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COOS 
COUNTY 
MARKET 
CONTEXT

Demographically and economically, 
Coos County has been challenged 
since before the turn of the century. 

PART 1

The county has remained relatively static in 
terms of population growth since its peak in 1980. 
Simultaneously, the number of employed persons 
has steadily decreased since a high in the 1980s and 
has fallen by more than 6% since 2000 while the 
percent of the population over the age of sixteen in 
the labor force declined by 7% over the same period.  
Today, only 50.5% of those over the age of sixteen are 
in the labor force compared to 62% for Oregon and 
63.5% for the US.  This creates an economic challenge 
for the county – fewer residents in the workforce 
supporting an ever greater number of residents that 
don’t work (e.g. retired, unemployed, not looking for 
work, etc.).  On the housing front, it further erodes 
the number of households that can afford housing.  

BY THE NUMBERS, 2000/2016

POPULATION

MEDIAN
HOUSEHOLD
INCOME

MEDIAN HOUSE
VALUE
(Owner Occupied)

COOS COUNTY OREGON

% CHANGE

62,779
2000 2015

62,944

0.2%

3,421,399
2000 2015

3,982,267

16.4%

% CHANGE

$94,900 $169,900

79.0%

$152,100 $247,200

62.5%

$31,542 $39,110

23.9%

$40,916 $53,270

30.2%% CHANGE

INFLATION ADJUSTED $44,497 $39,110

-12.%

$57,722 $53,270

-7.7%% CHANGE

AGE
% CHANGE

43.1 48.2

11.8%

36.3 38.1

7.7%

EMPLOYED
PERSONS % CHANGE

25,187 23,537

-6.6%

1,742,638 1,832,620

5.2%

PERCENT
OVER 16 IN
LABOR FORCE

% CHANGE

54.3 50.5

-7.0%

65.2 62.0

-4.9%
16+

County population is not growing; the economy is 
adding fewer jobs, incomes are not keeping pace with 
development costs, and most important of all, a lot of 
people in Coos County are getting much older 



Vibrant and forward looking in many respects



Poised in many respects to be a lasting destination



Making investments with potentially lasting positive impacts



Some evidence of residential risk taking



But the vulnerabilities are truly extensive
Significant

Underclass

Self Management

Problems

Profit

from Poverty

Disposition
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In 2000, the red people were working and raising kids. The gray people were making kids. Red kids are long gone. 
Gray kids are about to be gone. Only yellow people can now make kids. 

When blue die off and red starts to die off, this place falls off a cliff demographically. It’s already a retirement community.



What kind of a county are you hoping to be?

Significant

Underclass

Self Management

Problems

Profit

from Poverty

Disposition

Challenges



Indeed, too many older households have been staying 
too long in too many homes that have had too few 
upgrades.

Not enough income (purchasing power) from the 
younger families Coos County does have to get into a 
“stuck” market where development costs are high.
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Housing costs have increased 
significantly despite a static 
population and declining workforce.  

COOS COUNTY HOUSING ANALYSIS AND ACTION PLANPART 1

A mirroring of national 
real estate trends 

Increased recognition 
of the area’s geographic 
beauty

Ongoing speculation in 
the vacation house market 
that is slowly discovering 
the south coast of Oregon 

Residential Sales, 2000-2016
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The real estate market in Coos County reflects the local 
economic conditions - the substantial  increase in median 
sales price that occurred during the real estate boom of the 
early 2000s receded slightly after the Great Recession but 
not to the attainable level noted in 2000.  The increase in 
median sales price since 2012 has the current median sales 
price near the record high noted in 2007. 

Too many older households have been staying too long 
in too many homes that have had too few upgrades.

Not enough income (purchasing power) from the 
younger families Coos County does have to get into a 
“stuck” market where development costs are high.



0%

5%

10%

15%

20%

25%

30%

35%

2005 2010 2016

Less than $20,000

$20,000 to $34,999

401
Average 

Number of 
Housing Units 
Built Per Year 

Since WWII 
(1950 - 2010) 

Average 
Number of 
Housing Units 
Built Per Year 
Since 2010

73

0
1,000
2,000
3,000
4,000
5,000
6,000
7,000

P
re
-1
94
0

19
50
s

19
60
s

19
90
s

20
00
s

20
10
-2
01
6

19
70
s

19
80
s

4,041

510

19
40
s

Renter Occupied, Cost Burdened 
(greater than 30% of household income) 

Number of Housing Units Built Per Year in Coos County

Housing Units Built by Decade, 1940-2016

Older owners want to age in place, and those wanting 
to move can’t get their asking price, are staying longer, 
and while staying, aren’t making improvements. 

