ECONOMIC OPPORTUNITY ANALYSIS
Harney County – 2021

PARC Resources
800-758-6812 www.parcresources.com

HARNEY COUNTY ECONOMIC
OPPORTUNITY ANALYSIS
SENATE BILL 2- DEMONSTRATION PROJECT

TECHNICAL ADVISORY COMMITTEE
Judge Pete Runnels
Commissioner Patty Dorroh
Commissioner Kristen Shelman
Joan Davies, Administrator, City of Hines
Rob Frank, Planning Commissioner
David Bohnert, OSU Field Station Director
Jeff Rose, BLM Administrator
Kenton Dick, Tribal Planner, Burns Paiute Tribe
Joshua Giles, USDA
Scott Edelman, DLCD
Representative Mark Owens
Greg Smith, Economic Development Coordinator
Denise Rose, Economic Development
Tracey Kennedy, Burns Paiute
Colby Marshall, Realtor, Jett Blackburn Real estate
Dan Brown, Burns City Manager

STATE ADVISORS
Leigh Mcilvaine, Department of Land Conservation and Development
Jon Jennings, Department of Land Conservation and Development
Courtney Crowell, Governor’s Office
Scott Edelman, Department of Land Conservation and Development
Hillary Foote, Department of Land Conservation and Development

Page

CONSULTANTS- PARC RESOURCES, LLC
Stan Foster, Consultant
Robert Irvine, Consultant
Laura Prado, Consultant
Tamra Mabbott, Consultant
Harney County Trend Analysis

1

LOCAL STAFF
Brandon McMullen, Planning Director
Bryce Mertz, GIS

Table of Contents
HARNEY COUNTY ECONOMIC OPPORTUNITY ANALYSIS ....................................... 1
SENATE BILL 2- DEMONSTRATION PROJECT ......................................................... 1
Chapter 1: Public Process ............................................................................................... 3
First Public Meeting ..................................................................................................... 4
Second Public Meeting ................................................................................................ 4
Third and Fourth Public Meeting .................................................................................. 4
Community Outreach and Listening Sessions ............................................................. 4
Fifth Public Meting ....................................................................................................... 5
EOA Site Selection- Final recommendations ............................................................... 5
Sixth and Final Public Meeting – June 16, 2021 .......................................................... 5
Chapter 2: Harney County Trend Analysis ...................................................................... 6
Population .................................................................................................................... 6
Urban – Rural Population Trends .............................................................................. 12
Income Levels ........................................................................................................... 12
Transfer Payments ................................................................................................. 13
Trends .................................................................................................................... 14
Education ................................................................................................................... 14
Trends .................................................................................................................... 14
Implications & Ramifications .................................................................................. 14
Travel & Tourism ....................................................................................................... 15
Major Categories of Industrial & Employment Uses Reasonably Expected to Expand
or Locate in the Planning Area .................................................................................. 17
Harney County’s Economic Advantages & Disadvantages........................................ 20
Chapter 3: Economic Vision and Sectors ...................................................................... 23
Harney County Economic Opportunity Vision Statement........................................... 23
Draft Economic Opportunity Analysis Vision Statements ....................................... 23
Economic Activities Goals ...................................................................................... 24

Review of Existing Lands Inventory ........................................................................... 29
Harney County Trend Analysis

Page

Chapter 4: Forecast of Employment Land Needs ......................................................... 29

2

Harney County EOA – Economic Sectors ................................................................. 25
Warehousing and Distribution .................................................................................... 25
Natural Resources ..................................................................................................... 26
Energy ....................................................................................................................... 26
Manufacturing ............................................................................................................ 27
Professional/Technical Services ................................................................................ 27
Visitor Services .......................................................................................................... 28
Resident Services ...................................................................................................... 28

Employment Projections ............................................................................................ 37
Forecasting ................................................................................................................ 42
Target Employment Sectors ...................................................................................... 44
Agriculture, Forestry, Fishing & Hunting .................................................................... 47
Leisure & Hospitality .................................................................................................. 47
Education and Health Services .................................................................................. 47
Manufacturing ............................................................................................................ 48
Retail Trade ............................................................................................................... 48
Discussion of Target Industries ................................................................................. 48
Partners in Economic Development........................................................................... 49
Chapter 5: Site Analysis – Evaluated Properties ........................................................... 51
EOA Site Selection Candidates ................................................................................. 51
Parcels For Consideration ......................................................................................... 52
KONEK PARCEL – FRENCHGLEN...................................................................... 52
ROSS PARCEL – FRENCHGLEN ......................................................................... 52
BEAUBIEN (LAWEN STORE) PARCEL – Between Burns and Crane .................. 53
DAVIS (ALVORD HOT SPRINGS) PARCEL – STEENS ....................................... 53
KRYGER (CRYSTAL CRANE HOT SPRINGS) – CRANE AREA .......................... 54
HENRY PARCEL – BURNS ................................................................................... 55
BURNS MUNICIPAL AIRPORT PROPERTY – CITY OF BURNS ......................... 56
BROWN PROPERTY – BURNS MUNICIPAL AIRPORT ....................................... 56
LY RANCH – BURNS AREA .................................................................................. 57
Chapter 6: Housing & Economic Development ............................................................. 58
Harney County Housing Demographics & Statistics .................................................. 62
Conclusions & Observations ...................................................................................... 66
Chapter 7: TAC Recommendations............................................................................... 68
Crystal Crane Hot Springs ......................................................................................... 68
Alvord Hot Springs ..................................................................................................... 71
Frenchglen – Konek Parcel ....................................................................................... 74
HISTORIC LAWEN STORE ...................................................................................... 77
Additional Opportunities............................................................................................. 79
Economic Opportunity Overlay Zone (EOO) .......................................................... 79
Airport Properties ................................................................................................... 80
Airport (adjacent) Properties .................................................................................. 81

Page

Chapter 1: Public Process

3

Chapter 8: Source Document ........................................................................................ 83
Appendix A: Implementation Memo............................................................................... 85
Appendix B: Draft Economic Opportunity Overlay Zone................................................ 92
Appendix C: Section 3.080. Airport Vicinity Overlay Zone, AVO (DRAFT) .................... 94

Harney County Trend Analysis

This analysis included an intensive community-involvement component. Economic
development activities must be supported by the communities served and embraced as
a grassroots effort toward economic prosperity. Any attempt to force an outside
perspective will ultimately fail due to a lack of understanding of the local culture,
hardships, and priorities. Therefore, the public involvement component for the EOA
included a combination of county officials and staff, community members, state
representatives, and hired consultants working to bring together the local perspective
and the outside expertise. These participants formed a Technical Advisory Committee
(TAC) to oversee consultants and review the draft reports. In addition to the TAC, the
project included multiple community meetings to gain broad public input. Below is a
recap of each meeting's focus and outcome.

First Public Meeting
The first TAC meeting was held on May 28, 2020 at the Harney County Community
Center. This meeting introduced the history of Senate Bill 2 and discussed the land use
planning process envisioned under the EOA.
A discussion of economic trends and primary growth sectors was initiated and a vision
of the County's future was informally discussed. From this discussion, a Trend Analysis
was developed then reviewed by TAC members and finalized.

Second Public Meeting
During the second TAC meeting held on June 11, 2020, a draft Trend Analysis was
presented for discussion. After some extensive discussion, additional data points were
suggested for inclusion which the Consultant, PARC Resources did complete.
The group discussed and reviewed a draft Economic Vision statement based on
previous discussions which is included in Chapter Three.

Third and Fourth Public Meeting
A third TAC meeting was held on June 11 and 25, 2020 to finalize the preliminary
framework for assessing new parcels for the employment lands inventory. Key
Economic sectors were discussed and opportunities for successfully attracting new
businesses evaluated. Those sectors are reported in Chapter Three.
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PARC Resources conducted outreach and listening Sessions throughout the County on
September 21 and 22 of 2020. This effort was promoted in the local paper, on the radio,
and through the placement of flyers throughout the County. These sessions were
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Community Outreach and Listening Sessions

scheduled to occur in Covid-19 safe areas where citizens could drop in during a set
period to share their ideas for employment lands in the County. From this effort, eleven
potential properties were suggested for consideration. The Consultant evaluated each
property in conjunction with the County Planning Director to evaluate suitability for
inclusion in the final recommendations. From this evaluation, a summary of all citizensuggested properties was summarized and preliminary recommendations were
formulated for consideration of the Technical Advisory Committee.

Fifth Public Meting
A fifth public meeting was held with the TAC on March 30, 2021 at Harney County
Courthouse. The purpose of this meeting was to engage the TAC in analyzing and
selecting the properties to be recommended for the SB 2 (ORS 197.715 rezoning
process. TAC members reviewed the Site Evaluation summary for each parcel. From
this review and evaluations, the TAC selected those parcels they felt were the best
employment lands opportunities for the County. From these recommendations, the
Consultant prepared a final EOA employment lands inventory for adoption. These
properties were determined to offer the best opportunity for Harney County and also the
most likely to meet the standards set forth in ORS 197.715 and the spirit and intent of
Senate Bill 2. All lands proffered by area landowners are included in the inventory
displayed in subsequent chapters. It is important to realize that the threshold factor in
selecting a potential property was to have a willing landowner; thus, while other lands
may be suitable these are the parcels that were offered for consideration.

EOA Site Selection- Final recommendations
During April and May, the Consultant and Planning Director met with selected property
owners who were identified as the desired properties for inclusion in the final EOA.
These individual meetings narrowed down the specific recommended size of each
parcel, the suitable development that the owner is supportive of, and what zoning
district is most appropriate for applying to each parcel. Four parcels were selected by
the TAC for inclusion in the final recommendations which support tourism-recreation in
the County and offer immediate benefits to the County's economic opportunity.

Sixth and Final Public Meeting – June 16, 2021
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A final public meeting occurred on June 16, 2021 before the Technical Advisory
Committee and the Planning Commission to review the proposed document and
recommended action steps to the County Court for adoption. This review completes the
final steps of the Economic Opportunity Analysis (EOA) project under the authority of
Senate Bill 2.

Harney County Trend Analysis

Chapter 2: Harney County Trend
Analysis
This "Trend Analysis" for Harney County is organized to provide an overview of recent
historic and existing demographic, population, and economic conditions in the County.
The purpose of the analysis is to provide a basis for examining the economic
opportunities available to the County and to inform the residents of the County of those
conditions.
Given its purpose, the "Trend Analysis" begins with a consideration of population
followed by an examination of current income levels and then moves to educational
attainment. After the reporting of individual circumstances, the analysis moves to
reporting the employment base followed by a consideration of the impact of tourism and
visitation on the County. With this base, the "Trend Analysis" addresses factors
necessary to consider Harney County's economic advantages and disadvantages,
including:
1.
2.
3.
4.
5.
6.
7.

Location, size, and buying power of markets;
Availability of transportation facilities for access and freight mobility;
Public facilities and public services;
Labor market factors;
Access to suppliers and utilities;
Necessary support services;
Limits on development due to federal and state environmental protection laws;
and
8. Educational and technical training programs.

Population
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Given that the purpose of a trend analysis as part of an Economic Opportunities
Analysis, it is clear that population numbers matter, but so too do the characteristics of
the population and the places they live. Keeping this relationship in mind, any analysis
of historic patterns and projections of the future in Harney County, Oregon must take
some inherently volatile variables into account.
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Economic projections are fundamentally a discussion about people and the activities
they undertake. In addition to reflecting the local economy and resources available
projections also represent the aspirations of those engaged in the planning process and
therefore, when well done, the projections can influence the outcome. Examining trends
likewise offer the opportunity to examine the variables that matter to the future as well
as those that help explain the past.

Harney County Trend Analysis

Significantly, this project is undertaken amid a Coronavirus pandemic that is producing
unprecedented changes that will likely reverberate for years going forward. In particular,
the pandemic and the response to it has produced the following very important
consequences.
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Business shutdowns
Layoffs and furloughs
School closures
Increase in online education
Return home for college students
Loss of revenue
Spiking unemployment rates
Uncertainty
Suspension or putting off of activities
Reduction in travel
Reduction in fuel tax revenue
Reduction in visitation for business and recreational purposes
Increased demand on health care system
Potential to be impacted by urban flight, especially in light of the heightened
awareness of pandemics
• Changes in recreation, vacation, and tourism patterns.
Taking the inherent uncertainty of any set of projections and adding the COVID-19
pandemic produces a unique analysis environment, but one in which it is still possible to
draw conclusions and provide a basis for planning. No matter what form the changes
resulting from the pandemic, many things will not change, including the economic base
and interconnectivity of Harney County to Oregon and the rest of the world.
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According to the 2018 US Census estimate, the Harney County population was 7,228
with a median age of 46.1 years. The population estimate prepared by the Population
Research Center at Portland State University put the estimate for 2019 at a slightly
higher figure of 7,360.1 The Research Center’s 2018 figure was 7,380 and it is
worthwhile noting that this represents an estimated decline and is probably the more
accurate figure. The County is also in the midst of an upward spike in unemployment
numbers, which has historically pushed people out of the County and out of the region.
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The regional economy in the County and most of southeastern Oregon has always been
rooted in agriculture including stock-growing and natural resource industries. The
historic population fluctuations in the table below highlight just how volatile these
industries have been and how much the fluctuations are transmitted into the population
base. Over the last twelve census events, the County has seen changes of more than
ten percent six times and five times it experienced a negative change, which marks the
County out as distinctive.

1

Population Research Center: https://www.pdx.edu/prc/opfp

Harney County Trend Analysis

Table 1: Historic Population 1890 – 2019

Historic Population2
Census Year
1890
1900
1910
1920
1930
1940
1950
1960
1970
1980
1990
2000
2010
2019 (PRC Estimate)
2020 (PRC Estimate)

Population
2,559
2,598
4,059
3,992
5,920
5,374
6,113
6,744
7,215
8,314
7,060
7,609
7,422
7,360
7,280

Percentage Change +(-)
1.5%
56.2%
(1.7%)
48.3%
(9.2%)
13.8%
10.3%
7.0%
15.2%
(15.1%)
7.8%
(2.5%)
(0.8%)
(1.01%)

Taking these historic figures and patterns into account, the future population of Harney
County could rise or fall, as there is precedence for both. However, the state
assumptions call for a continued, albeit slow decline in total population. The table below
reflects the Oregon Office of Economic Analysis expectations that Harney County will
stand in contrast to the state where the population will continue to grow. The projections
are in the table below.
Table 2: Forecasts of Harney County’s County Population Change 2010 – 2050

Forecasts of Harney County’s County Populations & Components of
Change 2010 - 20503
Percent Change +(-)
(0.6%)
(1.1%)
(1.4%)
(1.5%)
(1.5%)
(1.4%)

Considering the state as a whole, the cart below reflects what the state expects to see
in terms of the state’s population.4 With the exception of the 1980s that saw the extreme
2

US Census Bureau. And the Population Research Center at Portland State University:
https://www.pdx.edu/population-research/population-estimate-reports Accessed: May 6, 2021.
3
Oregon Office of Economic Analysis, “Forecasts of Harney County’s County Populations & Components
of Change 2010 – 2050,” March 28, 2013.
4
Ibid., 2.
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Population
7,404
7,358
7,280
7,175
7,066
6,960
6,861
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Census Year
2020
2025
2030
2035
2040
2045
2050

contraction in the timber industry, the state has seen steady growth over the last 120
years and there is nothing at this point to suggest that trend will change.
Figure 1: Oregon Population Change 1900-2030

The projections are revealing in several ways and they also consider the components of
population change and what drives it. The State's report remarked:
since 2010, 77 percent of the population growth was due to net inmigration. Oregon’s population growth changes with its economic and
employment outlook for the state and other competing states. The growth
rate in the near future is expected to continue the path of decelerating
growth. Oregon’s population is expected to reach 4.744 million in 2030
with an annual average rate of growth approaching 1.0 percent.5

Table 3 on the following page reflects the 2010 Census age and sex breakdown.
5

Ibid.
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The fact that in-migration is such an important driver of growth is significant for Harney
County. Simply put, the primary factor that is driving population growth in Oregon is not
happening in Harney County. People are not moving to the County at rates high enough
to offset those leaving. Compounding the lack of in-migration is a relatively low birth
rate. Absent other factors, there is no current reason to argue against the expectation of
a shrinking population. An examination of the age of County residents likewise reduces
the potential for population growth.

Table 3: 2010 Census Population by Age and Sex

2010 Census Population by Age and Sex6
Age
0-4
5-9
10-14
15-19
20-24
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
65-69
70-74
75-79
80-84
85+
Total

Total
401
446
455
526
341
396
398
390
399
538
614
604
567
443
332
267
160
169
7,445*

Male
214
235
235
289
186
172
208
183
184
269
325
314
291
241
175
132
73
65
3,792

Female
187
211
219
236
155
224
189
206
215
270
289
289
276
202
157
136
87
104
3,653

* The figure does not agree with the published Census figure

The median age is 46.1 years and there are relatively few young families present having
children. Almost a third of the population is over age sixty, 31.8 percent. Absent a high
birth rate, the other prescription for population growth is in-migration and that requires
economic opportunities for working people or families, or, amenities to attract retirees.
Given the existing transportation network, climate, and relatively limited medical
facilities, it seems unlikely that the County will develop a focus on attracting retirees
from other places to come to the region. That could change, however, given the national
interest in rural living due to the impacts of the COVID-19 pandemic.

Page
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The Oregon Office of Economic Analysis published age distribution projections looking
forward to 2040. As the figures show, the age distribution does not project a trend
toward a younger population.

