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Executive Summary

The Dalles Urban Reserve Area (URA) identifies where growth will occur over the next 40-50
years and allows the City to plan for the extension of public facilities and services during this
period. Once land is included within an URA, it becomes “first priority” under Oregon law for
inclusion within The Dalles’ 20-year Urban Growth Boundary (UGB) and must be protected
from “interim development” until included within the 20-year UGB.

These findings are intended to justify the amount and location of land included within the Urban
Reserve Area. Amendment of The Dalles’ Urban Growth Boundary will follow joint adoption of
the URA by Wasco County and the City of The Dalles. Although these findings and referenced
reports demonstrate a 50-year need for residential, public / semi-public and employment land,

the proposed URA includes less than a 50-year buildable land supply. The primary reason for
not including more land at this time is the extreme topographic and institutional constraints that
limit The Dalles’ longer-term growth potential.

The URA is locally adopted and acknowledged by the land Conservation and Development
Commission (LCDC). However, the Columbia River Gorge Commission is not bound by a local
decision to adopt, or LCDC’s decision to acknowledge, an Urban Reserve Area.

Recommendation to Move Ahead Separately with Establishment of
the Urban Reserve Area

The URA Justification Report was originally included as Part 111 of The Dalles Growth
Management Report.

e Part | of that report addressed expansion the 20-Year Urban Growth Boundary (UGB)
and included extensive revisions to The Dalles Comprehensive Land Use Plan text and
maps.

o Part Il of that report addressed expansion of the “Urban Area” established under the
Columbia River Gorge National Scenic Area Act.

The original intent was to process all three amendment packages simultaneously. However,
expansion of the UGB is a complicated process — especially for cities within the Columbia River
Gorge National Scenic Area. Expansion of the UGB and Urban Area must be:

1. Coordinated with and adopted by Wasco County;

2. Approved by the Columbia Gorge Commission as a “minor amendment” under the
provisions of the Act (or alternatively by an act of the United State Congress); and then

3. Acknowledged by the Land Conservation and Development Commission (LCDC) as
complying with applicable Statewide Planning Goals.

In contrast, establishment of the 50-year Urban Reserve Area (URA) is a simpler but
nevertheless demanding process: it requires coordination and adoption by the Wasco County
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prior to acknowledgment by LCDC for consistency with the Urban Reserve Area administrative
rule (OAR Chapter 660, Division 021).

Gorge Commission staff have raised a number of issues that they believe should be addressed
through the City and County review process before submittal to the Gorge Commission. At the
same time, the Gorge Commission staff has recognized the Gorge Commission need not approve
the establishment of the URA. The Gorge Commission and the Department of Land
Conservation and Development are considering the appropriate process for review of the City’s
Urban Area / UGB expansion. Wasco County staff recently proposed a lengthy process for
review of the Urban Area / UGB expansion. The Friends of the Gorge assert that an Act of
Congress is required for The Dalles to amend its UGB to include a 20-year buildable land
supply. In short, it could be a while before the Urban Area / UGB amendment process is
complete.

Over the last two years, City staff and its consultants (Winterbrook Planning and

ECONorthwest) have completed the studies necessary to establish an Urban Reserve Area. None
of the objections received by the Planning Commission or City Council related to the amount of
land included within the proposed URA or its location. For these reasons, City staff proposes to
move ahead separately and expeditiously with establishment of the URA as the more
complex requirements of UGB / Urban Area expansion are addressed.

Background

The City of The Dalles’ growth is severely constrained by topographic features. The Dalles was
originally sited on a bench on a bend in the Columbia River. The bench is confined by steep
slopes and rimrock. Stream corridors and associated roads connect the town site with the upland
plateau to the south, east and west. Non-irrigated areas on the moderately fertile plateau to the
east and west of The Dalles are farmed for wheat. This area is comprised primarily of Class |-
IV agricultural soils, with inclusions of poorer soils. Irrigated Class 11-1V areas to the south have
proven ideal for growing cherries — an industry that is highly valued in Wasco County. Grazing
and non-productive lands northwest and east of The Dalles generally have lower value (Class VI-
VII1I) soils. Agricultural land is protected by Statewide Planning Goal 3 (Agricultural Lands).

