Commissioners:

BAKER CITY, OREGON Haden Damethen
PLANNING COMMISSION MEETING (e barty
AGENDA Larisa Bogardus
Tom Shrider
REGULAR MEETING
JANUARY 15, 2025 - 6:00 PM
CITY HALL COUNCIL CHAMBERS
Call to Order/Introduction
1. Call to Order Procedural
2. Roll Call Procedural
3. Public Comment Procedural
4. Officer Elections Procedural
Old Business
5. Review of Minutes from November 20, 2024 Procedural
New Business
6. Public Involvement Review Discussion
7. RZ-24-129: Rezone request from General Commercial to Residential- Action Item
High Density at 2815 E Street
8. Typographical Revisions to Development Code Action ltem
Updates and Future Items
9. Director's Report Information
10. Set Next Meeting Date & Time Action Item
Adjourn
11. Adjourn Procedural

Baker City operates under an EEO policy and complies with section 504 of the Rehabilitation Act of 1973 and the Americans with
Disabilities Act. Assistance is available for individuals with disabilities by calling 541-523-6541.
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BAKER CITY, OREGON
STAFF REPORT

Commissioners:
Aaron Still

Haden Damschen
Laurie Parry

Ken Rockwell
Larisa Bogardus
Tom Shrider

Date: January 15, 2025
Subject: Call to Order
Attachments:

None
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BAKER CITY, OREGON
STAFF REPORT

Commissioners:
Aaron Still

Haden Damschen
Laurie Parry

Ken Rockwell
Larisa Bogardus
Tom Shrider

Date: January 15, 2025
Subject: Public Comment
Attachments:

None
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BAKER CITY, OREGON
STAFF REPORT

Commissioners:
Aaron Still

Haden Damschen
Laurie Parry

Ken Rockwell
Larisa Bogardus
Tom Shrider

Date: January 15, 2025
Subject: Officer Elections
Attachments:

None
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Baker City Planning Commission
Baker County Courthouse

1995 Third Street, Ste. 131
Baker City, Oregon 97814
Phone: (541) 523-8219

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
November 20, 2024, 6:00 p.m.
Baker City Council Chambers

Call to Order/Introductions

Present: Gratton Miller, Aaron Still, Ken Rockwell, Laurie Parry, Larisa Bogardus

Absent: Haden Damschen

Staff Present: Planning Director Holly Kerns, Senior Planner Madison Tomac, Planning Technician Paul
King

Old Business
Review of Minutes 10.16.2024

Commissioner Bogardus moved to approve the minutes from the 10/16/2024 Hearing. Commissioner
Still seconded. Motion Passed Unanimously.

New Business

Chair Miller read the public hearing statement.

CUP-24-108

Declaration of Ex-Parte Contact, Bias, & Conflict of Interest regarding CUP-24-108: Commissioner
Rockwell conducted a site visit and observed an existing curb cut to access the accessory structure.

Senior Planner Madison Tomac gave a summary of the application. The first application is a
Conditional Use Permit request to approve a 336 square foot awning addition to a previously
approved 960 square foot accessory structure, bringing the total structure square footage to 1,296
square feet.

The proposed structure is accessory to the primary use, a residence located on the adjacent property
to the east at 1639 Clark Street in the Residential High-Density Zone. Both properties are held in

common ownership.

Commissioner Rockwell asked about any concerns from Public Works regarding driveway access, and
there were none.
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There were no further questions for staff. Chair Miller invited the applicant to testify.

Chuck Carey, 1639 Clark Street, Baker City, OR 97814: The proposed addition is to better able shelter
and RV that is stored on the property.

Commissioner Rockwell asked if they planned to build a cement apron around the existing curb cut,
to which Mr. Carey said no. There were no further questions from the Commissioners.

Chair Miller asked those in support of or in opposition to the application to testify. There were none.
The Commissioners began deliberating.

The Commissioners agreed that the application meets criteria. Commissioner Rockwell had some
concern regarding access but found the application to meet all criteria.

Commissioner Parry moved to approve CUP-24-108 with amended Conditions of Approval.
Commissioner Bogardus seconded. Motion passed unanimously.

SDR-24-117

Declaration of Ex-Parte Contact, Bias, & Conflict of Interest regarding SDR-24-117: Chair Miller works
at Churchill and therefore recused himself from the hearing, with Commissioner Still becoming the
acting Chair. Commissioner Still spoke with Charlie Tracy from OTEC regarding the need for raising
the power line, and Mr. Tracy told Commissioner Still that there are other options to raise the sagging
power line without a 60-foot-tall poll and conducted a site visit.

Senior Planner Madison Tomac gave a summary of the application. Application SDR-24-117 is an
application for a Type Ill Site Design Review to construct a +60-foot utility pole and co-locate radio
frequency transmission equipment on the proposed utility pole at 3451 Broadway Street.

Planner Tomac addressed some of the concerns outlined in Exhibit J and L, the Baker City
Development Code does not have any criteria to address regarding health risks and the FCC sets
standards for health. The local government can verify compliance with the FCC’s exposure limits. If
this application is found to meet the criteria, a Condition of Approval could be added stating similar to
the following: “Radio broadcast facilities are required to verify requirements with Federal
Communications Commission (FCC) standards, including those for exposure limits. The
applicant/property owner shall supply a copy of permits or licenses from the FCC to the Planning
Department.”

Commissioner Rockwell asked about the process for OTEC to site a utility pole in most circumstances.
Director Kerns answered that utility pole are generally not required to receive a permit to be sited.
Commissioners Still and Parry asked various clarifying questions regarding the exact nature of the
application.

Commissioner Rockwell discussed that radio transmission equipment is not allowed in the residential

zones and questioned whether the application is for a utility colocation or for a radio transmission
tower, given the excess height of the proposed utility pole.
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Chair Still invited the applicant to testify.

Brian Vegter, 3451 Broadway Street, Baker City OR: Mr. Vegter said that he was initially told by the
Planning Department that the radio transmission tower was exempt and bought a 60-foot
transmission pole under that assumption. After learning that the exemption was for a tower
collocated on the existing building, and not for a tower sited on the ground.

Commissioner Rockwell asked about the height if it were collocated on the building, and Mr. Vegter
said it would likely be 60 feet tall.

Chair Still asked about alternate locations for the tower, and Mr. Vegter said that it would cost more
money on a regular basis to transmit FM waves off site.

Commissioner Rockwell asked if OTEC would own and install the pole, to which Mr. Vegter answered
yes.

Katie Bratcher, 3310 Eagle Crest Way, Baker City, OR 97814: Ms. Bratcher is the president of the non-
profit radio station Broadcast Baker KBZR. Ms. Bratcher discussed the nature of the request, noting
that KBZR would be “low power” and discussed the FCC license that KBZR would operate under. Ms.
Bratcher conceded that there likely is not a need for a 60-foot-tall utility poll, but that it “wouldn’t
hurt”, and elevating the existing utility wires would benefit over-height traffic on 17t Street. Ms.
Bratcher discussed RF exposure concerns and noted that Mr. Vegter would live on site with no
concern over exposure, and RF exposure would be within FCC-recommended thresholds. KBZR is
considering the proposed height in part so that RF exposure would be cut by 50% on the ground.

Chair Still asked how they are broadcasting now, and Ms. Bratcher said that it is streamed over the
internet at this point. KBZR has less than a year to get on FM waves or they lose the license.

Arthur Sappington, 3055 10t Street Apt. 9, Baker City, OR 97814: Mr. Sappington testified in support
of community radio.

Lindianne Sappington, 3055 10t Street Apt. 9, Baker City, OR 97814: Ms. Sappington spoke about her
experience with community radio and advocated for the radio antenna, naming benefits she saw for
the community from the radio station.

Paul Garvin 43685 Pocahontas Rd, Baker City, OR 97814: Mr. Garvin is a member of the board of the
radio station. Mr. Garvin reiterated the value of public radio. Commissioner Still reminded Mr. Garvin
that the application is site specific, and the Commission does see the value of community radio.

Taylor Lee 3645 Birch Street, Baker City, OR 97814: Mr. Lee is a member of the radio board and
testified about the benefits of community radio.

Chair Still invited anyone else in support to testify those in opposition to testify.

Valerie Omann, 2003 17% Street, Baker City, OR 97814: Ms. Omann testified in opposition to the 60-

foot pole, and said that the height is not needed for the utility, but it is really for the radio tower and

did not see a real utility need. Ms. Omann detailed her concerns about health risks, and how the pole
may affect her property values.
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V.

Chair Still invited anyone else in the audience to testify in opposition. Seeing none, Chair Miller
invited Mr. Vegter to provide rebuttal testimony.

Brian Vegter 3451 Broadway, Baker City, OR 97814: Mr. Vegter clarified that the radio waves would
have no effect on Wi-Fi, and the height proposed is based on FCC guidelines regarding allowed RF
levels.

Commissioner Rockwell asked how the tower would look on the roof, and Mr. Vegter said it wouldn’t
look much unlike the radio antenna atop the fire station.

Commissioner Parry asked how an antenna would be exempt if collocated on the building, and
Director Kerns said that collocation of new equipment is allowed in the zone if it collocated on an
existing structure.

The Planning Commissioners discussed the definition of “collocation” and how that relates to the
proposed radio equipment regarding its use being allowed within the Residential Medium-Density
Zone. Chair Still established his belief that the application before them is really for a radio
transmission tower and not for utility collocation, which is not an allowed use within the zone.
Commissioner Bogardus recalled prior transmission tower applications that came before the Planning
Commission in the past that were denied because of their height excess height.

Commissioner Parry asked Staff if OTEC would be allowed to install a utility pole in the future and
then the applicants apply for a collocation later, and Director Kerns answered affirmatively.
Commissioner Parry suggested to the applicant that OTEC ought to install the pole (which would not
require a Planning Commission decision), and then apply for a collocation of radio equipment, which
would be an allowed use.

Commissioner Still moved to deny the application. Commissioner Bogardus seconded the motion.
Motion carried unanimously.

Updates and Future Items

Director’s Report

Director Kerns reported that the Planning Department is looking at contractors to perform an audit of
the Baker City Development Code to help alleviate barriers to establishing new housing within Baker
City, as well as assisting with other miscellaneous updates to the Code.

Date and Time for Next Meeting
Next meeting will be December 18, 2024, at 6:00 pm.

Adjourn
Chair Miller adjourned the meeting at 7:30 p.m. Respectfully Submitted,

Paul King
Baker City-County Planning Department
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BAKER CITY-COUNTY PLANNING DEPARTMENT

%\rg =5 1995 Third Street | Suite 131 | Baker City, OR | 97814 M; :
(4"9’1\ Phone: (541)523-8219 | Fax: (541) 523-8340 Q‘_Af_;i_.i‘ﬁ-&f,

BAKER CITY PLANNING COMMISSION
REVIEW OF PUBLIC INVOLVEMENT PROCEDURES
Staff Report Date: January 3, 2024
Report Prepared by: Holly Kerns, Planning Director
Planning Commission Meeting: January 15, 2025

Statewide Planning Goal 1, Citizen Involvement, requires “a citizen involvement program
that insures the opportunity for citizens to be involved in all phases of the planning process.”
Baker City implemented this goal through the Comprehensive Plan chapter Public
Involvement and Procedures for Planning. One of the implementation measures in this
chapter anticipates the need to review and adapt procedures over time, reading, “The
Planning Commission will annually review the effectiveness of formal and informal
procedures for public involvement and make suggestions to the City Council for
improvements.”

This staff report provides an overview of both the formal and informal procedures the
Planning Department and Planning Commission use to get information about planning to
and from members of our community.

Formal Procedures
Formal procedures for public involvement are included in the Development Code.

e Attachment 2 (see highlights) shows the requirements for public notification and
opportunities for citizen involvement in decision making, including appealing a
decision. As the complexity of the application increases, the opportunity for citizen
involvement increases.

e All Planning Commission and City Council meetings are open to the public both in
person and through the internet. Meeting information is available on the City’s
webpage: https://bakercity.com/2293 /Meeting-Materials-Webcasts.

e For most legislative decisions, notices are mailed to every property owner of
properties that could be impacted by a change (called Measure 56 notices).

¢ Impacted departments and agencies are notified of applications and proposed
legislative changes with an opportunity to participate.

Informal Procedures

Informal procedures for public involvement are not required by the Development Code but
are other ways the Planning Commission and Planning Department raise awareness and
promote participation in planning decisions.

¢ Planning Department webpage. Information about large projects, particularly in
relation to the City’s housing work, have been included on the City’s website.
¢ Communication with media: The Planning Department provides interviews on items

Page 1 of 2
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of interest to the media, and contacts the media about creating an article for high
interest policy discussions.

e For legislative decisions, commonly used methods are:

o Radio ads

Open houses to provide/receive information and have informal discussions

Flyers posted on community billboards

Information on the City’s website (often a dedicated webpage)

Planning Commission work sessions open to the public

Technical advisory groups

e The Housing Production Strategy provided an opportunity to use new methods of
community engagement, including:

Placing table tents at local businesses

Providing surveys, both online and paper copies

Participating in focus group interviews

Hiring a translator/interpreter to produce materials in Spanish and convert

questions and feedback into English

Sharing information on Baker City’s Facebook page

o The Planning Department created an email list of individuals interested in
keeping up with the City’s housing policy work.

O O O O O

O O O O

@)

Planning Commission Action
1. Review the effectiveness of formal and informal procedures for public involvement
2. Make suggestions to the City Council for improvements

Attachments
1. Statewide Planning Goal 1
2. Baker City Comprehensive Plan Chapter - Public Involvement and Procedures for
Planning
3. Baker City Development Code Chapter 4.1 (public involvement is highlighted)

Page 2 of 2
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BAKER CITY-COUNTY PLANNING DEPARTMENT

1995 Third Street | Suite 131 | Baker City, OR | 97814 r'*
Phone: (541) 523-8219 | Fax: (541) 523-8340 @ ity

STAFF REPORT to the BAKER CITY PLANNING COMMISSION for an AMENDMENT to the BAKER CITY
COMPREHENSIVE PLAN and ZONING MAPS - City Case No. RZ-24-129
Report Date: January 8, 2025
Report Prepared by: Tara L. Micka, Senior Planner
Hearing Date: January 15, 2025

. GENERAL INFORMATION AND FACTS

Applicant: Atlas Land Use Consulting
42692 Pocahontas Road
Baker City, OR 97814

Property Owner: Geraldine Herbes
3123 Estampida
San Clemente, CA 92673

Land Use Review: Rezone of property from General Commercial (CG) to Residential
High-Density (RHD)

Property Description: .73 acres: Tax Lots 4600 & 4700 in Section 17BA of Township 9
South, Range 40 East, W.M., Baker City, Oregon (Refs. 2017,
2018).

Site Address & Location: 2815 E Street, Baker City, OR-Bounded by D Street on the south,

E Street on the north and 9™ Street on the west.

Land Use Zone: General Commercial (CG)
Existing Development: Outbuildings
Proposed Development: No development is proposed with this rezone request.

Special Flood Hazard Area:  The property is not located within an identified floodplain or
floodway according to FEMA FIRM #41001C0O385C dated June 3,
1988.

Wetlands: Wetlands are not identified on the subject property according to
the 1995 National Wetlands Inventory Map for Baker, Oregon
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Parcel Legally Created: The subject property was legally created according to Deed Book

172, Page 969, recorded with the Baker County Clerk’s Office on
May 17, 1963.

PURPOSE & BACKGROUND: The Planning Commission will make a recommendation to the City
Council on a proposed revision to the Baker City Comprehensive Plan and Zoning Maps. Atlas Land
Use Consulting on behalf of the property owner, Geraldine Herbes, proposes to rezone approximately
+.73 acres from General Commercial (CG) to Residential High-Density (R-HD). The subject property
is abutted by General Commercial (CG) zoned properties to the north and west, Residential Medium-
Density (RMD) zoned properties to the east and Residential High-Density (RHD) zoned properties to
the south (Exhibit 2). Maps of the property proposed to be rezoned are included in Exhibits 1, 2 & 4.

