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Urban Renewal Boundary as recommended
by URAB on August 13, 2019
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CORE AREA PROJECT

Objectives:

|ldentify programs and projects for the area (including
circulation, streetscape, public spaces/gateways, affordable
housing, or art and beautification programs)

Determine location, phasing, and costs for necessary
Infrastructure (sewer, water, storm water and transportation)

Develop funding strategies, incentives, and implementation
tools

Determine feasibility of creating a new Urban Renewal
district

ldentify any needed code amendments or zoning changes

Determine the boundary of a potential urban renewal district
and provide recommendation to BURA



WHAT WE HEARD FROM THE COMMUNITY

How would you spend Urban Renewal $?

COMBINED RESULTS

Transportation
23%

Signage
Wayfinding &
Public Art
8%

Public Buildings
& Attractors

10% Affordable
Housing
16%
Business Infill &
Redevelopment
Assistaﬁce Utilities &
12% Infrastructure

17%
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WHERE WE ARE IN THE PROCESS

Next Meeting: October 1
Noon-3 p.m.
S Council on Aging

2018 2019 2020
Sep Oct Mov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec
Orientation E:ushng Principles,  Draft boundary, ijecls Financial Draft recom- Draft and final Core
CORE urban revenue costs, analysis, mendations  Area and Urban
urban deagn, design, forecast, financial urban Renewal Plans
ARE A development project types, implementation| analysis, | renewal plan
feasibility, ~ boundary implemen- outling
STRATEGY vision tation
OH #1 OH #2 gt ]
Hearings
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TODAY'S PROGRAM

Lorelel Juntunen, ECO Northwest

Lynne McConnell, City of Bend Affordable Housing Program Manager

Keith Wooden, Housing Works (Affordable Housing Developer)

Shannon Reis, F.U.S.E. Project (Local Housing First Model)

CITY OF BEND | CORE AREA PROJECT



AFFORDABLE HOUSING + URBAN RENEWAL
Lorelel Juntunen, ECONorthwest

CITY OF BEND
CORE AREA PROJECT


Presenter
Presentation Notes




THE CORE AREA PLAN AND THE ROLE OF URBAN RENEWAL

C_o_re Area Plan: sets CONNECTED
vision & framework for the
future of the area

Urban Renewal: a key WALKABLE  VIBRANT DISTINCT  SUSTAINABLE

tool (but not the only one)
to implement the vision &

framework

CITY OF BEND
CORE AREA PROJECT


Presenter
Presentation Notes
Guiding Themes from UD Framework (highlighted text relevant to housing)

CONNECTED: hierarchy of corridors linking destinations and emerging districts by transcending barriers. 
WALKABLE: streets should be more walkable; pedestrian-focused improvements to key corridors. 
VIBRANT: walkable, human-scaled connections between places to live affordably, work and play. 
DISTINCT: The diverse character of districts in the Core Area is celebrated and preserved wherever possible. 
SUSTAINABLE: An urban framework that supports efficient urban mixed-use density in the Core of the city to protect nature at the city’s edges, encourages walking to reduce emissions, and incorporates sustainable design principles. 


THE CORE AREA PLAN AND THE ROLE OF URBAN RENEWAL
Urban Design Framework Draft Urban ) . ;
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WHERE WE ARE IN THE URBAN RENEWAL PROCESS

URAB 3
Bound;rsyéjspsrieol:‘mmary Urban Design Framework High-level project priorities Review existing projects

URAB 4

Preliminary boundary decision Review initial project list

Review initial revenue projections and maximum
indebtedness estimates

Initial project prioritization

URAB 6

Review preliminary finance plan & project priorities by Revisit MI, boundary, and other assumptions as
phase necessary

W

BEGIN DRAFTING PLAN AND REPORT; FORMAL ADOPTION PROCESS

CITY OF BEND
CORE AREA PROJECT




URBAN RENEWAL 101

CITY OF BEND



WHAT IS URBAN RENEWAL?
e Used throughout Oregon

« Authorized through State Statutes (ORS 457)

e Purpose:
* Provide financing mechanism to implement plans
« Address “blighting” influences in designated areas
* Increase the tax base

CITY OF BEND
CORE AREA PROJECT



HOW DOES URBAN RENEWAL FINANCING WORK?