The Dalles UGB was acknowledged by the Land Conservation and Development Commission
(LCDC) in 1983. The 1983 UGB included 7.3 square miles of land and was intended to meet
growth needs for the next 20 years. At that time, growth was confined by the Columbia River,
Federal Bonneville Power Administration land to the east, and cherry orchards to the south. In
1982, planned growth in The Dalles did not justify expansion into lower quality agricultural soils
(grazing lands) up Chenoweth Creek to the west and into Hidden Valley to the north.

In 1986, the United States Congress adopted the Columbia River Gorge National Scenic Area
Act (NSAA), which established the bi-state Columbia River Gorge Commission. Under the
provisions of the NSAA, the Gorge Commission established the National Scenic Area
surrounding The Dalles UGB on all sides. As intended by Congress, the Gorge Commission
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exempted the area within The Dalles UGB from provisions of the act." However, a “minor
amendment” is required for needed expansion of The Dalles “Urban Area.”

In 1993, the City conducted a thorough review of the Comprehensive Land Use Plan (CLUP)
with respect to economic development, housing and recreational needs. As part of that process,
the City adopted strong policies to encourage affordable housing and efficient use of land for
urban development. The City also adopted policies to allow mixed-use, nodal commercial
centers. As a result, residential development in The Dalles has averaged approximately 5.0
dwelling units per gross buildable acre — relatively high density for a community east of the
Cascades.

In August of 2005, the City published the Land Use Needs and Locational Analysis (Erik. C.
Rundell, RARE Planner). This document includes 36 GIS (geographic information system)
maps and text that summarize the physical (e.g., agricultural soil capability, slope, landslide
areas, floodplains, wetlands, stream corridors); public / semi-public (e.g., public and semi-public
land ownership, NSA boundaries); and economic (construction costs based on topography)
“limitations” that constrain long-term growth in The Dalles. These maps were prepared
specifically to address Statewide Planning Goal 14 (Urbanization) locational factors, as well as
Columbia River Gorge National Scenic Area Act (NSAA) requirements for “urban area” status.
Under the NSAA, the “urban area” is exempt from the provisions of the NSAA. Assuming
coordination among local, state and federal agencies, the federally-approved Urban Area
boundary should be collinear with the locally- and state-approved Urban Growth Boundary
(UGB).

In February of 2006, Winterbrook Planning and ECONorthwest were chosen by the City to
prepare comprehensive plan amendments and supporting studies necessary to justify expansion
of the City’s UGB, CRGNSAA Urban Area expansion, and establishment of the Urban Reserve
Area (URA). Over the last two years, Winterbrook has worked collaboratively with City staff to
prepare a series of growth management studies, to provide support for the public and agency
involvement process, and to draft findings in support of:

= Amendments to the existing UGB and The Dalles Comprehensive Land Use Plan
(CLUP) pursuant to Statewide Planning Goal 14 (Urbanization) and the Goal 14
administrative rule (OAR Chapter 660, Division 024)

= Minor Amendments to The Dalles “Urban Area” pursuant to the Columbia River
Gorge National Scenic Area Act

= Establishment of The Dalles URA pursuant to the Urban Reserve Area administrative
rule (OAR Chapter 660, Division 021)

! Due to apparent mapping errors, small areas at the edge of The Dalles UGB were not given urban exempt status,
and, therefore, have been required to comply with NSAA scenic standards. This error is being corrected as part of
the 2006-08 UGB amendment process.

The Dalles Urban Reserve Area Report = Winterbrook Planning = September 2007 = Page 7



The Dalles 2056 Urban Reserve Area (URA)

The Dalles’ URA is intended to provide an additional 20- to 30-year land supply beyond the area
included within the UGB. The purpose of the URA is to retain rural areas in large parcels to
facilitate long-range public facilities planning. The process for establishing The Dalles URA is
similar to the process used to expand the UGB — prior to the enactment of the National Scenic
Area Act.