6

Ibid.
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Table 4: 2040 Population Forecast by Age and Sex

2040 Population Forecast by Age and Sex7
Age
0-4
5-9
10-14
15-19
20-24
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
65-69
70-74
75-79
80-84
85+
Total

Total
348
385
418
373
250
314
340
422
446
609
571
519
478
401
319
347
289
236
7,066

Male
178
200
217
195
130
163
184
218
226
332
315
230
250
184
143
167
142
99
3,574

Female
170
185
201
178
121
150
157
204
219
277
256
290
228
217
175
180
146
137
3,492

Conjecture across a range of potential scenarios is certainly is possible if the age
breakdowns hold. However, age distributions are projections within projections and
while the senior population may remain at the current proportion, it may also be that the
seniors exit the County for places where there are more extensive hospitals and
assisted care facilities. Different projections suggest either the percentage of seniors will
remain the same as the Population Research Center predicts, or grow as the 2019 Eco
Northwest Harney County, Burns and Hines Economic Opportunity Analysis reports.
Regardless of which projection a reviewer prefers, none suggest that the County overall
will grow younger. The annual number of live births remains consistent, but overall, the
trends are clearly downward and toward a population that is older than the state or the
Pacific Northwest as a whole.
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While the 2019 EOA report for Burns and Hines suggests strongly that there will be job
growth, it is likely that the growth will be in new industries, and possibly with new
companies. fields and occupations.

7

Ibid.

Harney County Trend Analysis

Urban – Rural Population Trends
Population change in rural counties does not appear to be evenly distributed.
Specifically, the urbanized areas in rural counties have changed at sometimes disparate
rates when compared to the county as a whole. In many places, the largest
communities have grown in population while the population in unincorporated areas has
shrunk. In Harney County, this pattern seems to hold, although the smaller total number
interjects a greater level of nuance.
Burns and Hines, Oregon, have seen their population over the last thirty years shrink,
but grown slightly over the last ten years. The table below reports the population figures
for both communities since 1940.
Table 5: Population Change in Burns and Hines 1940 - 2019

Population Change in Burns and Hines 1940 - 2019
Year
Burns
Hines
1940
2,566
377
1950
3,093
918
1960
3,523
1,207
1970
3,293
1,407
1980
3,579
1,632
1990
2,913
1,452
2000
3,064
1,664
2010
2,806
1,563
2019
2,835
1,565

Admittedly, the population growth from 2010 to the 2019 projection from the Population
Research Center is slight. An increase of twenty-nine people in Burns and two people in
Hines is an increase of 0.7 percent for the two communities combined, but it stands in
opposition to the county-wide trend. What is not clear from the raw data is where these
thirty-one people came from. For example, did they come from the unincorporated parts
of the County and thereby relocated to "town" or did they come from outside of the
County, or was it a combination? The answers to these questions may have economic
development implications depending on the skills that the individuals bring to Burns and
Hines.

Harney County Trend Analysis
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The local economy is dominated by agriculture, retail, tourism, and other services. The
County's economic development strategy produced in 2012 identified value-added
agricultural products and recreational opportunities as the focus for future development.
Then as now, a core concern was and still is on raising the income levels throughout the
county. The income levels of households and families in Harney County in 2018 are
reported in the following table.
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Income Levels

Table 6: 2018 Income Levels

2018 Income Levels8
Harney County
Oregon
as a % of State

Median Household
Income
$41,797
$63,426
65.9%

Median Family
Income
$59,842
$77,655
77.1%

Per Capita Income
$25,871
$34,058
76.0%

The poverty rate in the County is 16.6 percent. The County has an above-average
percentage of veterans, fully 14.1 percent of adults served in the American armed
forces. The County population by race is 90.9 percent White, 5.1 percent Latino, and
1.6 percent American Indian, reflecting the presence of the Burns Paiute Tribe. As the
table and figures above demonstrate, Harney County residents are less wealthy than
Oregon residents as a whole.9
According to an analysis from the Oregon Employment Department, in Harney County,
"the 54 or younger population decreased by 13.8 percent while the 55 or older
population increased by 25.5 percent. This translates to a loss of 691 for the younger
age group and a gain of 623 for the older age group. Almost half of the loss was among
the prime working-age population and 41.0 percent of the loss was among the 17 or
younger crowd. At the same time, more than three-fourths of the gain was among the
retirement age population."10 The upshot of this analysis concurs with other data and
suggests that population growth is unlikely and income levels will remain at current
relative levels.

US Census Bureau. “ACS 5-Year Estimates.”
"American Fact Finder" US Census Bureau,
https://factfinder.census.gov/faces/nav/jsf/pages/index.xhtml
10
https://www.qualityinfo.org/-/per-capita-personal-income-in-eastern-oregon-s-7-000-club-2018
11
https://oregon.reaproject.org/data-tables/transfer-payments-ca35/tools/410025/
12
Ibid.
8
9
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Not only is the Harney County figure higher than for the state as a whole, but it is also a
much larger percentage of local income. In Harney County, it amounts to the
aforementioned 45.2 percent, but in Oregon, it equals 28.0 percent. Given the
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Transfer Payments
Transfer payments, including retirement, Medicaid, Social Security payments, and
veteran benefits totaled $84,521,000.11 To put this in context of total income, the per
capita income above multiplied by the total population produces a total income of
$186,995,588. Thus, transfer payments equal 45.2 percent of the income in the county.
Stated another way, almost half of the residents' income in Harney County comes from
transfer payment, rather than active current employment. Per capita, this translates to
$11,694. This figure is in relative agreement with the per capita figure from another
source, the Oregon Employment Department, which put the figure at $11,532,
compared to the per capita for the state as a whole of $9,546.12

"formulaic" nature of transfer payments, it makes the trend in income levels stable, but it
also keeps it at a relatively lower level.
Trends
The income levels in Harney County have lagged behind state levels for decades and
there is no reason at this juncture to suspect that will change. The caveat to this
observation is that if enough outmigration takes place, the remaining population might
be those with the most available resources, land, and businesses in particular that allow
them to remain. This is particularly true in agriculture where increased mechanization
diminishes the need for unskilled or semi-skilled labor. Some rural counties in Oregon
have seen this situation to some degree, but as a strategy for economic development, it
is not particularly vibrant.

Education
Harney County's educational statistics reflect, at least in part, the age of the county
residents, as well as the relative remoteness of the region. Fully 89.8 percent of the
residents over age twenty-five have at least a high school education. This is slightly
higher than the state's rate of 87.7 percent. This statistic reflects anecdotal evidence
that suggests a clear value for education and the expectation that everyone will attend
the public schools in the County. However, just 16.9 percent of residents age 25 and
over hold at least a Bachelor's degree or higher and in the State of Oregon, this statistic
is 25.1 percent. What does stand out as a mitigating factor is that 9.6 percent of the
residents over age twenty-five have an Associate's degree, bringing the total
percentage with a college degree of some sort to 26.5 percent.
Trends
In all likelihood, the percentage of college-educated residents will continue to rise as
online education becomes more common and people become more accustomed to this
modality. Indeed, the Coronavirus has pushed even K-12 students into virtual or online
classes and this may well make online college degree programs more attractive or
familiar. The long-term trend is certainly a continued increase in the education levels. At
the same time, there are no observable local forces or factors that suggest Harney
County will see a dramatic spike in educational levels or that it will quickly catch up with
the state levels in the near intermediate-term.
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The available workforce will continue to reflect the characteristics that it currently has.
The workforce is certainly educable as the graduate level of high school students
reflects, but it is unlikely to have highly specialized, technical, or professional skills
absent those desired and cultivated by employers.

14

Implications & Ramifications

Harney County Trend Analysis

Travel & Tourism
Whatever future mix of economic activities that dominate Harney County, they will likely
include travel and tourism. Clearly, people come to the County to recreate, hunt,
birdwatch, fish, camp, and relax and it is worth considering the impact of this industry.
Travel Oregon contracts with Dean Runyan Associates to evaluate the "direct travel
impacts" on each county and region. The following data comes from this analysis.13
Table 7: Oregon Travel Impacts

Oregon Travel Impacts (Harney County)
2010

2016

2017

2018

Spending (millions)
• Total
• Other
• Visitor
o Non-transportation
o Transportation

14.6
1.0
13.6
12.4
1.2

17.7
0.8
16.9
18.7
1.1

18.8
0.9
17.8
16.6
1.3

19.3
1.0
18.3
16.9
1.4

Earnings (millions)

4.5

6.3

6.5

6.8

Employment (jobs)

280

310

330

350

Tax Revenue (millions)
• Total
• Local
• State

0.6
0.2
0.4

0.8
0.3
0.5

0.9
0.3
0.6

0.9
0.3
0.6

Dean Runyan Associates, ‘Oregon Travel Impacts: Statewide Estimates,” Prepared for the Oregon
Tourism Commission, March 2019, p. 109-112.
13
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As noted earlier, the economy of Harney County is dominated by agriculture and
support services. These support services include government, schools, stores, and
suppliers. Looking at the most recent data from 2017, a downward trend is visible.
"From 2016 to 2017, employment in Harney County declined at a rate of -1.67 percent,
from 2.93k employees to 2.88k employees. The most common employment sectors for
those who live in Harney County, OR, are Agriculture, Forestry, Fishing & Hunting (564
people), Health Care & Social Assistance (418 people), and Public Administration (334

15

Over the last decade, the number of jobs has grown by twenty-five percent from 280 to
350 and this is significant. Worth noting too, is that the earnings have outpaced job
growth, so that in 2010 the per capita earnings per job was $16,071, but in 2018 that
figure was $19,429. In these numbers, there is a clear trend and the earnings and tax
revenue reflect this reality as well. Despite the restriction in travel because of the
pandemic, there is no systemic reason to suspect that the importance of travel and
tourism will decrease. Instead, the industry is poised to continue to grow and be an
increasingly important part of the County's economy.

people)."14 The total number of employed persons 2,880 is approximately forty percent
of the total population. This figure is relatively low, not surprising given the high average
age and percentage of senior citizens.
According to the Economic Opportunity Analysis for Burns and Hines, performed by
ECONorthwest in 2019 the number of jobs will increase over the next twenty years.15
Drawing on this document to add further detail, the exhibits below report on these
findings. "Exhibits sixteen and seventeen shows that Burns will have 2,490 employees
within the UGB by 2039, which is an increase of 326 employees (15%) between 2019
and 2039. Hines will have 772 employees within the UGB by 2039, an increase in 102
employees in the 2019–2039 period."16 Where these jobs and employees is a good
question assuming that at the same time the total population is shrinking.
Unfortunately, the trend over the last 40 years has been toward a diminution of familywage level jobs, as highlighted by the contracting timber industry. This trend has no
doubt contributed to out-migration. The ECONorthwest projections are below.
Figure 2: Employment growth in Burns UGB,
2019–2039

Year

Total
Employment

Figure 3: Employment growth in Hines UGB,
2019–2039

Year

Total
Employment

2019

2,177

2019

674

2039

2,657

2039

822

Change 2019 to 2039

Change 2019 to 2039

Employees

480

Employees

148

Percent

22%

Percent

22%

AAGR

1.0%

AAGR

1.0%
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In addition to new development and redevelopment, it makes good sense for the County
to configure itself to allow it to be adaptable and as able as possible to respond quickly
to new opportunities. At a minimum, this should include the designation of potentially
multi-purpose sites that can be responsive to needs and those opportunities.

14

https://datausa.io/profile/geo/harney-county-or
ECONorthwest, “Economic Opportunities Analysis for Burns and Hines in Harney County, June 2019,
p. 44.
16
ECONorthwest, “Economic Opportunities Analysis for Burns and Hines in Harney County, June 2019,
p. 42.
15

Harney County Trend Analysis

Major Categories of Industrial & Employment Uses Reasonably
Expected to Expand or Locate in the Planning Area
1. Warehousing & Distribution
While Harney County is not located on an Interstate highway, it does sit astride two
significant, albeit secondary arteries. The north-south running Highway 395 and eastwest running Highway 20 intersect near Burns and Hines, which offers an important
junction and potential transfer site or distribution center.
There is a strong perception in the County that a distribution or freight transfer station
may make economic sense given the crossroads. In addition, the County is an
important producer of agricultural commodities and this creates a good deal of seasonal
traffic that could probably be more efficiently organized.
2. Natural Resources
Range management is an area of great and consistent concern for Harney County and
especially the interrelation between ecosystem health and water resources. In
conjunction, forest health has also been an important consideration and the high
percentage of public lands has generated a great deal of friction and discussion over
the years. The potential for new businesses engaged in resource extraction exists and it
is reasonable for the County to have within its developable lands inventory sites that are
suitable for the processing of forest products.
Juniper abatement on rangelands is one such example and the resultant cuttings
represent a significant potential for value-added production whose economics continue
to attract interest, but little activity, at least given the current understanding of the
volume of material available.

Harney County EOA
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Similarly, the agricultural and livestock industries in the County present a range of
potential opportunities for value-added processing. There has been interest in
developing a facility to process beef and other meats, including creating smoked
products. There remains a strong interest in locally produced products and agricultural
products with a specific provenance or history and Harney County has a particular
resonance as a place of origin. There are many good reasons to suspect that the
County will continue to attract new businesses and investment in the field. The inventory
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Another agricultural product that is seeing value-added processing is alfalfa hay.
Existing operations "pelletize" alfalfa for feed. The processing increases the density of
the product, reducing the volume of space required to transport a given quantity. Many
horse owners, for example, use pelletized alfalfa, especially for older horses and there
is a consistent demand for the product and can be done locally. Harney County could
be home to more or similar operations and it fits well with the existing knowledge and
skill base in the labor force.

of developable lands should therefore include sites that are suitable for natural resource
and agricultural processing and/or value-added products.

3. Energy
Throughout the state, there is a great deal of interest in energy self-sufficiency. Along
with that interest comes a discussion of micro-grids to support such self-sufficiency.
Given the trends, it makes sense that the County's developable land inventory includes
resources to support energy development. Significantly there are two new solar arrays
and there is every reason to suspect that there will be additional investments in
renewable energy sources, including the siting of wind turbines in the County.
Harney County has for several years utilized biomass as a source for heat in some
buildings, including the local hospital. The primary biomass used for this purpose has
been juniper. As noted above, the ongoing juniper abatement for range management
has the potential to be a renewable and long-term resource.
Energy self-sufficiency will not only require less reliance on imported electricity but will
also require changes to the distribution grid. This in turn requires some new generation
in the County. Harney County should therefore expect interest in such generation and
have land available for that purpose.

4. Manufacturing
The potential for new manufacturing in Harney County is a realistic one but is likely to
be related to agricultural production or the natural resource industries already present.
Given its location, it is unlikely that Harney County will become a site for the importation
of components or raw resources for manufacturing other than as it relates to products
already present. A significant limitation is the absence of water above volumes of
15,000 gallons a day. Water in the basin is over-allocated and consequently
manufacturing that requires high volumes of water is unlikely to locate or be successful.
As noted above, there is a noteworthy potential to engage in value-added activities that
emphasize craft manufacturing. The activities identified include craft brewing or
distilling, meat processing and smoking, and the preparation of other similar products.
Such manufacturing activities would fit with the local culture, could be consumed locally
and exported to build on the existing Harney County identity.

Harney County EOA

Page

Harney County has considerable potential to attract new professional and or technical
services. The field of "precision agriculture" is a growth field and there is every reason
to suspect that new service providers will locate themselves in the County, or that

18

5. Professional/Technical Services

existing providers will expand to address the need. The land base required for the
industry will likely require access to high-speed internet more than other utilities.
The expansion of professional and technical services will require office space, which is
in limited supply in Harney County. Because of the need for high-speed internet, the
land required will likely need to be within one of the County's incorporated communities,
or at least an urban growth boundary. Significantly, there is a commitment and
expectation that the municipal areas will soon have high-speed internet access.
The County is not home to an institution of higher education, although Oregon State
University does have a presence in the form of the Agricultural Experiment Station. The
absence of higher education services means that like many other rural areas, the
residents and new businesses needing such services must rely on distance education
services. This condition is likely to change and the industry is undergoing significant
upheavals as the impact of shuttered campuses as a result of the COVID-19 pandemic
is still reverberating.

6. Visitor/ Recreation/ Hospitality Services
There is every reason to expect that the number and types of visitor services and
businesses will continue to expand in the County. Harney County presents one of the
most unique and expansive vistas in the state if not the nation. The geographic and
environmental diversity of the area has, and will continue to attract, people to hunt, fish,
birdwatch, camp, and of course to visit the hot springs, including the Alford and Crane
Hot-springs. The impact of travel spending on the local economy has clearly been
growing and despite the short-term impact of the COVID-19 pandemic, there is every
reason to expect the industry to grow.
The halfway position between Bend and the Idaho border makes the county a logical
stop-over point for day and overnight travel and growth in this sector will continue to
take place. In particular, it makes sense to maintain available sites for expansion or
additional amenities at key sites, such as the aforementioned, hot-springs, or the
historic French Glen Hotel, to note some prominent examples.
Already there is a significant influx of visitors in the springtime including hunters after
prairie dogs to birdwatchers. Bird and big game hunting in the fall likewise bring
additional visitors and constitute an important part of the local economy. Given the
uniqueness of Harney County and the diminishing wildlands elsewhere, there is every
reason to expect additional growth and land use needs for these purposes.

Harney County EOA
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The county has a demonstrable need for housing for professionals and middle-class
residents. The developable land inventory to address this need is, however, primarily
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7. Residential Services

located within the urban growth boundaries of the existing municipalities. Therefore, the
ability of the County to address this need or opportunity is limited.

8. Other:
The County is not served by regular air service or a large commercial carrier and this is
unlikely to change, however, there are good reasons to expect that private use of
airplanes may increase depending on the long-term results of the pandemic.

