CITY OF REDMOND, OREGON
SUBMITTAL - HB4079 OAR 660-039-0000 THROUGH 100

AFFORDABLE HOUSING
PILOT PROJECT

A new neighborhood containing
mixed-income affordable and market rate
housing

Skyline Village




Table of Contents
Executive Summary 3

Finds/Compliance with Oregon Administrative Rules 10
Exhibit Appendix 38

Attachment C - 002




411 SW Ninth Street
Redmond, OR 97756

CITY OF REDMOND
(541) 923-7711
www.ci.redmond.or.us

August 17, 2018

Gordon Howard

Community Services Division Manager

Oregon Dept. of Land Conservation and Development
635 Capitol St. NE, #250

Salem, OR 97301

Proposed Affordable Housing Pilot Project: Skyline Village — 485 units
Dear Mr. Howard:

It is our pleasure to submit the City of Redmond proposal for the HB 4079 OAR 660-039-0000 through 0100
affordable housing pilot program. Initiatives such as these will help Redmond and the Central Oregon region
provide an adequate supply of land within urban growth boundaries - dedicated to long-term affordable
housing.

We believe our proposal best advances the state’s objectives based on the following:

e Redmond is classified by the State of Oregon as a “Distressed Community” where a significant
number of the population lives poverty and has great difficulty getting access to affordable
housing.

e Redmond, on a per capita basis, has a poverty rate of 36% which is among the highest in Central
Oregon poverty (according to the American Community Survey — ACS, Poverty Hot Spots).
Redmond suffers from poor housing choices and limited access to affordable housing.

e Redmond'’s proposed pilot project site is within the adopted Urban Area Reserve and Eastside
Framework Plan. The site location is well within the planned area of Redmond and not on the
extreme periphery of the community.

e Redmond'’s proposal includes a variety of housing products at a range of affordability levels;
and the creation of a new 485-unit neighborhood. This provides the opportunity for a multiple
development partners to participate in the buildout of the project. Redmond has assembled a
broad list of developers with good depth and enough diversity in experience to ensure success.
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e Redmond has collaborated with Deschutes County on the siting of the project which is on former
Federal land. Deschutes County received this land at no cost. Since land value contributes to the
high cost of housing, Redmond is seeking ways to write down the value of the land in a manner
that results in more affordable housing prices. Deschutes County has agreed to support the
Redmond proposal and kickstart the Eastside Framework Plan with a mixed-income neighborhood.
Together, Redmond and Deschutes County as a land owner and partner create a strong foundation
for success of the project.

Ongoing Affordable Housing Efforts in Redmond:

Across Central Oregon the price of housing continues to escalate at levels that far outpace wages. Over the
last few years housing prices have increased more than 52% and over that same timespan wages have only
grown by an average of 2 to 3 percent per year. The average sales price of a single-family home in Redmond is
approximately $298,000.00. The average annual wage in Redmond is around $40,000.00 (the average median
family income for a family of four is $69,900). The City’s poverty level is around 36%. Currently, residential
land costs in Redmond is $40,000 per acre to $100,000 per acre. This fact, by far, is the biggest barrier to
developing affordable housing.

In addition to this initiative, the City is actively taking steps to address housing/job trends on multiple fronts
by:

- Deploying Redmond’s Housing and Community Development Committee and the Planning
Commission to examine opportunities for expanding our financing tools to decrease costs of
affordable housing while also examining ways to reduce the regulatory barriers.

- Investing more than $110,000 annually in organizations such as Redmond Economic Development,
Inc. to help increase the number of family-wage jobs through traded sector business development and
recruitment.

- Actively using urban renewal and tax increment financing to partner with developers to increase the
supply of housing within the urban renewal area; as well as using the tool to recruit companies.

- Conducting monthly meetings with the Central Oregon Builders Association to identify regulatory
efficiencies in the development of housing.

These efforts all advance existing City Council goals for increasing the availability of affordable housing while
investing in the growth of family wage jobs. Tangible results will take time. Meanwhile the expansion of the
economy continues to leave people behind and therefore the City must seize other opportunities as they arise.
The 4079 initiative provides another important tool for the City toolkit.
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The 40-Acre Site/Existing Characteristics:

Redmond has developed a strategic partnership by identifying a 40-acre County-owned property within
Deschutes County’s Eastside Framework Plan.

Defining characteristics include:

e The property is currently zoned EFU (Exclusive Farm Use). The property will be rezoned to the R4,
Medium Density Zone.

e The property is in the Redmond Urban Area Reserve, has never been farmed and is not within any
irrigation district.

e Public utilities exist along its frontage and expansion will benefit future development of the Eastside
Framework Plan.

e The property is adjacent to the High Desert Sports Complex, Missing Link Family Golf Center and more
than 10 miles of public trails.

e he site abuts developed employment lands and is a short distance from shopping.
e Views from this site include the Cascades, Smith Rock, and other terrain.

e The site is accessed from both Kingwood and Maple/Negus Streets. The design of the Kingwood Street
entry plaza anchors the project and defines its character.

e All City requirements for urban design, street trees, active modes of transportation, public utility
construction, and land use requirements will be met.

e Redmond requires all new neighborhoods to develop as complete neighborhoods following the Great
Neighborhood Principles which are contained in the Redmond Comprehensive Plan and Development
Code. Redmond currently utilizes a Design Review process for residential structures and this will be
implemented on the subject property.

Alignment with DLCD Application Objectives:

The Redmond proposal both meets and exceeds the minimum DLCD objectives by providing 50% affordable
housing and 50% market rate housing in a mixed-income, mixed-use setting. This means the housing will not
be separated by income but rather designed for a range of incomes. This strategy is proven to lead to socially
interconnected and healthy neighborhoods consistent with Redmond’s Great Neighborhood Principles (a
guiding set of development requirements unique to Redmond).

In addition to providing 40 acres of new mixed-income housing with half being affordable to 80% AMI or less,
this project’s location benefits both the City and the County by serving as a catalyst to kick-off development
in the Eastside Framework Plan. This meets Redmond’s Comprehensive Plan’s objectives by accommodating
future growth patterns as planned.

The DLCD program requires a minimum of 50 years of affordability. The use of profit caps on the non-market
rate housing to retain appreciation for long-term affordable housing and site maintenance requirements will
help maintain the quality and integrity of the neighborhood. The City will also use rent controls and tools such
as deed restrictions, and HOA/CCR’s.
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Development Partnerships:

The City has received expressions of interest from the following list of experienced developers: Creations
Northwest, Hayden Homes, Hunter Renaissance, HousingWorks, Lawnae Hunter Investments, Pahlisch Homes,
and The Wasserman Group. We are confident from this group a capable team can be assembled to deliver on
the City’s and County’s expectations for Skyline Village.

Master Developer

If selected for the pilot project the City plans to pursue a master developer approach to build out Skyline
Village. A formal RFP process will be used to select both development partners and an overall master
developer/project manager to carry out the vision for the constructing the neighborhood.

Project Goals and Objectives:

In addition to the positive impact of developing more affordable housing, Skyline Village will bring the
following benefits:

J Provides taxable value on land that is currently tax exempt.

o Increases the overall number of affordable homes and rental properties in Redmond.

o Provides workforce housing needed to support the region’s Large Lot Industrial properties.

o Offers a new, unique housing alternative to east Redmond.

o Jump-starts the Eastside Framework Plan Neighborhood.

o Provides additional housing diversity that complements the eclectic make-up of the existing area.
o Creates both construction jobs and long-term employment opportunities.

o Encourages use of multi-modal transportation options and a healthier lifestyle.

Residential Unit Mix:

The 485-unit (12+ units per acre) Skyline Village neighborhood anticipates attracting families, singles,
professionals, empty nesters and active seniors. The units will include a variety of features and amenities,
access to a primary multi-modal transportation corridor and trails and existing recreational opportunities
abutting the site. The unit type and count may vary due to the flexibility needed in this type of development
and at this early stage.
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Skyline Village Unit Types

Units Bedrooms Low 4-Plex Townhome Cottage Studio

and Baths Rise 56 units above
Apt. Commercial

10 1/1 Yes Yes

50 1/1 Yes Yes

75 21 Yes Yes

40 212 Yes Yes

30 a2 Yes Yes

75 21 Yes Yes

14 2115 Yes Yes
(x4)

149 212 Yes Yes
Figure 1.

Area Median Income (AMI)

The area median income of $69,600 is based on data from HousingWorks, the local housing authority. This
figure is used to determine the maximum rent a family of four can afford (rent burden occurs when housing

costs exceed 30% of net income). Many Redmond households experience rent burden.

AMI served — median is 69,600K
80% $55,680.00 x 30% = $16,704/12 = $1,392 for rent per month

60% $41,760.00 x 30% = $12,528/12 = $1,044 for rent per month
50% $34,800.00 x 30% = $10,440/12 = S870 for rent per month

30% $20,880.00 x 30% = $6,264/12 = $522 for rent per month
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Redmond’s application contains a series of partnership resolutions which demonstrate support for the project,
this includes:

e The governing body of the qualifying city (the City of Redmond) stating that if the pilot project is
selected, the city shall: Implement the proposed concept plan; and annex the pilot project site within

two years of an acknowledged urban growth boundary amendment which includes the site.

e Resolution of support for the pilot project adopted by the governing body of the county (Deschutes
County) in which the pilot project site is located.

e Resolutions of support from entities such as the Central Oregon Intergovernmental Council/Cascades
East Transit, Redmond Fire, and Redmond Parks and Recreation confirming levels of service should the
project be selected and developed.

Thank you for this opportunity and your consideration.

Sincerely,
I .
[tk 1) ot

Keith Witcosky
City Manager
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Findings to Show Compliance with
Oregon Administrative Rules

660-039-0000

Purpose
The affordable housing pilot program is intended to:

(1) Encourage local governments to provide
an adequate supply of land within urban growth
boundaries that is dedicated to affordable housing;

(2) Encourage the development of affordable
housing on land dedicated to affordable housing;

(3) Protect land dedicated to affordable housing
from conversion to other uses before or after the
development of affordable housing;

(4) Enhance public understanding of the
relationship of land supply to the development of
affordable and needed housing; and

(5) Enhance public understanding of how cities
can increase the amount of affordable and needed
housing.

CiTY OF REDMOND RESPONSE AND FINDING

Across Central Oregon the price of housing continues
to escalate at levels that far outpace wages. Over
the last few years housing prices have increased
more than 52% and over that same timespan wages
have only grown by an average of 2 to 3 percent per
year. The average sales price of single family home
in Redmond is currently approximately $298,000.00
and the average annual wage in Redmond is around
$40,000.00 (the average median family income for

a family of four is $69,900). The City’s poverty levels
hovers around 30 percent. Currently, residential
land costs in Redmond range from $40,000 per acre
to over $100,000 per acre — this fact, by far, is the
biggest barrier to developing affordable housing. To
that end, Redmond has collaborated with Deschutes
County on the siting of the pilot project which is on
former Federal land.

Deschutes County received this land at no cost

and Redmond is seeking ways to pass on these
savings on and reduce land costs for the project
since land costs are the biggest barrier to affordable
housing. Deschutes County has agreed to support
the Redmond proposal and kickstart the Eastside
Framework Plan with a mixed-income neighborhood.
Together, Redmond and Deschutes County as a land
owner and partner create a strong foundation for
success of the project.

The Redmond proposal both meets and exceeds

the minimum DLCD objectives by providing 50%
affordable housing and 50% market rate housing

in a mixed-income, mixed-use setting. This means
the housing will not be separated by income but
rather designed for a range of incomes. This strategy
is proven to lead to socially interconnected and
healthy neighborhoods consistent with Redmond’s
Great Neighborhood Principles (a guiding set of
development requirements unique to Redmond).

In addition to providing 40 acres of new mixed-
income housing with half being affordable to 80 %
AMI or less, this project’s location benefits both the
City and the County by serving as a catalyst to kick-off
development in the Eastside Framework Plan. This
meets Redmond’s Comprehensive Plan’s objectives by
accommodating future growth patterns as planned.

The DLCD program requires a minimum of 50 years
of affordability. The use of profit caps on the non-
market rate housing to retain appreciation for
long-term affordable housing and site maintenance
requirements will help maintain the quality and
integrity of the neighborhood. The City will also use
rent controls and tools such as deed restrictions, and
HOA/CCR’s.
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Development Partnerships:

The City has assembled a team of experienced
developers who have expressed interest in all or
portions of the project. We are confident a team

of capable developers can be assembled to deliver
on the City’s and County’s expectations for Skyline
Village. To date, we have received eight letters

of interest from housing developers who wish to
pursue various development concepts. Our partners
include: Creations Northwest, Hayden Homes,
Hunter Renaissance, HousingWorks, Lawnae Hunter
Investments, Pahlisch Homes, and The Wasserman
Group.

Master Developer

If selected for the pilot project the City plans to
pursue a master developer approach to building out
Skyline Village. A formal RFP process will be used

to select both development partners and an overall
master developer/project manager to carry out the
City’s vision for the constructing the neighborhood.
As a key stakeholder in this effort, the involvement of
a Deschutes County representative in the selection
process would be welcomed.

Project Goals and Objectives:

In addition to the positive impact of developing more
affordable housing, Skyline Village will bring the
following benefits:

e Provides taxable value on land that is
currently tax exempt.

¢ Increases the overall number of affordable
homes and rental properties in Redmond.

e Provides workforce housing needed to
support the region’s Large Lot Industrial
properties.

e Offers a new, unique housing alternative to
east Redmond.

e Jump-starts the Eastside Framework Plan
Neighborhood.

e Provides additional housing diversity that
complements the eclectic make-up of the
existing area.

e Creates both construction jobs and long-
term employment opportunities.

e Encourages use of multi-modal
transportation options and a healthier
lifestyle.
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660-039-0020
Preliminary Application and Final Application Requirements
(1) The director shall set deadlines for qualifying cities to submit:

(a) A preliminary application for a pilot project site; and

(b) A final application for a pilot project site.

(2) The director may revise either deadline under section (1) as the director determines is
appropriate to accomplish the purpose of the pilot program.

(3) To participate in the pilot program, a qualifying city must submit a preliminary application for a
pilot project site to the department. A preliminary application must include:

(a) A map of the pilot project site;

(b) The total acreage of the pilot project site;

(c) The existing land use designation and zoning of the pilot project site, and surrounding
land with in @ minimum one-half mile radius;

(d) Demonstration that the pilot project site does not include high-value farmland;

(e) The number and type of affordable housing units, and, if the pilot project is a mixed
income project, the number and type of market rate housing units, to be developed on
the pilot project site;

(f) The identity of entities that may partner with the qualifying city in development of the
pilot project site; and

(g) A brief statement of how the pilot project site will be provided with public facilities and
services.

(4) The department will review a preliminary application submitted under section (3) to determine
whether the preliminary application is complete. If the preliminary application is not complete,

the department shall notify the applicant in writing of what information is missing within 30

days of receipt of the application and allow the applicant to submit the missing information. The

department will contact each pre-applicant to discuss the proposed pilot project.
(5) An applicant may revise information included in a preliminary application as part of a final
application submitted pursuant to section (6).

CiTYy OF REDMOND RESPONSE AND FINDING

The city submitted the preliminary application and it was deemed complete. See Exhibit __. A follow-up
guestionnaire for determining affordable housing points was also deemed complete and acceptable. The
final application refines the data provided in the preliminary application; this was deemed necessary after
additional dialog with interested developers.

(6) In order to be selected as a pilot project, a qualifying city that submitted a complete preliminary
application must submit a final application to the department that includes:
(a) A map of the pilot project site;
(b) The total acreage of the pilot project site;
(c) The existing land use designation and zoning of the pilot project site, and surrounding
land within a minimum one-half mile radius, including demonstration that the
pilot project site does not include high-value farmland;
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CiTY OF REDMOND RESPONSE AND FINDING

The city has submitted a final application for Skyline Village that includes:

a map of the of the pilot project site — See Exhibit 2;

the total acreage of the pilot project site — 40 acres;

the existing land use designation and zoning of the pilot project site — currently EFU,
and surrounding land within a minimum one-half mile radius — See Exhibit 1; and,
data that the pilot project site does not include high-value farmland. See Exhibit 1.

(d) A concept plan narrative and map showing generalized land uses and public facilities that

includes:
(A) The number and type of affordable housing units;
(B) If the project is a mixed income project, the number and type of market rate

housing units;

CiTY OF REDMOND RESPONSE AND FINDING

The City has submitted a concept plan map for Skyline Village (Exhibit B) showing:

Land use zones;

General housing types;

Streets and street layout consistent with Redmond’s connectivity requirements;
Vicinity map showing current UGB and current UAR

Parks and alley greenway links;

Extension of public facilities; and,

Transit hub and plazas.

Skyline Village contains a minimum of 485 units with at least 50% being affordable at 80% AMI or less. The
range and style of unit types is shown below in Figure 1.

Units Bedrooms Low 4-Plex Townhome Cottage Studio Mixed-
and Baths Rise 56units above Income
Apt. Commercial
10 11 Yes Yes
a0 11 Yes Yes
75 211 Yes Yes
40 212 Yes Yes
30 32 Yes Yes
5 211 Yes Yes
14 211.5 Yes Yes
(x4)
149 212 Yes Yes
Figure 1.
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As shown on the previous page, Skyline Village includes diverse types of housing units, such as apartments,
town homes, 4-plexes, and single-family cottages for people with a range of income levels. Skyline Village
will also include housing designed with mixed-incomes to eliminate neighborhoods of concentrated poverty,
combat residential segregation, and avoid the building of public housing that only offers its housing units to
those living in poverty. Thus, Skyline Village will closely meet Redmond’s Comprehensive Plan objectives as
well as the objectives of HB4079 and its related statutes.

Mixed-income Proposed for Skyline Village

Mixed-income development to encourage a full range of housing options is advocated by the Redmond
Comprehensive Plan through its Great Neighborhood Principles. See Exhibit 1. Redmond believes mixed-
income strategies help to avoid separation based on income and reduce barriers to Fair Housing. Mixed-
income developments provide more security, better maintenance, and investment appreciation. To achieve
the mixed-income approach, the proposal will include 94 market rate units placed throughout the cottage,
4-plex and apartment buildings. This equates to 28% of the units in those areas. The final location and
footprint of mixing and unit type locations will be refined at final design of the actual units. The market-rate
townhome area will accommodate 149 units with potential for subsidized housing and units priced for 80%
AMI to be mixed in.

Density

485 units on 40 Acres yields 12.12 units per acre. It should be noted that it is possible to increase density
through final design refinements and other efficiencies. Any increases will likely be determined at the time of
final design prior to construction and after land use approval for each phase.

As noted above, 243 of the 485 units will be affordable at 80% AMI or less. The design of the project is
novel in that it does not rely upon traditional single-family detached home development. In fact, Skyline
Village is designed to provide a mix of efficiently designed housing choices with a variety of amenity options
encouraging healthy active lifestyles. Access to biking and walking trails, golfing, sports facilities, and on-site
amenities such as parks and respite areas developed with each phase will complete the neighborhood.

(C) The development phasing of affordable housing and any market rate housing included
on the pilot project site, including a phasing timeline for the entire project;

CiTY OF REDMOND RESPONSE AND FINDING

The proposed phasing will occur first in the areas closest to Kingwood Avenue where utilities currently exist
and support up to 150 residential units with the current infrastructure capacity. Phase 1 will include up to 150
units consisting of affordable housing for those earning 80 % or less AMI and 23 — 50% market rate housing
above 80% AMI. Phase 2 will include 186 affordable housing for those earning 80 % or less AMI and 23 — 50%
market rate housing above 80% AMI. Phase 3 will include 149 market rate townhomes for those earning over
80% AMI. Phase 2 and 3 may occur simultaneously but rely upon off-site sewer improvements as described in
the exhibit appendix.

(D) The applicable maximum income limits of households eligible to rent or purchase
affordable housing within the pilot project site, expressed as a percentage of the area median

income, adjusted for family size;
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CiTY OF REDMOND RESPONSE AND FINDING

As described above, the Redmond Area Median Income (AMI) is $69,600.00

This is based on supplied data from US Department of Housing and Urban Development, HUD. This figure

is used to determine the maximum rent a family of four can afford (rent burden occurs when housing costs
exceed 30% of net income). Many Redmond households experience rent burden and Redmond is classified as an
Economically Distressed Community' as prescribed by Oregon Law by Business Oregon based on data from the
U.S. Bureau of Labor Statistics, U.S. Bureau of Economic Analysis and Oregon Employment Department.

When calculating housing costs at 80% AMI or less the following rents are derived:

AMI served — median is $69,600K for a family of four
80% $55,680.00 x 30% = $16,704/12 = $1,392 for rent per month

60% $41,760.00 x 30% = $12,528/12 = $1,044 for rent per month
50% $34,800.00 x 30% = $10,440/12 $870 for rent per month
30% $20,880.00 x 30% = $6,264/12 $522 for rent per month

The above rates may be adjusted dependent on family size using the HUD calculator. Thus, the applicable
maximum income limits of households eligible to rent or purchase affordable housing within housing rents or
purchases in Skyline Village should be close to these guidelines to avoid excessive rent burden. The 2018 Fair
Market Rent table shows that the Bend-Redmond MSA has determined specific rents for various unit sizes. Note
that a 3-bedroom unit is determined to be $1,385.00 and the 80% AMI for a family of 4 is roughly the same.

Final FY2018 Rents for All Bedroom Sizes for Bend-Redmond, OR MSA

The following table shows the Final FY 2018 FMRs by bedroom sizes.

Final FY 2018 FMRs By Unit Bedrooms
Efficiency One-Bedroom Two-Bedroom Three-Bedroom Four-Bedroom

Final FY 2018 FMR | %710 £806 §965 1,385 1,700

The FMRs for wnit sizes larger than four bedrooms are caloulated by adding 15 percent to the four bedroom FMR, for each extra bedroom, For
example, the FMR far a five bedroom unit 15 1.15 times the four bedroom FMR, and the FMR for a six bedroom unit 1s 1,30 umes the four bedroom
FMR. FMRs for single-room occupancy wnits are 0.75 times the zero bedroom (efficiency) FMR.

Permanent link to this page: hifp./fwww hudyser goviportal/data sets/fmrTmeg/FYA018 code/2018summary.odn?
fyyear=201 88 mrtype=Finalfselection type=countyBfips=4101799999

(E) The prices at which affordable housing units within the pilot project site will be rented or
sold to eligible tenants or homebuyers;

1 For purposes of comparison, it is important to note that Bend, Oregon is not an Economically Distressed

Community. 15
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CiTY OF REDMOND RESPONSE AND FINDING

As noted above, the desired rents should not create a situation where families are paying more than 30% of
income on rent. The guidelines are adjusted fiscally, and the final numbers will likely be modified per HUD
data. Nonetheless, the desired rent structure will need to follow the HUD data sets for the appropriate year
and adjusted with HUD data for CPl and other factors. Skyline Village is primarily a renter development with
market rate sales for townhomes. The primary goal is to provide quality housing with affordable rents in a
neighborhood containing a variety of housing choices. Sales will be targeted for the townhomes, and a portion
of the 4 plexes and cottages to not exceed 50% of the development. Sales prices will be “market-rate” and
these properties will be required to be part of the Skyline Village HOA. The mixed buildins will contain a small
area for a meeting room and learning (computer access) area, and a small cafe with sundries available. The
maximum size of these areas is 3000 square feet total. A local bank (First Interstate) has expressed interest in
sponsporingthe learning area.

(F) Draft language of the amendments to the qualifying city’s comprehensive plan and land
use regulations that would be required to implement the final application;

CiITY OF REDMOND RESPONSE AND FINDING

Redmond has been successful removing barriers to affordable housing. The development code has been up-
graded and greater flexibility to develop affordable housing has been achieved. Thus, the land use regulations,
particularly zoning, are in place and will accommodate the expansion of the UGB, utilizing a portion of the UAR
(first priority lands for UGB expansion) and Eastside Framework Plan. The anticipated zoning will be RM, Medi-
um Density Residential. The rezoning will require a zone change/comp plan amendment from the UAR zoning
of EFU (combining zone) to the existing urban zone of RM. This requires not only a change to the Redmond
Comprehensive Plan but also a Deschutes County Comprehensive Plan amendment. The City will apply RM
zoning to the parcel once the UGB expansion has been approved. Sample ordinances can be found on the city
website at http://www.ci.redmond.or.us/government/city-news-library.

No other changes to land use regulations are required since the current RM zoning and master planning re-
guirements for new neighborhoods are already in place within the current Redmond Development Code to
accommodate the proposed uses.

(G) Information about how the pilot project site will be provided with public facilities and services,
including:

(i) the proposed network of streets and other transportation facilities designed to connect
with existing street facilities and serve all modes of personal transportation, including
mass transit; and

(ii) the location of parks and recreational facilities;
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CiTY OF REDMOND RESPONSE AND FINDING

Skyline Village will extend a grid of streets, sidewalks, trails, and transit consistent with Redmond
requirements. The Kingwood Avenue entrance contains mixed-use buildings (small coffee shop and computer
room) that frame two small plazas that support public gathering areas, bicycle parking, and a transit hub. A
supportive transportation network with short distance loops will make for easy transit ingress and egress.

The network of transportation choices is shown in Exhibit 2. A resolution of support for transit services is
found at Exhibit Appendix. Active mode development is required for each phase of development consistent
with Redmond code requirements. Thus, sidewalks, trails, bicycle parking, and active mode crossings will be
developed prior to final occupancy.

The subject property is directly across employment lands which have a full range of utilities from the Kingwood
Avenue. Each phase of Skyline Village will be required to extend utilities to and through the site pursuant to
city code. A letter going over the details of the utilities has been supplied by City Engineer Mike Caccavano and
can be found at Exhibit appendix.

Parks and Recreation Facilities

Exhibit 2 shows the master plan layout with a variety of park areas, plazas, pedestrian connections and
landscaped alleys. Each apartment, townhome, 4 plex or cottage area will have additional amenities designed
into the grounds or structures. Two large park complexes abutting Skyline Village from Maple/Negus Avenue.
Smith Rock Golf Course and the High Desert Sports Complex/Radlands are approximately 100 acres in size

and provide a wide range of activities. 10 miles of trails can be accessed, and sports fields are available to the
public. Views of Smith Rocks, foothills, and the Cascades are impressive as are the views from Skyline Village.
See Exhibits appendix.

(H) Proposed buffering from adjacent and nearby farm and forest uses on farm and forest lands;

CiTY OF REDMOND RESPONSE AND FINDING

Property to the west of Skyline Village is zoned EFUTRB, Exclusive Farm Use and contains an executive

home. The property is separated by the ROW of NE 13th Street and front yard setbacks of future residential
development. The property owners do not practice farm uses or receive farm deferral taxation credits. The
soils on this site are not irrigated, have no water rights, and are not classified as high value farmland. Exhibit 1
from the preliminary submittal explains this further.

Property to the north of Skyline Village is zoned RR-10, Rural Residential, does not receive farm deferral and
separated from the subject property by the Maple Avenue, a 60-foot ROW. The eastern property line abuts
land zoned EFUTRB, Exclusive Farm Use. This property is owned by Deschutes County and is not farmed.
This property is also part of the adopted Urban Area Reserve and adopted Eastside Framework Plan which
anticipates urban uses, not farm uses. Moreover, the County has endorsed this HB4079 application as shown
on Exhibit appendix.

(1) Location of any natural resources on the pilot project site requiring analysis and protection
under Statewide Planning Goal 5, or mitigation of hazards under Statewide Planning Goal 7; and

17
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CiTY OF REDMOND RESPONSE AND FINDING

As shown in the pre-submittal application there are no natural resources on the subject property and no
hazards exist. See Exhibit 1.

(J) If the pilot project is a mixed income project, a description of how the mixed income portion
supports the development of affordable housing;

CiTYy OF REDMOND RESPONSE AND FINDING

According to HUD, Housing and Urban Development Department-

“The meaning of the term mixed-income and about the question of whether the mix is a planned effort to
integrate a development or a neighborhood economically is of fundamental importance to a discussion of
mixed-income housing. In a very basic sense, mixed-income housing is not a new phenomenon.... mixed-income
housing means a deliberate effort to construct and/or own a multifamily development that has the mixing of
income groups as a fundamental part of its financial and operating plans. The ratio of income levels and the
developer’s reasons for seeking to create a mixed-income development will vary. In general, however, a mix of
incomes is planned because of the juncture of community desire and need, housing market conditions in the
surrounding area, and the availability of financing and/or subsidies.”

Redmond has master planned Skyline Village to avoid concentrations of poverty and/or subsidized housing.
The mixed-income percentage is approximately 28% market rate within the apartments, fourplexes, cottages
and mixed-use structures. This approaches a split into thirds of low-income, moderate-income, and market-
rate rentals. Amenities are scattered throughout the development and an HOA will serve to manage these

for all users. The HOA will also manage the design, aesthetics, and maintenance of the development to assure
that there is cohesiveness. Skyline Village is close to employment areas, recreation, and shopping. This venue
will give developers an opportunity to create an interesting and viable mixed-income development. Emphasis
will be placed on making the units attractive, the community safe, and the amenity package sufficient to attract
market-rate tenants. With a choice of trails, biking, walking, golf, and a variety of park experiences the new
neighborhood will be a very livable community for all income groups and better retain property values. The
community spaces in and around the mixed-use buildings will provide areas where residents can access transit,
meet with a variety of social networks/support groups, use computers, and attend meetings. This will help
lower income individuals receive services and/or access technology they might not otherwise have access to.
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The conditions for success of a mixed-income neighborhood is described below:

1. To ensure day-to-day needs are taken care of and the development is well-maintained, good management is
critical.

2. To support the upward mobility of the low-income residents, income-mixing and good management needs to
be coupled with other support services to assist low-income residents in their professional life.

3. To meet the goals of mixed income housing - specifically to deconcentrate poverty - a sufficient number of
units must be aimed at the higher income population to create a critical mass.

4. Mixed-income housing works best when the income mix is not emphasized in marketing. Additionally, all
units should have the same amenities and be of the same quality.

6. Attention to not only income mix but also tenure mix is important. The mix of owners and renters, and the
range of incomes in different type of rental units matters to effective management and integration.

Skyline Village with its HOA, housing mix, thoughtful design, amenities, and attention to long-term
maintenance addresses all the above conditions for success.

(e) A resolution adopted by the governing body of the qualifying city stating if the pilot project is
selected, the qualifying city will:
(A) Implement the concept plan; and
(B) Annex the pilot project site within two years of an acknowledged urban growth
boundary amendment to include the site;

CiTY OF REDMOND RESPONSE AND FINDING

The City of Redmond City Council supports and endorses the pilot project as shown in Exhibit appendix.

(f) A resolution of support for the pilot project adopted by the governing body of the county in
which the pilot project site is located;

(g) A resolution of support for the pilot project adopted by the governing body of any special district
providing urban services to the pilot project site for sanitary sewer, domestic water, fire protection,
parks, recreation, streets and roads, or mass transit;

(h) A signed and notarized statement from all owners of the pilot project site consenting to all
aspects of the final application and agreeing to designation of the site as a pilot project;
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CiTY OF REDMOND RESPONSE AND FINDING

Deschutes County is the governing body of the county in which the pilot project is located. Deschutes County
also owns the Skyline Village property (at this time) and has supplied the city of Redmond with a signed and
notarized resolution supporting the project and consenting to all aspects of the application. See Exhibit
appendix.

Special Districts include the Redmond Fire District, Redmond Parks and Recreation District, and Cascades East
Transit. All have provided resolutions of support as shown in Exhibit appendix. Other urban services listed
above are provided by the City of Redmond, which grants its support to the project.

(i) Citations for any code or ordinance provisions the qualifying city has adopted that implement
housing measures described in OAR 660-039-0060, or any additional housing measures the
qualifying city has adopted that accommodate and encourage the development of affordable or
needed housing within its existing urban growth boundary;

CiTY OF REDMOND RESPONSE AND FINDING

Adopted Measures to Encourage Affordable and Needed Housing, contains a listing submitted to DLCD earlier
this year. It contains data showing that Redmond has removed barriers to developing ADU’s, duplexes,
cottages, and high density. Fee waivers and fee reductions are also implemented currently. In addition,
annexation of lands includes inclusionary zoning elements and unique strategies to refine neighborhood
development.

