July 19, 2021
Members of the City Council,
Changes to the Baker City Comprehensive Plan and Baker City Development Code are before you for your
consideration, with public hearings scheduled for July 27, August 10 and August 24. An additional hearing can be
added in September if needed. At the first public hearing, staff will provide an overview of the changes and focus
on giving everyone an opportunity to learn more about the revisions and ask questions.
The Planning Commission has reviewed the changes that are before you, and provided a recommendation of
approval.
These updates to the Comprehensive Plan and Development Code are primarily focused on housing, and relate
most directly to Council Goal #5, “Enhance community livability by improving support for businesses during the
COVID pandemic, increased opportunities for housing investments, and increased understanding regarding mental
health awareness impacts on the city.” This project addresses housing investment opportunity in two ways: first,
updating the housing status information and future needs projections helps direct the City’s attention to where
the needs are greatest, which helps focus policy efforts. Second, the changes to the Development Code reduce
some regulations for developing duplexes in order to have the same standards for duplexes the same as for
single-family dwellings.
The staff report (beginning on page 5) analyzes whether the proposed changes meet the criteria set forth for
amendments to the Development Code and Comprehensive Plan, and follow the requirements of the statewide
planning goals.
Summary
1) Baker City Development Code: Revisions are proposed that:
 Remove some of the regulations for developing duplexes in order to make the standards similar to
those for a single family dwelling
 Modify sign size allowances in the General-Commercial Zone
 Modify setback requirements for self-service storage
 Add an allowance for staff to correct typographical errors administratively
The full list of proposed revisions is included in the summary table in Exhibit 5, and the text of the changes is
included in Exhibit A of Ordinance 3382.
2) Chapter X of the Comprehensive Plan: Chapter X is the City’s background information and policy for housing.
The current information is from 1999 and includes housing need estimates through 2019. Through a grant
from the Department of Land Conservation and Development, Johnson Economics prepared Housing Needs
Analysis and Residential Buildable Lands Inventory reports for Baker City to evaluate what housing needs
currently exist, and are projected over the next 20 years. The report evaluates how Baker City’s current
residentially zoned land supply matches the projected need. Angelo Planning Group drafted proposed
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revisions to Chapter X of the Comprehensive Plan based on this information. The proposed revisions are
included as Exhibit B to Ordinance 3382. Text that is underlined is new, text that is lined through is proposed
to be removed.
A Housing Needs Advisory group that included representatives from the City Council, real estate profession,
construction profession, Planning Commission, Department of Land Conservation and Development, Baker 5J
School District, city staff and others, guided the work for these reports.
Some key takeaways from the Housing Needs Analysis and Buildable Lands Inventory are:
 There are an estimated 4,740 housing units in the City, and an estimated vacancy rate of 5-9%. This
vacancy rate doesn’t necessarily mean housing units available on the market. Second homes and
vacation rentals can reduce the available supply.
 Current demand is greater than supply for owner households with incomes of $35,000+, and rental
households with an income of less than $15,000 and between $50,000 - $99,000.
 Based on the current population growth estimate, 234-460 new housing units are predicted to be
needed by 2040. The need is projected to be primarily for single-family dwellings, but will also be for
duplexes, apartments and other housing types.
 The estimated capacity on the 615+/- acres currently zoned residential and are not developed, or
fully developed, is 2,443 more housing units of different kinds. Land constrained by floodplains,
wetlands or steep slopes (greater than 25%) was removed from the analysis. The majority of the
constrained lands are zoned Residential- Low Density.
Angelo Planning Group created a list of potential strategies Baker City could pursue to support
development that meets the City’s current and future housing needs. The list is meant to encompass a
large number of approaches, and not all of them will be right for Baker City now. This strategies report
gives the City a list of tools to explore for the future.
Outreach
The Planning Department sought input from the public on these changes through the following public outreach.
Staff received a number of inquiries about the changes, but public comment was limited to what is shown in the
Planning Commission minutes from June 16, 2021 (included as Exhibit 4) and the written comments in Exhibits 13.
 Two open houses held on April 19, one online through Zoom and the other in person, to discuss the
revisions.
 Information about the proposed changes and hearings was provided on the Baker City website.
 Information was included in the City newsletter.
 The Planning Commission held a public work session on May 19, 2021 to discuss the changes prior to
any public hearing.
 The Housing Needs Analysis was formed by a Technical Advisory Committee with community
representatives from different backgrounds.
 Radio ads were placed on Elkhorn Media Group’s stations.
 Notice of proposed changes was mailed to every owner of property within the city limits and UGB of
the City of Baker City on May 12, 2021.
 Information was provided in a press release, and the Baker City Herald published an article on the
changes.
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Action
The first hearing for the Ordinance considering these changes to the Development Code and Comprehensive Plan
will be July 27.
Throughout the housing discussion and the previous set of Code updates adopted in 2020, the Planning
Commission emphasized removing barriers to development, especially for housing. With the data the City now
has in hand from the Housing Needs Analysis, Buildable Lands Inventory, the Planning Commission is interested in
continuing discussions as the Council sees fit to make bigger gains in supporting housing development that meets
the needs of our community. The need for workforce housing, and the impact the tight housing market is having
on local businesses, is a priority the Housing Needs Analysis advisory group and the Planning Commission wanted
to highlight in this recommendation.
If you have any questions or concerns, please don’t hesitate to contact me prior to the meeting, I’m happy to
discuss any part of the project with you. Thank you for taking the time to look this information over, I look
forward to discussing the materials with you.
Sincerely,

Holly Kerns
Planning Director
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STAFF REPORT to the Baker City Council for Development Code Updates and Revisions to the Baker
City Comprehensive Plan - Case No. ZT-21-054
Report Date: May 11, 2021, updated June 9th and July 9th, 2021
Report Prepared by: Holly Kerns, Planning Director
Hearing Date: July 27th, 2021

I. PROPOSAL: The City Council will be deciding on:

1) Proposed revisions and additions to the Baker City Development Code
2) Revisions to Chapter X of the Baker City Comprehensive Plan based on a Housing Needs Analysis
(HNA) report completed for the City

II. SUMMARY: Amendments are necessary from time to time to reflect changing community conditions,
needs and desires; to correct mistakes; or to address changes in the law. The Planning Commission has
reviewed the proposed changes, and recommended approval.

1) Baker City Development Code: Revisions are proposed that remove some of the regulations for
developing duplexes in order to make the standards similar to those for a single family dwelling;
modify sign size allowances in the General-Commercial Zone; modify setback requirements for selfservice storage; adding an allowance for staff to correct typographical errors administratively; and
others. The full list of proposed revisions is included in Exhibit 5 beginning, and the text of the
changes is included in Exhibit A of Ordinance 3382.
2) Chapter X of the Comprehensive Plan: Chapter X is the City’s background information and policy for
housing. The current information is from 1999 and includes housing need estimates through 2019.
Through a grant from the Department of Land Conservation and Development, Johnson Economics
prepared a Housing Needs Analysis report for Baker City to evaluate what housing needs currently
exist and are projected over the next 20 years. The report evaluates how Baker City’s current
residentially zoned land supply matches the projected need. Angelo Planning Group drafted
proposed revisions to Chapter X of the Comprehensive Plan based on this information. The proposed
revisions are included in Exhibit B.
A Housing Needs Advisory group that included representatives from the City Council, real estate
profession, construction profession, Planning Commission, Department of Land Conservation and
Development, Baker 5J School District, city staff and others, guided the work for these reports.
Angelo Planning Group created a list of potential strategies Baker City could pursue to support
development that meets the City’s current and future housing needs. The list is meant to encompass
a large number of approaches, and not all of them will be right for Baker City now. This strategies
report gives the City a list of tools to explore for the future.

III. APPLICABLE CRITERIA & FINDINGS:
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Legislative land use decisions must comply with applicable provisions of the statewide planning goals,
applicable statutes and administrative rules, and applicable provisions of the Baker City Comprehensive
Plan and Development Code. The following goals, rules, plan policies, and development code text are the
criteria applicable to review of the proposal. The Planning Commission has reviewed the proposal, and
recommends a finding that the proposal meets all of the applicable criteria.
Baker City Development Code (BCDC)
BCDC Chapter 4.7 – Land Use District Map and Text Amendments:
BCDC Section 4.7.200 Legislative Amendments. Legislative amendments are policy decisions made by City
Council. They are reviewed using the Type IV procedure in Section 4.1.500 and shall conform to the
Transportation
Planning
Rule
provisions
in
Section
4.7.600,
as
applicable.
BCDC Section 4.1.500 – Type IV Procedure (Legislative)
A. Pre-Application Conference...
B. Application Requirements…
C. Notice of Hearing
1. Required hearings. A minimum of two hearings, one before the Planning Commission and one before
the City Council, are required for all Type IV applications, except annexations where only a hearing
by the City Council is required.
2. Notification requirements. Notice of public hearings for the request shall be given by the City
Planning Official or designee in the following manner:
a. At least 20 days, but not more than 40 days, before the date of the first hearing on an ordinance
that proposes to amend the comprehensive plan or any element thereof, or to adopt an
ordinance that proposes to rezone property, a notice shall be prepared in conformance with ORS
227.175 and mailed to:
i. Each owner whose property would be rezoned in order to implement the ordinance (including
owners of property subject to a comprehensive plan amendment shall be notified if a zone
change would be required to implement the proposed comprehensive plan amendment);
ii. Any affected governmental agency;
iii. Any person who requests notice in writing;
iv. For a zone change affecting a manufactured home or mobile home park, all mailing addresses
within the park, in accordance with ORS 227.175; and
v. Owners of airports shall be notified of a proposed zone change in accordance with ORS 227.175.
b. At least 10 days before the scheduled Planning Commission public hearing date, and 14 days before
the City Council hearing date, public notice shall be published in a newspaper of general circulation
in the City and may be posted on the City’s website.
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c. The City Planning Official or designee shall:
i. For each mailing of notice, file an affidavit of mailing in the record as provided by subsection a;
and
ii. For each published notice, file in the record the affidavit of publication in a newspaper that is
required in subsection b.
d. The Oregon Department of Land Conservation and Development (DLCD) shall be notified in writing
of proposed comprehensive plan and development code amendments at least 35 days before the first
public hearing at which public testimony or new evidence will be received. The notice to DLCD shall
include a DLCD Certificate of Mailing.
e. Notifications for annexation shall follow the provisions of this Chapter.
Recommended Findings: A) A pre-application meeting was not applicable to this proposal.
B) As the proposed revisions were generated and put forth by the City, the standard application
form and fee was not collected.
C-1) The Planning Commission held a hearing on June 16, 2021 and develop a recommendation
to the City Council. The City Council is scheduled to hold public hearings on the proposed
revisions on July 27, August 10 and August 24, 2021.
C-2a) A mailed notice in conformance with ORS 227.175 was sent to all property owners within
the city limits and Urban Growth Boundary (UGB) of Baker City on May 12th, 2021, which
provided residents and community members with notification of the proposed revisions to the
Baker City Development Code and Comprehensive Plan. All property owners were contacted
using the mailing address listed in the Baker County Assessor’s records. Notice was also provided
to affected government agencies in the area, all mailing addresses within a manufactured home
or mobile park, and the owners of the Baker City Municipal airport. No persons requested specific
notice in writing.
C-2b) Public notice of the proposed revisions and scheduled public hearings was published in the
May 4th, 2021 and June 1st, 2021 editions of the Baker City Herald.
C-2c) An affidavit of mailing for the mailed notice was filed in the record on May 12th, 2021. An
affidavit of publication for the published notice was filed in the record on May 4th, 2021 and June
1st, 2021.
C-2d) The Oregon Department of Land Conservation and Development was notified in writing of
the proposed revisions on May 12th, 2021. This notice was submitted online.
C-2e) The proposed revisions do not include an annexation request.

Conclusion: Based on the findings above, the criteria are/are not met.
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3. Content of notices. The mailed and published notices shall include the following information:
a. The number and title of the file containing the application, and the address and telephone number
of the City Planning Official or designee’s office where additional information about the application
can be obtained;
b. The proposed site location;
c. A description of the proposed site and the proposal in enough detail for people to determine what
change is proposed, and the place where all relevant materials and information may be obtained or
reviewed;
d. The time(s), place(s), and date(s) of the public hearing(s); a statement that public oral or written
testimony is invited; and a statement that the hearing will be held under this title and rules of
procedure adopted by the Council and available at City Hall (See Section 4.1.500.E); and
e. Each mailed notice required by Section 4.1.500.D shall contain the following statement: “Notice to
mortgagee, lien holder, vendor, or seller: The Baker City Development Code requires that if you
receive this notice it shall be promptly forwarded to the purchaser.”
4. Failure to receive notice. The failure of any person to receive notice shall not invalidate the action,
providing:
a. Personal notice is deemed given where the notice is deposited with the United States Postal Service;
b. Published notice is deemed given on the date it is published.
Recommended Findings: The mailed and published notices included the following information:
a) the number and title of the file containing the application, and the address and telephone
number of the Planning Department; b) a statement that the proposed revisions could affect all
properties in Baker City; c) a summary of the proposed revisions, and the location where all
materials relating to the proposed revisions could be obtained and/or reviewed; d) the time,
place and date of the scheduled public hearing to date; a statement that public written or oral
testimony is invited; a statement that the hearing will be conducted in accordance with BCDC
Section 4.1; and the required statement concerns notice to mortgagee, lien holder, vendor or
seller. C-4) Mailed notices were sent to property owners of record within Baker City and the UGB,
and were deposited in the United States Postal Service on May 12th, 2021. Published notice was
given on May 4th, 2021 and June 1st, 2021 in the Baker City Herald.
Conclusion: Based on the findings above, the criteria are/are not met.
D. Hearing Process and Procedure.
1. Unless otherwise provided in the rules of procedure adopted by the City Council:
a. The presiding officer of the Planning Commission and of the City Council shall have the authority to:
i. Regulate the course, sequence, and decorum of the hearing;
ii. Direct procedural requirements or similar matters; and
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iii. Impose reasonable time limits for oral presentations.
b. No person shall address the Commission or the Council without:
i. Receiving recognition from the presiding officer; and
ii. Stating their full name and address.
c. Disruptive conduct such as applause, cheering, or display of signs shall be cause for expulsion of a
person or persons from the hearing, termination or continuation of the hearing, or other appropriate
action determined by the presiding officer.
2. Unless otherwise provided in the rules of procedures adopted by the Council, the presiding officer of the
Commission and of the Council shall conduct the hearing as follows:
a. The presiding officer shall begin the hearing with a statement of the nature of the matter before the
body, a general summary of the procedures, a summary of the standards for decision-making, and
whether the decision which will be made is a recommendation to the City Council or the final
decision of the Council;
b. The City Planning Official or designee’s report and other applicable staff reports shall be presented;
c. The public shall be invited to testify;
d. The public hearing may be continued to allow additional testimony or it may be closed; and
e. The body’s deliberation may include questions to the staff, comments from the staff, and inquiries
directed to any person present.
E. Continuation of the Public Hearing. The Planning Commission or the City Council may continue any hearing,
and no additional notice of hearing shall be required if the matter is continued to a specified place, date,
and time.
Recommended Findings: D) All public hearings shall be conducted in accordance with the standards
listed above.
Conclusion:

Based

on

the

findings

above,

the

criteria

are/are

not

met.

F. Decision-Making Criteria. The recommendation by the Planning Commission and the decision by the City
Council shall be based on the following factors:
1. Approval of the request is consistent with the Statewide Planning Goals;
2. Approval of the request is consistent with the Comprehensive Plan; and
3. The property and affected area is presently provided with adequate public facilities, services and
transportation networks to support the use, or such facilities, services and transportation networks are
planned to be provided concurrently with the development of the property.
Recommended Findings: 1) See findings for the Baker City Comprehensive Plan and the Oregon
Statewide Planning Goals, beginning on page 12.
2) See findings for Baker City Comprehensive Plan, beginning on page 12.
3) These revisions will not add any new uses; all changes modify standards for uses currently allowed in
the Development Code. The proposed revisions affect properties within the city limits and UGB of the
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City of Baker City, which are complete with or are planned to be provided with adequate public facilities,
services and transportation networks in accordance with the Baker City Transportation System Plan
(2014), the Storm Water Management Plan for the Baker City (2010), and the Baker City Water Facility
Plan (2016), among other guiding documents.

Conclusion: Based on the findings above, the criteria are/are not met.
G. Approval Process and Authority…
1. The Planning Commission shall:
a. After notice and a public hearing, vote on and prepare a recommendation to the City Council to
approve, approve with modifications, approve with conditions, deny the proposed change, or adopt
an alternative; and
b. Within 14 business days of determining a recommendation, the presiding officer shall sign the
written recommendation, and it shall be filed with the City Planning Official or designee.
2. Any member of the Planning Commission who votes in opposition to the Planning Commission’s majority
recommendation may file a written statement of opposition with the City Planning Official or designee
before the Council public hearing on the proposal. The City Planning Official or designee shall send a
copy to each Council member and place a copy in the record;
3. If the Planning Commission fails to adopt a recommendation to approve, approve with modifications,
approve with conditions, deny the proposed change, or adopt an alternative proposal within 60 days of
its first public hearing on the proposed change, the City Planning Official or designee shall:
a. Report the failure together with the proposed change to the City Council; and
b. Provide notice and put the matter on the City Council’s agenda for the City Council to hold a public
hearing and make a decision. No further action shall be taken by the Commission.
4. The City Council shall:
a. Approve, approve with modifications, approve with conditions, deny, or adopt an alternative to an
application for legislative change, or remand the application to the Planning Commission for
rehearing and reconsideration on all or part of the application;
b. Consider the recommendation of the Planning Commission; however, the City Council is not bound
by the Commission’s recommendation; and
c. Act by ordinance, which shall be signed by the Mayor after the Council’s adoption of the ordinance.
H. Vote Required for a Legislative Change
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1. A vote by a majority of the qualified voting members of the Planning Commission present is required for a
recommendation for approval, approval with modifications, approval with conditions, denial or adoption
of an alternative.
2. A vote by a majority of the qualified members of the City Council present is required to decide any motion
made on the proposal.
I.

Notice of Decision. Notice of a Type IV decision shall be mailed to the applicant, all participants of record, and
the Department of Land Conservation and Development, within five business days after the City Council decision
is filed with the City Planning Official or designee. The City shall also provide notice to all persons as required
by other applicable laws.

J.

Final Decision and Effective Date. A Type IV decision, if approved, shall take effect and shall become final as
specified in the enacting ordinance, or if not approved, upon mailing of the notice of decision to the applicant.
The City Council decision may specify a “time phased rezone and/or comprehensive plan map amendment in
which the rezone and comprehensive plan map amendment, if any, does not become effective for a specified
period of time of up to 10 years.

K. Record of the Public Hearing.
1. A verbatim record of the proceeding shall be made by stenographic, mechanical, or electronic means. It is
not necessary to transcribe an electronic record. The minutes and other evidence presented as a part of the
hearing shall be part of the record;
2. All exhibits received and displayed shall be marked to provide identification and shall be part of the record;
3. The official record shall include:
a. All materials considered by the hearings body;
b. All materials submitted by the City Planning Official or designee to the hearings body regarding the
application;
c. The verbatim record made by the stenographic, mechanical, or electronic means; the minutes of the
hearing; and other documents considered;
d. The final ordinance;
e. All correspondence; and
f.

A copy of the notices that were given as required by this Chapter.

Recommended Findings: The decision process for this application shall be conducted in accordance
with the standards listed above.

Conclusion:

Based

on

the

findings

above,

the

criteria

are/are

not

met.

BCDC 4.7.600 – Transportation Planning Rule Compliance
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A. Review of Applications for Effect on Transportation Facilities. When a development application includes a
proposed comprehensive plan amendment or land use district change, the proposal shall be reviewed to
determine whether it significantly affects a transportation facility, in accordance with Oregon
Administrative Rule (OAR) 660-012-0060 (the Transportation Planning Rule – TPR) and the Traffic Impact
Study provisions of Section 4.1.900. “Significant” means the proposal would:
i. Change the functional classification of an existing or planned transportation facility (exclusive of
correction of map errors). This would occur, for example, when a proposal causes future traffic to exceed
the levels associated with a “collector” street classification, requiring a change in the classification to
an “arterial” street, as identified by the City’s Transportation System Plan (“TSP”); or
ii. Change the standards implementing a functional classification system; or
iii. Reduce the performance of an existing or planned transportation facility below the minimum acceptable
performance standard identified in the City’s Comprehensive Plan; or
iv. Worsen the performance of an existing or planned transportation facility that is otherwise projected to
perform below the minimum acceptable performance standard identified in the road authority’s
transportation system plan (TSP).
Recommended Findings: The proposed revisions include amendments to the comprehensive plan,
as well as the Development Code. Within the Development Code, no new uses within the existing
zones are proposed, although changes to the existing standards for certain uses are proposed. The
following findings were made to determine significance:
1. No change to the functional classification of an existing or planned transportation facility is
proposed.
2. No change to the standards implementing a functional classification system is proposed.
3. No changes are proposed which would reduce the performance of an existing or planned
transportation facility.
4. No changes are proposed which would worsen the performance of an existing or planned
transportation facility.

Conclusion: Based on the findings above, the proposed revisions do/do not significantly affect a
transportation facility and, therefore, are/are not applicable.

THE BAKER CITY COMPREHENSIVE PLAN
PUBLIC INVOLVEMENT AND PROCEDURES FOR PLANNING
GOAL: To provide for public involvement at all stages of planning decisions and to establish procedures for
changing the plan and making related policies.
[Implements Statewide Planning Goals 1 - CITIZEN INVOLVEMENT – To develop a citizen involvement program
that insures the opportunity for citizens to be involved in all phases of the planning process; and 2 - LAND USE
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PLANNING – To establish a land use planning process and policy framework as a basis for all decisions and
actions related to use of land and to assure an adequate factual base for such decisions and actions.]
POLICIES:
1. The City will make all reasonable efforts to publicize planning issues and meetings where these issues
will be discussed and decided upon.
2. Persons or firms making proposals or applications for land use decisions that may have an affect on
neighbors or the general public will be expected to provide descriptive materials and information
adequate for the determination being made.
3. The Planning Commission will continue to undertake efforts to involve and inform the public of planning
issues.
4. In instances where public hearings are required, relative to this plan, the Planning Commission and City
Council will follow procedures established in the City's zoning ordinance. These bodies are responsible
for considering the affects of a decision on the entire community and should not be swayed unduly by
the number of persons testifying for or against a particular course of action.
5. Planning decisions generally, and amendments to this plan particularly, will be consistent with the state
planning goals.
6. Planning related decisions of the City will be in accord with the policies of the Comprehensive Plan.
7. The City will maintain and regularly update information and maps used as a basis for making planning
decisions.
8. The Comprehensive Plan will be thoroughly reviewed and necessary alterations made every three years.
The staff will prepare an initial review for presentation to the Planning Commission, which will conduct
at least one public hearing and make its recommendations to the City Council.
9. Changes to the Comprehensive Plan may be made at any time. Proposals for change may be initiated by
the City Council, Planning Commission, City staff or citizens. Once a proposal is made, the following
procedures will be followed:
a. It must be demonstrated that the following conditions exist, when applicable:
i. There is a mistake or omission in the plan;
ii. There is not an adequate amount of land designated as suitable for specific uses by the Plan;
iii. If a particular area is proposed for a change in designation, it must be demonstrated that
the proposed use is more suitable in the area than the existing use;
iv. It must be demonstrated that public facilities will be used efficiently and that no unnecessary
tax burden will fall upon the general public or nearby landowners;
v. The effects on the area surrounding a proposed change will not be reasonably harmful or
incompatible; and
vi. The proposed policy or land use change is consistent with the state planning goals.
b. The City will attempt to gain media coverage of the issues and public notice of the proposed
change will be advertised.
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c. Affected public agencies will be informed and asked for a response to the proposed change.
d. The proposed change will be submitted to the LCDC for comment (if required by state law).
e. Recommendations will be forwarded by the Planning Commission to the City Council where
changes will be considered according to ordinance adoption procedures.
f.

Any measures necessary to implement the change will be initiated as soon as practicable.

10. Amendments to the Comprehensive Plan which involve an exception to the statewide goals shall comply
with all requirements of ORS 197.732.
Recommended Findings:
(1) The Planning Department staff, Planning Commission and City Council have and will follow the
standards set forth in the Baker City Development Code that gives citizens the opportunity to be
involved in all phases of the planning process. See findings for how the citizen involvement program
was implemented through the Baker City Development Code Section 4.1.500, above. In addition to
the existing citizen involvement program, staff conducted further outreach to the community,
including:








Two open houses held on April 19, one online through Zoom and the other in person, to discuss
the revisions.
Information about the proposed changes and hearings was provided on the Baker City website.
Information was included in the City newsletter.
The Planning Commission held a public work session on May 19, 2021 to discuss the changes
prior to any public hearing.
The Housing Needs Analysis was formed by a Technical Advisory Committee with community
representatives from different backgrounds.
Radio ads were placed on Elkhorn Media Group’s stations.
Notice of proposed changes was mailed to every owner of property within the city limits and UGB
of the City of Baker City on May 12, 2021.

(2) All materials relating to the proposed revisions are available for public review from the Planning
Department and posted on Baker City’s website. The materials describe the specific changes
proposed.
(3) See findings relating to public noticing and outreach in BCDC Section 4.1.500(C) and subsection (1),
above.
(4) The procedures established in the City’s Development Code for public hearings for this proposal are
included in this staff report.
(5) This staff report has been written to determine consistency with Statewide Planning Goals. See
findings for each Planning Goal, as applicable.
(6) This staff report has been written to determine consistency with the Baker City Comprehensive Plan.
See findings beginning on page 12.
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(7) The information in the Housing chapter of the Comprehensive Plan is out of date. The information
was developed in 1999, and included projections through 2019. This proposal includes an update to
the Housing chapter with current data, and projections for housing needs over the next 20 years. The
Housing chapter of the Comprehensive Plan is used to make housing policy and related decisions.
(8) All proposed revisions to the Comprehensive Plan were presented to the Planning Commission, who
recommended approval to City Council.
(9) The proposed revisions to Housing chapter of the Baker City Comprehensive Plan were initiated by
City staff. The following conditions exist:
i. The Housing chapter of the Baker City Comprehensive Plan was last updated in 1999, and
included housing needs projects through 2019. The information included is out of date and no
longer useful for its intended purpose of informing housing policy and decisions.
ii. The proposed Housing Needs Analysis demonstrates there is an adequate amount of land
available to meet projected housing need. This criterion is not applicable.
iii. No areas are proposed for a change in designation.
1. No areas are proposed for a change in designation, and no additional uses are proposed in
existing zones. There are no anticipated changes to the current use of public facilities, and no
new tax burden is anticipated.
2. No areas are proposed for a change in designation, and no additional uses are proposed to
existing zones.
vi. This report has been written to determine consistency with the Statewide Planning Goals,
findings for which can be found in findings for the Comprehensive Plan beginning on page 12 of
this report, and findings for other statewide planning goals beginning on page 23 of this report.
(b) The Planning Department purchased radio ad space with Elkhorn Media Group, which ran four times
a day on May 12th -16th, 2021, and four times a day on June 9th - 13th, 2021. Published notice was given
on May 4th, 2021 and June 1st, 2021 in the Baker City Herald. A press release was provided to local media.
(c) The City contacted affected government agencies via post, telephone and/or e-mail and requested
comments from: 1) Baker School District 5J; 2) the Baker City Public Works Department; 3) the Baker
City Fire Department; 4) the Baker City Building Department; 5) Oregon Trail Electric Cooperative; 6)
Cascade Natural Gas; 7) Century Link; and 6) the Oregon State Fire Marshal’s Office.
(d) Notice was provided to the Department of Land Conservation and Development through the online
Post-Acknowledgement Plan Amendment (PAPA) portal on May 12th, 2021, and comments were
provided (Exhibit G).
(e) The recommendation of approval from the Baker City Planning Commission has been forwarded to
City Council in the form of a staff report, in accordance with ordinance adoption procedures.
(f) If approved, any revisions to the Baker City Development Code or Comprehensive Plan will take effect
30 days after adoption by City Council, as is standard for adoption of Ordinances.
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(10)

The proposed revisions do not involve an exception to statewide planning goals.

Conclusion: Based on the findings above, the intent of the Public Involvement and Procedures for
Planning chapter, which is implementing Goal 1 and Goal 2, is/is not satisfied.
FIRE PROTECTION
GOAL: To protect the community's citizens and property from loss due to fire by a program of inspection,
direction in methods of prevention, and swift suppression of any fire outbreak.
[Implements a portion of Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop
a timely, orderly and efficient arrangement of public facilities and services to serve as a framework for urban
and rural development.]
POLICIES
(1) In order to provide the best possible service to the community, a conscientious and studied evaluation
of the department’s operation and facilities shall be made regularly, with particular attention paid to
demands incurred by new growth.
Recommended Findings: No new uses are proposed with these amendments, and no changes to the
city limits boundaries are proposed. No additional demands on fire protection services are
anticipated.

Conclusion: Based on the findings above, the intent of the Fire Protection chapter, which is
implementing a portion of Goal 11, is/is not satisfied.
PARKS & RECREATION
GOAL: To maintain present park and recreation areas and provide for the varied and growing needs of the City’s
residents and its visitors.
[Implements Statewide Planning Goal 8 - RECREATIONAL NEEDS – To satisfy the recreational needs of the
citizens of the state and visitors.]
Recommended Findings: No policies within the Parks & Recreation chapter were determined to be
applicable to this proposal.

Conclusion: The policies in the Parks & Recreation chapter, which is implementing a portion of Goal 8, do/do
not apply to this proposal.
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POLICE PROTECTION
GOAL: To protect the community's residents and their property through a program of citizen awareness and
enforcement of local and state laws.
[Implements a portion of Statewide Planning Goal 11 - PUBLIC FACILITIES AND SERVICE – To plan and develop
a timely, orderly and efficient arrangement of public facilities and services to serve as a framework for urban
and rural development.]
POLICIES
(1) In order to provide the best possible service to the community, a conscientious and studied evaluation
of the department’s operation and facilities shall be made regularly, with particular attention paid to
demands incurred by new growth.
Findings: No new uses are proposed with these amendments, and no changes to the city limits
boundaries are proposed. No additional demands on police protection services are anticipated.

Conclusion: Based on the findings above, the intent of the Police Protection chapter, which is
implementing a portion of Goal 11, is/is not satisfied.
SCHOOLS
GOAL: To assure suitable siting for the City's public schools appropriate to the policies established in the plan.
[Implements Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as a framework for urban and rural
development.]
Recommended Findings: No policies within the Schools chapter were determined to be applicable to this
proposal.

Conclusion: The policies in the Schools chapter, which is implementing a portion of Goal 11, do/do not apply
to this proposal.
PUBLIC FACILITY PLAN
[Implements Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as a framework for urban and rural
development.]
GOALS:
1. To assure urban development is guided and supported by types and levels of urban facilities and services
appropriate for the needs and requirements of the community.
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2. To assure that facilities and services are provided in a timely, orderly and efficient arrangement.
3. To provide a framework for urban and rural development within the City’s urban growth boundary
(UGB) by establishing appropriate levels of service for development within the UGB.
[Implements Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as a framework for urban and rural
development.]
POLICIES
(1) The City of Baker City shall insure the provision of urban services (water, sewer and storm drainage and
transportation infrastructure) to residential, commercial and industrial lands within the City’s Urban
Growth Area.
---(7) The City shall only support development that is compatible with the City’s ability to provide adequate
public facilities and services.
Recommended Findings: No new uses are proposed with these amendments, and no changes to the
city limits boundaries are proposed. No additional demands on public facilities are anticipated.

Conclusion: Based on the findings above, the intent of the Public Facility Plan chapter, which is
implementing a portion of Goal 11, is/is not satisfied.
SEWER SYSTEM
GOAL: To efficiently provide developed areas of the City with storm and sanitary sewer adequate for the proper
maintenance of health, safety and public convenience.
[Implements Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as a framework for urban and rural
development.]
Recommended Findings: No policies within the Sewer System chapter were determined to be applicable to
this proposal.

Conclusion: The policies in the Sewer System chapter, which is implementing a portion of Goal 11, do/do
not apply to this proposal.
SOLID WASTE DISPOSAL
GOAL: To assure a clean, healthful environment for Baker City residents, specifically through provision of fair
and efficient disposal of solid wastes accumulating within the city.
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[Implements Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as a framework for urban and rural
development.]
Recommended Findings: No policies within the Solid Waste Disposal chapter were determined to be
applicable to this proposal.

Conclusion: The policies in the Solid Waste Disposal chapter, which is implementing a portion of Goal 11,
do/do not apply to this proposal.
TRANSPORTATION
GOAL: To provide a safe, efficient and convenient transportation system realizing maximum mobility for the
community’s citizens.
[Implements Statewide Planning Goal 12 – TRANSPORTATION – To provide and encourage a safe, convenient
and economic transportation system.]
Recommended Findings: No policies within the Transportation chapter were determined to be applicable
to this proposal.

Conclusion: The policies in the Transportation chapter, which is implementing a portion of Goal 12, do/do
not apply to this proposal.
DOMESTIC WATER
GOAL: To provide in a cost-efficient manner, good quality water meeting all standards of pleasant taste, at
adequate pressure, and in sufficient quantity for development within the City’s Urban Growth Boundary.
[Implements Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as a framework for urban and rural
development.]
Recommended Findings: No policies within the Domestic Water chapter were determined to be applicable
to this proposal.

Conclusion: The policies in the Domestic Water chapter, which is implementing a portion of Goal 11, do/do
not apply to this proposal.
EXTENSION OF SEWER AND WATER SERVICES
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GOAL: To provide procedures for the extension of City sewer and water appropriate to the findings and policies
established in this plan.
[Implements Statewide Planning Goal 11 – PUBLIC FACILITIES AND SERVICE – To plan and develop a timely,
orderly and efficient arrangement of public facilities and services to serve as a framework for urban and rural
development.]
Recommended Findings: No policies within the Extension of Sewer and Water Services chapter were
determined to be applicable to this proposal.

Conclusion: The policies in the Extension of Sewer and Water Services chapter, which is implementing a
portion of Goal 11, do/do not apply to this proposal.
EXISTING NATURAL FEATURES AND LAND USE
GOAL: To preserve, protect, and conserve the quality of our environment and natural resources while providing
for the orderly growth and development of the City.
[Implements Statewide Planning Goal 6 – AIR, WATER AND LAND RESOURCES QUALITY – To maintain and
improve the quality of the air, water and land resources of the state; and
Statewide Planning Goal 7 – AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS – To protect life and
property from natural disasters and hazards; and Goal 13 – ENERGY CONSERVATION.]
POLICIES
(6) The City shall not specifically act to encourage development in known hazard areas. When construction
does take place in these areas, the City will require proper precautions to be taken.
(7) The City shall strive for development of land to its highest and best use, recognizing the various needs of
all its citizens.
Recommended Findings: The Housing Needs Analysis provides information about how existing flood zones
and steep slopes in the City relate to the existing land zoned for residential development. This data is
important for policy decisions that implement this chapter of the Comprehensive Plan.
While no new uses are proposed with this set of Development Code amendments, the Code amendment will
remove some provisions that make developing duplexes in residential zones more complex than developing
single-family dwellings.

Conclusion: Based on the findings above, the intent of the Existing Natural Features and Land Use chapter,
which is implementing Goal 7, is/is not satisfied.
LAND SUITABILITY
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[Implements Statewide Planning Goal 2 – LAND USE PLANNING – to establish a land use planning process and
policy framework as a basis for all decisions and actions related to use of land and to assure an adequate and
factual base for such decisions and actions.]
Recommended Findings: No policies within the Land Suitability chapter were determined to be applicable
to this proposal.

Conclusion: The policies in the Land Suitability chapter, which is implementing Goal 2, do/do not apply to
this proposal.
URBANIZATION
GOAL: To minimize the expansion of the urban service area outside the city limits in order to provide for the
efficient use of land, eliminate the unnecessary and uneconomical expansion of public facilities, and to conserve
agricultural lands outside of the city.
[Implements Statewide Planning Goal 14 – URBANIZATION – To provide for an orderly and efficient transition
from rural to urban land use.]
Recommended Findings: No policies within the Urbanization chapter were determined to be applicable to
this proposal.
Conclusion: The policies in the Urbanization chapter, which is implementing Goal 14, do/do not apply to
this proposal.
HOUSING
GOAL: Provision of varied housing which is safe, sanitary and adequate for all residents of the community.
[Implements Statewide Planning Goal 10 – HOUSING – To provide for the housing needs of the citizens of the
state.]
POLICIES:
1. The City shall not unduly restrict land development, thereby artificially inflating the cost of both new and
existing housing, but rather provide land in suitable quantities and encourage the construction of new
residential units to meet increased demand.
2. The City shall provide for a variety of housing options and sites and plan for suitable locations. It is
recognized that the private sector will continue their leadership role in this function.
3. The City, recognizing the financial difficulties of a sizeable segment of the City's population in providing
themselves safe, sanitary and healthful shelter, shall work cooperatively with the private sector and seek
state and federal aid where desirable to assist such persons in obtaining suitable housing.
4. The City shall advance where possible the evolution of safe and aesthetically pleasing residential
neighborhoods that are efficiently integrated with business and commercial property, schools, parks,
public facilities, and other urban development.
5. The City shall seek to make the most efficient use of developable land, particularly that already provided
with City services.
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6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

The City recognizes that certain housing policies must be tied very closely with existing land and
environmental features. The reader is referred to the ‘Land Suitability’ section of this plan.
The City shall, through mapping and other means, provide, where known, general information relative to
site development suitability.
The City shall keep an inventory of the City's housing stock and regularly update significant statistics.
The City shall give consideration to alternative residential construction both in form and lay-out, for such
reasons as aesthetics, energy conservation, lessened development costs, and provision of more usable
open space.
The City shall provide for suitable and adequate areas for mobile homes, both in mobile home parks and
on individual lots.
The City shall, in light of increasing demand for multi-family housing, provide suitable and adequate
areas for such development.
The City shall encourage maintenance of the existing housing stock in safe and liveable condition.
The City may encourage residential development within the city limits in areas determined most
appropriate.
The City shall not take actions to promote residential development of productive agricultural areas while
other suitable areas remain vacant.
The City shall continually monitor and inspect all phases of both new residential construction and
improvements to existing structures to insure safety and code compliance.

Recommended Findings: The Housing chapter is proposed to be fully updated based on the new Housing
Needs Analysis and Buildable Lands Inventory conducted for Baker City by Johnson Economics and Angelo
Planning Group (see Exhibits B, C and D). The reports were funded through a grant from the Department of
Land Conservation and Development. The data included in the current Baker City Comprehensive Plan
Housing chapter was developed in 1999, and the housing needs projections were for a 20-year period ending
in 2019.
Amendments to the Development Code are intended to remove restrictions that treat duplex applications
differently from single-family dwelling applications. The amendments will bring Baker City into compliance
with Section 2 of 2019 HB 2001. They include:
 Adding language in the residential zone chapter, table 2.2.120, noting, “Maximum densities do not
apply to duplexes.”
 Revising the minimum lot width for duplexes to match the standard for single-family dwellings in
residential zones, which is 40 feet.
 Removing references to duplexes in the residential chapter’s special standards for other single family
attached homes, such as townhomes. This will allow staff to permit duplexes using the same
standards as for single-family dwellings.
 Replacement of existing single-family dwellings is allowed in commercial and industrial zones.
Amending the language to allow any existing duplexes in the commercial or industrial zones to be
replaced will equalize treatment for both housing types.
 Removing landscaping standards for duplexes, which will match the requirements for single-family
dwellings.
 Reducing the number of required parking spaces for new duplexes from 3 to 2, which will match the
requirements for single-family dwellings.
 Allowing the permitting of duplexes using the same process (Type I Land Use Review) as singlefamily dwellings.
These changes are designed to reduce barriers to developing a variety of housing choices to meet the needs
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of community residents.

Conclusion:

HISTORIC PRESERVATION
GOAL: To recognize and preserve buildings and structures identified as having particular historic significance
or of special architectural merit in order to further education, stabilize property values, aid in beautification of
the City, and focus community pride in our colorful past.
[Implements Statewide Planning Goal 5 – OPEN SPACES, SCENIC AND HISTORIC AREAS, AND NATURAL
RESOURCES – To conserve open space and protect natural and scenic resources.]
Recommended Findings: No policies within the Historic Preservation chapter were determined to be
applicable to this proposal.

Conclusion: The policies in the Historic Preservation chapter, which is implementing Goal 5, do/do not apply
to this proposal.
ECONOMIC ELEMENT
GOAL: To improve and diversify the City's economy in order to sustain a moderate rate of growth while
protecting the natural environment and enhancing the quality of life in the community.
[Implements Statewide Planning Goal 9 – ECONOMY OF THE STATE – To diversify and improve the economy of
the state.]
Recommended Findings: No policies within the Economic Element chapter were determined to be
applicable to this proposal.

Conclusion: The policies in the Economic Element chapter, which is implementing Goal 9, do/do not apply
to this proposal.

STATEWIDE PLANNING GOALS WHICH ARE NOT APPLICABLE TO BAKER CITY
GOAL 3:

AGRICULTURAL LANDS – To preserve and maintain agricultural lands.
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Recommended Findings: No agricultural zoning designation exists within the city limits or UGB of
Baker City.
Conclusion: Based on the findings above, Goal 3 is/is not applicable to the proposed revisions.
GOAL 4:

FOREST LANDS – To conserve forest lands for forest use.