APPLICABLE CRITERIA & FINDINGS:

Quasi-judicial land use decisions must comply with the criteria in Section 4.7.300-600 of the Baker
City Development Code and Oregon Administrative Rule 660-012-0060. The following goals, rules,
plan policies, and Development Code text are the criteria applicable to review of the proposal. If
approved, record of the amendment will be recorded in Article 6 of the Development Code as shown
in Exhibit 5.

BAKER CITY DEVELOPMENT CODE (BCDC)

Chapter 4.7 — L and Use District Map and Text Amendments:

Section 4.7.300 Quasi-Judicial Amendments

A. Applicability of Quasi-Judicial Amendments. Quasi-judicial amendments are those that involve
the application of adopted policy to a specific development application or Code revision, and not
the adoption of new policy (i.e., through legislative decisions). Quasi-judicial zone map
amendments shall follow the Type lll procedure, as governed by Section 4.1.400, using standards
of approval in Section 4.7.300.B. The approval authority shall be as follows:

1. The Planning Commission shall review and act upon land use zone map changes that do not
involve comprehensive plan map amendments;

2. The Planning Commission shall make a recommendation to the City Council on an
application for a comprehensive plan map amendment. The City Council shall decide such
applications; and

3. The Planning Commission shall make a recommendation to the City Council on a land use
zone change application that also involves a comprehensive plan map amendment
application. The City Council shall decide both applications.

Recommended Findings/Conclusion: This application is for a change to both the zone map and
the comprehensive plan map; therefore, the Planning Commission will make a recommendation
to the City Council as described in Section 4.7.300.A.3.
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B. Criteria for Quasi-Judicial Amendments. A recommendation or a decision to approve, approve
with conditions or to deny an application for a quasi-judicial amendment shall be based on all of
the following criteria:

1. Approval of the request is consistent with the Statewide Planning Goals;

2. Approval of the request is consistent with the Comprehensive Plan;

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 in the planning period; and

4. The change s in the public interest with regard to neighborhood or community conditions, or
corrects a mistake or inconsistency in the comprehensive plan or land use zone map
regarding the property which is the subject of the application; and

5. The amendment conforms to the Transportation Planning Rule provisions under Section
4.7.600.

Recommended Findings:
1-2.  See findings for the Baker City Comprehensive Plan and Statewide Planning Goals
addressed in this report.

3. According to the applicant, “The subject properties are currently served by City sewer and
water, with extension of those services to future development available. City streets serve the
properties in their current configuration. Upon future development of the property, all required
public facilities will be provided as required by the Baker City Development Code” (Exhibit 4).

The applicant requests rezoning the subject property from General Commercial to Residential
High-Density. The allowed density in the Residential High-Density zone is 4-45 dwelling units
per acre. The subject property measures .73 acres; therefore, at maximum density, 0.73
acres * 45 dwelling units per acre = 32.85 dwelling units. While not part of this rezone, the
applicant has indicated that a16.5-foot-wide alleyway will be provided with future
development, which would be an unbuildable portion of the subject property. If the alleyway
area is removed from the buildable land, the calculation would be .637 acres * 45 dwelling
units = 28.65 dwelling units. If the rezone is approved, the maximum density on the subject
property would be between 28.65 and 32.85 dwelling units. To reach this maximum density,
both single-family dwellings and multi-family uses would need to be constructed on the
property (i.e. apartments, triplexes, etc....). The maximum lot coverage in this zone (footprint
as a % of site area) is between 50-70%. Permitted uses in the Residential High-Density Zone
include single-family dwellings, accessory dwelling units, cottage clusters, manufactured
homes, multi-family developments, a bed & breakfast inn, group living facilities, basic
utilities, daycares, and accessory structures.

In the General Commercial Zone, there are no maximum density standards; however, the lot
coverage is limited to 90-93%. Permitted uses in this zone range from a new dwelling built in
conjunction with a permitted commercial use (residential use above or below ground floor
commercial area) and multi-family developments to commercial educational services,
offices, retail sales and service uses, fully enclosed industrial services or manufacturing and
production uses, along with wholesale sales, basic utilities, colleges, community service
uses, daycares, medical centers and schools.
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Comments from the Public Works Director state, “With regard to public utilities, Public Works
has reviewed the existing infrastructure and have determined the following: a. The water
infrastructure in the area is sufficient to accommodate the conceptual number of dwelling
units” (Exhibit 7). Regarding wastewater, these comments go on to say: “The wastewater
infrastructure presents some challenges along the 9" street frontage in terms of ability to
serve. The terminus of the existing main line is relatively shallow. If the main must be extended
to serve the northern portion of the parcel, the extension distance would be limited. Likewise,
the placement of dwelling units on the parcel may require that the owner/developer use a lift
Station to obtain gravity flow to the main line. Further, a considerable number of dwelling units
could potentially require extension of the deeper mainline located approximately 150 feet
south of G Street or to the mainline located on D Street (this extension would require
dedication of a public alleyway along the west portion of the parcel.) The serviceability of
wastewater will be determined when a development plan is submitted.”

Additional information regarding wastewater was provided by the Public Works Director
stating, “It is difficult to put a number to how many units until we see a development
plan...The current wastewater infrastructure has the capacity to serve up to the maximum
32.85 dwelling units. My concern is primarily the logistics of serving the north portion of the
parcel. The only mainline currently available to serve this lot does not have adequate depth. If
the parcel were to be developed to the full capacity of 28.65 - 32.85 dwelling units divided
equally on the four lots, serving 7 - 8 units on the north lot would be difficult if not impossible.”

“The public wastewater facility is not currently inadequate. There is a potential for service
issues based on the development plan...The facility plan does not address this issue in the 20-
year planning period. | believe this is due to the existing infrastructure to the north (south of ‘G’
Street) and to the South (‘D’ Street) that has adequate depth to serve larger development in
the area.

“As stated above, the ability to serve will be dependent upon the development plan. Extension
of the 9" Street mainline or connection primarily to the ‘D’ Street mainline would resolve the
adeqguacy. Keep in mind that mainlines must be constructed/extended within the public right
of way or within easements dedicated for public utilities. Additionally, the applicant for service
must own or control the property to be served at the terminus of the lateral. In other words, a
lateral could not connect at ‘D’ Street and serve the lot at ‘E’ Street if the parcel were divided
and under separate ownership” (Exhibit 7).

The subject property is bounded by three public streets as follows: E Street borders the
subject property on its northern boundary, 9" Street on its eastern boundary and D Street on
its southern boundary. These streets are currently developed with an asphalt surface, curb
and gutter. E Street is also developed with sidewalk.

The Public Works Director states significant traffic impacts are not anticipated as a result of
the rezone (Exhibit 7). See findings for BCDC Section 4.7.600 for additional information about
the transportation network and findings for the Baker City Comprehensive Plan Public Facility
Plan section.
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4. According to the applicant, “This proposal has been formed based on the belief that a re-
zoning of these properties from commercial to residential would benefit the Baker City
community as a whole, as detailed further in this application” (Exhibit 4). The requested
rezone does not correct a mistake or inconsistency in the comprehensive plan or land use
zone map.

Comments were provided from Liz White, Owner/Operator of Paizano’s Pizza and Bad Barkley
LLC at the corner of 10" and D Streets, which state, “My husband Steve and | were both
happy to hear that someone is planning to build houses and add an egress alley to the block.
We are in favor of those changes” (Exhibit 6).

5. Seefindings for BCDC Section 4.7.600 below.

Conclusion: Based on the findings above, the criteria are/are not met.

Section 4.7.400 Conditions of Approval for Quasi-Judicial Amendments. A quasi-judicial decision
may be for denial, approval, or approval with conditions; conditions shall be based on applicable
regulations and factual evidence in the record. Legislative amendments may only be approved or
denied.

Section 4.7.500 Record of Amendments. The City Recorder shall maintain a record of amendments
to the text of this Code and the land use zone map in a format convenient for public use. This shall be
located in Article 6.

Recommended Findings: The Planning Commission may recommend conditions of approval, and
the City Council can require conditions of approval, based on the applicable regulations and
evidence in the record. If approved by the City Council, a record of the zone map and
comprehensive plan map amendment will be included in Article 6 of the Baker City Development
Code. See criteria under Article 6 and the accompanying table in Exhibit 5.

Conclusion: Based on the findings above, the criteria are/are not met.

Section 4.7.600 — Transportation Planning Rule Compliance

A. Review of Applications for Effect on Transportation Facilities. \When a development application
includes a proposed comprehensive plan amendment or land use zone 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:

1. 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
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change in the classification to an “arterial” street, as identified by the City’s Transportation
System Plan (“TSP”); or

Change the standards implementing a functional classification system, or

Reduce the performance of an existing or planned transportation facility below the minimum
acceptable performance standard identified in the City’s Comprehensive Plan; or

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: This application requests both a land use zoning map and

comprehensive plan map change.

1.

According to the applicant, “The Baker City TSP (page 35) shows local (E and 9") and collector
(D) streets immediately abutting the subject properties. No change in the functional
classification of existing or planned transportation facilities is proposed or required to support
this request” (Exhibit 4). The applicant provided a Trip Generation Letter comparing
commercial and residential uses (see Attachment 4 of Exhibit 4). This Trip Generation Letter
concludes, “Based on figures from the ITE Trip General Manual 7" Edition, a re-zone of lands
from commercial to residential appears to result in a significant reduction of anticipated ADT,
as outlined in Table 4 below. This falls below the threshold necessary to evaluate when
determining significance” (Attachment 4 of Exhibit 4).

The applicant requests rezoning the subject property from General Commercial to Residential
High-Density. The allowed density in the Residential High-Density zone is 4-45 dwelling units
per acre. The subject property measures .73 acres; therefore, at maximum density, 0.73
acres * 45 dwelling units per acre = 32.85 dwelling units. While not part of this rezone, the
applicant has indicated that a16.5-foot-wide alleyway will be provided with future
development, which would be an unbuildable portion of the subject property. If we remove
this alleyway portion out of the buildable land, the calculation would be .637 acres * 45
dwelling units = 28.65 dwelling units. If the rezone is approved, the maximum density on the
subject property would be between 28.65 and 32.85 dwelling units. To reach this maximum
density, both single-family dwellings and multi-family uses would need to be constructed on
the property (i.e. apartments, triplexes, etc....). The maximum lot coverage in this zone
(footprint as a % of site area) is between 50-70%. Permitted uses in the Residential High-
Density Zone include single-family dwellings, accessory dwelling units, cottage clusters,
manufactured homes, multi-family developments, a bed & breakfast inn, group living
facilities, basic utilities, daycares, and accessory structures.

In the General Commercial Zone, the lot coverage is limited to 90-93%. Permitted uses in this
zone include a new dwelling built in conjunction with a permitted commercial use (residential
use above or below ground floor commercial area), multi-family developments, commercial
educational services, offices, retail sales and service uses, fully enclosed industrial services
or manufacturing and production uses, along with wholesale sales, basic utilities, colleges,
community service uses, daycares, medical centers and schools. There are no maximum
density standards in the General Commercial Zone.
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2. According to the applicant, “No change to the standards implementing a functional
classification system is proposed” (Exhibit 4). The Transportation System Plan defines the
street classifications as follows:

e Arterials. Arterials are roadways that are primarily intended to serve traffic entering and
leaving the urban area. While arterials may provide access to adjacent land, that function
is subordinate to the mobility service provided to major traffic movements. Arterials also
serve local pedestrian and/or bicycle activities, which should be accommodated in the
arterial streetscape.

e Collectors. Collector streets generally facilitate the movement of traffic within the city’s
urban areas. Collectors provide for circulation and mobility for all users of the system.
Collectors carry lower volumes than arterials and typically have two-lane cross-sections
with on-street parking. They serve as the primary routes into residential neighborhoods.
Although they carry higher volumes than local streets, they are intended to provide direct
access to adjacent land rather than serving through traffic.

e [ocal Streets. Local streets are primarily intended to provide access to abutting land uses.
Local street facilities offer the lowest level of mobility and consequently tend to be low-
speed facilities. As such, local streets should primarily serve passenger cars, pedestrians,
and bicyclists. Heavy truck traffic is discouraged. On street parking is common. Sidewalks
are provided, though the relatively low travel speeds and traffic volumes allow bicycles to
share the vehicle travel lanes.

3. According to the applicant, “No changes are proposed which would reduce the performance
of an existing or planned transportation facility. D, E, and 9" Streets surrounding the subject
properties could handle the amount of traffic generated by residential development (see
attached Trip Generation Letter for more detail” (Attachment 4 of Exhibit 4). According to the
referenced Trip Generation Letter, “Based on figures from the ITE Trip General Manual 7
Edition, a re-zone of lands from commercial to residential appears to result in a significant
reduction of anticipated ADT, as outlined in Table 4 below. This falls below the threshold
necessary to evaluate when determining significance” (Attachment 4 of Exhibit 4).

4. No changes are proposed which would worsen the performance of an existing or planned
transportation facility.

According to the applicant, “No changes are proposed which would worsen the performance
of an existing or planned transportation facility. See findings for subjection (3) above” (Exhibit
4),

According to the Baker City Public Works Director, “Public Works does not anticipate the rezone

proposal will have a significant impact on the existing transportation facility” and “Public Works
does agree with the information provided in the Trip Generation Letter” (Exhibit 7).

Conclusion: Based on the findings above, the proposed revisions do/do not significantly affect
the transportation facility.
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Sections B & C below are only required to be evaluated if a significant effect to a transportation facility
is found to exist, which is determined in accordance with Section A above.

B. Amendments That Affect Transportation Facilities. Except as provided in subsection C,
amendments to the comprehensive plan and land use regulations which significantly affect a
transportation facility shall assure that allowed land uses are consistent with the function,
capacity, and level of service of the facility identified in the TSP. This shall be accomplished by
one of the following:

1. Adopting measures that demonstrate that allowed land uses are consistent with the planned
function of the transportation facility,; or

2. Amending the Comprehensive Plan to provide transportation facilities, improvements, or
services adequate to support the proposed land uses; such amendments shall include a
funding plan to ensure the facility, improvement, or service will be provided by the end of the
planning period, or,

3. Altering land use designations, densities, or design requirements to reduce demand for
automobile travel and meet travel needs through other modes of transportation; or

4. Amending the planned function, capacity or performance standards of the transportation
facility; or

5. Providing other measures as a condition of development or through a development
agreement or similar funding method, specifying when such measures will be provided.

C. Exceptions. Amendments to the Comprehensive Plan or land use regulations with a significant
effect on a transportation facility, where the facility is already performing below the minimum
acceptable performance standard identified in the road authority’s transportation system plan
(TSP), may be approved when all of the following criteria are met:

1. The amendment does not include property located in an interchange area, as defined under
applicable law;

2. The currently planned facilities, improvements or services are not adequate to achieve the
standard;

3. Development resulting from the amendment will, at a minimum, mitigates the impacts of the
amendment in @ manner that avoids further degradation to the performance of the facility by
the time of the development; and

4. The road authority provides a written statement that the proposed funding and timing for the
proposed development mitigation are sufficient to avoid further degradation to the facility.

Recommended Findings: If a determination of significance is made, then it shall be assured that
the allowed land uses are consistent with the function, capacity, and level of service of the facility
identified in the TSP as outlined in subsection B above. Amendments to the Comprehensive Plan
with a significant effect on a transportation facility, where the facility is already performing below
the minimum acceptable performance standard identified in the City’s TSP, may be approved if
all of the exception criteria outlined in subsection C above are met.

Page 18 of 220



Conclusion: Based on the findings above, the criteria are/are not applicable.

Section 4.1.900 — Traffic Impact Studies. The purpose of this section of the code is to assist in
determining which road authorities participate in land use decisions, and to implement Section 660-
012-0045(2)(e) of the State Transportation Planning Rule that requires the City to adopt a process to
apply conditions to development proposals in order to minimize impacts and protect transportation
facilities. This Chapter establishes the standards for when a proposal must be reviewed for potential
traffic impacts; when a Traffic Impact Study must be submitted with a development application in
order to determine whether conditions are needed to minimize impacts to and protect transportation
facilities; what must be in a Traffic Impact Study, and who is qualified to prepare the Study.