Harney County’s Economic Advantages & Disadvantages
(a) Location, size and buying power of markets
At the core of Harney County's set of advantages and disadvantages are its location
and size. The location is unique, from forests to the basin and range there simply are
not many places like it. The expansive geography, over 10,000 square miles coupled
with fewer than 8,000 people means that the population density is remarkably low and
consequently the buying power of the local market is limited.
The relatively high percentage of transfer payments is part of this limitation as
individuals receiving transfer payments are not typically engaged in the same levels of
discretionary spending that families do, by comparison. These limitations make may
well point the County toward economic activities that focus on exterior markets. This is
already the case for agricultural products and value-added activities, the focus may well
need to remain on exporting the resulting products out of Harney County.
(b) Availability of transportation facilities for access and freight mobility
The transportation network and facilities are closely related to the location discussed
above. The fact that the county is home to a major north-south and east-west highway
makes it a potential site for freight facilities, but by the same token, the secondary
nature of the roads and the low speeds of the highways leading to it, create
corresponding advantages and disadvantages. If Highway 20 were improved, for
example, it may become a more heavily used alternative to the Interstate.

Harney County EOA
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Significantly, the presence of a hospital in the city of Burns provides a central location
for medical services. Access to the hospital for people more than a short walk away
must, however, primarily come from private transportation resources, as public
transportation is limited. The County does have a dial-a-ride service, but the absence of
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(c) Public facilities and public services
As in most rural counties, the availability of public facilities and public services is limited
in Harney County when compared to the Willamette Valley. The County and state do
provide a wide range of services, from the Parks & Recreation Department to the library
system and museum, as well as a county fair and of course public safety.

a more complete public transportation system, especially giving access to the rural
areas of the County is a disadvantage.
(d) Labor market factors
Several significant labor market factors figure as advantages and disadvantages. The
economy of Harney County is dominated by agriculture and support services as well as
government activity and this creates a relatively specialized labor force. Overall, the
population is relatively well educated when considering high school completion and the
achievement of at least some post-secondary experience. This bodes well for the
introduction of new activities or industries. At the same time, there are limited training
and post-secondary educational institutions and for a new employer that needs
workforce training services may be a limiting factor. However, if a new employer arrived
with a training program, it will find a trainable workforce.
The nature of rural communities means that one of the disadvantages facing a potential
employer is that the labor market is limited by the location and the physical distance to
other labor pools. The demographic trends also reveal that young people often leave
the community once they finish high school. These young people leave for education
and opportunities and the challenge is to either hold them in the County with good jobs
or to entice them home after finishing their education.
(e) Access to suppliers and utilities
The County is fortunate in that it has ready access to utilities and is not significantly
limited by a lack of these critical inputs. There is no natural gas provider and this is a
potential disadvantage, although propane is available. Internet services are available
and high-speed service is coming to Burns and Hines. However, cellular telephone
service can be intermittent, especially in the unincorporated regions of Harney County.
The increasing reliance on GPS and telecommunications for everything from irrigation
control and harvesting equipment, to inventory tracking and even the increasingly
ubiquitous Zoom meetings make this a disadvantage for the County as it pursues
economic growth.

Harney County EOA
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Rural Harney County invariably has fewer professional services than larger and more
urban locations. As such the County is less likely to have professionals who specialize
in technical aspects of the law, taxes, engineering, design, and so forth. However, the
nation is generally growing much more accepting of, if not comfortable with, remote
services. This is true for everything from telemedicine and distance education to the
aforementioned Zoom or Skype consultation with professionals. The potential hitch is
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(f) Necessary support services
The category includes many of the functions that companies out-source, or require to
conduct business. These include professional services ranging from legal and financial
support to engineering, consulting, and the trades. The ready availability of CPA and
accounting services, support for human resource activities, insurance provision as well
as plumbing and electrical services just to identify a few core functions are all potential
advantages and disadvantages.

internet speed and services, but these are challenges that can be overcome by the
County and its proponents.
The availability of financial services is another potential disadvantage for many rural
locations that have seen the number of banks and branches shrink. However, Harney
County has several banks, financial service providers, and two credit unions that taken
in combination provide a strong financial services network for residents and businesses.

(g) Limits on development due to federal and state environmental protection laws
In Harney County, a significant percentage of the land base is publicly owned.
Therefore, it is common for planning and development activities to engage state and
federal agencies. However, the requisite relationships already exist, are generally quite
strong and mutually supportive, and do not constitute a significant disadvantage for the
County, especially when compared to other rural and eastern Oregon counties.
The large county does include several critical habitat areas that by definition limit
potential development. Most of these critical habitat areas are well outside of existing
communities, but the presence of the Refuge and other federal lands do represent limits
to what is possible.
(h) Educational and technical training programs
The lack of post-secondary education and technical training programs or institutions is a
disadvantage, but one that Harney County shares with most rural communities. The
County is located within the service district of Treasure Valley Community College.
According to the College, "the Harney County Outreach Center is located in Burns,
Oregon, next to Burns High School on Highway 20. It provides the opportunity for
students to attend college classes through Distance Education to earn a degree or to
update their current skills. The Outreach Center also offers classes in Adult Basic
Education and GED preparation."[17] The College is typically willing and eager to work
with potential employers to identify needs and respond with classes and training
programs to meet those needs.
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Approximately 140 miles west of Burns and Hines is the urban area of Bend, and
Oregon State University has developed a campus there. This campus is therefore the
closest institution of higher education that awards four-year degrees. The urban area
also is home to other training programs and is the nearest location for a host of related
education, training, and professional services.

Harney County EOA

Chapter 3: Economic Vision and
Sectors
This chapter opens with a conversation of the Economic Opportunity Vision Statement,
which was developed by the Technical Advisory Committee in response to the
community input from the initial community meetings. The second part of the chapter
incorporates the economic activities and goals as determined by the Technical Advisory
Committee to move Harney County toward its vision.

Harney County Economic Opportunity Vision Statement
Harney County is a rural frontier county encompassing 10,228 square miles with
approximately 7,500 citizens. Ranching, agriculture, retail and service industries
represents the majority of private businesses within the County. Historically, Harney
County was home to a thriving timber/ lumber industry. Today there is local processing
of secondary wood products on a comparatively small scale, and saw timber is
transported out of the County. Nothing has replaced the timber /lumber industry at its
peak, but Harney County has always been a place that is known for its resilience and
community pride. The uniquely vast and remote nature of the County makes mutual
support all the more important. Repeatedly, citizen comments stress the significance of
the way that neighbors come together to support local initiatives and work together to
improve the community. The economic vision for this County is to sustain its quality of
life while offering continued sustained modest community growth.
Draft Economic Opportunity Analysis Vision Statements
Through a community-based process, the Technical Advisory Committee suggested two
mutually compatible goals which reflect the values and attitudes of the local community

Harney County EOA
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Draft Economic Opportunity Analysis Vision Statement #2: To support our agrarian
based communities that value wide open spaces and industrious innovation.
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Draft Economic Opportunity Analysis Vision Statement #1: Adopt policies, undertake
activities and make land use decisions that support a growing and thriving economy.
This shall be done by providing land-use policies that are consistent with historic landuse decisions, and that expand employment lands while strengthening and diversifying
all sectors of the economy. Further, this shall include the adoption of policies that
expand opportunities within core economic sectors. In particular activities that support
the Culture and Custom of Harney County, including but not limited to; agriculture,
forestry, renewable energy, transportation, recreation, tourism, government and
entrepreneurial initiative.

Economic Activities Goals
1. Strengthen existing natural resource industries by ensuring sustainable supplies
of the natural resources that are available in the County. Work with the
agricultural and forest industries to build resilience within the industry, and
support local capacity to produce quality products of the highest value.
2. Strengthen the existing pillars of the local retail and service industry by seeking
creative solutions to sustaining these resources such as cooperative freight
management, seasonal housing strategies for tourism workers, and expanded
siting opportunities.
3. Harney County supports local entrepreneurism through an active economic
development program and other collaborative services through regional
providers. Opportunities to nurture local start-up and expanding businesses will
remain a high priority for diversifying the local economy.
4. Harney County is blessed with wide open spaces and soaring vistas which are
increasingly rare in a world and a nation with an ever-expanding population. This
uniqueness offers economic opportunities that may require innovation in land-use
designations to accommodate such unique applications.
5. Frontier life has created a resilience and resourcefulness that is often expressed
by local craftsman who develop solutions to specific problems on the farm or
ranch. The creative talent that these creative examples represent are a potential
pathway forward for many entrepreneurs. It is therefore important for land-use
policies to support local cottage industry, including manufacturing as at-home
occupations. The land-use policies and available lands should be mechanisms to
expand employment opportunities. Policies which limit these opportunities should
be evaluated and flexibility should be created to support local entrepreneurs.

Harney County EOA
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7. All decisions made on land-use matters should be evaluated to determine the
consistency of that potential decision with the “Culture and Custom” of the
County. While this description is not specifically defined, it is generally believed
to be practices and business activities that do NOT substantially change the
landscape, land management practices or have impacts on the surrounding landuses of the neighbors. Furthermore, any activity which seeks to restrict or limit
current lawful sustainable land management practices will not be supported.
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6. Expansion of rural housing opportunities may be key developments that can
support and retain professional personnel locating to the County. As a result of
the global pandemic, rural residences are increasing desirable as a mechanism
to ensure personal health and safety. Housing continues to be a challenge for
rural communities seeking to attract specific professionals to the County.

8. Seek modest sustainable growth through attracting new residents to the county.
This effort will require more housing inventory, more flex-space that could be livework space and additional efforts to attract new entrepreneurs who wish to bring
their businesses to the County. Land use policies which may limit opportunities
for recruiting new persons to the County will be reviewed and evaluated for
consistency with the EOA.

Harney County EOA – Economic Sectors
This analysis is undertaken to review the potential growth industries in Harney County
and therefore asks two primary questions. These questions are:
1. What industries would be most likely to be attracted to Harney County?
2. Which industries best meet the County’s economic development goals?
With these two questions highlighted, this analysis selected targeted industries that fit
local conditions and that can make use of the natural resources and economic attributes
present or available in Harney County. This approach is grounded in the assumption
that most economic growth in the County will occur as a result of entrepreneurial
activities within the County and not as the result of a large single employer selecting the
County for a new manufacturing plant. This assumption is consistent with what has
happened in the County, where most new activity has been the result of local initiatives
and locally grown business development.
One of the important assumptions underlying this analysis is the belief that future
economic growth will occur in much the same manner as in the past. This belief is
articulated with the understanding that unique circumstances might arise because of the
Covid-19 pandemic or other sources, but that in the intermediate and long term there
will be no remarkable changes. Natural Resource assets, such timber have been over
appropriated in the past and face stiff opposition on public lands utilization from outside
environmental groups which consistently oppose public sales of timber harvesting.
While sustainable forest management practices are widely employed in the County,
market conditions, transportation costs and environmental regulations will combine to
keep forest products production well below historic levels.
The industries identified through the EOA process as presenting the most likely
potential growth for Harney County include those discussed in the following sections.

Harney County EOA
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Harney County has two state highways that provide the primary access. Highway 395
connects the County to Interstate 84 in the north and Interstate 80 to the South in
Nevada. Highway 20 connects the county to Bend in the west and Ontario in the east.
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Warehousing and Distribution

The largest communities, Burns and Hines, sit at the crossroads of these two highways.
Despite this location, freight costs for local manufacturers are higher than typical
because most haulers either “dead-head” to the County or have limited size loads
increasing the cost per product or cost per pound.
Given the constraints and local conditions, the best solution to meet this economic need
is an effort to encourage a freight hauler to locate a satellite facility in the county or
assist local employers in developing a co-operative model to support the local economy.
Despite the clear need and opportunity identified as well as the available lands, a large
transportation company is not likely to select Harney County for its location due to the
distance from the Interstate system.

Natural Resources
Agriculture and Forest Products still represent a significant percentage of local
economic activity in Harney County. Despite the challenges of market conditions,
processing plant locations and regulatory issues, Harney County still produces
commercial quantities of lumber each year, mostly from private lands. There are
96,000+/- cattle in the County according to the most recent USDA Census of
Agricultural at the end of 2017.17 American interest in knowing where their food comes
from offers the County an opportunity to continue to export high quality agricultural
indefinitely in the future.

Energy
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Renewable energy is a potentially important contributor to the local economy moving
forward and Harney County offers opportunities for demonstrations in sustainable
energy generation. Recent discussions about wind energy generation have been met
with little enthusiasm among local citizens. Because the scenic vistas are the hallmark
of this County and bring so many visitors to the County every year, any development
which visually impacts these views could have a negative overall economic impact.
Harney County could be a source of energy resilience by incorporating micro-grid
technologies and distributed generation as part of the County’s energy strategies. No
significant energy generating geo-thermal resources have been identified within the
county. Solar energy likewise remains a possibility and is site and technology
dependent, but continues to look more and more promising.

17

https://www.nass.usda.gov/Publications/AgCensus/2017/Online_Resources/County_Profiles/Oregon/cp4
1025.pdf
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Manufacturing
While traditional manufacturing is not necessarily synonymous with a traditional view of
Harney County, its economy is distinguished by a population with a higher percentage
of entrepreneurs per capita than its urbanized counterparts. This reliance of the
resourcefulness and ingenuity of its people has been refined by the County agricultural
and natural resource foundation. New manufacturing is most likely to come from this
cadre of local inventor/ entrepreneurs and therefore be relatively smaller in scale.
Agricultural products offer the most likely value-added manufacturing opportunities.
Food security, farm to table sourcing and natural finished beef products offer scalable
opportunities for local growers to gain more value out of their products. Custom
finishing of agricultural products and improved freight access could greatly expand the
market share for high quality/high value farm/ranch products.
As the County considers opportunities, the potential to attract industry-linked
recreational equipment manufacturing from other locations is one that must be included
in the conversations. In particular, individuals or small firms interested in locating to a
rural area offering immediate uses for the products represent a potential new
manufacturer. Because of the limited size of the available local work force this is most
likely to be smaller specialty manufacturers who need a smaller staff and can afford to
absorb the transportation costs of importing raw materials and exporting finished goods.

Professional/Technical Services
Expanded capacity for electronic communications presents rural communities such as
Harney County a unique opportunity to import high paying jobs into the County. Under
the auspices of Industry 4.0, the national economy is undergoing a transformation to
more and more a digitized economy. This present an opportunity for a rural county to
utilize “blockchain” computing which essential is a robotic controlled digitized ledger
allowing businesses to manage supply chains, shipping controls and ordering through
this automated system. The upshot is that these technologies and applications make it
possible for multiple businesses to use this infrastructure to receive and fulfill orders,
coordinate shipping, consolidate freight loads to lower cost per pound of shipping and
many other functions. In addition, the coronavirus pandemic has made remote
professional work even more common.

Harney County EOA
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Harney County offers a unique highly desirable environment for the top paid and trained
professionals who want a change of scenery, and whose company does not want to
lose this talent. If Harney County wishes to attract these types of professionals who
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The ever-increasing rate at which new “smart” products are introduced and existing
products are reengineered to make them “smart” there is more and more work that can
be done remotely. Innovations such as “edge computing” and each advancement in the
“AI” field (artificial intelligence) mean that more and more of the technical work can
easily be performed remotely. So long as high-speed web access is available.

bring significant salaries of $100,000-$150,000 the development of a local “Blockchain
capacity” offers immediate benefits to local producers and could if developed
appropriately address the freight cost issues in Harney County. The development of a
small scale Blockchain capacity would send the signal to this growth industry that a
suitable home for these independent professionals wishing to relocate but not end their
company employment could very well be in Harney County.

Visitor Services
Harney County is a vacation destination for many people from the Northwest and the
rest of the world. From the majesty of Steens Mountain to the birdwatching at the
Malheur National Wildlife Refuge, the County offers scenic vistas, excellent fishing,
hunting, mountain biking and local shopping featuring art and crafts homemade in the
County. There are additional economic opportunities to capture a larger share of these
tourism industry dollars by providing support services to visitors. Examples of such
services include avionics repair, expansion of guiding services, equipment repair
services, experiential activities and similar initiatives that can help sustain local services
as well by keeping these tourist dollars in the county for a longer cycle than they
currently stay.

Resident Services
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Harney County has a need for some additional upscale professional housing as well as
seasonal worker housing. Current market conditions do not support large scale
investments in speculative real estate because of the low housing turn-over and limited
demand. This may already be changing as a result of the global pandemic which has
spurred an increase in demand for rural environments which offer more personal
security during a national health crisis. Senior housing could be a help in bringing some
more retirees to the County and with them their retirement dollars to contribute to the
local economy. However, this potential is offset by the lack of supportive or geriatric
services.

Harney County EOA

Chapter 4: Forecast of Employment
Land Needs
Harney County is pioneering the implementation of Senate Bill 2, which established a
special Economic Opportunity Analysis process for eight (8) extremely rural counties to
identify up to 50 additional acres of employment lands within the County to support
economic development. Given that Senate Bill 2 addresses “employment land” it
therefore necessarily addresses “Goal-Nine” of the fourteen land planning goals that
guide planning activities.
Goal 9 – Economic Development, requires that jurisdictions plan for a 20-year supply of
commercial and industrial lands. These plans require analysis of future needs. To
establish the baseline estimates of additional land needs by employment sector, each
county must develop an estimate of the physical space required for each anticipated
new employee.

Review of Existing Lands Inventory
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The Consultants reviewed the existing inventory of employment lands outside the city
limits of Burns and Hines.

