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STAFF REPORT 
Joint Planning Commission – January 13, 2022 

 
 
REPORT DATE:    January 6, 2022 
 
FILE NUMBER:   LA 2021-02, CPMA 2021-01 
 
APPLICANT:   City of Dayton 
 
REQUEST: 1. An Urban Growth Boundary land swap involving 176.83 acres 

removed from the UGB and 106.34 acres added. 
 2. A comprehensive plan map amendment to designate the land added 

to the urban growth boundary as “Residential” on the Dayton 
comprehensive plan map. 

 
CRITERIA:   Dayton Land Use and Development Code (LUDC) 
    7.3.110- Comprehensive Plan Map Amendments 
    Dayton- Yamhill County UGB Rules 
    Article IV  
    Oregon Administrative Rules (OAR) 

(As referenced within the body of the report) 
 
EXHIBITS:    A: Urban Growth Boundary Swap Map 
    B: Environmental Constraints Map 
    C: Study Area Map with Subareas 
    D: Future Utility Map 
    E: City Zoning Map 
    F: City Comprehensive Plan Map 
    G: Fisher Farms Well Map 
    H: Highway and Rail Map 
    I: Contour Map 
    J: Groundwater Map 
    K: USGS Protected Areas 
    L: Landslide Map 
    M: Farmland Classification Map 
    N: Slopes Map 
    O: Cultural Resources Map 
    P: Dayton Soils Map 
    Q: Critical Habitat Map 
    R: Future Sewer Map 
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    S: Yamhill County Comprehensive Narrative 
 

I. INTRODUCTION 
 
The State of Oregon has a prescribed process for expanding or swapping land within the Urban Growth 
Boundary. The purpose of a UGB is to allow cities to develop efficiently within a limited area while 
ensuring they have an adequate land supply based on analysis of economic development and housing 
needs within planning periods set out in 20-year increments. UGBs also ensure that farm and forest land 
is not encroached upon by urban development. The process for a UGB swap is intended to be thorough 
and data-driven with involvement from multiple agencies and the public. The State of Oregon’s process 
is prescribed through a set of OARs (Oregon Administrative Rules) providing guidance and structure for 
the land required to be considered for a potential UGB Swap. The Department of Land Conservation and 
Development provided a step-by-step process intended to guide City staff through the swap process. An 
abbreviated version of this process is listed below:  
 

1. Determine the land use designation and the urban capacity for the land to be removed from the 

UGB.  

2. Determine the needed land use designations and the urban capacity of the land to be added to 

the UGB. 

3. Determine the location of the land to bed added to replace the land to be removed utilizing OAR 

660-024-065. Land unsuitable for urban development should be excluded and potential 

locations (“study areas”) should be identified.  

4. Classify land in the study area under OAR 660-024-0067 by priority, with exception (non-

resource) land the highest priority. If highest priority land can satisfy the land need generated by 

the removal of lands within the UGB, then 

5. Rank potential swap areas based on the four Goal 14 factors. 

6. Gain approval for recommended swap area from the Dayton Planning Commission and City 

Council. 

7. Gain approval from the Yamhill County Planning Commission and the Yamhill County Board of 

Commissioners.  

 

II. PROJECT BACKGROUND & PROCESS 

The City of Dayton has a limited geographical area of land outside of the City Limits within the Urban 
Growth Boundary. The majority of this land is comprised of approximately 177 acres of VLDR (very low 
density residential) and EFU (Exclusive Farm Use) zoned Yamhill County land Northwest of Highway 18. 
Due to its heavily parcelized nature and difficulties in providing City infrastructure to this land, the City 
had identified it as a target to swap out of the Dayton UGB. Staff identified approximately 156 acres of 
county-zoned land zoned AF-10 (Agriculture-Forest), VLDR-1 (Very Low Density Residential) and EFU 
(Exclusive Farm Use) as a priority area to be considered for addition to the UGB. The land is located to 
the West of the current City Limits and contains multiple well sites the City would like to bring online 
within the next few years. The well sites are located on the AF-10 portion of the tract, known as “Fisher 
Farms.” The intent of the UGB Swap project is to evaluate alternative swap locations that are feasible, 
comply with applicable Oregon Administrative Rules, and give Dayton the most efficient path forward 
for future growth.  
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Oregon cities are required to maintain a 20-year supply of land for residential and employment needs 
within the UGB. Doing so is important to ensure cities can accommodate future growth while protecting 
farmland and natural resources in compliance with Statewide Planning Goals 3, 4, 10, and 14. Needed 
land supply is analyzed through periodic updates to the housing and land use elements of the 
comprehensive plan in accordance with the provisions of ORS 197.196. If the identified 20-year land 
needs exceed the capacity of the land within the UGB, the City may consider a UGB expansion. The 
identified land to be removed from the Dayton UGB as part of the swap project is designated low-
density residential on the comprehensive plan map. The most recent update to the housing element of 
the Dayton comprehensive plan took place in 2008 and determined that there is sufficient land within 
the UGB to accommodate the city’s 20-year housing needs. Per OAR 660-024-0070(3), if the residential 
capacity of the land to be added is roughly proportional to that being removed, the city does not need 
to reevaluate its residential land needs via an updated housing needs analysis. 
 
The land to be added to the UGB requires a Comprehensive Plan Amendment (“CPMA”) to assign the 
land a City of Dayton Comprehensive Plan Designation. Per LUDC Section 17.101.04.C, CPMAs are 
processed as Type IV actions and criteria are found in LUDC Section 7.3.110.03. The city initiated CPMA 
will be processed concurrently to the UGB amendment. 
 
Article III.A of the Dayton-Yamhill County Urban Growth Boundary Agreement Document requires a joint 
Planning Commission hearing between the City of Dayton Planning Commission and the Yamhill County 
Planning Commission. Findings shall include the applicable ORS and OAR criteria, along with the criteria 
outlined in Article IV of the UGB Agreement and the Comprehensive Plan of each jurisdiction. Each 
Planning Commission shall forward their individual findings to the City Council and Board of 
Commissioners respectively. Both governing bodies must approve the UGB and Comprehensive Plan 
Map Amendments. 
 
ORS 197.633 and OAR 660-023-0175 require DLCD approval of all UGB amendments greater than 50 
acres for cities greater than 2500 people. The DLCD director decides whether the amendments comply 
with applicable land use laws or refers to the decision to the Land Conservation and Development 
Commission (“LCDC”). If not referred to LCDC, the Director may either approve the decision or remand 
the decision back to the local government for revision. 
 
Notice of the first evidentiary hearing was provided to DLCD on October 3, 2021. Measure 56 Notice was 
mailed to all property owners subject to the UGB land swap and CPMA applications on December 10, 
2021. Notice was posted in the McMinnville News Register on December 10, 2021. 

 
III. LAND TO BE REMOVED FROM THE URBAN GROWTH BOUNDARY  

City staff have identified the area included to be removed as that within the existing UGB North of 
Highway 18. The land to be removed consists of approximately 176 acres and is predominantly 
composed of large lot rural residential properties, with a small amount of EFU-zoned land North of 
Highway 18. Approximately 22.5 acres of the land to be removed is ODOT ROW and is therefore not 
considered buildable residential land per OAR 660-008-0005(2). Staff evaluated the area to be removed 
from the UGB to determine the development capacity in accordance with Statewide Planning Goal 10 
and Oregon Administrative Rule 660-008-0005(2) as follows: 

A. MWVCOG staff exported a list of all properties within the existing UGB across Highway 18 as 

identified as land to be removed.  
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B. Utilizing the Yamhill County Assessor’s “Stat Class” code and the total acreage of each property, 

staff sorted the properties into vacant, partially vacant, and developed land. Using the 

assumptions for rural residential growth as identified in the 2015 report “Analysis of 

development on rural residential lands” the properties within the area to be removed were 

filtered based on developable acres. The assumptions are as follows: 

a. Partially vacant parcels between ½ and 2 acres develop will develop at a rate of 2 units 

per acre. 

b. Partially vacant parcels greater than 2 acres will develop at urban capacities. Since the 

density of the R-1 zone is 4 units per acre, the assumption is that these parcels would 

develop at that rate. 

c. ¼ acre of capacity was subtracted for existing residences. 

C. OAR 660-008-0005(2) describes buildable land as “residentially designated land within the urban 

growth boundary, including both vacant and developed land likely to be redeveloped, that is 

suitable, available and necessary for residential uses. Publicly owned land is generally not 

considered available for residential uses. Land is generally considered “suitable and available” 

unless it: 

a. Severely constrained by natural hazards as determined under statewide planning goal 7 

b. Is subject to natural resource protection measures as determined under statewide 

planning goals 5, 6, 15, 16, 17, and 18. 

c. Has slopes of 25% or greater. 

d. Is within the 100-year flood plain. 

e. Cannot be provided with public facilities. 

Based on the above exclusion criteria, staff subtracted land falling under the criteria from each 
constrained parcel. The total land excluded amounted to 38.37 acres, all within the floodplain. 