(j) Data on how the pilot project will serve identified populations in need of affordable housing,

including:
(A) Household cost burden in the region, as determined using information from the
United States Department of Housing and Urban Development;
(B) Conversion of manufactured home parks in the region;
(C) Availability of government assisted housing in the region; and
(D) Other data the qualifying city determines to be relevant.
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CiTYy OF REDMOND RESPONSE AND FINDING

Redmond has significant challenges providing housing for those with incomes at 80% AMI or less. The table
below shows that nearly 50% of all renters are rent burdened (paying more than 30% of income on housing
costs) and the percent share of renters that are severely burdened is 25.9%. Vacancy rates hover near 2%.
Only 1,200 HUD Section 8 housing vouchers are available for applicants in the Tri-County area. Currently,
demand exceeds 3,000 applicants per HousingWorks (our Regional Housing Authority https://housing-
works.org/). Redmond has not experienced conversion of manufactured home parks; demand for such is

high but land is too expensive. The city is a recipient of CDBG funds and has an adopted consolidated plan
which is found at http://www.ci.redmond.or.us/home/showdocument?id=4726. This plan contains relevant
information about the quantity and quality of local housing and various strategies to enable additional housing
throughout the community. The overall theme is that we need to find creative ways to develop quality mixed-
income neighborhoods to supply a broader range, density, and quantity of affordable housing. The pilot
project will serve those with incomes at 80% AMI or less and is mixed with a range of market rate housing.

RENTER COST BURDENS, METROPOLITAN AND MICROPOLITAN AREAS
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Occupants with a Housing Cost Burden in 2012-2016

Percent
Crwners with mortgage 36.4
Cwners without mortgage 156
Renters 4.5

(k)An explanation of why the development of a project similar to the proposed pilot project is
unlikely to be developed within the existing urban growth boundary. The explanation may include,
but is not limited to: land costs, redevelopment or remediation costs, site availability, or physical
constraints;

CiTYy OF REDMOND RESPONSE AND FINDING

The local housing authority, HousingWorks, has described to the City how it is impossible to develop affordable
housing given the cost of land on Redmond. Redmond’s median home price is $300,000.00 with recent

data showing ready to build lots at $290,000.00 - $500,000.00 an acre or more depending upon zoning.
Redmond has vacant land upon which to develop homes, but it is simply not available at prices that enable
the development of affordable housing and is being used to develop homes in the $300,000.00 -$500,000.00
range. These are selling well given factors related to better employment opportunities in nearby Bend, and
these houses do not stay on the market very long. However, this segment of the Redmond market does not
cover the housing need for people in the lower income levels. As a verified “Distressed” community Redmond
contains many people living in poverty with heavy rent burdens as described earlier in this document. People
who wish to work in Redmond in jobs that do not pay higher wages must go further afield to search for
affordable housing in cities like Prineville, Madras, and La Pine - over an hour away. This is not a sustainable
situation.

(1) (L) The identity and prior experience with the development of affordable or market-rate
housing, of any other entity, public or private, that will be developing the pilot project site.
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CiTY OF REDMOND RESPONSE AND FINDING

Redmond has collected the names and bios of seven different entities who wish to develop within Skyline
Village. Each of these groups has experience with developing housing and affordable housing. All but one has
experience developing residential properties in Redmond. The complete set of data on these developers can
be found at Exhibit appendix.

(m)An explanation of how the qualifying city will ensure affordable housing developed on the pilot
project site will continue to be used as provided in the concept plan for a minimum of 50 years after
selection of the pilot project site through one or more of the following:

(A)  Zoning restrictions;
(B)  Guaranteed rental rates or sales prices;

(C) Incentives, contract commitments, density bonuses or other voluntary regulations,
provisions or conditions designed to increase the supply of moderate or lower cost housing
units;

(D)  Restrictive agreements entered into with sources of affordable housing funding; or

(E)  Other regulations, provisions or conditions determined by the local government to be
effective in maintaining the affordability of housing on the pilot project site.

CiTY OF REDMOND RESPONSE AND FINDING

The Skyline Village site will require annexation to receive urban zoning and authorization to develop. The
Redmond Development Code requires master planning as a condition of annexation. The annexation process
is routinely used to customize the terms of annexation. Redmond intends to restrict annexation upon the
terms of guaranteed performance for at least 50 years using a recorded deed restriction; other restrictions
to ensure affordability for the units serving 80% AMI and less; and, deed restrictions recorded against the
property to ensure compliance for Homeowner’s Association responsibilities. Annexation also requires that
the property be master planned according to Redmond’s land use regulations. No rezoning can occur unless
the annexation requirements are met, including master planning of the entire site. Master planning is an
intensive review and design process that ensures the City’s Great Neighborhood Principles are met through
a recorded Improvement Agreement. Thus, all aspects of the development ar carefully crafted before
development can occur ensuring the development and housing objectives will be met. The City of Redmond
web homepage provides examples of various Redmond annexation agreements and master plan reviews.
Each master plan is unique, and annexations customized for each project.

(7) The department will review a final application submitted under section (6) to determine whether
the final application is complete. If the final application is not complete, the department shall notify
the applicant in writing of what information is missing within 30 days of receipt of the application
and allow the applicant to submit the missing information.
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CiTY OF REDMOND RESPONSE AND FINDING

Redmond has deemed this application to be complete, but should something be missing or require further
explanation we will be happy to provide the data.

(8) A final complete application must demonstrate the following to be considered for selection as a pilot
project by the commission:
(a) The pilot project site is adjacent to the existing urban growth boundary of the applicant

qualifying city;
(b) No tract within the pilot project site is high-value farmland;
(c) The total acreage of the pilot project site does not exceed 50 acres;

(d) The proposed gross residential density on the pilot project site is:
(A) At least seven housing units per acre for areas of the pilot project site proposed for
affordable housing; and
(B) At least seven housing units per acre for areas of the pilot project site proposed for
market rate housing;
(e) The pilot project site can be provided with public facilities and services as provided in OAR 660-
039-0040(1) to (3);
(f) The pilot project avoids or minimizes adverse effects on natural resources and nearby farm and
forest uses as provided in OAR 660-039-0050(1), (2), and (4);
(9) The qualifying city has adopted the required number of housing measures into its development
code as provided in OAR 660-039-0060;
(h) The pilot project satisfies the housing requirements as provided in OAR 660-039-0070(1) to (6);
(i) The project will serve identified populations in need of affordable housing;
(j) The qualifying city has explained why the development of a project similar to the proposed pilot
project is unlikely to be developed within the existing urban growth boundary; and
(k) The qualifying city has demonstrated that the entity developing the pilot project will be able to
complete the development.
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CiTY OF REDMOND RESPONSE AND FINDING

* The pilot project site is adjacent to the existing Redmond Urban Growth Boundary and within the
Urban Area Reserve as shown on Exhibit 1.

* No tract within the pilot project site is high-value farmland as determined by the data presented in
Exhibit 1.

* The total acreage of the site is 40 acres.
* The proposed gross residential density on the pilot project site is 12.2 units per acre.

* The areas of the pilot project site proposed for affordable housing are at least 8 units per acre and at
least seven housing units per acre for areas of the pilot project site proposed for market rate housing.

e Skyline Village can be provided with public facilities and services as provided in OAR 660- 039-0040(1)
to (3);

Skyline Village has access to sanitary sewers, domestic water, fire protection, parks or recreation, and streets
and roads. Exhibits ppendix contains various resolutions from various districts verify service. Thus, the pilot
project site can be reasonably provided with public facilities and services and the provider(s) of the public
facilities and services have the capacity and financial resources to serve development on the site as proposed
in the concept plan.

Trails, and open space linkages will be part of the site design. Fire Hydrants are in Kingwood Avenue — buildings
may go up to 75 feet in height. Fire Protection is provided by the Redmond Fire District. Recreation Services
are provided by Redmond Area Parks and Recreation District. Power is provided by Pacific Power or Central
Electric Cooperative. Natural Gas is provided by Cascade Natural Gas. Cable is provided by Bend Broadband.
Phone/Internet is provided by CenturyLink. Waste Collection/Recycling is provided by High Country Disposal.
Redmond School District offers public education.

Redmond’s population on June 30th, 2018 is 28,267 as verified by Portland State University. See https://www.
pdx.edu/prc/sites/www.pdx.edu.prc/files/Supplement 3 June 30 2018 2.pdf

Redmond’s transit service is supplied by Cascades East Transit. This is verified by the resolution found at
Exhibit appendix. If Redmond is selected, the affordable housing units within the pilot project site can be
made accessible to a transit stop served by a fixed transit corridor with at least eight weekday trips in each
direction, or eight weekday trips at the terminus of a fixed transit corridor, within a threequarters mile distance
via sidewalk or pedestrian walkway and will be provided concurrently with development of the affordable
housing units. Cascades East Transit accommodates bicyclists and the disabled.
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J Skyline Village does not contain any natural resources or farm and forest uses as provided in OAR 660-
039-0050(1), (2), and (4) nor does it impact any farm or forest lands as described earlier in this document. See
Exhibit 1.

. Redmond has adopted the required number of housing measures into its development code as
provided in OAR 660-039-0060 and these include, but are not limited to:

1. Accessory Dwelling Units (ADU’s) allowed as outright permitted uses in all residential zones.
2. Code changes have been implemented to provide greater flexibility to setbacks for ADU’s.
3. SDC waivers for ADU’s that hook up to the main house sewer and water system.

4. Reduced review processes for duplex, tri-plex, and four-plexes — this new program reduces the
time, process, and fees for these units. Design review no longer requires site plan approval.

5. System Development Charge (SDC) Waivers for non-profits
6. Deferred SDC payment options

7. High Density Overlay programs have been implemented for various residential districts
throughout the city.

8. Annexation requirements are used to help provide needed housing — Each new annexation
request is evaluated to determine key housing needs and verify a mix of housing.

9. Cottage Development and other techniques are allowed to reduce lot size. Clustering of
housing units is allowed in the Development Code.

10. Planned Unit Development flexibility can be used to provide a full range of housing options and
increased densities.

11. Continual Improvements to Community Development Block Grant (CDBG)Programs and better
cohesion between CDBG planning efforts are underway.

12. Great Neighborhood Principles requiring a mix of housing types and amenity planning are used
for new master plans and new development.

13. Public Amenities Planning to recognize needed housing and growth patterns is closely aligned.

14. Redmond requires minimum densities per the Redmond Development Code and Redmond
Comprehensive Plan.

15. Redmond allows reduced parking on a case by case basis to ensure proper design and logistics.
We use the latest ITE data to support reductions — we have not permitted < 1 space given our early
stage transit development and small population. We are generally allowing 1.5 spaces per unit
currently.

16. Duplexes and attached units are allowed in low density zones.

17. Residential uses are allowed in commercial zones.
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J The pilot project satisfies the housing requirements as provided in OAR 660-039-0070(1) to (6) by:
Allowing the following types of affordable housing on the pilot project site:

(a) Attached and detached single-family housing and multiple family housing for both owner and renter
occupancy;

(b) Government assisted housing;

(c) Manufactured dwelling parks as provided in ORS 197.475 to 197.490; and

(d) Manufactured homes on individual lots planned and zoned for single-family residential use that are in
addition to lots within designated manufactured dwelling subdivisions.

At least 50 percent of the total housing units proposed and developed on a pilot project site must be
affordable housing units — this exceeds the required minimum of 30%. In addition, 242 affordable housing will
be developed, exceeding the minimum required.

The phasing for Skyline Village will ensure all affordable housing units have been issued permanent certificates
of occupancy prior to issuance of permanent certificates of occupancy to the last 50 percent of any market
rate housing units included as part of the pilot project — this will be made part of the master plan approval and
deed restrictions for the project. The master plan approval and deed restrictions will also ensure that phased
development of affordable housing units and market-rate housing units are issued permanent certificates of
occupancy over time in a ratio similar to the ratio of affordable and market-rate housing units within the pilot
project as a whole. The master plan will ensure that all common areas and amenities accessible to residents of
market-rate housing units within the pilot project site are equally accessible to residents of affordable housing
units.

Redmond will ensure all affordable housing units within the pilot project site are rented or sold exclusively to
households described in OAR 660-039-0010(1) and this will be via deed restrictions and other agreements to
ensure compliance for at least 50 years. Redmond will ensure by deed restriction and specific agreements that
housing units within Skyline Village will not be used as vacation or short-term rentals for any significant period
during any calendar year.

Residential Unit Mix and AMI served:

The 485-unit (12 units per acre) Skyline Village development anticipates attracting families, singles,
professionals, empty nesters and active seniors. The units will include a variety of features and amenities,
access to a primary multi-modal transportation corridor and trails and existing recreational opportunities
abutting the site.

The unit type and count may vary due to the flexibility needed in this type of development, and at this early
stage. At least 50 % of the units will be affordable and generally fall into the housing categories below.
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Units Bedrooms Low 4-Plex Townhome Cottage Studioabove Mixed-

and Baths Rise 26units Commercial Income
Apt.
10 1/1 Yes Yes
50 1/1 Yes Yes
75 211 Yes Yes
40 212 Yes Yes
30 32 Yes Yes
75 21 Yes Yes
14 215 Yes Yes
(x4)
149 202 Yes Yes

Area Median Income (AMI)

The area median income of $69,600 is based on data from HousingWorks (see Exhibit 7). This figure is used to
determine the maximum rent a family of four can afford (rent burden occurs when housing costs exceed 30%
of net income). Many Redmond households experience rent burden.

AMI served — median is 69,600K

80% 55,680 x 30% = $16,704/12 = $1,392 for rent per mo.
60% 41,760 x 30% = $12,528/12 = $1,044 for rent per mo.
50% 34,800 x 30% = $10,440/12 $870 for rent per mo.
30% 20,880 x 30% = $6,264/12 $522 for rent per mo.

Skyline Village will serve the AMI groups listed above and will advance affordable housing in the city.
Knowledge about affordable housing will be enhanced and documented for every step of the development.
Populations in need of affordable housing have been identified as those in the 80% AMI or lower categories.
Skyline Village is geared to primarily a mix of rentals and 4-plex, townhome and cottage opportunities for
purchase. This unique and affordable housing mixed-use neighborhood would be very difficult to develop
within the City (city limits and UGB are the same line) due to current land prices and development costs as
described above. The goal is to obtain the County property for no or little cost and allow Skyline Village to
develop with as few barriers as possible. The city plans to hire a master developer and solicit a developer(s)
for the project. Each of the entities has the background and experience to complete the project and through
the solicitation process verification of financials and references will be finalized.
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660-039-0030

Compliance with Goals, Statutes, Administrative Rules

(1) Regarding the pilot project site, a qualifying city submitting a pilot project nomination is exempt from
compliance, and the commission is not required to select a pilot project that complies, with: (a) ORS 197A.320;
(b) The Land Need or Boundary Location provisions of Goal 14; (c) Goals 3,4, 6, 8, 9, 10, 12, 13, and 19;

(d) Goal 11, except that portion applicable to the impact of development of the pilot project site upon
existing and planned public facilities within the qualifying city’s urban growth boundary;

(e) Goal 15, unless the land is within the Willamette River Greenway Boundary;

(f) Goals 16, 17, and 18, unless the land is within a coastal shorelands boundary; or

(g) Any administrative rules implementing, clarifying, or interpreting these goals.

(2) A qualifying city submitting a pilot project nomination is required to make findings showing compliance,
and the commission is required to select a pilot project that complies with:

(a) Goal 5, regarding resources located on the project site; and

(b) Goal 7

CiTYy OF REDMOND RESPONSE AND FINDING

Goal 5 - To protect natural resources and conserve scenic and historic areas and open spaces.

The purpose of identifying Goal 5 related lands is to effectively manage Deschutes County’s natural and
cultural resources to meet the needs of today while retaining their value for future generations. However,
the location of Skyline Village is within the adopted Urban Area Reserve of Redmond’s Comprehensive Plan.
While owned by the County and zoned EFU, the land is intended to be developed and currently is part of the
Eastside Framework Master Plan as shown on Exhibit 1. The master plan shows the Skyline Village property
as residential. Deschutes County has supplied documentation supporting Skyline Village. In any event it is
important to point out the following features regarding the subject property:

Attachment 3 of the preliminary HB4079 submittal (found at Exhibit 1) provides data showing the project site:

* soils are not classified as High Value Farm Land;

* has never been used for growing crops or perennials;

e is east of the Coast Range;

* has never been within an irrigation district boundary or decree for water by the Water Resources
Department;

¢ has never had wine grapes grown on the property;

e is greater than 3,000 feet above sea level;

» does not contain water resources, rivers, or riparian habitat;

e does not contain mining or aggregate resources;

e does not contain historic or cultural areas or resources; and,

* does not contain approved Oregon Recreation Trails or inventoried scenic areas.

For these reasons, the City of Redmond believes all relevant portions of Goal 5 have been addressed and

that no conflict exists between the proposed Skyline Village and the protected Goal 5 resources of Deschutes
County.
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Goal 7 - To protect people and property from natural hazards.

Natural hazards for purposes of this goal are: floods (coastal and riverine), landslides, earthquakes and related
hazards, tsunamis, coastal erosion, and wildfires. None of these hazards are relevant to the Skyline Village
property except for wildfires. However, once developed and watermains are extended to and through the
property the likelihood of wildfire is reduced. The Redmond Fire District has supplied a resolution stating they
will protect this area as it is within their fire district. See Exhibit appendix. As noted above, Skyline Village

lies within the adopted Urban Area Reserve and is planned for urban development as noted on the adopted
Eastside Framework Plan.

660-039-0040

Provision of Public Facilities and Services
(1) A qualifying city submitting a pilot project nomination shall demonstrate that, for sanitary
sewers, domestic water, fire protection, parks or recreation, and streets and roads the pilot project
site can be reasonably provided with public facilities and services and the provider(s) of the public
facilities and services have the capacity and financial resources to serve development on the site as
proposed in the concept plan.

(2) The commission may consider the following aspects of the nomination when determining the
strength of the public facilities and services committed to serving the pilot project site pursuant to
OAR 660-039-0080(2)(b)(B):
(a)  The proximity of the pilot project site to adequate existing public facilities and services;
(b)  The projected expense of providing necessary public facilities and services to the pilot
project site; and
(c)  The availability and quality of the proposed transportation facilities and services
provided for bicyclists, pedestrians, and mass transit users within the pilot project site and
connecting to the pilot project site from other areas within the qualifying city.

CiTY OF REDMOND RESPONSE AND FINDING

As noted above and summarized here, Redmond has access to urban infrastructure needed to serve Skyline
Village. As in most developments there are on-site and off-site costs to extend facilities to any urban
development site. The letter from City Engineer Mike Caccavano indicates that with the water/sewer mains in
Kingwood Avenue up to 150 units can be accommodated. Offsite extensions of sewer mains will be needed for
this project a short distance away. Grants and low-interest loans may be available to reduce extension costs
further. If Deschutes County provides the property at no cost, then the feasibility greatly improves. Streets,
trails, and sidewalks will provide connectivity to and through the site which is bordered on the north and

south boundaries with Kingwood Avenue and Maple Avenue, respectively. Mass transit will serve the site as
described above and supported by the resolution in the appendix.
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660-039-0050
Impacts on Natural Resources and Nearby Farm and Forest Uses

(1)  The pilot project site shall be buffered from adjacent lands in an exclusive farm use zone,
forest zone, or mixed farm and forest zone, by a minimum 100-foot-wide buffer on the pilot
project site. The buffer shall include features, such as terrain differential, natural or introduced
vegetation, and constructed berms, designed to provide additional buffering quality within the
buffer area.

(2) Inlieu of the buffer required under section (1), a qualifying city may propose an alternative
method to avoid or minimize adverse effects on adjacent lands in an exclusive farm use zone,
forest zone, or mixed farm and forest zone that would provide greater protection to land zoned
farm, forest or mixed farm and forest than would otherwise be provided through the buffer.

(3)  The commission shall consider the following when determining the strength of buffers
pursuant to OAR 660-039-0080(2)(b)(C):
(a) The amount and percentage of the pilot project site perimeter that is not
adjacent to lands in an exclusive farm use zone, forest zone, or mixed farm and forest
zone;
(b) A proposed buffer that is wider than 100 feet, or that uses more thorough
techniques within the buffer area to reduce impacts to farm and forest lands;
(c) The type and characteristics of farm and forest practices on the pilot project site
over the past 20 years;
(d) The type and characteristics of farm and forest practices on lands adjacent to the
pilot project site;
(e) The impact of the pilot project development on adjacent farm and forest practices
including movement of farm and forest vehicles and equipment; and
(f) The impact of the pilot project development on fire protection, if adjacent to
forest practices.
(4)  If a qualifying city submits factual information demonstrating a Goal 5 resource site, or the
impact areas of such a site, is included in the pilot project site to be added to the urban growth
boundary, the qualifying city shall apply the requirements of OAR chapter 660, division 23. For
purposes of this section, “impact area” is a geographic area within which conflicting uses could
adversely affect a significant Goal 5 resource, as described in OAR 660-023-0040(3).

CiTYy OF REDMOND RESPONSE AND FINDING

Property to the west of Skyline Village is zoned EFUTRB, Exclusive Farm Use and contains an executive
home — no farm products are produced on this parcel. The property is separated from Skyline Village by
the ROW of NE 13th Street and front yard setbacks of future residential development for an additional
10-20 feet. The property owners have never utilized farming practices or received farm deferral taxation
credits. The soils on this site are not irrigated, have no water rights, and are not classified as high value
farmland. Exhibit 1 from the preliminary submittal explains this further.
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Property to the north of Skyline Village is zoned RR-10, Rural Residential, does not receive farm deferral and
separated from the subject property by the Maple Avenue, a 60-foot ROW. The eastern property line of
Skyline Village abuts land zoned EFUTRB, Exclusive Farm Use. This property is owned by Deschutes County and
is not farmed, irrigated, or classified as high-value farmland. This property is also part of the adopted Urban
Area Reserve and adopted Eastside Framework Plan which anticipates urban uses, not farm uses. Moreover,
the County has endorsed this HB4079 application as shown in the Exhibit appendix.

660-039-0060

Measures to Accommodate and Encourage Needed and Affordable Housing within Existing Urban Growth

Boundary
(1) A qualifying city submitting a pilot project nomination must demonstrate that its acknowledged
comprehensive plan, acknowledged development code, or other relevant adopted city codes or other
governing documents include:

(a) Affordable housing measures from the list in subsection (3)(a) equaling at least three
points; and
(b) Affordable housing measures from the list in subsection (3)(a) or needed housing

measures from the list in subsection (3)(b) equaling at least twelve points combined.
(2) For up to six of the twelve points required under subsection (1)(b), the qualifying city may
demonstrate that its acknowledged comprehensive plan, acknowledged development code, or other
relevant adopted city codes or other governing documents include an alternative housing measure not
on the list of measures in section (3) that the qualifying city demonstrates, with appropriate findings,
have a positive effect upon needed or affordable housing equal to or greater than an equivalent
measure in section (3).

(3) A qualifying city may satisfy section (1) through adoption of the following measures, or
alternative measures pursuant to section (2), to accommodate and encourage the development of
needed housing and affordable housing within its existing urban growth boundary:
(a) Affordable housing measures
(A) Density bonus for affordable housing (three points maximum):
(i) Three points if code has a density bonus provision for affordable housing of at least
20 percent with no additional development review standards than required for development
applications that do not include a density bonus, with reservation of affordable housing units for
at least 50 years; or
(i) One point if code has a density bonus provision for affordable housing of at least 20
percent, with additional development review standards required for development applications
that do not include a density bonus.

(B) Systems development charges (three points maximum):

(i) Three points for code provisions that eliminate systems development charges for
affordable housing units described in subparagraph (3)(a)(A)(i), or reduce systems development
charges for such units by at least 75 percent when compared to similar units that are not reserved
for affordable housing; or

(i) One point for code provisions deferring systems development charges for affordable
housing units described in subparagraph (3)(a)(A)(i), to the date of occupancy of the housing unit.
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(C) Property tax exemptions (Nine points maximum):

(i) Three points for code provision authorizing property tax exemptions under ORS 307.515
to 307.535 for low income housing development, under criteria in both ORS 307.517 and
307.518, with no additional development review standards;

(ii) Three points for code provisions authorizing property tax exemptions under ORS

307.540 to 307.548 for non-profit corporation low-income housing development, with no
additional development review standards; and

(iii) Three points for code provision authorizing property tax exemptions under ORS 307.600
to 307.637 for multiple unit housing, with no additional restrictions on location of such
housing in addition to those contained within ORS 307.600 to 307.637, and with required
benefits pursuant to ORS 307.618 that are clear and objective and do not have the effect of
discouraging the use of the property tax exemption through imposition of unreasonable cost
or delay.

(D) Other property tax exemptions or assessment freezes (two points maximum):

(i)  One point for code provision authorizing property tax exemptions for ORS 307.651 to
307.687 — single-unit housing in distressed areas — with clear and objective design standards
that do not have the effect of discouraging use of the property tax exemption through
unreasonable cost or delay; and

(ii) One point for code provision authorizing property tax freezes under ORS 308.450 to

308.481 — rehabilitated residential property — if the boundaries of the distressed area consist
of at least 10 percent of the qualifying city’s total land area, and clear and objective standards
that do not have the effect of discouraging use of the program through unreasonable cost and
delay.

(E)Inclusionary Zoning: Three points for code provision imposing inclusionary zoning requirements
consistent with the provisions of ORS 197.309.

(F)Construction Excise Tax: Three points for code provision imposing construction taxes consistent
with the provisions of Oregon Laws 2016, chapter 59, sections 8 and 9.

(b) Needed Housing Measures
(A) Accessory dwelling units (three points maximum):

(i) Three points for allowing accessory dwelling units in any zoning district that allows
detached single family housing units, with no off-street parking requirement, any structure
type allowed, allowing owner to live in either the primary or accessory dwelling unit, with
no systems development charges for water, sewer, or transportation, and with clear and
objective review standards; or
(ii)One point for allowing accessory dwelling units, but one or more of the attributes in
subparagraph (3)(b)(A)(i) missing.
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(B)

(C)

(D)

Minimum density standard (three points maximum):
(i) Three points if all residential zoning districts have a minimum density standard of at
least 70 percent of the maximum density allowed, with optional exemptions for lands that do not
qualify as buildable lands under OAR 660-008-0005(2) and lands that are being partitioned as
defined by ORS 92.010(7); or
(ii) One point if all residential zoning districts have a minimum density standard of at least
50 percent of maximum density allowed, with optional exemptions for lands that do not
qualify as buildable lands under OAR 660-008-0005(2) and lands that are being partitioned as
defined by ORS 92.010(7).

Limitations on low density housing types (five points maximum):
(i) Three points for code provision that allows no more than 25 percent of residences in
medium density residential zoning districts to be detached single family housing units, unless
the detached single family housing unit is on a lot less than or equal to 3,000 square feet, with
exemptions for lands that are being partitioned as defined by ORS 92.010(7);
(ii) One point for code provision that prohibits detached single family housing units in high
density residential zoning districts; and
(iii) One point for code provision establishing maximum lot size for detached single family
housing units in medium and high density residential zoning districts as less than or equal to 5,000
square feet.

Off-street parking requirements for multiple family housing with four or more units (three points

maximum):

(E)

(i) Three points if off-street parking requirement is no more than one space per housing unit
in multiple family housing developments of four or more units, and no more than

0.75 spaces per housing unit in multiple family housing developments of four or more units within
one-quarter mile of transit service with weekday peak hour service headway of 20 minutes or less;
or

(ii) One point if off-street parking requirement is no more than one space per housing unit

in multiple family housing developments of four or more units, without additional reductions in
subparagraph (3)(b)(D)(i).

Off-street parking requirements for single family housing, duplexes, and triplexes (one point

maximum): One point if off-street parking requirement for detached single family housing units,
attached single family housing units, duplexes, and triplexes is no more than one space per housing unit.

(F)

Amount of land in high density residential zoning districts (three points maximum):

(i) Three points if at least 15 percent of all residentially-zoned land in the qualifying city is
zoned for high density residential development; or
(ii) One point if at least eight percent of all residentially-zoned land in the qualifying city is

zoned for high density residential development.
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(G)  Duplexes in low density residential zoning districts (three points maximum):
(i) Three points if duplexes are allowed in low density residential zoning districts on any
lot with no additional development review standards than required for detached single family
dwellings; or
(i) One point if duplexes are allowed on corner lots in low density residential zoning districts
with no additional development review standards than required for detached single family
housing units.

(H)  Attached single-family residential housing units in low density residential zoning districts (one
point maximum): One point if attached single-family residential housing units are allowed in low
density residential zoning districts, with attached single-family residential lots having a minimum lot
size no greater than 5,000 square feet.

(1) Residential street standards (three points maximum): Three points for allowance of local
residential street pavement minimum widths of 28 feet or less with parking on both sides, 24 feet or
less with parking on one side, or 20 feet or less with no parking.

(J) Mixed-use housing (three points maximum): Three points if at least 50 percent of land within
commercial zoning districts in the qualifying city permits residential development with off-street
parking requirement no greater than one space per housing unit and provisions for additional
parking reductions for shared commercial and residential uses and in areas with approved parking
management districts.

(K)  Low density residential flexible lot sizes (one point maximum): One point if minimum lot size in
low density residential zoning districts is at least 25 percent less than the minimum lot size that would
correspond to the maximum density allowed in that zoning district.

(L)  Cottage housing provisions (one point maximum): One point if development code has cottage
housing code provision authorizing development at a maximum of at least 12 housing units per acre.

(M)  Vertical housing provisions (one point maximum): One point if the Housing and Community

Services Department has approved a vertical housing development zone under ORS 307.841 to 307.867
for the qualifying city;

CiTYy OF REDMOND RESPONSE AND FINDING

Redmond supplied the needed housing measures form and received a response that the minimum number of
points needed was exceeded. See Exhibit appendix 1.

Attachment C - 035




36

CONCLUSION SUMMARY

Redmond meets all of the required criteria and should be selected as the location for the Pilot Project. Thank
you for your consideration.
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HB 4079 Application City Name: Redmond

HB 4079 Pilot Program
Complete Application Form

Background

The HB 4079 Pilot Program aims to boost affordable housing by allowing cities to develop affordable and market rate
housing on lands currently outside urban growth boundaries (UGBs) without going through the normal UGB expansion
process.

Official program rules and more materials are available at
https://www.oregon.gov/LCD/Pages/HB4079pilotprogram.aspx

Application Instructions
To submit a complete HB 4079 application, fill out this form and attach the attachments listed on the final page.

Submit the documents in PDF form (ideally, as a single PDF) to gordon.howard@state.or.us by 11:59 PM, June 1, 2018.
If you wish to confirm receipt by the deadline, please submit your application no later than noon on June 1, 2018.

The department will review this application for completeness and may request additional information.

Note: During project selection, certain project elements may receive extra consideration by the commission; see OAR
660-039-0080(2)(b).

If you have questions, please contact us — we are eager to help you apply.

Questions/Contact

Gordon Howard

Community Services Division Manager
gordon.howard@state.or.us

(503) 394-0034
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HB 4079 Application

Section 1 — Project Summary

City Name: Redmond

Applicant Information

City Name (Applicant)
Redmond

Contact Person (Name and Title)
Deborah McMahon

Contact Phone
541923 7724

Contact E-Mail
deborah.mcmahon@ci.or.us

Proposed Housing Numbers, Affordability and Density

Total number of units (per OAR 660-039-0010(4)) 485+
Number of affordable housing units (per OAR 660-039-0010(1) and (2)) 242
Number of units for households below 30% of Area Median Income, adjusted for family size 10
Number of units for households at 30-60% of Area Median Income, adjusted for family size 36
Number of units for households at 60-80% of Area Median Income, adjusted for family size 121
Number of units for households at 80-100% of Area Median Income, adjusted for family size 75
Number of units for households at 100-120% of Area Median Income, adjusted for family size 80
Number of units for households above 120% of Area Median Income, adjusted for family size 87

Site acreage

40 acres

Dwelling units per gross acre

12+/acre

Existing City Efforts to Provide Affordable and Needed Housing

Housing Measures Adopted by City
(from totals in Section 3)

Points Claimed

For affordable housing measures adopted 19
For needed housing measures adopted 20
For alternative housing measures adopted 3
Total Points Claimed 42

Page 2 of 25
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HB 4079 Application

City Name: Redmond

Section 2 — Project Details

Housing Provided

Unit Type, Tenure, and Percent of Median Income Designation

In the table below, insert the following information:

List the unit type (e.g., single-family, multi-family, townhome, duplex, triplex, manufactured dwelling, etc.)