The standards for determining the location of the URA is governed by the Urban Reserve Area
administrative rule. In simple terms, rural exception areas are the highest priority for inclusion
within the URA and high value agricultural land (generally irrigated cherry orchards) is the
lowest priority. Less valuable, non-irrigated grazing and wheat land are medium priority. The
rule provides for an exception where “built and committed” rural residential areas cannot
reasonably meet identified needs, and where urban services cannot reasonably be provided.

The method for determining URA land need is similar to the method for determining UGB land
need. The population projection largely determines housing and public / semi-public land needs
and The Dalles’ Economic Opportunities Analysis largely determines employment land needs.

Population Projection

The Wasco County Court adopted coordinated forecasts for Wasco County and its constituent
cities on February 7, 2007. This forecast was based on a memorandum entitled Population
Forecast for The Dalles prepared by ECONorthwest (May 26, 2006). The adopted and
coordinated population projection shows a 2056 population of 31,926. The coordinated
population projection is the foundation for determining the amount of land needed to
accommodate population and livability growth needs within the URA. The Dalles population is
projected to increase by 7,073 from 2006-2026, and by 16,454 from 2026-2056. From 2026 to
2046, the average annual rate of population growth is projected to decrease to 1.3%. From 2047
to 2056, the rate is projected to decrease further to 0.9%. This population projection provides the
foundation for determining Year 2056 (URA) residential and public / semi-public land needs.

Residential and Public / Semi-Public Land Need and URA Supply

The City of The Dalles Residential Land Needs Report (Winterbrook Planning, 2007) determined
the gross buildable land area needed to meet the City’s housing needs during the 20- and 50-year
planning periods. Buildable land means vacant, partially vacant and redevelopable land that is
generally free of development constraints, such as steep slopes, wetlands, and riparian corridors.

The Dalles Residential Land Needs Report considered the results of the Housing Needs Analysis
model provided by the Oregon Community Development Department, and considered trends in
household income and housing cost as required by Statewide Planning Goal 10 (Housing). This
report recommended a series of measures to help bring housing costs in line with household
incomes in The Dalles and to increase land use efficiency. The Planning Commission reviewed
the Winterbrook report and recommended increasing overall planned residential density from 5.0
to 5.6 dwelling units per gross buildable acre (or 7.0 dwelling units per net acre after subtracting
for streets). At this increased density, The Dalles will need approximately 1,222 gross
buildable acres to meet Year 2056 housing needs.
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The Dalles Residential Land Needs Report also projected the need for public / semi-public land
use needs — that is, the land needs for the community college, public schools, public parks, the
golf course, religious institutions, group housing, and government uses. Most of these uses
require relatively flat vacant land (generally 10 percent or less slope) in varying parcel sizes.
The Dalles needs approximately 612 gross acres of land that meets the specific site suitability
requirements of each type of public / semi-public use. For example:
= An elementary school typically requires about 10 acres of land with slopes of 10% or less
close to the residential areas they serve.
= An active community park with athletic fields typically requires about 15-20 acres of
land with slopes of 10% or less close to the residential areas they serve
= To expand to an 18-hole course with a driving and practice range, The Dalles Golf
Course requires approximately 120 acres of land with slopes of 10% or less adjacent to
the existing golf course.

Since public and semi-public land needs typically are met on land designated for residential use
in The Dalles, these land needs are included in the residential category. The Dalles will need
approximately 612 gross buildable acres to meet Year 2056 public / semi-public residential
land needs.

The Dalles Buildable Lands Inventory includes text and tables documenting the buildable land
area, by land use designation, within the existing UGB. Map 1: existing UGB Buildable Lands
Inventory shows the location of buildable lands within The Dalles UGB.