Recommended Findings: No forest zoning exists within the city limits or UGB of Baker City. As noted
in the Baker City Comprehensive Plan, Goal 4 is, “Not applicable and not addressed in this plan.”
Conclusion: Based on the findings above, Goal 4 is/is not applicable to the proposed revisions.
GOALS 15-19:
Recommended Findings: These Statewide Planning Goals are not applicable as Baker City is not
located within the Willamette River Greenway, and is not located within or adjacent to any coastal or
estuarine resources.
Conclusion: Based on the findings above, Goals 15 to 19 are/are not applicable to the proposed
revisions.
Oregon Revised Statute 197.307 Effect of need for certain housing in urban growth areas; approval
standards for residential development; placement standards for approval of manufactured dwellings.
(1) The availability of affordable, decent, safe and sanitary housing opportunities for persons of lower,
middle and fixed income, including housing for farmworkers, is a matter of statewide concern.
(2) Many persons of lower, middle and fixed income depend on government assisted housing as a source of
affordable, decent, safe and sanitary housing.
(3) When a need has been shown for housing within an urban growth boundary at particular price ranges
and rent levels, needed housing shall be permitted in one or more zoning districts or in zones described
by some comprehensive plans as overlay zones with sufficient buildable land to satisfy that need.
(4) Except as provided in subsection (6) of this section, a local government may adopt and apply only clear
and objective standards, conditions and procedures regulating the development of housing, including
needed housing. The standards, conditions and procedures:
(a) May include, but are not limited to, one or more provisions regulating the density or height of a
development.
(b) May not have the effect, either in themselves or cumulatively, of discouraging needed housing
through unreasonable cost or delay.
(5) The provisions of subsection (4) of this section do not apply to:
(a) An application or permit for residential development in an area identified in a formally adopted
central city plan, or a regional center as defined by Metro, in a city with a population of 500,000 or
more.
(b) An application or permit for residential development in historic areas designated for protection
under a land use planning goal protecting historic areas.
(6) In addition to an approval process for needed housing based on clear and objective standards,
conditions and procedures as provided in subsection (4) of this section, a local government may adopt
and apply an alternative approval process for applications and permits for residential development
based on approval criteria regulating, in whole or in part, appearance or aesthetics that are not clear
and objective if:
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(a) The applicant retains the option of proceeding under the approval process that meets the
requirements of subsection (4) of this section;
(b) The approval criteria for the alternative approval process comply with applicable statewide land
use planning goals and rules; and
(c) The approval criteria for the alternative approval process authorize a density at or above the
density level authorized in the zone under the approval process provided in subsection (4) of this
section.
(7) Subject to subsection (4) of this section, this section does not infringe on a local government’s
prerogative to:
(a) Set approval standards under which a particular housing type is permitted outright;
(b) Impose special conditions upon approval of a specific development proposal; or
(c) Establish approval procedures.
(8) In accordance with subsection (4) of this section and ORS 197.314, a jurisdiction may adopt any or all
of the following placement standards, or any less restrictive standard, for the approval of manufactured
homes located outside mobile home parks:
(a) The manufactured home shall be multi-sectional and enclose a space of not less than 1,000 square
feet.
(b) The manufactured home shall be placed on an excavated and back-filled foundation and enclosed
at the perimeter such that the manufactured home is located not more than 12 inches above grade.
(c) The manufactured home shall have a pitched roof, except that no standard shall require a slope of
greater than a nominal three feet in height for each 12 feet in width.
(d) The manufactured home shall have exterior siding and roofing which in color, material and
appearance is similar to the exterior siding and roofing material commonly used on residential
dwellings within the community or which is comparable to the predominant materials used on
surrounding dwellings as determined by the local permit approval authority.
(e) The manufactured home shall be certified by the manufacturer to have an exterior thermal
envelope meeting performance standards which reduce levels equivalent to the performance
standards required of single-family dwellings constructed under the Low-Rise Residential
Dwelling Code as defined in ORS 455.010.
(f) The manufactured home shall have a garage or carport constructed of like materials. A jurisdiction
may require an attached or detached garage in lieu of a carport where such is consistent with the
predominant construction of immediately surrounding dwellings.
(g) In addition to the provisions in paragraphs (a) to (f) of this subsection, a city or county may subject
a manufactured home and the lot upon which it is sited to any development standard, architectural
requirement and minimum size requirement to which a conventional single-family residential
dwelling on the same lot would be subject. [1981 c.884 §5; 1983 c.795 §3; 1989 c.380 §2; 1989
c.964 §6; 1993 c.184 §3; 1997 c.733 §2; 1999 c.357 §1; 2001 c.613 §2; 2011 c.354 §3; 2017 c.745
§5; 2019 c.401 §7]
Findings: Standards that are not clear and objective relating to housing are recommended to be
removed from the Development Code.
Conclusion:

Additional Provisions from HB 2001
Sections 3, chapter 639, Oregon Laws 2019:
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(4) In adopting regulations or amending a comprehensive plan under this section, a local government shall
consider ways to increase the affordability of middle housing by considering ordinances and policies that include
but are not limited to:
a) Waiving or deferring system development charges;
b) Adopting or amending criteria for property tax exemptions under ORS 307.515 (Definitions for ORS 307.515
to 307.523) to 307.523 (Time for filing application), 307.540 (Definitions for ORS 307.540 to 307.548) to
307.548 (Termination of exemption) or 307.651 (Definitions for ORS 307.651 to 307.687) to 307.687 (Review of
denial of application) or property tax freezes under ORS 308.450 (Definitions for ORS 308.450 to 308.481) to
308.481 (Extending deadline for completion of rehabilitation project); and
c) Assessing a construction tax under ORS 320.192 (City or county ordinance or resolution to impose tax) and
320.195 (Deposit of revenues).
Findings: Baker City does not have system development charges. The Planning Commission recommends
the City Council direct Planning staff to provide a summary of tools that other cities in Eastern Oregon, or
similarly sized cities across the state, have used to increase housing affordability, and report back to the
Planning Commission and/or City Council at a designated time. Baker City can then use the information
from that summary of strategies to choose which tools may be most effective for Baker City. The
background work required to implement a property tax exemption program or construction tax has not
been done, and it’s unclear whether those tools would produce the desired effect for Baker City at this time.
However, those or other housing tools may be appropriate strategies to implement in the future. Additional
information from staff will be required to make an appropriate decision on policy direction.

Conclusion:
IV. SUMMARY CONCLUSIONS
The proposed revisions to the Baker City Development Code and Comprehensive Plan contained within ZT21-054 may be allowed if the request is determined to be consistent with all applicable statewide planning
goals, applicable policies of Baker City Comprehensive Plan and Baker City Development Code Section
4.7.200. As summarized herein, this staff report for ZT-21-054 HAS/HAS NOT demonstrated that the
proposed revisions meet all of the applicable review criteria and development standards.
Therefore, based on the information contained in Sections I through III of this report, and the above review
criteria, findings of fact and conclusions and public testimony received, the Baker City Council
APPROVES/DENIES the proposed revisions.
Dated this ______________ day of August, 2021
Baker City Council
_____________________________________
Kerry McQuisten, Mayor
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EXHIBITS:
1.
2.
3.
4.
5.

Comments from Kevin Luckini
Comments from the Department of Land Conservation and Development
Comments from Baker City Manager and Building Official
Draft Minutes from the June 16, 2021 Planning Commission Hearing
Draft Baker City Development Code Amendment Summary Table

27

EXHIBIT 1
Comments from Kevin Lukini
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Exhibit 2

City of Baker City – HB 2001 PAPA Review Notes
HB 2001-related feedback:
 Duplex definition – Just so you are aware, the definition of a duplex does not need to match
state definition. At a minimum, a city must allow it in an attached configuration, but can allow it in
a detached configuration if they choose to.
 Duplex density – I also want to note that there are a few approaches a city can take to maximum
density, provided that it would not prevent a duplex on a lot that allows an SFD. One common
approach is to count a duplex as “one unit” for the purpose of calculating maximum density.
Non-HB 2001 related issues that could be addressed as part of this PAPA:
 Manufactured homes and ADUs – This has been such a hot topic that we’ve needed to produce
guidance on how to navigate this issue (attached). In short, we recommend avoiding any
standard that can be construed to be a ban on manufactured ADUs. On page 104, there’s the
following which could land you folks in hot water and it would be legally safest to remove this
standard: “3. Oregon Specialty Codes. The structure complies with the Oregon Specialty Codes;”
I should also point out that this standard doesn’t actually do anything, because any structure
needs to comply with code to receive a building permit. All manufactured dwellings must be 1000
SF, which is larger than what is permitted for an ADU, so these two categories are mutually
exclusive.
 ADUs as bed/breakfasts – So you are aware, cities are permitted to apply minimum parking
requirements to AirBnB/short-term rental ADUs.
 RVs in manufactured home parks – There’s a provision in ORS 197.493 that isn’t very well
known but has recently come to light as a result of the wildfires and associated displacement.
This statute prohibits governments (state and local) from prohibiting the placement of RVs in
either RV parks or manufactured/mobile home parks if it’s occupied as a dwelling and lawfully
connected to water, sewer, and electricity. I might suggest revising the MFH park standards to
make this clear.
ORS 197.307 – Clear and Objective standards and procedures:
 Conditional Uses of Housing in Commercial Zones – This practice has been somewhat
commonplace and used to be fine under ORS 197.307, but a recent change in legislation (I
believe around 2017) extends the clear and objective provision from needed housing to all
housing. That means that requiring a CUP for any form of housing, even in non-residential zones,
is a risk for cities under the statute. This doesn’t prevent cities from establishing alternative
discretionary pathways as provided in ORS 197.307(6), but it would take a fair bit of careful
planning to make sure it fits the criteria.
 Commercial Development Standards – I notice these aren’t C&O, but that may not matter if
they do not apply to housing development. If they do, then that would be a risk for the city.
 Non-C&O Development Standards – Some chapters like the Pedestrian Access and Circulation
and Landscaping chapters are not very C&O. These standards often uses phrases like “…to the
greatest extent practicable”, “reasonably free from…”, “does not deviate unnecessarily from…”.
The best way to address standards like this is to indicate a clear and objective standard (e.g.
“walkways must connect to all off-site adjacent uses”), and have a clause stating that the
decisions body may consider exceptions if an applicant demonstrates a constraint. This is
allowed as an “alternative discretionary pathway” under ORS 197.307(6).
 Public Works Standards – I didn’t want to delay this response any longer, so I skimmed over
most of this, but I notice some of the standards give significant discretion to the Public Works
Director to impose conditions on any development, which is a risk if applied to housing proposals.
I think any audit and revisions should pay close attention to these standards.
Quick language update suggestion:

6/1/2021

Department of Land Conservation and Development www.oregon.gov/lcd
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On page 63: “…for the physically disabled, mentally retarded, or emotionally disturbed as defined
under ORS 443.400” – This is a bit antiquated language and I might suggest revising to align with
ORS 443.400. My suggestion: “for individuals with physical, intellectual, or developmental
disabilities or with mental, emotional or behavioral disturbances or alcohol or drug dependence as
defined under ORS 443.400”.

6/1/2021

Department of Land Conservation and Development www.oregon.gov/lcd
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Exhibit 3
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EXHIBIT 4
Baker City Planning Commission
Baker County Courthouse
1995 Third Street, Ste. 131
Baker City, Oregon 97814
Phone: (541) 523-8219, Fax: (541) 523-8340
The minutes are only a third party summary of the original meeting. For a complete
transcript, an audio recording is available. Please contact the Baker City-County Planning
Department for further information.
Baker City Planning Commission
Public Hearing
June 16th, 2021, 6:00 p.m.
Baker County Courthouse
I.

Call to Order
Present: Vice Chair Larisa Bogardus, Ken Rockwell, Aaron Still, Shelly Cutler

II. Approval of Minutes
 May 19, 2021
Commissioner Rockwell made a Motion, seconded by Commissioner Still to APPROVE
minutes the minutes from May 19, 2021 meeting as presented. MOTION CARRIED.
III. Citizen Participation
 None
IV. Public Hearing
Vice Chair Bogardus read the public hearings statement and opened the hearing for VAR-21-073
Planner Eva Henes provided a summary of the application.
Peter Johnson with the Trailhead provided an explanation of the reasons for the variance request. Even
with no leaves on the trees, the current sign (which is the maximum size allowed) is not visible from
Main Street. The Trailhead is in between the two most full and mature trees on Main Street, and when
they are leafed out, the sign is not visible unless you happen to look at exactly the right time. They made
an effort to design the sign in a way that reflects Baker City’s historic nature, modeled from one that
used to be on the Baker City Towers.
Commissioner Rockwell asked questions about the application, and whether changing the shape of the
sign would help it be more visible and comply with the Code.
Public Testimony
Eric Friedman of 1519 3rd St, Baker City; Owner of the ‘Corner Brick’, neighbor of Trailhead. He is in
support of this application, especially if it sets precedent for him to get a bigger sign.
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Commissioner Cutler said she is very much in favor of businesses being able to attract attention to them,
and thinks many businesses on Main Street have the same struggle. She wonders if this would begin to
change the scape of Main Street if each business tries to protrude farther to attract attention.
Peter Johnson stated this variance application would not set precedent.
Director Kerns provided clarification that past cases are not considered precedent for future cases. All
applications that come before Planning are measured against the standards of the Development Code,
and they are measured on their own merits, rather than past decisions.
Vice Chair Bogardus closed the public hearing.
Commissioner Still provided his thoughts on findings. The hardship is unique to that block, there are
nearby signs, like Baker City Gold and Silver that protrude out as far or farther, but probably are
grandfathered in. Most areas on Main Street don’t have that kind of foliage covering the buildings. Vice
Chair Bogardus said she’s generally not a fan of exceptions. The trees on Main Street are what Baker
City is known for, and other trees on Main Street will mature later to create the same look that is present
in front of the Trailhead. She does not want to create a climate where all of Main Street is signed
differently from the Code. Commissioner Still noted that they are considering making these requests a
CUP in their hearing later in the meeting.
Commissioner Rockwell discussed the criteria, especially criteria 2 and 5, where the criteria are not met
with this proposal. “The hardship is not self imposed” is part of the criteria- the difference between and
4 and 6 ft sign in that location is not significant enough to warrant a variance- it’s self imposed, a sign
could be designed that met the criteria and would only be slightly less visible than the proposed sign.
This business’ view is blocked, but no less so than the businesses beside it, and other businesses on
Main Street are also blocked. The situation doesn’t seem to differ from other businesses on Main Street.
Commissioner Rockwell moved that the Variance be denied based on the evidence provided, since the
request does not meet criteria 2 and 5 from the Type III Variance chapter. Commissioner Cutler
seconded. Commissioner Rockwell, Cutler, Vice Chair Bogardus voted in favor of the motion,
Commissioner Still voted against.
Public Hearing on application ZT-21-054
Vice Chair Bogardus read the public hearings statement and opened the public hearing for ZT21-054.
Director Kerns provided a staff report and an overview of the application.
Public Testimony
Steve Bogart 1205 Reservoir Rd., Baker City. Mr. Bogart wants to get an issue on the record that he’s
dealt with in his time with Baker City: developing infrastructure that is efficient, cost effective, and
facilitates development. There is a lot of residential land available, but it would take a big developer
willing to take on a large expense in infrastructure to serve much of that land. He’d like to see Baker
City pursue the potential for partnerships, state and federal funding. He hopes Council will look
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seriously at that. He recognizes a need to initiate discussion about ways to facilitate infrastructure
development in Baker City.
Haden Damschen, 1760 Church Street, Baker City. Commissioner Still noted that Haden is in the
process of putting in a street, and wants his take on the barriers to developing a subdivision. Mr.
Damschen said lot size is the biggest hurdle- it’s right on the border of being feasible, 6 more units
would have been more comfortable. The lot dimension sizes would remain the same. 5000 sq ft in
medium density would have made all the difference. Commissioner Rockwell asked about if there are
things in the Development Code that he found overly restrictive. On-Street Parking made it hard to get
driveway placements, and the strict placement of street trees had the same effect. All of those pieces
need to be outlined before each site develops, rather than at the lot division level. Allowing flexibility
with ‘take down lots’ where you build one at a time, and develop features like sidewalk and driveway at
that time, can be planned out as individual lots develop- build to suit. If they didn’t have to install
sidewalk and trees all at once for a vacant lot that will become a construction site, that would make a big
difference.
Eric Friedman 1519 3rd St Baker City. Infrastructure is a barrier to entry. There are a lot of lots in
town without water, sewer, gas, power, and it’s incumbent on the buyer to install- it’s a barrier. A
neighboring City funded all of that for residential lots, and the payback they got for the increased value
of the lots is much greater than their (the City’s) investment.
Vice Chair Bogardus closed the public hearing.
Commissioner Rockwell said all of the discussions brought up tonight were discussions that the housing
needs advisory committee had, especially streets and infrastructure service development as a barrier.
The City is aware of it, and that is reflected in the policy recommendations. We are one community of
many that need infrastructure help, but if we’re prepared with projects, we need implementation funds
rather than analysis funds. It is not a lack of awareness or will, but struggling with the means.
The Planning Commission decided by consensus to accept the proposal of the City Manager and
Building Official regarding new language in the Development Code that restricts new permits when
existing violations remain unresolved on the property.
Commissioner Still talked about how a subdivision develops, and how full curbs, not rolled, are a
prohibiting factor in building. Sidewalk and street trees could be the responsibility of each individual lot
as it develops… more incremental expenses would be what he’d like to see. All accessory horizontal
improvements like sidewalk and landscaping can come later. He likes rolled curbs because it provides
flexibility in not having to create a curb cut, family oriented streets like them for strollers, etc. Planter
strip can still be between sidewalk and curb. If buyers could finance that through a Community
Development District, that would be helpful. Director Kerns noted that the Housing Strategies Report
strategy #14 addresses that. Commissioner Cutler wouldn’t want any of this to be burdensome on a
workforce housing developer, it’s hard to pass costs onto homebuyer.
The Planning Commission would like to get input from Public Works on the opportunity for flexibility
for rolled curbs and timing of street trees and sidewalk installation. They would like to see these
elements installed ideally before a Certificate of Occupancy is issued. Commissioner Still noted this
flexibility is better for cash flow too, which makes developers more successful. There was a discussion
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about how high the cost of installation of utilities is. Would tax abatement be a possibility? There needs
to a way for the City to pay for that up front.
Planner Eva Henes highlighted the definition differences between duplexes and accessory dwelling
units. The Planning Commission decided to leave the duplex definition as it currently reads in the
Development Code.
Commissioner Rockwell discussed density. The Planning Commission decided to leave the notation in
the Development Code table that says the maximum density standard is not applicable to duplexes.
The Planning Commission discussed the definitions section. They decided to add a definition of modular
home, and approved the other definitions as proposed in the table from staff. Planner Eva Henes
discussed proposed changes to Table 2.2.110 Land Uses Allowed in Residential Zones. The Planning
Commission looked at options for allowing conversion of existing buildings into ADUs. Planner Eva
Henes also review recommendations from DLCD to remove requirements that ADUs conform to
specialty codes, because that would rule out manufactured homes. Planner Eva Henes reviewed changes
to eliminate language that is not clear and objective in permitting dwellings. The Planning Commission
concurred with these changes. Ms. Henes reviewed potential changes to the sign chapter based on the
discussion the Planning Commission had during the previous meeting. The Planning Commission
discussed the difference in standards between variance and conditional use permits. They decided to
leave the pathway for modifying standards for sign size as it currently is- a variance- rather than a
Conditional Use Permit.
The Planning Commission discussed changes for wall sign area to be either a square feet limitation
based on frontage or a percentage. Bend uses ‘building signs’ as a term that covers wall signs, projecting
signs, awning signs… anything that is attached to the building. Redmond breaks down business façade
rather than building façade. The Planning Commission decided to use Redmond’s wording with a 10%
standard.
Commissioner Rockwell moved that the staff report shows that the proposal meets the review criteria
and the Planning Commission recommends approval of the proposed revisions to Baker City Council.
Commissioner Still seconded. Motion passed unanimously.
Director Kerns discussed the work session with City Council coming up on July 20 at 6:00 PM. The
Planning Commission adjourned.
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EXHIBIT 5
Summary Table and Excerpts from the Baker City Development Code
07.20.2021 CC-PC Work Session Materials
Summary of Proposed Revisions to the Baker City Development Code
Pg.
Section Number
Concern
Solution
7
Table of Contents
Spelling error
“floodpain” to
“floodplain”
8
1.2 – General
The Planning Dept. and
Add language, “1.2.200 –
Administration
Building Dept. coordinate
Compliance and Scope…
on working with property
F. Vioaltions. No permits
owners to remedy any
or approvals shall be
violations of the
granted through the
Development Code and the
provisions of this Code for
Building Code brought to
a property where a notice
our attention. As part of
of violation or stop work
that coordination, it would
order has been issued for
be useful to have an
a violation of either this
additional provision in the
Code or Building Codes,
Development Code that
unless the permit or
would require the Planning approval requested is
Dept. to reserve decision on part of remedying the
permits pertaining to
violation.”
properties with existing
violations of either code.
The provision would allow
the City to have another
opportunity to work with
property owners to correct
violations of either Code,
including cases where
remedying the violation
takes an extended period of
time.
9-10
1.3 – Definitions
Current definitions do not
Update to match
match language from ORS
definition from ORS
308.866 and ORS 446.003:
446.003
- manufactured
dwelling
- manufactured home
- manufactured
dwelling park
- mobile home
- mobile home park
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- mobile modular unit
- residential trailer
No definition of
typographical error exists –
see suggested addition for
correction of typographical
errors below

10

1.3 – Definitions

11

Table 2.2.110 – Land Uses
Allowed in Residential
Zones

Redundant language: 2
dwellings sharing a
common wall on one lot is
considered a duplex. Also,
more than one duplex
attached is considered a
multi-family dwelling
development.

11

Table 2.2.110 – Land Uses
Allowed in Residential
Zones

12

Table 2.2.120 –
Development Standards for
Residential Zones – Density

Term Manufactured Home
Park should be updated to
“Manufactured Dwelling
Park” in keeping with
updated definitions; per HB
2001, manufactured homes
must be permitted where
single-family dwellings are
permitted
Density maximums may not
be applied to duplex
developments, per HB 2001

13

Table 2.2.120 –
Development Standards for
Residential Zones –
Minimum Lot Width

15

Section 2.2.200(A)(3) –
Residential Zones – Special
Use Standards – Accessory
Dwelling Units

15

Section 2.2.200 –
Residential Zones – Special

Development standards for
duplexes may not be more
restrictive than those for
single-family dwellings per
HB 2001
Standard requiring
compliance with Oregon
Specialty Codes precludes
manufactured homes from
being utilized as ADUs (see
DLCD comments)
(C) Development standards
for duplexes may not be

Add definition,
“Typographical error –
narrowly defined as
inaccuracies in page,
section number,
references, spelling,
grammar, punctuation or
syntax.”
Revise table to strike “2
dwellings sharing a
common wall on one lot”
and “More than one
duplex attached, per
Section 2.2.200(C)” and
corresponding “S”, as
standards for multiple
duplexes
Update definition listed
in table; change “N” to
“S” in use table for
manufactured homes in
RLD Zone

Add language to Table
2.2.120 to read,
“*Maximum densities do
not apply to duplexes”
Revise table to make
minimum lot width for
duplexes 40ft, as is the
case for single-family
dwellings
Remove standard

Remove references to
duplexes within
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15-16

16

17

Use Standards – SingleFamily Attached
(Townhomes or Row
Houses)
Section 2.2.200 –
Residential Zones – Special
Use Standards – (G)
Manufactured Homes
Section 2.2.200 –
Residential Zones – Special
Use Standards – (L)
Institutional and Civic Uses
Section 2.3.100 –
Residential Development
Incentives Text Box

18

Table 2.3.110 – Land Uses
Allowed in Commercial
Zones

18

Table 2.3.110 – Land Uses
Allowed in Commercial
Zones

19

Section 2.3.190 – Special
Use Standards

19

Section 2.3.190 – Special
Use Standards

20

Section 2.4.110 – Land Uses
Allowed in Industrial Zones

more restrictive than those
for single-family dwellings
per HB 2001

townhome/row house
section

Development standards for
manufactured homes may
not be more restrictive than
those for other types of
housing, except as explicitly
described in ORS 197.307
Code includes language
(relating to housing) that is
not clear and objective, as
required by ORS 197.307
Text box is redundant and
information is contained
within Table 2.3.110
Allowed Land Uses for
commercial zones
Duplexes cannot be
regulated differently than a
detached single-family
dwelling, per HB 2001

Remove those portions
not in keeping with ORS
197.307, as advised by
DLCD

Section reference for
conversion of existing street
level commercial use to a
new dwelling is incorrect
Subsection D) Formula
Business Design Standards
was removed through last
round of updates, though
letter D remains in index
list; error in letter order
(F) Current code reads that
all self-service storage units
must adhere to front/street
setback requirements of
this section, though many
existing facilities cannot
meet these setbacks
Reference error for SelfService Storage uses

Remove

Delete text box

Revise table to regulate
duplexes the same way
single-family dwellings
are in commercial zones;
remove duplex reference
in Single-Family Attached
dwelling section
Remove reference

Remove letter D; fix
letter ordering

Add language, “, except
self-service storage
facilities that were in
existence prior to October
9th, 2020”
Remove reference
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21

Section 3.1.300 – Pedestrian
Access and Circulation
(A)(1) and (2)

22

Section 3.1.300 – Pedestrian
Access and Circulation
(A)(3)(a) and (b)

23

Section 3.2.200(D) –
Protection Standards for
Landscaping (significant
vegetation)
Section 3.2.300(C)(1)

23

24

Table 3.3.300(A) –
Minimum and Maximum
Parking by Use

Text not Section 3.4.400 to 3.4.1000
included – within Public Facilities
Chapter
26-27
Section 3.5.070 – Signs in
CG, CC and I Zones
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Table 3.5.070 – Signs in CG,
CC and I Zones

Code includes language
(relating to housing) that is
not clear and objective, as
required by ORS 197.307
Code includes language
(relating to housing) that is
not clear and objective, as
required by ORS 197.307
Code includes language
(relating to housing) that is
not clear and objective, as
required by ORS 197.307
Development standards for
duplexes may not be more
restrictive than those for
single-family dwellings per
HB 2001; as no landscape
requirement exists for
single-family dwellings,
requirement must be
removed
Development standards for
duplexes may not be more
restrictive than those for
single-family dwellings per
HB 2001; as 2 parking
spaces are required for
single-family dwellings,
requirement for duplexes
must be lowered from 3 to 2
Section numbering error

Remove

Language for appeals
relating to sign permits is
not in keeping with Chapter
4.1 concerning procedures
(Discussed 5/19/21 work
session)
-Wall sign area (32ft2) and
number (1 per freet
frontage, up to two signs
per tenant, etc.) limitations
present recurring need for
variances, specifically for

Add language, “Appeals
shall be processed in
accordance with Chapter
4.1 of this ordinance.”
-Review wall sign area
allowances by adding
language, “Area: 1.5ft2
per 1 linear foot of façade
or 10% of primary façade
square footage”; Revise
number of signs
permitted to read, “One

Remove

Remove

Remove “duplex and”
from landscaping
standard section

Decrease required
parking spaces from 3 to
2

Revise section
numbering
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franchise businesses
-Free-standing sign area
(50ft2), height (15ft) and
number limitation (1 per
50ft of street frontage)
presents recurring need for
variances, specifically for
franchise businesses
-Multi-tenant free-standing
sign area (80ft2) and
number limitation (1 per
50ft of street frontage)
presents recurring need for
variances, specifically for
franchise businesses
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Table 3.5.070

50

Section 4.2.300(A)
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4.7

Superscript footnotes
require reduction in
permitted sign area by 50%
if both wall and
freestanding signs are
utilized for the same
development.
Development standards for
duplexes may not be more
restrictive than those for
single-family dwellings per
HB 2001; as single-family
dwellings can be permitted
via Type I (Land Use
Review) process, duplexes
must also be added to this
section so they can be
permitted via Type I (Land
Use Review) process
No means of correcting
typographical errors at the
staff level, currently listed
as a Type IV procedure

sign per building/tentant
façade”
-Increase free-standing
sign area from 80ft2 to
150ft2; height from 15ft
to 25ft; and clarify 1 sign
permitted per
building/tenant façade
instead of street frontage
-Increase multi-tenant
free-standing sign area
and height to match freestanding sign area and
height revisions listed
above; also clarify 1 sign
permitted per
building/tenant façade
instead of street frontage
and that 1 sign face is
permitted per tenant
Remove restriction
based on proposed
revisions to freestanding and wall sign
area and number
allowances
Create separate listing
for duplexes within Land
Use Review section

Add new section and
language, “4.7.150.
Typographical Errors.
Typographical errors
may be corrected by
means of a Type I
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Chapter 4.9 – Miscellaneous
Permits

Newly-created section
4.9.300 for Mobile Vending
Units was not added to
index heading at beginning
of chapter

procedure, as governed
by Section 4.1.200. A log
shall be kept identifying
all corrections, which
shall be provided to the
Baker County Planning
Commission for review on
an annual basis.”
Add “4.9.300 Mobile
Vending Units” (text is
already included)
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ORDINANCE NO. 3382
AN ORDINANCE AMENDING THE BAKER CITY DEVELOPMENT CODE AND BAKER CITY
COMPREHENSIVE PLAN - AMENDING ORDINANCE NOS. 3149 and 3296
WHEREAS, the Baker City Development Code contains clerical errors, omissions and
inconsistencies which require revisions; and
WHEREAS, the Baker City Development Code also requires revisions to reflect changing
community conditions; and
WHEREAS, the Baker City Comprehensive Plan – Chapter X – Housing requires revisions to
reflect changing community conditions and updates to remain current with state law, including
an updated Residential Buildable Lands Inventory and Housing Needs Analysis.
NOW THEREFORE, BE IT ORDAINED by the City of Baker City, Oregon:
Section 1:
Development Code Amendments: The Baker City Development Code is hereby amended as
provided in Exhibit A and is hereby adopted by reference as though fully set forth herein,
amending Ordinance 3296.
Section 2:
Comprehensive Plan Amendments: Chapter 10 – Housing of the Baker City Comprehensive Plan
is hereby amended as provided in Exhibit B and is hereby adopted by reference as though fully
set forth herein, amending Ordinance 3149.
READ for the first time in full on this ______ day of ________________________, 2021.
READ for the second time by title only on this ______ day of ________________________, 2021 upon the
unanimous vote of the members present, after the text of the Ordinance was offered to the
members of the Council and the press and the public for their use during the meeting.
READ for the third time by title only on this ______ day of ________________________, 2021 upon the
unanimous vote of the members present, after the text of the Ordinance was offered to the
members of the Council and the press and public for their use during the meeting.
PASSED AND ADOPTED by the City Council of the City of Baker City, Oregon, and signed by the
Mayor of the City of Baker City, Oregon, this ______ day of ________________________, 2021.

ATTEST: ___________________________________________
City Recorder

________________________________________
Mayor
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Ordinance No. 3382 Exhibit A
Chapter 3.7 – Floodplain Development
Sections:
3.7.100
3.7.200
3.7.300
3.7.400

224

Statutory Authority, Findings of Fact, Purpose and Methods
General Provisions
Administration
Provisions for Flood Hazard Reduction
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Chapter 1.2 — General Administration

1.2.200 – Compliance and Scope
F. Violations. No permits or approvals shall be granted through the provisions of this Code for a property
where a notice of violation or stop work order has been issued for a violation of either this Code or
Building Codes, unless the permit or approval requested is part of remedying the violation.
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Section 1.3.300 – Definitions. The following definitions are organized alphabetically. Unless specifically
defined below, words or phrases used in this ordinance shall be interpreted so as to give them meaning
they have in common usage. See also, Chapter 1.4 for descriptions of the land use categories used in
Article 2.
M
Manufactured dwelling: A structure, transportable in one or more sections, which is built on a
permanent chassis and is designed for use with or without a permanent foundation when attached to
the required utilities. The term "manufactured dwelling" does not include a "recreational vehicle" and is
synonymous with “manufactured home”. A manufactured dwelling is a dwelling constructed in
accordance with federal manufactured housing construction and safety standards (HUD code) in effect
after June 15, 1976. A residential trailer, mobile home or manufactured home. A manufactured dwelling
does not include any building or structure constructed to conform to the State of Oregon Structural
Specialty Code, the Low-Rise Residential Dwelling Code adopted pursuant to ORS 455.100 to 455.450
and 455.610 to 455.630 or the Small Home Specialty Code adopted under section 2, chapter 401,
Oregon Laws 2019.

Manufactured home: A structure constructed for movement on the public highways that has sleeping,
cooking and plumbing facilities, that is intended for human occupancy, that is being used for residential
purposes and that was constructed in accordance with federal manufactured housing construction and
safety standards and regulations in effect at the time of construction.
Manufactured dwelling park or subdivision. Any place where four or more manufactured dwellings are
located within 500 feet of one another on a lot, tract or parcel of land under the same ownership, the
primary purpose of which is to rent or lease space or keep space for rent or lease to any person for a
charge or fee paid or to be paid for the rental or lease or use of facilities or to offer space free in
connection with securing the trade or patronage of such person. Manufactured dwelling park does not
include a lot or lots located within an approved subdivision being rented or leased for occupancy by no
more than one manufactured dwelling per lot if the subdivision was approved by the local government
unit having jurisdiction under an ordinance adopted pursuant to ORS 92.010 to 92.192.. See also, ORS
Chapter 446. In relation to floodplain development, a parcel (or contiguous parcels) of land divided into
two or more manufactured dwelling lots for rent or sale.
Mobile Home. A dwelling unit constructed off of the site and which is not constructed to the standards
of the uniform building code. Mobile homes include residential trailers and manufactured homes. A
structure constructed for movement on the public highways that has sleeping, cooking and plumbing
facilities, that is intended for human occupancy, that is being used for residential purposes and that was
constructed between January 1, 1962, and June 15, 1976, and met the construction requirements of
Oregon mobile home law in effect at the time of construction.
Mobile home park. Two or more mobile homes that are located on a single site for 30 days or more and
intended for residential use. Mobile home park does not include sites where unoccupied mobile homes
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are offered for sale or lease. See also Recreational Vehicle Park. Any place where four or more
manufactured dwellings, recreational vehicles as defined in ORS 174.101, or a combination thereof, are
located within 500 feet of one another on a lot, tract or parcel of land under the same ownership, the
primary purpose of which is to rent space or keep space for rent to any person for a charge or fee paid
or to be paid for the rental or use of facilities or to offer space free in connection with securing the trade
or patronage of such person. A mobile home park does not include a lot or lots located within a
subdivision being rented or leased for occupancy by no more than one manufactured dwelling per lot if
the subdivision was approved by the municipality unit having jurisdiction under an ordinance adopted
pursuant to ORS 92.010 to 92.192.
Mobile Modular Unit. A prefabricated structure that is more than eight and one-half feet wide, is used
for commercial or business purposes and is capable of being moved on the highway.
Residential Trailer. A mobile home that was not constructed in accordance with federal manufactured
housing construction and safety standards (HUD code), in effect after June 15, 1976. This definition
includes the State definitions of residential trailers and mobile houses, as stated in Oregon Revised
Statutes (ORS) 446. A structure constructed for movement on the public highways that has sleeping,
cooking and plumbing facilities, that is intended for human occupancy, that is being used for residential
purposes and that was constructed before January 1, 1962.

T
Typographical error. Narrowly defined as inaccuracies in page, section number, references, spelling,
grammar, punctuation or syntax.
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Article 2 - Land Use Zones
Chapters:
2.1. Organization of Land Use Zones
2.2. Residential (R) Zones
2.3. Commercial (C) Zones
2.4. Industrial (I) Zones
2.5. Overlay Zones
2.2.110
Allowed Land Uses. Table 2.2.110 identifies the land uses that are allowed in the Residential
Zones. The specific land use categories are described and uses are defined in Chapter 1.3 and 1.4.
Table 2.2.110 – Land Uses Allowed in Residential Zones (R-LD, R-MD, R-HD)
Uses
Status of Use in Zone
Residential Residential Residential
Use Categories
LowMediumHigh(Examples of uses are in Chapter 1.4;
Density
Density
Density
Definitions are in Chapter 1.3.)
(R-LD)
(R-MD)
(R-HD)
RESIDENTIAL CATEGORIES
Household Living
Single Family Detached
P
P
P
Accessory Dwelling, per Section 2.2.200(A)
S
S
S
Duplexes
P
P
P
2 dwellings sharing a common wall on one lot
S
S
S
More than one duplex attached, per Section 2.2.200(C)
Single Family Attached (2 or more common-wall single
family dwellings, each on its own lot), per Section
S
S
S
2.2.200(C)
Cottage Cluster (2-4 single family dwellings on one lot,
oriented to an alley or common green, and each
containing less than 700 ft2 of floor area). Exception:
N
P
P
Cottage Clusters may be permitted in Master Planned
Developments.
Manufactured Home, per Section 2.2.200(G)
S
S
S
Manufactured Home Dwelling Park, per Section 2.2.200(H)
NS
S
S
Key:
P=
S=
CU =
N=

Permitted, subject to site/development review
Permitted with standards and subject to site/development review
Conditional Use Permit required (Chapter 4.4)
Not permitted
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2.2.120Development Standards. The development standards in Table 2.2.120 apply to all uses,
structures, buildings, and development, and major remodels in the Residential Zones.
Background: The minimum lot sizes and other dimensions contained in 2.2.120 are based on modern
zoning standards and current development practices in Oregon. The standards are also more flexible
than conventional zoning, so that minor adjustments in lot size and building height, for example,
through “lot size averaging” can be made without requiring variances or master planned developments.
For the greatest degree of flexibility refer to Chapter 4.5 – Master Planned Developments.

Standard

Table 2.2.120 – Development Standards for Residential Zones
R-LD
R-MD
1.0 to 10*
2.0 to 20*

Density (DU/acre) – Minimum and Maximum

Minimum Lot Area*
- Single Family Detached
- Single Family Attached
- Duplex
- Multi-Family or Cottage Cluster
- Group Living – 5 or less individuals
- Group Living – 6 to 15 individuals
- Group Living – 16 or more individuals
- Non-Residential Uses
* Lot size may be reduced through lot size
averaging, clustering, Master Plan
Development, and Coving. See related land
division procedures in Chapter 4.3.115.
Minimum lot sizes do not apply to open space
tracts

R-HD
4.0 to 45*

* Maximum
densities do
not apply to
duplexes

* Maximum
densities do
not apply to
duplexes

* Maximum
densities do
not apply to
duplexes

7,500 ft2
3,000 ft2/unit
7,500 ft2
Not permitted
7,500 ft2
Not permitted

7,500 ft2
2,500 ft2/unit
7,500 ft2
9,000 ft2*
7,500 ft2
12,000 ft2 to
30,000 ft2*
32,000 ft2*
9,000 ft2

5,000 ft2
2,000 ft2/unit
5,000 ft2
9,000 ft2*
5,000 ft2
6,000 ft2 to
15,000 ft2*
16,000 ft2*
9,000 ft2

* Maximum
density
calculated on
one unit per
2,000 ft2

* Maximum
density
calculated on
one unit per
1,000 ft2

Not permitted
9,000 ft2

48

Table 2.2.120 – Development Standards for Residential Zones
Standard
R-LD
R-MD
Minimum Lot Width*
- Single Family Detached
40 ft
40 ft
- Single Family Attached
20 ft
20 ft
- Duplex
540 ft
540 ft
- Multi-Family or Cottage Cluster
Not permitted
50 ft
- Group Living – 5 or less individuals
40 ft
40 ft
- Group Living – 6 to 15 individuals
Not permitted
50 ft
- Group Living – 16 or more individuals
Not permitted
80 ft
- Non-Residential Uses
50 ft
50 ft
* For flag lots, width is measured at the front
building line
Minimum Lot Depth*
* Lot area must conform to the standards
above. Lot dimensions may be reduced for Flag
Lots, Cul-de-sac lots, and other special
circumstances (Section 4.3.115)
Building/Structure Height*
Level Site (slope less than 15%)
maximum height
Accessory Structure (slope less than 15%)
Sloping Site (15% or greater) maximum height
Building Height Transition Required Adjacent
to R-LD Zone, per Section 2.2.170
Fences and Garden Walls
- Max. Height – Front Yard
- Max. Height – Interior Side
- Max. Height – Rear Yard
- Max. Height – Street Side or
Reverse Frontage Lot (rear)
*See also, Sections 2.2.130 – Setback Yards;
2.2.170- R-LD Height Step-Down; 3.1.200 – Clear
Vision, and 3.2.500 –Fences and Walls

R-HD
40 ft
20 ft
540 ft
50 ft
40 ft
50 ft
80 ft
50 ft

2 times min.
width

2 times min.
width

2 times min.
width

35 ft
20 ft
level site + 5ft
No

35 ft
20ft
level site + 5ft
No

35 ft
20 ft
level site + 5ft
No

4 ft
6 ft
6 ft
4 ft, or 6 ft
with 5 ft
landscape
buffer

4 ft
6 ft
6 ft
4 ft, or 6 ft
with 5 ft
landscape
buffer

4 ft
6 ft
6 ft
4 ft, or 6 ft
with 5 ft
landscape
buffer

Note: Structural retaining walls required for site
development are exempt
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Section 2.2.200 – Special Use Standards. Section 2.2.200 provides standards for specific land uses and
building types, as identified in Table 2.2.110, that control the scale and compatibility of those uses
within the Residential Zone. The standards in Section 2.2.200 supplement (are in addition to and do not
replace) the standards in Sections 2.2.100 through 2.2.190. This Section applies to the following uses
and building types, as specified in subsections A-M:
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.
L.

Accessory Dwelling
Accessory Uses and Structures
Single Family Attached (Townhomes or Row Houses)
Bed and Breakfast Inns
Group Living (Residential Care Homes and Facilities)
Home Occupations
Manufactured Homes
Manufactured/Mobile Home Dwelling Parks
Multi-Family Housing
Zero-Lot Line Housing (not common wall)
Agriculture and Horticulture
Public and Institutional Uses

Background: The following use standards supplement Table 2.2.110, which identifies land uses that are
permitted with “Special Use (‘S’) Standards.”
Statutes and Regulations: Sections 2.2.110 and 2.2.200 address relevant parts of the following urban
planning statutes and regulations: ORS 197.295-197.314 - Needed Housing, including Clear and Objective
Standards for Housing; ORS 197.475-197.490 - Manufactured Housing; ORS 197.660-197.670 - Residential
Homes and Facilities; and Bed and Breakfast Inns; and OAR 660-12-045 - Transportation Planning Rule
Implementation (i.e., site design provisions).

A. Accessory Dwelling. Accessory dwellings shall conform to all of the following standards:
1. Floor Area.
a. A detached accessory dwelling shall not exceed 700 square feet of floor area.
b. Conversion of an existing structure to an accessory dwelling is allowed, provided that:
i. if the structure is an existing legal, non-conforming structure, the conversion does not
increase the non-conformity of the existing structure; and
ii. the floor area of the accessory dwelling unit does not exceed 75% of the footprint of the
primary structure.
2. Exempt from Density. Accessory dwellings are exempt from the housing density standards of the
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Residential Zone, due to their small size and low occupancy levels.
3. Oregon Specialty Codes. The structure complies with the Oregon Specialty Codes.
4.3.
Number of Units. A maximum of two accessory dwelling units are allowed per legal
single-family dwelling.
5.4.

Parking. No off-street parking is required for an accessory dwelling.

6.5. Short-Term Vacation Rental Prohibited. Accessory dwellings shall not be utilized as shortterm vacation rentals, in accordance with Section 2.2.200 – Short-Term Vacation Rentals.

C. Single Family Attached (Townhomes or Row Houses) and Attached Duplexes. Single family attached
housing with three or more dwellings (lots), and attached duplex housing (two or more
consecutively attached duplexes), shall comply with the standards in sections 1-2, below, which are
intended to control development scale; avoid or minimize impacts associated with traffic, parking,
and design compatibility; and ensure management and maintenance of common areas.
1. Alley Access Required for Subdivisions Principally Containing Townhomes or Duplexes.
Subdivisions, or phases of subdivisions, proposed to contain three (3) or more consecutively
attached single family dwellings, and developments with two (2) or more attached duplexes (4+
dwelling units), shall provide vehicle access to all such lots and units from an alley or parking
courts, as described in Chapter 3.1.200. Alley(s) and parking court(s) shall be created at the time
of subdivision approval, and may be contained in private tracts or, if approved by the City, in
public right-of-way, in accordance with Chapter 3.4, Transportation Standards, and Chapter 4.3,
Land Divisions.
2. Common Areas. Any common areas (e.g., landscaping, private tracts, common driveways, private
alleys, building exteriors, and/or similar common areas) shall be owned and maintained by a
homeowner’s association or other legal entity. A copy of any applicable covenants, restrictions
and conditions shall be recorded and provided to the city prior to building permit approval.