List the total number of buildings of each type (example, 1 townhome building may have 4 units, 1 single-family
dwelling will have 1 unit)

Indicate the tenure type (rent or own). If there are a mix of tenure types, but the same building type, enter the
information on separate rows (see example below for townhomes)

Indicate the income limitations of the proposed units (see OAR 660-049-0010(1) for requirements)

Tenure Available to households at percent of area median
Type income as adjusted for family size
Below | 30%to | 60%to | 80%to | Other Other
Total F3 g 30% 60% 80% 120% | Market
Number of | Number > 3 AMI AMI AMI AMI Rate
Unit Type* Buildings* of Units*
Example:
townhome 32 32 16 16
townhome 32 0 16 16
multifamily 20 20 10 10
Low-rise Apt
including
studio above
Commercial 10 205 148 | 56 10 10 80 105
4-plex 14 56 40 16 10 46
Townhome 19 149 149 149
Cottage 75 75 54 21 75
Manager’s 1 included
Unit(s) above
Total by 118 485 243 | 242 | 10 10 90 375
Column
Page 3 of 25
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HB 4079 Application City Name: Redmond

Property Characteristics

Location

Street Address:  Not assigned — Kingwood Avenue

Township: 15 Range: 13 Section: 00 Taxlot(s): Portion of 103

Property Size and Zoning

Acres: 40 acres Number of Lots/Parcels: Not assigned yet

(not to exceed 50 acres)

Comprehensive Plan Zoning
Designation: RM/Medium Density Residential Designation: RM/Medium Density Residential

Adjacent Land Uses/Zoning

Executive Homesite on non- High Value Farm EFU and RR10 uses, Park,
North of site:  Public Facility

South of site:  Industrial Employment Lands

East of site: EFU — Vacant — non High Value Farm

West of site: Executive Homesite on non- High Value Farm EFU

No farm uses, no resources and additional details in findings as attached

Project Elements

Dwelling units per gross acre (must be at least 7 — see OAR 660-039-0020(8))

Number of residential buildings 118 Number of non-residential buildings 0
Number of residential units 485+ Number of mixed-use buildings 2
Developable acres 40 Constrained acres 0

Explanation of development constraints (e.g., wetlands, steep slopes, buffer from adjacent and nearby farm and
forest uses on farm and forestlands) *note: development constraints will also be shown on the concept plan

Density is 12 units minimum per acre, no development constraints — see findings for explanation of buffers

Public Facilities and Services (see requirements in OAR 660-039-0040)

Is sanitary sewer presently at site?
Is domestic water presently at site?
Is the site within a fire protection district?

Is the site served by streets and roads?

NRKKK §
00000z

Is the site served by mass transit?
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HB 4079 Application City Name: Redmond

Is the site served by parks and recreation? X []

If no, what is the proximity of existing sewer to the site?

If no, what is the proximity of domestic water to the site?

If no, what is the proximity of fire protection to the site?

If no, what is the proximity of streets/roads to the site?

If no, what is the proximity of mass transit to the site?

If no, what is the proximity of parks and recreation?

For any public facilities not currently at the site, describe how the public facilities and services will be provided to the
site, including capacity and financial resources. Please note the requirements and considerations in OAR 660-039-
0040, especially for transit.

Please see Cascades East Transit Resolution providing services, and City Engineer letter for utility analysis

Project Amenities
*all common areas and amenities accessible to residents of market rate units must be equally accessible to residents of
affordable housing units

Separate Community Building Playground

Community Room in Residential Building Garden Plots
Structured Car Parking # Spaces In-Unit Storage

Surface Car Parking # Spaces TBD Secure Outdoor Storage Space

OXOXO

Underground Car Parking # Spaces Secure Bicycle Storage/Parking

XXX XXX

Other: vegetated alleys and linear parks,
parks areas (dog park too), transit plaza,
Common Laundry Room learning room, and access to trails.

X
[[] Common Kitchen
[]

Common Restrooms (other than Community Room)

Yes No
Will there be a use or rental fee for these spaces? If yes, explain below [] X
Click here to enter text.
Are there other amenities that will be developed as part of the project? If yes, explain below. [] X

vegetated alleys and linear parks, parks areas (dog park too), transit plaza, learning room, and
access to trails.

Provision of Affordable Housing

Yes No
Is the project a mixed income project? |E |:|
Page 5 of 25
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HB 4079 Application City Name: Redmond

Number of market rate units: |242 Number of affordable housing units: 243

Rental/Sale Price of Housing Units

Describe the prices at which the affordable housing units will be rented or sold to eligible tenants and buyers.

Area Median Income (AMI)

The area median income of $69,600 is based on data from HousingWorks, the local housing
authority. This figure is used to determine the maximum rent a family of four can afford (rent
burden occurs when housing costs exceed 30% of net income).

AMI served — median is 69,600K

80% $55,680.00 x 30% = $16,704/12 = $1,392 for rent per month
60% $41,760.00 x 30% = $12,528/12 = $1,044 for rent per month
50% $34,800.00 x 30% = $10,440/12 = $870 for rent per month

30% $20,880.00 x 30% = $6,264/12 = $522 for rent per month

Describe the prices at which the market rate housing units will be rented or sold to eligible tenants and buyers.

Market rate rentals are estimated to be between $1,392 per month and $1,700 per month depending upon unit
type.

As shown above, 80% AMI and above allows for market rate units to be sold at $240,000.00 and up. Expected
market rate prices for units are estimated to vary between $240,000 to $400,000.

Describe how the market rate housing supports the development of affordable housing. This may include financial,
political, or other information.

A blend of housing will help stabilize new neighborhoods in terms of enduring value. A mix of incomes not only
provides depth and variety as Redmond’s regulations require but help to create complete neighborhoods rather than
concentrated poverty or concentrated wealth. Federal, state, and local governments provide direct financial
assistance— typically tax credits, grants, or low-cost loans—to housing developers for the construction of rental
housing. In exchange, developers reserve a portion of units for lower-income households. By far the largest of these
programs is the federal and state Low Income Housing Tax Credit (LIHTC), which provides tax credits to affordable
housing developers to cover a portion of their building costs.

New market-rate housing typically is targeted at higher-income households. Building new market-rate housing,
however, indirectly increases the supply of housing available to low-income households in multiple ways
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HB 4079 Application City Name: Redmond

New housing generally becomes less desirable as it ages and, as a result, becomes less expensive over time. Market-
rate housing constructed now will therefore add to a community’s stock of lower-cost housing in the future as these
new homes age and become more affordable.

When new construction is abundant, middle-income households looking to upgrade the quality of their housing
often move from older, more affordable housing to new housing. As these middle-income households move out of
older housing it becomes available for lower income households. This is less likely to occur in communities where
new housing construction is limited. Faced with heightened competition for scarce housing, middle-income
households may live longer in aging housing. Instead of upgrading by moving to a new home, owners of aging homes
may choose to remodel their existing homes. Similarly, landlords of aging rental housing may elect to update their
properties so that they can continue to market them to middle-income households. As a result, less housing
transitions to the lower-end of the housing market over time. Thus, a new neighborhood with a mix of housing
choices is preferred and allows people to live in their neighborhoods ;long term as housing needs change with time
and age of householder.

Another result of too little housing construction is that more affluent households, faced with limited housing choices,
may choose to live in neighborhoods and housing units that historically have been occupied by low-income
households. This reduces the amount of housing available for low-income households. Other research shows that at
low-income neighborhoods are more likely to experience an influx of higher-income households when they are in
close proximity to affluent neighborhoods with tight housing markets. When the number of housing units available at
the lower end of a community’s housing market increases, growth in prices and rents slows. As market-rate housing
construction tends to slow the growth in prices and rents, it can make it easier for low-income households to afford
their existing homes. This can help to lessen the displacement of low-income households.

Explain why the development of a project similar to the proposed pilot is unlikely to be developed within the
existing urban growth boundary. This may include, but is not limited to, land costs, redevelopment or remediation
costs, site availability, or physical constraints.

The local housing authority, HousingWorks, has described to the City how it is impossible to develop affordable
housing given the cost of land on Redmond. Redmond’s median home price is $300,000.00 with recent data
showing ready to build lots at $290,000.00 - $500,000.00 an acre or more depending upon zoning. Redmond has
vacant land upon which to develop homes, but it is simply not available at prices that enable the development of
affordable housing and is being used to develop homes in the $300,000.00 -$500,000.00 range. These are selling
well given factors related to better employment opportunities in nearby Bend, and these houses do not stay on the
market very long. However, this segment of the Redmond market does not cover the housing need for people in
the lower income levels. As a verified “Distressed” community Redmond contains many people living in poverty
with heavy rent burdens as described earlier in this document. People who wish to work in Redmond in jobs that
do not pay higher wages must go further afield to search for affordable housing in cities like Prineville, Madras, and
La Pine - over an hour away. This is not a sustainable situation. It forces families to give up essential needs such as
medical, insurances, and food to pay for housing and travel expenses.
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HB 4079 Application City Name: Redmond

Phasing

Describe how the project will be phased (see requirements in OAR 660-039-0070). The proposed phasing will
occur first in the areas closest to Kingwood Avenue where utilities currently exist and support up to 150 residential
units with the current infrastructure capacity. Phase 1 will include up to 150 units consisting of affordable housing
for those earning 80 % or less AMI and 23 — 50% market rate housing above 80% AMI. Phase 2 will include 186
affordable housing for those earning 80 % or less AMI and 23 — 50% market rate housing above 80% AMI. Phase
3 will include 149 market rate townhomes for those earning over 80% AMI. Phase 2 and 3 may occur
simultaneously but rely upon off-site sewer improvements as described by the City Engineer — see Findings and
exhibits describing sewer improvements and funding.

If the project will not be phased, enter n/a.

Click here to enter text.

Availability of Affordable Housing for 50 Years

Explain how the City shall ensure all affordable housing units are rented/sold to qualifying households, and how
the affordable housing on the site will continue to be available as affordable housing for 50 years. Examples are in
the rule at OAR 660-039-0020(6)(m). The Department believes a deed restriction is the option most likely to
succeed.

As described in the attached findings - the pilot program requires a minimum of 50 years of affordability. The use of
profit caps on the non-market rate housing to retain appreciation for long-term affordable housing and site
maintenance requirements will help maintain the quality and integrity of the neighborhood. The City will also use
rent controls and tools such as deed restrictions, and HOA/CCR’s. The Skyline Village site will require annexation to
receive urban zoning and authorization to develop. The Redmond Development Code requires master planning as a
condition of annexation. The annexation process is routinely used to customize the terms of annexation. Redmond
intends to restrict annexation upon the terms of guaranteed performance for at least 50 years using a recorded deed
restriction; other restrictions to ensure affordability for the units serving 80% AMI and less; and, deed restrictions
recorded against the property to ensure compliance for Homeowner’s Association responsibilities. Annexation also
requires that the property be master planned according to Redmond’s land use regulations. No rezoning can occur
unless the annexation requirements are met, including master planning of the entire site. Master planning is an
intensive review and design process that ensures the City’s Great Neighborhood Principles are met through a
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HB 4079 Application City Name: Redmond

recorded Improvement Agreement. Thus, all aspects of the development ar carefully crafted before development
can occur ensuring the development and housing objectives will be met. The phasing for Skyline Village will ensure
all affordable housing units have been issued permanent certificates of occupancy prior to issuance of permanent
certificates of occupancy to the last 50 percent of any market rate housing units included as part of the pilot project —
this will be made part of the master plan approval and deed restrictions for the project. The master plan approval
and deed restrictions will also ensure that phased development of affordable housing units and market-rate housing
units are issued permanent certificates of occupancy over time in a ratio similar to the ratio of affordable and
market-rate housing units within the pilot project as a whole. The master plan will ensure that all common areas and
amenities accessible to residents of market-rate housing units within the pilot project site are equally accessible to
residents of affordable housing units.

Redmond will ensure all affordable housing units within the pilot project site are rented or sold exclusively to
households described in OAR 660-039-0010(1) and this will be via deed restrictions and other agreements to ensure
compliance for at least 50 years. Redmond will ensure by deed restriction and specific agreements that housing units
within Skyline Village will not be used as vacation or short-term rentals for any significant period during any calendar
year.

Management of Site and Adjacent Uses

Describe how the City will enforce the prohibition on vacation and short term rentals on the site (see OAR 660-039-
0070(6)).

Redmond will ensure by deed restriction and specific agreements that housing units within Skyline Village will not be
used as vacation or short-term rentals for any significant period during any calendar year.

Describe buffering from adjacent and nearby farm and forest uses on lands zoned for farm and forest use (see OAR
660-039-0050 for requirements), and any impacts on adjacent farm and forest practices, and impact on fire
protection, if adjacent to forest practices.

There are no farms or forest lands abutting the site. However, property to the west of Skyline Village is zoned
EFUTRB, Exclusive Farm Use and contains an executive home. The property is separated by the ROW of NE 13
Street and front yard setbacks of future residential development. The property owners do not practice farm uses

or receive farm deferral taxation credits. The soils on this site are not irrigated, have no water rights, and are

not classified as high value farmland. Exhibits from the preliminary submittal explains this further.

Property to the north of Skyline Village is zoned RR-10, Rural Residential, does not receive farm deferral and
separated from the subject property by the Maple Avenue, a 60-foot ROW.

The eastern property line abuts land zoned EFUTRB, Exclusive Farm Use. This property is owned by Deschutes
County and is not farmed. This property is also part of the adopted Urban Area Reserve and adopted Eastside
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Framework Plan which anticipates urban uses, not farm uses. Moreover, the County has endorsed this HB4079
application.

Describe how any Goal 5 or Goal 7 requirements will be met (see OAR 660-039-0050 for requirements; show
locations on concept map in Section 6).

As described in the submitted findings -
Goal 5 - To protect natural resources and conserve scenic and historic areas and open spaces.

The purpose of identifying Goal 5 related lands is to effectively manage Deschutes County’s natural and cultural
resources to meet the needs of today while retaining their value for future generations. However, the location of
Skyline Village is within the adopted Urban Area Reserve of Redmond’s Comprehensive Plan. While owned by the
County and zoned EFU, the land is intended to be developed and currently is part of the Eastside Framework Master
Plan. The master plan shows the Skyline Village property as residential. Deschutes County has supplied
documentation supporting Skyline Village. In any event it is important to point out the following features regarding
the subject property:

Attachment 3 of the preliminary HB4079 submittal provides data showing the project site:

e soils are not classified as High Value Farm Land;

e has never been used for growing crops or perennials;

e s east of the Coast Range;

e has never been within an irrigation district boundary or decree for water by the Water Resources
Department;

e has never had wine grapes grown on the property;

e s greater than 3,000 feet above sea level;

e does not contain water resources, rivers, or riparian habitat;

e does not contain mining or aggregate resources;

e does not contain historic or cultural areas or resources; and,

e does not contain approved Oregon Recreation Trails or inventoried scenic areas.

For these reasons, the City of Redmond believes all relevant portions of Goal 5 have been addressed and that no
conflict exists between the proposed Skyline Village and the protected Goal 5 resources of Deschutes County.

Goal 7 - To protect people and property from natural hazards.

Natural hazards for purposes of this goal are: floods (coastal and riverine), landslides, earthquakes and related
hazards, tsunamis, coastal erosion, and wildfires. None of these hazards are relevant to the Skyline Village property
except for wildfires. However, once developed and watermains are extended to and through the property the
likelihood of wildfire is reduced. The Redmond Fire District has supplied a resolution stating they will protect this
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area as it is within their fire district. As noted above, Skyline Village lies within the adopted Urban Area Reserve and is

City Name: Redmond

planned for urban development as noted on the adopted Eastside Framework Plan.

Section 3 — Housing Measures Adopted by City

For measures you have adopted, insert a web link to the pertinent parts of your city’s code and the number of points

you are claiming. Cities must have adopted measures totaling at least 3 points of affordable housing measures, and at

least 12 points overall. Cities may apply for up to 6 points of credit for alternative measures.

Affordable Housing Measures

refer to OAR 660-039-0060(3)(a) for details

Exemptions/Freeze

1 point — Property tax exemption for
housing in distressed areas

1 point — Property tax freezes for
rehabilitated housing

exemptions for distressed areas and for Low Income
rehabilitated housing.

Measure Citation and Link(s) to Code or Documentation Points
http://www.ci.redmond.or.us/home/showdocument?id=3426 | Claimed
Density Bonus (max 3 points) Redmond allows increases in density via Annexation, Master 3
3 points — Density bonus of at least Planning, waivers, and PUD’s. Ref: Redmond Comprehensive
20%, no additional design review Plan and Redmond Development Code.
1 point — Density bonus with
additional design review
Systems Development Charges (max | Redmond does not require any water or sewer SDC on ADU’s — 1
3 points) Public Works Policy.
3 points — At least 75% reduction on 1
SDCs for affordable housing Redmond allows deferred SDC’s to date of occupancy per
1 point — Defer SDCs to date of Redmond City Code
occupancy for affordable housing
Property Tax Exemptions Deschutes County (our tax assessor) offers Redmond’s Seniors 9
3 points — Property tax exemption for tax deferral programs and Veterans Tax exemptions, Tax
low income housing exemptions for non-profits, and for non-profit owned multi-
3 points — p i tion f family housing
mf:_l nrcj fit cg()rpel;o\\//v ?:ci):ﬁ;nﬁoll?;nor Assessor’s Office inferred this addressed a portion of low
P - € | income since seniors and Vet’s are in that bracket.
3 points — Property tax exemption for
multi-unit housing
Other Property Tax Deschutes County (our tax assessor) offers Redmond tax 2
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HB 4079 Application City Name: Redmond

Inclusionary Zoning Redmond requires a full mix of housing via compliance with the 3
3 points — Code imposing inclusionary GNP’s, and Annexation — Redmond Development Code

zoning

Construction Excise Tax Under very early discussion, no council direction yet on this. 0

3 points — Code imposing
construction excise tax

Total Points Claimed for
Affordable Housing Measures 19
(must be at least 3)

Needed Housing Measures
refer to OAR 660-039-0060(3)(b) for details

Measure Citation and Link(s) to Code or Documentation Points
Claime

d

Accessory Dwelling Redmond allows ADU’s in all residential zones and in the Mixed-use Live Work 3

Units (max 3 points) Zone.

3 points — ADUs

allowed in any zone

without many

constraints

1 point — ADUs with

more constraints

Minimum Density Redmond requires minimum densities per the Redmond Development Code and 3

Standard (max 3 Redmond Comprehensive Plan.

points)

3 points — Minimum

density standard at

least 70% of maximum

1 point — Minimum Our minimum densities are listed in several areas of the Comp Plan and Code. Here

density standard at are afew. See on next page and in attachment. Our Plan and Code are a bit of a

least 50% of maximum | Frankenstein having been patched over the years, but we clearly require compliance

with minimum densities.
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RESIDENTIAL ZONES

The Comprehensive Plan has five residential land use categories that are described in
Table 16 and are shown on the Comprehensive Plan Map. These categories provide
for the variety and choice in housing types, lot sizes, and locations to meet the existing
and future housing markets.

Comprehensive Plan Addendum PEIQE 32
Adopted by City Council May 22, 2001

Table 16
HOUSING TYPES AND DENSITIES ALLOWED
Land Use Zone Minimum Lot Gross Uses Allowed
Category Requirements Minimumm Outright {O)
Density Conditionally (C)
Limited Residential R-1 [Mochanges 1.1 10 2.2 units | To be completed
Zone per gross acre

Limited Residential R-2 |SF 2,000 =f 3510 10 units | To be completed

Zone Duplex 9,000 sf per gross acre
MF 4000 sf
Limited Residential R-3 |SF 6,500 =f 4 to 12 units To be completed
Zone Duplex 7,500 =f per gross acre
MF 3,500 sf
General Residential | R-4 | SF 5,000 sf 6.5to 15 units | To be completed
Zone Duplex 6,000 sf per gross acre
MF 2,500 sf
High Density R-3 |SF Mot 10to 40 unitz | To be completed
Residential Zone Permitted | per gross acre
Duplex 5,000 =f
MF 2,000 sf
Limitations on Low We are moving in this direction but have not put these limitations in the code yet. 0

Density Housing Types

3 points — No more
than 25% of residences
in medium density to
be detached

1 point — No detached
residences in high
density zones

Page 13 of 25
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HB 4079 Application City Name: Redmond

1 point — Maximum lots
for detached homes
medium/high zones
<5,000 sq ft

Multifamily Off-street | Redmond allows reduced parking on a case by case basis to ensure proper logistics. 0
Parking We use the latest ITE data to support reductions — we have not permitted < 1 space
Requirements | given our early stage transit development and small population.

(max 3 points)

3 points — <1 parking

space/unit
for multi-
unit
dwelling
and <0.75
spaces/uni
t for units
within
one-
quarter
mile of
high
frequency
transit

1 point — < 1 parking
space/unit in

multi-unit

dwellings
Under Four Unit Off- Redmond allows reduced parking on a case by case basis to ensure proper logistics. 0
street Parking We use the latest ITE data to support reductions — we have not permitted < 1 space
Requirements given our early stage transit development and small population.

1 point — < 1 space/unit
required for detached,
attached, duplex,

triplexes

Amount of High Redmond’s R4, R5, and High-Density Overlay Zones exceed 15% of inventory — 3
Density Zoning Districts | high density account for 54.2 % of residential areas.

(max 3 points) R1 412.876

3 points — At least 15% R2 874.438

of all residential land is R3 676.11

zoned for high density R3A 1.168

1 point — At least 8% of R4 1765843

all residential land is RS 257.713

zoned for high density

Total Acres Residential =4288.15
Total R4 & R5 = 2323.56

Percent of total residential zoned R4 & R5 =54.2%

Page 14 of 25
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City Name: Redmond

Duplexes in Low

Standards

3 points — Allowed
minimum local
residential street width
28 feet or less

Standard street width is 36°, 30" for cul-de-sac and 20’ for flag lot.

Page 257 of the Code shows that 28 feet is allowed and that we can go to 24.

Favemant

Functional Class Ftandard
Residential Alley 16 ft
Commercial Alley 2o
Local Residential® """ Bk
28 f*
24 /"

Redmond allows Duplexes in low density zones. This will be expanded in the 3
Density Zones (max3 | April 16 Development Code update.
points) Currently: Duplexes not allowed on R-2 lots unless they were platted prior to Nov.
3 points —Duplexes are | 9, 2006. Lots created before this date desiring duplexes are subject to conditional
allowed in low density | yse review and approval and shall be on lots of 10,000+ s.f.
zones
1 point = Duplexes are Duplexes in the R-3 zone are permitted on corner lots of 10,000 s.f.
allowed on corner lots ) o
in low density zones or more / with conditional use approval.
Note: The Planning Commission is reviewing expansion of Duplexes outright on
April 16" the ordinance will be complete by August 5th.
Attached Units Redmond’s April 16 Development code update will allow attached units in the 0
Allowed in Low Density | lower density zones.
Zones
1 point — Attached
residential units
allowed in low density
zones
Residential Street Redmond allows this width of street. 3

Needed Housing Measures, continued

Redmond allows residential uses in all

1 point — Allows cottage housing

Mixed-Use Housing 3
3 points — At least 50% of commercial zoned land allows Commercial zones.

residential

Low Density Residential Flexible Lot Sizes 0
1 point — Minimum lot size in low density zones is 25%+ less

than the minimum lot size corresponding to maximum

density

Cottage Housing Redmond allows cottage developments. 1
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HB 4079 Application City Name: Redmond
Vertical Housing Redmond allows vertical housing. 1
1 point — Allows vertical housing
Total Points Claimed for 20
Needed Housing Measures
Alternative measures promoting needed or affordable housing
per OAR 660-039-0060(2)
Measure Citation and Link(s) to Code or Points
Documentation Claimed
Describe Measure(s): Redmond City Policy 3

Redmond offers SDC waivers resulting from demolished
housing bank for affordable housing projects.

CDBG programs per adopted Consolidated Plan Objectives
Redmond offers a SDC loan program for SDC payments

Redmond Consolidated Plan

Redmond City Code 4.725

Total Points Claimed

Affordable (at least 3) 19
Needed 20
Alternative (up to 6) 3

Total (must be at least 12) 42

Section 4 — Development Team

Development Team Members - Please see attached Exhibit with all developer

team’s data

City Name (Applicant)
Click here to enter text.

Contact Phone

Click here to enter text.
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Contact Person (Name and Title)
Click here to enter text.

Property Owner(s)
Click here to enter text.

Contact Person (Name and Title)
Click here to enter text.

Developer(s)
Click here to enter text.

Contact Person (Name and Title)
Click here to enter text.

Contractor(s)
Click here to enter text.

Contact Person (Name and Title)
Click here to enter text.

Project Owner (rental portion/post-completion)
Click here to enter text.

Contact Person (Name and Title)
Click here to enter text.

Property Manager (post-completion)
Click here to enter text.

Contact Person (Name and Title)
Click here to enter text.

Other Role (describe)
Click here to enter text.

Contact Person (Name and Title)
Click here to enter text.

Other Role (describe)
Click here to enter text.

Contact Person (Name and Title)

Page 17 of 25

City Name: Redmond

Contact E-Mail
Click here to enter text.

Contact Phone
Click here to enter text.

Contact E-Mail
Click here to enter text.

Contact Phone
Click here to enter text.

Contact E-Mail
Click here to enter text.

Contact Phone
Click here to enter text.

Contact E-Mail
Click here to enter text.

Contact Phone
Click here to enter text.

Contact E-Mail
Click here to enter text.

Contact Phone
Click here to enter text.

Contact E-Mail
Click here to enter text.

Contact Phone
Click here to enter text.

Contact E-Mail
Click here to enter text.

Contact Phone
Click here to enter text.

Contact E-Mail
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Click here to enter text. Click here to enter text.

Development Team Capacity Please see attached Exhibit with all developer
team’s data

1. List the most recent projects (a maximum of ten) undertaken by members of the development team (it is not
expected the complete team will have worked on a project together).

Status (e.g.
occupied,
constructed,
Name of Development Team Project Description (sale/rent, target permitted,
Project Name Member and Role in Project population, affordable/market, etc). terminated)

2. Is there any aspect of any member of the Development Team’s financial condition that would indicate any adverse

conditions that might materially impair the completion of the pilot project?

Click here to enter text.

3. Has the City or designated Development Team Lead managed similarly comprised development teams? Explain.

Click here to enter text.

4. Explain the Development Team’s experience with projects of this type, scale and scope. If the team’s experience is

limited, explain how other partners will be engaged to mitigate the limitation.

Click here to enter text.
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5. Describe the Development Team’s history of leading construction development projects of a similar or larger size
and scope (such as single-family versus multi-family, new construction versus rehabilitative construction)? Describe.
If the team’s experience is limited, explain how other partners will be engaged to mitigate the limitation.

Click here to enter text.
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Section 5 — Project Need and Financing

Project Need

Provide a one to two page narrative on how the pilot project will serve identified populations in need of affordable
housing, including:

(a) household cost burden in the region (as determined by HUD);
(b) conversion of manufactured home parks in the region; and
(c) availability of government-assisted housing in the region. Support the narrative with relevant data.

City of Redmond Response and Finding:

Redmond has significant challenges providing housing for those with incomes at 80% AMI or less. The table below
shows that nearly 50% of all renters are rent burdened (paying more than 30% of income on housing costs) and the
percent share of renters that are severely burdened is 25.9%. Vacancy rates hover near 2%. Only 1,200 HUD Section 8
housing vouchers are available for applicants in the Tri-County area. Currently, demand exceeds 3,000 applicants per
HousingWorks (our Regional Housing Authority https://housing-works.org/). Redmond has not experienced conversion

of manufactured home parks; demand for such is high but land is too expensive. The city is a recipient of CDBG funds
and has an adopted consolidated plan which is found at Exhibit___. This plan contains relevant information about the
guantity and quality of local housing and various strategies to enable additional housing throughout the community.
The overall theme is that we need to find creative ways to develop quality mixed-income neighborhoods to supply a
broader range, density, and quantity of affordable housing. The pilot project will serve those with incomes at 80% AMI
or less and is mixed with a range of market rate housing.
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RENTER COST BURDENS, METROPOLITAN AND MICROPOLITAN AREAS
Cost Severely Moderately Severely Median Median Monthly Median =
______________________ Metropolitan Area . Burdened Burdened Burdened Burdened Income of Housing Cost Cost to
Renter Renter Renter Renter Renter of Renter Income
Share (%) Share (%) Households Households Households Households Ratio
68 Batesville, AR 347 13.7 730 477 22,700 580 279
69 Baton Rouge, LA 46.1 27.8 18,311 27,735 30,200 860 295
70 Battle Creek, MI 40.0 208 2,966 3.217 27,200 730 267
71 Bay City, Ml 456 209 2,250 1,911 27,000 630 294
72 Bay City, TX 38.8 226 668 932 30,000 733 264
73 Beatrice, NE 296 16.8 320 421 29,100 590 229
74 Beaumont-Port Arthur, TX 451 221 12,333 11,848 30,800 810 294
75 Beaver Dam, WI 386 17.9 231 1,994 33,500 790 269
76 Beckley, WV 40.0 173 2988 2272 25,200 590 291
77 Bedford, IN 42.4 246 718 999 20,000 580 29.3
78 Beeville, TX 41.9 16.6 853 560 29,700 833 291
79 Bellefontaine, OH 26.5 1.3 652 435 33,750 644 19.4
80 Bellingham, WA 46.2 278 6,293 9,530 38,400 940 294
81 Bemidji, MN 40.6 186 856 T28 26,500 660 289
82 Bend-Redmond, OR 481 259 5254 6,152 45,400 1,190 313

Occupants with a Housing Cost Burden in 2012-2016

Percent
Crwvners with mortgage 36.4
Cwners without mortgage 15.6
Fenters 4 5

Please refer to submitted findings which cover additional material.

Project Financing

Provide a one to four page narrative and/or spreadsheet explaining the proposed sources and likelihood of project
financing, including the extension of public facilities and services to the project.

The City Engineer, Mike Caccavano has supplied evidence describing availability and capacity of services and the costs
required for any offsite improvements. Here is an excerpt:
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The 40-acre site proposed for affordable housing located between NE 13™St., NE 17™St., NE Kingwood Ave. and NE Negus
Way is served by city sewer and water as well as the transportation network. There are existing 12-inch diameter water
and sewer lines in NE Kingwood along the south boundary that can be extended into the site.

Water: A hydrant test in 2010 showed a static pressure of 77 psi with 2,221 gallons per minute (gpm) flow at 74 psi from
a 4%-inch port. The system will easily provide flow exceeding the 1,500 gpm residential fire flow standard.

Sewer: The 12-inch sewer line in NE Kingwood is deep enough to serve most of the site with gravity sewer. A pump station
is needed to serve the northeast corner of the site until the master planned Far East Sewer Interceptor is constructed. In
accordance with City of Redmond policy, the pump station would be operated and maintained by a homeowner’s
association.

The 12-inch sewer in NE Kingwood connects to an 8-inch sewer in NE 5™ Street which runs north to NE Negus. The 12-
inch sewer has sufficient capacity to serve its’ sewer basin at buildout along with the proposed 40-acre affordable housing
development. The 8-inch sewer does not have sufficient capacity. Approximately 750 feet of 12-inch sewer line will need
to be installed to extend the line to the Eastside Sewer Interceptor.

A second option for sewer is in the City’s Wastewater Collection System Master Plan. A 12-inch line is proposed for NE
Negus Avenue that would have the capacity and depth to serve the entire affordable housing site with gravity sewer.

In summary, the existing sewer in NE Kingwood can provide service to initial phases totaling 150 units of housing. The full
development can be served either with:

e Construction of 750 feet of 12-inch sewer in NE Kingwood between NE 5" and the Eastside Sewer Interceptor at a cost
of approximately $150,000 and a pump station to serve the northeast portion of the site at a cost of approximately
$250,000.

e Construction of the master planned sewer in NE Negus Way at a cost of approximately $850,000. Although this is the
more expensive option, it provides a better long term gravity sewer solution and is possible to funded with the existing
loan from the DEQ Clean Water State Revolving Fund Loan.

Transportation: The street network in this area will provide good access to the site. On the south side of the site, NE 15,
17" and Kingwood connect to NE Hemlock which provides direct access to Highway 97 and connects to NE 9% Street, an
arterial which provides access to Highway 126 to the south and Highway 97 to the north. On the north side, streets will
connect to NE Negus which is a direct connection to shopping, the medical district and the central part of Redmond.
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Development cost will be borne by each developer through traditional financing and/or use of tax credits.
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Section 6 — Concept Plan/Map Please see attached Exhibit with all data

listed

Please attach the following in PDF format.

