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Housing Production Incentives
Eugene City Council Work Session
February 11, 2026
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Today’s Agenda 

• Background
• Proposed Housing Production Incentives

• Tax Exemption for Moderate Income Housing

• Moderate Income Revolving Loan Fund

• Tax Exemption for Housing in Core Commercial Centers
• Council Options 
• Discussion 
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Housing Need 

▸ Oregon Housing Needs Analysis (OHNA) ▸ 25,944 new dwelling units over the next 20 years ▸ Need to produce 70% more units annually compared to the last 
10 years▸ Since 2013: 953 units/year▸ Current Need: 1,600 units/year
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20-Year Housing Need by Income Level
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Source: Oregon Housing Needs Analysis, January 2026

Affordable Housing Moderate Income Market Rate

2025 Area Median Income (AMI) = $91,700 for a household of four
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Proposed Housing Production Incentives 

The Tool 

The Incentive

Affordability

Geographic 
Boundary

10-year property tax exemption for new 
housing  (ownership or rental)

Moderate Income 
Housing 

60-120% AMI

Within ¼ mile of 
transit 

Housing in 
Commercial Centers 

Market-rate 

Commercial Centers

Revolving loan fund 

Moderate Income 
Revolving Loan (MIRL)

<120% AMI eligible

Council would 
determine
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10-year Tax Exemption: 
Moderate Income Housing

Attachment A

60-120% AMI Affordability
Rental or 
homeownership

Eligible Housing

4+ units, or 
25 units/acre

Project Size

Within ¼ mile of fixed 
route transit line 

Geographic 
Boundary

Until 2032Pilot Period
Council decision within 
60 days
Council consent 
agenda item 

Project 
Application 

Process
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Moderate Income Revolving Loan (MIRL) 
Fund 

The Basics
• Oregon Housing and Community Services (OHCS) makes a no-interest 

loan to the City. 
• City can loan or grant these to a developer for moderate-income housing. 
• Two options for loan repayment.
• City keeps 5% for administrative costs, County keeps 1% 
• City discretion at program set-up

• Affordability (up to 120% AMI) 
• Geography
• Other local criteria

Attachment B
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MIRL Repayment Option A: 
City Grants to Developer; Forgoes Property Tax Payments and 
Repays With Those Funds 

OHCS

1
Loan

City

2
Grant

Developer 

3

New property tax exempted, but 
equivalent amount paid as fee 

County
Fee sent to OHCS to 
pay back loan

Attachment B
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Repayment Option B: 
City Loans to Developer; Developer Repays City and 
City Repays State 

MIRL

OHCS

1
Loan

City

2

Loan Developer 

3

Developer pays back 
loan to City 

4

City pays back loan to 
OHCS 

Attachment B

9

Process to Establish a Local ProgramMIRL

1

City
passes ordinance or 

resolution

2

City
enters into master 

agreement with 

OHCS 

3

OHCS 
enters into

IGA with 

County

Attachment B
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Application Process MIRL

1

Developer
prepares application 

Submits to 

2

City
Reviews application

County
Determines maximum 

grant/loan amount

3

City
Provisionally 

approves 
application

Loan 
request

4

OHCS
reviews application

If all criteria 
met, deemed 
complete 

5

City
enters into loan 
agreement with 

OHCS 

6

City
enters into loan or 

grant agreement with 

Developer

7

City
Adopts project-

specific ordinance 
or resolution

8

Application 
approved

Attachment B

11

Risk Assessment & Upcoming 
LegislationMIRL

• There’s risk to the City as the borrower
• If Developer was unable to make payments

• Option A – City forgoes tax payment, Developer pays fee

• City would rely on Tax Assessor delinquency processes

• Option B – allows City to make a loan 

• City could have lien on property 

• Technical fixes in current legislative session
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10-year Tax Exemption: 
Housing in Commercial 

Centers 

Attachment A

No restrictionsAffordability
Rental or 
homeownership

Eligible Housing

4+ units, or 25 
units/acre

Project Size

Commercial Centers & 
Downtown Center 
(yellow and orange) 

Geographic 
Boundary

Until 2032Pilot Period
Adapted from 
Accelerated MUPTE: 
• 60 day turnaround
• Consent item
• Staff review 
• 7 public benefit criteria

Project 
Requirements & 

Application 
Process
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Proposed Housing Production Incentives 

The Tool 

The Incentive

Affordability

Geographic 
Boundary

10 year property tax exemption for new 
housing  (ownership or rental)

Moderate Income 
Housing 

60-120% AMI

Within ¼ mile of 
transit 

Housing in 
Commercial Centers 

Market-rate 

Commercial Centers

Revolving loan fund 

Moderate Income 
Revolving Loan (MIRL)

<120% AMI eligible

Council would 
determine
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Council Options Any combo of today’s 3 proposed incentives 

If Council would like to… 

Continue refining programs’ 
frameworks before seeking 

public feedback

then… 

Option 1: Schedule another 
work session to continue 

discussion

Seek public feedback earlier in 
the process 

Option 2: Schedule 1 or more 
public hearings on ordinance(s) 

& schedule follow up work 
session
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