
December 16, 2025

Racheal Baker, Housing Division Manager

HOME Committee Recommendations



Target efforts for housing production based on community needs and directed by the State
• Create a Housing Production Strategies committee to develop policies, incentives and other 

funding tools to increase the supply of affordable and missing middle housing in alignment 
with the Oregon Housing Needs Analysis

• Permit 3,942 total housing units by the end of the biennium that includes 1,818 deed-
restricted Affordable (at or below 80% AMI) and 826 units of deed-restricted or contract-
restricted middle-income housing (at or below 120% AMI)

Council Goal - Housing
Develop and implement strategies to meet community 
housing needs, reduce homelessness, and create complete, 
walkable neighborhoods through data-driven policies, reliable 
funding, and innovative development codes.
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Housing
Develop and implement strategies to meet community 
housing needs, reduce homelessness, and create complete, 
walkable neighborhoods through data-driven policies, reliable 
funding, and innovative development codes.

Performance Metrics:

Issue Permits for 3,942 
housing units

Maintain at least 525 
shelter beds

Create 15 new safe 
parking spaces

1,126 Units
Since July 1, 2025

586 Beds
Current Total

19 Spaces
Since July 1, 2025
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$123,500 – Family of four AMI – Bend-Redmond HUD Metro Fair Market Rent Area

Area Median Income (AMI)

Household Size
Median Income 

Percentages
1 2 3 4

30% $24,000 $27,450 $30,840 $34,290
50% $40,000 $45,750 $51,400 $57,150
60% $48,000 $54,900 $61,680 $68,580
80% $64,000 $73,200 $82,240 $91,440
90% $75,250 $85,950 $96,700 $107,450

100% $86,450 $98,800 $111,150 $123,500
110% $95,100 $108,700 $122,300 $135,850
120% $106,700 $118,550 $133,500 $148,200
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OHNA (2030) – Incentivized & Produced to Date

Source: OHNA, BURA, City of Bend, CoStar, Redfin
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HOME Committee Timeline

Council directs staff to create 
temporary committee to consider 
funding strategies to increase 
housing production

May 21, 2025

Council adopts resolution formalizing 
HOME Committee and requests 
feedback on twelve (12) subsidy and 
incentive tools. 

June 18, 2025

Council appoints nine (9) HOME 
Committee members and directs 
staff to return to Council with 
quickly-implementable 
recommendations in December

August 6, 2025

HOME Committee meets three (3) 
times in 2025 and evaluates six (6) 
programs

August – November 2025

Staff returns to Council with 
recommendations from HOME 
Committee on quickly-
implementable programs. 

December 10, 2025
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In Mid 2025, Council directed staff to create a temporary Committee to explore incentive programs and policies to stimulate housing development in Bend
In August, Council appointed 9 Community members to the HOME Committee to serve as Subject Matter Experts. 
Council asked Staff to return in December with recommendations on programs that could be developed or implemented in the near-term, while the committee continues to vet additional programs through the first half of 2026
The HOME Committee has met 3 times in 2025 and evaluated 6 different programs. We are here tonight to share the results of the process thus far, but before I invite Sara and Carly, the Chair and Vice-Chair, up to share the committee’s recommendations, I want to provide some background on the process we used to get here.

Committee Members – Developers, lenders, and advocates
Sara Odendahl - Chair - Bend Chamber
Carly Colgan - Vice Chair - Bend-Redmond Habitat for Humanity
Garrett Mosher - COBA
Matt Martino - Columbia Bank
Benjamin Pray - Home First Development
Todd Prior - First Interstate Bank
Ryan Starr - Starr Designs & Architecture
Eliza Wilson - Rooted Homes
Keith Wooden - Housing Works





HOME Policy Topics

Policies 
Considered in 

2025

• Revolving Loan Fund (Oct)
• Infrastructure Revolving Loan Fund (Oct)
• Credit Enhancement (Oct)
• Property Tax Exemptions (Nov)
• Moderate Income Revolving Loan Fund (MIRL) (Nov)
• Site Specific - Tax Increment Assistance for Housing Affordability (TIAHA) 

(Nov)

Policies for 
Consideration in 

2026

• SDC Methodologies
• Long-Term Lease Incentives Program
• Deed Restricted Purchase Program
• Vacancy Tax
• Land Value Tax
• Rental Housing Fee
• Increases to AHF and CICT
• Bonding – 501(c)3 &/or General 
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My goal for the temporary committee process has been to ensure all members have a baseline understanding of the proposed program and then provide an opportunity for the committee members to make an informed decision about which programs or policies will have the desired impact on housing production in Bend. In order to do this, we put a lot of time and preparation into the materials provided and a lot of intentionality into the design of the committee meetings.
We start this process a few weeks before the meeting by providing an informational packet to committee members that summarizes the proposed programs and highlights some key details, things like the benefits and risks of a program, case studies from other communities, and we evaluate the programs across some consistent metrics so that we’re able to compare and contrast them against each other, things like how many units the program has the potential to create, what the cost to the City might be, how quickly we think we could get the program established, etc.
A few days prior to the meeting, we send out a survey to learn more about committee members’ specific areas of interest in the program, and how they’d like the discussion to be focused. They get an opportunity to provide feedback early on if they feel we missed the mark on a particular topic, and they also get an opportunity to ask questions so presenters are prepared to respond and we can have an informed discussion.
The meetings themselves have been about 3 hours long, and we cover several topics per meeting. We have a facilitator, Jen Rusk, who helps guide the group through the discussions. For most of the topics, both staff and an additional relevant subject matter expert come with presentations for the group on a given topic. It has been great to have so much support from staff, but also very impactful to hear from others in Oregon about how they view these programs and their potential for success in our community. We’ve been really intentional about providing objective information and letting the committee members decide for themselves what programs will be the most effective.
On the screen here, you’ll see the topics we covered in 2025, and what topics we have left to cover in the first half of 2026.