Tax Revenue

Goes to UR district
to pay for projects

Continues to go to
taxing districts
(City, County, etc.)

Time

CITY OF BEND
CORE AREA PROJECT



HOW CAN $$ BE SPENT?

Requirements Best Practices
e Capital only (no O&M) * Informed by stakeholder priorities
 Must be in the boundary e Support economic development and tax
e Spending on city-wide projects must be growth

proportional e Address “blight” conditions

Other Considerations
 New development drives revenue growth
e $3$ available limited early on

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
(1) only capital projects, no operations/maintenance, (2) should be projects that support economic development and grow the tax base, and not just amenities, (3) projects must be located in the boundary, and (4) projects in the boundary that benefit the whole City can only receive a share of funding from urban renewal proportional to the benefits the project has for the area (i.e., a City Hall or Library).



IMPACTS TO TAXING DISTRICTS G[HD

Costs primarily to « School district and ESD and

overlapping taxing districts ]E’Oarﬁil'fd through state funding
(foregone revenue), not

property tax payers e |nvestments should increase tax

base and benefit districts long-
term

GO bonds & Local Option Levies
not affected

CITY OF BEND
CORE AREA PROJECT



URBAN RENEWAL & HOUSING: AN OVERVIEW

CITY OF BEND



HOW URBAN RENEWAL CAN SUPPORT HOUSING GOALS

- Preserving Housing Building New Housing

Building
Focused Keep naturally occurring and | Build more housing of all types
rent-regulated units affordable

Building and
maintaining a

diverse housing
stock

Help people stay in their Get people into new affordable

People affordable homes rental and home ownership units
Focused

Developers,
renters, owners,
landlords, etc.

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
Bend and partners have other programs that are focused on the other pieces of this puzzle.


HOW URBAN RENEWAL CAN SUPPORT HOUSING

e Grants and loans to support building construction

« Site acquisition and disposition

 Predevelopment studies

* Property rehabilitation (grants or loans)

o Site preparation (e.g. remediation, demolition)

« Systems Development Charge (SDC) funding

 Infrastructure improvements to support development

* Invest in parks, open space, or other amenities to attract housing

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
Grants and loans to support building construction: Urban renewal agencies can directly subsidize development projects by providing grants or loans for building construction. 

Site acquisition and disposition: Urban renewal agencies can purchase and hold on to land to sell for housing development. In these instances, the sale process includes a disposition and development agreement (DDA) that stipulates specific requirements that the developer must adhere to during property development. 

Predevelopment studies: Urban renewal funds can pay for market studies and due diligence to assist developers in identifying property development opportunities within 
the urban renewal area. 

Property rehabilitation: Agencies can provide grants or loans to property owners that are interested in rehabilitating property within the urban renewal area. For example, an 
agency can provide grants for a property owner to renovate a building to add new housing or to improve a dilapidated or outdated building. Some projects qualify for 
other funding, like Oregon Housing and Community Services funding, that the property owners can leverage in addition to urban renewal funds. 

Site preparation: Urban renewal funds can support grading or brownfield remediation work on properties to prepare for development. 

Systems Development Charge (SDC) funding: Communities throughout Oregon require developers to pay for one-time SDCs when developing or redeveloping property.
Depending on the community, these can include charges for road infrastructure, parks, schools, sewer/stormwater infrastructure, and water infrastructure. To improve project 
feasibility, urban renewal agencies can help offset some or all of the SDCs that otherwise would have accrued to the project. 

Infrastructure provision: This is arguably the most common use of urban renewal funds: to directly pay for any necessary infrastructure improvements that help to 
catalyze housing development on a site. These can include transportation enhancements, parking infrastructure, and utility extensions (wastewater, gas, electric, drinking water, 
green infrastructure). 

Parks and open space: Urban renewal agencies have contributed to open space projects, including plazas, parks, and trails as part of a complete neighborhood plan. Funding can go toward land acquisition, planning, infrastructure provision, and facilities. While not directly a housing project, parks investments can help make an area attractive for private housing development.