A. When a Traffic Impact Study is Required. The City or other road authority with jurisdiction may
require a Traffic Impact Study (TIS) as part of an application for development, a change in use, or a
change in access. A TIS may be required when a land use application involves one or more of the
following actions:

1. Achange in zoning or a plan amendment designation...

B. Traffic Impact Study Preparation. A Traffic Impact Study shall be prepared by a professional
engineer licensed in Oregon in accordance with the requirements of the road authority. If the road
authority is the Oregon Department of Transportation (ODOT), consult ODOT’s regional
development review planner and OAR 734-051-180.

Recommended Findings: A Trip Generation letter was provided by the applicant in lieu of a Traffic
Impact Study. According to the applicant’s Trip Generation Letter (Attachment 4 of Exhibit 4),
“Summary: Based on figures from the ITE Trip Generation Manual 7" Edition, a re-zone of lands
from commercial to residential appears to result in a significant reduction of anticipated ADT, as
outlined in Table 4 below. This falls below the threshold necessary to evaluated when determining
significance.”

According to the Baker City Public Works Director, “Public Works does not anticipate the rezone
proposal will have a significant impact on the existing transportation facility” and “Public Works
does agree with the information provided in the Trip Generation Letter” (Exhibit 7).

See findings for OAR 660-012-0060 below.

Conclusion: Based on the findings above, the proposal will/will not have a significant effect on a
transportation facility; therefore, the criteria are/are not applicable.
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The following Oregon Administrative Rule is only required to be evaluated if a significant effect to a
transportation facility is found to exist.

OREGON ADMINISTRATIVE RULE 660-012-0060 (Transportation Planning) Plan and Land Use Regulation
Amendments

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation
(including a zoning map) would significantly affect an existing or planned transportation facility, then
the local government must put in place measures as provided in section (2) of this rule, unless the
amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use regulation
amendment significantly affects a transportation facility if it would:

a) Change the functional classification of an existing or planned transportation facility (exclusive of
correction of map errors in an adopted plan);

b) Change standards implementing a functional classification system, or

c) Resultin any of the effects listed in paragraphs (A) through (C) of this subsection. If a local
government is evaluating a performance standard based on projected levels of motor vehicle
traffic, then the results must be based on projected conditions measured at the end of the
planning period identified in the adopted TSP. As part of evaluating projected conditions, the
amount of traffic projected to be generated within the area of the amendment may be reduced if
the amendment includes an enforceable, ongoing requirement that would demonstrably limit
traffic generation, including, but not limited to, transportation demand management. This
reduction may diminish or completely eliminate the significant effect of the amendment.

A. Types orlevels of travel or access that are inconsistent with the functional classification of an
existing or planned transportation facility;

B. Degrade the performance of an existing or planned transportation facility such that it would
not meet the performance standards identified in the TSP or comprehensive plan; or

C. Degrade the performance of an existing or planned transportation facility that is otherwise
projected to not meet the performance standards identified in the TSP or comprehensive plan.

(2) If a local government determines that there would be a significant effect...

(3) Notwithstanding sections (1) and (2) of this rule, a local government may approve an amendment that
would significantly affect an existing transportation facility...

(4) Determinations under sections (1)-(3) of this rule shall be coordinated with affected transportation
facility and service providers and other affected local governments.

a) Indetermining whether an amendment has a significant effect on an existing or planned
transportation facility under subsection (1)(c) of this rule, local governments shall rely on existing
transportation facilities and services and on the planned transportation facilities, improvements
and services set forth in subsections (b) and (c) below.

b) Outside of interstate interchange areas, the following are considered planned facilities,
improvements, and services:

A. Transportation facilities, improvements or services that are funded for construction or
implementation in the Statewide Transportation Improvement Program or a locally or
regionally adopted transportation improvement program or capital improvement plan or
program of a transportation service provider.
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B. Transportation facilities, improvements or services that are authorized in a local
transportation system plan and for which a funding plan or mechanism is in place or
approved. These include, but are not limited to, transportation facilities, improvements or
services for which: transportation systems development charge revenues are being collected;
a localimprovement district or reimbursement district has been established or will be
established prior to development; a development agreement has been adopted; or conditions
of approval to fund the improvement have been adopted.

E. Improvements to regional and local roads, streets or other transportation facilities or services
that are included as planned improvements in a regional or local transportation system plan
or comprehensive plan when the local government(s) or transportation service provider(s)
responsible for the facility, improvement or service provides a written statement that the
facility, improvement or service is reasonably likely to be provided by the end of the planning
period.

c) Within interstate interchange areas...

d) Asused in this section and section (3):

A. Planned interchange means...

B. Interstate highway means...

C. Interstate interchange area means...

e) Forpurposes of this section, a written statement provided pursuant to paragraphs (b)(D), (b)(E) or
(c)(A) provided by ODOT, a local government or transportation facility provider, as appropriate,
shall be conclusive in determining whether a transportation facility, improvement, or service is a
planned transportation facility, improvement, or service. In the absence of a written statement, a
local government can only rely upon planned transportation facilities, improvements, and
services identified in paragraphs (b)(A)-(C) to determine whether there is a significant effect that
requires application of the remedies in section (2).

(7) Amendments to acknowledged comprehensive plans and land use regulations that meet all of the
criteria listed in subsections (a)—(c) below shall include an amendment to the comprehensive plan,
transportation system plan, the adoption of a local street plan, access management plan, future
street plan, or other binding local transportation plan to provide for on-site alignment of streets or
accessways with existing and planned arterial, collector, and local streets surrounding the site as
necessary to implement the requirements in OAR 660-012-0020(2)(b) and 660-012-0045(3):

a) The plan orland use regulation amendment results in designation of two or more acres of land for
commercial use;

b) The local government has not adopted a TSP or local street plan that complies with OAR 660-012-
0020(2)(b)...; and

c) The proposed amendment would significantly affect a transportation facility as provided in section

(1).

Recommended Findings: See findings for BCDC Section 4.7.600. All streets abutting the subject
property are under the jurisdiction of the Baker City Public Works Department. The subject
property is not located at an interchange area or along a state highway.

According to the Baker City Public Works Director, “Public Works does not anticipate the rezone
proposal will have a significant impact on the existing transportation facility” (Exhibit 7).
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The Baker City Transportation System Plan (TSP) includes projects at or near the property
proposed to be rezoned. A proposed neighborhood route (sidewalk infill and wayfinding) is
identified on E Street from 11 Street to College Street, which abuts the north side of the subject
property; a proposed sidewalk is identified on D Street from 15 Street to 12" Street, which abuts
the south side of the subject property, and a proposed sidewalk is identified on 9" Street from D
Street to E Street, which abuts the east side of the subject property. See projects P12, P19 and
P42 in Table 2-1 and Figure 2-1 of the TSP (Exhibit 8). These three sidewalk related projects are all
listed as near-term priorities; however, a funding mechanism is not in place or approved for these
projects at this time according to the Baker City Public Works Department (Exhibit 9).

The TSP identifies a bike lane on D Street from 10™ Street to Cedar Street, which abuts the south
side of the subject property. See project B4 in Table 2-2 and Figure 2-2 of the TSP (Exhibit 8). This
bike lane project is listed as a near-term priority; however, a funding mechanism is notin place or
approved for these projects at this time according to the Baker City Public Works Department
(Exhibit 7).

7. The proposed zoning and comprehensive plan map amendment includes a request to rezone a
+,73-acre parcel from General Commercial to Residential High-Density. Baker City has adopted a
TSP.

Conclusion: Based on the findings above, the proposed zoning and comprehensive plan map
amendment will/will not have a significant affect on an existing or planned transportation facility;
therefore, the criteria are/are not applicable.

Article 6 — Map Amendments and Code Interpretations

Section 6.1.100 Purpose. The purpose of Article 6 is to create a place for filing land use zone /zoning map
amendments made under Chapter 4.7, including Master Planned Developments overlays, and code
interpretations made under Chapter 4.8, for reference by staff and applicants. This section of the code
does not amend the procedures for completing land use district map and text amendments located in
Chapter 4.7. Map amendments shall be located in this section in chronological order based on date of
adoption.

Recommended Findings: If approved, the map amendment will be added to Chapter 6.1 as shown in
the table in Exhibit 5.

Conclusion: Based on the findings above, the criteria are/are not satisfied.

STATEWIDE PLANNING GOALS

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.
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Recommended Findings: Refer to findings for “Public Involvement and Procedures for
Planning” in the Baker City Comprehensive Plan findings and Exhibit 4.

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.

Recommended Findings: Refer to findings for “Public Involvement and Procedures for
Planning” in the Baker City Comprehensive Plan findings and Exhibit 4.

GOAL 3: AGRICULTURAL LANDS - To preserve and maintain agricultural lands.

Recommended Findings: No agricultural zoning designation exists within the city limits or UGB
of Baker City. Refer to findings for “Land Suitability” and “Urbanization” in the Baker City
Comprehensive Plan findings and Exhibit 4.

GOAL 4: FORESTLANDS - To conserve forest lands for forest use.

Recommended Findings: No forest zoning designation 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.”

GOAL5: OPEN SPACES, SCENIC AND HISTORIC AREAS, AND NATURAL RESOURCES - To conserve
open space and protect natural and scenic resources.

Recommended Findings: Refer to the findings for “Public Facilities and Services”, “Parks &
Recreation”, “Existing Natural Features and Land Use”, “Land Suitability”, and “Historic
Preservation” in the Baker City Comprehensive Plan and Exhibit 4.

GOAL 6:  AIR, WATER AND LAND RESOURCES QUALITY — To maintain and improve the quality of the air,
water and land resources of the state.

Recommended Findings: Refer to findings for “Existing Natural Features and Land Use”,
“Public Facilities and Services”, “Sewer System”, “Solid Waste Disposal”, and “Domestic
Water” in the Baker City Comprehensive Plan and Exhibit 4.

GOAL 7:  AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS — To protect life and property from
natural disasters and hazards.

Recommended Findings: Refer to findings for “Existing Natural Features and Land Use” in the
Baker City Comprehensive Plan and Exhibit 4.

GOAL 8: RECREATIONAL NEEDS - To satisfy the recreational needs of the citizens of the state and
visitors.

Recommended Findings: Refer to findings for “Public Facilities and Services” and “Parks and
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Recreation” in the Baker City Comprehensive Plan and Exhibit 4.
GOAL 9: ECONOMY OF THE STATE - To diversify and improve the economy of the state.

Recommended Findings: Refer to findings for “Economic Element” in the Baker City
Comprehensive Plan and Exhibit 4.

GOAL 10: HOUSING - To provide for the housing needs of citizens of the state.

Recommended Findings: Refer to findings for “Housing” in the Baker City Comprehensive Plan
and Exhibit 4.

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: Refer to findings for “Public Facilities and Services” in the Baker City
Comprehensive Plan and Exhibit 4.

GOAL 12: TRANSPORTATION - To provide and encourage a safe, convenient and economic
transportation system.

Recommended Findings: Refer to findings for “Transportation” in the Baker City
Comprehensive Plan, section 4.7.600 of the Baker City Development Code, OAR 660-012-
0060, as well as Exhibit 4.

GOAL 13: ENERGY CONSERVATION - To conserve energy.

Recommended Findings: Refer to findings for “Public Facilities and Services”, “Existing Natural
Features and Land Use”, “Urbanization”, and “Economic Element” in the Baker City
Comprehensive Plan and Exhibit 4.

GOAL 14: URBANIZATION - To provide for an orderly and efficient transition from rural to urban land use.

Recommended Findings: Refer to findings for “Urbanization” in the Baker City Comprehensive
Plan.

GOALS 15-19:
Recommended Findings: These statewide planning goals are not applicable, as Baker City is

not located within the Willamette River Greenway nor within or adjacent to any coastal or
estuarine resources.

Conclusion: Based on the findings above, the intent of Goals 1-14 is/is not satisfied, and Goals
15-19 are/are not applicable.
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THE BAKER CITY COMPREHENSIVE PLAN

PUBLIC INVOLVEMENT AND PROCEDURES FOR PLANNING - 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 Goal 1 — Citizen Involvement and Planning Goal 2 — Land Use Planning]

Recommended Findings: Applicable policies from the Baker City Comprehensive Plan were identified (gray
highlighted text) and satisfied as follows:

1. The City will make all reasonable efforts to publicize planning issues and meetings where these issues
will be discussed and decided upon.

A mailed notice explaining the rezone proposal was sent to property owners within 100 feet of the
subject property and affected agencies on December 26, 2024. Public notice of the proposed revisions
and scheduled public hearings was published in the January 1, 2025, edition of the East Oregonian. A
sign with information about the proposed change and hearings was posted at the property on
December 30, 2024. Information regarding the public hearing and meeting materials was shared online
via the official Baker City website (http://bakercity.com/2293/Meeting-Materials-Webcasts).

The City will hold at least two public hearings on this proposal, consistent with the City’s acknowledged
procedures for quasi-judicial amendments in the Baker City Development Code. These hearings will
provide an opportunity for citizens to be involved in the proposed revisions and adoption process and
to provide input to decision makers. The first hearing with the Planning Commission is scheduled for
Wednesday, January 15, 2025, and the first City Council hearing is tentatively scheduled for Tuesday,
January 28, 2025.

See additional findings relating to citizen involvement in Goal 2 below. No additional policies within the
Baker City Comprehensive Plan’s Public Involvement and Procedures for Planning chapter were
identified to directly apply to or conflict with the proposed revisions.

According to the applicant, “Itis assumed that all notice requirements outlined in the BCDC have been
adhered to by Planning Department staff” (Exhibit 4).

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.

All application materials and information provided by the applicant for this request are available for
public review at or from the Planning Department and are attached as exhibits to this report.

According to the applicant, “The required application form and supporting materials were submitted to
the Planning Department and are available for public review” (Exhibit 4).

3. The Planning Commission will continue to undertake efforts to involve and inform the public of planning
issues.
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See findings relating to public noticing under Policy 1 above. According to the applicant, “/tis assumed
that all notice requirements outlined in the BCDC will be adhered to by Planning Department staff”
(Exhibit 4).

In instances where public hearings are required, relative to this plan, the Planning Commission and City
Councilwill 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.

The criteria this application must meet are included in the Baker City Development Code, and findings
for the criteria will be included in the final decision. The Planning Commission will make a
recommendation to City Council on the proposal. City Council will make the final decision to approve,
modify or deny all or part of the proposal. According to the applicant, “It is assumed that the
procedures outlined in the BCDC for public hearings for this proposal will be adhered to” (Exhibit 4).

Planning decisions generally, and amendments to this plan particularly, will be consistent with the
State planning goals.

This staff report has been written to determine consistency with Statewide Planning Goals, which are
addressed in this report. According to the applicant, “The application narrative was written to
determine consistency with Statewide Planning Goals. See findings for each Planning Goal, as
applicable” (Exhibit 4).

Planning related decisions of the City will be in accord with the policies of the Comprehensive Plan.

This staff report has been written to determine consistency with the Baker City Comprehensive Plan.
According to the applicant, “This narrative has been written to determine consistency with the Baker
City Comprehensive Plan” (Exhibit 4).

The City will maintain and regularly update information and maps used as a basis for making planning
decisions.

This proposal is for an amendment to the Baker City Comprehensive Plan Map and Zone Map. If
approved, the Comprehensive Plan and Zone Maps will be updated as shown in Exhibits 2 and 3.
According to the applicant, “The information in the Housing chapter of the Comprehensive Plan was
recently updated in 2021. Other chapters have not been recently updated. The frequently referenced
Land Suitability Map has not been revised since its creation in 1979. Zoning maps were last revised in
2023” (Exhibit 4).

The Comprehensive Plan will be thoroughly reviewed...

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;
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il. 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.

The proposed revision to the Baker City Comprehensive Plan Map was initiated by Atlas Land Use
Consulting on behalf of the property owner.

i. The proposed rezone is not to correct a mistake or omission in the Comprehensive Plan.

ii. According to the 2020 Baker City Buildable Lands Inventory (BLI), “There is a total of 615 acres
of developable land across residential designations within the Baker City 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.”

