
AGENDA 

PLANNING COMMISSION 
June 17, 2021 

5:30 p.m. 
VIA ZOOM 

https://zoom.us/j/93099375260?pwd=SUUwRjEzNzZQakRwZlhxdjgrZktUUT09 
Meeting ID:  930 9937 5260      Passcode:  090556 

Dial by your location:  1-669-900-6833 or 1-253-215-8782 

1. CALL TO ORDER

2. ROLL CALL

3. PLEDGE OF ALLEGIANCE

4. APPROVAL OF AGENDA

5. APPROVAL OF MINUTES – May 20, 2021

6. PUBLIC COMMENT

7. STAFF COMMENTS / PROJECT UPDATES

8. COMMISSIONER COMMENTS / QUESTIONS

9. LEGISLATIVE PUBLIC HEARING
Zoning Ordinance Amendment 103-21 and Comprehensive Plan Amendment 48-21,
Umair Sheikh  Consideration of a request to change the Comprehensive Plan land use
designation and zoning from Medium Density Residential to General Commercial on
property located immediately east of 3550 E. Second Street.

10. DISCUSSION ITEM

11. ADJOURNMENT

______________________________________________________________________________ 
This meeting conducted via Zoom. 

Prepared by/ 
Paula Webb, Secretary 
Community Development Department 
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MINUTES 

PLANNING COMMISSION MEETING 
May 20, 2021 

5:30 p.m. 

VIA ZOOM 

PRESIDING: Brent Bybee, Chair 

COMMISSIONERS PRESENT: Karly Aparicio (arrived 5:34 p.m.), Cody Cornett, Alan 
Easling, Philip Mascher, Linda Miller, Mark Poppoff 

COMMISSIONERS ABSENT: 

STAFF PRESENT: Director Alice Cannon, City Attorney Jonathan Kara, 
Senior Planner Dawn Marie Hert, Associate Planner Joshua 
Chandler, Secretary Paula Webb 

CALL TO ORDER 
The meeting was called to order by Chair Bybee at 5:32 p.m. 

PLEDGE OF ALLEGIANCE 
Chair Bybee led the Pledge of Allegiance. 

APPROVAL OF AGENDA 
It was moved by Cornett and seconded by Mascher to approve the agenda as submitted.  The 
motion carried 7/0; Aparacio, Bybee, Cornett, Easling, Mascher, Miller and Poppoff voting in 
favor; none opposed. 

APPROVAL OF MINUTES 
It was moved by Miller and seconded by Cornett to approve the minutes of April 22, 2021 as 
presented.  The motion carried 7/0; Aparacio, Bybee, Cornett, Easling, Mascher, Miller and 
Poppoff voting in favor; none opposed. 

PUBLIC COMMENT 
None. 
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STAFF COMMENTS / PROJECT UPDATES 
Director Cannon stated: 

• An update of the First Street Streetscape Project will be scheduled for June or July.
• Industrial code amendments will be scheduled for an open discussion.
• A legislative update will be provided, particularly on areas of housing, after the

legislative session ends.
• Additional code amendments for transitional housing is tentatively scheduled for June.

COMMISSIONER COMMENTS / QUESTIONS 
Commissioner Aparicio noted the Open House Survey [provided by Angelo Planning Group] 
included questions on container housing and tiny homes.  Aparicio asked when that topic would 
return to a Planning Commission agenda.  She also asked if survey information provided by the 
Consultants would remain available after the end of the grant. 
Director Cannon replied access would remain available as well as a summary of feedback 
received from the community.  Regarding code amendments, Cannon suggested a work session 
to determine priorities and future amendments, tentatively scheduled for June, July or 
September.  Cannon noted “sooner is better.” 
Commissioner Mascher requested the status of tiny homes.  Cannon replied that topic was 
temporarily tabled; both container homes and tiny homes will be covered at a future date. 
Senior Planner Hert added container homes are not currently allowed.  Containers are prohibited 
in any zone other than Industrial or Light Industrial and are typically used as an accessory 
structure.  The City follows Oregon State Building Codes regarding tiny homes.  The Code 
requires minimum sizes that would not be typical of a tiny home, which usually is less than 400 
square feet. 

LEGISLATIVE PUBLIC HEARING 
Application Number ZOA 104-21 and CPA 49-21 by City of The Dalles 
Chair Bybee read the rules of a public hearing.  He then asked if any Commissioner had ex parte 
contact, conflict of interest or bias, which would prevent an impartial decision.  There was none. 
Jozette Schultens, 2637 E. 10th Street, The Dalles 
Schultens asked how many people on the Commission were realtors. 
Chair Bybee replied Commissioners Mascher and Cornett are realtors. 
Chair Bybee opened the public hearing at 5:52 p.m. 
Senior Planner Hert presented the staff report.   
Consultants Matt Hastie and Brandon Crawford, Angelo Planning Group, presented a review of 
the proposed amendments, Exhibit 1. 
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Chair Bybee read three additional comments received prior to the public hearing: 
• Mary Hanlon, Hanlon Development, 315 E. 10th Street, The Dalles, Exhibit 2 

• Mr. and Mrs. Jack Harmon, E. 11th Street, The Dalles, Exhibit 3 
Senior Planner Hert noted the parcel owned by the Harmon’s will accommodate a single 
family dwelling while meeting minimum density requirements. 