URBAN RENEWAL CAN SUPPORT HOUSING IN MANY WAYS ... @

» Support development on challenging sites or when market
Market-rate housing conditions not strong enough for new development

* Results in increased tax base, generates TIF revenue*

» Lower development costs to allow lower rents
» Results in increased tax base, generates TIF revenue*

Workforce housing

» Provide gap financing (one of many sources) or other

Affordable housing development support
» Generally does not increase tax base

» Provide capital contribution or other development support, no
funds for operations / services

» Generally does not increase tax base

* Unless paired with a tax abatement, which would delay when the tax base would increase.

CITY OF BEND
CORE AREA PROJECT



URBAN RENEWAL & HOUSING:
EXAMPLES FROM OREGON COMMUNITIES

CITY OF BEND



TIGARD — ATTWELL OFF MAIN (2017) @

About the project:

e 165-units, 1,800sf commercial
o Market-rate multifamily

e Total private investment: $31m

City role:
e Site control initially by UR agency
« SDC waiver of $1.7m from UR funds

* Vertical Housing tax abatement (10 years,
partial abatement)

Attwell Off Main Apartments. Source: Green Light Development.

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
The Town Center Development Agency participated in a public-private partnership with Capstone Development to complete a 165-unit apartment building. Through the agreement, the developer team purchased the agency-owned property for its appraised value of $1.7 million, but the agency provided an SDC waiver for the same amount to the developer to offset some of the estimated $2.8 million in SDCs incurred by the project. The project brings 300 residents to downtown Tigard. Since the project qualifies for a partial 10-year property tax reduction under the state’s Vertical Housing program, some of the estimated $7.8 million in property taxes that would be generated over 20 years will be forgone.

Downtown Revitalization Projects- Downtown Tigard. http://www.tigard-or.gov/community/project_history.php



REDMOND — COOK CROSSING (2017) @

About the project:

« 48-unit affordable housing project for
seniors

* Includes community space & full-service
10,000 SF medical clinic

« Total project cost $12 million

=, } _h“ﬂ‘ﬁ | e v . )
- L

|~ “_ W

City role:
« $150,000 in gap financing from URA

Cook Crossing in Redmond, Oregon. Source: R&H Construction

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
Redmond’s urban renewal agency provided $150,000 in gap financing to fund Housing Works’ 48-unit affordable housing project for seniors that includes community space and a full-service 10,000 SF medical clinic. The total project cost was $12 million, and included financing from Wells Fargo’s Community Lending & Investment team. The project adds housing to an area with good access to services. Elaine Howard Consulting. Urban Renewal Fact Sheets – Cook Crossing. 

Elaine Howard Consulting. Urban Renewal Fact Sheets – Cook Crossing. http://www.oregonurbanrenewal.org/wordpress/wp-content/uploads/2016/11/2016-Project-Sheet-City-of-Redmond.pdf

NOAH Project Profile: Cook Crossing. https://noah-housing.org/docs/project_profiles/Cook_Crossing.pdf 


ALBANY — WOODWIND APARTMENTS (2015) @

About the project:

* Former 30-unit mobile home park
redeveloped into 54 workforce apartments

e $10.6 million project

* Included environmental clean-up &
restoration

 LIHTC & state housing grants

City role:
* $1.5 million in gap financing

Woodwind Apartments in Albany, Oregon. Source: Innovative Housing,
Inc.

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
The Central Albany Revitalization Area provided $1.5 million in gap financing to Innovative Housing, Inc. (IHI) to redevelop a former 30-unit mobile home park into 54 workforce apartments. IHI demolished and removed the mobile homes, oversaw environmental cleanup of oil tanks, and restoration of an adjacent creek. The $10.6 million project’s funding included low-income housing tax credits (LIHTC), state housing grants, and a special rate mortgage. Elaine Howard Consulting. Urban Renewal Fact Sheets – Albany Woodwind Apartments. 