D. Staff conducted a parcel-by-parcel analysis using the above assumptions and found the 

following:  

 

 Vacant & PV Acres 

<2 acres 

Vacant & PV Acres >2 acres Floodplain Acres 

Total 

Acres 

26.52 76.06 38.37 

 

Capacity 53.04 304.24 

Total 

Capacity 

357.28 Units 

Table 1 

E. It should also be noted that approximately 22.5 acres of land adjacent to the Northern boundary 

of Highway 18 is ODOT ROW and cannot therefore be considered buildable. During TAC meeting 

#2, ODOT indicated that there were no plans to sell any portion of the ROW. 
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F. One parcel (R4318 02500) is only partially within the existing UGB. Therefore, only the 1.5 acres 

within the existing UGB of the 28 total acres were considered buildable. 

G. All land within the area to be removed from the UGB is designated “R” on the City’s 

comprehensive plan map.  

 
IV. STUDY AREA- DETERMINING THE LOCATON OF THE LAND TO BE ADDED TO THE UGB  

In accordance with OAR 660-024-0065(1)(B), the City of Dayton considered all lands within ½ mile of the 
existing UGB and exception areas contiguous to the ½ mile buffer area as required per OAR 660-024-
0065(c)(A).  
 

A. Land to be excluded from the UGB Swap Study Area  
 
Within the study area, the city must exclude lands that are patently unsuitable for urban development 
as determined under OAR 660-024-0065(4), with additional details regarding public facilities listed in 
OAR 660-024-0065(7). Generally, these are areas that cannot reasonably be serviced with public 
facilities, are subject to significant natural hazards, have some or a high level of environmental or 
natural resource protection, or are federal lands. Lands within the study area to be excluded from a 
more detailed analysis are listed below. 
 
Area A to be excluded: 
 
Parcels included:  R4318 00700, R4318 00801, R4318 00600, R4318 00701, R4318 00800, R4318 00900, 
R4318 01000, R4413 00300, and R4318 01100.  
 
The parcels within Exclusion Area A (Subarea 3 on the Study subarea map) are contiguous to the existing 
urban growth boundary of the area to be removed and are comprised of 66 acres of VLDR- 2.5, AF-10, 
and HI zoned land. Area A is located Northwest of the existing UGB between the existing UGB boundary 
and Lafayette highway, North of SE Fletcher Road. The primary collector/arterial access to this area is via 
Fletcher Road and the Lafayette Highway. 
 
The properties comprising Area A are subject to multiple factors justifying exclusion under OAR 660-024-
0065(4) and OAR 660-024-0065(7) as follows: 

- OAR 660-024-0065(4)(b)(B) states that the city may exclude land from the preliminary study 

area if the land is within the Special Flood Hazard Area (SFHA) on the applicable FIRM map. As 

identified on the flood map, approximately 16 acres along the Northern border of the study area 

are within the flood area. 

- OAR 660-024-0067(7)(a) states that contiguous areas of at least 5 acres where 75% or more of 

the land has a slope of 25% or more may be excluded. As shown on the “Dayton Slopes” map 

and identified in the City Engineer’s analysis of the preliminary study areas, significant slopes 

meeting the criteria of the above section exist through the Eastern parcels of the study area. 

- OAR 660-024-0067(7)(b) states that land that is isolated from existing service networks by 

physical, topographic, or other impediments to service provision such that it is impracticable to 

provide necessary facilities or services to the land within the planning period may be excluded. 

An evaluation of the ability to provide public services is determined utilizing subsections 7b and 

7c of this section, As discussed in the City Engineer’s comments: 
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o The new streets will need to looped internally where possible, but this may not be 

feasible due to the location of the river bank and the fact that the industrial zone parcel 

separates the potential residential properties.   

o Since this area lies beyond the UGB area which is being swapped, the cost to extend 

sewer service out to this area would be substantially greater than for the existing UGB 

areas north of Hwy 18, and there would be substantially less land to absorb the costs of 

these improvements.   

o Furthermore, this land is located beyond a major drainage ravine which crosses Fletcher 

Road, which will necessitate a new pump sewer pump station and very long pressure 

force main to provide service to this area.  

o Since this area lies beyond the UGB area which is being swapped, the cost to extend 

water service out to this area would also be substantially greater than for the existing 

UGB areas north of Hwy 18, and there would be substantially less land to absorb the 

costs of these improvements.   

o The water system expansion would be required before the first property could be 

developed, and there is not enough land to support the costs for extending this 

infrastructure across Hwy 18 and along Fletcher Road to this area.   

 
 
Area B to be excluded: 
 
Parcels Included: R4321 02200, R4321 01900, R4321 02090, R4321 02000, R4321 01801, R4321 01800, 
R4321 01700 
 
The parcels within Exclusion Area B (Subarea 7 on the Study area map) are contiguous to the existing 
urban growth boundary area to be removed and are comprised of approximately 16 acres of VLDR and 
PI zoned land. The majority of this area is the existing Oddfellows cemetery, not considered buildable 
residential land under OAR 660-008-0005(2). The remaining residential land is occupied by large lot, 
rural residential development consistent with the zoning requirements of the Yamhill County VLDR-1 
zone. Area B is located Southeast of the existing UGB between Thompson Lane and Hwy 221. Primary 
collector/arterial access comes via Thompson Lane and Highway 221. 
 
The properties comprising Area B are subject to multiple factors justifying exclusion under OAR 660-024-
0065(7) as follows: 

- OAR 660-024-0067(7)(a) states that contiguous areas of at least 5 acres where 75% or more of 

the land has a slope of 25% or more may be excluded. As shown on the “Dayton Slopes” map 

and identified in the City Engineer’s analysis of the preliminary study areas, significant slopes 

meeting the criteria of the above section exist through the Northern, VLDR-1 zoned parcels of 

the study subarea. 

- OAR 660-024-0067(7)(b) states that land that is isolated from existing service networks by 

physical, topographic, or other impediments to service provision such that it is impracticable to 

provide necessary facilities or services to the land within the planning period may be excluded. 

An evaluation for the ability to provide public services are determined utilizing subsections 7b 

and 7c of this section, As discussed in the City Engineer’s comments: 
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o Given that the entire middle portion of this property is the existing Oddfellows 

Cemetery, there does not appear to be sufficient land left for new public streets, so that 

property will most likely develop with common private driveways off Thompson Lane.   

o It should be noted that while the Thompson Lane right-of-way north to Palmer Lane 

exists on the maps, this undeveloped R/W crosses a ± 50-foot deep ravine (Macy Gulch), 

which would require a major bridge structure to span.  There is not enough land to be 

developed in this area to support such a project, and it is unlikely that the County would 

agree to participate in such a project.  

▪ It appears that the existing gravity sanitary sewer along Wallace Road is not 

deep enough to serve this area without a new public sewer pump station. Given 

the limited amount of land available for development in this area, it is unlikely 

that any development could support the cost of a new public sewer pump 

station and associated force main (likely to be $500K or more).   

▪ Extension of water service to serve this property to urban standards (ie. fire 

flows) would most likely require installation of a looped waterline along the 

undeveloped R/W across Macy Gulch, the cost of which would most likely 

exceed what any development in this area could support and would likely have 

to be done as a City project.   

 
Area C to be excluded: 

Parcels Included:  
R431700602, R431700700, R431700400, R430802100, R431700800, R431700601, R430701800, R4317   
00600, R430802000, R430700700, R430701500, R431800100, R430801900, R430701401, R430701502, 
R430701600, R431701000, R430703000, R430701900, R431801100, R431801200, R430702100, R4318   
00201, R431800200, R431701100, R430701700, R430702000, R430701301, R430701501, R430701400 
 
The parcels within Exclusion Area C (Subarea 4 on the Study area map) are contiguous to the existing are 
of the urban growth boundary to be removed and are comprised of approximately 750 acres of EFU, 
VLDR, and PRO zoned land. Area C is located North of the existing UGB and is roughly bounded by the 
UGB boundary and Yamhill River to the South, Kreder Road to the East, and the Yamhill River to the 
West. In accordance with OAR 660-025-00065(1)(c)(A), exception land abutting exception land within 
the ½ mile buffer area has also been included in the subarea. 
 
The properties comprising Area C are subject to multiple factors justifying exclusion under OAR 660-024-
0065(4) and OAR 660-024-0065(7) as follows: 

- OAR 660-024-0065(4)(b)(B) states that the city may exclude land from the preliminary study 

area if the land is within the Special Flood Hazard Area (SFHA) on the applicable FIRM map. As 

identified on the flood map, approximately 186 acres along the Yamhill River area are within the 

SFHA. 

- OAR 660-024-0067(7)(b) states that land that is isolated from existing service networks by 

physical, topographic, or other impediments to service provision such that it is impracticable to 

provide necessary facilities or services to the land within the planning period. An evaluation for 
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the ability to provide public services are determined utilizing subsections 7b and 7c of OAR 660-

024-0067. Subsection 7c states that “impediments to service provision” include: 

o A. Major rivers that would require new bridge crossings to serve planned urban 

development. 

o C. Freeways……that would require new grade separated crossings to serve planned 

urban development 

Area C is located across Hwy 18, North of the area of the existing UGB to be swapped out. Area C is also 
located across the Yamhill River from the existing UGB and city limits. Due to these constraints, staff 
finds that Area C can be excluded from consideration under OAR 660-024-0665 subsections 7b(A) and 
7b(C). 
 