1. A map of the site

2. Current land use designations and zoning of site and surrounding land within a minimum half-mile radius

3. Generalized land uses and public facilities on the site, including:

a.
b.

C.

> @ -

the number, type, and location of affordable housing units;
the number, type, and location of market rate units, if any;
the development phasing of the housing, and the entire project;

the proposed network of streets and other transportation facilities designed to connect with existing
street facilities and serve all modes of personal transportation, including mass transit;

the location of parks, open space, and recreational facilities, if any;

a map of public facilities, including sanitary sewers, domestic water, and fire protection;
a topographic map showing any areas with slopes of greater than 25%, if any;

buffering from adjacent and nearby farm and forest uses on farm and forest lands; and

the location of any natural resources on the pilot project site requiring analysis and protection under
Statewide Planning Goal 5, or mitigation of hazards under Statewide Planning Goal 7.

Note: for an example of the level of detail sought, see maps on pages ES-9, ES-11, and ES-14 of the Cooper Mountain plan
here: https://www.beavertonoregon.qov/DocumentCenter/View/8289
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Section 7 — Supporting Documents Please see attached Exhibit with all data
listed

Please attach the following in PDF format.

1.

Documentation the site does not include high-value farmland. (Attach the information submitted with your
accepted final pre-application, supplemented if necessary.)

Draft language of amendments to the city’s comprehensive plan and regulations that would be required to
implement the final application.

A resolution of support adopted by the city stating if the pilot project is selected, the city will implement the
concept plan and annex the site within two years of an acknowledged Urban Growth Boundary amendment to
include the site.

A resolution of support for the pilot project from the county government.

A resolution of support for the pilot project from any special district providing urban services to the site for
sewer, water, fire protection, parks, recreation, streets and roads, or mass transit.

A signed and notarized statement from all owners of the site consenting to all aspects of the final application
and agreeing to designation of the site as a pilot project.

A signed statement from all members of the development team, acknowledging their commitment to
participate in the project
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PRE-SUBMITTAL EXHIBIT 1

HB 4079 Pilot Project
Submittal by City of Redmond

October 31, 2017

City of Redmond 411 SW 9t Street Redmond, Oregon 97756 |3
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PRE-SUBMITTAL EXHIBIT 1

Submittal Materials

1. Executive Summary
2. HB 4079 Pre-Application
3.  Attachments
a. Attachment 1 — Site Map

b. Attachment 2 — Land Use Map
c. Attachment 3 — EFU Documentation

4. Letters of Support

City of Redmond 411 SW 9t Street Redmond, Oregon 97756
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Executive Summary

October 31st, 2017

Mr. Gordon Howard, Principal Urban Planner
Department of Land Conservation and Development
(971) 673-0964 gordon.howard@state.or.us

Dear Mr. Howard:

The City of Redmond respectfully submits its application for the HB 4079 Pilot Project.
The proposed 40-acre development parcel is currently owned by Deschutes County and
they fully support the City in this endeavor — See attached support letter.

Figure 1 below shows a portion of Redmond’s Urban Area Reserve area, known as the
Eastside Framework Plan. This adopted (2008) Framework Plan is designed as a
complete community and is compliant with our Comprehensive Plan's Great
Neighborhood Planning Principles. Through a collaborative agreement with the County,
approximately 40 acres abutting the current Urban Growth Boundary will be transferred
to Redmond for use in the HB 4079 program. Current zoning for the parcel is EFU,
Exclusive Farm Use, but has poor soils, never farmed, and is located outside of the Central
Oregon Irrigation District service area. The planned zoning for the land is Residential
according to the Eastside Framework Plan.

The 40-acre site will meet all HB 4079 requirements. It can be served by all utilities and
residential services, parks, schools, and transportation choices. The new neighborhood
will be a complete neighborhood with safe and convenient access to the goods and services
needed in daily life. This includes a variety of affordable housing choices, commercial
services, access to quality public schools, public open spaces and recreational facilities,
transit, active transportation options, and civic amenities. An important element of this
complete neighborhood is that it will be designed at a walkable and bikeable human scale
to meet the needs of people of all ages and abilities. Figure 2 shows the vicinity near the
site.

The HB 4079 Pilot Project will allow Redmond to address unmet affordable housing
needs, and implement necessary protections from conversion to other uses. The site is
ideally located adjacent to employment lands where job growth is anticipated to further
increase demand for affordable housing.

City of Redmond 411 SW 9t Street Redmond, Oregon 97756
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|J.

Figure 2.

Thank you for the opportunity to submit our Pre-Application for the HB 4079 Pilot
Program. We look forward to working with you.

Deborak MeMakon

Deborah McMahon, Planning Manager

City of Redmond 411 SW 9th Street Redmond, Oregon 97756
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HB 4079 Pilot Program
Pre-Application Form S

Background

In 2016, the Oregon Legislature passed House Bill 4079 (HB 4079). HB 4079 aims to boost affordable
housing by allowing two cities to develop affordable and market rate housing on lands currently outside
urban growth boundaries (UGBs) without going through the normal UGB expansion process. LCDC has
adopted rules to implement HB 4079.

The rules, a webinar explaining the program, and more materials are available at
https://www.oregon.gov/LCD/Pages/HB4079pilotprogram.aspx

Please review the on-line materials carefully before completing this pre-application.
If you have questions, please contact us — we are eager to help you apply.

To be eligible for the program, you must submit a pre-application. After receiving pre-applications,
DLCD staff will contact each applicant to request any missing information and to provide advice on
submitting a complete and competitive final application.

The pre-application process is a chance for cities to indicate interest in the program and to obtain
input from the Department. We understand proposals may change between the pre-application and full
application.

Note: At least 30% of the total proposed housing units must be affordable. Affordable housing units
must be affordable to households earning no more than 80% of the area median income, or no more
than 100% of area median income for spaces in manufactured dwelling parks.

To Pre-Apply

To pre-apply, fill out the form below and attach the three attachments listed on page 3, creating a single
PDF.

Submit that PDF to gordon.howard@state.or.us by 11:59 PM,Fuesday-September5-2017 November 1,
2017 (new deadline).

Questions/Contact

Gordon Howard

Principal Urban Planner
gordon.howard@state.or.us
(971) 673-0964

HB 4079 Pilot Program Pre-Application — Page 1
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Pre-Application

The answer fields will expand as you type; it is fine for this form to expand to multiple pages.

City applying Contact phone

Redmond 541923-7724

Contact person name and title Contact e-mail

Deborah McMahon, Planning Manager deborah.mcmahon@ci.redmond.or.us

Site

General description of site location (attach site map) and name of site owner Total acreage (must be
50 or less):

Response: 40 Acres

40-acre parcel due north of NE Kingwood Avenue — Portion of large property
currently owned by Deschutes County addressed as 1002 NE 17" Street.

Project

Housing units

Proposed number and type of affordable housing units (at least 30% of total units). Estimated, with the
information known at this time.

Response:

At least 50% of the units will be affordable housing units. This equates to roughly 400 units where at least
200 would be affordable under the goals of the Pilot Project plus special emphasis on serving the 0-50%
AMI needs. The units will be organized and mixed with other housing types on the site to create a
complete neighborhood, including transportation choices and neighborhood amenities, etc.

Proposed number and type of market rate units, if any. Estimated, with the information known at this
time.

Response:

Redmond’s most significant need is for housing affordable to those earning no more than 50% area
median income — AMI. Our goal is to have a full range of affordable housing choices on the site with a
density of 8 — 30 units per acre. On this 40-acre parcel, we propose housing units from 400 square feet to
no more than 1500 square feet in size. This equates to roughly 400 units where at least 200 would be
affordable under the goals of the Pilot Project with special emphasis on serving the 0-50% AMI needs.
Again, special care in the design of the site will be required. We currently require new developments to
address a full range of housing choices and this project will also address this goal, including market rate
products. Housing choices will include detached cottages/small homes, accessory dwelling units, multi-
plexes, townhomes, and apartments. Market rate units will be mixed with other units to produce an
affordable age-in-place type of neighborhood — consistent with the City’s Great Neighborhood Principles.
We believe leveraging costs can provide active mode support and transit passes to each household to
encourage increased usage, including on-site bus stop with covered waiting shelters.

HB 4079 Pilot Program Pre-Application — Page 2
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Potential development partner(s)

Name(s) of company and contact information for developer(s), housing sponsors, and other project
partners, if known at this time (please contact potential partners prior to submitting this pre-application).

Response:

These entities have been contacted about the Pilot Program and have agreed to be potential partners:
HousingWorks — Tom Kemper, Executive Director tkemper@housing-works.org

Renaissance Companies - Nancy Kapp, President/CEO NJKapp@renaissancecos.us

Hayden Homes — Geoff Harris, Regional Director gharris@Hayden-Homes.com

Public facilities and services

Explain briefly how the pilot project site will be provided with public facilities and services, including fire
protection, streets and roads, mass transit, domestic water, sanitary sewers, parks, and recreation. List
utility providers and any special districts who would provide service.

Response:

The City of Redmond provides water, sewer, park systems, emergency services, and transportation
facilities to the site. Capacity is verified and available in all areas. Trails, and open space linkages will be
part of the site design.

Fire Hydrants are in Kingwood Avenue — buildings may go up to 75 feet in height.

Fire Protection is provided by the Redmond Fire District.

Mass Transit/Dial a Ride is provided by Cascades East Transit via COIC Central Oregon Intergovernmental
Council.

Recreation Services are provided by Redmond Area Parks and Recreation District.

Power is provided by Pacific Power or Central Electric Cooperative.

Natural Gas is provided by Cascade Natural Gas.

Cable is provided by BendBroadband.

Phone/Internet is provided by CenturyLink.

Waste Collection/Recycling is provided by High Country Disposal.

Redmond School District offers public education.

Attachments — please attach the following documents in PDF form

1. Map of site

2. Map of current land use designations and zoning of site and surrounding land within a minimum
half-mile radius.

3. Iftheland is zoned EFU or mixed farm/forest, documentation that the site does not include
high-value farmland under ORS 195.300. Some of the data is available on Oregon Explorer.

HB 4079 Pilot Program Pre-Application — Page 3
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Should you require assistance with this documentation, DLCD staff can assist you.

This should include:
a. Asoils map from the USDA Natural Resources Conservation Service or Soils Conservation Service
and corresponding soils capability class. Information from the Web Soils Survey should not be
submitted unless maps published before December 6, 2007 are unavailable.

Response: Attachment 3 provides data showing the project site soils are not classified as High
Value Farm Land.

b. If outside the Willamette Valley, documentation the land does not include land growing specified
perennials in the most recent aerial photography of the Agricultural Stabilization and
Conservation Service of the United States Department of Agriculture taken prior to December 6,
2007. Specified perennials means those grown for market or research purposes including, but
not limited to, nursery stock, berries, fruits, nuts, Christmas trees or vineyards but not including
seed crops, hay, pasture or alfalfa.

Response: Attachment 3 provides data showing the project site has never been used for
growing perennials.

c. If west of the summit of the Coast Range, documentation on whether the tract was used in
conjunction with a dairy operation on December 6, 2007.

Response: N/A because the site is east of the Coast Range

d. Documentation the site does not include land in an exclusive farm use zone or mixed farm and
forest zone that on June 28, 2007, was:
(A) Within the place of use for a permit, certificate or decree for the use of water for irrigation
issued by the Water Resources Department;
(B) Within the boundaries of a district, as defined in ORS 540.505; or
(C) Within the boundaries of a diking district formed under ORS chapter 551.

Response: Attachment 3 provides data showing the project site has never been within an
irrigation district boundary or decree for water by the Water Resources Department.

e. Documentation the land contains less than five acres planted in wine grapes.

Response: Attachment 3 provides data showing there have never been wine grapes grown on
the property.

f. Documentation the land is not in an exclusive farm use zone at an elevation between 200 and
1,000 feet above mean sea level, with an aspect between 67.5 and 292.5 degrees and a slope
between zero and 15 percent, and located within:

(A) The Southern Oregon viticultural area as described in 27 C.F.R. 9.179;
(B) The Umpqua Valley viticultural area as described in 27 C.F.R. 9.89; or
(C) The Willamette Valley viticultural area as described in 27 C.F.R. 9.90.

g. Documentation the land is not in an exclusive farm use zone and no more than 3,000 feet above
mean sea level, with an aspect between 67.5 and 292.5 degrees and a slope between zero and
15 percent, and located within:
(A) The portion of the Columbia Gorge viticultural area as described in 27 C.F.R. 9.178 that is
within the State of Oregon;
(B) The Rogue Valley viticultural area as described in 27 C.F.R. 9.132;

HB 4079 Pilot Program Pre-Application — Page 4
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(C) The portion of the Columbia Valley viticultural area as described in 27 C.F.R. 9.74 that is
within the State of Oregon;

(D) The portion of the Walla Walla Valley viticultural area as described in 27 C.F.R. 9.91 that is
within the State of Oregon; or

(E) The portion of the Snake River Valley viticultural area as described in 27 C.F.R. 9.208 that is
within the State of Oregon.

Response: Attachment 3 provides data showing the project site is greater than 3,000 feet above
sea level.

4. Optional: Any additional materials required for final qualification for the program (under the full
application) that you wish the Department to review at this time. For example, local measures
adopted to encourage affordable and needed housing within its existing urban growth
boundary.

Response:

Redmond seeks to boost its supply of affordable housing to address a dramatic need.
Redmond’s citizens have great difficulty finding housing with less than 80% of Area Median
Income. This imbalance can also negatively affect business owner decisions to locate in
Redmond further compounding the housing crisis as it relates to workforce housing. Redmond
is approved to be the location for large lot industrial lands so the ability to provide affordable
housing for workers is a key planning goal. The City’s ability to participate in the Pilot Program
will reduce time to market for needed housing and ensure that all other program goals will be
met. This is further supported by Deschutes County, economic development experts, and an
array of housing professionals in our community.

Redmond stands out as a city that can meet all the basic requirements described in the Pilot
Project Selection Overview. As compared to other cities, Redmond has access to a site uniquely
located in an area zoned EFU but also within the Eastside Framework Plan. Public facilities abut
the proposed project site and other services are within walking distance. Redmond plans to
exceed the minimum requirements for housing on the project site with at least 50% affordable
units. Most of these units will be for families earning 0-50% AMI. The proposed 40-acre project
outcomes will provide a substantial increase in opportunities for affordable housing and our
collaboration with Deschutes County will help to ensure affordability for many years.

Our final application will describe, in full detail, our current and proposed affordable and
needed housing measures. However, here are a few of the programs and processes we have in
place:

e Accessory Dwelling Units as outright permitted uses

Reduced review processes for duplex, tri-plex, and four-plexes
System Development Charge (SDC) Waivers for non-profits

Deferred SDC payment options

High Density Overlay programs

e Annexation requirements to provide needed housing

e Cottage Development and other techniques to allow reduced lot size
e Planned Unit Development Flexibility

e Continual Improvements to Community Development Block Grant Programs
e Great Neighborhood Principles requiring a mix of housing types

e  Public Amenities Planning

HB 4079 Pilot Program Pre-Application — Page 5
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dBMITTAL EXHIBIT 1

CITY OF REDMOND 411 SW 9t St.
Community Development Department Redmond, OR 97756
(541) 923-7721

Fax: (541) 548-0706

www.ci.redmond.or.us

Attachment 3:
Documentation- land is zoned EFU or mixed farm/forest, documentation that the site does not include
high-value farmland under ORS 195.300.

a.

Exhibit A: map shows the site is Redmond Sandy Loam soil which is not classified as high
value farmland. A soils map from the USDA Natural Resources Conservation Service or Soils
Conservation Service and corresponding soils capability class. Information from the Web Soils
Survey should not be submitted unless maps published before December 6, 2007 are
unavailable.
Exhibit B: If outside the Willamette Valley, documentation the land does not include land
growing specified perennials in the most recent aerial photography of the Agricultural
Stabilization and Conservation Service of the United States Department of Agriculture taken
prior to December 6, 2007. Specified perennials means those grown for market or research
purposes including, but not limited to, nursery stock, berries, fruits, nuts, Christmas trees or
vineyards but not including seed crops, hay, pasture or alfalfa.
NA: If west of the summit of the Coast Range, documentation on whether the tract was used in
conjunction with a dairy operation on December 6, 2007.
Exhibit D: Documentation the site does not include land in an exclusive farm use zone or mixed
farm and forest zone that on June 28, 2007, was:
(A) Within the place of use for a permit, certificate or decree for the use of water for
irrigation issued by the Water Resources Department;
(B) Within the boundaries of a district, as defined in ORS 540.505; or
(C) NA Within the boundaries of a diking district formed under ORS chapter 551.
Exhibit E: Documentation the land contains less than five acres planted in wine grapes.
Exhibit F & G: Documentation the land is not in an exclusive farm use zone at an elevation
between 200 and 1,000 feet above mean sea level, with an aspect between 67.5 and 292.5
degrees and a slope between zero and 15 percent, and located within:
(A) The Southern Oregon viticultural area as described in 27 C.F.R. 9.179;
(B) The Umpqua Valley viticultural area as described in 27 C.F.R. 9.89; or
(C) The Willamette Valley viticultural area as described in 27 C.F.R. 9.90.
Exhibit F & G: Documentation the land is not in an exclusive farm use zone and no more than
3,000 feet above mean sea level, with an aspect between 67.5 and 292.5 degrees and a slope
between zero and 15 percent, and located within:
(A) The portion of the Columbia Gorge viticultural area as described in 27 C.F.R. 9.178 that
is within the State of Oregon;
(B) The Rogue Valley viticultural area as described in 27 C.F.R. 9.132;
(C) The portion of the Columbia Valley viticultural area as described in 27 C.F.R. 9.74 that is
within the State of Oregon;
(D) The portion of the Walla Walla Valley viticultural area as described in 27 C.F.R. 9.91 that
is within the State of Oregon; or
(E) The portion of the Snake River Valley viticultural area as described in 27 C.F.R. 9.208 that
is within the State of Oregon.
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http://www.ci.redmond.or.us/

PRE-SUBMITTA

Legend

Application Site Soils Map

\:| Deschutes sandy loam, dry, 0 to 3 percent slopes

\:| Deschutes-Stukel complex, dry, 0 to 8 percent slope

\:| Houstake sandy loam, dry, 0 to 3 percent slopes

[ Pis

- Redmond sandy loam, 0 to 3 percent slopes

- Stukel-Rock outcrop-Deschutes complex, dry, 0 to 8 percent slopes

m Application Site

Urban Growth Boundary

&= city Limits

“-.k e .

0]
APPLICATION SITE SOILS MAP [ == | EXHIBIT
NE1/4, NE 1/4 OF SEC 15, T15S, R10E [ (] -Qr8s, | 1
]

CITY OF REDMOND 716 SW EVERGREEN AVENUE REDMOND OREGON 97756 PH. 541.923.7710




Exhibit B (a)

PRE-SUBMITTAL EXHIBIT 1

From: Willett, Kent - FSA, Tualatin, OR
To: Katie McDonald
Cc: Willett, Kent - FSA, Tualatin, OR; Bell, Amy - FSA, Redmond, OR; Kirsch, Cameron - FSA, Redmond, OR
Subject: RE: Documentation for HB4079
Date: Thursday, October 26, 2017 5:19:55 PM
Attachments: imaqge001.png
image003.png
imaqe004.png
image005.png

TRS Map as of 10262017.pdf

Katie,

The Farm Service Agency has no established records for the NE quarter of the NE quarter of T15 R13
S10 (see attached map). Since there are no established records for the 40 acre parcel we have no
acreage reporting data.

If you have any questions please feel free to give me a call.
Kent

Kent Willett

State Specialist

Farm Service Agency - Oregon State Office
7620 SW Mohawk St.

Tualatin, OR 97062-8121

Voice: (503) 404-1121

FAX: (855) 824-6185
kent.willett@or.usda.gov

This electronic message contains information generated by the USDA and is solely for the intended recipients. Any unauthorized
interception of this message or the use or disclosure of the information it contains may violate the law and subject the violator to civil or
criminal penalties. If you believe you have recorded this message in error, please notify the sender and delete the email immediately.

From: Katie McDonald [mailto:Katie.McDonald@ci.redmond.or.us]
Sent: Thursday, October 26, 2017 3:59 PM

To: Willett, Kent - FSA, Tualatin, OR <Kent.Willett@or.usda.gov>
Subject: RE: Documentation for HB4079

Hello Kent,

Thank you for assisting. The property is in the NENE section of 151310 and is a part of the larger
taxlot of 1513000000103.
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Katie McDonald | city of Redmond
Community Development Department Grant Coordinator/Assistant Planner

phone 541.923.7762

411 sW 9" Street Redmond, Oregon 97756
Online at WWW.CI.REDMOND.OR.US
http://www.ci.redmond.or.us/government/departments/community-development/community-

block-grant-program

From: Willett, Kent - FSA, Tualatin, OR [mailto:Kent.Willett@or.usda.gov]
Sent: Thursday, October 26, 2017 3:50 PM
To: Katie McDonald <Katie.McDonald@ci.redmond.or.us>

Cc: Willett, Kent - FSA, Tualatin, OR <Kent.Willett@or.usda.gov>; Bell, Amy - FSA, Redmond, OR
<amy.bell@or.usda.gov>; Kirsch, Cameron - FSA, Redmond, OR <cameron.kirsch@or.usda.gov>
Subject: RE: Documentation for HB4079

Hi Katie,

I will be assisting the Central Oregon FSA Office with your request. Could you give us a legal
description (township, range, section) of the land you are interested in.

Looking at the illustration below we hope to be able assist you. We need the additional information
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to be certain.
Call if you have any questions.
Kent

Kent Willett

State Specialist

Farm Service Agency - Oregon State Office
7620 SW Mohawk St.

Tualatin, OR 97062-8121

Voice: (503) 404-1121

FAX: (855) 824-6185

kent.willett@or.usda.gov

This electronic message contains information generated by the USDA and is solely for the intended recipients. Any unauthorized
interception of this message or the use or disclosure of the information it contains may violate the law and subject the violator to civil or
criminal penalties. If you believe you have recorded this message in error, please notify the sender and delete the email immediately.

From: Bell, Amy - FSA, Redmond, OR

Sent: Thursday, October 26, 2017 3:10 PM

To: Willett, Kent - FSA, Tualatin, OR <Kent.Willett@or.usda.gov>

Cc: Kirsch, Cameron - FSA, Redmond, OR <cameron.kirsch@or.usda.gov>
Subject: FW: Documentation for HB4079

Kent

Here is what the city of Redmond sent that | just called you on the request of information. Let me
know if you want me to ask her for anything additional before | respond.

Is/

Amy Bell

Program Technician
Central Oregon FSA

amy.bell@or.usda.gov
541-923-4358 ext. 2

541-699-3171 direct line
855-824-6183 fax

“USDA is an equal opportunity provider, employer, and lender.”

From: Katie McDonald [mailto:Katie.McDonald@ci.redmond.or.us]
Sent: Thursday, October 26, 2017 2:52 PM

To: Bell, Amy - FSA, Redmond, OR <amy.bell@or.usda.gov>
Subject: Documentation for HB4079
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Hello Amy,

We are working on the EFU documentation required for preapplication submittal for HB4079 and
need documentation for the following requirement:

b. If outside the Willamette Valley, documentation the land does not include land growing specified perennials in
the most recent aerial photography of the Agricultural Stabilization and Conservation Service of the United States
Department of Agriculture taken prior to December 6, 2007. Specified perennials means those grown for market or
research purposes including, but not limited to, nursery stock, berries, fruits, nuts, Christmas trees or vineyards but

not including seed crops, hay, pasture or alfalfa.

Any assistance you can provide for documentation is greatly appreciated. Here is a map of the
property (blue circle):

Thank you,
Katie
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Katie McDonald | city of Redmond

Community Development Department Grant Coordinator / Assistant Planner

phone 541.923.7762
email katie.mcdonald@ci.redmond.or.us

411 sw 9th st. Redmond, Oregon 97756

0 o WWW.CI.REDMOND.OR.US

Please consider the environment before printing this email.

DISCLOSURE NOTICE:
Messages to and from this email address may be subject to Oregon Public Records Law.
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PRE-SUBMITTAL EXHIBIT 1 EX h I b It E: 2016 Aeri al

LIMITATION OF LIABILITY.
There are no waraniies that accompany this product.

in no event shall the City of Redmond be liable t the customer or
any third party for errors, omissions of positional aceuracy of this
product, regarless of the form of claim or action
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PRE-SUBMITTAL EXHIBIT 1 EXh|b|t F & G: Elevation

LIMITATION OF LIABILITY.

There are no warraniies that accompany this product. p
n no event shall the City of Redmond be liable to the customer or |
any third party for errors, omissions of positional aceuracy of this
product, fegarless of the form of claim or action
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PRE-SUBMITTAL EXHIBIT 1

DEPARTMENT OF ADMINISTRATIVE SERVICES

DL AL (1 1] DLV A LD ]

P. O. Box 6005 * Bend, Oregon 97708-6005

1300 NW Wall Street, Suite 206 = Bend, Oregon 97708
(541) 388-6565 = FAX (541) 385-3202
www.deschutes org

October 31, 2017

Keith Witcosky, City Manager
City of Redmond

411 SW 9" Street

Redmond, OR 97756

RE: Response to City of Redmond Requests Regarding Affordable Housing
Development - Oregon House Bill 4079.

Dear Keith:

This response is on behalf of the Deschutes County Board of Commissioners to the City of
Redmond’s request for an endorsement of the City's pre-application submittal under State of
Oregon HB 4079, and the request for a donation of 40-acres of County owned land for the same
purpose — to develop affordable housing under the HB 4079 pilot program.

Upon reviewing your letter of October 215 and reviewing the aforementioned Bill, the
Commissioners discussed the requests at a work session yesterday. While acknowledging the
need and rationale for more affordable housing in Redmond (as described in your letter), and
offering full support for the City’s pre-application submittal for the HB 4079 pilot program, there
has not been ample opportunity to discuss how the land ownership would transfer from the
County to another party (possibly the City or a private developer). Factors such as the land
transfer being either a donation or discounted sale have not yet been fully explored. The
degree of affordable housing that would ultimately be developed (a minimum of 30% is required)
has not been discussed either. For example, if this were to be a donation of land or discounted
sale for such purposes (rather than a market rate sale), it may be appropriate to require a higher
threshold of affordable housing to be developed as part of the resulting project (possibly 40% to
50%). Additional factors, such as the suitability of the requested land for such development and
the possibility of adjacent privately owned properties also being considered or included, have
not been fully explored. We believe such factors need to be discussed by the County and City
in greater detail with regard to the factors listed herein and the application requirements listed in
the Bill. However, we have not had the opportunity to have such in depth discussions between
the time we got your letter and the pre-application deadline.

Please be assured that Deschutes County is fully supportive of the City's pre-application
submittal to the State under the affordable housing pilot program. We further endorse and
encourage the development of new affordable housing in the City of Redmond through the
allowances provided within HB 4079. If Redmond is ultimately chosen as the recipient under
the program, Deschutes County will continue to be supportive of the required UGB expansion

Enhancing the Lives of Citizens by Delivering Quality Services in a Cost-Lfjective Manner
Attachment C - 089



PRE-SUBMITTAL EXHIBIT 1

and the development of an affordable housing project as an important component of the
escalating positive growth Redmond has experienced over the past few years. As further
indication of such, we wish to continue discussions about the proposition of County owned land
being utilized for an affordable housing project, including specific parameters about the land
transfer (donation or sale), whether such transfer is to the City or a private party, and the
amount of affordable housing that will ultimately be developed (we encourage the development
of the greatest amount of affordable housing that is practical given design and infrastructure
considerations).

Please feel free to utilize this letter as part of your pre-application submittal for HB 4079. We
hope that this letter signifies to the State that Redmond has the full support of Deschutes
County in seeking approval under the pilot program, and stands ready to assist in any way,
including further discussions regarding possibly utilizing County owned property as described
herein.

Please feel free to contact me to discuss.

Sincerely,

e e

Tom Anderson
County Administrator

Cc: Board of County Commissioners
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PRE-SUBM TT E II
GUIDIN ESS FORWARD

ECONOMIC DEVELOPMENT INC.

October 30, 2017

Deborah McMahon, Planning Manager
City of Redmond

411 SW 9th Street

Redmond, OR 97756

RE: Pilot Project - HB 4079
Dear Deborah,

[ am writing in support of the City of Redmond’s application for a Pilot Project created by the
passage of Oregon House Bill 4079 to boost affordable housing by allowing Redmond to develop
affordable and market rate housing on lands currently outside urban growth boundary (UGB)
without going through the normal UGB expansion process.

The Bend-Redmond MSA is the top performing economy in the nation. The area is ranked 6th in
the country for population growth. Job growth has ranked 2nd and our 8.1% year-over-year
GDP growth was tied for 1st. More than 500 people are moving per month into the Central
Oregon region today. Redmond is at the geographic center of this activity.

This growth creates significant demand for housing which has escalated median prices at more
12% per year for the last several years. Keeping housing affordable is a recurring challenge in
Redmond. The program established under HB 4079 is a perfect fit to help establish a new built
environment of affordable housing through a multi-jurisdictional (City of Redmond and
Deschutes County) partnership to offer land at below market rate. Redmond Economic
Development, Inc. (REDI) is in support of this opportunity as the land being considered under
the pilot is immediately proximate to employment lands where a number of jobs in the area
require more affordable residential options.

REDI has been involved in business, workforce and community development in Central Oregon
for over 25 years. In addition to its traded sector business recruitment efforts, REDI has
provided technical support and resources to many of Redmond’s existing employers that account
for a large percentage of the community’s family wage jobs and taxable investment.

We thank you for the opportunity to share our perspective. If you have any questions regarding
our support or our remarks, please feel free to reach out to me directly.

Signature,

Jon Stark
Sr. Director
Redmond Economic Development, Inc.

P: 541-923-5223 | 411 SW 9th Street | Suite 203 | Redmond, OR 97756 | rediinfs.coim
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243 E. Antler Ave
Redmond, OR 97756-0100

CITY OF REDMOND

Engineering Department (541) 504-2002
Fax: (541) 923-4035

info@ci.redmond.or.us

www.ci.redmond.or.us

Affordable Housing Site - Availability of Utilities

TO: Deborah McMahon, Planning Manager
FROM: Mike Caccavano, City Engineer
DATE: May 18, 2018

The 40-acre site proposed for affordable housing located between NE 13" St., NE 17St.,
NE Kingwood Ave. and NE Negus Way is served by city sewer and water as well as the
transportation network. There are existing 12-inch diameter water and sewer lines in NE
Kingwood along the south boundary that can be extended into the site.

Water: A hydrant test in 2010 showed a static pressure of 77 psi with 2,221 gallons per
minute (gpm) flow at 74 psi from a 4%-inch port. The system will easily provide flow
exceeding the 1,500 gpm residential fire flow standard.

Sewer: The 12-inch sewer line in NE Kingwood is deep enough to serve most of the site
with gravity sewer. A pump station is needed to serve the northeast corner of the site
until the master planned Far East Sewer Interceptor is constructed. In accordance with
City of Redmond policy, the pump station would be operated and maintained by a
homeowner’s association.

The 12-inch sewer in NE Kingwood connects to an 8-inch sewer in NE 5" Street which
runs north to NE Negus. The 12-inch sewer has sufficient capacity to serve its’ sewer
basin at buildout along with the proposed 40-acre affordable housing development. The
8-inch sewer does not have sufficient capacity. Approximately 750 feet of 12-inch sewer
line will need to be installed to extend the line to the Eastside Sewer Interceptor.

A second option for sewer is in the City’s Wastewater Collection System Master Plan. A
12-inch line is proposed for NE Negus Avenue that would have the capacity and depth to
serve the entire affordable housing site with gravity sewer.