Elaine Howard Consulting. Urban Renewal Fact Sheets – Albany Woodwind Apartments. http://www.oregonurbanrenewal.org/wordpress/wp-content/uploads/2015/10/Albany-Woodwind-Apts-corrected.pdf



BEAVERTON—THE RISE OLD TOWN (2017) @

About the project:

o 87 market-rate apartment units, 2,400 sf
retail

« Total development cost $21.3m
 Metro TOD grant ($350,000)

City role:

* Pre-Development Grant to support market
analysis

The Rise Old Town in Beaverton, Oregon. Source: Rembold

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
The urban renewal agency has a formal program called the Pre-Development Grant program that provides no-match funding at $5,000 and 50% matching funding up to $25,000 or $75,000 (for catalytic projects). The City of Beaverton provided predevelopment funds to support market analysis on the development of a vacant block at SW 1st and Angel. The resulting development is called the Rise Old Town in Beaverton, Oregon. BURA Five Year Action Plan 2018-19. 


BURA Five Year Action Plan 2018-19. https://www.beavertonoregon.gov/DocumentCenter/View/9828/BURA-5-Year-Action-Plan-FY-2018-19?bidId=



THE DALLES —- COMMODORE |l REDEVELOPMENT @

About the project:
* Rehabilitation of historic building

e 40 units of low-income housing, one story
of office, retail on ground floor

« Total project cost $4.8m

 LIHTC, historic tax credits, state housing
grants

City role:
e Site control initially by UR agency
« $500,000 to provide parking for the

ildi The Commodore Il Building in The Dalles, Oregon. Source:
bui dlng oregonurbanrenewal.org

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
In 2001, the City of the Dalles’ urban renewal agency purchased the historic Commodore building, which had fallen into disrepair after code violations and eventual condemnation. One year later, the agency sold the building to a developer who was interested in redeveloping the building as mixed-use building with one story of office, 40 units of low-income housing on two floors, and retail on the ground floor. The agency provided $500,000 to provide parking for the building and leverage $4.3 million in other funding, including state housing grants, LIHTC equity, a historic tax credit, private equity, and a primary mortgage. Elaine Howard Consulting. Urban Renewal Fact Sheets – Commodore II. 

Elaine Howard Consulting. Urban Renewal Fact Sheets – Commodore II. http://www.oregonurbanrenewal.org/columbia-commodore-ii/ 


QUESTIONS?

CITY OF BEND



AFFORDABLE HOUSING OVERVIEW

CITY OF BEND
CORE AREA PROJECT



DEFINITIONS FOR TODAY'S DISCUSSION

 Needed Housing — Oregon term, comes from the
Housing Needs Analysis

 Available Housing — What housing is available to buy or
rent in the market

 Deed-Restricted Affordable Housing — Legal, Federal
term

 Workforce/ Middle Income Housing — for families with
iIncomes from 80% and 120% AMI

CITY OF BEND
CORE AREA PROJECT



Since 2010 Oregon Produced a Lower Ratio than U.S (0./2)

0.63 Housing Starts per Household Formed 2010 to 2016

Sherman
Gilliam
Clackamas

0.78 Wasco

Wheeler
Lincoln
0.76

Crook
0.72

Clatsop
0.82 Columbia
071

ington
0.71 Multnomah

0.59

Lane Deschutes
0.85

Douglas . Less than 0.5
A 0.5-0.75
Hﬂll"lé}II 0.75-1.0
0 10-11

WETHEN)
133

B Greaterthan 1.1

Insufficient data

Source: U.S. Census, Moody’s Analytics, ECONorthwest Calculations
CITY OF BEND |
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Presentation Notes
Deschutes County -- .85 housing starts per new household formation

Overall, Oregon underproduced by 150,000 homes from 2010 to now

This is the basis for Council’s policy direction and AHAC’s focus




HOUSING AFFORDABILITY IN BEND

IF YOUR HOUSEHOLD YOU CAN
EARNS THIS: AFFORD THIS™:

120% AMI RENT HOME PRICE
$83,520 $2,088 $320,000

@ Civil Engineer
$73,126

100% AMI RENT HOME PRICE
$69,600 $1,740 $267,000
() leacher
B System Admin & $65,170