TABLE 3. DEVELOPMENT CAPACITY BY ZONE

Partially Committed/
Zone Vacant Vacant Developed Constrainad Total
Tax Lots 69 101 311 41 522
RAD Unconstrained Acres 166.2 3375 0 0 503.7
(3.25 du/ac)
Units 540 1096 0 0 1637
Tax Lots 193 86 1,407 69 1,755
MO Unconstrained Acres 33.3 58.0 0 0 91.3
(5.4 du/ac)
Units 179 313 0 0 493
Tax Lots 107 23 1,912 96 2,138
R-HD Unconstrained Acres 49 16.0 0 0 20.9
(15 du/ac)
Units 73 240 0 0 313
Tax Lots 369 210 3,630 206 4,415
Total Unconstrained Acres 204.4 4115 0 0 615.9
Units 792 1,649 0 0 2,443
17
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The 2020 Baker City Housing Needs Analysis (HNA) provided a summary based on the data
determined in the BLI as follows:

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

Unconstrainted Acres Unit Capacity
ZONING Typical Housing Types* Vacant Part.Vac. Redev. Total Units Share
! Single-family detached;

R-L D (Low-Density) 166.2 3375 0.0 503.7 1,637 67%

Duplex

: SF attached; Mobile home;

R-M D (Medium-Density) 33.3 58.0 0.0 91.3 493 20%

2-4 plexes
R-HD (High-Density) Multi-family apartments 4.9 16.0 0.0 20.9 313 1354

TOTALS: 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

The HNA goes on to compare housing need and capacity stating, “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 represents 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).

e Theresults 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.

e Underthe 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.

e Under recently adopted state rules (UB2001, 2019), cities 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.”
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FIGURE 6.3: COMPARISON OF FORECASTED FUTURE LAND NEED (2040) wITH AVAILABLE CAPACITY

BASELINE FORECAST ALTERNATIVE FORECAST
WITHIN CITY LIMITS SUPPLY DEMAND (2040) DEMAND (2040)
Typical Housing Buildable Land Inventory (Total) Growth Rate (0%) Growth Rate (0%)
Zons & Elan: Category Tvoe Developable  Unit | Avg. Density | New Unit | Surplus or (Deficit] | paw Unit | Surplus or (Deficit)
yp Acres Capacity | [units/ac) Need Units Artos Need Units Atips
R-L D {Low-Densit Single-family detached;
{ V) e 5F ot & e 503.7 1,637 32 137 | 1500  4s2 332 | 1305 402
. ium- ity] 5F hed; Manufact.
B M ey iy 913 493 54 as | a8 m 48| a5 m2
R-HD[High_Densiw] Multi-family apartments
20.9 313 15.0 52 261 17 78 235 16
TOTALS: 615.9 2,443 4.0 234 | 2209 562 458 1,985 500

Sources: Angelo Planning Group, Johnson Economics

According to the applicant, “Not applicable. The recently-completed Buildable Lands
Inventory demonstrates there is not a shortage of residentially-zoned land available to meet
the current projected housing need; however, it should be noted that:

- Thereis a noted surplus of employment lands (commercial and industrial) in the city

- Notallland identified as vacant or redevelopable in the BLI will be available for housing
development or redevelopment at any given time

- 120 single-family dwellings are projected as being needed by 2040, with that figure
increasing to 229 in the alternative forecast

- R-HD zoning allows for the most homes on the least amount of land” (Exhibit 4).

The requestis to rezone the subject property from General Commercial to Residential High-
Density. The land abutting the subject property on the north and west are zoned Commercial
General, the lands to the east are zoned Residential Medium Density and lands to the south
are zoned Residential High Density. If this application is approved, the property will be
rezoned to Residential High Density, and will continue abutting the same zones stated above.

The application states, “A change in zoning designation is proposed for the area identified in
Attachment 1 from General Commercial to Residential High Density. Please see detailed
findings under the Land Suitability chapter on page 13 of this narrative” (Exhibit 4).

The application states, “There are no anticipated changes to the current use of public
facilities. If approved, adequate public utilities will be extended to serve future development.
No new tax burden is anticipated. Please see detailed findings under the Public Facility Plan
chapter on pages 11 of this narrative” (Exhibit 4). See findings for the Public Facility Plan
section of the Comprehensive Plan.

According to the applicant, “The table below summarized the anticipated impacts of the
proposed rezone on multiple fronts:
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Positive Impacts Negative Impacts
. Keep commercial zoning on lots with frontage |- Development of vacant
Surrounding e ) . ) :
: - on 10tk Street; decrease potential for further land
Residential " . . ) .
Areas commercial development creep the area - Increased traffic
Improvement to area sidewalks
Property was previously used residentially, so | - Potential for increased
Surrounding no change in use “rub” between existing
Commercial Proposed public alleyway will create buffering commercial uses and
Areas between subject property and adjacent future residential
commercial /residential uses development
Focus commercial zoning to lands with - Potential for increased
. frontage on 10tk Street “rub” between existing
Community ; .
Increase new housing stock commercial uses and
as a Whole . .
future residential
development

For the purposes of this section, mitigation of potential negative impacts of the proposal is
reviewed in detail below. Potential positive impacts are reviewed elsewhere in this narrative”

(Exhibit 4).
Negative Impacts Comments/Mitigation
Redevelopment of - Development of vacant land is inevitable but can
Surrounding vacant land be done thoughtfully and would include
Residential Increased traffic development of a public alleyway to
Areas accommodate expected traffic to future
development
: Potential for increased | - Proposed alleyway will create buffering between
Surrounding 4Gy = . . 3 ;
. rub” between existing subject property and adjacent residential and
Commercial . .
Arene commercial uses and commercial uses
future residential
development
Potential for increased | - Proposed alleyway will create buffering between
< “rub” between existin subject property and adjacent residential and
Community . g Jectp . perky ]
commercial uses and commercial uses
as a Whole . .
future residential
development

See findings for statewide planning goals in this report. The application states, “The application
narrative has been written to determine consistency with the Statewide Planning Goals, findings
for which can be found in findings for the Comprehensive Plan and other statewide planning
goals beginning on page 9 of this report” (Exhibit 4).

b. The City will attempt to gain media coverage of the issues and public notice of the proposed
change will be advertised.

See findings relating to media and public noticing above. See findings for statewide planning
goals in this report. The application states, “It is assumed that adequate media coverage will be
sought by Planning Department staff” (Exhibit 4).
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10.

Affected public agencies will be informed and asked for a response to the proposed change.

The Planning Department sent notice of the proposed change to affected public agencies via
email on December 26, 2024. All written comments received at the time this report was written
are attached as exhibits to this report. The application states, “It is assumed that all affected
public agencies will be informed of the proposal and asked for a response by Planning
Department staff” (Exhibit 4).

The proposed change will be submitted to the LCDC for comment (if required by state law).

Notice was provided to DLCD (staff to LCDC) through the online Post-Acknowledgement Plan
Amendment (PAPA) portal on December 11, 2024. The application states, “Itis assumed that the
Department of Land Conservation and Development will be informed of the proposal and asked
for a response by Planning Department staff” (Exhibit 4).

Recommendations will be forwarded by the Planning Commission to the City Council where
changes will be considered according to ordinance adoption procedures.

The recommendation from the Baker City Planning Commission will be forwarded to City Council
inthe form of this staff reportin accordance with ordinance adoption procedures. The application
states, “Itis assumed that the Baker City Planning Commission will make a recommendation to
City Council on this request, in accordance with ordinance adoption procedures” (Exhibit 4).

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

If approved, any revisions to the Baker City Comprehensive Plan or Zoning Maps will take
effect 30 days after adoption by City Council, as is standard.

Amendments to the Comprehensive Plan which involve an exception to the statewide goals
shall comply with all requirements of ORS 197.732.

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

Conclusion: Based on the findings above, the policies of the Public Involvement and Procedures
in Planning section are/are not satisfied.

FIRE PROTECTION —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 Statewide Planning Goal 11— Public Facilities and Services]

Policy #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 growth.

Policy #2: Adequate facilities are required for combating fires and housing both men and
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equipment; these facilities shall be provided by the City as needed.

Recommended Findings: The application states, “Findings within this section of the
Comprehensive Plan note: 1. Unless present city boundaries are significantly expanded,
response time from a single, centrally-location station house will remain within acceptable
limits. No changes to the city limit boundaries are proposed. Additional demands on fire
protection services are expected upon future development of the land included within this
request. These demands can be mitigated by existing City water infrastructure extension to
fully serve development on the subject properties (Attachment 5)” (Exhibit 4).

According to comments from Baker City Manager Barry Murphy on behalf of the Baker City
Fire Department, they have no concerns with the proposed rezone (Exhibit 9).

Conclusion: Based on the findings above, the policies of the Fire Protection section are/are

not satisfied.

PARKS & RECREATION - To maintain present park and recreation areas and provide for the varied
and growing needs of the City’s residents and its visitors.

Recommended Findings: No policies within the Parks & Recreation chapter were identified to
directly apply to or conflict with the proposed revision.

Conclusion: Based on the findings above, the policies of the Parks & Recreation section
are/are not applicable.

POLICE PROTECTION - To protect the community’s residents and their property through a
program of citizen awareness and enforcement of local and state laws.

Policy #1: In order to provide the best possible service to the community, a conscientious and
studied evaluation of the department’s operation and facility needs shall be made regularly, with
particular attention paid to new demands caused by growth, state directives or local
consolidation efforts.

Recommended Findings: The applicant states, “No policies within the Police Protection
chapter were determined to be applicable to this proposal” (Exhibit 4). At the time this report
was written, no comments were submitted by the Baker City Police Department.

Conclusion: Based on the findings above, the policy of the Police Protection section is/is not
satisfied.

SCHOOQLS - To assure suitable siting for the City’s public schools appropriate to the policies
established in the plan.

Recommended Findings: No policies within the Schools chapter were identified to directly
apply to or conflict with the proposed revision.
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Conclusion: Based on the findings above, the policies of the Schools section are/are not
applicable.

PUBLIC FACILITY PLAN — 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. 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.

Policy #1: The City of Baker City shallinsure 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.

Policy #2: To minimize the cost of providing public services and infrastructure, the City will
discourage urban development that lacks adequate public facilities and promote efficient use of
urban and urbanizable land within the City’s urban growth boundary.

Policy #3: For purposes of this plan, urban development is defined as:
e Residential development that individually or in the aggregate yields a density equal or
greater than one dwelling per 2 acres.

Policy #4: The City will require that all urban level development in the City and urbanizable areas of
the urban growth boundary be served with full urban services.

Policy #7: The City shall only support development that is compatible with City’s ability to provide
adequate public facilities and services.

Policy #8: The City may prioritize the extension of water, sewer and transportation infrastructure
within the UGB and will include a list of improvements needed to serve growth needs in the
comprehensive plan.

Policy #17: The City shall maintain an eight-year supply of commercial and industrial land that is
serviceable by water, sewer, and transportation infrastructure.

Recommended Findings: According to the applicant, “The ability to serve the properties
included within this rezone request with City streets, sewer and water exists (Attachment5).”

“No new uses are proposed with this rezone request and no changes to the city limits
boundaries are proposed.”

“In relation to Policy (17) listed above, review of the Baker City Zoning Map reveals that the City
has several areas of vacant, commercially-zoned land (Attachment 1). This is supported by the
2021 Buildable Lands Inventory completed for Baker City, which notes there is a surplus of
vacant, commercially-zoned land in the City. In summary, removal of the area under review
from commercial zoning will not negatively impact future commercial development in Baker
City, as the area under review does not front an arterial street and is not prime commercial real
estate. Current community needs and conditions suggest this area would be better suited to
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other uses, as proposed in this application” (Exhibit 4).

According to the Baker City Development Code, the allowed density in the Residential High-
Density zone is 4-45 dwelling units per acre. The subject property measures .73 acres;
therefore, at maximum density, 0.73 acres * 45 dwelling units per acre = 32.85 dwelling units.
While not part of this rezone request, the applicant has indicated that a16.5-foot-wide alleyway
will be provided with future development, which would be an unbuildable portion of the subject
property. If the alleyway portion is taken out of the buildable land, the calculation would be .637
acres * 45 dwelling units = 28.65 dwelling units. At maximum buildout, the subject property
could serve between 28.65 - 32.85 dwelling units.

Comments from the Public Works Director state, “With regard to public utilities, Public Works
has reviewed the existing infrastructure and have determined the following: a. The water
infrastructure in the area is sufficient to accommodate the conceptual number of dwelling
units” (Exhibit 7). Regarding wastewater, these comments go on to say: “The wastewater
infrastructure presents some challenges along the 9" street frontage in terms of ability to
serve. The terminus of the existing main line is relatively shallow. If the main must be extended
to serve the northern portion of the parcel, the extension distance would be limited. Likewise,
the placement of dwelling units on the parcel may require that the owner/developer use a lift
station to obtain gravity flow to the main line. Further, a considerable number of dwelling units
could potentially require extension of the deeper mainline located approximately 150 feet
south of G Street or to the mainline located on D Street (this extension would require
dedication of a public alleyway along the west portion of the parcel.) The serviceability of
wastewater will be determined when a development plan is submitted.”

Additional information regarding wastewater was provided by the Public Works Director
stating, “It is difficult to put a number to how many units until we see a development
plan...The current wastewater infrastructure has the capacity to serve up to the maximum
32.85 dwelling units. My concern is primarily the logistics of serving the north portion of the
parcel. The only mainline currently available to serve this lot does not have adequate depth. If
the parcel were to be developed to the full capacity of 28.65 - 32.85 dwelling units divided
equally on the four lots, serving 7 - 8 units on the north lot would be difficult if not impossible.”

“The public wastewater facility is not currently inadequate. There is a potential for service
issues based on the development plan...The facility plan does not address this issue in the 20-
year planning period. | believe this is due to the existing infrastructure to the north (south of ‘G’
Street) and to the South (‘D’ Street) that has adequate depth to serve larger development in
the area.

“As stated above, the ability to serve will be dependent upon the development plan. Extension
of the 9" Street mainline or connection primarily to the ‘D’ Street mainline would resolve the
adequacy. Keep in mind that mainlines must be constructed/extended within the public right
of way or within easements dedicated for public utilities. Additionally, the applicant for service
must own or control the property to be served at the terminus of the lateral. In other words, a
lateral could not connect at ‘D’ Street and serve the lot at ‘E’ Street if the parcel were divided
and under separate ownership” (Exhibit 7).

See findings for Development Code section 4.7.600, OAR 660-012-0060, and the
Transportation section of the Baker City Comprehensive Plan.

24
Page 34 of 220



Conclusion: Based on the findings above, the policies of the Public Facility Plan section is/is
not satisfied.

SEWER SYSTEM - To efficiently provide developed areas of the City with storm and sanitary sewer
adequate for the proper maintenance of health, safety and public convenience.

Policy #5: The City will require all urban-level development to connect to the sanitary sewer
system and will encourage the incremental extension of sewer service.

Policy #7: All lines shall be adequately sized based on the best information available, taking into
consideration foreseeable service demand and the economic return on the City’s investment.

Recommended Findings: See findings for the ‘Public Facility Plan’ section of the Baker City
Comprehensive Plan. According to the applicant, “The ability to serve the subject properties
with City sewer is possible upon future development” (Exhibit 4).

Conclusion: Based on the findings above, the Sewer System section is/is not satisfied.

SOLID WASTE DISPOSAL - 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.

Recommended Findings: No policies within the Solid Waste Disposal chapter were identified
to directly apply to or conflict with the proposed revision. According to the applicant, “No
policies within the Solid Waste Disposal chapter were determined to be applicable to this
proposal. It is assumed that solid waste service could be provided to the areas included with
this request, regardless of zoning” (Exhibit 4).

Conclusion: Based on the findings above, the policies of the Solid Waste Disposal section
are/are not applicable.

TRANSPORTATION - To provide a safe, efficient and convenient transportation system realizing
maximum mobility for the community’s citizens.

Policy #2: The City shall determine street status designation on a continuing basis.
Policy #3: Street construction standards, signaling, signing, and all services (for example, sweeping
and snow removal) shall correspond with these designations and be appropriate to the particular

Street’s design and use.