Area D to be excluded: 

Parcels Included: R4318 02300, R4318 02000, R4318 02100, R4318 02500, R4318 02501, R4318 02500, 
R4318 02400,  
 
The parcels within Exclusion Area D (Subarea 2 on the Study area map) are contiguous to the existing 
urban growth boundary to be removed and are comprised of approximately 150 acres of EFU zoned 
land. Area D is located West of the existing UGB and is roughly bounded by the UGB boundary to the 
East, Highway 18 to the South, SE Fletcher Road to the North, and the Lafayette Highway to the West. 
The study area is majority forested to the West, with farm uses and associated residential structures to 
the East. 
 
The properties comprising Area D are subject to multiple factors justifying exclusion under OAR 660-024-
0065(4) and OAR 660-024-0065(7) as follows: 

- OAR 660-024-0065(7)(b) states that land that is isolated from existing service networks by 

physical, topographic, or other impediments to service provision such that it is impracticable to 

provide necessary facilities or services to the land within the planning period. An evaluation for 

the ability to provide public services are determined utilizing subsections 7b and 7c of this 

section. Area D is located across Highway 18 and would be connected to the existing UGB via a 

“cherry stem” should it be added to the UGB. Given that the impetus for the UGB swap was to 

add land to the UGB capable of supporting the needed extension of utilities via development. It 

is illogical and inconsistent with the intent of the UGB swap to add land with similar 

impediments to services to replace that being removed. 

- OAR 660-024-0065(7)c includes significant scenic, natural, cultural, or recreational resources on 

a published state or federal inventory that would substantially impede the construction or 

placement of necessary public facilities and services as a reason for exclusion. There is a stretch 

of wetland as identified on the NWI (national wetlands inventory) map running from SW to NW 

that would impede development and construction of necessary utilities and services. Staff finds 

the wetland qualifies as a significant natural resource that would impede development and 

construction of public facilities.   

 

B. Final Study Area- OAR 660-024-0067 
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Upon excluding the four areas above due to factors identified in OAR 660-024-0065, the remaining study 

area consists of the land outside of the exclusion areas A-D. The total study area was divided into 

subareas for the purpose of further analysis. Subareas highlighted in red were excluded under OAR 660-

024-0065. 

Subarea Rough Location Size (Acres) 

1 Southwest of existing UGB, between Highway 18 and 

Highway 233 

102 

2 West of the existing UGB, bounded by Highway 18 to 

the South, Lafayette Highway to the West, and SE 

Fletcher Road to the North. 

143 

3 Northwest of the existing UGB between the existing 

UGB boundary and Lafayette highway, North of SE 

Fletcher Road. 

129.27 

 

4 North of the existing UGB and is roughly bounded by 

the UGB boundary and Yamhill River to the South, 

Kreder Road to the East, and the Yamhill River to the 

West  

750.45 

5 Northeast of the UGB, roughly bounded by Kreder Road 

to the West, the Yamhill River to the East, and Highway 

99 West to the North. 

998.22 

6 Southeast of the UGB bounded by the Yamhill River to 

the North and SE Wallace Road to the West 

396.7 

7 Southeast of existing UGB, between SE Thompson Road 

and SE Wallace Road 

47.21 

8 South of existing UGB between highway 233 and SE 

Thompson Lane. SE Webfoot Road bisects Subarea 8. 

770.68 

 

Per OAR 660-024-0067(1)(a), a city considering a UGB amendment must decide which land to add to the 

UGB by evaluating all land remaining in the study area after excluding land under OAR 660-024-0065. 

OAR 660-024-0067(2) lists the types of land by priority for inclusion in the UGB. Generally, land is 

classified in the following order of priority for inclusion: 

1. Urban reserve, exception, and non-resource land are of equal first priority. 

2. Marginal land as designated under ORS 197.247 
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3. Forest or farmland that is not predominantly high value farmland. 

4. Agricultural land that is predominantly high-value farmland. 

Looking at the remaining study area (subareas 1, 5, 6, and 8), the only subarea containing first priority 

land is subarea 1, the area the city has prioritized for inclusion in the UGB. Therefore, if the land within 

the subarea 1 has sufficient residential capacity to match that to be removed from the UGB, lower 

priority land within the remainder of the UGB buffer area does not need to be considered for inclusion. 

Statewide Planning Goal 14 (OAR 660-015-0000(14)) requires that the location of land to be include in 

an urban growth boundary be analyzed based on four location factors. Despite excluding subarea 7 from 

the final study area using OAR 660-024-0065(7), staff has analyzed the area using the Goal 14 Location 

Factors to provide additional justification for exclusion. The four Goal 14 Location Factors are as follows: 

1. Efficient accommodation of identified land needs 

2. Orderly and economic provision of public facilities and services 

3. Comparative environmental, energy, economic, and social consequences; and 

4. Compatibility of the proposed urban uses with nearby agricultural and forest activities occurring 

on farm and forest land outside the UGB.  

 

SUBAREA 1 

Efficient accommodation of identified land needs 

Analysis of the residential capacity of the area to be removed identified an approximate residential 

capacity of 357 units. Using the same assumptions (identified in Part III.B of this report), staff 

determined that subarea 1 had a residential capacity of 612 units, well above the identified need. 

However, after removing the 50 acres of vacant EFU land identified as map and tax lot number R4319 

01501 from the subarea 1 due to its status as 3rd priority land, the capacity of subarea 1 was calculated 

to be 412 units, within 17% and therefore deemed “substantially equivalent” to the 357 units of 

residential capacity of the land to be removed.  

 

*NOTE: Parcels R4319 01100 and 1202 contain the aforementioned well sites (shown on Exhibit G). The 

City is required to maintain ownership or control for a 100 foot radius around the well (ORS 333-061-

0050.2.a.B). While this requirement does not necessarily affect the overall ability of the site to be 

developed, it may limit what can be developed within the 100-foot radius around the well sites. 

 

Orderly and economic provision of public facilities and services; 

OAR 660-024-0067(9) requires the consideration of the following when applying Boundary Location 

Factor 2: 

a) The impacts to existing water, sanitary sewer, storm water, and transportation facilities that 

serve nearby areas already inside the UGB. 

b) The capacity of existing public facilities and services to serve areas already inside the UGB, as 

well as areas proposed for addition to the UGB.  
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Findings: Subarea one is the only subarea with sufficient residential capacity also allowing for the 

extension of public facilities without crossing significant natural or manmade hurdles. Subarea one is 

contiguous to the existing UGB, has existing access from Ash and Ferry Roads, and has the potential to 

be serviced by the extension of existing utilities. An analysis of the impact and resultant needs on public 

facilities provided below: 

Water:   
- Exhibit D illustrates the preliminary options for providing a new water service to serve the 

proposed UGB land swap area. This map only shows the looped line around the perimeter of the 

UGB swap area. Additional 8-inch or larger lines will need to be constructed between Ash Road 

and Ferry Street along all future streets constructed in this area, in order to provide for fire 

flows & redundancy.     

- Unlike the sewer system improvements, the water system expansion can be constructed 

incrementally as the land develops, although some offsite looping should be anticipated in order 

to provide adequate fire flows and connectivity if development patterns skip over intervening 

properties in the interim.   

 
Sanitary Sewer: 

- Exhibit R contains a map and preliminary sketch illustrating a preliminary evaluation of possible 

options for providing a new sewer pump station and associated gravity sewers to serve the 

proposed UGB land swap area. This map and sketch are somewhat rough, but show that gravity 

sewer service can be provided for this entire area from a single sewer pump station located near 

the low point on Ash Road (the new pump station would require a new pressure sewer force 

main along Ash Street, and a new gravity sewer).   

o The sketch shows the approximate depth of the new gravity sewers to accommodate 

the sewer pipes to be extended out to serve all the proposed UGB swab areas.   

- In addition to the UGB land swap area, this sewer pump station would also provide for gravity 

sewer service for most of the area between Ash Street and Hwy 18 (ie. areas currently within the 

UGB, which cannot be served by gravity from the existing sewer system).  

- To provide sewer service to any of the UGB swap area, the new pump station, new force main 

and new gravity sewers would have to be constructed first.  At this stage, we would anticipate at 

least $0.75 million each for the pump station and the force main, and another $0.75-1 million 

for the new gravity sewers (ie. about $2.5 – 2.75 million for the project).  

- The pump station, force main and gravity sewers will likely need to be done as a City project, 

although the financing for this may not be feasible until such time as there is the potential for 

significant development within the UGB land swap area, so that there would be revenue to 

repay this City financing (ie. via sewer user fees, SDCs and/or reimbursement fees to support the 

payback of the pump station/force main/gravity sewer construction).  

 
Stormwater: 
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- The storm drainage system can be constructed incrementally as the land develops, although 

some offsite improvements should be anticipated to connect to the drainage ravine(s), if 

development patterns do not start next to the existing drainage ways.  