Coos County Renter 
Affordability, 
2000-2016

2000 2010 2015
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House
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Occupied)

$111,207
$94,900
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COOS COUNTY HOUSING ANALYSIS AND ACTION PLANPART 1

Gap between Renter Households and Rental Units for Households at Each Income
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RENTAL GAP ANALYSIS  
There is a deficit of rental units 
affordable to all groups except those 
earning $20,000 - $35,000 (and a small 
surplus for those earning $35,000 - 
$50,000). In short, Coos County is 
mostly a $500 to $1,000 per month 
rental market (with some availability 
in the $1,000 – 1,500 per month 
market).  

For renter households earning more 
than $35,000, such a breadth of choice 
between $500 and $1,000 makes Coos 
Bay an affordable area in which to 
rent. 

For renter households earning less 
than $20,000, being forced into the 
same $500-$1,000 price range means 
paying more for housing than they can 
afford. czb calculates that the county 
is short roughly 1,100 units for those 
earning less than $20,000.  

OWNERSHIP GAP ANALYSIS  
The largest deficit is in homes 
affordable to households earning 
$20,000 - $35,000. These households 
can only afford a house priced 
between $60,000 to $105,000 and there 
are very few ownership opportunities 
that actually fall within that range.  
Households in this income range are 
better candidates for the rental market 
due to the high cost of housing in 
Coos County.  In fact, there is a deficit 
in homes affordable to any household 
earning less than $50,000.  

At the $50,000+ income level, a 
household could afford a house priced 
at $150,000.  At this price point, a 
household begins to see some options 
on the market.  Greater opportunities 
can be found for those households 
willing and able to spend more than 
$200,000 (beyond the $176,800 value 
for a median priced house in Coos 
County). 
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Gap between Owner Households and Owner Units for Households at Each Income

Seller’s are asking prices that renters hoping to 
buy simply cannot afford, so they continue to rent, 
move away, or figure this out before coming and 
choose to stay away.  Landlords have steady 
income and no incentive to make upgrades. 



Price to Income Ratio ~ 3:1

Young Renter 
Households

Maturing Renter 
Households

First Time 
Buyers

Move Up 
Buyers

Aging 
In-Place

1980-2010

Supply and Demand More or Less in Balance Across the Pipeline



Maturing 
Renter 

Households

Move Up 
Buyers

First Time 
Buyers

Young Renter 
Households

Aging 
In-Place

Aging 
In-Place

2010 - Present

Supply Becoming Constrained at Various Junctures


So Prices Rise Where Demand Exceeds Supply Which is Where Demand Gets Backed Up

Seasonal Rentals Reduce Supply

Aging Owners Not Moving Reduces Supply


——————————

Owners of Rental Property Have an Incentive to Raise Rents and a Disincentive to Maintain Property

Price to Income Ratio > 4:1



Landlords have steady income and no incentive to 
make upgrades. 



Stock-Flow-Invest

① New?



Stock-Flow-Invest

New?①X No….we are not building 
because you cannot afford 
what it costs us



Stock-Flow-Invest

New?①

No….we are not building 
because you cannot afford 
what it costs us

②

X
Old?



Stock-Flow-Invest

New?①

No….we are not building 
because you cannot afford 
what it costs us

② Old?

X
X

No….we are staying put 
unless you can pay more, 
which you can’t, besides…

we haven’t changed out the 
1970 avocado green kitchen 
appliances either



Stock-Flow-Invest

New?①

No….we are not building 
because you cannot afford 
what it costs us

② Old?

X
X

Any?

No….we are staying put 
unless you can pay more, 
which you can’t, besides…

we haven’t changed out the 
1970 avocado green kitchen 
either

③



Stock-Flow-Invest

New?①

No….we are not building 
because you cannot afford 
what it costs us

② Old?