Policy #5: The City will strive to facilitate variety and adequacy of the transportation services
available to the community.

Policy #6: The City shall repair, construct new, and generally upgrade its streets to the greatest
extent possible recognizing monetary constraints.
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Policy #9: Bike lanes shall be provided as designated by the Bicycle Network Plan to make bicycling
safe, enjoyable and an efficient alternative to local motorized transport. Potential recreational use
shall be considered as well, particularly in designating routes inappropriate for motor vehicle traffic.

Policy #10: Multi-use paths are appropriate in the general locations shown on the Pedestrian and
Bicycle Network Plans. Where there is property owner support for creating multi-use paths, the City
will work cooperatively with property owners and pursue grants to develop multi-use paths. The
City may also adopt incentives for pathway development, for example, through transportation
system development charge credits and/or adjustments to open space and/or standard
subdivision improvement requirements. (These options would require amending the Development
Code.)

Policy #11: Any proposed public right-of-way extension, opening, addition, widening, or
improvement, closure or vacation must be formally approved and accepted by the City, pursuant
to Development Code provisions and the 2013 Baker City Transportation System Plan, and any
amendments thereto. Also, any private use of any public right-of-way must receive prior approval.
The City may, at its discretion, require certain improvements be made or make other stipulations
as a condition to the City’s acceptance of any street or alley use. This is done specifically for
reasons of the City’s liability in public right-of-way, maintenance obligation, police patrol, fire
access and responsibility generally for the public peace, safety and welfare.

Policy #12: The City of Baker City will address access concerns in the development of new streets
and the management of existing ones. In addressing these concerns, the City shall coordinate with
ODOT and avoid conflicts with State Highway Access Management Rules...

Recommended Findings: Comments from Joyce Bornstedt, the Baker City Public Works
Director, state “Public Works does not anticipate that the rezone proposal will have a
significant impact on the existing transportation facility” (Exhibit 7).

According to the applicant, “Re-zoning and future redevelopment of the subject properties will
allow for extension of sidewalks along all street frontages of the subject properties — currently,
sidewalks exist only on the E Street frontage. Street surfaces are present on all street frontages.”

“Please see additionaltransportation-related findings in the Trip Generation Letter (Attachment
4), which addresses additional traffic-related concerns” (Exhibit 4).

See findings for Section 4.7.600 of the Development Code, OAR 660-012-0060 and the Public
Facility Plan section of the Baker City Comprehensive Plan.

Conclusion: Based on the findings above, the policies of the Transportation section are/are not
satisfied.

DOMESTIC WATER - 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 6 — Air, Water and
Land Resources Quality and Goal 11 — Public Facilities and Services]

Policy #2: System needs shall be identified annually with particular attention to growth demands.
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Policy #4: All proposed system improvements shall be in accord with the policies of this plan and
be scheduled and coordinated with other City activities and plans listed in the Public Facility Plan.

Recommended Findings: See findings for the ‘Public Facility Plan’ section of the Baker City
Comprehensive Plan. According to the applicant, “No policies within the Domestic Water
chapter were determined to be applicable to this proposal; however, the ability to serve the
properties included within this rezone request with City water exists (Attachment 5)” (Exhibit
4),

Comments from the Public Works Director state, “With regard to public utilities, Public Works
has reviewed the existing infrastructure and have determined the following: a. The water
infrastructure in the area is sufficient to accommodate the conceptual number of dwelling
units” (Exhibit 7).

Conclusion: Based on the findings above, the policies of the Domestic Water section are/are
not satisfied.

EXTENSION OF SEWER AND WATER SERVICE - To provide procedures for the extension of City
sewer and water appropriate to the findings and policies established in this plan.

Policy #3: New users shall pay for extending service to their property in a manner proportionate to
the cost of providing that service to their land holding. The City may elect to provide a portion of
the initial cost for a period of time, but in a manner that would result essentially in a non-
subsidized extension.

Policy #5: The cost for providing additional capacity through oversized lines will be borne by the
developer when the need is attributable to his project. On the other hand, general system needs
for oversized lines, known and identifiable whether a specific proposed project is constructed or
not, will be the financial responsibility of the City.

Policy #6: The City may, for exceptional cause and if deemed in the best interests of the
community, waive or modify the policies as set forth above, if not inconsistent with the other land
use planning goals.

Recommended Findings: See findings for the “Public Facility Plan”, “Sewer System”, “Solid
Waste Disposal”, and “Domestic Water” sections of the Comprehensive Plan addressed
throughout this report.

According to the applicant, “See findings for PUBLIC FACILITIES AND SERVICE on page 12 of
this narrative” (Exhibit 4).

Conclusion: Based on the findings above, the policies of the Extension of Sewer and Water
Service section are/are not satisfied.

EXISTING NATURAL FEATURES AND LAND USE - To preserve, protect, and conserve the quality of
our environment and natural resources while providing for the orderly growth and development of
the City.
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Policy #4: The City shall strive for energy efficiency in its buildings, street lighting, equipment
operation, and in the provision of all City services and products.

Policy #5: The City shall take necessary actions to prevent the contamination or degrading of all
natural water supplies including both surface run-off and groundwater. In particular, any effluent
being discharged into the Powder River shall be in accordance with allowable EPA and DEQ
requirements.

Policy #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.

Policy #7: The City shall strive for development of land to its highest and best use, recognizing the
various needs of all its citizens.

Implementation #1: The City shall in all instances where it has jurisdiction act in each case to
maintain water and air quality at a high level.

Implementation #4: The City shall use the ‘Land Suitability’ map and criteria within this plan as a
basis for future zoning and other development decisions.

Recommended Findings: See findings for the “Parks & Recreation”, “Land Suitability”,
“Historic Preservation” and Public Facilities and Services — “Public Facility Plan”, “Sewer
System?”, “Solid Waste Disposal”, and “Domestic Water”, along with the “Urbanization” and
“Economic Element” sections of the Comprehensive Plan addressed throughout this report.
No existing natural features, floodplain or wetlands are identified on the subject property.

According to the applicant, “No policies within the Existing Natural Features and Land Use
chapter were determined to be applicable to this proposal” (Exhibit 4).

Conclusion: Based on the findings above, the policies of the Existing Natural Features and
Land Use section are/are not satisfied.

LAND SUITABILITY

It must first be assumed that essentially all developable land within the city will eventually be
improved or built upon. The ‘Land Suitability’ map following, then designates areas deemed
appropriate for each general type of development. Four categories are shown:

(1) Residential

(2) High-Density Residential
(3) Commercial

(4) Industrial

The rationale used in this mapping flows out of the many policy statements made throughout this
land and to the degree possible, all land-related criteria pertinent to the particular development
category. It is of course, recognized that few if any development decisions will be based on all the
criteria identified or may, in fact, be based primarily on some other, such as parcel availability,
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which would be impossible to map. In a sense, then, each development decision is unique,
needing the right combination of financing, market, and site. The purpose here is to assistin
choosing the latter; and though recognizing that each contemplated use would mean some
alteration in the relative value of all factors to be considered, the following chart outlines the City's
basic concerns for each of the four development categories.

Each criterion is weighed as to its significance to each type of land development category. The
reader should keep in mind that all land whether developed or not had to be included in this
evaluation.

Generally Serious Consideration Some Consideration X | Minor or
XX None
High-Density
Residential Residential | Commercial | Industrial
SITE SPECIFIC LAND FEATURES:
Parcel Size XX XX
Availability of Land for Site
Expansion X
Terrain, Slope X XX XX XX
Soil Stability X X XX
‘Water Table X X X X
Flood Zone X X X X
TRANSPORTATION NETWORK:
Direct Rail Access XX
Nearby Highway Access X XX
Convenient Arterial Street X XX XX
Right-of-Way Adequacy for Proper
Traffic Circulation X XX XX XX
High-Density

Residential Residential Commercial | Industrial

PUBLIC FACILITIES, UTILITIES

AND SERVICES:

Condition of Street Utilities Present

or Available to the General Area X XX XX XX
Exasting Fire Zone X

Frequent Police Checks Area X
INTER-RELATIONSHIPS OF LAND,

ITS USES AND ITS PEOPLE:

Visibility X

Proximity of Like Development XX X XX

Proximity of Conflicting Land Uses
or Development having Adverse
Affect XX X X
* Proximity of Supportive Land Uses
and/or Needed Services

X
Existing Zonming Density X X X

*For residential areas, supportive land uses include such things as schools, and parks and
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recreation facilities, high-density residential would also consider distance to grocery and retail
stores. In the commercial area, government buildings, for example, would be directly supportive
of certain businesses or professions, such as a land title company being close to the County
Courthouse.

It should be re-emphasized that the four suitability categories are the basis for further refinements
of the particular uses to be allowed within specific areas. This will be accomplished through a
comprehensive evaluation and revision of the present zoning ordinance. By quickly comparing the
land suitability map with existing land uses, a number of significant changes from existing to
proposed uses become apparent. A few observations here may aid in the reader's understanding
of these changes and give a clearer picture of the intended uses within the four basic categories.
(The reader is also referred to the Housing and Economic sections of this plan for additional
details.)

The residential designation contemplates a gradual conversion of vacant parcels, large residential
holdings and agricultural lands to residential use of varying density depending both on the natural
features of the sites and the preferences of developers and the market. A 7500 square foot
minimum lot size is planned for increasing the efficiency of land use and making development
more feasible economically for both the private and public sectors.

The high-density designation for residential use has been expanded considerably. From the
central part of the city, high density residential (with a minimum lot size of 5000 square feet for a
single family residence and greater allowance for multi-family dwellings) extends southward to
include the Wilovale area and all of south Baker City and eastward to approximately Clark Street.
In addition, much of the area north of Campbell Street and east of the river now zoned
commercial is shown returning to its earlier residential classification. Also, this area has
developed as a site for assisted housing, particularly housing for the elderly. As of 1981, one 32-
unit congregate housing project has been located in this area and another 30 units planned for
1982 has actually been built. This development has served to spur the installation of the utilities in
this area necessary to support residential growth. Very little commercial development of this
property has occurred. With its close-in location, the availability of service facilities and the large
amount of publicly owned lands dedicated to recreational opportunities, high density residential
use appears particularly appropriate. Furthermore, the designation of this land and additional
areas of town for such use means that the per unit conversion costs of raw land to improved lots
is lessened; and thus, new housing is affordable to a greater percentage of the buyer’s market.

New land designated for commercial uses is to be found, principally, in three locations.
Significantly, these areas are outside the city limits — in the U.S. 30, Chico Lane, Pocahontas Road
triangle, north of Hughes Lane and south of the freeway interchange between -84 N and the
county road, and south of ‘H’ Street, and east of [-84 N. Much of the triangle is already developed
with some properties already receiving City water and sewer; the other areas are essentially
undeveloped to any urban use, but their potential, due primarily to location, has been recognized.
Only a small portion of the east Campbell Street area is presently developed in commercial use
and it is anticipated that retailing and particularly services for the motoring public will increase in
time, while the downtown should remain the heart of the city’s commercial life, boosted
considerably by a transfusion of old blood in the form of a National Historic District.

30
Page 40 of 220



This plan, finally, makes an effort to balance out proposed development, so that a suitable
amount of space is set aside for all contemplated uses. It is at the same time both expected and
hoped for that the criteria named represent many of the concerns of future developers of the city,
for the success of this plan will be measured in great part by their actions.

Recommended Findings: According to the applicant, “No policies are contained in Land
Suitability chapter; however, text within the chapter was deemed applicable and is included
below:

Table on page 47: rates Convenient Arterial Street access with XX, meaning Generally Serious
Consideration.

Review of the Baker City Zoning Map (Attachment 1) shows the majority of lands zoned CG are
located on arterial streets. The subject properties are not located on an arterial street” (Exhibit
4),

See findings for the “Parks & Recreation”, “Land Suitability”, and Public Facilities and Services
— “Public Facility Plan”, “Sewer System”, “Solid Waste Disposal”, and “Domestic Water”,
along with the “Urbanization” and “Economic Element” sections of the Comprehensive Plan
addressed throughout this report. No existing natural features, floodplain or wetlands are
identified on the subject property. The nearest identified wetland or flood zone is located
+1,785 feet east of the subject property.

According to the Land Suitability map, the subject property is currently designated as
Commercial, with Commercial abutting it to the north and west, High-Density Residential
abutting it to the south and Residential (Residential-Medium Density) abutting it to the east
(see Exhibit 3). No development is proposed with the current rezone request; however, the
applicant has indicated that itis likely the property will be developed with five single-family
dwellings if the rezone is successful.

The subject property is surrounded by three public streets (D, E and 9t") and contains an
existing outbuilding. The property had a dwelling until it was destroyed by fire.

The property to the north of the subject property across E Street is zoned General Commercial
and is currently owned by the Baker 5) School District. This property is 48,064sf in size, which
is used primarily as an overflow parking lot and contains a building that has been used for a
variety of businesses since it was constructed.

The abutting properties to the west and southwest are also zoned General Commercial. The
properties directly to the west are developed with a restaurant (Paizano’s Pizza) and a mobile
vending unit. All of these contiguous properties are owned by a single owner and range in size
from 10,625sf to 11,250sf. The abutting properties to the southwest (south of D Street) are
developed with a dentist’s office (Hills Family Dentistry), a podiatry clinic (Sanders Podiatry), a
duplex, a single-family dwelling and office, along with a single-family dwelling and detached
garage. These properties range in size from 3,000sf to 6,000sf.

The abutting properties to the east and northeast are zoned Residential Medium-Density (R-
MD). The property northeast of the subject property (across E Street) is owned by Baker
School District 5J and contains the Baker High School, football field and track, among other
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accessory buildings. This property measures 435,600sf. The properties directly east of the
subject property (across 9" Street) are developed with dwellings and range in size from
2,400sf to 9,840sf.

The abutting properties to the south and southeast are zoned Residential High-Density. The
property directly south (across D Street) of the subject property contains a small housing
development with six individual dwelling units. This property measures 24,000sf. The property
to the southeast is owned by the Baker School District 5J, which is developed with a school,
parking lot, playground and modular units. This property measures 158,343.93sf.

According to Google Street View imagery, this area of Baker City is relatively flat, with minimal
slopes. No existing natural features, floodplain or wetlands are identified on the subject
property. The nearest identified wetland or flood zone is located +1,785 feet east of the
subject property near the Powder River.

According to ArcGIS aerial imagery and measurement tools, the distance from the subject
property to schools, parks, recreational facilities, grocery stores and retail stores are as
follows:

e Schools
o North Baker School: £560 feet
o Baker High School: +620 feet
o Baker Middle School: £3,027 feet
e Parks & Recreational Facilities
Baker Sports Complex: £1,600 feet
Leo Adler Pathway: £2,915 feet
Club 24: +£3,478 feet
Geiser Pollman: £3,450 feet
YMCA: £4,310 feet
Central Park: £4,387 feet
e (Grocery Stores
o Gas & Snack Convenience Store: £2,335 feet
o Baker Food Co-Op: £3,421 feet
o Albertsons: £5,417 feet
o Safeway: +5,572 feet
e Retail Stores
Cashway Lumber: +850 feet
Commercial Tire: £1,540 feet
Birds on a Wire Mercantile: +1,850 feet
Salvation Army: £2,808 feet
Squeaky Stirrup: £3,255 feet
Eastern Oregon Rental & Sales: 3,422 feet
D&B Supply: 4,145 feet
Miller’s Home Center: £4,565 feet
Rite Aid: £5,371 feet

O O O O O O

O O O O O O O O O

While the above list does not include a every school, park, recreational facility, grocery or
retail store located within Baker City, it does provide a summary of a variety of them in the
vicinity of the subject property.
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Conclusion: Based on the findings above, the Land Suitability section is/is not satisfied.

URBANIZATION - 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.

Recommended Findings: No policies in the Urbanization chapter were determined to be
applicable to this application. The property is within the existing city limits and would not
cause a change in the location of the city limits or urban growth boundary. The proposal does
not include any modifications to code language or zoning that are expected to restrict or
negatively affect urbanization or the transition from rural to urban land use.

