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Open House
November 18, 2009
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� Explain the purpose and preliminary 
results of Coburg Urbanization Study

� Hear community’s thoughts about how and 
where future growth should be 
accommodated

� Identify next steps to incorporate this 
feedback into Urbanization Study
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�� Determine whether CoburgDetermine whether Coburg’’s UGB has s UGB has 
enough buildable land to meet the housing enough buildable land to meet the housing 
and employment needs for expected and employment needs for expected 
growth over the next 20 yearsgrowth over the next 20 years
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�� Rich history of community involvement in Rich history of community involvement in 
establishing vision for growth:establishing vision for growth:
�� Coburg Crossroads (2003)Coburg Crossroads (2003)

�� 2004 Urbanization Study2004 Urbanization Study

�� 2005 Zoning Code/Comprehensive Plan 2005 Zoning Code/Comprehensive Plan 
AmendmentsAmendments

�� Information from these past efforts has Information from these past efforts has 
been used as framework for current studybeen used as framework for current study
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� Maintain Coburg’s small town atmosphere
� Quality of life/livability
� Attract young families with school-age children
� Retain existing elementary school
� Plan for parks/open spaces
� Protect surrounding agricultural lands
� Buffer between residential and industrial lands
� Use land efficiently 
� Plan for sequential development outward from existing 

city center



"�����#����
�	�
��"�����#����
�	�
��
� Implementation of Urbanization Study underway in 2004 

halted because of lack of sewer capacity
� Understanding that process would commence with 

further progress on wastewater
� 2005 Comprehensive Plan:

� When a public sanitary sewer system is completed, the City shall
encourage the utilization of existing lots to promote a more 
compact urban growth form.

� New adopted population forecast based, in part, on 
availability of wastewater

� Ability to accommodate additional employment lands 
based, in part, on availability of wastewater

� Population forecast and employment land need basis for 
anticipated growth



Inventory 
supply of 
suitable 

employment 
lands

1.  Amend 
regulations to 
include new 
efficiency 
measures
2.  Amend UGB to 
include 
sufficicent 
buildable lands 
to accommodate 
housing needs, 
or
3.  Combination 
of these 
measures

Land Supply
(Buildable Lands)

Land Demand Comparison of Land Supply v. Demand UGB Expansion

Coordinated 
Population 
Forecast

Inventory 
supply of 
buildable 

residential 
lands

Economic Opportunities 
Analysis
* Review national/state trends
* Develop 20-year forecasts
*  Assess community 
development potential
* Determine site requirements
* Convert growth into land need
* Identify needed sites

Housing Needs Analysis
* Identify relevant national, state, 
and local demographic trends 
* Demographic characteristics of 
the population, and household 
trends
* Estimate the number of new 
units needed. 
* Determine the types of housing 
that are likely to be affordable to 
the projected households.
* Estimate the number of 
additional new units by structure 
type.
* Determine the density ranges for 
all plan designations and the 
average net density for all 
structure types.
* Evaluate unmet housing needs 
and the housing needs of special 
populations (Goal 10 needs). 

Does UGB contain enough 
suitable industrial and 

commercial land needed to 
satisfy long and short-term 

demand?

Does UGB contain enough 
buildable land at actual 
residential densities?

Yes

Yes
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No

Identify and evaluate 
efficiency measures to 

increase residential 
densities

Does the efficiency measures 
forego the need to expand 

the UGB?

Yes

No

No 1.  Amend 
regulations to 
reduce need
2.  Redesignate 
other properties 
within UGB, or
3.  Amend UGB to 
include sufficicent 
lands for 
employment 
needs
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UGB expansion must comply with statewide 
planning goals and related statutes and 
administrative rules

� ORS 195.036 –Coordinated population forecast
� Goal 9 –Economy
� Goal 10 –Housing
� Goal 11 –Public facilities
� Goal 12 –Transportation
� Goal 14 –Urbanization
� ORS 197.298 –Priority for inclusion of land in UGB
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OAR 660-009 requires:
� Economic Opportunities Analysis (OAR 660-

009-0015)
� Economic Development Objectives (OAR 

660-009-0020)