• Angie Brewer, Wasco County Planning Director, 2705 E. Second Street, The Dalles, 
Exhibit 4 

Chair Bybee invited public comment. 
Nate Stice, 1010 G Street, The Dalles 
Stice underlined the need for housing for the health and prosperity of every part of our 
community.  He stated we have an extreme housing crisis.  As of April, Stice found a one 
bedroom rental in The Dalles posted at over $1,500.00.  In the first quarter of 2021, the median 
sale price for a home in Wasco County was $322,500.00, up from $250,000.00 in the first 
quarter of 2020 – a 29% increase.  Stice stated without affordable housing stock, the City will 
experience greater numbers of houselessness.  Stice thanked everyone for a very reasonable 
update to the Code that addresses an important part of the housing stock.  This is a good 
compromise headed in the right direction. 
Mario Heredia, 1014 W. 14th Street, The Dalles 
Heredia attended on behalf of Columbia Cascade Housing Corporation.  He stated, “We believe 
that all Oregonians obviously need a safe, stable and affordable place to call home.”  We do not 
have enough affordable and available homes for people across a range of incomes.  Heredia 
stated there is a mismatch between housing types and incomes earned.  Increasing supply has a 
long-term positive impact on housing instability, particularly if homes are for moderate incomes. 
Michelle Anslinger, 2012 E. 14th Street, The Dalles 
Anslinger asked how many respondents to the surveys were homeowners in The Dalles.  
Crawford replied although the question was included in the survey, there were no responses. 
Anslinger shared her concern that reduced lot size requirements would negatively affect the rural 
character of The Dalles.  Additional concerns include insufficient infrastructure and lack of 
parking.  She asked if there was a plan to ensure homes are affordable. 
Hastie replied there are no proposals to regulate sale prices of duplexes, triplexes or quadplexes.  
On average, the cost of building and selling or renting these types of housing are lower than the 
cost of a single family home.  Increasing the overall supply tends to reduce housing costs across 
the community.  The intent of the legislation and these requirements is to provide additional 
options.  The increase in these forms of housing is not expected to result in a drastic change.  
Hastie noted there was strong support for these housing options in the previous survey. 
Maria Pena, 1600 W. 10th Street, The Dalles 
Pena echoed Anslinger’s concerns.  Pena is concerned people from outside The Dalles will take 
the available housing that is unaffordable to current residents. 
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Jozette Schultens, 2637 E. 10th Street, The Dalles 
Schultens expressed concern that these regulations would devalue property and reduce privacy.  
She asked if Hanlon Development and Columbia Cascade Housing were vested in The Dalles.  
She also asked if the regulations were allowing us to do this [expand housing options], or 
mandating us to do this. 
Director Cannon replied state law requires jurisdictions provide notice, but they do not actually 
know whether it will affect property values.  Cannon noted the city is mandated to allow 
duplexes on lots that allow single-family homes, and the City is increasing lot sizes for single 
family dwellings to better accommodate duplexes. 
Commissioner Mascher added the Urban Growth Boundary (UGB) presents a unique situation.  
The City cannot grow outward; the only option is to increase density within the City limits.  In 
terms of parking, The Dalles is a very car focused community.  Decreasing required parking will 
facilitate a friendlier approach to alternative transportation modes. 
Mary Hanlon, Hanlon Development, 315 E. 10th Street, The Dalles 
In response to Ms. Schultens’ inquiry, Hanlon replied she has lived in The Dalles for five years.  
Hanlon has been working on affordable housing, elderly housing and market rehousing since the 
late 1980s.  Because the cost of construction is so high, she has been unable to build housing in 
The Dalles suitable for working families.  Although it can be unattractive when a neighborhood 
becomes dense, the amendments considered tonight allow construction of an additional dwelling 
on an existing lot. 
Mario Heredia, 1014 W. 14th Street, The Dalles 
In response to Ms. Schultens’ inquiry, Heredia added that Columbia Cascade Housing provides 
assistance throughout the Gorge including: 

• Foreclosure prevention
• $800,000 in assistance to the local community to stay in their homes, and
• Home repair program to assist with repairs related to health and safety.