 
Transportation:  

- Primary street access to this area will be via Ferry Street (Aumsville/Dayton Hwy) and Ash Road 

(direct access from Hwy 18 is not allowed).  

- Ferry Street/Hwy 155 is an ODOT right-of-way.  

o As the proposed UGB Subarea 1 is developed, the spacing of access points connecting to 

the ODOT right-of-way will need to be verified with ODOT. At this point, we assume that 

new street spacing will need to be no closer than existing block spacing in town (ie. min 

of about 300 feet between adjacent street intersections, & maximum of about 500 feet).   

▪ Given that there is about 2,800 feet from the existing west UGB to the west end 

of Study Area 1, and assuming a 500-foot average spacing for new streets, this 

equates to an expected maximum of 5-6 new streets connecting to Ferry 

Street/Hwy 155.   

o Frontage improvements to Ferry Street/Hwy 155 will be required on the development 

side (ie. widening, curb, gutter, sidewalk, storm drainage improvements) as the property 

fronting on this road is developed (similar to improvements to Ferry Street which were 

constructed when Country Heritage Estates was developed).   

- Ash Road is a Yamhill County right-of-way.  

o As the proposed UGB Area 1 is developed, the spacing of access points connecting to 

the Ash Road right-of-way will need to be verified with Yamhill County. At this point, we 

assume that new street spacing will need to be no closer than existing block spacing in 

town (ie. min of about 300 feet between adjacent street intersections, & maximum of 

about 500 feet).  

a. Given the length of Ash Road, and anticipated setback requirements from the Hwy 

18 intersection, we would expect a maximum of 3 new streets connecting to Ash 

Road west of the current UGB (ie. likely one street east of the ravine that crosses Ash 

Road, and two streets west of the ravine).  

Frontage improvements to Ash Road will be required (widening, curb, gutter, sidewalk, storm drainage 

improvements) as the property fronting on this road is developed 

c) The need for new transportation facilities, such as highways and other roadways, interchanges, 

arterials, and collectors, additional travel lanes, other major improvements on existing roadways 

and, for urban areas of 25,000 or more, the provision of public transit service.  

Findings: Access to subarea one is taken via Ferry and Ash Roads. As identified in the findings for 

subsections a and b above, it is anticipated that roads will be developed connecting Ferry Street, Ash 

Street, and the existing VLDR land between Ash and Ferry Streets at the time of development. 

Similarly, improvements to existing transportation facilities will be required in concert with ODOT 

and Yamhill County requirements as needed.  
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Comparative environmental, energy, economic, and social consequences; and 

Environmental: There are no identified wetlands or areas within the SFHA present in subarea 1, once TL 

1501 is excluded from the area proposed to be added. Subareas 2, 3, 4, 5, and 8 all have significant 

natural features (wetlands and rivers) that would be heavily impacted should they be added to the UGB. 

The proposed area to be swapped out also contains natural features which will not be subject to future 

urban development under the proposed swap. 

Subarea 1 also offers more walkable and bikeable access to schools, parks and commercial areas of 

Dayton should it develop. In contrast to the subareas on the North side of Highway 18 where a highway 

crossing would be necessary, potential residents will be able to walk or bike to various amenities and 

public services without having to cross any major arterials. 

Energy: While the introduction of the potential for residential development at urban densities will 

increase the population and therefore increase energy consumption, it will also allow the City to make 

needed improvements to existing streets in the area upon development and emphasize sustainable 

development. In contrast to subareas across Highway 18 and the existing UGB area to be removed, the 

extension of services will consume less energy to accommodate new development. 

Economic: Allowing for the development of subarea 1 at urban capacities will raise Dayton’s population, 

benefiting businesses along Ferry St. and in Dayton’s downtown. A larger population could also draw 

additional businesses to Dayton due to increasing demand. The city engineer has also identified subarea 

1 as the most cost-effective area for provision of utilities in relation to other subareas with first priority 

land under consideration.  

Social: As discussed above, the location of subarea 1 allows for easy access to Downtown Dayton, 

schools, parks, and other amenities. Currently, Highway 18 provides a physical barrier between the rural 

residential areas to the North and Dayton’s downtown. Contribution from a Dayton resident during the 

TAC process revealed concern with the physical access barriers future residents in the UGB would face 

within other Subareas. Residential development in subarea 1 is more likely than in both other subareas 

and the existing UGB due to the relative ease of service provision, larger lots and contiguity to the 

existing Dayton City limits. 

Compatibility of the proposed urban uses with nearby agricultural and forest activities occurring on 

farm and forest land outside the UGB 

The entirety of the subarea 1 consists of land identified as high priority for inclusion in the UGB per OAR 

660-024-0067(2)(a). Subarea 1 is bordered to the East by the Dayton city limits, to the North by Highway 

18, by EF-80 zoned land across Ferry St. to the South and abutting EF-80 zoned land to the West. 

Proposed development in subarea 1 would be residential and would not have any negative impacts on 

the agricultural activities to the South. The 50-acre EF-80 property to the West is city-owned with no 

existing agriculture activities. Any residential development abutting the EF-80 property will be subject to 

buffering requirements in the Dayton Land Use and Development Code and input from Yamhill County. 

Staff finds that the proposed residential uses are compatible with nearby agriculture activities. 
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SUBAREA 7 

Efficient accommodation of identified land needs 

Analysis of the residential capacity of the area to be removed identified an approximate residential 

capacity of 354 units. Using the same assumptions (identified in Section III.B of this report), staff 

determined that subarea 7 had a residential capacity of 599 units, well above the identified need. Only 

29 units of subarea 7 are located on high priority land. The remainder (approximately 577 units) is 

located on third priority land. The city is not able to consider the 3rd priority land without determining 

that there is not enough available first or second priority land to meet the identified need. Because 

subarea 1 contains enough 1st priority land to meet the residential land need, a portion of subarea 1 

would need to be added prior to considering the remainder of subarea 7. Staff finds that due to the 

insufficient supply of buildable first priority land, the accommodation of the identified need is not 

efficient. 

Orderly and economic provision of public facilities and services; 

OAR 660-024-0067(9) requires the consideration of the following when applying Boundary Location 

Factor 2: 

a) The impacts to existing water, sanitary sewer, storm water, and transportation facilities that serve 

nearby areas already inside the UGB. 

b) The capacity of existing public facilities and services to serve areas already inside the UGB, as well 

as areas proposed for addition to the UGB.  

Findings: As identified under “sanitary sewer” below, the proposed area 3 does not have  

Water:   
Extension of water service to serve this property to urban standards (ie. fire flows) would most likely 
require installation of a looped waterline along the undeveloped R/W across Macy Gulch, the cost of 
which would most likely exceed what any development in this area could support, and would likely have 
to be done as a City project.   
 
Sanitary Sewer: 
It appears that the existing gravity sanitary sewer along Wallace Road is not deep enough to serve this 
area without a new public sewer pump station. Given the limited amount of land available for 
development in this area, it is unlikely that any development could support the cost of a new public 
sewer pump station and associated force main (likely to be $500K or more).  
 
Stormwater: 

Since this land is immediately adjacent to Macy Gulch, the storm drainage system could be constructed 
incrementally as the land develops and is not anticipated to present any unusual development hurdles.   

 
Transportation:  
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Wallace Road /Hwy 221 is an ODOT right-of-way.  
- As the proposed UGB Area 3 is developed, it is anticipated that all new street access will need to 

come from Thompson Lane.   

o Given that the entire middle portion of this property is the existing Oddfellows 

Cemetery, there does not appear to be sufficient land left for new public streets, so that 

property will most likely develop with common private driveways off Thompson Lane.   

o Since new access points from Hwy 221/Wallace Road will most likely not be allowed, it is 

unlikely that improvements to Hwy 221/Wallace Road will be able to be triggered by 

future development.  

Thompson Lane is a Yamhill County right-of-way. 
- As the proposed Subarea 7 is developed, the spacing of access points connecting to the 

Thompson Lane right-of-way will need to be verified with Yamhill County.  

- We anticipate that frontage improvements to Thompson Lane will be required (widening, curb, 

gutter, sidewalk, storm drainage improvements) as the property fronting on this road is 

developed, but the City will most likely end up being responsible for the cost of the street 

improvements across the frontage with the cemetery (which appears to be more than half of the 

frontage).   

- It should be noted that while the Thompson Lane right-of-way north to Palmer Lane exists on 

the maps, this undeveloped R/W crosses a ± 50 foot deep ravine (Macy Gulch), which would 

require a major bridge structure to span. Once again, there is not enough land to be developed 

in this area to support such a project, and it is unlikely that the County would agree to 

participate in such a project.  

 

c) The need for new transportation facilities, such as highways and other roadways, interchanges, 

arterials, and collectors, additional travel lanes, other major improvements on existing roadways and, 

for urban areas of 25,000 or more, the provision of public transit service.  