� Designate lands for commercial and industrial 
uses (OAR 660-009-0025)
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Goal 10 and OAR 660-008 require:
� Housing needs analysis

� Analysis of national, state and local trends
� Historical density and mix

� Needed housing by price and type
� 20-year supply of buildable land



����(%�������

Goal 14:  Urbanization
ORS 197.298:  Priority Scheme
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Population and Population and 

Employment ForecastsEmployment Forecasts
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Coburg will growCoburg will grow……

Coordinated Population Forecast adopted by Lane CountyCoordinated Population Forecast adopted by Lane County

Figure 1. Projected Population, City of Coburg, 200 8-2030
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Coburg 2010 
Adjusted Total 

Projected 
Employment 

2030

Projected 
Employment  
2031 (RTP)

Emp. Change 
2010-2030

Natural Resources * * * *
Construction 253 335 340 82
Manufacturing * * * *
Wholesale trade 171 207 209 37
Retail trade 408 606 618 198
Transportation and warehousing utilities 39 49 49 10
Information * * * *
Financial Activities 220 276 280 56
Professional and Business Services 35 53 55 19
Education and Health Services * * * *
Leisure and Hospitality 52 82 84 29
Other services, except public administration 28 35 35 7
    *Sectors with < 3 Firms 2,214 2,392 2,401 177
Government and government enterprises * * * *
Total employment 3,420 4,035 4,071 615

Table 5.9 Adjusted Coburg Employment Growth (2010-2 030)

Source: Oregon Employment Department ten-year industry forecast (2006-2016). Adjustments to specific sector AAGR developed 
by Coburg TAC.                                                                                                                                                                                                                                                  
* QCEW confidentiality regulations forbid the presentation of data for sectors that consist of 3 or fewer firms.

and mining

What about Monaco Coach?What about Monaco Coach?
�� Significant immediate & short term Impacts. Significant immediate & short term Impacts. 
�� Long Term (20Long Term (20--year) forecast assumes a trend that accounts for recovery year) forecast assumes a trend that accounts for recovery 
of the site, and increased growth due to increased wastewater caof the site, and increased growth due to increased wastewater capacity. pacity. 
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Buildable Lands InventoryBuildable Lands Inventory
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Classify lands
� Developed
� Public
� Partially Vacant/Infill
� Vacant

Identify unbuildable areas and constraints
(for purpose of inventory)

� Floodway & wetlands
� Lot size & access

Map and tabulate



Buildable Lands Buildable Lands 
Analysis MapAnalysis Map

112.5 Total Buildable Acres112.5 Total Buildable Acres
•• 40.9  TR40.9  TR
•• 5 CBD5 CBD
•• 38.2 HC38.2 HC
•• 28.4 LI28.4 LI
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Plan Designation Acres 

Gross 
Vacant 
Acres 

Unbuildable  
Acres 

Constraint 
Deducted 

Acres 

Gross 
Vacant 
Acres 

Public 
Facilities 

Land 
Deduction 

(acres) 

Total 
Net 

Acres 

Pro-rated 
Buildable Re-
development 

Acres 
Infill 

Acres 

Total 
Buildable 
Acres 

Traditional Residential 170.6 51.9 4.4 0 47.5 8.2 39.3 (4 units) 1.6 40.9 
Central Business District 

15.0 4.5 0.2 0 4.3 0.3 4.0 1.0 
(7 units)  5.0 

Highway Commercial 93.3 35.5 0 8.5 27 4.7 22.3 15.9  38.2 
Light Industrial 193.1 21.1 1.2 0 19.9 3.7 16.2 12.2  28.4 
Total 472 113 5.8 8.5 98.7 16.9 81.8 29.1 1.6 112.5 
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Residential:
� At current densities (with sewer), the UGB has capacity for 262 

dwellings (only 30% of future units)
Employment:
� Capacity measured in sites by size

