the City focused on realistic, attainable activities over the next five years while also
ensuring the City and its partners stay on-task and remain accountable. It is expected that
the Affordable Housing Plan will need to be reviewed on a regular basis to measure
progress, and to be revised and expanded to adapt to feedback and changing conditions.

The Process

The process of creating the Affordable Housing Plan encompassed two distinct phases – a
research and education phase, and an exploration and analysis phase driven by a community
task force. The entire project involved extensive research, education and outreach efforts.
Redmond stakeholders were invited to participate and attend meetings throughout the
process, and the Redmond City Council was updated on a regular basis to keep the city’s
leaders informed about how the project was moving forward.
The first phase of the project focused on gathering data and providing background on
affordable housing issues. An initial report provided background on affordable housing
concepts and issues. This report was followed by a report entitled, “Existing Conditions
Report.” The Existing Conditions Report addressed why the Redmond housing market had
experienced such significant changes in recent years. It also contained an inventory and
summary of Redmond’s existing affordable housing stock; a summary of key points learned
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from 10 interviews with Redmond stakeholders; and a general analysis of how Redmond’s
planning and regulatory documents interact and impact housing affordability.
The third report, the “Affordable Housing Options Report,” provided general information
about the most widely utilized affordable housing tools, strategies and programs employed
by other cities across the country. This report was intended to inform the City and
community about potential options and approaches for encouraging and supporting
affordable housing. (See appendix for full Existing Conditions and Affordable Housing
Options reports.)
Following publication of the Options Report, the City Council determined it would create an
independent, ad hoc affordable housing task force to review policies, tools, strategies and
programs and make recommendations to the City Council on what it considered the best
approaches to apply in the City of Redmond.

The Affordable Housing Task Force
The City Council appointed 12 citizens who represented a broad cross-section of the
community to serve on its Affordable Housing Task Force. The task force was charged with
overseeing outreach to the community; analyzing and recommending appropriate affordable
housing goals, objectives and policies; examining and recommending potential affordable
housing strategies for Redmond; and suggesting how those strategies could be implemented
and funded.
The task force met seven times over a 9-month period and crafted a set of recommended
affordable housing goals, objectives and policies. The committee also sorted through a wide
array of affordable housing strategies, tools and programs to come up with key approaches
that would best serve the community’s needs and values while also recognizing constraints
on funding and other resources. In light of existing housing needs and gaps in current
services, the committee also recommended that the city’s affordable housing programs
encourage creation of homeownership opportunities that are affordable to households
earning 120% or less of area median income (AMI), and that rental programs target
households earning 60% or less of area median income (AMI).
Finally, in addition to pursuing the projects that are delineated in the Work Plan, the task
force recommended that the City advocate strenuously at the state level for more tools and
resources to help address local affordable housing issues. The task force suggested that city
leaders press the state to create more funding mechanisms for affordable housing such as the
real estate transfer tax and/or recording fees for affordable housing, as well as authorize
tools such as inclusionary housing to allow cities to adopt such strategies if they wish to do
so.
The task force prioritized the strategies and forwarded its work to the City Council in
November, 2007. The Redmond City Council approved the plan on November 27, 2007
following a thorough review of the task force’s recommendations.
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BACKGROUND
Access to decent, accessible and affordable housing matters greatly to a community – it is
critical to the stability and self-sufficiency of individual households and to the well-being of
the community as a whole. Despite the importance of this issue, many communities across
the country, including Redmond, face an affordable housing crisis. Far too many residents
are spending a disproportionate amount of their income on housing, often at the expense of
other basic necessities.
According to a Housing Needs Assessment report conducted in 2003,1 32.6% of all
households in Redmond lived in housing that was not affordable to them. Affordability is
defined as spending no more than 30% of total household income on housing expenses. A
household that spends more than 30% of its income on housing is considered “cost
burdened.”
Housing Cost Burden: Redmond, 2000
Cost
Burdened
Households
3,185
787
Owners
2,075
928
Renters
5,260
1,715
Total

Percent
Burdened
24.71%
44.72%
32.60%

Source: Central Oregon Housing Needs Update, Mar. 2003

By 2008, the report projected that 2,810 families in Redmond will be cost burdened, an
increase of almost 1,100 households.
Numerous factors converged in Central Oregon to cause a significant increase in housing
prices between 2003-2006. In addition to the large increase in demand caused by rapid
population growth, costs for land, material and labor rose substantially. Meanwhile, incomes
have increased only slightly over the past several years and job creation in the region has
tended toward lower-paying service and retail sector jobs.
The following table illustrates how the median price of homes in Redmond and Bend has
changed over the past four years. From 2003-2006 housing prices in Redmond rose almost
77%. For the single year 2005-2006 housing prices increased more than 32%.

1

Central Oregon Housing Needs Update, Mar. 2003. Prepared by Rees Consulting, Inc. for Central
Oregon Regional Housing Authority (CORHA) and The Central Oregon Partnership
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Median Sales Price, Bend & Redmond - 2003-2006
2003

2004

2005

2006

% change
2003-2006

% change
2005-2006

Bend

$195,000

$227,500

$279,900

$351,978

80.50%

25.75%

Redmond

$148,567

$158,500

$198,818

$262,749

76.86%

32.16%

Source: Central Oregon Association of Realtors - www.centraloregong realtors.com

Statistics for the third quarter of 2007 reveal that the median price of a home in Redmond
has dropped a little less than 4% to $253,000. However, even with the slowdown in the
market over the past several months, housing prices remain beyond the reach of the average
worker in the city who earns 120% or less of Area Median Income (AMI) as well as firsttime homebuyers.
On the other hand, rents in Redmond and the region have remained fairly flat over the past
several years and have provided affordable housing options for a large segment of the
population, with the exception of very low income and extremely low income populations.
According to the 2006 Workforce Housing Needs Assessment, average apartment rentals
were affordable to households earning 50% or more of AMI and average home rentals were
affordable to households earning close to 80% AMI.
However, the report also notes that in the past year the supply of rental units in the region
has increased minimally while the demand has shot up for those units. This can be
explained by several factors, according to the report:
•

Prices for land zoned for multi-family residential have increased so
much that building apartments no longer makes financial sense;

•

Many landlords are selling their properties to cash out on the highpriced market;

•

Destination resort development and single family home development
monopolizes builders as they prefer these more lucrative projects;

•

Rising mortgage rates will reduce rental construction but will not
affect high-end development as much.

While rent has been fairly affordable for households earning more than 50% AMI, a
different story unfolds for the 32% of the Redmond population that falls into the category
of very low and extremely low income. According to the City of Redmond Urbanization
Study published in 2005, affordable housing is difficult for this category of renter to find.
The report noted that the number of rental units affordable to households that earn 50% or
less of area median income is diminishing while the number or households earning wages in
that category is increasing. (See “Existing Conditions Report: Affordable Housing
Inventory.”)
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Over the past few years Redmond has responded strategically to these market and housing
conditions in the following ways:
•

Redmond successfully expanded the urban growth boundary by 2,300
acres in less than one year, greatly increasing available developable
land;

•

The City modified the development code to allow cottage
developments and accessory dwelling units;

•

The City requires area planning before land can be annexed into the
city limits which ensures implementation of Great Neighborhood
principles, including requiring a diversity of housing types within
developments.

In addition to these responses, the City of Redmond commissioned the development of a
comprehensive, aggressive Affordable Housing Plan. The task force that was formed to
make recommendations to the City Council for the plan was instructed to come up with a
package of tools to address the city’s housing challenges – one that would attack the
problem from different angles using a variety of tools including policies, programs,
regulations, and incentives to spur affordable housing preservation and development.
The Affordable Housing Plan attempts to take advantage of the opportunities that exist
within the community and help existing affordable housing resources do their work. At the
same time, the plan is intended to be realistic about what can be accomplished during its five
year timeframe given limited funding and staff resources. Consequently, the plan has been
limited to a few larger-scale projects, a wide array of zoning and incentive actions, and steps
to help existing housing-related organizations do their jobs with more support. In these
many ways the City of Redmond will attempt to preserve and create an array of housing
choices to meet the broad needs of the community.
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GOALS, OBJECTIVES & POLICIES
The goals, objectives and policies contained in this plan serve as the foundation of the
Affordable Housing Plan. They describe in clear, concise language how the City with try to
achieve its goal of creating and preserving quality housing options for the wide array of
Redmond households that need affordable housing.
As the City implements its Affordable Housing Work Plan, the goals, objectives and policies
will continually serve as a reference point to help guide planning and regulatory decisions
that shape how housing is developed in the community.
One goal and four objectives are outlined in this section, with the objectives followed by a
series of policies that describe how the objectives will be implemented. Policies are divided
into four sections: Rehabilitation and Neighborhood Preservation; New Housing;
Rental/Ownership Assistance; and Government Role. A list of definitions is contained at
the end of the section.

GOAL:

The City of Redmond will facilitate and encourage the
development, preservation, and availability of a range
of quality housing options for the community’s
workforce, low income residents, seniors, and persons
with special needs.

Objective #1:

Create and preserve affordable rental options for the
lower wage earners in the workforce.

Policies:
•

Rehabilitation and Neighborhood Preservation
1.1

Rental housing should be integrated with single family housing to
encourage mixed income neighborhoods and to prevent clustering of
low-income housing in concentrated areas.

1.2

Support efforts to preserve existing affordable rental housing units
and facilities that are at risk of converting to market rate housing.
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•

•

•

New Housing
1.3

Ensure that in appropriate zones new neighborhoods include a wide
variety of housing types such as apartment buildings, townhouses,
duplexes/triplexes, and smaller single family units such as cottages.

1.4

Facilitate and support affordable housing programs and the
development of affordable housing by public and private
organizations.

Rental Assistance
1.5

Develop and support programs that assist renters who are ready for
homeownership to move into the homeownership market.

1.6

Consider and evaluate the viability of providing housing on publiclyowned property that becomes available or is deemed a surplus.

1.7

Explore and evaluate the viability of supporting rental assistance
programs for local employees with local employers.

1.8

Develop a local source of funding to support affordable rental
housing projects and programs.

1.9

Actively pursue federal and state housing funds to support the
development and preservation of affordable housing options for the
community’s low and moderate income population.

Government Role
1.10

Develop and/or revise regulations and create incentives to encourage
the development of low income rental housing.

1.11

Develop regulations and incentives that require construction of the
appropriate mix of housing demonstrated to be needed during
implementation of the city’s area plans. Need shall be demonstrated
using city-designated monitoring system.

1.12

Maintain an adequate supply of land within the Urban Growth
Boundary (UGB) to help keep the price of land stable or down.

1.13

Create minimum density standards for higher density residential
zoning districts to ensure that multi-family housing units are
developed in the community.

1.14

Collaborate with the private and nonprofit sectors to develop
programs and projects that support affordable rental housing.
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1.15

Expedite the development review and permitting process for projects
that include affordable housing.

1.16

Lobby for legislative measures that will preserve existing programs
and increase local resources to address affordable housing issues.

1.17

Promote and encourage the development of accessory dwelling units
where appropriate.

1.18

Coordinate affordable housing strategies with downtown urban
renewal plans and projects.

1.19

Encourage and facilitate infill and redevelopment at higher densities,
in appropriate zones, that are compatible with existing
neighborhoods and near transportation corridors.

1.20

Require area plans prior to or concurrent with annexation, with
conditions to meet housing goals related to housing type, tenure, size,
density and possibly targeted income ranges.

1.21

Monitor housing need on an ongoing basis and link workforce
housing need to area plan housing requirements.

Objective #2:

Promote affordable homeownership opportunities for
Redmond’s workforce.

Policies:
•

•

Rehabilitation and Neighborhood Preservation
2.1

Encourage the rehabilitation and maintenance of homeownership
housing in existing neighborhoods.

2.2

Provide for manufactured home parks within the UGB to allow a
choice of neighborhood types.

New Housing
2.3

Encourage the development of homes for low and moderate income
households and first-time homebuyers.
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•

•

2.4

Promote the development of higher density housing options such as
townhouses and cottages to facilitate the availability of lower-cost
ownership options.

2.5

New residential development in areas without an established
character or quality should be permitted maximum flexibility in
design and housing type consistent with densities and goals and
objectives of the Comprehensive Plan, and make a positive
contribution to the area in which they are located.

2.6

Facilitate and support affordable housing programs and the
development of affordable ownership housing by public and private
housing organizations.

Ownership Assistance
2.7

Support efforts to increase the homeownership rate in Redmond by
promoting homeownership opportunities for Redmond residents and
employees of low and moderate income groups.

2.8

Develop a local source of funding to support affordable ownership
housing programs and projects.

2.9

Develop and support programs that help renters who are ready for
homeownership to move into the homeownership market.

2.10

Consider and evaluate the viability of providing housing on publiclyowned property that becomes available or is deemed a surplus.

2.11

Actively pursue federal and state housing funds to support the
development and preservation of affordable housing options for the
community’s low and moderate income population.

2.12

Support and facilitate efforts such as employer assisted housing
programs that provide housing for local employees who have been
priced out of the homeownership market.

Government Role
2.13

Develop and/or revise regulations and create incentives to encourage
development of low and moderate income ownership housing.

2.14

Maintain an adequate supply of land within the UGB to help keep the
price of land stable or down.

2.15

Collaborate with the private and nonprofit sectors to develop
programs and projects that support affordable ownership housing.
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2.16

Expedite the development review and permitting process for projects
that include affordable housing.

2.17

Lobby for legislative measures that will preserve existing programs
and increase local resources to address affordable housing issues.

2.18

Coordinate affordable housing strategies with downtown urban
renewal plans and projects.

2.19

Encourage and facilitate infill and redevelopment at higher densities,
in appropriate zones, that are compatible with existing
neighborhoods and near transportation corridors.

2.20

Require area plans prior to or concurrent with annexation, with
conditions to meet housing goals related to housing type, tenure, size,
density and possibly targeted income ranges.

2.21

Monitor housing need on an ongoing basis and link workforce
housing need to area plan housing requirements.

Objective #3:

Promote and support the development and
preservation of housing options that meet the needs of
Redmond’s senior population and those with special
needs.

Policies*:
3.1

Encourage the development of a full range of housing options, which
are coupled with services where feasible, to meet the needs of special
populations within the community, including seniors, disabled
individuals, homeless households and those at risk of becoming
homeless.

3.2

Ensure that adequate land is zoned to accommodate special needs
housing.

3.3

Work with area service providers and interested parties to develop
strategies to address homelessness.

Note*: Supportive housing also subject to rental and/or ownership policies.
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Objective #4:

Support and promote regional efforts to preserve and
produce affordable housing.

Policies:
4.1

Collaborate and coordinate with other Central Oregon communities
and agencies to develop regional approaches to address affordable
housing.

4.2

Collectively lobby the state legislature for measures that will preserve
existing programs and increase local and regional resources to
address affordable housing issues.

4.3

Encourage communities in the region to maintain an adequate supply
of land within their UGB to help keep the price of land stable or
down.

4.4

Encourage local jurisdictions to create and implement affordable
housing plans.
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AFFORDABLE HOUSING WORK PLAN SUMMARY
The AHP Work Plan contains two sections – spreadsheets that summarize what is contained
in the Work Plan and individual worksheets that detail the affordable housing strategies and
the action steps that will be taken to implement them.
The spreadsheets provide an overall picture of the affordable housing projects without
having to view the details for every strategy. The spreadsheets contains the following
information:
•
•
•
•
•
•

Name of the specific affordable housing strategy
Priority level for the strategy
List of each action item under the specific strategy
Timeline
Partners
Funding source(s)

The first strategy on the spreadsheets is entitled “Strategy Implementation.” This strategy
describes the steps that the City of Redmond needs to take in order to successfully
implement the AHP Work Plan. Much of the work for this first strategy involves
developing organizational capacity and infrastructure to support execution of the plan.
Following the strategy summary spreadsheets are the individual strategy worksheets which
provide a detailed description of how each strategy will be implemented. The worksheets
contain information on the following:
•
•
•
•
•
•
•

Project description
Project objectives
Benchmarks
Priority level
Project leader
Project partners
Detailed action steps

It should be noted that a few of the action steps contained in the worksheets are large standalone projects that will require individual project timelines and plans that go beyond the
scope of this document. However, the AHP Work Plan captures the main steps of each
project or program and provides a useful overview of all the activities that will be undertaken
to address housing affordability over the next five years.
Due to resource constraints, two projects were omitted from the plan during the final
drafting of the document. Employer-assisted housing programs and the creation of
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consortium to address affordable housing on a regional basis were widely supported by the
Affordable Housing Task Force. However, ultimately it was decided that these strategies
needed to be culled from the final plan so that limited resources could be spread across
other higher priority projects. As the city gains momentum implementing the Affordable
Housing Plan and as additional resources become available, the City may want to consider
adding these two strategies to the Work Plan.
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REDMOND AFFORDABLE HOUSING
WORK PLAN SUMMARY
STRATEGY:
PRIORITY:

Strategy Implementation
Top Priority

ACTION ITEMS

TIMELINE

PARTNERS

FUNDING

1. Designate a body or staff to oversee
City's implementation of the
Affordable Housing Plan (AHP).

Begin
immediately

Redmond City
Council

Community
Development Fees or
General Fund

2. Evaluate city staff's ability to
manage the Affordable Housing Plan
workload. Hire staff if necessary.

Begin
immediately

Redmond
Community Dev.
Department

Community
Development Fees or
General Fund

3. Provide an annual report to the City
Council on the progress made on the
Affordable Housing Plan.

Annually; start
at end of Year 1

City staff

Community
Development Fees or
General Fund

4. Update the Affordable Housing
Plan as needed.

As needed

City staff

Community
Development Fees or
General Fund

Year 1

City staff

Community
Development Fees or
General Fund

6. Monitor housing need within the
community and tie results of need to
area planning process and outcomes.

Years 1-5;
ongoing

City staff or
designated AHP
committee

Community
Development Fees or
General Fund

7. Work with local and regional
partners to develop a plan to
communicate local housing needs to
state and federal officials.

Years 1-5;
ongoing

City staff or
designated AHP
committee

Community
Development Fees or
General Fund

8. Develop a strategy to communicate
on an ongoing basis with Redmond
stakeholders about affordable housing
needs and issues.

Years 1-5;
ongoing

City staff or
designated AHP
committee

Community
Development Fees or
General Fund

5. Review Comprehensive Plan
language and policies and relevant
zoning ordinances to ensure internal
consistency.
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STRATEGY:
PRIORITY:

Landbanking
Top Priority

ACTION ITEMS

TIMELINE

PARTNERS

FUNDING

1. Conduct a land inventory.

Year 1; update
as needed

City of Redmond;
Public Agencies;
Private Property
Owners; Affordable
Housing
Organizations

Community
Development Fees or
General Fund

2. Work with Deschutes County to
acquire low-cost land to address
city/county housing needs.

Years 1-5

City Council;
Community
Development Dept.;
Housing Works;
Deschutes County;
Ore. Dept. of Land
Conservation & Dev.

Donations; General
Fund

3. Using urban renewal funds,
purchase land in the downtown
redevelopment area for a mixed use
project which will include some
component of affordable housing.

Years 1-5

Community Dev.
Dept.; Redmond
Downtown Assn.;
Chamber of
Commerce;
Redmond Economic
Dev.

Urban Renewal
Funds; Vertical
Housing Program
(property tax
exemption)
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STRATEGY:
PRIORITY:

Incentives for Developers
Top Priority

ACTION ITEMS

TIMELINE

PARTNERS

FUNDING

1. Adopt expedited permitting and
project review procedures for
developments that provide dedicated
affordable housing.

Years 1-2

City of Redmond

Existing or new staff
time - Com. Dev.
Dept. Fees or GF

2. Adopt and revise building codes to
facilitate the rehabilitation of existing
homes and the development of new
affordable homes.

