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WORKSHOP AGENDA AND CONTENT

 Presentation and Discussion Topics
 Overview of Costs of Growth

• Infrastructure and service costs
• Non-monetary / indirect costs
• Other considerations

 Learn from experiences of peer cities & other jurisdictions
• Challenging UGB amendment process
• How growth patterns affect costs & impacts

 What does this mean for Keizer?



POPULATION GROWTH IN KEIZER

Moderate population growth... 

As of 2018:
 38,600 people
 14,350 households

Since 2010:
 2,150 people  (+6%)
 660 new households  (+5%)

... few completely vacant parcels

Vacant Land



POPULATION GROWTH IN KEIZER
Where is population growth happening? 

2000 2016Population 
density



2013 Housing Needs Analysis: 

Housing need exceeds capacity in Keizer by 1,674 units; 
projected new land need: 313.4 acres (supplied from 
land near Salem, infill, UGB expansion, or a combination)

WHY SHOULD KEIZER GROW?
NEEDED HOUSING



WHY SHOULD KEIZER GROW?
JOBS

2013 Economic Opportunities Analysis:

Projected job growth of 3,774 & employment land need: 
21.6 acres commercial; 41.8 acres institutional



HOW SHOULD KEIZER GROW?

 Increased efficiency vs. outward growth

 Outward growth = UGB expansion

Salem-Keizer 
Urban Growth Boundary

Cottage housing in Salem

ADU community in Portland



HOW SHOULD KEIZER GROW?
Keizer Zoning

 Much of city zoned for single-family 
housing

 Central Keizer zoned for mixed use 
and multifamily housing



HOW DO YOU EXPAND A UGB IN OREGON?

Determine 
Land Need

Determine 
Land Supply

Compare 
Need with 

Supply

Analyze and 
revise 

capacity 
within 

existing 
UGB

Determine 
how much 

land is 
needed

Evaluate 
Lands for 

Inclusion in 
UGB

UGB Amendment Process Overview



SHARED UGB WITH SALEM

• All jurisdictions must agree

• Salem has lots of land inside UGB



COSTS OF GROWTH: INTRO

Fiscal / service costs

 Utilities
 Transportation
 Parks
 Public Safety
 Schools
 Other services

Non-monetary / indirect costs

 Changes to rural character and function
 Changes to city neighborhood character 
 Possible school district split
 Traffic congestion and crashes
 Health impacts
 Environmental costs—energy, pollution



COSTS OF GROWTH: LITERATURE REVIEW
Outward growth (sprawl) tends to cost cities more than internal growth (infill)

Infrastructure Costs

Calgary study compared compact urban 
growth scenario with sprawl scenario.

Significant cost savings for compact 
development:
• 33% savings on capital infrastructure 

costs
• 14% savings on operations

Transportation Costs & Environmental Impacts

EPA study compared impacts for infill sites vs. 
suburban edge/greenfield sites. 

Infill development had:
• Shorter average trip distances
• Fewer vehicle miles traveled (VMT) per capita
• Shorter travel times 
• Lower household travel costs
• Lower emissions production 
• Greater access to multi-modal transportation 

options and community amenities
Sources: Sustainable Cities Initiative, 2012; EPA, 1999



WHAT HAPPENS WHEN WE GROW?

 Water
 Wastewater / Sewer
 Stormwater

Who pays?

SERVICE COSTS: UTILITIES



WHAT HAPPENS WHEN WE GROW?

 Roads and highways
 New roads
 Road expansions

 Transit

Who pays, and what 
proprortion?

SERVICE COSTS: TRANSPORTATION



WHAT HAPPENS WHEN WE GROW?

 Parks
 Public Safety
 Schools
 Libraries
 Etc.

Who pays?

SERVICE COSTS: OTHERS



WHAT HAPPENS WHEN WE GROW?

 Changes to rural 
character and function

NON-MONETARY & INDIRECT COSTS



WHAT HAPPENS WHEN WE GROW?

 Possible school district split
 Traffic congestion and crashes
 Health impacts
 Environmental costs—energy, pollution

NON-MONETARY & INDIRECT COSTS



WHAT HAPPENS WHEN WE GROW?

 Who are we expanding for?
 Where do new residents work? Are they driving 

more? 
 What are their City service expectations? 

 Size of government will increase

 Intergovernmental relations (Keizer/Salem/Marion 
Co./Polk Co.)

 Character of expansion areas – new vs. old 
neighborhoods
 Smaller lots, larger homes

 City tax base

OTHER CONSIDERATIONS / DISCUSSION



VALUE OF NEW DEVELOPMENT
Higher tax revenues per acre for higher-density 
development

Townhomes on Shoreview Ln N
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VALUE OF NEW DEVELOPMENT

Townhomes vs. single-family homes on McNary Estates Dr N

Higher tax revenues per acre for higher-density development



LESSONS LEARNED
CASE STUDIES

Keizer

Woodburn

 Woodburn
 McMinnville
 North Bethany
 + other peer cities & UGB 

expansion areas

North Bethany

McMinnville



COMPARISON: PEER CITY GROWTH
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LESSONS LEARNED

 UGB amended in 2016
 Process took over 10 years
 Expended ~$1 million in public funds
 Two challenges in Oregon Court of 

Appeals
 Finally resolved through binding 

mediation

WOODBURN

Keizer

Woodburn



LESSONS LEARNED

 Initial ask: 
 546 acres for residential
 409 acres for industrial
 22 acres for commercial