G. Manufactured Homes. Manufactured homes are permitted on individual lots, subject to all of the
following design standards. Exception: The following standards do not apply to units that existed
within the City prior to the effective date of this Code, October 21, 2009.
1. Floor Plan. The manufactured home shall be multi-sectional and have an enclosed floor area of
not less than 1,000ft2;
1.2.
Roof. The manufactured home shall have a pitched roof with a slope not less than 3
feet in height for each 12 feet in width (14 degrees);, except that no standard shall require a
slope of greater than a nominal three feet in height for each 12 feet in width.
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2.3.
Garages and Carports. If the manufactured home has a garage or carport, the garage or
carport shall be constructed of materials like those used on the house;
3.4.
Thermal Envelope. The manufactured home shall be certified by the manufacturer to
meet the thermal envelope requirements equivalent to those for a single-family dwelling
constructed under the State Building Code. Evidence demonstrating that the manufactured
home meets “Energy Star” energy efficiency standards is deemed to satisfy the exterior thermal
envelope certification requirement. Additional manufacturer certification shall not be required;
have an exterior thermal envelope meeting performance standards which reduce levels
equivalent to the performance standards required of single-family dwellings constructed under
the Low-Rise Residential Dwelling Code as defined in ORS 455.010 (Definitions for ORS chapter
455).
4.5.
Placement. The manufactured home shall be placed on an excavated and back-filled
permanent foundation of concrete or cinder blocks, and enclosed at the perimeter such that the
manufactured home is located not more than 16 inches above grade, and complies with the
minimum set-up standards of the adopted state Administrative Rules for Manufactured
Dwellings, OAR Chapter 918. Where the building site has a sloped grade, no more than 16 inches
of the enclosing material shall be exposed on the uphill side of the home;foundation and
enclosed at the perimeter such that the manufactured home is located not more than 12 inches
above grade.
5.6.
Prohibited. The manufactured home shall not be located in a designated historic
district.
6. Year Built. The home shall have been manufactured after 1976 and bear the “Insignia or HUD
label”, and shall have been installed per manufacturer installation instructions as outlined in the
Oregon Manufactured Dwelling Installation Specialty Code. Older mobile homes can be
upgraded to “substantial equivalence” for fire, life and safety standards.

L. Institutional and Civic Uses. Institutional and civic uses are allowed in the residential zones as
specified in Table 2.2.110 subject to the following requirements and where applicable, Conditional
Use Permit requirements.
1. Development Site Area. The maximum development site area shall be 8 acres, except that this
standard shall not apply to parks and open space uses. Larger developments may be approved as
a Conditional Use.
2. Vehicle Areas and Trash Receptacles. All vehicle areas (i.e. parking, drives, storage, etc.) and
trash receptacles shall be oriented away from adjacent residences to the greatest extent
practicable, and shall be screened with an evergreen hedge or solid fence or wall of not less than
6 feet in height.
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Chapter 2.3 — Commercial Zones
Sections:
2.3.100
2.3.110
2.3.120
2.3.130
2.3.140
2.3.150
2.3.160
2.3.170
2.3.180
2.3.190

Purpose
Allowed Land Uses
Development Standards
Setbacks
Lot Coverage
Building Orientation and Commercial Block Layout
Building and Structure Height; Bonus for Mixed-Use
Architectural Design Standards
Pedestrian Amenities
Special Use Standards

2.3.100Purpose. Commercial zones are centers of business and civic life. This Chapter provides two
commercial zones to accommodate the range of commercial land uses in the community. The Central
Commercial (C-C) Zone is focused on the core commercial and historic district of the community. The
General Commercial (C-G) Zone regulations apply to those commercial areas outside or adjacent to the
central business area. Both zones are intended to:









Promote efficient use of land and urban services;
Create a mixture of land uses that encourages employment and housing options in close
proximity to one another;
Provide formal and informal community gathering places and opportunities for socialization
(i.e., along an active street front);
Encourage pedestrian-oriented development in all commercial areas;
Create a distinct storefront character in the Historic District;
Provide connections to, and appropriate transitions between, residential areas and commercial
areas;
Discourage automobile-oriented and automobile-dependent uses in the Central Commercial
Zone, and accommodation for those uses with appropriate design standards in the General
Commercial Zone;
Implement design standards / guidelines that maintain and enhance the City’s historic
architecture.

RESIDENTIAL DEVELOPMENT INCENTIVES: Second story residential development is strongly
encouraged in Baker City’s historic core commercial areas. It is recognized as a “by-right” use. Height
bonus densities are also provided along with a special prescriptive path building code program to
assist conversion of older buildings. Contact the City Planning or Building Departments for more
details.
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2.3.110Allowed Land Uses. Table 2.3.110 identifies the land uses that are allowed in the Commercial
Zones. The specific land use categories are described and uses are defined in Chapters 1.3 and 1.4.
Background: The new code is designed to make it easier to mix compatible uses, and provide a greater
variety of housing than is typically allowed under conventional zoning. Baker City strongly encourages
2nd story residential development in the historic downtown commercial core. Contact the Planning or
Building Department for special building code assistance for downtown residential projects.
Statutes and Regulations: Sections 2.3.110 and 2.3.190 address parts of OAR 660-012-0045 and 0060
by recommending design standards and procedures for uses that are likely to have a negative impact
on the transportation system.
Table 2.3.110 – Land Uses Allowed in Commercial Zones (C-C, C-G)
Uses
Status of Use in Zone
Central
General
Use Categories
Commercial Commercial
Examples of uses are in Chapter 1.4; Definitions are in Chapter 1.3
(C-C)
(C-G)
RESIDENTIAL CATEGORIES
Household Living
Single Family Detached or Duplex
- If lawfully existing as of 2/13/04 (including replacement not
P
P
exceeding footprint area)
- Expansion (including the addition of an accessory structure) per
S
S
Section 2.3.190(D)
- New
N
N
Single Family Attached (2 or more common-wall single family dwellings)
and Duplexes (2 dwellings sharing a common wall on one lot), per
CU + S
CU + S
Section 2.2.200(C)
Multi-family (3 or more dwellings on a lot), per Section 2.2.200(I)
CU + S
CU + S
Conversion of an existing street level commercial use to a new dwelling
CU + S
CU + S
unit, per Section 2.3.190(F)
New dwelling built in conjunction with a permitted commercial use
P
P
(residential use above or below ground floor commercial only)
Bed and Breakfast Inn, per Section 2.2.200(D)
S
S
Hostels, per Section 2.2.200(D)
S
S
Group Living
Group Care Home (5 or less individuals), per Section 2.2.200(E)
N
N
Group Care Facility (6 to 15 individuals), per Section 2.2.200(E)
S
S
Key:

P=
S=
CU =
N=

Section 2.3.190

Permitted, subject to site/development review
Permitted with standards and subject to site/development review
Conditional Use Permit required (Chapter 4.4)
Not permitted

Special Use Standards. This section supplements the standards contained in Sections
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2.3.110 through 2.3.180. It provides standards for the following land uses to control the scale and
compatibility of those uses:
A. Drive-up/Drive-In/Drive-Through Uses and Facilities
B. Adult Entertainment Establishments and Adult Stores
C. Large Format Retail Stores located in one structure in excess of 80,000 ft2
D. Formula Business Design Standards
E.D. Expansion of Single Family Detached Structures, if lawfully existing as of 2/13/04 (including
the addition of accessory structures), in Commercial and Industrial Zones
F.E. Home Occupations
G.F. Self-Service Storage
A. Drive-Up/Drive-In/Drive-Through Uses and Facilities…
B. Adult Entertainment Establishments and Adult Stores…
C. Retail Sales and Service developments located in one structure in excess of 80,000 ft2 …
D. Expansion of Single Family Detached Structures, if lawfully existing as of 2/13/04 (including the
addition of accessory structures), in Commercial and Industrial Zones…
E. Home Occupation – Home Occupations are permitted in pre-existing non-conforming residences in
the Commercial Zone subject to criteria and standards in Section 2.2.200 (F) and Section 4.9.200.
F. Self-Service Storage– The following front/street setbacks apply to all self-service storage units in the
General-Commercial (C-G) Zone, except self-service storage facilities that were in existence prior to
October 9th, 2020:
1. Local street: ±25 feet
2. Arterial or collector street: ±150 feet
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Chapter 2.4 —Industrial (I) Zones
Sections:
2.4.100
2.4.110
2.4.120
2.4.130
2.4.140
2.4.150

Purpose
Allowed Land Uses
Setback Yards and Buffering
Lot Coverage
Site Layout and Design
Building and Structure Height

2.4.100Purpose...
2.4.110
Allowed Land Uses. Table 2.4.110 identifies the land uses that are allowed in the Industrial
Zones. The specific land use categories are described and uses are defined in Chapter 1.3 and 1.4.
Background: This code is designed to make it easier to mix compatible uses than is typically allowed
under conventional zoning.
Statutes and Regulations: Sections 2.3.110 and 2.3.190 address parts of OAR 660-012-0045 and 0060
by recommending design standards for commercial uses (e.g., offices and limited retail) where these
uses are allowed in an industrial zone.
Table 2.4.110 – Land Uses Allowed in Industrial Zones
Uses
Use Categories
(Examples of uses are in Chapter 1.4; definitions are in Chapter 1.3.)
COMMERCIAL CATEGORIES
Self-Service Storage, per Section 2.3.190.G1

Status of Use in Zone
General
Light
Industrial Industrial
(I)
(LI)
S

S
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BCDC Section 3.1.300 - Pedestrian Access and Circulation
A. Site Layout and Design. To ensure safe, direct, and convenient pedestrian circulation, all
developments shall provide a continuous pedestrian system. Pedestrian circulation will also be
evaluated and provided for in industrial developments, as reviewed in the site plan review process.
However, industrial developments in industrial zones shall not be required to provide sidewalks
along public roads unless a pedestrian project has been identified pursuant to the Transportation
System Plan. The pedestrian system shall be based on the standards in subsections 1-4, below:
1. Continuous Walkway System. The pedestrian walkway system shall extend throughout the
development site and connect to all future phases of development, and to existing or planned
off-site adjacent trails, public parks, and open space areas to the greatest extent practicable. The
Planning Director or other city decision body may require landscape buffering between walkways
and adjacent parking lots or driveways to mitigate safety concerns. The developer may also be
required to connect or stub walkway(s) to adjacent streets and to private property with a
previously reserved public access easement for this purpose, in accordance with the provisions
of Section 3.1.200, Vehicular Access and Circulation, and Section 3.4.100, Transportation
Standards.
Safe, Direct, and Convenient. Walkways and, where applicable, multi-use paths within
developments shall provide safe, reasonably direct, and convenient connections between
primary building entrances and all adjacent parking areas, recreational areas/playgrounds,
schools, streets, and other public ways based on the following definitions:
a. Reasonably direct. A route that does not deviate unnecessarily from a straight line or a route
that does not involve a significant amount of out-of-direction travel for likely users.
b.a.Safe and convenient. A route that is reasonably free from hazards and provides a reasonably
smooth and consistent surface and direct route of travel between destinations. The Planning
Director or other city decision body may require landscape buffering between walkways and
adjacent parking lots or driveways to mitigate safety concerns.
c.b. "Primary entrance" for commercial, industrial, mixed use, public, and institutional buildings.
The main public entrance to the building. In the case where no public entrance exists, street
connections shall be provided to the main employee entrance.
d.c. "Primary entrance" for residential buildings is the front door (i.e., facing the street). For
multifamily buildings in which each unit does not have its own exterior entrance, the
“primary entrance” may be a lobby, courtyard, or breezeway, which serves as a common
entrance for more than one dwelling.
3. Connections Within Development. Connections within developments shall be provided as
required in subsections a-c, below:
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a. Walkways shall connect all building entrances to one another to the extent practicable, as
generally shown in Figure 3.1.300.A(1);
b. Walkways shall connect all on-site parking areas, storage areas, recreational facilities and
common areas, and shall connect off-site adjacent uses to the site to the extent practicable.
Topographic or existing development constraints may be cause for not making certain
walkway connections, as generally shown in Figure 3.1.300.A(1); and
c. Large parking areas shall be broken up so that no contiguous parking area exceeds three (3)
acres. Parking areas may be broken up with plazas, large landscape areas with pedestrian
access ways (i.e., at least 20 feet total width), streets, or driveways with street-like features.
Street-like features, for the purpose of this section, means a raised sidewalk of at least 4-feet
in width, 6-inch curb, accessible curb ramps, street trees in planter strips or tree wells, and
pedestrian-oriented lighting.
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Chapter 3.2 — Landscaping, Street Trees, Fences and Walls
BCDC Section 3.2.200 – Landscape Conservation
A. Protection Standards. Significant trees and shrubs identified as meeting the criteria in Section B,
above, shall be retained to the extent practicable to minimize the risk of erosion, landslide, and
storm water runoff. Where protection is impracticable because it would prevent reasonable
development of public streets, utilities, or land uses permitted by the applicable land use zone, the
City shall allow removal of significant vegetation from the building envelope as defined by required
yard setbacks. Where other areas must be disturbed to install streets or utilities, the applicant may
be required to restore such areas after construction with landscaping or other means to prevent
erosion and to protect the public health, safety, and welfare. With the owner’s consent, the City may
accept a land dedication or become a party to a conservation easement on private property for
conservation purposes.
3.2.300

Landscaping

A. Applicability. This Section shall apply to all new developments requiring Site Design Review.
B. Landscape Plan Required. A landscape plan is required. All landscape plans shall conform to the
requirements in Chapter 4.2.500, Section B.5 (Landscape Plans).
C. Landscape Area Standards. The minimum percentage of required landscaping equals:
1. Residential Zones (duplex and multifamily): R-LD: 10% of site; R-MD and R-HD 7% of site.
2. Central Commercial Zone: 0-5% percent of the site dependent on parcel and site plan.
3. General Commercial Zone: Campbell Street and Freeway Area – 10% of site; all other general
commercial areas – 7%
4. General Industrial Zone and Light Industrial Zone: Zero percent of the site except that the
approval body may require landscaping, fences, walls or other buffering that exceed the 0%
landscaping standards when it finds through Site Design Review (Chapter 4.2), Conditional Use
Permit review (Chapter 4.4), and/or Master Planned Development review (Chapter 4.5), as
applicable, that more or different buffering is necessary to mitigate adverse noise, light, glare,
and/or aesthetic impacts to adjacent properties or public roads.
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Chapter 3.3 — Parking and Loading
Sections:
3.3.100
3.3.200
3.3.300
3.3.400
3.3.500

Purpose
Applicability
Automobile Parking Standards
Bicycle Parking Standards
Loading Areas

3.3.300

Automobile Parking Standards
Table 3.3.300.A – Minimum and Maximum Required Parking by Use
Use Categories
(Examples of uses are in Chapter 1.4;
definitions are in Chapter 1.3.)
Maximum Allowed Parking

RESIDENTIAL CATEGORIES
Accessory Dwelling
Single Family Dwelling (attached and detached
dwellings and manufactured homes)
Duplex
Multifamily

Minimum Parking per Land Use
(fractions rounded down to the closest whole
number)
For parking areas exceeding 25 spaces, no use
shall exceed 125% of the minimum requirement
None
2 parking spaces
23 spaces per duplex
1 space/unit per 1 studio unit or 1-bedroom
unit
1.5 spaces/unit per 2-bedroom unit
2 spaces/unit per 3 or more-bedroom unit

Group Living, such as nursing or convalescent
homes, rest homes, assisted living, congregate 0.5 space per 4 bedrooms
care, and similar special needs housing
Other Group Living
1 space per 2 bedroom
COMMERCIAL CATEGORIES
Bed and Breakfast Inn
Commercial Educational Services, not a school
(e.g., tutoring or similar services)

1 space per bedroom
2 space per 1,000ft2 floor area
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Chapter 3.5 - Signs
Sections:
3.5.010
3.5.020
3.5.030
3.5.040
3.5.050
3.5.060
3.5.070
3.5.080
3.5.090
3.5.100
3.5.110
3.5.115
3.5.120
3.5.130
3.5.140
3.5.150

Applicability, Purpose & Intent
Permits & Process
Exempt Signs
Prohibited Signs
General Regulations
Signs in Residential Zones
Signs in Commercial & Industrial Zones
Signs in the Freeway Overlay District
Signs in the Historic District
Signs in the 10th Street Business District
Signs on South US Highway 30
Signs in the Residential-Professional (R-P) District
Maintenance
Non-Conforming Signs
Removal & Abandonment
Enforcement

3.5.010

Applicability, Purpose & Intent

A. Applicability. Any sign erected, altered or maintained after the effective date of this Ordinance shall
conform to the following regulations. Existing sign shall be classified as:
1. Conforming: a sign that conforms to the requirements of this chapter.
2. Non-conforming: any sign that does not conform to the requirements of this chapter, but was
legally erected before the effective date of this code.
B. Purpose & Intent. The intent of this chapter is to regulate all signs within Baker City to ensure that
they are appropriate for their respective uses, in keeping with the appearance of the affected
property and surrounding environment, and protective of the public health, safety and general
welfare by:
1. Setting standards and providing uniform controls that permit reasonable use of signs and
preserve the character of Baker City.
2. Prohibiting the erection of signs in such numbers, sizes, designs, illuminations, and locations
which may create a hazard to pedestrians and motorists.
3. Avoiding excessive conflicts from large or multiple signs, so that permitted signs provide
adequate identification and direction while minimizing clutter, unsightliness, and confusion.
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4. Establishing a process for the review and approval of sign permit applications.
5. Ensuring sign design that builds on the traditional town image and visual environment that Baker
City seeks to promote.
6. Encouraging public safety and welfare by allowing address sign that can be easily identified by
emergency responders.

3.5.020

Permits & Process

A. Permits.
1. A sign permit is required for each of the following instances:
a. Upon the erection of any new sign, except exempt signs
b. To make repairs to any existing sign which exceed 60 percent of the replacement cost of the
sign
2. A sign permit is not required for the following minor repairs:
a.
b.
c.
d.

Painting
Cleaning
Replacement of defective parts
Replacement of existing sign face with a new sign face which does not alter the size, type or
function of the existing sign cabinet or structure
e. Other similar maintenance to a sign, which will keep said sign at a maintained level and
which does not change the total area of the sign
f. Repairs to any existing sign which do not exceed 60 percent of the replacement cost of the
sign
B. Process.
1. For every sign proposal as specified above, a detailed signage plan must be submitted and
include a scale drawing clearly showing materials, color, dimensions and physical shape of the
sign, structural and electrical details of the proposed sign, and a site plan in which the sign will
be located in relation to property lines, buildings and any other structures located on the
applicants building or property. If the sign will be attached to a wall or roof, the dimensions of
the wall or building façade will be provided.
2. Planning staff will complete applications within 10 working days after filing. Sign permits shall be
processed as a Type I Procedure, unless otherwise stated in this ordinance. Appeals shall be
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processed in accordance with Chapter 4.1 of this ordinance. shall be processed as a Type III
Procedure.
3. Every sign permit issued by the City shall become void if erection or construction on site has not
begun within one (1) year from the date of permit issuance. If work authorized by such permit is
suspended or abandoned for more than 1 year, a new permit shall be obtained.
4. No signs within the Historic District shall be erected or altered until an application has been
reviewed and approved by the Historic District Design Review Commission and after the Baker
City Planning Department has issued a decision and the appropriate permit. See Section 3.5.090
– Signs in the Historic District for further criteria.

3.5.030
Exempt Signs. The following signs shall be allowed without a sign permit and shall not be
included in the determination of the type, number, or area of permanent signs allowed within a zone,
provided such signs comply with the regulations in this section, if any.
A.

Government/Regulatory signs erected or required by the City of Baker City, the State of Oregon,
or any other government agency including traffic, utility, safety, railroad crossing and
identifications signs for public facilities.

B.

Legal notices

C.

Temporary signs that do not require a building permit and have a sign area of 12ft2 or less and
are of following forms: banner, freestanding, hanging, portable and window. No other sign forms
shall be allowed as temporary signs. Though exempt from sign permits, these temporary signs
must comply with vision clearance area restrictions.

D.

Address signs, with or without illumination, that do not exceed a sign area of 3ft2. Address signs
exceeding 3ft2 must obtain a sign permit and shall be evaluated using the form-based (i.e. wall,
monument, freestanding, etc.) criteria of the applicable zone.

E.

Temporary electronic reader-board signs that do not exceed a sign area of 65ft2 and are
displayed for a period of seven (7) days or less within a six (6) month period, per parcel.

3.5.040

Prohibited Signs. The following signs are unlawful and prohibited in any zone:

A. Based on Location.
1. A banner or sign of any type suspended across a public street without the permission of the
affected owners of both the property and the road.
2. Roof signs.
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3. Signs attached to parking meters; historical markers; traffic signposts; signals or control devices;
power, light, or other utility poles; or other similar official city and government structures except
those placed by said government agencies.
4. Signs attached to trees, shrubs, or any living vegetative matter except trail signage designed to
direct walkers.
5. Signs erected without the permission of the property owner, with the exception of those
authorized or required by local, state, or federal government.
6. Vehicular signs. This regulation does not include the use of business logos, identification or
advertising on vehicles primarily and actively used for business purposes and/or personal
transportation.
7. Signs placed in such a position as to endanger pedestrians, bicyclists, or traffic on a street by
obscuring the view or by interfering with official street signs or signals by virtue of position or
color.
8. A sign or portion of a sign which extends beyond any property line of the premises on which such
sign is located, unless specifically allowed.
9. A sign, other than an exempt temporary sign or temporary sign, placed or extending into the
public right-of-way, unless specifically allowed by the Baker City Municipal Code or as exempted
by this code.
10. A sign that interferes with any surface or underground utility or communication lines and
equipment.
B. Based on Safety.
1. Interactive signs or mechanical movement signs, including revolving signs.
2. Signs that because of color, wording, design, size, shape, or illumination resemble, obstruct, or
conflict with any traffic-control device or with the safe and efficient flow of traffic. Or private
signs which appear to control or direct traffic, parking, or public use or access inconsistent with
city regulations.
3. Signs which prevent free ingress or egress from any door, window, fire escape, or that prevent
free access from one part of a roof to any other part. No sign other than a safety sign shall be
attached to a standpipe or fire escape.
4. Unsafe signs, as determined by the Building Official.
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C. Based on Visual Character.
1. Animated or flashing signs, signs which contain beacon or strobe lights, reflective or mirror signs,
or signs which flash text or graphics.
2. Signs which emit smoke, visible vapors, particulate matter, sound, odor, or contain open flames.

3.5.050
General Sign Regulations and Design Criteria. The following requirements shall apply to all
signs in all zones as applicable by this Ordinance. Signs displayed in the Freeway Overlay District, the
Historic District, the 10th Street Business District or the South Highway 30 District are also subject to the
applicable district standards set forth in Sections 3.5.080 to 3.5.110.
A. Sign Materials, Design & Construction.
1. Every sign shall be constructed of durable materials, using non-corrosive fastenings.
2. Every sign shall be structurally safe and erected or installed in accordance with the Oregon
Building Code.
3. Every sign should utilize design and building materials which complement the architectural
theme of the building which it identifies.
4. Every sign requiring a permit and that is located or installed upon the ground shall be set within
a landscaped area equal to the sign area. This is intended to improve the overall appearance of
the signs as well as to reduce the risk of automobiles hitting the sign or its supports. Landscaping
must include 60% vegetation and must be continuously maintained. In instances where this
criterion cannot be met, landscaping requirements may be placed elsewhere on the property.
The Historic District shall be exempt from landscape requirements.
5. Signs which are constructed using bare pylons and/or pole supports shall include pole covers and
shall meet the following requirements:
a. Covering shall fully enclose the pole. Wood, brick, vinyl or similar materials that complement
the sign shall be allowed as determined by the Planning Director or designee. Paint or wraps
shall not be considered types of covering.
b. Special decorative elements such as sculpted metal, wrought iron, or other similar materials,
which are incorporated into the support structure design and do not fully enclose the poles
may be allowed as determined by the Planning Director or designee.
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Exposed Pylons (prohibited)

Enclosed Pylons (accepted)

The signs depicted
here (and above) are
not the only
acceptable signs.
We encourage the
applicant to exercise
originality and

2. Any internally illuminated sign cabinets or sign panels that have been damaged shall remain unilluminated until repaired.
3. Any signage that has been damaged to such an extent that they may pose a hazard to passersby
shall be repaired or removed immediately.
B. Sign Safety.
1. Signs shall be located in such a way that they maintain horizontal and vertical clearance of all
overhead power lines in accordance with National Electric Safety Code specifications, as
reviewed and determined by the local electrical utility company. All applicants are required to
contact OTEC before erecting a sign nearer than 25 feet of electric power lines.
2. No sign shall be permitted in “vision clearance areas” as defined by Chapter 1.3 and as set forth
by Chapter 3.1.200 (N) of the Baker City Development Code.
3. No sign shall be erected or maintained in such a manner that any portion of its surface or
supports will interfere in any way with the free use of any fire escape, exit, or standpipe. No sign
shall obstruct any window so that light or ventilation is reduced below minimum standards
required by applicable law.
4. Signs (including temporary signs) shall be securely fastened to the ground or permanent
structure.
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P = Permitted, subject to restrictions (see applicable Zone)
N = Not permitted

TABLE 3.5.050 - SIGN RESTRICTIONS – SIGN TYPE & ZONE/DISTRICT
Signs displayed in the Freeway Overlay District, the Historic District, the 10th Street Business District or
the South Highway 30 District are also subject to the applicable district standards set forth in
Sections 3.5.080 to 3.5.110.
Residential
Commercial
Industrial
Freeway
Sign Type 2
Zones
Zones
Zones
Overlay District
Awning/Canopy
N
P
P
P
Banner
N
P
P
P
3
3
or
4
3
or
4
Billboard*
N
N
N
P
Freestanding
P
P
P
P
Hanging
P
P
P
P
1
Monument
P
P
P
P
Multi-Tenant
N
P
P
P
Portable
N
P
P
P
Projecting
N
P
P
P
Electronic Reader Board*
N
P
P
P
Temporary (non-exempt)
P
P
P
P
Wall
N1
P
P
P
Window
P
P
P
P
* = Type III Signs
1Replacement

only, unless otherwise directed by ODOT
Except for exempt signs (see Section 3.5.030)
3 Replacement not to exceed a sign are of 100ft2
4 Allowed only within the Freeway Overlay District
2
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3.5.060Signs in Residential Zones. In addition to sign types listed in Section 3.5.030 –Exempt Signs, the
following numbers and types of signs may be erected in Residential Low-Density (R-LD), Residential
Medium-Density (R-MD) and Residential High-Density (R-HD) Zones.
Signs displayed in the, Freeway Overlay District, Historic District, 10th Street Business District, South
Highway 30 District or Residential-Professional (R-P) District are also subject to the applicable district
standards set forth in Sections 3.5.080 to 3.5.110.
TABLE 3.5.060 – SIGNS IN RESIDENTIAL ZONES (R-LD, R-MD and R-HD)

Freestanding

Restrictions &
Guidelines
- May not project into
R-O-W

Hanging

-

Monument

Wall

-

- Replacement only
- May not project into

-

Number &
Location
1 per street frontage
1ft setback from property
line
1 per lot
Must hang from building,
eave, canopy, awning or
marquee
1 per lot
1ft setback from property
line
1 per tenant

Maximum
Area & Height
- Area: 4ft2
- Height: 6ft

Permitted
Illumination
- Not
permitted

- Area: 4ft2
- Height: 6ft

- Not

- Area: 4ft2
- Height: 6ft

- Not

- Area: 4ft2
- Height: 6ft

- Not

- Area: 4ft2

- Not

permitted

permitted

permitted

R-O-W
- May not project
more than 1ft
- May not interrupt
architectural details
of façade
- May not extend
beyond eave or roof
lines
Window

- 1 per building

permitted
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3.5.070 Signs in General Commercial (C-G), Central Commercial (C-C) and Industrial (I) Zones: As noted
below, the following numbers and types of signs may be erected in any General Commercial (C-G),
Central Commercial (C-C) or Industrial (I) Zone subject to applicable sign type criteria. Signs displayed in
the Freeway Overlay District, Historic District, 10th Street Business District or South Highway 30 District
are also subject to the applicable district standards set forth in Sections 3.5.080 to 3.5.110.

TABLE 3.5.070 – SIGNS IN COMMERCIAL and INDUSTRIAL ZONES

Awning or
Canopy

Banner

Billboards

Restrictions &
Guidelines
- An awning and canopy
without lettering or
other advertising shall
not be regulated as a
sign
- Lettering or advertising
may not project beyond
or below the printable
material area
- No awning or canopy
sign shall be wider than
the building wall or
tenant space it identifies
- If the awning or canopy
sign is to be mounted on
a multi-tenant building,
the awning and canopy
sign shall be similar in
terms of height,
projection, and style
across all tenants in the
building
- Temporary use only

-

-

-

Number &
Location4
No limit
Must attach to
building façade
and project from it
Awning and
canopy signs may
not project into
the R-O-W, unless
specifically
permitted by the
Baker City
Municipal Code
Awning and
canopy signs must
be centered within
or over
architectural
elements such as
windows or doors

- No limit but

Maximum
Permitted
Area & Height
Illumination
2
- Area: 1.5ft per - Internal or
1 linear foot of
external,
the awning or
except for
canopy
signs located
- Height: Equal
in the C-C
to eave line or
Zone, where
bottom of
only external
second story
illumination
window sill,
is permitted
whichever is
lower. Bottom
of awning must
be at least 8ft
above grade.
Bottom of
canopy must
be at least 10ft
above grade

- Area: 200ft2
- Height: 6ft

- Not

aggregate sign
permitted
areas not to
exceed 200ft2
- 1ft setback from
property line
- Allowed only within the Freeway Overlay District (see Section 3.5.080 and Table
3.5.080)
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Electronic
Reader
Board3

Freestanding2

- Conditional Use

Permit from
Planning
Commission
required prior to
installation
Text messages
longer than the
display that do
not contain any
graphics shall
scroll in a
consistent and
predictable
manner
- May not project
into R-O-W

- 1 per 50ft of

street frontage
1ft setback from
property line

- 1 per 50ft of

-

Hanging

Monument

-

- May not project

-

into R-O-W
-

Multi-tenant

- May not project

-

into R-O-W
- Maximum 1 sign
face per tenant

-

Portable

- May not impede

pedestrian traffic

-

street frontage
building/tenant
façade
1ft setback from
property line3
No limit
Must hang from
building, eave,
canopy, awning or
marquee
1 per street
frontage
1ft setback from
property line3
1 on each major
street frontage
with exit and
entrance 1 per
building/tenant
façade
1ft setback from
property line3
1 per business
May be located
within ROW4

- Area: 24ft2

Height: 15ft

- Internal, not to

exceed 40 watts
or 60 milliamps
Color and
brightness of
displays shall
remain
unchanged for a
minimum of 5
seconds

- Area: 50ft2 150ft2
- Height: 15ft 25ft

- Internal, external,

- Area: 4ft2
- Height: Bottom of

- Internal, external,

sign must be at
least 8ft above
grade
- Area: 80ft2
- Height: 15ft

- Freestanding:

150ft2

Area: 80
Height: 15 25ft

backlit, neon or
bare bulb

backlit, neon or
bare bulb

- Internal or

external

- Internal or

external

- Monument:

Area: 120ft2
Height: 15ft
- Area: 24ft2
- Height: 6ft2

- As allowed by the

Baker City
Municipal Code
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Projecting

Temporary
(NonExempt)

- Projection from

- 1 per street

wall: no more
than 12 inches, no
less than 6 inches
- May not project
more than 4ft or
1/3 width of
sidewalk,
whichever is less

frontage per
ground floor
establishment,
plus 1 sign per
building entrance
serving one or
more commercial
tenants without a
ground floor
entrance
- No limit

- May not impede

pedestrian traffic
- May not be
located in R-O-W
- Erected for a
period longer than
6 months
- Building permit
required
- Has a sign area no
greater than 24ft2
Wall 1,2
- May not project
- One sign per
(Except those
into R-O-W
building/tenant
wall signs
- May not project
façade per street
within the
more than 1ft
frontage, up to 2
Freeway
- May not interrupt
signs per tenant.
Overlay
architectural
Where a store has
District. See
details of façade.
entrances facing
Section and - May not extend
both a street and
Table
beyond eave or
a parking lot, a
3.5.080)
roof lines
second sign is
permitted to face
the parking lot
Window
- Electronic reader
- No limit
board signs with
an area greater
than 2ft2 may not
be used as
window signs
1
2

- Area: 20ft2
- Height: Equal to

- Internal, external,

backlit or neon

eave line or
bottom of second
story window sill,
whichever is
lower. Bottom of
sign must be at
least 8ft above
grade
- Area: 36ft2, except

- Not permitted

banner signs
which may be
≤ 200ft2
- Height: 6ft

- Area: 32ft2 1.5ft2

- Internal, external,

per 1 linear foot
of frontage
- Height: Equal to
eave line or
bottom of second
story window sill,
whichever is lower

back-lit or neon

- Area: 1.5ft2 per

- Internal or neon

1ft of building
frontage or no
more than 50%
total window
coverage,
whichever is less

Painted Wall signs may increase sign area by 25%.
When combination of wall and freestanding signs are used, total area for wall signs shall be reduced to 50%
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if all
signage if orientated to same street frontage.
3 No sign abutting a residential zone shall be located within 70 feet of said property line
4 Signs allowed or permitted within the R-O-W must be approved by the Baker City Public Works Department.
3.5.080
Signs in the Freeway Overlay District: There shall be a Freeway Overlay District located on
both the east and west sides of Interstate 84 (I-84), as detailed in Figure 3.5.080 – Freeway Overlay
District Map.
A. In addition to those signs permitted within the underlying zone, and in accordance with all other
applicable requirements of this Ordinance, the following signs may be permitted within the Freeway
Overlay District, subject to the following regulations:

TABLE 3.5.080 – SIGNS IN FREEWAY OVERLAY DISTRICT

Outdoor
Advertising
Sign 1, 2, 3

Restrictions &
Guidelines
- Conditional Use
Permit from
Planning
Commission
required prior
to installation
- Stacked signs
shall not be
permitted
- Signs may be
double-sided

-

-

-

-

-

Number &
Location
Must be sited within 100ft
of the freeway
R-O-W
Minimum spacing between
outdoor advertising signs on
the same side of the
freeway shall be 1,000ft
Setback from R-O-W a
distance equal to sign height
or 15ft, whichever is greater
25ft setback from property
line
50ft setback from any
building or structure
1,000ft from any property
line abutting a public park,
playground, religious
institution, cemetery,
school, or residential zone
Not attached to any building
Not located in a utility
easement
Not located on a bridge

Maximum
Permitted
Area &Height
Illumination
Commercial and - All light
Industrial Zones:
sources are
designed,
2
- Area: 300ft of
shielded,
display area
arranged,
- Height:
and installed
Overall height
to confine
30ft measured
or direct all
from ground
illumination
level below
to the
the sign
surface of
the offpremises
sign and
away from
adjoining
properties
- Light
sources shall
not be
visible from
any street or
adjoining
properties
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Electronic
Reader
Board

- Conditional Use

1, 2, 3

-

-

Freestanding1, 3

-

-

Wall 1, 2, 3

-

- 1 per 50ft of street frontage
- 1ft setback from property

- Area: 50ft2
- Height: 15ft

Permit from
Planning
line
Commission
required prior
to installation
Text messages
longer than the
display shall not
contain any
graphics and
shall scroll in a
consistent and
predictable
manner
The appearance
of movement is
prohibited in
signs visible
from a state
highway
Stacking of
- 1 free-standing sign per
- Area: 200ft2
signs is not
parcel, plus also eligible for: - Height: 65ft
permitted
- One smaller detached sign
May be doublemeeting the requirements
sided
of the underlying land use
May not project
zone.
into R-O-W
- Attached signs meeting
the requirements of the
underlying land use zone.
- 1ft setback from property
line
- 200ft setback from
residential zones
May not project - 1 per tenant, oriented
- Area: 18% of
into R-O-W
towards freeway
wall area
May not project
along freeway
more than 1ft
frontage
May not
interrupt
architectural
details of
façade

- Internal, not

to exceed
40 watts or
60 milliamps
- Color and
brightness
of displays
shall remain
unchanged
for a
minimum of
5 seconds

- Internal,

external,
backlit,
neon or
bare bulb

- Internal,

external,
back-lit or
neon
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- May not extend

beyond eave or
roof lines

1 If

a business has more than one frontage, only the sign oriented to the freeway shall be granted the size
and height allowances of the Freeway Overlay District
2 Painted Wall signs may increase sign area by 25%
3 All signs must adhere to relevant Oregon Department of Transportation (ODOT) regulations
B. Outdoor Advertising Signs in the Freeway Overlay District are also subject to the following
regulations:
1. Construction and Maintenance.
a. All plans for outdoor advertising signs shall be certified by a licensed engineer registered in
Oregon.
b. All outdoor advertising signs shall be constructed in accordance with industry-wide standards
established by the Outdoor Advertising Association of America or their successor
organizations. All outdoor advertising signs shall be structurally sound and maintained in
good condition and in compliance with Oregon Building Code.
c. The rear face of a single-face outdoor advertising shall be painted and maintained with a
single neutral color as approved by the Baker City Planning Department.
2. Identification of Sign Owner: The owner of an outdoor advertising sign shall be identified on the
structure in accordance with standards established by the Oregon Department of Transportation
(ODOT).
3. Weed Abatement. All outdoor advertising signs shall be exempt from landscaping requirements,
though weed control shall be required within 10 feet of the base of the outdoor advertising sign.
4. Additional Regulations. The Planning Commission shall consider issues of community character,
public safety and adjacent businesses and other existing signage, important visual corridors, sign
design and base landscaping. All outdoor advertising signs shall comply with any and all
applicable zoning regulations of the Baker City Development Code and any and all municipal,
state and/or federal regulations. In the event any other applicable regulation is in conflict with
the provisions of this Section, the stricter regulation shall apply.
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5. Safety. In applying for special exception relief, the applicant bears the burden of proof to
establish that the proposed outdoor advertising sign will not create a public health or safety
hazard in the matter and location that it is proposed and in the manner by which it is to be
operated.
Figure 3.5.080 – Freeway Overlay District Map

1 inch = ½
mile
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3.5.090Signs in the Historic District: In addition to all other requirements of this Ordinance, the following
regulations shall be applicable to any sign placed in a designated Historic District (Figure 3.5.090):

A. No sign shall be erected or altered until an application has been reviewed and approved by the
Baker City Planning Department. Approval from the Historic District Design Review Commission
(HDDRC) is also required.
B. Installation must not damage or require removal of historic materials and must be done in a manner
such that signs can be removed without harm to the masonry or architectural detailing.
C. The Historic District Design Review Commission shall ensure that the proposed sign is appropriate
compared:
1. To the style, period, type, size, and scale of the building for which it is proposed; and
2. With other signs in the Historic District.
D. Due to the unique character of the building facades within the Historic District, signs that are larger
than the maximum area allowed or of unique size, shape, or material are permitted if approved by
HDDRC.
E. Signs shall not cover architectural details of the building.
F. External illumination shall be the only lighting option permitted.
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Figure 3.5.090 – Historic District Map
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3.5. 100
Signs in the 10th Street Business District: The 10th Street Business District (Figure 3.5.100)
is a specially designated sign district where traditional 1950’s and 1960’s era neon and bare-bulb signs
are encouraged as well as more contemporary neon and bare-bulb sign applications. Applicants who
chose to pursue this option may increase the maximum sign height of the underlying zone by 33
percent.
Figure 3.5.100 – 10th Street Business District Map
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3.5. 110
Signs on South US Highway 30: In addition to all other requirements of this Ordinance, the
following regulations shall be applicable to any sign placed along South US Highway 30 (Figure 3.5.110):
A. Replacement billboard signs shall be permitted along US Highway 30 from the southern City Limits
to Indiana Avenue within 50’ of the highway right-of-way subject to the following standards:
1. All new or replacement signs must obtain of a Conditional Use Permit from the Planning
Commission prior to construction.
2. Replacement billboard signs within the designated US Highway 30 corridor shall only be
permitted if the existing billboard sign is removed. The replacement location needs to be within
South US Highway 30 corridor as defined above but not necessarily in the identical location.
3. The Planning Commission shall consider issues of community character, public safety, adjacent
businesses and other existing signage, important visual corridors, sign design, and base
landscaping, as well as the applicable criteria listed in Chapter 4.4 – Condition Use Permits of this
Code.
4. All signs must adhere to relevant Oregon Department of Transportation (ODOT) regulations.
5. Minimum spacing between signs on the same side of US Highway 30 shall be 500 feet.
6. Each face of a billboard is restricted in size to 120 ft2. The overall height of a billboard is
restricted to 15’ as measured from the ground level below the sign unless conditions related to
vehicle safety and circulation are a consideration in which case billboard signs may be approved
up to 25’ in height.
7. Double-sided billboard signs are allowed.
8. The rear face of a single-face billboard shall be painted and maintained with a single neutral
color as approved by the Baker City Planning Department.
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Figure 3.5.110 – South US Highway 30 District Map
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3.5.115
Residential Professional District. The Residential-Professional District provides larger sign
allowances for light commercial uses in residential zones.
TABLE 3.5.115 - SIGNS IN THE RESIDENTIAL PROFESSIONAL (R-P) DISTRICT

Freestanding1

Restrictions &
Guidelines
- May not project into
R-O-W

-

Hanging1

-

Monument1

-

Wall1

- May not project into

-

Number &
Location
1 per lot
1ft setback from
property line
1 per lot
Must hang from
building, eave, canopy,
awning or marquee
1 per lot
1ft setback from
property line
1 per lot

R-O-W
- May not project more
than 1ft
- May not interrupt
architectural details of
façade
- May not extend
beyond eave or roof
lines
Window1
1

- 1 per building

Maximum
Permitted
Area & Height
Illumination
- Area: 16ft2
- Not permitted
- Height: 6ft
- Area: 4ft2
- Height: 6ft

- Not permitted

- Area: 16ft2
- Height: 6ft

- Not permitted

- Area: 16ft2
- Height: 6ft

- Not permitted

- Area: 16ft2

- Not permitted

Signs exceeding the standards contained in Table 3.5.115 above may be permitted through a
Conditional Use Permit
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Figure 3.5.115 – Residential-Professional District

R-P
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R-P
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R-P
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3.5.120
Sign Maintenance. All signs shall be continually maintained in a state of good appearance,
safety, and repair throughout their life. Nothing in this code shall relieve the owner from maintaining
the sign. Maintenance requirements include but are not limited to:
A. Any metal poles, pole covers, and/or sign cabinets shall be kept free from rust and stains.
B. Any awnings, banners, canopies, or similar material which a sign is affixed or printed upon, shall be
kept in good appearance and free from tears, tatter, and any other physical damage.
C. Any internally illuminated sign cabinets or sign panels that have been damaged shall remain unilluminated until repaired.
D. Any signage that has been damaged to such an extent that they may pose a hazard to passersby
shall be repaired or removed immediately.

3.5.130

Non-Conforming Signs

A. It is unlawful to make a major repair without a permit any existing non-conforming sign. The sign
must be immediately brought into conformance with this ordinance upon any structural alteration,
relocation, or replacement.
B. Any non-conforming sign that is damaged or destroyed may be replaced or restored to its original
design, so long as the cost of the repair is less than 60 percent of the replacement or restoration
cost.
C. Any non-conforming sign that is damaged or destroyed in excess of 60 percent of its replacement or
restoration cost shall not be restored except in conformance with the provisions of this chapter.
D. No sign shall be altered or enlarged in such a way that increases or continues its non-conformity.