� 31 sites available
� 51.2 buildable acres
� Largest Vacant Lot: 12.8 acres

Plan Designation <1 1.00-
4.99 

5.00-
9.99 

10.00-
19.99 

20.00-
50.00 

Total Percent 
of Total 

Avg. 
parcel 
Size 

Acres         
Traditional Residential 6.8 2.0 6.9 31.8  47.5 49% 1.8 
Central Business District 2.9 1.4    4.3 4% 0.4 
Highway Commercial 3.5   23.5  27.0 27% 2.5 
Light Industrial 1.4 6.2 12.3   19.9 20% 2.8 
Total 14.6 9.6 19.2 55.3  98.7 100% 1.6 

Taxlots         
Traditional Residential 38 1 1 2  42 58%  
Central Business District 11 1    12 17%  
Highway Commercial 8 1  2  11 15%  
Light Industrial 2 3 2   7 10%  
Total 59 6 3 4  72 100%  
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How do these affect the future How do these affect the future 
need for housing?need for housing?
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�� Declining household sizesDeclining household sizes
�� Changing family structuresChanging family structures
�� Increase in younger homeownersIncrease in younger homeowners
�� Increase in minority share of householdsIncrease in minority share of households
�� Aging populationAging population

�� Downsizing from current homesDownsizing from current homes
�� Increase in age restricted communities, Increase in age restricted communities, 

assisted living, etc.assisted living, etc.
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� Demographics of housing demand have changed over 

time….

� Today’s fastest growing households are:
� Young professionals
� Empty nesters
� Single parents
� Couples without children 
� Senior citizens

� They create demand for: 
� The Live/Work/Walk experience
� Apartments, condos and townhouses



0##��������
��0�������0##��������
��0�������

$205,000 $159,000 $136,500 $114,000 $91,500 Affordable Sales Price

$1,430 $1,143 $1,001 $858 $715 Affordable Rent

$57,200 $45,750 $40,040 $34,320 28,600Income

Family of 4

$136,500 $105,000 $89,000 $73,500 $60,000 Affordable Sales Price

$1,000 $801 $700 $600 $500 Affordable Rent

$40,000 $32,050 $28,000 $24,000 $20,000 Income

Single Person

100% 
Median

80% 
Median

70% 
Median

60% 
Median

50% 
Median

Table 4: Housing Affordability at various % of Cobu rg Median Income
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Using a mortgage payment calculator, the monthly payment for a $200,000 and $350,000 home was calculated assuming a 30-year 
fixed mortgage with 6.5% interest rate. Two earners is based on double the income of 1 earner.                                  
Source: http://www.salaryexpert.com/

66%131%39%78%107653821,500Food Service Worker

39%78%23%47%180090036,000Administrative 
Assistant

40%81%24%48%175087535,000Manufacturing Worker

25%50%15%30%2800140056,000Registered Nurse

35%71%21%42%2000100040,000Police Officer 
(starting)

28%56%17%34%2500125050,044Teacher (median) 

42%84%25%50%168684333,700Teacher (starting) 

2 
earners

1 
earner

2 
earners

1 
earner

2 
earners

1 
earner

Salary Position 

% income 
required for 

$350,000 home

% income 
required for 

$200,000 home

Affordable 
Monthly 
Payment

Table 5: Affordability for typical occupations in L ane County in 2009

30% of Gross Income = Cost Burdened
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� More housing choices will offer 
homes that are within reach of vital 
community members such as:
� Teachers 
� Nurses
� Fire fighters
� Police officers
� Retail salespeople
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More than 98 acres are needed for housing
� Assumes 61/22/17 housing mix 

(LDR/MDR/HDR)
(Current housing mix is 65/25/10)

� Assumes 6.6 DU/net ac

Plan Designation Total Acres

Total Res. 
Buildabe 

Acres

Total  
Needed 
Acres

New 
Needed 
Acres

        Zoned TR (LDR) 136.7 29.7 112 82.3
        Zoned TMR (HDR) 2.6 2.6 4.5 1.9
        Zoned CBD 15 1 1 0
        New Zone (MDR) 16.3 0.8 15.4 14.6
       New Zone (MU) 15 15 7.4 (7.6)*
TOTAL 185.6 49.1 140.3 98.8

Table 6.3: Residential Supply and Demand Summary

*Negative Mixed Use figure reflects the range of other uses on Mixed Use land and is not included in the 
total residential need calcuation                          
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Maximum