In summary, the existing sewer in NE Kingwood can provide service to initial phases

totaling 150 units of housing. The full development can be served either with:

e Construction of 750 feet of 12-inch sewer in NE Kingwood between NE 5" and the
Eastside Sewer Interceptor at a cost of approximately $150,000 and a pump station
to serve the northeast portion of the site at a cost of approximately $250,000.

e Construction of the master planned sewer in NE Negus Way at a cost of approximately
$850,000. Although this is the more expensive option, it provides a better long term
gravity sewer solution and is possible to funded with the existing loan from the DEQ
Clean Water State Revolving Fund Loan.
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Transportation: The street network in this area will provide good access to the site. On
the south side of the site, NE 15", 17" and Kingwood connect to NE Hemlock which
provides direct access to Highway 97 and connects to NE 9" Street, an arterial which
provides access to Highway 126 to the south and Highway 97 to the north. On the north
side, streets will connect to NE Negus which is a direct connection to shopping, the
medical district and the central part of Redmond.
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REVIEWED

LEGAL COUNSEL

For Recording Stamp Only

BEFORE THE BOARD OF COUNTY COMMISSIONERS OF DESCHUTES COUNTY, OREGON

A Resolution of Support for the City of

Redmond’s Application to DLCD Affordable * RESOLUTION NO. 2018-029
Housing Pilot Project Initiative *

WHEREAS, in 2016, the Oregon Legislature passed House Bill (HB 4079). The intent of HB 4079 is to
increase the development of affordable housing by allowing two cities, one of which can have a population over
25,000, to develop affordable and market rate housing on lands up to 50 acres currently outside urban growth
boundaries (UGBs) without going through the normal UGB expansion process; and

WHEREAS, among the State’s public policy goals are ensuring that affordable housing developed
through the initiative continues to be affordable for a period of at least 50 years; and

WHEREAS, this program is being managed by the Oregon Department of Land Conservation and
Development (DLCD); and

WHEREAS, increasing affordable housing is regional priority for Deschutes County and Central
Oregon, as well as being a goal ot the Redmond City Council; and

WHEREAS, in October 2017, the City of Redmond (City) submitted a pre-application for the
development of affordable housing on a 40-acre parcel east of Redmond which is owned by Deschutes County;
and

WHEREAS, the City was subsequently invited to submit a full application to DLCD which is due in
August 2018; and

WHEREAS, the City has assembled a development proposal which intended to mect and exceed the
affordability and other public policy requircments of the program and furthermore entered into partnership
agreements with housing developers who have expressed interest in various development concepts for the 40-
acre parcel; and

WHEREAS, the City has named this proposed housing development pilot project Skyline Village; and
WHEREAS, the application requires the governing body of the qualifying city (the City of Redmond) to
affirmatively state that if its pilot project is selected, the qualifying city shall: Implement the proposed concept

plan; and annex the pilot project site within two years of an acknowledged urban growth boundary amendment
which includes the site; and

PAGE 1 OF2 RESOLUTION 2018-029
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WHEREAS, the application also requires a resolution of support for the pilot project adopted by the
governing body of the county (Deschutes County) and other special districts which provide services on the land
in which the pilot projcet site is located, including fire, parks and transit; and

WHEREAS, the City has represented that it intends to submit the application for Skyline Village to
DLCD by August 1, 2018; and

WHEREAS, a decision by the State is expected to occur in fall 2018; and
WEHEREAS, if selected for the pilot project the City plans to pursue a master developer approach to
building out Skyline Village in a manner consistent with the application requirements and as prescribed in the

City’s application; and

WHEREAS, County Staff shall be invited to participate in the selection of the master developer and any
subsequent partnerships shall be done through any required public solicitation processes; now therefore,

BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS OF DESCHUTES
COUNTY AS FOLLOWS:

- SECTION 1. Consistent with Oregon Administrative Rules 660-039, Deschutes County directly
supports the submission of the Skyline Village application by the City of Redmond to DLCD.

BOARD OF COUNTY COMMISSIONERS
OF DESCHUTES COUNTY, OREGON
Dated this / / of oJu/ “. 2018

(NN

~Rsm<1 Vide Chive—""

TAMMY BANF?, Commgoner

PAGE 2 OF 2 RESOLUTION 2018-029
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REDMOND FIRE & RESCUE
RESOLUTION NO. 2018-06

RESOLUTION IN SUPPORT OF CITY OF REDMOND HOUSING APPLICATION TO THE
DLCD AFFORDABLE HOUSING PILOT PROJECT INITIATIVE.

WHEREAS, in 2016, the Oregon Legislature passed House Bill (HB 4079). The intent of HB 4079
is to increase the development of affordable housing by allowing two cities to develop affordable
and market rate housing on lands currently outside urban growth boundaries (UGBs) without
going through the normal UGB expansion process.

WHEREAS, among the State’s public policy goals are ensuring that affordable housing
developed through the initiative continues to be affordable for a period of at least 50 years.

WHEREAS, this program is being managed by the Oregon Department of Land Conservation
and Development (DLCD).

WHEREAS, increasing affordable housing is regional priority as well as being a goal of the
Redmond City Council.

WHEREAS, in October 2017, the City of Redmond (City) submitted a pre-application for the
development of affordable housing on a 40-acre parcel east of Redmond which is owned by
Deschutes County.

WHEREAS, the City was subsequently invited to submit a fult application to DLCD which is due in
August 2018.

WHEREAS, the City assembled a development proposal to reflect the affordability and other
public policy requirements of the program and furthermore entered into partnership agreements
with housing developers who have expressed interest in various development concepts for the
40-acre parcel.

WHEREAS, the City has named this proposed housing development pilot project Skyline Village.

WHEREAS, the application requires the governing body of the qualifying city (the City of
Redmond) to affirmatively state that if its pilot project is selected, the qualifying city shall:
Implement the proposed concept plan; and annex the pilot project site within two years of an
acknowledged urban growth boundary amendment which includes the site.

WHEREAS, the application also requires a resolution of support for the pilot project adopted by
the governing body of the county (Deschutes County) and governing bodies of other special
districts which provide services on the land where the pilot project is located including fire, parks,
mass transit and others.

WHEREAS, the City intends to submit the application for Skyline Village to DLCD by August 1,
2018.

WHEREAS, a decision by the State is expected to occur in fall 2018.
WHEREAS, if selected for the pilot project the City plans to pursue a master developer approach
to building out Skyline Village in a manner consistent with the application requirements and as

prescribed in the City’s application.

WHEREAS, the selection of the master developer and any subsequent partnerships shall be
done through any required public solicitation processes;
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NOW THEREFORE, BE IT RESOLVED BY REDMOND FIRE & RESCUE:

SECTION 1. Supports the submission of the Skyline Village application by the City of Redmond
to DLCD.

SECTION 2. This Resolution shall be effective upon adoption.

ADOPTED by the District Board and SIGNED by the Board President this 13th day of June 2018.

ATTEST: g( W é/\(

Diane Cox, District Recorder

Attachment C - 158



Redmond Area Park & Recreation District
Resolution #12 2017/18

Resolution in Support of City of Redmond Housing Application to the
DLCD Affordable Housing Pilot Project Initiative

WHEREAS, in 2016, the Oregon Legislature passed House Bill (HB 4079). The intent
of HB 4079 is to increase the development of affordable housing by allowing two cities
to develop affordable and market rate housing on lands currently outside urban growth
boundaries (UGBs) without going through the normal UGB expansion process.

WHEREAS, among the State’s public policy goals are ensuring that affordable housing
developed through the initiative continues to be affordable for a period of at least 50
years,

WHEREAS, this program is being managed by the Oregon Department of Land
Conservation and Development (DLCD).

WHEREAS, increasing affordable housing is regional priority as well as being a goal of
the Redmond City Council.

WHEREAS, in October 2017, the City of Redmond (City) submitted a pre-application
for the development of affordable housing on a 40-acre parcel east of Redmond which is
owned by Deschutes County.

WHEREAS, the City was subsequently invited to submit a full application to DLCD
which is due in August 2018.

WHEREAS, the City assembled a development proposal to reflect the affordability and
other public policy requirements of the program and furthermore entered into partnership
agreements with housing developers who have expressed interest in various development
concepts for the 40-acre parcel.

WHEREAS, the City has named this proposed housing development pilot project
Skyline Village.

WHEREAS, the application requires the governing body of the qualifying city (the City
of Redmond) to affirmatively state that if its pilot project is selected, the qualifying city
shall: Implement the proposed concept plan; and annex the pilot project site within two
years of an acknowledged urban growth boundary amendment which includes the site.
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WHEREAS, the application also requires a resolution of support for the pilot project
adopted by the governing body of the county (Deschutes County) and governing bodies
of other special districts which provide services on the land where the pilot project is
located including fire, parks, mass transit and others.

WHEREAS, the City intends to submit the application for Skyline Village to DLCD by
August 1, 2018.

WHEREAS, a decision by the State is expected to occur in fall 2013.
WHEREAS, if selected for the pilot project the City plans to pursue a master developer
approach to building out Skyline Village in a manner consistent with the application

requirements and as prescribed in the City’s application.

WHEREAS, the selection of the master developer and any subsequent partnerships shall
be done through any required public solicitation processes; now therefore,

BE IT RESOLVED BY THE REDMOND AREA PARKS AND RECREATION
DISTRICT:

SECTION 1. Supports the submission of the Skyline Village application by the City of
Redmond to DLCD.

SECTION 2. Effective Date. This Resolution shall be effective upon adoption.

Dated this 12th day of June 2018 by the Redmond Area Park and Recreation District
Board of Directors.

A

\Gha[ rotdn, Hayes

fording Secretary, Justine L am
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CITY OF REDMOND
RESOLUTION NO. 2018-20

A RESOLUTION OF SUPPORT FOR THE CITY OF REDMOND’S APPLICATION TO THE
OREGON DEPARTMENT OF LAND CONVSERVATION AND DEVELOPMENT FOR SKYLINE
VILLAGE — AN AFFORDABLE HOUSING PILOT PROJECT.

WHEREAS, in 2016, the Oregon Legislature passed House Bill 4079 (HB 4079). The intent of HB
4079 is to increase the development of affordable housing by allowing two cities to develop
affordable and market rate housing on lands currently outside urban growth boundaries (UGBS)
without going through the normal UGB expansion process; and

WHEREAS, among the State’s public policy goals are ensuring that affordable housing developed
through the initiative continues to be affordable for a period of at least 50 years; and

WHEREAS, this program is being managed by the Oregon Department of Land Conservation
and Development (DLCD); and

WHEREAS, increasing affordable housing is a regional priority as well as being a goal of the
Redmond City Council; and

WHEREAS, in October 2017, the City of Redmond (City) submitted a pre-application for the
development of affordable housing on a 40-acre parcel east of Redmond which is owned by
Deschutes County; and

WHEREAS, the City was subsequently invited to submit a full application to DLCD which is due
in August 2018; and

WHEREAS, the City has assembled a development proposal which is intended to meet and
exceed the affordability and other public policy requirements of the program and furthermore
entered into partnership agreements with housing developers who have expressed interest in
various development concepts for the 40-acre parcel; and

WHEREAS, the City has named this proposed 485-unit housing development pilot project Skyline
Village; and

WHEREAS, the application requires the governing body of the qualifying city (the City of
Redmond) to affirmatively state that if its pilot project is selected, the qualifying city shall: (A)
Implement the proposed concept plan; and (B) Annex the pilot project site within two years of an
acknowledged urban growth boundary amendment which includes the site; and

WHEREAS, the application also requires a resolution of support for the pilot project adopted by
the governing body of the county (Deschutes County) and other special districts which provide
services on the land in which the pilot project site is located including fire, parks, and transit; and
WHEREAS, applications are due to DLCD by August 18, 2018; and

WHEREAS, a decision by the State is expected to occur in fall 2018; and

WHEREAS, if selected for the pilot project the City plans to pursue a master developer approach

to building out Skyline Village in a manner consistent with the application requirements and as
prescribed in the City’s application; and
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WHEREAS, County staff shall be invited to participate in the selection of the master developer
and subsequent development partnerships for this land shall be done through any required public
solicitation processes.

NOW THEREFORE, BE IT RESOLVED THAT the Redmond City Council authorizes the
submission of the Skyline Village application to DLCD; and if Redmond’s pilot project is
selected, the City of Redmond will: (A) Implement the concept plan; and (B) Annex the pilot
project site within two years of an acknowledged urban growth boundary amendment to include
the site.

ADOPTED by the City Council and SIGNED by the Mayor this 10" day of July 2018.

/s/George Endicott
George Endicott, Mayor

ATTEST:

/s/Trish Pinkerton
Trish Pinkerton, Assistant to the City Recorder

Redmond Res. #2018-20 — Page 2
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CeYNELL

Everywhere
Central Oregon
Works

Council Board Resolution # 295

A resolution recognizing a partnership between Cascades East Transit and the City of Redmond to work
towards providing transit service to a proposed Affordable Housing Pilot Project being submitted by the
City of Redmond to the Oregon Department of Land Conversation and Development (DLCD)

WHEREAS, Cascades East Transit (CET) provides transportation services across Central Oregon;

WHEREAS, CET connects people to places through high-quality bus service which include fixed-routes
within Bend, city connectors throughout Central Oregon, recreational shuttles, and rural Dial-a-Ride
service for the public and Dial-a-Ride service for qualifying persons with disabilities and seniors who
qualify as low-income;

WHEREAS, CET services in Redmond, Oregon include the Community Connector fixed-schedule
service to Bend, Terrebonne, Prineville, Madras, Culver, Metolius, Warm Springs, La Pine and Sisters; a
dial-a-ride service (5 days per week, etc.) and the capital investment of a new transit hub/bus transfer
center;

WHEREAS, access to reliable and affordable transit is an important choice for commuters and Central
Oregonians to have;

WHEREAS, the City of Redmond is competing to be selected for an Affordable Housing Pilot Project
program managed by DLCD;

WHEREAS, the land specified in the City proposal is a 40-acre parcel on Redmond’s eastern border just
outside the City limits, owned by Deschutes County;,

WHEREAS, the application requires the City to provide an official resolution or other action of the
governing body providing mass transit stating that, if selected, mass transit service with at least eight
weekday trips in each direction within three-quarters of a mile of the project site, will be provided
concurrently with the development of affordable housing units;

WHEREAS, the application is due June 1, 2018 and a decision by the State is expected to occur in late
summer 2018;

WHEREAS, if selected for the pilot project the City shall have two years to annex the proposed property
into the Urban Growth Boundary;

334 NE Hawthoroe Avenue, Bend, OR 97701
(541) 548-8163 — Fax: (541) 923-3416
Office Locations: Bend, Klamath Falls, Lakeview, La Pine, Madras, Prineville, RedmoyAttachment C - 163




WHEREAS, CET and the City agree to work towards meeting the transit service requirements required
for the Redmond Pilot Project application;

WHEREAS, furthermore, should a fixed-route system become a part of the Redmond transit system then
a stop on the route will meet the frequency and distance requirements identified in the Pilot Project
application;

NOW, THEREFORE BE IT RESOLVED:

1.Central Oregon Intergovernmental Council in its role as the transportation service provider for _
Redmond, operating as Cascades East Transit, resolves to work with the City in assuring the provision of
public dial-a-ride service to the proposed 40 acre parcel and align with the current level of service, upon
the City annexing the parcel into the urban growth boundary and additionally work with the City to assure
required levels of service are met should a fixed route system be created in Redmond.

This Resolution adopted this 3rd day of May, 2018.

Signeg:

Wayne Fotding, Chairman 5
Central Oregon Intergovernmenta! Council

Attest:

D J |

Karen Friend, Executive Director
Central Oregon Intergovernmental Council
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COMPREHENSIVE

Bend-Redmond, Oregon

HOUSING MARKET ANALYSIS

U.S. Department of Housing and Urban Development | Office of Policy Development and Research | As of July 1, 2015

Housing Market Area

P .

Jefferson Wheeler
Linn

Crook

Lane

Deschutes

Harney
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The Bend-Redmond Housing Market
Area (hereafter, the Bend HMA) com-
prises Deschutes County, Oregon, and is
coterminous with the Bend-Redmond,
OR Metropolitan Statistical Area. The
HMA is the largest metropolitan area in
central Oregon and a hub for education
and health services. The principal city,
Bend, is bisected by the Deschutes River
and is approximately 20 miles east of
Mt. Bachelor, making the HMA a re-
gional destination for outdoor recreation
and tourism.
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Summary

Economy

The 12-month average, year-over-year
nonfarm payroll growth has exceeded
3.5 percent every month since June
2013, contributing to very strong eco-
nomic conditions in the Bend HMA.
Nonfarm payroll growth accelerated
during the 12 months ending June
2015, increasing by 3,800 jobs, or 5.7
percent, compared with an increase of
3,500 jobs, or 5.4 percent, during the
12 months ending June 2014. Non-
farm payrolls are expected to grow an
average of 3.8 percent, or 2,675 jobs,
each year during the 3-year forecast
period. Table DP-1 at the end of this
report provides employment data for
the HMA.

Sales Market

The sales housing market in the HMA
is slightly tight, with an estimated
2.0-percent vacancy rate, down from
4.2 percent in April 2010. New and
existing home sales were up 16 and

5 percent, respectively, during the 12
months ending May 2015 (CoreLogic,
Inc., with adjustments by the analyst).
Demand is estimated for 3,325 new
homes during the next 3 years (Table 1).
The 440 homes currently under con-
struction and a portion of the estimated
11,800 other vacant housing units
that will likely enter the market will
satisfy some of the forecast demand.

Rental Market

Rental housing market conditions in
the HMA are tight, with an estimated
7.0-percent vacancy rate compared with
10.9 percent in April 2010. Apartment
market conditions are very tight, with
an estimated vacancy rate of 2.6 percent,
while average asking rents increased

5 percent from the second quarter of
2014 to the second quarter of 2015
(Reis, Inc.). Demand is estimated for
1,100 new market-rate rental units dur-
ing the forecast period (Table 1). The
50 units currently under construction
and the 95 units that will begin con-
struction shortly will meet a portion
of the forecast demand.

Table 1. Housing Demand in the
Bend-Redmond HMA
During the Forecast Period

Bend-Redmond
HMA
Sales Rental
Units Units
Total demand 3,325 1,100
Under
construction 440 50

Notes: Total demand represents estimated
production necessary to achieve a balanced
market at the end of the forecast period.
Units under construction as of July 1, 2015.
A portion of the estimated 11,800 other
vacant units in the HMA will likely satisfy
some of the forecast demand. The forecast
period is July 1, 2015, to July 1, 2018.

Source: Estimates by analyst
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Economic Conditions

E conomic conditions in the
Bend HMA are very strong,
continuing the economic recovery that
began in the beginning of 2012, and
the rate of job growth is approaching
the pace of growth observed before
the national recession that began in
December 2007. From the end of
2002 through 2007, the HMA had

a strong economic expansion, with
nonfarm payrolls increasing by an
average of 3,400 jobs, or 5.6 percent,
annually, while the unemployment
rate averaged 6.3 percent. All sectors
of the economy were growing at a
healthy rate, but a few key sectors
contributed most to the economic ex-
pansion. The influx of new residents
resulted in a sharp increase in the
demand for residential construction,
increasing the demand for construc-
tion labor and wood products and for
healthcare services and retail trade.
Job growth was strong in the leisure
and hospitality sector as well, largely
a result of increased recreational tour-
ism to the HMA.

The effects of the subsequent national
recession and housing market collapse
were severe in the HMA, and, from

Table 2. 12-Month Average Nonfarm Payroll Jobs in the Bend-

Redmond HMA, by Sector

12 Months Ending Absolute  Percent

June 2014  June2015 Change Change
Total nonfarm payroll jobs 67,100 70,900 3,800 5.7
Goods-producing sectors 8,500 9,400 900 10.6
Mining, logging, & construction 4,200 4,800 600 14.3
Manufacturing 4,300 4,600 300 7.0
Service-providing sectors 58,600 61,600 3,000 5.1
Wholesale & retail trade 11,500 12,200 700 6.1
Transportation & utilities 1,400 1,600 200 14.3
Information 1,500 1,500 0 0.0
Financial activities 4,300 4,400 100 2.3
Professional & business services 7,500 8,200 700 9.3
Education & health services 10,700 11,400 700 6.5
Leisure & hospitality 10,300 10,700 400 3.9
Other services 2,400 2,400 0 0.0
Government 9,000 9,200 200 2.2

Notes: Numbers may not add to totals because of rounding. Based on 12-month

averages through June 2014 and June 2015.
Source: U.S. Bureau of Labor Statistics

the beginning of 2008 through 2010,
nonfarm payrolls declined by an
average of 3,500 jobs, or 5.1 percent,
annually, and the unemployment rate
spiked to an average of 12.3 percent.
Job losses were greatest in the mining,
logging, and construction sector as new
home construction slowed dramatically,
causing the demand for construction
labor to fall. The struggling housing
markets caused the demand for wood
products manufacturing to plummet,
which was largely responsible for
significant job losses in the manufac-
turing sector. In addition, the national
recession put substantial strain on
household finances, causing tourism
to slow, which negatively impacted
the leisure and hospitality sector.

After a year of stagnation during 2011,
economic conditions began to improve,
and modest job gains in several non-
farm payroll sectors led to a total
increase of 1,000 jobs, or 1.6 percent,
in 2012. The economic recovery
strengthened in 2013, and payrolls in-
creased by 3,000 jobs, or 4.8 percent.
The mining, logging, and construc-
tion sector led job growth because of
increased demand for construction
labor to meet the growth in the demand
for new homes. Notable job growth
occurred in the professional and busi-
ness services sector, mainly because
of hiring at call centers, and in the
leisure and hospitality sector as the
tourism industry started to recover.
Economic conditions remained strong
and job growth accelerated during

the 12 months ending June 2015, and
nonfarm payrolls increased by an
average of 3,800 jobs, or 5.7 percent,
to 70,900 jobs, compared with an
increase of 3,500 jobs, or 5.4 percent,
during the 12 months ending June
2014 (Table 2). The unemployment
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Economic Conditions cContinued

rate averaged 6.7 percent during the
12 months ending June 2015 compared
with 8.6 percent a year ago. Figure 1
shows trends in the labor force, resident
employment, and the unemployment
rate from 2000 through 2014.

The HMA is a popular destination
for outdoor recreation and tourism

Figure 1. Trends in Labor Force, Resident Employment, and Unemploy-
ment Rate in the Bend-Redmond HMA, 2000 Through 2014
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Source: U.S. Bureau of Labor Statistics

Figure 2. Current Nonfarm Payroll Jobs in the Bend-Redmond HMA,
by Sector

Government 13.0% Mining, logging, & construction 6.8%

Manufacturing 6.4%

Other services 3.4%

Wholesale & retail trade 17.2%
Leisure & hospitality 15.1%

Transportation & utilities 2.2%
~ Information 2.2%

N Financial activities 6.2%
Education & health services 16.1%

Professional & business services 11.5%

Note: Based on 12-month averages through June 2015.
Source: U.S. Bureau of Labor Statistics

Table 3. Major Employers in the Bend-Redmond HMA

Name of Employer Nonfarm Payroll Sector E‘;g}gg;g;
St. Charles Medical Center Education & health services 2,018
Sunriver Resort Leisure & hospitality 900
Mt. Bachelor Inc. Leisure & hospitality 756
IBEX Global Professional & business services 650
Central Oregon Community College Government 650
Bend Memorial Clinic Education & health services 619
Eagle Crest (Northview Hotel Group) Leisure & hospitality 530
Bright Wood Corp. Manufacturing 494
Les Schwab Tire Centers Wholesale & retail trade 482
JELD-WEN Development, Inc. Manufacturing 480

Note: Excludes local school districts.
Source: Moody’s

in the Pacific Northwest because of
its close proximity to Mt. Bachelor
and the Deschutes River, high desert
climate, and growing beer industry.
The leisure and hospitality sector is
the third largest sector in the econ-
omy, accounting for 10,700 jobs, or
15.1 percent of total nonfarm payrolls
(Figure 2), and includes two of the
largest employers in the HMA: Sun-
river Resort, with 900 employees, and
Mt. Bachelor, with 756 employees
(Table 3). After losing an average of
600 jobs, or 5.6 percent, annually
from the beginning of 2008 through
2009, the leisure and hospitality sector
added an average of 300 jobs a year,
or 2.7 percent, from the beginning of
2010 through 2013, when recreation
and tourism slowly began to return.
In the city of Bend, transient room
tax revenue declined more than 14
percent from 2008 to 2009 (data avail-
able back to fiscal year 2006-2007)
and increased only 1 percent in 2010
(Visit Bend). From 2011 through 2013,
transient room taxes increased an
average of 10 percent annually. Tour-
ism strengthened further in 2014, and
transient room tax revenue has reached
record highs each month since June
2014. In May 2015, transient room
taxes totaled $550,843, reflecting a
30-percent increase compared with
taxes collected in May 2014 (Visit
Bend). Summer is the peak season for
tourism, with an estimated average of
18,000 visitors on any given day com-
pared with 12,000 during the winter
months (RRC Associates, Inc. 2015
study). During the 12 months ending
June 2015, the increase in tourism

in the HMA contributed to the addi-
tion of 400 jobs, an increase of 3.9
percent, in the leisure and hospitality
sector compared with an increase of
500 jobs, or 5.0 percent, during the
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Economic Conditions cContinued

12 months ending June 2014. Growth
in this sector is expected to continue
as tourism increases. Furthermore,
multiple companies have plans to build
hotels in the near future, including
My Place Hotels of America, which
applied to build a $2.7 million, four-
story hotel in the city of Bend in
January 2016, and Braxton Develop-
ment, which plans to build a four-story
Springhill Suites, with construction
slated to begin in the spring of 2016.

The professional and business services
sector added 700 jobs, or 9.3 percent,
during the 12 months ending June
2015, tying with the education and
health services and the wholesale and
retail trade sectors for greatest gains
in nonfarm payrolls. Much of the job
growth in the professional and busi-
ness services sector can be attributed
to hiring at call centers in the HMA.
The sector was a source of job growth
during the 2002-t0-2007 period of eco-
nomic expansion, adding an average
of 500 jobs, or 8.1 percent, annually;
however, the national recession caused
sector payrolls to decline by an average

of 500 jobs, or 6.6 percent, each year
in 2008 and 2009. Sector payrolls
stagnated in 2011 and declined again
in 2012 by 100 jobs, or 1.5 percent.
The sector recorded modest growth in
2013, adding 400 jobs, or 6.0 percent,
followed by an increase of 800 jobs,
or 11.3 percent, in 2014. Job growth
in the sector is expected to continue
during the forecast period, because
IBEX Global, the fourth largest em-
ployer in the HMA, announced plans
to hire 450 employees at its call center
by the fall of 2015.

The HMA is the largest metropolitan
area in central Oregon, making it

a regional center for education and
healthcare services. The education
and health services sector has doubled
in size since 2000, growing more than
any other nonfarm payroll sector
(Figure 3), and currently accounts for
slightly more than 16 percent of total
nonfarm payrolls in the HMA. Dur-
ing the 12 months ending June 2015,
sector payrolls increased by 700 jobs,
or 6.5 percent, compared with an
increase of 500 jobs, or 4.9 percent,

Figure 3. Sector Growth in the Bend-Redmond HMA, Percentage Change, 2000 to Current
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Note: Current is based on 12-month averages through June 2015.
Source: U.S. Bureau of Labor Statistics

Attachment C - 168



Economic Conditions cContinued

during the previous 12 months. Most
of the growth can be attributed to
hiring at local hospitals and healthcare
clinics and to an increase in ambula-
tory services, because of increased de-
mand from strong population growth.
The education and health services
sector is the only sector that did not
lose jobs during the most recent eco-
nomic downturn. From 2000 through
2013, sector payrolls increased by an
average of 400 jobs, or 5.1 percent,
annually. Growth in this sector is pro-
jected to continue during the forecast
period as the population continues to
grow and age and as the demand for
healthcare services increases.

Wholesale and retail trade is the
largest nonfarm payroll sector in the
economy, comprising 12,200 jobs, or
17.2 percent of total nonfarm payrolls
in the HMA. During the 12 months
ending June 2015, sector payrolls gained
700 jobs, or 6.1 percent, compared
with an increase of 300 jobs, or 2.9
percent, during the 12 months ending
June 2014. Employment in this sector
is affected by improvements in other
core industries of the economy, because
it depends heavily on consumer confi-
dence and spending habits, which have
improved greatly since 2011. From
the beginning of 2002 through 2007,
the wholesale and retail trade sector
increased by an average of 400 jobs,
or 4.0 percent, annually; however, the
economic recession caused consumer
spending and population growth to
slow dramatically, and sector payrolls
declined by an average of 600 jobs,

or 4.8 percent, annually from the
beginning of 2008 through 2010. Job
gains in the wholesale and retail trade
sector are anticipated to continue dur-
ing the forecast period as economic
conditions and population growth
remain strong.

The mining, logging, and construc-
tion sector has been one of the fastest
growing sectors since the economic
recovery began in 2011, despite being
one of the most significantly affected
sectors during the recent economic re-
cession. During the 12 months ending
June 2015, the mining, logging, and
construction sector increased by 600
jobs, or 14.3 percent, compared with
an increase of 700 jobs, or 18.8 per-
cent, during the previous 12 months;
90 percent of sector payrolls are at-
tributed to the construction subsector.
Strong population and economic
growth led to a sharp increase in the
demand for new homes and construc-
tion labor from the beginning of 2002
through 2006, and, during that time,
sector payrolls increased by an aver-
age of 800 jobs, or 12.8 percent, annu-
ally, nearly doubling in size to a peak
of 8,400 jobs in 2006. As the HMA
subsequently began to feel the effects
of the national recession, residential
construction slowed significantly, as
did the demand for construction labor,
and sector payrolls fell by 200 jobs, or
2.4 percent, in 2007, before declining
by an average of 2,100 jobs, or 29.3
percent, each year in 2008 and 2009.
Sector payrolls continued to decline
in 2010 and 2011, but at a slower
rate, averaging a loss of 500 jobs, or
11.7 percent, annually. Sector payrolls
remained unchanged in 2012, before
adding 600 jobs in 2013. Job growth
in the mining, logging, and construc-
tion sector is expected to continue
during the forecast period because

of increased demand for new homes.

During the forecast period, nonfarm
payrolls are expected to increase by
an average of 2,675 jobs, or 3.8 per-
cent, annually, with the growth rate
slowing during the forecast period
to a more sustainable level, because,
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Economic Conditions cContinued

Population and Households

although economic conditions are

strong, job growth is not expected to
return to prerecession levels. The lei-
sure and hospitality and the mining,

logging, and construction sectors are
expected to lead job growth during
the next 3 years.

T he population of the Bend
HMA is estimated at 169,600,
reflecting an average annual growth
rate of 1.4 percent, or 2,250, since
2010, with net in-migration account-
ing for slightly more than 80 percent
of the growth, or 1,850 people each
year (Figure 4). From July 2000 to
July 2008, population growth in the
HMA averaged 3.7 percent, or 4,825
people, annually (Census Bureau popu-
lation estimates, as of July 1). During
this time, net in-migration averaged
4,225 people each year and comprised
88 percent of overall population growth.
As the rate of homebuilding activity
accelerated during this time to meet
the increased demand, which resulted
from strong population growth, job
growth in the construction industry
attracted new households to the HMA,
which, in turn, encouraged further new
home construction. The HMA is also

Figure 4. Components of Population Change in the Bend-
Redmond HMA, 2000 to Forecast
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Notes: The current date is July 1, 2015. The forecast date is July 1, 2018.
Sources: 2000 and 2010—2000 Census and 2010 Census; current and forecast—

estimates by analyst

a popular destination for retirees
because of its relatively low cost of
living, outdoor recreation, and other
quality-of-life factors. As a result,
service-related industries in the HMA,
such as healthcare services and retail
trade, expanded to serve the increase
in population, which resulted in even
stronger labor market conditions, in-
ducing further net in-migration from
jobseekers.

The effects of the national recession
were severe in the HMA, and popula-
tion growth decreased to 2,300 people,
or 1.5 percent, from July 2008 to July
2009. Rapidly declining home prices
and homebuilding activity led to a
quick downturn in construction indus-
try payrolls and in the number of new
people moving to the HMA who had
been attracted to strong hiring in the
industry. The recession had similar,
but milder, effects on other service-
providing sectors, including the leisure
and hospitality sector and retail trade
subsector. Economic and housing mar-
ket conditions subsequently worsened
further, and, from July 2009 to July
2012, population growth fell to an
average of 980 people a year, or 0.6
percent; only 45 percent of the growth
resulted from net in-migration. Popu-
lation growth rebounded in 2012, when
labor market conditions improved and
tourism began to recover, boosting net
in-migration and population growth.
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From July 2012 to July 2014, the
population increased by an average of
3,125, or 1.9 percent, a year; close to
90 percent of the growth was attribut-
able to net in-migration. The popula-
tion of the HMA is forecast to reach
179,000 by July 1, 2018, increasing by

Figure 5. Number of Households by Tenure in the Bend-
Redmond HMA, 2000 to Current
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Note: The current date is July 1, 2015.