3.5.140

Removal & Abandonment

A. Improperly maintained signs and/or sign supports which cause them to be unsafe or unsightly must
be removed.
B. A conforming, abandoned sign structure may remain, however, the business name panels shall
either be reversed or have blank panels installed immediately. Such signs shall be maintained
according to the standards set forth in this ordinance.
C. An abandoned non-conforming sign is prohibited and shall be immediately removed upon notice by
the City or brought to conforming status by the owner of the sign or property.
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D. All temporary signs shall be removed within the applicable timeframe set forth by this chapter.

3.5.150
Enforcement. Any person who erects or otherwise displays a sign for which a sign permit or
approval is required under this ordinance without first obtaining a permit has committed an infraction;
and upon conviction thereof, shall be fined not more than $500 per day. It shall not be a defense in any
prosecution pursuant to Chapter 1.5 – Enforcement that such person erected or otherwise displayed the
sign for another, whether for gain or otherwise. The City has authority to remove any sign found to be in
violation of this Code.
Structural provisions of this code shall be enforced by the City Building Official or designee. If the
Building Official finds that any sign is unsafe or insecure, is an immediate peril to persons or property,
has been carried out without a valid permit or is in violation of this chapter, the Building Official shall
give written notice to the permittee or owner thereof to remove or alter such sign within 30 days. A new
sign shall not be re-established until a valid permit has been issued. Failure to remove or alter said sign
as directed shall subject the permittee or owner to the penalties prescribed in this ordinance.
All other portions of this code shall be enforced by the Planning Director or designee.
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Chapter 4.2 - Land Use Review and Site Design Review
Sections:
4.2.100
4.2.200
4.2.300
4.2.400
4.2.500
4.2.600

Purpose
Applicability
Land Use Review – Applicability, Procedure and Approval Criteria
Site Design Review – Applicability, Procedure and Approval Criteria
Bonding and Assurances
Development in Accordance with Permit Approval; Modifications; Permit
Expiration

4.2.300
Land Use Review. Land Use Review is a review conducted by the City Planning Official or
designee for changes in land use and developments that do not require a conditional use permit or site
design review approval. Land Use Review ensures compliance with the basic land use and development
standards of the land use zone, such as lot area, building setbacks and orientation, lot coverage,
maximum building height, and other provisions of Article 2.
A. Applicability. Land Use Review is required for all of the types of land uses and development listed
below. Land uses and developments exceeding the thresholds below require Site Design Review.
1. Any change in land use deemed to not be significant defined as one that would not result in a
change of “Use Categories” as recognized in Chapter 1.4 or as may be determined by the City
Planning Official;
2. Re-use or re-development of an existing building with no expansion of the existing footprint;
3. Single-family detached dwelling (including manufactured home on its own lot);
3.4.

Duplex dwellings;

4.5.
A single duplex, or uUp to two single family attached (town home) units not requiring a
land division, and accessory parking on the same lot;
5.6.
Non-residential building additions up to 1,000 ft2 or 20% of an existing structure,
whichever is greater;
6.7.

Minor Modifications to development approvals as defined by Chapter 4.6;

7.8.
Any proposed development that has a valid conditional use permit. Major modifications
to a development with a conditional use permit shall require review and approval in accordance
with Chapter 4.4 - Conditional Use Permits;
8.9.

Home occupations requiring a permit under Chapter 4.9;
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9.10.

Temporary uses requiring a permit under Chapter 4.9;

10.11.

Accessory structures and accessory or commercial parking lots of 50 spaces or less;

11.12.
Development and land uses that are part of a previously approved Site Design Review or
Conditional Use Permit application;
12.13.
Public improvements required by a condition of approval (e.g., transportation facilities
and improvements, parks, trails, and similar improvements, as determined by the City Planning
Official).
B. Procedure. When Land Use Review is required, it shall be conducted prior to issuance of building
permits, occupancy permit, or public improvement permits, as determined by the City Planning
Official. The City shall conduct Land Use Reviews as a Type I procedure.
Chapter 4.7 - Land Use Zone Map and Text Amendments
Sections:
4.7.100
4.7.150
4.7.200
4.7.300
4.7.400
4.7.500
4.7.600

Purpose
Typographical Errors
Legislative Amendments
Quasi-Judicial Amendments
Conditions of Approval for Quasi-Judicial Amendments
Record of Amendments
Transportation Planning Rule Compliance

4.7.100
Purpose. The purpose of this chapter is to provide standards and procedures for legislative
and quasi-judicial amendments to this Code and the land use zone map. These will be referred to as
“map and text amendments.” Amendments may be necessary from time to time to reflect changing
community conditions, needs and desires, to correct mistakes, or to address changes in the law.
4.7.150
Typographical Errors. Typographical errors may be corrected by means of a Type I procedure,
as governed by Section 4.1.200. A log shall be kept identifying all corrections, which shall be provided to
the Baker County Planning Commission for review on an annual basis.
4.7.200
Legislative Amendments. Legislative amendments are policy decisions made by City Council.
They are reviewed using the Type IV procedure in Section 4.1.500 and shall conform to the
Transportation Planning Rule provisions in Section 4.7.600, as applicable.

4.7.300

Quasi-Judicial Amendments…
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Chapter 4.9 - Miscellaneous Permits
Sections:
4.9.100
4.9.200
4.9.300

Temporary Use Permits
Home Occupation Permits
Mobile Vending Units

53
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Ordinance No. 3382 Exhibit B

City of Baker City
Comprehensive Plan

Includes Amendments Through:
Ordinance No. 3323, 06/25/2013
Ordinance No. 3347, 01/20/2016
Ordinance No. 3380, 10/09/2020
Ordinance No. 3382, XX/XX/202X
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INTRODUCTION

This is the City of Baker City’s Comprehensive Plan, replacing an earlier plan adopted in
1966. The basic purpose of this plan is to establish cohesive policies for managing existing
resources and guiding the future development of our community. The City has here set out for
itself a number of goals to work towards; these are found at the beginning of each section of this
plan. Findings, specific policies and implementation measures follow from and detail each goal.
This plan is a significant document as it is in fact “the law of the land.” It has been prepared
with much research, thought and the participation of many: not only City staff, Planning
Commission and Council, but consultants, Baker County officials, other government agencies and
numerable concerned citizens of the City of Baker City.
Much of this plan was based on two earlier documents the City published: “Public
Facilities and Land and Environmental Features” and “Economic and Population Trends and
Housing Inventory.” If additional background is desired by the reader, it is suggested these
publications be reviewed as well.
This plan document is not final and unchangeable, which is an important concept to keep
in mind. It is designed to be responsive to the evolving needs and circumstances of Baker City’s
residents. Thus, unlike a novel, future readers as well as the original authors will have the
continuing opportunity to adopt, revise or otherwise improve the content of this plan to promote
a better Baker City community.
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LIST OF AMENDMENTS
Resolution No. 2081:
Ordinance No. 2780:
Ordinance No. 2783:
Ordinance No. 2805:
Ordinance No. 2852:
Ordinance No. 2882:
Ordinance No. 2940:
Ordinance No. 2954:
Ordinance No. 2963:

Ordinance No. 2977:
Ordinance No. 2978:
Ordinance No. 2983:
Ordinance No. 3019:
Ordinance No. 3023:
Ordinance No. 3025:
Ordinance No. 3035:
Ordinance No. 3054:
Ordinance No. 3055:
Ordinance No. 3058:
Ordinance No. 3065:
Ordinance No. 3073:
Ordinance No. 3077:
City Council Meeting:

08/08/1966, Adopted comprehensive plan.
12/26/1978, Adopted new comprehensive plan (Acknowledged by DLCD
on 01/30/1980).
03/13/1979, Amended land suitability map to remove approximately 320
acres of industrial land from the UGB (west ½ of Map 09s40e10).
11/27/1979, Amended land suitability map and text to be consistent with
the zoning map.
11/10/1981, Amended various sections of text.
04/12/1983, Amended land suitability map to expand commercial land
(parcel east of Powder River between Bridge St. and Eldon St.).
06/27/1986, Amended land suitability map to expand industrial land
(parcel south of Pocahontas Road between 17th St. and railroad).
06/23/1987, Amended various sections of text.
02/09/1988, Amended land suitability map to change the UGB in the east
Campbell Street area and expand commercial land (adjacent to Interstate
and east of Smith Ditch).
01/24/1989, Amended land suitability map to expand commercial land
(parcels on Resort St. between Valley Ave. and Auburn Ave.).
03/14/1989, Amended land suitability map to expand commercial land
(parcel southeast of Birch St. and “D” St. intersection).
09/12/1989, Amended land suitability map to expand commercial land
(parcels north of Madison St. between Campbell St. and Resort St.).
01/28/1992, Amended land suitability map to expand commercial land
(parcels south of Hwy 86 between interstate and Best Frontage Road).
10/08/1991, Amended land suitability map to add residential land to the
UGB (Nazarene Church parcel northwest of Hughes Ln. and Cedar St.).
01/28/1992, Amended land suitability map to expand commercial land
(parcel adjacent to Cedar Street and north of Campbell Street).
05/12/1992, Amended land suitability map to add residential land to the
UGB (parcel east of Campbell St. and below west side of Smith Ditch).
07/27/1993, Amended land suitability map to expand residential land
(parcel southeast of “F” St. and East St. intersection).
08/10/1993, Amended land suitability map to expand industrial land
(parcel northeast of “F” St. and 15th St. intersection).
09/28/1993, Amended land suitability map to expand industrial land
(parcels north of “F” St. between East St. and Clark St.).
03/08/1994, Amended land suitability map to expand residential land
(parcels between Interstate and Smith Ditch).
07/26/1994, Amended land suitability map to expand industrial land
(parcels east of 14th Street between Campbell Street and “A” Street).
07/26/1994, Amended land suitability map to add residential land to the
UGB (parcel between Interstate and Smith Ditch).
09/24/1996, Approved the Transportation System Plan.
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Ordinance No. 3119:
Ordinance No. 3121:
Ordinance No. 3125:

Ordinance No. 3135:
Ordinance No. 3141:
Ordinance No. 3142:

Ordinance No. 3149:

Ordinance No. 3160:
Ordinance No. 3166:
Ordinance No. 3170:
Ordinance No. 3171:
Ordinance No. 3175:
Ordinance No. 3187:

Ordinance No. 3188:

Ordinance No. 3193:

Ordinance No. 3209:
Ordinance No. 3235:
Ordinance No. 3241:
Ordinance No. 3311:
Ordinance No. 3323:

09/09/1997, Amended land suitability map to expand commercial land
(parcels adjacent to Interstate and south of Campbell Street).
10/28/1997, Amended land suitability map to expand commercial land
(parcel southeast of Hwy 7 and David Eccles Road intersection).
03/24/1998, Amended land suitability map to expand residential land
(parcels south of Auburn Ave. between 10th and 11th Streets and adjacent
to 13th Street; and parcels north of Broadway St. between 13th and 14th
St.).
10/27/1998, Amended land suitability map to expand residential land
(parcel west of 17th Street and north of “C” Street alignment).
11/24/1998, Repealed by Ordinance No. 3143, 03/09/1999.
02/09/1999, Amended land suitability map to expand residential land
(parcels between Auburn Ave. and Place Street and from 11th Street to the
alley between 12th Street & 13th Street)
08/24/1999, Amended Urbanization, Housing, and Economic sections
based on new analysis for lands needed for residential, commercial, and
industrial uses.
06/13/2000, Amended Solid Waste Disposal sections based on
recommendations from the Solid Waste Management Plan.
08/08/2000, Amended land suitability map to modify industrial land
(parcels southeast of 14th Street and Baker Street).
10/24/2000, Amended land suitability map to modify industrial land
(parcels north of Broadway Street and west of the railroad to 13 th Street).
11/14/2000, Amended land suitability map to expand commercial land
(parcels east of the railroad from Baker Street to Church Street).
02/13/2001, Amended land suitability map to expand commercial land
(parcel west of Interstate and south of “H” Street).
07/24/2001, Amended Sewer System, Transportation, Domestic Water,
and Extension of Sewer and Water Service sections, and added a Public
Facilities Plan section.
08/14/2001, Amended land suitability map to add residential land to the
UGB south and west of the end of Indiana Avenue (parcels along Scenic
Vista Lane).
01/22/2002, Amended land suitability map to add residential land to the
UGB south and west of the end of Indiana Avenue (additional parcels along
Scenic Vista Lane).
04/22/2003, Amended land suitability map to expand commercial land
(parcels east of Resort Street and north of Campbell Street).
09/28/2004, Amended Transportation System Plan to support traffic signal
installation at the Campbell Street and Cedar Street intersection.
01/25/2005, Amended land suitability map to expand commercial land
(parcel east of Resort Street and north of Broadway Street).
03/13/2012, Amended land suitability map to expand commercial land
(parcels between Oak and Cedar Streets, north of Campbell Street).
06/25/2013, Transportation System Plan Update incorporating relevant
policies, maps, and standards into the Comprehensive Plan and
Development Code.
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Ordinance No. 3347:

Ordinance No. 3380:
Ordinance No. 3382:

01/20/2016, Amendments to the Transportation System Plan and
incorporation of relevant policies, maps and standards into the
Comprehensive Plan and Development Code (Amending Ordinance No.
3341)
10/09/2020, Amendments to the Baker City Development Code,
Comprehensive Plan (Chapter IX) and Zoning Map
xx-xx-2021, Amendments to the Baker City Development Code and ,
Comprehensive Plan (Chapter IXX)
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STATEWIDE PLANNING GOALS
Adopted by the Land Conservation and Development Commission (LCDC)

GOAL 1: CITIZEN INVOLVEMENT – To develop a citizen involvement program that insures the
opportunity for citizens to be involved in all phases of the planning process.
Refer to “Public Involvement and Procedures for Planning”.

GOAL 2: LAND USE PLANNING – To establish a land use planning process and policy framework as a
basis for all decisions and actions related to use of land and to assure an adequate factual base for
such decisions and actions.
Refer to “Public Involvement and Procedures for Planning”.

GOAL 3: AGRICULTURAL LANDS – To preserve and maintain agricultural lands.
Refer to “Land Suitability” and “Urbanization”.

GOAL 4: FOREST LANDS – To conserve forest lands for forest use.
Not applicable and not addressed in this plan.

GOAL 5: OPEN SPACES, SCENIC AND HISTORIC AREAS, AND NATURAL RESOURCES – To conserve open
space and protect natural and scenic resources.
Refer to Public Facilities and Services – “Parks & Recreation”, “Existing Natural Features and Land
Use”, “Land Suitability”, and “Historic Preservation”.

GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY – To maintain and improve the quality of the
air, water and land resources of the state.
Refer to “Existing Natural Features and Land Use”, Public Facilities and Services – “Sewer
System”, “Solid Waste Disposal”, and “Domestic Water”.

GOAL 7: AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS – To protect life and property from
natural disasters and hazards.
Refer to “Existing Natural Features and Land Use”.
97

GOAL 8: RECREATIONAL NEEDS – To satisfy the recreational needs of the citizens of the state and
visitors.
Refer to Public Facilities and Services – “Parks & Recreation”.

GOAL 9: ECONOMY OF THE STATE – To diversify and improve the economy of the state.
Refer to “Economic Element”.

GOAL 10: HOUSING – To provide for the housing needs of the citizens of the state.
Refer to “Housing”.

GOAL 11: PUBLIC FACILITIES AND SERVICES – To plan and develop a timely, orderly and efficient
arrangement of public facilities and services to serve as a framework for urban and rural development.
Refer to “Public Facilities and Services”.

GOAL 12: TRANSPORTATION – To provide and encourage a safe, convenient and economic
transportation system.
Refer to Public Facilities and Services – “Transportation”.

GOAL 13: ENERGY CONSERVATION – To conserve energy.
Refer to “Public Facilities and Services”, “Existing Natural Features and Land Use”,
“Urbanization”, and “Economic Element”.

GOAL 14: URBANIZATION – To provide for an orderly and efficient transition from rural to urban land
use.
Refer to “Urbanization”.

98

HOUSING

GOAL:
To encourage the availability of adequate numbers of needed housing units at price ranges and rent
levels which are commensurate with the financial capabilities of Oregon households and allow for
flexibility of housing location, type and density. Provision of varied housing which is safe, sanitary and
adequate for all residents of the community.
FINDINGS:
The following is a report prepared by David Evans and AssociatesJohnson Economics on behalf of Baker
City dated June 30, 1999 March 2021 and entitled “Goal 10: HousingHousing and Residential Land Needs
Assessment (Oregon Statewide Planning Goal 10)”.

INTRODUCTION
This analysis outlines a forecast of housing need within the Urban Growth Boundary (UGB) of Baker
City. Housing need and resulting land need are forecast to 2040 consistent with 20-year need
assessment requirements of Oregon Revised Statutes.1 This report presents a housing need
analysis (presented in number and types of housing units) and a residential land need analysis,
based on those projections.
The primary data sources used in generating this forecast were:








Portland State University Population Research Center
U.S. Census
Environics Analytics Inc.2
Oregon Employment Department
City of Baker City
Baker County
Other sources are identified as appropriate.

This analysis relies heavily on Census data from both the Decennial Census, and the American
Community Survey (ACS). Generally, data from the ACS has a larger statistical margin of error than
the 10-year Census. This analysis relies whenever possible on the most recent ACS 5-year
estimates. The 5-year estimates have the lowest margin of error in comparison to the ACS 3-year
and 1-year estimates. All Census data feature some margin of error but remain the best source of
data available on many demographic and housing subjects.

1

ORS 197.628; OAR 660-025
2 Environics Analytics Inc. is a third-party company providing data on demographics and market segmentation. It licenses data from the Nielson
Company which conducts direct market research including surveying of households across the nation. Nielson combines proprietary data with data
from the U.S. Census, Postal Service, and other federal sources, as well as local-level sources such as Equifax, Vallassis and the National Association
of Realtors. Projections of future growth by demographic segments are based on the continuation of long-term and emergent demographic trends
identified through the above sources.
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CITY OF BAKER CITY DEMOGRAPHIC PROFILE
SUMMARY
The following table (Figure 2.1) presents a profile of City of Baker City demographics from the 2000
and 2010 Census. It also reflects the estimated population of this area as of 2019 from PSU
estimates, forecasted forward to 2020 using the growth rate since 2010.


Baker City is a City of roughly 10,000 people located in the center of Baker County near the
eastern edge of Oregon state. The city represents roughly 2/3 of the county’s population.



Baker City is roughly the 50th largest city in the state by population, similar in size to other
cities such as Ontario or Prineville.



According to the US Census and PSU estimates, Baker City has experienced moderate
growth, growing by just over 1% since 2000. In comparison, Baker County is estimated to
has experienced even lower growth of less than 1% since 2000, while the state population
grew by 24%.



Baker City was home to an estimated 4,300 households in 2020, an increase of 440
households since 2000. The percentage of families has fallen from 65% of all households in
2000 to 58% in 2020. The city has a lower share of family households than Baker County
(62%) and the state (63%). Average household size is estimated to have fallen during this
period but is similar to that of the county.
Baker City’s estimated average household size is 2.23 persons. This is statistically the
same as the Baker County average of 2.22 but lower than the statewide average of 2.47.



FIGURE 2.1: BAKER CITY DEMOGRAPHIC PROFILE

POPULATION, HOUSEHOLDS, FAMILIES, AND YEAR-ROUND HOUSING UNITS
2000

2010

Growth

2020

Growth

(Census)

(Census)

00-10

(PSU)

10-20

9,860

9,828

0%

9,980

2%

3,875

4,212

9%

4,313

2%

2,514

2,529

1%

2,492

-1%

4,435

4,611

4%

4,736

3%

418

356

-15%

362

2%

Household Size (non-group)

2.35

2.38

1%

2.23

-6%

Avg. Family Size

2.92

2.90

-1%

2.89

0%

Population1
2

Households
Families

3

Housing Units

4

Group Quarters Population

5

PER CAPITA AND MEDIAN HOUSEHOLD INCOME
2000

2010

Growth

2020

Growth

(Census)

(Census)

00-10

(Proj.)

10-20

Per Capita ($) Median

na

$18,997

na

$26,659

40%

HH ($)

na

$38,442

na

$46,122

20%

SOURCE: Census, PSU Population Research Center, and Johnson Economics
Census Tables: DP-1 (2000, 2010); DP-3 (2000); S1901; S19301
1 From PSU Population Research Center, growth rate 2000-2019 extended to 2020
12 2020 Households = (2020 population - Group Quarters Population)/2020 HH Size

100

3 Ratio of 2020 Families to total HH is based on 2018 ACS 5-year Estimates
24 2020 housing units are the '10 Census total plus new units permitted from '10 through '20 (source: Census, City)
5 Ratio of 2020 Group Quarters Population to Total Population is kept constant from 2010.

A. POPULATION GROWTH
Since 2000, Baker City has grown by roughly 120 people within the UGB, or 1.2% in 20 years. This
was higher than the countywide rate of growth. In comparison, the population of the state grew
by an estimated 24% during this period.
B. HOUSEHOLD GROWTH & SIZE
As of 2020, the city has an estimated 4,315 households. Since 2000, Baker City has added an
estimated 440 households. This is an average of roughly 22 households annually during this period.
The growth since 2000 has outpaced the estimated growth in new housing units, which have been
permitted at the rate of roughly 15 units per year.
The growth in the number of households has counterintuitively outpaced the growth in
population, because the average household size fell roughly 5% in that period. Smaller households
mean the same population is distributed among a greater number of households.
There has been a general trend in Oregon and nationwide towards declining household size as birth
rates have fallen, more people have chosen to live alone, and the Baby Boomers have become
empty nesters. While this trend of diminishing household size is expected to continue nationwide,
there are limits to how far the average can fall.
Baker City’s average household size of 2.2 people, with 58% family households.
Figure 2.2 shows the share of households by the number of people for renter and owner
households in 2018 (latest data available), according to the Census. Renter households are more
likely to have one person, or the largest household sizes (six or more persons). Owner households
are more likely to have two persons, or four to five persons. Household size correlates to housing
needs.
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FIGURE 2.2: NUMBER OF PEOPLE PER HOUSEHOLD, CITY OF BAKER CITY
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SOURCE: US Census, JOHNSON ECONOMICS LLC
Census Tables: B25009 (2018 ACS 5-yr Estimates)

C. FAMILY HOUSEHOLDS
As of the 2018 ACS, 58% of Baker City households were family households, lower than in 2000
(65%). But the total number of family households in Baker City is estimated to have remained
roughly steady since 2000. The Census defines family households as two or more persons, related
by marriage, birth or adoption and living together. In 2020, family households in Baker City had an
average size of 2.9 people.
D. GROUP QUARTERS POPULATION
The City of Baker City has an estimated group quarters population of 3.6% of the total population,
or 362 persons. Group quarters include such shared housing situations as nursing homes, prisons,
dorms, group residences, military housing, or shelters. In Baker City, the inmate population of
Powder River Correction facility represents a large share of this group population. For the purposes
of this analysis, these residents are removed from the estimated population total, before
determining the amount of other types of housing that are needed for non-group households. (The
share of group quarters population is assumed to remain steady over the 20-year forecast period.)
E. HOUSING UNITS
Data from the City of Baker City and the US Census indicate that the city added just over 300 new
housing units since 2000, representing 7% growth in the housing stock. This number of new units
is lower than the growth in new households estimated during the same period (440), indicating
that housing growth has not kept pace with growing need.
As of 2020, the city had an estimated housing stock of roughly 4,738 units for its 4,313 estimated
households. This still translates to an estimated average vacancy rate of over 8%. Much of this
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discrepancy is likely due to second home and short-term rental units, which are counted as vacant
as they have no permanent resident.
Residential Permits: The City of Baker City accounts for most of the countywide residential permits
in Baker County. Between 2010 and mid-2020, a total of 125 units have been permitted in the city,
or an average of 12 per year. 109 of these permits are for single family homes. Four duplexes have
been permitted, with a total of eight units. No large multi-family residential buildings have been
permitted in recent years.
F. AGE TRENDS
The following figure shows the share of the population falling in different age cohorts between the
2000 Census and the most recent 5-year American Community Survey estimates. As the chart
shows, there is a general trend for the youngest cohorts to fall as share of total population, while
older cohorts (65+) have grown in share. This is in keeping with the national trend caused by the
aging of the Baby Boom generation. Overall, Baker City has a younger population than the county,
with a greater share of children. There has also been estimated growth in the those aged 25 to 35
as a share of the population in Baker City.
FIGURE 2.3: AGE COHORT TRENDS, 2010 - 2018
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SOURCE: US Census, JOHNSON ECONOMICS LLC
Census Tables: QT-P1 (2010); S0101 (2018 ACS 5-yr Estimates)



The cohorts which grew the most in share during this period were those aged 65 to 74
years. Still, an estimated 78% of the population is under 65 years of age.



In the 2018 ACS, the local median age was an estimated 42 years, compared to 38 years in
Oregon.

Figure 2.4 presents the share of households with children, and the share of population over 65 years
for comparison. Compared to state and national averages, Baker City has a slightly lower share of
households with children. But at 22%, the share of population over 65 is much higher than the
state and national figures.
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FIGURE 2.4: SHARE OF HOUSEHOLDS WITH CHILDREN/ POPULATION OVER 65 YEARS (BAKER CITY)
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SOURCE: US Census, JOHNSON ECONOMICS LLC
Census Tables: B11005; S0101 (2018 ACS 5-yr Estimates)

G. INCOME TRENDS
The following figure presents data on Baker City’s income trends. (2000 Census data on income is
not available for Baker City.)
FIGURE 2.5: INCOME TRENDS, 2000 – 2020

PER CAPITA AND MEDIAN HOUSEHOLD INCOME
2000

2010

Growth

2020

Growth

(Census)

(Census)

00-10

(Proj.)

10-20

Per Capita ($)

na

$18,997

na

$26,659

40%

Median HH ($)

na

$38,442

na

$46,122

20%

SOURCE: Census, PSU Population Research Center, and Johnson Economics
Census Tables: DP-1 (2000, 2010); DP-3 (2000); S1901; S19301



Baker City’s estimated median household income was $46,000 in 2020. This is slightly
higher than the Baker County median of $43,000, but 18% lower than the statewide median
of $56,000.



Baker City’s per capita income is roughly $26,500.



Median income has grown an estimated 20% between 2010 and 2019, in real dollars.
Inflation was an estimated 18% over this period, so the local median income has kept pace
with inflation. This is not the case in many regions and nationally, where income growth
has not kept pace with inflation.

Figure 2.6 presents the estimated distribution of households by income as of 2018. The largest
income cohorts are those households earning between $35k and $75k, followed by households
earning between $15k and $35k. Fifty- five percent of households earn between $25,000 and
$75,000.


Roughly 25% of households earn less than $25k per year, while roughly 25% of households earn
$75k or more.



Over 16% of households earn more than $100k per year.
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FIGURE 2.6: HOUSEHOLD INCOME COHORTS, 2018
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SOURCE: US Census, Census Tables: S1901 (2018 ACS 5-yr Est.)

H. POVERTY STATISTICS
FIGURE 2.7: POVERTY STATUS BY CATEGORY (BAKER CITY)

Under 18 years

65 years and over

Employed

High school

Bachelor's degree or higher

SOURCE: US Census
Census Tables: S1701 (2018 ACS 5-yr Est.)
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According to the US Census, the official poverty rate in Baker City is an estimated 16% over the
most recent period reported (2018 5-year estimates).3 This is roughly 1,450 individuals in Baker
City. In comparison, the official poverty rate across the state is a similar 17%. In the 2014-18 period:





I.

The Baker City poverty rate is lowest among those over 65 years of age at 7%. The rate is
17% among those between 18 and 64 years of age. The estimated rate is the highest for
children at 20%.
For those without a high school diploma the poverty rate is 24%, and for those with a high
school diploma, the poverty rate is 13%. For those with a college degree the rate is 6%.
Among those who are employed the poverty rate is 10%, while it is 31% for those
who are unemployed. Information on affordable housing is presented in Section II F
of this report.

EMPLOYMENT LOCATION TRENDS

This section provides an overview of employment and industry trends in Baker City that are related to
housing.
Commuting Patterns: The following figure shows the inflow and outflow of commuters to Baker
City according to the Census Employment Dynamics Database. These figures reflect “covered
employment” as of 2017, the most recent year available. (Covered employment refers to those
jobs where the employee is covered by federal unemployment insurance.) This category does not
include many contract employees and self-employed and therefore is not a complete picture of
local employment. The figure discussed here is best understood as indicators of the general
pattern of commuting and not exact figures.

3

Census Tables: S1701 (2018 ACS 5-yr Estimates)
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FIGURE 2.8: COMMUTING PATTERNS (PRIMARY JOBS), BAKER CITY
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2,400

1,550

Source: US Census Longitudinal Employer-Household Dynamics

As of 2017, the most recent year available, the Census estimated there were nearly 4,600 covered
employment jobs located in Baker City. Of these, an estimated 2,400 or 52%, are held by local
residents, while nearly 2,200 employees commute into the city from elsewhere. This pattern is
fairly common among most communities. The most common homes of local workers commuting
into the city are La Grande and Huntington.
Of the estimated 3,950 employed Baker City residents, 39% of them commute elsewhere to
employment. The most common destinations for Baker City commuters are La Grande and
Pendleton.
Jobs/Household Ratio: Baker City features a fairly low jobs-to-households ratio. There are an
estimated 4,600 jobs in the City of Baker City (including covered and non-covered), and an
estimated 4,313 households in Baker City. This represents 1.1 jobs per household. There is no
standard jobs-to-households ratio that is right for all communities, but it can provide a guide to
the balance between employment uses and residential uses in the city.
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CURRENT HOUSING CONDITIONS
This section presents a profile of the current housing stock and market indicators in Baker City.
This profile forms the foundation to which current and future housing needs will be compared.
A. HOUSING TENURE
Baker City has a greater share of homeowner households than renter households. The 2018
American Community Survey estimates that 66% of occupied units were owner occupied, and 34%
renter occupied. The ownership rate has remained stable since 2000. During this period the
statewide rate fell from 64% to 61%. Nationally, the homeownership rate is a similar 66%.
The estimated ownership rate is higher across Baker County (70%).
B. HOUSING STOCK
As shown in Figure 2.1, Baker City had an estimated 4,736 housing units in 2020, with a vacancy rate
of 8.9% (includes ownership, rental units, and second homes). The housing stock has increased by
roughly 300 units since 2000, or growth of 7%.
FIGURE 3.1: ESTIMATED SHARE OF UNITS, BY PROPERTY TYPE, 2018
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Figure 3.1 shows the estimated number of units by type in 2020 based on US Census. Detached
single-family homes represent an estimated 72% of housing units. Manufactured homes represent
an additional 9% of the inventory.
Units in larger apartment complexes of 5 or more units represent only 11% of units, and other
types of attached homes represent 8% of units. (Attached single family generally includes
townhomes, some condos, and 2 to 4-plexes which are separately metered.)
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C. NUMBER OF BEDROOMS
Figure 3.2 shows the share of units for owners and renters by the number of bedrooms they have.
In general, owner- occupied units are much more likely to have three or more bedrooms, while
renter-occupied units are much more likely to have two or fewer bedrooms.
FIGURE 3.2: NUMBER OF BEDROOMS FOR OWNER AND RENTER UNITS, 2018

Renter
Owner

48%
8%

SOURCE: US Census
Census Tables: B25042 (2018 ACS 5-year Estimates)

D. UNIT TYPES BY TENURE
As Figure 3.3 and 3.4 show, a large share of owner-occupied units (88%) are detached homes,
which is related to why owner-occupied units tend to have more bedrooms, as do manufactured
homes (11%). Renter-occupied units are much more distributed among a range of structure types.
An estimated 46% of rented units also include detached homes or manufactured homes, while the
remainder are some form of attached unit. Nearly 32% of rental units are in larger apartment
complexes.
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FIGURE 3.3: CURRENT INVENTORY BY UNIT TYPE, FOR OWNERSHIP AND RENTAL HOUSING
OWNERSHIP HOUSING
OWNERSHIP HOUSING
Price Range

Single Family
Detached

Single Family
Attached

Duplex

5+ Units
MFR

3- or 4-plex

Manuf. Boat, RV,
home other temp

Total
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Totals:
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18

0

6
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0

3,141

Percentage:

87.8%

0.6%

0.0%

0.2%

0.6%

10.8%

0.0%

100%

RENTAL HOUSING
RENTAL HOUSING
Price Range

Single Family
Detached

Totals:
Percentage:

Single Family
Attached

Duplex

3- or 4-plex

5+ Units
MFR

Manuf. Boat, RV,
home other temp

Total
Units

663

46

173

135

506

73

0

1,595

41.5%

2.9%

10.8%

8.5%

31.7%

4.6%

0.0%

100%

Sources: US Census, JOHNSON ECONOMICS, CITY OF BAKER CITY

FIGURE 3.4: CURRENT INVENTORY BY UNIT TYPE, BY SHARE
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E. AGE AND CONDITION OF HOUSING STOCK
Baker City’s housing stock reflects the pattern of development over time. Eighty percent of the
housing stock is pre-2000 with the remainder being post-2000. The single largest share of housing
stock was built in the first half of the last century.

110

FIGURE 3.5: AGE OF UNITS FOR OWNERS AND RENTERS
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Unfortunately, good quantitative data on housing condition is generally unavailable
without an intensive on- site survey of all local housing that is beyond the scope of this
analysis. Census categories related to housing condition are ill-suited for this analysis,
dealing with such issues as units without indoor plumbing, which was more common in the
mid-20th Century, but is an increasingly rare situation. Age of units serves as the closest
reliable proxy for condition with available data. By this measure, Baker City does have many
older homes that are likely in poorer condition than the average newer home, but also offer
a lower cost housing option.



For ownership units, older homes may be in poor condition, but are also more likely to have
undergone some repair and renovation over the years. Rental units are more likely to
degrade steadily with age and wear-and- tear and are less likely to receive sufficient
reinvestment to keep them in top condition, though this is not universally true.

F. HOUSING COSTS VS. LOCAL INCOMES
Figure 3.6 shows the share of owner and renter households who are paying more than 30% of their
household income towards housing costs, by income segment. (Spending 30% or less on housing
costs is a common measure of “affordability” used by HUD and others, and in the analysis
presented in this report.)
As one would expect, households with lower incomes tend to spend more than 30% of their
income on housing, while incrementally fewer of those in higher income groups spend more than
30% of their incomes on housing costs. Of those earning less than $20,000, an estimated 63% of
owner households spend more than 30% of income on housing costs and 78% of renters.
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In total, the US Census estimates that over 28% of Baker City households pay more than 30% of
income towards housing costs (2018 American Community Survey, B25106)
FIGURE 3.6: SHARE OF HOUSEHOLDS SPENDING MORE THAN 30% ON HOUSING COSTS, BY INCOME GROUP
100%
Owner
78%

80%

Renter

63%
60%
41% 40%
40%
24%
20%

16%

14%
8%
0%

0%

0%

Sources: US Census, JOHNSON ECONOMICS
Census Table: B25106 (2018 ACS 5-yr Estimates)

Housing is generally one of a household’s largest living costs, if not the largest. The ability to find
affordable housing options, and even build wealth through ownership, is one of the biggest
contributors to helping lower income households save and build wealth. Even if renting, affordable
housing costs, allow for more household income to be put to other needs, including savings.
The following figures shows the percentage of household income spent towards gross rent4 for
local renter households only. This more fine-grained data shows that not only are 43% of renters
spending more than 30% of their income on gross rent, but an estimated 23% of renters are
spending 50% or more of their income on housing and are considered severely rent-burdened.
Renters are disproportionately lower income relative to homeowners. Housing cost burdens are
felt more broadly for these households, and as the analysis presented in a later section shows
there is a need for more affordable rental units in Baker City, as in most communities.

4

The Census defines Gross Rent as “the contract rent plus the estimated average monthly cost of utilities (electricity, gas, and water and sewer)
and fuels (oil, coal, kerosene, wood, etc.) if these are paid by the renter (or paid for the renter by someone else).” Housing costs for homeowners
include mortgage, property taxes, insurance, utilities and condo or HOA dues.
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FIGURE 3.7: PERCENTAGE OF HOUSEHOLD INCOME SPENT ON GROSS RENT, BAKER CITY RENTER HOUSEHOLDS
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Sources: US Census, JOHNSON ECONOMICS
Census Table: B25070 (2018 ACS 5-yr Estimates)

G. PUBLICLY ASSISTED HOUSING
Baker City has an estimated 147 rent-subsidized housing units, found in 7 properties, according to
Oregon Housing and Community Development (OHCS). These properties are funded through HUD
programs, tax credits and other programs which guarantee subsidized rents for qualified
households.
The estimated 147 subsidized housing units in Baker City represents 3% of total local households,
and 10% of local renter households. The high number of renters still paying over 30% of their
income towards housing costs indicates that there is an ongoing need for rental units at the lowest
price points.
Agricultural Worker Housing: Baker City is not currently home to any housing properties dedicated
specifically to agricultural workers. This population may also be served by other available
affordable units.
Homelessness: A recent analysis prepared for OHCS to test a potential approach for preparing
Housing Needs Analyses on a regional basis, included estimates of homeless population in Oregon
communities, including Baker City. The approach utilizes a combination of data from the bi-annual
Point-in-Time count and from tracking of homeless school-aged children in keeping with the
McKinney-Vento Act. The analysis estimates 56 homeless households in Baker City as of mid-2020.
These include household who are unsheltered, in temporary shelter, or staying with friends or
relatives. These households are a component of current and future housing need. The Oregon
Department of Human Services reports that there were 452 homeless participants in the SNAP
program countywide in the first eight months of 2020.
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CURRENT HOUSING NEEDS (CITY OF BAKER CITY)
The profile of current housing conditions in the study area is based on Census 2010, which the
Portland State University Population Research Center (PRC) uses to develop yearly estimates
through 2019. The 2019 estimate is forecasted to 2020 using the estimated growth rate realized
since 2010.
FIGURE 4.1: CURRENT HOUSING PROFILE (2020)
CURRENT HOUSING CONDITIONS (2020)
Total 2020 Population:
- Estimated group housing population:
Estimated Non-Group 2020 Population:
Avg. HH Size:

SOURCE
9,980

PSU Pop. Research Center

362

(3.6% of Total)

9,619

(Total - Group)

2.23

US Census

Estimated Non-Group 2020 Households:

4,313

(Pop/HH Size)

Total Housing Units:

4,736

(Occupied + Vacant)

Occupied Housing Units:

4,313

(= # of HH)

Vacant Housing Units:

423

Current Vacancy Rate:

8.9%

US Census

Census 2010 + permits

(Total HH - Occupied)
(Vacant units/ Total units)

Sources: Johnson Economics, City of Baker City, PSU Population Research Center, U.S. Census
*This table reflects population, household and housing unit projections shown in Figure 2.1

We estimate a current population of just under 10,000 residents, living in 4,313 households
(excluding group living situations). Average household size is 2.2 persons.
There are an estimated 4,740 housing units in the city, indicating an estimated vacancy rate of 9%.
This includes units vacant for any reason, such as those for sale or rent, vacation homes, short-term
rentals and other investments. While this estimated vacancy is high, the experience of those
looking for housing in the community is that the availability is very low, particularly for rental
apartments, and homes in the most affordable part of the price spectrum.
ESTIMATE OF CURRENT HOUSING DEMAND
Following the establishment of the current housing profile, the current housing demand was
determined based upon the age and income characteristics of current households.
The analysis considered the propensity of households in specific age and income levels to either
rent or own their home (tenure), in order to derive the current demand for ownership and rental
housing units and the appropriate housing cost level of each. This is done by combining data on
tenure by age and tenure by income from the Census American Community Survey (tables: B25007
and B25118, 2018 ACS 5-yr Estimates).
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The analysis takes into account the average amount that owners and renters tend to spend on
housing costs. For instance, lower income households tend to spend more of their total income on
housing, while upper income households spend less on a percentage basis. In this case, it was
assumed that households in lower income bands would prefer housing costs at no more than 30%
of gross income (a common measure of affordability). Higher income households pay a decreasing
share down to 20% for the highest income households.
While the Census estimates that most low-income households pay more than 30% of their income
for housing, this is an estimate of current preferred demand. It assumes that low-income
households need (or demand) units affordable to them at no more than 30% of income, rather
than more expensive units.
Figure 4.2 presents a snapshot of current housing demand (i.e. preferences) equal to the number
of households in the study area (4,313). The breakdown of tenure (owners vs. renters) reflects
data from the 2018 ACS.
FIGURE 4.2: ESTIMATE OF CURRENT HOUSING DEMAND (2020)
Ownership
Price Range

# of
Households

Income Range

% of
Total

Cumulative

$0k - $80k

175

Less than $15,000

6.1%

6.1%

$80k - $120k

276

$15,000 - $24,999

9.6%

15.6%

$120k - $160k

232

$25,000 - $34,999

8.0%

23.7%

$160k - $220k

434

$35,000 - $49,999

15.0%

38.7%

$220k - $270k

591

$50,000 - $74,999

20.5%

59.2%

$270k - $360k

345

$75,000 - $99,999

12.0%

71.1%

$360k - $450k

307

$100,000 - $124,999

10.7%

81.8%

$450k - $540k

237

$125,000 - $149,999

8.2%

90.0%

$540k - $710k

184

$150,000 - $199,999

6.4%

96.4%

$710k +

103

$200,000+

3.6%

100.0%

Totals:

2,883

% of All:

66.9%

Income Range

% of
Total

Cumulative

Rental
Rent Level

# of
Households

$0 - $400

302

Less than $15,000

21.2%

21.2%

$400 - $600

267

$15,000 - $24,999

18.7%

39.8%

$600 - $800

246

$25,000 - $34,999

17.2%

57.1%

$800 - $1100

237

$35,000 - $49,999

16.5%

73.6%

$1100 - $1300

220

$50,000 - $74,999

15.4%

89.0%

$1300 - $1700

137

$75,000 - $99,999

9.6%

98.6%

$1700 - $2100

0

$100,000 - $124,999

0.0%

98.6%

$2100 - $2500

0

$125,000 - $149,999

0.0%

98.6%

$2500 - $3400

12

$150,000 - $199,999

0.8%

99.5%

$3400 +

7

$200,000+

0.5%

100.0%

All Households

Totals:

1,430

% of All:

33.1%

4,313

Sources: PSU Population Research Center, Environics Analytics., Census, JOHNSON ECONOMICS Census
Tables: B25007, B25106, B25118 (2018 ACS 5-yr Estimates)
Environics Analytics: Estimates of income by age of householder
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The estimated home price and rent ranges are irregular because they are mapped to the
affordability levels of the Census income level categories. For instance, an affordable home for
those in the lowest income category (less than $15,000) would have to cost $80,000 or less.
Affordable rent for someone in this category would be $400 or less.
The affordable price level for ownership housing assumes 30-year amortization, at an interest rate
of 5% (significantly more than the current rate, but in line with historic norms), with a 15% down
payment. These assumptions are designed to represent prudent lending and borrowing levels for
ownership households. The 30- year mortgage commonly serves as the standard. In the 2000’s,
down payment requirements fell significantly, but standards have tightened somewhat since the
2008/9 credit crisis. While 20% is often cited as the standard for most buyers, it is common for
homebuyers, particularly first-time buyers, to pay significantly less than this using available
programs.
Interest rates are subject to disruption from national and global economic forces, and therefore
impossible to forecast beyond the short term. The 5% used here is roughly the average 30-year
rate over the last 20 years. The general trend has been falling interest rates since the early 1980’s,
but many economists believe that rates may be reaching a lower bound, as the effective Federal
funds rate has been near 0% for much of the last decade.
During the 2020 Covid-19 emergency, the Federal Reserve has again cut their benchmark funds
rate to near zero, which has reduced mortgage rates moderately, but not dramatically. The
economic uncertainty has the effect of making lenders more cautious, and this can balance the
effect of a lower federal rate.