$64631 @ F¥5'een Sales Rep

80% AMI $568,603 RENT HOME PRICE
$55,680 $1,254 $216,000
% System Operator
o/ $53,215

. Web Developer

60% AMI $47,687 RENT HOME PRICE
341,760 $940 $162,000
2\ Social Worker

> Photographer )
$40,778 ~ $41,585 Nursing Assistant
@ Salesperson . $31,044 *Numbers based on 10% down payment, 5.443%
IT END | $30,420 Recreation Worker interest over 30 years, $250 mortgage insurance,

$27 582 no HOA, 630-689 credit score, and no debt.



Presenter
Presentation Notes
Slide was produced to help illustrate the challenge we are facing currently– the mismatch between income and housing costs

Income and AMI on the left, 
Rent and home price on the right

Definitions: Affordable is defined in Bend’s Comprehensive plan as affordable to 
Renters at 60% AMI
Homeowners at 80% AMI
Assumption that no one pays more than 30% of gross income towards housing


Note this chart tops out at a home price of $320,000

Median home price is $475,000 in September



BEND'S CURRENT NEED @]HD

Housing Units Available by Income Level

Bend, 2015
Housing Available 0% 600 100% 125%
AMI AMI AMI AMI
2,778
753 671
-710 | -322 | -476
-1,286
Housing Deficit
Less than $10,000- $15,000- $25,000- $35,000 $50,000- $75,000- $100,000- $150,000
$10,000 $14,999 $24,999 $34,999 $49,999 $74,999 $99,999 149,999 or more

Household Income

CITY OF BEND | Source: U.S. Census Bureau, ACS 5 year estimates 2011-2015.


Presenter
Presentation Notes
City’s Goal: to meet housing need. Production of housing that is affordable is a barrier to reducing rents. 

Bend lacks more than 4,700 units of housing affordable to households earning less than $25,000 per year.

Much of the “surplus” of units attainable to middle-income residents is likely being used by those at lower incomes, who are cost-burdened by their housing costs.

Housing units are not available at the price points that are demanded in the current market.

Amount of AHF contribution and what that has led to….


AFFORDABLE HOUSING ADVISORY COMMITTEE G[HD

Overseeing the City’s housing revenue: Community Development Block
Grant (CDBG) and Affordable Housing Fund (AHF), and

* Providing guidance to City staff and the City Council in the establishment of housing
goals, objectives, and priorities,

* Providing guidance and assistance to City staff in the analysis and revision of existing
policies and the development of new policies that pertain to housing,

* Providing guidance and assistance to City staff in the development and implementation
of housing programs and projects,

e Monitoring and evaluating the planning, programming, and implementation of the City’s
housing activities,

* Providing leadership in promoting public education and understanding on matters
pertaining to affordable housing, and

« Coordinating activities with other City advisory committees, as well as other countywide
and regional bodies on matters pertaining to affordable housing.

CITY OF BEND
CORE AREA PROJECT
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Presentation Notes
AHAC Role

Needed housing vs affordable housing
AHAC bridges both needed and affordable

Happy to take suggestions from the public 
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Presenter
Presentation Notes
Impact of AH work (incomplete)

Dots represent types of programs:
Surplus lots mostly not visible (orange)
Affordable Housing Fund – yellow
CDBG – green and brown
NSP – teal
SDCs – blue

Owners of these properties have committed to a “deed restriction,” which requires them to be occupied by lower income residents, sometimes in perpetuity

We have lots of work to do, but this map shows we are already finding success
Map should be public any day


QUESTIONS?
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HOUSING
WORKS

N

4—05 SW 6th Street
Redmond, Oregon 97756
(541) 923-1018



Presenter
Presentation Notes
First and foremost, thanks for this opportunity. We are a complex organization and I know our time is limited, so I will go fast, but please stop me if you have questions or hold them until the end.


HOUSING
WORKS


Presenter
Presentation Notes
It’s much more than just a place to live… it’s a foundation on which to build upon.