Harney County EOA
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Figure 4: Map of Burns, Oregon
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Figure 5: Map of Hines, Oregon
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The Consultants reviewed the historic Rural Community Service Centers of Drewsey, Frenchglen, Crane, Lawen, Fields,
and Riley to determine if there were potential employment lands that could create job opportunities for area.
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Figure 6: Map of Drewsey
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Figure 7: Map of Frenchglen
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Figure 8: Map of Crane
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Figure 9: Map of Fields
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Figure 10: Map of Riley
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Employment Projections
The employment projections for Harney County are based on estimates of population
growth from 2020 – 2040 and other known factors unique to the county. Based on
recent history and the uncertainty of a pandemic / post-pandemic economy, it makes
sense to think carefully about the underlying assumptions and to consider that the
County may experience a more radical break from historic patterns than it would have
otherwise. By the same token, it does make sense to assume that future growth will
occur primarily as result of the expansion of existing market sectors. Of course, local
history also demonstrates that there will be limited new business development as a
result of result of local entrepreneurship. The pandemic also creates the opportunity of
some new businesses relocating to a safe rural community.
According to the 2019 Population Research Center at Portland State University, Harney
County will continue to experience a small but negative growth rate in the near term.18
The Oregon Office of Economic Analysis also projects a slow erosion in the population
base of the County.19 Because of recent experience with the global pandemic, there has
been an increased level of interest in rural communities, but the measurable impact is
not yet clear. This could make Harney County even more attractive as a place for at
least some individuals and businesses may wish to relocate.
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The following table provides a snapshot of the 2001-2017 covered employment by
industry in Harney County. The table comes from the analysis done by EcoNorthwest in
2019.20 Because the research was done in 2019 the data reflects the pre-pandemic
conditions and situation in Harney County.

18

Population Research Center: https://www.pdx.edu/prc/opfp
Oregon Office of Economic Analysis, March 28, 2013.
20
ECONorthwest, “Economic Opportunities Analysis for Cites in Harney County,” June 2019, p.16.
19
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Figure 11. Covered Employment by Industry, Harney County, 2001–2017

Sector
Natural Resources and Mining
Construction
Manufacturing
Wholesale trade
Retail trade
Transportation, Warehousing & Utilities
Information
Financial Activities
Professional and Business Services
Education and Health Services
Leisure and Hospitality
Other Services
Government
Total

2001
151
81
236
15
333
51
26
61
64
161
226
56
1,079
2,540

2017
209
105
ND
57
300
50
ND
50
61
174
239
85
1,044
2,374

Change 2001 to 2017
Difference Percent
AAGR
58
38%
2.1%
24
30%
1.6%
---42
280%
8.7%
-33
-10%
-0.7%
-1
-2%
-0.1%
----11
-18%
-1.2%
-3
-5%
-0.3%
13
8%
0.5%
13
6%
0.4%
29
52%
2.6%
-35
-3%
-0.2%
-166
-7%
-0.4%

Source: Bureau of Labor Statistics, Quarterly Census of Employment and Wages, 2001–2017.
Note: “ND” stands for “Not Disclosed” and indicates that the data has been suppressed by the BLS due to confidentiality constraints.
The total amount of not-disclosed employment is shown in the table.

This information it comes from pre-pandemic data, which over the last year has been
skewed for a host of reasons. Undoubtedly the pandemic has produced important
changes and that data will ultimately be important. However, as of the drafting of this
document, the persistence, direction and magnitude of the impact is unknown and may
well be unknowable except as de facto conclusions. The County may well find that postpandemic it quickly returns to the same baseline and absent a clear and compelling
reason to figure otherwise, it makes sense to use the data above and below to forecast
the employment changes and consequently the employment land needs for the County.
The next exhibit identifies where the jobs are in the County. In particular, it details the
sites of the existing covered employment in the county and the two incorporated cities.
Taken from ECONorthwest’s EOA from 2019, the graph reveals that Burns accounts for
the majority of the covered employment. That Burns accounts for such a large
proportion of the County’s covered employment makes sense as it is the largest of the
communities and is home to the largest single concentration of the County’s population.
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Moreover, most governmental offices, stores, schools and offices are located in Burns
and secondarily Hines. The outlying areas in the county is given primarily to agriculture,
including stock-growing and natural resource harvesting. These industries typically do
not feature covered employment and consequently the graphs largely confirm anecdotal
evidence and researched expectations.

Harney County EOA

Figure 12. Share of Covered Employment in Harney County, 201721
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Source: Bureau of Labor Statistics, Quarterly Census of Employment and Wages, 2017.

The work of ECONorthwest further demonstrates that the location of the largest loss in
covered employment was in the City of Hines. During the period examined, the County’s
overall employment increased by 3 percent.
Figure 13. Change in the Location of Covered Employment in Harney County, Burns UGB, and Hines
UGB, 2006–201722
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78
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Source: Bureau of Labor Statistics, Quarterly Census of Employment and Wages, 2017.
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Ibid., 18.
Ibid.
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-146

-25%

The trends that the data and the graphs above reveal are not surprising and they are
supported by anecdotal evidence that has been apparent from conversations,
preliminary reports and other sources. Agricultural and forestry jobs continue to erode
and the importance of the service industry continues to grow in importance. Likewise,
the significance of health care, education and governmental services will likely continue
to be significant contributors to the employment base.
What is missing however from this work completed in 2019 is the impact of what was
then unforeseeable. The Covid-19 pandemic created the worst unemployment spike in
the County since the recession of 2008-2009 and drove rates to a high of 9.5 percent in
May of 2020, which was perhaps surprisingly below Oregon’s rate of 14.9 percent.23
This was the highest rate since 2014, when the County was still recovering from the
recession.
Moving from the baseline employment data, it is appropriate to now consider the ways
in which the job base has shifted recently. As with the data above, the table below
followed by the graphic representation represents the pre-pandemic trends. Most likely
the pandemic will have some lasting impacts, but what those are and will be remain
unclear. Therefore, this analysis relies on known data and known trends and builds its
projections based first on these known facts and extrapolates based on the emerging
patterns.
Agricultural jobs and jobs relating to forestry continue to disappear and the long-term
trends is clear. What is more surprising over the ten-year period covered here is that the
number of jobs in construction and retail trade, along with finance and insurance jobs
have also shrunk. Some of this is likely a secondary impact from the reduction in
employment in agriculture and forestry, while retail jobs everywhere have been lost to
online platforms.
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https://www.qualityinfo.org/eastern-oregon?region=4117000009
Oregon Employment Department. “Eastern Oregon Projected to Add 5,200 Jobs by 2029” November 9,
2020. Available at: https://www.qualityinfo.org/-/eastern-oregon-projected-to-add-5-200-jobs-by2029?inheritRedirect=true&redirect=%2Feastern-oregon
24
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According to the Oregon Employment Department, the next ten years in Eastern
Oregon will feature growth in several sectors including the following.24
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Recent projections from the Oregon Employment Department suggest a much more
robust projection for the region of Eastern Oregon and by extension for Harney County.
This projection is largely based on anticipated growth in the housing sector in these
communities. While housing is not the primary focus of this EOA, without adequate
housing, attracting new employers and businesses will continue to limit economic
growth. Therefore, identifying opportunities for new housing development cannot be
ignored as part of this analysis.

Figure 14: Eastern Oregon Projected Job Growth from 2019-2029

Putting these numbers into context, the Oregon Employment Department projects that
in eastern Oregon, including Baker, Grant, Harney, Malheur, Morrow, Umatilla, Union
and Harney Counties will add a total of 5,200 jobs. The growth from 81,200 to 86,400
represents a growth of 6.4 percent, which is relatively modest. What the projections do
not reveal is how that growth will be distributed. Counties on main-line transportation
systems, including rail, highway and rivers will likely see a larger share of the growth
than those more isolated. What is more significant for Harney County is the areas of
growth.
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Delving more deeply into the projected growth, it is worth noting that it is the
construction field that is projected to grow the fastest. Given the housing stocks, the age
of housing and the recession of a decade ago, it makes sense that construction should
continue to be a robust contributor to the region’s economy. With a forecasted growth
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The Oregon Employment Department’s projections correspond with other data sources
in identifying private education and health care as the sector that will grow the most.
The Department also identifies natural resources, leisure and hospitality and
manufacturing as areas that will see job growth and these sectors offer Harney County
a hopeful future as each of these sectors are well represented in the county’s current
economic mix.

rate of 16.0 percent, construction is a requisite engine for other economic growth
throughout the region. In particular there is a profound need for new housing throughout
Eastern Oregon and this is true in Harney County too. The following table is taken from
the Oregon Employment Department’s projections regarding the growth rates of various
economic sectors.25
Figure 15: Eastern Oregon Construction Projections 2019-2029
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This analysis begins with the covered employment data and there is no need to project
to the current year as the current data is the unique product of an economy struggling in
the middle of a pandemic and whose covered employment totals are below what they
were in 2019. According to Oregon Employment Department’s website and the Harney
County Annual Employment report for 2019, there were 2,546 covered jobs and as of
the third quarter of 2020 the Department reports there were 2,587 covered, nonfarm
employment positions. This is the most recent figure as of January 2021.
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Forecasting

25

Ibid.
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Regardless of the year or broader economic trends, it is important to remember that
covered positions do not include sole proprietors or commissioned workers. Covered
employment also misses contracted workers including quite often construction workers,
professionals and those providing some administrative services. A commonly used
conversion rate used in other analysis is 92.0 percent and it makes no sense to reinvent
a unique number for Harney County. Thus, the total employment figure given the prepandemic level of 2,546 is 2,767 and the converted figure for end of 2020 employment
is 2,812.
Figure 16. Regional Employment Projections, 2017–2027, Eastern Oregon Counties (Baker, Grant,
Harney, Malheur, Union, and Wallowa)
Industry Sector
Total private
N atural resources and mining
Mining and logging
Construction
Manufacturing
Trade, transportation, and utilities
Wholesale trade and retail trade
T ransportation, warehousing, and utilities
Information
Financial activities
Professional and business services
P rivate educational and health services
Leisure and hospitality
Other services
Government
Federal government
State government
Local government
L ocal education
Self-employment
Total payroll employment

2017

2027

27,750
2,830
390
1,290
3,200
7,420
6,090
1,330
440
920
1,500
5,240
3,480
1,430
9,340
1,250
1,980
6,110
3,730
1,870
38,960

30,150
2,990
400
1,610
3,490
7,670
6,330
1,340
410
960
1,610
5,890
4,000
1,520
9,580
1,250
2,040
6,290
3,830
2,070
41,800

Change 2017 - 2027
Number
2,400
160
10
320
290
250
240
10
-30
40
110
650
520
90
240
0
60
180
100
200
2,840

Percent
9%
6%
3%
25%
9%
3%
4%
1%
-7%
4%
7%
12%
15%
6%
3%
0%
3%
3%
3%
11%
7%

AAGR
0.8%
0.6%
0.3%
2.2%
0.9%
0.3%
0.4%
0.1%
-0.7%
0.4%
0.7%
1.2%
1.4%
0.6%
0.3%
0.0%
0.3%
0.3%
0.3%
1.0%
0.7%
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Taking these numbers forward and forecasting job growth requires assumptions about
growth rates. One recent discussion in Oregon that considered growth rates in eastern
Oregon is available in the work of Johnson Economics and their recent analysis for
other eastern Oregon communities. “The Goal 9 statute does not have a required
method for employment forecasting. However, OAR 660-024-0040(9)(a) outlines
several safe harbor methods, which are intended to provide jurisdictions a
methodological approach that will not be challenged. The most applicable for Harney
County jurisdictions is 660-024-0040(9)(a)(A), which recommends reliance on the most
recent regional forecast published by the Oregon Employment Department. This
method applies industry specific growth rates for the Eastern Oregon Workforce Region
(Baker, Grant, Harney, Malheur, Union, and Harney Counties) to the Harney County
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Source: Oregon Employment Department. Employment Projections by Industry 2017–2027.

base.”26 Using this projection rate of 0.9 percent per year, there should be
approximately twenty-four to twenty-five new jobs per year, or 240-250 over the next ten
years.
The Oregon Employment Department, as noted in the graph above, projects a growth
rate of six percent over the next ten years for the Eastern Oregon Workforce Region.
Using this rate for Harney County yields a total of 170 to 177 new jobs to be created in
the County. Significantly, the growth rate for Eastern Oregon for a whole is suspect in
that it encompasses tens of thousands of square miles and very disparate local
conditions. The table below reflects the numbers discussed here and above.
Table 8: Harney County Employment and Employment Growth

Harney County
Baseline Covered
Employment
2019 - 2,546
2020 - 2,587

Growth Rate
Adjusted - Total
Employment
2,767
2,812

10 - Year Employment Growth
0.9% Annual
6.0% Ten-year
Growth
Growth
240
166
250
169

Target Employment Sectors
The process of identifying target industries for Harney County builds on the recent
Economic Opportunity Analyses done by the Cities of Burns and Hines. Further the
process must be grounded in the historic data and the existing strengths, advantages
and opportunities along with the identified goals of the people of the county. It makes no
sense to identify opportunities that are not attractive or fit the preferences of the people
of Harney County. The following table reports the employment distribution for Harney
County at the end of 2019, which is the most recent data and also reflects the prepandemic conditions and the best proxy for future conditions.27
Table 9: Employment by Industry and Subcategory

26
27

96
109
1
7

3.77%
4.28%
0.04%
0.27%

35
25

1.37%
0.98%

Johnson Economics. “Economic Opportunities Analysis for The City of Lostine.” p. 41.
https://www.qualityinfo.org/ed-ewind/?at=1&t1=0~4104000063~00~3~0000~00~00000~2019~00
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Natural Resources & Mining
Agriculture, Forestry, Fishing & Hunting
- Crop Production
- Animal Production
- Forestry & Logging
- Agriculture & Forestry Support
Construction
- Construction of buildings
- Heavy & Civil Engineering Const.

Employment Percentage

Page

Industry / Subcategory

Harney County EOA

1.34%

1

0.04%
0.0%
0.04%
0.0%

1

33
14
2

1.30%
0.55%
0.08%

52
1
134
1
80
43
2
4
1

2.04%
0.04%
5.26%
0.04%
3.14%
1.69%
0.08%
0.16%
0.04%

2
6
10
1
12

0.08%
0.24%
0.39%
0.04%
0.47%

0
0

0.0%
0.0%

28
5

1.10%
0.20%

13
0

0.51%
0.0%

11
9

0.43%
0.35%
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- Specialty trade contractors
Manufacturing
- Food Manufacturing
- Beverage & Tobacco Products
- Wood Products
- Miscellaneous
Trade Transportation & Utilities
Wholesale Trade
- Merchant wholesalers - durable
- Merchant wholesalers - non-durable
- Electronic markets
Retail Trade
- Motor vehicle & parts
- Furniture
- Building Materials
- Food & beverage
- Gasoline stations
- Clothing & Accessories
- Sporting goods/ hobby/books/ music
- Miscellaneous
- Non-store retailers
Transportation, Warehousing & Utilities
Utilities
Truck Transportation
Transit & ground passenger
Scenic & sightseeing transport
Couriers & messengers
Information
Publishing
Telecommunications
Financial
Finance & insurance
- Credit intermediation
- Insurance carriers
Real estate & rental & leasing
- Real Estate
- Rental & Leasing
Professional
Professional & Technical
- Administrative & Waste services
- Admin & Support services

- Waste management & remediation
service
Education & Health Services
Educational Services
Health Care & Social Assistance
- Ambulatory health care
- Nursing & residential Care
- Social assistance
Leisure & hospitality
- Performing arts
- Museum, parks & historical sites
- Amusement, gambling & recreation
Accommodation & Food Services
- Accommodation
- Food services & drinking
Other services
Repair & maintenance
Personal & laundry services
Membership organizations &
associations
Private households
Unclassified
Government
Totals:

2

0.08%

3

0.12%

76
50
69

2.99%
1.96%
2.71%

0
1
2

0.0%
0.04%
0.08%

107
172

4.20%
6.76%

26
0

1.02%
0.0%

38
21
194
1012
2,546

1.49%
0.82%
7.62%
39.75%
100.00%

Reviewing these figures, even at a glance, reveals that governmental employees are
the single largest single employer type is governmental employment. Within the
governmental category, federal employees amount to 9.2 percent of the total and 23.0
percent of the governmental employment. Not surprisingly the biggest specific
categories within “governmental” are health care, with 1,223 jobs and education with
218 jobs, equally approximately eight and a half percent of the total jobs in the county
and one third each of the local governmental employers. The breakdown is as follows.

Harney County EOA

Number
233
105
674

Number

218
223
135
98

% of total Jobs
9.2%
4.1%
26.5%
8.6%
8.8%
5.3%
3.8%

% of Govt.
23.0%
10.4%
66.6%
32.3%
33.1%
20.0%
14.5%
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Type of Government
Federal
State
Local
- Education
- Health
- Public admin
- Other
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Table 10: Types of Government Jobs

Agriculture, Forestry, Fishing & Hunting
Any consideration of Harney County and its economic engines must begin with
agriculture. Historically, forestry and lumber would have been co-equal, but today, there
are more cows than people in the county. Most of the agricultural production from hay to
beef leaves the county unprocessed and this creates opportunities for a host of valueadded businesses and enterprises.
As of the 2019 annual report, the Oregon Employment Department reported that
agriculture, forestry, fishing and hunting produced 213 jobs and accounted for 8.36
percent of the jobs. Historically the average annual wage in these industries slightly
higher than the average wage in the county, although currently the report on wages and
employment is unavailable. Furthermore, the calculation of wages in this sector varies
by the agency doing the evaluation as sometimes secondary products are included.