Mary Beth Richman, 3265 Sandlin Road, The Dalles 
Richman requested clarification of a requirement to build a duplex or triplex.  She stated in the 
Medium Density (RM) or High Density (RH) residential zone, on a parcel of a certain size you 
would be required to build a duplex or triplex. 
Senior Planner Hert replied the amendments before the Commission tonight do not include a 
density requirement.  The Code has included a density requirement since 2011.  If you are in an 
RM or RH zone with a lot over 8,000 square feet, our Code currently requires two dwelling units 
be built to meet the density requirement.  Increasing density is not one of the amendments 
proposed tonight. 
Chair Bybee closed the public hearing at 7:29 p.m. 
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Commissioner Aparicio thanked everyone for their testimony.  She thanked the staff and 
consultants for their efforts.  She stated the character of the community is important, but she 
wants people to be able to live here.  This process is not ideal, but is the best we can do within 
the limited domain the Code can enforce. 
Commissioner Miller commented affordable housing is a misnomer.  She did not feel affordable 
housing was available for service or blue collar workers.  The housing market today is 
eliminating many homeowners.  Construction costs are rising.  Miller concurred with the 
proposed amendments. 
Commissioner Easling stated he was in favor of most of the amendments.  He felt more parking 
was required, but recognized that the proposed requirements are the minimum.  Developers can 
still provide more parking than the minimum. 
Chair Bybee stated he was in favor of options.  He noted these are minimums and do not require 
implementation.  This will be a slow, gradual change. 
Chair Poppoff stated he was not excited about some of the provisions, but said this was the best 
we can do under the circumstances.  Increasing density will not help much with affordable 
housing. 
It was moved by Mascher and seconded by Poppoff to approve the amendments as stated.  
Commissioner Miller read the staff recommendation:  “Staff recommends the Planning 
Commission move to recommend to the City Council the approval of Zoning Ordinance 
Amendment #104-21 and Comprehensive Plan Amendment #49-21, adopting the Code 
amendments attached herein and adopting findings included in the amended staff report.”  The 
motion carried 7/0; Aparacio, Bybee, Cornett, Easling, Mascher, Miller and Poppoff voting in 
favor; none opposed. 
 
RESOLUTION 
Resolution PC 597-21:  A resolution of the Planning Commission recommending City Council 
approval of various amendments to The Dalles Municipal Code, Title 10 Land Use and 
Development and the Comprehensive Plan. 
It was moved by Bybee and seconded by Mascher to approve Resolution PC 597-21 as stated on 
the agenda.  The motion carried 7/0; Aparacio, Bybee, Cornett, Easling, Mascher, Miller and 
Poppoff voting in favor; none opposed. 
 
ADJOURNMENT 
Being no further business, the meeting adjourned at 7:43 p.m. 
___________________________________________________________________________ 
Submitted by/ 
Paula Webb, Secretary 
Community Development Department 
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SIGNED: ____________________________________ 
Brent Bybee, Chair 

ATTEST: ____________________________________ 
Paula Webb, Secretary 
Community Development Department 

Planning Commission Agenda Packet 
June 17, 2021 | Page 8 of 38



 

 
 
 

 
  

Planning Commission Agenda Packet 
June 17, 2021 | Page 9 of 38



 

 
 
 

 
 
  

Planning Commission Agenda Packet 
June 17, 2021 | Page 10 of 38



 

 
 
 

 
 
  

Planning Commission Agenda Packet 
June 17, 2021 | Page 11 of 38



Planning Commission Agenda Packet 
June 17, 2021 | Page 12 of 38



Planning Commission Agenda Packet 
June 17, 2021 | Page 13 of 38



 

 
 
 

 
 
  

Planning Commission Agenda Packet 
June 17, 2021 | Page 14 of 38



 

 
 
 

 
 
  

Planning Commission Agenda Packet 
June 17, 2021 | Page 15 of 38



 

 
 
 

 
 
  

Planning Commission Agenda Packet 
June 17, 2021 | Page 16 of 38



Planning Commission Agenda Packet 
June 17, 2021 | Page 17 of 38



 
 
 

Planning Commission Agenda Packet 
June 17, 2021 | Page 18 of 38



Planning Commission Agenda Packet 
June 17, 2021 | Page 19 of 38



Planning Commission Agenda Packet 
June 17, 2021 | Page 20 of 38



Planning Commission Agenda Packet 
June 17, 2021 | Page 21 of 38



City of The Dalles Planning Commission 
STAFF REPORT 

Zoning Ordinance Map Amendment #103-21  
Comprehensive Plan Map Amendment #48-21 

 
 
PROCEDURE TYPE: Legislative 

 
HEARING DATE: June 14, 2021  

 
REQUEST: Zone Change Request from RM – Residential Medium Density to 

CG – General Commercial, and Comprehensive Plan Land Use 
Designation Amendment from RM – Residential Medium Density 
to CG – General Commercial.  

 
PROPERTIES: Vacant parcel described as 1N 13E 1 AA tax lot 100, adjacent to 

3550 E 2nd Street. 
 
APPLICANT: Umair Sheikh 
 
PREPARED BY: Dawn Marie Hert, Senior Planner 
 
 
BACKGROUND INFORMATION: 
The applicant, Umair Sheikh, has filed a zone map change and comprehensive plan map 
amendment request for a parcel of vacant land located adjacent to his family’s Celilo Inn 
Motel that is located at 3550 East 2nd Street. The subject site is currently vacant and is 
approximately 4.23 acres in size.   
 
After this past year of interrupted commerce resulting from the COVID-19 pandemic, the 
applicant stated that their business needed to diversify and be creative in what services 
they offer.  They believe that this adjacent parcel is an ideal location to host weddings and 
special events that will compliment and benefit their existing motel business. 
 