Coburg Homes on <= 6,000 Square Foot Lots (7.2 du/acre)



Maximum
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We are not talking thisWe are not talking this……

Eugene, OR. – 54 units per net acre Eugene, OR. – 68 units per net acre
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Something more like thisSomething more like this……
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Or thisOr this……
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And maybe thisAnd maybe this……
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Land is also Land is also 
needed for needed for 
employmentemployment……
�� Deficit of large Deficit of large 

sites (20+ ac)sites (20+ ac)

Largest Vacant: 
12.8 acres

Largest Underdeveloped: 
25.3 acres
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� Land is Needed for Public/Semi-Public 
Uses
� Estimated 49.2 acres for streets and roads, 

parks and school facilities 



������������#�+����������������#�+����
�
����51����
����51���

Land Type
Land Supply 

(2010)
Land Demand  

(2010-2030)
Deficit/(Surplus) 

(2010-2030).

  Central Business District 5 4.4 - 4.2 4.4 - 4.2
  Highway Commercial 38.2 16.8 - 16.5 16.8 - 16.5
  Light Industrial 28.4 20.8 - 13.1 20.8 - 13.1
  Campus Industrial - 0.0 - 4.7 0.0 - (4.73)
Subtotal 71.6 42 - 38.5 29.6 - 33.1**

Adjusted Subtotal
1-2 Sites/                   

(20-60) Acres

        Zoned TR (LDR) 29.7 112 82.3
        Zoned TMR (HDR) 2.6 4.5 1.9
        Zoned CBD 1 1 0
        Zoned TR (MDR--Corner Lots) 0.8 15.4 14.6
        New Zone (MU) 15 7.4 (7.6)*
Subtotal 49.1 140.3 98.8

Public and Semi-Public Facilities Existing Acres
     School 9.3 9.3 0.0
     Streets 99 13.8 14.2
     Parks 28 63 35.0
Subtotal 49.2
TOTAL 148

Table 6.8: Comparison of Land Demand and Supply, Co burg UGB, 2010-2030

* Range reflects results for two scenarios, with or without Campus Industrial Zone                                                                         
** Negative Mixed Use figure reflects the range of other uses on Mixed Use land and is not included 

Residential

Commercial/Industrial*

**The analysis of forecasted employment growth revealed a "surplus" of employment land in Coburg. 
However, analysis of economic opportunities resulted in the identified need for 1-2, 20+ acre sites in order 
to attract firms seeking larger sites. 
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� Evaluation required by ORS 197.296 and OAR 660-024
� Several measures already implemented:

� Potential additional measures:

� Can help meet identified housing needs, but will not forego UGB 
Expansion without significant changes to character

Skinny streetsSkinny streetsAccessory Accessory 
DwellingsDwellings

Duplex on corner lotDuplex on corner lot

Historic Residence Historic Residence 
PreservationPreservation

OthersOthers

Density and Housing Density and Housing 
MixMix

Zero Lot LineZero Lot Line

Flag LotsFlag Lots

MidMid--block Lanesblock Lanes
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� State priority scheme

� Goal 14 --Infrastructure service feasibility, cost 
of service, and utilization of capacity in 
existing/planned infrastructure/service 
investments (water, sewer, public safety, etc.) 
natural constraints

� Issues from Coburg Crossroads and 2004 Study

� Local Criteria
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� Established Urban Reserves;
� Exception land, and farm or forest land 

(other than high value farm land) 
surrounded by exception land;

� Marginal lands designated pursuant to 
ORS 197.247;

� Farm and forest land.

P
rio

rit
y

Higher 

Lower 



Factor 6. Retention of agricultural land as defined, with Class I being the 
highest priority for retention and Class VI the lowest 
priority.

Factor 5. Environmental, energy, economic and social consequences.

Factor 4. Maximum efficiency of land uses within and on the fringe of 
the existing urban area.

Factor 3. Orderly and economic provision for public facilities and 
services;

Factor 2. Need for housing, employment opportunities, and livability;

Factor 1. Demonstrated need to accommodate long-range urban 
population growth requirements consistent with LCDC goals;

Factor 7. Compatibility of the proposed urban uses with nearby 
agricultural activities. 