Leisure & Hospitality
As detailed earlier the impact of travel and tourism on Harney County is significant and
amounted to 350 jobs in 2018 according to the analysis by Dean Runyan Associates
and produces earnings in excess of $6.8 million for the local economy.28 Between 2010
and 2018 the industry sector added 70 jobs and is poised to continue to grow. The
caveat is, of course, the current pandemic that has curtailed travel and tourism at
unprecedented levels.
However, the region’s resources including Malheur National Wildlife Refuge, the
Steens, various hot springs as well as the fishing and hunting opportunities along with
the birdwatching makes Harney County a highly desirable destination for those “in the
know.”
As noted in an earlier section, earnings have out-paced job growth, so that in 2010 the
per capita earnings per job was $16,071, but in 2018 that figure was $19,429. In these
numbers there is a clear trend and the earnings and tax revenue reflect this reality as
well. These facts make the market segment one that local residents want to continue to
nourish and encourage.

Dean Runyan Associates, ‘Oregon Travel Impacts: Statewide Estimates,” Prepared for the Oregon
Tourism Commission, March 2019, p. 185-186.
28
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This sector accounts for 7.8 percent of the County’s employment base, but this does not
include governmental employees, including those in the local public schools. This sector
is closely linked to the local demographics and the aging of the population is well
documented. The demand will likely continue to grow and the sector provides relatively
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Education and Health Services

higher wages than other fields and the County has a 44-bed (total: Certified 25)
hospital, located in Burns.
Projections of growth in Oregon and eastern Oregon make much of the obvious trend of
an aging population. This is especially true in rural communities and Harney County fits
this trend. Some projections assume that the population will age in place and thus
create a demand for long-term care in a variety of forms, be it services or facilities.
However, these assumptions require investments and the source of those investments
is not at all clear. Perhaps long-term facilities or services will appear, but there is no
obvious mechanism to create these and there is no obvious funding source. Likewise,
as much as residents may wish to age in place, the absence of geriatric services may
cause a steady, low-volume loss of population and never have the critical mass required
to attract investment in long-term care facilities.

Manufacturing
The holy grail of economic development is “manufacturing.” The sector tends to produce
high-paying jobs and is an economic engine for supportive and ancillary sectors.
Manufacturing currently accounts for a very small 0.08 percent of employment in the
County and given the realities of transportation of raw materials, lack of a skilled
workforce and an obvious resource base, there are few likely opportunities for further
development.

Retail Trade
Retail trade is often closely linked to the local population and other economic sectors.
The loss of at least some level of activity to online sales has depressed this sector
across the region, state and nation, but it remains an important source of employment
and in 2019 it amounted to 12.5 percent of the jobs in Harney County.
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The target industries are of course what already exist in the County and that are
complementary to existing economic sectors. Typically, the Oregon Employment
Department offers regular reports on the relative performance of industry categories
based on the Quarterly Census of Employment and Wages (QCEW). Unfortunately, the
Department has been impacted by the Covid-19 pandemic and the data has not been
available and still is not as of the spring of 2021.29
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Discussion of Target Industries

29

https://www.qualityinfo.org/
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In the absence of certified data, anecdotal evidence, interviews and discussions point to
a few core sectors that have grown the most, specifically the following.
1.
2.
3.
4.

Agriculture
Education
Health Care
Leisure & Hospitality

From some perspectives, it is apparent that Harney County offers opportunities for
value added agricultural products. However, those opportunities are severely limited by
distance to markets, challenges of finding skilled workers and an absence of a critical
mass of producers working together to maximize market share. Any product created
must be shipped by truck and would likely have to find a way to take advantage of
vehicles that might otherwise be “dead-heading” or have space.
Recreation and Tourism sectors offer growth potential due to the world class recreation
available in the County. Most jobs will be created in the service sectors where the bulk
of opportunities currently exist. Professional, medical and technical services will
continue to be in demand, but success recruiting new individuals will continue to be a
challenge due to the absence of available quality housing. Efforts to support the housing
industry especially the new home construction enterprises could greatly assist the
County in stimulating more development.

Partners in Economic Development
As important as individual efforts and entrepreneurism is any effective and long-lasting
initiative to encourage economic development must be rooted in a cooperative effort
that takes advantage of opportunities for partnership. Indeed, throughout the process of
developing this EOA, interviews, surveys and conversations with residents and local
leaders has made the local commitment to partnerships quite clear. To this end, the
recommendation to continue to nourish partnerships, regional efforts and coordination
across agency, department and economic sectors is as obvious as it is important.

Harney County EOA
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Not every organization listed below has the resources and the ability to assist with every
project and initiative. However, between and among them they do have access to
overlapping constituencies and the vast majority of the local population, as well as
regular visitors and businesses doing business in Harney County. Moreover, between
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The following list of partners represents a quick review of what can be regarded as the
“usual suspects” but the fact that they are obvious does not diminish their relative
importance and the significance of their involvement. The list is not exhaustive and it is
a starting place for thinking about how best to support the goals of strengthening the
economy and maintaining the uniqueness and characteristics that Harney County
residents consistently cite as reasons for living here.

them they should be able to support the widest possible range of efforts and bring as
many resources as possible to bear on the opportunity, solution or initiative.
•
•
•
•
•

•
•
•
•
•
•
•

Harney County
City of Burns
City of Hines
Community of Crane
Other unincorporated communities including:
o Frenchglen
o Riley
o Wagontire
o Drewsey
o Fields
o Denio
o Buchanan
o Diamond
Burns Paiute Tribe
Harney County Chamber of Commerce
Business Oregon
Oregon Department of Development & Land Conservation (DLCD)
Oregon State University Extension Service
Treasure Valley Community College
Eastern Oregon University
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Along with the above list of local and regional organizations, departments, governments
or entities, the County believed it was important to include private citizens and
landowners on any attempt to build a coalition of partners. This EOA process therefore
reached out to a wide range of landowners, including those inside and outside of
existing communities and urban growth boundaries. Moreover, beyond the initial effort,
the County believes it is critical that these efforts continue and that economic
development efforts include individuals who are able to support it. Not only is there a
need for new housing, there is a need for land to site those homes, a need for
investment in the process and a need to support the goal of strengthening the local
economy.

Harney County EOA

Chapter 5: Site Analysis – Evaluated
Properties
The Economic Opportunity Analysis (EOA) established for the eight most rural eastern
Counties envisioned a hybrid process which combined statistical analysis and targeted
employment sectors to determine what economic growth is most likely and how much
will occur in the next twenty years. Since the EOA process requires a “willing” citizen to
participate in this process, site selection necessarily demands three things:
1) a citizen volunteer who requests a review and consideration of a specific parcel;
2) consultation with the adjoining municipality (as appropriate); and
3) a detail site evaluation based on physical and infrastructure resources available
to the land.
All potential parcels must then be evaluated by the consultant and the local Technical
Advisory Committee (TAC) to fully vet each parcel prior to being selected for final
review. In the case of Harney County, all potential parcels considered are rural with no
municipal services near-by.

EOA Site Selection Candidates

Harney County EOA
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The Harney County Technical Advisory Committee vetted this inventory and
recommended the final selections. The TAC suggested direct re-zoning of four parcels
equaling 50 acres as a result of this study. Some lands may also receive an Economic
Opportunity Overlay zone to some parcel acreage as a reserve for future employment
land needs. The listing of parcels is not in any rank order and are not by inclusion in this
document ensured of being included in the final recommendations. A determination for
inclusion of a specific parcel in the final EOA report does not immediately result in a
new zoning designation for the recommended parcels, it only provides a roadmap for rezoning these parcels through the local land use process.
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The following parcels were offered as potential Economic Opportunity Analysis
candidates for employment land designations. This selection does not ensure that a
specific parcel will be accepted for inclusion in the final recommendations for Harney
County. This is not an inclusive list of all eligible parcels in the County, since several
criteria were applied to be considered for this evaluation. First a particular parcel must
be offered by the legal owner of the subject property. The property must meet certain
minimum requirements such as; topography, available water and sewer, quality road
access, power is readily available, inclusion of parcel would not create a conflict with
surrounding uses and the parcel is not in a critical groundwater area are just a few
factors.

Parcels For Consideration

Harney County EOA
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ROSS PARCEL – FRENCHGLEN
General Vicinity:
Frenchglen Rural Community Center
Parcel Size:
2.0 acres +/Ownership:
John Ross
Existing Land Use;
vacant
Parcel ID #
92685 Assessor Account No.
Water:
Well Water
Sewer:
Subsurface site system
Power:
Readily available in the area
Topography:
Sloping ground to the east near the Frenchglen Hotel
Public Road Access:
Excellent paved access off of Highway 205
Surrounding land use:
Grazing and rural community center with Historic
Hotel/Store/Café.
EOA Activities support:
Worker housing supporting recreation tourism in the area
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KONEK PARCEL – FRENCHGLEN
General Vicinity:
Frenchglen Rural Community Center/EFRU
Parcel Size:
25.18
Ownership:
Malena Konek (541) 493-2526
Existing Land Use;
limited grazing on highly rocky soil
Parcel ID #
20326 Assessor Account No.
Water:
Well Water
Sewer:
Subsurface site system
Power:
Readily available in the area
Topography:
Steep rocky hillside with excellent area views overlooking
historic
Frenchglen and Steens Mountains.
Public Road Access:
Excellent paved access off of Highway 205
Surrounding land use:
Grazing and rural community center with Historic
Hotel/Store/Café.
EOA Activities support:
Tourism lodging offering an upscale alternative to Historic
Hotel
Potential conflicts:
No negative impacts to existing grazing in the area.
Supports local Rural community by providing more lodging to
address overflow needs at the Frenchglen Hotel and also to
bring more people into the Community Center, thus helping
to sustain all existing economic operations.
Action Considered:
Designate this parcel as highly desirable employment lands
by putting an EOA overlay zone on the 25.18 acres
supporting tourism-recreation services support on this parcel

Potential conflicts:

Action Considered:

No negative impacts to existing grazing in the area. Supports
local Rural community by providing needed housing for local
economic operations.
While housing lands are not considered “employment lands”,
the reality of this rural landscape is that the absence of
suitable employee housing in the area limits economic growth
and retention of suitable employees for the hospitality
industry. These lands should be considered for future
employee housing ground. This can be accomplished with
the current RCC zoning.

Harney County EOA
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DAVIS (ALVORD HOT SPRINGS) PARCEL – STEENS
General Vicinity:
Steen National Recreation Area
Parcel Size:
10,000+ acres
Ownership:
Paul Davis – Alvord Ranch/Tom J. Davis Livestock
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BEAUBIEN (LAWEN STORE) PARCEL – Between Burns and Crane
General Vicinity:
Historic Lawen Store Site
Parcel Size:
1.0 acres RCC and 15 acres EFU
Ownership:
Beaubien
Existing Land Use;
Rural Commercial/Community, Vacant building/ fallow land
Parcel ID #
23400 Assessor Account No.
Water:
Well Water
Sewer:
Subsurface site system
Power:
Readily available in the area
Topography:
Flat Ground
Public Road Access:
Excellent paved access off of Highway 78 with frontage
stemming from “Lawen Rd”
Surrounding land use:
Grazing
EOA Activities support:
Existing RCA zone of 1acre is adequate to restore economic
activity on the parcel
Potential conflicts:
No negative impacts to existing grazing in the area. Site
could be returned to its historic community use through
expansion of site for economic activity.
Action Considered:
The parcel could offer a mixed-use service center to area
tourism and travelling public, but current zone designation
does not support any viable economic activity. TAC should
consider adding additional acreage to this parcel using the
existing RCC zoning designation. The limited EFU land on
this parcel is too small of size to offer any viable agricultural
activity and should be reduced to support the historic use of
the parcel by rezoning some or all of this parcel RCC.

Parcel ID #
Water:
Sewer:
Power:
Topography:
Public Road Access:
Surrounding land use:
EOA Activities support:

Potential conflicts:

Action Considered:

Seasonal grazing, Campground established under
Conditional Use Permit 12-18 & 16-03
29113 Assessor Account No.
Well Water/ Water Tank
Subsurface site system/ capture and pump system
Readily available in the area
Sloping ground to the east
Established access off of “East Steens Rd.”
Grazing, recreation and tourism.
Alvord Hot Springs is a naturally occurring hot springs that
has been the site of continuous use since human habitation.
The springs were developed by the Alvord Ranch over a
hundred years ago and are a major draw for tourists coming
to Harney County.
Because the springs are so heavily used, re-zoning some of
the less environmentally sensitive land across the county
road from the Springs could allow for more protection for the
springs themselves while containing human impacts in a
more efficient and effective manner.
Consider designating up to 10 acres on the west side of the
County Road for tourism related services and
accommodations. This designation would only really
recognize what is already an existing use and allow the
Alvord Ranch to control this use in a more environmentally
friendly manner with less impact on the resources.
Additionally, the TAC should consider applying an EOA
overlay zone on some of the additional land near the springs
that may be needed to accommodate future visitors.
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KRYGER (CRYSTAL CRANE HOT SPRINGS) – CRANE AREA
General Vicinity:
Crane Rural Community Center
Parcel Size:
158 acres (395-acre Tract)
Ownership:
Daniel & Denise Kryger
Existing Land Use;
Commercial Hot Springs with accommodations
Parcel ID #
10414, 10416, 12102 Assessor Account No.
Water:
Well Water
Sewer:
Subsurface site system (developing lagoon system 2021)
Power:
Harney County Electric
Topography:
Flat Ground or gently sloping with some wetland features
Public Road Access:
Excellent paved access off of Highway 78
Surrounding land use:
Grazing, Irrigated Hay Crop Production
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Existing Land Use:

Harney County EOA

EOA Activities support:

Potential conflicts:
Action Considered:

Crystal Crane Hot springs currently has 22 employees and
provides motel cabins, RV sites, camping, trail bikes, a pool
and private spas. This viable economic enterprise should be
supported as it grows to take full advantage of this resource
in an environmentally sensitive manner which is what the
current owner’s plans supports.
No negative impacts to existing grazing in the area exists.
Current land use applications are being processed to
support Crystal Crane Hot Springs, but the TAC should
consider placing an EOA overlay on the balance of the
subject parcel recognizing the importance of tourism as an
economic sector of the Harney County’s economy. This
overlay will recognize the importance of supporting
sustainable environmentally sustainable growth on this
parcel.

HENRY PARCEL – BURNS
General Vicinity:
Parcel Size:
Ownership:
Existing Land Use;
Parcel ID #
Water:
Sewer:
Power:
Topography:
Public Road Access:
Surrounding land use:
EOA Activities support:
Potential conflicts:
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Action Considered:

Burns
10 acres +/Henry’s Burns Holdings, LLC (Dr. Darin Henry)
Vacant
8037 Assessor Account No.
Well Water, municipal water near-by
Subsurface site system- Sewer system near-by
Readily available in the area
Sloping ground to the south
Excellent paved access off of Highway 20 on Monroe St.
Grazing, commercial, residential and small rural parcels.
Commercial property, mixed use development supporting
employment lands.
No negative impacts to existing grazing in the area.
Mitigates constrained lands within the flood zone around
Burns.
Designation of additional Commercial property (5-10 acres)
to be added to the County employment lands inventory.
Placing an EOA overlay on some additional acreage for
mixed use development in support of economic
development.

Harney County EOA

BURNS MUNICIPAL AIRPORT PROPERTY – CITY OF BURNS
General Vicinity:
Parcel Size:
Ownership:
Existing Land-use:
Parcel ID#:
Water:
Sewer:
Power:
Topography:
Surrounding Land Use:
EAO Activities Support:

Potential conflicts:
Action considered:

East of Burns
Airport Tract ± 800 acers
City of Burns
Vacant/Airport Use
6002 Assessor Account No.
well
subsurface treatment and disposal
Ample power is available in the area
Flat ground, this parcel is outside the flood zone
Small scale grazing, commercial activity associated with
airport operations and economic activity.
Because this parcel is, in many areas, projected to be
outside the flood inundation zone and the Airport represents
an economic opportunity for commercial activity. This parcel
should be strongly considered for inclusion in the EOA rezoning effort.
No conflicts are expected as additional commercial land is
already utilized in the immediate area.
Re-designating the zoning on this parcel into a commercial
zone consistent with the adjoining commercial property
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BROWN PROPERTY – BURNS MUNICIPAL AIRPORT
General Vicinity:
East of Burns
Parcel Size:
9.8 acres
Ownership:
Vern Brown
Existing Land-use:
fallow/grazing
Parcel ID#:
5207 Assessor Account No.
Water:
well
Sewer:
subsurface treatment and disposal
Power:
Ample power is available in the area
Topography:
Flat ground, this parcel is slated to be removed from the
flood zone based on the preliminary NFIP. Adjacent to the
airport grounds across Airport Lane.
Surrounding Land Use:
Small scale grazing, commercial activity associated with
airport operations and economic activity.