Years 1-2

City of Redmond;
Developers

Cost of additional
staffing - Com. Dev.
Dept. Fees or GF

3. Revise tax/fee policies for projects
that create and preserve affordable
housing.

Years 1-3

City of Redmond;
Developers

Foregone revenue
analysis needed;
General Fund

4. Create incentives that trade higher
density/height in exchange for the
development of dedicated affordable
housing.

Years 1-2

City of Redmond,
Developers; Housing
Works

Existing or new staff
time - Com. Dev.
Dept. Fees or GF

5. Adopt incentives to encourage
builders to participate in land banking
programs.

Years 1-2

City of Redmond

Existing or new staff
time - Com. Dev.
Dept. Fees or GF
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STRATEGY:
PRIORITY:

Manufactured Home Park Programs &
Policies
Top Priority

ACTION ITEMS

TIMELINE

PARTNERS

FUNDING

1. Work with area housing and service
providers to assess, identify and if
necessary develop support services for
displaced manufactured home park
residents.

Years 1-3; as
needed

NeighborImpact;
Housing Works; City
of Redmond; Other
Service Providers;
Manufactured Park
Owners and
Residents

Funding source to be
identified as needed

2. Work with manufactured park
owners to develop incentives to
preserve and, if appropriate, expand
existing parks.

Years 1-3

Housing Works; City
of Redmond;
Manufactured Park
Owners and Tenants;
CASA

Existing or new staff
time - Com. Dev.
Dept. Fees or GF

3. Create a zoning option for new
manufactured home parks.

Years 1-3

City of Redmond

Existing or new staff
time - Com. Dev.
Dept. Fees or GF

20

STRATEGY:
PRIORITY:

First-Time Homebuyer Programs
Intermediate Priority

ACTION ITEMS

TIMELINE

PARTNERS

FUNDING

1. Support and encourage plans by
Housing Works and NeighborImpact
to maximize use of Rural
Development funds for housing
opportunities before eligibility expires.

If feasible
opportunities
exist, this
should be a top
priority.
Implement
Years 1-3.

Housing Works;
NeighborImpact;
City of Redmond

Rural Development
Funds

2. Create incentives, establish
regulations, and provide support for
programs that encourage developers to
build mixed-income communities and
communities with a variety of housing
products where appropriate.

Years 2-5

NeighborImpact;
Housing Works; City
of Redmond;
Developers

Property Tax
Abatement; SDC
Deferrals; Reduced
Development Fees Gen. Fund

3. Support housing organizations with
their efforts to protect and expand
housing opportunities for the
Redmond community.

Years 2-5

City of Redmond;
NeighborImpact;
Housing Works;
Other Housing
Service Providers

Funding sources to be
identified as needed
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STRATEGY:
PRIORITY:

Zoning Initiatives
Intermediate Priority

ACTION ITEMS

TIMELINE

PARTNERS

FUNDING

1. Create zoning incentives to
encourage the development of
affordable housing.

Years 2-4

City of Redmond

Existing or new staff
time - Com. Dev.
Dept. Fees or GF

2. Create a density bonus for dedicated
affordable housing development.

Years 2-4

City Council;
Planning
Commission;
Housing
Organizations;
Developers; Other
Community
Stakeholders

Existing or new staff
time - Com. Dev.
Dept. Fees or GF

3. Adopt annexation agreements that
encourage a percentage of dedicated
affordable units in each new
development.

Years 2-5

City Council;
Planning
Commission;
Housing
Organizations;
Developers; Other
Community
Stakeholders

Existing or new staff
time - Com. Dev.
Dept. Fees or GF
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AFFORDABLE HOUSING
WORK PLAN STRATEGIES
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Project:

LANDBANKING
Develop programs and plans to obtain/acquire land for a land
bank that will serve the community’s affordable housing needs.

Objective(s):

1) Create and preserve affordable rental options for the
lower wage earners in the workforce.
2) Promote affordable homeownership opportunities
for Redmond’s workforce.
3) Promote and support the development and
preservation of housing options that meet the needs of
Redmond’s senior population and those with special
needs.

Benchmarks:

•
•
•
•
•
•

Inventory of land that is acquired for the land bank
Measure of the usage of land within the land bank
Number of affordable units created directly or indirectly by the land
bank
Measure of public and private participation in the land bank
Land bank leverage resulting in affordable units
Number of households that obtain affordable housing due to land
bank resources

Priority:

Short, Intermediate and Long Term

Lead:

City of Redmond

Partners:

Housing Works; Private Developers; Business Community;
Deschutes County; Department of Land Conservation and
Development

Action Steps:
1a.) Inventory existing land supply and identify potential surplus land for affordable
housing.
i.) Create up-to-date land inventory, with appropriate zoning map.
ii.) Map all city-owned property.
iii.) Identify vacant and underutilized public and private property.
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1b.) Based on land inventory, determine how much land is needed to accomplish city
goals. Identify parcels that should be pursued for acquisition.
2.) Negotiate with Deschutes County to donate or sell appropriate land that is
outside the city’s urban growth boundary.
i.) Work with state Dept. of Land Conservation and Development and
partners to develop a plan that will enable the city to annex targeted land into
UGB.
ii.) Work with the community to develop a master plan for land to be
annexed into the city that implements needed housing that is defined by the
city’s monitoring program. (See Strategy Implementation #6 from Redmond
Affordable Housing Strategy Plan Summary.)
iii.) Develop a Request For Proposals process to make city-controlled land
available through discounted sales price or donation to affordable housing
developers.
3.) Purchase land in urban renewal area for a mixed use project that includes a
component of affordable housing.
i.) Create and adopt development codes that encourage the development of
mixed use housing in the urban core that have a component of affordable
housing.
ii.) Work with Redmond Downtown Association, Redmond Economic
Development and Housing Works to identify appropriate site and project.
iii.) Facilitate efforts to assemble partners.
iv.) Facilitate application for state’s Vertical Housing property tax abatement
program.

26

Project:

INCENTIVES FOR DEVELOPERS
Create incentives that encourage developers to produce and
preserve affordable housing.

Objective(s):

1) Create and preserve affordable rental options for the
lower wage earners in the workforce.
2) Promote affordable homeownership opportunities
for Redmond’s workforce.
3) Promote and support the development and
preservation of housing options that meet the needs of
Redmond’s senior population and those with special
needs.

Benchmarks:

•
•
•
•
•
•

Number of dedicated affordable units attributable to application of
incentives
City funds committed or foregone to encourage/support affordable
development
Number of developments that receive fast-tracked permitting
Inventory of revisions to building codes that reduced rehabilitation
barriers
Projects built and units created that receive density bonus
Estimate of annual project cost savings due to reduction of barriers
and adoption of measures that encourage affordable housing
development

Priority:

Short and Intermediate Term

Lead:

City of Redmond

Partners:

Housing Works; NeighborImpact; Private Developers; Affordable
Housing Organizations

Action Steps:
1.) Define dedicated affordable housing and thresholds that result in a project
qualifying as an affordable housing project.
i.) Craft an affordability covenant and deed restriction for affordable housing
units.
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ii.) Adopt expedited permitting and project review procedures for
developments that provide dedicated affordable housing.
2.) Adopt and revise building codes to facilitate the rehabilitation of existing homes
and the development of new affordable homes.
i.) Interview other jurisdictions to determine effective measures that can be
taken to encourage affordable rehabilitation and development.
ii.) Meet with area developers to assess usefulness of potential code revisions
and to solicit recommendations for additional changes.
3.) Revise tax/fee policies for projects that create and preserve affordable housing.
i.) Analyze changes to System Development Charges (SDC)
structure/formula to determine impact of deferral and/or waivers.
ii.) Revise SDC structure/formula or earmark specific amount annually from
General Fund to cover SDCs for eligible affordable projects on a competitive
basis.
iii.) Revise building, planning and engineering fees for affordable housing
units and earmark specific amount from the General Fund to cover those
costs for eligible projects awarded on a competitive basis.
iv.) Adopt ordinance allowing city to provide property tax abatement for
affordable housing projects on a case-by-case basis.
4.) Create incentives that trade higher density and/or height for the development of
dedicated affordable housing.
i.) Analyze impact of density bonus on existing neighborhoods and define
rules of the program.
ii.) Change/amend zoning code to provide density bonuses for developments
that create affordable housing units.
5.) Adopt incentives that encourage developers to participate in affordable housing
land banking programs.
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Project:

MANUFACTURED HOME PARK PROGRAMS &
POLICIES
Work with interested parties to protect or obtain decent,
affordable housing for manufactured home park residents.

Objective(s):

1) Create and preserve affordable rental options for the
lower wage earners in the workforce.
2) Promote affordable homeownership opportunities
for Redmond’s workforce.
3) Promote and support the development and
preservation of housing options that meet the needs of
Redmond’s senior population and those with special
needs.

Benchmarks:

•
•
•

Number of manufactured park homes preserved
Number of individuals/households that obtain support services
when a park is closed
New resources obtained for the community to address manufactured
home park tenant needs

Priority:

Short, Intermediate and Long Term

Lead:

NeighborImpact; Housing Works

Partners:

City of Redmond; Oregon Housing and Community Services; Low
Income Service Providers; Manufactured Home Park Owners &
Residents; Central Oregon Partnership

Action Steps:
1.) Work with area housing and service organizations to assess, identify, and if
necessary develop support services, including housing services, for displaced
manufactured home park residents.
i.) Collaborate with local housing and service providers to create a first
response plan of action when notification is received that a manufactured
home park will close.
ii.) Facilitate and support efforts to obtain resources and services to respond
to needs of displaced manufactured home park residents.
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iii.) Support efforts to assess capacity of tenants to purchase park.
iv.) Facilitate outreach efforts to manufactured home park residents.
2.) Work with manufactured park owners to develop incentives to preserve and, if
appropriate, expand existing parks.
3.) Create a zoning option for new manufactured home parks.
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Project:

FIRST-TIME HOMEBUYER PROGRAMS
Support efforts and programs to expand and retain
homeownership opportunities for Redmond’s residents and
workforce.

Objective(s):

1) Promote affordable homeownership opportunities
for Redmond’s workforce.
2) Promote and support the development and
preservation of housing options that meet the needs of
Redmond’s senior population and those with special
needs.
3) Support and promote regional efforts to preserve
and produce affordable housing.

Benchmarks:

•
•
•
•
•
•
•

Number of first-time homebuyers who utilize programs and/or
services to obtain a home
Inventory of changes to building codes, development requirements
Diversity of housing products within new developments
Price-restricted housing construction figures
Foreclosure prevention statistics
Funds raised/contributed for homebuyer programs
Funds leveraged for housing projects

Priority:

Short, Intermediate and Long Term

Lead:

NeighborImpact

Partners:

City of Redmond; Housing Works; Developers; Central Oregon
Building Partners (COBA nonprofit)

Action Steps:
1.) Support and encourage plans by Housing Works and NeighborImpact to
maximize use of Rural Development funds for housing opportunities before
eligibility for funding expires. (Short term priority)
i.) Collaborate with partners to identify immediate housing opportunities that
meet criteria for Rural Development funding.
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ii.) Support efforts to obtain funding from USDA Rural Development
Department.
2.) Create incentives, establish regulations, and provide support for programs that
encourage developers to build mixed income communities and communities with a
variety of housing products where appropriate. (See Strategies: Incentives for Developers;
Zoning Initiatives)
i.) Continue and, if appropriate, expand work of Planning Commission, City
Council and other groups to define development incentives and requirements
that help the city respond to the community’s growing housing needs.
ii.) Adopt and revise building codes to facilitate the rehabilitation of existing
homes and the development of new affordable homes.
iii.) Establish new development standards and policies that encourage or
require higher density in appropriate residential zones and that expedite
developments that provide affordable housing.
3.) Support housing organizations with their efforts to protect and expand housing
opportunities for the Redmond community, including programs such as homebuyer
education and foreclosure counseling, referrals of “ready-to-buy” clients to housing
developers, and programs that manage and enforce resale agreements for pricerestricted housing.
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Project:

ZONING INITIATIVES
Review and, where appropriate, revise or amend zoning and
regulatory codes to facilitate and encourage the development of
affordable housing.

Objective(s):

1) Create and preserve affordable rental options for the
lower wage earners in the workforce.
2) Promote affordable homeownership opportunities
for Redmond’s workforce.
3) Promote and support the development and
preservation of housing options that meet the needs of
Redmond’s senior population and those with special
needs.

Benchmarks:

•
•
•
•
•

Inventory of additions and revisions to city code that
support/encourage development of affordable housing
Number of units created and/or preserved as result of regulatory
revisions and requirements
Number of individuals/households that obtain affordable housing
due to regulatory requirements
Measure of density in high density zones
Number of additional units created due to application of density
bonus

Priority:

Intermediate and Long Term

Lead:

City of Redmond

Partners:

Developers; Housing Organizations; Other Community Stakeholders

Action Steps:
1.) Create zoning incentives to encourage the development of affordable housing,
such as minimum density and rezoning requirements, voluntary inclusionary housing,
etc.
2.) Create a density bonus for dedicated affordable housing development.
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3.) Adopt annexation agreements that encourage a percentage of dedicated
affordable units in each new development.
4.) Create a zoning option for new manufactured home parks.
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APPENDICES

TO:

REDMOND CITY COUNCIL

FROM:

COMMUNITY DEVELOPMENT DEPARTMENT
Prepared by Laura Fritz
Laura Fritz & Associates
Planning Consultant – Affordable Housing

RE:

EXISTING CONDITIONS REPORT
Phase I: Affordable Housing Plan

DATE:

November 1, 2006

EXECUTIVE SUMMARY
This report summarizes the findings from the first phase of the city of Redmond’s effort
to develop an affordable housing plan. The Existing Conditions Report addresses what is
happening in the Redmond housing market; what are the characteristics of the city’s
affordable housing stock; major themes and ideas from key stakeholder interviews; and
how Redmond’s long-range planning and regulatory plans impact and interact with
housing affordability.
Existing Market Conditions
Numerous factors have converged in Central Oregon to cause a significant increase in
housing prices. What has contributed to this phenomenon?


Population Growth Factors and Demand
o Rapid population growth, “equity migrants” moving to the area,
historically low mortgage rates, speculation, supply not keeping up with
demand in some areas of the region



Land, material and labor costs have increased dramatically in the past two plus
years



Household income has risen sluggishly in recent years, and many jobs including
professional and managerial positions do not pay high enough wages for
employees to afford the median priced home

The median price of a home continues to rise in spite of the recent slow-down in sales
activity. At the same time price increases and supply constraints are anticipated in the
rental sector. Finding affordable housing, especially for households earning 50% or less
of area median income, has become quite a challenge.
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Affordable Housing Inventory
There are a total of 12 subsidized multi-family affordable housing facilities in Redmond
offering 342 units of low-cost housing to low income households. In addition, there are
approximately 307 households that receive Section 8 rent vouchers. Following are a few
key highlights about Redmond’s affordable housing stock and programs:


Eighty units of subsidized housing are at risk of converting to market rate housing
when their government contracts expire in the near future.



Redmond no longer qualifies for one of the primary federal sources of funding for
affordable housing development and homeownership programs due to its increase
in population. This source of funding has been used to help pay for three facilities
that have 94 affordable units.



Of Redmond’s 307 voucher recipients, 69 of these families currently utilize their
vouchers in one of the subsidized facilities, while the remaining households rent
in the private market.



There are no homeless shelters in Redmond and only one transitional housing
facility for women that can serve five families at one time.



There are nine mobile home parks and/or subdivisions in Redmond that have
more than 350 lots.



Many of the subsidized facilities and a large number of the Section 8 voucher
units are concentrated close to the main transit corridors in Redmond.

Stakeholder Interviews
Ten private in-depth interviews with community stakeholders revealed numerous themes
regarding conditions in Redmond and affordable housing ideas and opportunities. Some
of the major interview themes included:


The city should develop a local source of funding for affordable housing
initiatives because federal and state funds are getting harder to obtain.



Cities in Central Oregon need to work together to address affordable housing on a
regional basis.



Redmond is in a unique position right now to generate affordable units as it
expands its urban growth boundary and sets rules for annexing land into the city
limits.



Developers must be offered real incentives to build affordable housing or else
housing strategies will have limited success.
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Redmond Planning and Regulatory Framework
A review of Redmond’s Comprehensive Plan and Development Code is an important step
in the process of developing an affordable housing plan. The review helps identify issues
that impact housing affordability.
The Existing Conditions Report analyzes the framework and goals of the Comprehensive
Plan Housing chapter, and also addresses how land use and economic policies interact
with housing affordability. A review of the Development Code highlights new
opportunities and constraints to the development of affordable housing.
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EXISTING CONDITIONS REPORT

Access to decent, accessible and affordable housing really matters – it is critical to the
stability and self-sufficiency of individual households and to the well-being of the
community as a whole. But many communities across the country, including Redmond,
Oregon, face an affordable housing crisis. Far too many residents are spending a
disproportionate amount of their income on housing, often at the expense of other basic
necessities.
Since WWII the federal government has supported many initiatives and efforts to provide
affordable housing. However, in recent years the federal government has scaled back
funding and programs for affordable housing, leaving more of the responsibility to fall to
state and local resources. As a result, many local governments have begun to develop
affordable housing strategies and programs to address the specific needs of their
residents.
While there are a myriad of affordable housing strategies and programs that can be
developed and implemented, ultimately communities that are able to provide an array of
housing choices – including different housing products and sizes – are in the best position
to meet the broad needs of their communities.
In order to strategically address the affordable housing needs of a community, a work
plan must be developed. Part of this process involves researching and analyzing existing
conditions within the community to understand how the housing market is affected by
factors such as demographics, geography, economics, and community culture.
This report addresses existing conditions in Redmond which were examined as the first
step to develop an Affordable Housing Plan for the city. Subsequent phases of this
project will include examining affordable housing options such as policies, programs and
strategies; conducting community meetings and focus groups; and drafting the final
Affordable Housing Plan. At the conclusion of each phase a report of findings will be
presented to the Redmond City Council.
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I.

DEFINING “AFFORDABLE” HOUSING

The U.S. Department of Housing and Urban Development (HUD) defines affordable
housing as housing that costs no more than 30 percent of a household’s annual income.
Housing costs include the rent or mortgage, utilities, taxes and insurance. It is believed
that if households spend more than 30 percent of their income on housing, insufficient
funds will be left over to cover other necessities such as food, clothing, childcare,
medical insurance, transportation costs, etc. When a household spends more than 30
percent of their income on housing they are “cost burdened.”
According to a Housing Needs Assessment report conducted in 2003,2 32.6% of all
households in Redmond lived in housing that was not affordable to them.
Housing Cost Burden: Redmond, 2000
Cost
Burdened
Households
3,185
787
Owners
2,075
928
Renters
5,260
1,715
Total

Percent
Burdened
24.71%
44.72%
32.60%

Source: Central Oregon Housing Needs Update, Mar. 2003

By 2008, the report projects that 2,810 families in Redmond will be cost burdened, an
increase of almost 1,100 households.
As the price of land increases and construction costs go up in Central Oregon, so does the
price of housing. Fewer local workers are able to afford homes as wages fail to keep pace
with home prices and demand increases for limited housing assistance programs. This
affordability gap is not a new problem, but it appears to be widening.

II.

EXISTING MARKET CONDITIONS IN REDMOND

The word has gotten out about Central Oregon. It is an extremely desirable place to live,
featuring beautiful weather, world-class recreational opportunities, rural and small town
appeal. A number of magazines and newspapers have published stories in the past few
years citing Central Oregon as one of the most attractive regions to live.
Numerous factors have converged in Central Oregon to cause a significant increase in
housing prices. In addition to the large increase in demand caused by rapid population
growth, costs for land, material and labor have risen substantially. Meanwhile, incomes
have increased only slightly over the past several years and job creation in the region has
tended toward lower-paying service and retail sector jobs. Following is a summary of the
factors that have contributed to the rise in housing costs in Redmond.