As shown in Table I-1 below, housing and public / semi-public land needs total 1,865 acres
for the 50-year period from 2006 - 2056. The proposed URA includes 1,210 gross buildable
acres of potential residential land. This leaves a deficit of 308 residential acres in the URA.
The proposed URA provides enough residential land to serve a population of
approximately 13,700, or approximately enough additional residential land to serve
projected population growth through the year 2046.

Table I-1: 2056 Residential Land Need versus Buildable Land Supply

2056 Residential Land Need vs Supply Acres
2006-2056 Residential Need 1,865
2006 Residential Supply 348

Proposed 2056 URA Residential Additions 1,210
Total Surplus (Deficit) (308)

Employment Land Need and URA Supply

The City of The Dalles Economic Opportunities Analysis (EOA, ECONorthwest, 2007) is the
primary basis for determining the kinds of employment that are reasonably likely to locate in The
Dalles (targeted employment), and for identifying the types and sizes of sites that will be needed
to accommodate industrial and commercial growth needs. The EOA provides more specific
information on the specific site requirements of targeted employment.
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Two major events have shaped The Dalles’ economy over the last five years: Google’s decision
to locate in The Dalles and the closing of the Northwest Aluminum plant:

= Google requires about a hundred acres of light industrial land to meet anticipated growth
needs and will likely attract spin-off “cluster” industries.

= On the other hand, approximately 250 potentially redevelopable acres at the defunct
Northwest Aluminum site have come on the market, and will help meet the site
requirements of targeted industries identified in the EOA.

After accounting for these two watershed events and reviewing the Economic Opportunities
Analysis (EOA), the Planning Commission determined that The Dalles needs approximately
515 sites in a variety of sizes ranging from small (less than five acres) to large (50 plus
acres) to meet industrial and commercial land needs over the next 50 years.

Commercial and industrial users typically require relatively flat sites (10% slope or less), with
arterial street access. Industrial uses typically prefer to locate in clusters — away from residential
areas — to minimize potential conflicts. Neighborhood commercial uses, on the other hand,
typically require sites in proximity to the residential areas they serve. Business parks (a
combination of commercial and industrial users located in “flex” buildings) require relatively flat
sites with access to an arterial street, but are more compatible with residential uses and therefore
need not locate in a strictly industrial area.

As shown on Table I-2 below, The Dalles requires 977 acres of employment sites within its
URA area, and proposes to provide 839 gross buildable acres of employment land. The
proposed URA provides approximately 138 fewer acres than needed for 2056 employment
site needs.

Table I-2: 2056 Employment Site Need versus Supply

2056 Employment Sites Acres
Site Need 977
2056 URA Supply 839
Employment Surplus (Deficit) (138)

Combined Year 2056 Buildable Land Need and Supply

Overall, The Dalles needs 2,842 gross buildable acres (about 4.4 square miles) to
accommodate planned population, employment and livability growth needs from 2006 —
2056. The proposed URA falls short of this mark, with a total of 2,049 gross buildable
acres — about 1.2 square miles less than needed.

As noted below, major topographical and institutional constraints limit the City’s future
growth.
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The Location of the URA

Map 6 shows the location of the proposed URA. The Urban Reserve Area Rule sets priorities for
determine which types of land to include within an urban reserve area. In The Dalles’ case, the
highest priority is rural exception areas, and the lowest priority is irrigated agricultural land.
Non-irrigated wheat land is medium priority.

As shown on Map 6, URA expansion is proposed in three areas:

1. Northwest of the existing UGB in Study Area 1. This area includes rural residential
exception areas along Chenoweth Creek and non-irrigated, low-quality grazing lands
north of Chenoweth Creek.

2. South of the existing UGB in Study Areas 2 and 3. This area includes rural residential
exception areas and very small agricultural parcels with existing development. The only
large agriculturally-zoned parcels (approximately 19 acres) are needed for expansion of
Columbia Gorge Community College.