Review of previous zoning and comprehensive maps showed that the subject property was 
previously zoned Commercial.  From 1965 to 1994, the Comprehensive zoning 
designation was Commercial.  In 1994 the Comprehensive Plan went through an extensive 
update resulting the subject property to be rezoned to Residential Manufactured Home 
(RMH).  In 1998 the zoning map was amended and the zone changed to match that of the 
Comprehensive plan.  The RMH zone was later renamed Residential Medium Density 
(RM). 
 
Adjacent land uses are Residential Medium Density which includes a Manufactured 
Dwelling Park to the east and Residential Low Density to the south.  Commercial 
Recreational, Commercial General and Industrial zones are to the west and north of the 
subject property. (See current zoning map below.) 
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NOTIFICATION 
A 35-day notice was provided to Oregon Department of Land Conservation and 
Development as well as a public hearing notice was mailed to property owners within 300 
feet, City Departments, franchise utilities, Oregon Department of Transportation, Mid- 
Columbia Fire & Rescue, Wasco County Health Department, and Building Codes. 

 
COMMENTS 
As of the writing of the agenda report no comments have been received on the 
applications. Public comments received after publication of the agenda report will be 
entered into the administrative record at the Planning Commission hearing. 

 
I. PROCEDURE: 
CITY OF THE DALLES MUNICIPAL CODE – TITLE 10 - LAND USE 
AND DEVELOPMENT 
Chapter 10.3 – Application Review Procedures, Section 10.3.010.040 Applications. 

E.     Applications for Planning Actions. A planning action may be initiated by the 
Director, the Commission, the Council, or at the request of the applicant. Two copies of 
a complete application shall be submitted to the Department in order to initiate a 
planning action. 
1.     Complete applications shall include: 

a. The name and address of the applicant(s) and recorded land owner(s). 
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b. The County Assessor’s property description—Township, range, section, and 
tax lot(s). 

c. All of the information required by this Title for the specific action requested. 
d. An application form completely filled out and signed by one or more of the 

property owners for which the action is being requested. 
2.     The Director shall review each application for completeness, notify the applicant 
of exactly what information is missing within 30 days of receipt of application, and 
allow the applicant to submit the missing information. The application shall be 
considered complete for processing when the Director receives the missing information. 
If the applicant refuses to submit the missing information, the application shall be 
deemed complete on the 31st day after the application was first received, in accordance 
with ORS 227.178 (2), “Final action on certain applications required within 120 days.” 
FINDING #1: This application was initiated by the applicant and was deemed complete 
on May 13, 2021.  The public hearing for the Planning Commission is scheduled for 
June 17, 2021 followed by the public hearing before the City Council on July 12, 2021.  
The 120 days from the application being deemed complete is September 10, 2021. 

 
Article 10.3.020.050 Quasi-Judicial Actions 
 Section A. Decision types. 

7. Zone Changes 
FINDING #2: This application is for Zone Change per Article 10.3.100. 

 
Section B. Staff Report. The Director shall prepare and sign a staff report for each quasi-
judicial action which identifies the criteria and standards applying to the application and 
summarizes the basic findings of fact. The staff report may also include a recommendation for 
approval, approval with conditions, or denial. 

FINDING #3: This document shall serve as the staff report. 
 
Section C. Public Hearings.  

I. Commission or Council meeting within 45 days from the date the application is deemed 
complete… 

FINDING #4: The public hearing has been set for Thursday, June 17, 2021, which is 35 
days from the date the application was deemed completed. 
 

Section D.    Notice of Hearing. At least 10 days before a scheduled quasi-judicial public 
hearing… 

FINDING #5: The public hearing has been set for Thursday, June 17, 2021.  A notice 
was sent to the local newspaper and published on June 2, 2021.  Notices were also mailed 
to property owners within 300 feet and agencies of the subject property on June 5, 2021.  
Criterion met.  

 
Notice of Amendments as required by the State of Oregon, Department of Land Conservation 
and Development. 
The Department of Land Conservation and Development requires a 35 day advance notice 
of any proposed amendments. 

FINDING #6: The required notice was sent and accepted by the Department of Land 
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Conservation and Development on May 13, 2021, which is 35 days prior to the first 
public hearing. 

 
Section 10.3.020.070(A) (3) Staff Report. 
A staff report shall be presented which identifies the criteria and standards applying to 
the application and summarizes the basic findings of fact. The staff report may also 
include a recommendation for approval, approval with conditions, or denial. 

FINDING #7: The staff report has identified the criteria and standards as they relate to 
this application and has summarized the basic findings of fact. The staff report 
includes a recommendation for approval. 

 
II. REVIEW: 
CITY OF THE DALLES MUNICIPAL CODE – TITLE 10 - LAND USE 
AND DEVELOPMENT 
Section 10.3.100.020 Review Procedures 

A. Applications. Applications for zone changes shall be made in accordance with the 
provisions of Article 3.010: Application Procedures. 

B. Review. Requests for zone changes shall be processed as either quasi-judicial or 
legislative actions, and approved or denied by the Council. 