2

Central Oregon Housing Needs Update, Mar. 2003. Prepared by Rees Consulting, Inc. for Central
Oregon Regional Housing Authority (CORHA) and The Central Oregon Partnership
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Population Growth Factors and Demand

Population projections estimate that Redmond will grow more than 4 percent annually
between 2000 and 2025. According to these forecasts, approximately 45,716 residents
will live in Redmond by 2025, nearly triple the city’s 2000 population – an increase of
28,062 residents from 2003.3 Much of this population growth will be caused by
households moving to the area from other regions. Migration to the area has helped fuel
significant increases in housing prices simply because an imbalance between supply and
demand for homes pushes prices up.
Another way population growth has impacted the price of housing can be understood by
looking at who is moving into the region and what kind of housing they want to purchase.
Many new residents come from Portland, Seattle and California where real estate is still
more expensive than in most, if not all, of Central Oregon. These “equity migrants” cash
out their homes in high-priced real estate markets and arrive in this market with strong
buying power. The result is more demand for higher-end, luxury homes – which naturally
are priced higher.
Demand for homes also has grown because more people have been able to afford to buy
homes in the past 5-10 years due to historically low mortgage rates. These favorable
borrowing conditions have allowed many households to shift from the rental market to
the homeownership market. In addition, real estate investors have contributed to the
spike in housing demand. Recognizing a hot real estate market, these speculators have
invested heavily in Central Oregon properties in the hopes of turning a comfortable profit
when they sell their houses.
All these factors contribute to a rise in demand that has fueled a building frenzy in
Central Oregon over the past few years. Despite rapid construction, however, builders
have not been able to keep up with the demand for housing and prices have risen. Those
who can no longer afford to live in one community are forced to search for housing in
neighboring communities. Thus housing affordability becomes a problem for the whole
region.


Land, Material & Labor Costs

Developers report that land prices in the region have doubled in the past two years which
they attribute to speculation as well as supply and demand economics. Residential land is
selling for as much as $300,000 per acre, or $100,000 for a finished lot. The lack of
buildable land in Bend has put pressure on the Redmond housing market by shifting some
buyers who cannot afford Bend real estate into Redmond. However, land supply
constraints do not explain the whole price escalation phenomena.
Material costs for building houses also have escalated dramatically in the past two years.
It has been reported that development material costs (sewer, water, electrical conduit)
have risen 50-100% due to the high cost of fuel, and materials used from the foundation
3

Deschutes County Coordinated Population Forecast, adopted September 8, 2004.

vii

to the roof have increased 12-15%. Labor also has become more costly by approximately
15-20% as builders face a shortage of Central Oregon workers to meet the increasing
demand for new homes.


Income & Jobs

An examination of household income changes over the past several years shows that
wages in the region are not keeping pace with the rising cost of housing. As the cost of
homeownership has shot up, income has moved up sluggishly.
The following income figures are developed by HUD and derived from a number of older
and newer sources of data (e.g., Census 2000, county-level Bureau of Labor Statistics
earnings), so they reflect estimates of income changes. The chart represents income for a
4-person household in Deschutes County for 2003-2006.
Median Household Income (MFI), Deschutes County:
Family of 4 - 2003-2006
2003
$54,200

2004
$57,800

2005
$57,800

2006
$58,800

% change
2003-2006
8.49%

Source: US Dept. of Housing and Urban Development

Households experienced income growth of approximately 8.5% over the 4 year span.
However, this income growth pales in comparison to appreciating home prices which
increased 72% between 2003 and the end of the second quarter of 2006.
Redmond also has a substantial low-income population. According to the Central
Oregon Workforce Housing Needs Assessment released in June, 2006 by Housing
Works, 49% of Redmond residents are considered low-income, earning 80% or less of
county median income. Almost 32% of that group earns 60% or less of county median
income. (Figures based on 2000 Census, CHAS tabulations.)
The Workforce Housing report predicts that Central Oregon will have the fastest job
growth in the state between 2004-2014, growing 24.4% over that time frame. However,
many of the jobs that are being created in the economy do not pay enough for a
household to afford to purchase a home. Notably, the problem of finding affordable
housing is not limited to low-wage workers. Employers report that housing affordability
is a problem for entry-level professionals, mid-level managers, and even upper
management.
The report summarizes housing affordability in the region as follows: “Incomes and
home prices in Central Oregon are not aligned – home prices are far higher than what
residents making typical income for the region can afford. The mismatch between what
residents can afford to pay for housing and what homes cost to buy is pronounced.”
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For example, in Deschutes County the average wage for all employees in 2005 was
$15.19 per hour, according to Steve Williams of the Oregon Employment Department.
Translating that wage into full-time earnings, that employee makes $31,492 annually. A
household with this income can afford to pay no more than $787 per month for housing.
However, the average monthly rent for a 3-bedroom, 2-bathroom home in that same year
was $846 - $919,4 and the monthly payment for the median priced home likely would be
well over $1,400.


Homeownership Housing

The following table illustrates how the median price of homes in Redmond and Bend has
changed over the past three years. From 2003-2005 housing prices in Redmond rose
almost 34%. For the single year 2004-2005 housing prices increased more than 25%.
Median Sales Price, Bend & Redmond - 2003-2005
2003

2004

2005

% change
2003-2005

% change
2004-2005

Bend

$195,000

$227,500

$279,900

43.54%

23.03%

Redmond

$148,567

$158,500

$198,818

33.82%

25.44%

Source: Central Oregon Association of Realtors - www.centraloregong realtors.com

Statistics for the third quarter of 2006 reveal that the upward price trend is
continuing. According to Central Oregon Association of Realtors data, the median
price of a home in Redmond in the third quarter of 2006 was $259,975, almost a 31%
increase in price from the median home price in 2005, and almost 75% since 2003.
Since this summer, interest rates began to rise. If rates continue to go up, borrowing
money becomes more expensive and further impacts affordability in this region and
nationwide. A 1% increase in the interest rate will cost a homebuyer of Redmond’s
median priced home approximately $150 more per month. Although many economists
predict that the national housing market is headed toward a crash, local experts predict
that the Central Oregon housing market will level off but will not suffer a big downturn.
Another factor that is affecting the price of homes in the region is house size. Permit
records for Redmond indicate that developers are building larger and larger homes. The
number of modestly sized and priced homes being built is diminishing, thus reducing
options for lower and moderate income households and households entering the market
for the first time.

4

Two average rents provided: $846 figure from the 2005 Central Oregon Rental Survey conducted by
CORHA, and $919 figure from the 2006 Central Oregon Area Profile, published by Economic
Development for Central Oregon
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Rental Housing

Rents in Redmond and the region have remained fairly flat over the past several years
and have provided affordable housing options for a large segment of the population, with
the exception of very low income and extremely low income populations. According to
the 2006 Workforce Housing Needs Assessment, average apartment rentals were
affordable to households earning 50% or more of Area Median Income (AMI) and
average home rentals were affordable to households earning close to 80% AMI.
However, the report also notes that in the past year the supply of rental units in the region
has increased minimally while the demand has shot up for those units. This can be
explained by several factors, according to the report:
•
•
•
•

Prices for land zoned for multi-family residential have increased so much that
building apartments no longer makes financial sense.
Many landlords are selling their properties to cash out on the high-priced market.
Destination resort development and single family home development monopolizes
builders as they prefer these more lucrative projects.
Rising mortgage rates will reduce rental construction but will not affect high-end
development as much.

Furthermore, in a recent survey Bend property managers said they anticipate increasing
rents as much as 15% over 2005 levels as demand surges. The managers also reported
that they no longer need to offer rent concessions to attract renters.5 The report noted that
Redmond rents are almost equal to Bend rents.
While rent has been fairly affordable for households earning more than 50% AMI, a
different story unfolds for 32% of the Redmond population that falls into the category of
very low and extremely low income. According to the City of Redmond Urbanization
Study published in 2005, affordable housing is difficult for this category of renter to find.
The report noted that the number of rental units affordable to households that earn 50%
or less of area median income is diminishing while the number or households earning
wages in that category is increasing. (See Affordable Housing Inventory in next section
of this report.)
Potential new homeowners are being forced out of the home purchase market due to
escalating prices, landlords are selling off rental properties to homeowners to capitalize
on home appreciation, and rental unit construction is slowing down. Increases in rents
should be expected as all of these factors converge to push up the demand for rental
housing and reduce available supply.

5

Central Oregon Workforce Housing Needs Assessment, p. 51. July 2006. Prepared by Rees Consulting
Inc. for Housing Works.
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III.

AFFORDABLE HOUSING INVENTORY

Within the city of Redmond there are a total of 12 subsidized multi-family affordable
housing facilities offering 342 units of low-cost housing to low, very low and extremely
low income households. The facilities, subsidized by various government programs,
loans and grants, rent exclusively to low-income households earning 60% or less of Area
Median Income (AMI), and/or accept Section 8 rent vouchers. There also are private
property owners who rent to individual households using rental vouchers.
Following are some of the general characteristics of the affordable housing stock and
related programs in Redmond:
•

There are 12 facilities in Redmond that offer 342 units of subsidized affordable
housing.

•

Eighty units of subsidized housing are at risk of converting to market rate
housing. Contracts for three multi-family facilities (Ridgemont Apartments,
Stafford Square I, and Wintergreen Apartments) have expired or are due to expire
in the next few months. Once the affordability clause in their funding contract
expires, property owners can sell their building or turn the units into market-rate
housing. Housing Works has informed the government entity that provided the
subsidy that it is interested in acquiring the facilities in order to maintain their
affordability.

•

Because of its growth in population, Redmond no longer qualifies for one of the
primary federal sources of funding for affordable housing development and
homeownership programs. The USDA’s Rural Development funds only can be
utilized by communities with populations of 20,000 or less. This source of
funding has been used to help pay for three facilities in Redmond which include
94 affordable units.

•

Two of Redmond’s affordable housing facilities, consisting of 74 units, rent
exclusively to seniors.

•

Three additional facilities with 35 units rent to seniors as well as the disabled and
families.

•

Five facilities with 54 units rent exclusively to extremely low income households
– those earning 30% or less of AMI.

•

Market rent for affordable units range from $385 - $695 per month.

•

There are no facilities that offer 4 bedroom units for large families.

•

There is one transitional housing facility for women that can serve 5 families at
one time.
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•

There are no homeless shelters in Redmond.

•

There is no subsidized housing for households earning between 61%-100% of
AMI. In recent years market rate rents have been low enough to serve this
population.

•

Housing Works, the Central Oregon housing authority, owns and manages four
affordable housing complexes (114 units) in Redmond. Housing Works also
administers the Section 8 voucher program which includes the Section 8
Homeownership Program and the Family Self-Sufficiency Program. Both
programs refer prospective homebuyers to the NeighborImpact Homeownership
Center (formerly known as Central Oregon Community Action Agency Network,
or COCAAN) for financial counseling and homeownership education.

•

Through its homeownership program, NeighborImpact, in conjunction with
Housing Works' Family Self-Sufficiency and Homeownership programs, have
facilitated 53 home purchases in Redmond since January 2004. Twenty-four of
those homebuyers previously rented in Redmond while the remaining 29 rented in
other parts of the region. (Funding came from the USDA’s Rural Development
program, which Redmond residents no longer qualify for because the city’s
population now exceeds 20,000.)

•

Habitat for Humanity has built 7 affordable homeownership homes in Redmond
and plans to build 2-3 units a year over the next 5 years.

•

There are 1,003 recipients of Section 8 vouchers in the tri-county region
(Deschutes, Crook, and Jefferson counties). The average voucher subsidy per
household is $430 per month. Only households earning 50% or less of AMI can
receive a voucher. While the number of households in this category is growing,
the amount of federal funding for the program has been decreasing by
approximately 5% annually in recent years. Households can move to different
communities and retain their voucher.

•

As of September 13, 2006, 307 households in Redmond used Section 8 vouchers.
Of those households, 155 have children, 132 have a disabled household member,
and 256 have a female head of household. (Households may be included in more
than one category.)

•

Sixty-nine of the voucher holders in Redmond currently reside in one of the
subsidized affordable housing facilities; 238 rent affordable privately-owned,
market rate units in the community.

•

It is not uncommon for the Section 8 voucher program to receive several hundred
applications in one day when new vouchers are allocated for the tri-county region.
There have been no new allocations for approximately three years.
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•

There are nine mobile home parks and/or subdivisions in Redmond that have
more than 409 lots.

The map on the following page represents subsidized affordable housing in Redmond and
mobile home parks and subdivisions. Red circles show subsidized facilities, yellow
circles represent Section 8 vouchers that are used in the private housing market, and
green circles correspond with mobile home parks and subdivisions.
The numbers inside the red circles indicate how many facilities exist in that area, while
numbers inside the yellow circles represent how many individual voucher holders rent
units in the general vicinity. Voucher holder households are represented in this fashion to
protect their privacy. (Please note that the size of the yellow circle does not correspond
proportionally to the number of voucher holders in the covered area.) It is notable that
many of the subsidized facilities and a large concentration of Section 8 voucher units are
located close to the main transit corridors in Redmond.

Note: Special thanks to Housing Works for its support in providing data and
information for the Redmond Affordable Housing Inventory.
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IV.

STAKEHOLDER INTERVIEWS

“Affordable housing is a real issue for us. We used to think that we needed more
industrial land to serve the community, and now we do. But now the issue is that we
can’t get the workforce to come here to take those industrial jobs because they can’t
afford the housing.”
Redmond Mayor Alan Unger, 9/6/06

“As housing costs rise faster than incomes can keep up, it’s time for a fresh
look at what ‘affordable housing’ really means.”
Cyndy Cook, Executive Director
Housing Works, 7/25/06
“What’s Redmond going to be like if the majority of the population can’t afford to
live here…especially when there’s no public transportation?”
Laurie Thom, Community Advocate
Redmond Area Community Action Team
5/23/06
“The economy in Central Oregon doesn’t support the cost of housing and the
retail cost of the land doesn’t allow developers to build anything affordable.”
Steve Schlam, Developer
Diamond Built Homes, 6/8/06
Quantitative data provides numerical information about a given community that can be
analyzed to interpret what is happening in that community. Another important
perspective about a community can be provided by qualitative data. As part of the
process of developing an Affordable Housing Plan for the city of Redmond, ten private
in-depth interviews were conducted to probe the ideas of Redmond stakeholders. The
following individuals were interviewed:
•
•
•
•
•
•
•
•
•
•

Mayor Alan Unger – City of Redmond
Cyndy Cook, Executive Director – Housing Works
Mark Radabaugh, Regional Representative – Dept. of Land Conservation and Development
Sharon Miller, Executive Director – Central Or. Community Action Agency dba NeighborImpact
Edward “Bud” Prince, Economic Development Manager – Redmond Economic Development
Steve Schlam, Developer– Diamond Built Homes
Tim Vezie, Developer – VZ Properties
Jim Long, CDBG/Affordable Housing Manager – City of Bend
Laurie Thom, Community Advocate – Redmond Area Community Action Team
Jim McCue, President – Redmond Habitat for Humanity
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Several major themes surfaced during the interviews which are summarized below. In
addition, noteworthy observations, ideas and strategies are highlighted in order to provide
a more complete overview of the content of the interviews.


Major Interview Themes
1) Cost of Land/Housing: Numerous stakeholders expressed shock and concern
about the rapidly escalating price of both land and housing. One interviewee
stressed that the cost of land does not allow developers to build anything
affordable. Others wondered whether the fabric of the community will change if
only affluent people can afford to live in Redmond.
2) Local Source of Funding: Several interviewees recommended that the city of
Redmond develop a local source of funding which can be used to leverage other
funds to support affordable housing projects and programs. They noted that
federal and state sources of funds are tightening up and are undependable. Often
local funds are less restrictive than state and federal sources, allowing more
creativity and flexibility in developing housing strategies.
3) Regional Approach: The affordable housing problem is primarily due to the rapid
population growth in the Central Oregon region. What one city does – or does not
do – can impact surrounding communities. Cities need to work together to
address the problem on a regional basis. As the regional population grows, cities
also can form a consortium to try to access more federal and state dollars.
4) Land Banking: Housing and service providers as well as developers and
government employees emphasized that the City should immediately begin land
banking – purchasing and/or setting aside land it already owns for future
affordable housing projects. These lands can be utilized for housing
developments or traded to leverage other affordable housing projects.
5) Annexation Opportunities: Redmond is in a unique position right now to generate
some affordable housing units as it expands its urban growth boundary and sets
rules for annexing land into the city limits. Although state regulations prohibit
mandatory inclusionary housing, annexation policies can be drafted to ensure that
land being voluntarily annexed into the city be developed in a way that meets the
broad needs of the community. This could include a component of affordable
housing.
6) Rental Market Changes: Several stakeholders indicated that they believed rental
prices had begun to rise. Others said that investors were beginning to sell off their
rental homes which could have a broad impact on the supply of rental units as
many households in Redmond prefer to rent private homes.
7) Incentives for Developers: Unless very real incentives are offered to developers
to build affordable housing – incentives that help them save money – affordable
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housing strategies will have limited success. Examples of incentives included
density bonuses, expedited permitting, and deferrals or waivers of System
Development Charges.
8) Educating the Public: Part of a successful affordable housing plan involves
educating the public about the problem and its impacts on the community. But
interviewees differed in their opinion about whether Redmond citizens understood
and cared about the issue.
9) Impact of Destination Resorts: Destination resorts located on county land have a
big impact on the city of Redmond. They draw workers from the community and
add traffic to the streets, and yet they provide no housing services for their
employees. Interviewees felt that destination resorts should play a role in
alleviating the affordable housing problem.
10) Public Transportation: Redmond lacks a public transportation system which is a
hardship for many residents. It places limitations on where low-income
households can seek housing and employment. Public transportation can be
considered an affordable housing issue when looked at from this perspective.
11) Mobile Home Crisis: Communities in Central Oregon are facing a mobile home
crisis as landowners sell off their parks for development. This problem must be
addressed by each community. The state needs to play a role in helping local
governments solve this problem, some of the stakeholders said.
12) Partnerships: Several interviewees emphasized that the affordable housing crisis
must be addressed collaboratively and will require partnerships to make a
difference. Some said that strong leadership from developers will be imperative,
while others stressed that city leadership is crucial.
13) State Role: Some stakeholders said that the state has not provided municipalities
with the tools they need to achieve state housing goals. The state should be
lobbied to give cities a wider array of options from which cities can choose to
address their particular needs. One interviewee also commented that the state
needs to increase its funding for bond programs to enable local governments to do
more, or else increase straight funding to localities.
14) Job Creation: Job growth in Central Oregon is robust, however many new jobs
are in the service sector which generally pays low wages. The employees filling
these positions cannot afford to pay much for housing, thus increasing the need
for more affordable housing.
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Specific Observations, Ideas & Strategies
1) Difficulty Finding Employees: Employees are becoming harder and harder to
recruit to the area, particularly because of the cost of housing.
2) Road Map: Cities need to define how they are going to tackle the unmet housing
needs in their communities by developing a “road map” which outlines goals,
objectives and action steps.
3) Homeownership Programs: Homeownership programs are becoming more
difficult to implement as the cost of housing increases. (Funding sources for these
programs put caps on how much can be paid for a home.) Every day less and less
inventory meets the program requirements.
4) Challenges to Renters: High credit rating requirements, large security deposits,
and other work history requirements imposed by landlords can make it very
difficult for some households to find affordable housing. As the rental vacancy
rate drops, it will become even harder for many households to find affordable
rentals.
5) Seasonal Economy: The local economy is being driven to serve seasonal
residents and resorts, not the year-around residents. The economy is not meeting
the needs of the community, as many of the jobs being created are seasonal and/or
low wage.
6) Community Land Trusts: The City should utilize land trusts as an affordable
housing strategy. Land trusts allow home buyers to purchase a house and lease
the land on which the house sits. The long-term land lease also comes with a
resale restriction on the home to ensure that it remains affordable to future
homebuyers. By taking the land price out of the sales equation housing prices are
kept more affordable.
7) Affordable Housing-Friendly Policies/Programs: Some stakeholders suggested
policies and programs to support affordable housing such as: density bonuses;
SDC waivers; de-emphasizing lot size in regulations and emphasizing house size;
reducing construction costs by allowing design variations such as no garages;
encouraging development of expandable houses; implementing a new
construction tax; taxing new construction based on the value of a home above a
certain threshold; offering long-term financing; partnering with nonprofit
organizations.
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V.

