City of John Day

Housing and Community
Development Analysis

October 2019

Prepared for:

City of John Day

ECONorthwest

ECONOMICS « FINANCE < PLANNING

KOIN Center

222 SW Columbia Street
Suite 1600

Portland, OR 97201
503.222.6060



This page intentionally blank

ECONorthwest

John Day CIS - Housing and Community Development Analysis



Table of Contents

1. INTRODUCTION 1
FRAMEWORK FOR THIS STUDY 1
ORGANIZATION OF THIS REPORT 3

2. RESIDENTIAL BUILDABLE LANDS INVENTORY 5
DEFINITIONS 5
DEVELOPMENT CONSTRAINTS 5
BUILDABLE LANDS INVENTORY RESULTS 6

3. HISTORICAL AND RECENT DEVELOPMENT TRENDS 14
TRENDS IN HOUSING MiX 16
TRENDS IN TENURE 18
VACANCY RATES 20
GOVERNMENT-ASSISTED HOUSING 20
MANUFACTURED HOMES 20

4. DEMOGRAPHIC AND OTHER FACTORS AFFECTING RESIDENTIAL DEVELOPMENT

IN JOHN DAY 22
DEMOGRAPHIC AND SOCIOECONOMIC FACTORS AFFECTING HOUSING CHOICE 22
REGIONAL AND LOCAL TRENDS AFFECTING AFFORDABILITY IN JOHN DAY 37
SUMMARY OF THE FACTORS AFFECTING JOHN DAY’S HOUSING NEEDS 45

5. HOUSING NEED IN JOHN DAY 48
PROJECT NEW HOUSING UNITS NEEDED IN THE NEXT 5, 10, AND 20 YEARS 48
NEEDED HOUSING BY INCOME LEVEL 53
SUFFICIENCY OF LAND TO ACCOMMODATE HOUSING NEED 54

ECONorthwest John Day CIS - Housing and Community Development Analysis



This page intentionally blank

ECONorthwest

John Day CIS - Housing and Community Development Analysis



1. Introduction

The City of John Day has embarked on multiple efforts to reinvigorate the local economy and
reset the community’s direction to one that is focused on stability and incremental growth. The
City and local partners are pursuing multiple targeted strategies—development of high-speed
broadband, housing and community development, and promotion of recreation and tourism to
name a few —to focus their energy. Together these steps form the City’s Strategy for Growth.!

The City is building on the adopted Strategy for Growth by working with a consultant team and
community partners to create a Community Investment Strategy (CIS). The City identified three
measures of success for the CIS:

* Promoting collaborative regional innovation,
* Generating public/private partnerships, and;

* Boosting local agritourism, ecotourism, and recreational components of the City’s
economy.

Within the CIS, there are six focal areas for new investment. Housing plays central role and is
identified as one of the core six focal areas. The City recognizes that housing is foundational to
any economic development strategy —without adequate, safe, decent, and affordable housing
businesses will be reluctant to make investments. This report provides a housing assessment for
the city of John Day. The objective is to characterize the state of the housing market in John Day.
The assessment includes a summary of buildable residential lands, anticipated long-term
demand for housing, and housing needs. It also identifies a set of strategic housing issues that
provide a foundation for a community housing strategy.

Framework for this Study

Economists view housing as a bundle of services for which people are willing to pay: shelter
certainly, but also proximity to other attractions (job, shopping, recreation), amenities (type and
quality of fixtures and appliances, landscaping, views), prestige, and access to public services
(quality of schools). Because it is impossible to maximize all these services and simultaneously
minimize costs, households must, and do, make tradeoffs. What they can get for their money is
influenced both by economic forces and government policy. Moreover, different households
will value what they can get differently. They will have different preferences, which in turn are
a function of many factors like income, age of household head, number of people and children
in the household, number of workers and job locations, number of automobiles, and so on.

Thus, housing choices of individual households are influenced in complex ways by dozens of
factors and the housing market in Grant County and John Day are the result of the individual

! http://www.cityofjohnday.com/planning/page/john-days-strategy-growth
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decisions of thousands of households. These points help to underscore the complexity of
projecting what types of housing will be needed in John Day.

The complex nature of the housing market, demonstrated by the unprecedented booms and
busts in recent decades, underscores the need for some type of forecast of future housing
demand and need. This includes analyzing the resulting implications for land demand and
consumption. Such forecasts are inherently uncertain. Their usefulness for public policy often
derives more from the explanation of their underlying assumptions about the dynamics of
markets and policies than from the specific estimates of future demand and need. Thus, we start
the housing analysis with a framework for thinking about housing and residential markets, and
how public policy affects those markets.

Objectives of Housing Policy

The Practice of State and Local Planning? classifies goals that most government housing programs
address into four categories:

e Community life. From a community perspective, housing policy is intended to provide
and maintain safe, sanitary, and satisfactory housing with efficiently and economically
organized community facilities to service it. Local public facilities such as schools, fire
and police stations, parks, and roads are usually designed and coordinated to meet
demands created by housing development

e Social and equity concerns. The key objective of social goals is to reduce or eliminate
housing inadequacies affecting the poor, those unable to find suitable housing, and
those discriminated against.

e Design and environmental quality. The location and design of housing affect the natural
environment, residents” quality of life, and the nature of community life.

e Stability of production. The cyclical nature of housing markets, creates uncertainties for
investment, labor, and builders. A key objective of land use planning is to facilitate
housing production by providing infrastructure that ensures land is available for
housing.

Despite the various federal and state policies regulating housing, most housing in the U.S. is
produced by private industry and is privately owned. While the land use powers of local
government have been an important factor in the production of housing, the role of local
government has largely focused on regulation for public health and safety and provision of
infrastructure.

Statewide Planning Goal 10

The passage of the Oregon Land Use Planning Act of 1974 (ORS Chapter 197) established the
Land Conservation and Development Commission (LCDC) and the Department of Land
Conservation and Development (DLCD). The Act required the Commission to develop and

2 The Practice of Local Government Planning, 3rd Edition, 2000. International City Management Association.
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adopt a set of statewide planning goals. Goal 10 addresses housing in Oregon and provides
guidelines for local governments to follow in developing their local comprehensive land use
plans and implementing policies. While it meets many of the state requirements for housing
studies, it is important to state that this study is not intended to be a Goal 10 housing needs
analysis.

At a minimum, local housing policies must meet the requirements of Goal 10 and the statutes
and administrative rules that implement it (ORS 197.295 to 197.314, ORS 197.475 to 197.490, and
OAR 660-008).> Goal 10 requires incorporated cities to complete an inventory of buildable
residential lands. Goal 10 also requires cities to encourage the numbers of housing units in price
and rent ranges commensurate with the financial capabilities of its households.

Goal 10 defines needed housing types as “all housing on land zoned for residential use or
mixed residential and commercial use that is determined to meet the need shown for housing
within an urban growth boundary at price ranges and rent levels that are affordable to
households within the county with a variety of incomes, including but not limited to
households with low incomes, very low incomes and extremely low incomes.” ORS 197.303
defines needed housing types:

(a) Housing that includes, but is not limited to, attached and detached single-family housing
and multiple family housing for both owner and renter occupancy.

(b) Government assisted housing.*
(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490.

(d) Manufactured homes on individual lots planned and zoned for single-family residential
use that are in addition to lots within designated manufactured dwelling subdivisions.

(e) Housing for farmworkers.

This study considers needed housing types as defined in ORS 197.303 as well as housing
affordability.