1.     Quasi-Judicial Zone Changes. The Council shall approve or deny quasi-judicial 
zone change applications, per the provisions of Section 10.3.020.050: Quasi-Judicial 
Actions, with the following addition: 
Applications for quasi-judicial zone changes shall be reviewed by the Commission, 
per the legislative hearing procedure of Section 10.3.020.070(B): Legislative 
Hearing Procedure. The Commission shall make a recommendation to approve or 
deny the zone change, and this recommendation will be made a part of the staff 
report prepared for the Council’s quasi-judicial hearing of the application. 

C. Adoption by Ordinance. Approved zone changes shall be adopted by ordinance per 
the provisions of Chapter VIII, Ordinances, of the City Charter. 

D. Zoning Map Amendment. Approved zone changes shall automatically amend the 
official zoning map in order to reflect the change(s). 

E. Comprehensive Plan Map Amendments. Approved Comprehensive Plan map 
amendments shall automatically effect zone changes and zoning map amendments. 
FINDING #8: The application is being reviewed as a Quasi-Judicial zone change 
and will be required to follow the legislative hearing procedures.  The Planning 
Commission will review the application and make a recommendation to the City 
Council.  The hearing before the City Council is scheduled for July 12, 2021, a staff 
report will be prepared that reflects the recommendation of the Planning 
Commission.   

 
Section 10.3.100.030 Review Criteria 
A zone change shall be granted if the following criteria are met: 

A. Conformance. The proposed zone change conforms to the Comprehensive 
Plan, including the Transportation System Plan, and all other provisions of 
this Title. 

FINDING #9: The proposed zone change, together with the proposed 
comprehensive plan map amendment, will conform to the TSP and other provisions 

Planning Commission Agenda Packet 
June 17, 2021 | Page 25 of 38



of the Land Use and Development Ordinance.   In addition, see Finding #23 and 
#24 below detailing conformance with the State transportation rule. 
 
B. Suitability. The site is adequate in size and shape for uses normally allowed by 

the proposed zone. 
FINDING #10: Article 5.060 of the Municipal Code establishes the development 
standards for uses in the Commercial General zone. The minimum parcel size is 
10,000 square feet, the property’s 4.23 acres satisfies this requirement. Overall 
development of this parcel will be governed by the Commercial General Zone (CG) 
and the Comprehensive Plan Commercial designation. 
  
C. Streets and Traffic. The site is, or will be, adequately served by streets for the 

type and volume of traffic generated by uses that may be permitted in the new 
zone, and the planned function, capacity, and performance standards as 
adopted in the Transportation System Plan. Requirements of the State 
Transportation Planning Rule shall apply to those land use actions that 
significantly affect the transportation system, as defined by OAR 660-012-
0060. 

FINDING #11: The subject property is located on East Second Street and is 
accessed via an existing easement provided by a parcel to the west of the existing 
motel.  This easement provided access to six single family homes as well as the 
existing motel.  There is a substantial elevation change from East 2nd Street to the 
motel and upper portion of the subject parcel.  There are no known plans for 
additional access points along East 2nd Street.    
 
The adopted Transportation System Plan (TSP) designates East 2nd Street as a 
“Proposed Minor Collector”. The function of collector streets, per the TSP, “is 
equally divided between mobility and access. Collector streets connect local 
neighborhoods or district traffic to the arterial network.” East 2nd Street has the 
capacity to accommodate anticipated increase in traffic attributed to the future 
buildout of the subject property, whether it be as Residential Medium Density or 
developed for the motel’s use as Commercial General. In addition, see Finding #23 
and #24 below detailing conformance with the State transportation rule. 

 
D. Adverse Effect. The proposed zone change shall have minimal adverse effect 

on existing and future surrounding development. 
FINDING #12:  Staff believes that this parcel is better suited to Commercial than 
Residential due to its location being adjacent to a major highway (I-84), the railroad, 
industrial uses to the north, an existing motel to the west and a steep hillside behind 
the property. These types of surrounding uses create incompatibilities with the 
property being used for living arrangements due to noise, traffic, light pollution, and 
barriers to biking and pedestrian trips from the property to shopping and other tasks. 
Commercial uses on the property would be more appropriate for the site. 
 
Future development of the property will be guided by the development standards. 
Adherence to these standards will act to minimize potential adverse impacts on 
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adjacent land uses.  It is staff’s opinion that the request as submitted satisfies the 
criteria established in Section 3.100.030 of The Dalles Municipal Code, Tile 10 – 
Land Use and Development 

 
THE DALLES COMPREHENSIVE PLAN 
In addition to the zone change application, the applicant has requested an amendment to the 
property’s Comprehensive Plan land use designation. The current land use designation is 
Medium Density Residential (RM), which is the corresponding land use designation to the RM 
Residential Medium Density zoning. The requested amendment to Commercial is consistent with 
the requested Commercial General Zoning. 
 
Goal #1. Citizen Involvement. To develop a citizen involvement program that ensures the 
opportunity for citizens to be involved in all phases of the planning process. 
Policy 3. The land-use planning process and policy framework shall include opportunity for 
citizen input as a part of the basis for all decisions and actions related to the use of land. 