According to the applicant, “No policies within the Urbanization chapter were determined to
be applicable to this proposal, as the subject property is located within city limits and no
modification to the existing city imit boundaries or Urban Growth Boundary are requested”
(Exhibit 4).

Conclusion: Based on the findings above, the Urbanization section is/is not applicable.

HOUSING - 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.

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 theirincome 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...

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
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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.

FIGURE 5.3: PROJECTED FUTURE NEED FOR NEW HOUSING UNITS (2040), BAKER CITY

OWNERSHIP HOUSING
Multi-Family
: ilv Si : 3- or 4- 5+ Units 9
Uit Typa: Single Family Single Family 2-unit Manuf. Boat, RV, Tot-al % ?f
Detached Attached plex MFR home  othertemp | Units | Units
Totals: 62 0 0 0 0 8 0 71 30.2%
Percentage: 87.8% 0.6% 0.0% 0.2% 0.6% 10.8% 0.0% 100°%4
RENTAL HOUSING
Multi-Family
i ilv Si i 3- or 4- 5+ Units
BT Single Family Single Family Fante Manuf. Boat, RV, Tot-al % ?f
Detached Attached plex MFR home  othertemp | Units Units
Totals: 68 5 18 14 52 7 0 163 69.8%
Percentage: 41.5% 2.9% 10.8% 8.5% 31.7% 4.6% 0.0% 100%
TOTAL HOUSING UNITS
Multi-Family
- ilv Si i 3- or 4- 5+ Units
Unit Type: Single Family Single Family Fiante Manuf. Boat, RV, Tot.al % ?f
Detached Attached plex MFR home othertemp | Units | Units
Totals: 130 5 18 14 52 15 0 234) 100%
Percentage: 55.5% 2.2% 7.6% 6.0% 22.3% 6.4% 0.0% 100%

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

FIGURE 5.4: PROJECTED NEED FOR NEW HOUSING AT DIFFERENT INCOME LEVELS

1 Level | afford. . Pri O Rente %
Househeld Income Segment A . Sent Alkarels Frioe w1:ler En, Y Total Share | Common Housing Product
{Rounded)* Range Range Units  Units
Extremely Low Inc. < 30% AMI < 518,500 <3500 <580k & 50 56 24% Govt-subsidized; Voucher
Aging/substandard rentals; Govt-
Very Low Income  30%-50%AMI  518.5k-531k S500-5700 $80k-5140k 2 24 26 11% a2
subsidized; Voucher
Market apts; M ih 5;
Low Income 50%-80%AMI  S31k-549% |$700-51,100 S140k-5220k| 2 35 37 1% SRR P ARML S
Plexes; Aging SFR
, Single-family detached; T 5
Middle Income  B0%-1209%AMI  $49k-S$74k |$1100-$13005220k5270k| 22 21 | 43 1g | B tamilyderached; Townhome
Small homes; New apts
Upper Income > 120% AMI » 574,000 51,300+ 5270k + 33 33 71 30% Single-family detached
TOTAL: 71 163 234 100%

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

Unconstrainted Acres Unit Capacity
ZONING Typical Housing Types* Vacant Part. Vac. Redev. Total Units Share
. Single-family detached;
R-L D {Low-Density) 166.2 337.5 0.0 503.7 1,637 679
Duplex
. . SF attached; Mobile home;
R-M D (Medium-Density) 33.3 58.0 0.0 91.3 493 208
2-4 plexes
R-HD (High-Density) Multi-family apartments 4.9 16.0 0.0 20.9 313 13%9
TOTALS: 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.

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...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 (RLD, RMD, RHD).

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

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

BASELINE FORECAST ALTERMATIVE FORECAST
WITHIN CITY LIMITS SUPPLY DEMAND (2040) DEMAND (2040)
| Typical Housing Buildable Land Inventory (Total) Growth Rate {035) Growth Rate (0%:)
ety rr . Developable  Unit | Avg. Density | New Unit | Surplus or (Deficit] | gaw unit | Surplus or (Deficit)
P Acres Capacity | (units/ac) Need Units  Acres Need Units Acres
R-L D {Low-D it Single-famify detached;
i o] 5037 1637 32 | 137 | 1500 482 332 | 1305 402
R-M D (Medium-Density) 5F attached; Manufact,
‘ vl b B4 plekis 913 493 5.4 45 448 83 43 a4s &2
R-HD {High-Density) Multi-family apartments
209 313 150 52 261 17 78 235 16
TOTALS: 6159 2,443 4.0 234 2,209 562 458 1,985 500
Sources: Angelo Planning Group, Johnson Economics
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Policy #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.

Policy #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.

Policy #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.

Policy #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.

Policy #6: The City shall seek to make the most efficient use of developable land, particularly that
are already provided with City services.

Policy #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.

Policy #11: The City shall, in light of increasing demand for multi-family housing, provide suitable
and adequate areas for such development.

Policy #13: The City may encourage residential development within the city limits in areas
determined most appropriate.

Policy #18 The City shall prioritize providing infrastructure to un-serviced areas that are otherwise
ready for residential development.

Recommended Findings: According to the applicant, “The Housing policies listed above (2, 5,
and 6) were deemed applicable to the request at hand. Findings specific to each of these
policies are listed below:

2. These properties are better suited for redevelopment and continuation of surrounding
residential zoning, as they are not located on an arterial street. If approved for rezoning, the
subject properties would be included in a proposal for a 4-lot subdivision, which would allow
for the development of a single-family dwelling on each lot, consistent with surrounding
development to the north, south, and east (Attachments 2 and 3).

5. The creation of a safe and aesthetically pleasing residential neighborhood in this area is
clearly possible, post-rezone. Future lots created from these properties would meet minimum
lot size requirements of the R-HD Zone and a platted public alleyway would separate future
homes from existing commercial uses to the west.

6. Redevelopment of these properties for residential use is the most beneficial and efficient
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use, as they are not located on an arterial street, which degrades their value and function as
commercial properties.

The Housing chapter was recently updated based on the new Housing Needs Analysis (HNA)
and Buildable Lands Inventory (BLI) conducted for Baker City by Johnson Economics and
Angelo Planning Group. The results show a need for 234 new housing units by 2040. Fifty-five
percent of the new units are projected to be single family detached homes. And while the
Buildable Lands Inventory did not identify a shortage of residentially-zoned land, it should be
noted that:

- Thereis a noted surplus of employment lands (commercial and industrial) in the city

- Notall land identified as vacant or redevelopable in the BLI will be available for
housing development or redevelopment at any given time

- 130 single-family dwellings are projected as being needed by 2040, with that figure
increasing to 229 in the alternative forecast

- R-HD zoning allows for the most homes on the least among of land” (Exhibit 4).

Conclusion: Based on the findings above, the policies of the Housing section are/are not
satisfied.

HISTORIC PRESERVATION - To recognize and preserve buildings and structures identified as
having particular historic significance or of a 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.

Recommended Findings: No policies in the Historic Preservation chapter were determined to
be applicable to this application. No modifications to the City's inventory of historic sites and
structures, including those buildings within the Baker City Historic District or those included
otherwise on the National Register of Historic Places, are proposed.

See findings for the “Parks & Recreation”, “Existing Natural Features and Land Use”, and
“Land Suitability” sections of the Baker City Comprehensive Plan outlined in this report.
According to the applicant, “No policies within the Historic Preservation chapter were
determined to be applicable to this proposal” (Exhibit 4).

Conclusion: Based on the findings above, the policies of the Historic Preservation section
are/are not satisfied.

ECONOMIC ELEMENT -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 — Economic Development]

Additional Considerations in Land Demand

Beyond a consideration of gross acreage, there is a significantly broader range of site
characteristics that industries would require to accommodate future growth. Key findings are
summarized as follows:
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o Office and commercial uses are generally smaller and more vertical, allowing for slopes up
to 15%.

e Visibility and access are highly important to most commercial activities and site location
with both of these attributes from a major commercial arterial is commonly required.

e Access and capacity for water, power, gas, and sewer infrastructure is more important to
industrial than commercial operations. Water/sewer lines of up to 10” are commonly
required for large manufacturers. Appendix A details utility infrastructure requirements by
typology.

e Fiber telecommunications networks are likely to be increasingly required in site selection
criteria for many commercial office and manufacturing industries. Medical, high-tech,
creative office, research & development, and most professional service industries will
prefer or require strong fiber access in the coming business cycles.

The inventory identifies over 550 acres of vacant or potentially redevelopable land in both
commercial and industrial zones. Roughly 42% of this land is in the General Commercial zone,
while 58% has Industrial zoning. 70% is identified as “vacant”, and 30% in potential
“redevelopment” sites. Most “redevelopable” acreage is industrial.

The following figure presents the inventory broken down by the size of parcels. While there is a good
mixture of small-to-mid parcel sizes, there are also some potential large employment sites

identified. Sites of 10 acres or larger represent over 70% of the identified acreage.

FIGURE 5.02: SUMMARY OF EMPLOYMENT BUILDABLE LAND INVENTORY, BY PARCEL SiZE (BAKER CITY)

0TO .99 acres 1to 4.99 acres 5t09.99 acres | 10to 19.99 acres 20+ acres
ZONE i of - # of - # of - #of ~ # of .
Parcels i Parcels Feage Parcels i 45 Parcels b 42 Parcels il
General Commercial 18 9.7 18 39.3 3 181 T 103.6 3 63.8
Industrial 25 11.2 21 45.1 5 34.8 4 57.3 2 178.0
Light Industrial 1 0.2 0 0.0 0 0.0 0 0.0 0 0.0
Totals: 44 21.1 39 84.3 8 53.0 11 161.0 5 241.8

Source: Baker County, Baker City, Johnson Economics LLC

There is a total projected 20-year need for nearly 55 acres of buildable employment land in
industrial and commercial zones. Roughly 35% of this projected need is for uses most appropriate
to industrial zones..., while the remainder is for uses most appropriate for commercial zones
(Office, Retail, Institutional).

Conclusion

There is currently sufficient buildable employment land within the urban growth boundary to
accommodate the projected need for new development of these uses over the 20-year period. If
the economy and industry growth outpace the projections in this analysis, there should still be a
significant surplus of land to accommodate this growth.
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Forecasted Land Need Conclusions

As discussed in Section IV of this report, there is projected growth of nearly 1,200 jobs and support
for nearly 55 acres of employment land (industrial and commercial). Roughly 35% of this projected
need is for uses most appropriate to industrial zones (Flex, General Industrial, and Warehouse),
while the remainder is for uses most appropriate forcommercial zones (Office, Retail, Institutional).
This identified need is well less than the 560 acres (235 acres of Commercial and +327 acres of
Industrial) of buildable employment land found in the Buildable Lands Inventory.

As discussed in Section V of the EOA, there is currently sufficient buildable employment land within
the Baker City urban growth boundary to accommodate the projected need for new development
of these land uses over the 20-year period. If the economy and industry growth outpace the
projections in this analysis, there should still be a significant surplus of land to accommodate this
growth.

Policy #1: The City shall encourage and work towards increased employment opportunities for
those unemployed or under-employed, particularly young adults.

Policy #2: The City will be supportive of economic development resulting in increased income levels
for Baker City households.

Policy #3: The City shall provide by zoning for development space suitable to the needs of industrial
and commercial development, maximizing especially transportation and convenient locations.

Policy #5: The City shall vigilantly protect its natural environment, certainly one of its finest features.

Policy #6: The City, in considering any economic development proposal, shall evaluate its effect on
the community beyond simply monetary terms and consistently seek to enhance our quality of life.

Recommended Findings: An Economic Opportunities Analysis (EOA) for Baker City was
adopted in 2020. This EOA determined there is adequately zoned Commercial and Industrial
within Baker City to meet projected needs.

According to the applicant, “No policies within the Economic Element chapter were
determined to be applicable to this proposal; however, as summarized in the Employment Land
Inventory Conclusions (page 120 of the Baker City Comprehensive Plan), “there is currently
sufficient buildable employment land (industrial and commercial) within the Baker City urban
growth boundary to accommodate the projected need for new development of these land uses
over the 20-year period. If the economy and industry growth outpace the projections in this
analysis, there should still be a significant surplus of land to accommodate the growth”
(emphasis added). The section goes on to read, “the analysis presented in the 2019 EOA
(Economic Opportunities Analysis) report points to a sufficient supply of employment land
within the Urban Growth Boundary to accommodate forecasted growth for at least 20 years.”
Lastly, the section identifies a need for 55 acres of employment lands, which is noted as being
“well less than the... 327 acres of industrial and commercial land found in the Buildable Lands
Inventory” (page 120). In conclusion, a large amount of commercially-zoned land remains
undeveloped within the city limits of Baker City and its UGB. If this rezone request is approved,
larger, commercially-zoned parcels remain available for commercial developments. These
sites are arguably more desirable than the area under review as they are located on arterial
streets ” (Exhibit 4).
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Conclusion: Based on the findings above, the policies of the Economic Element section
are/are not satisfied.

V. SUMMARY CONCLUSIONS & PLANNING COMMISSION DECISION

The proposed revisions to the Comprehensive Plan Map and Zoning Map contained within RZ-24-
129 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 RZ-24-129 HAS/HAS NOT
demonstrated that the proposed revision meets or is able to meet through Conditions of Approval,
all of the applicable review criteria and development standards.

Therefore, based on the information contained in Sections | through IV of this report, and the above
review criteria, findings of fact and conclusions and public testimony received, the Baker City
Planning Commission recommends APPROVAL/DENIAL of the proposed revision to Baker City
Council.

Dated this day of January, 2025
Baker City Planning Commission
Chair
EXHIBITS:
1. Assessor’s Map of Subject Property
2. Land Use Zoning Maps showing Current and Potential Zoning
3. Comprehensive Plan Map showing Potential Rezoned Property
4. Application, Narrative, Maps and Trip Generation Letter
5. Addition to Map Amendments and Code Interpretation Table
6. Comments from Liz White
7. Comments from Baker City Public Works
8. Snippets from the Baker City TSP
9. Comments from Baker City Fire Department
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Exhibit 1 - Assessor’s Map of Subject Property

Tax Lots 4600 & 4700 in Section 17BA of Township 9 South, Range 40 East, W.M., Baker City,

Oregon (Refs. 2017, 2018). The area proposed to be rezoned is approximately +.73 acres.
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Exhibit 2 - Land Use Zoning Maps Showing Current & Potential Zoning

EXISTING Baker City Zoning Map

Planning Helper V2
Baker City Zoning

Central Commercial
(c-0)

. General Commercial
(c-6)

‘\\_ General Industrial (I)

B Light Industrial (L-T)
. Low Density
' Residential (R-LD) { : a
D Medium Density = : i : e O
Residential (R-MD) . - : —

_ High Density
' Residential (R-HD)

Parcels (House Number)

D

Planning Helper Map Version 2.0 300ft

Maxar | Esri Community Maps Contributors, Oregon State Parks, State of Oregon GEO, © OpenStreetMap, Microsoft, Esri, TomTom, Garmin, SafeGraph,
GeoTechnologies, Inc, METI/NASA, USGS, Bureau of Land Management, EPA, NPS, US Census Bureau, USDA, USFWS

* Subject Property Outlined in Black
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PROPOSED Baker City Zoning Map

Subject Property Outlined in Black

Zoning
Central Commercial (C-C)

- General Commercial (C-G)
General Industrial (1)

B Light Industrial (L-1)
High Denisity Residential (R-HD)
Low Density Residential (R-LD)
Medium Density Residential (R-MD)
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Exhibit 3 - Comprehensive Plan Map showing Potential Rezoned Property

Baker City Comprehensive Land Suitability Map

CITY OF BAKER
LAND SUITABILITY

RESIDENTIAL

PIGEH DESSTEY BESTSESTIAL

INGUETRIAL

[EEV LT TmEy |

CIFV LT —— e e o

UREAN GRUWTH AREA

TRTICATED By ALL WHYRD ABRAK QUi PRESENT ETTY 1w

|||||||||

Property proposed to be rezoned
from General Commercial (CG) to
Residential High-Density (R-HD)
(outlined in black)
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Exhibit 4 - Application, Narrative, Maps & Trip Generation Letter

BAKER CITY-COUNTY PLANNING DEPARTMENT

1995 Third Street | Suite 131 | Baker City, OR | 97814
Phone: (541) 523-8219 | Fax: (541) 523-8340

YR EnTETE DuniCs

APPLICATION FOR A App.No. 22-24- City Planning: 101-131-3-40-4104
Date Submitted: Received by: T, Micka

CO DE’ MAP O R PLAN Fee Collected: $_'"720.0C Date Paid:

AMENDME NT MAKE CHECKS PAYABLE TO: BAKER COUNTY PLANNING

PROPOSED AMENDMENT: _ 121014 Cg Ty 2410

APPLICANT PROPERTY OWNER

AU Laund Ute Cops uJﬁv\q Uevbes Gevaldong.