Organization of this Report

The rest of this document is organized as follows:

* Chapter 2. Residential Buildable Lands Inventory presents the methodology and results
of John Day’s inventory of residential land.

= Chapter 3. Historical and Recent Development Trends summarizes the state, regional,
and local housing market trends affecting John Day’s housing market.

= Chapter 4. Demographic and Other Factors Affecting Residential Development in John
Day presents factors that affect housing need in John Day, focusing on the key

3 ORS 197.296 only applies to cities with populations over 25,000.

4 Government assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d).
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determinants of housing need: age, income, and household composition. This chapter also
describes housing affordability in John Day relative to the larger region.

= Chapter 5. Housing Need in John Day presents the forecast for housing growth in John
Day, describing housing need by density ranges and income levels.

* Chapter 6. Residential Land Sufficiency within John Day estimates John Day’s
residential land sufficiency needed to accommodate expected growth over the planning
period.

ECONorthwest John Day CIS - Housing and Community Development Analysis 4



2. Residential Buildable Lands Inventory

This chapter provides a summary of the residential buildable lands inventory (BLI) for the John
Day UGB. The inventory is intended to provide a reasonable approximation of residential
buildable land. First, the analysis established the residential land base (parcels or portion of
parcels with appropriate zoning), classified parcels by buildable status, identified/deducted
environmental constraints, and lastly summarized total buildable area by zoning.

Definitions

ECONorthwest developed the buildable lands inventory with a tax lot database provided by
Walker-Macy the City’s consultant on the Innovation Gateway project. Maps produced for the
buildable lands inventory used a combination of GIS data, adopted maps, and visual
verification to verify the accuracy of county data. The tax lot database is current as of November
2018. The inventory builds from the database to estimate buildable land per city zoning. The
following definitions were used to identify buildable land for inclusion in the inventory:

* Vacant land. Tax lots that have no structures or have buildings with very little
improvement value are considered vacant. For the purpose of this inventory, lands
with improvement values under $10,000 are considered vacant (not including lands
that are identified as having mobile homes).

*  Partially vacant land. Partially vacant tax lots are those occupied by a use, but which
contain enough land to be developed further. To identify partially-vacant land, ECO
assumed tax lots with residential zoning within the city limit that are one acre or
larger and have a single-family dwelling on them were considered partially vacant.
This analysis was also refined through visual inspection of recent aerial photos. Land
with residential zoning in the unincorporated area of the UGB has county zones that
have 1, 2 or 5-acre minimum sizes. For these lands, ECO assumed that tax lots 2 acres
or larger with an existing single-family residence potentially have development
capacity. ECO modeled two scenarios for capacity on unincorporated lands within
the UGB (see the Development Capacity section at the end of this chapter)

*  Developed land. Developed land is developed at densities consistent with zoning and
has improvements that make it unlikely to redevelop during the analysis period.
Lands not classified as vacant or partially vacant are considered developed.

Development Constraints

Consistent with state guidance on buildable lands inventories, ECONorthwest analyzed the
following constraints from the buildable lands inventory and classified those portions of tax lots
that fall within the following areas as constrained, and potentially, unbuildable land:

*  Lands within floodplains. Flood Insurance Rate Maps from the Federal Emergency
Management Agency (FEMA) were used to identify lands in floodways and 100-year
floodplains.
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*  Land within natural resource protection areas. The Locally Significant Wetlands
shapefile was used to identify areas within wetlands. A 25- or 50-foot buffer was
added to all wetlands areas. Riparian corridors, defined as lands within 50 feet of
rivers, and the Willamette River Greenway are all considered undevelopable. These
wetlands/riparian buffers are consistent with the City’s Zoning Code 3.7.500 and
3.7.300.

»  Land with slopes over 25%. Lands with slopes over 25% are considered unsuitable for
residential development.

* Landside Hazards. ECO also reviewed maps and data from the Department of
Geology and Mineral Industries (DOGAMI) on landslide hazards.> The data is part
of a statewide effort by DOGAMI to map landslide hazards. Called SLIDO
(Statewide Landslide Information Database for Oregon), the database shows
considerable areas of landslide hazards in the hills surrounding John Day.

Buildable Lands Inventory Results

The first step in the BLI is to identify which lands to include in the inventory. Since this
inventory only focuses on residential land, the inventory only includes lands in residential
zones. Lands in the following zoning districts were included in the residential buildable lands
inventory:

= RL - Residential Limited
= RG - Residential General
* SR - Suburban Residential (County SR-1 or SR-2)

Some tax lots have split zoning. For those lots, we estimated the area in the residential portion
of the lot. For lots that where the split was two residential zones, we assigned the zone with the
largest estimated area.

5 https://gis.dogami.oregon.gov/maps/slido/
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Exhibit 1. John Day Zoning Map
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Source: City of John Day

John Day has about 3,400 acres in its Urban Growth Boundary (UGB) and about 1,585 acres in
the city limit. Thus, the city has an extensive inventory (more than 1,800 acres) of land in the
unincorporated area of the UGB. Exhibit 2 shows that John Day has about 3,200 acres of land in
1,164 tax lots in the UGB. Of total land in tax lots, 2,229 acres (about 70% of all land) is in
residential zones, with 42% (1,363 acres) in the S-R zone (these lands are in the unincorporated
portion of the UGB).

Exhibit 2. Tax Lots and Acres by Zoning District, John Day UGB

Zoning  Name Tax Lots Acres
A-A Airport Approach 12 268
AlIP Airport Industrial Park 30 110
C-G Commercial General (County) 27 55
D Downtown 116 30
G-C General Commercial 245 130
G-l General Industrial 53 363
PR Park Reserve 1 20
Residential Zones
R-G Residential General 272 792
RL Residential Limited 204 75
S-R Suburban Residential (County) 204 1,363
Residential Subtotal 680 2,229
Total 1,164 3,205

Source: Grant County Assessment data; analysis by ECONorthwest
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John Day is a city with many development constraints. Exhibit 3 shows the extent of constraints
in John Day. Much of the sloped areas are in high or very high landslide susceptibility areas as
mapped by DOGAMI; much of the lowland areas are within the floodway or 100-year
floodplain. It is important to note that these constraints do not necessarily preclude
development. Most cities (including John Day) allow development in floodplains or on steep
slopes provided that certain conditions are met.

Exhibit 3. Development Constraints in the John Day UGB

John Day Buildable Lands Inventory DRAFT
Constraints in John Day UGB

IB) Urban Growth Boundary
City Limits
Landszlide Susceptibility (High, Very High) - DOGAMI
Steep Slopes (more than 25%) - Oregon DEM 10m
Steep Slepes (more than 25%) - Oregon DEM 10m
Wetlands - National Wetlandz Inventory
100 yr Floedplain and floedways -FEM& FIRM

Source: ECONorthwest, State of Oregon

Exhibit 4 shows residential land by development status and zoning for the John Day UGB.
Constraints are presented in three groupings:

e All constraints. This includes flood constraints, slopes over 25%, and lands in high or
very high landslide risk categories. A significant portion (74% or 1,645 acres) of
residential land in the John Day UGB has one or more of these constraints.

e Slope and landslide constraints. This category eliminates the flood constraints. This
reflects procedures outlined in the John Day Development Code that allow development
in the 100-year floodplain provided certain standards are met. This reduces overall
constraints by 96 acres.
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e Slope only. This grouping only includes slopes over 25%. Steep slopes are present on
about one-third (769 acres) of all residential land within the UGB.