X
X

Any?
You are in luck!  But…it’ll 
cost ya, and…well….see for 
yourself

No….we are staying put 
unless you can pay more, 
which you can’t, besides…

we haven’t changed out the 
1970 avocado green kitchen 
either

③



How much?

Landlord:  Whatever I can get!



Some bite hard and

will do this, rewarding owners

for decades of disinvestment 

Some stay and become cost 
burdened where they are, 
occupying a unit others with 
less income could use

Some will become 
frustrated with their 
options and leave, and 
their departure will cement 
aging and disinvestment



Single Renter @ Minimum Wage ($21,320)

Maximum Affordable Rent - $592/month

Minimum Rent to Charge to Break Even 
(Free Land) (on average)


Across Coos County for 800 SF apartment

$1,300/month

- $708/mo



Two Renters @ Minimum Wage ($42,640)

Maximum Affordable Rent - $1,084/month

Minimum Rent to Charge to Break Even 
(Free Land) (on average)


Across Coos County for 800 SF apartment

$1,300/month- $316/mo



Two Renters @ Minimum Wage ($42,640)

Minimum Sale Price to Charge to Break 
Even (on average)


Across Coos County for 1,200 SF homes

$235,000

Afford $200,000 home

- $35,000 or - $250/mo



Two Renters @ Minimum Wage ($42,640)

Can’t afford to buy

Consuming marginal rentals, dissatisfied,

and imposing downward pressure 

$1,100/mo

$1,300/mo

Hospital Support Staff



Can’t afford to buy

Consuming marginal rentals, dissatisfied,

and imposing downward pressure 

$1,300/mo

1st Responders/Teachers

$800/mo

Can’t afford to rent Service Sector

Hospital Support Staff



Sufficient supply for buyers making $75,000 or 
more ($300,000); little supply for renters earning 
less, and generally crappy rental stocks in 
between.  The market is STUCK.

$100,000 $200,000$50,000

Few WANT to buy these, and sellers won’t sell for less
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FACTORS 
INFLUENCING  
THE STATE OF 
HOUSING IN 
COOS COUNTY

The Coos County housing narrative 
is essentially framed by a series of 
interconnected and very complex 
influences, all of which impact the 
region beyond just housing.  

PART 2

Housing tends to be one of the most visible and 
precise indicators of a community’s success or 
failure and is typically evaluated through the lens of 
quality, availability and affordability. The research 
and analysis that follow attempt to categorize these 
influences into five topic areas that can be easily 
accessed for review and ultimately addressed by the 
community.   

In most cases, these influences upon a community 
are longstanding and have likely been the topic of 
many regional discussions over the years. How a 
community responds to these influences matters 
greatly in its ability to move forward.  In some cases, 
the challenges confronting Coos County are not 
unique to only this region but impact similarly sized 
communities throughout America.  But in all cases, 
the challenges are certainly difficult to address and 
how and why each community tackles them must 
be uniquely tailored to their particular economic, 
political and social context.  

A SLOWLY EVOLVING REGIONAL ECONOMY 

THINGS ARE LOOKING A BIT RUNDOWN IN MANY 
NEIGHBORHOODS 

THE COUNTY’S POPULATION IS STEADILY AGING 
AND IS STYMIED BY A LACK OF MOBILITY 

ZONING CODES AND DEVELOPMENT FEES ARE ALL 
STICKS AND NO CARROTS  

NEW HOUSING PRODUCTION HAS BEEN 
CURTAILED BY THE DECLINE OF THE LOCAL 
CONSTRUCTION INDUSTRY AND THE REALIZATION OF 
THE FINANCIAL STRENGTH OF THE EMERGING COASTAL 
VACATION ECONOMY

1

2

3

4

5

COOS COUNTY HOUSING ANALYSIS AND ACTION PLANPART 2

Nature of Coos County economy, large volume of 
shabby homes, sellers who won’t sell for a price buyers 
can afford and want to pay, older households without 
next stage of life housing options, zoning impediments, 
and higher profit at higher price points



Sizable numbers of units being converted to second 
homes and held vacant combined with fewer and fewer 
new units coming on line, making it impossible for 
moderate income renters to move up, tightens the 
bottom so lower wage workers are really hurt.
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As a result of the national real estate implosion in 2007 
and subsequent Great Recession many local contractors, 
builders and construction firms closed shop and/or left the 
area.  The construction industry was the hardest hit of any 
in the County – suffering a 28.2% workforce loss between 
2006 and 2016.  Today, anyone looking for a builder or 
general contractor will be challenged to find one and if 
they do the schedule will not likely fit within their desired 
construction timeline.  