OVERVIEW OF REDMOND PLANNING AND REGULATORY
DOCUMENTS

The city of Redmond’s Comprehensive Plan serves as a guide for future city growth and
development. It lays out the city’s vision for its physical development through a
framework of goals and policies that reflect the character, ideas and resources of the
community. The city of Redmond’s Development Code complements the
Comprehensive Plan by defining the rules for development. Essentially the Development
Code takes the vision for growth and development and puts it into working form to
ensure that land uses and the built environment fit the surrounding landscape and reflect
the vision and needs of the community.
In the process of developing an affordable housing plan it is necessary to review the
city’s Comprehensive Plan and the Development Code to identify issues that impact
housing affordability. While it is important to recognize that regulatory constraints often
negatively impact the affordability of development, most communities enforce some
measure of regulatory constraints to protect the character of their community.
Communities therefore must make difficult decisions about tradeoffs between certain
policies and regulations, and encouraging affordable housing.


Comprehensive Plan

This section will address housing affordability issues in the Comprehensive Plan. A
more detailed analysis of individual goals and policies will be conducted as the project to
draft an Affordable Housing Plan proceeds. Some revisions to the Comprehensive Plan
may be proposed in the future to reflect new information and direction that has been
obtained from the community and city leaders.
In general, the Housing chapter in Redmond’s Comprehensive Plan addresses many of
the major issues that affect housing affordability. The goals contained in the plan cover
affordability; accessibility; density; land supply; dispersal of special housing products
throughout the community; and diversity of housing products. All these topics play key
roles in comprehensive affordable housing strategies.
However, the biggest weakness of this chapter of the Comprehensive Plan is that some of
the language is vague or ambiguous, and there isn’t always a clear connection between
policies and goals. Moreover, the plan does not offer strategies or action steps to attain
goals. Expanding the framework of this chapter to include Goals, Objectives, Policies and
Action Steps would help make the plan function more like a “road map” for city action.
For example, Goal #2 in the Housing chapter states: “Allow for a variety of housing
options for all income levels in both existing neighborhoods and new residential areas
that match the changing demographics and lifestyles of Redmond residents.” It is unclear
whether the intent of this goal is to encourage a variety or housing options for all income
levels, or discourage the creation of barriers to a variety of housing types, or both.
Secondly, the declaration that housing options should match changing demographics and
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lifestyles of Redmond residents raises more questions than answers. It is difficult to
ascertain from the document what policies were crafted to help achieve this goal, and
how changing demographics and lifestyle should shape development. The goal also
states that a variety of housing options should be allowed for all income levels in both
existing and new neighborhoods. Once again, it is unclear which policies aim to address
this goal and how housing for all income levels will be allowed/encouraged/achieved in
Redmond neighborhoods.
By following a Goal/Objective/Policy/Action Steps framework, the Housing chapter
would provide much clearer direction on how the city envisions attaining its goals. This
framework also would enable the city to track whether it is making progress toward its
goals.
Goals statements are clear statements that reflect the city’s vision for the future. Goals
generally are not measurable but rather serve as the foundation from which all other ideas
and actions should spring. Objectives are more specific statements reflecting the goal that
outline how the goals are to be achieved. Objectives generally are narrow, precise,
tangible and measurable. Policies then serve as guiding principles that link the objectives
and the action steps. Finally, action steps identify specific programs and activities that
will be conducted to achieve the goal. Following is a fictitious example of this planning
model.
Goal:
Encourage a variety of housing opportunities for the elderly that respond to their changing lifestyles
and health care needs in order to enable them to age within their community.
Objectives:
1) Stem the tide of out-migration of households 55 and older.
2) Increase the number of independent living, assisted care and nursing home facilities within the
community to match local demand for such facilities.
3) Encourage alternative living arrangements that help maintain family cohesion as members of
households grow older and their income status changes.
Policies:
1) Encourage affordable housing developments for elderly residents by providing incentives that
make such development more attractive.
2) Zoning laws should address the special needs of residents of senior housing facilities, including
but not limited to on-site or nearby transit services, health care services, and daily conveniences.
3) Allow accessory dwelling units (i.e. granny flats, in-law units) in new developments and existing
neighborhoods.
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Action Steps:
1) Develop an incentive program to save developers time and/or money to encourage the
development of affordable senior living communities/facilities.
2) Establish a working group comprised of developers, nonprofit housing organizations, elder
health care providers and city staff to identify the housing needs of elderly households, determine
where the market is falling short, and to develop a plan to address the gaps in housing services.
3) Draft an accessory dwelling unit ordinance.

A strong housing plan will state its goals clearly, outline its objectives in measurable
terms, and lay out policies that define guiding principles to shape its implementation
steps. If this model is followed, city staff should be able to use the Comprehensive Plan
to craft efforts that truly reflect the city’s vision for its future.
Land Use Planning & Economic Development: Land use planning and economic
development activities also can have significant impacts on housing affordability. When
developing policies in these arenas it is important to keep in mind how they interplay
with housing in order to avoid unintended negative impacts.
There are three critical ways in which Redmond’s land use planning and affordable
housing interact: 1) land supply; 2) density; and 3) planning for the efficient
development of land.
By maintaining an adequate supply of land in the urban growth boundary, land use
planning can help prevent unnecessary supply constraints that push land prices up and
affect the cost of housing. For example, although land supply constraints in Bend are not
the sole reason for the spike in regional housing costs, the restricted supply of buildable
land in Bend has contributed to the rising prices of homes in the region and in Redmond.
Strong policies that encourage a wide range of densities can help stimulate development
of different housing products such as single family homes, condominiums, townhouses,
and multi-family apartment complexes. Communities that can provide a range of
housing options, both in terms of products and sizes, are better able to meet the broad
housing needs of the community.
Finally, careful planning to ensure the efficient development of land helps keep housing
prices down by reducing infrastructure and service costs, reducing transportation costs,
promoting stronger, interconnected communities, and encouraging infill development.
Redmond’s new policy to require master planning for land being annexed into the city
limits is a powerful tool to promote efficient use of the land.
Economic development policies also can affect housing affordability. Mixed use
development (also a land use policy) can simultaneously stimulate economic
revitalization of a depressed commercial area and create new, high density housing
opportunities located close to work and/or transportation.
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Another crucial arena in which economic policies and housing policies interconnect
relates to the jobs/housing balance. It is generally believed that cities are better off when
the majority of the people who work in their community also live within the community.
When people can both work and live in the same community congestion and pollution are
reduced, social and economic diversity are maintained, and individuals become more
invested socially within the community. Economic policies that are designed to spur
Redmond’s economic growth should also be balanced with policies that address the
growing need for workforce housing generated by economic development efforts.


Redmond Development Code

Some recent changes to Redmond’s Development Code will provide new opportunities to
create affordable housing. They include:
•
•
•
•

Allowing duplex lot partitions which make each half of a duplex purchasable on
its own lot.
Allowing Cottage developments which offer small individually owned homes on
small lots.
Allowing Cluster developments which enable townhouses to be built on small
sellable lots.
Allowing guest houses and accessory dwelling units in higher density zones.

Other aspects of the Code restrict development options for both the city and property
owners and could negatively impact the ability to create more affordable housing in the
city. Some new restrictions have been placed on the R-2 zone and stringent restrictions
have been placed the R-3 zone, essentially ensuring that most future development in these
zones will be single-family residential.
Traditionally R-3 zones have served as gradual transition zones from single-family
residential development to higher density multi-family development. However, the new
Code revisions prohibit duplex development in the R-2 zone (except lots created prior to
November 9, 2006) and severely restrict duplex development in the R-3 zone by limiting
them to corner lots of 10,000 square feet and requiring a conditional use permit.
Furthermore, planned developments are now prohibited in R-2 and R-3 zones with the
exception of Cottage developments which are allowed with a conditional use permit.
Finally, multi-family developments are now prohibited in R-2 and R-3 zones.
These measures will reduce density in areas that usually serve as transition zones
between low and higher density neighborhoods. The conditional use permit requirements
for duplexes and planned developments in the R-3 zone also will add expenses to the cost
of development which will negatively impact affordability. By reducing development
options in some of its zones the city may have difficulty achieving density goals laid out
in the Comprehensive Plan, especially in the R-3 zone which calls for a target density of
4-12 dwelling units/acre.
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As more land is brought into the urban growth boundary and annexed into the city limits,
it will be critical to ensure that much of it is zoned R-4 or R-5. These zones provide for
multi-family development offering a range of housing products and sizes to meet broad
community needs, including affordable housing options.
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EXECUTIVE SUMMARY
Communities facing an affordable housing crisis have a wide array of strategies they can
implement to attack the problem, ranging from policies and programs to regulations and
incentives. The following report provides general information about the most widely
utilized affordable housing tools, strategies and programs. It is intended to inform the
community about potential options and approaches for encouraging and supporting
affordable housing, rather than to steer planning efforts toward any particular strategy or
initiative. Following is a list of the strategies and techniques contained in this report.



















Land Banking
Affordable housing trust fund, and associated funding mechanisms
Incentives for developers
Zoning initiatives
Voluntary inclusionary housing/zoning
Community land trusts
Preservation programs
First-time homebuyer programs
Rental assistance
Regional consortium
Partnerships
State and Federal funding programs
Tax increment financing
Bonds and levies
Tax abatement/relief
Employer-assisted housing
Asset-building techniques
Mobile home policies/ordinance

The final section of the report contains a spreadsheet illustrating affordable housing tools
and programs that five other communities utilize to create affordable housing
opportunities.
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AFFORDABLE HOUSING OPTIONS REPORT
Communities facing an affordable housing crisis have a wide array of strategies they can
implement to attack the problem, ranging from policies and programs to regulations and
incentives. The following report provides general information about the most widely
utilized affordable housing tools, strategies and programs. It is intended to inform the
community about potential options and approaches for encouraging and supporting
affordable housing, rather than to steer planning efforts toward any particular strategy or
initiative.

Land Banking
Land banking involves buying and holding undeveloped land that is situated in the path
of future urban growth. The land is then used for affordable housing purposes some time
in the future. The theory behind land banking is that buyers can save large sums of
money by purchasing land before it is subject to urban growth pressures. Land banking
also can involve the acquisition of vacant, foreclosed or underutilized property within
developed areas.
As land becomes more expensive in Central Oregon, cities can reduce future costs of
affordable projects by purchasing land today. Local governments may be able to acquire
land from other public agencies at greatly reduced prices before the land is placed on the
open market because state law gives them, and nonprofit organizations, priority in
purchasing surplus land.6 Sites that are land banked can be sold to nonprofit or for-profit
developers at discounted prices in return for building affordable units. The land also can
be sold for a profit to leverage other affordable projects. While the land is being held,
expenses can be offset by leasing it for other uses.

Affordable Housing Trust Fund
There is consensus among housing practitioners that federal and state funding for
affordable housing programs has declined in recent years and is unpredictable. As a
result, many localities have undertaken efforts to establish a local source of funding to
stabilize and support affordable housing initiatives. An affordable housing trust fund is a
distinct fund that is set up by cities, counties and/or the states that is dedicated solely to
affordable housing efforts. The fund is established through legislation or ordinance and
has a consistent source of public revenue (see funding mechanisms below).7 These funds
typically have fewer restrictions than federal and state dollars so they can be used more
flexibly. For example, funds can be used to leverage other private, state and federal
dollars, or they can be used for services, operations or capital construction.

6

Knowledgeplex, – Land Use & Housing Planning/landbanking. www.knowledgeplex.org. (Accessed
10/24/06.)
7
PolicyLink, www.policylink.org/EDTK/HTF (Accessed 10/22/06.)
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Funding Mechanisms for Affordable Housing Trust Funds


Linkage Fee – Fee assessed on new commercial, retail, and industrial
property to support affordable housing programs. The fee is “linked” to new
business development as a way to correct the jobs/housing imbalance that is
created by new economic development. The premise of the fee is that lowerwage workers who are needed to fill jobs in the new businesses also need to
be able to afford housing in the community.



New Construction Fee – Assessment on all new development that is paid into
a dedicated fund for affordable housing projects and programs. The fee can
be based on a percentage of building permit valuation or a set fee for different
tiers of valuation. The city of Bend recently adopted a new construction fee
that assesses .00333% (1/3 of 1%) on all new buildings. Bend expects the fee
to raise approximately $2.5 million annually to support affordable housing
initiatives.



Tear Down Fee/Tax – This tax is assessed as part of a demolition permit. It is
used to mitigate the effect of demolition of older homes that generally are
more affordable and that often are replaced by high-end homes that are not
affordable.



Proportional Impact Fees – These charges are assessed on new homes and
are proportional to the size of the housing unit. Proportional impact fees are
based on the theory that larger homes put a greater strain on public services
and infrastructure. Most studies show there is a relationship between the size
of a house and the number of occupants, vehicles, and school-age children
requiring and using public services. Proportional impact fees also can be
higher in areas that cost more to service such as housing on the urban fringe.
Programs can be designed to exempt low and moderate income housing.8



General Fund – Some jurisdictions dedicate a portion of their General Fund
to an affordable housing trust fund.



Voluntary Contributions – By definition affordable housing trust funds are
not funded by private, voluntary contributions from developers, foundations,
employers and other private sources. This type of funding usually goes into a
community trust fund that is run by a private or non-profit organization.
However some communities are exploring combining these types of
contributions with their existing public trust funds.



Recording Fees – There is a movement afoot in Oregon lead by the
Neighborhood Partnership Fund’s Housing Alliance to lobby the state
legislature to increase the recording fee for legal documents by $15 and
dedicate that fee to the state’s affordable housing trust fund. This is one way
that many states have funded their affordable housing trust funds.

8

Nelson, Arthur C., FAICP, “Top Ten State and Local Strategies to Increase Affordable Housing Supply,”
Fannie Mae Foundation, Volume 5 Issue 1, 2006.
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Real Estate Transfer Tax – One of the most common sources of funding for
an affordable housing trust fund is the Real Estate Transfer Tax (RETT),
however state legislation currently blocks local jurisdictions from using this
financing mechanism. The RETT is assessed every time a house is sold and is
based on the sales price of the home. This funding vehicle is being used with
increasing frequency outside Oregon.

Incentives for Developers
Incentives for developers take numerous forms but they generally fall into two categories
– they either save developers time and/or money, or enable the developer to increase the
profitability of their project.


SDC Waiver/Deferral/Reductions – Systems Development Charges
generally cost developers in the range of $6,000-$10,000 per unit, and many
cities are increasing these rates. These fees are assessed at the time a permit is
issued for a new home, not when it is sold. Some communities waive SDCs
for affordable housing units, others defer the fees until some time in the future
such as after the sale of the home, and others pay the developer’s fees from
their affordable housing trust fund. It also may be possible to reduce SDC
charges for affordable housing developments built in neighborhoods that
already have infrastructure in place. Any of these programs can be tailored to
encourage certain types of development such as smaller homes, or homes that
are priced to rent or sell to households in certain income categories.



Density Bonus – The density bonus is one of the most common forms of
developer incentive that municipalities employ. This policy encourages
developers to build affordable units in return for allowing them to build at a
higher density than permitted under current zoning. By increasing the number
of units the developer can build on a given piece of land, more affordable
units can be worked into the project.



Relaxed Design Standards – Design requirements such as yard setbacks, and
height restrictions contribute to the cost of a project. By relaxing some
design standards cities can save developers money that then allow them to
incorporate affordable housing into their projects.



Expedited Permitting – It is not uncommon to hear developers complain
about the slow process of obtaining a city permit. In the construction world,
time equals money. Delays in obtaining building permits cost developers
money by extending the time developers have to pay predevelopment loans
and slowing down construction crews. Many cities have adopted a “fast track”
permitting process for affordable housing projects that saves developers both
time and money.



Relaxed Parking Requirements –-Parking requirements contribute to the
cost of housing because developers must allot more land per unit to cover
parking needs. Cities can develop guidelines for affordable housing projects
that reduce parking requirements to help bring down project land costs.
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Zoning Initiatives
Zoning policies can encourage or discourage affordable housing development in a
community. Some of the most common zoning tools utilized by jurisdictions to promote
affordable housing include:
•
•
•
•
•
•
•

Allowing accessory dwelling units
Creating minimum density zones
Allowing cottage developments
Establishing low minimum lot size thresholds
Encouraging mixed-use development in commercial zones
Providing for density and height bonuses
Enforcing inclusionary zoning (see description below)

Voluntary Inclusionary Housing/Zoning
Cities, counties and states increasingly are turning to inclusionary housing policies (also
known as inclusionary zoning) to generate affordable housing units. Inclusionary housing
policies require or encourage private developers to make a certain percentage of their
new units affordable to low and moderate income households. These policies typically
apply to new residential developments that exceed a certain size, such as 20 or more
housing units. Typically 10-25% of a new development is “set-aside” for affordable
housing. Small developments that fall below the threshold for an affordable set-aside
sometimes pay an in-lieu fee that goes into an affordable housing trust fund.
Mandatory inclusionary housing policies have proven to be much more successful than
voluntary programs, but mandatory inclusionary zoning currently is not allowed under
Oregon law. However, some jurisdictions in Oregon have successfully incorporated
inclusionary housing requirements into their annexation policies because annexation is a
voluntary action. Voluntary inclusionary policies usually offer rewards or compensation
to the developer for providing affordable units such as density bonuses, expedited
permitting, and zoning variances.
In most cases communities with inclusionary housing policies require developers to build
the affordable units within the new development, although some jurisdictions allow
construction on a different site. Some inclusionary housing programs also allow large
developers to pay an in-lieu fee instead of building affordable units. To ensure that units
are priced affordably for future buyers, a covenant that restricts the resale price is
recorded with the title of the home. Usually these affordability covenants stay in place for
30 years or more.
Inclusionary housing is a proven method for increasing construction of affordable
housing units, creating mixed income communities, and dispersing affordable housing
throughout a community.9 This affordable housing strategy is used most successfully in
areas that are experiencing growth, as it relies on market demand to stimulate private
sector construction of new housing developments.

9

PolicyLink, www.policylink.org/EDTK/IZ. (Accessed 10/23/06)
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Community Land Trusts
Community land trusts (CLT) generally are nonprofit organizations that acquire and hold
land to be used for affordable housing. Housing on the land is sold at an affordable price
and the homeowner leases the rights to the land on which the house sits. In this way the
cost of the land is removed from the purchase price, thereby making the housing more
affordable. Long term leases (typically 99 years) are renewable as well as assignable to
heirs. Limited equity formulas restrict the resale price of the home to ensure that the
housing remains affordable for future buyers.10 Many cities support the formation of
community land trusts as well as provide surplus land for the CLT’s use.

Preservation Programs
One of the most important affordable housing strategies a city can undertake is to ensure
the preservation of existing affordable housing within the community. Numerous
strategies exist, including rehabilitation grant and loan programs, foreclosure prevention
programs, and replacement housing regulations that generally take the form of
condominium conversion ordinances.