The inventory shows about 104 residential acres that are in public or semi-public uses. These
lands are generally not considered available for residential development and are not considered
in this analysis as lands that have capacity to accommodate residential development.

Exhibit 4. Residential land by development status and zoning, John Day UGB

Constraints

Development Total Developed All Slope and Buildable
Status/Zoning Tax Lots Acres Acres Constraints Landslide Slope Only Acres
Developed
R-G 116 55 31 35 31 24 -
RL 179 41 36 16 10 6 -
S-R 122 625 427 585 566 199 -
Subtotal 417 721 493 636 608 228 -
Partially Vacant
R-G 69 85 17 36 32 18 49
RL 6 6 2 4 4 1 3
S-R 1 80 0 40 40 11 68
Subtotal 76 170 19 81 76 31 120
Public or Semi-Public
R-G 22 83 68 24 19 15 -
RL 9 17 16 14 1 1 -
S-R 3 4 3 2 2 1 -
Subtotal 34 104 88 40 21 17 -
Vacant
R-G 65 569 - 391 358 208 361
RL 10 11 - 10 2 1 9
S-R 78 654 - 487 483 284 370
Subtotal 153 1,234 - 889 844 494 740
Total 680 2,229 600 1,645 1,549 769 860

Source: Grant County Assessment data; analysis by ECONorthwest

Exhibit 5 shows vacant and partially vacant residential land by development status and zoning.
The inventory shows John Day has 860 acres of vacant and partially vacant residential land. The
majority of buildable land (86%) is fully vacant.

ECONorthwest John Day CIS - Housing and Community Development Analysis 9



Exhibit 5. Vacant and partially vacant residential land by development

status and zoning, John Day UGB

Development Total Developed Slope Buildable
Status/Zoning Tax Lots  Acres Acres Constraints Acres
Partially Vacant
R-G 69 85 17 18 49
RL 6 6 2 1 3
S-R 1 80 0 11 68
Subtotal 76 170 19 31 120
Vacant
R-G 65 569 - 208 361
RL 10 11 - 1 9
S-R 78 654 - 284 370
Subtotal 153 1,234 - 494 740
Total 229 1,404 19 525 860

Source: Grant County Assessment data; analysis by ECONorthwest

A little more than half of the buildable land is in the S-R zone in the unincorporated area of the
UGB. These lands are under county jurisdiction in the Suburban Residential zoning designation.

The county S-R zones are SR-1 (1-acre minimum lot size), SR-2 (2-acre minimum lot size), or SR-

5 (5-acre minimum lot size). Exhibit 6 shows vacant and partially vacant residential land in the

John Day UGB by zone and development status.

Exhibit 6. Vacant and partially vacant residential land by jurisdiction, John Day UGB

Development Total Developed Slope Buildable
Status/Zoning Tax Lots  Acres Acres Constraints Acres
In City Limit
Partially Vacant
R-G 69 85 17 18 49
RL 6 6 2 1 3
Subtotal 75 90 19 20 52
Vacant
R-G 65 569 - 208 361
RL 10 11 - 1 9
Subtotal 75 579 - 209 370
Total City Limit 150 670 19 229 422
Unincorporated UGB (S-R Zone)
Partially Vacant 1 80 0 11 68
Vacant 78 654 - 284 370
Subtotal 79 734 0 296 438
Total 229 1,404 19 525 860

Source: Grant County Assessment data; analysis by ECONorthwest

ECONorthwest
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Exhibit 7. Vacant and Partially Vacant Land, John Day UGB

Vacant and Partially Vacant Residential Land
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Exhibit 8. Vacant and Partially Vacant Land and Slope Constraints, John Day UGB

Vacant and Partially Vacant Residential Land
Slope Constraints, John Day UGB
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Sources: ECONarthwest, State of Oregon

Exhibit 9 shows an estimate of development capacity on vacant and partially vacant residential
lands in the John Day UGB. To estimate capacity, ECO made the following assumptions:®

e Average gross density on R-G lands is 4.0 dwelling units per acre. This assumes that the
RG zone will primarily be developed with single-family detached housing.

e Average gross density on R-L lands is 8.0 dwelling units per acre. This assumes that the
RL zone will be a combination of housing types, including some multifamily housing.

e Average gross density on S-R lands is 0.5 dwelling units per acre, or a 2 acres per
dwelling. This assumption is intended to reflect county zoning standards.

The results show that John Day has capacity for nearly 2,000 dwelling units if lands develop at
the assumed densities. The majority of capacity exists within the city limit. ECO did not analyze

¢ These assumptions are rough approximations and are based on densities commonly achieved for those housing
types with consideration of the unique attributes of John Day. Densities are a linear function, so higher densities
equate to more capacity and lower densities to less capacity.
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density of recent development, but it seems likely that development may occur at average
densities less than those assumed for the capacity estimates. Much more conservative

assumptions would still identify significant capacity; for example, if we assume development is

half as dense as the assumed densities, the city still has capacity for nearly 1,000 new dwellings.

Exhibit 9. Capacity for new housing on residential lands John Day UGB

Density Development
Assumption Capacity
Development Buildable (DU/Gross (Dwelling
Status/Zoning Tax Lots  Acres Acre) Units)
In City Limit
Partially Vacant
R-G 69 49 4.0 197
RL 6 3 8.0 22
Subtotal 75 52 219
Vacant
R-G 65 361 4.0 1,443
RL 10 9 8.0 75
Subtotal 75 370 1,518
Total City Limit 150 422 1,737
Unincorporated UGB (S-R Zone)
Partially Vacant 1 68 0.5 34
Vacant 78 370 0.5 185
Subtotal 79 438 219
Total 229 860 1,956

Source: Grant County Assessment data; analysis by ECONorthwest

ECONorthwest
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3. Historical and Recent Development
Trends

Analysis of historical development trends in John Day provides insight into the functioning of
the local housing market as well as past development trends and planning decisions. The mix of
housing types and densities, in particular, are key variables in forecasting future land need. The
specific steps are:

1. Determine the time period for which the data will be analyzed.
2. Identify types of housing to address (all needed housing types).
3. Evaluate data to estimate the mix and density of all housing types.

This study examines changes in John Day housing market from 2000 to 2017. This chapter
presents information about residential development by housing type. There are multiple ways
that housing types can be grouped. For example, they can be grouped by:

Structure type (e.g., single-family detached, apartments, etc.).
Tenure (e.g., distinguishing unit type by owner or renter units).
Housing affordability (e.g., units affordable at given income levels).

LS.

Some combination of these categories.

For the purposes of this study, we grouped housing types based on: (1) whether the structure is
stand-alone or attached to another structure and (2) the number of dwelling units in each
structure. The housing types used in this analysis are:

» Single-family detached includes single-family detached units on a range of lot sizes,
manufactured homes on lots and in mobile home parks, and accessory dwelling units.

» Single-family attached is all structures with a common wall where each dwelling unit
occupies a separate lot, such as row houses or townhouses.

* Multifamily is all attached structures (e.g., duplexes, tri-plexes, quad-plexes, and
structures with five or more units) other than single-family detached units,
manufactured units, or single-family attached units.