Last Name First Last Name First MI
WA Dahordas Poad 3123 Estopida

Mailing Address Mailing Address

Physical Address Physical Address

Gl (0 41814 S Clenende A 912073
City State Zip City State Zip

UL YDA 312D 44~ 135 -4721

'Teleghione e _Te_lephumﬁeﬁ AT ) S i z 7
o os NM&E CV\s“\fé’hr\q ('oma ( (oW\ 1/‘( / 6//'.';,{ e -C?/'{/{ REOR

Email Email

PROPERTY INFORMATION

Property Address: Zone: CC:I‘

Township ‘2(] S Range ;'foe’ Section ‘7196‘ Tax Lot HLOO Ref._ 201 ]
Township mg Range Lt()f’ Section I ‘9(’1 Tax Lot L‘f 700 Ref. 20 l%

Was a pre-application conference held for this project? MYE:S [INo

Are there additional reviews pending? [ ] Yes )&No If yes, File #:

NOTICE TO APPLICANT: On original application form, please print legibly using black/dark blue ink or type.
Applicants are advised to review the list of submittal requirements and recommendations indicated on each land
use application form and in the applicable Code Section prior to submitting an application. Incomplete applications
will not be scheduled for review until the Planning Department receives all required submittal materials. Failure to

provide materials or address the approval criteria in sufficient detail may cause your application to be delayed or
denied.

City of Baker City - Code/Map/Comprehensive Plan Amendment Application Page 1 of 4
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11/26/24, 11:09 AM Mail - Tara Micka - Outlook

uthentisign ID: 682466C8-0B6B-EF 11-991A-002248293C60

- Please include any other parties you wish to receive notice and staff report(s).

A
Name: lh la SMLﬂ\ Phone: 5“[ l_ 5\q' 8, SL

Mailing Address: % FZOX r“O)'\ \'Faw CCI-H !OﬁEmail: ﬁiﬂla GW\QGTOVQEMW
Qigd W

Name: Phone:

Mailing Address: Email:

NOTICE TO APPLICANT: By signing, the applicant certifies the information provided herein is accurate and that
he/she is authorized to make the application and that there are no covenants, conditions or restrictions (CC&Rs)
that may limit or prohibit the proposed adjustment. The City of Baker City does not monitor, nor have enforcement
authority over CC&Rs.

Authentisich

Applicant Signature EM@ Z Mf‘fw 09/04/24 Date:

#\Iﬁ’b‘?rﬂi e
Property Owner(s) Signature: W&&tﬂﬂh Date:

Date:

“** Note: If the applicant is not the owner, by signing, the owner hereby grants permission for the applicant to act in his/her behalf concerning
this application.

APPLICATION SUBMISSION REQUIREMENTS - All materials shall be submitted in complete, collated application
packets. Packets shall be stapled, bound, or otherwise attached to prevent loss of individual sheets or parts.

¢ Original APPLICATION FORM signed by all parties. Multiple forms may be used if necessary.
NARRATIVE including all approval criteria and your responses.
¢ SITE PLAN showing existing conditions and proposed changes. All site plans should be printed at 1” = 20’

scale; 1:40 or 1:100 scale may be used for very large projects. All materials larger than 8 % X 11 shall be
folded to 8 1% X 11 size.

MAKING FINDINGS - A Development Code, Zoning Map or Comprehensive Plan amendment may be approved if the
Planning Commission finds the application conforms to the criteria found in the Development Code, the
Comprehensive Plan, Statewide Planning Goals and the applicable development standards. Before the Planning
Commission can review an application, the applicant must submit information that adequately supports the
application. The applicant bears the burden of proof to show that the criteria are met.

FORMAT FOR FINDINGS - Statements addressing individual criteria consist of two parts:

1. Factual information, such as the distance between buildings, the width and type of streets, the particular
operating characteristics of a proposed use, etc. Facts should reference their source: onsite inspection, a
plot plan, City plans, etc.

2. An explanation of how those facts result in a conclusion supporting the criterion.

EXAMPLE:  Criterion: The site size, dimensions, location, topography and access are adequate for the needs

of the proposed use, considering the proposed building mass, parking, traffic, noise, vibration,
exhaust/emissions, light, glare, erosion, odor, dust, visibility, safety, and aesthetic considerations.

City of Baker City - Code/Map/Comprehensive Plan Amendment Application Page 2 of 4
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INTRODUCTION

The application before you requests the rezoning of two properties on 9th Street, between D and E
streets. It is the position of this application that the highest and best use of these properties is not
commercial zoning, as the properties are removed from the business corridor that is 10th Street
and are immediately adjacent to residential zoning. This assertion is supported by the findings and
data included in this application narrative.

APPLICABLE CRITERIA

BAKER CITY DEVELOPMENT CODE (BCDC)

BCDC Chapter 4.7 - Land Use District Map and Text Amendments:
BCDC Section 4.7.300 Quasi-Judicial Amendments

A. Applicability of Quasi-Judicial Amendments. Quasi-judicial amendments are those that
involve the application of adopted policy to a specific development application or Code revision,
and not the adoption of new policy (i.e., through legislative decisions). Quasi-judicial zone map
amendments shall follow the Type IIl procedure, as governed by Section 4.1.400, using standards
of approval in Section 4.7.300.B. The approval authority shall be as follows:

1. The Planning Commission shall review and act upon land use zone map changes that do not
involve comprehensive plan map amendments;

2. The Planning Commission shall make a recommendation to the City Council on an application
for a comprehensive plan map amendment. The City Council shall decide such applications;
and

3. The Planning Commission shall make a recommendation to the City Council on a land use
zone change application that also involves a comprehensive plan map amendment
application. The City Council shall decide both applications.

B. Criteria for Quasi-Judicial Amendments. A recommendation or a decision to approve, approve
with conditions or to deny an application for a quasi-judicial amendment shall be based on all of
the following criteria:

1. Approval of the request is consistent with the Statewide Planning Goals;

2. Approval of the request is consistent with the Comprehensive Plan;

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 in the planning period; and

4. The change is in the public interest with regard to neighborhood or community conditions, or
corrects a mistake or inconsistency in the comprehensive plan or land use zone map
regarding the property which is the subject of the application; and
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5. The amendment conforms to the Transportation Planning Rule provisions under Section
4.7.600.

Applicant Findings: This request includes both a land use zone map change and a
comprehensive plan map amendment.

1) See findings beginning on page 6 of this application.

2) See findings beginning on page 6 of this application.

3) The subject properties are currently served by City sewer and water, with extension of
those services to future development available. City streets serve the properties in their
current configuration. Upon future development of the property, all required public
facilities will be provided as required by the Baker City Development Code.

4) This proposal has been formed based on the belief that a re-zoning of these properties
from commercial to residential would benefit the Baker City community as a whole, as
detailed further in this application.

5) See findings under BCDC Section 4.7.600, below.

BCDC Section 4.7.600 - Transportation Planning Rule Compliance

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).

Applicant Findings: This request includes both a land use zone map change and a
comprehensive plan map amendment.

1. The Baker City TSP (page 35) shows local (E and 9%*) and collector (D) streets
immediately abutting the subject properties. No change in the functional
classification of existing or planned transportation facilities is proposed or required
to support this request.
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2.

3.

No change to the standards implementing a functional classification system is
proposed.

No changes are proposed which would reduce the performance of an existing or
planned transportation facility. D, E, and 9t% streets surrounding the subject
properties could handle the amount of traffic generated by residential development
(see attached Trip Generation Letter for more detail).

No changes are proposed which would worsen the performance of an existing
or planned transportation facility. See findings for subjection (3) above.

See findings for BCDC Section 4.1.900 below.

BCDC Section 4.1.900 - Traffic Impact Studies. The purpose of this section of the code is
to assist in determining which road authorities participate in land use decisions, and to
implement Section 660-012-0045 (2) (e) of the State Transportation Planning Rule that
requires the City to adopt a process to apply conditions to development proposals in order
to minimize impacts and protect transportation facilities. This Chapter establishes the
standards for when a proposal must be reviewed for potential traffic impacts; when a
Traffic Impact Study must be submitted with a development application in order to
determine whether conditions are needed to minimize impacts to and protect
transportation facilities; what must be in a Traffic Impact Study; and who is qualified to
prepare the Study.

A

When a Traffic Impact Study is Required. The City or other road authority with
jurisdiction may require a Traffic Impact Study (TIS) as part of an application for
development, a change in use, or a change in access. A TIS may be required when a
land use application involves one or more of the following actions:

1. A change in zoning or a plan amendment designation;

2. Any proposed development or land use action that a road authority states may
have operational or safety concerns along its facility(ies);

3. An increase in site traffic volume generation by 300 Average Daily Trips (ADT) or
more; or

4. An anticipated increase in peak hour volume of a particular movement to and from
the State or road authority highway by 20 percent or more; or

5. An increase in use of adjacent streets by vehicles exceeding the 20,000-pound gross
vehicle weights by 10 vehicles or more per day; or

6. The location of the access driveway does not meet minimum sight distance
requirements, or is located where vehicles entering or leaving the property are
restricted, or such vehicles queue or hesitate on the State highway, creating a
safety hazard; or

7. A change in internal traffic patterns that may cause safety problems, such as back
up onto a street or greater potential for traffic accidents.

Traffic Impact Study Preparation. A Traffic Impact Study shall be prepared by a
professional engineer licensed in Oregon in accordance with the requirements of the
road authority. If the road authority is the Oregon Department of Transportation
(0DOT), consult ODOT'’s regional development review planner and OAR 734-051-180.
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1)
2)

3)

4)

6)

7)

A zone change is proposed.

No such comments relating to operational or safety concerns were received from
the Baker City Public Works. As all public rights-of-way have been designed so as
to adhere to requirements within the Baker City Development Code, operational
and safety concerns are not anticipated. Subsequent applications for
development (if this re-zone application is approved) will allow for mitigation of
any identified operational or safety concerns.

The requested zone change will not immediately increase site traffic volume;
however, anticipated future residential development could generate a maximum
of +88 ADT. The most recent use of the property was as the site of both a single-
family dwelling and a bicycle shop. The home that was on the property was lost
to fire in 2023, and the bicycle shop is no longer open.

The subject property does not abut a state highway.

Heavy vehicle traffic is not anticipated in this area upon future development of
the subject properties.

It is believed driveway access points would/could meet all sight distance
requirements at the time of development. No development is proposed with this
re-zone request.

Such safety problems are not anticipated, as all public rights-of-way have been
designed so as to adhere to requirements within the Baker City Development
Code.

No request for a traffic impact study was received from the Baker City Public Works
Department.

See findings for OAR 660-012-0060 below.

OAR 660-012-0060 - Plan and Land Use Regulation Amendments

1.

If an amendment to a functional plan, an acknowledged comprehensive plan, or a
land use regulation (including a zoning map) would significantly affect an existing
or planned transportation facility, then the local government must put in place
measures as provided in section (2) of this rule, unless the amendment is allowed
under section (3), (9) or (10) of this rule. A plan or land use regulation amendment
significantly affects a transportation facility if it would:

[t is the position of this application that no significant affect will come from the
proposed re-zone, as detailed in the Traffic Generation Letter (Attachment 4).

a. Change the functional classification of an existing or planned transportation
facility (exclusive of correction of map errors in an adopted plan);

No change in the functional classification of existing or planned facilities is
proposed. D, E and 9t streets are developed with street surface and can
accommodate traffic from future residential development.

b. Change standards implementing a functional classification system; or

No such change is requested.
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C.

Result in any of the effects listed in paragraphs (A) through (C) of this
subsection. If a local government is evaluating a performance standard based
on projected levels of motor vehicle traffic, then the results must be based on
projected conditions measured at the end of the planning period identified in
the adopted TSP. As part of evaluating projected conditions, the amount of
traffic projected to be generated within the area of the amendment may be
reduced if the amendment includes an enforceable, ongoing requirement that
would demonstrably limit traffic generation, including, but not limited to,
transportation demand management. This reduction may diminish or
completely eliminate the significant effect of the amendment.

A. Types or levels of travel or access that are inconsistent with the functional

classification of an existing or planned transportation facility;

Not inconsistent with TSP.

Degrade the performance of an existing or planned transportation facility
such that it would not meet the performance standards identified in the TSP

or comprehensive plan; or

No changes are proposed which would reduce the performance of an
existing or planned transportation facility.

Degrade the performance of an existing or planned transportation facility
that is otherwise projected to not meet the performance standards

identified in the TSP or comprehensive plan.

Same comment as above.

In summary, no significant affect is generated by this re-zone request. This is
supported by findings in the Trip Generation Letter (Attachment 4). No
comments were received from the Baker City Public Works Department to the
contrary.

If a local government determines that there would be a significant effect, then the
local government must...

Notwithstanding sections (1) and (2) of this rule, a local government may approve
an amendment that would significantly affect an existing transportation facility
without ensuring that the allowed land uses are consistent with the performance
standards of the facility where...
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THE BAKER CITY COMPREHENSIVE PLAN

PUBLICINVOLVEMENT 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 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 effect
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 effects 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.
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.
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b) The City will attempt to gain media coverage of the issues and public notice of the proposed
change will be advertised.

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.

Applicant Findings:
(1) It is assumed that all notice requirements outlined in the BCDC have been adhered to by

Planning Department staff.

(2) The required application form and supporting materials were submitted to the Planning
Department and are available for public review.

(3) It is assumed that all notice requirements outlined in the BCDC will be adhered to by
Planning Department staff.

(4) It is assumed that the procedures outlined in the BCDC for public hearings for this
proposal will be adhered to.

(5) The application narrative was written to determine consistency with Statewide
Planning Goals. See findings for each Planning Goal, as applicable.

(6) This narrative has been written to determine consistency with the Baker City
Comprehensive Plan.

(7) The information in the Housing chapter of the Comprehensive Plan was recently updated
in 2021. Other chapters have not been recently updated. The frequently referenced Land
Suitability Map has not been revised since its creation in 1979. Zoning maps were last
revised in 2023.

(8) All proposed revisions to the Comprehensive Plan will be presented to the Planning
Commission, who will make a recommendation to City Council.

(9) The proposed revisions to the Comprehensive Plan Zone Map and the Baker City Zoning
Map are proposed by citizens of Baker City.

a) The following conditions exist:
i. Notapplicable.
ii. Not applicable. The recently-completed Buildable Lands Inventory demonstrates

there is not a shortage of residentially-zoned land available to meet the current
projected housing need; however, it should be noted that:
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- there is a noted surplus of employment lands (commercial and industrial) in

the city

- not all land identified as vacant or redevelopable in the BLI will be available for
housing development or redevelopment at any given time

- 130 single-family dwellings are projected as being needed by 2040, with that
figure increasing to 229 in the alternative forecast

- R-HD zoning allows for the most homes on the least amount of land

iii. A change in zoning designation is proposed for the area identified in Attachment 1
from General Commercial to Residential High Density. Please see detailed findings
under the Land Suitability chapter on page 13 of this narrative.

iv. There are no anticipated changes to the current use of public facilities. If approved,
adequate public utilities will be extended to serve future development. No new tax
burden is anticipated. Please see detailed findings under the Public Facility Plan
chapter on pages 11 of this narrative.

v. The table below summarizes the anticipated impacts of the proposed rezone on
multiple fronts:

Positive Impacts Negative Impacts
. - Keep commercial zoning on lots with frontage | - Development of vacant
Surrounding N .
. . on 10t Street; decrease potential for further land
Residential : .
Areas commercial development creep the area - Increased traffic
- Improvement to area sidewalks
- Property was previously used residentially, so | - Potential for increased
Surrounding no change in use “rub” between existing
Commercial |- Proposed public alleyway will create buffering commercial uses and
Areas between subject property and adjacent future residential
commercial /residential uses development
- Focus commercial zoning to lands with - Potential for increased
. frontage on 10t Street “rub” between existing
Community . .
- Increase new housing stock commercial uses and
as a Whole

future residential
development

For the purposes of this section, mitigation of potential negative impacts of the proposal is
reviewed in detail below. Potential positive impacts are reviewed elsewhere in this narrative.