10



Rehabilitation Grants & Loans – Cities can provide direct grants or loans to
households that fall in targeted income categories to make repairs and
upgrades to their homes. Another common approach is for a city to provide a
grant to an existing nonprofit organization to administer the grant/loan
program. Grants and loans are provided for emergency home improvements
such as plumbing, electrical and roof repairs, and for other non-cosmetic
upgrades that improve the safety and accessibility of a home. One such
example is NeighborImpact which currently administers a deferred payment
low-interest loan program in the tri-county area for households at 80% or
below median family income. Another type of rehabilitation loan or grant that
may be available from the state or federal government helps developers
convert and rehabilitate old hotels or buildings into affordable housing.



Foreclosure Prevention Programs – Foreclosure programs can take the form
of property tax deferrals, low-interest loans or grants, homebuyer education
classes, credit counseling, emergency mortgage payment programs, and
mortgage refinancing. Nonprofit housing organizations often provide some of
these services to the community.



Condominium Conversion Ordinances – Particularly in gentrifying areas,
the conversion of rental units into condominiums can greatly reduce housing
options for households that cannot afford to purchase a home. In hot housing
markets the conversion of rental units to condos is exacerbated by the fact that
few multi-family rental projects get built when developers can build more
lucrative single family subdivisions. To combat this problem some
jurisdictions have adopted condominium conversion ordinances that try to
mitigate the loss or rental units. Ordinances take many forms, including
requiring one-for-one replacement of affordable rental units that are converted

Institute for Community Economics, www.iceclt.org/clt. (Accessed 10/20/06)
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to ownership units, requiring property owners to set aside a certain portion of
units to remain affordable to low income households, tenant protection
measures, and so on. .


Community Organizing – For some communities federal subsidies were
used to build much of their affordable housing stock. Two important federal
sources of funding – Section 236 mortgages and project-based Section 8
assistance – allow property owners to prepay their mortgage or “opt out” of
the program once their subsidy contracts expire. The owners of these
properties are then free to convert their units to market rate. The threat of
converting to market rate is greatest in strong housing markets, and this
process can decimate the supply of affordable housing in a community.
Tenants and concerned organizations strive to be aware of what facilities are
at risk of converting to market rate and work with property owners and
government agencies to develop strategies to preserve them for affordable
housing.11

First-time Homebuyer Programs
First-time homebuyer programs are designed to help reduce barriers to homeownership.
These programs usually fall into one of three categories: 1) educational services that
prepare individuals for homeownership; 2) financing opportunities that assist households
in buying a market-rate home; and 3) programs that keep the price of the home below the
market rate for the first buyer, and usually for subsequent buyers of the home as well.
Education programs may feature pre-purchase seminars, credit counseling, post-purchase
classes, foreclosure prevention and refinancing lessons. The purpose of these educational
programs is to make sure individuals are fully prepared for the responsibilities of
homeownership. Often potential homebuyers must attend a first-time homebuyer course
or seminar in order to qualify for special financing programs. NeighborImpact runs a
Homeownership Center in Redmond that provides counseling services to homeowners
and potential homeowners.
Financing programs run the gamut from down payment assistance grants, below-marketrate loans and loan guarantees to silent-second mortgages and shared appreciation
programs. The state of Oregon offers low interest loans for first-time homebuyers and a
special advantage program that helps buyers with closing costs or down payment costs.
Limited equity programs such as those employed by community land trusts, housing
cooperatives and inclusionary housing programs restrict how much a house can be sold
for to ensure affordability. Sales price restrictions can be as short as five years or as long
as in perpetuity. The sweat equity model is yet another technique utilized to help lowincome households purchase their first home. Habitat for Humanity is the best-known
organization that uses this strategy to help create affordable housing opportunities.
Homeowners must volunteer a certain number of hours toward the construction of their

11

Levy, Comey, and Padilla, “Keeping the Neighborhood Affordable: A Handbook of Housing Strategies
for Gentrifying Areas,” The Urban Institute Metropolitan Housing and Communities Policy Center, 2006,
pp. 18-19.
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home in return for a greatly reduced sales price. Sales price restrictions remain in place
for Habitat homeowners for a specific period of time.

Rental Assistance
Most rental assistance is provided by the federal and state governments through
allocation of funds for rental facilities, the Section 8 housing voucher program, and the
Rural Development rental assistance program. However, some organizations also
provide emergency rental assistance to households in times of crisis. It also is possible to
develop longer-term rental assistance programs, but these tend to require deep subsidies
to reach the neediest of families.

Regional Consortium
The fragmentation of regulatory policymaking among cities and counties can exacerbate
affordable housing problems.12 A regional consortium can help alleviate some of the
problems that are created when communities work in isolation. There are many ways
that a regional group can work together to stimulate affordable housing efforts, including
banding together to qualify for governmental and private funding that individual cities
would not qualify for; mutually contributing to organizations and projects that serve the
region as a whole; and assisting each other in developing regulations and policies to
encourage a wider range of housing products at different levels of affordability.
Interviews with key individuals which were conducted for this project revealed that many
stakeholders believe a regional consortium would be beneficial for Redmond.

Partnerships
Developing a comprehensive affordable housing plan requires partnerships between both
the private and public sectors. There are roles to be played by developers, businesses,
non-profit organizations and governmental agencies. Some outfits do certain things
better than others, and it’s important to structure partnerships to capitalize on each
player’s strengths. A community resource study can help identify both organizations and
individuals in the city and region who have the expertise and capacity to contribute to
affordable housing initiatives. These groups and individuals are invited to the table to
help develop solutions for affordable housing.

State & Federal Funding Programs
In addition to several homeownership and rental assistance programs, the state sponsors
and administers a number of funding programs to support affordable housing
construction, rehabilitation, and preservation. They include tax incentives, a housing
trust fund, grant programs, low interest loans, and bond programs. Some of the funds are
awarded through a competitive application process, while others are not competitive but
are evaluated in the same way a commercial lender would review a loan request. Funds
tend to be steered toward projects that serve households earning 60% or less of area
median income, although mixed use projects are acceptable according to Kim Manie12

The Center on Urban and Metropolitan Policy, The Brookings Institution and The Urban Institute,
“Rethinking Local Affordable Housing Strategies: Lessons from 70 Years of Policy and Practice,” Dec.
2003
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Oskoii, the Central Oregon regional contact for Oregon Housing and Community
Services. (Manie-Oskoii noted that much of Central Oregon’s workforce falls into this
income category.)
One of the most successful programs – but also an extremely competitive one – is the
federal government’s Low Income Housing Tax Credit (LIHTC) program which is
administered by the state. This program is the major federal program designed to produce
affordable rental housing, and it is responsible for producing hundreds of thousands of
affordable units nationwide. The LIHTC program offers private investors federal tax
credits in exchange for the development of rental housing units.13 Another competitive
program run by the state called the Oregon Affordable Housing Tax Credit (OAHTC)
helps lower the interest rate on permanent loans by as much as 4%. Projects that are
awarded this tax credit must pass the financing savings on to households through reduced
rents.

Tax Increment Financing
Tax increment financing has become a common tool used to finance and stimulate
economic development in urban renewal districts. Some communities are now utilizing
the tool to help create affordable housing within such districts. Tax increment financing
enables local municipalities to issue bonds to finance improvements and stimulate
investment in blighted areas that are designated as urban renewal districts. Revenues
from the bonds are invested in infrastructure improvements or other projects within the
area. As property values increase due to reinvestment in the area, the property tax gains –
or the tax increment – are used to pay off the bondholders. Affordable housing comes
into play when a renewal agency is required to set aside a portion of the TIF revenue for
affordable housing projects.14 In California urban renewal areas have mandatory TIF setasides for affordable housing, and the city of Portland currently is working on
establishing an affordable housing TIF set-aside.

Bonds & Levies
Voter-approved General Obligation Bonds allow jurisdictions to sell bonds to finance a
specific project or projects. The bond is then repaid usually over a 20-year period with
funds raised from a new property tax levy. Money from this funding source can only be
used to pay for construction and other capital expenses for government-owned projects.
Local option levies are voter-approved special purpose property taxes that raise a fixed
amount of money each year for a specific purpose, such as affordable housing programs.
Funds raised through levies can be used for operations costs as well as capital expenses.
However, local option levies are limited to five years for operations projects and 10 years
for capital constructions projects. Furthermore, these taxes are subject to Oregon
Constitutional restrictions imposed by Measures 5 and 50 which limit the amount of
property taxes that can be placed on individual property tax accounts.15

13

Levy, Comey, and Padilla, p. 7.
Levy, Comey, and Padilla, pp. 10-11.
15
The Community Development Network, www.cdnportland.org
14
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Tax Abatement/Relief
Some jurisdictions grant property tax exemptions for affordable housing developments.
This kind of exemption usually is designed to encourage a certain type of development
such as multi-family rental housing. These programs also can be structured to encourage
development in targeted areas and/or to serve specific income categories. Seattle utilizes
this tool to encourage affordable housing projects.
The Vertical Housing Program run by Oregon Housing and Community Services
Department encourages mixed-use developments in core urban areas through a partial
property tax exemption. According to OHCS program description, the exemption varies
in accordance with the number of residential floors in the project with a maximum
property tax exemption of 80 percent over 10 years. However additional exemption may
be given if some or all of the residential housing is for households earning 80 percent or
less of median family income. This program may be a useful tool for stimulating
workforce housing in the downtown area.

Employer-Assisted Housing
Some businesses provide housing benefits as a way to recruit and retain employees.
Employer-assisted housing programs generally fall into one of two categories: 1) demand
programs that enhance the affordability of existing housing; 2) supply programs that
stimulate the development of units for its employees. Demand programs include group
mortgage plans where a mortgage lender reduces rates or fees for a bulk lending
commitment; closing cost assistance; mortgage guarantees where the employer
guarantees all or part of the mortgage; group mortgage insurance; down payment
assistance loans; mortgage buy-down programs in which the employer buys down the
interest rate of the loan; and purchase of mortgage revenue bonds whereby the employer
purchases taxable bonds and uses the proceeds to fund employee mortgages or loans.
Supply programs include providing land for housing sites, construction financing, cash
contributions to projects, and purchase guarantees to developers.16

Asset-Building
Asset-building programs are intended to help individuals build savings and develop
economic self-sufficiency. This is yet another approach to addressing housing
affordability. Usually these programs are run by nonprofit organizations that provide a
broad range of services to low income households. Examples of asset-building programs
include individual development accounts, limited equity cooperatives, homeownership
education and counseling, and other self-sufficiency programs such as Families Forward
which is run by Housing Works. This 5-year program helps Section 8 voucher recipients
set both financial and personal goals and work to attain those goals. Many participants
who enter the program strive to become homeowners and relinquish their public
assistance.

16

Hoffman, Daniel N., “A Blueprint for Employer-Assisted Housing”
www.eahousing.com/newsandarticles.html (Accessed 10/30/06)
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Mobile Home Policies/Ordinances
The city of Bend is working out the details of a new mobile home ordinance that it hopes
will protect mobile homeowners from displacement while also respecting the property
rights of park owners. After much negotiation it appears that the final version of the
ordinance will allow higher housing densities for redeveloped parks if a certain
percentage of the new homes are priced affordably. Displaced mobile homeowners
would have the first opportunity to purchase the affordably-priced units. As details of a
final ordinance are being worked out Bend has extended its temporary mobile home park
ordinance until March 2007. (That law requires park owners that want to evict tenants to
pay for relocation costs to another park within 100 miles or purchase those homes that
cannot be moved.) By increasing the density of redeveloped parks the city of Bend hopes
that its new ordinance will not be susceptible to lawsuits based on Measure 37 property
rights.

Conclusion
Before a community begins to select affordable housing strategies it must first define
who its target service population is, what type of housing it wants to encourage (rental vs.
homeownership, or both), and how it will manage the programs it undertakes. Successful
implementation of these programs depends heavily on adequate operational capacity and
staff expertise.
Local governments need a full set of tools and techniques to provide and stimulate
affordable housing development and to preserve the existing affordable housing stock.
These strategies must be systematically reviewed and analyzed by the community to
determine their usefulness and appropriateness given market conditions and community
culture. Regardless of which strategies ultimately are chosen, the three key ingredients to
developing a successful affordable housing plan are political leadership, broad
community participation and reliable funding.17

17

Meck, Retzlaff, & Schwab, “Regional Approaches to Affordable Housing,” American Planning
Association, Feb. 2003
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Redmond Affordable Housing Inventory
(as of 1-20-07)

MFI = Median Family Income

Confidential for security purposes

Address

96

40

50

5

# Afford Units

1 & 2 BR

Studio, 1, 2, & 3 BR

2 & 3 BR

1 & 2 BR

1 BR

Unit Sizes

50% or less MFI

50% or less MFI

60 % or less MFI

60% or less MFI

60% or less MFI

30% or less MFI

Income Level

Jun-76

Jan-76

Jan-94

Jan-78

Jul-92

Jul-95

Jan-01

Year Built

Multi-family

Multi-family

Multi-family

Senior hsg.

Multi-family

Multi-family

Senior hsg.

Transit. hsg for women

Target Market

$ 385- 580

$ 631- 695

$651

$ 512-622

**

$450- 635

$ 480- 610

$ 476- 585

None

Yes - 2006

8/8/2008

Yes - 11/31/2006

Yes - 11/15/2007

None

None

None

None

342
307

1601 SW Reindeer

24

1 & 2 BR

30% or less MFI

Multi-family

**

3/29/2009

Subsidized affordable housing units
Redmond Section 8 Vouchers as of Sept. 13, 2006:

933 NW Canal

46

3 BR

30% or less MFI

Jan-91

Senior/Disabled/Multi-Family

$ 488- 569

1/16/2008

Moderate Income = 80% - 120% MFI
Low Income = 80% or less MFI
Very Low Income = 50% or less MFI
Extremely Low Income = 30% or less MFI

767 NW Canal Blvd

10

2 & 3 BR

60% or less MFI

Jan-84

Senior/Developmentally Disabled

**

Reindeer Meadows
Notes:

Stoneybrook Apts.
Notes:

Bluff's Apts.
Notes:

Redmond Triangle Hsg
Notes:

Ridgemont Apts.
Notes:

Stafford Square I
Notes:

Stafford Square II
Notes:

Wintergreen Apts.
Notes:

Mariposa Homes
Notes:

Housing Opportunities Inc.

340 SW Rimrock Way
18 Studios, 43 1BR's, 27 2BR's, 8 3BR's
20 1BR's, 4 2BR's
33 rental assistant recipients; 18 1BR's, 28 2BR's

2445 SW Canal

No Disabled; 8 1BR's, 13 2BR's, 3 3BR's
Scattered site apts. & duplexes thruout city

Risk of Afford Exp.?

2210 SW 19th St

12

1, 2, & 3 BR

30% or less MFI

Jan-84

Senior/Disabled

Rent Range

Facility Name

319-1 W Greenwood St

24

1 & 2 BR

30% or less MFI

Jan-78

Affordable Unit Inventory-taskforce

** - Does not have a base rent. Rent is
determined by income and expenses.

None

Stepping Stones

724-2 NW 4th St

19

1 & 2 BR

50% or less MFI

Notes:

2050 SW Timber Ave

8

1 BR

20 2BR's, 20 3BR's

1113 SW Veterans Way

8

Residents have to be 62 or older or verifiable disability

342

1121 SW Kalama Ave

Notes:
Notes:

Brentwood Manor

Total Units:
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% of Year-Round
Residents

Partition

Year Built

Target Market

Lot Rent

Manufactured/ Housing Parks
(as of 10-3-06)
# of Lots

1235 SW 23rd

528 NW 17th
104

45

Manager says they are in the process of partitioning - 15 lots already sold.

1515 NW Fir Ave # 55

Lot Size

Risk of Afford Exp.?

Yes - within next 2.5 yrs

Address

~2025

Currently selling lots

Facility Name

Varied

No

250

385-410

Varied

No

Senior/ 55yrs+

Multi-Family

$270

~1500

early 60's

about 1996

Multi-Family

$ 287-295

No

Yes

1981

Senior/ 55yrs+

100

100

No

50's

26

100

No

1241 NW 6th St

85

100

Owned and run by same person for 30 years. Many offers from developers.

~50

4-Wheel Mobile Home Court
Notes:

Aspen Court
Notes:

Aspen Creek
Notes:

Remington Arms Mobile Home Park
1630 NE 6th St

Notes:

Ni-Lah-Shan Village
Has been partitioned and is becoming a subdivision

27

100

100

No

No

98-99

late 40's

-

Multi-Family

Senior/ 55yrs+

Senior/ 55yrs+

290

180

305

~ 4100

~2500

No

No

No
24

No

1833 SW Canal Blvd.
735 NW Greenwood

100

One resident has a HUD voucher

48

Once was Black Hawk MP and sold 3 years ago; 1 HUD voucher

409

Affordable Unit Inventory -taskforce

1201 SW 28th St.

Owner died 2 years ago, left the trust to Redmond Humane Society. Lawyers in control of it for now.