OUR SERVICE JURISDICTION

Deschutes
166,622



Presenter
Presentation Notes
We are a public corporation organized by state statute. The county commissioners appoint our board of commissioners, but we are not part of any county or state budget, we are a stand alone organization with roughly 210,000 constituents.


N\

The Need for Affordable Housing

$1,060

2 bedroom
rents
household
Income
2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

- es=mAvg. Median Household Income @m=? Bedroom Apartment Rents



Presenter
Presentation Notes
There is certainly more focus than ever on affordable housing…well this is why. Over the last 15 years household incomes in Central Oregon have only increased 18% (a little over 1% per year), but rents have nearly doubled.


LOCAL HOUSING STATISTICS
CITY OF BEND

Household Type

® Owner HHs

m Less than $10,000
m Renter HHs

m $10,000 to $25,000
ym $25,000 to $50,000
m $50,000 to $100,000
m More than $100,000

MFI (Median Family Income) in Deschutes County = $78,600
A LIHTC property limits households to 60% MFI, which in 2019,
for a 4-person household, would be $47,160

Rent Burden Housing Stock

m Single Family
m 2-4 units
m 5+ units
Y = mobile home

m HH without burden
m HH - rent burdened

yu HH - extreme burden

Rent Burden is over 30% of income is spent on housing costs; Extreme means over 50% i



Presenter
Presentation Notes
None of these statistics are probably not too surprising.  The vast majority of the Bend’s housing stock are single family homes, even though over 40% of Bend households rent.  We have some of the highest incomes in the State and yet also some of the highest levels of rent burdened households.


. Putnam Point

(43 Units)

. Centennial Point INVESTING IN BEND

(4 Units SN)

. Emma’s Place

. Ariel Glen

. Ariel South

. Horizon House

(11 Units SN)
(70 Units)
(96 Units)

(14 Units SN)

=
=
. Summit Park ' '..I. = b
(88 Units) KD | ¥
PTTCTES : 6
L)
mik

i B
. Daggett Townhomes T f .-
(24 Units) “' = d 52 R e &
VP . -I- A
. Moonlight ae A1 H4+11471
Townhomes .- m =---
(29 Units) —] -
- =
L]

. Parks at Eastlake
(40 Units)

. Eastlake Village
(56 Units)

. Healy Heights
(70 Units)

. Carnelian Place
(47 Units Senior)

. Phoenix Crossing
(24 Units SN)



Presenter
Presentation Notes
In Bend, Housing Works currently owns 12 developments with 545 affordable low income rentals and has two more with 71 additional units in the financing stage. Most of our Bend communities were developed with City support.


&l

HOUSing TypeS Mixed Use or
Multifamily Apartments

Populations Served
e Seniors & Disabled
e Workforce
* Veterans
e Survivors of
Domestic Abuse
e Mental Illness
e Homeless
e Substance Abuse

Putnam Pointe Disorders
Bend Urban Renewal funds



Presenter
Presentation Notes
We build large multifamily buildings, some of which are mixed with commercial use. This is one of our signature properties in downtown Bend.


The Parks at Eastlake

40 family units
Bend Affordable Housing Loan



Presenter
Presentation Notes
Examples of the developments supported by Bend contributions include:


‘a & Ulf A

”m]

Horizon House

14 targeted units for SPMI
Bend CDBG/land lease with St Charles

Wnu

|||l1



Presenter
Presentation Notes
This is a photo of our recent development in Bend. Moonlight and Daggett, 53 townhomes right by Ensworth Elementary School. We have also explored modular housing and are investigating manufactured homes.