Harney County EOA

EAO Activities Support:

Potential conflicts:

Action considered:

Burns Airport is the site of the Bureau of Land Management
(BLM) fire readiness team and equipment. From April to
October each year fire personnel are stationed at the airport
to respond to any fire outbreaks in the SE region. This
readiness posture requires personnel to remain on-site until
called. The Brown parcel will be outside the flood inundation
zone and would offer an excellent site for seasonal
employment housing on site to improve response time and
readiness capability. If the Airport were to expand the
runway from one mile to a mile and half necessary for large
airlines to fly-in, this expansion would necessarily have to
expand to the SE taking the corner of this property for
runway overlay zone. This parcel should be strongly
considered for inclusion in the EOA re-zoning effort.
No conflicts are expected as additional commercial land is
already utilized in the immediate area. This seasonal
housing would be confined to the 3-acre parcel as proposed
Re-designating the zoning on this parcel into Airport zone,
with a provision for temporary housing (not more than six
months continuous occupancy) being an allowed use if
associated with employment activities.
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LY RANCH – BURNS AREA
General Vicinity:
East of Burns/Grange Hall intersection
Parcel Size:
±394 acres
Ownership:
LY Ranch LLC
Existing Land-use:
Seasonal Grazing
Parcel ID#:
8159 Assessor Account No.
Water:
Existing well
Sewer:
Subsurface treatment and disposal
Power:
Ample power is available in the area
Topography:
Flat ground, this parcel is within the flood zone
Surrounding Land Use:
Small scale grazing, flood irrigated crop production
EAO Activities Support:
Owner would like to create a slaughter facility at a location on
the SE corner of 78 and 205.
Potential conflicts:
Water requirements for a commercial slaughter facility may
exceed local supply. Use may conflict with critical ground
water area designation in the area
Action considered:
Due to water issues associated with this use and location, no
action is recommended regarding this parcel.
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Chapter 6: Housing & Economic
Development
As the people and government of Harney County consider how best to pursue
economic development, it is clear that the conversation must include a consideration of
housing, its types and availability. Infrastructure for business, transportation networks
and sites are of course critical, but so too is an adequate workforce for prospective
businesses. No matter how well trained or efficient, a workforce needs a place to live.
This connection is clearly known by everyone in Harney County engaged with, or even
thinking about economic development. Furthermore, the connections are well
understood in the region and the state as well. In March of 2020, Oregon Business
addressed the question quite directly in an opinion piece focusing on what they describe
as a “housing crisis,” that has Oregon tightly in its grip and has for some time.30
Oregon Business succinctly described the crisis and its relationship to economic
development this way: “The housing crisis inhibits economic growth, impacts household
and community well-being, contributes to rising homelessness, and increases burdens
on education, health, and law enforcement agencies.”31 Clearly, there is an enduring
link between economic growth, development and housing.

Tammy Baney and Scott Aycock, “Opinion: All Hands on Deck to Solve Housing Crisis,” Oregon
Business, March 6, 2020. Available at: https://www.oregonbusiness.com/article/opinion/item/19002policy-brief-ports-in-need-of-upkeep-dollars
31
Baney and Aycock, “Opinion: All Hands on Deck to Solve Housing Crisis,” Oregon Business, March 6,
2020.
32
See the Oregon Housing website: https://housingoregon.org/current-legislative-agenda/
33
Greater Eastern Oregon Development Corporation, “Comprehensive Economic Development Strategy,
2014-2019,” 2014, p. v. The GEODC prepares the CEDS for the following counties: Gilliam, Grant,
Harney, Malheur Morrow, Umatilla and Wheeler Counties.
30
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The connection between these two important variables – economic development and
housing – is also clearly understood inside Harney County. This fact is reflected in the
Comprehensive Economic Development Strategy (CEDS) for Harney County and
adjacent counties prepared by the Greater Eastern Oregon Development Corporation.
According to the CEDS, “across the district, … a snapshot reveals a declining
population base, high poverty rate, the needs for skills training … and a lack of housing
opportunities in most communities.”33 This list is hardly surprising, but it makes sense to
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The nonprofit association, Housing Oregon adds further evidence of the “housing crisis”
and the need for legislative reform and additional investment. In particular their
emphasis is on affordable housing and homeownership opportunities, but the message
is consistent with that of Oregon Business and economic development organizations.
The upshot is that there is a chronic shortage of housing that the market or a single
jurisdiction alone cannot sufficiently address.32

dig deeper into the housing needs. Significantly, this document while it was written in
2014 remains current and none of the work done for this EOA, or by any other entity
suggests the core concerns and needs have changed since the CEDS was drafted or
adopted by the counties.
The CEDS, developed through a local participatory process, enumerates twelve
constraints to economic development and not surprisingly, the list includes “the lack of
rental and for-ownership housing.”34 Simply stated, As Harney County moves forward in
working to strengthen and diversify its economy, the lack of housing is a significant
barrier that it must overcome. Not only is there a need for affordable housing, there is a
need for all types of housing. Simply put, the housing market in Harney County is tight
and housing is scarce.
Anecdotal evidence gathered as part of this EOA suggests that the lack of suitable
housing for professionals, what may be summarized as high-end housing is just as
limiting as the lack of affordable housing. Attracting professionals, from doctors to
business leaders is made significantly more difficult when there are no likely homes on
the market. Time and time again, the EOA process revealed incidents whereby spouses
vetoed moves to the area precisely because there was no housing they regarded as
suitable.
Again, turning to the local planning documents, the CEDS elaborates on the multiple
needs as they relate to housing.
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Still more evidence of the need for multiple types of housing also comes from the
Harney County Senior & Community Services Center’s study of housing done in 2018.
According to the Study, “We need our workforce, both low and middle income,
temporary and permanent community members living with our low-income families, our
veterans, our seniors, and our disabled community members.”36 The study
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Shortage of both lower and middle-income housing is a pressing problem
resulting in inequities in the housing market which can affect (sic)
economic growth in the region. The consequences of limited housing
options include the inability to attract new residents or firms and lost tax
revenues and expenditures that would otherwise support community
growth. Constraints to building new housing include the cost of
infrastructure, differential site development costs, inability to provide
housing at a cost that workers can afford and a lack of amenities to attract
new residents.35

Greater Eastern Oregon Development Corporation, “Comprehensive Economic Development Strategy,
2014-2019,” 2014, p. 49.
35
Greater Eastern Oregon Development Corporation, “Comprehensive Economic Development Strategy,
2014-2019,” 2014, p. 50.
36
Harney County Senior & Community Services Center, “Integrated Housing for Frontier Oregon, Harney
County,” 2018, p. 3.
34
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recommended investments in housing and especially in an integrated housing project,
but in housing foremost of all.
This point of the quotes, studies and evaluations is an extremely important one for
Harney County going forward. Specifically, the need is not just for affordable housing,
as real as that need is. There is a lack of suitable housing across the economic
spectrum. Evidence emerging from the EOA process clearly indicates that the need for
housing cuts across all discernable socio-economic lines. This need is more acute in
the incorporated areas of the County, but given the demands, homes in unincorporated
areas are likely to be just as desirable as any others.
The shortage across the spectrum is not unique to Harney County. In March of 2020,
the East Oregonian noted, “The solution isn’t solely affordable housing. In many cases,
the lack of housing in the medium and high price range forces people who could afford
a more expensive place to live below their means.”37
The crisis extends beyond eastern Oregon as well. Editorials, reports and articles from
across Oregon all point to the lack of housing as a problem. Admittedly however, the
need for affordable housing is often described as the most acute challenge, but again,
not the only one.
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In short, the scope of the crisis defies both simple and easy solutions. Moreover, the
needs and potential solutions are likely quite different across the state and real progress
will likely take place on a local level, far more readily than any state-imposed mandates,
although additional funding would be welcome almost everywhere. Given the very local
nature of the problems and the needs, it makes sense to consider the specific
conditions in Harney County and the current housing supply.
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Examples of the widespread recognition of the housing crisis and the link to economic
development can be found in publications such as the East Oregonian, which on March
3, 2020 published an article “Homegrown Housing Shortage Pushes Out Most
Vulnerable,” that reported: “Yes, it’s the ‘crisis du jour’ in Oregon, as Sen. Betsy
Johnson put it. For a decade, the problem has gone unappreciated as the state’s
population growth has rapidly outpaced housing development. Only in the last few years
has it become a talking point, driving campaigns and sparking impassioned testimony
and emergency legislation.”38 Oregon has seen legislation introduced, including House
Bill 4001, that attempted to tackle homelessness, which is one manifestation of the
housing crisis. At the same time, grant funding for low-income housing in the form of tax
credits and other incentives have decreased or disappeared in recent years.

Daniel Wattenburger, “Homegrown Housing Shortage Pushes Out Most Vulnerable,” East Oregonian,
March 3, 2020. Available at: https://www.eastoregonian.com/opinion/columnists/homegrown-housingshortage-pushes-out-most-vulnerable/article_c760ffc2-5ca4-11ea-9b6b-33f45c4611a2.html
38
Daniel Wattenburger, “Homegrown Housing Shortage Pushes Out Most Vulnerable,” East Oregonian,
March 3, 2020. Available at: https://www.eastoregonian.com/opinion/columnists/homegrown-housingshortage-pushes-out-most-vulnerable/article_c760ffc2-5ca4-11ea-9b6b-33f45c4611a2.html
37
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The Oregon Office of Economic Analysis further emphasizes the mutually supportive
nature of housing and economic development. The Office says simply “housing supply
remains a macroeconomic issue.”39 The Office further characterizes the Pacific
Northwest as a place that relies on in-migration to support economic growth and absent
affordable housing for all socio-economic classes but especially young adults, growth
will be stymied.40
The roots of the housing supply crisis are traced back to the recession a decade ago.
According to the Oregon Office of Economic Analysis:
While much of the attention is paid to rising housing costs, we know they
are the symptom and not the cause of the disease. The chief underlying
cause is the ongoing low levels of new construction this decade. On a
population-growth-adjusted basis, Oregon built fewer new housing units
this decade (2010-2020) than we have since at least World War II. With
data going back nearly 60 years, never have we built fewer new units on a
sustained basis than we did in the 2010s.41
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The following graph comes from the Rental Housing Journal’s online article “Lack of
new Construction Underlying Cause of Oregon Housing Affordability Crisis.” While the
article emphasizes low-income or affordable housing, the data reflects all new housing
permits in the state and it speaks directly to the overall problem. Of course, Harney
County is not directly comparable to the entire state of Oregon and the statewide
conditions are not universal, the economic pressures and challenges do seem to be
consistent. The results are also very similar and it is possible to argue that the crisis in
Harney County is worse given the data below that considers the age of housing in
Harney County compared to Oregon as a whole. Simply, the housing stocks in Harney
County are on average, older. However, housing age data is in the section below. The
graphs below reflect new construction in the state and a comparison with other west
coast states.42

Josh Lehner, “Housing Remains a Macro Issue,” Oregon Office of Economic Analysis, November 14,
2020. https://oregoneconomicanalysis.com/2019/11/14/housing-remains-a-macro-issue/
40
Ibid.
41
Quoted in: https://rentalhousingjournal.com/lack-of-new-construction-underlying-cause-of-oregonhousing-affordability-crisis/
42
“Rental Housing Journal – Editors, “Lack of New Construction Underlying Cause of Oregon Housing
Affordability Crisis,” Friday November 13, 2020. Available at: https://rentalhousingjournal.com/lack-ofnew-construction-underlying-cause-of-oregon-housing-affordability-crisis/ accessed on November 16,
2020. Also available at: https://oregoneconomicanalysis.com/2019/12/31/economic-trends-of-the-2010sgraphs-of-the-decade/ and https://oregoneconomicanalysis.com/2019/11/14/housing-remains-a-macroissue/
39
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Figure 17: Record Low New Construction Graph

Figure 18: New Construction in the PNW Graph

Given the evidence that new construction is linked to the short supply, it makes sense to
consider solutions that address construction. However, before considering solutions or
recommendations it makes sense to look specifically at Harney County. The conditions
of the housing stocks, the types of housing and availability must be considered locally,
regardless of state trends.

Harney County EOA
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In Harney County, there are a total of 3,877 housing units according to the US Census
Bureau estimate from 2018. According to the recent work done by the Harney County
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Harney County Housing Demographics & Statistics

Senior and Community Services Center a significant part of the problem is not only a
lack of housing, but the state of the housing that exists.
There are approximately 700 empty homes in our communities which are
either unsafe to inhabit or are owned by estates or absentee owners who
are unwilling to make them available for rent. We have no rental housing
available for seasonal workers with agencies such as BLM, Forest Service
and Malheur Refuge employees or for professionals such as hospital staff,
teachers and school administrators, State of Oregon employees or young
professionals within the legal and support services systems.43
The high number of empty housing units is remarkable given the total population is less
than 8,000 people and there are fewer than 4,000 housing occupied housing units. The
empty units suggest that any effort in the County to create new housing should consider
housing rehabilitation along with a mix of new construction and align incentives to meet
these conditions.
The apparently large number of empty housing units is one feature that is relatively
unique, another is that people in Harney County are more likely to be homeowners than
the state as a whole. In Oregon, 37.1 percent of households are renters and 62.9
percent are homeowners.44 In Harney County the percentage of homeowners is higher
at 73.7 percent versus a renter rate of 26.3 percent.45 Most rural counties have slightly
higher homeownership rates, but Harney County’s difference is relatively larger,
although the total numbers involved are relatively small given the total population.
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One of the factors that influences housing availability is the frequency with which units
become available. According to the US Census Bureau, 16.1 percent of households
have been in their current Harney County residence since 1989 or earlier. The
additional breakdown is included in Table 11 on the next page.

Harney County Senior & Community Services Center, “Integrated Housing for Frontier Oregon, Harney
County,” 2018, p. 1.
44
US Census Bureau: Available at the following. Accessed November 19, 2020.
https://data.census.gov/cedsci/table?q=Oregon%20vacancy&tid=ACSDP1Y2019.DP04&hidePreview=fals
e
45
US Census Bureau:
https://data.census.gov/cedsci/table?q=Harney%20County,%20oregon%20housing&tid=ACSDP5Y2018.
DP04&hidePreview=false
43
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Table 11: Year Householder Moved into Current Unit46

Harney County
Percentage

Year Householder Moved into Unit
Oregon
Moved in 2017 or later
Moved in 2015 to 2016
Moved in 2010 to 2014
Moved in 2000 to 2009
Moved in 1990 to 1999
Moved in 1989 or earlier

5.0%
12.9%
25.1%
26.6%
14.3%
16.1%

State of

31.0%
13.8%
17.0%
19.7%
10.1%
8.3%

Clearly, in Harney County people tend to stay put and in the parlance of the industry,
there is relatively much less “churn” in the housing market. Moving on to consider the
age of the housing stocks, the following comparison again provides some insight into
the conditions of the housing market and the challenges it poses to economic
development.
Table 12: Year Structure Built (Occupied Units Only)

Year Structure Built
Occupied Units
2014 or later
2010 to 2013
2000 to 2009
1980 to 1999
1960 to 1979
1950 to 1959
1940 to 1949*
1940 to 1959
1939 or earlier

Harney County
Percentage
2.2%
1.1%
10.9%
12.1%
6.7%
17.9%
3.7%
NA%
26.1%

State of
Oregon
4.3%
2.3%
14.0%
27.7%
27.7%
NA
NA
12.9
11.0%

* (Census reports the period 1940-1959 as a combined figure but breaks the county down by decade)
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The data regarding the housing stock noted above comes from the US Census.
However, not all data sources agree. The chart on the following page was used by the
Harney County Senior and Community Services Center and the data is reported as
coming from www.city-data/country/Harney_county-or.html.47

46

US Census Bureau: Available at the following. Accessed November 18, 2020.
https://data.census.gov/cedsci/table?q=Harney%20County,%20oregon&tid=ACSST5Y2018.S2502&hide
Preview=false
47
Harney County Senior & Community Services Center, “Integrated Housing for Frontier Oregon, Harney
County,” 2018, attachment.
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Table 13: Housing Stock in Harney County

Period
2014 - Later
2010-2013
2000-2009
1990-1999
1980-1989
1970-1979
1960-1969
1950-1959
1940-1949
1939 or Earlier
Total

Number
179
35
333
465
294
618
398
533
142
971
3,968

Percentage
4.5%
0.9%
8.4%
11.7%
7.4%
15.6%
10.0%
13.4%
3.6%
24.5%
100.0%

While there is some disagreement between the numbers, they both strongly support an
interpretation that emphasizes the relative age of the housing stocks and the need to
invest in new housing. The figures also support the statewide trend whereby new
construction was significantly curtailed by the recession of 2008-2009.
Again, the conditions in Harney County stand in rather stark contrast to the rest of the
state and demonstrate that the County tends to be reliant on much older housing units.
For example, in the county, 14.2 percent of the occupied housing units have been built
in the 21st Century. This figure compares to 20.6 percent for the state. For whatever
reasons, and there are likely many, the market has not incentivized the construction of
new housing and no other force or entity has stepped in and altered this condition.
According to www.affordablehousingonline.com the affordable housing market in
Harney County has the following characteristics.48
Table 14: Affordable Housing Market for Harney County

One BR
$ 578
$ 520 to
$ 636

Two BR
$ 734
$ 661 to
$ 807

Three BR
$1,050
$ 945 to
$1,155

Four BR
$1,206
$1,085 to
$1,327
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Examining the availability of affordable housing options and conditions yields the
following conditions.49
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Studio
Fair Market Rent $ 484
Payment Standard $ 436 to
Range
$ 532

48

https://affordablehousingonline.com/housing-search/Oregon/Harney-County the definition for rent
overburdened along with the figures all come from this source
49
https://affordablehousingonline.com/housing-search/Oregon/Harney-County
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Table 15: Characteristics of Affordable Housing Market in Harney County

Characteristic
Number
Total Affordable Apartment Properties
4
Total Low-Income Apartments
110
Total Housing Units with Rental Assistance
70
Percentage of Housing Units Occupied by Renters
31.01%
Average Renter Household Size
2.18
Average Household Size
2.32
Median Household Income
$37,580 (± $2,496)
Median Rent
$563
Percentage of Renters Overburdened*
29.51% (± 8.9%)
* Households paying more than thirty percent of their gross income in rent
are considered to be “rent overburdened.”