Findings:  

Access to subarea 7 is taken via Thompson Lane and Wallace Road. As identified in the findings for 

subsections a and b above, it is unlikely that additional access points from Wallace Road would be 

allowed, limiting the ability to require improvements along Wallace Road into Dayton. The only access to 

Downtown Dayton is Wallace Road, a highway unsafe for bike and pedestrian uses. Because of the 

identified unlikelihood of future improvements to Wallace Road, it would be difficult for future residents 

to have non-vehicular access to downtown. It is also noted that while Thompson Ln. ROW extends 

North, it crosses Macey Gulch. It is unlikely that Yamhill County would support the funding of a bridge to 

extend over Macey Gulch.  

Comparative environmental, energy, economic, and social consequences; and 

Environmental: There are no major environmental impacts associated with a potential UGB expansion 

into this area. No natural resources, wetlands, or riverine areas would be affected. 
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Energy: Expansion of the UGB to include Subarea 7 would increase the cost of extending services over 

Macey Gulch and provision of these services would be inefficient due to the relatively small amount of 

residences they would service. There would be no positive impacts to the bike/ped transportation 

system given the identified inability to create local streets through the Subarea or extend Thompson Ln. 

into Downtown. 

Economic: The residential capacity of the first priority land in subarea is limited in relation to subarea 1 

and would cost the City and future developers a substantial amount of money to extend the necessary 

public services across Macey Gulch. As identified in the comments related to location factor 2, the cost-

benefit ratio of extending urban services to those who would benefit or pay for a portion of the 

extension is significantly less balanced than that identified for Subarea 1. The limited residential 

development capacity would also generate a minimal population gain of little economic impact to 

Dayton as a whole. 

Social: Subarea 7 and the neighboring portion currently within the UGB (along Palmer Lane and Water 

St.) are isolated from downtown by Palmer Creek and Macey Gulch. While there would be no negative 

social consequences to adding Subarea 7 to the UGB, its comparative benefit to Subarea 1 is minimal. 

Compatibility of the proposed urban uses with nearby agricultural and forest activities occurring on 

farm and forest land outside the UGB 

The majority of Subarea 7 is comprised of land zoned EFU with existing agriculture operations. While 

there is a small quantity of rural residential at the Northern end of Subarea 7, the remaining land is 

occupied by Oddfellows Cemetery and EFU land considered low priority for inclusion. Should all of 

Subarea 7 be added to the UGB; street improvements, utility extensions, and potential residential 

development could have negative effects on existing agricultural operations. 

V. CONSISTENCY WITH STATEWIDE PLANNING GOALS 

A. Goal 1: Citizen Involvement 

To provide for widespread citizen involvement in the planning process, and to allow citizens 

the opportunity to review and comment on proposed changes to comprehensive land use 

plans prior to any formal public hearing to consider the proposed changes 

Findings:  Goal 1 requires citizen involvement in the planning process. The City has received input from a 

technical advisory committee throughout the UGB Swap process. The committee included Dayton 

citizens in addition to agency representatives and city staff. The city also held a public open house to 

provide property owners involved in the UGB Swap with the opportunity to comment or ask questions 

of staff on September 30, 2021. No objections to the swap were raised at the public open house. 

Questions were asked about potential annexations, the annexation process, utility needs, and the need 

to provide affordable housing in Dayton. Notice was provided to DLCD on October 3, 2021 and via 

newspaper on December 10, over 20 days prior to the Joint Planning Commission hearing in compliance 
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with local and state notice requirements. Measure 56 notice was mailed to all property owners within 

the proposed swap area on December 10, 2021. 

B. 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 land use and to ensure a factual base for such decisions and actions. 

Findings: Dayton’s comprehensive plan and the land use and development code that implements the 

comprehensive plan provides a policy framework as the basis for the analysis contained in this report. 

The comprehensive plan and development code also provide the criteria by which the swap request and 

map amendment will be reviewed. 

C. Goal 3: Agricultural Lands 

Findings: Not applicable pursuant to OAR 660-024-0020(1)(b) 

D. Goal 4: Forest Lands 

Findings: Not applicable pursuant to OAR 660-024-0020(1)(b) 

E. Goal 5: Open Spaces, Scenic and Historic Areas, and Natural Resources 

Findings: The proposed UGB amendment will have little impact on open space and scenic and historic 

areas. The amendment will remove vacant and partially vacant land currently within the UGB adjacent 

to the Yamhill River, reducing the potential for urban impacts to the river. There are also mapped 

wetlands with the area to swapped out of the UGB, as identified in Exhibit B. The area to be added to 

the UGB includes multiple well sites accessing groundwater as identified in Exhibit G.  

F. Goal 6: Air, Water, and Land Resource Quality 

Findings: There are no identified impacts to air, water, or land resource quality. 

G. Goal 7: Areas Subject to Natural Hazards 

To protect life and property from natural disasters and hazards. 

Findings: As indicated by Exhibit B, there are approximately 38.37 acres of land to be removed from the 

UGB located within the 100 year flood plain, while the area to be swapped into the UGB has no 

identified wetlands or other natural hazards identified. There are also large portions of the area to be 

removed (particularly along the northern boundary of the existing UGB adjacent to the Yamhill River and 

along the path of the unnamed creek running from East to West) with slopes greater than 25%. The area 

to be added to the UGB has minimal slopes, with the highest gradient at approximately 10% in the 

northeastern portion of the area to be added. 

H. Goal 8: Recreational Needs 
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 To satisfy the recreational needs of the citizens of the State and visitors and, where 

appropriate, to provide for the siting of necessary recreation facilities including destination 

resorts. 

Findings: There are no parks currently located in either the area to be removed from the UGB or the 

area to be added. The area to be added to the UGB is located in proximity to Dayton high school, Dayton 

elementary school, and 11th St. Park.  The city’s Parks Master Plan was last updated in 2004 and does not 

call out any specific need for additional parkland. Because the residential capacity of the UGB is not 

changing, there is minimal impact on the population and therefore the need for additional parkland. 

I. 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 

Findings: There is no industrial or commercial land included in the proposed UGB swap. Goal 9 is 

therefore not applicable.  

J. Goal 10: Housing 

To provide for the housing needs of citizens of the State 

Findings: The proposed UGB amendment will result in substantially the same residential capacity as the 

existing UGB configuration. As identified in Section IV.B of this report, the proposed area to be added to 

the UGB has a residential capacity of 412 units. The calculated capacity of 412 units exceeds the 

calculated capacity of 352 units of the area to be swapped out but is within 17% of the current 

residential capacity. Because the residential capacity is substantially the same, the City does not need to 

reassess its housing needs per OAR 660-024-0070(3).  

K. 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 

Findings: The City Engineer has reviewed the proposal and has identified that the ability for future 

development to support the cost to extend the necessary public facilities to Subarea 1 is significantly 

greater than that either the area within the existing UGB or the other identified subareas (detailed 

findings regarding public facilities may be found in Section IV.B of the staff report). Subarea 1 is also 

directly adjacent to the existing city limits, whereas the land to be removed from the UGB is separated 

by Hwy. 18. Fire and police services are available to service the area at the time of a future 

annexation(s). 

L. Goal 12: Transportation 

To provide and encourage a safe, convenient, and economic transportation system 
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Findings: The proposed area to be swapped into the UGB has existing access via Ferry and Ash Streets 

running East to West. Improvements to those streets will be coordinated with ODOT and Yamhill County 

at the time of future development. It is anticipated that up to three new streets will be needed to 

connect Ash and Ferry Streets. While direct access from Highway 18 is not permitted, Ash St. provides 

secondary access to the area to be added. Ferry St. provides access directly to Downtown Dayton to the 

East of the area to be added. 

M. Goal 13: Energy Conservation 

To conserve energy 

Findings: The area to be added to the UGB is a smaller geographic area than the area to be removed, 

giving the opportunity for a more energy efficient provision of public services. The area will also be 

required to develop in accordance with the existing Dayton development standards, including sidewalk 

requirements and other transportation and access options to reduce automobile dependence. 

N. Goal 14: Urbanization 

To provide for an orderly and efficient transition from rural to urban land use 

Findings: As discussed under Goal 13, the smaller geographic area of the land to be added combined 

with the lack of natural and built barriers (Highway 18, wetlands, rivers) enable a more efficient 

transition from urban-rural land uses. Specifically, the area to be removed is developed with existing 

rural residential and farm uses- Adding urban uses to the area to be removed would likely create uses 

incompatible with existing residential uses, cost exorbitant amounts of money to extend urban services, 

and conflict with existing natural resources and rural development patterns. The area to be added to the 

UGB has unencumbered access to downtown Dayton and has the ability to take on urban development 

patterns due to its relatively rectilinear, generally undeveloped nature. 

VI. CONSISTENCY WITH DAYTON COMPREHENSIVE PLAN POLICIES 

A. Chapter 3: Natural, Scenic, and Historic Resources 

Policies relevant to the UGB amendments are found starting on page 16 of the Comprehensive Plan area 

and are listed below: 

3. The significant natural features within the City shall be managed for the benefit of the community and 

shall include all waterways, natural drainageways, wetlands, flood plains, land with significant natural 

vegetation, and valued scenic views and sites.  