FINDING #13: This proposal is consistent with goals and policies of the Comprehensive 
Plan. A notice of public hearing has been published and the public has an opportunity to 
provide testimony on the proposed changes to the Commission. The Commission can 
make alterations to the proposed amendments based on testimony at this hearing. There 
will be another public hearing before the City Council; that body will also have the 
opportunity to consider testimony from citizens and make changes. 

 
Goal #2. Land Use Planning. To establish a land use planning process and policy framework as 
a basis for all decisions and actions related to use of land and to assure an adequate factual 
base for such decisions and actions. 
Policy 6. Implement this Plan through appropriate ordinances and action. Implementing 
measures shall be developed to allow administrative review and approval authority. 

FINDING #14: These proposed zoning map amendments update the existing zoning 
maps, following the directive of the Comprehensive Plan. 

 
Goal #10. Housing. To provide for the housing needs of citizens of the state. 
Policy 6. Encourage energy conservation by increasing residential densities in mixed use 
centers, along major linear streets that may one day serve as future transit corridors, and near 
commercial and employment centers. 

FINDING #15: Goal 10 requires the City to maintain and plan for an adequate supply of 
land to accommodate at least 20 years of future growth, providing flexibility in housing 
location, type, and density to ensure the availability and prices of housing units are 
commensurate with the needs and financial capabilities of Oregon households. 
Comprehensive plans are required to include an analysis of local housing needs by type 
and affordability, an assessment of housing development potential, and an inventory of 
residential land; contain policies for residential development and supportive services 
based on that analysis that increase the likelihood that needed housing types will be 
developed; and provide for an adequate supply of a variety of housing types consistent 
with identified policies and meeting minimum density and housing mix requirements. 

 
The City previously prepared but has not yet adopted an updated Housing Needs 
Analysis (HNA). The City plans to, adopt the HNA by reference in the Comprehensive 
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Plan Amendment in the near future. That analysis provides information about the factors 
that could affect housing development, including demographics, affordability trends, 
workforce housing availability, market health, and regulatory structure. The HNA 
includes the City’s buildable lands inventory (BLI) for housing within the UGB. The BLI 
is required by Goal 10 to ensure that current use designations provide an adequate short- 
and long-term land supply for housing development for meeting existing needs and those 
of projected growth. It analyzes existing development patterns and intensity, land and 
development values, existing land use designations and zoning, and building constraints 
to determine where there is vacant land and/or land that is likely to be redeveloped, and 
compares the existing supply of land to emerging trends and indicators for future 
estimates of demand.  
 
The 2017 HNA also found that there is enough land zoned for needed housing types in 
the City; however, land zoned for these housing types must be developed at a higher 
density than in the past.  
 
Rezoning this 4.23 acre parcel back to its pre 1994 designation will provide flexibility 
and the opportunity to have the parcel developed as mixed use for both commercial and 
residential uses.    
 

Policy 8. Flexibility in implementing ordinances is needed to accommodate infill and to foster a 
variety of development scenarios and housing options. 

FINDING #16: The proposed map amendments are consistent with the Comprehensive 
Plan Policy #8 by providing flexibility for a variety of housing options and development 
scenarios. The proposed zone change will allow for an opportunity to develop the site as 
mixed use and open up a variety of development scenarios and possible housing options. 
 

Policy 12. High density residential areas shall be located near commercial and employment 
areas, along major streets, and where streets and other public facilities have adequate capacity.  

FINDING #17: The proposed map amendments are consistent with the Comprehensive 
Plan Policy #12 by expanding the existing Commercial General zone that is located 
adjacent to Medium Density zoned properties. This proposed zone change will allow for 
infill development and a possibility of new commercial uses, employment opportunities 
and services associated with commercial uses that will be located next to the existing 
residentially zoned property and uses. 

 
Implementing Measures. Mixed Use Residential Measures. Mixed-Use (Commercial and 
Residential) developments can take many forms, including retail space on the ground floor with 
office space above, rental apartments above ground floor retail space, and structures combining 
offices and hotels or hotels and private residential units.  

FINDING #18: The proposed map amendments are consistent with the Comprehensive 
Plan Implementing Measures by providing an opportunity for the parcel to be developed 
as mixed use. The implementing measures specifically calls out the mixed use of hotels 
and private residential uses, while this is not part of the current property owners plan, this 
zone change will afford the opportunity for future development of this property as mixed-
use. 
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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. 
Industrial and Commercial Land Use Needs.  In order to capitalize on long-range economic 
and employment shifts, The Dalles will need to add to its existing supply of land for 
commercial uses within the UGB. Similar conversions of Port industrial lands along the 
riverfront can produce a mixed use area to accommodate a slightly different market, 
including freeway commercial and recreational users. Smaller gains are provided through 
the use of Neighborhood Centers to allow residential and neighborhood commercial uses to 
develop near focal intersections in town. Finally, The Dalles has voiced a desire to 
accommodate reasonable home business opportunities that can provide an affordable start-
up location for emerging businesses. 

FINDING #19: The proposed zone change will add to the existing commercial land 
supply and allow for an existing motel business to expand onto an adjacent parcel. 