2633 SW Obsidian Ave

Notes:

Green Pastures MH Park
Notes:

Redmond Mobile Park
Notes:

Shady Grove Mobile Park
Notes:
Notes:

Sunhaven

Total Lots:

xxxix

GOALS, OBJECTIVES & POLICIES DEFINITIONS
ACCESSORY DWELLING UNIT – A secondary living unit or separate cottage on a single
family lot in a residential zone containing cooking facilities, and meets the dimensional and
other requirements of the zoning district in which it is located.
ANNEXATION – The legal process by which land is incorporated into the city limits.
DENSITY – A measurement of the number of dwelling units in relationship to a specified
amount of land; density does not include land devoted to street right-of-way.
EMPLOYER ASSISTED HOUSING – Housing that is acquired or secured through the
support or facilitation of employers, usually through an employer-sponsored program,
service, or financial assistance or an employer-supported development project.
INFILL DEVELOPMENT – Development or redevelopment of vacant or underutilized
parcels of land in otherwise developed areas.
LOW INCOME – Household that earns 80% or less of area median income.
MANUFACTURED HOME PARK – Any place where two or more manufactured homes
are parked within 500 feet of one another on a lot, tract or parcel of land under the same
ownership, the primary purpose of which is to rent space or keep space for rent to any
person for a charge or fee paid for the rental or use of facilities or to offer space free in
connection with securing the trade or patronage of such person.
MINIMUM DENSITY – A measurement of the least number of dwelling units allowed on a
given parcel of land.
MIXED INCOME HOUSING – Housing developments that contain dwelling units that
are affordable to a variety of income levels.
MODERATE INCOME – Household that earns between 80.1% - 120% of area median
income.
MULTI-FAMILY HOUSING – A building on a single lot that contains three or more
dwelling units.
SPECIAL NEEDS HOUSING – Refers to supportive housing aimed at meeting the
particular need of a specific targeted population that might otherwise experience difficulties
in finding housing and/or living independently.
SUPPORTIVE HOUSING – Refers to housing which provides a supportive environment
that is coupled with a planned social services component. This type of housing generally
targets the most vulnerable populations in the community who are in need of on-going or
transitional assistance with housing and basic life skills.

xl

SURPLUS PROPERTY – Property owned by a governmental entity that is no longer
needed.
URBAN GROWTH BOUNDARY – A legal boundary set by a city, county or regional
government that directs and/or steers urban growth and development to land within the
boundary. The purpose of the urban growth boundary is to provide for the orderly and
efficient transition from rural to urban land use, to accommodate urban population and
urban employment inside the boundary, to ensure efficient use of land, and to provide for
livable communities.
WORKFORCE – Individuals who are employed by an organization, agency or business
within the city.
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EXISTING HOUSING RESOURCES FOR CENTRAL OREGON
Central Oregon Partnership
This partnership includes seven citizen based groups called Community Action Teams
(CAT) that individually serve Bend, Redmond, La Pine, Madras, Prineville, Sisters and
Warm Springs. The primary focus of the CAT is to work with the community to develop
strategies and projects to reduce poverty. Another function is to advocate on behalf of
families that face poverty. The Redmond CAT has teamed up with local churches on a
program called Jericho Road, in which churches provide emergency shelter, food, and
mentoring for families in crisis.
Housing Works
Formerly known as Central Oregon Regional Housing Authority (CORHA), Housing
Works is a public corporation organized under the Housing Authority Law of the State of
Oregon. Housing Works serves approximately 150,000 people in Crook, Deschutes and
Jefferson counties. Housing Works provides affordable housing programs to over 1,500
lower income households in this region. These programs include affordable rental
housing, Section 8 voucher administration, public housing (not in Redmond) and family
self-sufficiency programs.
NeighborImpact
This private non-profit multi-service organization works to break the cycle of poverty by
providing emergency and special services to low income households in Central Oregon.
Formerly known as Central Oregon Community Action Agency (COCAAN),
NeighborImpact serves the tri-county area of Crook, Deschutes and Jefferson counties.
Its programs include Head Start preschool and child care programs, food assistance
programs, energy assistance programs and housing programs. Housing programs include
emergency assistance for rent, mortgage and/or utility payments; short-term transitional
housing in Bend; a homeless shelter in Bend; homeownership counseling; and housing
grant and loan programs for housing rehabilitation, weatherization or purchase.
Redmond Habitat for Humanity
Redmond Habitat for Humanity is a locally run affiliate of Habitat for Humanity
International, a non-profit, ecumenical Christian housing ministry. Since 1993 Habitat
for Humanity has built seven homes in the Redmond area for low income families. This
chapter serves the Redmond School District area which encompasses Redmond, Tumalo,
Terrebonne, Alfalfa and Crooked River Ranch. Homes are built using mostly volunteer
labor to reduce the construction costs. Homes are then sold to low income households at
affordable prices with no interest charges. Homes must remain affordable for 20 years.
Redmond Ministerial Association
This program run by area churches provides emergency housing, food and gas services to
households in need. The individual/household in need contacts the police department,
which screens the applicant for eligibility. Qualifying households may receive a voucher
for one night in a local motel, a gas voucher and/or a voucher for a meal at a local
restaurant. This service can only be used once every three months.
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INCOME LEVEL DEFINITIONS & TERMS
FOR AFFORDABLE HOUSING PROGRAMS
•
•
•
•
•
•

2006 Oregon Housing and Community Services Income Limits
Moderate Income Definition
Low Income Definition
Very Low Income Definition
Extremely Low Income Definition
“Workforce” Housing Definition

Oregon Housing and Community Services
2006 Income Limits
For HOME and Low Income Housing Tax Credit Programs
Based on HUD’s published Section 8 income limits
Median incomes by county (as of March 8, 2006)
Section 8 income limits by county
MSA/County
Deschutes

% MFI*
30%
40%
50%
60%
80%
100%
120%

1 Pers

2 Pers

3 Pers

4 Pers

5 Pers

6 Pers

7 Pers

8 Pers

12,350
16,480
20,600
24,720
32,950
41,190
49,430

14,100
18,800
23,500
28,200
37,650
47,060
56,470

15,900
21,160
26,450
31,740
42,350
52,940
63,530

17,650
23,520
29,400
35,280
47,050
58,800
70,560

19,050
25,400
31,750
38,100
50,800
63,500
76,200

20,450
27,280
34,100
40,920
54,600
68,250
81,900

21,900
29,160
36,450
43,740
58,350
72,940
87,530

23,300
31,040
38,800
46,560
62,100
77,620
93,140

*MFI = median family income
The Oregon Housing and Community Services income limit chart does not provide 100% and 120% income limits. This data has been
extrapolated from the existing income data.
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Examples of incomes in the following definitions are based on the income range for a 3-person household.
Refer to income chart on previous page for additional income information.
Moderate Income: $42,351 - $63,530
Moderate income households are defined as households that earn between 80.1% - 120%
median family income. There is very little government funding available for affordable
housing projects and programs that cater to this income group. In order to serve this
income level it is highly likely that programs/projects would have to be paid for through
some local funding mechanism. Current data indicates that this income group can generally
afford rent in Redmond but cannot afford to buy the median priced home of $259,975.
Low Income: $26,451 - $42,350
Low income households are defined as households that earn between 50.1% - 80% median
family income. Approximately 20% of Redmond households fall into this category. It is
generally believed that a large number of jobs in Redmond pay in this income range.
(Approximately $9 - $13 per hour for a two person wage-earning family, or $16 - $23 per
hour for a single wage-earning family.) Projects may be eligible to compete for government
funding but those that cater to lower income categories tend to be more competitive for
such funds. All of Redmond’s existing subsidized housing caters to households that earn
60% or less of median family income, leaving those who earn 61% to 80% MFI with no
subsidized housing support. Data indicates most of this group can afford rent in Redmond,
however anecdotal accounts seem to indicate that rents have been rising in the past year and
may have affected rental affordability.
Very Low Income: $15,901 - $26,450
Very low income households are defined as households that earn between 30.1% - 50%
median family income. Approximately 10% of Redmond households fall into this group, and
76% of them suffer from cost burden (paying more than 30% of family income on housing
expenses). Very low income households qualify for HUD’s Section 8 voucher program but
demand far outstrips available resources. Several subsidized facilities in Redmond cater to
this income range, but need far outruns the supply of available housing units. Data indicates
these households cannot afford rent in Redmond.
Extremely Low Income: $15,899 or less
Extremely low income households are defined as households that earn 30% or less of
median family income. This income level corresponds very closely with the federal definition
of poverty. Approximately 11% of Redmond’s households fall in this income range, and
73% of those households suffer from housing burden.
“Workforce” Housing:
The definition for “workforce” housing is somewhat of a moving target as housing
affordability varies from one community to another. Many people assume workforce
housing means housing for moderate income households (those earning slightly more than
80% median family income up to 120% MFI). However, workforce housing is housing that
is affordable for the community’s critical workforce – often described as workers such as
police officers, nurses, teachers, firefighters, and so on. Depending on wage levels and how
high housing costs are within a given community, workforce housing may cater to
households earning 50% – 60% median family income up to 150% MFI or more.
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Workforce Housing Demand
In July 2006 Housing Works and its partners published the Workforce Housing Needs Assessment
study which projected how much housing would be needed in the Central Oregon tri-county area
by 2008 to meet demand created by population and employment growth and other factors.
Based on the results of this study, an attempt has been made to estimate how much of the housing
need projected from this study is generated by Redmond. Following is an estimate of how much
housing, at various affordability levels, will be needed in Redmond by 2008 to keep pace with
demand. This estimate is provided to the Affordable Housing Task Force to help inform its
recommendations to the city council on affordable housing strategies.
The Workforce Housing Needs Assessment projects that Deschutes County will need 8,571
housing units by 2008 to meet housing demand. Of that figure, 5,005 units will need to be priced to
be affordable to households earning 120% or less of area median income (AMI).
It is estimated that Redmond should provide approximately 15-20% of the needed housing
for the county. The number of housing units that should be affordable at various incomes
levels is projected as follow:

Housing Unit Demand by Income Level, 2008
Redmond
Housing
Units

≤30%
AMI

31-50%
AMI

51-80%
AMI

81-120%
AMI

15-20%

108 - 144

125 - 166

238 - 317

280 - 374

AMI: Area Median Income
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Affordable Housing Task Force Members
Chairman Bud Prince, Redmond Economic Development
Vice Chairman Chris Severin, Columbia River Bank
Jerry Andres, Eagle Crest
Osmar Blanco/Angela Wren, T-Mobile
Cyndy Cook/Christine Lewis, Housing Works
Andy High, Central Oregon Builders Association
Ed Kimball, Remington Homes Manufactured Home Park Resident
Bea Leach, Windermere/Central Oregon Realtors Association
Jim Maynard, Wal-Mart
Sharon Miller, NeighborImpact
Dennis Murphy, Hayden Homes
Steve Schlam, Diamond Built Homes
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Executive Summary
AP-05 Executive Summary - 24 CFR 91.200(c), 91.220(b)
1.

Introduction

The City of Redmond is an Entitlement Community. The City’s CDBG allocation in Program Year
2015 (July 1, 2015-June 30, 2016) will be $208,791 in Community Development Block Grant
funds by the Department of Housing and Urban Development (HUD).
This document, the CDBG Action Plan for Program Year 2015 describes the project(s) that the
City will undertake and the manner in which the project(s) are consistent with the priorities of
the Five-Year Consolidated Plan. Within this document is a table summarizing the projects to be
funded by CDBG dollars in Program Year 2015-2016.
The City Council has identified that a total of $167,033 in available grant funds, is to be awarded
to three projects: $31,000 to HomeSource of NeighborImpact for housing counseling including
education and coaching programs, $31,000 to Opportunity Foundation of Central Oregon for
job development and training for adults with developmental disabilities, and $105,033 to
Housing Works for land acquisition for at 48-unit senior rental development.
2.

Summarize the objectives and outcomes identified in the Plan

This could be a restatement of items or a table listed elsewhere in the plan or a reference to
another location. It may also contain any essential items from the housing and homeless needs
assessment, the housing market analysis or the strategic plan.
The Five-Year Consolidated Plan identified
3.

Evaluation of past performance

Program Year 2015 is the City’s second year of CDBG funding. Due to timing of first year funding
the City has not completed its first year projects and therefore is unable to provide an accurate
evaluation of past performance.
The table provided below displays the projects awarded CDBG funds in Program Year 2014:
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4.

Project
ID

Recipient
Organization

Activity Name

Location

CDBG
Funds

Goal #
Households
or Persons
Assisted
Annually

2014-1

Families Forward,
Inc.

SW Reindeer Ave &
17th St

SW
$102,727
Redmond

8 low
income
households

2014-2

Opportunity
Foundation of
Central Oregon

Job Developer

City Wide $24,300

10 Persons
with
disabilities

2014-3

Boys and Girls Club
of Redmond/
Terrebonne

Increase Membership

City Wide $25,000

15 low
income
youth

2014-4

City of Redmond

Support Fair Housing/
Administration

City Wide $38,000

City wide

Summary of Citizen Participation Process and consultation process

The 2015-2016 Annual Action Plan development process followed the published Citizen
Participation Plan. The Citizen Participation Plan requires the City to conduct two annual public
hearings in order to receive community input about needs, priorities and potential projects as it
prepares each one-year Annual Action Plan. In addition to holding these public hearings the City
and the Housing and Community Development (HCD) Committee gathered community input
through less formal public meetings and outreach with local agencies; input was related to
community needs, priorities and projects. The HCD Committee also solicited and evaluated
applications for public services and economic development funding.
Staff and HCD Committee members also attended Homeless Leadership Coalition (HLC)
meetings. The HLC includes a broad range of service providers, homeless advocates, health
providers, and governmental agencies within Central Oregon. Attendance helps coordinate
services, prioritize and address Central Oregon’s homeless and housing needs, and implement
strategies identified in the Central Oregon 10 Year Plan to End Homelessness.
5.

Summary of public comments
City of Redmond - Annual Action Plan
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This could be a brief narrative summary or reference an attached document from the Citizen
Participation section of the Con Plan.
Public Input/Comment Opportunities:
The following meetings are planned to hear public comments on the DRAFT 2015-2016 Annual
Action Plan, hear input on community development needs that can be addressed with eligible
CDBG activities, and the City’s performance on the use of CDBG funds.
Friday, April 17, 2015 at 3:00 p.m.: Housing and Community Development (HCD) Committee
Meeting
Tuesday, May 5, 2015, 6:30 p.m.: The Redmond City Council public hearing
Written comments on the Draft Plan will be accepted through May 4 by email to
Chelsea.dickens@ci.redmond.or.us; delivered to the Community Development Department in
City Hall, or mail to Chelsea Dickens, 716 SW Evergreen Avenue, Redmond, Oregon, 97756.
The public is welcome to attend meetings of the HCD Committee. The HCD meets the third
Friday of the month, at 3:00 p.m. in the Conference Room A at Redmond City Hall. The HCD
agendas are located online: http://www.ci.redmond.or.us/government/redmond-housing-andcommunity-development-committee
Advance notice is requested for meeting in person.
6.

Summary of comments or views not accepted and the reasons for not accepting them

N/A
7.

Summary

The Annual Action Plan that follows outlines the activities the City of Redmond will undertake
or support during the one-year period beginning July 1, 2015 to address identified community
needs. Consistent with the current Consolidated Plan, the City’s efforts will focus on creating,
retaining and maintaining affordable housing opportunities, on overcoming and preventing
homelessness, and on supporting efforts to meet the needs of low income and special needs
populations.
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PR-05 Lead & Responsible Agencies – 91.200(b)
1.

Agency/entity responsible for preparing/administering the Consolidated Plan

Describe the agency/entity responsible for preparing the Consolidated Plan and those responsible for administration of each grant
program and funding source.
Agency Role
CDBG Administrator

Name
REDMOND

Department/Agency
Community Development Department/City of
Redmond

Table 1 – Responsible Agencies

Narrative (optional)
The City of Redmond Community Development staff is responsible for preparing the Consolidated Plan, Annual Action Plans,
administration of each grant program and funding source, and ensuring compliance with HUD regulations.
The Housing and Community Development (HCD) Committee reviews and recommends policies, programs, activities, and strategies
to the Redmond City Council related to the CDBG programs, the Consolidated Plan, Annual Action Plan, and any substantial
amendments proposed to those plans. THE HCD evaluates performance of CDBG funded activities.
Consolidated Plan Public Contact Information
Chelsea Dickens, Grant Program Coordinator
City of Redmond, Community Development Department
716 SW Evergreen Avenue
Redmond, Oregon 97756
(541) 923-7757
chelsea.dickens@ci.redmond.or.us
City of Redmond - Annual Action Plan
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Heather Richards, Community Development Director
City of Redmond, Community Development Department
716 SW Evergreen Avenue
Redmond, OR 97756
(541) 923-7756
heather.richards@ci.redmond.or.us
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AP-10 Consultation – 91.100, 91.200(b), 91.215(l)
1.

Introduction

The City recognizes the importance of coordination among the city and the community's
housing and social service providers in meeting the community's priority needs. Throughout the
5-year Consolidated Planning period, the city will undertake actions that call for the city to
coordinate with local housing and social service providers in the identification, documentation
and mitigation of community needs. This will result in a more streamlined and effective service
delivery system.
Provide a concise summary of the jurisdiction’s activities to enhance coordination between
public and assisted housing providers and private and governmental health, mental health
and service agencies (91.215(l))
The City has a part-time grant program coordinator dedicated to CDBG and affordable housing
to serve as a point of contact and to manage the city's role in addressing housing and
community development needs. The Housing and Community Development Committee serves
in an on-going capacity. The Committee which is composed of individuals with expertise in the
housing development and construction industries, economic development, social service
professionals, the public-at-large, representatives in the real estate industry and recipients of
housing and social services assistance provides valuable expertise to city staff and the City
Council and serves to enhance the coordination of service delivery in the broader community.
Staff and HCD Committee members attend Homeless Leadership Coalition (HLC) meetings. The
HLC includes a broad range of service providers, homeless advocates, health providers, and
governmental agencies within Central Oregon. Attendance helps coordinate services, prioritize
and address Central Oregon’s homeless and housing needs, and implement strategies identified
in the Central Oregon 10 Year Plan to End Homelessness.
Describe coordination with the Continuum of Care and efforts to address the needs of
homeless persons (particularly chronically homeless individuals and families, families with
children, veterans, and unaccompanied youth) and persons at risk of homelessness.
Since the late 1990’s, The Central Oregon Homeless Leadership Coalition (HLC) has been
tackling this challenging and often dynamic problem. The HLC consists of more than 40
organizations and individuals from Deschutes, Crook and Jefferson Counties. Participants
include the faith community, shelter providers, public schools, public health, emergency
services, veterans outreach, public safety, mental health, housing services, public services,
private employers and others. The representation is a diverse group of interests, unified by a
common focus.
City of Redmond - Annual Action Plan
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Mission: The Homeless Leadership Coalition is a collaboration of community partners in Crook,
Jefferson, and Deschutes counties engaging the community through education, advocacy,
planning, prioritization and accountability for services to persons experiencing homelessness.
Based on the Continuum of Care’s strategic plan, the focus is on the needs of homeless families
with dependent children who require housing and school stability. The Point in Time data
supports these efforts. Chronic Homeless families with children increased from 10 to 23. The
Continuum of Care funded Transitional Housing program is serving 45+ households with
children/year. The average stay in transitional housing is eleven months with 83% of the
households able to maintain housing at exit. At this time all Permanent Supportive Housing is
operated by the regional housing authority and is serving veterans and persons with disabilities.
The addition of 15 VASH vouchers bringing the area total to 75 housing vouchers and has
reduced the number of chronic homeless veterans. All four shelters in Central Oregon are
funded by private and foundation support. The youth services continuum is funded with federal
Runaway Homeless Youth (RHY) and state funds.
Describe consultation with the Continuum(s) of Care that serves the jurisdiction's area in
determining how to allocate ESG funds, develop performance standards for and evaluate
outcomes of projects and activities assisted by ESG funds, and develop funding, policies and
procedures for the operation and administration of HMIS
The Continuum of Care Homeless Management Information System (HMIS) lead agency is
NeighborImpact; they are also the Emergency Solutions Grant (ESG) recipient from the state
and administer the funds for Homeless Prevention and Rapid Rehousing categories. The area
sub-recipients apply for funding and are reviewed and approved by the Homeless Leadership
Coalition’s voting members based on the project’s ability to align with the program guidelines
for ESG funding. The State of Oregon Housing and Community Services (OHCS) requires from
the Continuum of Care’s ESG recipients quarterly reporting on performance standards. The
quarterly reports are then presented to Homeless Leadership Coalition voting members for
review and monitoring of ESG performance. All recipients must participate in Service Point (the
state mandated HMIS) and are supported by the HMIS lead. The policies and procedures in
place are outlined in the contract with each sub-recipient at the start of the funding cycle.
2.
Describe Agencies, groups, organizations and others who participated in the process
and describe the jurisdiction’s consultations with housing, social service agencies and other
entities
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As part of the consultation process the City reached out to the City of Bend, a neighboring
CDBG Entitlement grantee. These discussions have been instrumental in gaining knowledge
regarding available services and priorities in Deschutes County and the State of Oregon. The
City also contacted other smaller entitlement communities such as the City of Ashland to
discuss strategies in making the most meaningful impact with limited CDBG resources.
The Homeless strategy for Redmond is being done through the Central Oregon 10 Year Plan to
End Homelessness. For this tri-county plan consultations were done with the largest homeless
providers plus the Homeless Leadership Coalition. Representatives of NeighborImpact,
Bethlehem Inn, Central Oregon Veterans Outreach, Shepherd's House and other shelter
providers, along with service providers all provided content to this document, particularly with
regards to information on what services currently are available and what recommendations for
this plan should be implemented regarding the homeless.
City staff consulted with area service providers through a public services application cycle to
identify needs that could be addressed in the 2015-2016 program year. Additional direct
consultation by staff provided an opportunity to clarify and expand on the City's understanding
of community needs and funding priorities.
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Table 2 – Agencies, groups, organizations who participated

1

2

3

Agency/Group/Organization
Agency/Group/Organization Type

What section of the Plan was addressed by
Consultation?
Briefly describe how the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?
Agency/Group/Organization
Agency/Group/Organization Type

What section of the Plan was addressed by
Consultation?
Briefly
describe
how
the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?
Agency/Group/Organization
Agency/Group/Organization Type

Opportunity Foundation of Central Oregon
Services – Housing
Services – Persons with Disabilities
Services – Education
Services – Employment
Regional organization
Housing Need Assessment
Non-Homeless Special Needs
The Director of Development highlighted the agency’s services to people with
disabilities – housing, employment, assisted employment, job training, activities
and transportation – as well as the needs of their clients in the community. The City
will continue to communicate with OFCO on its services and needs of its clients.
Saving Grace
Services – Victims of Domestic Violence
Services – Victims
Regional organization
Housing Need Assessment
Homeless Needs – Families with children
An assistant director described the organizations programs, provided statistics on
the number of Redmond people served and discussed needs to serve Redmond
better. Information on the need will allow the City to work more closely with Saving
Grace to address the needs of domestic violence victims in Redmond.
NeighborImpact
Services – Housing
Services – Children
Services – Elderly Persons
Services – Homeless
Services – Education
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What section of the Plan was addressed by
Consultation?