Sources: 2000 and 2010—2000 Census and 2010 Census; current—estimates by

analyst

Figure 6. Population and Household Growth in the Bend-
Redmond HMA, 2000 to Forecast
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an average of 3,125, or 1.8 percent,
annually. Net in-migration is expected
to account for 90 percent of the total
estimated growth.

An estimated 69,550 households reside
in the HMA, reflecting an average an-
nual increase of 1,050 households, or
1.6 percent, since 2010. By comparison,
from 2000 to 2010, when population
growth was stronger as a result of
strong economic conditions and in-
creased net in-migration, especially
from retirees, the number of house-
holds in the HMA increased by an
average of 1,850 households, or 3.5
percent. An estimated 63.7 percent of
current households, or 44,300 house-
holds, are homeowners and the remain-
ing 25,250 are renter households. The
homeownership rate has declined since
2010, when 65.8 percent of households
were homeowners; the decline is the
result of weaker sales housing market
conditions, stricter lending practices,
and a shift in household preferences
toward renting. Figure 5 shows the dis-
tribution of households in the HMA
by tenure for 2000, 2010, and the
current date. As employment and
financial conditions improve and net
in-migration increases, household
growth is expected to increase by an
average of 1,375 households, or 1.9
percent, a year during the 3-year fore-
cast period, reaching 73,650 house-
holds by July 1, 2018. Figure 6 shows
population and household growth
trends from 2000 to the forecast date.
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Housing Market Trends

Sales Market

The sales housing market in the Bend
HMA is slightly tight, with an estimated
2.0-percent vacancy rate as of July 1,
2015, down from 4.2 in April 2010. The
decline in vacancies reflects a signifi-
cant increase in the demand for homes
and a decline in the available inven-
tory of homes for sale. In June 2015,
the inventory of for-sale homes ranged
from a 1.3-month supply of entry level
homes with a sales price of less than
$200,000 up to a 3.7-month supply of
homes priced between $650,000 and
$1 million compared with a 1.3- and
6.7-month supply of for-sale inventory
in June 2014, respectively (Sotheby’s
International Realty).

During the 12 months ending May
2015 (the most recent data available),
sales of existing single-family homes,
townhomes, and condominiums (here-
after, existing homes) totaled 5,150,
up 5 percent compared with sales dur-
ing the 12 months ending May 2014,
marking the most existing home sales
since 2006 (CoreLogic, Inc., with
adjustments by the analyst). Existing
home sales peaked from the beginning
of 2002 through 2005, when an average
of 7,175 homes sold annually. Sales
began to decline in 2006 when the
demand for homes slowed, and, from
the beginning of 2006 through 2008,
existing home sales declined at an
average annual rate of 22 percent, to a
low of 2,075 home sales in 2008. The
market for existing home sales began
to recover in 2009 and 2010, and sales
increased at an average annual rate

of 16 percent, to 3,800 sales. Sales
declined 5 percent in 2011, to 3,600
existing homes sold, but improved
quickly, increasing an average of 18
percent each year in 2012 and 2013,
to 5,050 homes sold. Despite the

declining sales volume in 2006 and
2007, the average sales price of an
existing home continued to increase
an average of 16 percent, to a high of
$357,200, but subsequently dropped
14 percent in 2008, to $308,400, when
the demand for homes fell substantially
as a result of the national economic
downturn and housing market crisis.
Market conditions continued to worsen,
and the decline in sales prices accele-
rated to an average annual rate of

16 percent from the beginning of
2008 through 2010, to a record low
of $208,400, nearly 40 percent lower
than the peak sales price in 2007. The
average sales price stabilized in 2011,
when economic condition began to
improve, increasing 1.0 percent to
$210,300. The average sales price
increased further in 2012 and 2013, by
an average of 12 percent each year, to
$263,400, as the demand for homes
continued to increase, and the available
inventory of homes for sale declined.

The foreclosure crisis significantly
impacted the HMA, causing a sharp
increase in the number of seriously
delinquent loans (loans 90 or more
days delinquent or in foreclosure) and
real estate owned (REQO) properties,
but conditions improved recently.

The delinquency rate peaked in April
2010, when a total of 33,750 loans, or
10.9 percent of all home loans, were
seriously delinquent or transitioned
into REO status compared with a low
of 1.4 percent in January 2008 (data
available beginning in 2008; Black
Knight Financial Services, Inc.). The
rate of home loans that were seriously
delinquent or had transitioned into
REO status declined to 2.7 percent

in June 2015, down from 3.8 percent
in June 2014. By comparison, during
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the same time, the state delinquency
rate declined from 4.1 to 3.5 percent,
and the national rate declined from
4.9 to 4.1 percent. REO home sales
averaged 1,425 annually from 2009
through 2011, accounting for 42 per-
cent of all existing home sales (Core-
Logic, Inc., with adjustments by

the analyst). By contrast, from 2000
through 2008, approximately 95 REO
homes sold annually, accounting for
only 1 percent of existing home sales.
As the economy and sales market
conditions began to improve, REO
home sales declined, averaging 600
sales a year in 2013 and 2014. During
the 12 months ending May 2015, ap-
proximately 320 REO homes sold
compared with 250 during the previous
12 months, accounting for 6 percent
of all existing home sales. Although
REO sales have generally declined,
they still put significant downward
pressure on the average sales price of
existing homes. By comparison, during
the 12 months ending May 2015, the
average sales price of an REO home
was $194,100, approximately 33 per-
cent less than a regular resale home.

The market for new single-family
homes, townhomes, and condominiums
(hereafter, new homes) has improved
since 2011, after 6 consecutive years
of decline, in response to improving
economic conditions and increased
population growth. During the 12
months ending May 2015, new home
sales increased 26 percent, to 840
homes, the most new homes sold
since 2007. New home sales peaked
from the beginning of 2002 through
2006, when economic and population
growth was strongest and an average
of 2,000 new homes sold annually.
Although 2006 was a strong year for
new home sales, it marked the begin-
ning of the decline, down 30 percent

from the volume of new home sales in
2005. New home sales declined rapidly
as the economy began to weaken, fall-
ing by an average of 37 percent a year
from the beginning of 2007 through
2011, to a low of 200 homes sold.
The market for new homes followed
a similar trend to the market for exist-
ing homes, and, as economic condi-
tions began to improve in 2011, new
homes sales increased; during 2012
and 2013, an average of 540 new
homes sold each year, reflecting an
average annual increase of 230 new
home sales, or 34 percent, each year.
The average sales price for a new
home during the 12 months ending
May 2015 increased 6 percent, to
$304,300. By contrast, prices increased
an average of 15 percent a year from
the beginning of 2002 through 2007,
peaking in 2007 at approximately
$393,300. Prices began to decrease
with the onset of the national reces-
sion, and, from the beginning of 2008
through 2010, the average price declined
an average of 21 percent annually,
reaching a low of $243,100. As the
economy began to improve, an in-
crease in demand, coupled with a
limited supply of new homes, caused
prices to increase; from the beginning
of 2011 through 2013, the average sales
price increased an average of 5 percent
annually, to $277,200 (CoreLogic, Inc.,
with adjustments by the analyst).

Although single-family home con-
struction activity, as measured by
the number of single-family homes
permitted, remains significantly
below prerecession levels, building
activity has improved significantly
since 2012 as a result of improving
economic conditions and access to
mortgage credit (Figure 7). During
the 12 months ending June 2015,
approximately 1,350 single-family
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Figure 7. Single-Family Homes Permitted in the Bend-Redmond HMA,

2000 to Current

e & I @ F b %
O QO Q' N QO O N
P P > P

Notes: Includes townhomes. Current includes data through June 2015.
Sources: U.S. Census Bureau, Building Permits Survey; estimates by analyst

homes were permitted, up 6 percent
from the number of homes permitted
during the 12 months ending June
2014 (preliminary data). Single-family
construction activity was strong from
2003 through 2005, when builders
responded to rapidly increasing sales
prices and increased demand, and an
average of 3,875 single-family homes
were permitted annually. Single-family
permitting remained elevated in 2006,
when 3,325 permits were issued, al-
though the level of permitting was
down 21 percent from 2007, marking
the beginning of the downward trend
that preceded the housing market
crisis. As a consequence, new home
construction fell further, and single-
family permitting declined almost 50
percent, to 1,575 homes permitted in
2007. As the effects of the national re-
cession worsened, permitting dropped
further, and an average of 500 single-
family homes were permitted a year
from 2008 through 2011, declining at
an average annual rate of 29 percent.
As the economy continued to recover,
new home construction rebounded
increasing by 62 percent in 2012, to
790 single-family homes permitted, and
increasing by another 62 percent in
2013, when 1,350 single-family homes
were permitted.

Numerous subdivisions in the HMA
have new homes for sale, and nearly
all new construction is concentrated
in the city of Bend. Some of the sub-
divisions with the most new home
sales in 2015 include Mirada, with 20
new home sales at an average sales
price of $307,300; The Bridges at
Shadow Glen, with 19 new home
sales and an average sales price of
$358,900; and Tetherow, which has
sold 15 new homes since the beginning
of 2015, with an average sales price
of $368,600. In addition, NorthWest
Crossing is a large, planned community
that includes an elementary and high
school; since 2005, this development
has sold more than 460 new homes,
22 of which have been sold since the
beginning of 2015, with an average
sales price of $514,500.

During the 3-year forecast period, de-
mand is expected for 3,325 new homes,
with demand evenly distributed annu-
ally during the 3-year forecast period.
The 440 homes currently estimated to
be under construction and a portion
of the 11,800 other vacant units that
may reenter the market will satisfy some
of the demand (Table 1). Demand is
expected to be greatest in the $200,000-
t0-$349,999 price range (Table 4).
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Table 4. Estimated Demand for New Market-Rate Sales Housing in
the Bend-Redmond HMA During the Forecast Period

Price Range ($) Units of Percent

From To Demand of Total
150,000 199,999 500 15.0
200,000 249,999 660 20.0
250,000 299,999 830 25.0
300,000 349,999 660 20.0
350,000 399,999 330 10.0
400,000 499,999 170 5.0
500,000 and higher 170 5.0

Notes: The 440 homes currently under construction and a portion of the estimated
11,800 other vacant units in the HMA will likely satisfy some of the forecast demand.
The forecast period is July 1, 2015, to July 1, 2018.

Source: Estimates by analyst

Rental Market

Rental housing market conditions in
the Bend HMA are currently tight,
with an estimated vacancy rate of

7.0 percent, down from 10.9 percent
in April 2010 (Figure 8). Although

a 7.0-percent vacancy rate typically
suggests a balanced or slightly soft
market, the Bend HMA rental market
is neither balanced nor slightly soft. The
HMA has a relatively high number of
vacation rentals, which have a tendency
to result in a higher-than-average bal-
anced market vacancy rate. The market
tightened rapidly in 2010 and 2011
because of weak labor market condi-
tions, stricter lending standards, and a
shift in household preferences toward
renting brought on by the foreclosure
crisis, all of which contributed to a
decrease in the homeownership rate
and an increase in the demand for

Figure 8. Rental Vacancy Rates in the Bend-Redmond HMA,

2000 to Current

1207 10.4

2000

10.9

2010 Current

Note: The current date is July 1, 2015.

Sources: 2000 and 2010—2000 Census and 2010 Census; current—estimates by analyst

rental units. Conditions continued

to tighten from 2012 through 2014,
despite an increase in the inventory
of rental units from the conversion of
REO homes to rental units. Approxi-
mately 49 percent of the rental market
consisted of single-family units in 2013,
up from 45 percent in 2010 (Census
Bureau); because some of these units
are seasonal, they are not in direct
competition with the apartment market.
The rental market for single-family
homes is very tight, with an estimated
vacancy rate of 1.9 percent in 2014
compared with 2.6 percent in 2013
(Central Oregon Rental Owners
Association Annual survey).

The apartment vacancy rate in the
HMA was estimated at 2.6 percent in
the second quarter of 2015, relatively
unchanged from the second quarter
of 2014 (Reis, Inc.). By comparison,
the apartment vacancy rate was 3.8
percent in 2012 (data available only
since 2012). From the second quarter
of 2014 to the second quarter of 2015,
the average asking rent increased

5 percent, to $767, and rents averaged
$667 for one-bedroom units, $774

for two-bedroom units, and $898 for
three-bedroom units. By comparison,
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from the second quarter of 2013 to
the second quarter of 2014, the aver-
age asking rent increased 4 percent.

Multifamily construction, as meas-
ured by the number of multifamily
units permitted, has generally improved
since the 2009-through-2011 period
(Figure 9) in which multifamily permit-
ting was lower than during any other
3-year period since the late 1980s. Ap-
proximately 80 multifamily units were
permitted in the HMA during the 12
months ending June 2015 compared

with 110 units during the previous 12
months (preliminary data). Multifam-
ily construction activity peaked from
the beginning of 2003 through 2005,
when an average of 700 multifamily
units were permitted annually. Although
multifamily construction activity re-
mained elevated, 2004 was the start of
the slowdown, and, from the beginning
of 2006 through 2011, multifamily
permitting declined at an average an-
nual rate of 55 percent to a low of
only two multifamily units permitted
in 2011. Condominiums accounted
for approximately 17 percent of all
multifamily construction from the
beginning of 2000 through 2007, or
an average of 45 units each year. As

a result of the housing market crisis
and the shift in household preferences

Figure 9. Multifamily Units Permitted in the Bend-Redmond HMA,
2000 to Current
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Notes: Excludes townhomes. Current includes data through June 2015.
Sources: U.S. Census Bureau, Building Permits Survey; estimates by analyst

toward renting, condominium con-
struction halted; none have been built
since 2007.

An estimated 50 multifamily units are
currently under construction, and a
95-unit project, Boulder Pointe, will
begin construction in the fall of 2015.
Some of the financial constraints that
kept developers from building in the
HMA have subsided, making the
market more attractive.

Nearly all multifamily construction in
the HMA is concentrated in the city
of Bend. The most recently completed
market-rate rental project in the HMA
was the 104-unit Sage Springs in 2014,
comprising all two-bedroom units,
which were entirely leased before the
building was complete (asking rents
were not publically available). The
Parks at Eastlake, a 40-unit apartment
complex with rents affordable to house-
holds earning 50 to 60 percent of the
Area Median Income, began preleasing
in mid-June 2015 and received more
than 150 applications within a day for
the 16 units that will be complete by
the beginning of July.

During the 3-year forecast period, de-
mand is estimated for 1,100 market-rate
rental units in the HMA (Table 1).
Demand is expected to be strongest
in the first and second years of the
forecast period because very limited
new construction has resulted in pent-
up demand, and then moderate in the
third year, when supply and demand
become more balanced. The 50 units
currently under construction and the
95 units that will begin construction
shortly will likely meet a portion

of that demand. Table 5 shows the
demand for new market-rate rental
housing in the HMA by rent level

and number of bedrooms.
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Table 5. Estimated Demand for New Market-Rate Rental Housing in the Bend-Redmond HMA
During the Forecast Period

One Bedroom Two Bedrooms Three or More Bedrooms
Monthly Gross Units of Monthly Gross Units of Monthly Gross Units of
Rent ($) Demand Rent ($) Demand Rent ($) Demand
760 to 959 400 950 to 1,149 500 1,350 to 1,549 100
960 or more 45 1,150 or more 55 1,550 or more 10
Total 440 Total 550 Total 110

Notes: Numbers may not add to totals because of rounding. The 50 units currently under construction will likely satisfy
some of the estimated demand. The forecast period is July 1, 2015, to July 1, 2018.

Source: Estimates by analyst

Data Profile

Table DP-1. Bend-Redmond HMA Data Profile, 2000 to Current

Average Annual Change (%)
2000 2010 Current 2000 to 2010 2010 to Current
Total resident employment 58,778 69,995 76,150 1.8 1.9
Unemployment rate 5.3% 13.8% 6.7%
Nonfarm payroll jobs 53,000 61,200 70,900 1.4 3.3
Total population 115,367 157,733 169,600 3.2 14
Total households 45,595 64,090 69,550 3.5 1.6
Owner households 32,971 42,160 44,300 2.5 0.9
Percent owner 72.3% 65.8% 63.7%
Renter households 12,624 21,930 25,250 5.7 2.7
Percent renter 27.7% 34.2% 36.3%
Total housing units 54,583 80,139 84,200 3.9 0.9
Owner vacancy rate 2.3% 4.2% 2.0%
Rental vacancy rate 10.4% 10.9% 7.0%
Median Family Income $41,500 $63,500 $59,700 4.3 -15

Notes: Numbers may not add to totals because of rounding. Employment data represent annual averages for 2000, 2010,
and the 12 months through June 2015. Median Family Incomes are for 1999, 2009, and 2013. The current date is July 1,
2015.

Sources: U.S. Census Bureau; U.S. Department of Housing and Urban Development; estimates by analyst
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Data Definitions and Sources

2000: 4/1/2000—U.S. Decennial Census

2010: 4/1/2010—U.S. Decennial Census
Current date: 7/1/2015—Analyst’s estimates
Forecast period: 7/1/2015-7/1/2018—Analyst’s

estimates

The metropolitan statistical area definition in this
report is based on the delineations established by
the Office of Management and Budget (OMB) in
the OMB Bulletin dated February 28, 2013.

Demand: The demand estimates in the analysis
are not a forecast of building activity. They are
the estimates of the total housing production
needed to achieve a balanced market at the end
of the 3-year forecast period given conditions on
the as-of date of the analysis, growth, losses, and
excess vacancies. The estimates do not account
for units currently under construction or units in

the development pipeline.

Other Vacant Units: In the U.S. Department of
Housing and Urban Development’s (HUD’s)
analysis, other vacant units include all vacant
units that are not available for sale or for rent.
The term therefore includes units rented or sold
but not occupied; held for seasonal, recreational,
or occasional use; used by migrant workers; and
the category specified as “other” vacant by the

Census Bureau.

Building Permits: Building permits do not neces-
sarily reflect all residential building activity that
occurs in an HMA. Some units are constructed or
created without a building permit or are issued

a different type of building permit. For example,
some units classified as commercial structures are
not reflected in the residential building permits.
As a result, the analyst, through diligent fieldwork,

makes an estimate of this additional construction activity.
Some of these estimates are included in the discussions
of single-family and multifamily building permits.

For additional data pertaining to the housing market
for this HMA, go to huduser.gov/publications/pdf/
CMARtables_Bend-RedmondOR_15.pdf.

Contact Information

Holi Weaver, Economist
Seattle HUD Regional Office
206-220-5291
holi.m.woods-weaver@hud.gov

This analysis has been prepared for the assistance and
guidance of HUD in its operations. The factual informa-
tion, findings, and conclusions may also be useful to
builders, mortgagees, and others concerned with local
housing market conditions and trends. The analysis
does not purport to make determinations regarding the
acceptability of any mortgage insurance proposals that
may be under consideration by the Department.

The factual framework for this analysis follows the
guidelines and methods developed by HUD’s Economic
and Market Analysis Division. The analysis and findings
are as thorough and current as possible based on informa-
tion available on the as-of date from local and national
sources. As such, findings or conclusions may be modi-
fied by subsequent developments. HUD expresses its
appreciation to those industry sources and state and local
government officials who provided data and information
on local economic and housing market conditions.

For additional reports on other market areas, please go to
huduser.gov/portal/ushmc/chma_archive.html.
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Bend-Redmond, Oregon

Quick Facts About Bend-Redmond

By Holi Weaver | As of May 1, 2015
Current sales market conditions: slightly tight.

~ Overview

Current apartment market conditions: very

tight. The Bend-Redmond metropolitan area, which is conterminous with
Deschutes County, Oregon, is the largest metropolitan area in cen-
_The city of Bend has more breweries per tral Oregon and a regional hub for education and health services.
capita than any other city in Oregon, including The principal city, Bend, is bisected by the Deschutes River and
Deschutes Brewery, which ranked seventh on is approximately 20 miles east of Mt. Bachelor, making the area a
the 2014 list of 50 largest U.S. craft breweries regional destination for outdoor recreation and tourism. From July
by sales volume (Brewers Association). 2013 to July 2014, the population in the Bend-Redmond metro-
politan area increased 2.7 percent, making it the seventh fastest
growing metropolitan area in the nation (U.S. Census Bureau).

* Population growth in the metropolitan area was strongest from
July 2004 to July 2006, averaging 7,200 people, or 5.2 percent,
a year because of strong economic conditions and an influx of
retirees to the area. Net in-migration accounted for an average of
6,450 people a year, or 90 percent of the growth during that time.

* As the effects of the 2007-t0-2009 national recession began to
affect the local construction and tourism industries, net in-
migration slowed, causing population growth to decrease to an
average of 4,325 people, or 2.9 percent, a year from July 2006
to July 2008. Subsequently, economic conditions worsened
further, and from July 2008 to July 2012 population growth
slowed to an average of 1,225 people, or 0.8 percent, a year;
only 60 percent of the growth resulted from net in-migration.

continued on page 2
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annual increase of 5,100 people, or 3.0 percent, since July 2014.
An estimated 4,700 people, or 92 percent of the growth, resulted

© HUD PDSR Housing Market Profiles
* Asof May 1, 2015, the population in the Bend-Redmond metro-
politan area was estimated at 174,600, reflecting an average

continued from page 1
e Population growth rebounded sharply in 2012 as economic and
housing market conditions improved, boosting net in-migration.
From July 2012 through July 2014, the population increased by
an average of 4,321, or 2.6 percent, a year; nearly 91 percent of
from net in-migration.

the growth was attributed to net in-migration.
the fastest growing sector since the economic recovery began,

adding an average of 800 jobs, or 20.0 percent, a year in 2013

and 2014. By contrast, the sector was the worst hit during the
national recession, losing an average of 1,000 jobs, or 21.0 per-
cent, annually from 2007 through 2011 and stagnating in 2012,

Economic Conditions
Nonfarm payroll growth has exceeded 3.0 percent annually since
the first quarter of 2012, contributing to strong economic conditions
in the Bend-Redmond metropolitan area, although nonfarm payrolls

remain 3.0 percent below the peak level of jobs recorded in 2007.
mainly because of a sharp decline in new home construction.

e Strong economic conditions and population growth in the metro-
politan area led to an increase in consumer confidence, leading

to more spending on goods and services. The wholesale and
retail trade sector led job growth, increasing 8.0 percent, or by

900 jobs, 800 of which were in the retail trade subsector. The

During the 3 months ending April 2015—
education and health services sector followed, increasing by
continued on page 3

¢ Nonfarm payrolls increased by 3,800 jobs, or 5.7 percent, to
70,500 jobs compared with the number of jobs a year earlier.
During the 3 months ending April 2014, nonfarm payrolls increased

by 3,800 jobs, or 6.1 percent, from the same period in 2013.
700 jobs, or 6.4 percent.

¢ Increased residential construction was largely responsible for
Year-Over-Year Change

payroll gains in the mining, logging, and construction sector of
500 jobs, or 12.2 percent, the highest rate of job growth in the
metropolitan area. In terms of growth rates, the sector has been
Year-over-year nonfarm payroll growth has exceeded 5 percent since January 2014 in the Bend-Redmond area.
3 Months Ending
April 2014 April 2015 Absolute Percent
(thousands) (thousands) (thousands)
Total nonfarm payrolls 66.7 70.5 3.8 5.7
Goods-producing sectors 8.4 9.1 0.7 8.3
Mining, logging, and construction 41 4.6 0.5 12.2
Manufacturing 4.3 4.5 0.2 4.7
Service-providing sectors 58.3 61.4 3.1 5.3
Wholesale and retail trade 11.3 12.2 0.9 8.0
Transportation and utilities 1.4 1.6 0.2 14.3
Information 1.5 1.6 0.1 6.7
Financial activities 4.2 4.3 0.1 2.4
Professional and business services 7.5 8.1 0.6 8.0
Education and health services 10.9 11.6 0.7 6.4
Leisure and hospitality 9.9 10.1 0.2 2.0
Other services 2.3 2.4 0.1 4.3
Government 9.4 9.5 0.1 1.1
(percent) (percent)
9.2 6.3

Unemployment rate
Note: Numbers may not add to totals because of rounding.
Source: U.S. Bureau of Labor Statistics
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continued from page 2

¢ The unemployment rate declined to 6.3 percent, down from 9.2
percent during the same period a year ago because resident
employment growth of 3,825, or 5.3 percent, significantly out-
weighed labor force growth of 1,625, or 2.1 percent.

The metropolitan area is a regional destination for outdoor recrea-
tion and tourism in the Pacific Northwest because of its proximity
to Mt. Bachelor and the Deschutes River, high desert climate, and
growing beer industry. After declining from 2007 through 2009, the
leisure and hospitality sector added an average of 300 jobs a year
from 2010 through 2014 and, during the 3 months ending April 2015,
sector payrolls increased further, adding 200 jobs, an increase of
2.0 percent from the 3 months ending April 2014. Currently, the lei-
sure and hospitality sector is the third largest sector in the economy,
accounting for 10,100 jobs, or 14.3 percent of total nonfarm pay-
rolls, and includes two of the largest employers in the metropolitan
area—Sunriver Resort, with 900 employees, and Mt. Bachelor Inc.,
with 756 employees. Tourism has strengthened in the metropolitan
area in the past year, with record high transient room tax revenue
(data available back to fiscal year 2006-07) each month since April
2014. In March 2015, transient room taxes totaled $478,850, re-
flecting an increase of 37 percent compared with taxes collected in
March 2014 (Visit Bend). Summer is the peak season for tourism,
with an estimated average of 18,000 visitors on any given day, com-
pared with 12,000 during the winter months (RRC Associates, Inc.
2015 study).

Sales Market Conditions

Sales housing market conditions in the Bend-Redmond metropolitan
area are currently slightly tight with an estimated sales vacancy rate
of 2.0 percent, down from 4.2 percent in April 2010. Strong employ-
ment and population growth during the past 3 years contributed to
increased demand for single-family homes that led to a decline in
the inventory of homes for sale. Combined, these two factors put
substantial upward pressure on sales prices. From March 2012 to
March 2015 (most recent data available), the average sales price of
an existing single-family home, townhome, or condominium (hereafter,
existing home) increased 17 percent, and the average sales price
of a new single-family home, townhome, or condominium (hereafter,
new home) increased 37 percent. In April 2015, a 2.4-month supply
of homes was available for sale, down from a 2.8-month supply in
April 2014 (Central Oregon Association of Realtors®).

¢ During the 12 months ending March 2015, approximately 5,025
existing homes sold, up 1 percent from the same period a year
earlier. By comparison, existing home sales peaked from 2003
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The Bend-Redmond area has recovered faster than
the Northwest region and the nation despite suffering
a much steeper decline in nonfarm payrolls during the
recession.
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Largest employers in the Bend-Redmond area
Name of Emplover Nonfarm Number of
ploy Payroll Sector Employees
St. Charles Medical Center  Education and health services 2,018
Sunriver Resort Leisure and hospitality 900
Mt. Bachelor Inc. Leisure and hospitality 756

Note: Excludes local school districts.
Source: Moody’s economy.com

through 2006 at an average of 7,275 homes sold each year. The
foreclosure crisis had a significant effect on the metropolitan area
and, from 2006 through 2009, existing home sales fell an average
of 34 percent each year before reaching a low in 2009 of 2,500
homes sold (CorelLogic, Inc., with adjustments by the analyst).

* Approximately 850 new homes sold during the 12 months ending
March 2015, up 25 percent from the same period a year ago. By
comparison, new home sales peaked in 2005 and 2006, when
an average of 2,625 homes sold each year.

¢ During the 12 months ending March 2015, the average sales
price of an existing home increased nearly 8 percent, to $286,600,
and the average sales price of a new home was up 4 percent, to
$297,000, the highest average sales prices recorded since 2009.

* The percentage of seriously delinquent loans (90 or more days
delinquent or in foreclosure) and real estate owned (REO) prop-
erties declined steadily from a high of 10.9 percent in April 2010
to 2.9 percent in April 2015 (Black Knight Financial Services, Inc.).

continued on page 4
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continued from page 3

Although single-family home construction activity, as measured by
the number of single-family homes permitted, remains significantly
below prerecession levels, building activity has increased since
2009 as a result of improving economic conditions and access to
mortgage credit.

¢ During the 3 months ending April 2015, 330 single-family homes
were permitted, a 3-percent decline compared with the 340 homes
permitted during the 3 months ending April 2014 but a 20-percent
increase from the number of homes permitted during the 3 months
ending April 2013 (preliminary data).

The rate of growth in sales prices for new and exist-
ing homes in the Bend-Redmond area has slowed as
the supply and demand for homes began to converge.

New home sales prices
- Existing home sales prices
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Source: CorelLogic, Inc., with adjustments by the analyst

The percentage of seriously delinquent loans and
REO properties in the Bend-Redmond area has
declined 8 percentage points since 2010.

As of May 1, 2015

e Single-family construction activity was strongest from 2004
through 2006, when builders responded to rapidly increasing
sales prices and increased demand and an average of 3,375
single-family homes were permitted annually. Subsequently,
single-family permitting declined nearly 50 percent, to 1,575
single-family homes permitted in 2007. As the effects of the
national recession worsened, single-family permitting dropped
further, and an average of 515 single-family homes a year were
permitted from 2008 through 2012.

The rate of growth in home sales in the Bend-
Redmond area stabilized during the past year.
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Single-family building activity in the Bend-Redmond
area has increased as builders have responded to
increasing prices and sales volume.
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Apartment Market Conditions

The apartment market in the Bend-Redmond metropolitan area is * The Parks at Eastlake Village, a 40-unit apartment complex with
currently very tight. Demand for apartments and other rental units rents affordable to households earning 50 to 60 percent of the

has increased steadily since 2010 because the effects of the fore- Area Median Income, began preleasing in mid-June and received
closure crisis caused a shift in household preferences towards renting. more than 150 applications within a day for the 16 units that will

During the first quarter of 2015— be finished by the beginning of July 2015.

¢ More than 1,000 multifamily units are in various stages of plan-

¢ The apartment vacancy rate was estimated at 2.6, down from
ning and development in the metropolitan area, all proposed in

2.9 percent during the first quarter of 2014 (Reis, Inc.).

the city of Bend.
* The average asking rent was $762, reflecting a 5-percent increase
from a year earlier, and rents averaged $664 for one-bedroom In the Bend-Redmond area, increased demand for
units, $767 for two-bedroom units, and $915 for three-bedroom rental units, coupled with very limited new construction,
units (Reis, Inc.). By comparison, from the first quarter of 2013 has caused apartment market conditions to tighten.
to the first quarter of 2014, the average asking rent increased Asking rent
4 percent, to $727 (Reis, Inc.). E’ 4%. 6.0 —\acancy rate 09 ,g
e The market is tightest for units built since 2000, which have no 3 o /\ 3]
: : oc 50 28 @
vacancies and an average asking rent of $816, nearly 7 percent 5 / \ Rel
higher than the overall market average. Conversely, units built %2 4.0 2.7 &
from 1980 to 1989 have the highest vacancy rate, estimated § ‘© 30 \v/\ 06 :>>,
at 5.1 percent, with an average asking rent of $690, nearly 10 S g \_/ S
percent less than in the overall market (Reis, Inc.). § S zg\(’b Q\‘v 3 & 3 o 2 9 0\502-5 §
Multifamily construction activity, as measured by the number of units O\;I/ Q'\Q/ Qq/q/ O(bq/ O@/ Q'\Q/

permitted, has generally improved since the 2009-through-2011
period, when permitting was lower than during any other 3-year
period since the late 1980s.

Source: Reis, Inc.

Multifamily construction in the Bend-Redmond area

e Approximately 70 multifamily units were permitted in the Bend- has fluctuated greatly during the past 10 years but
Redmond metropolitan area during the 12 months ending April increased compared with the record-low levels from
2015 compared with 110 units permitted during the previous 2009 through 2011.