Findings: There are no existing identified significant natural features on or adjacent to the land to be 

added to the UGB. The land to be removed from the UGB contains portions of the Yamhill River, 

streams, and wetlands that will no longer be subject to potential urban development. 

4. The City shall ensure that as development occurs, adequate land will be retained in permanent open 

space and establish regulations to encourage open spaces in new residential development.  
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Findings: As part of the UGB amendment, the land to be added to the UGB will assigned a “Residential” 

comprehensive plan designation. Should either all or portions of the land to be added be annexed at a 

later date, the annexation will include a zone assignment. Future development will be subject to the 

requirements of the applicable sections of the Dayton Land Use and Development Code, including 

section within 7.1.2 and 7.2.2 governing the provisions of open space in residential developments. 

8. The City will pursue additional sources of water, increase storage capacity and proceed with other 

system improvements based on the adopted "City of Dayton Water System Master Plan."  

Findings: There are three existing well sites located on TL 1100, owned by the City of Dayton. The City 

Engineer recommends that these wells be attached to existing and proposed waterlines identified in the 

water system master plan. Services to the area to be added to the UGB will require incremental 

upgrades upon development of the properties comprising the overall area. 

9. The City shall support the upgrading and maintenance of the water system as a vital element to the 

continued well-being of the community.  

Findings: The UGB land swap will enable a more cost-effective and efficient upgrade and extension of 

the existing water system. 

12. The City will pursue grants of other funding to complete a local wetland inventory. Until such a study 

is completed, the City shall utilize the National Wetland Inventory Maps and the State-wide Wetland 

Inventory maps to provide information on the location of wetlands within the community. 

Findings: While the City does not yet have a local wetland inventory, the National Wetland Inventory 

maps were used as the data source for findings made within this report. The area to added to the UGB 

does not contain any identified wetlands per NWI. 

B.  Chapter 4- Natural Hazards 

There are no identified natural hazards within the are to be swapped into the UGB.  

C. Chapter 6- Land Use and Urbanization 

1. The City shall define a growth policy consistent with population projections and expectations and 

identify possible future development areas on the Plan map. 

Findings: The UGB amendment maintains substantially the same residential capacity as the area to 

added and therefore does not trigger the need for a new housing needs analysis. The city has identified 

that development costs associated with the extension of utilities make the area to be added more 

feasible for future development due to its location on the South side of Highway 18 and lack of natural 

hazards. 

6. Change of the urban growth boundary shall be based upon consideration of the following factors: 

 a. Demonstrated need to accommodate large range urban growth requirements;  
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b. Need for housing, employment opportunities and livability;  

c. Orderly and economic provision of public facilities and services;  

d. Maximum efficiency of land uses within and on the fringe of the existing urban area;.  

e. Retention of agricultural land until needed for development;  

f. Environmental, energy, economic and social consequences; and  

g. Compatibility between the proposed urban uses and nearby agricultural activities 

Findings: The City has identified that the area within the UGB north of Highway 18 does not present the 

ideal land use pattern for future urban growth for reasons identified in the body of the report and 

restated below: 

- The parcelized nature of the existing parcels does not lend itself to future development at urban 

densities. The proposed area to be added is less parcelized and less developed, enabling the 

provision of urban services in a more efficient manner. The geographic area to be added to the 

UGB is smaller than the area to swapped out, enabling development at higher densities. 

- The existing road system is constrained by existing water bodies and significant slopes. The 

existing configuration of Ferry and Ash Streets creates the possibility for a rectilinear road 

system for future development within the area to be added to the UGB. 

- The extension of utilities across Highway 18 is likely cost-prohibitive due to lack of potential 

development support. The extension of utilities to the area to be added will still be expensive, 

but likely less so and will benefit properties within the existing UGB as well as potential new 

development. 

- There are 38 acres of land within the 100 year flood plain, restricting the ability to efficiently 

develop the are at urban densities.  

- The area is physically separated from downtown Dayton by Highway 18, whereas the area to be 

added is adjacent to the existing city limits and has direct access to Downtown via Ferry St.  

- ESE considerations are discussed in depth earlier in the report under the analysis of the Goal 14 

locational factors. 

- There are no incompatibilities with farm uses in the area to be added. 

C. Chapter 7- Housing and Public Land Needs 

3. Housing densities shall be consistent with the suitability of the land to support development and shall 

avoid natural hazards such as unstable soils, steep topography, flood/slide hazard areas and soils with 

poor drainage. 
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Findings: The UGB land swap requires the land added to the UGB to have substantially similar residential 

capacity as the land to be removed. The land to be added will be designated “Residential” on the Dayton 

comprehensive map, allowing urban development at a minimum of 4 units per acre, consistent with the 

Dayton Comprehensive plan. City of Dayton zoning will be assigned at the time of annexation. Zone 

change applications are required to show compliance with the city’s housing needs identified in the 

comprehensive plan and the criteria of the LUDC. The area to be added does not contain any steep 

topography or flood hazard areas.  

11. The City shall continually monitor the urban land supply and residential development to ensure 

adequate opportunities are available to meet current and future housing needs. 

Findings: As part of the UGB swap process, the City identified that the current UGB orientation does not 

provide the most efficient and cost-effective development pattern to meet the identified housing need. 

The proposed amendment presents a more efficient, serviceable land area for future development 

based on the ability to extend urban services and the city’s street system. 

D. Chapter 9- Public Facilities and Services 

2. Water, sewer and storm drainage services shall be adequately provided and maintained in order to 

meet the residential, commercial and industrial needs of the city. 

Findings: The City Engineer has determined that the provision of public services is possible. Preliminary 

maps for the provision of water and sewer service are included as attachments __ and __ to this report. 

The City Engineer has identified that sewer system improvements will require the construction of a new 

pump station, force main, and gravity sewer. The sewer improvements would provide gravity sewer 

service for the area already within the UGB between Ash St. and Highway 18. Water services can be 

extended as development occurs within the area to be added.  

5. The City shall not provide sewer and water services to lands outside the City limits. 

Findings: No city sewer and water services shall be provided to areas outside of the city limits. 

Annexation of the land within the UBG outside of the city limits shall be required prior to extension of 

public facilities. 

14. The City shall coordinate local planning with communication agencies so the availability and quality 

of service will be maintained. 

Findings: All new development includes communication with relevant private agencies.  

E. Chapter 10- Transportation 

5. The City shall continue to investigate all sources of funding for street improvement and to upgrade City 

streets as funds become available. 

Findings: Development on the land to be added to the UGB shall trigger street improvements as 

required per the Dayton Land Use and Development Code. 
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6. The City shall coordinate with Yamhill County and the Oregon Department of Transportation with 

regard to City actions and needs which may affect traffic on State and County roads within the Urban 

Growth Boundary. 

Findings: Ash Road and Ferry Street are under Yamhill County and ODOT jurisdiction respectively. Future 

development along these roads within the area to be added to be coordinated with Yamhill County and 

ODOT. 

8. The City shall ensure that transportation improvements are used to guide urban development and are 

designated to serve anticipated future needs. 

Findings: Review of future subdivision applications including the creation of new streets shall be done in 

compliance with the development code. It is recommended that the TSP be updated to include a future 

streets plan for the area to be added. 

16. The highest priority for sidewalk improvements and maintenance should be on the arterial and 

collector streets, especially those sidewalks in proximity to the schools.  

Findings: Street improvements will be required concurrent to development on the land to be added. 

Sidewalks will be required per the provisions of the LUDC. The city will prioritize the development of 

sidewalks from the area to be added along Ferry St. towards Dayton High School and Grade School to 

ensure pedestrian access from future residential development to Dayton’s schools. 

VI. COMPREHENSIVE PLAN AMENDMENT 

The area to be added to the UGB must be designated with a City of Dayton Comprehensive Plan Map 

designation. The criteria for a comprehensive plan map amendment are outlined in the Dayton LUDC 

section 7.3.110.03. 

A. Compliance is demonstrated with the Statewide Land Use Goals that apply to the subject 

properties or to the proposed land use designation. If the proposed designation requires an 

exception to the Goals, the applicable criteria in the LCDC Administrative Rules for the type of 

exception needed shall also apply 

Findings: Applicable Statewide Planning Goals: 

Goal 1- Citizen Involvement:  Goal 1 requires citizen involvement in the planning process. The City 

has received input from a technical advisory committee throughout the UGB Swap process. The 

committee included Dayton citizens in addition to agency representatives and city staff. The city also 

held a public open house to provide property owners involved in the UGB Swap and CPMA with the 

opportunity to comment or ask questions of staff on September 30, 2021. Notice was provided to 

DLCD on October 3, 2021 and via newspaper over 20 days prior to the Planning Commission hearing 

in compliance with local and state notice requirements. 
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Goal 2- Land Use Planning: Findings: Dayton’s comprehensive plan and the land use and 

development code that implements the comprehensive plan provides a policy framework as the 

basis for the analysis contained in this report. The comprehensive plan and development code also 

provide the criteria by which the swap request and map amendment will be reviewed. 

Goal 10- Housing: The comprehensive plan map amendment is to re-designate 13.38 acres of 

Yamhill County VLDR land and 88.62 acres of Yamhill County AF-10 land to the City of Dayton 

Residential Comprehensive Plan Designation as part of the UGB land swap legislative amendment. 