3. East of the existing UGB in Study Area 4. This area is accessible from 15 Mile Creek
Road and includes small pockets of rural residential exception areas, and large, flat
development sites on non-irrigated grazing and wheat land on the plateau above
Petersburg school. To meet identified siting requirements for employment and
public/semi-public land, large parcels with slopes of 10% or less and access to a planned
arterial street are required. Such sites are extremely scarce near The Dalles UGB.
Winterbrook and City staff combed the four study areas and found only one area that has
large, contiguous parcels suitable for meeting the City’s longer-term employment needs:
the bench generally east of the BPA Starr Complex that is accessed from 15 Mile Road.
This medium priority rural area has predominantly Class 11, 111, and V111 soils that are not
irrigated and that are currently in wheat production.

Map 2 shows rural residential exception areas and rural zoning within the four URA expansion
study areas. Except for largely unbuildable canyon areas associated with Seven Mile Creek that
lie within the Columbia River Gorge National Scenic Area, the proposed URA includes all rural
exception areas within 1.5 road miles of the existing UGB.

The Dalles Urban Reserve Area Report = Winterbrook Planning = September 2007 = Page 11



The Dalles Urban Reserve Area Report = Winterbrook Planning = September 2007 = Page 12



Introduction

Establishment of The Dalles Urban Reserve Area is governed by the Land Conservation and
Development Commission’s (LCDC’s) Urban Reserve Rule (OAR Chapter 660, Division 021).
The purpose of urban reserves is stated in this rule as follows:

660-021-0000 Purpose

This division authorizes planning for areas outside urban growth boundaries to be reserved for
eventual inclusion in an urban growth boundary and to be protected from patterns of
development that would impede urbanization.

Section 1 of the rule states that cities may plan for 10-30 years beyond the 20-year planning
period required for UGBs. The Dalles URA is based on Year 2056 employment, residential and
public / semi-public land need projections. All cities in Oregon must maintain a 20-year urban
land supply. The Dalles URA includes land outside the acknowledged UGB that eventually will
be included within the UGB as (a) 20-year land need is demonstrated, and b)The Columbia
River Gorge Commission approves a “minor amendment” to The Dalles Urban Area.

During the interim, land within The Dalles URA must be “protected” by Wasco County
regulations to allow for efficient urban development in the future.

Report Organization

The Dalles” URA is established to meet the City’s urban growth needs through the Year 2056.
This report is organized as follows:

e Part | determines the land area that will be needed during the 50-year planning period.

e Part Il justifies the location of the URA based on relevant provisions of the Urban
Reserve Rule (OAR 660, Division 021).

e Part Il explains how The Dalles and Wasco County will manage interim development
within the URA prior to its inclusion within The Dalles’20-year Urban Growth Boundary
(UGB).

Relation to the Columbia River Gorge National Scenic Area Act (NSAA)

As part of the 2006-08 comprehensive plan revision process, The Dalles and Wasco County are
seeking approval from the Gorge Commission to amend the “Urban Area” established under the
Columbia River Gorge National Scenic Area Act (NSAA). Gorge Commission approval of an
expanded “Urban Area” is necessary for The Dalles to expand its 20-year UGB to meet
demonstrated population, employment and livability land needs. However, establishment of an
urban reserve area does not require changes to Wasco County Comprehensive Plan map
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designations or rural plan policies. In fact, OAR 660-021-0040 makes it clear that “lands in the
urban reserve area shall continue to be planned and zoned for rural uses.”

To the extent that County zoning is changed as a result of the establishment of an urban reserve
area, interim zoning standards would be more restrictive. Therefore, there is no reason to
conclude that establishment of an urban reserve area would be in conflict with the purpose of the
NSAA. Moreover, a City and County decision to establish a URA is not binding upon the Gorge
Commission. For these reasons, The Dalles is coordinating with Wasco County in the
establishment of The Dalles’ URA independent of their request to amend the NSA Urban Area
and expand The Dalles 20-year UGB.