Further complicating the limited number of contractors 
within the county is the fact that those who remain in the 
county are often drawn to custom build projects and the 
reward of higher per square foot margins. This may be 
partly attributable to the uptick in vacation housing and 
seasonal rental upgrades as well as the notable demand for 
housing in the $275k - $375k range.  

NEW HOUSING PRODUCTION HAS BEEN CURTAILED BY THE DECLINE 
OF THE LOCAL CONSTRUCTION INDUSTRY AND THE REALIZATION OF THE 
FINANCIAL STRENGTH OF THE EMERGING COASTAL VACATION ECONOMY

5

COOS COUNTY HOUSING ANALYSIS AND ACTION PLANPART 2

A housing market with a limited construction workforce 
can expect that workforce to take advantage of the demand 
for their services and gravitate to those projects that are 
willing to pay more for their services.    
In the case of Coos County, a simple reality exists 
where a small market for $275k - $375k houses 
has virtually capitalized the entire construction 
workforce.  

WHY IT MATTERS

Housing that has been converted to seasonal vacation 
rentals combined with very little new production has led 
to a housing crisis in the county since 2010 – the County’s 
population has remained relatively static but has lost more 
than 1,500 housing units in the housing supply chain.  
The workforce feels the impact of this constrained 
supply and housing prices and rental rates remain 
artificially high as a result.  

Total Housing Units

Changes in Coos County Employment by 
Industry Sector

Percent Change
2006-2016

Construction -28.2%
Professional and Business 
Services -28.3%
Mining and Logging -6.7%
Trade, Transportation, Utilities -6.5%
Manufacturing 10.6%
Leisure and Hospitality 2.3%
All Government -3.8%
Education and Health Services -22.9%

Owner-Occupied Units

Renter-Occupied Units Vacant Units
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The appeal of the vacation housing economy is not just a 
boon to contractors benefiting from increased per square 
foot prices but also to those that own quality housing 
stock within the county and have realized the rewards of 
renting out their unit on AirBnB or VRBO (Vacation Rental 
By Owner) or even Craigslist.  The steep decline in the 
number of occupied housing units throughout the county 
appears to be closely correlated to the rapid increase in 
vacation rentals available over the same period.  Between 
2010 and 2016, the county experienced a loss of more than 
1500 owner occupied units.  Although exact numbers 
are not available, most of these were likely converted to 
vacation/seasonal rentals.  This has a significant impact 
on the housing market in Coos County – this net loss of 
housing units available to residents creates an artificial 
“demand” that keeps housing prices above what the local 
market can afford.

Between 2000 - 2016 Coos County lost 1,000+ owner units; rising prices reflect this shortage
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While it may be true that age ain’t nothing but a number, it does 
tell a story when viewed through an economic and geographic 
lens.  Where young college graduates gravitate to for work can be 
an indicator of a clustered employment center or an area known for 
innovation opportunities.  Conversely, many warm and coastal areas 
in the US are magnets for retirees.  In the case of Coos County, there 
has not been an influx of older folks but rather a steady aging of the 
local population.  

In 2016, the median age in Coos County was 48.2 compared to 39.1 
for Oregon.  The county’s median age has increased by 12% since 
2000 making Coos County the 10th oldest county in the state and 
these older households are aging in place to a greater extent than the 
state in general.  In Coos County, almost 31% of homeowners have 
remained in their current house since 1999 compared to only 25% 
statewide.  This contributes to a low turnover rate in housing sales/
rentals and creates a stuck market.  The turnover rate in 2016 was 
3.2% (total number of sales/total housing units or 990/30,481).  The 
national average is generally double this rate (in the 6%- 8% range).  

Boomers make up the largest age cohort in the county and their 
numbers have increased slightly since 2000. More than two thousand 
Millennials left the county after the year 2000 and have not returned. 
Interestingly, Xers are increasing slightly as a percent of the Coos 
County population. 