CURRENT HOUSING INVENTORY
The profile of current housing demand (Figure 4.2) represents the preference and affordability
levels of households. In reality, the current housing supply (Figures 4.3 and 4.4 below) differs from
this profile, meaning that some households may find themselves in housing units which are not
optimal, either not meeting the household’s own/rent preference, or being unaffordable
(requiring more than 30% of gross income).
A profile of current housing supply in Baker City was estimated based on permit data from the City
of Baker City and Census data from the most recently available 2018 ACS, which provides a profile
of housing types (single family, attached, manufactured home, etc.), tenure, housing values, and
rent levels. The 5-year estimates from the ACS were used because 3-year and 1-year estimates are
not yet available for Baker City geography.


An estimated 66% of housing units are ownership units, while an estimated 34% of housing
units are rental units. This is very similar to the estimated demand profile shown in Figure
4.2. The inventory includes vacant units.



88% of ownership units are detached homes, and 11% are manufactured homes. Forty-six
percent of rental units are either single family homes or manufactured homes, while 32%
are in structures of 5 units or more.
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Of total housing units, an estimated 72% are detached homes, and 9% are manufactured
homes. Nineteen percent are some sort of attached unit type.



The affordability of different unit types is an approximation based on Census data on the
distribution of housing units by value (ownership) or gross rent (rentals).



Most subsidized affordable housing units found in the city are represented by the inventory
at the lowest end of the rental spectrum.



Ownership housing found at the lower end of the value spectrum generally reflect mobile
homes, older, smaller homes, or homes in poor condition on small or irregular lots. It is
important to note that these represent estimates of current property value or current
housing cost to the owner, not the current market pricing of homes for sale in the city.
These properties may be candidates for redevelopment when they sell, but are currently
estimated to have low value/low carrying cost to the occupant.

FIGURE 4.3: PROFILE OF CURRENT HOUSING SUPPLY BY TYPE (2020)
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Tables: B25004, B25032, B25063, B25075 (2018 ACS 5-yr Estimates)
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FIGURE 4.4: PROFILE OF CURRENT HOUSING SUPPLY, ESTIMATED AFFORDABILITY (2020)
Ownership Housing
Income Range

Rental Housing

Affordable

Estimated

Affordable

Estimated

Price Level

Units

Rent Level

Units

Share of Total Units

Less than $15,000 $0k - $80k

543 $0 - $400

270

$15,000 - $24,999 $80k - $120k

803 $400 - $600

407

$25,000 - $34,999 $120k - $160k

487 $600 - $800

368

$35,000 - $49,999 $160k - $220k

442 $800 - $1100

291

$50,000 - $74,999 $220k - $270k

264 $1100 - $1300

109

8%

$75,000 - $99,999 $270k - $360k

342 $1300 - $1700

82

9%

$100,000 - $124,9 $360k - $450k

153 $1700 - $2100

28

$125,000 - $149,9 $450k - $540k

49 $2100 - $2500

3

1%

$150,000 - $199,9 $540k - $710k

40 $2500 - $3400

28

1%

$200,000+

18 $3400 +

11

1%

$710k +
66%

3,141

34%

1,595

17%
26%
18%
15%

4%

0% 10% 20% 30% 40%

Sources: US Census, PSU Population Research Center, JOHNSON ECONOMICS Census
Tables: B25004, B25032, B25063, B25075 (2018 ACS 5-yr Estimates)

COMPARISON OF CURRENT HOUSING DEMAND WITH CURRENT SUPPLY
A comparison of estimated current housing demand with the existing supply identifies the existing
discrepancies between needs and the housing which is currently available. The estimated number
of units outnumbers the number of households by roughly 180 units, indicating an average vacancy
rate of 5%.
In general, this identifies that there is currently support for more ownership housing in the middle
price ranges. This is because much housing in Baker City is clustered at lower-value levels (older
substandard homes, mobile homes), while analysis of household incomes and ability to pay
indicates that some households could afford housing at higher price points. The analysis supports
the feedback from local stakeholders, that more homes are needed in the $150k to $250k price
range, while homes on the market tend to be above or below this range.
The analysis finds that the current market rates for most rental units are in the $400 to
$1,000/month range. Therefore, this is where most of the rental unit supply is currently clustered.
While there is a fair amount of low- rent and subsidized units in the community, there is still some
unmet need at the lowest end of the income scale, where many current renters pay more than
30% of their income in housing costs. There is also an indication that some renter households could
support more units at higher rent levels. Rentals at more expensive levels generally represent
single family homes for rent.
Figures 4.5 and 4.6 present this information in chart form, comparing the estimated number of
households in given income ranges, and the supply of units currently valued (ownership) or priced
(rentals) within those income ranges. The data is presented for owner and renter households.
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# of Households/Units

FIGURE 4.5: COMPARISON OF OWNER HOUSEHOLD INCOME GROUPS TO
ESTIMATED SUPPLY AFFORDABLE AT THOSE INCOME LEVELS (2020)
800
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Est. Owner Households
Units Valued at Income Level
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Sources: PSU Population Research Center, City of Baker City, Census, JOHNSON ECONOMICS

FIGURE 4.6: COMPARISON OF RENTER HOUSEHOLD INCOME GROUPS TO
ESTIMATED SUPPLY AFFORDABLE AT THOSE INCOME LEVELS (2020)
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Sources: PSU Population Research Center, City of Baker City, Census, JOHNSON ECONOMICS
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The home value and rent segments which show a “surplus” in Figures 4.5 and 4.6 illustrate where
current property values and market rent levels are in Baker City. Housing prices and rent levels will
tend to congregate around those levels. These levels will be too costly for some (i.e. require more
than 30% in gross income) or “too affordable” for others (i.e. they have income levels that indicate
they could afford more expensive housing if it were available).
In general, these findings demonstrate that there is a need for more home buying opportunities in
the heart of Baker City’s income distribution, where most households are found. There is also a
need for additional subsidized affordable units for low-income households. There is also a need
for more market-rate apartment units of all types to alleviate low vacancy and availability in the
community, even though this is where most of the current units are clustered. There may also be
support for more higher-end rentals, often found in single family homes for rent.
HOME SALE PRICES
It is important to note that the figures presented in the prior section represent estimates of
current property value or current housing cost to the owner, not the current market pricing of
homes for sale in the city. For instance, a household living in a manufactured home that has been
paid off over many years may have relatively low housing costs. This indicates that one owner
household is living in a “lower value” unit. It does not indicate that units at this price point are
available on the current market.
If this hypothetical household were to sell their home, it would likely sell at a higher price reflecting
inflation and current achievable market prices. For this reason, many of the lower value or lower
rent units found in the previous section will actually become higher-priced units when they are
sold or become vacant.
For reference, this section presents home sales data between Fall 2018 and Fall 2020 to indicate
housing costs for new entrants into the market (Figure 4.7).





The median sale price was $158,000.
The average (mean) sale price was $185,000.
The average price per square foot was $101/s.f.
The median square footage was 1,620 s.f.
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FIGURE 4.7: BAKER CITY HOME SALES (12 MONTHS)
Home Sales by Unit Type

Home Sales by Price Level
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Sources: RMLS, JOHNSON ECONOMICS





46% of sales were priced between $100,000 and $199,000.
22% of sales were priced below $100,000.
32% of sales were priced at $200,000 or more.

Affordability: As indicated, 64% of recent sales in Baker City took place within the $100,000 to
$300,000 price range. Homes in this range should be affordable to many households earning
roughly $30,000 to $90,000 per year. Roughly 50% of local households fall within these income
segments.
New Housing Supply: As one would expect, newly built housing units tend to be more expensive
than older homes. In the last two years, homes built since 2010 in Baker City have sold for a median
price of $280,000, and an average (mean) price of $305,000. In both cases, these prices for newer
homes are roughly $125,000 higher than the total median and mean for all units regardless of age.
This indicates that new homes built in Baker City will tend to be priced higher than many local
households can afford. However, this price range is still appropriate for roughly 30% of local
ownership households with incomes above
$75,000 per year.
*

*

*

The findings of current need form the foundation for projected future housing need, presented in
the following section.
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FUTURE HOUSING NEEDS - 2040 (CITY OF BAKER CITY)
BASELINE FORECAST
The projected future (20-year) housing profile (Figure 5.1) in the study area is based on the current
housing profile (2020), multiplied by an assumed projected future household growth rate. The
projected future growth is the forecasted 2040 population for the City of Baker City included in the
most recent forecast from the PSU Population Forecast program (2019). This forecast estimates
that the Baker City population will remain essentially flat between 2020 and 2040.
FIGURE 5.1: FUTURE HOUSING PROFILE (2040)
PROJECTED FUTURE HOUSING CONDITIONS (2020 - 2040)

SOURCE

2020 Population (Minus Group Pop.)

9,619

PSU

Projected Annual Growth Rate

-0.1% PSU Population Forecast Program

Metro

2040 Population (Minus Group Pop.)

9,492 (Total 2040 Population - Group Housing Pop.)

Estimated group housing population:

357 Share of total pop. (1.4%)

Total Estimated 2040 Population:

9,849

Estimated Non-Group 2040 Households:

4,543 (2040 Non-Group Pop./Avg. Household Size)

New Households 2020 to 2040

229

Avg. Household Size:

2.09 Projected household size

Total Housing Units:
Occupied Housing Units:
Vacant Housing Units:
Projected Market Vacancy Rate:

US Census

US Census

4,970 Occupied Units plus Vacant
4,543 (= Number of Non-Group Households)
442 (= Total Units - Occupied Units)
8.9% (Vacant Units/ Total Units)

Sources: PSU Population Research Center, Census, JOHNSON ECONOMICS LLC
*Projections are applied to estimates of 2020 population, household and housing units shown in Figure 2.1

The model projects growth in the number of non-group households over 20 years of nearly 230
households, with accompanying population growth being basically flat. There is projected growth
in the number of households because household size is forecasted to fall over the 20-year period.
Therefore, while the population size is similar, they are projected to be housed in more, but smaller
households.
(The total number of housing units includes a percentage of vacancy. Projected housing unit needs
are discussed below.)
PROJECTION OF FUTURE HOUSING UNIT DEMAND (2040)
The profile of future housing demand was derived using the same methodology used to produce
the estimate of current housing need. This estimate includes current and future households but
does not include a vacancy assumption. The vacancy assumption is added in the subsequent step.
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Therefore, the need identified below is the total need for actual households in occupied units
(4,543).
The analysis considered the propensity of households at specific age and income levels to either
rent or own their home, in order to derive the future need for ownership and rental housing units,
and the affordable cost level of each. The projected need is for all 2040 households and therefore
includes the needs of current households.
The price levels presented here use the same assumptions regarding the amount of gross income
applied to housing costs, from 30% for low income households down to 20% for the highest income
households.
The affordable price level for ownership housing assumes 30-year amortization, at an interest rate
of 5%, with 15% down payment. Because of the impossibility of predicting variables such as
interest rates 20 years into the future, these assumptions were kept constant from the estimation
of current housing demand. Income levels and price levels are presented in 2020 dollars.
Figure 5.2 presents the projected occupied future housing demand (current and new households,
without vacancy) in 2040.
FIGURE 5.2: PROJECTED OCCUPIED FUTURE HOUSING DEMAND (2040)
Ownership
Price Range

# of
Households

Income Range

% of Total

Cumulative

$0k - $80k

184

Less than $15,000

6.2%

6.2%

$80k - $120k

274

$15,000 - $24,999

9.3%

15.5%

$120k - $160k

234

$25,000 - $34,999

7.9%

23.4%

$160k - $220k

436

$35,000 - $49,999

14.7%

38.1%

$220k - $270k

614

$50,000 - $74,999

20.8%

58.9%

$270k - $360k

358

$75,000 - $99,999

12.1%

71.0%

$360k - $450k

317

$100,000 - $124,999

10.7%

81.7%

$450k - $540k

245

$125,000 - $149,999

8.3%

90.0%

$540k - $710k

190

$150,000 - $199,999

6.4%

96.4%

$710k +

107

$200,000+

3.6%

100.0%

Totals:

2,957

% of All:

65.1%
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Rental
Rent Level

# of
Households

Income Range

% of Total

Cumulative

$0 - $400

319

Less than $15,000

20.1%

20.1%

$400 - $600

299

$15,000 - $24,999

18.8%

38.9%

$600 - $800

270

$25,000 - $34,999

17.0%

55.9%

$800 - $1100

270

$35,000 - $49,999

17.0%

73.0%

$1100 - $1300

240

$50,000 - $74,999

15.1%

88.1%

$1300 - $1700

150

$75,000 - $99,999

9.4%

97.6%

$1700 - $2100

6

$100,000 - $124,999

0.4%

98.0%

$2100 - $2500

5

$125,000 - $149,999

0.3%

98.3%

$2500 - $3400

17

$150,000 - $199,999

1.1%

99.4%

$3400 +

10

$200,000+

0.6%

100.0%

Totals:

1,586

% of All:

34.9%

Sources: Census, Environics Analytics, JOHNSON ECONOMICS

The number of households across the income spectrum seeking a range of both ownership and
rental housing is anticipated to grow. It is projected that the homeownership rate in Baker City will
fall over the next 20 years from 67% to 65%. The number of renter households is projected to grow
somewhat as a share of all households.
The main reason for this is that new housing types are likely to be more expensive on average,
than the existing housing stock. Households that might own a mobile home or older home are
more likely to rent if these are less available. At the same time, development trends in the Metro
area, and increasingly limited land for development, point to increased development of attached
types of housing such as small duplexes, triplexes and multi-family housing. On balance, these
housing types tend to accommodate more renters than owners.
COMPARISON OF FUTURE HOUSING DEMAND TO CURRENT HOUSING INVENTORY
The profile of occupied future housing demand presented above (Figure 5.2) was compared to the
current housing inventory presented in the previous section to determine the total future need for
new housing units by type and price range (Figure 5.3).
This estimate includes a vacancy assumption. As reflected by the most recent Census data, and as
is common in most communities, the vacancy rate for rental units is typically higher than that for
ownership units. An average vacancy rate of 5% is assumed for the purpose of this analysis, plus
an additional vacancy rate of 4% to account for the prevalence of second homes and vacation
rentals in the community at roughly the same rate as seen currently.
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FIGURE 5.3: PROJECTED FUTURE NEED FOR NEW HOUSING UNITS (2040), BAKER CITY
OWNERSHIP HOUSING

Unit Type:
Totals:
Percentage:

Unit Type:
Totals:
Percentage:

Unit Type:
Totals:
Percentage:

Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Family Single Family
Detached
Attached

Manuf.
home

Total
Units

Boat, RV,
other temp

62

0

0

0

0

8

0

71

87.8%

0.6%

0.0%

0.2%

0.6%

10.8%

0.0%

100%

RENTAL HOUSING
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Family Single Family
Detached
Attached

Manuf.
home

Total
Units

Boat, RV,
other temp

68

5

18

14

52

7

0

163

41.5%

2.9%

10.8%

8.5%

31.7%

4.6%

0.0%

100%

TOTAL HOUSING UNITS
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Family Single Family
Detached
Attached

Manuf.
home

Total
Units

Boat, RV,
other temp

130

5

18

14

52

15

0

234

55.5%

2.2%

7.6%

6.0%

22.3%

6.4%

0.0%

100%

% of
Units
30.2%

% of
Units
69.8%

% of
Units
100%

Sources: PSU, City of Baker City, Census, Environics Analytics, JOHNSON ECONOMICS



The results show a need for 234 new housing units by 2040.



Of the new units needed, roughly 30% are projected to be ownership units, while 70% are
projected to be rental units. This represents more renters than the estimated tenure split,
but it is projected that more rental units will be needed to balance the disproportionate
share of ownership units in the current inventory.



There is some new need for ownership housing at the low-end of the pricing spectrum. But
income trends suggest that the greatest demand will remain in the middle price ranges
($150k to $250k). This is because some of the city’s current housing is found at lower value
levels due to age, condition, and mobile homes. At the same time, most new homes are
projected to be priced at higher price points.
The greatest need for rental units is found at the lowest and some higher price points.
Market rents are currently clustered in the $400 to $1,000 range in current dollars.
Therefore, most units are to be found in this range. There is insufficient rental housing for
the lowest income households making $15,000 or less, and there may also be some support
for higher rent units, which may be in new apartment complexes, townhomes or detached
single-family homes for rent.



Needed Unit Types
The mix of needed unit types shown in Figure 5.3 reflects both past trends and anticipated future
trends. Since 2000, detached single family units (including manufactured and mobile homes) have
constituted nearly all the permitted units in Baker City. In keeping with development trends, and
the buildable land available to Baker City, single family units are expected to continue to make up
a significant share of new housing development over the next 20 years. However, an increasing
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share of new needed units is anticipated to be attached housing types to accommodate renters
and first-time home buyers.


Fifty-five percent of the new units are projected to be single family detached homes, over
6% are projected to be mobile homes, and 38% to be some form of attached housing.



Single family attached units (townhomes on individual lots) are projected to meet over 2%
of future need. These are defined as units on separate tax lots, attached by a wall but
separately metered, the most common example being townhome units.



Duplex through four-plex units are projected to represent 14% of the total need. Duplex
units would include a detached single-family home with an accessory dwelling unit on the
same lot, or with a separate unit in the home (for instance, a rental basement unit.)



22% of all needed units are projected to be multi-family in structures of 5+ attached units.



6% of new needed units are projected to be manufactured home units, which meet the
needs of some low- income households for both ownership and rental.



Of ownership units, 88% are projected to be detached single-family homes, and 12%
manufactured homes.



About 74% of new rental units are projected to be found in new attached buildings, with
32% projected in rental properties of 5 or more units, and 19% in buildings of two to four
units, and 49% in single-family or mobile home units.

Needed Affordability Levels
Figure 5.4 presents the estimated need for net new housing units by major income segment, based
on the projected demographics of new households to the market area. The needed affordability
levels presented here are based on current 2020 dollars. Over time, incomes and housing costs
will both inflate, so the general relationship projected here is expected to remain unchanged.
Figure 5.4 also discusses the housing types typically attainable by residents at these income levels.
FIGURE 5.4: PROJECTED NEED FOR NEW HOUSING AT DIFFERENT INCOME LEVELS
Household Income Segment
Extremely Low Inc. < 30% AMI
Very Low Income 30% - 50% AMI

Income Level
(Rounded)*
< $18,500
$18.5k - $31k

Afford. Rent Afford. Price Owner Renter
Range
Range
Units Units

Total

Share

Common Housing Product

6

50

56

24%

Govt-subsidized; Voucher

$500-$700 $80k-$140k

2

24

26

11%

Aging/substandard rentals; Govtsubsidized; Voucher

<$500

<$80k

Low Income

50% - 80% AMI

$31k - $49k

$700-$1,100 $140k-$220k

2

35

37

16%

Market apts; Manuf. homes;
Plexes; Aging SFR

Middle Income

80% - 120% AMI

$49k - $74k

$1,100-$1,300 $220k-$270k

22

21

43

18%

Single-family detached; Townhomes;
Small homes; New apts

Upper Income

> 120% AMI

38

33

71

30%

Single-family detached

71

163

234

100%

TOTAL:

> $74,000

$1,300 +

$270k +

* Adjusted to 2020 dollars. The median household income level in 2020 will be will be inflated from current levels.
Sources: HUD, Census, Environics Analytics, JOHNSON ECONOMICS
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Generally, based on income levels there is a shortage of units in the lowest pricing levels for
renter households.



Figure 5.3 presents the net NEW housing unit need over the next 20 years. However, there
is also a current need for more affordable units. In order for all households, current and
new to pay 30% or less of their income towards housing in 2040, more affordable rental
units would be required. This indicates that some of the current supply, while it shows up
as existing available housing, would need to become less expensive to meet the needs of
current households.



There is a finding of some new need at the lowest end of the rental spectrum ($400 and less).



The projection of future ownership units finds that the supply at the lowest end of the
spectrum is currently sufficient due to the prevalence of older and manufactured homes in
the community. (This reflects the estimated value of the total housing stock, and not
necessarily the average pricing for housing currently for sale.) The community can support
some housing at higher price points, but most demand remains in the middle- income range.



Figure 5.5 presents estimates of need at key low-income affordability levels in 2020 and in
2040. There is existing and on-going need at these levels, based on income levels specified
by Oregon Housing and Community Services for Baker County. An estimated 49% of
households qualify as at least “low income” or lower on the income scale, while 15% of
household qualify as “extremely low income”. Typically, only rent-subsidized properties
can accommodate these households at “affordable” housing cost levels. (The threshold
income levels presented here are generated for the entire county based on the significantly
higher countywide average household income. Therefore, these income thresholds are
likely somewhat high for Baker City.)

FIGURE 5.5: TOTAL PROJECTED NEED FOR HOUSING AFFORDABLE AT LOW INCOME LEVELS, BAKER CITY
Affordability Level

Income Level*

Current Need (2020)
# of HH

% of All

Future Need (2040)
# of HH

% of All

NEW Need (20-Year)
# of HH

% of All

Extremely Low Inc.

30% AMI

$18,420

663

15%

719

16%

56

24%

Very Low Income

50% AMI

$30,700

1,293

30%

1,376

30%

83

35%

Low Income

80% AMI

$49,120

2,130

49%

2,249

50%

120

51%

Sources: OHCS, Environics Analytics, JOHNSON ECONOMICS
* Income levels are based on OHCS guidelines for a family of four.

Agricultural Worker Housing
There is currently no identified housing dedicated to this population in Baker City. Based on the
assumption that this type of housing will maintain its current representation in the local housing
stock, this indicates no need for dedicated agricultural workforce housing during this planning
period. However, this population may be served by other available affordable units.
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ALTERNATIVE GROWTH FORECAST
As discussed above, the baseline growth forecast using the most recent forecasted growth rate
from the PSU Population Forecast program (2019) projects that the Baker City population will
remain essentially flat between 2020 and 2040 (0.1% annual rate).
For planning purposes, an alternative growth rate was generated based on the modest growth
experienced in Baker City between 2010 and 2020. This growth was slightly positive, without being
robust (0.2% annual rate). Applying this growth rate results in greater projected growth and
housing need over the next 20 years.
The following charts present the results of the alternate forecast, applying the same assumptions
and methodology used to produce the baseline forecast presented above.
FIGURE 5.6: FUTURE HOUSING PROFILE (2040) – ALTERNATE GROWTH FORECAST
PROJECTED FUTURE HOUSING CONDITIONS (2020 - 2040)

PSU

2020 Population (Minus Group Pop.)

9,619

Projected Annual Growth Rate

0.2%

2040 Population (Minus Group Pop.)

9,919 (Total 2040 Population - Group Housing Pop.)

Estimated group housing population:
Total Estimated 2040 Population:
Estimated Non-Group 2040 Households:

PSU Population Forecast Program

373 Share of total pop. (1.4%)

Avg. Household Size:

2.09 Projected household size

Projected Market Vacancy Rate:

US Census

4,747 (2040 Non-Group Pop./Avg. Household Size)
433

Vacant Housing Units:

Metro

10,292

New Households 2020 to 2040

Total Housing Units:
Occupied Housing Units:

SOURCE

US Census

5,193 Occupied Units plus Vacant
4,747 (= Number of Non-Group Households)
462 (= Total Units - Occupied Units)
8.9%

(Vacant Units/ Total Units)

Sources: PSU Population Research Center, Census, JOHNSON ECONOMICS LLC
*Projections are applied to estimates of 2020 population, household and housing units shown in Figure 2.1



The alternate growth forecasts growth of over 300 people in population and over 430 new
households (compared to 230 new households under the baseline forecast).

Figure 5.7 present the results of the alternate forecast, applying the same assumptions and
methodology used to produce the baseline forecast presented above.


Including a vacancy assumption there is a forecasted need for nearly 460 new housing units
under the alternative forecast.
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There is a more even distribution between new ownership and renter units in this forecast,
at roughly 50/50. Because a greater share of ownership units are forecasted, a greater
share of future units are projected to be single family homes (63%), or mobile home units
(7.5%).

FIGURE 5.7: PROJECTED FUTURE NEED FOR NEW HOUSING UNITS (2040), BAKER CITY
– ALTERNATE GROWTH FORECAST
OWNERSHIP HOUSING

Unit Type:

Single Family Single Family
Detached
Attached

Totals:
Percentage:

Unit Type:

Percentage:

Percentage:

Total
Units

Boat, RV,
other temp

% of
Units

1

0

0

1

23

0

215

87.8%

0.6%

0.0%

0.2%

0.6%

10.8%

0.0%

100%

RENTAL HOUSING
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Manuf.
home

Total
Units

Boat, RV,
other temp

7

26

20

77

11

0

242

41.5%

2.9%

10.8%

8.5%

31.7%

4.6%

0.0%

100%

TOTAL HOUSING UNITS
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Manuf.
home

Total
Units

Boat, RV,
other temp

47.0%

% of
Units

101

Single Family Single Family
Detached
Attached

Totals:

Manuf.
home

189

Single Family Single Family
Detached
Attached

Totals:

Unit Type:

Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

53.0%

% of
Units

290

8

26

21

78

34

0

457

63.3%

1.8%

5.7%

4.6%

17.1%

7.5%

0.0%

100%

100%

Sources: PSU, City of Baker City, Census, Environics Analytics, JOHNSON ECONOMICS

Figure 5.8 presents the estimated current and new housing need by income level. In comparison
to the baseline forecast, the alternate forecast will result in roughly double the need in each
income band.
FIGURE 5.8: TOTAL PROJECTED NEED FOR HOUSING AFFORDABLE AT LOW INCOME LEVELS, BAKER CITY –
ALTERNATE GROWTH FORECAST
Affordability Level

Income Level*

Current Need (2020)
# of HH

% of All

Future Need (2040)
# of HH

% of All

NEW Need (20-Year)
# of HH

% of All

Extremely Low Inc.

30% AMI

$18,420

663

15%

772

16%

109

24%

Very Low Income

50% AMI

$30,700

1,293

30%

1,453

31%

160

35%

Low Income

80% AMI

$49,120

2,130

49%

2,361

50%

231

50%

Sources: OHCS, Environics Analytics, JOHNSON ECONOMICS
*
Income levels are based on OHCS guidelines for a family of four.
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RECONCILIATION OF FUTURE NEED (2040) & LAND SUPPLY
This section summarizes the results of the Buildable Lands Inventory (BLI). The BLI is presented in
detail in an accompanying memo to this report. This analysis relies on the most conservative
estimate of capacity from the multiple scenarios considered in the BLI memo.
The following table (Figure 6.1) presents the estimated new unit capacity of the buildable lands
identified in the city limits of Baker City and within the UGB. The table breaks down the City’s three
residential zones and the types of housing they might accommodate:




Low density (<5 units/gross acre)
Medium density (5 – 14 units/gross acre)
High density (15+ units/gross acre)

FIGURE 6.1: ESTIMATED BUILDABLE LANDS CAPACITY BY ACREAGE AND NO. OF UNITS (2020)
Unconstrainted Acres
ZONING

Typical Housing Types*

R-L D (Low-Density)

Single-family detached;
Duplex

R-M D (Medium-Density)

SF attached; Mobile home;
2-4 plexes

R-HD (High-Density)

Multi-family apartments
TOTALS:

Vacant

Part. Vac.

Redev.

Unit Capacity
Total

Units

Share

166.2

337.5

0.0

503.7

1,637

67%

33.3

58.0

0.0

91.3

493

20%

4.9

16.0

0.0

20.9

313

13%

204.4

411.5

0.0

616

2,443

100%

* The housing types listed are not exclusive. Residential zones will experience development of a range of allowed types.
Source: Angelo Planning Group







There is a total estimated remaining capacity of 2,443 units of different types within the study
area.
Most of the remaining buildable acreage is in the R-LD (Low Density) residential zone. At a
total capacity of 1,637 housing units this is roughly 67% of the total unit capacity.
Though there are fewer buildable medium-density acres in the R-MD zone, they can still
accommodate nearly 500 new units due to the higher density of development. This is 20%
of the total unit capacity.
There is less available acreage in the high-density zone. In total, the capacity of the R-HD
zone represents 313 units, or 13% of the total unit capacity.

The following table summarizes the forecasted future unit need for Baker City. These are the
summarized results from Section V of this report, re-presented here for reference.
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FIGURE 6.2: SUMMARY OF FORECASTED FUTURE UNIT NEED (2040)

Baseline Forecast
TOTAL HOUSING UNITS
Unit Type:

Multi-Family
Single Fam. Single Fam. 3- or 42-unit
Detached

Totals:

130

Percentage:

55.5%

5+ Units Manuf.
MFR home

plex

Attached

Boat, RV, Total
other temp Units

5

18

14

52

15

0

2.2%

7.6%

6.0%

22.3%

6.4%

0.0%

% of
Units
234 100%

100%

Alternative Forecast
TOTAL HOUSING UNITS
Multi-Family
Unit Type:

Single
Family
Detached

Totals:

229

Percentage:

50.1%

Single 3- or 4Family 2-unit
Attached

5+ Units Manuf.
MFR home

plex

Boat, RV, Total
other temp Units

11

40

32

119

26

0

2.5%

8.8%

6.9%

25.9%

5.7%

0.0%

% of
Units
457 100%

100%

New Units Needed

Baseline
Alternate

Sources: PSU Population Research Center, Census, Johnson Economics

Comparison of Housing Need and Capacity
There is a total forecasted need for roughly 235 units over the next 20 years based on the
forecasted growth rate (457 units in the alternative forecast). This is well below the
estimated total capacity of 2,443 units. Figure 6.3 below presents a comparison of the BLI
capacity for new housing units, compared to the estimate for new unit need by 2040. It
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breaks down need by general zoning category (RLD, RMD, RHD).


The results find ample remaining capacity for housing of all types, with the greatest
estimated surplus in the R-LD zone, and the smallest estimated surplus in the R-HD
zone.



Under the Baseline Forecast, the projected number of new units can be absorbed,
while leaving over 550 acres undeveloped. Under the alternative forecast there
would be a total of 500 additional acres.



Under recently adopted state rules (HB2001, 2019), cities of over 10,000 people will
be required to allow for additional housing types in low-density residential zones.
This includes duplex units for “medium cities” (10k to 25k population). “Large cities”
(over 25k population) will allow attached single-family homes (townhomes), duplexto-fourplex, and compact small-unit “cottage cluster” developments in low-density
zones.

FIGURE 6.3: COMPARISON OF FORECASTED FUTURE LAND NEED (2040) WITH AVAILABLE CAPACITY
BASELINE FORECAST

WITHIN CITY LIMITS
Zone & Plan Category

Typical Housing
Type

R-L D (Low-Density)

SUPPLY

DEMAND (2040)

DEMAND (2040)

Buildable Land Inventory (Total)

Growth Rate (0%)

Growth Rate (0%)

Developable
Unit
Avg. Density New Unit
Acres
Capacity
(units/ac)
Need

Single-family detached;
Some SF attached & plex

R-M D (Medium-Density) SF attached; Manufact.
home; 2-4 plexes

R-HD (High-Density)

ALTERNATIVE FORECAST

Multi-family apartments

TOTALS:

Surplus or (Deficit)
Units

Acres

New Unit
Need

Surplus or (Deficit)
Units

Acres

503.7

1,637

3.2

137

1,500

462

332

1,305

402

91.3

493

5.4

45

448

83

48

445

82

20.9

313

15.0

52

261

17

78

235

16

615.9

2,443

4.0

234

2,209

562

458

1,985

500

Sources: Angelo Planning Group, Johnson Economics
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Official U.S. Census data is used for historic comparison and analysis. Portland State University’s
(PSU) Center for Population Research and Census develops annual population estimates for
Oregon and its cities and counties for the purpose of allocating certain state tax revenues. The
analysis employs the most up-to-date official estimates and forecasts, as required by state policy.
The source of official estimates is the Portland State Center for Population Research and Census.
The OEA is the source of official forecasts. Governor Kitzhaber’s Executive Order 97-22 states
that …each Community Solutions Team agency shall use the population and employment
forecasts developed or approved by the Department of Administrative Service’s Office of
Economic Analysis in coordination with Oregon’s 36 counties to plan and implement programs
and activities.
At the request of the Governor’s Community Solutions team, the Oregon Office of Economic
Analysis (OEA) coordinated with many state, regional, and local agencies and organizations to
prepare long-term (through year 2040) state population and employment forecasts,
disaggregated by county.

The county-level employment forecasts are based on covered

employment payrolls as reported by the Oregon Employment Department (OED).
PSU’s 1998 population estimate 10,160 for Baker City suggests a faster rate of growth in
the 1990s than earlier decades. With the 1990 census count at 9,140, the 1998 estimate
represents annual growth of 1.33%. However, the cyclical nature of population growth makes
an 8-year time period too short for a long range analysis. Therefore, this analysis uses the OEA
projected population growth for the City of 0.8% per year and employment slightly lower at
0.66% over the 22-year period, as shown in Table 4 located in the Economic Element section of
this plan.
OEA used business-cycle trends (as reflected by the OED employment forecasts) as the
primary driver of population and employment for the short term. Long-term forecasts shift to a
population-driven model.

Population-driven models emphasize the demographics of the

resident population, including age and gender of the population, and includes assumptions
regarding life expectancy, fertility rate, and immigration. By calculating a weighted average
growth rate for each county (weighting recent growth more heavily than past growth) and
combining this average growth rate with the projected county-wide growth rate, the OEA
methodology assumes a convergence of growth rates because of the physical constraints of any
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area to sustain growth rates beyond the state or county average for long periods of time. These
constraints include availability of land and housing, as well as infrastructure limitations.
Inventories of land zoned for residential uses were provided by Baker City in a database
format.

Housing Analysis
At the most basic level, housing demand is generated by an increase in households. Such
increases are usually generated by population growth, but can also occur as the result of changes
in household composition. For example, the same number of people can have a higher demand
for housing units if the average household size gets smaller. Using OEA’s population projections
and trends in household composition, David Evans and Associates, Inc. (DEA) calculated a
projected increase in number of households.

Inventory of Residential Buildable Lands
An inventory of buildable and redevelopable residential lands within the Baker City UGB
was built based on the Baker County Assessor’s records. Each tax lot within the UGB with a
residential zoning classification was entered into a database. Information entered into this
database included map identification number (tax lot), zoning, size, land value, improvement
value, total value, current use, and structure type. The findings of this inventory will be compared
to the anticipated demand to determine if there is a shortfall or surplus of residential lands.
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Definitions
1.

Vacant Acres – This is the number of acres within each zoning designation that were
determined by Baker City Planning Department to be vacant by field verification. Nearly
all of these parcels have an improvement value of $0.00. An improvement value of $0.00
indicates there are no improvements on the parcel. For parcels with improvement values
greater than $0.00 and a vacant determination, the vacant determination was used to
represent the status of the parcel.
Limited Acres – This refers to vacant parcels that are currently committed to a passive use
such as parking, park space, or yard space. This also includes acreage that is limited due
to high slopes. Limited acres may be converted to other uses in the future.

2.

Redevelopable Acres – Parcels with an improvement value less than 30% of the total value
(improvement + land value) are considered redevelopable. As vacant land becomes
scarce and valuable, parcels with existing low-value improvements typically are
redeveloped.
It should be noted that infill development was not specifically addressed in this report.

Residential infill would typically occur where lots are much larger than needed for the existing
use, such as lots where septic drainfields were once required but are now served by sewer. The
residential development pattern in Baker City is typical of older cities, with mainly smaller lots in
the city. It is not anticipated that infill would create significant numbers of new lots for residential
development.

Residential Zones
Residential lands inside the Baker City UGB have three designations, Low Density
Residential (R-LD), Medium Density Residential (R-MD), and High Density Residential (R-HD).
There are 2,391 acres of residential land within the Baker City UGB. As shown in Table 1, around
790 acres of this total are vacant and 1,601 acres are developed. The vacant acreage is on 502
tax lots.
Most of the vacant residential land is zoned as Low Density Residential, followed by
Medium Density Residential. Only 29 acres of the vacant land have a current limitation on their
use. Four acres of the total vacant land consists of lots less than 4,000 square feet in size. This
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implies that future residential development would not be restricted by a large number of small
lots. There are 47 acres of potentially redevelopable residential land inside the Baker City UGB,
with most of this redevelopable land zoned R-MD.
Table 1: Summary Description of Residentially Zoned Lands within the Baker City UGB
Zone

Vacant
Acres

Vacant Tax
Lots

Developed
Acres

R-HD
R-MD
R-LD
Total

69
248
473
790

144
270
88
502

400
476
725
1,601

Limited Acreage of Lots <
Acres
4,000 ft2
5
17
6
29

Redevelopable
Acres

2
2
0
4

7
40
0
47

Source: David Evans and Associates, Inc analysis based on Baker City Assessors Office data, 1999

Actual Housing Density and Mix
Table 2 reflects the number of housing units by type built in Baker City between 1994 and
1998. With the exception of 1996, the number of new building permits per year has decreased
since 1994.
Table 2: Building Permits in Baker City: 1994-1998
Site-Built Homes
Manufactured Homes
Apartment Units
Total Units

1994
12
37
24

1995
17
33
0

1996
25
39
12

1997
17
31
0

1998
17
28
0

1994-1998
88
168
36

73

50

76

48

45

292

Source: Baker City Planning Department, 1999

Recent development patterns reflect a greater proportion of total demand for
manufactured homes. Over half of the building permits issued between 1994 and 1998 were for
manufactured homes. Site-built homes (single-family dwellings) represent 30% and apartment
units represent 12% of the total building permits issued in this time period, as shown in Figure 1.
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Apartment
Units
12%

Site-Built
Homes
30%

Figure 1: Building Permits in Baker City:
1994-1998
Source: Baker City Planning Department, 1999

Density and Mix of Housing
Data relating building permits to lot
sizes was not available for this analysis.
Given the homogeneity of the building

Manufacture
Homes 58%

activity within Baker City, in absence of actual data it is appropriate to use some assumptions
about the amount of land consumed by recent building activity.
Minimum lot sizes for low and medium residential densities (R-LD and R-MD) are 7,500
square feet for single-family dwellings. Additional lot size requirements apply to efficiency
apartments and single to multiple bedroom units. In the high-density zone (R-HD), a minimum
lot size of 5,000 square feet applies, with additional lot size requirements for efficiency
apartments or single to multiple bedroom units.
According to Baker City planning staff, nearly all of the development between 1994-1998
has been on either R-LD or R-MD zoned lots in newer subdivisions. Two apartment buildings
were built within the 1994-1998 time period, accounting for the 36 total units in the building
permit inventory. Each of these were built on approximately four R-MD lots. Nearly all of the
site-built homes and manufactured homes residences built in this same period were constructed
on R-LD and R-MD lots approximately 7,500 square feet in size. Based on this information, this
analysis assumes that site built and manufactured homes were built on the minimum lot sizes
within the R-LD and R-MD zones, and that apartment buildings were each built on four R-MD
zoned lots.
Table 3 demonstrates the estimated amount of acreage used for new site-built homes,
manufactured homes, and apartment units from 1994-1998. An average of 9 acres per year were
consumed by this development.
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Table 3: Estimated Acres Used for Residential Construction: 1994-1998
1994

1995

1996

1997

1998

1994-1998

Acres Used for Site Built and Manufactured Home
Development (Lots @ 7,500 sq.ft.)

8

9

11

8

8

44

Acres Used for Apartment Development (Each
complex consumes four 7,500 sq.ft. Lots)
Total Acres

1
9

0
9

1
12

0
8

0
8

2
46

Total Acres does not include land used for public dedication.

Based on the number of acres developed and number of units built, the net density can be
estimated for the combined R-LD and R-MD zones. Table 4 shows the net density (net density
does not include public dedications for roads, utilities, parks, etc.) of new home construction in
the combined residential zones by year within Baker City for the period of 1994-1998.
Table 4: Estimated Net Densities of Low and Medium Density Residential Zones in Baker City:
1994-1998
Total Units Constructed
Total Acres Used
Estimated Density in Residential Zones (total
units/total acres)

1994
73
9

1995
50
9

1996
76
12

1997
48
8

1998
45
8

1994-1998
292
46

8

6

6

6

6

6

Source: Numbers of homes built based on Baker City Building Department Records, 1999.
Total Acres does not include land used for public dedication.

For the purposes of this study, the following assumptions were made regarding the current
overall density of residential development in Baker City.
The R-LD zone allows a maximum of 5 units per acre after a 20% reduction for roads, and
other public infrastructure; therefore, an average density of 5 units per acre was assumed for as
an estimate for home construction within the last 5 years.
Within the R-MD zone, both single family and multi-family units were constructed between
1994-1998. The number of single family residences built in each of the two residential zones is
not available. Therefore, an assumption had to be made on the net density of units in the R-MD
zone. A net density of 8 units per acre was assumed for the following reasons: (1) trends show a
preference for single family homes over apartments, (2) the R-MD zone allows from 5-18 units
per acre, and (3) very few multi-family units have been constructed between 1994 and 1998.
Similarly, it is necessary to make an assumption for the net density for the R-HD zone. The
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allowable density range within this zone is 7-19 units per acre. Since none of the apartment
complexes built between 1994-1998 were in the R-HD Zone, single-family dwellings within this
zone would most likely be built near the lowest allowable density at 8 units per acre. Table 5
presents the estimated residential densities within Baker City between 1994-1998.
Table 5: Estimated Residential Densities in Baker City: 1994-1998
Residential Zones
Residential Low-Density Zone (R-LD)
Residential Medium-Density Zone (R-MD)
Residential High-Density Zone (R-HD)

Units/Acre
5
8
8

Source: Estimated by David Evans and Associates, Inc., 1999

Residential Land Needs Analysis
Demographic Overview
The following demographic background serves as the basis for the analyses of housing in
Baker City.
Baker City is the largest incorporated city within Baker County, making up 61% of the
County’s total population. The other incorporated cities in Baker County are significantly smaller
than Baker City, resulting in Baker City’s role as an employment and retail leader in the county.
Like the County and its other incorporated cities, Baker City’s 1998 population is not significantly
different than its 1960 population. While Oregon grew at an annual average rate of 1.61% from
1970 to 1998, Baker City’s rate was 0.3%. Table 6 shows the population trend for Baker County’s
cities and the county as a whole over the 1960-1998 period.
As shown in Table 6, the cities of Baker County, including Baker City grew at rates somewhat
faster than the county’s overall rate of growth between 1970 and 1998.