Part I: Year 2056 Land Needs Assessment

This section demonstrates how much buildable land is needed to meet Year 2056 growth needs,
and describes site suitability requirements for targeted employment, parks and schools. The
following background documents provide the factual basis for establishing The Dalles URA:

Volume Il of The Dalles Comprehensive Plan includes the following background documents that
justify the need for, and location of the Year 2026 UGB and URA:

Land Use Needs and Locational Analysis (Erik C. Rundell, City of The Dalles, 2005)
Population Forecast for The Dalles (ECONorthwest, 2006)

City of The Dalles Economic Opportunities Analysis (ECONorthwest, 2007)

City of The Dalles Residential Land Needs Report (Winterbrook Planning, 2007)
City of The Dalles Demographic Trends Analysis (Winterbrook Planning, 2006)
Buildable Lands Inventory Methods and Maps for The Dalles UGB and URA
(Winterbrook Planning and the City of The Dalles, 2006)

= Goal 13 Energy and Land Use Analysis (ECONorthwest, 2006)

= Urban Growth Management Report (Winterbrook Planning, 2007)

Year 2056 Population Projection

The coordinated population project is the basis for determining housing and public / semi-public
land needs. The Wasco County Court adopted coordinated forecasts for Wasco County and its
constituent cities on February 7, 2007. This forecast was based on a memorandum entitled
Population Forecast for The Dalles prepared by ECONorthwest (May 26, 2006). The adopted
and coordinated population projection shows a 2056 population of 31,926. The coordinated
population projection is the foundation for determining the amount of land needed to
accommodate population and livability growth needs within the URA. The 2056 population
projection of 31,926 is used to justify the 2056 Urban Reserve Area (URA). As shown on Table

2 The full text of this section reads as follows:
660-021-0040 Urban Reserve Area Planning and Zoning
(1) Until included in the urban growth boundary, lands in the urban reserve area shall continue to be
planned and zoned for rural uses in accordance with the requirements of this section, but in a manner
that ensures a range of opportunities for the orderly, economic and efficient provision of urban services
when these lands are included in the urban growth boundary.
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I11-1 below, The Dalles population is projected to increase by 7,073 from 2026-2056, and by
16,454 from 2026-2056.

Table I-1: 2006-2056 Population Projection

Year Population [Increase
2006 15,472 |-

2026 22,545 7,073
2056 31,926 16,454

Employment Land Needs

The section identifies employment needs for the 50-year planning period. It begins with an
overview of 20-year needs and builds on these needs to meet the URA timeframe.

Year 2006-2056 Employment Land Needs

The Dalles Economic Opportunities Analysis (ECONorthwest, April 2007), identifies targeted
industries as well as needed site size and locational characteristics for those targeted industries.
During this planning process, two significant employment events have occurred in The Dalles,
affecting the available employment site supply:

e First, Google located facilities in The Dalles, developing on and optioning over 100 acres
of industrial land;

e Second, Northwest Aluminum shut down its facility and put most of their land on the
market, creating four redevelopment sites for future employment, ranging in size from 19
to 120 acres.

Prior to Northwest Aluminum’s decision, The Dalles had no suitable employment sites over 50
acres in size. However, Northwest’s Aluminum’s decision to close its plant permanently meant
that all of the City’s short-term (20-year) large-site industrial needs can be met within the
existing UGB.

The EOA (pp. vi-vii and 63-64) provides additional direction as to how land should be allocated
to meet short-term employment needs:

e The City has a deficit of commercial lands—in all designations. Our evaluation of the
land capacity analysis is that the City should expand both the central business district
and community commercial zones. The City should also consider identifying areas in
close proximity to housing where neighborhood commercial services could be located.

e The City needs a large (40-acre+) regional commercial site. The City should identify and
allocate buildable commercial land with access to 1-84 to accommodate this need.