The land to be added to the UGB must be designated Residential to replace the Residential-

designated land removed from the UGB as part of the UGB land swap amendment. Per OAR 660-

024-0070(3), cities do not need to re-evaluate their residential land needs if the land swapped has a 

substantially equivalent residential capacity. For the land to be added to the UGB to maintain the 

ability to reach “substantial equivalence,” the land must be designated Residential. 

Goal 11- Public Facilities and Services: The City Engineer has determined that the provision of public 

services is possible. Preliminary maps for the provision of water and sewer service are included as 

Exhibits D and R to this report. The City Engineer has identified that sewer system improvements will 

require the construction of a new pump station, force main, and gravity sewer. The sewer 

improvements would provide gravity sewer service for the area already within the UGB between 

Ash St. and Highway 18. Water services can be extended as development occurs within the area 

subject to the CPMA. 

Goal 12- Transportation: The area subject to the CPMA has existing access via Ferry and Ash Streets 

running East to West. Improvements to those streets will be coordinated with ODOT and Yamhill 

County at the time of future development. It is anticipated that up to three new streets will be 

needed to connect Ash and Ferry Streets. While direct access from Highway 18 is not permitted, Ash 

St. provides secondary access to the area to be added. Ferry St. provides access directly to 

Downtown Dayton to the East of the area to be added.  

B. Consistency with the applicable goals and policies in the Comprehensive Plan is demonstrated. 

Findings: Consistency with the applicable policies of the Dayton Comprehensive plan is discussed in 

depth for the findings for the UGB land swap legislative amendment earlier in this report. Because 

the UGB amendment includes the requirement to designate the land swapped in as Residential, 

staff finds that the above findings show that the CPMA is consistent with the applicable goals and 

policies of the comprehensive plan.  

C. The Plan does not provide adequate areas in appropriate locations for uses allowed in the 
proposed land use designation and the addition of this property to the inventory of lands so 
designated is consistent with projected needs for such lands in the Comprehensive Plan. 

Findings: Administrative rules governing the UGB swap require that the land swapped into the UGB 
subject to the CPMA be designated Residential to provide a substantially equivalent residential 
capacity as the land to be swapped out. Because the land subject to the amendment is proposed to 
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be brought in as part of the UGB swap to meet the identified land need, the CPMA is consistent with 
the projected residential land need in the comprehensive plan, which shows that there is sufficient 
residential land to meet the City’s housing needs. 

D. The Plan provides more than the projected need for lands in the existing land use designation. 

Findings: The proposed amendment offers a substantially equivalent, though slightly greater 
residential land supply than the land within the existing UGB to swapped out. Preliminary calculations 
by staff identified a residential capacity of 412 units for the land subject to the CPMA, replacing land 
with an identified capacity of 354 units. 

E. The proposed land use designation will not allow zones or uses that will destabilize the land use 
pattern in the vicinity or significantly adversely affect existing or planned uses on adjacent lands. 

Findings: Adjacent city zones are zoned R-1 within the City of Dayton. Land subject to the CPMA will 
be zoned residential upon annexation into the City, consistent with the land use pattern on adjacent 
lands.  Adjacent land to North and South is zoned EFU. Development and street improvements on the 
area to be developed to mitigate any potential effects on adjacent land. 

F. Public facilities and services necessary to support uses allowed in the proposed designation are 
available or will be available in the near future. 

Findings: The area subject to the CPMA is not currently within the Dayton city limits. As identified in 
section IV.B of the staff report, future annexation and subsequent development will require extension 
of water services concurrent to development and sewer improvements prior to development.  

VII. Dayton-Yamhill County UGB Agreement Criteria 

Article IV of the Dayton-Yamhill County UGB agreement requires additional consideration of the following 
criteria: 

1. Dayton Comprehensive Plan 
a. Demonstrated need to accommodate long-range urban population growth requirements 

consistent with LCDC goals 

Findings: ORS 197.296 requires cities to analyze their housing needs over a 20-year planning period. 
Dayton’s most recent HNA was conducted in 2009 any found that there was sufficient residential land 
within the UGB to accommodate the city’s identified housing needs. UGB swaps are intended as an 
alternative to pure UGB expansion, allowing cities to identify more efficient alternatives for future urban 
development while maintaining the existing balance of land within the UGB. As discussed throughout 
the body of this report, OAR 660-024-0070(3) states that if the residential capacity of the land to be 
added is roughly proportional to that being removed, the city does not need to reevaluate its residential 
land needs via an updated housing needs analysis. Capacity calculations are included in sections III and 
IV of this report and show a substantial equivalence in the residential capacity of the area to be 
removed (357 units) and the area to be added (412 units). 

b. Need for housing, employment opportunities, and livability 
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Findings: The proposed UGB swap is a swap of residential land. As identified throughout the report and in 
under criterion 1a above, staff finds that the identified housing need is met by the UGB swap.  

c. Orderly and economic provision of urban services 

Findings: Findings related to the orderly and economic provision of urban services may be found in Section 
IV.B of this report. 

d. Maximum efficiency of land within and in the fringe of the existing urban area 

Findings: One of the benefits of the UGB Swap is that the land pattern of the area to be added provides 
the potential for the more efficient utilization of land within the UGB. The area within the UGB planned 
to be removed is heavily parcelized, meaning that there is limited potential for future subdivision and 
funding sources for the extension of urban infrastructure. The area to be added is comprised of 
predominantly larger parcels with an existing rectilinear road pattern easily compatible with future 
residential development. 

e. Environmental, Energy, Economic, and Social Consequences 

Findings: ESE findings for the area to be added to the UGB can be found in Section IV.B of this report. 

f. Retention of Agricultural Land as defined, with Class I being the highest priority for 
retention and Class VI the lowest priority 

Findings: The area to be added to the UGB does not contain agricultural lands as defined by Statewide 
Planning Goal III. The area contains land designated AF-10 (marginal land) and VLDR-1 (rural residential 
land). 

g. Compatibility with the proposed urban uses with nearby agricultural activities 

Findings: As discussed in Section IV.B above:  

“The entirety of the subarea 1 consists of land identified as high priority for inclusion in the UGB per 

OAR 660-024-0067(2)(a). Subarea 1 is bordered to the East by the Dayton city limits, to the North by 

Highway 18, by EF-80 zoned land across Ferry St. to the South and abutting EF-80 zoned land to the 

West. Proposed development in subarea 1 would be residential and would not have any negative 

impacts on the agricultural activities to the South. The 50-acre EF-80 property to the West is city-owned 

with no existing agriculture activities. Any residential development abutting the EF-80 property will be 

subject to buffering requirements in the Dayton Land Use and Development Code and input from 

Yamhill County. Staff finds that the proposed residential uses are compatible with nearby agriculture 

activities.” 

2. Yamhill County Comprehensive Plan 

See attached Exhibit S 
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VIII. Conclusions 

Based on the findings within the staff report, staff recommends the Dayton Planning Commission and the 
Yamhill County Planning Commission recommend approval of the UGB Swap (City File Number LA 2021-
02) Comprehensive Plan Amendment (City File Number CPMA 2021-01) to the Dayton City Council and 
Yamhill County Board of Commissioners. 
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Dayton UGB Swap- Yamhill County Criteria 

 

I. An Urban Growth Boundary (UGB) amendment requires the City to submit a land use application to 

Yamhill County addressing the following criteria: 

1. Applicable statutory provisions contained in ORS and OAR 

2. Applicable goals and policies of the Yamhill County Comprehensive Plan  

3. Criteria within the Dayton-Yamhill County UGB Agreement 

II. Applicable statutory provisions contained in ORS and OAR  

Findings: All applicable statutory provisions related to Urban Growth Boundary amendments are 

contained in the attached document, entitled “Exhibit A.” Exhibit A provides detailed analysis of the 

applicable OARs in staff report form.  

III. Applicable goals and policies of the Yamhill County Comprehensive Plan  

The following goals and policies are applicable to the proposed UGB Swap Amendment: 

- Section 1, Goal 1- 

To encourage the containment of growth within existing urban centers, provide for the orderly, staged, 

diversified and compatible development of all of the cities of Yamhill County, and assure an efficient 

transition from rural to urban land use. 

A. Yamhill County will, in cooperation with the cities and special districts of the county, encourage urban 

growth to take the form of a series of compact, balanced communities, each with its own business and 

community center and each related to industrial areas and other centers of employment. 

Findings: Urban Growth is intended to be compact and allow easy access to business centers, including 

downtowns. The current City of Dayton Urban Growth Boundary extends north of Highway 18 bounded 

by the highway and the Yamhill River. Currently, the only access to the city’s downtown and commercial 

center is via car, limiting the ability of residents to easily and safely utilize the benefits of Dayton’s 

downtown core. Additionally, the majority of parcels to be removed as part of the UGB swap proposal 

contain development with large-lot rural residential homes, minimizing the future development 

potential. The area proposed to be added has a higher calculated development capacity despite its 

geographic area being approximately 60 acres less than the area to be removed. 