12 months (preliminary data). -

* Multifamily construction activity peaked from 2003 through 2005, % 250
when an average of 700 multifamily units were permitted annually. g 200
Although multifamily construction activity remained elevated, 2004 @2 150
was the start of the slowdown and, from 2006 through 2011, g 100
multifamily permitting declined at an average annual rate of 55 =
percent to a low of only 2 multifamily units permitted in 2011. E 50

¢ Nearly all the multifamily construction in the metropolitan area is 3 0 o Q > O Q N9 WO ™ )
concentrated in the city of Bend. = ‘?9Q (?90 Q/QQ Q/QQ 09\ Q/Q\ ‘29\ Q/Q\ (?9\ 09\

Note: Includes preliminary data from January 2015 through April 2015.
Source: U.S. Census Bureau, Building Permits Survey
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The authors are grateful for the insight and information shared with us by members of the Bend-
Redmond community during our interviews. We are also indebted to Roger Lee and his team at
Economic Development for Central Oregon for their introductions and other forms of valuable
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Regional Performance Over Time
Case Study: The Bend-Redmond, Ore., Metropolitan Statistical Area

Jessica Jackson, Joe Lee, Michael C.Y. Lin, and Minoli Ratnatunga

1 Introduction

How a region copes with economic challenges is as important to its long-term prosperity as how it grows
in good times. These challenges come in many forms—a drop in demand for a region’s core export,
increased competition from abroad, or the loss of a major employer, for example. Although local leaders
may anticipate some of them, regions cannot prevent or prepare for every potential risk to their
economic base. Certain regions, such as the Bend-Redmond metropolitan statistical area (MSA) in
Oregon, have been able to rebound more quickly from an economic downturn than their peers. What
factors contributed to this revival, and are they unique to the region? Or are there approaches that
could be adopted in peer cities? Examining the shared characteristics and strategies of resilient
economies may offer insight into the practices that support sustained prosperity.

The Milken Institute has tracked and evaluated the success of metropolitan areas in its annual Best-
Performing Cities (BPC) index since 1999, highlighting the urban regions that are outperforming peers on
key measures of economic health, including total employment and wage growth.! Our scale includes a
mix of one- and five-year indicators to capture recent momentum as well as achievement in the medium
term. Building on the Best-Performing Cities index, the “Regional Performance Over Time” series of
reports examines what sets resilient cities apart.

In an earlier paper,? we grouped cities with similar industrial profiles using a cluster analysis and
evaluated performance over time on the Best-Performing Cities index within groups. This approach
unveiled trends within each group and identified cities that outperformed their peers through the
business cycle. These regions were noted as being worthy of further investigation to understand what
enabled them to weather the same external shocks more effectively.

The Bend-Redmond MSA was grouped with other Retreats, our term for bedroom communities, travel
destinations, and retirement havens characterized by concentrations in the leisure, hospitality, retail,
and, to a lesser extent, construction industries. Like its peers, the Bend-Redmond MSA has benefited
from the natural beauty of its setting, attracting tourists and residents interested in outdoor recreation
to the region. Situated in central Oregon, east of the Cascade mountain range, its high desert location
yields more dry days than the Oregon coast,? drawing in vacationers from Portland and beyond. A
portion of these visitors choose to make a permanent move, citing the lifestyle, the landscape, schools,
and home prices as reasons for leaving more expensive coastal metros. The Bend-Redmond region has
seen significant net in-migration, with its population growing by 50 percent between 2000 and 2015,
although the pace slowed during the Great Recession.* As in other Retreats, the housing market
declined significantly between 2007 and 2011,> and employment in the construction industry waned—
driving down the metro’s rankings in the BPC index.

Unlike its peers, the Bend-Redmond MSA recovered quickly. The precipitous drop from placing in the
top three best-performing small cities between 2005 and 2008 to its low of 147 in 2011 (Figure 1) was
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mirrored by St. George, Utah, and Naples- Figure 1 Milken Institute Best-Performing Cities ranking for Bend-Redmond
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ability to recover faster than its peers, and
indeed outperform every other small metro on our most recent index, this case study aims to illuminate
the characteristics, choices, and strategies that contributed to its revival. While some of the strategies
might be applicable only to a subset of U.S. metros—fellow Retreats with similar assets or smaller
locales—others might be relevant to a broader set of cities. This case study, based on interviews, site
visits, and independent research, is the first in a series by the Milken Institute examining the resilience
of cities. The “Regional Performance Over Time” research aims to use the experiences behind the
numbers to offer decision-makers in peer regions a suite of best practices to consider as they pursue
robust, sustained prosperity for their communities.
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2 Population, In-Migration, and Growth

One of the defining characteristics of the Bend-Redmond MSA is its population growth of recent
decades, fueled primarily by in-migration. The composition of the community has changed as it has
expanded, as have the core industries. Understanding the scale of this growth is necessary to appreciate
the opportunities and risks the region faces as it tries to manage its effects.

The long-term population trend in the Bend-Redmond MSA is upward. Growth slowed in the 1980s, but
the population has increased rapidly since the early 1990s, though it stalled during the last recession.
Starting in 2011, the region gradually regained momentum, and the population reached 175,268 in 2015
(Figure 2).

Figure 2 Total population and population growth in Bend-Redmond MSA, 1970-2015
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An examination of the migration statistics from the past decade (Figure 3) reveals that the net migration
pattern is largely in line with population growth, confirming that the growth of this region can be
primarily attributed to the inflow of migrants.
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Figure 3 Migration and net migration to the Bend-Redmond MSA, 2006-2015
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Over the last decade, the majority of in-migrants to the Bend-Redmond region have been of working
age, belonging to the 25-to-64 age bracket (Figure 4). The percentage of in-migrants under 18 peaked in
2012 at 32 percent, plummeting to 12 percent in 2013 and steadily climbing back since then. The fact
that the in-migrant cohort consists mainly of children under 18 and working-age people suggests that
this region serves as a solid base for raising families. Older adults (65-plus) accounted for 6 percent to 11
percent of in-migrants to this metro during the decade. Although the share of college-age (18 to 24) in-
migrants shrank in 2014 and 2015, accounting for approximately 10 percent of in-migrants, the Oregon
State University (OSU) Cascades campus, which began offering a four-year degree in late 2015, may
attract more college-age people to the region.

Figure 4 Age profile of in-migrants to Bend-Redmond MSA, 2006-2015
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When it comes to educational attainment among in-migrants, few have arrived with less than a high
school diploma in the last decade and more possessed bachelor’s or master’s degrees (Figure 5). In
addition, the proportion of in-migrants with at least a bachelor’s degree surpassed that of the total
population in 2015. Overall, the educational level of people who moved to this region has risen.

Figure 5 Educational attainment of in-migrants aged 25 and above in Bend-Redmond MSA
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2.1 Key findings: population, in-migration, and growth
Regional characteristics Potential impact on resilience \
Significant in-migration driving population growth e  Growing workforce
Increasing strain on infrastructure
Need to manage growth to maintain assets
Higher educational attainment among migrants e Talent to staff high-skill industries
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3 Building on Strengths: Key Industries

Characterized as a Retreat economy, the Bend-Redmond MSA was booming leading up to the recession
and hit hard once the national economy took a turn for the worse. Retreat-based industries are often
thought to be made up of luxury goods and services, suggesting that it should be difficult to recover
when consumer confidence is low and disposable incomes are hurting. However, the Bend-Redmond
area’s regionally unique characteristics and efforts to diversify its economy pulled the metro out of its
decline quickly relative to peers.

3.1 Tourism

Bend-Redmond is exceptional, even in Oregon, in that its natural geography lends itself to a multitude of
recreational activities that attract tourism while the MSA remains isolated from larger cities. Home to
Mount Bachelor, Deschutes National Forest, and a handful of golf courses, the region offers skiing,
snowboarding, hiking, golfing, cycling, rock climbing, and even white-water rafting. This means even
during a downturn Oregonians might trade in their plans for out-of-state or out-of-country vacations for
a trip to Bend. Then when the economy improves, Bend is able to attract more interstate and
international travelers again. For this reason, the MSA’s tourism-related industries boom in the good
times and are less affected during downturns. Even in recession years, employment in the arts,
entertainment, and recreation industry grew 3.67 percent, putting it in the top five most recession-proof
industries for employment.® During recovery years Bend’s accommodation and food services industry
saw 32.49 percent employment growth, evidencing speedy gains.®

Bend’s concentration in the tourism-related industries has remained extremely steady for 25 years. In
1981, tourism-related GDP accounted for 6.01 percent of the Bend-Redmond MSA’s GDP and today that
share is 6.11 percent, and those years
in between have seen little variation.
Maintaining this share of GDP

Figure 6 Redmond Municipal Airport deplanements, 2006-2015
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deplanements in 2006 to 19,355 in

2009. After the recession,

deplanements boomed with a 22.92 percent rise from 2009 to 2015. The final year of that period saw
23,792 deplanements.®
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3.2 Construction

Tourism in this MSA also has a catalytic effect on the housing market. Some current residents report
visiting the area as tourists before relocating permanently. In the years leading up to the Great
Recession, the population of central Oregon was booming and housing prices were inflating amid robust
demand. Construction was following suit, and in 2006 the construction industry accounted for 11.66
percent of Bend-Redmond employment. Once the housing bubble burst and the recession intensified,
the housing market plummeted. By 2012, the construction industry accounted for only 4.93 percent of
the area’s employment.! GDP from construction took a massive hit, sliding from close to $710 million in
2006 to approximately $265 million in 2011.?

The housing market recovered, and then the construction industry, but construction employment data
suggest more caution this time. In 2015, construction accounted for 7.06 percent of the MSA’s
employment, and the industry’s GDP was $404.5 million.'® The construction industry’s downfall during
the recession and employment rebound afterward put it among Bend'’s top five for being worst hit and
for post-recession growth (shown in Table 1 and Table 2).

Table 1 Five Bend industries hit worst by recession

2009 Non-farm Percent change in
Industry
employment employment 2006-2009

Mining, quarrying, and oil and gas extraction 61 -57.17
Construction 3,938 -51.75
Manufacturing 3,958 -35.49
Real estate and rental and leasing 1,779 -19.50
Logging 98 -16.49

Sources: U.S. Bureau of Labor Statistics (BLS): Current Employment Statistics (CES), Quarterly Census of Employment and Wages
(QCEW); Moody's Analytics.

Table 2 Five Bend industries with largest post-recession growth

2015 Non-farm Percent change in
Industry
employment employment 2009-2015

Warehousing, storage, and transportation 1,378 64.67
Accommodation and food services 9,555 32.49
Construction 5,210 32.30
Educational services 877 28.39
Health care and social assistance 10,863 27.75

Sources: U.S. Bureau of Labor Statistics (BLS): Current Employment Statistics (CES), Quarterly Census of
Employment and Wages (QCEW); Moody's Analytics.

3.3 Health care

Located in the center of the state, Deschutes County serves as the health-care hub for much of rural
Oregon as well as the more populated Bend-Redmond MSA. The health-care and social assistance
industry has long been a major employer in the area. The industry continued to grow, though at a
slower rate, during the recession years, proving to be more resistant than many other fields. After the
recession, the industry’s job growth landed it in the top five for post-recession expansion, as Table 2
shows. In 2015 the industry was responsible for 14.72 percent of the metro’s employment, making it
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vital to central Oregon’s economy as well as the health of the region’s people.'* Health-care and social
assistance GDP has been on an upswing since 2010 and accounted for 12.72 percent of the Bend-
Redmond MSA’s GDP.»®

3.4 Manufacturing

Mirroring national trends, manufacturing’s share of the area’s overall employment declined from the
1980s through the Great Recession. However, that metric seemed to bottom out in 2010 and has made
gains through 2015. After losing 35.49 percent of its jobs from 2006 to 2009, manufacturing has seen a
significant rebound from 2009 to 2015. The industry was responsible for 6.64 percent of the Bend-
Redmond MSA’s employment in 2015.1® Real GDP for manufacturing related to metals has done
particularly well since 2010 and maintained a steady growth rate.'” This corroborates information that
many locals shared about new and growing plants in the city of Redmond. Though advanced metals-
related production seems to be in a nascent stage where employment is concerned, this part of the
manufacturing industry seems poised for more growth with Redmond’s relative abundance of available
developable land and emerging industry cluster. Leaders such as BasX and PCC Schlosser are likely to
attract more knowledge, funding, and companies to the area.

3.5Beverage manufacturing

Home to Deschutes Brewery, central Oregon has created a stronghold for beer-making. Though the
beverage industry suffered a severe drop in employment in 2007 and 2008, the industry saw dramatic
growth in 2009 and after.!® Beverage manufacturing GDP has also been booming since 2010, growing a
massive 77.27 percent in 2013 and remaining in the double digits since.'® In parallel, local job growth in
the field far surpassed that at the state and national levels from 2011 to 2015. The industry’s share of
overall employment during those years burgeoned 159.2 percent, while beverage jobs in Oregon and
the nation expanded their shares by 46.77 percent and 16.34 percent, respectively.®

3.6 Technology

Industry rooted in technology found a new home in Bend after the recession as well. Ranking second in
the number of high-tech industries in the Milken Institute’s 2016 “Best-Performing Cities” small city
index, Bend offers a wide range of services related to the field. Focusing on energy, there is H2
PowerTech, with more than 200 patents so far. Bend Research works in pharmaceutical delivery and
development and boasts many patents as well, while G5 concentrates on data-driven marketing. Many
Bendites attribute the area’s speedy economic recovery to the entrepreneurial initiative of its people.
Out of that inventive and resourceful culture came a startup ecosystem with many tech-based firms.
Though not all tech labor needs are currently met by the local workforce, the new four-year OSU
Cascades is making strides to satisfy this demand. Meanwhile, startups attract tech talent from outside

the region by offering a rewarding life-work balance (Section 6).

3.7 Biotechnology

The newest focus of tech sector development is biotechnology. Having already attracted a planned
Grace Labs location, the area hopes to create a biotech stronghold by connecting academic research
from OSU Cascades with the private sector. With a strong medical industry operating in the MSA and
favorable business conditions, we expect growth in this field.
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3.8 Outdoor gear and apparel

Considering the natural playground that Bend-Redmond offers, which makes it so attractive to tourists,
it is not surprising that outdoor gear and apparel companies would find a home here. Though
employment in the category took a dip in 2009, employment in 2010 and onward has grown steadily.?
Real GDP in the sporting goods industry surpassed 10 percent annual growth from 2013 through 2015.2
The industry is still very small, which means that rate should be taken with a grain of salt. However, new
outdoor companies seem to find ample advice and cooperation from more established peers in Bend'’s
supportive environment to help with expansion. Organizations like Bend Outdoor Worx are dedicated to
connecting companies and enabling them to learn from one another’s successes and missteps. Though
most Bend startups are not shy to tell you about the cooperative and friendly business environment, the
outdoor gear and apparel business has arguably the most supportive environment. For example,
industry newcomer Cairn obtained its office space from Ruff Wear, the outdoor gear and apparel
company that owned the space, after the previous renter, outdoor company Hydro Flask, outgrew it.

3.9 Aerospace

With a Federal Aviation Administration-authorized drone testing area in the MSA? and an aviation
program at Central Oregon Community College (COCC), aerospace has garnered attention as well. In two
years at COCC, a student can earn a commercial pilot certificate. Aerospace product and parts
manufacturing GDP was hit extremely hard during the recession, contracting more than 30 percent each
year from 2008 to 2010. The Bend-Redmond aviation sector also has an experimental aircraft subset,
adding to the innovation base within the industry. In Redmond, RDD is working on the research, design,
and development side while Lancair in Redmond and Epic Aircraft in Bend manufacture experimental
aircraft kits.?* As fast as the industry’s GDP dropped, it rebounded, expanding almost 27 percent
annually in 2011 through 2015.%

3.10 Key findings: key industries

Regional characteristics Potential impact on resilience

Several key industries are cyclical e Diversification needed to avoid crashes
Emerging industries serve different markets e Lower risk of coinciding downturns
Attractive natural setting and remote location e Transportation to market challenging for

some products

e Attracts visitors, new residents, and
businesses that value outdoor recreation

e Inthe absence of neighboring metros to
draw from, workforce must either be local
residents or relocate

Collaborative culture e Avoids duplication of effort and reduces

conflict

e Speeds technology adoption and human
capital accumulation
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4 Employment and Opportunity

Dramatic job growth coming out of the recession was a large part of what propelled the Bend-Redmond
MSA to the top of our index in 2016, but the seasonality of work in tourism and tourism-related
industries remains a challenge. The area has seen the jobless rate drop to 5.2 percent in September
2016, far from its Great Recession high of 16.3 percent.? Previously, the economy was focused on
tourism and real estate, and these sectors have enjoyed a resurgence amid regional growth after the
downturn. A hint of central Oregon’s power of attraction as a lifestyle choice can be seen in average
hours worked data. The labor force works one fewer hour per month than Portland residents and almost
1.5 hours less than the national average.

Figure 7 Average hours worked in Bend-Redmond, weekly, 2014-2016
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Sources: U.S. Bureau of Labor Statistics Current Employment Statistics, Milken Institute.

Currently, tourism and related services are expanding, with construction underway on four new hotels
and 12.9 percent of the working population employed in hospitality services.?’” One issue associated with
this business is that the metro’s employment growth has not been matched by wage growth. Most of
the region’s service-sector jobs pay low wages, providing less income than jobs in manufacturing in
Redmond or the high-tech sector developing in Bend. In the accommodations subsector, the wage per
worker is $29,642, just over $9,000 more than the average in the other industries that support tourism.
Wage per worker in food and drink services is $20,233, and it is $20,326 in the recreation business.?®
This difference is most likely attributable to the seasonal nature of the Bend economy.

The construction and real estate sectors also recovered from 2010 through 2015. During this time the
metro has seen a 79 percent increase in employment in the construction of buildings.? The real estate
sector employed 1,270 people in 2015, 100 fewer than in 2010 and 140 fewer than in 2008. In
construction, the wage per worker is $28,756. Wages in real estate lag slightly behind that at $27,562.
Employment in that field grew 27 percent from 2010 through 2015.%°

The last pillar of the metro’s traditional industries health care and social assistance, which employed
10,860 people in 2015, a 24 percent increase since 2009. The regional hospital, St. Charles Medical
Center, is the largest employer in the area.3! Wages per worker in this sector have grown 19.5 percent
over five years starting in 2010, to $54,357 in 2015. The health-care industry has been a source of
higher-wage employment, which has been more stable than jobs in the region’s two other major
sectors. Together, these industries have contributed substantially to the metro’s growth.
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Broadly speaking, Bend’s population growth is based on place rather than employment opportunities.
New residents who relocated during the beginning of the recovery have faced the challenge of finding
employment, but that dynamic has driven a wave of entrepreneurship,®? with collaboration a central
aspect of how people do business. Interpersonal networks allow people to point talent to others, even
competitors, who are interested in hiring. This network is a strength, but scalability may be a challenge
as more people migrate to the area. Yet the business community is motivated to maintain the cycle of
collaboration. The phrase “paying it forward” describes the network and how the community operates
in general.

Wage cuts have been common and generally accepted by those relocating to Bend-Redmond, according
to people interviewed for this report. While quality of life can prove a potent draw for some, Bend-
Redmond’s ability to recruit talent is sometimes hindered by the scarcity of fallback options should an
employer fail. That in turn can hinder the expansion of higher-wage jobs if talent remains wary of
relocation, which could stem from a spouse’s need for employment. Median wages in the metro are
$36,298 per worker while the average is $54,286, indicating that the larger portion of the metro’s
population receives lower wages.3 However, employment in the higher-wage professional, scientific,
and technical services category grew 26 percent from 2010 to 2015, which will reduce this gap.3* The
wage differential between Bend-Redmond and other metros with similar concentrations of professional
and scientific employment will continue to hinder the recruitment of highly skilled workers (Table 3).

Table 3 Professional, scientific, and technical services wages per worker, 2015

Wages per worker

Bend-Redmond $63,730
Portland $79,173
Seattle $99,878
Denver $102,561
San Jose $156,371

Sources: Moody’s Analytics, Quarterly Census of Employment and Wages, Milken Institute.

4.1Key findings: employment and opportunity

Regional characteristics Potential impact on resilience \

Seasonal employment in tourism industry e Lower, less stable earnings for service
employees

Collaborative culture e Open networks make incorporating new
residents easier

Attractive natural setting and remote location e In-migrants attracted by high quality of life

e Willingness to accept lower pay for desirable
lifestyle
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5 Business Climate

A region’s business climate can substantially affect whether it is able to realize the opportunities
afforded by its comparative advantages. While taxes and regulations are the typical focus of discussions
about business climate, these do not fully address private sector concerns. The availability of suitable
real estate and the quality of the workforce factor in, as does access to markets and the supply chain.
But culture, attitudes, and support organizations also form vital parts of the business climate, though
they may be harder to change (and measure) than taxes and regulations. However, the pain of the last
recession crystallized the need for economic change in the region and brought business concerns into
the foreground.

5.1 Business taxes

Oregon is one of five states with no sales tax and uses single sales factor apportionment for state
corporate taxes. Its corporate income tax has two brackets: 6.6 percent on profits below $1 million and
7.6 percent above this threshold. Business contributes 37.6 percent of state and local tax revenue in
Oregon, equivalent to $4,300 in business taxes per employee per year.® The state provided $6.3 billion
in expenditures for fiscal year 2014 that benefit businesses, including incentives and 11 other state
economic development programs.®® Two of the largest state programs fund infrastructure and special
industry assistance.’” Measure 97, the state’s effort to expand funding for government services with a
tax on corporate sales, was rejected by Oregon voters in November 2016, with 66 percent opposing the
measure in the Bend-Redmond MSA.*8

5.2 Property taxes and bonds

In 2014 the Deschutes County permanent property tax, which applies to land, buildings, improvements,
machinery, and office furniture and equipment, was $1.28 per $1,000 in assessed value, and the county
bond rate was $0.18 per $1,000.%° The revenue collected from property taxes was $26.8 million in fiscal
year 2014.%° Efforts to increase taxes in the metro have had mixed results, and the bonds that succeed
with voters presumably indicate what the region values. An example of its priorities can be seen in the
Bend Parks and Recreation District’s ability to effectively pass bonds. Taxes that benefit schools have
also succeeded, but the fortunes of taxes for water, transportation, and public safety have been mixed.
This has made it more difficult for the city of Bend to secure funding for investments to support its long-
term growth.

5.3 Commercial and industrial space
The expansion of new industries and the associated growth have caused two increasingly common side
effects: the limited availability of space and higher living costs (Section 2 & 7).

For the eight quarters starting in the fourth quarter of 2014, there was a decrease in Bend’s available
office space (down 51.6 percent), retail space (down 33.2 percent), and industrial space (down 14.8
percent). Redmond saw a 56.2 percent decrease in industrial space over that period. Total industrial
square footage in the Bend-Redmond MSA has increased 2.1 percent and 3.7 percent respectively, as
commercial and residential stock decline.*!

As companies continue to grow, space becomes a more pressing issue. Expansions of the urban growth
boundaries (UGBs) in Redmond and Bend, planned with each city’s economic makeup in mind, should
provide more space for developers to meet commercial demand. State regulations and the pace of
growth are likely to continue to pressure the supply of commercial space, in part by design. Redmond
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has the capacity to meet industrial demand despite an industry trend toward purchasing larger parcels
of land. Bend is looking to balance land use to support expanding businesses while increasing density in
some areas to boost the supply of affordable housing. The residential rental vacancy rate in town is
under 2 percent (Figure 10).

Table 4 Vacancy rates for commercial and industrial space

2014 Q4 vacancy 2016 Q3 vacancy 2-year average vacancy
Place and space type rates (percent) rates (percent) rates (percent)
Bend office 10.5 5.1 7.3
Bend retail 6.7 4.5 5.4
Bend industrial 6.7 5.5 5.7
Redmond industrial 10.5 4.6 6.3

Source: Compass Commercial.

5.4The role of economic development and civic organizations

As discussed earlier, cooperation is a hallmark of the regional economy. Agencies work in tandem to
raise the efficiency of their development efforts. The best example of such a partnership is Economic
Development for Central Oregon, or EDCO. The organization is based in Bend but has offices in six
surrounding municipalities that provide points of contact for businesses interested in the region. The
coordination between EDCO and local governments allows for clear roles in development efforts.
Recruitment of businesses is run through EDCO until contact is made with the relevant public office.

EDCO’s recruitment efforts are a driver of the region’s economic diversification, and the organization is
credited with connecting and convening the right people in productive discussion. It has tried to develop
a well-rounded high-tech sector and promote the beer and cider industry while facilitating the growth of
the outdoor goods sector. Each municipality in central Oregon is represented on its board of directors.
The rest of the board is composed of business stakeholders from education, finance, utilities,
employment services, and real estate.

EDCO’s focus on traded sectors leaves local chambers of commerce free to support other businesses
and tackle issues like workforce training or street revitalization that are relevant to their communities.
Such cooperation does not exist in a vacuum. VisitBend, the Central Oregon Visitor Association (COVA),
and Travel Oregon have clearly defined roles and targets. These organizations represent Bend, central
Oregon and the state’s efforts to promote tourism. VisitBend focuses on in-state tourism, COVA targets
interstate tourism, and Travel Oregon handles international promotion. The city of Bend has taken steps
to provide a direct line of communication by setting up a full-time business advocate position.

Clearly, local leaders are motivated to facilitate communication, define roles, and effectively delegate
resources and responsibilities. In this collaborative atmosphere, EDCO plays a defining role in shaping
the overall business climate.

5.5Business culture

The region’s business culture is often attributed to the mindset of the people who have moved to the
region over the decades and the commitment to active engagement. After the decline of the logging
industry, employment in central Oregon relied largely on tourism and services for retirees and visitors.
Other new residents, still in the workforce but either able to commute or unrestrained by location,
chose to move to the region for the quality of life. Still others arrived, then looked for employment or
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created opportunities for themselves. This community of choice has been manifested in several ways.
One is an emphasis on entrepreneurship. The second is an observable camaraderie gained through
common experience and similar goals. The accountability that the size of the community brings causes
people to care more about how they are viewed, helping to enforce norms. Together, this has helped
focus the business community on shared goals and increased its influence. This represents a new state
of affairs—before the Great Recession, there was a lower level of connection and communication within
the business community as well as between it and others in the region.

5.6 Entrepreneurial culture

The enthusiasm for entrepreneurship in the Bend-Redmond MSA since the recession grew out of both
choice and necessity. Compared with the previous five years, Bend saw a 42 percent increase in the
number of businesses started between 2010 and 2014. First-year failure rates have stayed relatively
constant over that period at around 27 percent, an indicator of the region’s ability to sustain new
businesses.*? Of the 2,521 businesses started since 2008, 705 failed in the first year.*®

At an aggregate level, the implications of the failure rate are open to interpretation. A high rate might
indicate poor support structures for startups or an intrepid willingness to take on high-risk, high-reward
ventures. The failure of a business might mean the idea was unsustainable, and its closure might enable
resources to be directed toward an idea that can succeed. Alternatively, such a failure can increase an
entrepreneur’s human capital through the experience of trying and failing, making him or her more
effective in the next enterprise.

The centralized nature of the network in this metro speeds up these effects. As the metro economy
grows, so will the size of the network, and scaling up the current entrepreneurial infrastructure to
include more people may prove challenging. However, as more companies and entrepreneurs recognize
the region as a potential location, firms could expand their access to expertise in the network. Despite
the benefits of this environment, the region’s first-year failure rate is still 1.23 percent higher than the
national average over the same period.*

5.7 Entrepreneurial capital

An issue for the metro’s continued development is access to capital. Bend has a well-developed
traditional financial sector that largely serves the real estate market. It includes large banks and regional
institutions, totaling 16. This sector has supported area breweries as well, but as the metro economy has
diversified, the financial industry has been hesitant to invest. There are two venture funds in the area,
Cascade Angels and Seven Peak Ventures, but the startup sector has expressed a desire for more
sources of venture funding.

The region has taken action to address this issue. EDCO hosts the Bend Venture Conference, which
awarded $3.7 million to Oregon startups in 2016. Organizers hope that this event, at which tech firms
compete for funding, helps to establish Bend as a place for innovation. A social startup category was
recently added to its lineup. The Tech Alliance hosts a precursor event, the Unconference, which is
designed to be more inclusive of entrepreneurs and offers another opportunity for business networking.
The metro recently started to host the Venture Out Festival, which focuses on funding the emerging
outdoor products and services sector.

Beyond funding events, organized networking opportunities like PubTalk, mentoring programs through
groups like EDCO, Opportunity Knocks, and the Outdoor Roundtable also provide support for businesses
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and entrepreneurs. These programs and events amplify the benefits of the metro’s small size,
supporting a collaborative environment that is atypical of the private sector. Reinforcing the networking
opportunities is access to expert knowledge facilitated by these organizations. These experts provide
intellectual resources and solutions to tangible problems faced by businesses as they develop.
Mentorship programs run by EDCO and other groups allow for these networks to be formalized and
facilitate access (Section 6).

5.8 Key findings: business climate

Regional characteristics Potential impact on resilience

Collaborative culture e Reduces duplication of effort and conflicts
e Speeds technology adoption and human
capital accumulation
e Organizations spur economic diversification
e Open networks make incorporating new
residents easier
e Common goals
Entrepreneurial attitude e Generates new ideas and new companies
Supportive business climate e Resources available to aid business
development
e Attractive to relocating businesses
Constrained real estate supply e Difficulty finding appropriate/appealing
space
e Firms’ geographic dispersal possibly
diminishes clustering benefits as region
grows
e Higher operating costs
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6 Cultivating Talent: Education, Workforce, and Skill Development

6.1 Need for a labor force to fuel growth
As the regional economy diversifies and expands beyond its traditional strengths, the availability of a
local workforce with the skills needed to staff target industries becomes increasingly important. While
firms might recruit nationally for top positions, local workers—who do not need to be relocated or
helped to find housing in a tight market—are preferred for entry-level skilled jobs. In the technology
sector, for example, software engineers in West Coast hubs command much higher wages than those in
the Bend-Redmond area, and while many are eager to trade off a lower wage against a higher quality of
life, a more collaborative environment, and easy access to outdoor recreation, others are wary of
moving to a smaller city with fewer opportunities for future jobs. Educating residents with the skills that
local firms need would broaden the region’s  Figure 8 Labor force growth in the Bend-Redmond MSA, 1990-2016
appeal to businesses and expand
opportunities for residents.

Persons
100,000
The size of the Bend-Redmond labor force Labor force
has doubled since 1990, with growth :
plateauing only during the period around the
recession. The region had a labor force of 50,000

approximately 91,000 in October 2016 and a /r/E;DIOVP:‘reﬂt
5.4 percent unemployment rate.*”® This A0
workforce growth has been fueled largely by
in-migration, which has swelled the

population of the region over the same
period (Section 2). 1990 1995 2000 2005 201

Unemployment

o

2015

Sources: U.S. Bureau of Labor Statistics, Milken Institute.

6.2 Educational institutions as a partner in workforce development

The region’s two major institutions of higher learning are Central Oregon Community College (COCC)
and the Oregon State University (OSU) branch in Bend, OSU Cascades, which was co-located with COCC
before moving to a campus of its own in 2016.

OSU Cascades expanded to a four-year university in 2015 and now serves more than 1,100
undergraduate and graduate students.*® With plans to expand to as many as 5,000 students, the school
is considered crucial to expanding the skill set of the local labor force, attracting companies that seek
educated workers, and bolstering the region’s innovation economy.*

Serving six counties in the region, COCC enrolled almost 17,000 students in the 2014-15 academic year,
with about two-thirds pursuing courses for credit.*® These students pursue multiple objectives at the
college, with 40 percent aiming to transfer to a four-year program and 32 percent participating in career
technical education (CTE) courses.* The CTE courses prepare graduates for employment based on the
skills they acquire during their course work at COCC.

As with other goals, the needs of business and regional economic development are aligned with the
contributions of educators through partnership. EDCO aims to link both COCC and OSU’s curricula with
private-sector workforce needs, and leaders from both institutions serve on EDCO’s board.>® The recent
addition of a computer science degree at OSU-Cascades is a result of these efforts and was developed
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with input from local software firms.>* Another is the equipment that local manufacturers donated to
COCC, whose Manufacturing and Applied Technology Center at the Redmond campus helps students
acquire real-world skills on industry-appropriate machines so they’re ready to work on day one of their
employment upon graduation.

The community has expressed its support for education through voter-approved bond measures and
private donations. When OSU Cascades needed to demonstrate the community’s desire for its
continuing presence in Bend, it was able to obtain more than $1.5 million in commitments from more
than 50 donors within two months. At COCC, the Jungers Culinary Center, which opened in 2011, was
funded mainly by private donations, and the Health Careers Center and Science Center were funded by
voter-approved bond measure.>?