Briefly
describe
how
the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?

4

Agency/Group/Organization
Agency/Group/Organization Type

What section of the Plan was addressed by
Consultation?

Services – Fair Housing
Regional organization
Housing Need Assessment
Homelessness Strategy
Homeless Needs – Chronically homeless
Homeless Needs – Families with children
Homeless Needs – Veterans
Non-Homeless Special Needs
Anti-poverty Strategy
Continuum of Care lead agency
Regional organization
NeighborImpact was consulted throughout the creation of this plan. The Executive
Director and other staff described the agency’s role as the regions food bank and
its many antipoverty programs, including Head Start, foreclosure prevention,
family homeless shelter, transitional housing, heating and rental assistance,
financial education, home weatherization, childcare resources, and others. The City
will continue to look to NeighborImpact for information on anti-poverty programs
and to work with the agency when appropriate.
Central Oregon Regional Housing Authority/Housing Works
Housing
PHA
Services – Housing
Services – Fair Housing
Regional organization
Housing Need Assessment
Public Housing Needs
Market Analysis
Anti-poverty Strategy

City of Redmond - Annual Action Plan
2015-2016
OMB Control No: 2506-0117 (exp. 07/31/2015)

1
1

5

6

7

Members of the executive team discussed the agency’s role in providing affordable
housing, its housing stock and programs to promote home ownership and savings,
and educate and certify renters. The City will continue to work with Housing Works
on affordable housing issues.
Boys and Girls Club of Redmond/Terrebonne
Services – Education
Services – Children
What section of the Plan was addressed by Non-Homeless Special Needs
Consultation?
Briefly
describe
how
the The Executive Director and staff was interviewed and consulted regarding the
Agency/Group/Organization was consulted. services provided to children and teens and the demand to reach all the schools
What are the anticipated outcomes of the within the Redmond School District. The City will continue to look to Boys and Girls
consultation or areas of improved coordination? Club for information and need for affordable childcare and services when
appropriate.
Agency/Group/Organization
Heart of Oregon Corps
Agency/Group/Organization Type
Services – Employment
Services – Children
Services – Education
Regional organization
What section of the Plan was addressed by Economic Development
Consultation?
Non-Homeless Special Needs
Briefly
describe
how
the The Executive Director and Construction Manager discussed operations and
Agency/Group/Organization was consulted. program goals as well as other agency partnerships. Heart of Oregon Corps
What are the anticipated outcomes of the provides education/credits to students, conservation programs, leadership
consultation or areas of improved coordination? development and construction experience. The City will continue to work with local
organizations as appropriate.
Agency/Group/Organization
Legal Aid Services of Central Oregon
Agency/Group/Organization Type
Services – Housing
Services – Children
Briefly
describe
how
the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?
Agency/Group/Organization
Agency/Group/Organization Type
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What section of the Plan was addressed by
Consultation?

8

9

Services – Elderly Persons
Services – Persons with Disabilities
Services – Persons with HIV/AIDS
Services – Victims of Domestic Violence
Services – Homeless
Services – Fair Housing
Homeless Needs – Chronically Homeless
Homeless Needs – Families with children
Homelessness Strategy
The regional director described the types of services provided and issues related to
Fair Housing in Central Oregon. The City will consult with Legal Aid of Central
Oregon and utilize their services regarding Fair Housing as appropriate.

Briefly
describe
how
the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?
Agency/Group/Organization
Assistance League of Bend
Agency/Group/Organization Type
Services – Children
Services – Elderly Persons
Regional organization
What section of the Plan was addressed by Non-Homeless Special Needs
Consultation?
Briefly
describe
how
the Assistance League of Bend was consulted regarding services provided by this
Agency/Group/Organization was consulted. organization and their desire to increase services to children in Redmond. The City
What are the anticipated outcomes of the will continue to work with local organizations as appropriate.
consultation or areas of improved coordination?
Agency/Group/Organization
City of Bend
Agency/Group/Organization Type
Other government - Local
What section of the Plan was addressed by Housing Need Assessment
Consultation?
Homelessness Strategy
Economic Development
CDBG Process
City of Redmond - Annual Action Plan
2015-2016
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Briefly
describe
how
the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?
Agency/Group/Organization
Agency/Group/Organization Type
What section of the Plan was addressed by
Consultation?
Briefly
describe
how
the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?

11

Agency/Group/Organization
Agency/Group/Organization Type
What section of the Plan was addressed by
Consultation?
Briefly
describe
how
the
Agency/Group/Organization was consulted.
What are the anticipated outcomes of the
consultation or areas of improved coordination?

The Affordable Housing Manager in the City of Bend has offered to assist the City
of Redmond as needed on all projects related to CDBG and affordable housing in
the City. The City will continue to consult with the City of Bend during its years of
CDBG entitlement.
U.S. Department of Housing and Urban Development
Housing
Other government – Federal
Housing Need Assessment
Market Analysis
CDBG Process
Much of the data presented throughout the Consolidated Plan and Annual Action
Plan was provided to the City through HUD's eCon Planning Suite, the electronic
template that forms the basis for Plan development. The data includes both
American Community Survey (ACS) information drawn directly from the U.S.
Census Bureau, and ACS data that HUD has analyzed more deeply as part of its
Community Housing Affordability Strategy compilation. City staff will continue to
work closely with HUD's Portland field office to evaluate projects, plans and annual
reports to ensure compliance with the regulations of the CDBG program.
Redmond Economic Development Inc.
Services – Employment
Business Leaders
Economic Development
Anti-poverty Strategy
The manager provided information on the Redmond area’s top employers,
business recruitment and retention efforts, job training needs and childcare
resources. The City works closely with REDI to attract and retain businesses.
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Identify any Agency Types not consulted and provide rationale for not consulting
None identified.

Other local/regional/state/federal planning efforts considered when preparing the Plan
Name of Plan

Lead Organization

Continuum of Care

NeighborImpact

Central Oregon Ten Year Plan to End
Homelessness

Homeless Leadership Coalition

How do the goals of your Strategic Plan
overlap with the goals of each plan?
The goals of the City's Strategic Plan with
regard to addressing homelessness are
supportive of and align with much of the
intent of the local Continuum of Care Plan.
The plans are mutually supportive in that
both intend to support continued
implementation of the Central Oregon Ten
Year Plan to End Homelessness.
Work to prevent homelessness

Table 3 – Other local / regional / federal planning efforts

Narrative (optional)
The City will continue to work with these and other agencies as well as other public entities including Deschutes County and the
State throughout the implementation of this first Consolidated Plan. The City will participate in regional planning activities related to
housing, transportation and economic development.
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AP-12 Participation – 91.105, 91.200(c)
1.
Summary of citizen participation process/Efforts made to broaden citizen participation
Summarize citizen participation process and how it impacted goal-setting
The City followed its published Citizen Participation Plan in carrying out the process to develop this FY 15-16 Action Plan. That Citizen
Participation Plan calls for the City to conduct two annual public hearings in order to receive community input about needs,
priorities and potential projects as it prepares each one-year Action Plan. In addition to holding these public hearings the City,
through its Community Development Department and its Housing and Community Development Committee, practices ongoing but
much less formal outreach to social service providers, agency clients, and citizens in general as it carries out and/or monitors each
year’s Action Plan activities, participates in community and stakeholder meetings, and delivers housing- and other program-related
information.
In practice the citizen participation process under which the City's current Consolidated Plan and this FY 2015-16 Action Plan were
developed began in early 2014 as the first Consolidated Plan was implemented. Each year’s Action Plan hearing will be advertised as
an opportunity to influence the Consolidated Plan and its priorities. As noted above, the citizen participation process for this Action
Plan combined formal public hearings with less formal meetings and discussions about needs and solutions. The goals in the City's FY
2014-2018 Consolidated Plan are very much reflective of a comprehensive, additive approach to gathering public input, and the
actions the City will carry out or support through implementation of its FY 2015-16 Action Plan are a direct result of the discussions
in which City staff have participated, and of the ideas and testimony the City has received through its more formal processes.
The City held three pre-application open houses and solicited applications from public service agencies. The Housing and Community
Development Committee evaluated applications and made tentative recommendations for the FY 2015-2016 Action Plan.
A public notice, in English and Spanish, of opportunities to review and provide comment on the draft 2015-2016 Action Plan were
published in the Bend Bulletin and Redmond Spokesman, the local newspapers of general circulation, on April 3, 2015 and April 8,
2015 respectively , more than 30 days prior to the Plan submittal to HUD by May 15, 2015. In addition, notice was published in the
City of Redmond March Newsletter.
The City Council public meeting to hear comments on the draft 2015-2016 Action Plan is scheduled for May 5, 2015. The notice of
public comment and draft 2015-2016 Action Plan were posted on the website on April 3, 2015 and made available at City Hall.
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Citizen Participation Outreach
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Sort
Order

1

Mode of Outreach

Public Meeting

Target of
Outreach

Summary of
response/attendance

Summary of
comments
received

Nontargeted/
broad
community

Eight potential applicants
attended public
workshops through this
process, four submitted
applications for funding.

All of the
applicants utilized
these public
meetings to
advocate the
needs and
services that they
would address
with funding.
None at time of
Draft

Providers of
Affordable
Housing
2

City Newsletter

Nontargeted/
broad
community

3

Public Meeting

4

Other-Media
releases

Nontargeted/
broad
community
Nontargeted/
broad
community
Non-English
Speaking –
Specify
other
language:
Spanish

Information appeared in
March 2015 regarding
the draft Annual Action
Plan and Citizen
Participation Outreach.
All Housing and
Community Development
Committee meetings are
public meetings.
Legal notices of
solicitation for public
comments appeared in in
The Redmond
Spokesman and The
Bend Bulletin.

No comments
were received

URL (If applicable)

Not applicable

None at time of
Draft
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Summary of
comments not
accepted
and reasons
Not applicable

1
8

Sort
Order

Mode of Outreach

5

Public Meeting

6

Internet Outreach

Target of
Outreach

Summary of
response/attendance

Summary of
comments
received

Nontargeted/
broad
community
Nontargeted/
broad
community

Public hearing before
Redmond City Council on
May 5, 2015

None at time of
Draft

Information on CDBG and
public meetings were
posted on the City’s
webpage.

None at time of
Draft

Summary of
comments not
accepted
and reasons

URL (If applicable)

www.ci.redmond.or.
us

Table 4 – Citizen Participation Outreach
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Expected Resources
AP-15 Expected Resources – 91.220(c) (1, 2)
Introduction
HUD has informed the City of Redmond that its CDBG award for FY 2015-16 will be $208,791. Projections of awards for the
remainder of the Consolidated Plan period (three years) hold these figures flat at their FY 2015-16 levels.
Priority Table
Program

Source
of
Funds

Uses of Funds

CDBG

PublicFederal

Acquisition,
Admin and
Planning,
Economic
Development,
Housing Public
Improvements,
Public Services

Expected Amount Available Year 1
Annual
Program
Prior Year
Total:
Allocation:
Income: $
Resources:
$
$
$

208,791

0

0

208,791

Expected
Amount
Available
Reminder of
ConPlan
$

Narrative Description

551,317

This is based upon
assumed HUD budget
not being reduced in
the next five years.

Table 5 - Expected Resources – Priority Table

Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how
matching requirements will be satisfied
With the limited amount of CDBG funds available to the City, Redmond intends to utilize these funds in conjunction with other
resources to meet local housing and community development needs. The City anticipates providing CDBG funding to a variety of
programs and activities over the Five-Year Consolidated Plan period. Each program or activity will be assessed for need, performance
outcomes, agency capacity, and availability to leverage other resources, and ability to complete the activity.
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− Affordable housing supply projects are expected to leverage other local, state, federal and/or private funds, either as gap
financing in new construction or as down payment assistance.
− Economic opportunity likely will leverage other state education and federal small business funding.
− Funds allocated for public services likely will be gap financing for a non-profit organization that will provide the balance of
funds needed for an activity.
In January 2015, the City formed a new committee, the Housing and Community Development Committee. One of the objectives of
this committee will be to seek other funding sources; private, local, state, or federal. The Committee will also oversee the City’s
Affordable Housing Plan and work to move the Plan forward.
If appropriate, describe publically owned land or property located within the jurisdiction that may be used to address the needs
identified in the plan
At this time no publically owned land has been identified.
Discussion
The City will use CDBG funds in partnerships with subrecipients to leverage private, state and local funds to address the goals and
strategies outlined in the Consolidated Plan. Grant to subrecipients for public services or economic development are anticipated to
leverage other funding sources.
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Annual Goals and Objectives
AP-20 Annual Goals and Objectives - 91.420, 91.220(c)(3)&(e)
Goals Summary Information
Sort
Order

Goal Name

Start Year

End Year

Category

Geographic Needs Addressed
Area

1

Affordable
Housing,
homelessness

2015

2016

Affordable
Housing
Homeless

Citywide

2

Increase economic
opportunities

2015

2016

Non-Housing
Community
Development

Citywide

Job
training/education

CDBG:
$31,000

Jobs
created/retained:
10 jobs

3

Services for special
needs and low
income persons

2015

2016

Non-Homeless
Special Needs
Public Services

Citywide

Support for public
services

CDBG:
$31,000

Public service
activities other
than
Low/Moderate
Income Housing
Benefit: 38
Persons Assisted

Goal Outcome
Indicator

CDBG:
$105,033

Rental units
constructed: 48
Household
Housing Unit
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Additional units of
affordable housing

Funding

2
2

4

Support Fair
Housing,
Administration

2015

2016`

Fair Housing
Plan

Citywide

Develop a Fair
Housing Plan

CDBG:
$41,758

Other: 1 Other

Goal Descriptions
1

Goal Name
Goal Description

2

Goal Name
Goal Description

3

Goal Name
Goal Description

4

Goal Name
Goal Description

Affordable housing, homelessness
Provide decent and affordable housing and work towards homeless prevention by increasing the
supply of rental housing for residents at 50% or less AMI and reducing housing cost burden through
gap financing for land acquisition, site clearance, demolition and public improvements for qualified
projects, and down payment assistance for home ownership.
Increase economic opportunities
Increase economic opportunities by creating and retaining jobs for LMI persons, providing
microenterprise assistance to businesses and providing job training for LMI persons.
Services for special needs and low income persons
Support agencies that serve low and moderate income persons and special needs populations by
helping them to expand services.
Support Fair Housing
Increase awareness of fair housing laws and resources.
Table 6 – Goal Descriptions

Estimate the number of extremely low-income, low-income, and moderate-income families to whom the jurisdiction will provide
affordable housing as defined by HOME 91.215(b):
(b) Affordable housing. With respect to affordable housing, the consolidated plan must include the priority housing needs table
prescribed by HUD and must do the following: (1) The affordable housing section shall describe how the characteristics of the
housing market and the severity of housing problems and needs of extremely low-income, low-income, and moderate-income renters
and owners, persons at risk of homelessness, and homeless persons identified in accordance with § 91.205 provided the rationale for
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establishing allocation priorities and use of funds made available for rental assistance, production of new units, rehabilitation of
existing units, or acquisition of existing units (including preserving affordable housing units that may be lost from the assisted housing
inventory for any reason). Household and income types may be grouped together for discussion where the analysis would apply to
more than one of them. If the jurisdiction intends to use HOME funds for tenant-based assistance, the jurisdiction must specify local
market conditions that led to the choice of that option. (2) The affordable housing section shall include specific objectives that
describe proposed accomplishments, that the jurisdiction hopes to achieve and must specify the number of extremely low-income,
low-income, and moderate-income families, and homeless persons to whom the jurisdiction will provide affordable housing as defined
in 24 CFR 92.252 for rental housing and 24 CFR 92.254 for homeownership over a specific time period.
The City of Redmond estimates that CDBG funds will help 48 low-income seniors be placed in affordable rental housing through the
land acquisition and construction of a new rental housing development. All of the beneficiary households have incomes that are at
or below 60% of the area median income, with most anticipated to have incomes at or below 50% of the area median income. The
City hopes to help at least 75 families stay in their homes through foreclosure counseling and prevention courses or obtain
homeownership and other financial coaching programs.
The City does not receive HOME funds.
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AP-35 Projects – 91.220(d)
Introduction
#
1
2
3
4
5
6

Project Name
Housing Works Senior Rental Housing Development
HomeSource Education and Home Buyer Support
Opportunity Foundation of Central Oregon Job Training & Education
CDBG Program Administration
CDBG Program Administration
ADA Transition Plan

Table 7 – Project Information

Describe the reasons for allocation priorities and any obstacles to addressing underserved needs
The city considered the research findings from the entire Consolidated Plan process, as well as the results of the extensive public
participation process, to prioritize needs. In determining which projects to fund, the city considered the priority of the need
addressed by each proposed project, as well as the feasibility of the proposed projects and the ability of the organizations to
successfully undertake the proposed projects. As with all aspects of community development and affordable housing development
in Redmond, the number one obstacle is limited resources. Other obstacles include excessive land prices and lack of capacity in local
non-profit housing and community service providers.
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Projects
AP-38 Projects Summary
Project Summary Information
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1

Project Name

Housing Works Senior Rental Housing Development

Target Area

N/A

Goals Supported

Affordable housing, homelessness prevention

Needs Addressed

Additional units of affordable housing
Create new rental units

Funding

$105,033

Description

To address the overwhelming need for more affordable housing inventory
in Redmond, Housing Works will build an affordable housing community of
48 units to provide additional rental housing targeted to senior households
earning less than 50% of the area median income.

Target Date

2/28/2017

Estimate the number and type of families
that will benefit from the proposed
activities

The proposed development will benefit 48 senior households at or below
50% AMI.

Location Description

Housing Works has targeted a parcel in downtown Redmond near the
intersection of SW Veterans Way and SW Canal Blvd for the proposed
project. The parcel is relatively flat and the current zoning is R5 which is
conforming. The neighborhood is primarily composed of commercial
businesses, and a school.
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2

Planned Activities

The affordability commitment will include 48 rental units at 50% AMI for
senior households. The land use covenant will ensure affordability for at
least 60 years. The community will consist of one- and two-bedroom units
ranging from 600 SF to 825 SF. The project will consist of three stories of
wood frame residential units and over 6,000 SF of community space.

Project Name

HomeSource Education and Home Buyer Support

Target Area

Citywide

Goals Supported

Services for special needs and low income persons

Needs Addressed

Support public services for LMI persons

Funding

CDBG: $31,000

Description

Funding support for this project will help HomeSource of NeighborImpact
expand services in Redmond. The primary goal of the HomeSource program
is to offer a variety of classes, programs, and services to help underserved
residents strengthen their household finances, build financial assets, and
acquire, maintain, and sustain homeownership.