THE COUNTY’S POPULATION IS STEADILY AGING 
AND IS STYMIED BY A LACK OF MOBILITY 3

As the county ages in place and 
residents remain in their homes, they 
leave few opportunities for a healthy 
and revolving housing market.  
With a turnover rate of less than 
half the national average, the 
housing market feels stuck.  What 
can’t be fully ascertained from 
these numbers is the percent of 
older householders that would 
like the option to step down into 
a smaller house…a choice that is 
not currently available to them.  

WHY IT MATTERS

The stuck market has implications 
beyond the residents of the county. 
Newcomers to the area will have a 
hard time finding quality housing 
at a reasonable price given the 
lack of movement in the market. 
Anecdotally, there have been many 
stories about new hires to the area 
not being able to find housing 
and having to turn down their job 
offers.  

The demographic make up of the county 
offers both concern and hope.  
Concern from the purely numeric 
perspective – Boomers (those born 
between 1946 – 1964) make up the 
largest percent of the population 
and the Silent generation (1925 – 
1945) is the fastest growing segment 
of the population.  But the fact 
that Xers (1965-1980) are steadily 
increasing as a percent of the 
county’s population is a positive 
sign as they tend to be in the most 
productive stage of their careers.  
Could Millennials (1981-2000) 
follow their lead and begin to move 
back to Coos County?
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2000 2005 2010 2016

Boomers
(1946-1963)

19,019
20,088

8,731

6,465
Millenials
(1981-2000)

Gen X
(1964-1980)
Silent
(1925-1945)

8,898
9,730

10,850

8,286

Age Cohorts in Coos County
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The matter of finding quality workforce housing, rental or ownership, for 
existing employees or new hires surfaced repeatedly in many of the focus group 
meetings conducted as part of this study.  Anecdotally, employers reported 
hiring new staff from outside the county only to bring them in for initial office 
visits and the new hires reporting they could not find a suitable place to live 
and ultimately declined the offer.  Another governmental representative shared 
the story of sixteen journeymen in the electrician’s trade that were slated to 
move to Coos County but were unable to find apartments or houses and had 
to decline the offer.  A much-needed infusion into the county’s construction 
industry was turned away for lack of housing.  
These cases demonstrate how housing can negatively impact economic 
development and employment opportunities within the county.  

Unsticking the housing market and providing workforce housing in the 
county is everyone’s business.  To effectively address these challenges 
everyone will need to play an active role – governmental entities, nonprofits 
and, yes, employers.  There are a number of ways employers can assist in 
the production of housing – the most accessible entry into this arena is via a 
financial partnership with a nonprofit entity focused on housing production.  

Employer Funded Housing Program  
TAKING ACTION ON HOUSING ISSUES
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Ten major employers 
in the county - each 

with a need for employee 
housing and each with a 
community responsibility 
- represent a significant 
partnership opportunity. 

The South Coast Development Council identified the 
following employers in their South Coast Profile as 
those based in Coos County with 250+ employees:

Southwestern Oregon 
Community College 

Bandon Dunes 
Golf Resort 

Bay Area 
Hospital 

North Bend Medical Center Roseburg Forest Products 

South Coast Education Services 

North Bend 
School District 

The Mill Casino 

Walmart Supercenter 

FCR Call 
Center 

(the next largest 
employer with 
200+ employees)

and
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And then there is land; city-owned land, 
county-owned land, land that is owned 
by the school district or other public 

districts and properties that have been acquired 
as a result of tax foreclosures and sit in limbo 
– these offer opportunities for future housing 
development.  
Publicly owned land can be transferred to a non-profit 
organization to build housing upon thus removing 
the cost of land from the housing equation.  This not 
only makes the house or apartment building that much 
more affordable to the end user, it generates new tax 
revenue for the city or county once the development is 
complete.  In many cases, the disposition of city/county 
owned infill properties for new housing development 
goes a step further and actually catalyzes neighborhood 
revitalization when done well – neighbors, upon seeing 
these new houses constructed nearby, begin to invest 
more in their own homes.  