Baker County

experienced an actual population loss between 1960 and 1970. Since 1970, the county has grown
at an average rate of 0.4%. With a 1998 estimate of 16,700 persons, the population of the county
is still smaller than its 1960 population count of 17,295.
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Table 6: Historic Population Growth, 1960 to 1998, Baker County and Incorporated Cities

Baker County

1960
17,295

1970
14,919

1980
16,134

1990
15,317

1998
16,700

9,986
331
505
689
228
96
N/A

9,354
212
317
507
133
120
N/A

9,471
341
380
539
181
133
115

9,140
405
311
522
161
119
87

10,160
470
350
580
180
175
145

806
258
33
73
47
55
30

0.30%
2.88%
0.35%
0.48%
1.09%
1.36%
1.30%

2,633,156

2,842,321

3,267,550

1,176,017

1.61%

Baker City
Haines
Halfway
Huntington
Richland
Sumpter
Unity*
State of Oregon

1970 to 1998 Change
Annual
Number
Average
1,781
0.40%

1,768,687

2,091,533

* Unity was incorporated in 1972.
Source: U.S. Census Bureau (1960, 1970, 1980, and 1990 Censuses); and Portland State University Center for
Population Research and Census (1998 estimates)

Table 7 demonstrates population growth trends in Baker County as forecast by OEA. As
shown, the population is expected to grow at an annual average rate of 0.8% from 1998 to 2020.
This growth would add approximately 3,200 people to the county by 2020.
Table 7: Population Forecast 1998 to Year 2020, Baker County and State of Oregon

Baker County
State of Oregon

1998
16,700
3,267,550

2000
17,349
3,406,000

2005
18,001
3,631,000

2010
18,635
3,857,000

2015
19,267
4,091,000

2020
19,893
4,326,000

1998 to 2020 Change
Annual
Number
Average
3,193
0.80%
1,058,450

Source: State of Oregon Office of Economic Analysis

Baker County’s growth rate is expected to be lower than the expected growth rate for the
state overall. To maintain consistency with Baker City’s other long-range planning efforts, this
analysis assumes that Baker City’s growth will keep pace with the County’s, at an average annual
growth rate of 0.8%. Based on this assumption, Baker City’s population is anticipated to increase
from 10,160 people in 1998 to 11,960 by year 2020, as shown in Table 8.
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1.28%

Table 8: Population Forecast 1998 to Year 2020, Baker County and its Incorporated Cities

Baker County
Baker City
Haines
Halfway
Huntington
Richland
Sumpter
Unity*
Sum of Incorporated Cities
Unincorporated Baker County

1998
16,700
10,160
470
350
580
180
175
145
12,060
4,640

2000
17,349
10,200
480
370
590
190
180
111
12,120
5,230

2005
18,001
10,610
530
380
610
200
190
112
12,630
5,370

2010
18,635
11,040
580
390
630
210
200
114
13,160
5,480

2015
19,267
11,490
620
400
650
220
210
116
13,710
5,560

2020
19,893
11,960
670
410
670
230
220
118
14,280
5,610

Change 1998-2020
Number CAARG
3,193
0.8%
1,800
0.7%
200
1.6%
60
0.7%
90
0.7%
50
1.1%
45
1.0%
-27
-0.9%
2,218
0.8%
975
0.9%

Source: Portland State University Center for Population Research and Census (1998 population estimates); and
State of Oregon Office of Economic Analysis (county forecasts); and David Evans and Associates, Inc
(disaggregation of county forecast to cities).

Household Size
Compared with the rest of the state and with Baker County, Baker City has historically had
a smaller average number of persons per household. Like the rest of the State of Oregon, Baker
City has experienced a decline the average number of persons per household.
Table 9: Average Household Size, 1980, 1990, and 1998, Baker City, Baker County, and Oregon
Baker City
Baker County
State of Oregon

1980 Census
2.52
2.58
2.60

1990 Census 1998 Estimate
2.39
2.33
2.45
2.40
2.52
2.50

Source: U.S. Census Bureau and Claritas, Inc.

The average number of persons per household declined from 2.52 persons per household
in 1980 to 2.39 persons per household in 1990, as shown in Table 9. Claritas, Inc. estimates that
the trend of declining average numbers of persons per household has continued since the 1990
Census, with Baker City’s 1998 average household size estimated at 2.33.
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Type of Households
Figures in Table 10 reveal some general characteristics of households in Baker City relative
to Baker County and the state. There was a lower percentage of family households in Baker City
compared with Baker County and the state. As would be expected based on this statistic, there
were also more persons living alone and over the age of 65 years in Baker City compared with
the county and state.

Table 10: Total Households by Type, Baker City, Baker County and Oregon, 1990
Baker City
1990 Census Information
Total Households
Family Households
Non-Family Households
Householder living alone
Householder 65+ years

Number
3,706
2,472
1,234
1,084
559

Percent (of Total
Households)
NA
67%
33%
29%
15%

Baker County
Number
6,118
4,307
1,811
1,589
829

State of Oregon

Percent (of Total
Households)
NA
70%
30%
26%
14%

Number
1,103,313
750,844
352,469
278,716
108,579

Percent (of Total
Households)
NA
68%
32%
25%
10%

Source: U.S. Bureau of Census, 1990 Census.

Table 11 illustrates that residents in Baker City show a strong preference for home
ownership. According to the 1990 US Census, 66% of occupied housing units were occupied by
their owners. Only 34% of occupied housing units were occupied by renters. As expected, there
is a much lower vacancy rate for homeowners compared with renters (1.9% and 8.4%,
respectively). Homeownership is slightly more common in Baker County compared with Baker
City, but both jurisdictions have higher percentages of homeownership compared with the state
as a whole.

Table 11: Ownership and Rental Data, Baker City, Baker County, and Oregon, 1990

1990 Census Information
Total Occupied Housing Units
Owner Occupied
Renter Occupied
Homeowner Vacancy Rate
Rental Vacancy Rate

Baker City
Percent (of Total
Number
Units)
3,706
NA
2,455
66%
1,251
34%
NA
1.9%
NA
8.4%

Baker County
Percent (of Total
Number
Units)
6,118
NA
4,210
69%
1,908
31%
NA
2.4%
NA
8.4%

State of Oregon
Percent (of Total
Number
Units)
1,103,313
NA
695,957
63%
407,356
37%
NA
1.4%
NA
5.3%

Source: U.S. Bureau of Census, 1990 Census
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Population Age Composition
The age composition of the population in Baker City and Baker County since 1990 has been
stable and is similar to the state as a whole. Table 12 demonstrates that in 1990 Baker City’s age
structure was very similar to that of Baker County’s. Baker City had slightly higher percentages
of people age 65+ years than Baker County; 20.2% compared to 18.8% respectively. Figure 2
shows how the representation within these age groups has remained stable since 1990.
Table 12: Persons by Age Groups: Baker County and Baker City, 1990

Age Groups
1-17 Years
18-64 Years
65+ Years
Total

Baker County, 1990
Number
Percent
4,014
26.2%
8,417
55.0%
2,886
18.8%
15,317
100.0%

Baker City, 1990
Number
Percent
2,340
25.6%
4,953
54.2%
1,847
20.2%
9,140
100.0%

Source: U.S. Bureau of Census, 1990 Census

Figure 2: Baker County Age Profiles: 1990, 1996, and 1998
10,000
9,000
8,000

Persons

7,000
6,000

1-17 Years

5,000

18-64 Years

4,000

65+ Years

3,000
2,000
1,000
0
1990

1996

1998

Source: U.S. Bureau of Census (1990 data), Portland State University CPRC (1996, 1998)

In 1998, Baker County had a slightly smaller proportion of working-age persons and more
retired-age persons than the state. This comparison is demonstrated in Figure 3. In 1998, 61%
of Oregon’s population was 18-64 years of age, compared to 57% for Baker County. Reflecting
the higher proportion of older persons in Baker County, 18% of Baker County’s population was
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reported to be 65 years and older in 1998 compared with 13% in the same age category
statewide.
Figure 3: Age Composition in 1998, Baker County and Oregon
70%
60%
50%
40%
Baker County
30%
State of Oregon

20%
10%
0%
1-17 Years

18-64 Years

65+ Years

Source: Portland State University, CPRC.

A more detailed description of Baker County’s age distributions in 1990 and 1998 is shown
in Table 13. Declining numbers of people in the lower age groups 0-34 years suggest that there
are few in-migrants in lower-age categories or higher out-migration of existing residents after
high school. Conversely, older residents (65+ years) appear to be aging in place. Based on these
data, significant in-migration of older persons does not appear to be occurring within the county.

Table 13: Baker County Age Profile: 1990 and 1998
Age Groups
0-14 years
15-24 years
25-34 years
35-44 years
45-54 years
55-64 years
65-74 years
75-84 years
85+ years
Total

1990
Number
Percent
3,375
22.0%
1,544
10.1%
2,042
13.3%
2,151
14.0%
1,708
11.2%
1,611
10.5%
1,567
10.2%
1,006
6.6%
313
2.0%
15,317
100.0%

1998
Number
Percent
3,424
20.5%
1,720
10.3%
1,803
10.8%
2,334
14.0%
2,532
15.2%
1,820
10.9%
1,481
8.9%
1,164
7.0%
422
2.5%
16,700
100.0%

Source: Portland State University, CPRC.
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Income Distribution
The disposable income of a household also serves to determine the range of choices that a
household can make about housing. One concern in providing housing is the current lending
criteria of for-sale units. The mortgage lending community has development income and other
requirements for various lending amounts. The factors upon which households are evaluated
include:
2.

The ratios of income to total monthly housing cost (principal, interest, taxes, and
insurance);

2.

Mortgage terms (interest rate and years);

2.

The applicant’s down payment capability and financial condition; and

2.

The applicant’s credit history.
According to the Baker City Assessor’s Office, the average sale price of a home in Baker City

County was $71,000 in 1998. Under current lending conditions, purchase of a $71,000 home
requires an annual income of approximately $25,000. With a median household income of
approximately $25,741 in 1998, it would be expected that a median-income household would be
able to acquire a median-priced single-family home in Baker City.
Figure 4 shows the household income distribution and median household income for Baker
City in 1990 and 1998. The median household income rose from $22,095 in 1990 to $25,741,
representing
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groups above $35,000 from 1990 to 1998.
Figure 4: Income Distribution in Baker1990
City,
1990 and1998
1998
Estimate
Median
Median
Source: Claritas, Inc.

Housing Analysis
In the absence of other factors, population growth results in an increase in household
formations. As the population grows, new families and incoming migrants require additional
housing units. For Baker City, an additional factor is the declining household size.
It is likely that the trend will continue, albeit at a decreasing rate. Therefore, this analysis
assumes the following:
2.

Population increases for Baker County will occur at the rate projected by OEA;

2.

Population increases for Baker City will occur at 0.8% annually, the rate used for
earlier planning efforts;

2.

Household size will continue to decrease, but at a decreasing rate; and

2.

Frictional vacancy (the vacancy rate necessary to allow for choice and movement
in the market) is 5%.

Population and household size assumptions suggest that Baker City will house over 5,200
households by year 2020, approximately 40% more households than in 1990. Table 14 shows
the expected numbers of households in Baker City in five-year increments. This analysis assumes
that the trend of decreasing household size will continue, decreasing the average
persons/household from 2.33 in 2010-2015 to 2.3 beyond 2015.
Table 14: Baker City Housing Demand Analysis: 1990-2020
Population
Average Persons/Household
Households

1990
9,140
2.39
3,700

1998
9,960
2.33
4,270

2000
10,200
2.33
4,380

2005
10,610
2.33
4,550

2010
11,040
2.33
4,740

2015
11,490
2.30
5,000

2020
11,960
2.30
5,200

Source: Oregon Office of Economic Analysis coordinated forecasts for Baker City

Applying a 5% vacancy rate to these household projections, DEA estimates that there will
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be an increase of approximately 900 units between 1990 and 2005, and nearly 700 housing units
by year 2020 in Baker City. Table 15 shows the anticipated growth in five-year increments.
Table 15: Increase in Housing Units Required in Baker City: 1995 to 2020
Increase in Households
Increase in Units Required

1990-2000
680
710

2000-2005
170
180

2005-2010
190
200

2010-2015
260
270

2015-2020
200
210

Source: David Evans and Associates, Inc

Estimates of income levels out to year 2020 are not available from state or federal agencies.
Claritas Inc. analyzes regional demographic and economic trends to estimate income levels in the
year 2003. Table 16 demonstrates that the income level distribution of Baker City’s population
has been and is expected to remain relatively stable. This suggests that if housing costs remain
stable relative to household incomes, then approximately the same proportions of households
that can afford a single family dwelling in 1998 (over half of the total households) will be able to
afford single family dwellings in the future.

Table 16: Income Level Distribution Baker City: 1990 Census, 1998 & 2003 Estimates

Household Income
Total
Less than $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $74,999
$75,000 to $99,999
$100,000 and more

1990 Census
3,706
339
509
396
402
442
367
382
217
204
112
141
101
37
57

1990%
Households
100%
9%
14%
11%
11%
12%
10%
10%
6%
6%
3%
4%
3%
1%
2%

Households
1998 % of
2003 % of
1998 Estimates Households 2003 Projection Households
4,057
99%
4,258
98%
250
6%
202
5%
497
12%
521
12%
458
11%
493
12%
380
9%
413
10%
381
9%
398
9%
388
10%
337
8%
306
8%
351
8%
322
8%
252
6%
292
7%
281
7%
160
4%
267
6%
265
7%
284
7%
174
4%
217
5%
104
3%
129
3%
26
1%
47
1%

Source: Claritas Inc., 1999. May not sum due to rounding.
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Estimate of Required Residential Land
Baker City has experienced low population growth in recent history, and is expected to only
add 1,800 people to its 1998 population by the year 2020. Household sizes have been decreasing,
and are expected to continue decreasing out to 2020. From 1990 to 1998, the trend has been
toward more people living alone within the city. The number of households with families also
decreased during this time period. Compared with the state, there are fewer family households
and more elderly persons in Baker City. These factors favor a shift from large single family
residences to smaller more affordable single family residences and multi-family units.
However, there is a strong preference for single-family residences and home ownership as
demonstrated by building activity between 1994-1998 and 1990 US Census data. Considering all
of these factors, the current mix of housing is expected to remain constant through most of the
planning period, with a slight increase in the percentage of multi-family units expected later in
the planning horizon. The estimated mix of housing is shown below in Table 17.
Table 17: Estimated Mix of Housing Types in Baker City: 2000-2020
1994-1998 Average
30%
58%
12%
100%

Site Built Homes
Manufactured Homes
Apartment Units
Total Units

1998-2000
30%
58%
12%
100%

2000-2005
28%
59%
13%
100%

2005-2010
28%
59%
13%
100%

2010-2015
25%
60%
15%
100%

2015-2020
25%
60%
15%
100%

Based on the estimated mix of housing types shown in Table 17 and the expected increases
of housing units in Table 15, the number of units within each housing category is estimated in
Table 18.
Table 18: Number of Housing Units Demanded by Type in Baker City: 2000-2020
Housing Type\ Total Units
Required

2000-2005

2005-2010

2010-2015

2015-2020

180 Units

200 Units

270 Units

210 Units

Housing Type

SB

MAN

APT

SB

MAN

APT

SB

MAN

APT

SB

MAN

APT

Percentage Demanding
HousingType

28%

59%

13%

28%

59%

13%

25%

60%

15%

25%

60%

15%

50

106

23

56

118

26

68

162

41

53

126

32

Number of Units Demanded

SB: Site-Built Homes

MAN: Manufactured Homes

APT: Apartment Units

Table 18 demonstrates the need for housing units in Baker City by type from year 2000-
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2020. This reflects an increased demand for manufactured and more affordable single-family
housing as well as a slight increase in the number of apartment units required. Increases in
apartments are assumed to replace site built housing.
The next step is to estimate the number of acres demanded based on the type and number
of units demanded within this time frame. The following assumptions were made to complete
this analysis. First, it is assumed that all site built homes would be built within R-LD zone. The
current zoning ordinance allows single family dwellings in all residential zones, but site built
homes are usually the more costly and larger housing units. This analysis assumes individuals
building these homes would prefer larger lots found in the R-LD zone.
Second, it is assumed that manufactured homes will be built mostly in the R-MD zone. The
expected construction of most site built units on the R-LD lands and the accompanying increase
in land values would likely encourage manufactured home construction in the R-MD zone.
Third, it is assumed that apartment units will be built on R-HD lands because this zone
allows the maximum number of units per acre. These assumptions coupled with information in
Table 18 results in the findings in Table 19, Acres Demanded by Zoning Designation in Baker City:
2000-2020.
Table 19: Acres Demanded by Zoning Designation in Baker City: 2000-2020
2000-2005
Housing Type\ Total Units
Required
Housing Type
Zone
Number of Units Demanded
Acres Demanded/Zone
Acres Demanded (all zones)

SB
R-LD
50
10

2005-2010

2010-2015

2015-2020

180 Units
200 Units
270 Units
210 Units
MAN
APT
SB
MAN
APT
SB
MAN
APT
SB
MAN
APT
R-MD R-HD R-LD R-MD R-HD R-LD R-MD R-HD R-LD R-MD R-HD
106
13
26

SB: Site-Built Homes

23
3

56
11

118
15
29

26
3

MAN: Manufactured Homes

68
14

162
20
39

41
5

53
11

126
16
30

APT: Apartment Units
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32
4

Table 20 demonstrates the total need for residential acreage by the year 2020. Comparing
this with the inventory of buildable lands reveals there is no anticipated shortage of buildable
land. Keeping in mind that the vacant acreage totals by zone in Table 3 have not been reduced
by 20% to reflect the amount of acreage used for public facilities, the amount of vacant land in
each zoning designation is more than adequate to accommodate anticipated demand.
It is also important to note that the time period between 1990 and 1998 saw Baker City
grow at an average annual rate of 1.4%, a rate much higher than is expected from 1998 to 2020.
It should be noted that the rate of population growth in Baker City over the past decade was
almost double the expected rate of future population growth used in this analysis (1.4% vs. 0.8%).
The recent increase in the population growth rate may be the beginning of a trend of sustained
increased population growth. Uncertainty is always a factor in a long-term analysis. One way to
address uncertainty is to examine the impacts of higher and lower rates of growth than the
expected rate. Holding all else equal (industry group employment forecasts, space needs by
occupational distribution, space allocations by employee), if the actual population growth rate
over the next 20 years is double the expected rate of growth, Baker City would still have a
substantial excess of residential land.
Based on the population forecasts by OEA, this analysis suggests 45 acres of R-LD zoned
lands will be required by 2020. There are an estimated 473 acres of vacant available in this zone.
It should be noted that portions of the areas designated as R-LD to the south of Baker City may
be very difficult to develop due to topography.
Approximately 64 acres of R-MD zoned lands will be required by 2020. The inventory finds
248 acres of vacant land, and 40 acres of redevelopable land within this zoning designation.
Approximately 15 acres of R-HD zoned lands will be required by 2020. There are 69 acres
of vacant and 7 acres of redevelopable R-HD land inside the Baker City UGB.
Table 20: Total Residential Acres Demanded in Baker City by 2020

Zone
R-LD
R-MD
R-HD

Acres Demanded by
2020
45
64
15

Existing
Supply
473
248
69

Expected
Surplus
428
184
54
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POLICIES:
1. The City shall ensure that zoning standards are flexible enough to allow for a variety of
housing options and do not inflate the cost of housing, particularly for housing affordable to
low- and moderate-income households. not unduly restrict land development, thereby
artificially inflating the cost of both new and existing housing, but rather provide land in
suitable quantities and encourage the construction of new residential units to meet increased
demand.
2. The City shall provide for a variety of housing options and sites and plan for suitable locations.
It is recognized that the private sector will continue their leadership role in this function.
2.3.

The City shall support the creation of housing that is affordable to low-and

moderate-income households through partnerships, land use policies, and programmatic
efforts, giving consideration to the options described in the Housing Strategies Report
included as Appendix D. The Housing Needs Analysis and Buildable Lands Inventory are also
included as Appendix B and Appendix C.
3.4.

The City, recognizing the financial difficulties of a sizeable segment of the City's

population in providing themselves safe, sanitary and healthful shelter, shall work
cooperatively with the private sector and seek state and federal aid where desirable to assist
such persons in obtaining suitable housing.seek partnerships with non-profit housing
developers and other agencies to create the opportunity to provide moderate and lowincome housing and rehabilitation activities within the City.
4.5.

The City shall advance where possible the evolution of safe and aesthetically

pleasing residential neighborhoods that are efficiently integrated with business and
commercial property, schools, parks, public facilities, and other urban development.
5.6.

The City shall seek to make the most efficient use of developable land, particularly

that are already provided with City services.
6.7.

The City recognizes that certain housing policies must be tied very closely with

existing land and environmental features. The reader is referred to the ‘Land Suitability’
section of this plan.
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7.8.

The City shall, through mapping and other means, provide, where known, general

information relative to site development suitability regularly monitor and update this
information to ensure that an adequate supply of land meets future projected housing needs.
8.9.

The City shall keep an inventory of the City's housing stock and regularly update

significant statistics.
9.10.

The City shall give consideration to alternative residential construction both in

form and lay-out, for such reasons as aesthetics, energy conservation, lessened development
costs, and provision of more usable open space.
9. The City shall provide for suitable and adequate areas for mobile homes, both in mobile home
parks and on individual lots.
12.11.

The City shall, in light of increasing demand for multi-family housing, provide

suitable and adequate areas for such development.
13.12.

The City shall encourage maintenance and rehabilitation of the existing housing

stock to in safe and liveable conditions.
14.13.

The City may encourage residential development within the city limits in areas

determined most appropriate.
15.14.

The City shall not take actions to promote residential development of productive

agricultural areas while other suitable areas remain vacant.
15. The City shall continually monitor and inspect all phases of both new residential construction
and improvements to existing structures to einsure safety and code compliance.
16. The City shall employ strategies that support the Fair Housing Act and affirmatively further
fair housing.
16. The City shall encourage residential uses mixed with other compatible uses in the same
building or on the same site within the City’s mixed-use zones.
17. The City shall allow and support the development of Accessory Dwelling Units in all residential
zones as required by State law.
18. The City shall prioritize providing infrastructure to un-serviced areas that are otherwise ready
for residential development.
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IMPLEMENTATION:
1. The City's zoning ordinance shall be revised to reflect the following:
) The low density residential area will require a 7500 square foot minimum lot size.
However, larger lots are allowed.
) Provision for planned unit developments (PUD's).
) Changes in text or zone boundary lines after due consideration by staff, commission, and
council. Considerations listed here are offered as guides:
) The suitability of an area for residential development, noting the map and criteria
set forth in this plan.
) The proportional need for various types of housing units and residential zoning
generally as a portion of the urban scene.
) The protection of residential property from depreciating influences.
) The efficient and overall integration of dwelling units with business and commercial
property, schools, parks, public facilities, and other urban development.
) The possible intermingling of certain commercial and residential uses if careful
control is exercised over location and the relationship between one and the other,
particularly between abutting properties and in the instance of both uses occurring
on the same parcel or within the same building.
) Considerations in high density residential areas:
0. Good access to arterial streets, shopping facilities, schools, and other
frequented destinations for maximum convenience.
0. Traffic network such that it is not necessary to travel through less densely
populated residential areas en route to principal destinations.
0. Located where municipal facilities can be economically provided.
0. Possibly located within or adjacent to commercial areas.
) Considerations in medium density residential areas:
0. Reasonable access to shopping, places of work, recreation areas, and other
service centers.
0. Allowing for some convenience stores in these neighborhoods where general
commercial areas are beyond reasonable walking distance.
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0. Protection from heavy traffic through the neighborhood or other incompatible
activities.
19.1. The City shall continue to pursue all possibilities for financial aid for both existing and new
housing. Typical of this type of effort would be the two three-year Community Development
Block Grants (CDBG's) which the City has obtained from the Department of Housing & Urban
Development (HUD). This may also include creating incentives for developers to provide a
community benefit (such as affordable housing), in exchange for the ability to build a project
that would not otherwise be allowed by the Development Code.
20.2. The City shall continue to improve its efforts to make residential neighborhoods more
safe and pleasant places to be. Recent Eexamples of this type of activity are better street
signing, replacing trees within street improvement districts and a program for increased
awareness among City personnel of the many small things which need prompt attention such
as a broken street lamp.
21.3.

The City Pplanning and Bbuilding Ddepartments, in conjunction with the

City Planning Commission, shall investigate and report on the feasibility of individual site
inspection analysis prior to issuance of a building permit. The site inspection analysis would
consider potential building or emergency hazards. If site problems were found to exist, special
conditions might be imposed to protect adjacent properties or to make the subject parcel
itself developable in light of the City and utility companies ability to provide services and safe
healthful housing generally.
22.4.

The City pPlanning and bBuilding dDepartments shall be responsible for

keeping current statistical information regarding the City's housing stock.
23. The City Planning Commission and staff shall have the continuing responsibility of seeking
compatibility in zoning, building codes, and service layout within the City's urbanization
boundary. (See specific ‘Urbanization’ section of this plan.))
24.5.

The City shall through revision of its zoning ordinancedevelopment code,

provide for the siting of mobile homes in parks, mobile home subdivisions, and on individual
lots.
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APPENDIX B

CITY OF BAKER CITY, OR
HOUSING AND RESIDENTIAL LAND NEEDS ASSESSMENT
(OREGON STATEWIDE PLANNING GOAL 10)
20-YEAR HOUSING NEED
2020 - 2040
March 2021
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I.

INTRODUCTION

This analysis outlines a forecast of housing need within the Urban Growth Boundary (UGB) of Baker City. Housing
need and resulting land need are forecast to 2040 consistent with 20-year need assessment requirements of Oregon
Revised Statutes.1 This report presents a housing need analysis (presented in number and types of housing units)
and a residential land need analysis, based on those projections.
The primary data sources used in generating this forecast were:








Portland State University Population Research Center
U.S. Census
Environics Analytics Inc.2
Oregon Employment Department
City of Baker City
Baker County
Other sources are identified as appropriate.

This analysis relies heavily on Census data from both the Decennial Census, and the American Community Survey
(ACS). Generally, data from the ACS has a larger statistical margin of error than the 10-year Census. This analysis
relies whenever possible on the most recent ACS 5-year estimates. The 5-year estimates have the lowest margin of
error in comparison to the ACS 3-year and 1-year estimates. All Census data feature some margin of error but remain
the best source of data available on many demographic and housing subjects.

II.

CITY OF BAKER CITY DEMOGRAPHIC PROFILE

SUMMARY
The following table (Figure 2.1) presents a profile of City of Baker City demographics from the 2000 and 2010 Census.
It also reflects the estimated population of this area as of 2019 from PSU estimates, forecasted forward to 2020
using the growth rate since 2010.


Baker City is a City of roughly 10,000 people located in the center of Baker County near the eastern edge of
Oregon state. The city represents roughly 2/3 of the county’s population.



Baker City is roughly the 50th largest city in the state by population, similar in size to other cities such as
Ontario or Prineville.



According to the US Census and PSU estimates, Baker City has experienced moderate growth, growing by
just over 1% since 2000. In comparison, Baker County is estimated to has experienced even lower growth
of less than 1% since 2000, while the state population grew by 24%.



Baker City was home to an estimated 4,300 households in 2020, an increase of 440 households since 2000.
The percentage of families has fallen from 65% of all households in 2000 to 58% in 2020. The city has a
lower share of family households than Baker County (62%) and the state (63%). Average household size is
estimated to have fallen during this period but is similar to that of the county.

1 ORS

197.628; OAR 660-025
Analytics Inc. is a third-party company providing data on demographics and market segmentation. It licenses data from the Nielson
Company which conducts direct market research including surveying of households across the nation. Nielson combines proprietary data with
data from the U.S. Census, Postal Service, and other federal sources, as well as local-level sources such as Equifax, Vallassis and the National
Association of Realtors. Projections of future growth by demographic segments are based on the continuation of long-term and emergent
demographic trends identified through the above sources.
2 Environics
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Baker City’s estimated average household size is 2.23 persons. This is statistically the same as the Baker
County average of 2.22 but lower than the statewide average of 2.47.

FIGURE 2.1: BAKER CITY DEMOGRAPHIC PROFILE

POPULATION, HOUSEHOLDS, FAMILIES, AND YEAR-ROUND HOUSING UNITS
2000

2010

Growth

2020

Growth

(Census)

(Census)

00-10

(PSU)

10-20

9,860

9,828

0%

9,980

2%

3,875

4,212

9%

4,313

2%

2,514

2,529

1%

2,492

-1%

4,435

4,611

4%

4,736

3%

418

356

-15%

362

2%

Household Size (non-group)

2.35

2.38

1%

2.23

-6%

Avg. Family Size

2.92

2.90

-1%

2.89

0%

Population1
Households

2

Families

3

Housing Units

4

Group Quarters Population

5

PER CAPITA AND MEDIAN HOUSEHOLD INCOME
2000

2010

Growth

2020

Growth

(Census)

(Census)

00-10

(Proj.)

10-20

Per Capita ($)

na

$18,997

na

$26,659

40%

Median HH ($)

na

$38,442

na

$46,122

20%

SOURCE: Census, PSU Population Research Center, and Johnson Economics
Census Tables: DP-1 (2000, 2010); DP-3 (2000); S1901; S19301
1 From PSU Population Research Center, growth rate 2000-2019 extended to 2020
2 2020 Households = (2020 population - Group Quarters Population)/2020 HH Size
3 Ratio of 2020 Families to total HH is based on 2018 ACS 5-year Estimates
4 2020 housing units are the '10 Census total plus new units permitted from '10 through '20 (source: Census, City)
5 Ratio of 2020 Group Quarters Population to Total Population is kept constant from 2010.

A. POPULATION GROWTH

Since 2000, Baker City has grown by roughly 120 people within the UGB, or 1.2% in 20 years. This was higher than
the countywide rate of growth. In comparison, the population of the state grew by an estimated 24% during this
period.

B. HOUSEHOLD GROWTH & SIZE

As of 2020, the city has an estimated 4,315 households. Since 2000, Baker City has added an estimated 440
households. This is an average of roughly 22 households annually during this period. The growth since 2000 has
outpaced the estimated growth in new housing units, which have been permitted at the rate of roughly 15 units per
year.
The growth in the number of households has counterintuitively outpaced the growth in population, because the
average household size fell roughly 5% in that period. Smaller households mean the same population is distributed
among a greater number of households.

159

There has been a general trend in Oregon and nationwide towards declining household size as birth rates have fallen,
more people have chosen to live alone, and the Baby Boomers have become empty nesters. While this trend of
diminishing household size is expected to continue nationwide, there are limits to how far the average can fall.
Baker City’s average household size of 2.2 people, with 58% family households.
Figure 2.2 shows the share of households by the number of people for renter and owner households in 2018 (latest
data available), according to the Census. Renter households are more likely to have on person, or the largest
household sizes (six or more persons). Owner households are more likely to have two persons, or four to five
persons. Household size correlates to housing needs.

FIGURE 2.2: NUMBER OF PEOPLE PER HOUSEHOLD, CITY OF BAKER CITY

People per Household
1%
1%

7-or-more
6-person

4%
2%

5-person

2%
4%

Renter
Owner

8%

4-person
3-person

12%

10%

15%
16%

2-person
1-person

44%
53%

27%

0%

10%

20%

30%

40%

50%

60%

SOURCE: US Census, JOHNSON ECONOMICS LLC
Census Tables: B25009 (2018 ACS 5-yr Estimates)

C. FAMILY HOUSEHOLDS

As of the 2018 ACS, 58% of Baker City households were family households, lower than in 2000 (65%). But the total
number of family households in Baker City is estimated to have remained roughly steady since 2000. The Census
defines family households as two or more persons, related by marriage, birth or adoption and living together. In
2020, family households in Baker City had an average size of 2.9 people.

D. GROUP QUARTERS POPULATION

The City of Baker City has an estimated group quarters population of 3.6% of the total population, or 362 persons.
Group quarters include such shared housing situations as nursing homes, prisons, dorms, group residences, military
housing, or shelters. In Baker City, the inmate population of Powder River Correction facility represents a large share
of this group population. For the purposes of this analysis, these residents are removed from the estimated
population total, before determining the amount of other types of housing that are needed for non-group
households. (The share of group quarters population is assumed to remain steady over the 20-year forecast period.)

E. HOUSING UNITS

Data from the City of Baker City and the US Census indicate that the city added just over 300 new housing units since
2000, representing 7% growth in the housing stock. This number of new units is lower than the growth in new
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households estimated during the same period (440), indicating that housing growth has not kept pace with growing
need.
As of 2020, the city had an estimated housing stock of roughly 4,738 units for its 4,313 estimated households. This
still translates to an estimated average vacancy rate of over 8%. Much of this discrepancy is likely due to second
home and short-term rental units, which are counted as vacant as they have no permanent resident.
Residential Permits: The city of Baker City accounts for most of the countywide residential permits in Baker County.
Between 2010 and mid-2020, a total of 125 units have been permitted in the city, or an average of 12 per year. 109
of these permits are for single family homes. Four duplexes have been permitted, with a total of eight units. No
large multi-family residential buildings have been permitted in recent years.

F. AGE TRENDS

The following figure shows the share of the population falling in different age cohorts between the 2000 Census and
the most recent 5-year American Community Survey estimates. As the chart shows, there is a general trend for the
youngest cohorts to fall as share of total population, while older cohorts (65+) have grown in share. This is in keeping
with the national trend caused by the aging of the Baby Boom generation. Overall, Baker City has a younger
population than the county, with a greater share of children. There has also been estimated growth in the those
aged 25 to 35 as a share of the population in Baker City.

FIGURE 2.3: AGE COHORT TRENDS, 2010 - 2018
25%
20%
15%
10%

City (2010)
19%

City (2018)

17%
16%
13%
13%
12%12%
12%
12%
10%
10% 10%

14%

5%

11%11%

16%

Baker Co. (2018)

15%

13%12%

12%
8%

7% 7%

8%
3% 3% 3%

0%

SOURCE: US Census, JOHNSON ECONOMICS LLC
Census Tables: QT-P1 (2010); S0101 (2018 ACS 5-yr Estimates)



The cohorts which grew the most in share during this period were those aged 65 to 74 years. Still, an estimated
78% of the population is under 65 years of age.



In the 2018 ACS, the local median age was an estimated 42 years, compared to 38 years in Oregon.

Figure 2.4 presents the share of households with children, and the share of population over 65 years for comparison.
Compared to state and national averages, Baker City has a slightly lower share of households with children. But at
22%, the share of population over 65 is much higher than the state and national figures.
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FIGURE 2.4: SHARE OF HOUSEHOLDS WITH CHILDREN/ POPULATION OVER 65 YEARS (BAKER CITY)
Share of Households with Children
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32%

29%

28%

20%

20%

10%

10%

0%

Share of Population Over 65 Years

40%

Baker City, OR

Oregon

United States

0%

22%

16%
15%

Baker City, OR

Oregon

USA

SOURCE: US Census, JOHNSON ECONOMICS LLC
Census Tables: B11005; S0101 (2018 ACS 5-yr Estimates)

G. INCOME TRENDS

The following figure presents data on Baker City’s income trends. (2000 Census data on income is not available for
Baker City.)

FIGURE 2.5: INCOME TRENDS, 2000 – 2020

PER CAPITA AND MEDIAN HOUSEHOLD INCOME
2000

2010

Growth

2020

Growth

(Census)

(Census)

00-10

(Proj.)

10-20

Per Capita ($)

na

$18,997

na

$26,659

40%

Median HH ($)

na

$38,442

na

$46,122

20%

SOURCE: Census, PSU Population Research Center, and Johnson Economics
Census Tables: DP-1 (2000, 2010); DP-3 (2000); S1901; S19301



Baker City’s estimated median household income was $46,000 in 2020. This is slightly higher than the Baker
County median of $43,000, but 18% lower than the statewide median of $56,000.



Baker City’s per capita income is roughly $26,500.



Median income has grown an estimated 20% between 2010 and 2019, in real dollars. Inflation was an estimated
18% over this period, so the local median income has kept pace with inflation. This is not the case in many
regions and nationally, where income growth has not kept pace with inflation.

Figure 2.6 presents the estimated distribution of households by income as of 2018. The largest income cohorts are
those households earning between $35k and $75k, followed by households earning between $15k and $35k. Fiftyfive percent of households earn between $25,000 and $75,000.


Roughly 25% of households earn less than $25k per year, while roughly 25% of households earn $75k or more.



Over 16% of households earn more than $100k per year.
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FIGURE 2.6: HOUSEHOLD INCOME COHORTS, 2018
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SOURCE: US Census, Census Tables: S1901 (2018 ACS 5-yr Est.)

H. POVERTY STATISTICS
FIGURE 2.7: POVERTY STATUS BY CATEGORY (BAKER CITY)
Poverty Level of Subgroups
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SOURCE: US Census
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Census Tables: S1701 (2018 ACS 5-yr Est.)

According to the US Census, the official poverty rate in Baker City is an estimated 16% over the most recent period
reported (2018 5-year estimates).3 This is roughly 1,450 individuals in Baker City. In comparison, the official poverty
rate across the state is a similar 17%. In the 2014-18 period:
•

The Baker City poverty rate is lowest among those over 65 years of age at 7%. The rate is 17% among those
between 18 and 64 years of age. The estimated rate is the highest for children at 20%.

•

For those without a high school diploma the poverty rate is 24%, and for those with a high school diploma, the
poverty rate is 13%. For those with a college degree the rate is 6%.

•

Among those who are employed the poverty rate is 10%, while it is 31% for those who are unemployed.

Information on affordable housing is presented in Section II F of this report.

I.

EMPLOYMENT LOCATION TRENDS

This section provides an overview of employment and industry trends in Baker City that are related to housing.
Commuting Patterns: The following figure shows the inflow and outflow of commuters to Baker City according to
the Census Employment Dynamics Database. These figures reflect “covered employment” as of 2017, the most
recent year available. (Covered employment refers to those jobs where the employee is covered by federal
unemployment insurance.) This category does not include many contract employees and self-employed and
therefore is not a complete picture of local employment. The figure discussed here is best understood as indicators
of the general pattern of commuting and not exact figures.

FIGURE 2.8: COMMUTING PATTERNS (PRIMARY JOBS), BAKER CITY

2,190

Work in Baker City,
live elsewhere

2,400

Live and work
in Baker City

1,550

Live in Baker City,
work elsewhere

Source: US Census Longitudinal Employer-Household Dynamics

3 Census

Tables: S1701 (2018 ACS 5-yr Estimates)
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As of 2017, the most recent year available, the Census estimated there were nearly 4,600 covered employment jobs
located in Baker City. Of these, an estimated 2,400 or 52%, are held by local residents, while nearly 2,200 employees
commute into the city from elsewhere. This pattern is fairly common among most communities. The most common
homes of local workers commuting into the city are La Grande and Huntington.
Of the estimated 3,950 employed Baker City residents, 39% of them commute elsewhere to employment. The most
common destinations for Baker City commuters are La Grande and Pendleton.
Jobs/Household Ratio: Baker City features a fairly low jobs-to-households ratio. There are an estimated 4,600 jobs
in the city of Baker City (including covered and non-covered), and an estimated 4,313 households in Baker City. This
represents 1.1 jobs per household. There is no standard jobs-to-households ratio that is right for all communities,
but it can provide a guide to the balance between employment uses and residential uses in the city.
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III.

CURRENT HOUSING CONDITIONS

This section presents a profile of the current housing stock and market indicators in Baker City. This profile forms
the foundation to which current and future housing needs will be compared.

A. HOUSING TENURE

Baker City has a greater share of homeowner households than renter households. The 2018 American Community
Survey estimates that 66% of occupied units were owner occupied, and 34% renter occupied. The ownership rate
has remained stable since 2000. During this period the statewide rate fell from 64% to 61%. Nationally, the
homeownership rate is a similar 66%.
The estimated ownership rate is higher across Baker County (70%).

B. HOUSING STOCK

As shown in Figure 2.1, Baker City had an estimated 4,736 housing units in 2020, with a vacancy rate of 8.9% (includes
ownership, rental units, and second homes). The housing stock has increased by roughly 300 units since 2000, or
growth of 7%.

FIGURE 3.1: ESTIMATED SHARE OF UNITS, BY PROPERTY TYPE, 2018

Baker City, Oregon
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SOURCE: US Census, City of Baker City

Figure 3.1 shows the estimated number of units by type in 2020 based on US Census. Detached single-family homes
represent an estimated 72% of housing units. Manufactured homes represent an additional 9% of the inventory.
Units in larger apartment complexes of 5 or more units represent only 11% of units, and other types of attached
homes represent 8% of units. (Attached single family generally includes townhomes, some condos, and 2 to 4-plexes
which are separately metered.)

C. NUMBER OF BEDROOMS

Figure 3.2 shows the share of units for owners and renters by the number of bedrooms they have. In general, owneroccupied units are much more likely to have three or more bedrooms, while renter-occupied units are much more
likely to have two or fewer bedrooms.
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FIGURE 3.2: NUMBER OF BEDROOMS FOR OWNER AND RENTER UNITS, 2018
Number of Bedrooms
1%

5 or more

Renter

4%

Owner

2%

4 bedrooms

17%
18%

3 bedrooms

48%

2 bedrooms

3 8%

27%

1 bedroom

34%

4%

Studio

1%

7%

0%

10%

20%

30%

40%

50%

SOURCE: US Census
Census Tables: B25042 (2018 ACS 5-year Estimates)

D. UNIT TYPES BY TENURE

As Figure 3.3 and 3.4 show, a large share of owner-occupied units (88%) are detached homes, which is related to
why owner-occupied units tend to have more bedrooms, as do manufactured homes (11%). Renter-occupied units
are much more distributed among a range of structure types. An estimated 46% of rented units also detached homes
or manufactured homes, while the remainder are some form of attached unit. Nearly 32% of rental units are in
larger apartment complexes.

FIGURE 3.3: CURRENT INVENTORY BY UNIT TYPE, FOR OWNERSHIP AND RENTAL HOUSING
OWNERSHIP HOUSING
OWNERSHIP HOUSING
Price Range

Single Family
Detached

Single Family
Attached

Duplex

5+ Units
MFR

3- or 4-plex

Manuf. Boat, RV,
home other temp

Total
Units

Totals:

2,759

18

0

6

18

339

0

3,141

Percentage:

87.8%

0.6%

0.0%

0.2%

0.6%

10.8%

0.0%

100%

RENTAL HOUSING
Price Range
Totals:
Percentage:

RENTAL HOUSING
Single Family
Detached

Single Family
Attached

Duplex

3- or 4-plex

5+ Units
MFR

Manuf. Boat, RV,
home other temp

Total
Units

663

46

173

135

506

73

0

1,595

41.5%

2.9%

10.8%

8.5%

31.7%

4.6%

0.0%

100%

Sources: US Census, JOHNSON ECONOMICS, CITY OF BAKER CITY
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FIGURE 3.4: CURRENT INVENTORY BY UNIT TYPE, BY SHARE
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Sources: US Census, JOHNSON ECONOMICS, CITY OF BAKER CITY

E. AGE AND CONDITION OF HOUSING STOCK

Baker City’s housing stock reflects the pattern of development over time. Eighty percent of the housing stock is pre2000 with the remainder being post-2000. The single largest share of housing stock was built in the first half of the
last century.