Negative Impacts

Comments/Mitigation

- Redevelopment of

- Development of vacant land is inevitable but can

Surrounding vacant land be done thoughtfully and would include
Residential - Increased traffic development of a public alleyway to
Areas accommodate expected traffic to future
development

. - Potential for increased - Proposed alleyway will create buffering between
Surrounding e T . : . . ;

. rub” between existing subject property and adjacent residential and
Commercial : _
Areas commercial uses and commercial uses

future residential
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development
- Potential for increased - Proposed alleyway will create buffering between
. “rub” between existing subject property and adjacent residential and

Community . .

commercial uses and commercial uses
as a Whole . .

future residential

development

vi. The application narrative has been written to determine consistency with the
Statewide Planning Goals, findings for which can be found in findings for the
Comprehensive Plan and other statewide planning goals beginning on page 9 of
this report.

b) It is assumed that adequate media coverage will be sought by Planning Department
staff.

c) It is assumed that all affected public agencies will be informed of the proposal and
asked for a response by Planning Department staff.

d) It is assumed that the Department of Land Conservation and Development will be
informed of the proposal and asked for a response by Planning Department staff.

e) Itis assumed that the Baker City Planning Commission will make a recommendation
to City Council on this request, in accordance with ordinance adoption procedures.

f) If approved, it is assumed that revisions to the Comprehensive Plan Zone Map and Baker
City Zoning Map will take effect in accordance with standard procedures.

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

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.

(2) Adequate facilities are required for combating fires and housing both men and equipment; these
facilities shall be provided by the City as needed.

Applicant Findings: Findings within this section of the Comprehensive Plan note:
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1. Unless present city boundaries are significantly expanded, response time from a single, centrally-located
station house will remain within acceptable limits.

No changes to the city limit boundaries are proposed. Additional demands on fire
protection services are expected upon future development of the land included within this
request. These demands can be mitigated by existing City water infrastructure extension to
fully serve development on the subject properties (Attachment 5).

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.]

Applicant Findings: No policies within the Parks & Recreation chapter were determined to
be applicable to this proposal.

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.]

Applicant Findings: No policies within the Police Protection chapter were determined to be
applicable to this proposal.
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.]

Applicant Findings: No policies within the Schools chapter were determined to be applicable to
this proposal.

PUBLIC FACILITY PLAN
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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.]

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.

(17) The City shall maintain an eight-year supply of commercial and industrial land that is
serviceable by water, sewer, and transportation infrastructure.

Applicant Findings: The ability to serve the properties included within this rezone request with
City streets, sewer and water exists (Attachment 5).

No new uses are proposed with this rezone request and no changes to the city limits boundaries
are proposed.

In relation to Policy (17) listed above, review of the Baker City Zoning Map reveals that the City
has several areas of vacant, commercially-zoned land (Attachment 1). This is supported by the
2021 Buildable Lands Inventory completed for Baker City, which notes there is a surplus of
vacant, commercially-zoned land in the City. In summary, removal of the area under review from
commercial zoning will not negatively impact future commercial development in Baker City, as the
area under review does not front an arterial street and is not prime commercial real estate.
Current community needs and conditions suggest this area would be better suited to other uses, as
proposed in this application.

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.]

(9) The City shall strive toward eventually servicing all urban level development within the city limits
with sanitary sewer.

Applicant Findings: The ability to serve the subject properties with City sewer is possible upon
future development.
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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.

[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.]

Applicant Findings: No policies within the Solid Waste Disposal chapter were determined to be
applicable to this proposal. It is assumed that solid waste service could be provided to the areas
included with this request, regardless of zoning.

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.]

(12) The City of Baker City will address access concerns in the Madsion
development of new streets and the management of the Baket
existing ones...

Applicant Findings: Re-zoning and future redevelopment of the subject properties will allow for
extension of sidewalks along all street frontages of the subject properties — currently, sidewalks
exist only on the E Street frontage. Street surfaces are present on all street frontages.

Please see additional transportation-related findings in the Trip Generation Letter (Attachment 4),
which addresses additional traffic-related concerns.

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.]

Applicant Findings: No policies within the Domestic Water chapter were determined to be
applicable to this proposal; however, the ability to serve the properties included within this
rezone request with City water exists (Attachment 5).
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EXTENSION OF SEWER AND WATER SERVICES

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.]

Applicant Findings: See findings for PUBLIC FACILITIES AND SERVICE on page 12 of this
narrative.

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.]

Applicant Findings: No policies within the Existing Natural Features and Land Use chapter were
determined to be applicable to this proposal.

LAND SUITABILITY

[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.]

Applicant Findings: No policies are contained in Land Suitability chapter; however, text within
the chapter was deemed applicable and is included below:

Table on page 47: rates Convenient Arterial Street access with XX, meaning Generally Serious
Consideration.

Review of the Baker City Zoning Map (Attachment 1) shows the majority of lands zoned CG are
located on arterial streets. The subject properties are not located on an arterial street.
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.
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[Implements Statewide Planning Goal 14 - URBANIZATION - To provide for an orderly and efficient
transition from rural to urban land use.]

Applicant Findings: No policies within the Urbanization chapter were determined to be
applicable to this proposal, as the subject property is located within city limits and no modification
to the existing city limit boundaries or Urban Growth Boundary are requested.

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.

[Implements Statewide Planning Goal 10 - HOUSING - To provide for the housing needs of the
citizens of the state.]

POLICIES:

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.

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.

6. The City shall seek to make the most efficient use of developable land, particularly that are already
provided with City services.

Applicant Findings: The Housing policies listed above were deemed applicable to the request at
hand. Findings specific to each of these policies are listed below:

2) These properties are better suited to redevelopment and continuation of surrounding
residential zoning, as they are not located on an arterial street. If approved for rezoning, the
subject properties would be included in a proposal for a 4-lot subdivision, which would allow
for the development of a single-family dwelling on each lot, consistent with surrounding
development to the north, south, and east (Attachments 2 and 3).

5) The creation of a safe and aesthetically pleasing residential neighborhood in this area is clearly
possible, post-rezone. Future lots created from these properties would meet minimum lot size
requirements of the R-HD Zone and a platted public alleyway would separate future homes
from existing commercial uses to the west.

6) Redevelopment of these properties for residential use is the most beneficial and efficient use,
as they are not located on an arterial street, which degrades their value and function as
commercial properties.

The Housing chapter was recently updated based on the new Housing Needs Analysis (HNA) and
Buildable Lands Inventory (BLI) conducted for Baker City by Johnson Economics and Angelo
Planning Group. The results show a need for 234 new housing units by 2040. Fifty-five percent of
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the new units are projected to be single family detached homes. And while the Buildable Lands
Inventory did not identify a shortage of residentially-zoned land, it should be noted that:

- there is a noted surplus of employment lands (commercial and industrial) in the city

- not all land identified as vacant or redevelopable in the BLI will be available for housing
development or redevelopment at any given time

- 130 single-family dwellings are projected as being needed by 2040, with that figure
increasing to 229 in the alternative forecast

- R-HD zoning allows for the most homes on the least amount of land

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.]

Applicant Findings: No policies within the Historic Preservation chapter were determined to be
applicable 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.]

Applicant Findings: No policies within the Economic Element chapter were determined to be
applicable to this proposal; however, as summarized in the Employment Land Inventory
Conclusions (page 120 of the Baker City Comprehensive Plan), “there is currently sufficient
buildable employment land (industrial and commercial) within the Baker City urban growth
boundary to accommodate the projected need for new development of these land uses over the 20-
year period. If the economy and industry growth outpace the projections in this analysis, there should
still be a significant surplus of land to accommodate this growth” (emphasis added). The section
goes on to read, “the analysis presented in the 2019 EOA (Economic Opportunities Analysis) report
points to a sufficient supply of employment land within the Urban Growth Boundary to accommodate
forecasted growth for at least 20 years.” Lastly, the section identifies a need for 55 acres of
employment lands, which is noted as being “well less than the... 327 acres of industrial and
commercial land found in the Buildable Lands Inventory” (page 120). In conclusion, a large amount
of commercially-zoned land remains undeveloped within the city limits of Baker City and its UGB.
If this rezone request is approved, larger, commercially-zoned parcels remain available for
commercial developments. These sites are arguably more desirable than the area under review as
they are located on arterial streets.
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STATEWIDE PLANNING GOALS WHICH ARE NOT APPLICABLE TO BAKER CITY
GOAL 3: AGRICULTURAL LANDS - To preserve and maintain agricultural lands.

Applicant Findings: No agricultural zoning designation exists within the city limits or UGB of
Baker City.

GOAL 4: FOREST LANDS - To conserve forest lands for forest use.

Applicant 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.”

GOALS 15-19:

Applicant 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.
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Attachment 1 — Current Baker City Zoning Map

I

See Detail View i

Zoning Al Light indusirial (L) £ Teries el M 2800 ! s;?::“
Caviral Commanal (0} Liw Dty Fissidential (R-LO ﬂ:_'—rl Baker City Limits 1ich = T00 fnat
A cararl Commendal {0 Mudium Densty Reidanial (R4A0) ™, Liben Orost Bourdary TE
Cararsl mata (] High Densty Reskiertal (F-HD| 'I'hﬁrrllp'm:u:ﬁ:ﬂl‘mmpnpmn's:
sourTe information, subject to change,
includes zoning revision through Ordinance No. 3380 - Effective Cctober Sth, 2020 s SRR
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Attachment 1 (continued) — Current Baker City Zoning Map — Detail View

Legend

Zoning * Light Industrial (L-1) @ Tax Lots
Central Commercial (C-C) Low Density Residential (R-LD) f:!-l Baker City Limits
* General Commercial (C-G) Medium Density Residential (R-MD) /v Urban Growth Boundary
General Industrial (1) High Density Residential (R-HD)

Includes zoning revision through Ordinance No. 3380 - Effective October 9th, 2020

Created by Baker County Planning - 2020-10-08 - D7\ BakerCity Zoning Map 2020 Final.mxd
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Attachment 2 — Future Development Plan (draft)

Proposed alleyway
16.5° wide ,

%

Each lot 110.5’ x 62.5™
(6,906.25sf)
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Attachment 3 — Baker City Zoning Map with Approval of this Re-Zone Application

Legend

Zoning * Light Industrial (L-1) @ Tax Lots
Central Commercial (C-C) Low Density Residential (R-LD) ﬁ? Baker City Limits
* General Commercial (C-G) Medium Density Residential (R-MD) N Urban Growth Boundary
General Industrial (1) High Density Residential (R-HD)

Includes zaning revision through Ordinance No. 3380 - Effective October 9th, 2020

Created by Baker County Planning - 2020-10-08 - D\ BakerCity Zoning Map 2020 Final md
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Attachment 4 — Trip Generation Letter

Trip Generation Letter
2820 D Street — Re-Zone Proposal
Prepared by: Atlas Land Use Consulting

Introduction:

In relation to traffic impacts, the following analysis was performed to compare average ADT for commercial
versus residential developments on the subject properties. The figures included are for maximum-buildout and
include highest and best use scenarios.

Baker City Development Code Section 4.7.600 echoes the requirements set forth by OAR 660-012-0060 in
determining whether the threshold of “significant” has been reached for a particular land use regulation
amendment. As described in discussions with Oregon Department of Transportation staff, the thresheld of
“significant” is met when a change in use surpasses the 400 ADT mark. This analysis was completed to review
the ADT generated by highest and best uses at maximum-buildout both before and after the proposed zone
change in an effort to determine whether the proposed re-zone application surpasses that threshold.

Background:

The application under review seeks only for approval to re-zone the subject properties from commercial to
residential. If this re-zone application is approved, the “draft development plan” provided within the application
narrative (Attachment 2}, will be submitted for the subject properties and the appropriate land division and
development applications will be pursued through the Baker City Planning Department.

Analysis:

Residential High-Density (R-HD] Zone (proposed zoning)

According to the Baker City Development Code, Table 2.2.110 (pages 73-76), the following uses are
permitted in the R-LD Zone:

- Single-family detached (and accessory dwellings)
- Single-family attached
- Duplexes

Of these permitted uses, single-family dwellings create the most peak hour trips, according to the ITE Trip
Generation Manual 7™ Edition. For the purposes of this review, duplexes (identified as single-family
attached housing in the ITE Manual) were also included, for comparison.

The estimated number of residential lots (minimum lot size 5,000 square feet, per BCDC Table 2.2.120) that
can be created from the resultant £0.72 acres (231,363 square feet) of developable land is 6. An example
layout of such a development is included on page 2 of this letter, for estimation purposes.

Based on these figures, trip generation estimates were calculated using the ITE Trip Generation Manual 7"
Edition:
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TABLE 1 — Estimated Trips Generated for Residential Uses
Residential - Single-Family Residential — Single-Family Attached
Detached Housing Housing {Duplex + Townhome)

Trip Generation Times Trips n:EZDU] Trips {1{;—?[12U]
Average Daily Trips -

Weekday 543 58/ /day 7.20 88/day
Peak Hour —

Weekday AM 0.70 4 peak 0.48 & peak
Feak Hour —

Weekday PM 0.94 & peak 0.57 7 peak

* This map was created for estlmntlnn purposes nnl'_r tm

" I__pﬁ; .-‘-'EF'ELE“ represent estimated mini um lot size
rulre nents per the EEEEM " F:

“' - I.H'
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General Commercial [CG) Zone (current zoning)

According to the Baker City Development Code, Table 2.4 110 (pages 121-123), the following uses are
permitted in the CG Zone:

- Group Care Facility (6-15 individuals) - Wholesales sales

- Group Care Facility {16+ individuals) - Basic utilities

- Commercial Educational Services - Colleges

- Commercial Outdoor Recreation - Community Service Uses
- Commercial Parking Facility - Daycare

- Drive-Up/Drive-In/Drive-Through uses - Detention facilities

- Major Event Entertainment - Medical centers

- Offices - Parks and Open Areas

- Retail sales and service uses (various) - Religious Institutions and Houses of
- Self-Service Storage Worship

- Industrial service School

- Manufacturing and production

Transportation facilities

- Warehouse and freight movement

Of these permitted uses, Retail Sales and
Service uses create the most peak hour
trips, according to the ITE Trip Generation
Manual 7™ Edition — specifically a
Convenience Market.

* This map was created for estimation
ke Lo ST LV e O

Mo minimum lot size exists in the CG
zone, per BCDC Table 2.3.110. For the
purposes of this review, the property was
reviewed as a single site. The following
table was created to review the estimatad
peak hour trips generated by a potential
Convenience Market, as estimated in the
ITE Trip Generation Manual 7™ Edition.
The potential development was estimated
to take up 1/4 of the subject property in
order to account for parking and access.

70 24
Page 80 of 220



TABLE 2 — Estimated Trips Generated for Commercial Uses —

Trip Generation Times

Average Daily Trips — Weekday

Peak Hour — Weekday AM

Peak Hour — Weekday PM

Summary:

Retail Sales and Service (Converience Market)

Based on figures from the ITE Trip Generation Manual 7" Edition, a re-zone of lands from commercial to
residential appears to result in a significant reduction of anticipated ADT, as outlined in Table 4 below. This falls
below the threshold necessary to evaluate when determining significance.

TABLE 4 — Comparison of Estimated ADTs Generated — Residential vs. Commercial

Trip Generation
Times

Residential —
Single-Family
Detached Housing

Residential —
Single-Family
Attached Housing
(Duplex + Townhome)

Total Average Daily
Trips —Weekday

58/day

a8/day
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Attachment 5 — City Sewer & Water Maps
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