B. Yamhill County will cooperate and coordinate with each of the cities in the development of urban 

growth boundaries and will adopt an urban area growth management agreement with each city which 

outlines a growth management plan for unincorporated areas within the boundary and the means by 

which the boundary can be modified. 

Findings: Staff have addressed the criteria found in the UGA in Section VII of the attached Exhibit A. 

C. Yamhill County will recognize the lands within established urban growth boundaries as the 

appropriate and desired location for urban development. 
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Findings: The impetus for the proposed UGB amendment is to allow the City of Dayton to provide 

development opportunities in an area that encourages compact development, has existing or easily 

created bike and pedestrian access, has minimal natural barriers to development, and allows for the 

extension of utilities in a cost-efficient manner. As discussed above, the area identified to be added to 

the UGB allows for a compact development pattern while mitigating transportation concerns and utility 

costs. Its location along Ash Street allow for easy access to Dayton’s downtown, schools, and parks, and 

moves potential urban development South of Highway 18 to provide for a more cohesive urban form. 

The area to removed from the UGB is more inline with typical rural residential development, allowing 

for the development of large-lot, low-density residential uses with associated farm uses as needed. 

D. Yamhill County will coordinate with the City of Newberg to adopt an Urban Reserve Area (URA). The 

URA identifies high priority lands to include with the Newberg UGB to meet long-term urban growth 

needs to the year 2030. Interim rural development within the Urban Reserve Area will be regulated with 

tools such as corridor plans, shadow plats, clustering and redevelopment plans to ensure that long term 

options for urban development are protected. (0rd. 596) 

Findings: This policy does not apply as Newberg is not the local jurisdiction in question. 

 

- Section 1, Goal 2- 

To encourage the containment of urban services and facilities and other public capital improvements 

within existing urbanizing areas in order to achieve an orderly pattern of urban growth. 

A. Yamhill County will continue to seek full cooperation and coordination among the cities, the school 

districts, other special-purpose districts of the county and the county itself in jointly planning and 

programming all land use, urban services and facilities and other public improvements having an impact 

on the rate and direction of urban growth. 

Findings: City staff have engaged ODOT, Yamhill County, the City Engineer, and DSL during the technical 

advisory committee phase of the project. Notice will be provided to the school district and other 

relevant public and private agencies at the time of public hearing. Extensive findings regarding public 

facilities and infrastructure are contained within Exhibit A and include input from the City Engineer and 

ODOT. 

B. Yamhill County will seek to establish a general commitment by all providers of urban services that no 

subdivision of lands in designated urban areas on the Plan Map will be permitted without the provision 

of urban services commensurate with the location, nature and scale of the proposed development, 

recognizing the overall capital program for community services and the ultimate net cost to the 

community of the services to be provided.  

Findings: Any future annexation of any lands included in the UGB Swap proposal will include extensive 

evaluation of the ability to provide public facilities to development proposed to take place on said lands. 

There is not an annexation proposed as part of this proposal, nor is there a subdivision or other land use 

application included concurrent to the UGB amendment. There are no active annexation proposals on 

any parcels in the area proposed to be removed from the UGB. 
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C. Yamhill County will coordinate with the cities to ensure that rural residential development contiguous 

with urban growth boundaries does not restrict long-term options for urban expansion. 

Findings: One of the primary motivators for the UGB swap amendment is to allow for the City to swap 

land with minimal development potential for an area with greater development potential. Staff 

acknowledge the need to communicate with the County regarding the area within the UGB and the City 

Limits boundary to ensure rural residential development contiguous to the City Limits allows for future 

residential development at the urban densities prescribed by the City Comprehensive Plan in order to 

limit the need for future UGB expansions. 

- Section 1, Goal 3- 

To create convenient and attractive residential neighborhoods which can be efficiently serviced with 

roads, utilities, schools, parks and commerce, and can take advantage of desirable physical features; and 

to give a satisfactory range of choice to the prospective householder through the imaginative use of a 

variety of design concepts. 

A. Yamhill County will continue to recognize that the appropriate location of medium-density residential 

development is in areas having a full range of urban services and amenities within or immediately 

adjacent to central business districts; immediately adjacent to public traffic generators, such as schools, 

parks, hospitals, and regional or neighborhood shopping centers; or in selected small areas having 

unique scenic qualities and a location where community water supply and sewage-disposal systems, 

adequate access by way of a road of collector or higher status and other urban services necessary to 

meet the needs of the intended residents can and will be provided. 

Findings: The proposed area to be added to the UGB will be designated as “R” on the Dayton 

Comprehensive Plan Map, but is designated as a combination of AF-10 (between Ash St. and Dayton-

Amity Hwy.) and VLDR-1 (North of Ash St.). Staff finds that higher density development on lands under 

County jurisdiction is appropriate within the area to be added should it be proposed. Any future 

annexations will be required to connect to City utilities in compliance with the Dayton Land Use and 

Development Code. Expansion of public facilities will be necessitated by future urban development in 

the area. Comments are discussed extensively in Exhibit A. 

B. Yamhill County will continue to recognize that the appropriate location of lowdensity residential 

development is in areas where adequate access and services to satisfy the scale of ultimate development 

can and will be provided. Such areas would generally be within, or contiguous with, existing urban 

centers, but may also be in selected small areas having unique scenic qualities or, where the need may be 

demonstrated, in selected outlying areas of varying size having appropriate site qualities and other 

supporting services. 

Findings: The majority of the residential land to be removed from the UGB falls into the low-density 

residential classification described under Criterion B. Staff finds that LDR land currently under County 

jurisdiction would be best suited remaining within the County, hence one of the benefits of the 

proposed UGB swap amendment. 

*Sections B and C of the Urban Growth and Change and Economic Development are not applicable to 

this application as they refer directly to lands not within the UGB. 
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- Section 2, Goal A 

A. Yamhill County will provide for the preservation of farm lands through appropriate zoning, recognizing 

comparative economic returns to agriculture and alternative uses, changing ownership patterns and 

management practices, changing market conditions for agricultural produce, and various public financial 

incentives. 

Findings: There are approximately 25 acres of farmland (EF-80) included in the proposed UGB Swap. 

Approximately 22.5 acres of the land is owned by ODOT, who has indicated no plans for future 

development. While this is within the UGB and therefore technically just a “placeholder” zone, the 

proposed UGB Swap would remove the farmland from the UGB, allowing for the EF-80 land to be 

utilized for farm uses as possible. 

H. No proposed rural area development shall substantially impair or conflict with the use of farm or 

forest land, or be justified solely or even primarily on the argument that the land is unsuitable for 

farming or forestry or, due to ownership, is not currently part of an economic farming or forestry 

enterprise. 

Findings: The area to be swapped out is comprised of marginal and rural residential lands. Any farm uses 

present shall continue until a potential annexation. At that time, staff have identified that urban uses 

will not conflict with any surrounding farm uses, and that any potential interference will be considered 

under the terms of a future development. 

 

-Section 3, Goal A- 

D. Yamhill County will, in cooperation with the State Highway Division and the cities of the county, 

establish a comprehensive list of recommended road improvements throughout the county, establish a 

suitable review mechanism for arriving at and amending priorities on a continuing basis and work 

towards the creation of an on-going capital improvement program closely coordinated with all agencies 

of government responsible, including cities for road location, construction, finance and maintenance. 

Findings: Should the UGB swap be approved, future annexation and subsequent development shall be 

subject to the development standards of the City of Dayton and applicable jurisdiction. Ash Road 

(Yamhill County Jurisdiction) and Dayton-Amity Hwy. (ODOT jurisdiction) will likely require 

improvements concurrent with future development. The City will involve Yamhill County and ODOT in 

the development process as is typical with annexation and land use applications. Until a potential future 

annexation, streets will continue to be subject to existing regulations. 

 

- Section 4, Goal A -  

A. Yamhill County will coordinate with the cities within its jurisdiction to provide an orderly phasing of 

water, sanitary sewerage, storm drainage and other public services and facilities within the urban 

growth boundaries. 

Findings: Extensive findings from the City Engineer related to public facilities and transportation 

infrastructure are located in Exhibit A. Staff finds that the provision of urban services to the area to be 

Page 49 of 50



added is significantly more likely due to the ability of the proposed area to be added to fund needed 

water and sewer extensions. The current area within the UGB does not have the development capacity 

or urban form to support the funding of the extension of services across Hwy. 18. The rectilinear shape 

of the area to be added yields itself to a road system to service future residential development and the 

City will coordinate with potential developers, ODOT, and Yamhill County with regards to road 

improvements. 

B. Public facilities and services for rural areas will be provided and maintained at levels appropriate for 

rural use only. 

Findings: Public facilities within the County will be maintained under County regulations until a potential 

future annexation and subsequent development. 

IV. Criteria within the Dayton-Yamhill County UGB Agreement 

Findings: Criteria within the UGA are located in Exhibit A, attached. Findings related to the Yamhill 

County Comprehensive Plan are located above. City Staff assume that the County Planning Department 

will make additional findings of compliance relating to Comprehensive Plan Criteria. 
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