Throughout this analysis (including the subsequent Chapter 4), we used data from multiple
sources, choosing data from well-recognized and reliable data sources. One of the key sources
for housing and household data is the U.S. Census. This report primarily uses data from two
Census sources:

* The Decennial Census, which is completed every ten years and is a survey of all
households in the U.S. The Decennial Census is considered the best available data
for information such as demographics (e.g., number of people, age distribution, or
ethnic or racial composition), household characteristics (e.g., household size and
composition), and housing occupancy characteristics. As of 2010, the Decennial
Census does not collect more detailed household information, such as income,

ECONorthwest John Day CIS - Housing and Community Development Analysis 14



housing costs, housing characteristics, and other important household information.
Decennial Census data is available for 2000 and 2010.

* The American Community Survey (ACS), which is completed every year and is a
five-year sample of households in the U.S. From 2012 to 2016 or 2013 to 2017, the ACS
sampled an average of 3.5 million households per year, or about 2.6% of the
households in the nation. The ACS collects detailed information about households,
such as: demographics (e.g., number of people, age distribution, ethnic or racial
composition, country of origin, language spoken at home, and educational
attainment), household characteristics (e.g., household size and composition),
housing characteristics (e.g., type of housing unit, year unit built, or number of
bedrooms), housing costs (e.g., rent, mortgage, utility, and insurance), housing
value, income, and other characteristics.

The foundation of the housing needs analysis is a population forecast for John Day. The official
forecast is prepared by the Portland State University Population Research Center. The city is
required to use this forecast for review of the UGB. The official forecast projects John Day will
lose population in the next 20 years. The goal of John Day’s Strategy for Growth is to return
John Day to positive population growth. Thus, we modeled a different population forecast that
assumes the City is successful in its growth strategy and is able to attract new residents.

ECONorthwest John Day CIS - Housing and Community Development Analysis 15



Trends in Housing Mix

This section provides an overview of changes in the mix of housing types in John Day and
compares John Day to Grant County and to Oregon. These trends demonstrate the types of
housing developed in John Day historically. Unless otherwise noted, this chapter uses data from
the 2000 and 2010 Decennial Census, and the 2013-2017 American Community Survey 5-Year
Estimates.

This section shows the following trends in housing mix in John Day:

* John Day’s housing stock is predominantly single-family detached housing units.
Seventy-five percent of John Day’s housing stock is single-family detached, 24% is
multifamily, and 1% is single-family attached (e.g., townhouses).

= Since 2000, John Day’s housing mix has shifted with the share of multifamily
units increasing by 9%. John Day’s housing stock grew by about 16% (about 133
new units) between 2000 and the 2013-2017 period. The number of multifamily units
increased 47% from 124 in 2000 to 232 in 2013-17. This is a remarkable increase in
multifamily housing over the 17-year period. Moreover, John Day has 70% of all
multifamily housing in Grant County.

Housing Mix
The total number of dwelling  Exhibit 10. Total Dwelling Units, John Day, 2000 and 2013-2017
units in John Day increased Source: U.S. Census Bureau, 2000 Decennial Census, SF3 Table HO30, and 2013-2017
by 16% from 2000 to 2013-  ACS Table B25024.
2017.
John Day added 133 new 1,000
units since 2000.
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About 75% of John Day’s
housing stock is single-family
detached.

John Day has a larger share
of multifamily housing than
Grant County, and about the
same as Oregon.

From 2000 to 2013-2017,
the share of single-family
detached housing units
declined by 9% as the share
of multi-family housing units
increased by 9%.

Exhibit 11. Housing Mix, John Day, Grant County, and Oregon,
2013-2017

Source: U.S. Census Bureau, 2013-2017 ACS Table B25024.
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Exhibit 12. Change in Housing Mix, John Day, 2000 and 2013-
2017

Source: U.S. Census Bureau, 2000 Decennial Census, SF3 Table HO30, and 2013-2017
ACS Table B25024.
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Trends in Tenure

Housing tenure describes whether a dwelling is owner- or renter-occupied. Homeownership
rates in John Day varied between 2000 and 2012-2016. In 2000, 66% of John Day’s households
were homeowners. This increased to 72% in 2010 and then dropped to 59% in 2012-2016. This
decrease may be due, in part, to an increase in multifamily dwellings which it is reasonable to
assume are primarily rental units. Nearly all John Day homeowners (97%) live in single-family
detached housing, while less than half of renters (41%) live in multifamily housing.

The homeownership rate in  Exhibit 13. Tenure, Occupied Units, John Day, 2000-2017

John Day increased by 6% Source: U.S. Census Bureau, 2000 Decennial Census SF1 Table HO04, 2010 Decennial
(from 66% to 72%) Census SF1 Table H4, 2013-2017 ACS Table B24003.
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John Day has a similar Exhibit 14. Tenure, Occupied Units, John Day, Grant County, and
share of homeowners and Oregon, 2013-2017

renters as Oregon. Source: U.S. Census Bureau, 2013-2017 ACS Table B24003.
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Nearly all homeowners Exhibit 15. Housing Units by Type and Tenure, John Day, 2013-
(97%) live in single-family 2017

detached housing. Source: U.S. Census Bureau, 2013-2017 ACS Table B25032.
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Vacancy Rates

The Census defines vacancy as: "Unoccupied housing units... determined by the terms under
which the unit may be occupied, e.g., for rent, for sale, or for seasonal use only." The 2010
Census identified vacancy through an enumeration, separate from (but related to) the survey of
households. Enumerators are obtained using information from property owners and managers,
neighbors, rental agents, and others.

According to the 2013-2017 Census, the vacancy rate in John Day was 9.4%, compared to 27.3%
for Grant County and 9.3% for Oregon.

Government-Assisted Housing

Governmental agencies and nonprofit organizations offer a range of housing assistance to low-
and moderate-income households in renting or purchasing a home. There are three
government-assisted housing developments and properties in John Day with a total of 51 units.

Exhibit 16. Government-Assisted Housing Developments in John Day

NAME TOTAL UNITS RESTRICTED UNITS
CANYON CREEK COURT 18 18
MEADOWBROOK | 24 22
MEADOWBROOK Il APTS 19 19

TOTAL 51 51

Source: Oregon Housing and Community Services Database.
https://www.oregon.gov/ohcs/Pages/research-multifamily-housing-inventory-data.aspx

Manufactured Homes

Manufactured homes provide a source of affordable housing in John Day. They provide a form
of homeownership that can be made available to low- and moderate-income households. Cities
are required to plan for manufactured homes—both on lots and in parks (ORS 197.475-492).

Generally, manufactured homes in parks are owned by the occupants who pay rent for the
space. Monthly housing costs are typically lower for a homeowner in a manufactured home
park for several reasons, including the fact that property taxes levied on the value of the land
are paid by the property owner, rather than the manufactured home owner. The value of the
manufactured home generally does not appreciate in the way a conventional home would,
however. Manufactured homeowners in parks are also subject to the mercy of the property
owner in terms of rent rates and increases. It is generally not within the means of a
manufactured homeowner to relocate to another manufactured home to escape rent increases.
Homeowners living in a park is desirable to some because it can provide a more secure
community with on-site managers and amenities, such as laundry and recreation facilities.
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John Day had 242 mobile homes in 2000, and 297 mobile homes in the 2013-2017 period, an
increase of 55 dwellings. According to Census data, 61% of the mobile homes in John Day were
owner-occupied in the 2012-2016 period.

OAR 197.480(4) requires cities to inventory the mobile home or manufactured dwelling parks

sited in areas planned and zoned or generally used for commercial, industrial, or high-density
residential development. Exhibit 17 presents the inventory of mobile and manufactured home
parks within John Day in October of 2018.