 
Economic Opportunities Analysis.  In 2006, the City of The Dalles contracted with 
Winterbrook Planning and ECONorthwest, a land use economics consulting firm, to prepare 
an updated Economic Opportunities Analysis (EOA) consistent with the requirements of 
statewide planning Goal 9 and the Goal 9 administrative rule (OAR 660-009 as revised in 
December 2005).  
 
The 201l EOA identified potential growth industries for The Dalles as follows: 

• Retail and Services. The State's forecast for nonfarm employment forecast for 2004 
to 2014 projects that more than half of employment growth in Region 9, which 
includes Wasco County, will be in Retail and Services. As a regional center for retail 
and services, The Dalles may attract the following industries:  

o The Dalles may be attractive to big-box and mid-sized retail The Dalles may 
have growth in small and specialty retail shops and offices for business, 
professional, and health care services as population increases. 

o The Dalles' setting within the Columbia River Gorge, access to a variety of 
outdoor recreation, and the growing presence of viniculture make The Dalles 
attractive to tourists. Industries that serve tourists, such as food services and 
accommodations, are likely to grow if tourism increases.  

o The Dalles' may be attractive for firms engaged in professional, scientific 
and technical services, such as software design, engineering, and research. 

FINDING #20: The proposed comprehensive map amendment follows the directive 
of the Comprehensive Plan by providing an opportunity to expand an existing 
tourist-oriented business onto an adjacent vacant parcel of land.  
 

Goal #9 Policies 
10. Encourage tourism-related services as an element in the diversification of the 

community's economy. 
14. Encourage the start-up and growth of small to medium sized businesses providing 

family wage jobs. Develop reasonable standards to allow home business start-ups. 
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FINDING #21: The proposed map amendment follows established Goal #9 policies of 
the Comprehensive Plan by providing an opportunity to expand tourism-related lodging 
as well as allowing for the growth an existing small/medium sized business. 

 
STATE-WIDE PLANNING GOALS 
In conformity with all applicable State statutes; 

FINDING #22: Staff has examined the record in this matter and finds the applicant has 
met the criteria. The proposed zone change/plan amendment is governed by ORS 
197.610, Local Government Notice of Amendment or New Regulation; ORS 197.250, 
Compliance with Goals Required, and ORS 197.763, Conduct of Local Quasi-Judicial 
Land Use Hearings; Notice Requirements. The applicable City of The Dalles Municipal 
Code standards, were developed in compliance with the applicable State statutes and 
implement their requirements. Notice of the proposed amendment has been provided to 
DLCD as required by ORS 197.610. Notice and availability of the staff report and the 
conduct of the Planning Commission’s hearing will be consistent with ORS 197.763.  

 
In conformity with the State-wide planning goals whenever they are determined to be 
applicable; 

FINDING #23: Staff has examined the record in this matter and finds the applicant has 
met the criteria. Statewide Planning Goals 1, 2, 10 and 12 apply to this application and 
are satisfied as discussed individually below.  
Statewide Goal #1 - Citizen Involvement. The City's land use process provides for public 
notice of proposed zone changes and plan amendments and opportunities for citizen 
involvement that meet the State’s Goal #1 criteria. This application is consistent with 
those land use processes. The City provided mailed notice to surrounding property 
owners located within 300 feet of the parcel and published notice of the public hearing in 
the local newspaper. All interested or affected parties are afforded the opportunity to 
appear in person (via Zoom) or in writing before the Planning Commission and the City 
Council.  
 
Statewide Goal 2- Land Use Planning. The City’s existing land use planning process and 
policy framework has been applied in this application. At least two public hearings will 
be held on this application. The City will provide information about the plan 
amendment/zone change to the public and has addressed the applicable criteria. Any 
changes to the Comprehensive Plan and Zone Map will occur only after the Planning 
Commission makes a recommendation to the City Council and the Council enacts the 
change by ordinance. The City Council will adopt findings that explain the Council’s 
decision and the facts that the Council relied on in making that decision.  
 
Statewide Goal 10 - Housing. Goal 10 requires local jurisdictions to provide sufficient 
lands to accommodate a variety of housing types. The City’s buildable lands inventory, a 
component of the City’s Comprehensive Plan, provides an accounting of the need and 
supply of housing. The 2017 Residential Land Needs Assessment Buildable Lands 
Inventory shows an oversupply of residential buildable lands within the urban growth 
boundary. According to the inventory, there is a need of 232.5 net acres of land for multi-
family and single-family attached housing through 2036, but a supply of 480 acres of 
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lands allowed for residential uses. Consequently, while the proposed zone change/plan 
amendment will reduce the supply of Residential Medium Density designated land, there 
will still remain an excess of supply over need.  It should also be noted that the zone 
change can still allow for mixed-use. (See figure 6.5 table below)  
 

 
 