¢ In addition, the City should consider establishing a business park designation that could
accommodate office uses as well as certain light manufacturing uses.
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Large, flat sites adjacent to the UGB with arterial street access are difficult to find. Therefore,
the City was forced to lower its siting requirements for business parks and neighborhood
commercial centers. These two employment categories are compatible with residential
neighborhoods and do not require direct I-5 access. However, they must:

e Have direct access to an existing or planned arterial street;

e Be centrally located to serve existing or planned residential growth (neighborhood
commercial centers only);
Have slopes of 15 percent or less;

e Meet size requirements outlined by the EOA; and
Be serviceable during the planning period with sanitary sewer, water and storm drainage
facilities.

Table 1-2 below shows needed employment sites by size category for the 50-year URA
timeframe. The Dalles is projected to need 515 employment sites, totaling 977 acres, from 2006
through 2056.

Table I-2: 2006 - 2056 Employment Site Needs

2056 Site Size Needs Average Site ;456 Needed Sites 2056 Site
Size Acreage

Under 5 1 495 453

5 10 20 12 12 144

20 t0 50 35 4 140

Over 50 60 4 240

Total 515 977

As shown on Map 6, The Dalles proposes to include the following employment lands within its
2056 URA, to meet short-term and 50-year employment needs:

» Study Area 1 (Northwest): A 44-acre general commercial site is proposed adjacent to I-
84, with access to Chenoweth Creek Road and the Historic Columbia River Highway (US
30). Most of this site has slopes of 10 percent of less, with nearby sanitary sewer and
water service.

» Study Area 1 (Northwest): An 18-acre neighborhood commercial site is located
approximately a mile from the existing UGB, and is centrally located to serve the planned
Hidden Valley expansion area. The site is accessed from Chenoweth Creek Road — a
planned arterial street. Although most of the site is less than 10 percent maximum slope
requirement, excavation will be required on slopes of 10-15% to create a relatively flat
site suitable for neighborhood commercial use.

» Study Area 3 (South): A 33-acre proposed business park site is located on a relatively
flat bench (with slopes of 10-15%), immediately adjacent to and east of the Bonneville
Power Administration (BPA) Starr Complex. The site has direct access to 15-Mile Road,
a planned arterial street. This site is proposed to be a 33-acre business park.
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» Study Area 4 (East): Approximately 500 gross acres (477 buildable) of large, adjacent
tracts of industrial and commercial land located on a relatively flat bench outside of the
NSA boundary.® Table I-3 shows the site size distribution of employment areas included
within the URA. As shown on Table I-3, about 80% of the new employment land is
found in large sites. These large sites currently have Exclusive Farm Use zoning and are
used for wheat production and grazing. These sites will be able to meet both large and
small site needs when they are brought into The Dalles’ UGB, annexed, and provided
with urban services.

Table I-3: URA Employment Sites

2056 URA Employment Sites Number Acreage
Under 5 5 8
5t0 20 4 57
20to 50 4 141
Over 50 3 395
Total 16 601

Table I-4 shows a simple site comparison, using the existing configuration of URA employment
land. A simple review of the site need compared to proposed supply would conclude that the
URA falls about 435 acres short of meeting 2056 site needs.

% While The Dalles’ existing UGB meets most identified 20-year employment site needs, the City must
look beyond its existing UGB to meet industrial and other employment site needs through the Year 2056.
As noted in the section immediately above, suitable employment sites must:

e Be comprised of large blocks of land as near as possible to the UGB and outside the NSA boundary
if possible;

e Have access to an -84 interchange via an existing or planned arterial street;

o Except for neighborhood commercial sites, be located to minimize truck traffic through existing or
planned urban residential neighborhoods and minimize potential conflicts with existing or planned
residential areas by minimizing common boundaries;

¢ Be adjacent to existing industrial development or create an entirely new employment center;

¢ In the case of neighborhood commercial sites, be centrally located to serve existing and planned
residential areas;

e Have slopes of 10 percent or less;

¢ Meet size requirements outlined by the EOA; and

e Be serviceable within the planning period with sanitary sewer, water and storm drainage facilities.

Large, flat sites adjacent to the 2006 UGB with arterial street access are rare. Therefore, the City was
forced to adjust its siting requirements for basic employment, business parks and neighborhood
commercial 