PART 3 COOS COUNTY HOUSING ANALYSIS AND ACTION PLAN

BEST PRACTICE EXAMPLE 

Affordable housing is so hard to 
find in South Florida that Broward 
County is giving away 40 vacant lots 
so more working-class homes can 
be built — which the county received 
because of unpaid property taxes — 
to 10 nonprofit agencies. Broward 
will pay some site preparation costs 
and provide up to $60,000 in down 
payment assistance to each eventual 
homebuyer, but the nonprofits will 
pick up the rest.
SunSentinal, March 16, 2017

The map below illustrates properties within and near Coos 
Bay, North Bend and the immediately surrounding areas 
that are owned by public entities and designated residential 
land – there may be opportunities to subdivide some of 
these properties and give the land away for workforce 
housing development.  Also illustrated on this map are those 
properties that are privately owned and residentially zoned 
with no improvements (housing) on them – possible private 
infill development opportunities (illustrated in blue). 

San Diego selling $1 lots: Is this the 
future of ‘affordable housing’ for the 
middle class?
Spokesman Review, February 20, 2018

Strategically done, a little at a time, to loosen the market
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TAKING ACTION ON HOUSING ISSUES
There is no single approach that 
can fully address, let alone resolve, 
the housing issues that plague 
Coos County.  
The compounding influences that have resulted 
in the current set of circumstances will require a 
multi-pronged approach to begin to move the needle 
and unstick the housing market.  It will demand 
a focused effort.  It will cost money.  It will take 
time.  And it will require a lot of heavy lifting on 
the part of the entire Coos County community – the 
private sector, the public sector, and the nonprofit 
organizations.  

The details of how to facilitate such action will be the 
responsibility of Coos County but there are some best 
practices that illustrate successful actions in other 
communities and provide handrails to grab onto 
as the community moves down this path.  To that 
end, the following pages outline a series of actions 
that, by design, can be tackled simultaneously or 
individually.  Each action requires a collaborative 
approach and can be replicated anywhere in the 
county.  Some of the proposed actions are based on 
well-established planning principals while others 
have not been done before.  In czb’s experience, 
however, the determining factors in whether a 
community solves its problems are: creativity, 
collaboration, and commitment.  
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But if everyone comes together, this challenge can be tackled
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If everyone comes together across Coos County, this challenge can be successfully tackled
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You will have to think very differently to undertake housing work not as housing work 
but as economic development - stewarding and deploying resources quite strategically
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RECOMMENDED 
USES TEN YEAR TOTAL (2020-2030)

Cost to 
Buyers

Approximate 
Lot Size

Acres/
Unit

Total 
Acres Avg Acres/Yr

Development of 
Affordable Housing 
for Teachers and 
First Responders 
- Ownership 
Opportunities

New 
Units   

(Cottage 
Units)

Rehab 
Units  

(Existing 
Units) TOTAL

OWNER 60 60 120 $200,000 50' x 110' 0.13 7.50 0.75

Development of 
Affordable Rental Units 
for Service and Tourist 
Sector Workers

New 
Units

Rehab 
Units TOTAL

Monthly 
Rent

Approximate 
Unit Size 

Acres/
Unit

Total 
Acres Avg Acres/Yr

RENTAL 60 60 120 $1,000 Variable 0.08 9.23 0.92

New 
Units

Rehab TOTAL

10 Year Total 120 120 240

# of Years 10 10 10

Annual Production 12 12 24

Subsidy Per Unit $35,000 $45,000 $40,000

Annual Subsidy $420,000 $540,000 $960,000

10 Year Total $9,600,000

RECOMMENDED 
SOURCES Annual 10 Years

General Fund (1.3%) or 
Bond

Local Commitment by Residents of Coos County to Solving the Problem $300,000 $3,000,000

CDBG (Redirect) Local Commitment by Residents of Coos County to Solving the Problem $135,000 $1,350,000

Nonprofits Commitment by Local Nonprofit Service Agencies $125,000 $1,250,000

School System Commitment by Local Employers $75,000 $750,000

Private Partners Commitment by Private Citizens/Companies $75,000 $750,000

Medical Community/
Hospital 

Commitment by Local Employers $150,000 $1,500,000

State State Commitment by OHCS $100,000 $1,000,000

TOTAL $960,000 $9,600,000
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Bond
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Medical Community/
Hospital 

Commitment by Local Employers $150,000 $1,500,000

State State Commitment by OHCS $100,000 $1,000,000
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$40,000/unit subsidy (on average) x however many units you are able to do

1,745 units short (for HHs < $20,000) x $40,000 = $70M 
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