This support for education is also evident at the primary and secondary level. A $96 million school bond
was approved by voters in 2013, while other proposals were unsuccessful—for example, a vehicle fuel
tax increase to fund infrastructure failed in Bend in 2016.5 High-quality schools®* were cited among the
reasons that moving to the Bend-Redmond metro appealed to professionals with young families, and in-
migration has fueled demand for increased classroom capacity and new schools.>®> In Redmond, both
high schools offer CTE courses, providing training for skilled professions.>® The CTE courses span a range
of subjects, including culinary arts, engineering, robotics, and manufacturing technology. The latter
program covers welding and computer-aided design, preparing students for entry-level positions at
manufacturing firms.>’

In addition to training the future workforce, the area’s educational institutions contribute indirectly to
broader economic gains. Research has shown that wage increases associated with a more educated
population also accrue to less educated workers due to the positive externalities of human capital.>®
Author and urban studies theorist Richard Florida, who has long argued that jobs will follow the creative
class and that quality places that can attract people will succeed in the innovation economy, identifies
the university as a creative hub and a facilitator of the technology, talent, and tolerance essential for a
creative community.

6.3 Educational institutions as facilitators of innovation and entrepreneurship

One of the reasons businesses and people value regions with universities is that they can stimulate
innovation and entrepreneurship, generating patents and creating companies in addition to educating
the workforce of the future. OSU Cascades is embracing this role, developing the Innovation Center for
Excellence, which will house startup firms and give student interns the opportunity to learn about
entrepreneurship firsthand. Local leaders are supporting the effort, sharing their expertise and offering
funding to firms. To aid entrepreneurship, the Small Business Development Center at COCC provides
training, advice, and services, including market research to startups and small firms.> The business
administration department also offers an Entrepreneurship Certificate.®

Longer-term aspirations include building an innovation campus adjacent to OSU Cascades that would
allow innovative firms to co-locate, collaborating more easily with the university and one another. This
would also make small industry clusters—such as biotech—more visible, and could help maintain the
current collaborative and supportive business culture as the region continues to grow. Preserving the
advantages created by regional connections, information flow, and trust among firms is an important
goal.
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6.4 Community efforts to build human capital

In addition to the contributions of formal education, informal community efforts to share information
and know-how support the region’s entrepreneurial culture. They span networking events—like EDCO’s
monthly Pub Talk, where companies network, pitch, and present, to Opportunity Knocks, a membership
organization that supports peer-learning groups.®! These can speed the dissemination of expertise in a
business culture where poaching employees from other local firms is frowned upon and job hopping is
less common than elsewhere. The sense that all companies in the region would benefit from their
cluster’s gaining in size and recognition results in sharing information to accelerate growth. The visibility
of these networking events online, in addition to high-profile events like the Bend Venture Conference,
also may assure potential residents that they can join an active business community upon arrival.

The region also tries to involve residents who may have retired or work elsewhere but are willing to
share their business acumen to assist local firms. EDCO has a Stable of Experts, partly drawn from this
community, who are willing to advise entrepreneurs pro bono. Retired residents who have had
successful careers are a potential asset not just as mentors, but as investors, board members, and
executives. Together, these efforts support the dissemination of the region’s business culture to new
entrants, who can integrate relatively quickly and are then encouraged to offer the same support to the
next wave of in-migrants.

Research into the benefits of large clusters indicates that the concentration of firms in a geographic
region spurs innovation and the adoption of new skills and technologies.®? However, the archetype of a
person who moves to the Bend-Redmond region—entrepreneurial, seeking work-life balance, and
willing to engage with his or her community—was presented by many of our interviewees as a
competitive advantage that mitigates the downside of smaller-size industries. Because they have these
values in common, participants are willing to share information and develop solutions together.

6.5 Key findings: education, workforce, and skill development

Regional characteristics Potential impact on resilience

In-migration fuels population growth e larger, more educated labor force available

Collaborative culture e Willingness to support higher education
institutions

e Alignment between education providers and
workforce needs
OSU Cascades and COCC offer local higher e Increased opportunities for residents
education opportunities e Innovation and entrepreneurship anchored
by institutions of higher education
e Businesses and residents attracted by
regions with four-year universities
e Potential facilitators of cluster development
Strong community and networking organizations e Faster dissemination of expertise in the
supportive of continuing learning network
e Simulation of a larger cluster’s benefits
e Faster growth of more stable companies
e Reinforcement of collaborative norms
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7 Housing Affordability

Thanks largely to the consistent population growth in the Bend-Redmond metro, home prices have risen
for most of the past few decades (Figure 9). Those attracted to the region from higher-cost metropolitan
areas typically are able to pay more for housing than residents of less vibrant parts of Oregon. Between
2013 and the first half of 2016, the median home price in the metro climbed at a roughly 10 percent
annual rate. For single-family homes, the median reached $331,475 in the first half of 2016.

Figure 9 Median sales price and growth of single-family homes in Bend-Redmond MSA
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Notes: Data are seasonally adjusted; data for second half of 2016 unavailable.
Sources: National Association of Realtors, Moody's Analytics Estimated, Milken Institute.

As more people move to the Bend-Redmond area, the supply of housing is not keeping up with demand.
Shortly after the Great Recession, the rental vacancy rate stood between 7 percent and 9 percent, then
plummeted. The current rate is around 1 percent (Figure 10).9

Rising home prices coupled with the low rental vacancy rates mark housing affordability as an emerging
issue of public concern. It has contributed to a worsening of homelessness, even though the displaced
population seems to have contracted slightly in 2015.5* Overall, the number of residential unit permits
issued has climbed since 2009, but the single-family home segment comprises most of the new housing
supply. Despite an uptick in 2015 with 677 permits, the supply of multifamily units in the region has
been limited since the recession (Figure 10).

Quite a few interviewees suggested that the region needs a wider variety of housing options. Recently
there have been efforts to address this shortfall, such as the First Place project in southeast Bend, which
will provide more affordable housing as it is built over the next five years.®® Without the creation of
substantially more multifamily units, however, affordability may become a more critical problem for
people who would like to continue living in or relocate to this metro.
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Figure 10 Residential permits and rental vacancy rate in Bend-Redmond MSA
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Sources: U.S. Census Bureau, Moody's Analytics Estimated, Milken Institute.

Figure 11 shows the housing affordability index, which illustrates whether a median-income family can
afford the principal and interest on a median-priced home. A value of 100 indicates that a typical
household has enough income to qualify for an 80 percent mortgage in the median-priced category.®®
The larger the index value, the more affordable a home is. As the exhibit indicates, housing in the Bend-
Redmond MSA became more affordable starting in 2007. That measure peaked in 2012, and
affordability has declined since then.
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Figure 11 Housing affordability index for Bend-Redmond MSA
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7.1Key findings: housing affordability

Regional characteristics Potential impact on resilience

Significant in-migration °

Rising strain on existing infrastructure
Need to manage growth to maintain assets

Low rental vacancy rate e Difficulty obtaining housing for residents and
in-migrants
Home prices close to historic peaks e Speculation attracts external capital
e Dropping affordability puts low- and middle-
wage earners at risk
e Homeowners able to obtain credit for
entrepreneurial activity
e Construction activity increasing
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8 Land use and infrastructure

Managing development and funding infrastructure while maintaining the qualities that residents value
and visitors seek out is the subject of ongoing discussion in the Bend-Redmond region. Economic and
population growth creates demand for additional development. In part, the area’s affordable housing
shortage has been attributed to urban growth boundary regulations. UGBs, as they’re called, aim to curb
urban sprawl to preserve agricultural or rural lands, forests, open spaces, and natural resources.
Although Redmond and Bend have expanded their UGBs, the expansion process can be long, and by
design, limit the possible types of growth.

UGBs are a tool used in managing urban growth. They encourage infill, mixed-use, and denser
development, with less dependence on cars and more public transit systems. In addition to facilitating
sustainability, the goals include spurring economic development and encouraging affordable housing
close to jobs.

This tool has been used both internationally (e.g., Melbourne, Australia) and in the United States. A
number of U.S. localities and three states—OQOregon, Washington, and Tennessee—have adopted UGBs.
In 1973, Oregon approved the Land Conservation and Development Act, which set statewide UGB
requirements. UGBs fixed the growth trajectories of Oregon cities for the next 20 years. Though their
boundaries can be expanded to accommodate growth, many people argue that expansion approvals
typically take too long to keep up with the demand.

The city of Bend established its UGB in 1981.%7 Since then, there have been several amendments. It was
not until December 2016 that Bend'’s first major UGB expansion was approved by the Oregon
Department of Land Conservation and Development, as the result of a planning process started in
2004.% Due to Bend’s fast population and economic growth, the restriction of land supply has
contributed to its high housing costs and low rental vacancy rate. On the other hand, Redmond’s UGB
expansion process was shorter than that of Bend, taking around 18 months. The ability to supply more
land gives Redmond a competitive advantage in attracting businesses that require space for expansion.

Bend’s population growth and the recent expansion of UGBs are likely to pose a series of challenges and
opportunities. Securing sufficient investment in infrastructure for new developments will be an ongoing
difficulty, given the scale of the need. The local match of 20 percent of the cost of any infrastructure
project required to obtain federal money is a significant obstacle. For Bend, the expansion of the public
transit and water/waste systems are likely to be the costliest projects. Redmond will be focused on the
road and water infrastructure necessary to connect more industrial land as the city develops. That city’s
need for a larger transportation network may become a more pressing concern as the workforce grows,
but it is not a current priority for the municipality.

State laws that allow for every step of public projects to be litigated if there is a concern over private
property rights can act as a meaningful brake on development. A potential source of volatility for Bend is
that a large portion of construction and housing development is owned and funded by non-residents.
Another factor contributing to uncertainty is a vocal community with varied agendas, both social and
economic, which makes land development a controversial issue. Typically, taxes for infrastructure
expansion in the metro do not get approved, making further public investment impossible. Revenue
bonds and fees have had some success with voters but cannot fill funding gaps alone. Finding the
revenue to expand water, sewer, and transportation systems at the necessary scale will clearly be an
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uphill battle. The current Bend budget sets aside slightly more than $60 million for all infrastructure
projects between 2015 and 2017.%°

Beyond obtaining community buy-in, another challenge to infrastructure expansion is geology. The
ground is mainly basalt rock, raising the costs of development and slowing its pace. This is a major
problem for investment in water systems to connect in new real estate developments. Raising sufficient
funding has been a constraint on development in general, but a clear example is Juniper Ridge. This
public-private project was meant to house a research park but stalled due to the inability to find money.
The city of Bend has raised $3.7 million in urban renewal bonds for the project and has a $6 million line
of credit, but that still leaves a funding gap. The remaining cost is slated to be covered by land sales.”®
Without the funding, the Oregon Department of Transportation would not allow the city to rezone the
area and overhaul U.S. Route 97.7*

The Redmond airport is controlled by the city, not a port authority. This focuses local leaders’ agenda on
making the airport both a commercial and passenger transportation hub (Section 3.1). The facility has
helped to make up for the lack of a major interstate highway connecting central Oregon to the West
Coast and other points, which has limited the scalability of industries like beer and outdoor apparel.
Consequently, companies have to expand outside the area or choose more costly methods of
transporting goods. Deschutes Brewery is opening its second location in Roanoke, Va., to reduce
shipping costs to East Coast markets. Ruffwear originally did its warehousing in Bend but has been
forced to move that operation to Portland. Sudara has maintained split shipping because other options
are not cost-effective. As the region’s companies and population increase in size, the problem of
logistical inefficiency is likely to worsen. The increasing scale of operations boosts demand for a locally
based third-party logistics provider to serve businesses that want to ship products.

8.1 Key findings: land use and infrastructure
Regional characteristics Potential impact on resilience
Significant in-migration driving population growth e  Growing workforce available
e Rising strain on existing infrastructure
e Need to manage growth to maintain assets
Urban Growth Boundaries define development e (Cities have to plan for growth
patterns o Lower flexibility to adapt to new
opportunities
e Requires increased density to address
growth
e Requires discussions that aid community
alignment and understanding of future
Attractive natural setting and remote location e Transportation to market challenging for
some products
e Good air service given size of local market
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9 Quality of Life

Many of the attractions that draw tourists to the Bend-Redmond MSA also improve the quality of life for
residents. Bendites can get through workweeks knowing they can enjoy many outdoor activities during
their weekends. Some companies even allow employees to work longer hours some days followed by
several days off so they can do the things that brought them to Bend-Redmond. This work/life balance is
difficult to achieve elsewhere. However, partly because Bend attracts like-minded people who envision
a particular lifestyle, ethnic diversity remains an issue, as it does for most of Oregon.

There is a familial aura about the area that makes it seem as though everybody knows everybody, and
newcomers often find a warm reception. This adds to the cooperative, helping-hand character of the
region, which reverberates into the business climate. Many people cherish this aspect of Bend-Redmond
and fear that its growth may lead to the loss of that friendly, small-town feel. In a highly engaged
community, expansion efforts can meet resistance at times.

The area is blessed with a rare mix of city amenities and restful isolation that may prove difficult to hold
on to. Most residents will say there are several communities in the region, each with its own distinct
atmosphere. People are able to choose a location based on the environment they prefer. People who
like downtown areas can choose downtown Bend and enjoy the charming center with eateries and
shops or downtown Redmond for its rustic feel. Others might seek the convenience of being near large
stores like Costco on Bend’s east side. Golfers may choose the Awbrey Butte neighborhood, which is
home to several country clubs, while those who favor an Old West ambience or want to be closer to the
elements can choose Sisters. The community has a Western-themed downtown and hosts the
headquarters for a portion of the Deschutes National Forest. In sum, the Bend-Redmond MSA offers a
variety of locales that people can choose from to suit their pace of life.”?

People, especially those of retirement age, can be Figure 12 Local, state, and national violent crime rate per
hesitant to locate in small cities because they need 100,000 population (2014)

access to high-quality, plentiful medical care. Bend-

Redmond offers the slower speed of a small town

but has the medical centers necessary for an aging - -

population. For families, the area’s very low violent

crime rate”® (Figure 12) and highly regarded school Bend-Redmond  Oregon United States
system are important advantages. Though low crime Is:sliiftclisgfedefa' Bureau of Investigation, Milken

rates are common in small cities, high-quality health

care and education are not as prevalent, making Bend-Redmond well-equipped to attract and retain
residents who will contribute to its community and economy.

9.1Key findings: quality of life

Regional characteristics Potential impact on resilience
Significant in-migration driving population growth e  Growing workforce available
e Rising strain on existing infrastructure
e Need to manage growth to maintain assets
Attractive natural setting and remote location e Attracts visitors, new residents, and
businesses that value outdoor recreation
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10 Lessons from Bend-Redmond

The MSA suffered substantial losses in employment and property values during the last recession. As it
emerged from the downturn, gains came quickly, faster than in peer regions. But amid the recovery,
Bend-Redmond has not simply returned to previous form. The economy has changed, and there are
signs that the MSA may be better prepared for the next economic challenge and other cities may be
able to learn from its experience. Some of the strategies that build resilience are relevant only to metros
that have similar assets—natural beauty, for example. Other lessons have wider applicability and could
benefit metros with strong industry specialization.

Diversification comes in many forms, but successful efforts build on existing strengths. In the Bend-
Redmond region, ongoing efforts to expand the industrial base have focused on areas where a small
concentration has substantial growth potential or where the relevant expertise exists in a closely related
industry. The ability to attract entrepreneurial professionals drawn to a high quality of life also factors
into the choice of target industries. In the tourism field, branching out to broader geographies and
coordinating marketing efforts among agencies have increased visitor numbers during the shoulder
season and aided resilience during the downturn. Overall, the clear assignment of responsibilities among
development and marketing organizations has helped the region maximize the impact of these efforts.

Effective collaboration can help a small region achieve big things. Despite the large proportion of
transplants in the population, a shared sense of community and strong organizational partnerships have
yielded a united effort to build on the region’s assets. This has led to the establishment of a four-year
program at the university branch campus, created the largest angel investment conference in the Pacific
Northwest, and narrowed the gap between education and business—creating more opportunity for
graduates entering the workforce. Networking and mentoring programs have spread expertise that
might otherwise be hard to find in a smaller metro, supporting the growth and robustness of new
businesses. The small size and connectedness of the business community helps to enforce norms and
integrate in-migrants, but this may become difficult to maintain as the metro grows.

There is more to an attractive business climate than competitive tax rates and limited regulations. The
combination of a collaborative culture, a supportive attitude among government and economic
development agencies, and a location that attracts talent at a discount all help the area compete. Bend-
Redmond’s entrepreneurial environment encourages firms to learn from one another. Local business
owners recognize that expanding their sectors benefits all constituents by reassuring investors that the
region is a solid headquarters location and by attracting a larger talent pool with the assurance that
prospective residents can find a career, not just a single job. Keeping pace with the demand for
infrastructure and real estate remains a challenge. A willingness to address issues and work together
toward common goals generates a sense of purpose for all stakeholders.

Quality of place can be leveraged to yield more than tourists and holiday homes. Economic growth in
the region has been fueled in part by the in-migration of people who use their capital, skills, and
entrepreneurial energy to create an opportunity for themselves. Their purchasing power and patronage
have supported the construction and year-round service industries, and their human capital enriches the
workforce. For new as well as longtime residents, quality of life and quality of place are assets that must
be preserved even as more people move to the region. There is a shared understanding, therefore, that
growth must be managed carefully, despite varying views of the correct approach.
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While the attributes of the MSA that create a high quality of life may not be easily replicated in other
regions, the policies and strategies we identified in this report have strengthened its economic
resilience. To establish whether these are broadly applicable, we will conduct additional case studies in
the coming year as part of our “Regional Performance Over Time” research.
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“State Technology and Science Index,” along with the California extension of this report, and the 2016
edition of “Best-Performing Cities U.S.” He is currently working on the Institute’s New Skills at Work
initiative. Before joining the Institute, he was a lab instructor at California State University, Long Beach
(CSULB), in the Department of Economics and was a member of Amazon.com’s supply chain execution
team in Seattle, Wash. Lee graduated from Evergreen State College with a dual major in economics and
finance, minoring in mathematics. He received an M.A. in economics from CSULB.

MICHAEL C.Y. LIN is a research analyst at the Milken Institute, focusing on urban and regional economic
development. Previously, he was a teaching associate at the University of Southern California (USC) in
urban and regional economics, informal housing, policy and program evaluation, and quantitative
methods and analysis. His articles have been published in such academic outlets as the Annals of
Regional Science, and he has published two book chapters about community planning and shrinking
cities. Lin was also involved in writing policy reports on green buildings, sustainable community
development, and informal housing and has participated in peer reviews for academic journal articles.
He holds a bachelor’s degree in architecture and a master’s degree in urban design, both from the
National Taipei University of Technology in Taiwan, as well as a Ph.D. in policy, planning, and
development with a specialization in urban economics from USC.

MINOLI RATNATUNGA is an economist and associate director of research at the Milken Institute and
leads its regional economics research. With her team, she investigates the key economic development
issues facing regions, including competitiveness, fostering innovation and entrepreneurship, and
building human capital. Ratnatunga’s publications include “California’s Innovation-Based Economy:
Policies to Maintain and Enhance It,” “State Technology and Science Index 2016,” “Regional
Performance Over Time: Thriving and Reviving Amid Economic Challenges,” and the “Best-Performing
Cities” series. Before joining the Institute, she worked for eight years at the Allegheny Conference on
Community Development, a regional economic development organization focused on the Pittsburgh
area’s competitiveness and quality of life. There she focused her research on energy policy,
transportation and infrastructure funding, and state tax competitiveness, working with civic and
business leaders to help key decision-makers make better policy choices. Ratnatunga has a bachelor’s
degree in philosophy and economics from the London School of Economics and a master’s in public
policy and management from Carnegie Mellon University.
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1. For a more detailed methodology, see www.best-cities.org or Ross DeVol, Joe Lee, and Minoli Ratnatunga,
“Best-Performing Cities 2016: Where America’s Jobs Are Created and Sustained.” Milken Institute, December 2016.
2. Michael C.Y. Lin, Minoli Ratnatunga, and Perry Wong, “Regional Performance Over Time: Thriving and Reviving
Amid Economic Challenges.” Milken Institute, August 2016.

3. For example, according to the three-decade averages for 1981 to 2010 released by NOAA's National Climatic
Data Center, the weather station at Redmond Airport recorded ~93 days in which some rain or snow fell assuming
no overlap between the two, compared to ~160 days at the weather station at Portland International Airport.

4. U.S. Census Bureau, “Population Estimates”; Moody's Analytics Calculated.

5. Federal Housing Finance Agency “All transactions index: Bend-Redmond Metropolitan Statistical Area.”

6. Bureau of Labor Statistics, “Civilian labor force and unemployment by metropolitan area, seasonally adjusted.”
Local Area Unemployment Statistics, November 30, 2016. http://www.bls.gov/web/metro/ssamatabl.txt Accessed
December 7, 2016.

7. U.S. Bureau of Labor Statistics (BLS): Current Employment Statistics (CES), Quarterly Census of Employment and
Wages (QCEW); Moody's Analytics.

8. lbid.

9. lbid.

10. Redmond Municipal Airport flight statistics. http://www.flyrdm.com/flightStatistics.cfm

11. U.S. Bureau of Labor Statistics (BLS): Current Employment Statistics (CES), Quarterly Census of Employment and
Wages (QCEW); Moody's Analytics.

12. Ibid.

13. Ibid.

14. 1bid.

15. Ibid.

16. Ibid.

17. Ibid.

18. Ibid.

19. Ibid.

20. Ibid.

21. Ibid.

22. Ibid.

23. SOAR Oregon. http://uastestranges.soaroregon.com/

24. RDD on Heritage. http://www.rddent.com/about-rdd.html

25. U.S. Bureau of Labor Statistics (BLS): Current Employment Statistics (CES), Quarterly Census of Employment and
Wages (QCEW); Moody's Analytics.

26. Bureau of Labor Statistics, Local Area Unemployment Statistics.
https://data.bls.gov/timeseries/LAUMT411346000000004?amp%25253bdata tool=XGtable&output view=data&i
nclude graphs=true

27. Moody’s data, Bureau of Labor Statistics Quarterly Census of Employment and Wages, Milken calculation.

28. Moody’s data, Bureau of Labor Statistics Quarterly Census of Employment and Wages, Milken calculation.

29. Moody’s data, Bureau of Labor Statistics Quarterly Census of Employment and Wages, Milken calculation.

30. Moody’s data, Bureau of Labor Statistics Quarterly Census of Employment and Wages, Milken calculation.

31. Paul Maatsiras, “BEND-REDMOND OR” Moody’s Analytics 8/2016, Accessed December 5 2016.

32. Business Dynamics Statistics, Bend.

33. Moody’s data, Bureau of Labor Statistics Quarterly Census of Employment and Wages, Milken calculation.

34. Moody’s data, Bureau of Labor Statistics Quarterly Census of Employment and Wages, Milken calculation.

35. “Total state and local business taxes: State-by-state estimates for fiscal year 2014,” EY October 2015.
http://www.ey.com/Publication/vwLUAssets/EY-total-state-and-local-business-taxes-october-2015/SFILE/EY-total-
state-and-local-business-taxes-october-2015.pdf Accessed October 5, 2016.

36. Ibid; C2ER data.

37. Ibid.
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http://www.best-cities.org/
http://www.bls.gov/web/metro/ssamatab1.txt
http://www.flyrdm.com/flightStatistics.cfm
http://uastestranges.soaroregon.com/
http://www.rddent.com/about-rdd.html
https://data.bls.gov/timeseries/LAUMT411346000000004?amp%25253bdata_tool=XGtable&output_view=data&include_graphs=true
https://data.bls.gov/timeseries/LAUMT411346000000004?amp%25253bdata_tool=XGtable&output_view=data&include_graphs=true
http://www.ey.com/Publication/vwLUAssets/EY-total-state-and-local-business-taxes-october-2015/$FILE/EY-total-state-and-local-business-taxes-october-2015.pdf
http://www.ey.com/Publication/vwLUAssets/EY-total-state-and-local-business-taxes-october-2015/$FILE/EY-total-state-and-local-business-taxes-october-2015.pdf

38. “Elections Archives,” Deschutes County 12/2/2016. https://www.deschutes.org/clerk/page/election-archives,
Accessed October 6, 2016.

39. Tim Fitzgerald, “Oregon Tax Statistics: Fiscal Year 2014-2015,” Oregon Department of Revenue,
https://www.oregon.gov/DOR/programs/gov-research/Documents/303-405-1.pdf “Where the Money Goes:
Report on City and County Property Taxes.” League of Oregon Cities Association of Oregon Counties, October
2014. Accessed October 6, 2016.

40. Tim Fitzgerald, “Oregon Property Tax Statistics,” Oregon Department of Revenue, Research Section.
https://www.oregon.gov/DOR/programs/gov-research/Documents/property-tax-stats 303-405 2014-15.pdf
Accessed October 6, 2016.

41. Eric Schultz, “Compass Points Commercial Real Estate Market Report Q4 2014” Compass Commercial, January
2015. http://www.compasscommercial.com/wp-content/uploads/2015/03/Compass Points Q4 2014.pdf
Accessed October 6, 2016.

Eric Schultz, “Compass Points Commercial Real Estate Market Report Q1 2015” Compass Commercial, April 2015.
http://www.compasscommercial.com/wp-content/uploads/2015/05/Compass-Points-Q1-2015.pdf Accessed
October 6, 2016.

“Compass Points Commercial Real Estate Market Report Q2 2015” Compass Commercial, July 2015.
http://www.compasscommercial.com/wp-content/uploads/2015/07/Compass-Points-Q2-20151.pdf Accessed
October 6, 2016.

“Compass Points Commercial Real Estate Market Report Q3 2015” Compass Commercial, October 2015.
http://www.compasscommercial.com/wp-content/uploads/2015/10/Compass-Points-Q3-2015.pdf Accessed
October 6, 2016.

Howard Friedman, “Compass Points Commercial Real Estate Market Report Q4 2015” Compass Commercial,
January 2016. http://www.compasscommercial.com/wp-content/uploads/2016/02/Compass-Points-Q4-2015.pdf
Accessed October 6, 2016.

Howard Friedman, “Compass Points Commercial Real Estate Market Report Q1 2016” Compass Commercial, April
2016. http://www.compasscommercial.com/wp-content/uploads/2016/04/Compass-Points-Q1-2016.pdf
Accessed October 6, 2016.

Howard Friedman, “Compass Points Commercial Real Estate Market Report Q2 2016” Compass Commercial, July
2016. http://www.compasscommercial.com/wp-content/uploads/2016/07/Compass-Points-Q2-2016.pdf Accessed
October 6, 2016.

Pat Kesgard, “Compass Points Commercial Real Estate Market Report Q3 2016” Compass Commercial, October
2016. http://www.compasscommercial.com/tag/bend-commercial-real-estate Accessed October 6, 2016.

42. Business Dynamics Statistics, Bend. http://www.census.gov/ces/dataproducts/bds/msa.htmI#OR

43, lbid.

44, Business Dynamics Statistics, U.S. national. http://www.census.gov/ces/dataproducts/bds/data_firm.html

45. Bureau of Labor Statistics, “Civilian labor force and unemployment by metropolitan area, seasonally adjusted.”
Local Area Unemployment Statistics, November 30, 2016. http://www.bls.gov/web/metro/ssamatabl.txt
Accessed December 7, 2016.

46. News Archive ‘Official fall enroliment numbers show steady growth at OSU-Cascades.” Oregon State University
Cascades, November 8, 2016. http://osucascades.edu/news/official-fall-enrollment-numbers-show-steady-growth-
osu-cascades-0 Accessed December 6, 2016.

47. In several interviews, respondents called a four-year university a vital asset to their community in marketing to
firms and potential employees looking to locate in the region.

48. “COCC Quick Facts.” Central Oregon Community College. “https://www.cocc.edu/about/cocc-quick-facts/
Accessed December 6, 2016.

49. |bid.

50. Economic Development for Central Oregon, “2016 Central Oregon Profile.” April 26, 2016.
https://www.edcoinfo.com/wp-content/uploads/2014/04/Central-Oregon-Profile-2016_FINAL-DRAFT v2.pdf
Accessed December 7, 2016.

51. Ibid.

52. Ibid.

53. Deschutes County Election Archives “Election Results: 11/08/2016 General Election.”
https://www.deschutes.org/clerk/page/election-archives Accessed December 9, 2016.
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http://www.compasscommercial.com/tag/bend-commercial-real-estate
http://www.census.gov/ces/dataproducts/bds/msa.html#OR
http://www.census.gov/ces/dataproducts/bds/data_firm.html
http://www.bls.gov/web/metro/ssamatab1.txt
http://osucascades.edu/news/official-fall-enrollment-numbers-show-steady-growth-osu-cascades-0
http://osucascades.edu/news/official-fall-enrollment-numbers-show-steady-growth-osu-cascades-0
https://www.cocc.edu/about/cocc-quick-facts/
https://www.edcoinfo.com/wp-content/uploads/2014/04/Central-Oregon-Profile-2016_FINAL-DRAFT_v2.pdf
https://www.deschutes.org/clerk/page/election-archives

54. In the 2013-2014 assessment, the most recent school year for which overall ratings are available, the Oregon
Department of Education categorized 86 percent of schools in the Bend-La Pine district as in the top two
performance levels (EDCO “2016 Central Oregon Profile”).

55. Abby Spegman, “Report: Bend needs 7 new schools to keep up with growth.” The Bulletin, June 22, 2016.
http://www.bendbulletin.com/localstate/education/4448148-151/report-bend-needs-7-new-schools-to-
keep?related=1 Accessed December 9, 2016.

56. Ridgeview High School, “Career Technical Education.” http://rvhs.redmond.k12.or.us/academics/career-
technical-education/ Accessed December 17, 2016; Redmond High School, “CTE Learning that works for America.”
http://rhs.redmond.k12.or.us/cte/ Accessed December 17, 2016.

57. Redmond High School, “Manufacturing.” http://rhs.redmond.k12.or.us/cte/manufacturing/ Accessed
December 17, 2016.

58. Enrico Moretti “The New Geography of Jobs.” Mariner Books, Boston, 2013, 97-101.

59. Central Oregon Community College, Small Business Development Center website. https://www.cocc.edu/sbdc/
Accessed December 9, 2016.

60. Central Oregon Community College, Entrepreneurship website. https://www.cocc.edu/business-
administration/entrepreneurship/ Accessed December 9, 2016.

61. Opportunity Knocks. https://opp-knocks.org/about/ Accessed December 9, 2016.

62. See, for example, Mercedes Delgado, Michael E. Porter, and Scott Stern, “Clusters, Convergence, and Economic
Performance.” National Bureau of Economic Research, 2012.

63. Data from the Central Oregon Rental Owners Association’s annual survey also show that rental vacancy rates
for the first quarter of 2016 were about 1 percent.

64. Central Oregon Homeless Leadership Coalition 2015 Point-In-Time Homeless Count.
http://www.cohomeless.org/homeless count.html

65. http://bendantics.com/first-story-unveils-first-place-community-in-bend/

66. Moody’s Analytics. https://www.economy.com/support/blog/buffet.aspx?did=24CCA208-E36C-4B41-8288-
1C82422DF422 Accessed December 13, 2016.

67. Hayley Jo Murphy, “Bend’s Urban Growth Boundary Plan Approved by State.” City of Bend, November 15,
2016. http://www.bendsource.com/Bent/archives/2016/11/15/bends-urban-growth-boundary-plan-approved-by-
state Accessed December 15, 2016.

68. Barney Lerten, “Bend’s UGB expansion clears final state hurdle.” http://www.ktvz.com/news/bends-ughb-
expansion-clears-final-state-hurdle/199006383 Accessed December 15, 2016.

69. “2015-2017 Adopted Biennial Budget,” City of Bend, May 6, 2016.
http://www.bendoregon.gov/home/showdocument?id=24319 Accessed October 6, 2016.

70. Ibid.

71. City of Bend. http://www.bendoregon.gov/government/departments/economic-development/urban-
renewal/juniper-ridge-additional-information Accessed December 14, 2016.

72. Visit Bend on Neighborhoods in Bend, Oregon. http://www.visitbend.com/Discover-Bend-OR/Bend-
Neighborhoods/.

73. Federal Bureau of Investigation: Uniform Crime Reporting. https://ucr.fbi.gov/crime-in-the-u.s/2014/crime-in-
the-u.s.-2014/tables/table-8/Table 8 Offenses Known to Law Enforcement by State by City 2014.xls/view.
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