 1000 Friends of Oregon 
objected to:

 amount of industrial 
land

 inclusion of high-
value farmland

WOODBURN



LESSONS LEARNED

 Mediation in 2015: Woodburn, 
Marion County, 1000 Friends 
of Oregon & State of Oregon

 Agreement included:
 20-year expansion 

limitations
 Excluding 230 acres 

designating as Urban 
Reserves

 Excluding approx. 125 
acres of residential land

WOODBURN



LESSONS LEARNED

 Worked towards expansion for 
over 10 years

 Abandoned plans in 2012

MCMINNVILLE

Keizer

McMinnville



LESSONS LEARNED

 Proposed to expand 
by 1,200 acres

 Approx. 2/3 was high-
quality farmland

 Advocates objected to 
exclusion of rural 
residential “exception 
lands” in favor of 
farmland

MCMINNVILLE



LESSONS LEARNED

 Since 2012, City has 
adopted efficiency 
measures to accommodate 
growth

 Currently revisiting UGB 
expansion; concerned that 
land supply is inhibiting 
growth 

MCMINNVILLE



LESSONS LEARNED
NORTH BETHANY,
WASHINGTON COUNTY

Keizer

North Bethany

 Portland Metropolitan UGB amended 
in 2002

 Held up in litigation for several years
 Faced significant challenges for 

funding infrastructure
 Now rapidly developing



LESSONS LEARNED
NORTH BETHANY

 800 acres added to 
UGB

 Balance of exception 
land and EFU zoned 
farmland



LESSONS LEARNED
NORTH BETHANY

 One of many areas 
added in 2002 – the 
year of Metro’s largest 
UGB expansion in 
history



LESSONS LEARNED

 10-year lag between expansion and when first homes were constructed
 Long and contentious planning process
 Existing funding sources left the County approx. $100,000 short per house in 

capital costs for infrastructure
 County adopted $69 million infrastructure funding package:

 Higher SDCs
 Transportation Development Tax (TDT) funds
 Up to $10 million from Major Streets Transportation Improvement Program 

(MSTIP)—funded through county-wide property taxes
 Additional property taxes for lots in North Bethany ($1.25 per $1,000 of 

assessed value)

NORTH BETHANY: FUNDING CHALLENGES



DISCUSSION

 Planning Process
 Timing
 Shared UGB
 Best Places for Growth
 Keizer’s Character

POTENTIAL TOPICS



LESSONS LEARNED

Woodburn
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LESSONS LEARNED

 Transportation
 Water
 Sewer
 Stormwater
 Parks
 Schools (some districts)

SYSTEM DEVELOPMENT CHARGES (SDCs)



LESSONS LEARNED
SDCs

Portland Metro UGB 
Expansion Areas
 North Bethany, 

Washington County
 South Hillsboro
 South Cooper Mountain, 

Beaverton
 River Terrace, Tigard

North Bethany

South Cooper Mountain

River Terrace

South Hillsboro



LESSONS LEARNED
SDCs

$44,613 $45,061 $46,091 
$43,330 $44,774 

$36,352 

 $-
 $5,000

 $10,000
 $15,000
 $20,000
 $25,000
 $30,000
 $35,000
 $40,000
 $45,000
 $50,000

North
Bethany

South
Cooper

Mtn

South
Hillsboro

River
Terrace

Average
Expansion

Areas

Average
Other
Areas

$9,911 

$5,509 

$602 

$7,817 
$8,764 

$3,150 

$600 

$15,415 

$11,669 

 $-

 $2,000

 $4,000

 $6,000

 $8,000

 $10,000

 $12,000

 $14,000

 $16,000

 $18,000
Average
Average Expansion

Total SDCs SDCs by categoryAverage 
25% 

Increase



LESSONS LEARNED

 Keizer & peer cities
 Woodburn
 McMinnville
 Salem
 Albany
 Redmond

SDCs

Albany

Woodburn
McMinnville

Salem

Redmond

Keizer



LESSONS LEARNED
SDCs
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LESSONS LEARNED

 Impacts of growth patterns on:

 Land use mix & transportation 
options 

 Increased driving and associated 
costs

REVISITING NON-MONETARY IMPACTS

2013 Housing Mix

Single Family

Townhouse/Condo

3 - 5 Plex

Multi-Family

Mobile Home



LESSONS LEARNED

One-third of Keizer’s population doesn’t have the option to drive

TRANSPORTATION OPTIONS



LAND USE MIX & TRANSPORTATION OPTIONS



LAND USE MIX: EDGE VS. CENTRAL
Keizer edge Keizer central



LAND USE MIX: WOODBURN & MCMINNVILLE



LAND USE MIX: NORTH BETHANY

North Bethany



LAND USE MIX: SHERWOOD, OR



LAND USE MIX: SHERWOOD, OR



VEHICLE MILES TRAVELED

Vehicle Miles Traveled 
Per Capita
USDOT 2011

Daily VMT: sprawl vs. non-sprawl
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TRANSPORTATION MODE SPLIT
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(ACS 2016)
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WHAT DOES THIS MEAN FOR KEIZER?
 Takeaways:

 Outward growth has impacts that must be weighed (VMT, transportation 
options, changes to community character, etc.)

 Keizer has not planned for large-scale annexation or expansion

 Costs will be higher because everything will be built from scratch

 High costs = higher SDCs 

 Keizer is known for low fees; to preserve budgets and service levels, will 
have to increase fees dramatically

 Demand in Keizer may not be sufficient to support infrastructure costs

 Homes may not be affordable to current Mid-Valley residents



Q&A / DISCUSSION 
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