Statewide Goal 12- Transportation Goal 12 is implemented by OAR 660-12-0060, which 
is commonly referred to as the Transportation Planning Rule (TPR). The TPR provides:  
Oregon Administrative Rule - OAR 660-12-0060  
(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or 
a land use regulation would significantly affect an existing or planned transportation 
facility, the local government shall put in place measures as provided in section (2) of 
this rule to assure that allowed land uses are consistent with the identified function, 
capacity, and performance standards (e.g. level of service, volume to capacity ratio, etc.) 
of the facility. A plan or land use regulation amendment significantly affects a 
transportation facility if it would:  

(a) Change the functional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan);  
(b) Change standards implementing a functional classification system; or  
(c) As measured at the end of the planning period identified in the adopted 
transportation system plan:  

(A) Allow land uses or levels of development that would result in types or 
levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility;  
(B) Reduce the performance of an existing or planned transportation 
facility below the minimum acceptable performance standard identified in 
the TSP or comprehensive plan; or  
(C) Worsen the performance of an existing or planned transportation 
facility that is otherwise projected to perform below the minimum 
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acceptable performance standard identified in the TSP or comprehensive 
plan.  

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

(a) In determining whether an amendment has a significant effect on an existing 
or planned transportation facility under subsection (1)(c) of this rule, local 
governments shall rely on existing transportation facilities and services and on 
the planned transportation facilities, improvements and services set forth in 
subsections (b) and (c) below.  
(b) Outside of interstate interchange areas, the following are considered planned 
facilities, improvements and services:  

(A) Transportation facilities, improvements or services that are funded for 
construction or implementation in the Statewide Transportation 
Improvement Program or a locally or regionally adopted transportation 
improvement program or capital improvement plan or program of a 
transportation service provider.  
(B) Transportation facilities, improvements or services that are authorized 
in a local transportation system plan and for which a funding plan or 
mechanism is in place or approved. These include, but are not limited to, 
transportation facilities, improvements or services for which: 
transportation systems development charge revenues are being collected; 
a local improvement district or reimbursement district has been 
established or will be established prior to development; a development 
agreement has been adopted; or conditions of approval to fund the 
improvement have been adopted.  
(C) Transportation facilities, improvements or services in a metropolitan 
planning organization (MPO) area that are part of the area's federally 
approved, financially constrained regional transportation system plan.  
(D) Improvements to state highways that are included as planned 
improvements in a regional or local transportation system plan or 
comprehensive plan when ODOT provides a written statement that the 
improvements are reasonably likely to be provided by the end of the 
planning period.  
(E) Improvements to regional and local roads, streets or other 
transportation facilities or services that are included as planned 
improvements in a regional or local transportation system plan or 
comprehensive plan when the local government(s) or transportation 
service provider(s) responsible for the facility, improvement or service 
provides a written statement that the facility, improvement or service is 
reasonably likely to be provided by the end of the planning period.  

(c) Within interstate interchange areas, the improvements included in (b) (A)–(C) 
are considered planned facilities, improvements and services, except where:  

(A) ODOT provides a written statement that the proposed funding and 
timing of mitigation measures are sufficient to avoid a significant adverse 
impact on the Interstate Highway system, then local governments may also 
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rely on the improvements identified in paragraphs (b)(D) and (E) of this 
section; or  
(B) There is an adopted interchange area management plan, then local 
governments may also rely on the improvements identified in that plan and 
which are also identified in paragraphs (b) (D) and (E) of this section.  

FINDING #24: Staff has examined the record in this matter and finds the application 
meets the criteria. The subject property is not located within an interstate interchange area 
and staff determined that the proposed zone change did not have a significant effect on 
the existing or planned transportation facility.  It was determined that a traffic analysis 
was not necessary with this request.   
 
City Engineering provided trip generation data from the Institute of Transportation 
Engineer’s manual (ITE) comparing both Residential single family and multifamily uses 
with trip generations for motels. Based upon the ITE, trip generation for single family 
and multi-family apartments range from 2.55 to 3.31 daily (weekday) trips per person.  
Based on an average household size of 2.53 people, this provides a range of 6.45 to 8.37 
daily trips per residence. Hotels/motels, which can include supporting facilities such as 
restaurants, cocktail lounges, meeting and banquet rooms are calculated at 8.92 daily 
(weekday) trips per occupied room.  Staff determined that the rezone of this property to 
Commercial to allow for an expansion of the existing motel would slightly increase the 
trip generation for the property.  
 
Although the proposal could slightly increase the daily trips, staff believes that all 
intersections in the proximity would continue to operate acceptably over the planning 
horizon contemplated by the City’s Transportation System Plan (adopted in 2017 with a 
20 year life) which is a component of the Comprehensive Plan, based on City 
performance standards established in The Dalles Municipal Code, Title 10 – Land Use 
and Development. 

 
III. RECOMMENDATION: 

Staff recommends the Planning Commission move to recommend to the City 
Council the approval of Zoning Ordinance Map Amendment ZOA#103-21 and 
Comprehensive Plan Map Amendment CPA#48-21, adopting the proposed zoning 
map and comprehensive map amendments and adopting findings included in this 
staff report. 
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CPA 48-21 / ZOA 103-21

XBP 96298376, $507.50

5/13/2021
6/17/2021

See attached narrative
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5/13/2021

See Attached Narrative

See Attached

See Attached

See Attached
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