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CORE AREA PROJECT 
ACCOMPLISHMENTS
Beginning in early 2019, the City of 
Bend set out to create a common 
vision and implementation plan 
that included the use of urban 

(TIF) as a funding mechanism to 
support strategic investments in 
the area. The Core Area Project 
(CAP) process brought together 
City representatives, taxing 
districts, property owners, area 
residents, and other stakeholders 
to guide the planning process and 
its implementation. These groups 
worked together to successfully:

Establish guiding principles 
for the CAP process and its 
implementation;

Create an urban design 
framework;

Determine the boundary and 
feasibility of a new urban 
renewal/TIF area; 

Identify urban renewal/
TIF investments, including 
transportation and infrastructure 

assistance, public and open 

development assistance; 

Develop an implementation plan 
and action plan to complement 
the urban renewal/TIF 
recommendations;

Identify and remove regulatory 
barriers to development, 
particularly for housing; and 

Recommend a new urban 
renewal/TIF area, and complete 
a draft Urban Renewal/TIF Plan 
and Report per state statute for 
intergovernmental review.

Figure ES-1. Recommended Core Area Urban Renewal/TIF Area



WHY THIS PLAN?
The need for this project stems 
from several goals and policies 
adopted in Bend’s 2016 
Comprehensive Plan update. 
The Comprehensive Plan 
recognizes Bend’s Central 
Core as has having a unique 
potential for quality, urban-
scale development—the City’s 
best opportunity to “grow up.”

In 2018 the City Council 
evaluated implementation 
needs and opportunities for 
the Comprehensive Plan and 
concluded that more work was 
needed to unlock the potential 
of the Core Area.

To date, the Core Area has 
underperformed—development 
has been mostly single-
story retail and remodels. No 
housing has been built, despite 
the City’s 2016 Urban Growth 
Boundary (UGB) goals for 400 
new housing units by 2028 and 
1,800 new housing units by 
2040. The Council authorized 
the Core Area Project to:

1. Evaluate the feasibility of 
urban renewal/TIF and 
proactive city investments 
and initiatives in the Core 
Area; and

2. Bring together previous 
planning studies into a 
cohesive framework of 
urban design and place 
making strategies that 
would complement and 
guide public and private 
development.

In addition to its growth 
management and public 
investment role, the project 
provided, and will continue 
to provide, a forum for 
coordination and integration 
between various city plans 
and initiatives that apply in 
the Core Area, including: 
the Transportation System 
Plan (TSP) update, Bend’s 
housing initiatives, the Bend 
Community Climate Action 
Plan (CCAP) implementation, 
and ongoing capital 
improvement planning.



FROM STUDY AREA TO URBAN RENEWAL/TIF AREA
Urban renewal/TIF boundary decisions 
are foundational; they play a primary 

plan. Tax increment is the primary funding 
source for urban renewal/TIF and may 
only be collected from inside an adopted 
boundary, and tax increment dollars may 
only be spent inside the boundary.

the urban renewal/TIF boundary as part 
of the Core Area Project included:

Conducting an initial analysis of the 
CAP study area, including the six sub-
areas;

Projecting the tax increment, 
estimating Maximum Indebtedness 

(MI), and estimating the amount of 
funding available based on an initial 
boundary recommendation; and

Making several small boundary 

additional properties based on their 
zoning or development potential.

Figure ES-2. Core Area Boundary Process

Initial Study Area Evaluation Recommended Core Area Urban 
Renewal/TIF Area



THE 2019-2020
CAP PROCESS
In 2019 the Bend Urban Renewal 
Agency (BURA) established the Urban 
Renewal Advisory Board (URAB) to 
serve as the advisory committee for the 
CAP process. The 18-member board, 
representing a broad cross-section of 
stakeholders and community members, 
met eight times between February 
2019 and March 2020.

The community-driven process 
had active participation from URAB 
members, taxing districts, property 
and business owners, state agency 

up” outreach events at Core Area 
businesses, two open houses, two 
online surveys, and discussions with 
each of the taxing districts. 

and work sessions with advisory 
committees, Planning Commission, 
BURA, and City Council. The timeline 
on this page summarizes the process 
to-date and shows the planned steps 
that will be conducted for adoption 
of the Urban Renewal/TIF Plan and 
Report.

GUIDING PRINCIPLES

Create a place where you 
can live, work, and play.

This is a walkable area with 
a balanced transportation 
system.

This area removes barriers 
and connects the East and 
West sides of Bend.

This plan leads to 
direct outcomes, it is 
implemented.

Public investments 
incentivize and catalyze 
private development.

The planning process is 
transparent and open to 

by the decisions are 
involved in the process.

This area incorporates 
sustainable and low impact 
development principles and 
practices.




