HOME Committee Recommendations

Tax Increment Assistance 
for Housing Affordability 

(TIAHA) 

(Site-Specific TIF)

Infrastructure Revolving 
Loan Fund (IRL)

Credit Enhancement
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HOME Committee Recommendations
Site-Specific TIAHA Infrastructure Loan Fund Credit Enhancement

Unit Creation Potential Medium/High Low Medium

Program Readiness Timeline 3 months 12-18 months 12-24 months

Additional Staff Required High Medium, depending on ability to 
outsource Medium, new program in Oregon

AMI/Population Targets < 90% AMI All Often < 120 AMI

Type of Housing Primarily Multifamily, Ownership & 
Rental Single Family, Ownership & Rental Multifamily, Rental

Magnitude of Initial Investment *$0 $$ $$$

Anticipated Award per Project
*Not all of the proposals involve a direct payment 

to projects
TBD <$750k $1-7m

*Derived from Debt coverage ratios
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Budget / Funding Consideration
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• Infrastructure Revolving Loan Fund and Credit Enhancement programs require 
City dollars up front to implement

• Constitutional Considerations – $’s used to fund or cover debt service payments 
must be from non-property tax revenue

• Revenue source must also not be restricted to other uses (i.e. Enterprise Funds)
• Potential Revenue Source – Juniper Ridge Land Sale Reserve Fund

• ~$10M available in reserves today
• Additional Council discussions in January & February around funding needs that 

may also utilize General & Reserve funds
• Houselessness (Shelters, Safe Parking, TSSA)
• General Fund supported programs (Airport, Public Safety)
• Future City Hall & City-owned property activation

Funding Implications
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Next Steps
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• Staff to return to BURA with a revised TIAHA Policy proposal that includes the 
following alterations:
• Address “Claw back” provision language
• Increase (or decrease) % of units providing affordability
• Adjust minimum affordability level requirement to “__”%
• Cap value of rebate to “__” number years

Site Specific TIF/TIAHA

• Staff to return to Council with proposed policy based on the following criteria:
• Funds to support infrastructure development (road, sidewalk, utilities) within 

right-of-way that supports housing development
• Limit to lots or subdivisions with 1-4 units (including middle land divisions)
• Max loan amount is less than $750K (prevailing wage considerations)
• Below market interest rates and 3-5 year repayment terms

Infrastructure Revolving Loan Program

Recommended Direction



• Staff to return to Council with proposed policy based on the following criteria:
• Any type of residential, multi-unit project with 10 or more units
• Assistance limited to supporting the Construction Loan portion of a Development 

Project
• Staff will work with a legal and financial consultant to assist in drafting necessary 

documents and agreements in accordance with Oregon law
• Staff will work with a legal and financial consultant to develop guidance on financial 

eligibility requirements for a prospective developer 

Credit Enhancement

• Evaluate future staffing needs/levels to support additional program 
management/coordination

Staff Need/Capacity Analysis

Recommended Direction



Anticipated Implementation Timeline

Staff returns to BURA with revised Site-
Specific (TIAHA) Policy for consideration

Spring 2026

1) Staff returns to Council with Infr. Revolving 
Loan Fund and Credit Enhancement Policy for 
Consideration; and staff needs analysis for 
program implementation
2) HOME Committee presents final 
Recommendations

Spring/Summer 2026

Staff present to Council a Housing Funding 
Workplan based on HOME Committee 
recommendations and final Council 
direction

Fall/Winter 2026

Launch/Implement Infr. Revolving Loan Fund 
and Credit Enhancement Program (*if 
directed) 

Winter 2026/2027



Questions / Discussion



You can obtain this information in alternate formats such as Braille, electronic format, etc. Free 
language assistance services are also available. Please contact Racheal Baker at 
rbaker@bendoregon.gov or 541-693-2163. Relay Users Dial 7-1-1.

Language Assistance Services & Accommodation 
Information for People with Disabilities

Puede obtener esta información en formatos alternativos como Braille, formato electrónico, 
etc. También disponemos de servicios gratuitos de asistencia lingüística. Póngase en contacto 
con Racheal Baker en rbaker@bendoregon.gov o 541-693-2163. Los usuarios del servicio de 
retransmisión deben marcar el 7-1-1

Servicios de asistencia lingüística e información sobre alojamiento para 
personas con discapacidad

mailto:rbaker@bendoregon.gov
mailto:rbaker@bendoregon.gov
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