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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

PART 1

BY THE NUMBERS, 2000/2016

§

COOS COUNTY OREGON

2000 2015 2000 2015

62719 62944 3421399 3,982,261

@ POPULATION % CHANGE

@ AGE % CHANGE 1 11.8%

$31,542 $39110  $40916  $53.210

MEDIAN

m%%SNElEHOLD % CHANGE 1 23.9%
INFLATION ADJUSTED  $44 110  $57,722  $53210

¥V -11%

O

% CHANGE

MEDIAN HOUSE
(2o VALUE
(Owner Occupied) % CHANGE

25187 23531 1742638 1,832,620

PERSONS % CHANGE ¥ -6.6%

53 505 652 620
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Making investments with potentially lasting positive impacts







B Gl | s 2P Significant
\ —~ oo, : | Underclass
- But the vulnerabilities are truly extensive

Self Management
Problems

Profit

from Poverty

Disposition
Challenges



Coos Co. Population by Years Born (2000-2015)
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Housing costs have increased
significantly despite a static @ e
population and declining workforce.

—

This is partially A mirroring of national Increased recognition Ongoing speculation in
attributable to real estate trends of the area’s geographic the vacation house market
beauty that is slowly discovering

the south coast of Oregon

Population, 1950-2016

70,000
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65,000 62,779 y | 62,944.
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COO0S COUNTY 55,000
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4 3,982,267

4,000,000

OREGON 3,500,000

3,000,000
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1,500,000 j j

1,000,000

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.

Residential Sales, 2000-2016

Median Sales Price, 2000-2016
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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.
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Coos County Renter
Affordability,

2000-2016

Median Median
Affordable Rent for

Rent Coos
: County
$571 :
$499

$716 $727

$699 $646

2010 ; 2015

2000
Median Median
Affordable House
Home Value $194,800
Value  (owner $169,900
Occupied) T RbY
: : $135,393 >
FOR SALE
"I- $111,207 :
$94,900
Coos County Owner
Affordability,
2000-2016
2000 2010 : 2015

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

SR Less than $20,000

—
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25%
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10% /
5%
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Number of Housing Units Built Per Year in Coos County

401

Average
Number of
Housing Units
Built Per Year
Since WWII
(1950 - 2010)

73 Nnberof

Housing Units
Built Per Year
Since 2010
Housing Units Built by Decade, 1940-2016
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Gap between Renter Households and Rental Units for Households at Each Income Gap between Owner Households and Owner Units for Households at Each Income
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Young Renter Maturing Renter First Time

Aging

In-Place

Households Households Buyers

1980-2010
Supply and Demand More or Less in Balance Across the Pipeline

Price to Income Ratio ~ 3:1



2010 - Present
Supply Becoming Constrained at Various Junctures
So Prices Rise Where Demand Exceeds Supply Which is Where Demand Gets Backed Up

\

Aging

In-Place

-

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






Stock-Flow-Invest

— New?



Stock-Flow-Invest

(I No....we are not building
M — —> New? because you cannot afford
what it costs us
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Stock-Flow-Invest

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

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
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Stock-Flow-Invest

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

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

You are in luck! But...it'll
cost ya, and...well....see for
yourself




How much?

Whatever | can get

Landlord



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

Some bite hard and
will do this, rewarding owners
for decades of disinvestment

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




Minimum Rent to Charge to Break Even
(Free Land) (on average)
Across Coos County for 800 SF apartment
$1,300/month

- $708/mo

Maximum Affordable Rent - $592/month

Single Renter @ Minimum Wage ($21,320)




Minimum Rent to Charge to Break Even
(Free Land) (on average)
Across Coos County for 800 SF apartment
$1,300/month

Maximum Affordable Rent - $1,084/month

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

- $35,000 or - $250/mo

Afford $200,000 home

Two Renters @ Minimum Wage ($42,640)




Can’t afford to b
s Hospital Support Staff

Consuming marginal rentals, dissatisfied,
and imposing downward pressure

Two Renters @ Minimum Wage ($42,640)




$1,300/mo

Can’t afford to b
Sl Lol Lo Loy Hospital Support Staff

1st Responders/Teachers :

Consuming marginal rentals, dissatisfied,
and imposing downward pressure

Can’t afford to rent Service Sector

$800/mo






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

PART 2

A SLOWLY EVOLVING REGIONAL ECONOMY

P9 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

3 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




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.