Target Date

6/30/2016
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Estimate the number and type of families
that will benefit from the proposed
activities

HomeSource of NeighborImpact will:
Create 12 new first-time home buyers in Redmond
Provide Homebuyer Education for 20 clients in Redmond
Provide 6 Financial Fitness Workshops per year in Redmond (Note: typical
attendance at these workshops is 10-20 people, but since they are not
limited to Redmond residents, the total number served is not included in
calculations)
Provide individual financial coaching for 10 clients in Redmond
Provide a minimum of 20 individuals with foreclosure prevention
counseling and foreclosure mitigation in Redmond
Assist 10 homeowners to sustain homeownership through reverse
mortgage and default mortgage counseling as an option to prevent
foreclosure in Redmond

Location Description

2303 SW First St, Redmond, Oregon
This project will serve the entire City of Redmond. Although
NeighborImpact operates four HomeSource offices in Central Oregon,
programs will be offered from the Redmond location.
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3

Planned Activities

Funds will be used to support the costs of staff salaries and administration.
Redmond residents will have access to coaching and educational services
including home buyer pre-purchase counseling and education; foreclosure
counseling and education; financial education; budget and credit
counseling and related coaching mentoring; and referrals to emergency
services to prevent homelessness. HomeSource of NeighborImpact employs
1.5 FTE to provide services to Redmond residents. This funding represents a
small portion of the overall cost to provide these services to the low and
moderate income households in the Redmond community. NeighborImpact
will use the funding from the City of Redmond to help leverage additional
resources from the State of Oregon, NeighborWorks America, and private
foundations to cover the full cost of operating these programs. Most
services are free to all community members, with the exception of the
home buyer education workshop which requires a nominal registration fee
for the eight hour class.

Project Name

Opportunity Foundation of Central Oregon Job Training & Education

Target Area

Citywide

Goals Supported

Increase economic opportunities

Needs Addressed

Job training/education

Funding

CDBG: $31,000
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Description

As part of the Affordable Care Act, the Community First Choice Plan has
been implemented in the State of Oregon. One of the mandates of this
program is that persons with intellectual/developmental disabilities have
greater access to employment opportunities in private sector jobs, as
opposed to facility based employment, which is the model Opportunity
Foundation of Central Oregon (OFCO) currently operates. OFCO intends to
match employers with potential employees who have the desire and
aptitude to work in jobs of their choice within the Redmond community.
OFCO will accomplish this through an assessment process, job training and
coaching, as well as offering ongoing support once a person is employed.

Target Date

04/30/2017

Estimate the number and type of families
that will benefit from the proposed
activities

Approximately 10 adults with intellectual/development disabilities.

Location Description

Training will occur on site at OFCO offices, transportation will be provide as
needed.

Planned Activities

Funds will be used to support the operating costs associated with the 1 FTE
Job Developer position.

Project Name

CDBG Program Administration and Planning

Target Area

N/A
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Goals Supported

Create and retain affordable housing opportunities
Support Goals of the Central Oregon 10 Year Plan to End Homelessness
Support agencies that provide direct services

Needs Addressed

Further fair housing

Funding

CDBG: $41,758

Description

This project will partially fund the administration of the City's CDBG
program, including the delivery of projects and activities identified in this
Action Plan during FY 15-16; the reporting on activities carried out during
FY 15-16; and planning for the uses of CDBG funding during FY 16-17.

Target Date

June 30, 2016

Estimate the number and type of families
that will benefit from the proposed
activities

N/A

Location Description

Citywide

Planned Activities

Further fair housing and aid in the creation of the ADA Transition Plan.
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AP-50 Geographic Distribution – 91.220(f)
Description of the geographic areas of the entitlement (including areas of low-income and
minority concentration) where assistance will be directed
The City of Redmond is located in Central Oregon servicing as the central hub for the region
where several major transportation corridors intersect. Redmond is the second largest city in
Central Oregon with a population of approximately 27,000.
The primary geographic distribution of the CDBG program will be citywide. After reviewing
maps distributing low- and moderate-income residents throughout the community it was clear
that the distribution is throughout the city limits.
Geographic Distribution
Target Area Percentage of Funds
Citywide
100
Table 8 - Geographic Distribution

Rationale for the priorities for allocating investments geographically
Redmond has only one geographic area where more than 51% of the population earns less than
80% AMI. However, low- and moderate- residents live, work and attend school throughout the
city. During the Five-Year Consolidated Plan process the Task Force chose to not limit funds to
one area, but to use CDBG funds to help LMI persons throughout the city. Therefore, projects
are awarded funds not based on geographic location but rater on how they address Plan Goals
and feasibility of projects.
Discussion
Currently 21.6% of Redmond households live below the federal poverty line. This is distributed
throughout the whole city, similar to the low- and moderate- income distribution of households.
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Affordable Housing
AP-55 Affordable Housing – 91.220(g)
Introduction
Increasing the supply of affordable housing, especially for residents earning less than 50% AMI,
is the top priority in the 2014-2018 Consolidated Plan.
Projects that produce and preserve affordable housing for the 2015-2016 year consist of
funding for NeighborImpact for counseling, including foreclosure prevention and homebuyer
preparation and Land Acquisition for Housing Works for construction of a multi-unit senior
rental community.
One Year Goals for the Number of Households to be Supported
Homeless
0
Non-Homeless
75
Special-Needs
48
Total
123
Table 9 - One Year Goals for Affordable Housing by Support Requirement

One Year Goals for the Number of Households Supported Through
Rental Assistance
0
The Production of New Units
48
Rehab of Existing Units
0
Acquisition of Existing Units
0
Total
48
Table 10 - One Year Goals for Affordable Housing by Support Type

Discussion
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AP-60 Public Housing – 91.220(h)
Introduction
The City of Redmond has a long and productive relationship with the local housing authority,
Housing Works. Housing Works is located in the city and we have partnered with them on other
projects over the years. The city also consults on a regular basis with Housing Works staff on
potential projects and policies to increase and enhance the amount of housing in Redmond.
Actions planned during the next year to address the needs to public housing
Redmond has no public housing, only units owned or controlled by Housing Works, the local
regional housing authority.
Actions to encourage public housing residents to become more involved in management and
participate in homeownership
Not applicable
If the PHA is designated as troubled, describe the manner in which financial assistance will be
provided or other assistance
Not applicable
Discussion
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AP-65 Homeless and Other Special Needs Activities – 91.220(i)
Introduction
The 2014 Point in Time Count tallied 324 Redmond families with children that are unsheltered
on a given night.
Redmond has no homeless shelters for any demographic – single adults, families with children
or unaccompanied minors. The only exception is a cold weather shelter located at Highland
Baptist Church. This shelter is open when overnight temperatures are forecasted below 25
degrees Fahrenheit or severe weather conditions. The nearest shelters are 17 miles away in
Bend, making it difficult for Redmond’s homeless to access those facilities.
Describe the jurisdictions one-year goals and actions for reducing and ending homelessness
including:
Reaching out to homeless persons (especially unsheltered persons) and assessing their
individual needs
The City will continue to work with NeighborImpact, Central Oregon Homeless Leadership
Coalition and other interested organizations on ways to assess the individual needs of
Redmond’s homeless population.
Addressing the emergency shelter and transitional housing needs of homeless persons
The City will work with organizations interested in establishing homeless shelters in Redmond
to create a sustainable model that could receive CDBG funds for construction in subsequent
years of the Plan. The City also will work with agencies to increase the supply of transitional
housing for people emerging from homelessness.
Helping homeless persons (especially chronically homeless individuals and families, families
with children, veterans and their families, and unaccompanied youth) make the transition to
permanent housing and independent living, including shortening the period of time that
individuals and families experience homelessness, facilitating access for homeless individuals
and families to affordable housing units, and preventing individuals and families who were
recently homeless from becoming homeless again
The City is funding HomeSource of NeighborImpact with CDBG. The program educates potential
renters on how to be responsible members of the rental community while also providing
financial literacy training to those with past credit issues.
Helping low-income individuals and families avoid becoming homeless, especially extremely
low-income individuals and families and those who are: being discharged from publicly
funded institutions and systems of care (such as health care facilities, mental health facilities,
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foster care and other youth facilities, and corrections programs and institutions); or, receiving
assistance from public or private agencies that address housing, health, social services,
employment, education, or youth needs.
The City will help low-income seniors avoid becoming homeless by helping create 48 additional
units of affordable housing to persons earning less than 50% of AMI.
The City will direct 15% of CDBG funds to Opportunity Foundation of Central Oregon to increase
economic opportunities of LMI persons through job training and job creation.
The City will also direct 15% of CDBG fund to HomeSource of NeighborImpact to provide
housing counseling to protect individuals and families from losing existing home, both for
Homeowners and for Renters.
Additionally the City will provide guidance and assistance as needed and requested by the
Homeless Leadership Coalition in their continuing efforts to address homeless in all
populations.
Discussion
To assure the issues and concerns of homelessness are part of the community conscience, the
Homeless Leadership Coalition, as part of the Continuum of Care has developed a website for
the HLC. The website has recently been updated to include direct links to homeless service
providers and the Project Homeless Connect website. The local Continuum of Care Committee
covers a three county area: Cook, Jefferson and Deschutes counties. This leads to multijurisdictional issues that preclude seamless administration by a local governmental jurisdiction.
There is only one agency, NeighborImpact (501(c)3) receiving HUD Continuum of Care funding
and as the sponsor agency they apply directly to HUD for funding, and provide program, fiscal
and grants management services. Working with the Homeless Leadership Coalition, the
Continuum of Care Committee is responsible for the Continuum of Care planning process,
ensuring participation from all segments of the community and coordinates the yearly NOFA
process. They are also responsible for preparation of the Continuum of Care application
including: assuring community participation (i.e. leverage letters), accuracy of data (housing
inventory chart), and review and ranking as needed. The Homeless Leadership Coalition, the
Continuum of Care Committee and the City of Redmond recognize the need to reduce the
number of unsheltered homeless households with dependent children. These efforts are being
done by specific agencies with the support of the Homeless Leadership Coalition. An emergency
preparedness plan, under the direction of the HLC and with the cooperation of local
jurisdictions, has been developed and was implemented during the winter of 2009. This is put
into place during extreme weather conditions and allows for temporary shelter being provided
by a local church. During the One Night Homeless Count volunteers from the Count were
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provided access to the individuals to conduct the survey and help with resource identification.
One year goals for the number of households to be provided housing through the use of HOPWA
for:
Short-term rent, mortgage, and utility assistance to prevent homelessness of the
individual or family
Tenant-based rental assistance
Units provided in housing facilities (transitional or permanent) that are being
developed, leased, or operated
Units provided in transitional short-term housing facilities developed, leased, or
operated with HOPWA funds
Total
Not applicable
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AP-75 Barriers to affordable housing – 91.220(j)
Introduction
The City of Redmond commissioned and adopted an Affordable Housing Plan in 2007 that
identified barriers to affordable housing in Redmond. After the adoption of the Plan, the City
audited its policies and foundational documents to remove any public policies that serve as a
barrier, including amendments to the Redmond Development Code and the creation of an
Affordable Housing System Development Charge Credit program. Both have been successfully
implemented and utilized. Due to the Great Recession the City reduced its staffing resources
and was not able to implement the work plan in the Affordable Housing Plan.
Actions it planned to remove or ameliorate the negative effects of public policies that serve
as barriers to affordable housing such as land use controls, tax policies affecting land, zoning
ordinances, building codes, fees and charges, growth limitations, and policies affecting the
return on residential investment
Section MA-40 of the market analysis in the 2014-2018 Consolidated Plan reviewed any
negative effects of public polies on affordable housing and residential investment. The review
of City land use and housing policies found that in general, there is not specific barrier to
development of affordable housing in Redmond. The primary issue is lack of affordable housing
for Redmond’s lowest income households and individuals.
Discussion
In 2012, the City successfully applied for and received a 1.6 million dollar Neighborhood
Stabilization Program Round 3 (NSP3) grant from the State of Oregon to implement a housing
down payment assistance program and the acquisition of affordable housing rental units for
low- and moderate-income residents in Redmond. The program has been very successful
placing 17 families in home ownership and acquiring 9 units of low- and moderate-income
rental housing.
In FY 2014/15, the City developed a new Housing and Community Development fund that has
supported a part-time staff person to manage and implement programs for low-and moderateincome residents in Redmond, including administering the CDBG program and Affordable
Housing Plan. In addition, the City formed a new committee, the Housing and Community
Development Committee which first met in January 2015. This committee of community
representatives will oversee the Housing and Human Service needs of the City’s most
vulnerable populations and make recommendations and/or advise the Planning Commission
and/or City Council as needed. With the hiring of the part-time Grant Program Coordinator and
the Housing and Community Development Committee the City of Redmond will dedicate staff
resources to implementing the Affordable Housing Plan.
The city will continue to address policies that may impact affordable housing.
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AP-85 Other Actions – 91.220(k)
Introduction
Since the City of Redmond is a new CDBG entitlement grantee, the City has no program income
and few other resources to undertake many additional actions in this second year of the
Consolidated Plan cycle.
Actions planned to address obstacles to meeting underserved needs
The primary obstacle is the lack of financial resources to adequately meet all of the City’s
housing and community development needs. Despite lack of resources, the City will continue to
build relationships with and work with area agencies, the local Continuum of Care agency, other
public and governmental entities to identify areas of need and coordinate programming to
address those needs.
In addition, to the actions planned to address priority needs, the City will work to identify other
sources of funding that can be leveraged with CDBG funding.
Actions planned to foster and maintain affordable housing
The City will partner with local housing agencies and developers to create more units of housing
for residents at 50% or less AMI and will continue to assess the effect of city policies on
affordable housing.
Actions planned to reduce lead-based paint hazards
The City will distribute lead hazard information pamphlets to any resident seeking information
regarding housing repairs to older homes and has links to brochures on the City’s resources
website. The pamphlets will be available on the City’s webpage and at the customer service
counter. The City will also require all contractors working on CDBG-funded housing projects or
facilities that may have children in them comply with the EPA Renovator, Repair, and Painting
(RRP) law. The RRP law requires that any person doing this work get RRP certification and
perform additional recordkeeping and site cleanup. The City may consider sponsoring an RRP
training or lead safe practices workshop.
Actions planned to reduce the number of poverty-level families
The City actively works with housing and community development providers to help families
move out of poverty through the funding and implementation of public service activities,
especially those that promote self-sufficiency, and job attainment and retention skills. This also
includes those community development activities that assist the homeless and the near
homeless to become active members of the community. Most particularly the City will provided
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assistance to NeighborImpact for housing counseling and continue to partner with Redmond
Economic Development Inc. (REDI) to retain and bring more living wage jobs to the City.
Actions planned to develop institutional structure
The City will offer technical assistance to agencies implementing projects with CDBG funds. This
may include incorporating specific language from federal regulations into grant contracts,
encouraging strategic plan development, providing staff training assistance, and implementing
a City Risk Assessment and Monitoring Plan. Many of the actions identified in this Action Plan
will serve to improve institutional structure by enhancing coordination with housing developers
and service providers in the community, thereby improving the capacity of the City and
collaborating organizations to meet the community needs.
In addition, to further develop the institutional structure the City will attend regional planning
meetings and agency meetings on a regular basis to foster communication with area agencies,
and to remain informed about local and regional programs and needs. The City will work to
integrate and coordinate projects within the City that will benefit Redmond’s low-income
residents that may be eligible for CDBG funding.
Actions planned to enhance coordination between public and private housing and social
service agencies
The City recognizes the importance of coordination among the City and the community housing
and social service providers in meeting the priority needs in the Consolidated Plan. Many of the
actions outlined in this Action Plan call for the City to coordinate with local housing and social
service providers in the identification, documentation and mitigation of community needs. This
will result in a more streamlined and effective service delivery system. The City’s Community
Development Director and Grant Program Coordinator serves as points of contact and to
coordinate the City’s role in addressing housing and community development needs. The
Housing and Community Development (HCD) Committee reviews all CDBG applications and
makes recommendations to City Council. The HCD Committee which is comprised of individuals
with knowledge and expertise in the housing construction industry, housing development
industry, economic development, human services professionals, realtors, as well as recipients
of housing and human services assistance. These individuals with experience in addressing
housing and community development issues provide valuable expertise to city staff and the City
Council and will serve to enhance the coordination of service deliver in the broader community.
During FY 2015-2016 the City’s efforts to enhance coordination will also include:
•

Meeting regularly with non-profit affordable and special needs housing developers and
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providers to assess community needs, identify opportunities to address them, and plan
and design affordable housing projects for both short- and long-term implementation;
and
•

Ensuring that the Housing and Community Development Committee and the Redmond
City Council are aware of the types and extent of housing and service needs in the
community by coordinating annual public hearings and input processes.

Discussion
Redmond has a solid base of agencies and social service organizations that provide assistance
to low- and moderate-income residents. The City, through its CDBG entitlement, will help those
organizations increase their program capacity, thereby making a greater impact in reducing
homelessness and poverty in the City.
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Program Specific Requirements
AP-90 Program Specific Requirements – 91.220(l)(1,2,4)
Introduction
This 2015-2016 Annual Action Plan is the City of Redmond’s second year of entitlement.
Because it is a new program to the City a Consolidated Annual Performance Evaluation Report
(CAPER) has not been completed for the first year of entitlement and projects have not yet
been completed. There is no program income so most of the required fields below are not
applicable.
Community Development Block Grant Program (CDBG)
Reference 24 CFR 91.220(l)(1)
Projects planned with all CDBG funds expected to be available during the year are identified in the
Projects Table. The following identifies program income that is available for use that is included in
projects to be carried out.

1. The total amount of program income that will have been received before
the start of the next program year and that has not yet been reprogrammed
2. The amount of proceeds from section 108 loan guarantees that will be
used during the year to address the priority needs and specific objectives
identified in the grantee's strategic plan
3. The amount of surplus funds from urban renewal settlements
4. The amount of any grant funds returned to the line of credit for which the
planned use has not been included in a prior statement or plan.
5. The amount of income from float-funded activities
Total Program Income

0

0
0
0
0
0

Other CDBG Requirements
1. The amount of urgent need activities
2. The estimated percentage of CDBG funds that will be used for activities that
benefit persons of low and moderate income. Overall Benefit - A consecutive
period of one, two or three years may be used to determine that a minimum
overall benefit of 70% of CDBG funds is used to benefit persons of low and
moderate income. Specify the years covered that include this Annual Action Plan.

0

80.00%

Discussion
This is Redmond’s second year as an Entitlement grantee and as yet has no program income. An
estimated 80% of CDBG funds will be used to benefit persons of low- and moderate-income
during the 2015-2016 Annual Action Plan.
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Redmond Housing and Community Development Committee (HCDC) – Draft 2015/2016 Work Plan
HOUSING GOAL: INCREASE UNITS OF AFFORDABLE HOUSING FOR LOW- AND MODERATE-INCOME PERSONS
STRATEGY

COMMUNITY DEVELOPMENT BLOCK
GRANT (CDBG) FUNDING

Action

Priority

Time-frame

Complete 2014/2015 Consolidated
Annual Performance and Evaluation
Report (CAPER)

High

Draft Completed
8/14/15

Citizen 30-day Comment Period,
Present to City Council

Develop Program Year 2016/2017
Annual Action Plan

High

Adoption by

HCDC Recommendation to City
Council

4/19/16

Review 2014-2018 Consolidated Plan

Medium

On-going

NEIGHBORHOOD STABILIZATION
PROGRAM (NSP3)

Review policies and plan

Medium

12/31/15

FAIR HOUSING PLAN

Fair Housing Plan

High

On-going

Review policies and requirements

High

On-going

SDC Credit Program

Medium

On-going

Land Banking Options

Medium

6/30/16

New Incentives for Developers

Medium

6/30/16

Facilitate Citizen Participation

High

09/01/16

Complete ADA Transition Plan

High

03/31/16

AFFORDABLE HOUSING PLAN

Responsibility

HCDC Recommendations to City
Council as needed

HCDC Complaint Reviews and
Facilitate Marketing Materials

HCDC Recommendations to Planning
Commission

ADA TRANSITION PLAN

The goal of the Redmond Housing and Community Development Committee is to respond to Housing and Human Service needs of the City of Redmond.

Page 1