FIGURE 3.5: AGE OF UNITS FOR OWNERS AND RENTERS
40%

Owner
33%

Renter
30%
24%

20%

21%

18%
12%

10%

10%

8%

12%

14%
9%
6% 6%

9%

11%

6%

2%

0%

Year Housing Unit Built
SOURCE: US Census
Census Tables: B25036 (2018 ACS 5-year Estimates)
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Unfortunately, good quantitative data on housing condition is generally unavailable without an intensive onsite survey of all local housing that is beyond the scope of this analysis. Census categories related to housing
condition are ill-suited for this analysis, dealing with such issues as units without indoor plumbing, which was
more common in the mid-20th Century, but is an increasingly rare situation. Age of units serves as the closest
reliable proxy for condition with available data. By this measure, Baker City does have many older homes that
are likely in poorer condition than the average newer home, but also offer a lower cost housing option.



For ownership units, older homes may be in poor condition, but are also more likely to have undergone some
repair and renovation over the years. Rental units are more likely to degrade steadily with age and wear-andtear and are less likely to receive sufficient reinvestment to keep them in top condition, though this is not
universally true.

F. HOUSING COSTS VS. LOCAL INCOMES
Figure 3.6 shows the share of owner and renter households who are paying more than 30% of their household
income towards housing costs, by income segment. (Spending 30% or less on housing costs is a common measure
of “affordability” used by HUD and others, and in the analysis presented in this report.)
As one would expect, households with lower incomes tend to spend more than 30% of their income on housing,
while incrementally fewer of those in higher income groups spend more than 30% of their incomes on housing costs.
Of those earning less than $20,000, an estimated 63% of owner households spend more than 30% of income on
housing costs and 78% of renters.
In total, the US Census estimates that over 28% of Baker City households pay more than 30% of income towards
housing costs (2018 American Community Survey, B25106)

FIGURE 3.6: SHARE OF HOUSEHOLDS SPENDING MORE THAN 30% ON HOUSING COSTS, BY INCOME GROUP
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$49,999

$50,000 to
$74,999

0%
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Sources: US Census, JOHNSON ECONOMICS
Census Table: B25106 (2018 ACS 5-yr Estimates)

Housing is generally one of a household’s largest living costs, if not the largest. The ability to find affordable housing
options, and even build wealth through ownership, is one of the biggest contributors to helping lower income
households save and build wealth. Even if renting, affordable housing costs, allow for more household income to
be put to other needs, including savings.
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The following figures shows the percentage of household income spent towards gross rent4 for local renter
households only. This more fine-grained data shows that not only are 43% of renters spending more than 30% of
their income on gross rent, but an estimated 23% of renters are spending 50% or more of their income on housing
and are considered severely rent-burdened.
Renters are disproportionately lower income relative to homeowners. Housing cost burdens are felt more broadly
for these households, and as the analysis presented in a later section shows there is a need for more affordable
rental units in Baker City, as in most communities.

FIGURE 3.7: PERCENTAGE OF HOUSEHOLD INCOME SPENT ON GROSS RENT, BAKER CITY RENTER HOUSEHOLDS
28%

30%

Share of Households

23%
20%

20%

10%

16%

8%
4%

0%

% of Income to Gross Rent

Sources: US Census, JOHNSON ECONOMICS
Census Table: B25070 (2018 ACS 5-yr Estimates)

G. PUBLICLY ASSISTED HOUSING

Baker City has an estimated 147 rent-subsidized housing units, found in 7 properties, according to Oregon Housing
and Community Development (OHCS). These properties are funded through HUD programs, tax credits and other
programs which guarantee subsidized rents for qualified households.
The estimated 147 subsidized housing units in Baker City represents 3% of total local households, and 10% of local
renter households. The high number of renters still paying over 30% of their income towards housing costs indicates
that there is an ongoing need for rental units at the lowest price points.
Agricultural Worker Housing: Baker City is not currently home to any housing properties dedicated specifically to
agricultural workers. This population may also be served by other available affordable units.
Homelessness: A recent analysis prepared for OHCS to test a potential approach for preparing Housing Needs
Analyses on a regional basis, included estimates of homeless population in Oregon communities, including Baker
City. The approach utilizes a combination of data from the bi-annual Point-in-Time count and from tracking of
homeless school-aged children in keeping with the McKinney-Vento Act. The analysis estimates 56 homeless
households in Baker City as of mid-2020. These include household who are unsheltered, in temporary shelter, or
staying with friends or relatives. These households are a component of current and future housing need. The
Oregon Department of Human Services reports that there were 452 homeless participants in the SNAP program
countywide in the first eight months of 2020.
4 The

Census defines Gross Rent as “the contract rent plus the estimated average monthly cost of utilities (electricity, gas, and water and sewer)
and fuels (oil, coal, kerosene, wood, etc.) if these are paid by the renter (or paid for the renter by someone else).” Housing costs for homeowners
include mortgage, property taxes, insurance, utilities and condo or HOA dues.
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IV. CURRENT HOUSING NEEDS (CITY OF BAKER CITY)
The profile of current housing conditions in the study area is based on Census 2010, which the Portland State
University Population Research Center (PRC) uses to develop yearly estimates through 2019. The 2019 estimate is
forecasted to 2020 using the estimated growth rate realized since 2010.

FIGURE 4.1: CURRENT HOUSING PROFILE (2020)
CURRENT HOUSING CONDITIONS (2020)
Total 2020 Population:
- Estimated group housing population:
Estimated Non-Group 2020 Population:
Avg. HH Size:

SOURCE
9,980

PSU Pop. Research Center

362

(3.6% of Total)

9,619

(Total - Group)

2.23

US Census

Estimated Non-Group 2020 Households:

4,313

(Pop/HH Size)

Total Housing Units:

4,736

(Occupied + Vacant)

Occupied Housing Units:

4,313

(= # of HH)

Vacant Housing Units:

423

Current Vacancy Rate:

8.9%

US Census

Census 2010 + permits

(Total HH - Occupied)
(Vacant units/ Total units)

Sources: Johnson Economics, City of Baker City, PSU Population Research Center, U.S. Census

*This table reflects population, household and housing unit projections shown in Figure 2.1

We estimate a current population of just under 10,000 residents, living in 4,313 households (excluding group living
situations). Average household size is 2.2 persons.
There are an estimated 4,740 housing units in the city, indicating an estimated vacancy rate of 9%. This includes
units vacant for any reason, such as those for sale or rent, vacation homes, short-term rentals and other investments.
While this estimated vacancy is high, the experience of those looking for housing in the community is that the
availability is very low, particularly for rental apartments, and homes in the most affordable part of the price
spectrum.

ESTIMATE OF CURRENT HOUSING DEMAND

Following the establishment of the current housing profile, the current housing demand was determined based upon
the age and income characteristics of current households.
The analysis considered the propensity of households in specific age and income levels to either rent or own their
home (tenure), in order to derive the current demand for ownership and rental housing units and the appropriate
housing cost level of each. This is done by combining data on tenure by age and tenure by income from the Census
American Community Survey (tables: B25007 and B25118, 2018 ACS 5-yr Estimates).
The analysis takes into account the average amount that owners and renters tend to spend on housing costs. For
instance, lower income households tend to spend more of their total income on housing, while upper income
households spend less on a percentage basis. In this case, it was assumed that households in lower income bands
would prefer housing costs at no more than 30% of gross income (a common measure of affordability). Higher
income households pay a decreasing share down to 20% for the highest income households.
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While the Census estimates that most low-income households pay more than 30% of their income for housing, this
is an estimate of current preferred demand. It assumes that low-income households need (or demand) units
affordable to them at no more than 30% of income, rather than more expensive units.
Figure 4.2 presents a snapshot of current housing demand (i.e. preferences) equal to the number of households in
the study area (4,313). The breakdown of tenure (owners vs. renters) reflects data from the 2018 ACS.

FIGURE 4.2: ESTIMATE OF CURRENT HOUSING DEMAND (2020)
Ownership
Price Range

# of
Households

Income Range

% of
Total

Cumulative

$0k - $80k

175

Less than $15,000

6.1%

6.1%

$80k - $120k

276

$15,000 - $24,999

9.6%

15.6%

$120k - $160k

232

$25,000 - $34,999

8.0%

23.7%

$160k - $220k

434

$35,000 - $49,999

15.0%

38.7%

$220k - $270k

591

$50,000 - $74,999

20.5%

59.2%

$270k - $360k

345

$75,000 - $99,999

12.0%

71.1%

$360k - $450k

307

$100,000 - $124,999

10.7%

81.8%

$450k - $540k

237

$125,000 - $149,999

8.2%

90.0%

$540k - $710k

184

$150,000 - $199,999

6.4%

96.4%

$710k +

103

$200,000+

3.6%

100.0%

Totals:

2,883

% of All:

66.9%

Rental
Rent Level
$0 - $400

# of
Income Range
Households
302
Less than $15,000

% of
Total
21.2%

Cumulative
21.2%

$400 - $600

267

$15,000 - $24,999

18.7%

39.8%

$600 - $800

246

$25,000 - $34,999

17.2%

57.1%

$800 - $1100

237

$35,000 - $49,999

16.5%

73.6%

$1100 - $1300

220

$50,000 - $74,999

15.4%

89.0%

$1300 - $1700

137

$75,000 - $99,999

9.6%

98.6%

$1700 - $2100

0

$100,000 - $124,999

0.0%

98.6%

$2100 - $2500

0

$125,000 - $149,999

0.0%

98.6%

$2500 - $3400

12

$150,000 - $199,999

0.8%

99.5%

$3400 +

7

$200,000+

0.5%

100.0%

All Households

Totals:

1,430

% of All:

33.1%

4,313

Sources: PSU Population Research Center, Environics Analytics., Census, JOHNSON ECONOMICS
Census Tables: B25007, B25106, B25118 (2018 ACS 5-yr Estimates)
Environics Analytics: Estimates of income by age of householder

The estimated home price and rent ranges are irregular because they are mapped to the affordability levels of the
Census income level categories. For instance, an affordable home for those in the lowest income category (less than
$15,000) would have to cost $80,000 or less. Affordable rent for someone in this category would be $400 or less.
The affordable price level for ownership housing assumes 30-year amortization, at an interest rate of 5%
(significantly more than the current rate, but in line with historic norms), with 15% down payment. These
assumptions are designed to represent prudent lending and borrowing levels for ownership households. The 30year mortgage commonly serves as the standard. In the 2000’s, down payment requirements fell significantly, but
standards have tightened somewhat since the 2008/9 credit crisis. While 20% is often cited as the standard for most
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buyers, it is common for homebuyers, particularly first-time buyers, to pay significantly less than this using available
programs.
Interest rates are subject to disruption from national and global economic forces, and therefore impossible to
forecast beyond the short term. The 5% used here is roughly the average 30-year rate over the last 20 years. The
general trend has been falling interest rates since the early 1980’s, but many economists believe that rates may be
reaching a lower bound, as the effective Federal funds rate has been near 0% for much of the last decade.
During the 2020 Covid-19 emergency, the Federal Reserve has again cut their benchmark funds rate to near zero,
which has reduced mortgage rates moderately, but not dramatically. The economic uncertainty has the effect of
making lenders more cautious, and this can balance the effect of a lower federal rate.

CURRENT HOUSING INVENTORY

The profile of current housing demand (Figure 4.2) represents the preference and affordability levels of households.
In reality, the current housing supply (Figures 4.3 and 4.4 below) differs from this profile, meaning that some
households may find themselves in housing units which are not optimal, either not meeting the household’s
own/rent preference, or being unaffordable (requiring more than 30% of gross income).
A profile of current housing supply in Baker City was estimated based on permit data from the City of Baker City and
Census data from the most recently available 2018 ACS, which provides a profile of housing types (single family,
attached, manufactured home, etc.), tenure, housing values, and rent levels. The 5-year estimates from the ACS
were used because 3-year and 1-year estimates are not yet available for Baker City geography.


An estimated 66% of housing units are ownership units, while an estimated 34% of housing units are rental
units. This is very similar to the estimated demand profile shown in Figure 4.2. The inventory includes vacant
units.



88% of ownership units are detached homes, and 11% are manufactured homes. Forty-six percent of rental
units are either single family homes or manufactured homes, while 32% are in structures of 5 units or more.



Of total housing units, an estimated 72% are detached homes, and 9% are manufactured homes. Nineteen
percent are some sort of attached unit type.



The affordability of different unit types is an approximation based on Census data on the distribution of housing
units by value (ownership) or gross rent (rentals).



Most subsidized affordable housing units found in the city are represented by the inventory at the lowest end
of the rental spectrum.



Ownership housing found at the lower end of the value spectrum generally reflect mobile homes, older, smaller
homes, or homes in poor condition on small or irregular lots. It is important to note that these represent
estimates of current property value or current housing cost to the owner, not the current market pricing of
homes for sale in the city. These properties may be candidates for redevelopment when next they sell but are
currently estimated to have low value/low carrying cost to the occupant.
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FIGURE 4.3: PROFILE OF CURRENT HOUSING SUPPLY BY TYPE (2020)
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Sources: US Census, PSU Population Research Center, JOHNSON ECONOMICS
Census Tables: B25004, B25032, B25063, B25075 (2018 ACS 5-yr Estimates)

FIGURE 4.4: PROFILE OF CURRENT HOUSING SUPPLY, ESTIMATED AFFORDABILITY (2020)
Ownership Housing
Income Range

Rental Housing

Affordable

Estimated

Affordable

Estimated

Price Level

Units

Rent Level

Units

Share of Total Units

Less than $15,000 $0k - $80k

543 $0 - $400

270

$15,000 - $24,999 $80k - $120k

803 $400 - $600

407

$25,000 - $34,999 $120k - $160k

487 $600 - $800

368

$35,000 - $49,999 $160k - $220k

442 $800 - $1100

291

$50,000 - $74,999 $220k - $270k

264 $1100 - $1300

109

8%

$75,000 - $99,999 $270k - $360k

342 $1300 - $1700

82

9%

$100,000 - $124,9 $360k - $450k

153 $1700 - $2100

28

$125,000 - $149,9 $450k - $540k

49 $2100 - $2500

3

1%

$150,000 - $199,9 $540k - $710k

40 $2500 - $3400

28

1%

11

1%

$200,000+

$710k +

18 $3400 +
66%

3,141

34%

1,595

17%
26%
18%
15%

4%

0% 10% 20% 30% 40%

Sources: US Census, PSU Population Research Center, JOHNSON ECONOMICS
Census Tables: B25004, B25032, B25063, B25075 (2018 ACS 5-yr Estimates)

COMPARISON OF CURRENT HOUSING DEMAND WITH CURRENT SUPPLY

A comparison of estimated current housing demand with the existing supply identifies the existing discrepancies
between needs and the housing which is currently available. The estimated number of units outnumbers the
number of households by roughly 180 units, indicating an average vacancy rate of 5%.
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In general, this identifies that there is currently support for more ownership housing in the middle price ranges. This
is because much housing in Baker City is clustered at lower-value levels (older substandard homes, mobile homes),
while analysis of household incomes and ability to pay indicates that some households could afford housing at higher
price points. The analysis supports the feedback from local stakeholders, that more homes are needed in the $150k
to $250k price range, while homes on the market tend to be above or below this range.
The analysis finds that the current market rates for most rental units are in the $400 to $1,000/month range.
Therefore, this is where most of the rental unit supply is currently clustered. While there is a fair amount of lowrent and subsidized units in the community, there is still some unmet need at the lowest end of the income scale,
where many current renters pay more than 30% of their income in housing costs. There is also an indication that
some renter households could support more units at higher rent levels. Rentals at more expensive levels generally
represent single family homes for rent.
Figures 4.5 and 4.6 present this information in chart form, comparing the estimated number of households in given
income ranges, and the supply of units currently valued (ownership) or priced (rentals) within those income ranges.
The data is presented for owner and renter households.

# of Households/Units

FIGURE 4.5: COMPARISON OF OWNER HOUSEHOLD INCOME GROUPS TO
ESTIMATED SUPPLY AFFORDABLE AT THOSE INCOME LEVELS (2020)
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Units Valued at Income Level

Income Cohorts
Sources: PSU Population Research Center, City of Baker City, Census, JOHNSON ECONOMICS

# of Households/Units

FIGURE 4.6: COMPARISON OF RENTER HOUSEHOLD INCOME GROUPS TO
ESTIMATED SUPPLY AFFORDABLE AT THOSE INCOME LEVELS (2020)
400
350
300
250
200
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100
50
0

Renter Households vs. Current Units
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Units Affordable at Income Level

Income Cohorts
Sources: PSU Population Research Center, City of Baker City, Census, JOHNSON ECONOMICS
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The home value and rent segments which show a “surplus” in Figures 4.5 and 4.6 illustrate where current property
values and market rent levels are in Baker City. Housing prices and rent levels will tend to congregate around those
levels. These levels will be too costly for some (i.e. require more than 30% in gross income) or “too affordable” for
others (i.e. they have income levels that indicate they could afford more expensive housing if it were available).
In general, these findings demonstrate that there is a need for more home buying opportunities in the heart of Baker
City’s income distribution, where most households are found. There is also a need for additional subsidized
affordable units for low-income households. There is also a need for more market-rate apartment units of all types
to alleviate low vacancy and availability in the community, even though this is where most of the current units are
clustered. There may also be support for more higher-end rentals, often found in single family homes for rent.

HOME SALE PRICES

It is important to note that the figures presented in the prior section represent estimates of current property value
or current housing cost to the owner, not the current market pricing of homes for sale in the city. For instance, a
household living in a manufactured home that has been paid off over many years may have relatively low housing
costs. This indicates that one owner household is living in a “lower value” unit. It does not indicate that units at this
price point are available on the current market.
If this hypothetical household were to sell their home, it would likely sell at a higher price reflecting inflation and
current achievable market prices. For this reason, many of the lower value or lower rent units found in the previous
section will actually become higher-priced units when they are sold or become vacant.
For reference, this section presents home sales data between Fall 2018 and Fall 2020 to indicate housing costs for
new entrants into the market (Figure 4.7).
•
•
•
•

The median sale price was $158,000.
The average (mean) sale price was $185,000.
The average price per square foot was $101/s.f.
The median square footage was 1,620 s.f.

FIGURE 4.7: BAKER CITY HOME SALES (12 MONTHS)
Home Sales by Unit Type

Home Sales by Price Level
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Sources: RMLS, JOHNSON ECONOMICS

•
•
•

46% of sales were priced between $100,000 and $199,000.
22% of sales were priced below $100,000.
32% of sales were priced at $200,000 or more.
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Affordability: As indicated, 64% of recent sales in Baker City took place within the $100,000 to $300,000 price range.
Homes in this range should be affordable to many households earning from roughly $30,000 to $90,000 per year.
Roughly 50% of local households fall within these income segments.
New Housing Supply: As one would expect, newly built housing units tend to be more expensive than older homes.
In the last two years, homes built since 2010 in Baker City have sold for a median price of $280,000, and an average
(mean) price of $305,000. In both cases, these prices for newer homes are roughly $125,000 higher than the total
median and mean for all units regardless of age.
This indicates that new homes built in Baker City will tend to be priced higher than many local households can afford.
However, this price range is still appropriate for roughly 30% of local ownership households with incomes above
$75,000 per year.
*

*

*

The findings of current need form the foundation for projected future housing need, presented in the following
section.
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V. FUTURE HOUSING NEEDS - 2040 (CITY OF BAKER CITY)
BASELINE FORECAST
The projected future (20-year) housing profile (Figure 5.1) in the study area is based on the current housing profile
(2020), multiplied by an assumed projected future household growth rate. The projected future growth is the
forecasted 2040 population for the City of Baker City included in the most recent forecast from the PSU Population
Forecast program (2019). This forecast estimates that the Baker City population will remain essentially flat between
2020 and 2040.

FIGURE 5.1: FUTURE HOUSING PROFILE (2040)
PROJECTED FUTURE HOUSING CONDITIONS (2020 - 2040)

PSU

2020 Population (Minus Group Pop.)

9,619

Projected Annual Growth Rate

-0.1%

2040 Population (Minus Group Pop.)

9,492 (Total 2040 Population - Group Housing Pop.)

Estimated group housing population:

PSU Population Forecast Program

357 Share of total pop. (1.4%)

Total Estimated 2040 Population:

9,849

Estimated Non-Group 2040 Households:

4,543 (2040 Non-Group Pop./Avg. Household Size)

New Households 2020 to 2040

229

Avg. Household Size:

2.09 Projected household size

Total Housing Units:

4,970 Occupied Units plus Vacant

Occupied Housing Units:

4,543 (= Number of Non-Group Households)

Vacant Housing Units:
Projected Market Vacancy Rate:

SOURCE

Metro

US Census

US Census

442 (= Total Units - Occupied Units)
8.9%

(Vacant Units/ Total Units)

Sources: PSU Population Research Center, Census, JOHNSON ECONOMICS LLC
*Projections are applied to estimates of 2020 population, household and housing units shown in Figure 2.1

The model projects growth in the number of non-group households over 20 years of nearly 230 households, with
accompanying population growth being basically flat. There is projected growth in the number of households
because household size is forecasted to fall over the 20-year period. Therefore, while the population size is similar,
they are projected to be housed in more, but smaller households.
(The total number of housing units includes a percentage of vacancy. Projected housing unit needs are discussed
below.)

PROJECTION OF FUTURE HOUSING UNIT DEMAND (2040)

The profile of future housing demand was derived using the same methodology used to produce the estimate of
current housing need. This estimate includes current and future households but does not include a vacancy
assumption. The vacancy assumption is added in the subsequent step. Therefore, the need identified below is the
total need for actual households in occupied units (4,543).
The analysis considered the propensity of households at specific age and income levels to either rent or own their
home, in order to derive the future need for ownership and rental housing units, and the affordable cost level of
each. The projected need is for all 2040 households and therefore includes the needs of current households.
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The price levels presented here use the same assumptions regarding the amount of gross income applied to housing
costs, from 30% for low income households down to 20% for the highest income households.
The affordable price level for ownership housing assumes 30-year amortization, at an interest rate of 5%, with 15%
down payment. Because of the impossibility of predicting variables such as interest rates 20 years into the future,
these assumptions were kept constant from the estimation of current housing demand. Income levels and price
levels are presented in 2020 dollars.
Figure 5.2 presents the projected occupied future housing demand (current and new households, without vacancy)
in 2040.

FIGURE 5.2: PROJECTED OCCUPIED FUTURE HOUSING DEMAND (2040)
Ownership
Price Range

# of
Households

Income Range

% of Total

Cumulative

$0k - $80k

184

Less than $15,000

6.2%

6.2%

$80k - $120k

274

$15,000 - $24,999

9.3%

15.5%

$120k - $160k

234

$25,000 - $34,999

7.9%

23.4%

$160k - $220k

436

$35,000 - $49,999

14.7%

38.1%

$220k - $270k

614

$50,000 - $74,999

20.8%

58.9%

$270k - $360k

358

$75,000 - $99,999

12.1%

71.0%

$360k - $450k

317

$100,000 - $124,999

10.7%

81.7%

$450k - $540k

245

$125,000 - $149,999

8.3%

90.0%

$540k - $710k

190

$150,000 - $199,999

6.4%

96.4%

$710k +

107

$200,000+

Totals:

2,957

3.6%

100.0%

% of All:

65.1%

% of Total

Cumulative

Rental
Rent Level

# of
Households

Income Range

$0 - $400

319

Less than $15,000

20.1%

20.1%

$400 - $600

299

$15,000 - $24,999

18.8%

38.9%

$600 - $800

270

$25,000 - $34,999

17.0%

55.9%

$800 - $1100

270

$35,000 - $49,999

17.0%

73.0%

$1100 - $1300

240

$50,000 - $74,999

15.1%

88.1%

$1300 - $1700

150

$75,000 - $99,999

9.4%

97.6%

$1700 - $2100

6

$100,000 - $124,999

0.4%

98.0%

$2100 - $2500

5

$125,000 - $149,999

0.3%

98.3%

$2500 - $3400

17

$150,000 - $199,999

1.1%

99.4%

$3400 +

10

$200,000+

0.6%

100.0%

All Units

Totals:

1,586

% of All:

34.9%

4,543

Sources: Census, Environics Analytics, JOHNSON ECONOMICS

The number of households across the income spectrum seeking a range of both ownership and rental housing is
anticipated to grow. It is projected that the homeownership rate in Baker City will fall over the next 20 years from
67% to 65%. The number of renter households is projected to grow somewhat as a share of all households.
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The main reason for this is that new housing types are likely to be more expensive on average, than the existing
housing stock. Households that might own a mobile home or older home are more likely to rent if these are less
available. At the same time, development trends in the Metro area, and increasingly limited land for development,
point to increased development of attached types of housing such as small duplexes, triplexes and multi-family
housing. On balance, these housing types tend to accommodate more renters than owners.

COMPARISON OF FUTURE HOUSING DEMAND TO CURRENT HOUSING INVENTORY

The profile of occupied future housing demand presented above (Figure 5.2) was compared to the current housing
inventory presented in the previous section to determine the total future need for new housing units by type and
price range (Figure 5.3).
This estimate includes a vacancy assumption. As reflected by the most recent Census data, and as is common in
most communities, the vacancy rate for rental units is typically higher than that for ownership units. An average
vacancy rate of 5% is assumed for the purpose of this analysis, plus an additional vacancy rate of 4% to account for
the prevalence of second homes and vacation rentals in the community at roughly the same rate as seen currently.

FIGURE 5.3: PROJECTED FUTURE NEED FOR NEW HOUSING UNITS (2040), BAKER CITY
OWNERSHIP HOUSING
Unit Type:
Totals:
Percentage:

Unit Type:
Totals:
Percentage:

Unit Type:
Totals:
Percentage:

Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Family Single Family
Detached
Attached

Manuf.
home

Total
Units

Boat, RV,
other temp

62

0

0

0

0

8

0

71

87.8%

0.6%

0.0%

0.2%

0.6%

10.8%

0.0%

100%

RENTAL HOUSING
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Family Single Family
Detached
Attached

Manuf.
home

Total
Units

Boat, RV,
other temp

68

5

18

14

52

7

0

163

41.5%

2.9%

10.8%

8.5%

31.7%

4.6%

0.0%

100%

TOTAL HOUSING UNITS
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Family Single Family
Detached
Attached

Manuf.
home

Total
Units

Boat, RV,
other temp

130

5

18

14

52

15

0

234

55.5%

2.2%

7.6%

6.0%

22.3%

6.4%

0.0%

100%

% of
Units
30.2%

% of
Units
69.8%

% of
Units
100%

Sources: PSU, City of Baker City, Census, Environics Analytics, JOHNSON ECONOMICS



The results show a need for 234 new housing units by 2040.



Of the new units needed, roughly 30% are projected to be ownership units, while 70% are projected to be rental
units. This represents more renters than the estimated tenure split, but it is projected that more rental units
will be needed to balance the disproportionate share of ownership units in the current inventory.



There is some new need for ownership housing at the low-end of the pricing spectrum. But income trends
suggest that the greatest demand will remain in the middle price ranges ($150k to $250k). This is because some
of the city’s current housing is found at lower value levels due to age, condition, and mobile homes. At the
same time, most new homes are projected to be priced at higher price points.



The greatest need for rental units is found at the lowest and some higher price points. Market rents are
currently clustered in the $400 to $1,000 range in current dollars. Therefore, most units are to be found in this
range. There is insufficient rental housing for the lowest income households making $15,000 or less, and there
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may also be some support for higher rent units, which may be in new apartment complexes, townhomes or
detached single-family homes for rent.
Needed Unit Types
The mix of needed unit types shown in Figure 5.3 reflects both past trends and anticipated future trends. Since
2000, detached single family units (including manufactured and mobile homes) have constituted nearly all the
permitted units in Baker City. In keeping with development trends, and the buildable land available to Baker City,
single family units are expected to continue to make up a significant share of new housing development over the
next 20 years. However, an increasing share of new needed units is anticipated to be attached housing types to
accommodate renters and first-time home buyers.


Fifty-five percent of the new units are projected to be single family detached homes, over 6% are projected to
be mobile homes, and 38% to be some form of attached housing.



Single family attached units (townhomes on individual lots) are projected to meet over 2% of future need. These
are defined as units on separate tax lots, attached by a wall but separately metered, the most common example
being townhome units.



Duplex through four-plex units are projected to represent 14% of the total need. Duplex units would include a
detached single-family home with an accessory dwelling unit on the same lot, or with a separate unit in the
home (for instance, a rental basement unit.)



22% of all needed units are projected to be multi-family in structures of 5+ attached units.



6% of new needed units are projected to be manufactured home units, which meet the needs of some lowincome households for both ownership and rental.



Of ownership units, 88% are projected to be detached single-family homes, and 12% manufactured homes.



About 74% of new rental units are projected to be found in new attached buildings, with 32% projected in rental
properties of 5 or more units, and 19% in buildings of two to four units, and 49% in single-family or mobile home
units.

Needed Affordability Levels
Figure 5.4 presents the estimated need for net new housing units by major income segment, based on the projected
demographics of new households to the market area. The needed affordability levels presented here are based on
current 2020 dollars. Over time, incomes and housing costs will both inflate, so the general relationship projected
here is expected to remain unchanged.
Figure 5.4 also discusses the housing types typically attainable by residents at these income levels.

FIGURE 5.4: PROJECTED NEED FOR NEW HOUSING AT DIFFERENT INCOME LEVELS
Household Income Segment
Extremely Low Inc. < 30% AMI
Very Low Income 30% - 50% AMI

Income Level
(Rounded)*
< $18,500
$18.5k - $31k

Afford. Rent Afford. Price Owner Renter
Range
Range
Units Units

Total

Share

Common Housing Product

6

50

56

24%

Govt-subsidized; Voucher

$500-$700 $80k-$140k

2

24

26

11%

Aging/substandard rentals; Govtsubsidized; Voucher

<$500

<$80k

Low Income

50% - 80% AMI

$31k - $49k

$700-$1,100 $140k-$220k

2

35

37

16%

Market apts; Manuf. homes;
Plexes; Aging SFR

Middle Income

80% - 120% AMI

$49k - $74k

$1,100-$1,300 $220k-$270k

22

21

43

18%

Single-family detached; Townhomes;
Small homes; New apts

Upper Income

> 120% AMI

38

33

71

30%

Single-family detached

71

163

234

100%

> $74,000

$1,300 +

$270k +

TOTAL:

* Adjusted to 2020 dollars. The median household income level in 2020 will be will be inflated from current levels.

Sources: HUD, Census, Environics Analytics, JOHNSON ECONOMICS
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Generally, based on income levels there is a shortage of units in the lowest pricing levels for renter households.



Figure 5.3 presents the net NEW housing unit need over the next 20 years. However, there is also a current
need for more affordable units. In order for all households, current and new to pay 30% or less of their income
towards housing in 2040, more affordable rental units would be required. This indicates that some of the
current supply, while it shows up as existing available housing, would need to become less expensive to meet
the needs of current households.



There is a finding of some new need at the lowest end of the rental spectrum ($400 and less).



The projection of future ownership units finds that the supply at the lowest end of the spectrum is currently
sufficient due to the prevalence of older and manufactured homes in the community. (This reflects the
estimated value of the total housing stock, and not necessarily the average pricing for housing currently for
sale.) The community can support some housing at higher price points, but most demand remains in the middleincome range.



Figure 5.5 presents estimates of need at key low-income affordability levels in 2020 and in 2040. There is
existing and on-going need at these levels, based on income levels specified by Oregon Housing and Community
Services for Baker County. An estimated 49% of households qualify as at least “low income” or lower on the
income scale, while 15% of household qualify as “extremely low income”. Typically, only rent-subsidized
properties can accommodate these households at “affordable” housing cost levels. (The threshold income
levels presented here are generated for the entire county based on the significantly higher countywide average
household income. Therefore, these income thresholds are likely somewhat high for Baker City.)

FIGURE 5.5: TOTAL PROJECTED NEED FOR HOUSING AFFORDABLE AT LOW INCOME LEVELS, BAKER CITY
Affordablilty Level

Income Level*

Current Need (2020)
# of HH

% of All

Future Need (2040)
# of HH

% of All

NEW Need (20-Year)
# of HH

% of All

Extremely Low Inc.

30% AMI

$18,420

663

15%

719

16%

56

24%

Very Low Income

50% AMI

$30,700

1,293

30%

1,376

30%

83

35%

Low Income

80% AMI

$49,120

2,130

49%

2,249

50%

120

51%

Sources: OHCS, Environics Analytics, JOHNSON ECONOMICS

* Income levels are based on OHCS guidelines for a family of four.
Agricultural Worker Housing
There is currently no identified housing dedicated to this population in Baker City. Based on the assumption that
this type of housing will maintain its current representation in the local housing stock, this indicates no need for
dedicated agricultural workforce housing during this planning period. However, this population may be served by
other available affordable units.
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ALTERNATIVE GROWTH FORECAST
As discussed above, the baseline growth forecast using the most recent forecasted growth rate from the PSU
Population Forecast program (2019) projects that the Baker City population will remain essentially flat between 2020
and 2040 (0.1% annual rate).
For planning purposes, an alternative growth rate was generated based on the modest growth experienced in Baker
City between 2010 and 2020. This growth was slightly positive, without being robust (0.2% annual rate). Applying
this growth rate results in greater projected growth and housing need over the next 20 years.
The following charts present the results of the alternate forecast, applying the same assumptions and methodology
used to produce the baseline forecast presented above.

FIGURE 5.6: FUTURE HOUSING PROFILE (2040) – ALTERNATE GROWTH FORECAST
PROJECTED FUTURE HOUSING CONDITIONS (2020 - 2040)

PSU

2020 Population (Minus Group Pop.)

9,619

Projected Annual Growth Rate

0.2%

2040 Population (Minus Group Pop.)

9,919 (Total 2040 Population - Group Housing Pop.)

Estimated group housing population:
Total Estimated 2040 Population:
Estimated Non-Group 2040 Households:

PSU Population Forecast Program

373 Share of total pop. (1.4%)

US Census

4,747 (2040 Non-Group Pop./Avg. Household Size)
433

Avg. Household Size:

2.09 Projected household size

Total Housing Units:

5,193 Occupied Units plus Vacant

Occupied Housing Units:

4,747 (= Number of Non-Group Households)

Projected Market Vacancy Rate:

Metro

10,292

New Households 2020 to 2040

Vacant Housing Units:

SOURCE

US Census

462 (= Total Units - Occupied Units)
8.9%

(Vacant Units/ Total Units)

Sources: PSU Population Research Center, Census, JOHNSON ECONOMICS LLC
*Projections are applied to estimates of 2020 population, household and housing units shown in Figure 2.1

•

The alternate growth forecasts growth of over 300 people in population and over 430 new households
(compared to 230 new households under the baseline forecast.

Figure 5.7 present the results of the alternate forecast, applying the same assumptions and methodology used to
produce the baseline forecast presented above.
•
•

Including a vacancy assumption there is a forecasted need for nearly 460 new housing units under the
alternative forecast.
There is a more even distribution between new ownership and renter units in this forecast, at roughly
50/50. Because a greater share of ownership units are forecasted, a greater share of future units are
projected to be single family homes (63%), or mobile home units (7.5%).
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FIGURE 5.7: PROJECTED FUTURE NEED FOR NEW HOUSING UNITS (2040), BAKER CITY
– ALTERNATE GROWTH FORECAST
OWNERSHIP HOUSING
Unit Type:
Totals:
Percentage:

Unit Type:

Percentage:

Percentage:

Total
Units

Boat, RV,
other temp

% of
Units

1

0

0

1

23

0

215

87.8%

0.6%

0.0%

0.2%

0.6%

10.8%

0.0%

100%

RENTAL HOUSING
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Manuf.
home

Total
Units

Boat, RV,
other temp

7

26

20

77

11

0

242

41.5%

2.9%

10.8%

8.5%

31.7%

4.6%

0.0%

100%

TOTAL HOUSING UNITS
Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Manuf.
home

Total
Units

Boat, RV,
other temp

47.0%

% of
Units

101

Single Family Single Family
Detached
Attached

Totals:

Manuf.
home
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Single Family Single Family
Detached
Attached

Totals:

Unit Type:

Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Family Single Family
Detached
Attached

53.0%

% of
Units

290

8

26

21

78

34

0

457

63.3%

1.8%

5.7%

4.6%

17.1%

7.5%

0.0%

100%

100%

Sources: PSU, City of Baker City, Census, Environics Analytics, JOHNSON ECONOMICS

Figure 5.8 presents the estimated current and new housing need by income level. In comparison to the baseline
forecast, the alternate forecast will result in roughly double the need in each income band.

FIGURE 5.8: TOTAL PROJECTED NEED FOR HOUSING AFFORDABLE AT LOW INCOME LEVELS, BAKER CITY
– ALTERNATE GROWTH FORECAST
Affordablilty Level

Income Level*

Current Need (2020)
# of HH

% of All

Future Need (2040)
# of HH

% of All

NEW Need (20-Year)
# of HH

% of All

Extremely Low Inc.

30% AMI

$18,420

663

15%

772

16%

109

24%

Very Low Income

50% AMI

$30,700

1,293

30%

1,453

31%

160

35%

Low Income

80% AMI

$49,120

2,130

49%

2,361

50%

231

50%

Sources: OHCS, Environics Analytics, JOHNSON ECONOMICS

* Income levels are based on OHCS guidelines for a family of four.
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VI.

RECONCILIATION OF FUTURE NEED (2040) & LAND SUPPLY

This section summarizes the results of the Buildable Lands Inventory (BLI). The BLI is presented in detail in an
accompanying memo to this report. This analysis relies on the most conservative estimate of capacity from the
multiple scenarios considered in the BLI memo.
The following table (Figure 6.1) presents the estimated new unit capacity of the buildable lands identified in the city
limits of Baker City and within the UGB. The table breaks down the City’s three residential zones and the types of
housing they might accommodate:
•
•
•

Low density (<5 units/gross acre)
Medium density (5 – 14 units/gross acre)
High density (15+ units/gross acre)

FIGURE 6.1: ESTIMATED BUILDABLE LANDS CAPACITY BY ACREAGE AND NO. OF UNITS (2020)
Unconstrainted Acres
ZONING

Typical Housing Types*

R-L D (Low-Density)

Single-family detached;
Duplex

R-M D (Medium-Density)

SF attached; Mobile home;
2-4 plexes

R-HD (High-Density)

Multi-family apartments
TOTALS:

Vacant

Part. Vac.

Redev.

Unit Capacity
Total

Units

Share

166.2

337.5

0.0

503.7

1,637

67%

33.3

58.0

0.0

91.3

493

20%

4.9

16.0

0.0

20.9

313

13%

204.4

411.5

0.0

616

2,443

100%

* The housing types listed are not exclusive. Residential zones will experience development of a range of allowed types.
Source: Angelo Planning Group

•

There is a total estimated remaining capacity of 2,443 units of different types within the study area.

•

Most of the remaining buildable acreage is in the medium-density R-LD (Low Density) residential zone. At
a total capacity of 1,637 housing units this is roughly 67% of the total unit capacity.

•

Though there are fewer buildable medium-density acres in the R-MD zone, they can still accommodate
nearly 500 new units due to the higher density of development. This is 20% of the total unit capacity.

•

There is less available acreage in the high-density zone. In total, the capacity of the R-HD zone represents
313 units, or 13% of the total unit capacity.

The following table summarizes the forecasted future unit need for Baker City. These are the summarized results
from Section V of this report, re-presented here for reference.
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FIGURE 6.2: SUMMARY OF FORECASTED FUTURE UNIT NEED (2040)
Baseline Forecast

TOTAL HOUSING UNITS

Multi-Family
3- or 4- 5+ Units
2-unit
plex
MFR

Single Fam. Single Fam.
Detached Attached

Unit Type:
Totals:
Percentage:

Manuf.
home

Boat, RV,
other temp

Total
Units

% of
Units

130

5

18

14

52

15

0

234

55.5%

2.2%

7.6%

6.0%

22.3%

6.4%

0.0%

100%

Alternative Forecast

100%

TOTAL HOUSING UNITS
Multi-Family

Single
Family
Detached

Unit Type:
Totals:
Percentage:

Single
Family
Attached

3- or 4plex

2-unit

5+ Units
MFR

Manuf.
home

Boat, RV,
other temp

Total
Units

% of
Units

229

11

40

32

119

26

0

457

50.1%

2.5%

8.8%

6.9%

25.9%

5.7%

0.0%

100%

100%

New Units Needed
130

Single Fam. Detached
5

Single Fam. Attached

11
18

2-unit

14

3- or 4-plex

40
32
52

5+ Units MFR
15

Manuf. home
0

229

119

Baseline
Alternate

26
50

100
150
No. of Housing Units

200

250

Sources: PSU Population Research Center, Census, Johnson Economics

Comparison of Housing Need and Capacity
There is a total forecasted need for roughly 235 units over the next 20 years based on the forecasted growth rate
(457 units in the alternative forecast). This is well below the estimated total capacity of 2,443 units. Figure 6.3 below
presents a comparison of the BLI capacity for new housing units, compared to the estimate for new unit need by
2040. It breaks down need by general zoning category (LDR, MDR, HDR).
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•

The results find ample remaining capacity for housing of all types, with the greatest estimated surplus in
the R-LD zone, and the smallest estimated surplus in the R-HD zone.

•

Under the Baseline Forecast, the projected number of new units can be absorbed, while leaving over 550
acres undeveloped. Under the alternative forecast there would be a total of 500 additional acres.

•

Under recently adopted state rules (HB2001, 2019), cities of over 10,000 people will be required to allow
for additional housing types in low-density residential zones. This includes duplex units for “medium cities”
(10k to 25k population). “Large cities” (over 25k population) will allow attached single-family homes
(townhomes), duplex-to-fourplex, and compact small-unit “cottage cluster” developments in low-density
zones.

FIGURE 6.3: COMPARISON OF FORECASTED FUTURE LAND NEED (2040) WITH AVAILABLE CAPACITY
BASELINE FORECAST

ALTERNATIVE FORECAST

SUPPLY

DEMAND (2040)

DEMAND (2040)

Buildable Land Inventory (Total)

Growth Rate (0%)

WITHIN CITY LIMITS
Zone & Plan Category

R-L D (Low-Density)

Typical Housing
Type
Single-family detached;
Some SF attached & plex

R-M D (Medium-Density) SF attached; Manufact.
home; 2-4 plexes

R-HD (High-Density)

Multi-family apartments

TOTALS:

Developable
Unit
Avg. Density New Unit
Acres
Capacity
(units/ac)
Need

Growth Rate (0%)

Surplus or (Deficit)
Units

Acres

New Unit
Need

Surplus or (Deficit)
Units

Acres

503.7

1,637

3.2

137

1,500

462

332

1,305

402

91.3

493

5.4

45

448

83

48

445

82

20.9

313

15.0

52

261

17

78

235

16

615.9

2,443

4.0

234

2,209

562

458

1,985

500

Sources: Angelo Planning Group, Johnson Economics
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APPENDIX C
LAND USE PLANNING
TRANSPORTATION PLANNING
PROJECT MANAGEMENT

MEMORANDUM

Buildable Lands Inventory – Methodology and Results
Baker City, OR
D AT E

February 23, 2021

TO

Baker City, OR

FROM

Andrew Parish and Matt Hastie, APG

CC

File

INTRODUCTION
The purpose of this memorandum is to describe the methodology, and data sources, and results for
the Baker City Residential Buildable Lands Inventory (BLI). The BLI provides an assessment of the
amount of buildable land and expected capacity by unit type within the City’s Urban Growth
Boundary (UGB). Baker City is shown in Figure 1.
The BLI is conducted in several steps, as follows.
•
•

•

•

Step 1. Constraints. Constraints include floodplains, wetlands, steep slopes, and other features
that may reduce the developability of land in Baker City.
Step 2. Classification of Land. We have classified every taxlot within the UGB as either residential,
employment, or “other” based on comprehensive plan and/or zoning designation, assessor’s
data, and staff input. The BLI for this project is confined to those properties that are zoned for
residential or mixed use (residential and commercial) development.
Step 3. Assign Development Status. Each taxlot within the Baker City UGB is given a
“development status” of either developed, vacant, partially vacant, constrained, or committed,
based on assessor’s data, aerial photography, and staff input. Taxlots with a vacant or partially
vacant status are given an amount of developable acreage based on their size, existing uses, and
any development constraints on the property identified in Step 1.
Step 4. Determine Development Capacity. For land categorized as residential, we identify
development capacity in number of units based on the developable acreage of a parcel and an
review of the City’s zoning regulations.