48

Moonlight & Daggett Townhomes

53 family units
Bend Affordable Housing Loan
SDC Exemption
Discounted City Land



49

Ochoco Crossing - Prineville

e - . | a ‘ ' . \“. = (i s
| - Bl By = 4
FETREIE | e 1B AT | A | ‘ a [|“ 1 £ 8

29 workforce apartments Financing:

Head Start - cafeteria « 9% LIHTC
CCPRD - gym - HOME

Other Service Providers:
Early Learning HUB Veterans Affairs
Saving Grace DHS
OSU Extension




In the Pipeline:

Carnelian Place
47 Senior/Veteran units

Plus a Mosaic Clinic
Bend CDBG and Affordable Housing Loans


Presenter
Presentation Notes
Carnelian Place will be our development reserved for seniors and will have units set aside for senior veterans at risk of homelessness.  It will also have a Mosaic Medical clinic on the ground floor like our Cook Crossing development in Redmond. The City has awarded Carnelian Place both a CDGB Loan as well as an Affordable Housing Loan. 


Forbes Road Apartments

ENHANCING LIVES AND COMMUNITIES Conceptual Rendering
3.20.18

INTEGRITY « INNOVATION - COLLABORATION

24 Special Needs Units
Surplus City Land
Affordable Housing Loan


Presenter
Presentation Notes
Phoenix Crossing will be an apartment building with one floor set aside for residents with intellectual or development disabilities and another floor set aside for survivors of domestic violence.  Phoenix Crossing will be on vacant City land and is supported by an Affordable Housing Loan.


)

How do we finance?



Presenter
Presentation Notes
You are all very astute in real estate, but I want to take a quick look at the mechanisms we use to build affordable housing and why it is so difficult.


4

<
&

Hard Costs
$3.85 million

Land $305,000

Mortgage
5%

$4.4 mil



Presenter
Presentation Notes
This is a real example of how our Moonlight townhomes deal was financed. And a good illustration of why you have not seen much multifamily development until very recently. Rents finally hit a mark that is attracting investors, but it is hurting the workforce.


$5.9 mil
for 29
Townhomes

Hard Costs Mortgage
$3.85 million 3504

Land $305,000

$2.1 mil



Presenter
Presentation Notes
Now using the information we have about affordable rents for the wages in Central Oregon, we drop rents to a reasonable amount and our ability to service the debt drops considerably. Remember that just because we lowered rents, doesn’t mean the cost of operations or construction has decreased. Given the lower rents, the investors want no part of it, so we have a big Gap now.


@l

$5.9 mil
for 29
Townhomes

Hard Costs
$3.85 million

Land $305,000

Mortgage
35%

$2.1 mil

9%
Tax
Credits


Presenter
Presentation Notes
We can use something called a 9% Low Income Housing Tax Credit call LIHTC. 9% tax credits are very competitive. Only 10-13 awards around the state every year… with over 30 applicants. The tax incentives of the credit bring in an investor and the cash needed to keep the debt and corresponding rents low.
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$5.9 mil
for 29
Townhomes

4% tax
credits

Hard Costs Mortgage
$3.85 million 3504

Land $305,000

$2.1 mil



Presenter
Presentation Notes
For Moonlight Townhomes we applied for 9% credit but did not get it. So there is something called a 4% tax credit. But 4 is lot less than 9, so you guessed it…not as much cash from the investor. 4% credits are much less powerful, but they are easier to get. Congress almost took these away. So with 4% credits we get some equity but not nearly enough. (And this example is using tax credit pricing of $1.08, this is 20-25% less now that corporate tax reform is in play, so the gap today would be even larger). So what did we do?
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$5.9 mil
for 29
Townhomes

Hard Costs
$3.85 million

Land $305,000

GHAP grant
City of Bend Loan
SDC Exemption
Deferred Dev Fee

Mortgage
35%

$2.1 mil

4% tax
credits


Presenter
Presentation Notes
We competed for a GHAP grant from the state of $1.4m, competed for the City of Bend’s affordable housing fee loans, got an SDC exemption, and deferred some of our developer fee. With this many sources you can imagine how difficult it is to get commitments from funders when so much in contingent on other sources…. But we did it.


How Do We Make it Work?