John Day has two
manufactured home
parks within their portion
of the UGB. Within these

Exhibit 17. Inventory of Mobile/Manufactured Home Parks,

John Day’s portion of UGB, 2018

Source: Oregon Manufactured Dwelling Park Directory.

parks, there are a total of Name Location e Total Vacant Comprehensiye
spaces spaces Plan Designation
173 spaces. o ey el T General
ohn Day Trailer Par . ) enera
& Laundromat 660 W Main St Family 10 Commercial
Riverside Home Park 677 W Main St Family 163 General
Commercial
Total 173 A
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4. Demographic and Other Factors Affecting
Residential Development in John Day

Demographic trends are important for a thorough understanding of the dynamics of the John
Day housing market. John Day exists in a regional economy; trends in the region impact the
local housing market. This chapter documents demographic, socioeconomic, and other trends
relevant to John Day at the national, state, and regional levels.

Demographic trends provide a context for growth in a region; factors such as age, income,
migration, and other trends show how communities have grown and how they will shape
future growth. To provide context, we compare John Day to Grant County and Oregon.
Characteristics such as age and ethnicity are indicators of how the population has grown in the
past and provide insight into factors that may affect future growth.

Demographic and Socioeconomic Factors Affecting Housing
Choice”

Analysts typically describe housing demand as the preferences for different types of housing
(e.g., single-family detached or apartment), and the ability to pay for that housing (the ability to
exercise those preferences in a housing market by purchasing or renting housing; in other
words, income or wealth).

7 The research in this chapter is based on numerous articles and sources of information about housing, including:
Davis, Hibbits, & Midghal Research, “Metro Residential Preference Survey,” May 2014.

The American Planning Association, “Investing in Place; Two generations’ view on the future of
communities,” 2014.

Transportation for America, “Access to Public Transportation a Top Criterion for Millennials When
Deciding Where to Live, New Survey Shows,” 2014.

National Association of Home Builders International Builders, “Survey Says: Home Trends and Buyer
Preferences,” 2017.

Urban Land Institute, The Case for Multi-family Housing, 2003.

E. Zietz, Multi-family Housing: A Review of Theory and Evidence. Journal of Real Estate Research, Volume 25,
Number 2. 2003.

C. Rombouts, Changing Demographics of Homebuyers and Renters. Multi-family Trends, Winter 2004.
J. Mcllwain, Housing in America: The New Decade, Urban Land Institute, 2010.

D. Myers and S. Ryu, Aging Baby Boomers and the Generational Housing Bubble, Journal of the American
Planning Association, Winter 2008.

M. Riche, The Implications of Changing U.S. Demographics for Housing Choice and Location in Cities, The
Brookings Institution Center on Urban and Metropolitan Policy, March 2001.

L. Lachman and D. Brett, Generation Y: America’s New Housing Wave, Urban Land Institute, 2010.
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Many demographic and socioeconomic variables affect housing choice. However, the literature
about housing markets finds that age of the householder, size of the household, and income are
most strongly correlated with housing choice.

* Age of householder is the age of the person identified (in the Census) as the head of
household. Households make different housing choices at different stages of life.
This chapter discusses generational trends, such as housing preferences of Baby
Boomers, people born from about 1946 to 1964, and Millennials, people born from
about 1980 to 2000.

* Size of household is the number of people living in the household. Younger and
older people are more likely to live in single-person households. People in their
middle years are more likely to live in multiple person households (often with
children).

* Income is the household income. Income is probably the most important
determinant of housing choice. Income is strongly related to the type of housing a
household chooses (e.g., single-family detached, duplex, or a building with more
than five units) and to household tenure (e.g., rent or own).

This chapter focuses on these factors, presenting data that suggests how changes to these factors
may affect housing need in John Day over the next 20 years.

Regional and Local Demographic Trends that may affect housing need in John
Day

Demographic trends that might affect the key assumptions used in the baseline analysis of
housing need are: (1) the aging population, (2) changes in household size and composition, and
(3) increases in diversity.

An individual’s housing needs change throughout their life, with changes in income, family
composition, and age. The types of housing needed by a 20-year-old college student differ from
the needs of a 40-year-old parent with children, or an 80-year-old single adult. As John Day’s
population ages, different types of housing will be needed to accommodate older residents. The
housing characteristics by age data below reveal this cycle in action in John Day.
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Housing needs and
preferences change in
predictable ways over
time, such as with
changes in marital status
and size of family.

Families of different sizes
need different types of
housing.

Exhibit 18. Effect of demographic changes on housing need

Source: ECONorthwest, adapted from Clark, William A.V. and Frans M. Dieleman. 1996.
Households and Housing. New Brunswick, NJ: Center for Urban Policy Research.
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Population Growth

John Day’s population growth will drive future demand for housing in the City over the
planning period. The population forecast in Exhibit 20 is John Day’s official population forecast,
from the Oregon Population Forecast Program. John Day must use this forecast as the basis for
forecasting housing growth over the 2019 to 2039 period.

John Day’s population Exhibit 19. Population, John Day, Grant County, Oregon, U.S.,

shrunk by 6% between 1990-2018

1990 and 2018. Source: U.S. Decennial Census 1990, and Portland State University, Population Research

, : Center 2018.

John Day’s residents

decreased by about 100 Change 1990-2018

people, at an average 1990 2018 Number Percent AAGR

annual growth rate of John Day 1,836 1,735 -101 -6% -0.2%

negative 0.2%. Grant County 7,853 7,400 -453 -6% -0.2%

Oregon 2,842,321 4,195,300( 1,352,979 48% 1.4%

John Day’s population Exhibit 20. PSU Forecast of Population Growth, John Day’s

within their portion of the portion of UGB, 2019 to 2039

UGB is pro;ected to shrink Source: Portland State University Population Research Center’s Oregon Population

by 84 people between Forecast Program, Forecasts for Grant County, June 30, 2016. ECONorthwest estimated

2020 and 2040, at an the John Day portion of the UGB’s population.

average annual growth .

rate of -0.21%.8 2,098 2,013 84 4% Decrease
Residents in Residents in Fewer Residents  -0.21% AAGR
2019 2039 2019-2039

8 This forecast of population growth is based on the Oregon Population Forecast Program. ECONorthwest
extrapolated the population forecast for 2018 and 2040 based on the methodology specified in the following file (from
the Oregon Population Forecast Program website):
http://www.pdx.edu/prc/sites/www.pdx.edu.prc/files/Population_Interpolation_Template.xlsx
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Aging Population

This section shows two key characteristics of John Day’s population, with implications for
future housing demand in John Day:

* Seniors. The average age in John Day is younger than Grant County but slightly below
the Statewide average. John Day’s share of population 60 years and older is about the
same as the State but much lower than Grant County.

Demand for housing for retirees will grow over the planning period, as the Baby
Boomers continue to age and retire. The Grant County forecast share of residents aged
60 years and older will account for 53% of its population (2040), compared to around
36% in 2017.

The impact of growth in seniors in John Day will depend, in part, on whether older
people already living in John Day continue to reside there as they retire and whether
John Day attracts people nearing or in retirement, consistent with the expected changes
in Grant County’s age distribution. National surveys show that, in general, most retirees
prefer to age in place by continuing to live in their current home and community as long
as possible.’