The remainder of this memorandum discusses these steps and results in greater detail.
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FIGURE 1. STUDY AREA MAP
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LEGAL FRAMEWORK

This memorandum draws on rules and statutes related to analyzing buildable lands for Urban
Growth Boundary (UGB) expansions in jurisdictions throughout Oregon. (OAR 660-009-0005
(Definitions); 660-007-0005 (Definitions); 660-024-0050 (Land Inventory and Response to
Deficiency); 660-038 (Simplified Urban Growth Boundary Method))
These statutes and rules provide the following guidance for assessment of buildable lands:
•
•
•
•

Physical constraints on the developability of land include floodways and water bodies; land
with greater than 25% slopes; lands subject to Goal 5, Goal 6, or Goal 7;
Land should be categorized as vacant, partially vacant, or developed.
A BLI must consider lands for public facilities such as roads, stormwater facilities, schools,
etc. Publicly owned land is not generally considered available for development.
State law states that land is generally considered suitable and available unless it:
a) Is severely constrained by natural hazards as determined under Statewide Planning Goal
7;
b) Is subject to natural resource protection measures determined under Statewide
Planning Goals 5, 6 or 15;
c) Has slopes of 25 percent or greater;
d) Is within the 100-year flood plain; or

STEP 1 - CONSTRAINTS
The first step of the BLI process addresses land constrained by natural resources, removing constrained
acreage from the total area within tax lots. The following natural resource constraints are assumed to be
entirely unbuildable and removed fully. Note that a given piece of land can have multiple, overlapping
constraints.
• Steep Slopes > 25% (Data source: National Elevation Dataset)
• Floodways, water bodies, and FEMA Special Flood Hazard Areas (Source: FEMA)
• Wetlands - Locally significant wetlands identified as unbuildable (Source: Baker City)
Constraints are shown on Figure 2.
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FIGURE 2. CONSTRAINTS MAP
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STEP 2 - CLASSIFICATION OF LAND
Land within the Baker City UGB is categorized as one of the following:
•

Residential – Land with a zoning designation of R-HD (High Density Residential), R-MD
(Medium Density Residential), and R-LD (Low Density Residential).

•

Employment – Land with a zoning designation of Central Commercial (C-C), General
Commercial (C-G), General Industrial (I), Light Industrial (LI).

•

Other – Rights-of-way, schools, and other publicly-owned land.

Zoning districts are shown on Figure 3, and land classification is shown on Figure 4. The focus of this
BLI analysis is residential land; taxlots with other classifications are not addressed further in this
report.

192

FIGURE 3. ZONING MAP
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FIGURE 4. LAND TYPE MAP
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STEP 3 - DEVELOPMENT STATUS
Each residential taxlot within the Baker City UGB was given a “development status” of either
developed, vacant, partially vacant, constrained, or committed. This designation is based on
assessor’s data, aerial photography, and staff input. Criteria for these categories are described below.

DEVELOPMENT STATUS FOR RESIDENTIAL TAXLOTS

Vacant – Vacant taxlots have no existing development, as identified by assessor data or
aerial photography. The acreage of these taxlots is that is not impacted by one or more of
the constraints categories identified in Step 1 is assumed to be fully developable.
Developed – These taxlots are assumed to be fully developed and unavailable for additional
uses.
Partially Vacant – These taxlots are greater than 1/2 acre in size contain both developed
area (generally an existing home) and vacant area. One quarter-acre is deducted from the
unconstrained acreage of the taxlot to account for the existing home and any remaining
unconstrained acreage is considered available for future development.
Committed – These properties include parcels in common ownership (i.e., a homeowners’
association), are in private and public rights-of-way, and/or are designated or planned for
other public facilities (e.g., schools, parks, water treatment facilities, etc.), and are assumed
to be unavailable for additional residential uses.
Constrained - These properties are impacted by the constraints identified in Step 1, and do
not have capacity for additional development (even if the site is currently undeveloped).

•

•
•

•

•

The number of tax lots and developable acreage by development status are shown in Table 1 and
mapped on Figure 5. For partially vacant parcels, ¼ acre per tax lot is removed from the
unconstrained acreage.
TABLE 1. UNCONSTRAINED ACREAGE BY DEVELOPMENT STATUS
Residential Tax Lots
R-LD

R-MD

R-HD

Total

Count

Vacant

Partially
Vacant

Developed

Committed/
Constrained

Total

69

101

311

41

522

166.2

337.5

0

0

503.7

Count

193

86

1,407

69

1,775

Unconstrained Acres

33.3

58.0

0

0

91.3

Count

107

23

1912

96

2,138

Unconstrained Acres

4.9

16.0

0

0

20.9

369

210

3630

206

4415

204.4

411.5

0

0

615.9

Unconstrained Acres

Count
Unconstrained Acres
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FIGURE 5. DEVELOPMENT STATUS
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STEP 4 - DETERMINE DEVELOPMENT CAPACITY
The capacity of developable residential land is estimated based on zoning designations and provisions of
the Baker City development code. Lot area and density standards for residential districts are shown in
Table 2.2.120. Density is calculated as dwelling units per acre (DU/AC), measured as gross density per
2.2.150(b) – no additional right-of-way takeout is required.

TABLE 2. DENSITY STANDARDS FOR RESIDENTIAL DISTRICTS, BAKER CITY DEVELOPMENT CODE (TABLE 2.2.120)

Density ranges allowed by the development code are quite large. The following assumptions have been
used for the City’s three residential zones based on conversations with City staff and review of existing
development. Additional information about likely housing mix, tenure, and other characteristics will be
provided by Johnson Economics in separate memoranda.
Assumed Average Residential Density for New Development in Baker City:
• R-LD – 10k sf lots, and an assumed 25% of land dedicated to ROW. 3.25 gross du/ac.
• R-MD – 6k sf lots, and an assumed 25% of land dedicated to ROW. 5.4 gross du/ac
• R-HD – 5k sf lots, plus a greater mix of apartments, and an assumed 25% of land dedicated to
ROW. 15 gross du/ac.
These density assumptions are combined with the unconstrained acreage in each zone from Step 3,
shown in the following table.
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TABLE 3. DEVELOPMENT CAPACITY BY ZONE
Zone
R-LD
(3.25 du/ac)
R-MD
(5.4 du/ac)
R-HD
(15 du/ac)

Tax Lots
Unconstrained Acres

311
0

Committed/
Constrained
41
0

Developed

Total
522
503.7

Units
Tax Lots

540
193

1096
86

0
1,407

0
69

1637
1,755

Unconstrained Acres

33.3

58.0

0

0

91.3

Units

179

313

0

0

493

Tax Lots

107

23

1,912

96

2,138

Unconstrained Acres

4.9

16.0

0

0

20.9

Units

73

240

0

0

313

369

210

3,630

206

4,415

204.4

411.5

0

0

615.9

792

1,649

0

0

2,443

Tax Lots
Total

Partially
Vacant
69
101
166.2
337.5

Vacant

Unconstrained Acres
Units

TAKEAWAYS
This analysis shows:
•

•
•

•

There is a total of 615 acres of developable land across residential designations within the
Baker City UGB. Using the assumptions in Step 4, this equates to a zoned capacity of 2,443
dwelling units within the UGB.
The majority of this land is in the R-LD zone (503 acres) although there also is buildable land
in the R-MD and R-HD designations (about 91 and 21 acres, respectively).
A significant portion of the City’s inventory is impacted by steep slopes, particularly in the RLD zone. The portions of individual properties subject to steep slopes have been deducted
from the total developable acreage. In some cases, the viability of developing lesser-sloped
portions of these properties may be diminished due to the presence of steep slopes
elsewhere on the site. However, the assumed densities in this analysis are low enough that
further take-outs of constrained land are not necessary – developers on these properties
could achieve the same number of units by clustering smaller lots away from steep slopes.
Floodplains are also a significant constraint in the city, particularly at the northern edge of
the UGB. Acreage impacted by the floodplain has been removed from this inventory.
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I. HOUSING STRATEGIES
With initial input from City staff and the TAC, APG has identified a variety of potential strategies
applied in other communities that the City of Baker City could consider addressing current and
future housing needs identified in the HNA. These strategies have been organized into the following
four categories: (1) Land Supply Strategies; (2) Comprehensive Plan Policy and Development Code
Strategies; (3) Incentives; and (4) Funding Sources and Uses.
Table 1 provides a summary of potential housing strategies and indicates each strategy’s initial
priority, as determined by City staff.
Table 1. Summary of Potential Housing Strategies

Strategy

Initial Priority

LAND SUPPLY STRATEGIES
1.

Specific Site Constraints

Assess constraints that are barriers to development on specific sites and identify
strategies for working with property owners to address them.
2.

Rezone Land

Re-designate land from other residential designations and/or from commercial, industrial,
or institutional designations to meet specific housing needs, assuming there is an
adequate supply of land available to meet non-residential needs.
3.

Medium

Low

Urban Growth Boundary (UGB) Amendment

Amend the city’s UGB if the supply of land within the UGB cannot accommodate the
amount needed for future development. Prior to pursuing an expansion, the City must
consider measures to improve the efficiency of future land use within the existing
boundary.

Low

COMPREHENSIVE PLAN POLICY AND DEVELOPMENT CODE STRATEGIES
4. Increase Allowed Density in Existing Zones
Increase the allowed density or reduce the minimum allowed size of lots in one or more
zones to allow for more compact development and/or a wider range of housing types in
specific areas; expand the range of housing types allowed in one or more zones.
5.

Facilitate “Missing Middle” Housing Types in All Residential Zones

Allow duplexes, triplexes, quadplexes, townhomes, and cottage cluster housing in a
broader range of zones.
6.

Other: Low-Medium

High

Streamline Off-Street Parking Requirements

Reduce the number of required off-street parking spaces for certain types of housing,
allow for credit for on-street spaces, and/or encourage shared parking in mixed use
developments.

APG

Duplexes: High

Promote ADUs

Update ADU standards to remove barriers; encourage development though reduced fees,
exemptions from selected planning requirements, use of pre-approved site or building
plans, or other measures.
7.

Low

Baker City Housing Needs Analysis
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Strategy
8.

Initial Priority

Zoning Incentives for Affordable and Workforce Housing

Create incentives for developers to provide a community benefit (such as affordable
housing), in exchange for the ability to build a project that would not otherwise be
allowed by the development code.

Medium

INCENTIVES
9.

System Development Charge Exemptions or Deferrals

Deferral of SDCs for affordable housing. Can be applied to regulated affordable housing
and/or specific housing types (such as ADUs).

Low

10. Expedited Development Review
Strategies to reduce review and processing times for regulated affordable housing
development, such as formally adopting shortened review timelines for applications or
giving priority in scheduling hearings and meetings with staff.

Low

FUNDING SOURCES AND PROGRAMS
11. Construction Excise Tax (CET)
A tax on new construction of between 1% and 3% to help pay for affordable housing
strategies identified here. CET is a one-time tax assessed on new construction. State law
requires it to be spent on specific types of programs and activities.

Low

12. Tax Abatements or Exemptions
Tax exemptions or abatements offer another financial incentive to developers that can
improve the long-term economic performance of a development that advances public
policy objectives and improve its viability.

Medium

13. Tax Increment Financing (TIF)
TIF is a funding mechanism in which future tax revenues in targeted development or
redevelopment areas are diverted to finance infrastructure improvements and/or
development—potentially including affordable and/or market-rate housing.

Medium

14. Public-Private Partnerships (PPPs) and Community Land Trusts (CLTs)
Arrangements between public and private entities to create more and/or affordable
housing. PPPs can promote a variety of affordable housing programs or projects and
include partnerships from multiple entities (public, private, and non-profit), including
CLTs.

Medium

15. Land Acquisition and Banking
Land acquisition is a tool to secure sites for affordable housing. Land banking is the
acquisition and holding of properties for extended periods without immediate plans for
development, but with the intent that properties eventually be used for affordable
housing.

Low-Medium

16. Financial Assistance Programs
A range of tools that can be used to maintain housing affordability or to help keep
residents in their homes. Possible tools include rent assistance, loans for homeowners, or
assistance to low-cost apartment owners for repairs and upgrades.

APG
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Strategy

Initial Priority

17. Build Developer Capacity
Building local developer capacity—either through increasing the knowledge of existing
developers or attracting new ones—can help ensure that builders are developing the
types of housing needed to serve the local workforce

Medium

LAND SUPPLY STRATEGIES
The following strategies are intended to address Baker City’s existing land capacity and its ability to
accommodate needed housing.

1. Specific Site Constraints
Initial Priority: Medium
Constraints include floodplains, wetlands, steep slopes, and other natural features that may reduce
the developability of land in Baker City. According to the Buildable Lands Inventory (BLI) prepared
for Baker City in October 2020, a significant portion of the City’s inventory of land is impacted by
steep slopes, particularly in the R-LD zone. In some cases, the viability of developing lesser-sloped
portions of these properties may be diminished due to the presence of steep slopes elsewhere on
the site. Steep slopes can also cause barriers to serving constrained properties and adjacent
properties with utilities.
Even after accounting for these issues, the City appears to have enough land to meet future housing
needs. In addition, the allowed densities in the City’s residential zones are low enough that
developers on these properties could achieve the same number of units by clustering smaller lots
away from steep slopes. However, additional study of how to cost-effectively serve these lands with
infrastructure or develop housing there could effectively enhance the City’s residential land
capacity will be important in the longer term to continue to ensure that the City maintains an
adequate supply of land to support housing needs beyond the current study’s 20-year planning
period. This strategy may be most effective for larger parcels impacted by floodplain constraints or
with challenges related to the provision of infrastructure.

2. Rezone Land
Initial Priority: Low
As indicated by the results of the BLI analysis, Baker City has a surplus of land in all of the residential
and other land use categories, even after accounting for land with constraints. Initial results do not
show a need to rezone land to meet a potential imbalance in how land is zoned for different types
of housing. Rezoning or other land supply strategies likely will not need to be considered here.

APG
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3. UGB Amendment
Initial Priority: Low
Initial results of the BLI do not indicate the need for a UGB expansion to accommodate projected
housing needs in Baker City in the near future. However, an expansion could be an option in the
long term beyond the currently planning horizon, or if growth rates increase beyond those currently
projected. Prior to applying for a UGB expansion, the City would need to complete the following
steps:
•

Consider and adopt efficiency measures to ensure that land inside the UGB is being used
efficiently. Many of the code update recommendations identified for this project are
efficiency measures.

•

Demonstrate that there is an insufficient supply of buildable land inside the UGB. Due to
relatively low projected growth rates in most of the communities in the County, these cities
likely will need to demonstrate that existing vacant or partially vacant land in the UGB
cannot be served with public facilities.

POLICY AND DEVELOPMENT CODE STRATEGIES
The following set of strategies include possible amendments to Article 2 of the Baker City
Development Code, which the City could consider or further evaluate to help meet its housing
needs and goals.

4. Increase Allowed Density in Existing Zones
Initial Priority: Low
Baker City’s Development Code already allows for a very wide range of densities in each of its
residential zones. The BLI analysis assumed an average residential density of 3.25 dwelling units per
acre (du/a) in the R-LD zone, 5.4 du/a in the R-MD zone, and 15 du/a in the R-HD zone. These
assumptions were based on conversations with City staff and review of existing development. The
results of the BLI indicate that Baker City has a sufficient supply of residential land based on existing
zoning, assuming that development occurs at or near the assumed density levels. Increasing
allowed density in existing zones is not strictly necessary to meet projected housing needs within
the existing UGB, however, there are two key benefits to allowing higher densities that should be
considered:

APG

•

Housing affordability. Smaller lot sizes and higher densities allow for some of the major
costs of development—such as acquiring land and building infrastructure—to be divided
among more units. This decreases the per-unit cost of development and can enable lower
sale prices or rental rates.

•

Financial feasibility of development. Higher density also helps to ensure that residential
land can be developed for allowed and needed housing types cost-effectively. To the extent
that current allowed densities represent barriers to or do not provide adequate flexibility to
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develop land for a full range of housing types in a
financially feasible manner, the City could
consider increasing allowed densities in selected
zones. Given the availability of land and relatively
low cost, an increase in density is unlikely to have
a large impact on financial viability for the
foreseeable future.

5. Facilitate “Missing Middle” Housing Types
in All Residential Zones

Duplex

Initial Priority: High (Duplexes), Low to Medium (Other
Middle Housing Types)
Baker City currently is just below the state threshold for
“Medium Sized Cities” that will need to meet
requirements related to middle housing established by
House Bill 2001. Once Baker City meets the threshold, HB
2001 will require the City to permit duplexes on each lot
or parcel zoned for residential use that allows for the
development of single-family detached dwellings. The
City may establish specific site or building design
standards as long as those standards do not cause
“unreasonable cost or delay” and as long as they are
consistent with recently adopted Oregon Administrative
Rules which include other minimum compliance
standards for local duplex requirements.
Article 2 of the Baker City Development Code already
allows for the development of duplexes to be permitted
outright in all three of the City’s residential zones, which
is generally consistent with the requirements of HB 2001
for Medium Sized Cities. However, maximum density and
off-street parking requirements for duplexes will need to
be revised as described in Section III of this report. In
addition to meeting state requirements, there are
opportunities for Baker City to support development of a
variety of housing types by reducing unnecessary
barriers, providing more flexibility, and tailoring
standards to fit a variety of housing types. This would
result in an expanded array of housing choices across the
city for a broader range of people and households. The

APG
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City already allows many of these types of housing in certain zones, either outright or subject to
special use standards (Table 2).
Table 2. Zones Where Middle Housing Types are Currently Allowed
Zone

R-LD

R-MD

R-HD

S

S

S

x

CU

S

S

S

Duplex
Townhouse, Rowhouse,
or Attached Duplex
(single family attached)
Triplex and Fourplex
(multi-family)
Cottage Cluster

x

ADU

S

= permitted outright; x = not permitted; S = Special Use Standard; CU = Conditional Use Permit

Duplexes, triplexes, fourplexes, townhomes and cottage clusters are considered “middle housing”
because they fall between multi-family development and single-family detached housing in terms of
density and scale. Middle housing can be more difficult to develop because development code
standards may not address the unique characteristics of these housing types or because the
standards are unnecessarily restrictive. If regulated appropriately, these housing types can fit in
well in neighborhoods with mostly detached single-family houses.
Another common characteristic of these housing types is that they are often smaller individual
dwelling units and use simpler construction methods. Due to the costs of land, infrastructure, and
construction, it can be difficult for builders to produce new single-family detached housing that is
affordable to households at moderate or lower income levels. These middle housing types can be
more feasible to provide for these income levels because they require less land per unit and can be
more efficiently served with infrastructure. Smaller units also offer more flexibility for working with
site constraints such as topography.
To help meet these various objectives, we recommend the City consider the following changes to
how and where it allows these forms of housing in different zones:

APG

•

Allow triplexes and fourplexes as outright allowed or Special Use Standards uses in the RMD zone.

•

Examine special use standards to ensure that they do not act as a barrier for development
of middle housing types, particularly in the R-MD and R-HD zones.
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6. Promote Accessory Dwelling Units
Initial Priority: High
An Accessory Dwelling Unit is a secondary
dwelling unit on the same lot as a singlefamily house that is typically smaller than
the primary dwelling. ADUs can come in
three forms: a detached structure, an
attached addition, or a conversion of
internal living space in the primary
dwelling. As ADUs are often invisible from
the street or may be perceived as a part of
the primary dwelling, they offer a method
of increasing density with minimal visual
impact on the character of the
neighborhood.
ADUs are a viable housing option with
several benefits:
•

Building and renting an ADU can
raise income for a homeowner and
help offset the homeowner’s
mortgage and housing costs.

•

ADUs can add to the local supply of Source: City of St. Paul, MN
rental units and can provide a
relatively affordable rental option for a person or household that prefers living in a
detached unit rather than an apartment or other attached housing.

•

ADUs offer flexibility for homeowners to either rent the unit or to host a family member.
The proximity to the main house can be particularly beneficial for hosting an elderly family
member that may need care and assistance.

Oregon state statute requires cities with a population of over 2,500 to allow ADUs outright on any
lot where single-family housing is allowed.1 In addition, the statute requires that cities limit the
regulations that apply to ADUs to “reasonable siting and design standards.” HB 2001 recently
clarified that reasonable siting and design standards do not include owner occupancy requirements
or requirements for additional off-street parking for ADUs. DLCD provided a guidance document to

1 ORS

APG

197.312(5).
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help cities help cities implement the ADU requirements.2 The guidance document includes a model
code as well as recommendations for removing barriers to ADU development.
Baker City will need to update its ADU standards to address state requirements regarding owner
occupancy and bring their code into compliance with HB 2001. Below are some recommendations
for additional amendments to Baker City’s ADU standards that could further reduce barriers, as well
as other potential strategies that the City could consider to better support development of ADUs.
This topic also is addressed in Section III of this report.

Code Recommendations
Consider allowing two ADUs. Baker City currently allows one unit for each single family detached
dwelling, which is consistent with state law. However, to better support development of ADUs, the
City could consider allowing two units. For example, Baker City could allow one detached ADU and
allow another as an attached or interior unit (such as a basement conversion). Because ADUs blend
in well with single-family neighborhoods, allowing two units can help increase housing supply while
not having a significant visual impact.
Increase maximum size allowance and add standard for percentage of primary dwelling. ADUs are
currently limited to 700 sq ft in all of Baker City’s residential zones. The DLCD model code suggests
limiting the maximum floor area for ADUs to 800-900 sq ft or 75-85% of the primary dwelling. The
model code also suggests allowing additional floor area for ADUs created by converting a level of
the primary dwelling (e.g., the basement) so that the ADU could occupy the entire level. Increasing
the maximum allowed size and/or adding an alternate method of measuring floor area through the
percentage of the primary dwelling could further reduce barriers to ADU development.
Allow exceptions to rear yard setbacks. Baker City currently requires ADUs to meet the same
setback requirements as primary structures, which require 10-foot rear yard setbacks in all three
residential zones. In most cases, ADUs will be constructed behind the primary dwelling. If the ADU
must also comply with the rear yard setback requirement, that may require the ADU to be placed
closer to the primary dwelling than would otherwise be desirable and may result in small, unusable
yard areas. It is recommended to allow ADUs to be built up to 5 feet from the rear lot line. If there
are concerns about the scale of an ADU next to an adjacent lot, a lower height limit or additional
privacy standards can be applied to ADUs that are within a certain distance of the rear lot line.
Consider exceptions to lot coverage standards. Maximum lot coverage requirements have the
potential to preclude ADUs from being built on smaller lots. The City could consider exempting
ADUs (or a portion of their floor area) from counting toward lot coverage limits. To address
stormwater concerns, the City could consider limits to impermeable surfaces rather than simply
coverage by structures, as suggested by the DLCD guidance.

2 https://www.oregon.gov/lcd/Publications/ADU_Guidance_updatedSept2019.pdf

APG
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Other ADU Strategies
In addition to more supportive development code regulations, Baker City could also consider the
following strategies to facilitate ADU development:
•

Make Resource Information Easily Available. The City may wish to consider providing
resources for the development of ADUs, including handbooks, state guidance documents,
and simple one-sheet summaries of existing local code requirements to support ADU
development. Resources can include local/regional examples of successful ADU
development, prototypes, pre-approved site plans (discussed more in the following bullet),
existing local and state regulations regarding ADU development, and information about the
review and permitting process including expected timelines and costs.

•

Provide Pre-Approved Site or Building Plans. Pre-approved building and site plans have
been reviewed in advance for conformance with zoning and building codes and can reduce
housing development costs by reducing design and permit process times and fees. Cities in
Oregon, Washington, and elsewhere in the U.S. have used this approach to streamline the
development review process, providing an incentive for certain types of housing
development. Some of the plan programs also seek to promote improved residential design
that fits a neighborhood context. This often works best for simpler types of development
and could work well for ADU plans.

•

Streamline Development Review. Reduce review and processing times for ADUs allows
projects to get more quickly from design to building permit and reduces associated costs,
resulting in getting more ADUs on the ground sooner. Strategies for streamlining the review
process can include formally adopting shortened review timelines for applications or giving
priority in scheduling hearings and meetings with staff. Although Baker City’s review times
are already relatively short compared to other cities (3-10 days) there may be opportunities
to reduce this for ADU development. This approach is discussed in more detail in strategy
10.

7. Streamline Off-Street Parking Requirements.
Initial Priority: Low
Providing off-street parking adds to the cost of a development and reduces the area of a site that
can be developed with dwelling units. Some jurisdictions have revised their parking standards to
reduce the barriers that off-street parking standards pose to housing development. Strategies
include reducing the number of required off-street parking spaces for certain types of housing,
allowing for credit for on-street spaces, and/or encouraging shared parking in mixed use
developments.
Baker City’s development code currently requires a minimum of two spaces per single-family
dwelling unit and three spaces per duplex. For multi-family dwellings, the minimum requirements
vary by number of bedrooms per unit, ranging from one space for studio/one-bedroom units to two
spaces for units with three or more bedrooms. The code currently does not allow on-street spaces
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to be used as credits for meeting a portion of the off-street requirements. No off-street parking
spaces are currently required for ADUs.
Some changes to Baker City’s parking standards will be needed for consistency with HB 2001 once
the City reaches the population threshold for “Medium Sized Cities.” Current state rules mandate
that Medium Cities cannot require more than two off-street parking spaces for duplexes. In
addition, some additional reductions in Baker City’s parking requirements may make sense based
on typical vehicle ownership patterns associated with certain types of housing or households.
Parking reductions for affordable or workforce housing are discussed under Strategy 8.
While additional reductions to minimum parking requirements may be a low-priority strategy in the
near-term, the City could consider undertaking a parking study to determine whether reductions
may be warranted at some point. For example, the City could assess actual parking demand for
existing residential development, such as multi-family dwellings. This would determine whether
builders are meeting or exceeding parking minimums, and to what extent parking stalls are actually
being utilized. It also would help determine how reductions in off-street parking requirements could
impact the on-street parking supply and capacity. An oversupply of parking could indicate that
reductions to minimum parking standards for multi-family dwellings may be warranted.

8. Zoning Incentives for Affordable and Workforce Housing.
Initial Priority: Medium
Some development regulations can present obstacles or add costs to housing developments. These
obstacles are particularly challenging for developments built by housing authorities, non-profit
developers, or even for-profit developers that are attempting to build units affordable to people
with lower or moderate incomes.3 In order to support developments that include units affordable
to moderate- or low-income households, the City can offer concessions on zoning and development
code standards. The concessions should be offered in exchange for the development dedicating a
minimum proportion of the units to be regulated as affordable to people with lower or moderate
income. Incentives typically used in other jurisdictions include relief from certain development
standards such as parking, setbacks, or density. Examples include the following:
•

Parking reductions. In general, research shows that households with lower incomes tend to
have lower car ownerships and driving rates, particularly when residents have ready access
to shopping and other opportunities and services. A number of jurisdictions in Oregon
provide reductions in off-street parking requirements for developments that are affordable
to households with low or moderate incomes. Typically, developments must commit to
providing affordable units over a significant length of time (20-60 years).

•

Height or density bonuses. Some cities allow higher density or greater height in exchange
for a commitment to provide housing units that are affordable to households with low or

3 Housing affordable to moderate-income, working households that do not typically qualify for subsidized housing is often
referred to as “workforce housing.”
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moderate incomes. Height bonuses are typically in terms of number of stories (e.g., one
story in an area with an existing height limit of 30 or 45 feet). Density bonuses are typically
stated in terms of a percentage of units (e.g., 10-20% is a common threshold). The amount
of the bonus can be tied to the affordability levels provided and/or to the number of
affordable units. Additionally, setback and bulk standards may be allowed to vary to
accommodate the added density or to reduce development costs.
•

Allow flexibility in how affordable units are provided. In some cases, it may be
advantageous to construct the affordable units on a different site than the primary
development that is receiving the concession. It may also make sense for the development
to purchase existing market-rate units and convert them to affordable units. Allowing
flexibility in how the units are provided can also widen the appeal of the program.

We recommend that the City consult with local non-profit housing developers or other affordable
housing providers to determine which zoning incentives would be most beneficial.

INCENTIVES
The following incentive strategies are intended to make development of housing—particularly
affordable housing—more financially viable by reducing fees or other costs.

9. System Development Charge Exemptions or Deferrals
Initial Priority: Low
System development charges (SDCs) are one-time charges assessed on new development to pay for
the costs of expanding public facilities. SDCs represent a valuable tool for cities to ensure that public
facilities keep pace with new development by distributing the costs of increased services on new
development, not on existing development. However, they can be costly to develop and
complicated to administer.
Baker City does not currently have a system in place for collecting SDCs. If the City is interested in
implementing an SDC ordinance in the future, they should evaluate current and projected levels of
growth; whether existing infrastructure can accommodate new development; and whether the
community has a plan for future improvements to infrastructure to accommodate future growth.
Any SDC ordinance and development plan should be tailored to reflect growth projections and
zoning code requirements, as set out in the City’s Comprehensive Plan.
If Baker City decides to implement a SDC program in the future, they could consider a number of
approaches such as reducing or deferring fees for affordable housing development, or other
housing types that meet public goals, or tying SDCs to the size of development for smaller or denser
units. These approaches serve as financial incentives to encourage affordable housing production.
HB 2001 requires local governments to consider ways to increase the affordability of middle
housing types through ordinances and policies, including waiving or deferring SDCs.
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10.

Expedited Development Review

Initial Priority: Low
Expedited development review includes a variety of strategies to reduce review and processing
times for regulated affordable housing development, such as formally adopting shortened review
timelines for applications or giving priority in scheduling hearings and meetings with staff. This
strategy allows housing projects to get more quickly from design to building permit, reducing carrying /
financing costs, and delivering all types of housing sooner.
Streamlining the review and permitting process is usually administratively feasible, though the
greatest obstacle is often staff resources to expedite some projects when staff is already busy
and/or limited in size. In addition, Baker City staff indicate that review times currently are fairly
short for most developments. They note that review time for single family and duplex development
typically is 3-10 days while some of the recent larger projects that required Planning Commission
approval have taken between 2-3 months. In general, these are fairly short timelines in comparison
to most communities in Oregon. The longer timelines for projects that require public noticing and
hearings procedures likely cannot be significantly streamlined, given state requirements for those
processes.

FUNDING SOURCES AND USES
The following funding sources could create revenues and opportunities for Baker City to increase its
supply of needed housing, particularly affordable housing. HB 2001 will require the City to consider
ways to increase the affordability of middle housing by considering funding sources such a
construction tax, and incentives such as property tax abatements and deferring system
development charges.

11.

Construction Excise Tax

Initial Priority: Low
A construction excise tax is a tax on construction projects. In 2016, the Oregon Legislature passed
Senate Bill 1533 authorizing Oregon cities and counties to establish a CET for affordable housing.
According to state statutes, the tax may be imposed on improvements to real property that result in
a new structure or additional square footage in an existing structure. Cities and counties may levy a
CET on residential construction for up to 1% of the permit value; or on commercial and industrial
construction, with no cap on the rate of the CET.
The allowed uses for CET funding are defined by the state statutes. For a residential CET, uses
include funding incentives (e.g., fee and SDC waivers, tax abatements, etc.) and affordable housing
programs. A portion must also flow to the Oregon Housing and Community Services (OHCS) for
homeowner programs. For a commercial or industrial CET, a portion of funds must be used for
allowed developer incentives and the rest is unrestricted.
To date, at least eight jurisdictions (Portland, Corvallis, Cannon Beach, Hood River County, Hood
River City, Newport, Eugene, and Tigard) have passed local CETs for affordable housing, and many
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others are considering adopting the tool. Jurisdictions can exempt certain types of development
from the CET, such as public facilities and improvements, as well as development under a specified
value.
The primary advantage of a CET is that it would provide a source of funding for other programs or
measures aimed at helping subsidize the cost of affordable housing in Baker City, either through
City-led programs or those implemented by private or non-profit partners. In addition, once a CET is
established, it would be straightforward to administer through the development permitting
process. However, CET does increase development costs and could impact development feasibility
and increase the costs of housing generally. By structuring the policy with offsetting incentives or
tools to reduce development barriers, the City could potentially limit the impact on feasibility for
certain projects. Establishing a construction excise tax would Baker City’s Council pass a new City
ordinance. The City should work closely with the development and housing community in
developing the fee structure. Implementing programs would need to be developed, and possibly
coordinated with housing partners.

12.

Tax Abatements or Exemptions

Initial Priority: Medium
This can be a substantial incentive, but the City will forego taxes on the property, generally for ten
years. Other taxing jurisdictions are not included unless they agree to participate. Tax exemption
programs are authorized by the state for specific purposes: Vertical Housing; Multiple-Unit
Housing; Non-Profit Low-Income Housing.
Tax abatements are reductions in property taxes for housing. Tax abatements offer a financial
incentive to developers that can improve the long-term economic performance of a property and
improve its viability. Abatements may include full or partial tax exemptions or freezes on the
assessed value of properties. Abatements are often provided to non-profit corporations or to
private developers in exchange for developing affordable housing. Property tax exemptions or
freezes can also be applied to housing in distressed areas, or for rehabilitated housing. Abatements
can be a substantial incentive to developers, but the City will forego taxes on the property,
generally for ten years, or in some cases for the life of the development. Other taxing jurisdictions
are not included unless they agree to participate.
The state currently authorizes tax abatements for various types of housing and affordable housing
through several programs outlined in the Oregon Revised Statutes (ORS). These include:
•
•
•
•
•
•
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Low-Income Rental Housing (ORS 307.515 – 307.537)
Vertical Housing (ORS 307.841 to 307.867)
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Tax abatements or exemptions alleviate property taxes on certain types of development, often for a
set period of time. Exemptions can be a strong tool to incentivize affordable housing and make
proposed projects more viable, depending on how the exemptions are structured. Baker City could
consider use of one or more of these tax abatement programs to help reduce the cost of the types
of housing that are most desired and the geographic areas in which housing is most needed.
Typically, this would be done in partnership with an affordable housing developer and in exchange
for a commitment to long-term affordability of the housing for people in specific income ranges.

13.

Tax Increment Financing

Initial Priority: Medium
Tax Increment Financing (TIF) is the mechanism through
which Urban Renewal Areas (URAs) or TIF districts grow
revenue. At the time of adoption, the tax revenues
flowing to each taxing jurisdiction from the TIF district is
frozen at its current level. Any growth in tax revenues in
future years, due to annual tax increase plus new
development, is the “tax increment” that goes to the
district itself to fund projects in the area. Small cities
(50,000 people or less) are allowed to have up to 25% of
their land area and assessed value in TIF districts.
TIF is a strong tool to use in areas where new
development or redevelopment is anticipated. The
growth of TIF revenue depends on this development
actually occurring; if a TIF district remains stagnant, then
tax revenues will not grow to fund the planned projects.
Therefore, it is advisable that the Urban Renewal agency
waits for some sign of growth in the TIF district, before
undertaking the expense of projects dependent on TIF.

TIF CASE STUDY: THE DALLES

The City of The Dalles, which
adopted an urban renewal program
in 1990, purchased the historic
Commodore building after it was
condemned in 2001. In 2002 the
City’s Urban Renewal Agency sold
the building to a developer for
redevelopment as a mixed-use
building with 40 units of low-income
housing, ground-floor retail, and
office space. The agency also funded
parking, a historic tax credit, private
equity, and a primary mortgage for
the development.

While many different types of projects are eligible for TIF
funds, for the most part, TIF funds go to physical
improvements in the area itself. These projects can
include participating in public/private partnerships with
developers or can be used to complete off-site public improvements that benefit and encourage
new development in the area, or to acquire key sites. TIF funds can also be used to pay for
development fees.
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In terms of housing, TIF funding can be used to provide
incentives to achieve housing types that may not be
otherwise market feasible to develop. Examples include
mixed use, transit-oriented, or affordable housing in
areas where it may not otherwise occur. If the Urban
Renewal Agency prioritizes these projects, TIF funds
might be used to contribute to public-private
partnerships in which a developer builds this type of
housing in return from incentives from the agency. Often
the agency controls one or more key parcels in the
district and may offer them to developers at reduced
cost. Another approach is to waive SDCs to the
developer, and have the agency compensate the other
jurisdictions from TIF funding.
The City of John Day has recently created an innovative
TIF district to help provide incentives for both new
housing and renovated housing. The incentives are
designed to rebate some of the newly created assessed
value directly to the property owner, to make the project
more attractive. The URA was created in such a way to
include much of the city’s vacant developable land for
housing, to encourage build-out and ensure that the
value of new development is captured by the TIF.

14.

TIF CASE STUDY: ALBANY

The City of Albany’s Urban Renewal
Agency financed development of the
Woodwinds Apartments, a
transformational project for the
Main Street neighborhood of Central
Albany. The site, located on a highvisibility corridor, had been
identified as a blight on the
community with thirty significantly
deteriorated mobile homes and is
now developed with 54 workforce
apartments.

Public-Private Partnerships and Community Land Trusts

Initial Priority: Medium
Public-private partnerships are arrangements between public and private entities, which can be
implemented to create more housing and/or affordable housing. PPPs can promote a variety of
affordable housing programs or projects and include partnerships from multiple from multiple
entities (public, private, and non-profit). These efforts typically involve utilization of a variety of
other housing measures or strategies, including those described in this report.
Supporting a Community Land Trust is one example of a PPP to support housing. With the CLT
model, a community organization owns land and provides long-term ground leases to low-income
households to purchase the homes on the land, agreeing to purchase prices, resale prices, equity
capture, and other terms. This model allows low-income households to become homeowners and
capture some equity as the home appreciates but ensures that the home remains affordable for
future homebuyers. CLTs may also lease land to affordable housing developers for the development
of rental housing or may develop and manage rental housing themselves. Land trusts are typically
run as non-profits, with support from the public sector and philanthropy, and could be linked to a
land bank. Land trusts can be focused on homeownership or rental units.
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Baker City could consider initiating discussions with potential local partners such as the Northeast
Oregon Housing Authority. In addition, the City should remain receptive to partnering under the
right circumstances should they be approached by an established organization.

15.

Land Acquisition and Banking

Initial Priority: Low-Medium
Land acquisition is a tool to secure sites for prioritized housing types such as affordable housing or
mixed-use housing. Public agencies can identify locations where prices are going up and acquire
land before the market becomes too competitive, with the intention to use the land for affordable
housing. The ability to identify promising sites within these locations and act quickly and efficiently
in acquiring them can tip the scales to make an affordable housing development financially feasible.
Planning ahead ensures that there will be housing opportunities in neighborhoods where the rest of
the properties may appreciate quickly. Access to a ready funding source such as TIF funding is
important to take advantage of these opportunities.
Land banking is the acquisition and holding of properties for extended periods without immediate
plans for development, but with the intent that properties eventually be developed for affordable
housing. Land banks are often quasi-governmental entities created by municipalities to effectively
manage and repurpose an inventory of underused, abandoned, or foreclosed property. Public
agencies or larger nonprofits may be better equipped than small community development
corporations to do both land acquisition and banking.
Key challenges for land acquisition include reliably identifying future areas where land value will
climb before prices go up, developing the resources necessary to purchase the land, creating
mechanisms for easy land transfer and removing the liability associated with holding land. Land
banking requires significant up-front investment to acquire land, which typically requires grants,
and funding partnerships—with non-profits, public entities, and private financing—to reach
necessary funding levels. In addition, while this technique can help address the long-term need for
affordable housing, it will not address the current need in the short-term. Due to these challenges,
this strategy is rated low in terms of developing a full-fledged land banking or acquisition program.
In lieu of implementing a full land banking or acquisition program, Baker City could consider
assessing the potential for any existing City-owned properties to be used for affordable or
workforce housing development and then seeking non-profit or other affordable housing
developers to lead the actual development efforts. In exchange for donating or selling City-owned
land at a nominal price, the City could require a commitment to long-term affordability of any
housing units developed, or other public benefits. Implementing this more opportunistic approach
is considered a medium priority.
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16.

Financial Assistance Programs

Initial Priority: Low
A range of financial assistance programs can be used to maintain housing affordability, help keep
residents in their homes, or assist in the acquisition of land for housing. Possible tools include rent
assistance, loans for new homeowners, assistance to low-income homeowners for repairs and
upgrades, and land acquisition. Often these programs are funded by federal and state housing
programs such as the Community Development Block Grant program administered by county
housing authorities in partnership with local jurisdictions. The City also could consider
implementation of financial assistance programs related to utility payments or other city fees and
services. For example, the City of Milwaukie, OR provides for reduced municipal utility bill payments
for qualified low income households.

17.

Build Developer Capacity

Initial Priority: Medium
Knowledgeable and experienced developers play an important role in the provision of housing. In
Baker City, as in many small and medium-sized cities in Oregon, there is a strong need to enhance
the capacity of existing local developers—or to attract new developers who have experience
developing the types of housing needed to serve the local workforce. One strategy may be for the
City to conduct targeted marketing to regional developers to encourage them to build in Baker City.
This strategy would be most successful for providing workforce housing if conducted along with the
implementation of development incentives, such as those discussed in strategies 9 and 10 in this
report. In addition to encouraging regional developers to come to Baker City, City staff could
consider increasing the knowledge and capacity of local developers by building relationships and
partnerships, conducting interviews with local developers to identify existing barriers or issues, or
providing guidelines summarizing City requirements and processes in clear, easy-to-interpret
formats.
Builders face some serious challenges in smaller markets that are distant from larger population
centers. Often the average local income and spending power for housing is lower, meaning a lower
profit margin for the builder. At the same time, construction costs are not lower and may even be
higher due to the need to transport labor and materials to the site. In addition, the number of
housing units developed is generally smaller and may take longer for the market to absorb.
Because of these considerations, building in smaller markets can be profitable to the developer, but
not as profitable as alternative projects in larger cities.
In discussing these obstacles with developers, many advise that public agencies should focus on
working with partners in affordable and workforce housing and utilize the programs, funding, and
statutory tools that exist to address this need. Such affordable housing developments often have
mission-driven measures of success that can be met in smaller markets, without regard for profit
margin. Increasingly these housing programs can be targeted at those making 60% to 80% of
median income, which will include many working households. While public agencies and partners
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generally focus on developing new workforce housing, private development is still more likely to
focus on the higher end of the market. However, the provision of new housing supply at multiple
income levels still helps free up older existing units for first-time homebuyers and middle-income
renters.
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