1. Government Subsidies

A) Federal Low Income Housing Tax Credit (9% and 4%)
B) State Housing Loans

1. GHAP (document recording fee proceeds)

2. LIFT (State Bond Funds)
C) Local Support

1. CDBG (if Entitlement Jurisdiction) '

2. Local Housing Fee revenues

3. General Fund Grants

4. Urban Renewal Grants/Loans

e

2. Cost Reductions
A) Donated or Discounted Land
B) Waived or Reduced SDCs and Fees

C) Economies of Scale (Higher Densities) ﬁ

Plus a lot of Creativity! WORKS



Presenter
Presentation Notes
The only way to make these affordable apartments feasible is to somehow fill that gap with subsidies or find away to reduce costs; or both.  The largest source of affordable housing subsidy is the federal Low Income Housing Tax Credit.  That program provides investors a tax credit for providing that equity investment that otherwise would be supported by high rents.  However, these tax credits are limited, allocated to each State by population and have never been sufficient to meet the need.  The State has stepped up with two loan programs but they aren’t big enough either.  That leaves local governments to make up that last portion of the gap.  


How’s the City of Bend helped?

Discounted

YA E Land
Development

Charges
Exemptions

HERSES



Presenter
Presentation Notes
The City of Bend has supported the majority Housing Works’ affordable housing developments in the City using four programs: CDBG, the Affordable Housing Loan fund (from building fees), exempted SDC’s, and discounted surplus City land.
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WHO/WHAT 15 CENTRAL OREGON £.U.5.E.
FREQUENT USER SYSTEM ENGAGEMENT

FUSE (Frequent Users Systems Engagement) is a proven model identifying frequent users

of jails, shelters, hospitals and/or other crisis public services and then improving their lives
through permanent supportive housing. Tenants are provided affordable housing with
wraparound support services, which stabilizes their lives and significantly reduces returns
to jail and homelessness, reliance on emergency health services, and improves overall

quality of life.
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WHAT'S CENTRAL OREGON S HOMELESS CRISIS!
8 8 e Homeless in Central Oregon .

The amount of time and cost Law, Health Care and
Shelter Services experience with a super utilizer
over the average person experiencing
homelessness

Super Utilizers of Law, Health Care and Shelter
Services

Homeless in Deschutes County

Information provided by HLC 2019 PIT count



0UR TARGET POPULATION “5:50” RULE

5% consume 50%

FUSE focuses on targeting our community’s frequent users

THIS IS ACCOMPLISHED THOUGH A CROSS SYSTEM DATA

MATCH

Though this Data Match we are able to develop a list of shared clients _

who meet specified thresholds of high service use.

e Homeless Services (Food and Shelter)
e Behavioral Health

e Law Enforcement

e Hospitals (ED and Hospitalizations)

e Coordinated Entry
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THE GOAL FOR ALL- COMMUNITY & RESIDENTS

} A ﬂ’?ﬁ

Criminal Justice System Medical & Mental Health Homeless Response System

«Reductions in jail usage and *Reductions in psychiatric +Reductions in shelter usage

jail days inpatient hospitalizations -Housing retention rates of
«Decreases in recidivism «Decreases in ED visits more than 85%

Cost Saving Across Systems




QUR ATM IS A PHYSICAL STRUCTURE-HOUSING

IAMPLE: REDTALL PONDS
PSH ) PERMANENT
UPPORTIVE HOUSING-
LORADO




THE GOAL FOR ALL- COMMUNITY & RESIDENTS

} A ﬂ’?ﬁ

Criminal Justice System Medical & Mental Health Homeless Response System

«Reductions in jail usage and *Reductions in psychiatric +Reductions in shelter usage

jail days inpatient hospitalizations -Housing retention rates of
«Decreases in recidivism «Decreases in ED visits more than 85%

Cost Saving Across Systems




QUR ATM IS A PHYSICAL STRUCTURE-HOUSING

IAMPLE: REDTALL PONDS
PSH ) PERMANENT
UPPORTIVE HOUSING-
LORADO




THE PARTM[NTS




Community Space

Smgle Point of
Entry




WHOS AT THE FUSE TABLE
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WHAT DO WE NEED!

-LAND/ OR EXISTING BUTLDING QUESHONS?
SHANNON RIES
-FUNDING: CAPITAL, SERVICES, SRIESOCENTRALOREGONFUSE . ORG
RENTAL SUBSIDIES, OPERATIONS Y1-673- 2113
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