Goal 14
Location Factors
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Street PlansStreet Plans

Area 6

Areas 
1 & 2

Areas
4 & 5



CoburgCoburg Loop Loop 
PathPath



Provision of Services: 
The efficient provision of
services will be an important 
factor in selecting growth area 
alternatives

Coburg Sewer 
Collection System 
Layout: 
City of Coburg Wastewater 
Treatment Facility Draft 
Environmental Assessment 
January, 2007

Location of new well is 
undetermined at this time
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 Study Areas 
 1 2 3 4 5 6 7 8 9 10 11 
Factor 1 + + - - + + + + - - + 
Factor 2 R R R R R R E E E R R 
Factor 3 + + - o + + o o - - o 
Factor 4 + + o o + + + + - o o 
Factor 5 o + - - o o + + o o - 
Factor 6 - o - - + - + + o o + 
Factor 7 o o - - + + o o o o o 

 

•Factor 1. Demonstrated need to accommodate long-range urban population growth requirements consistent
with LCDC goals;

•Factor 2. Need for housing, employment opportunities, and livability;
•Factor 3. Orderly and economic provision for public facilities and services;
•Factor 4. Maximum efficiency of land uses within and on the fringe of the existing urban area. 
•Factor 5. Environmental, energy, economic and social consequences.
•Factor 6. Retention of agricultural land as defined, with Class I being the highest priority for retention and 

Class VI the lowest priority.

•Factor 7. Compatibility of the proposed urban uses with nearby agricultural activities.

= well suited 
= not well suited
= partial

-
o
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What has been considered in the past?What has been considered in the past?



2003:
Coburg Crossroads
Stakeholder Charrettes

In the Fall of 2002 and Spring 
of 2003, several meeting were held 
with stakeholders to discuss future 
Growth alternatives and principles for
Coburg  



The outcomes of these meetings and the Coburg Crossroads 
process have been key to several successive planning processes 
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Oregon Administrative Rule (660-024-0060(5) :

If a local government has specified characteristics such 
as parcel size, topography, or proximity that are 

necessary for land to be suitable for an identified need, 
the local government may limit its consideration to land 
that has the specified characteristics when it conducts 
the boundary location alternatives analysis and applies 

ORS 197.298.
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Local Criteria 5: Expansion should be limited to areas and tax lots that 
discourage premature development of agricultural lands and compatibility and 
transition between urban development and agricultural areas.

Local Criteria 1: Expansion should be limited to areas and tax lots which 
promote the greatest order and efficiency.

Local Criteria 2: Expansion should be limited to areas and tax lots that are 
appropriate to meet city needs.

Local Criteria 3: Expansion should be limited to areas and tax lots that would 
promote sequential development that expands in an orderly way outward 
from the existing city center, and promote a street network that is 
interconnected in order to promote connectivity and community interaction.

Local Criteria 4: Expansion should be limited to areas and tax lots that 
promote livability
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Town Plan Map:
landscape architects 
provided a visual 
presentation of the 
preferred development 
alternative



2004 Urban Reserve Area 
(identified but not adopted) 
(397 Acres)

2004 Urban Growth 
Expansion Recommendation
(261 Acres)

66 Acres

2004 Study

2004 Observations: 

Areas 5 and 6 preferred. Area
5 contains exception lands. 
Area 6 would round out the 
UGB and provide opportunities
for extending Willamette Street.
Areas 1, 2 were also 
favored if necessary.
A portion of 7 was 
recommended for employment 
lands



-20:-20:
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Based on new Study results, how Based on new Study results, how 
should UGB be expanded?should UGB be expanded?
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� Range of alternatives for feedback
� Issues with different alternatives
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�� Meet with TAC to review findings from Meet with TAC to review findings from 
Open House and discuss policy changesOpen House and discuss policy changes

�� FollowFollow--up with Planning Commission and up with Planning Commission and 
City CouncilCity Council

�� Final DocumentFinal Document

�� CoCo--adoption by Lane Countyadoption by Lane County