Growth in the number of seniors will result in demand for housing types specific to
seniors, such as small and easy-to-maintain dwellings, assisted living facilities, or age-
restricted developments. Senior households will make a variety of housing choices,
including: remaining in their homes as long as they are able, downsizing to smaller
single-family homes (detached and attached) or multifamily units, or moving into group
housing (such as assisted living facilities or nursing homes), as their health declines. The
challenges aging seniors face in continuing to live in their community include: changes
in healthcare needs, loss of mobility, the difficulty of home maintenance, financial
concerns, and increases in property taxes.!?

* John Day has a modest share of younger people. About 29% of John Day’s population
is under 20 years old, compared to Oregon’s average of 24%, and Grant County at 20%.
The forecast for population growth in Grant County shows the percent of people under
20 years old remaining relatively static at 19% in 2016 to 17% in 2040.

People currently aged 18 to 38! are referred to as the Millennial generation and account
for the largest share of population in Oregon.? By 2040, Millennials will be about 40 to 60

9 A survey conducted by the AARP indicates that 90% of people 50 years and older want to stay in their current home
and community as they age. See http://www.aarp.org/research.

10“Aging in Place: A toolkit for Local Governments” by M. Scott Ball.

' No formal agreement on when the Millennial generation starts or ends exists. For this report, we define the
Millennial generation as individuals born in 1980 through 2000.

12 Pew Research Center. (March 2018). “Defining generations: Where Millennials end and post-Millennials begin” by
Michael Dimock. Retrieved from: http://www.pewresearch.org/fact-tank/2018/03/01/defining-generations-where-
millennials-end-and-post-millennials-begin/.
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years of age. The forecast for Grant County shows a decline in the population share of
Millennials from about 15% of the population in 2020 to about 12% of the population in
2040.

John Day’s ability to attract and retain people in this age group will depend, in large
part, on whether the city has opportunities for housing (and employment) that both
appeals to and is affordable to Millennials. Retaining (or attracting) Millennials, will
depend on availability of housing types (such as townhouses, cottages, duplexes and
similar scale-multifamily housing, and apartments).

In the near-term, Millennials may increase demand for rental units. The long-term
housing preference of Millennials is uncertain. Research suggests that Millennials’
housing preferences may be similar to the Baby Boomers, with a preference for smaller,
less costly units. Recent surveys about housing preference suggest that Millennials want
affordable single-family homes in areas that offer transportation alternatives to cars,
such as suburbs or small cities with walkable neighborhoods.'3

From 2000 to 2013- Exhibit 21. Median Age, Years, 2000 to 2013-2017

) .
2017, John Day's median g .. s census Bureau, 2000 Decennial Census Table BO1002, 2013-2017 ACS, Table
age decreased from 39.4  B01002.

to 36.8 years.
60

50 53

N
o

39.2

Median age
) w
o o

[N
(@)

John Day Grant County Oregon
2000 m2013-2017

13 The American Planning Association, “Investing in Place; Two generations’” view on the future of communities.”
2014.

“Access to Public Transportation a Top Criterion for Millennials When Deciding Where to Live, New Survey Shows,”
Transportation for America.

“Survey Says: Home Trends and Buyer Preferences,” National Association of Home Builders International Builders
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Recent data show that
about 50% of John Day’s
residents were between
the ages of 20 and 59
years.

About 29% of John Day’s
population is under 20
years old, higher than
Grant County and the
state.

Between 2000 and 2013-
2017, all age groups in
John Day grew in size,
except those aged 40-69.

In John Day, those aged
70 and older grew the

most (14%), followed by
those aged 20-39 (6%).

Exhibit 22. Population Distribution by Age, 2013-2017
Source: U.S. Census Bureau, 2013-2017 ACS, Table BO1001.
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Exhibit 23. Population Change by Age, 2000 to 2013-2017
Source: U.S. Census Bureau, 2000 Decennial Census Table PO12 and 2013-2017 ACS, Table

B01001.
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Grant County’s population
forecast shows that the
population of people aged
60 years and older will
grow by 36%, while all
other age groups will
decline in growth.

By 2040, it is forecasted
that Grant County
residents aged 60 and
older will make up 53% of
the county’s total
population.

This accounts fora 12%
increase from the county’s
2017 age group estimate.

Exhibit 24. Share of Total Population Growth, by Age Group, Grant
County, 2016 to 2040

Source: Portland State University, Population Research Center, Grant County Forecast, June

2016.
-15% -17% -32% 36%
264 less 308 less 561 less 641 People
people people people
Under 20 20-39 Years 40-59 Years 60+ Years

Exhibit 25. Share of Population by Age Group, Grant County, 2016,
2040

Source: Portland State University, Population Research Center, Grant County Forecast, June

2016.
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Increased Ethnic Diversity

John Day is becoming slightly more ethnically diverse. The Hispanic and Latino population
grew from 3% of John Day’s population in 2000 to 5% of the population in the 2013-2017 period,
adding about 57 new Hispanic and Latino residents. John Day is less ethnically diverse than
Oregon, but more diverse than Grant County.

Although the growth of the Hispanic and Latino population is relatively small, continued
growth of this population cohort the will affect John Day’s housing needs in a variety of ways.!
Growth in first generation and to a lesser extent, second and third generation Hispanic and
Latino immigrants will increase demand for larger dwelling units to accommodate larger
household sizes for these households, on average. Foreign-born households, including Hispanic
and Latino immigrants, are more likely to include multiple generations, requiring more space
than smaller household sizes. As Hispanic and Latino households integrate over generations,
household size typically decreases, and their housing needs become similar to housing needs
for all households.

Growth in Hispanic and Latino households will result in increased demand for housing of
all types, both for ownership and rentals, with an emphasis on housing that is comparatively
affordable and can accommodate multiple generations.

4 The following articles describe housing preferences and household income trends for Hispanic and Latino families,
including differences in income levels for first, second, and third generation households. In short, Hispanic and
Latino households have lower median income than the national averages. First and second generation Hispanic and
Latino households have median incomes below the average for all Hispanic and Latino households. Hispanic and
Latino households have a strong preference for homeownership, but availability of mortgages and availability of
affordable housing are key barriers to homeownership for this group.

Pew Research Center. Second-Generation Americans: A Portrait of the Adult Children of Immigrants, February 7, 2012.
National Association of Hispanic Real Estate Professionals. 2014 State of Hispanic Homeownership Report, 2014.
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John Day’s Hispanic/Latino
population grew by 3%
between 2000 and 2013-
2017.

John Day is as ethnically
diverse as the county, but
less ethnically diverse than
the state.

Exhibit 26. Hispanic or Latino Population as a Percent of the Total
Population, 2000, 2013-2017

Source: U.S. Census Bureau, 2000 Decennial Census Table PO08, 2013-2017 ACS Table
B03002.
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Household Size and Composition

John Day’s average household size is slightly larger than Grant County’s average household
size and slightly less than Oregon’s average household size. John Day has a larger share of
households with children and a larger share of nonfamily households, compared to Statewide

averages.

John Day’s average
household size is between
that of Grant County and
Oregon.

Exhibit 27. Average Household Size, John Day, Grant County,
Oregon, 2013-2017

Source: U.S. Census Bureau, 2013-2017 ACS 5-year estimate, Table B25010.
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John Day Grant County Oregon
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John Day has a larger share
of nonfamily than the
county and in Oregon.

About 31% of John Day and
19% Grant County
households have children,
compared to 26% of Oregon
households.

Exhibit 28. Household Composition, John Day, Grant County,

Oregon, 2013-2017
Source: U.S. Census Bureau, 2013-2017 ACS 5-year estimate, Table DP0O2.
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Income of John Day Residents

Income is one of the key determinants in housing choice and households” ability to afford
housing. Income for residents living in John Day is greater than in Grant County and Oregon.

Over the 2013-2017 period,
John Day’s median
household income (MHI) was
about the same as the
county, and lower than the
state.

John Day has more
households earning less
than $25,000 than the
county or the state.

For the 2013-2017 period,
about 48% of John Day
households made more than
$50,000 per year, compared
to 45% of Grant County
households, and 55% of
Oregon households.

Exhibit 29. Median Household Income, John Day, Grant County,
Oregon, 2013-2017

Source: U.S. Census Bureau, 2013-2017 ACS 5-year estimate, Table B25119.

John Day $44,432

Grant County $44,826

Oregon $56,119

$0 $20,000 $40,000 $60,000

Median household income in the past 12 months,
inflation-adjusted to 2017 dollars

Exhibit 30. Household Income, John Day, Grant County, Oregon,
2013-2017

Source: U.S. Census Bureau, 2013-2017 ACS 5-year estimate, Table B19001.
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In John Day, all Exhibit 31. Income by Age of Householder, John Day, 2013-2017

householders that earned Source: U.S. Census Bureau, 2013-2017 ACS 5-year estimate, Table B19037.
$100,000 or more were 25
or older during the 2013- 100% 5%
2017 period. 90%
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In the 2013-2017 period, 4- Exhibit 32. Median Household Income by Household Size, John
person households in John Day, Grant County, 2013-2017

Pay had the h'gheSt median Source: U.S. Census Bureau, 2013-2017 ACS 5-year estimate, Table B19019.
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Commuting Trends

John Day is part of the interconnected economy of Grant County and the greater Eastern
Oregon region. Of the almost 1,000 people who work in John Day, more than 74% of workers
commute into John Day from other areas. Sixty-six percent of residents of John Day commute
out of the city for work.

John Day is part of an Exhibit 33. Commuting Flows, John Day, 2015
interconnected regional
economy.

Source: U.S. Census Bureau, Census On the Map.

760 people commute into
John Day for work, and
more than 371people
living in John Day
commute out of the City
for work.

229 “ohn 04y W
Canyon City
2 km
| Tmi T -119.04484, 44.45264

About 23% of people who Exhibit 34. Places Where Workers at Businesses in John Day
work at businesses Lived, 2015

located in John Day also
live in John Day.

Source: U.S. Census Bureau, Census On the Map.

74% of people who work in 8% 23% 6% 3% 3%
John Day resident in Grant Canyon City  John Day Mt. Vernon Prairie City Dayville
County.

About 66% of John Day Exhibit 35. Places Where John Day Residents were Employed,
residents work in Grant 2015

County' Source: U.S. Census Bureau, Census On the Map.

38% of John Day residents

live and work within City 11% 38% 6% 2% 2%
limits.

Canyon City John Day Portland La Grande Mt. Vernon
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Most John Day residents Exhibit 36. Commute Time by Place of Residence, John Day, Grant
(82%) have a commute County, Oregon, 2013-2017

time that takes less than 15 Source: U.S. Census Bureau, 2013-2017 ACS 5-year estimate, Table BO8303.
minutes.

Similarly, about 58% of

Grant County residents and

32% of Oregon residents 60 ormore h

have a commute time of less

than 15 minutes. 451059 M
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Regional and Local Trends Affecting Affordability in
John Day

This section describes changes in sales prices, rents, and housing affordability in John Day, since
2000.

Changes in Housing Costs

John Day’s housing stock has a tight distribution of values, with few low-valued homes and
zero homes valued over $500,000. Recent data show that the median home value in John Day is
about $120,000. This value is similar to values observed in John Day peer-cities of Prairie City

and Dayville. Canyon City homes are valued less than John Day homes.

John Day’s median home
value was comparable to
Dayville 2017, lower than
Prairie City and higher
than Canyon City

In 2017, nearly 60% of
homes were valued at

Exhibit 37. Median Home Value, John Day and Comparison
Cities, ACS 2013-17

Source: Realtor.com.

$120K $91K $121K $130K

Dayville Canyon City John Day Prairie City

Exhibit 38. Distribution of Home Values, John Day, 2013-2017
Source: ACS 2013-2017, Table S2506
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Rental Costs

Rent costs in John Day are higher than average for Grant County and are lower than average for
Oregon. The following chart shows gross rent (which includes the cost of rent plus utilities) for
John Day in comparison to Grant Count and the State of Oregon rent levels. Median gross rent
for John Day in 2013-17 was $723.
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Over 80% of renters in
John Day pay less than
$1,000 per month.

About 5% of John Day’s
renters paid $1,250 or
more in gross rent per

month, a slightly larger

share than Grant County
(3%), but a smaller share

than the state (27%).

Exhibit 39. Gross Rent, John Day, Grant County, and Oregon, 2013-
2017

Source: U.S. Census Bureau, 2013-2017 ACS Table B25063.

No cash rent
Less than $400
$400to $599
$600to $799
$800to $999

$1,000 to $1,249

$1,250 or more

0% 10% 20% 30% 40%
mJohn Day mGrantCounty Oregon

ECONorthwest

John Day CIS - Housing and Community Development Analysis

38



Housing Affordability

A typical standard used to determine housing affordability is that a household should pay no
more than a certain percentage of household income for housing, including payments and
interest or rent, utilities, and insurance. The Department of Housing and Urban Development’s
guidelines indicate that households paying more than 30% of their income on housing
experience “cost burden,” and households paying more than 50% of their income on housing
experience “severe cost burden.” Using cost burden as an indicator for housing affordability is
consistent with the Goal 10 requirement to provide housing that is affordable to all households
in a community.

About 31% of John Day’s households are cost burdened. About 48% of renter households are
cost burdened, compared with 20% of homeowners. Twenty percent of households in John Day
are rent burdened households. Overall, John Day has a slightly smaller share of cost-burdened
households than Oregon.

About 24% of John Day's households have an income of less than $20,000 per year. These
households can afford rent of less than $625 per month, or a home with a value of less than
$62,500. Most, but not all of these households are cost burdened.

Renters are much more Exhibit 40. Housing Cost Burden by Tenure, John Day, 2013-2017
likely to be cost burdened
than homeowners.

In the 2013-2017 period,

Source: U.S. Census Bureau, 2013-2017 ACS Tables B25091 and B25070.

N .
about 48% of renters in John Total 31% 69%
Day were cost burdened,
compared to 31% of
homeowners.
Renters 48% 52%
Owners 20% 80%
0% 20% 40% 60% 80% 100%
H Cost Burdened ® Not Cost Burdened
As of 2017, 20% of Exhibit 41. Renter Cost Burden, John Day, 2013-2017

households in John Day were

Source: U.S. Census Bureau, 2013-2017 ACS Tables B25091 and B25070.
cost burdened renters.

875 171 20%
Total Households Cost Burdened Renter Share of Cost
Households Burdened Renters

(% of total households)
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Cost burden rates vary by Exhibit 42. Housing Cost Burden by Income, John Day, 2013-2017

ihncomﬁ. ::'jeat:y ta" | Source: U.S. Census Bureau, 2013-2017 ACS Table S2503.
ouseholds that earn less
than $20,000 per year are 100% 8%
cost burdened.
80%
60%
96% o
92% . et
40%
20%

4%

Less than $20,000to $35,000to $50,000to $75,000 or
$20,000 $34,999 $49,999 $74,999 more

m Cost Burdened  m Not Cost Burdened

0%

While cost burden is a common measure of housing affordability, it does have some limitations.
Two important limitations are:

* A household is defined as cost burdened if the housing costs exceed 30% of their
income, regardless of actual income. The remaining 70% of income is expected to be
spent on non-discretionary expenses, such as food or medical care, and on
discretionary expenses. Households with higher incomes may be able to pay more
than 30% of their income on housing without impacting the household’s ability to
pay for necessary non-discretionary expenses.

* Cost burden compares income to housing costs and does not account for
accumulated wealth. As a result, the estimate of how much a household can afford
to pay for housing does not include the impact of a household’s accumulated wealth.
For example, a household of retired people may have relatively low income but may
have accumulated assets (such as profits from selling another house) that allow them
to purchase a house that would be considered unaffordable to them based on the
cost burden indicator.

Another way of exploring the issue of financial need is to review housing affordability at
varying levels of household income.
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Fair Market Rent for a 2- Exhibit 43. HUD Fair Market Rent (FMR) by Unit Type,

bedroom apartment in Grant County, 2019

Grant county is $700' Source: U.S. Department of Housing and Urban Development.
$532 $598 $700 $1,012 $1,126
Studio 1-Bedroom 2-Bedroom 3-Bedroom  4-Bedroom

A household must earn at Exhibit 44. Affordable Housing Wage, Grant County, 2017

least $13'49 per hour to . Source: U.S. Department of Housing and Urban Development; Oregon Bureau of Labor
afford a two-bedroom unit and Industries.

in Grant County.
$13.49/hour

Affordable Housing Wage for two-bedroom Unit in Grant County

Exhibit 45 Financially Attainable Housing, by Median Family Income (MFI) for Grant County
($54,700), John Day, 2018

Source: U.S. Department of Housing and Urban Development, Grant County, 2018.

If your household earns.
$16,000 $27,000

(30% of AMI) (50% of AMI)

Then you can afford....

$400 $675
monthly rent monthly rent
OR
$81,000-
$94,500

home sales price

Food Service Repair/Maintenance
$15,600 Worker
$29,600
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A household earning median income ($54,700) can afford a monthly rent of about $1,370 or a
home valued at between $191,000 and $218,000.

About 28% of John Day’s
households have income
less than $27,150 and
cannot afford a two-
bedroom apartment at
Grant County’s Fair Market
Rent (FMR) of $700.

Exhibit 46. Share of Households, by Median Family Income (MFI)
for Grant County ($54,700), John Day, 2018
Source: U.S. Department of Housing and Urban Development, Grant County, 2018. U.S.

Census Bureau, 2013-2017 ACS Table S1901. Note: MFI is Median Family Income,
determined by OHCS for Grant County.
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Exhibit 47 compares the number of households by income with the number of units affordable
to those households in John Day. John Day currently has a deficit of housing affordable to
households earning between $10,000 and $25,000, and greater than $50,000. The deficit of
housing for households earning between $10,000 and $25,000 (between 15% and 37% of MFI)
results in these households potentially living in housing that is more expensive than they can
afford. Households in this income range are generally unable to afford market rate rents. When
lower cost housing (such as government subsidized housing) is not available, these households
pay more than they can afford in rent. This is consistent with the data about renter cost burden
in John Day.

John Day has a deficit of housing types affordable at lower income levels such as new and used
government-assisted housing, apartments, duplexes, tri- and quad-plexes, and manufactured
housing. John Day also has a deficit of housing types affordable for higher income levels such as
market-rate apartments, single-family attached, and single-family detached housing.
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Exhibit 47. Affordable Housing Costs and Units by Income Level, John Day, 2016
Source: U.S. Census Bureau, 2013-2017 ACS, Table B19001, B25075, and B25063. Note: MFI is Median Family Income, determined by

OHCS for Grant County. In 2018, Grant County’s MFI was $54,700.
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Implication 1

Some lower-incomer households live in housing
that is more expensive than they can afford
because affordable housing is not available.
These households are cost-burdened.

Source: ECONorthwest

$35,000-
$49,999
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186
255%
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Implication 2

$50,000- $75,000- $100,000- $150,000
$74,999 $99,999 $149,999 or more

158 145 82 34
-33 -132 -73 -28
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*Median Family Income for a family of four

Implication 2

Some higher-income households choose
housing that costs less than they can afford.
This may be the result of the household's
preference or it may be the result of lack of
higher-cost and higher-amenity housing that
would better suit their preferences.

ECONorthwest John Day CIS - Housing and Community Development Analysis 44



Summary of the Factors Affecting John Day’s Housing Needs

The purpose of the analysis thus far has been to provide background on the kinds of factors that
influence housing choice. While the number and interrelationships among these factors ensure
that generalizations about housing choice are difficult to make and prone to inaccuracies, it is a
crucial step to informing the types of housing that will be needed in the future.

There is no question that age affects housing type and tenure. Mobility is substantially higher
for people aged 20 to 34. People in that age group will also have, on average, less income than
people who are older and they are less likely to have children. These factors mean that younger
households are much more likely to be renters, and renters are more likely to be in multifamily
housing.

Data illustrates what more detailed research has shown, and what most people understand
intuitively:

* Life cycle and housing choice interact in ways that are predictable in the aggregate.
= Age of the household head is correlated with household size and income.

* Household size and age of household head affect housing preferences.

* Income affects the ability of a household to afford a preferred housing type.

The connection between socioeconomic and demographic factors and housing choice is often
described informally by giving names to households with certain combinations of
characteristics: the "traditional family," the "never-marrieds," the "dinks" (dual-income, no kids),
and the "empty-nesters."’® Thus, simply looking at the long wave of demographic trends can
provide good information for estimating future housing demand.

Still, one is ultimately left with the need to make a qualitative assessment of the future housing
market. The following is a discussion of how demographic and housing trends are likely to
affect housing in John Day over the next 20 years:

* Demand for new housing is primarily linked to population growth. Between 1990
and 2018, John Day’s population shrunk by 101 people (-6%). The population in John
Day’s UGB is forecasted to continue to shrink in the coming decades as is the
population of Grant County. Unless this trend is reversed, John Day is likely to see a
general decline in the demand for housing. However, our research shows that the there
is a mismatch between the housing supply that is available in John Day, and household
incomes. Moreover, there is a general deficit of housing for households earning over
$50,000 annually. These data point to an opportunity for new residential development
for homes to serve household earning 100% to 120% Median Family Income. Further,
should the City be successful in stabilizing or even growing the local population
through its Strategy for Growth efforts, there will be additional demand for new
housing.

15 See Planning for Residential Growth: A Workbook for Oregon’s Urban Areas (June 1997).
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» even if the population declines or remains stable there still will be a need to replace
aging housing stock and provide new housing that meets the needs and desires of the
population.

* Demographic trends—especially age and income trends —of the local population
will influence the demand for new housing and the types of new housing
demanded. While John Day has a median age that matches those at the state level, the
age distribution differs from many other cities in Oregon. Proportionally the largest age
cohorts within the city are children under age 18 and seniors. Likewise, Grant County’s
largest age cohort are seniors. Population projections show that the city’s senior
population will grow faster than other age groups. These data trends have a few
implications.

First, the large cohort of children in the city of John Day, compared to a proportionally
small number of young adults means that as soon as children enter working/higher
education age they leave the community —and few of them return. Second, the older
adult and senior popula