Total Housing Units Owner-Occupied Units
(15,256 Age Cohorts in Coos Count
30,600 18,300 g y
30,400 // i:’;gz 17,864
30,200 17,700 20,088
29,800 / 17,300 —
/ 17,100
29,600
16,900 16,700 Boomers
29,400 16,700 (1946-1963)
29,200 16,500
2000 2010 2016 2000 2010 2016
Renter-Occupied Units Vacant Units 2%%1980)
9,100 <D 5,000 4,726 < Silent
e — 1925-1945
- / -
’ / ’ Millenials
8,800 / m (1981-2000)
8,700 / 4,000
8,600 / /
8,500 3,500 —@
8’400 €D 7/ 2000 2005 2010 2016
8,300 3,000 -
2000 2010 2016 2000 2010 2016

Between 2000 - 2016 Coos County lost 1,000+ owner units; rising prices reflect this shortage



Starting with incomes that are simply lower than what
can afford a developer’s break even, a feedback loop is

in effect in Coos County

Falling per capita
iIncome relative to
development
expense




Starting with incomes that are simply lower than what
can afford a developer’s break even, a feedback loop is

in effect in Coos County

Falling per capita Cost gap developers
iIncome relative to cannot meet
development
expense

Shift in demand from
aspiring to obtain new to

2 Income HHs settling for existing

But existing owners are aging in
place longer than in the past,

and their homes are

not always marketable

Value : Income
Ratios rising



Some new affordable rental + some new affordable
ownership + some rehabilitated rental + some

rehabilitated owner-occupied homes.

TAKING TAKING ACTION ON HOUSING ISSUES

ACTION @




There are going to be costs

TAKING
ACTION

TAKING ACTION ON HOUSING ISSUES

Financing
$250-$350

Month for
Renters

$30,000
$60,000

for
Buyers

44

Equity

Systems

Stakeholders

Multiple
Types

Multiple
Locations




Incomes matter, and employers are major ingredients in future success

TAKING TAKING ACTION ON HOUSING ISSUES

ACTION

Financing Equity Systems | [Stakeholders Multiple
Types
$250-$350
Month for Multiple
Renters Locations
$30,000
$60,000

for
Buyers




The capacity to spend what is raised will be a critical element to address

TAKING
ACTION

TAKING ACTION ON HOUSING ISSUES

Financing
$250-$350

Month for
Renters

$30,000
$60,000

for
Buyers

44

Equity

Systems

Stakeholders

Multiple
Types

Multiple
Locations




Many organizations and institutions will have to come together

TAKING
ACTION

TAKING ACTION ON HOUSING ISSUES

Financing
$250-$350

Month for
Renters

$30,000
$60,000

for
Buyers

44
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Systems
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Various projects across many markets will be needed

TAKING
ACTION

TAKING ACTION ON HOUSING ISSUES

Financing
$250-$350

Month for
Renters

$30,000
$60,000

for
Buyers

44

Equity

Systems

Stakeholders

Multiple
Types

Multiple
Locations




Strategically done, a little at a time, to loosen the market

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

; [ et
: -
B,

L T T O )
l SoutHwesEEﬁ Oregon Banden Dunes
Community College Golf Resort

North Bend
N BMC School District
sdical Center e a—
=

North Bend Medical Center -

- —5a=n | Hospital

* Walmatt Stipercenter
ooy, (T) BB

employerwith
200+ employees)

E Coos County
E Area Places

Y/, publicly Owned Res. Land

[ RESIDENTIAL - umnmo\,m//
5




But if everyone comes together, this challenge can be tackled
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Median Age

Increase in Median Price 2000
Vacancy Rate

Yearly Starts 1950-2010

Yearly Start 2010-Present

2018 Population Compared to 1980
Probable Per Unit Subsidy (+ land/inf)













SOURCES AND USES STATEMENT

RECOMMENDED
USES

TEN YEAR TOTAL (2020-2030)

Development of
Affordable Housing
for Teachers and
First Responders

- Ownership
Opportunities

Cost to
Buyers

Acres/
Unit

Approximate
Lot Size

Total
Acres

Avg Acres|Yr

Rehab
Units

New
Units
(Cottage (Existing
Units) Units)

OWNER

60 60 $200,000

Development of

Affordable Rental Units

for Service and Tourist
Sector Workers

Monthly
Rent

Acres/
Unit

Approximate
Unit Size

Total
Acres

Avg Acres|Yr

RENTAL

$1,000 Variable 0.08

9.23

0.92

TOTAL

10 Year Total

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




$40,000/unit subsidy (on average) x however many units you are able to do

New Rehab TOTAL
Units

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

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