A review of housing conditions could continue ad nauseum to consider the number of
rooms, presence of vehicles, types of heating and amenities and all of these variables
are reported on by the Census Bureau. However, more instructive are the broader
patterns and the total picture painted by the aggregate data. This data boils down to the
very simple fact that Harney County is short on housing, it needs housing for more
types of householders and socioeconomic classes than not.
Absent an available workforce, no economic development can be successful for very
long. If housing is to be developed, the County and its partners will have to find ways to
encourage new construction of a range of housing options to suit households of varying
demographic and socioeconomic characteristics. Until there is a viable solution and
steps taken toward addressing the lack of housing it is unlikely that economic
development can take place at the pace and at the scale that the EOA process has
identified as desirable by the general population of Harney County.

Conclusions & Observations

Harney County EOA
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1) Set aside or designate specific land, sites or parcels for different types of
housing.
2) Ensure utilities are available or brought to the identified sites.
3) Invest directly in housing.
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As many permutations as there are to the challenges and problems related to housing,
the solutions likewise defy easy identification. The shortfall in housing stocks is not
easily addressed or solved. Despite the insistence of myth, simply building housing
does not guarantee that residents will come to fill it. Likewise, investing in housing
represents a significant commitment and absent any guarantees. However, the County
can take steps toward easing the barriers impeding the creation of new housing. These
steps can include the following.

4) Work with developers to provide incentives or guarantees. Business Oregon
suggests specifically targeting incentives to reduce the cost of infrastructure.50
However, the structure should fit Harney County and be created in consultation
with developers, businesses and other interested entities.
5) Support employer-assisted housing programs.
6) Work directly with Housing Programs offered at Harney County Senior Center /
Community in Action of Harney County, and any other entity engaged in
addressing the housing crisis to identify needs and opportunities to leverage
existing activities or initiatives.
7) Business Oregon suggests creating a low-income rental fund to provide funds for
low-income households to pay for up-front costs and a landlord risk-mitigation
fund to reduce landlord risk in housing target populations.51
8) The Harney County Senior & Community Services Center recommended
specifically that “Oregon Housing and Community Services work in partnership
with Harney County’s Integrated Housing Committee and specifically the lead
agency, Harney County Senior and Community Services Center to break down
traditional funding silos and develop innovative ways to blend private and public
funds throughout all stages of the pilot project to include LIFT, Veteran housing,
mental health housing, and workforce housing.”52
9) Identify conditions and factors that create disincentives to build new housing
units.
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These recommendations are not unique and they are not easy, but rather following any
of them demands a commitment to addressing what continues to be classified as a
“housing crisis.” The extent to which the County is invested in economic development is
intimately related to its investment in housing and policies that encourage the
construction of a housing to meet the full spectrum of needs.

Tammy Baney and Scott Aycock, “Opinion: All Hands on Deck to Solve Housing Crisis,” Business
Oregon, March 6, 2020. Available at: https://www.oregonbusiness.com/article/opinion/item/19002-policybrief-ports-in-need-of-upkeep-dollars
51
Tammy Baney and Scott Aycock, “Opinion: All Hands on Deck to Solve Housing Crisis,” Business
Oregon, March 6, 2020. Available at: https://www.oregonbusiness.com/article/opinion/item/19002-policybrief-ports-in-need-of-upkeep-dollars
52
Harney County Senior & Community Services Center, “Integrated Housing for Frontier Oregon, Harney
County,” 2018, p. 3.
50
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Chapter 7: TAC Recommendations
Harney County designated a local Technical Advisory Committee made up of local
stakeholders to participate in the EOA process and help review and vet any
recommendation for new employment lands within the County. The TAC met on March
16, 2021 to review final recommendations for inclusion in the Economic Opportunity
Analysis.
The following properties were selected for re-zoning under the authority established by
Senate Bill 2 allowing eight Oregon Counties the opportunity to re-zone selected parcels
equaling 50 acres for employment lands.

Crystal Crane Hot Springs
This 395-acre tract was selected because it currently operates a very successful
tourism business on a small part of their property. This business serves travelling
visitors and area citizens by providing access to a significant natural resource, the
natural hot springs. They currently employ 22 employees in various capacity to operate
the tourism resort. The current owners have had to work through the local land-use
process to secure conditional-use permits for each new improvement. Building on the
existing successful business by supporting a zone change for 10 acres of highway
frontage along Highway 78. This re-zone will allow the owner to offer services to visitors
which are available in the area but no readily accessible to Hot Springs visitors.
Personal services like massage, beauty services, and access to area craftsman
products could greatly enhance the overall tourism experience and is in response to
visitor queries as to availability of such services. The TAC felt that building on success
was the best use for this re-zoning opportunity due to the ability to address the specific
needs of the owner to better support business opportunities in the area.

Harney County EOA
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Recreation-tourism is a major economic driver in Harney County. Expansion of nonconsumptive recreational opportunities offers a sustainable strategy for maximizing
income and job opportunities for area residents while expanding the draw of this
resource for visitors. Skills and services of area residents that have a market demand
from existing visitors, currently do not have site specific facility or building to provide
their services and goods. By allowing a zone designation (General Commercial) to
support these small shops and service centers on the property will provide part-time
employment for area residents and expand the visitor’s time at the Hot Springs. As
most tourism studies verify, when a visitor stays longer than 24 hours, their per-capita
spending increases exponentially, this will provide employment opportunities for
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Alignment to the goals and purposes of Senate Bill 2

residents in the area. Strategic use of the limited acreage available under Senate Bill
2, puts Crystal Crane Hot Springs needs for more commercial services on-site as a high
priority for Harney County.
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The designation of 10-12 acres as General Commercial is recommended as displayed
on the next page.
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Figure 19: Crystal Crane Hot Springs Map

Harney County EOA

Alvord Hot Springs
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Alignment to the goals and purposes of Senate Bill 2
Tourism-recreation was identified as part of the Economic Opportunity Analysis (EOA)
as an area which offered the most immediate opportunity for a strategic re-zone to
create jobs. By re-zoning 12-17 acres to a new commercial zone, the owner will be able
shift visitor engagement away from the Hot Springs, providing more protection for this
unique resource, protecting the historic character of the area and allow the visiting
public a larger range of non-consumptive uses in the area.
Because Alvord Ranch is on a scale not common anywhere but the West, most visitors
are not aware of the private property in this area and tend to treat all the ranch as if it is
part of our public lands. By providing this re-zone, the land owner will able to expand
his employment base and support his primary agricultural endeavors. Without a major
visitor center and services in the Steens area provided by the Bureau of Land
Management, local land-owners are often called upon to provide, emergency road
service and rescue people who are unprepared for the remoteness of the area.
Capitalizing on existing expanding markets for recreation-tourism will allow Harney
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This 10,000+ acres Ranch is one of the most historic cattle ranches in the West. The
Ranch encompasses part of the Alvord Desert and abuts BLM land on all sides of the
Ranch. Blessed with amazing landscapes and a remoteness rare in America today, the
historic Alvord Hot Springs on the Ranch has become a major destination for out of the
area visitors. The Springs for years were primarily use by locals, but the abundance of
tourists has put a tremendous strain on local resources. In order to attempt to control
the impact of large number of visitors, the Ranch now charges for use of the Springs. In
addition, the Ranch provides some limited dry-camping and has had to provide refuse
services to maintain the environmental health of the area. In order to minimize the
impact to the Hot Springs area, the Ranch has a need to move some tourism uses to
the other side of the East Steens Road across from the Hot Springs. There is also a
need for some limited tourism support services to protect local resources and to provide
for the health and safety of visitors to the area. In order to provide the desired services,
it is necessary to rezone 12-17 acres for employment lands so that the Ranch can
generate to the income to hire the personnel to manage this historic resource. By
moving the majority of visitor service activities across the County Road, health safety
will be improved, resource impact can be minimized and disruption to Ranching activity
in the area can be minimized. The biggest challenge for the land-owner is to control the
amount of refuse and human waste being randomly distributed through-out the area.
Demand for access is not diminishing and this burden is falling solely on the landowner. This effort is complicated by the fact that most people assume that the entire
area is public lands which is clearly not the case. The TAC determined that in order to
protect this resource a designation of General Commercial (12 acres) will provide a
reasonable opportunity to utilize the historic hot springs and create a secondary
employment opportunity for the Alvord Ranch personnel.

County to maximize the limited acreage available under Senate Bill 2, creating jobs in
months, rather than years. The focus on this sector of economy produces jobs now
and enhances the County’s ability to expand other tourism services in our urban areas
which supports our community service sector.

Page

72

The designation of 12-17 acres as General Commercial is recommended as displayed
on the next page.
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Figure 20: Alvord Hot Springs Map
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Frenchglen – Konek Parcel
One parcel (25.18 acres) remains in the Frenchglen Rural Community Center that is
only remaining parcel of private land, all other property is public lands managed by the
Bureau of Land Management. This view property is adjacent highway 205 with a
beautiful overlook of the Malheur Lake Basin to the Northeast. Frenchglen Hotel is a
Historic building on the National Register of Historic Places owned by the State of
Oregon. Due to its limited capacity and historic character this lodging choice in the area
is only available to a small number of visitors each year. The Konek parcel offers a
secondary site for more hospitality services which would provide for more visitors in the
area and support area commercial services. The TAC recommended 20-22 acres be
rezoned to the Frenchglen Rural Community Center zoning which should be amended
to allow the creation of tourism support services such as cabins, motels, and RV parks.
Frenchglen is limited by being land-locked by public lands, the only expansion
opportunity of significance is this parcel. The development of an alternative lodging
experience in the area would allow this small community to maximize services,
enhancing employment opportunities, sustaining existing businesses and help spawn
more experiential tourism services such as, guide services, special horseback rides,
wildlife viewing, historic tours and other support services to visitors. Because this parcel
is the only remaining private parcel in the Frenchglen area, it can be argued that this is
irrevocably committed to non-agricultural purposes. The parcel itself is poor grazing
land, highly rocky and of limited value for agriculture. Because of its unique
characteristics in Rural Community Service Center, it offers an excellent opportunity to
enhance the economics of the area by developing specialized lodging experiences in a
historic area. The recommendation is to re-zone 15-20 acres of this parcel to Rural
Community Center or General Commercial.
Alignment to the goals and purposes of Senate Bill 2
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This parcel would be a likely candidate for an exception due to the fact that it is the only
developable land in the area in private ownership which is NOT part of a larger
Ranching/Farming operation. By creating new employment opportunities with a greater
range of skill needs, it could help to diversify employment in rural areas such as
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The TAC selected this parcel because of the demand for lodging in the area. Each year
Frenchglen has to turn away prospective visitors simply because of capacity issues.
Some visitors would like to stay in the area, but without a fully accessible lodging
choice, they are prevented from staying in Frenchglen. The addition of a new lodging
choice with modern conveniences and all ADA accessible units would greatly expand
the visitors to the area. In addition, the local store, Frenchglen Hotel meal services and
other services in the area will greatly benefit from having more visitors in the area. The
removal of this parcel from the resource inventory would not impact agricultural
operations at all, as there is limited or no grazing value of this small parcel, especially if
it required moving cattle from another area to this small parcel.

Frenchglen. Because of the scale of Harney County, Rural Community Center zoning
districts in remote areas (over 35 miles from population centers of Burns/Hines) should
be allowed to develop employee housing as part of any commercial development. This
would be designated worker housing with a limited amount year-round and temporary
worker housing supporting seasonable employment in conjunction with tourism season.
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The designation of 15-20 acres as General Commercial is recommended as displayed
on the next page.
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Figure 21: Konek Frenchglen Map
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HISTORIC LAWEN STORE
The Lawen Store is a historic Rural Community Center located between Burns and
Crane on Highway 78. This property is currently the site of a “Brownsfield” clean-up
effort funded through a grant to County. The parcel after many years of use was
primarily used as a vehicle storage area thus the need for a clean-up. Additionally, the
size of the Rural Community Center designation was reduced to a one-acre parcel only
around the historic building at some point, rendering this site virtually un-redevelopable
due to the small size of the acreage. The current owner wishes to revitalize the parcel
to a more mixed-use strategy which is allowed under the Rural Community Center
designation, but needs to have additional acreage designated Rural Community Center
to make redevelopment possible. The TAC recognizing the historic nature of this site
and the dilemma of a one-acre designation, recommended that 8-15 acres be re-zoned
to accommodate the development plans for the site. The overall parcel is 15.18 acres
of primarily class six soil of very little resource value, the parcel is surrounded by larger
agricultural operations relying on ground water which is in peril due to potential over
appropriation, so the removal of this parcel from the resource inventory “back” to it Rural
Community Center historic designation, seems to be a good use of the limited acreage
available for the rezoning under Senate Bill 2.
Alignment to the goals and purposes of Senate Bill 2
Lawen Store offers potential under a re-development plan to capitalize on the visitor
venues in the area by offering complimentary support services to visitors to the area.
Each year thousands of people visit the Malheur Wildlife Refuge and a good portion of
those visitors travel by this site either on the way to their destination or way back home.
In addition, this route is the major access point for going to the east side of the Steens
National Recreation Area offering more opportunities to capitalize on these regular
visitors.
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Tourism-Recreation potential in the Lawen area prompted the Technical Advisory
Committee to include this parcel in their final recommendations. The Historic nature of
this site could provide another visitor point of interest in the area helping the
surrounding visitor services retain visitors for a longer period of time.

Harney County EOA
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Figure 22: Historic Lawen Store Map
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Additional Opportunities
Economic Opportunity Overlay Zone (EOO)
The limited nature of rezoning opportunities (50 acres) prevented the County from rezoning more deserving parcels at this time, but felt that identifying those parcels and
proposals that will generate employment opportunities should be encouraged. The
County may apply an overlay zone designated Economic Opportunity Overlay (EOO) to
select parcels to indicate that as a result of this process, the local community feels that
these projects should be favorably considered. Any property selected for direct rezoning
should have the balance of their land designated for an Economic Opportunity Overlay
(EOO) zone designation, in the event that more employment opportunities are afforded
by the economic activity.
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Henry Burns Holdings, LLC has a 1,115-acre parcel adjacent to the City of Burns in a
single parcel. This property represents an opportunity for the owner and the County
working together with the City to do some really innovative mixed-use development to
provide more commercial/industrial lands outside of the flood inundation zone, more
housing on property already zoned for housing and maybe even a designation resort
development which provides for higher end housing and vacation rental properties on
this parcel. Because this parcel is a significant influencer of future development in
Harney County and the City of Burns, so it would be deserving of an EOO overlay
designation to ensure that economic development is considered in any proposed
modification to the current zoning and usage.

Harney County EOA

Figure 23: Henry Burns Holdings, LLC Map
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Vern Brown owns 9.8 acres adjacent to the municipal airport. Mr. Brown would like to
provide some temporary housing on 3 acres of this property closest the airport runway.
Each fire season, federal firefighting resources (personnel and equipment) are stationed
at the airport to ensure rapid reaction in the event of a fire. They are required to stay in
the community and most commonly occupy local motel rooms during the season away
from the airport requiring travel to the airport in the event of a major fire. Interestingly
the Brown Property would be necessary to add to the airport to meet runway design
standards if you were to fly in major jet liners for storage and repair at the airport.
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Airport Properties
The City of Burns owns 800 acres which abuts the existing airport property which is
currently not zoned with the Airport zone. As a result of the EOA, it would be prudent to
consider bringing this parcel into conformance with the balance of the parcel. In
addition, reviewing the current zoning district code for some select amendments, such
as allowing temporary housing in conjunction with airport services and operations. This
would allow workers who are required to be available for airport related activities to
reside in proximity to the airport for a period of time not in excess of six continuous
months. It is recommended that an EOO be applied to any properties owned by the
City of Burns and not zoned with your airport zoning. As part of this Economic
Opportunity Analysis, we are recommending putting an EOO overlay designation on any
municipal property not zoned appropriately.

Airlines are required to manage their inventories of aircraft to expand and contract as
market conditions change (e.g., Covid 19 restrictions). An economic opportunity for a
dry climate aircraft storage business for major airlines is a potential that Harney County
has considered in the past and could consider in the future. Temporary housing could
support aircraft repair businesses at the airport if aircraft owners needed to fly-in and
stay a few days while the repairs were being made. This opportunity should be
considered and all property which could support such economic activities should be
evaluated for EOO overlay designations.
Figure 24: Airport Map

Fuel for aircraft
Flight / Pilot Training
Aircraft charter / rental services
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Airport (adjacent) Properties
Among the types of businesses and businesses activities that typically take place at
regional or small municipal airports are the following. This list does not include those
businesses that are located within a terminal or that cater to commercial passengers
such as restaurants, shops or kiosks.

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Aircraft Maintenance
Aircraft & automotive detailing services
Hanger rental
Warehousing
Freight transfer / load consolidation and dispatch
Car & truck rental
Skydiving services
Charter tourism services
Crop-dusting services
Aerial mapping/ photographs/ surveying/ livestock spotting
Drone services
Air National Guard
Business Incubators / clusters
Manufacturing both aviation/ avionics focused and general
Professional offices when developed for that purpose
Museums – typically related to aviation

Looking at the businesses located at airports is an esoteric exercise that is often linked
to a bunch of external factors and the purpose of the port district. Obviously, there is a
heavy emphasis on avionics, cargo and local industry. Available land and the cost of
rental/ lease/ purchase is critical as is the willingness of the port district to build and
market facilities. If the port district invests in warehouse space or shop space, it seems
to get filled, likewise with office facilities, but the offices seem to be mostly professional
that don’t require lots of foot traffic. Things like accountants, HR firms, insurance
agencies, financial services seem to be what show up in these spaces. Lots of mention
of advertising, but these are mostly those aimed at advertising to passengers on flights.
The airport properties have been identified for employment land consideration based on
research into the demand for airport services and the customary opportunities that can
be generated by a viable airport. The following opportunities may present themselves in
the future and should be considered for re-zoning based on demand.

Conclusion
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Harney County should consider amending the Airport Overlay Zone to allow additional
conditional uses as part of this EOA evaluation. A proposed drafted airport overlay
zone amendment is included here as appendix C. This overlay zone indicates that there
are employment lands opportunities on these parcels and should be considered as part
of any proposed development.
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Appendix A: Implementation Memo
PLANNING COMMISSION and BOARD OF COMMISSIONERS
REPORT AND DECISION
COMPREHENSIVE PLAN AMENDMENT (local number)
DATE OF HEARINGS:
REPORT PREPARED BY:

I. GENERAL INFORMATION AND FACTS
Applicant: Harney County
Summary of Land Use Review: Application to amend Chapter 9 Economic
Development of the Harney County Comprehensive Plan. The County participated in
the 2020-21 Economic Opportunities Analysis (EOA) project as part of the Senate Bill 2
(ORS 197.716) project. The purpose of the EOA was to evaluate employment lands
conditions and determine if Harney County had sufficient lands to meet employment
needs in the future.
Statewide Planning Goal 9 describes the EOA as “an analysis of the community's
economic patterns, potentialities, strengths, and deficiencies as they relate to state and
national trends,” and it states that “a principal determinant in planning for major
industrial and commercial developments should be the competitive advantage of the
region within which the developments would be located.”
The primary goals of the EOA are to (1) project the amount of land needed to
accommodate the future employment growth for a 20-year period and (2) evaluate the
existing employment-land supply within the county to determine if it is adequate to meet
that need, and (3) to fulfill state planning requirements for a twenty-year supply of
employment land.
This Plan amendment will incorporate the relevant sections of the EOA into Chapter 9
Economic Development of the Harney County Comprehensive Plan as well as adopt the
EOA as an appendix to the Comprehensive Plan.
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See attached Goal 9 Comprehensive Plan Amendments.
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II. NATURE OF REQUEST AND GENERAL FACTS
Harney County, together with a Technical Advisory Committee, retained a
consultant with funding and support for the project provided by the Oregon
Department of Land Conservation and Development. The report includes data that
will be incorporated into Chapter 9 Economy of the Harney County Comprehensive
Plan.

III. HARNEY COUNTY ZONING CODE STANDARDS APPLICABLE TO
LEGISLATIVE DECISIONS
The following sections of the Harney County Zoning Ordinance apply to this legislative
land use application. The relevant Ordinance sections are shown below in italic text,
followed by a Finding in standard text. All of the following criteria must be satisfied in
order for this request to be approved.
Zoning Ordinance Section 8.020. Public Hearings on Amendments
1. The Planning Commission shall conduct a public hearing on the proposed
amendment at its earliest practicable meeting after the amendment is
proposed and shall, within 40 days after the hearing, recommend to the
County Court approval, disapproval, or modified approval of the proposed
amendment. After receiving the recommendation of the Planning
Commission, the County Court shall hold a public hearing on the proposed
amendment in accordance with ORS 215.060 and 215.223.
Finding: County held a public hearing with the Planning Commission on (insert date)
and recommended the County Court adopt the Findings and Plan Amendment. County
Court held a hearing on (insert date) and recommended approval of the Findings and
the Plan Amendment. The application complies with this standard.
2. A proposal to amend the Harney County Comprehensive Plan, Zoning
Ordinance or to adopt a new land use regulation must be submitted to the
Director of The Department of Land Conservation and Development 45
days prior to the first evidentiary hearing date on the adoption (ORS
197.610(1)).
Finding: County staff submitted the Post Acknowledgement Plan Amendment Notice
to the Department of Land Conservation and Development on (insert date), 45 days
prior to the first hearing. The application complies with this standard.

Harney County EOA
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Finding: This amendment to Chapter 9 Economic Development is based on the
Economic Opportunity Analysis (EOA) conducted over a one-year period that included a
Technical Advisory Committee and a robust public involvement process to assure
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3. The applicant must show that the proposed change conforms to the Harney
County Comprehensive Plan.

compliance with Chapter 1 Citizen Involvement and Chapter 2 Land Use Planning. The
proposed Goal 9 update does not directly affect a transportation facility and therefore
this amendment complies with Chapter 12 Transportation and the Statewide Planning
Goal 12. The proposed amendment to Chapter 9 and adoption of the EOA is otherwise
consistent with goals and policies in the Comprehensive Plan. The application complies
with this standard.
4. Concerning a Comprehensive Plan or land use regulation affecting
transportation facilities:
A. A plan or land use regulation amendment significantly affects a transportation
facility if it:
a. Changes the functional classification of an existing or planned
transportation facility; Harney County Zoning Ordinance Article 8.
Amendments, Page 237
b. Changes standards implementing a functional classification system;
c. Allows types or levels of land use that would result in levels of travel or
access that are consistent with the functional classification of a
transportation facility; or
d. Would reduce the level of service or associated volume/capacity ratio of
the facility below the minimum acceptable level identified in the
Transportation System Plan.
B. 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 Transportation System Plan. This shall be accomplished by one of the
following: a. Limiting allowed land uses to those consistent with the planned
function of the transportation facility; b. Amending the Transportation System
Plan to ensure that existing, improved, or new transportation facilities are
adequate to support the proposed land uses consistent with the requirement of
the Transportation Planning Rule; or, c. Altering land use designations, densities,
or design requirements to reduce demand for automobile travel and meet travel
needs through other modes. Section 8.030. Record of Amendments
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Finding: This proposed Goal 9 update does not directly affect a transportation facility
and therefore this amendment complies with Chapter 12 Transportation and the
Statewide Planning Goal 12. The proposed amendment to Chapter 9 and adoption of
the EOA is otherwise consistent with goals and policies in the Comprehensive Plan.
When county reviews applications to rezone individual parcels as recommended in the
EOA, Transportation impacts will be considered at that time relevant to the individual
parcels. The application complies with this standard.
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IV. APPLICABLE STATEWIDE PLANNING GOALS, OREGON LAWS
AND RULES
Statewide Planning Goal 1: Citizen Involvement.
Goal 1 requires a citizen involvement program that is widespread, allows twoway communication, allows for citizen involvement through all planning phases
and is understandable, responsive and funded.
Generally, Goal 1 is satisfied when a city complies with public notice and hearing
requirements in the Oregon Statutes and in the local Comprehensive Plan and Land
Use Code. The County’s Zoning Ordinance is consistent with State law with regards to
notification requirements. Pursuant to Article 8 of Harney County Zoning Ordinance at
least one public hearing before the Planning Commission and Board of Commissioners
is required. Legal notice in a newspaper of general circulation is also required.
The Harney County Economic Opportunities Analysis (EOA) was developed with a
robust public involvement process. City staff, elected officials, members of the public
such as builders, realtors and other interested citizens, participated in the study
process. The county met these requirements and has also notified DLCD of the
proposal.
Finding: Given the public involvement and vetting of the report, scheduled public
hearings and notice provided, Goal 1 is satisfied.
Statewide Planning Goal 2: Land Use Planning (OAR 660, Division 4)
Goal 2, Land Use Planning. To establish a land use planning process and policy
framework be established as a basis for all decisions and actions relating to the
use of land and to assure an adequate factual base for such decisions and
actions.
Finding: The purpose of this Economic Element update is to document existing
economic conditions and economic needs, achieve consistency with the County’s other
adopted documents, and to fulfill requirements in Statewide Planning Goal 9, Economic
Development. This goal requires the County to inventory commercial and industrial
lands, project future needs for such lands, and plan and zone enough land to meet the
identified needs.

Harney County EOA
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Statewide Planning Goal 3: Agricultural Lands (OAR 660, Division 15)
To preserve and maintain agricultural lands. Agricultural lands shall be preserved
and maintained for farm use, consistent with existing and future needs for
agricultural products, forest and open space and with the state's agricultural land
use policy expressed in ORS 215.243 and 215.700.
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In addition to State and Regional plan review, the County is required to review its
Comprehensive Plan, Zoning Code and other local plans to determine consistency with
the proposed changes. The provisions of Goal 2 have been satisfied.

Finding: ORS 197.716 waives the county’s requirement to demonstrate an exception
to Goal 3 provided county complies with the process outlined in ORS 197.716(2). With
the adoption of these Findings, Harney County will incorporate the Economic
Opportunity Analysis (EOA) into Chapter 9 Economic Development of the Harney
County Comprehensive Plan and thereby comply with ORS 197.716(2). Once the EOA
is adopted and the Comprehensive Plan is amended, County may rezone Goal 3
farmlands. A rezone application will be processed for each parcel and will rely upon and
reference the EOA and Goal 9 Comprehensive Plan. Harney County has complied with
ORS 197.716 which allows county to update its Comprehensive Plan and rezone up to
50 acres. This Goal 9 Plan Amendment and adoption of the EOA is a precursor to the
rezone applications and where this Goal 9 Plan Amendment does not directly apply to
any specific Goal 3 agricultural lands this Comprehensive Plan Amendment therefore
complies with Goal 3 as applicable.
Statewide Planning Goal 9: Economic Development (OAR 660, Division 9)
Goal 9, Economic Development. To provide adequate opportunities throughout
the state for a variety of economic activities vital to the health, welfare, and
prosperity of Oregon's citizens.
Finding: The Economic Element and the Economic Opportunities Analysis (EOA) are
consistent with the requirements of statewide planning Goal 9 and the Goal 9
administrative rule (OAR 660-009). Goal 9 describes the EOA as “an analysis of the
community's economic patterns, potentialities, strengths, and deficiencies as they relate
to state and national trends” and states that “a principal determinant in planning for
major industrial and commercial developments should be the competitive advantage of
the region within which the developments would be located.”
The primary goals of the County’s EOA are to (1) project the amount of land needed to
accommodate the future employment growth within Harney County between 2021 and
2041, (2) evaluate the existing employment land supply within the county to determine if
it is adequate to meet that need, and (3) to fulfill state planning requirements for a
twenty-year supply of employment land.
The goals above are incorporated into the County’s Economic Element and serve as a
guiding document for future land use regulations and zone changes that assist in
providing adequate opportunities throughout Harney County for a variety of economic
activities vital to the health, welfare, and prosperity of Harney County’s citizens. The
provisions of Goal 9 have been met.
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Finding: An update of Economy Element is necessary to plan and develop a timely,
orderly and efficient arrangement of public facilities and services. The proposed
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Statewide Planning Goal 11: Public Facilities and Services (OAR 660,
Division 11)
Goal 11, Public Facilities and Services. To plan and develop a timely, orderly and
efficient arrangement of public facilities and services to serve as a framework for
urban and rural development.

Economy Element includes recommendations and strategies for Harney County and the
Cities monitor land availability and water and sewer infrastructure capacity and
availability. These activities are critical to ensure that the public facility system remain
efficient and safe and take into consideration future needs based on future zoning and
maximum build out. For purposes of the county EOA and Goal 9 update, an exception
to Statewide Planning Goal 11 is not proposed. If, as required for development, city
services are required, the landowner or developer may apply to the city for annexation
or for extension of sewer or water to a parcel. The provisions of Goal 11 have been
met.
Statewide Planning Goal 12: Transportation (OAR 660, Division 12)
Goal 12, Transportation. To provide and encourage a safe, convenient and
economic transportation system.
Finding: Statewide Planning Goal 12 (Transportation) is implemented by the
Transportation Planning Rule and the county Transportation System Plan (TSP) and
ensures the promotion and development of safe, convenient and economic
transportation systems that are designed to reduce reliance on the automobile so that
the air pollution, traffic and other livability problems faced by urban areas in other parts
of the country might be avoided.” A major purpose of Goal 12 is to promote more careful
coordination of land use and transportation planning, to assure that planned land uses
are supported by and consistent with planned transportation facilities and
improvements.
While the Economy Element does not have a direct impact on the transportation
system, it is necessary to review the County Transportation System Plan (TSP) to
ensure that the policies, objectives and implementation strategies being proposed did
not conflict with the goals outlined in the TSP.
The Land Conservation and Development Commission adopted amendments to the
TPR. These include amendments to OAR 660-012-0060 (plan and land use regulation
amendments). The primary focus of this rule is keeping land use and transportation in
balance. The proposed Economy Element is consistent with the goals, policies and
implementation strategies of the County’s TSP. The provisions of Goal 12 have been
met.
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Finding: As proposed, the amendments to Chapter 9 Economic Development, including
the adoption of the Economic Opportunities Analysis as an appendix, provides for an
orderly and efficient transition from rural to urban lands. The proposed Economic
Element outlines land availability, infill and redevelopment and infrastructure support
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Statewide Planning Goal 14: Urbanization (OAR 660, Division 14 and 22)
Goal 14, Urbanization. To provide for an orderly and efficient transition from rural
to urban land use, to accommodate urban population and urban employment
inside urban growth boundaries, to ensure efficient use of land, and to provide for
livable communities.

policies that will contribute to the orderly and efficient transition from rural to urban
lands. The provisions of Goal 14 have been met.

V. SUMMARY AND RECOMMENDATION
The applicant, Harney County, is proposing to update Goal 9 Economy of the Harney
County Comprehensive Plan. The 2021 Harney County Economic Opportunities
Analysis provides the background analysis for the proposed plan amendment. The
proposed plan amendment incorporates the relevant sections of the EOA and adopts as
an appendix, the EOA.

VI. EXHIBITS
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Exhibit A – Harney County Economic
Opportunity Analysis
Exhibit B - Comprehensive Plan Text Change
Exhibit C - Map of Existing Employment Lands
Exhibit D - Map of resource lands proposed to be rezoned as Employment Land
Exhibit E – Map of lands proposed for the Economic Opportunity Overlay Zone
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Appendix B: Draft Economic
Opportunity Overlay Zone
Article/ Section _____. DRAFT Economic Opportunity Overlay Zone (EOO)
The purpose of the Economic Opportunity Overlay Zone is to provide an adequate land
supply for economic development and employment lands in Harney County. The
Oregon Legislature adopted a special provision for the county to re-zone up to 50 acres
as part of an EOA process. This EOA process identified suitable candidate parcels for
consideration for inclusion into this study. Some parcels may not have been
recommended to receive a portion of the 50-acre maximum re-zone. For some of these
parcels which did not receive a re-zone designation, they still offer employment lands
benefit and should be considered at some future date for re-zoning based on local
demand for new employment lands. Therefore, the placement of an EOO zoning
overlay is to indicate that local officials considered these lands for employment lands
designation and while not recommended for re-zone at the present time, the parcels
have employment lands potential and should be considered based on market conditions
and local demand.
_____ Uses Permitted
This overlay zone only designates this land for future consideration, it does not change
the underlying current zoning. An overlay zone is essentially a placeholder for future
consideration as needed. Therefore, the only uses permitted without a zone change are
those allowed under the existing zoning district.
_____ Conditional Uses Permitted
Should a proposed use for the subject parcel be considered eligible employment lands
designation, then using the most recent Economic Opportunity Analysis (EOA) the
County may consider re-zoning the parcel for an appropriate employment lands
designation. The only conditional uses allowed are those authorized by the underlying
primary zoning district unless re-zoned by the lawful process set forth in ORS Chapter
183 and 197 and as set forth in OAR 660-009-0000.
______ Procedure

Harney County EOA
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_____Standards
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To change the official zoning designation of a parcel which has an Economic
Opportunity Overlay Zone, the County and the applicant would have to prepare a zone
change request which utilizes current EOA data and successfully argue that it is
appropriate to grant an exception to resource designations for redesignating commercial
or industrial zoning.

Page

93

The County may adopt policies and procedures which are intended to protect a site for
an intended use by including measures that either prevent or restrict incompatible uses.
The standards which are applied to economic development lands are set forth in the
administrative rules for Division Nine- Economic Development OAR Chapter 660 and
specifically the requirements set forth in OAR 660-009-0015.
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Appendix C: Section 3.080. Airport
Vicinity Overlay Zone, AVO (DRAFT)
Sub-Sections:
1. Uses Permitted
2. Conditional Uses Permitted
3. Procedure
4. Standards
The purpose of the Airport Vicinity Overlay Zone is to protect the airport from
encroachment of incompatible uses and to provide safe and suitable airport
approaches without dangerous obstructions to airspace. A secondary purpose of this
overlay zone is to allow employment opportunities to be developed that are co-located
with an airport.
In an AVO Zone the following regulations shall apply:
1. Uses Permitted (Type I Decisions). Uses and activities permitted by the
underlying zone as a type I or II decision shall be allowed unless specifically
prohibited by subsection 4 of this Section:
2. Conditional Uses Permitted (Type III Decisions). In an AVO Zone the following
uses are permitted when authorized in accordance with Section 3.080(3) and
Article 6 of this ordinance:
A. Aquaculture, if permitted in the underlying zone.
B. Any use listed as a Conditional Use in the underlying zones.
C. Development of airport related businesses which creates employment
opportunities for area citizens.
D. Temporary seasonal housing for airport related workers provided that
no unit is occupied more than six continuous months in a year.
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A. Property boundary lines as they relate to the airport approach;
B. Location and height of all existing and proposed buildings, structures,
utility lines and roads; and,
C. A statement from the Federal Aviation Administration indicating that the
proposed use will not interfere with the safe operation of the Burns
Municipal Airport.
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3. Procedure. An applicant seeking authorization of a use in the underlying zone
shall provide the following information to the Planning Department:

