
1. CALL TO ORDER & ROLL CALL
 

2. PLEDGE OF ALLEGIANCE
 

3. APPROVAL OF MINUTES
 
3.a September 27th, 2022 minutes    Suggested Action: Approval 

4. NEW BUSINESS
 
4.a Fastrack Inc. Ballard Subdivision Phase 2 (SUB-1-22)   Suggested Action: The applicant,

Fastrack Inc, request approval of a tentative plat for a residential subdivision to divide 1
tax lot into 60-lots for residential development and 1 large lot for future residential
development, for a total of 61-lots. The applicant intends to develop the residential lots with
single-family dwellings.

4.b Cascade Natural Gas Conditional Use (CU-2-22)   Suggested Action: The applicant, Cascade
Natural Gas Corporation, is requesting approval of a conditional use and site plan approval to
replace a natural gas pipeline line that was destroyed during a flood that destroyed the bridge it was
hanging on. The new line will be a 2” intermediate pressure pipeline.

4.c Wanapa Water Parcel Conditional Use (CU-3-22)   Suggested Action: The applicant, City of
Umatilla, is requesting approval of a conditional use and site plan approval to establish a new water
treatment facility.

4.d UEC Rockpile Conditional Use (CU-4-22)   Suggested Action:

The applicant, Umatilla Electric Cooperative, is requesting approval of a conditional use
and site plan approval to establish a new transmission line and switchyard. The Switchyard
is proposed to be developed on Tax Lot 2500 of Assessor’s Map 5N28. The transmission
line will cross Tax lot 2500 of Assessor’s Map 5N28, Tax lot 2501 on Assessor’s Map 5N28,
and on Tax lot 200 on Assessor’s Map 5N2832.

4.e UEC Power City Conditional Use (CU-5-22)   Suggested Action:

The applicant, Umatilla Electric Cooperative, is requesting approval of a conditional use
and site plan approval to establish a new transmission line. The transmission line will cross
Tax lot 2400 of Assessor’s Map 5N2816, and Tax lot 100,200 on Assessor’s Map 5N2821.

4.f ADS 194 Replat (RP-2-22)   Suggested Action: The applicant, Amazon Data Services, Inc. c/o
Seth King, Perkins Coie LLP, requests approval to replat two existing lots to remove the line between
them, effectively combing two lots into one.

5. INFORMATIONAL ITEMS

UMATILLA PLANNING COMMISSION MEETING
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NOVEMBER 22, 2022

6:30 PM
 

 

  

  

 
  

 

 

 

 

 

 

  

1

https://d2kbkoa27fdvtw.cloudfront.net/umatilla-city/50bd84308816b1e84d22c5b36d4a135c0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/umatilla-city/da6aae02df1c03c594d79b68745cc5770.pdf
https://d2kbkoa27fdvtw.cloudfront.net/umatilla-city/0cf205092bbeb57db4a4f8616694e7b50.pdf
https://d2kbkoa27fdvtw.cloudfront.net/umatilla-city/ed90dd1b3ec7cbf1a75e9e63e7278b980.pdf
https://d2kbkoa27fdvtw.cloudfront.net/umatilla-city/edc72c3486203b5023de6753f80d2c100.pdf
https://d2kbkoa27fdvtw.cloudfront.net/umatilla-city/3c5ad43734eea4fb51b057224f024a300.pdf
https://d2kbkoa27fdvtw.cloudfront.net/umatilla-city/9fa8991fdb0f845d312829ea3efc2fab0.pdf


 
5.a Planning Commission Yearly Report    Suggested Action: November 2021-October 2022

6. DISCUSSION ITEMS
 
6.a Community Development Director Check In   Suggested Action: An update on things

happening within the City of Umatilla

7. ADJOURNMENT
 

 
  

 

  

 
This institution is an equal opportunity provider. Discrimination is prohibited by Federal law. Special
accommodations to attend or participate in a city meeting or other function can be provided by
contacting City Hall at (541) 922-3226 or use the TTY Relay Service at 1-800-735-2900 for
appropriate assistance.
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UMATILLA PLANNING COMMISSION MEETING
MINUTES

COUNCIL CHAMBERS
SEPTEMBER 27, 2022

6:30 PM
For more detail; a recording of the meeting is available upon request of staff

1. CALL TO ORDER & ROLL CALL
Meeting called to order at 6:30 p.m.

A. Present: Commissioners; Heidi Sipe, Bruce McLane, Kelly Nobles, Jennifer Cooper, Enrique 
Navarro, Keith Morgan

B. Absent:
C. Late arrival: 
D. Staff present: Community Development Director, Brandon Seitz, Senior Planner, Jacob Foutz, 

Community Development Manager, Esmeralda Perches
2. PLEDGE OF ALLEGIANCE

3. APPROVAL OF MINUTES

3.a   August 23, 2022 Minutes  Suggested Action: Approval
Motion to approve by Commissioner Sipe, seconded by Commissioner Cooper. Motion Carried by 
consensus vote 5-0.
4. UNFINISHED BUSINESS
5. NEW BUSINESS

5.a Bonney Ag & Auto Zoning Permit ZP-8-22  Suggested Action:

The applicant, Ken Bonney, is requesting approval to apply a portion of the 1972 Umatilla
County Zoning Ordinance Light- Industrial code that allows for the planning commission to
approve a different set back than what is written in the code. In this case, the request is for
a ten-foot setback, with the written setback being thirty feet. His application for a zoning
permit would traditionally be a Type 1 decision processed by staff but due to the code, this
application has been elevated to the Planning Commission for decision. The criterion that
applies is (2) Setback of Section 3.138 Dimensional Standards of the 1972 Umatilla County
Zoning Ordinance Light- Industrial code.

Chair McLane opened the hearing and read into the record the Public Hearing Opening Statement and 
asked if there was any challenge to jurisdiction, conflict of interests, or ex-parte contacts. None.
Chair McLane opened the hearing and asked for the staff report.
Planner Foutz summarized the findings and made a staff recommendation of approval. 
Chair McLane asked for public testimony in favor.
Ken Bonney, PO BOX 1287, Hermiston, OR 97838 testified he will be doing more development in 
the future that will require planning commission approval. He explained why he wanted the setbacks 
reduced. 
Chair McLane asked for public testimony in Opposition. 
Chair McLane asked for neutral public testimony. 
Chair McLane asked for rebuttal. 
Chair McLane called for a motion to close the hearing of ZP-8-22. Motion to close by Commissioner 
Sipe. Second by Commissioner Cooper. Motion carried 5-0
Chair McLane asked for any comments or deliberation.
Chair McLane asked where the 30 feet came from in the 1972 code. 
Director Seitz explained that it is normal to see larger setbacks with larger lots to accommodate for 
easements and future roads as development occurs. 
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Commissioner Navarro asked if this setback applies to smaller lots in this zone.
Director Seitz confirmed. 
Chair McLane asked when the 1972 code may be updated.
Director Seitz explained that it will happen in the near future but not immediately. 
Commissioner Sipe explained that setbacks are weird all over town. 
Chair McLane called for a motion of approval of ZP-8-22 with the associated conditions of approval. 
Motion to approve by Commissioner Morgan. Seconded by Commissioner Navarro. Motion carried 
5-0

5.b Water Tower Street Vacation SV-2-22  Suggested Action:

The applicant, City of Umatilla, seek approval of a street vacation for an abandoned portion 
of Driver Ave.

Chair McLane opened the hearing and read into the record the Public Hearing Opening Statement and 
asked if there was any challenge to jurisdiction, conflict of interests, or ex-parte contacts. None
Chair McLane called for the staff report.
Planner Foutz gave the staff report and applicant testimony, going over the criterion that must be met
for the Street Vacation application. 
Chair McLane asked for public testimony in favor. None.
Chair McLane asked for public testimony in Opposition. None.
Chair McLane asked for neutral public testimony. None.
Chair McLane asked for rebuttal. 
Chair McLane called for a motion to close the hearing of SV-2-22. Motion to close by Commissioner 
Nobles. Second by Commissioner Cooper. Motion carried 5-0
Chair McLane asked for any comments or deliberation.
Chair McLane clarified where the portion to be vacated is in comparison to gravel road that is used to 
access the water tower.
Planner Foutz stated that the portion to be vacated is west of the gravel road and is nothing but sand 
and sagebrush. 
Chair McLane called for a motion of recommendation of approval of ZV-2-22 with the associated 
conditions of approval to City Council. Motion to approve by Commissioner Morgan. Seconded by 
Commissioner Navarro. Motion carried 5-0

6. DISCUSSION ITEMS

6.a Memo for City Council Suggested Action: At their August 23, 2022 meeting the Planning

Commission directed staff to draft a memo detailing the commissions concerns for pedestrian 

connection to project path.

Director Seitz explained that staff checked with the City recorder if a resolution could be made by the 

planning commission and was told no and that was why it brought to the commission as a 

memorandum and not a resolution as requested. 

Commissioner Nobles stated it would be a good chance to tell the council about the regional trail plan 

and the progress that has been made on it. 

Chair McLane asked if there were any changes that the commissioners wanted to make to the 

memorandum. 

Commissioner Nobles proposed that multiple commissioners come to council to present. 
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Commissioner Morgan recommended that Chair McLane and Commissioner Nobles attend the 

council meeting to present. 

Commissioner Navarro stated that he would be attending as well. 

7. INFORMATIONAL ITEMS

Director Seitz explained that the October Meeting will be cancelled due to Trick or Treat on 6th

preparations. 
Explained that the planning commission vacancy will be filled by the november meeting. 

Thanked the Planning Commission for how well they handled the CU application from August. 

8. ADJOURNMENT

Adjourned   7:17
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CITY OF UMATILLA PLANNING COMMISSION
REPORT AND DECISION 
FOR
TENTATIVE SUBDIVISION PLAT FOR SUB-1-22

DATE OF HEARING: November 22, 2022

REPORT PREPARED BY: Jacob Foutz, Senior Planner

I. GENERAL INFORMATION

Applicant: Fastrack Inc, 4013 Melville Road, Pasco, WA 99301

Property Owners: Fastrack Inc, 4013 Melville Road, Pasco, WA 99301

Land Use Review: Tentative plat review for a 61-lot subdivision.

Property Description: Township 5N, Range 28, Section 20, Tax Lots 1800

Location: The property is generally located southeast of the Powerline Road 
and Eagle Ave intersection.

Existing Development: The subject property is currently undeveloped.

Proposed Development: To subdivide the property into 61-lots for residential development.

Zone Single-Family Residential (R-1)

Adjacent Land Use(s):
Adjacent Property Zoning Use

North R1 Single-family dwellings (Ballard Phase 1)
South R1 Undeveloped land
East R1 Undeveloped land
West R1 Single-family dwellings (Vandelay Meadows)

II. NATURE OF REQUEST

The applicant, Fastrack Inc, request approval of a tentative plat for a residential subdivision to 
divide 1 tax lot into 60-lots for residential development and 1 large lot for future residential 
development, for a total of 61-lots. The applicant intends to develop the residential lots with single-
family dwellings. The property is identified as Tax Lot 1700 on Assessors Map 5N2820(05-29-21). 
Fastrack Inc is the applicant and property owner. This application is subject to the criteria in 
Section 10-3A-4 of the City of Umatilla Zoning Ordinance and Section 11-2-6 and Chapter 4 of 
the City of Umatilla Land Division Ordinance.
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Fastrack Inc, Ballard Subdivision phase 2 (SUB-1-22) Page 2 of 19

III. ANALYSIS
The criteria applicable to this request are shown in underlined text and the responses are shown in 
standard text. All of the following criteria must be satisfied in order for this request to be approved.

CITY OF UMATILLA ZONING ORDINANCE:

SECTION 10-3A-4: DEVELOPMENT STANDARDS:
DIMENSIONAL STANDARDS

Minimum lot area 7,000 square feet

Minimum lot width 50 feet

Minimum lot depth 90 feet

Minimum yard setbacks:

Front and rear yard 10 feet

Side yard 5 feet

Side street yard 10 feet

Garage 18 feet from any street except an alley

Maximum building height 40 feet

(Ord. 688, 6-15-1999; amd. Ord. 840, 9-3-2019)

Findings: No development is proposed at this time and the minimum yard setbacks are not 
applicable to this request. The minimum lot area, width and depth are applicable to all of the 
proposed lots. All of the proposed lots meet or exceed the minimum lot standards listed above as 
shown on the applicant’s submitted tentative plat.

Conclusion: All of the proposed lots exceed the minimum lot standards.

CITY OF UMATILLA LAND DIVISION ORDINANCE

SECTION 11-2-6: LAND DIVISION APPROVAL CRITERIA:
No plat for a subdivision or partition may be considered for approval until the city has approved a 
tentative plan. Approval of the tentative plan shall be binding upon the city and the applicant for 
the purposes of preparing the subdivision or partition plat. In each case, the applicant bears the 
burden of proof to demonstrate that the proposal satisfies applicable criteria and standards.

A. Approval Criteria: Land division tentative plans shall only be approved if found to comply 
with the following criteria:

1. The proposal shall comply with the city's comprehensive plan.
Findings: The City of Umatilla’s Zoning Ordinance (CUZO) and Land Division 
Ordinance (LDO) implement the comprehensive plan goals and policies. If a request is 
found to meet or be capable of meeting the applicable standards and criteria in the CUZO
and LDO the request is considered to be consistent with the comprehensive plan.
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Fastrack Inc, Ballard Subdivision phase 2 (SUB-1-22) Page 3 of 19

Conclusion: This request is found to meet or be capable of meeting all of the applicable 
standards and criterion in the CUZO and LDO as addressed in this report.

2. The proposal shall comply with the I-82/U.S. 730 interchange area management plan 
(IAMP) and the access management plan in the IAMP (section 7) as applicable.
Findings: The Interchange Area Management Plan (IAMP) extends along U.S. Highway 
730 from its intersection with U.S. Highway 395 west to Eisele Drive just west of the U.S. 
Post Office within City Limits. The property is not within the IAMP area.

Conclusion: The property is not located within the I-82/U.S. 730 IAMP. This criterion is 
not applicable.

3. The proposal shall comply with the city's zoning requirements.
Findings: The property is zoned R1, the applicable City zoning requirements are addressed 
above. This request complies with all of the dimensional standards as addressed in this 
report. 

Conclusion: The request is for approval of a subdivision that would result in 61-lots. All 
of the proposed lots will meet the minimum dimensional standards as addressed in this 
report.

4. The proposal shall comply with the city's public works standards.
Findings: The City’s public works standards are engineering design standards for 
construction of streets, sidewalks, curbs, water and sewer lines, other utilities, and safety 
standards for installation of such improvements. The applicant did not submit engineered 
construction plans for these facilities. Section 11-5-4 of the LDO provides the 
applicant/developer with the option of submitting engineered construction plans after 
tentative plat approval has been obtained. Engineered plans for all public facilities serving 
the proposed development will be reviewed by the public works director for compliance 
with the City’s public work standards. The applicant is required to install these facilities in 
compliance with the approved plans and to submit a final set of “as-built” plans to the City 
upon completion of the improvements.

Conclusion: This requirement is best satisfied as a condition of approval that the applicant 
obtain approval of engineered construction plans for all public works and utility facilities 
prior to starting construction and to submit final “as-built” drawing after construction is 
completed. 

5. The proposal shall comply with applicable state and federal regulations, including, but not 
limited to, Oregon Revised Statutes 92, 197, 227, and wetland regulations.
Findings: The CUZO and LDO implement the applicable provision of ORS 92, 197, 227. 
The subject property does not contain wetlands as shown on the National Wetlands 
Inventory (NWI) or figure 5-1.2 in the City’s Comprehensive Plan. Except as implemented 
through the City’s ordinance, applicable state and federal regulations will be required to be 
met as a condition of approval. 
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Fastrack Inc, Ballard Subdivision phase 2 (SUB-1-22) Page 4 of 19

Conclusion: This request is found to meet or be capable of meeting all of the standards 
and criteria as addressed in this report, the proposal will comply with applicable state and 
federal regulations, as implemented through the City’s ordinances. The applicant will be 
required as a condition of approval to comply with all other state and federal requirements. 

6. The proposal shall conserve inventoried natural resource areas and floodplains, including, 
but not limited to, mapped rivers, creeks, sloughs, and wetlands.
Findings: There are no known wetlands, as identified on the NWI, or flood zones on the 
subject property. The City of Umatilla’s Comprehensive Plan does not identify any 
significant natural resources on the property and there are no known rivers, creeks or 
sloughs on the property.

Conclusion: There are no inventoried natural resource areas, waterways, water bodies or 
floodplain areas to conserve on the property. This criterion is not applicable. 

7. The proposal shall minimize disruption of natural features of the site, including steep slopes 
or other features, while providing for safe and efficient vehicle, pedestrian, and bicycle 
access.
Findings: The subject property is not identified as having slope in Figure 7.1-2 of the City 
of Umatilla’s Comprehensive Plan. There are no identified natural features on the subject 
property. The proposed streets, sidewalks and other public facilities will be reviewed for 
compliance with the City’s public works standards which are intended to provide for and 
protect the public health, safety and welfare.

Conclusion: There are no inventoried or known natural features on the site. Therefore, no 
disruption of natural feature will occur as a result of the proposed subdivision. Vehicle and 
pedestrian access will be provided as part of the proposed subdivision; however, these will 
be reviewed against other applicable standards as addressed in this report. If found to meet 
or be capable of meeting the standards as addressed in this report the proposed subdivision 
will comply with this standard.

8. The proposal shall provide adjacent lands with access to public facilities and streets to 
allow its full development as allowed by the City's codes and requirements.
Findings: The applicants submitted site plan shows a tentative site plan that connects the 
new subdivision with the existing Ballard Phase 1 subdivision to the north. It connects to 
Powerline Road via “H Road”. The tentative plat shows connection points for the land to 
the east and south allowing for access to adjacent lands. 

Conclusion: The applicants submitted plan includes a tentative street layout that complies 
with City standards and would provide adjacent lands with access to public facilities and 
streets to allow its full development.

9. The proposal shall be designed with streets that continue or connect to existing and 
planned land division plats on adjoining properties. All proposed streets shall comply 
with standards of this Title and the Public Works Standards. 
Findings: The proposed subdivision includes a street layout that connects to the adjoining 
existing property/subdivision to the north. The street layout clearly connects Ballard phase 
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Fastrack Inc, Ballard Subdivision phase 2 (SUB-1-22) Page 5 of 19

2 subdivision to the existing Ballard phase 1 subdivision via Curlew Street, Cardinal Place, 
Grouse Street, and Thrush Street. All proposed streets will be reviewed through this request 
and through the public works director’s review of engineered construction plans to ensure 
the streets comply with the City’s public works standards.

Conclusion: As addressed above, the proposed subdivision includes a street layout for the 
property that extends and connects to adjoining lands and existing land division plats. The 
proposed streets will be reviewed for compliance with the City’s street standards as 
contained in the LDO and reviewed by the public works director for compliance with the 
City’s public work standards.

SECTION 11-4-2: STREETS:
The location, width, and grade of streets shall be considered in their relation to existing and 
planned streets, to topographical conditions, to public utilities, services, convenience, and safety, 
and to the proposed use of the land to be served by the streets.

A. Street Arrangement: The arrangement of streets in and serving land divisions shall:
1. Maximize public safety, access, and minimize out of direction travel by utilizing a grid 

system or comparable design.
2. Avoid cul-de-sacs, except where there is no other practical alternative to serve a portion 

of the land area to be divided, due to topographical conditions, existing development, or 
similar circumstances.

3. Provide for the continuation of existing streets in surrounding areas.
4. Conform to any future street plan, neighborhood plan, or other street plan adopted by the 

City.
Findings: The proposed subdivision connects to the existing street system found in 
Ballard Subdivision Phase 1. The design will allow for future buildout of the property to 
connect to the existing street system. The proposed subdivision has one new street 
proposed. 

Conclusion: The proposed subdivision provides a layout and design that maximizes 
public safety and can be extended to serve future phases. The proposed subdivision 
continues four existing streets and will create one new street. There are no cul-de-sacs 
proposed. There are no street or neighborhood plans adopted by the City on adjacent 
properties. 

B. Street Layout and Design:
1. All streets, alleys, bicycle, and pedestrian pathways shall connect to other streets within 

the land division and to existing and planned streets outside the land division. Streets 
shall terminate at other streets or at parks, schools, or other public uses within a 
neighborhood.
Findings: As addressed in this report the proposed streets will connect with four existing 
streets, Curlew Street, Cardinal Place, Grouse Street, and Thrush Street. The proposed 
subdivision includes one connection point for the existing Thrush Street to be extended to 
serve the remainder of the property. Curlew Street, Cardinal Place, Grouse Street will not 
continue, although three new connection points will be extended east to serve the 
remainder of the property.
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Conclusion: The proposed subdivision includes a tentative layout that would allow all of 
the proposed streets to connect to other streets or would allow for the proposed streets to 
be extended onto lands outside the proposed subdivision.

2. Local streets shall align and connect with other streets when crossing streets with higher 
level classifications.
Findings: The proposed street will not cross Powerline Road. 

Conclusion: The proposed streets will not cross a street with a higher-level classification. 

3. Cul-de-sacs and flag lots shall only be permitted when the following conditions are 
demonstrated:
a. Existing conditions, such as topographic features, water features, an irrigation canal, a 

railroad, a freeway, or other condition, that cannot be bridged or crossed prevents the 
extension of a street.

b. The existing development pattern on adjacent properties prevents a street connection.
c. An accessway is provided consistent with the standards for accessways. 
d. A minor street is not a suitable alternative to multiple flag lots (more than 2 adjacent 

flags) due to size of the site, topographic features, or other physical constraint.
Findings: No Cul-de-sacs are proposed as part of this application. 

Conclusion: No Cul-de-sacs are proposed.

4. Cul-de-sacs shall not exceed four hundred feet (400') in length.
Findings: No Cul-de-sacs are proposed.

Conclusion: No Cul-de-sacs are proposed.

5. Where a land division includes or is adjacent to land that can be divided and developed in 
the future, streets, bicycle paths, and pedestrian ways shall continue through the full 
length of the land division to provide connections for the adjacent land.
Findings: The proposed subdivision includes streets that continue through the full length 
of the proposed subdivision. The proposed streets and pedestrian ways continue through 
the full length of the land division to provide connections to the adjacent land. 

Conclusion: The proposed subdivision is adjacent to lands that can be divided and 
developed, including the remained of the subject property. The proposed subdivision 
includes a proposed layout that continue the streets and pedestrian ways throughout the 
property, and connects to adjacent lands that may be divided and developed in the future.

6. Where proposed lots or parcels in a proposed land division exceed double the minimum 
lot size and can be redivided, the location of lot and parcel lines and other layout details 
shall be such that future land divisions may readily occur without interfering with the 
orderly extension of adjacent streets, bicycle paths, or pedestrian ways. Any building 
restrictions within future transportation locations, such as future street rights of way or 
future street setbacks, shall be made a matter of record for the purpose of future land 
divisions.
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Findings: The proposed subdivision would create 60 new residential lots and 1 lot for 
future residential development on the subject property. The proposed street layout would 
allow for subsequent land division applications to develop the remainder of the adjacent
property. 

Conclusion: The remainder of the subject property, the 1 lot for future residential 
development, would be large enough to be divided in the future. The location and parcel 
lines are such that future land division may readily occur without interference.

7. Where there is a reasonable relationship between the impacts of the proposed 
development and the public need for accessways, such as direct connections to public 
schools or parks, the land divider shall be required to publicly dedicate accessways to:
a. Connect to cul-de-sacs;
b. Pass through oddly shaped or unusually long blocks; or
c. Provide for networks of public pedestrian and bicycle paths; or
d. Provide access to other transportation routes, businesses, residential, or public uses.
Findings: The proposed subdivision provides for the extension of existing streets and 
provides access onto Powerline Road, the primary transportation route from the south hill 
area to downtown via “H road”. There are no existing parks, schools or other public
facilities in the area that would require dedication of additional public access.

Conclusion: The proposed subdivision connects to existing streets and provides access 
onto Powerline Road, a minor arterial and primary north south connector in the south hill 
area. There are no public schools, parks or other public facilities in the area that would 
require dedication of additional public access.

8. New construction or reconstruction of collector and arterial streets shall include bicycle 
facilities and pedestrian sidewalks as required by applicable city plans.

9. Sidewalks shall be installed along the street frontage of arterial and collector streets and 
for any street within a multi-family, commercial, or industrial land division by the land 
divider. Sidewalks on local streets within a subdivision for single-family residential lots 
shall be provided with the construction of a structure on the lot and shall be completed 
prior to occupancy of the structure.
Findings: The proposed application includes the creation of new local streets within a 
single-family residential subdivision. Therefore, installation of sidewalks along the 
property frontage will be required at time of issuance of a building permit. There are 
eight lots(66-72, 115) along Powerline Road that are proposed for development. 
Powerline Road street improvements for these eight lots will be required. 

Conclusion: Although engineered construction plans were not submitted as part of this 
application street improvements along Powerline Road, a minor arterial, will require 
installation of a sidewalk. The proposed internal roads are considered local streets and 
sidewalks will be required as a condition of approval on a building permit to be installed 
prior to issuance of a certificate of occupancy. 
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10. An easement may be required to provide for all or part of sidewalks along one or both 
sides of a public right of way which lacks width to include sidewalks within the public 
right of way.
Findings: All of the proposed new streets will be required to dedicate right of way to a 
current city standard including sidewalks. Powerline Road is a sixty-foot (60’) right of 
way and has sufficient space to include sidewalks within the public right of way.

Conclusion: All of the proposed new streets will be required to meet a current city 
standard including sidewalks within the public right of way. Powerline Road has 
sufficient area to accommodate sidewalks within the public right of way.

11. When a sidewalk in good repair does not exist, all applicants for building permits for a 
new structure or remodeling of more than a minor nature of an existing structure shall, in 
conjunction with the issuance of a building permit, obtain a permit to construct a 
sidewalk for the full frontage of the site. No final inspection or certificate of occupancy 
shall be issued for the building permit until a sidewalk has been constructed in 
accordance with the permit requirements.
Findings: As addressed in this report new sidewalk along Powerline Road will be 
required to be installed as part of the street improvements along lots 66-72 and lot 115
when developed. All of the proposed roads are considered local streets and installation of 
a sidewalk will be required as a condition of approval on a building permit.

Conclusion: Sidewalks will be required to be installed along lots 66-72 and lot 115 on 
Powerline Road prior to the City accepting the proposed street improvements. All of the 
proposed local streets will be required to install sidewalks as a condition of approval 
upon issuance of a building permit.

12. Offsite pedestrian improvements may be required concurrent with a land division to 
ensure access between the land division and an existing developed facility such as a 
commercial center, school, park, or trail system. The approval authority must show a 
reasonable relationship between the impacts of the land division and the required 
improvement.
Findings: The entirety of the proposed subdivision will be located east of Powerline 
Road. Powerline Road is the primary north/south road that connects the south hill area to 
downtown. There are no public lands or facilities adjacent to the proposed subdivision to 
provide access to or that would warrant dedication of off-site pedestrian improvements.

Conclusion: There are no public lands or facilities in the vicinity that would warrant 
dedication of off-site pedestrian improvements. 

13. Structures are not allowed in any dedicated sidewalk areas which will obstruct 
movements on the sidewalk. The minimum widths of sidewalks shall conform to ADA 
standards.
Findings: No structures are identified on the preliminary plat. A new structure within a 
public right of way would be subject to review and approval by the City. All new 
sidewalks will be required to meet ADA standards.
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Conclusion: The tentative plat does not show a structure within an area dedicated for 
sidewalks or that would obstruct movement on a sidewalk. The applicant’s engineered 
construction plans will be reviewed to ensure new sidewalks meet City and ADA 
standards.

14. Sidewalks generally shall be parallel to adjacent streets in line and grade, except where 
existing features or topographical conditions warrant an alternative design.
Findings: As addressed in this report the applicant has not submitted construction plans 
with this application. However, the applicant has indicated that sidewalks will generally 
be parallel to the adjacent street as required by this standard. 

Conclusion: As addressed in this report engineered construction drawings have not been 
submitted as part of this review. The construction drawings will show the location of curb 
and sidewalks within the new subdivision. 

15. All sidewalks shall be adjacent to the curb as specified in the public works standards, 
unless impractical due to special circumstances of the site or adjacent street.
Findings: This provision seems to create some confusion and conflict with the City’s
adopted street standards in Section 12.2.510 of the City’s Transportation System Plan 
(TSP) as adopted in the City Comprehensive Plan, specifically figure 12.2-10 and Table 
12.2-10. The standards addressed in the TSP were intended to allow for greater flexibility
enabling the City to apply sound engineering judgment to determine the appropriate 
functional classification for new streets. However, the TSP designates an optional planter 
strip for most road classifications that would provide for detached sidewalks set back 
from the curb. All of the proposed new streets would be considered local residential 
streets and are not required to provide a planter strip and will have sidewalks adjacent to 
the curb. Powerline Road is considered a minor arterial street and includes the optional 
planter strip.

Conclusion: All of the proposed new streets are considered local residential streets and 
do not require a planter strip and will have sidewalks adjacent to the curb. A planter strip 
is identified as an optional improvement for Powerline Road. However, as addressed in 
the report engineered construction plans will be required to be submitted and approved by 
the public works director. It is anticipated that proposed improvements will include a 
planter strip/landscape area but have sidewalks adjacent to the curb to match the existing 
improvements along Powerline Road to the north. 

16. Street trees are required along both sides of new public streets, at a minimum of thirty 
feet (30') on center, with at least one tree for each new lot or parcel. Street tree locations 
shall be shown on construction plans and shall generally be located at the edge of the 
right of way. Street trees shall be required with building permits for structures on 
approved lots and shall be installed prior to approval of occupancy.
Findings: Street trees are not identified on the preliminary plat and are typically not 
show on the construction plans. This criterion is best met through a condition of approval.

Conclusion: Installation of street trees are generally not shown on construction plans or 
the preliminary plat. The applicant is aware of this requirement and intends to comply. A 
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condition of approval will be imposed requiring street trees to be installed in accordance 
with this standard prior to issuance of a certificate of occupancy.

C. Right Of Way And Roadway Widths: Generally, right of way and roadway widths for state 
highways and county roads shall be determined by these entities. Unless otherwise 
determined by the city administrator based on the recommendation of the city engineer and 
public works director, the widths of streets and roadways shall meet the following standards 
and, in addition, all street construction shall conform to the public works standards:
1. The city administrator may modify the width of a planter strip to accommodate drainage 

and public utilities.
2. Curbside sidewalks shall be required.
3. Bike lanes and shoulder bikeways along arterial and collector streets shall be five feet (5') 

wide and shall be provided for each direction of travel allowed on the street.
4. Sidewalk and bicycle path lighting shall be provided in conjunction with new road 

construction and new development.
5. Wheelchair ramps and other facilities shall be provided as required by the Americans 

with disabilities act (ADA).
6. Bikeways shall be designed and constructed consistent with the design standards in the 

Oregon bicycle plan, 1992, and ASSHTO's "Guide For The Development Of Bicycle 
Facilities, 1991".
Findings: As addressed in this report construction plans were not submitted as part of 
this request. Installation of improvements within the right of way will be reviewed by the 
public works director to ensure improvements meet City standards.

Conclusion: The required improvements within the right of way are typically shown on 
the construction plans not the preliminary plat. As addressed in this report the applicant 
will be required to submit engineered construction plans to the public works director 
prior to starting construction. All improvements will be required to meet City standards.

D. Reserve Strips: Public reserve strips or street plugs controlling access to streets may be 
approved where necessary for the protection of the public welfare or of substantial property 
rights.
Findings: The use of public reserve strips or street plugs is not proposed nor has the City 
identified the need for such access control measures.

Conclusion: No reserve strips or street plugs are proposed. This criterion is not applicable.

E. Alignment: Streets other than minor streets shall be in alignment with existing streets by 
continuations of the centerlines. Staggered street alignment resulting in "T" intersections 
shall be avoided and in no case shall the distance between centerlines of offset streets be less 
than two hundred feet (200').
Findings: The proposed streets are in alignment with existing streets by the continuation of 
the centerlines. Three “T” intersections are proposed and are necessary to create a function 
road system within a neighborhood.  

Conclusion: The proposed streets and future street layout is designed to connect to existing 
and proposed future streets. No “T” intersections that could be aligned to form continuations 

15



Fastrack Inc, Ballard Subdivision phase 2 (SUB-1-22) Page 11 of 19

of existing streets are proposed and the distance between off set streets is not more than two 
hundred feet (200’).

F. Future Extension Of Streets: Streets shall be extended to the boundary of the land division. A 
temporary turnaround may be required for emergency vehicle access if a dead end street 
results.
Findings: All of the proposed streets extend to the boundary of the proposed subdivision. 
There are four dead end streets that will be extended in future development phases. G, N, & 
H roads do not have any homes on them, therefore no temporary turnaround is required for 
these streets. Thrush Street does have a home on the end, therefore a temporary turnaround 
will be required. A temporary turnaround for Thrush street will be required as a condition of 
approval. 

Conclusion: Four dead end streets are shown on the preliminary plat. G, N, & H roads do not 
have any homes on them, therefore no temporary turnaround is required for these streets. 
Thrush Street does have a home on the end, therefore a temporary turnaround will be 
required. A temporary turnaround for Thrush street will be required as a condition of 
approval. 

G. Intersection Angles: Streets shall be laid out to intersect at right angles as nearly as practical. 
In no case shall the intersection angle be less than seventy five degrees (75°). The 
intersection of arterial or collector streets with other arterial or collector streets shall have at 
least one hundred feet (100') of tangent adjacent to the intersection. Other streets, except 
alleys, shall have at least sixty feet (60') of tangent adjacent to the intersection.
Findings: The layout of the proposed street are nearly at right angles. No new arterial or 
collector street are proposed.

Conclusion: The proposed street intersections are laid out at nearly right angles.

H. Existing Streets: When existing streets adjacent to or within a site have widths less than city 
standards, additional right of way shall be provided with the land division.
Findings: The four existing streets within the site have widths that meet city standards. No 
additional right of way will be needed in this capacity. 

Conclusion: The Four existing streets within the site have widths that meet city standards. 
No additional right of way will be needed in this capacity. 

I. Partial Street Dedication And Improvements: Half streets shall be avoided wherever possible. 
A partial street dedication may be permitted when a land division abuts undeveloped 
property which is likely to dedicate the remainder of the street. At minimum, two-thirds (2/3) 
of the street dedication and improvement shall be required for any partial street to 
accommodate two (2) travel lanes, one parking lane, and sidewalk on one side. Reserve strips 
and street plugs may be required to preserve the objectives of the partial street.
Findings: No partial street dedications/improvements are proposed.

Conclusion: No partial street dedications or improvements are proposed. This criterion is not 
applicable.
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J. Street Names: Except for extensions of existing streets, no street name shall be used which 
will duplicate or be confused with the name of existing streets. Street names and numbers 
shall conform to the established pattern in the city, applicable requirements, and shall be 
approved by the city.
Findings: There are three new streets and four existing in the proposed development. 
Curlew, Cardinal, Grouse, and Thrush Streets are continuations from the adjacent “Ballard 
Phase 1” subdivision. The three new streets are labeled Road G, N, H on the tentative plan lot 
layout.

Conclusion: The three new streets labeled as Road G, N, H will need to be renamed with 
names that meet the above criteria. Therefore, the applicant will need to submit three new 
street names to be approved by the City and shown on the final plat.

K. Grades And Curves: Centerline radii of curves shall not be less than three hundred feet (300') 
on arterial streets, two hundred feet (200') on collector streets, or one hundred feet (100') on 
local streets. Grades shall not exceed six percent (6%) on arterials, ten percent (10%) on 
collector streets, or twelve percent (12%) on any other street.
Findings: The submitted tentative plat show no centerline curve radius for the proposed 
streets. All of the proposed streets are considered local streets, and are straight. The grade of 
the streets is not shown on the tentative plan. The required construction plans will show 
grade of all of the proposed streets.

Conclusion: The required construction plans will be reviewed to ensure compliance with city 
standards including grade.

L. Streets Adjacent To Railroad Rights Of Way: Wherever the proposed land division includes 
or is adjacent to a railroad right of way, provisions may be required for a street 
approximately parallel to and on each side of such right of way at a distance suitable for the 
appropriate use of the land between the streets and the railroad. The distance shall be 
determined with due consideration at cross streets of the minimum distance required for 
approach grades to a future grade separation and to provide sufficient depth to allow 
vegetative or other screening to be placed along the railroad right of way.
Findings: The proposed land division does not include and is not adjacent to a railroad right-
of-way.

Conclusion: There are no railroad rights-of-way included or adjacent to the proposed 
subdivision. This criterion is not applicable.

M. Marginal Access Streets: Where a land division abuts or contains an existing or proposed 
arterial street, the city may require marginal access streets, reverse frontage lots with 
additional depth, screen planting or other screening contained in a nonaccess reservation 
along the rear or side property line, or other treatment necessary for adequate protection of 
residential properties and to afford separation of through and local traffic. Alleys are 
acceptable as a means of providing access to lots or parcels fronting state highways or county 
roads.
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Findings: Eight lots in the proposed subdivision abut Powerline Road a minor arterial street. 
As addressed in this report the applicant intends to provide a sidewalk, landscaping/planner 
strip and permeant barrier along powerline road for lots 66-72 and lot 115 at time of issuance 
of building permit. The applicant intends to provide a design consistent with similar barriers 
located along Powerline Road to the north of the property.

Conclusion: Construction plans were not submitted as part of this application but the 
applicant intends to provide a barrier including sidewalks, landscaping and a fence along the 
street frontage of Powerline Road for lots 66-72, 115. Final design and approval will be 
included as part of the public works director review of the required engineered plans.

N. Alleys:
1. Alleys shall be provided in commercial and industrial districts, unless other permanent 

provisions for access to off street parking and loading facilities are approved by the city.
2. Alleys are encouraged to serve residential development that front along state highways or 

county roads to minimize congestion and traffic hazards.
3. The corners of alley intersections shall have a radius of not less than two feet (2').

Findings: There is no commercial or industrial district within the area of the proposed 
subdivision. The proposed subdivision does not front along a state highway or county 
road. This criterion does not apply. 

Conclusion: There is no commercial or industrial district within the area of the proposed 
subdivision. The proposed subdivision does not front along a state highway or county 
road. This criterion does not apply.

SECTION 11-4-3: BLOCKS:
The length, width, and shape of blocks shall take into account the need for adequate lot size and 
street width. No block shall be more than eight hundred feet (800') in length between street 
corner lines, unless it is adjacent to an arterial street or unless justified by the location of 
adjoining streets. The recommended minimum length of blocks along an arterial street is one 
thousand six hundred feet (1,600'). Any block over eight hundred feet (800') in length may be 
required to provide pedestrian connections through the block and crosswalks dedicated and 
improved to city standards.
Findings: The proposed subdivision would in essentially extend four blocks and creates a new 
one. The proposed blocks are approximately 600 feet by 200 feet. The proposed blocks are less 
than 800’ in length. 

Conclusion: As addressed in this report all of the proposed lots will be less than the maximum
block dimensions. All of the proposed blocks will be less than 800 feet in length.

SECTION 11-4-4: EASEMENTS:
A. Utility Lines: Utility lines shall generally be located within public rights of way unless other 

provisions are required to meet the specific needs of a particular utility provider. A ten foot 
(10') wide easement for public and private utilities shall be provided along property frontages 
(measured from the right of way line) and a six foot (6') wide easement for public and private 
utilities shall be provided along side and rear lot lines, except as otherwise approved by the 
city administrator.
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Findings: The applicant is proposing to dedicate a ten foot (10’) public utility easement 
along all property frontages including side and rear lot lines.

Conclusion: The applicant is proposing to dedicate a ten foot (10’) public utility easement 
along all property frontages including side and rear lot lines. 

B. Watercourses: If a land division is crossed by or adjacent to a natural water body, an 
easement conforming to the riparian area shall be provided to protect the watercourse.
Findings: The proposed subdivision is not crossed or adjacent to a water body.

Conclusion: The proposed subdivision is not crossed or adjacent to a water body. This 
criterion is not applicable. 

11-4-5: LOTS:
Lot and parcel size, shape, and orientation shall be consistent with the applicable zoning district 
and for the type of use contemplated. No lot or parcel dimension shall include the adjacent public 
right of way.
A. Through lots with public streets on both front and rear or both sides shall be avoided except 

when essential to provide separation of residential development from adjacent arterial or 
collector streets. An easement at least five feet (5') in width shall be located adjacent to the 
right of way and there shall be no right of access to the major street. A permanent barrier 
may be required along the right of way, within the easement.
Findings: There are 8 through lots with public streets on both front and rear, along Powerline 
Road. 

Conclusion: There are 8 through lots with public streets on both front and rear, along 
Powerline Road, the applicant has proposed a 10-foot easement along both street frontages, 
and no street access to Powerline Road will be allowed.

B. Lot and parcel side lot lines shall be at right angles to fronting streets or radius to curved 
streets to the extent practical, in order to create lots and parcels with building sites which are 
nearly rectangular.
Findings: All of the proposed lots as show on the submitted preliminary plat are nearly 
rectangular in shape and will provide building sites which are rectangular in shape.

Conclusion: All of the proposed lots will provide a rectangular building area.

C. Lots shall have a width to depth ratio not to exceed 2.5.
Findings: As shown on the submitted preliminary plat all of the proposed lots do not exceed 
a width to depth ratio of 2.5.

Conclusion: As shown on the submitted preliminary plat all of the proposed lots will have a 
width to depth ratio no exceeding 2.5.

D. All lots and parcels shall have a minimum street frontage on a public street of fifty feet (50'), 
except that lots or parcels fronting a cul-de-sac or curved street may have a minimum street 
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frontage of forty feet (40'), so long as the minimum lot width required by the zoning district 
is provided at a distance equivalent to the required front yard setback.
Findings: As shown on the submitted preliminary plat all of the proposed lots will have a 
minimum street frontage on a public street of fifty feet (50’).

Conclusion: As shown on the submitted preliminary plat all of the proposed lots will exceed 
the minimum street frontage standards.

E. Flag lots shall not be acceptable for land divisions, but may be approved if the following 
circumstances apply:
1. For one or two (2) lot land divisions when it is not practical to create or extend a public 

street or partial public street due to the nature of surrounding development.
2. When topographic conditions or other physical constraints make it impractical or 

infeasible to create or extend a public street.
3. When the size and shape of the site limit the possible arrangement of new lots or parcels 

and prevent the creation or extension of a public street.
4. When allowed, the flag portion of a new lot shall have a minimum width of fifteen feet 

(15') to accommodate a driveway a minimum of twelve feet (12') wide. Two (2) adjacent 
flag lots may reduce the street frontage and pole width to twelve feet (12') wide, if joint 
access easements are created and a driveway is provided with a minimum width of 
twenty feet (20').
Findings: No flag lots are proposed as part of this application.

Conclusion: No flag lots are proposed as part of this application. These criteria are not 
applicable.

City of Umatilla Zoning Ordinance Section 10-11-10(D) Traffic Impact Analysis 
Requirements and Approval Criteria

Section 10-11-10(B) of the City of Umatilla Zoning Ordinance (CUZO) requires a Traffic Impact 
Analysis (TIA) to be submitted with a land use application when certain conditions apply.  
Subsection 10-11-10(B)(b)(1) identifies an application with an increase in site traffic volume 
generation by two hundred fifty (250) average daily trips (ADT) or more as one of the conditions 
in which a TIA is required to be submitted. The applicant submitted a 61-lot subdivision
application that will increase site traffic volume by more than 250 average daily trips.  The 
applicant submitted a Traffic Impact Analysis report with a previous Subdivision application
(Ballard Phase 1).

Section 10-11-10(C) specifies that a TIA must be prepared by an Oregon Registered Professional 
Engineer that is qualified to perform traffic engineering analysis. 

Section 10-11-10(D) lists the following criteria under Section 10-13-3 of the Zoning Ordinance 
that must be satisfied and supported with findings and reasons as to how each criterion is met in 
order for this request to be approved.

1. The Traffic Impact Analysis was prepared by an Oregon Registered Professional Engineer 
qualified to perform traffic engineering analysis. 
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Findings: The Traffic Impact Analysis (TIA) submitted with the subdivision application shows it 
to have been prepared by the engineering firm, PBS, and is stamped by John Andrew Manix, who 
is both an Oregon Registered Professional Engineer and a Washington Registered Professional 
Engineer. 

Conclusion: The Traffic Impact Analysis submitted with the land use application was prepared, 
reviewed and approved by an Oregon Registered Professional Engineer.  This criterion is met.

2. If the proposed action shall cause a significant effect pursuant to the Transportation Planning 
Rule, or other traffic hazard or negative impact to a transportation facility, the Traffic Impact 
Analysis shall include mitigation measures that meet the City’s Level-of-Service and/or 
Volume/Capacity standards and are satisfactory to the City Engineer, and ODOT when 
applicable.  

Findings: According to the Traffic Impact Analysis (TIA) submitted by the applicant, 
development associated with the proposed single-family residential subdivision will have an
impact on existing traffic facilities, as determined by the Level of Service (LOS) at the main 
intersections of Powerline road in the vicinity of the subject property. A review of the TIA by the 
City of Umatilla’s engineer of record, JUB, states “The intersection of US 730 and Powerline Road 
is forecast to provide Level of Service “F” with the proposed developments in 2030.”. There are 
several mitigation scenarios presented in the TIA submitted by the applicant. JUB states in their 
comments that “Installation of a traffic signal or roundabout will achieve the required LOS (level 
of service) standards.” As stated in the applicants TIA “further consultation between city staff and 
ODOT to determine the ultimate intersection control and configuration” will need to happen. The 
applicant should contribute an amount (57% is found in the TIA on page VI) based on the increase 
of traffic caused by their development. In addition to this the TIA and JUB recommend that the 
City reduce the speed limit on Powerline Road to 35 MPH along the development frontage. The 
Study shows a need for five left turn lanes at four intersection along Powerline Road. The Study 
makes the recommendation to not install left turn lanes, whereas JUB states “It appears that the 
corridor may be well served with a two-way left-turn lane (TWLTL), at least through the areas of 
the proposed development where there are several local street connections.” 

Conclusion:  As demonstrated by the TIA, mitigation of traffic impacts is required for the Ballard 
Subdivision. The applicant has entered into a development agreement with that City that states that 
the applicant will contribute 57% of the costs relating to the traffic mitigation affecting the 
Powerline Road/Highway 730 intersection caused by this development. In addition, 57% of the 
cost to construct five left turn lanes along Powerline Road.

3. The proposed site design and traffic and circulation design and facilities, for all transportation 
modes, including any mitigation measures, are designed to:

a. Have the least negative impact on all applicable transportation facilities; 

b. Accommodate and encourage non-motor vehicular modes of transportation to the extent 
practicable; 

c. Make the most efficient use of land and public facilities as practicable; 
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d. Provide the most direct, safe and convenient routes practicable between on-site 
destinations, and between on-site and off-site destinations; and

e. Otherwise comply with applicable requirements of the City of Umatilla Code. 

Findings: The proposed subdivision site design and traffic design are able to be considered as 
having a low negative impact on transportations facilities. The negative impacts to the 
transportation facilities such as Powerline Road come from the number of trips that will be taken 
by the residents living in the proposed subdivision, this is a normal and expected consequence of 
residential growth. The actions listed above will allow for effective mitigation of the negative 
impacts to applicable transportation facilities. With the installation of sidewalks in the 
neighborhood and along the frontage of Powerline Road it can be reasonably assumed that the site 
and traffic design accommodate and encourage non-motor vehicular modes of transportation to 
the extent practicable. The site plan of the proposed subdivision is able to be considered as making 
efficient use of land and public facilities and providing the most direct, safe and convenient routes 
practicable between on-site destinations, and between on-site and off-site destinations.

Conclusion: As shown above the proposed site design and traffic and circulation design and 
facilities meet the criterion. 

IV. PUBLIC COMMENT, SUMMARY AND DECISION

Public comment was received from ODOT, to summarize they wanted to make sure a TIA is 
completed and that the developer is paying its fair share of improvements as determined by the 
TIA. The applicant has submitted a TIA for the entirety of their full build out which includes this 
subdivision. The applicant has entered into a development agreement with the City which is 
addressed above in 10-11-10(B)(b)(2). This TIA was submitted in august of 2020 and is attached 
as Exhibit C.

This request by the applicant, Fastrack Inc., for tentative subdivision plat approval for a 61-lot 
subdivision in the Single-Family Residential (R-1) Zone appears to meet, or be capable of 
meeting with appropriate conditions of approval, all of the applicable development standards of
the City of Umatilla Zoning Ordinance and the criteria and development standards in the City of 
Umatilla Land Division Ordinance. Therefore, based on the information in Sections I and II of 
this report, and the above criteria and standards, findings of fact and conclusions contained in 
Section III, this request, SUB-1-22, for tentative subdivision plat approval to create a 61-lot 
subdivision on property in the Single-Family Residential (R-1) Zone is APPROVED, subject to 
the conditions of approval contained in Section V of this report.

V. CONDITIONS OF APPROVAL

1. The final plat must be approved and recorded within one year from the date of this 
approval.  The final subdivision plat must comply with the requirements of ORS chapter 
92, and the requirements under Section 11-3-1 and 11-3-2 of the City of Umatilla Land 
Division Ordinance which the City will use as a checklist.
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2. The applicant/developer shall submit a preliminary copy of the preliminary plat to the 
County Surveyor and GIS Department for review prior to submitting the final plat to the 
City.

3. The applicant/developer shall submit engineered construction plans for streets, water, 
sewer, street lighting and all other improvements within the street rights-of-way to the 
City Public Works Director for review and approval. No construction shall begin until the 
construction plans have been approved.

4. Street trees shall be provided as required by the Land Division Ordinance and shall be 
required as a condition of approval on each building permit issued for a dwelling within 
the subdivision.

5. Street names approved by the City shall be shown on the final plat. No street name will 
be approved that is confusing, offensive or duplicates or sounds too similar to existing 
street names within the urban growth boundary.

6. If any historic, cultural or other archaeological artifacts, or human remains are discovered 
during construction the applicant shall immediately cease construction activity, secure the 
site, and notify appropriate agencies including but not limited to the City of Umatilla, and 
the Confederated Tribes of the Umatilla Indian Reservation (CTUIR) Cultural Resources 
Protection Program.

7. The applicant, or applicant’s construction contractor, must obtain all federal, state and 
local permits, prior to starting construction.

8. The applicant shall be responsible for ensuring that all areas disturbed within existing 
street rights-of-way by construction are returned to their pre-construction condition or 
better after construction or installation of required improvements.

9. The applicant shall submit a copy of the final recorded plat of the subdivision and ‘as-
built’ drawings of all required improvements to the City of Umatilla.

10. No building permit for a dwelling will be issued until final plat approval of the 
subdivision has been obtained and recorded in the Umatilla County Records Office.

11. A temporary turn-around will be constructed for Thrush Street to allow for Emergency 
vehicle access. 

12. Failure to comply with the conditions of approval established herein may result in 
revocation of this approval.

VI. EXHIBITS

Exhibit A Notice Map
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Exhibit B Tentative Plat
Exhibit C Applicants TIA
Exhibit D ODOT Comments
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INTERFERES WITH THE USE OF THE PUE WITHOUT THE PRIOR WRITTEN APPROVAL

OF THE UTILITIES WITH FACILITIES IN THE PUE.
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CITY OF UMATILLA PLANNING COMMISSION
REPORT AND RECCOMENDATION
FOR
CONDITIONAL USE CU-2-22

DATE OF HEARING: November 22, 2022

REPORT PREPARED BY: Jacob Foutz, Senior Planner 

I. GENERAL INFORMATION AND FACTS

Applicant: Cascade Natural Gas Corporation, 8113 Grandridge Boulevard, 
Kennewick, WA 99336.

Land Use Review: Conditional use for a Natural Gas line as a utility facility/community 
service use.

Property Description: The boring will occur within existing rights of way of Stephens Ave 
and F Street/City of Umatilla property. The line will go under the
Umatilla river, not disturbing any wetlands. 

Proposed Development: The applicant intends to relocate a Natural Gas line. No above
ground structures or impervious surfaces are
proposed. No native or non-native vegetation would be removed 
during project construction.

II. NATURE OF REQUEST AND GENERAL FACTS

The applicant, Cascade Natural Gas Corporation, requests approval of a conditional use permit to 
install/relocate a natural gas line that will serve the City of Umatilla and surrounding areas. The 
proposed natural gas line installation process would consist of boring and directional drilling in 
the City of Umatilla right of way. The entire project will be installed underground.

The proposed natural gas line is considered a community service use. Community service uses 
may be allowed in any zoning district as a conditional use. All community service uses are required 
to be reviewed as conditional uses according to the procedures and criteria of Chapters 6, 12 and 
14 of the City of Umatilla Zoning Ordinance (CUZO).

III. ANALYSIS
The criteria applicable to this request are shown in underlined text and the responses are shown in 
standard text. All of the following criteria must be satisfied in order for this request to be approved.

10-7-1: FLOOD PLAIN (FP) DISTRICT:
The purpose of the Flood Plain District is to promote and protect the public health, safety, and
general welfare, and to minimize flood losses by provisions designed to do the following:
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A. Restrict or prohibit uses that are dangerous to health, safety, or property in times of flood or
which cause increased flood heights or velocities.
B. Require that uses vulnerable to floods, including public facilities that serve such uses, be
provided with flood protection at the time of initial construction.
C. Protect individuals from buying lands that are unsuited for some purposes because of flood
hazard.
D. Protect existing wildlife habitat. (Ord. 688, 6-15-1999).

Findings: The purpose of the project is to replace a utility that was attached to the Umatilla 
pedestrian bridge that was knocked down and within a floodplain. Since the new pipeline would 
be located underground, making it less susceptible to damage from floods, slope failures, or 
other natural hazards. Entry and exit points for horizontal directional drilling and traditional 
trenching would occur outside the floodplain in areas that are already developed or disturbed. 
These areas outside the floodplain boundary would be restored to match existing conditions upon 
project completion.

Conclusion: The installation of a new line completely underground will allow for a more secure 
facility. This line will circumvent any risk associated with flooding allowing for a more safe and 
effective delivery of a community service use. Therefore, the proposed development will minimize 
flood loss. 

10-7-4: ACTIVITIES WITHIN THE RIPARIAN AREA:
A. Permanent Alteration, Exceptions: The permanent alteration of the riparian area by grading or
by the placement of structures or impervious surfaces is prohibited, except for the following 
uses, provided they are designed to minimize intrusion into the riparian area, and no other 
options or locations are feasible:
1. Streets, roads, and paths;
2. Drainage facilities, utilities, and irrigation pumps;

Findings: The proposed use is a utility pipeline. This use is allowed. 
Conclusion: The proposed use is a utility pipeline. This use is allowed.

B. Removal Of Vegetation: Removal of riparian vegetation is prohibited, except for:
1. Removal of nonnative vegetation and replacement with native plant species. The
replacement vegetation shall cover, at a minimum, the area from which vegetation was
removed, and shall maintain or exceed the density of the removed vegetation.
2. Removal of vegetation necessary for the development of approved water-related or
water-dependent uses. Vegetation removal shall be kept to the minimum necessary to
allow the water-dependent or water-related use.
3. Trees in danger of falling and thereby posing a hazard to life or property may be
removed, following consultation and approval from the City Administrator. If no hazard
will be created, the City Administrator may require these trees, once felled, to be left in
place in the riparian area.

Findings: No native or non-native vegetation would be removed during project construction.
Conclusion: No native or non-native vegetation would be removed during project construction.

138



Cascade Natural Gas, Conditional Use (CU-2-22) Page 3 of 7

CUZO 10-12-1: AUTHORIZATION TO GRANT OR DENY:

A. Approval Criteria: The applicant shall carry the burden of proof in demonstrating that the 
following review criteria are satisfied, in addition to any specific criteria and standards in this 
Chapter, other applicable chapters of this Title, and this Code. If any of the following criteria 
and other applicable standards cannot be satisfied by requiring conditions with the approval, 
the use shall be denied:
1. Applicable Plans: The conditional use application complies with applicable policies of the 

Umatilla City Comprehensive Plan.
Findings: The CUZO implements the comprehensive plan goals and policies. If a request 
is found to meet or be capable of meeting the applicable standards and criteria in the CUZO 
the request is considered to be consistent with the comprehensive plan.

Conclusion: This request is found to meet or be capable of meeting all of the applicable 
standards and criteria in the CUZO as addressed in this report.

2. Code Provisions: The proposal complies with all applicable provisions of this Code, 
including, but not limited to, provisions of this Chapter, the base district, and site review, 
as well as any other applicable provisions of this Code.
Findings: This report outlines the applicable provision of the CUZO. If the request is found 
to meet all of the criteria addressed in this report the request will comply with this standard.

Conclusion: The request is found to comply with all of the applicable criteria of the CUZO
as addressed in this report.

3. Use Characteristics: If the proposed use is a community service, application shall include 
evidence to demonstrate that the proposed use is needed within the community to provide 
a social or technical benefit.
Findings: The purpose of the proposed pipeline is to provide increased natural gas delivery 
capacity and reliability within the City of Umatilla, Oregon, and surrounding communities. 
The proposed work would contribute to the City’s overall goal of encouraging compact 
growth in the downtown area via the provision of utilities at an acceptable level of service, 
while ensuring that utilities are provided in a reliable, sustainable, and safe manner (City 
of Umatilla, Comprehensive Land Use Plan).

Conclusion: The proposed use will benefit the community by providing additional level 
of service, which can help local businesses, governmental agencies and others be more 
productive in the local and regional economy. 

4. Site Characteristics: The site is appropriate for the proposed use, considering, but not 
limited to, the following factors: neighboring land use, adequacy of transportation facilities 
and access, site size and configuration, adequacy of public facilities.
Findings: The proposed pipeline would intersect areas zoned R-1 and R-2. The proposed 
use meets the definition of a Community Services Use and is therefore compatible with the 
City of Umatilla Zoning Ordinance. As a utility use, the proposed pipeline does not affect 
the adequacy of transportation facilities. No adverse cumulative impacts to existing uses 
are anticipated as a result of the project.
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Conclusion: The proposed site is an underground route starting and ending within existing 
street rights of way. The use of street right of way for utility facilities is standard practice 
for many utility companies and is the City’s preferred location for new utilities. Once 
construction of the proposed natural gas line is complete there are no anticipated negative 
impacts to adjacent or neighboring uses. Therefore, the proposed site, underground starting 
and ending within existing rights of way, is considered an appropriate location for the 
proposed utility facility.

5. Impacts On The Neighborhood: Potential impacts on neighboring properties shall be 
identified. Mitigating measures shall be identified for unavoidable adverse impacts.

6. Impacts On The Community: Potential impacts on the community shall be identified, 
including, but not limited to, public facilities, land supply within the particular zoning 
district, impact on housing, etc. Potential benefits of a proposed use may outweigh potential 
impacts, but such benefits and impacts should be identified. Unavoidable adverse impacts
should be mitigated to the extent possible.
Findings: The project would not have adverse impacts on the community. There would be
beneficial impacts to public facilities because it replaces a pipeline to maintain service. 
Adverse impacts to land supply and housing are not anticipated because the project is an 
underground pipeline relocation in an area not otherwise suited to commercial or 
residential development.

Construction activities have the potential for unearthing artifacts of historic or cultural 
significance to the Confederated Tribes of the Umatilla Indian Reservation (CTUIR). If 
historic, cultural or other archaeological artifacts are discovered during construction the 
applicant will be required to cease construction activities and notify the appropriate 
agencies. 

Conclusion: The natural gas line will be placed underground within existing street rights-
of-way and there should not be any noticeable long-term impacts on neighboring or nearby 
properties.  Some impacts from construction activities, such as noise from equipment or 
displaced traffic patterns may occur but should be temporary.

CUZO 10-13-2: SITE REVIEW:
B. Application:

3. Site Design Criteria And Standards For Nonresidential Developments: The following 
requirements are in addition to any requirements specified in the applicable zoning district:
a. Landscaped areas shall be provided with automatic irrigation unless a landscape 

architect certifies that plants will survive without irrigation.
b. Landscaping shall be located along street frontages and building fronts to enhance the 

street appearance of a development.
Findings: The applicant has submitted a site plan showing that the entirety of the work 
will take place in City/County ROW. The pipeline will be located underground, 
therefore requiring any landscaping would be impractical. Landscaped areas are not 
required for this use. 

Conclusion: As explained above, landscaping for this use is impractical. This criterion 
does not apply.
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c. Outdoor storage and garbage collection areas shall be entirely screened with vegetation, 
fence, or wall.

d. Based on anticipated vehicle and pedestrian traffic and the condition of adjacent streets 
and rights of way, the city may require right of way improvements including, but not 
limited to, paving, curbs, sidewalks, bikeways, lighting, turn lanes, and other facilities 
needed because of anticipated vehicle and pedestrian traffic generation. Minimum 
requirements shall conform to the standards of subsection 11-4-2C of this code, 
minimum street standards and the public works standards.

e. Access shall generally be taken from the higher classification street when a 
development fronts more than one street, except in the case of developments along 
Highway 730, which shall take access from an alley or a side street unless there is no 
alternative.

f. Developments shall provide an on-site pedestrian circulation system that connects 
building entrances, public sidewalks, bicycle and automobile parking areas, and parts 
of the site or abutting properties that may attract pedestrians. Walkways shall maintain 
a clear width of at least five feet (5') and shall be separated from vehicles by curbs, 
raised bumpers, planter strips, or similar barriers. Walkways through parking areas or 
crossing driveways shall be clearly identified by a different material or pavement 
markings or both. Walkways shall be in clearly visible locations to promote safety. 
Walkways shall be hard surfaced.

g. The primary building and entry orientation shall be to the fronting street rather than a 
parking lot.

h. All buildings shall incorporate ground floor windows along street facades, with at least 
twenty percent (20%) of any wall within thirty feet (30') of a street consisting of display 
areas, windows, or doorways.

i. Building facades facing a street shall include changes in relief such as cornices, 
columns, gables, bay windows, recessed entries, or similar architectural or decorative 
elements.

j. A drive-through use shall be oriented to the side or rear of a building and shall be 
designed to minimize conflicts with pedestrians and vehicles.

4. Access Standards For All Uses
a. New Connections: New connections shall not be permitted within the functional area 

of an intersection or interchange as defined by the connection spacing standards of this 
title and public works standards, unless no other reasonable access to the property is 
available.

b. Access Connections: Where no other alternative exists, the city administrator may 
allow construction of an access connection along the property line farthest from the 
intersection. In such cases, directional connections (i.e., right in/out, right in only, or 
right out only) may be required.

c. Cross Access Drives, Pedestrian Access: Adjacent commercial or office properties 
such as shopping plazas and office parks that are major traffic generators shall provide 
a cross access drive and pedestrian access to allow circulation between sites.

d. Separation Distance: The city may reduce the required separation distance of access 
points where they prove impractical, provided all of the following requirements are 
met:
(1) Joint access driveways and cross access easements are provided.
(2) The site plan incorporates a unified access and circulation system.
(3) The property owner enters into a written agreement with the city, recorded with the 
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deed, that preexisting connections on the site will be closed and eliminated after 
construction of each side of a joint use driveway.

(4) The city may modify or waive the requirements of this section where the 
characteristics or layout of abutting properties would make a development of a 
unified or shared access and circulation system impractical.

e. Driveway Standards: Driveways shall meet the following standards:
(1) If the driveway is one way in or out, the minimum width shall be ten feet (10') and 

appropriate sign(s) designating the driveway as a one-way connection shall be 
provided.

(2) For two-way access, each lane shall have a minimum width of ten feet (10').
(3) The length of a driveway shall be designed in accordance with the anticipated 

storage length of entering and exiting vehicles to prevent vehicles from backing 
into the flow of traffic on the public street or causing unsafe conflicts with on site 
circulation.

f. Phased Developments: Development sites under the same ownership or consolidated 
for the purpose of development and comprising more than one building site, shall be 
reviewed as a single property for the purposes of complying with access standards. The 
number of access points permitted shall be the minimum number necessary to provide 
reasonable access to the site, not the minimum for that frontage.

g. Nonconforming Access Features: Legal access connections in place when this title was 
adopted that do not conform with the standards herein are considered nonconforming 
features and shall be brought into compliance with applicable standards when new 
access connection permits are requested or when there is a change in use or enlargement 
or improvement that will increase trip generation.

h. Reverse Frontage: Lots that front on more than one street shall be required to locate 
motor vehicle accesses on the street with the lower functional classification. This 
requirement may be waived or modified when a commercial or industrial use would be 
required to take access from a street in a residential neighborhood.
Review by The Oregon State Department Of Transportation: Any application that 
involves access to the state highway system shall be reviewed by the Oregon 
department of transportation for conformance with state access management standards. 
In the I-82/U.S. 730 interchange area management plan (IAMP) management area, 
proposed access shall be consistent with the access management plan in section 7 of 
the IAMP.
Findings: Staff have reviewed these standards in light of the application and what is 
being proposed. The entirety of the project once completed will be underground and 
not visible to the public, therefore all of the above standards are not applicable. 

Conclusion: The above standards can not be applied to a below ground utility. 

IV. SUMMARY AND RECOMMENDATION

The applicant, Cascade Natural Gas Corporation, requests approval of a conditional use permit
and site plan review to install/replace a natural gas line that will serve the City of Umatilla and 
surrounding areas. The request appears to meet all of the applicable criteria and standards for this 
type of use. Therefore, based on the information in Sections I and II of this report, and the above 
criteria, findings of fact and conclusions addressed in Section III, Conditional Use, CU-2-22, is 
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APPROVED subject to the conditions of approval contained in Section V.

V. CONDITIONS OF APPROVAL

1. The applicant shall be responsible for ensuring that locates for all pre-existing utilities 
are called for at least 48 hours in advance using the Oregon 1-800-332-2344 Call 
Before You Dig hotline. 

2. If any historic, cultural or other archaeological artifacts, are discovered during 
construction and installation of the Natural Gas line or associated structures, the 
applicant shall immediately cease construction activity and notify the appropriate 
agencies including but not limited to the City of Umatilla and the Confederated Tribes 
of the Umatilla Indian Reservation (CTUIR) Cultural Resources Protection Program.

3. The applicant must begin construction of the proposed use within one year of the date 
of final approval of this request unless the applicant applies for and receives an 
extension prior to expiration of this approval.

4. Failure to comply with the conditions of approval established herein may result in 
revocation of this approval.

VI. EXHIBITS

Exhibit A – Public notice map
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CITY OF UMATILLA PLANNING COMMISSION
REPORT AND RECCOMENDATION
FOR
CONDITIONAL USE (CU-3-22) & SITE PLAN REVIEW

DATE OF HEARING: November 22, 2022

REPORT PREPARED BY: Jacob Foutz, Senior Planner

I. GENERAL INFORMATION AND FACTS

Applicant: City of Umatilla, 700 sixth street, PO box 130, Umatilla, OR 97882

Property Owners: Amazon Data Services, 410 Terry Avenue North, Seattle, 
Washington 98109

Land Use Review: Conditional use and site plan review to establish new water system 
structures.

Property Description: Tax lot 1100 on Assessors Map 5N29

Location: The subject property is south of Wanapa Road in the City of 
Umatilla

Existing Development: The property currently has temporary water solutions. 

Proposed Development: The applicant requests approval to develop municipal potable and 
non-potable water, stormwater, and industrial waste water facilities.

Zone Heavy Industrial (M2).

Adjacent Land Use(s):

Adjacent Property Zoning Use

North Tribal-not subject to local 
land use. 

Vacant land 

South County EFU Vacant Land and Wetlands

East Heavy Industrial Data center campus under construction 

West Heavy Industrial Empty M-2 lots. 
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II. NATURE OF REQUEST AND GENERAL FACTS

The applicant, City of Umatilla, is requesting approval of a conditional use and site plan approval 
to establish a new water treatment facility. The facility is proposed to be developed on Tax Lot 
1100 of Assessor’s Map 5N29.

Facilities required for water system structures are considered a community service use and are 
subject to the procedures and standards as contained in Chapter six of the City of Umatilla Zoning 
Ordinance (CUZO). All community service uses are reviewed as conditional uses.

III. ANALYSIS
The criteria applicable to this request are shown in underlined text and the responses are shown in 
standard text. All of the following criteria must be satisfied in order for this request to be approved.
Findings: were written by Seth King of Perkins Coie and reviewed and applied by staff.
Conclusion: were written by staff. 

CHAPTER 6. - COMMUNITY SERVICES (CS)

Sec. 10-6-1. - Community services uses.

The purpose of this chapter is to provide a procedure and standards for the review of special uses 
which, by reason of their public convenience, necessity, unusual character, technical need or 
effect on the neighborhood, may be appropriate in any district but not suitable for listing within 
the other sections of this title.
The following uses may be approved as community services uses:
Water system structures.

Findings: The City Facilities are public uses that consist of water system structures.  Therefore, 
they are Community Services Uses for purposes of the UCC(Umatilla City Code).

Conclusion: Water system structures is specifically listed. This criterion is met. 

Sec. 10-6-2. - Procedure.

Community services uses shall be considered a Type III review process.

Findings: The City is reviewing the Application pursuant to the Type III review process.  This 
provision is satisfied.
Conclusion: The City is reviewing the Application pursuant to the Type III review process.  This 
provision is satisfied.

A. Application. All community services uses shall be reviewed as conditional uses according to 
the procedures and criteria of Chapters 12 and 14 of this title. Plans shall be submitted for the 
site that identify the location of the use, building, parking area, landscaping, screening, and any 
other features on the site. The applicant shall submit a narrative that explains why the use is 
necessary for the community and why the particular site best serves the community. The 
narrative shall also consider impacts upon surrounding uses and possible mitigating measures, 
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including, but not limited to, the location of parking, effects of off-site parking, traffic 
generation, street access points, buffering and screening, noise, illumination controls, structure 
height, hours of operation, crime prevention, design elements such as scale, structural design, 
form and materials, signage, and any other impacts unique to the specific use.

The approval of a community services use is for a specific use. Any change or expansion of an 
approved use shall be subject to the review procedures of this chapter.

Findings: Applicant acknowledges that the City Facilities are subject to review as a conditional 
use.  This Application includes the required Conditional Use Permit application form, narrative, 
and plans.  As explained below, the City Facilities are necessary for the community, the Property 
is the best site for the City Facilities, and the City Facilities will not have adverse impacts that 
require mitigation.
Conclusion: This application was submitted and is being processed as a community service use. 

B. Zoning map. A community services use approval shall not be construed as an amendment to 
the zoning map, although the same may be depicted thereon by appropriate color designation, 
symbol or short title identification.

Findings: This provision does not include any approval criteria applicable to the Application.
Conclusion: No ammendment to the zoning map is proposed. This criterion does not apply. 

Sec. 10-6-3. - Development standards.

Minimum yard setbacks:
A. Residential districts. In any residential district, setbacks shall be as follows:
Front yard, 30 feet.
Side yard or side street yard, 20 feet for one story building; 25 feet for 2 or more stories.
Rear yard, 25 feet.

Findings: The Property is zoned M-2, which is a non-residential district.  This provision is not 
applicable.
Conclusion: The Property is zoned M-2, which is a non-residential district. This criterion does 
not apply.

B. Other districts. In any district other than a residential district, setbacks shall be as required in 
the district. A CS use adjacent to a residential district shall comply with setbacks in subsection 
A. of this section; a CS use adjacent to nonresidentially designated land shall comply with 
setback requirements of the district.

Findings: The Property is not adjacent to any residential districts.  Therefore, the setbacks of the 
M-2 zoning district in UCC 10-5B-4 apply to the Property.  These setbacks range from 0-10 feet 
from the Property boundaries.  As illustrated on the site plan in Exhibit 1, the City Facilities meet 
the setbacks of the M-2 district.
Conclusion: The M-2 district zoning applies and is demonstrated as being met. 

C. Site review. Site review is required for all community services uses.
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Findings: The Application requests Site Plan Review for the proposed Community Services 
Use.  This provision is satisfied.
Conclusion: Site plan review standards have been included in this application, effectively 
meeting this criterion. 

CHAPTER 12 - CONDITIONAL USES

Sec. 10-12-1. - Authorization to grant or deny.

A conditional use listed in this title, may be permitted, denied, enlarged or altered upon 
authorization of the Planning Commission in accordance with the criteria and standards of this 
chapter and Type III procedures in Chapter 14 of this title. Site review is required for conditional 
uses.

A. Approval criteria. The applicant shall carry the burden of proof in demonstrating that the 
following review criteria are satisfied, in addition to any specific criteria and standards in this 
chapter, other applicable chapters of this title, and this Code. If any of the following criteria and 
other applicable standards cannot be satisfied by requiring conditions with the approval, the use 
shall be denied:

1. Applicable plans. The conditional use application complies with applicable policies of the 
Umatilla City Comprehensive Plan.

Findings: No directly applicable policies of the City’s Comprehensive Plan were identified; 
however, the Comprehensive Plan is implemented by the UCC, and the Application is consistent 
with applicable provisions of the UCC as explained in this narrative.  The Planning Commission 
should find that this provision is satisfied.
Conclusion: The application complies with the Umatilla City Comprehensive Plan. 

2. Code provisions. The proposal complies with all applicable provisions of this Code, including, 
but not limited to, provisions of this chapter, the base district, and site review, as well as any 
other applicable provisions of this Code.

Findings: As explained in this narrative and as illustrated on the site plan in Exhibit 1, the City 
Facilities comply with the UCC, including the M-2 development standards and Site Plan Review 
standards.  Based upon these responses and plans, the Planning Commission should find that this 
provision is satisfied.
Conclusion: All applicable provisions of code have been included and evaluated as part of this 
application. 

3. Use characteristics. If the proposed use is a community service, application shall include 
evidence to demonstrate that the proposed use is needed within the community to provide a 
social or technical benefit.

Findings: The City Facilities are needed within the community to provide a social or technical 
benefit because they will facilitate improvements to the City’s water system raw water diversion, 
transmission, and pre-treatment capacity sufficient to meet projected annual water demand of the 
City and its customers.  See Agreement in Exhibit 2 for additional details.
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Conclusion: Water treatment facilities are needed to provide clean and acceptable water to 
members of the community. This facility will allow for the City to better serve those in the City 
of Umatilla. 

4. Site characteristics. The site is appropriate for the proposed use, considering, but not limited 
to, the following factors: neighboring land use, adequacy of transportation facilities and access, 
site size and configuration, adequacy of public facilities.

Findings: The Property is appropriate for the City Facilities as follows:

 Neighboring Land Use - As explained in Section II of this narrative, surrounding lands 
are vacant, and the properties to the east and west are zoned for industrial purposes.  The 
City Facilities will be compatible with these neighboring lands.

 Adequacy of Transportation Facilities and Access - As explained in response to the Site 
Plan Review criteria below, existing transportation facilities are adequate to serve the 
City Facilities, and the proposed access to/from Wanapa Road meets applicable City 
standards.

 Site Size and Configuration - As illustrated on the site plan in Exhibit 1, it is feasible to 
develop the City Facilities on the Property in a manner that complies with applicable 
setbacks, development, and access standards.

 Adequacy of Public Facilities - As explained in response to the provisions of UCC 
Chapter 6, the City Facilities will improve the adequacy of the City’s water system for 
existing and future customers.

Conclusion: The site is appropriate for the proposed use as shown above. 

5. Impacts on the neighborhood. Potential impacts on neighboring properties shall be identified. 
Mitigating measures shall be identified for unavoidable adverse impacts.

Findings: The City Facilities will not generate excessive lighting, dust, vibration, or traffic.  
Further, the City Facilities will be a low-pressure, non-biosolids water treatment facility, which 
will not generate adverse odors that are detectable off-site.  Any noise generated by the City 
Facilities will comply with applicable City and State Department of Environmental Quality 
standards applicable to new industrial uses.  For these reasons, the Planning Commission should 
find that the City Facilities will not have adverse impacts on neighboring properties.
Conclusion: There are no adverse impacts that will be created from this facility that are not 
expected to be had in the M-2, Heavy industrial zone of the City of Umatilla. 

6. Impacts on the community. Potential impacts on the community shall be identified, including, 
but not limited to, public facilities, land supply within the particular zoning district, impact on 
housing, etc. Potential benefits of a proposed use may outweigh potential impacts, but such 
benefits and impacts should be identified. Unavoidable adverse impacts should be mitigated to 
the extent possible.

Findings: As explained in this narrative, development of the City Facilities will not have adverse 
impacts on surrounding uses and will benefit the community by improving the capacity of the 

150



Wanapa Water Parcel CU-3-22&SP Page 6 of 14

City’s water system.  Moreover, development of the City Facilities on the Property will not 
adversely affect the City’s industrial land supply because the Property is small in size, and the 
City currently has multiple undeveloped industrial sites.  Finally, development of the City 
Facilities will not adversely affect housing because it will neither reduce the supply of 
residentially-zoned land nor increase demand for housing.  For these reasons, the Planning 
Commission should find that the benefits of developing the City Facilities outweigh any 
potential impacts of their development.
Conclusion: Impacts on the community is addressed above. This criterion is met. 

B. Conditions of approval. Conditions of approval for mitigating measures shall be clearly 
related to the identified impact or impacts. If complex conditions of approval are considered 
necessary, this is an indication that the proposed use may not be appropriate for the proposed 
site. Conditions of approval may include, but are not limited to, the following:
1. Increasing the required lot size or yard dimension.
2. Limiting the height, size, or location of the building or use.
3. Controlling the location and number of vehicle access points.
4. Increasing the street width and requiring street improvements.
5. Increasing or decreasing the number of required off-street parking spaces.
6. Limiting the number, size, location, and lighting of signs.
7. Requiring diking, fencing, screening, landscaping, or other facilities designed to protect 
adjacent or nearby properties.
8. Designating sites for open space.

Findings: As explained, the City Facilities will not have adverse impacts on surrounding areas.  
Therefore, the Planning Commission should find that no conditions of approval for mitigating 
measures are required.
Conclusion: No additional conditions of approval listed above are anticipated by staff to be 
needed. 

Sec. 10-12-2. - Standards governing conditional uses.

In addition to the standards of the district in which the conditional use is located and the other 
standards of this title, the following criteria and standards shall apply to the specifically 
identified conditional use:

D. Utilities, storage tanks, and towers for transmission of radio waves for cellular 
communications and similar facilities. The Planning Commission shall determine that the 
proposed site is located to best serve the intended area and that impacts on surrounding 
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properties and appropriate mitigating measures are identified. Such facilities shall be located, 
designed, and installed with regard for aesthetic values.

Findings: The City Facilities include storage tanks, which are set back from Wanapa Road and 
surrounding properties.  Fencing around the Property will provide screening.  The Planning 
Commission should find that this provision is satisfied.
Conclusion: The facility is located in an industrial area which is adequate for a water treatment 
facility. 

Sec. 10-13-2. - Site review.

The purpose of site review is to provide a process to review proposals to verify compliance with 
requirements of this title, including requirements of this section, and any other applicable 
provisions of this Code.

A. General provisions.

1. Applicability. Site review is required for multi-family residential, commercial, and industrial 
developments as specified in each zoning district.

Findings: The proposed development consists of a Community Services Use and facilities that 
support industrial development.  Therefore, the proposed development is subject to Site Plan 
Review.
Conclusion: A site plan review is required when applying for a community service use.

2. Procedure. Site review is a Type II permit, unless incorporated into a Type III review such as 
a community services or conditional use permit.

Findings: The present Site Plan Review is incorporated into a Type III review for a Community 
Services Use.  Therefore, the Site Plan Review is also subject to a Type III review.

Conclusion: This application is being processed as a Type III review. 

3. Exemptions. The following developments are exempt from site review:

a. Single-family dwellings, manufactured homes on individual lots, and duplexes.

b. A development that adds less than 25 percent to existing floor area or outdoor use area when 
the primary use on the site remains unchanged and required parking does not increase.

c. An addition to an existing development when the primary use on the site remains unchanged.

Findings: The proposed development does not qualify for an exemption from Site Plan Review.

Conclusion: The proposed development is not exempt from site plan review. 

B. Application.
1. Submission. The applicant shall submit at least six copies of a narrative, plans, and drawings 
that describe the proposed development. A traffic impact analysis (TIA), as established 
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in Section 10-11-10 of this title, shall also be submitted pursuant to applicability requirements in 
subsection 10-11-10 B. of this title. Information specified by Chapter 14 of this title and this 
section may be combined and provided in narrative form or on plans and maps so long as 
required information is clear and understandable. Additional copies of documents and plans will 
be required for a Type III review.

Findings: City staff have waived the requirement for additional paper copies of Application 
materials.  The development does not involve any of the actions identified in UCC 10-11-10.B.  
Therefore, no Traffic Impact Analysis is required for this development.
Conclusion: No Traffic Impact Analysis is required for this development. 

3. Site design criteria and standards for nonresidential developments. The following 
requirements are in addition to any requirements specified in the applicable zoning district:

a. Landscaped areas shall be provided with automatic irrigation unless a landscape architect 
certifies that plants will survive without irrigation.

b. Landscaping shall be located along street frontages and building fronts to enhance the street 
appearance of a development.

Findings: As appropriate, the Planning Commission has the authority to impose conditions of 
approval requiring installation of landscaping on the Property.
Conclusion: Landscaping is required as part of this application. Landscaping shall be required as 
a condition of approval. 

c. Outdoor storage and garbage collection areas shall be entirely screened with vegetation, fence, 
or wall.

Findings: The proposed development does not include any outdoor storage component.  
Garbage collection areas will be screened.  This provision is satisfied. 
Conclusion: No outdoor storage is proposed. This criterion is not applicable. 

d. Based on anticipated vehicle and pedestrian traffic and the condition of adjacent streets and 
rights-of-way, the City may require right-of-way improvements including, but not limited to, 
paving, curbs, sidewalks, bikeways, lighting, turn lanes, and other facilities needed because of 
anticipated vehicle and pedestrian traffic generation. Minimum requirements shall conform to the 
standards of subsection 11-4-2 C. of this Code, minimum street standards and the public works 
standards.

Findings: The Property fronts on and takes access to/from Wanapa Road, which is a newly 
completed street that meets City standards.  The proposed development is not anticipated to

153



Wanapa Water Parcel CU-3-22&SP Page 9 of 14

generate significant vehicle and pedestrian traffic.  Therefore, there is no basis for the City to 
require right-of-way improvements as a condition of approving the Application.

Conclusion: No ROW improvements are anticipated to be required as part of this planning 
process.

e. Access shall generally be taken from the higher classification street when a development 
fronts more than one street, except in the case of developments along Highway 730, which shall 
take access from an alley or a side street unless there is no alternative.

Findings: The Property only fronts on, and takes access to/from, Wanapa Road.  This provision 
is not applicable.

Conclusion: Wanapa Road is the only street in the area, access will be taken from Wanapa 
Road. 

f. Developments shall provide an on site pedestrian circulation system that connects building 
entrances, public sidewalks, bicycle and automobile parking areas, and parts of the site or 
abutting properties that may attract pedestrians. Walkways shall maintain a clear width of at least 
five feet and shall be separated from vehicles by curbs, raised bumpers, planter strips, or similar 
barriers. Walkways through parking areas or crossing driveways shall be clearly identified by a 
different material or pavement markings or both. Walkways shall be in clearly visible locations 
to promote safety. Walkways shall be hard surfaced.

Findings: As illustrated on the site plan in Exhibit 1, the development incorporates an on-site 
circulation system for vehicles and pedestrians.  The Planning Commission should find that this 
provision is satisfied.

Conclusion: On site pedestrian circulation is shown as part of this application on the submitted 
site plan. 

g. The primary building and entry orientation shall be to the fronting street rather than a parking 
lot.

Findings: There is no parking lot located between the primary water treatment facility building 
and Wanapa Road.  The Planning Commission should find that this standard is satisfied.

Conclusion: This criterion is addressed and shown to be met above. 

h. All buildings shall incorporate ground floor windows along street facades, with at least 20 
percent of any wall within 30 feet of a street consisting of display areas, windows, or doorways.

i. Building facades facing a street shall include changes in relief such as cornices, columns, 
gables, bay windows, recessed entries, or similar architectural or decorative elements.

Findings: The street-facing improvements on the Property are in the nature of necessary public 
facilities that are designed to accommodate their ultimate function rather than improve the 
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neighborhood aesthetic.  The Planning Commission should find that this provision is not 
applicable.

Conclusion: This facility is for the processing of water, and will not be open to the public in any 
way. As such, this criterion is met. 

j. A drive-through use shall be oriented to the side or rear of a building and shall be designed to 
minimize conflicts with pedestrians and vehicles.

Findings: The development will not include any drive-through uses.  This provision is not 
applicable.

Conclusion: No drive through use is proposed. This criterion does not apply.

4. Access standards for all uses.

a. New connections. New connections shall not be permitted within the functional area of an 
intersection or interchange as defined by the connection spacing standards of this title and public 
works standards, unless no other reasonable access to the property is available.

Findings: The development includes a new access connection to Wanapa Road, but it will not be 
located within the functional area of an intersection or interchange as defined by the connection 
spacing standards of this title and public works standards.  This standard is satisfied.

Conclusion: The new connection is not within the functional area of an intersection. This 
criterion is not applicable. 

b. Access connections. Where no other alternative exists, the City Administrator may allow 
construction of an access connection along the property line farthest from the intersection. In 
such cases, directional connections (i.e., right in/out, right in only, or right out only) may be 
required.
Findings: The development includes a new access connection to Wanapa Road, but it will not be 
located within the functional area of an intersection.  Therefore, there is no basis to require that
the access connection be located along the property line or that it be a limited directional 
connection.
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Conclusion: The connection is not near an intersection. 

c. Cross access drives, pedestrian access. Adjacent commercial or office properties such as 
shopping plazas and office parks that are major traffic generators shall provide a cross access 
drive and pedestrian access to allow circulation between sites.

Findings: The Property will not be developed as one of multiple adjacent commercial or office 
properties that are major traffic generators.  Therefore, there is no basis to require direct cross 
access for vehicles and pedestrians between the Property and any adjacent sites.

Conclusion: There are no adjacent commercial or office properties. This criterion is not 
applicable. 

d. Separation distance. The City may reduce the required separation distance of access points 
where they prove impractical, provided all of the following requirements are met:

(1) Joint access driveways and cross access easements are provided.

(2) The site plan incorporates a unified access and circulation system.

(3) The property owner enters into a written agreement with the City, recorded with the deed, 
that preexisting connections on the site will be closed and eliminated after construction of each 
side of a joint use driveway.

(4) The City may modify or waive the requirements of this section where the characteristics or 
layout of abutting properties would make a development of a unified or shared access and 
circulation system impractical.

Findings: The Application does not request a reduction in separation distance standards.  This 
provision is not applicable.

Conclusion: The Application does not request a reduction in separation distance standards.  This 
provision is not applicable.

e. Driveway standards. Driveways shall meet the following standards:

(1) If the driveway is one way in or out, the minimum width shall be ten feet and appropriate 
sign(s) designating the driveway as a one-way connection shall be provided.

(2) For two-way access, each lane shall have a minimum width of ten feet.

(3) The length of a driveway shall be designed in accordance with the anticipated storage length 
of entering and exiting vehicles to prevent vehicles from backing into the flow of traffic on the 
public street or causing unsafe conflicts with on site circulation.

Findings: The development includes a single, two-way access driveway connecting with 
Wanapa Road.  As illustrated on the site plan in Exhibit 1, this access driveway is 30 feet wide, 
which exceeds the minimum width for each lane.
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The City Facilities and Owner’s Facilities will have limited on-site employees and are not 
generally open to visitors, customers, or commercial truck traffic.  Therefore, the length of the 
driveway does not need to be designed to accommodate extensive storage of entering and exiting 
vehicles to prevent on-site or off-site conflicts.

Conclusion: as shown on the site plan the development includes a single, two-way access 
driveway connecting with Wanapa Road. This access driveway is 30 feet wide, which exceeds 
the minimum width for each lane.

f. Phased developments. Development sites under the same ownership or consolidated for the 
purpose of development and comprising more than one building site, shall be reviewed as a 
single property for the purposes of complying with access standards. The number of access 
points permitted shall be the minimum number necessary to provide reasonable access to the site, 
not the minimum for that frontage.

Findings: Owner also owns the large parcel to the west of the Property and intends to develop it 
in the future with a light-industrial campus.  When that development is proposed, the City will 
review it to ensure that both the western parcel and the Property have reasonable access.

Conclusion: Although this facility will help serve surrounding properties, those built and not 
built yet, the facility itself as proposed is not phased. This does not limit future development or 
expansion of similar water treatment on this property. 

g. Nonconforming access features. Legal access connections in place when this title was adopted 
that do not conform with the standards herein are considered nonconforming features and shall 
be brought into compliance with applicable standards when new access connection permits are 
requested or when there is a change in use or enlargement or improvement that will increase trip 
generation.

Findings: The Property does not include any nonconforming access features.  This provision is 
not applicable.

Conclusion: The subject property does not include nonconforming access features. 

h. Reverse frontage. Lots that front on more than one street shall be required to locate motor 
vehicle accesses on the street with the lower functional classification. This requirement may be 
waived or modified when a commercial or industrial use would be required to take access from a 
street in a residential neighborhood.

Findings: The Property is not a reverse frontage lot.  This provision is not applicable.

Conclusion: The Property is not a reverse frontage lot.  This provision is not applicable.

i. Review by the Oregon State Department of Transportation. Any application that involves 
access to the state highway system shall be reviewed by the Oregon Department of 
Transportation for conformance with state access management standards. In the I-82/U.S. 730 
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Interchange Area Management Plan (IAMP) management area, proposed access shall be 
consistent with the access management plan in Section 7 of the IAMP.

Findings: The Application does not involve access to the state highway system.  Therefore, the 
Application is not subject to ODOT review for conformance with state access management 
standards. The Property is not located within the management area of the I-82/U.S. 730 
Interchange Area Management Plan (“IAMP”).  Therefore, proposed access to the Property is 
not required to be consistent with the IAMP.

Conclusion: The proposed development does not have access onto the state highway system. 
This criterion is not applicable. 

IV. SUMMARY AND PLANNING COMMISSION DECISION

The applicant is proposing to develop the site with a new municipal potable and non-potable water, 
stormwater, and industrial waste water facility. The submitted materials meet or are capable of 
meeting the standards and criteria of approval as addressed in this report. Therefore, based on the 
information in Sections I and II of this report, and the above criteria, findings of fact and 
conclusions addressed in Section III, the City of Umatilla Staff RECCOMENDS that the Planning 
Commission APPROVES Conditional Use, CU-3-22 & SP subject to the conditions of approval 
contained in Section V.

V. CONDITIONS OF APPROVAL

1. The applicant must obtain all federal, state and local permits or licenses prior to starting 
construction activities.

2. Landscaping shall be located along street frontages and building fronts to enhance the 
street appearance of a development. Landscaped areas shall be provided with automatic 
irrigation unless a landscape architect certifies that plants will survive without 
irrigation.

3. If any historic, cultural or other archaeological artifacts, or human remains are 
discovered during construction the applicant shall immediately cease construction 
activity, secure the site, and notify appropriate agencies including but not limited to the 
City of Umatilla, Oregon State Historic Preservation Office and the Confederated 
Tribes of the Umatilla Indian Reservation (CTUIR) Cultural Resources Protection 
Program. 

4. The applicant must establish the proposed use within one year of the date of the final 
approval unless the applicant applies for and receives and extension prior to the 
expiration of the approval.

5. Failure to comply with the conditions of approval established herein may result in 
revocation of this approval.

VI. EXHIBITS
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Exhibit A – Public Notice Map
Exhibit B – Applicant’s Site Plan
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CITY OF UMATILLA PLANNING COMMISSION
REPORT AND RECCOMENDATION
FOR
CONDITIONAL USE (CU-4-22) & SITE PLAN REVIEW

DATE OF HEARING: November 22, 2022

REPORT PREPARED BY: Jacob Foutz, Senior Planner

I. GENERAL INFORMATION AND FACTS

Applicant: Umatilla Electric Cooperative, 750 West Elm Ave, PO BOX 1148, 
Hermiston, OR 97838

Property Owners: Cleaver Land, LLC, PO BOX 1191, Hermiston, OR 97838

Land Use Review: Conditional use and site plan review to establish a new transmission 
line and switchyard.

Property Description: Tax lots 2500,2501 on Assessors Map 5N28E29 & Tax lot 200 on 
Assessors Map 5N28E32

Location: The subject property is east of Powerline Road in the City of 
Umatilla

Existing Development: The property currently is used for farming. 

Proposed Development: The applicant requests approval to develop new a transmission line 
and switchyard.

Zone Light Industrial (M1).

Adjacent Land Use(s):

Adjacent Property Zoning Use

North Light Industrial (M1) Vacant land used for farming 

South Light Industrial (M1) Vacant land used for farming 

East Light Industrial (M1) Vacant land used for farming 

West EFU Vacant land used for farming
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II. NATURE OF REQUEST AND GENERAL FACTS

UEC Rockpile Conditional Use CU-4-22: The applicant, Umatilla Electric Cooperative, is 
requesting approval of a conditional use and site plan approval to establish a new transmission line 
and switchyard. The Switchyard is proposed to be developed on Tax Lot 2500 of Assessor’s Map 
5N28. The transmission line will cross Tax lot 2500 of Assessor’s Map 5N28, Tax lot 2501 on 
Assessor’s Map 5N28, and on Tax lot 200 on Assessor’s Map 5N2832. 

The proposed transmission line and switch yard is considered a community service use. 
Community service uses may be allowed in any zoning district as a conditional use. All community 
service uses are required to be reviewed as conditional uses according to the procedures and criteria 
of Chapters 6, 12 and 14 of the City of Umatilla Zoning Ordinance (CUZO).

Applicant Narrative: 
Umatilla Electric Cooperative is requesting a Condition Use Permit from the City of Umatilla to 
construct a 230kV transmission line and switchyard within the City’s M-1 zone along the east side 
of Powerline Rd. The new transmission line is designed to originate from an existing UEC-owned 
transmission facility that runs near the junction of Powerline Rd and Radar Rd.  The new 
transmission line would connect to a new electrical switchyard that is planned to be located on the 
northwest corner of Tax Lot 2500. From there, the new transmission line would continue south for 
approximately one mile and then run along the private road, Potato Lane, for a mile and join back 
with UEC’s existing transmission facilities in this area. This configuration completes the 
transmission circuit for required system reliability. The new transmission line and switchyard 
(Proposed Facilities) will deliver additional electrical load capacity to this portion of PacifiCorp’s 
Service Territory without the need for much longer transmission lines which would encumber 
much more land area than what is being proposed in this application. The closest PacifiCorp 
transmission lines are over 1.5 miles from this portion of the service territory, if measuring a direct 
path, and would not provide sufficient power capacity to accommodate current and future growth 
since they are 69kV lines. (See Service Territory map).  

The transmission power provided by UEC’s Proposed Facilities will energize a PacifiCorp-owned 
electrical substation which will serve planned and future developments in this part of PacifiCorp’s 
Service Territory. This area, including the southwest portions of the City of Umatilla and near 
Highway I-82, is expected to see continued growth and both agricultural expansion of irrigation 
farming and added industrial developments. The Proposed Facilities will provide electrical 
capacity needed to both continue to reliably serve existing developments and to accommodate 
future growth in the community. Therefore, by providing transmission capacity through UEC-
owned transmission lines, the Proposed Facilities are being planned and sited so that they pose the 
least impact to surrounding land since they tap into electrical capacity that is most local to the area, 
already exists and is within close proximity to the available switchyard site.
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III. ANALYSIS
The criteria applicable to this request are shown in underlined text and the responses are shown in 
standard text. All of the following criteria must be satisfied in order for this request to be approved.

A. LIGHT INDUSTRIAL (M-1) (CITY) – CUZO 10-5A-1 – 10-5A-5
10- 5A-3: CONDITIONAL USES PERMITTED:
In an M-1 District, the following uses and their accessory uses may be permitted subject to the 
provisions of Chapter 12 of this Title:  2. Community Services uses as provided by Chapter 6 of 
this Title. 
Applicant Response:   The Proposed Facilities are a Community Service under Chapter 6 of this 
Title (Section 10-6-1 of the CUZO).  Accordingly, in the M-1 Zone, it is a conditional use 
permitted subject to the requirements of Chapter 12.  Section C below addresses the approval 
standards for conditional uses in more detail.  
Conclusion: Chapter 6 of the Umatilla Zoning Ordinance provides a list of uses that can be 
approved as community service. The applicable use to this application is listed below:
Utility facility, including generating facilities, substations, telephone switching stations, and 
other facilities required for the transmission of power or communications.

10-5A-4: DEVELOPMENT STANDARDS:
A. Buffer Area: If a use in this District abuts or faces a residential district, a landscape area of 
twenty feet (20') along the entire frontage will be required on the side abutting or facing the 
adjacent district in order to provide a buffer area. Screening, landscaping or other conditions 
necessary to preserve the character of the adjacent district may be required to be established and 
maintained by the property owner. The setback may be reduced if appropriate and compensating 
screening measures are proposed and approved through site review.   
Applicant Response:   The site location for the Proposed Facilities is not directly adjacent to 
residential districts. The nearest residential zoning is located north of the proposed project site 
and across Powerline Road. The nearest residential buildings are approximately 2 tenths of a 
mile from the proposed switchyard site. The property directly north of the proposed site, which is 
also north of the 30-foot-wide public road right-of-way is zoned NC (Neighborhood 
Commercial). There is currently an existing rental storage building located here. UEC plans to 
install fencing around its proposed switchyard facility but does not generally install fencing 
around its transmission line facilities. See the attached Exhibit C for switchyard site plan and 
approximate fencing offset from public right-of-way and property boundaries. The proposed 
transmission line does not require a fence or buffer as the line will be designed to provide 
adequate clearances for any needed road entrance, drive, property fences and other utilities and 
will be located so that adequate clearance is maintained from existing and planned buildings and 
towers. 
Conclusion: The proposed use is a utility facility that will not be able to be screened by 
landscaping, nor is it practical for a use that is not a building. The proposed switchyard will be 
partially screened by fencing. 

B. Storage: Materials shall be stored and grounds maintained in a manner that will not attract or 
aid the propagation of insects or rodents or otherwise create a health hazard. Outside storage in a
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required yard shall not exceed ten feet (10') in height. Storage area shall not exceed fifty percent 
(50%) of the site.   
Applicant Response: This criterion does not apply. The Proposed Facilities will not involve 
any storage of materials.
Conclusion: No storage of materials is proposed; this criterion does not apply. 

C. Screening: Screening of storage or for other purposed shall consist of a sight-obscuring fence
or landscaping, or other similar barrier. If screening is used to obstruct the view from adjacent 
residentially designated properties, the screening shall be of a material and design that is
compatible with adjacent residences, shall be free of advertising, and shall be constructed 
according to plans submitted by the owner or his authorized agent and approved through site 
review. 

Applicant Response: The applicant is not proposing fencing or other screening of storage areas 
and is not aware of any impacts that warrant such measures.  
Conclusion: No storage is proposed, neither is screening for storage. This criterion is not 
applicable. 

D. Dimensional Standards

Applicant Response: Since the switchyard site has not yet been subdivided from the larger tax 
lot, the application for a subdivision for this station will be planned to adhere to subdivision 
standards required by the City for this zone. The Proposed Facilities are not subject to the 
setback requirements as they are not considered a building.  

Conclusion: These criterion addresses buildings, not the proposed community services use. This 
criterion is satisfied.  

10-5A-5: LIMITATIONS ON USE:
A. All uses are subject to site review.
B. A chain-link fence that is made in part with barbed wire may be permitted for the purpose of 
security when it is not along a sidewalk or public right of way. C. Any fence allowed or required 
in an M-1 District more than six feet (6') in height shall comply with setbacks for structures. D. 
Loading areas shall not be located within a required yard setback. (Ord. 688, 6-15-1999)
Applicant Response: The Applicant proposes fencing and may include barbed wire and/or 
screening around the station yard. Yard fencing will be approximately 7 to 8 feet tall around the 
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perimeter as shown in the attached Exhibit C. Fencing or screening is not necessary for the 
transmission line.
Conclusion: The proposed chain link fence is being installed as security for the switchyard. The 
fence will be higher than 6 feet but will meet all the setbacks of this zone. 

C. CONDITIONAL USE CRITERIA FOR M-1 AND M-2 ZONES
10- 12-1: AUTHORIZATION TO GRANT OR DENY:
A. Approval Criteria: The applicant shall carry the burden of proof in demonstrating that the
following review criteria are satisfied, in addition to any specific criteria and standards in this 
Chapter, other applicable chapters of this Title, and this Code. If any of the following criteria and 
other applicable standards cannot be satisfied by requiring conditions with the approval, the use 
shall be denied:   
1. Applicable Plans: The conditional use application complies with applicable policies of the
Umatilla City Comprehensive Plan.

Applicant Response: It is Applicant’s understanding that the City Code implements the 
Umatilla City Comprehensive Plan and that, by complying with the City Code, the proposal is 
also in conformance with the Comprehensive Plan.

Conclusion: The City Code implements the Umatilla City Comprehensive Plan and by 
complying with the City Code, the proposal is also in conformance with the Comprehensive 
Plan.

2. Code Provisions: The proposal complies with all applicable provisions of this Code, including,
but not limited to, provisions of this Chapter, the base district, and site review, as well as any 
other applicable provisions of this Code.  
Applicant Response: As addressed in the applicant’s narrative, the Proposed Facilities comply 
with or are capable of complying with all applicable provisions of the City Code.
Conclusion: The purpose of this application is to demonstrate that the proposal complies with 
the applicable provision of code. This criterion can be considered satisfied.  

3. Use Characteristics: If the proposed use is a community service, application shall include 
evidence to demonstrate that the proposed use is needed within the community to provide a 
social or technical benefit.   
Applicant Response: The Proposed Facilities are a community service under this Code.  These 
facilities are needed in order to deliver additional power capacity to the service provider’s 
electrical substation which will serve both existing and future developments in the surrounding 
community. These facilities will serve current and future developments, including residential, 
industrial, commercial and agricultural uses which are expected to increase in this area.
Conclusion: These facilities will serve current and future developments, including residential, 
industrial, commercial and agricultural uses which are expected to increase in this area.

4. Site Characteristics: The site is appropriate for the proposed use, considering, but not limited 
to, the following factors: neighboring land use, adequacy of transportation facilities and access, 
site size and configuration, adequacy of public facilities.   
Applicant Response: The electrical powerline is a linear project and the site selected on each 
parcel is appropriate for the proposed transmission line since this line will be located either along 
an existing utility corridor paralleling the public road or will be sited in cooperation with 
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landowners to minimize impacts to current and planned property uses.  The Applicant 
specifically selected a route for the new transmission line in cooperation with current and future 
landowners on Tax Lots 2500 and 2501 and 200. Applicant is also working with the landowners 
of the properties along Potato lane (County jurisdiction) and will plan to site the facility in this 
area so that current agricultural operations will not be impacted.  
In addition, the proposed siting of the electrical switchyard will avoid placement of this facility 
on surrounding, less suitable land, including land zoned for commercial or farm use. The 
proximity of the Proposed Facilities to existing public roads will minimize land area needed for 
access drives and entrances.
Conclusion: The zoning of Light Industrial is an appropriate zone for a use of this nature. 
Powerline Road is an adequate transportation facility for this use. 

5. Impacts On The Neighborhood: Potential impacts on neighboring properties shall be
identified. Mitigating measures shall be identified for unavoidable adverse impacts.

Applicant Response: The Applicant is aware of no impacts on neighboring properties because 
of the proposed transmission line. The impacts of the transmission line on the property that is 
Zoned M-1, Tax Lots 2500, 2501 and 200 are minimized since the development plans associated 
with these properties will accommodate the location of the transmission facility.  Applicant is 
aware that the City may require Applicant to mitigate impacts but is not aware of any conditions 
that would warrant such measures for the proposed use.
Conclusion: Outside of a fence around the switchyard for safety and screening, there are no 
impacts on neighboring properties that are identified at this time. 

6. Impacts On The Community: Potential impacts on the community shall be identified, 
including, but not limited to, public facilities, land supply within the particular zoning district, 
impact on housing, etc. Potential benefits of a proposed use may outweigh potential impacts, but 
such benefits and impacts should be identified. Unavoidable adverse impacts should be mitigated 
to the extent possible. 
Applicant Response: Applicant is not aware of adverse impacts to the community because of 
the Proposed Facilities which may outweigh the necessity of these facilities for area growth and 
development. Applicant is aware that the City may require mitigation of potential impacts, but 
Applicant is not aware of any conditions that would warrant such measures.  
Conclusion: There are no impacts on neighboring properties that are identified at this time.

10-12-2: STANDARDS GOVERNING CONDITIONAL USES:
D. Utilities, Storage Tanks, And Towers For Transmission Of Radio Waves For Cellular 
Communications And Similar Facilities: The Planning Commission shall determine that the 
proposed site is located to best serve the intended area and that impacts on surrounding 
properties and appropriate mitigating measures are identified. Such facilities shall be located, 
designed, and installed with regard for aesthetic values.  
Applicant Response: The proposed transmission line meets these approval criteria because the 
transmission line is planned to be located so that it does not interfere with existing facilities or 
existing and planned uses on the properties it crosses. This line is needed to provide for the 
additional electrical capacity for the service provider in this area, PacifiCorp, which will serve 
current, planned and future utility customers within its Service Territory. The Applicant is fully 
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cooperating with City officials and understands that additional mitigation conditions may be 
required by the Commission.  
The proposed switchyard site is planned to be offset from the public road so that it also does not 
interfere with adjacent land uses.  It is the Applicant’s understanding that the City has secured or 
is securing road improvement agreement(s) for planned roadway improvements and associated 
utility corridors in this area along Powerline Road. The Proposed Facilities will be offset from 
the road to accommodate needed future improvement activities.
Conclusion: The applicant has demonstrated above that this criterion is met. 

10-13-2: SITE REVIEW
The purpose of site review is to provide a process to review proposals to verify compliance with 
requirements of this title, including requirements of this section, and any other applicable 
provisions of this Code.
A. General provisions.
1. Applicability. Site review is required for multi-family residential, commercial, and industrial 
developments as specified in each zoning district.
2. Procedure. Site review is a Type II permit, unless incorporated into a Type III review such as 
a community services or conditional use permit.
3. Exemptions. The following developments are exempt from site review:
a) Single-family dwellings, manufactured homes on individual lots, and duplexes.
b) A development that adds less than 25 percent to existing floor area or outdoor use area when 
the primary use on the site remains unchanged and required parking does not increase.
c) An addition to an existing development when the primary use on the site remains unchanged.
B. Application.
1. Submission. The applicant shall submit at least six copies of a narrative, plans, and drawings 
that describe the proposed development. A traffic impact analysis (TIA), as established in 
Section 10-11-10 of this title, shall also be submitted pursuant to applicability requirements in 
subsection 10-11-10 B. of this title. Information specified by Chapter 14 of this title and this 
section may be combined and provided in narrative form or on plans and maps so long as 
required information is clear and understandable. Additional copies of documents and plans will 
be required for a Type III review.

Applicant Response: Applicant will provide copies of plans, drawings and application materials 
as required.  Please see response regarding traffic impact analysis, section 10-11-10 TRAFFIC 
IMPACT ANALYSIS (TIA) below.
Conclusion: The applicant has addressed the TIA below, a TIA is not required for this 
application. 

3. Site design criteria and standards for nonresidential developments. The following 
requirements are in addition to any requirements specified in the applicable zoning district:
a) Landscaped areas shall be provided with automatic irrigation unless a landscape architect 
certifies that plants will survive without irrigation.
b) Landscaping shall be located along street frontages and building fronts to enhance the street 
appearance of a development.

Applicant Response: It is the Applicant’s understanding that the City has secured or is securing 
road improvement agreement(s) for planned roadway improvements and potentially associated 
shoulder, sidewalk and utility corridors in this area along Powerline Road between the road and 
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the Proposed Facilities. The Proposed Facilities will be offset from the road to accommodate 
needed future improvement activities. Applicant will cooperate with the City regarding 
placement of any needed landscaping and screening so that plans are compatible and consistent 
with road improvements.    
Conclusion: Landscaping along Powerline Road will be required by future applications on this 
property. The proposed switchyard is set off powerline road by 144 feet. 

c) Outdoor storage and garbage collection areas shall be entirely screened with vegetation, fence, 
or wall.

Applicant Response: This criterion does not apply to the Proposed Facilities since they will not 
require garbage or trash service.  
Conclusion: This criterion does not apply to the Proposed Facilities since they will not require 
garbage or trash service.  

d) Based on anticipated vehicle and pedestrian traffic and the condition of adjacent streets and 
rights-of-way, the City may require right-of-way improvements including, but not limited to, 
paving, curbs, sidewalks, bikeways, lighting, turn lanes, and other facilities needed because of 
anticipated vehicle and pedestrian traffic generation. Minimum requirements shall conform to the 
standards of subsection 11-4-2 C. of this Code, minimum street standards and the public works 
standards.

Applicant Response: Please see Applicant’s response to 10-13-2B 3) a above. Also please see 
the attached Exhibit D Rockpile Switchyard Site Layout titled “Conditional Use Permit Exhibit” 
for proposed offset dimensions from the public road right-of-way and preliminary proposed 
entrance locations.
Conclusion: ROW improvements will be required when future applications are made on this 
property. 

e) Access shall generally be taken from the higher classification street when a development 
fronts more than one street, except in the case of developments along Highway 730, which shall 
take access from an alley or a side street unless there is no alternative.

Applicant Response: As shown in the attached Exhibit D, the proposed access is from 
Powerline Road. A secondary access to the switchyard facility would be off of a road that is yet 
to be constructed and would be permitted separately by others, which would come off of the 
existing 30’ road right-of-way located along the north side of the property.
Conclusion: Powerline road is the only transportation facility in the vicinity. Access will be 
taken from Powerline road. 

f) Developments shall provide an onsite pedestrian circulation system that connects building 
entrances, public sidewalks, bicycle and automobile parking areas, and parts of the site or 
abutting properties that may attract pedestrians. Walkways shall maintain a clear width of at least 
five feet and shall be separated from vehicles by curbs, raised bumpers, planter strips, or similar 
barriers. Walkways through parking areas or crossing driveways shall be clearly identified by a 
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different material or pavement markings or both. Walkways shall be in clearly visible locations 
to promote safety. Walkways shall be hard surfaced.

Applicant Response: Other than potential sidewalk set-aside along Powerline Road, the 
Proposed Facilities are not expected to have public sidewalks or parking areas due to these 
facilities not being for use by the public or continual personnel use. The Switchyard will be 
fenced and gated for public safety. Public walkways across access roads will be marked as/when 
required for public safety.
Conclusion: The proposed use will not be open to the public. 

g) The primary building and entry orientation shall be to the fronting street rather than a parking 
lot.

Applicant Response: Since the only building on the Switchyard site will be the station’s control 
shed which is to be constructed and permitted to state requirements, and no parking lot will be 
included or necessary for the facility, this criterion does not apply.
Conclusion: No building is proposed, this criterion is not applicable. 

h) All buildings shall incorporate ground floor windows along street facades, with at least 20 
percent of any wall within 30 feet of a street consisting of display areas, windows, or doorways.

Applicant Response: Please see response to item g) above. This criterion does not apply to the 
Proposed Facilities.
Conclusion: No building is proposed, this criterion is not applicable.

i) Building facades facing a street shall include changes in relief such as cornices, columns, 
gables, bay windows, recessed entries, or similar architectural or decorative elements.

Applicant Response: Please see response to item g) above. This criterion does not apply to the 
Proposed Facilities.
Conclusion: No building is proposed; this criterion is not applicable.

j) A drive-through use shall be oriented to the side or rear of a building and shall be designed to 
minimize conflicts with pedestrians and vehicles.

Applicant Response: This criterion does not apply to the Proposed Facilities. 
Conclusion: A drive through use is not proposed. This criterion is not applicable. 

4. Access standards for all uses.
a) New connections. New connections shall not be permitted within the functional area of an 
intersection or interchange as defined by the connection spacing standards of this title and public 
works standards, unless no other reasonable access to the property is available.

Applicant Response: The proposed access drives for the Switchyard facility are outside of the 
vision clearance of the intersection of Radar Rd and Powerline Rd.
Conclusion: No connections are proposed in the functional area of an intersection. 

b) Access connections. Where no other alternative exists, the City Administrator may allow 
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construction of an access connection along the property line farthest from the intersection. In 
such cases, directional connections (i.e., right in/out, right in only, or right out only) may be 
required.

Applicant Response: Given the proposed access locations and the limited frequency of traffic to 
the Proposed Facilities, the access to the Switchyards site is not expected to pose an impact to 
traffic.  
Conclusion: No connections are proposed in the functional area of an intersection.

c) Cross access drives, pedestrian access. Adjacent commercial or office properties such as 
shopping plazas and office parks that are major traffic generators shall provide a cross access 
drive and pedestrian access to allow circulation between sites.

Applicant Response: This criterion does not apply since the access to the Switchyard site is to 
be limited for safety of the public. 
Conclusion: There are no commercial uses adjacent to this use. The criterion is not applicable. 

d) Separation distance. The City may reduce the required separation distance of access points 
where they prove impractical, provided all of the following requirements are met:
(1) Joint access driveways and cross access easements are provided.
(2) The site plan incorporates a unified access and circulation system.
(3) The property owner enters into a written agreement with the City, recorded with the deed, 
that preexisting connections on the site will be closed and eliminated after construction of each 
side of a joint use driveway.
(4) The City may modify or waive the requirements of this section where the characteristics or 
layout of abutting properties would make a development of a unified or shared access and 
circulation system impractical.

Applicant Response: Joint access to the Switchyard facilities is not anticipated and not 
generally proposed due to the need for security of the facility and to avoid potential constraints 
associated with join access that could impact the ability of UEC personnel to independently 
access and secure this facility. 
Conclusion: The proposed access points are acceptable to the City. 

e) Driveway standards. Driveways shall meet the following standards:
(1) If the driveway is one way in or out, the minimum width shall be ten feet and appropriate 
sign(s) designating the driveway as a one-way connection shall be provided.
(2) For two-way access, each lane shall have a minimum width of ten feet.
(3) The length of a driveway shall be designed in accordance with the anticipated storage length 
of entering and exiting vehicles to prevent vehicles from backing into the flow of traffic on the 
public street or causing unsafe conflicts with on site circulation.

Applicant Response: These standards will be met per the attached Exhibit D.
Conclusion: These standards are met, the proposed access width is 40’ along powerline road and 
24’ along the north access. 

f) Phased developments. Development sites under the same ownership or consolidated for the 
purpose of development and comprising more than one building site, shall be reviewed as a 
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single property for the purposes of complying with access standards. The number of access 
points permitted shall be the minimum number necessary to provide reasonable access to the site, 
not the minimum for that frontage.

Applicant Response: Please see attached Exhibits for site plans for both Proposed Facilities.
Conclusion: The entirety of this facility has been submitted, no phasing is expected. 

g) Nonconforming access features. Legal access connections in place when this title was adopted 
that do not conform with the standards herein are considered nonconforming features and shall 
be brought into compliance with applicable standards when new access connection permits are 
requested or when there is a change in use or enlargement or improvement that will increase trip 
generation.

Applicant Response: The planned access for the Proposed Facilities does not meet this criterion.
Conclusion: New access will be required to meet City standards. 

h) Reverse frontage. Lots that front on more than one street shall be required to locate motor 
vehicle accesses on the street with the lower functional classification. This requirement may be 
waived or modified when a commercial or industrial use would be required to take access from a 
street in a residential neighborhood.

Applicant Response: As shown in the attached Exhibit D, the planned access to the Switchyard 
facility would be primarily from Powerline Rd and a secondary access would be from the 
undeveloped road on the north side of the facility. This configuration is necessary to maintain the 
facility and provide adequate off-site entrances and exits. Applicant emphasizes that this access 
configuration is preliminary and based upon the anticipated layout of switchyard equipment.
Conclusion: The subject property is not a reverse frontage property. 

i) Review by the Oregon State Department of Transportation. Any application that involves 
access to the state highway system shall be reviewed by the Oregon Department of 
Transportation for conformance with state access management standards. In the I-
82/U.S. 730 Interchange Area Management Plan (IAMP) management area, proposed access 
shall be consistent with the access management plan in Section 7 of the IAMP.

Applicant Response: This criterion does not apply.  The Proposed Facilities do front a state 
highway.
Conclusion: The Proposed Facilities do front a state highway.

10-11-10. – TRAFIC IMPACT ANALYSIS (TIA).
A. Purpose. The purpose of this section is to implement Section 660-012-0045(2)(e) of the State 
Transportation Planning Rule that requires the City to adopt a process to apply conditions to 
specified land use proposals in order to minimize adverse impacts to and protect transportation 
facilities. This section establishes the standards for when a proposal must be reviewed for 
potential traffic impacts; when a traffic impact analysis must be submitted with an application in 
order to determine whether conditions are needed to minimize impacts to and protect 
transportation facilities; what must be in a traffic impact analysis; and who is qualified to prepare 
the analysis.
B. Applicability. A traffic impact analysis shall be required to be submitted to the City with a 
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land use application, when the following conditions apply:
1. The application involves one or more of the following actions:
a) A change in zoning or plan amendment designation; or
b) The proposal is projected to cause one or more of the following effects, which can be 
determined by field counts, site observation, traffic impact analysis or study, field measurements, 
crash history, Institute of Transportation Engineers Trip Generation Manual; and information and 
studies provided by the local reviewing jurisdiction and/or ODOT:
1. An increase in site traffic volume generation by 250 average daily trips (ADT) or more (or as 
required by the City Engineer). The latest edition of the Trip Generation Manual, published by 
the Institute of Transportation Engineers (ITE) shall be used as standards by which to gauge 
average daily vehicle trips; or
2. An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross vehicle 
weight by ten vehicles or more per day; or
3. The location of the access driveway does not meet minimum intersection sight distance 
requirements, or is located where vehicles entering or leaving the property are restricted, or 
vehicles queue or hesitate, creating a safety hazard; or
4. The location of the access driveway does not meet the access spacing standard of the 
roadway on which the driveway is located; or
5. A change in internal traffic patterns that may cause safety problems, such as backup onto the 
highway or traffic crashes in the approach area.

Applicant Response: A TIA is not necessary for the Proposed Facilities since neither the 
electric switchyard, nor the electric transmission facility includes any of the actions listed in 10-
11-10 (B) (Applicability). The Proposed Facilities will not increase the volume of traffic to this 
site as they will only be visited periodically for routine maintenance by UEC personnel upon 
completion of construction. The access drives to the switchyard are to be located so that traffic 
flow in and around the intersection of Radar Rd and Powerline Rd is not impeded.
Conclusion: A TIA is not required as part of this application, as the proposed use will be only 
accessed for maintenance. 

IV. SUMMARY AND PLANNING COMMISSION DECISION

The applicant is proposing to develop the site with a new transmission line and switchyard. The 
submitted materials meet or are capable of meeting the standards and criteria of approval as 
addressed in this report. Therefore, based on the information in Sections I and II of this report, and 
the above criteria, findings of fact and conclusions addressed in Section III, the City of Umatilla
Staff RECCOMENDS that the Planning Commission APPROVES Conditional Use, CU-4-22 & 
SP subject to the conditions of approval contained in Section V.

V. CONDITIONS OF APPROVAL

1. The applicant must obtain all federal, state and local permits or licenses prior to starting 
construction activities.

2. If any historic, cultural or other archaeological artifacts, or human remains are 
discovered during construction the applicant shall immediately cease construction 
activity, secure the site, and notify appropriate agencies including but not limited to the 
City of Umatilla, Oregon State Historic Preservation Office and the Confederated 
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Tribes of the Umatilla Indian Reservation (CTUIR) Cultural Resources Protection 
Program. 

3. The applicant must establish the proposed use within one year of the date of the final 
approval unless the applicant applies for and receives and extension prior to the 
expiration of the approval.

4. Failure to comply with the conditions of approval established herein may result in 
revocation of this approval.

VI. EXHIBITS

Exhibit A – Public Notice Map
Exhibit B – Applicant’s Site Plan
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CITY OF UMATILLA PLANNING COMMISSION
REPORT AND RECCOMENDATION
FOR
CONDITIONAL USE (CU-5-22) & SITE PLAN REVIEW

DATE OF HEARING: November 22, 2022

REPORT PREPARED BY: Jacob Foutz, Senior Planner

I. GENERAL INFORMATION AND FACTS

Applicant: Umatilla Electric Cooperative, 750 West Elm Ave, PO BOX 1148, 
Hermiston, OR 97838

Property Owners: Amazon Data Service, Inc., PO BOX 80416, Seattle, WA 98180-
0415

Land Use Review: Conditional use and site plan review to a establish 3/4-mile 115kV 
transmission line in order to create a looped power supply for the 
Power City Substation that is currently on a radial transmission feed.

Property Description: Tax lots 100,200 on Assessors Map 5N2821 & Tax lot 2400 on 
Assessors Map 5N2816

Location: The subject property is generally west of HWY 395 and south of 
HWY 730 in the City of Umatilla and Urban Growth Boundary 

Existing Development: The properties are currently utilized as a substation and data center 
campus. 

Proposed Development: The applicant requests approval to develop new a transmission line.

Zone Light Industrial (M1).

Adjacent Land Use(s):

Adjacent Property Zoning Use

North UGB Industrial Rock Pit

South UGB Residential Rural residences 
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East Light Industrial (M1) Data Center Campus 

West UGB Residential Rural residences

II. NATURE OF REQUEST AND GENERAL FACTS

UEC Power City Conditional Use CU-5-22: The applicant, Umatilla Electric Cooperative, is 
requesting approval of a conditional use and site plan approval to establish a new transmission 
line. The transmission line will cross Tax lot 2400 of Assessor’s Map 5N2816, and Tax lot 100,200 
on Assessor’s Map 5N2821. This application is subject to the criteria in Sections 10-12-1(A), 10-
13-2, and chapter 6 of the City of Umatilla Zoning Ordinance.

The proposed transmission line is considered a community service use. Community service uses 
may be allowed in any zoning district as a conditional use. All community service uses are required 
to be reviewed as conditional uses according to the procedures and criteria of Chapters 6, 12 and 
14 of the City of Umatilla Zoning Ordinance (CUZO).

Applicant Narrative: 

Umatilla Electric Cooperative is requesting a Condition Use Permit from the City of Umatilla to 
construct a 115kV transmission line within the City’s M-1 and M-2 and the Urban Growth 
Boundary’s M-Industrial Plan zones along the south side of undeveloped Co Rd 1296 and 
terminating at Lind Rd. UEC’s Power City Substation was constructed 1999 due to growth north 
of Hermiston and to serve loads in the Port of Umatilla area. The Power City Substation is currently 
feed from a radial 115 kV line that is fed off of the McNary to Hermiston Generating plant 230/115 
kV Double Circuit line. In 2020, UEC completed the Butte to McNary 115 kV line that provided 
a third feed to the Hermiston Butte substation. This new line runs along Lind Rd and was located 
approximately 0.5 miles from Power City Substation but there are multiple BPA and PacifiCorp 
transmission lines between Lind Road and Power City Substation. In early 2021, UEC started 
discussion on possible routing of a 115 kV transmission line to feed Power City off the McNary 
to Butte transmission line to allow the substation to have a looped transmission feed. This new 
transmission configuration for Power City Substation will enable the station to provide more 
reliable distribution power service to the local area.    

III. ANALYSIS
The criteria applicable to this request are shown in underlined text and the responses are shown in 
standard text. All of the following criteria must be satisfied in order for this request to be approved.

A. LIGHT INDUSTRIAL (M-1) (CITY) – CUZO 10-5A-1 – 10-5A-5
10- 5A-3: CONDITIONAL USES PERMITTED:
In an M-1 District, the following uses and their accessory uses may be permitted subject to the 
provisions of Chapter 12 of this Title:  2. Community Services uses as provided by Chapter 6 of 
this Title. 
Applicant Response:   The Proposed Facilities are a Community Service under Chapter 6 of this 
Title (Section 10-6-1 of the CUZO).  Accordingly, in the M-1 Zone, it is a conditional use 

179



UEC Power City CU-5-22&SP Page 3 of 13

permitted subject to the requirements of Chapter 12.  Section C below addresses the approval 
standards for conditional uses in more detail.  
Conclusion: Chapter 6 of the Umatilla Zoning Ordinance provides a list of uses that can be 
approved as community service. The applicable use to this application is listed below:
Utility facility, including generating facilities, substations, telephone switching stations, and 
other facilities required for the transmission of power or communications.

10-5A-4: DEVELOPMENT STANDARDS:
A. Buffer Area: If a use in this District abuts or faces a residential district, a landscape area of 
twenty feet (20') along the entire frontage will be required on the side abutting or facing the 
adjacent district in order to provide a buffer area. Screening, landscaping or other conditions 
necessary to preserve the character of the adjacent district may be required to be established and 
maintained by the property owner. The setback may be reduced if appropriate and compensating 
screening measures are proposed and approved through site review.   
Applicant Response:   The site location for the transmission line is not directly adjacent to 
residential districts. The nearest residential zoning is located south of the proposed project site 
and across Lind Road to the east. The proposed transmission line does not require a fence or 
buffer as the line will be designed to provide adequate clearances for any needed road entrance, 
drive, property fences and other utilities and will be located so that adequate clearance is 
maintained from existing and planned buildings and towers. 

Conclusion: The proposed use is a utility facility that will not be able to be screened by 
landscaping, nor is it practical for a use that is not a building. 

B. Storage: Materials shall be stored and grounds maintained in a manner that will not attract or 
aid the propagation of insects or rodents or otherwise create a health hazard. Outside storage in a
required yard shall not exceed ten feet (10') in height. Storage area shall not exceed fifty percent 
(50%) of the site.   
Applicant Response: This criterion does not apply. The Proposed Facilities will not involve 
any storage of materials.
Conclusion: No storage of materials is proposed; this criterion does not apply. 

C. Screening: Screening of storage or for other purposed shall consist of a sight-obscuring fence
or landscaping, or other similar barrier. If screening is used to obstruct the view from adjacent 
residentially designated properties, the screening shall be of a material and design that is
compatible with adjacent residences, shall be free of advertising, and shall be constructed 
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according to plans submitted by the owner or his authorized agent and approved through site 
review. 

Applicant Response: The applicant is not proposing fencing or other screening of storage areas 
and is not aware of any impacts that warrant such measures.  
Conclusion: No storage is proposed, neither is screening for storage. This criterion is not 
applicable. 

D. Dimensional Standards

Applicant Response: The proposed transmission line would not include a building or facility 
with these requirements. The line will be constructed in easements that have been acquired 
specifically for transmission and distribution lines. UEC will comply with the standards required 
by the City for this zone.  

Conclusion: These criterion addresses buildings, not the proposed community services use. This 
criterion is satisfied.  

10-5A-5: LIMITATIONS ON USE:
A. All uses are subject to site review.
B. A chain-link fence that is made in part with barbed wire may be permitted for the purpose of 
security when it is not along a sidewalk or public right of way. C. Any fence allowed or required 
in an M-1 District more than six feet (6') in height shall comply with setbacks for structures. D. 
Loading areas shall not be located within a required yard setback. (Ord. 688, 6-15-1999)
Applicant Response: Fencing or screening is not necessary for the transmission line.
Conclusion: A fence is not required for a transmission line. 

C. CONDITIONAL USE CRITERIA FOR M-1 AND M-2 ZONES
10- 12-1: AUTHORIZATION TO GRANT OR DENY:
A. Approval Criteria: The applicant shall carry the burden of proof in demonstrating that the
following review criteria are satisfied, in addition to any specific criteria and standards in this 
Chapter, other applicable chapters of this Title, and this Code. If any of the following criteria and 
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other applicable standards cannot be satisfied by requiring conditions with the approval, the use 
shall be denied:   
1. Applicable Plans: The conditional use application complies with applicable policies of the
Umatilla City Comprehensive Plan.

Applicant Response: It is Applicant’s understanding that the City Code implements the 
Umatilla City Comprehensive Plan and that, by complying with the City Code, the proposal is 
also in conformance with the Comprehensive Plan.

Conclusion: The City Code implements the Umatilla City Comprehensive Plan and by 
complying with the City Code, the proposal is also in conformance with the Comprehensive 
Plan.

2. Code Provisions: The proposal complies with all applicable provisions of this Code, including,
but not limited to, provisions of this Chapter, the base district, and site review, as well as any 
other applicable provisions of this Code.  
Applicant Response: As addressed in the applicant’s narrative, the Proposed Facilities comply 
with or are capable of complying with all applicable provisions of the City Code.
Conclusion: The purpose of this application is to demonstrate that the proposal complies with 
the applicable provision of code. This criterion can be considered satisfied.  

3. Use Characteristics: If the proposed use is a community service, application shall include 
evidence to demonstrate that the proposed use is needed within the community to provide a 
social or technical benefit.   
Applicant Response: The transmission line is a community service under this Code and is 
needed in order to deliver alternate power sources to the electric distribution power station that 
serves the surrounding community. The transmission line therefore creates needed reliability for 
members that are served from this station.  
Conclusion: These facilities will serve current and future developments, including residential, 
industrial, commercial and agricultural uses which are expected to increase in this area.

4. Site Characteristics: The site is appropriate for the proposed use, considering, but not limited 
to, the following factors: neighboring land use, adequacy of transportation facilities and access, 
site size and configuration, adequacy of public facilities.   
Applicant Response: The transmission line is a linear project and the site selected on each 
parcel is appropriate for the proposed transmission line since this line will be located either along 
an existing utility corridor, will parallel the public road or will be sited in cooperation with 
landowners to minimize impacts to current and planned land uses. Access to the proposed 
transmission line corridor for construction and maintenance will be from the local Union St or 
the access that UEC currently has off of Power City Rd. 
Conclusion: The zoning of Light Industrial is an appropriate zone for a use of this nature. Lind
Road is an adequate transportation facility for this use. 

5. Impacts On The Neighborhood: Potential impacts on neighboring properties shall be
identified. Mitigating measures shall be identified for unavoidable adverse impacts.

Applicant Response: The Applicant is aware of no impacts on neighboring properties because 
of the proposed transmission line. The impacts of the transmission line on the property that is 
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Zoned M-1 or M-2, Tax Lots 100 and 200 are minimized since the line is sited to occupy the 
edge of the lot or to run parallel to existing transmission powerline on the property in order to 
collocate the line with other similar facilities that have similar constraints on the land use. The 
Applicant is aware that the City may require Applicant to mitigate impacts but is not aware of 
any conditions that would warrant such measures for the proposed use.  
Conclusion: Considering the use will run along existing lines, there are no impacts on 
neighboring properties that are identified at this time. 

6. Impacts On The Community: Potential impacts on the community shall be identified, 
including, but not limited to, public facilities, land supply within the particular zoning district, 
impact on housing, etc. Potential benefits of a proposed use may outweigh potential impacts, but 
such benefits and impacts should be identified. Unavoidable adverse impacts should be mitigated 
to the extent possible. 
Applicant Response: Applicant is aware of no impacts on the community because of the 
proposed transmission line other than the provision of added reliability due to a secondary feed 
to the substation which serves much of the community. Although this added reliability may not 
be noticed as a community benefit, UEC acknowledges that the ability for community members 
to ignore added resiliency or reliability upgrades to its system is considered a positive factor. 
Applicant requests that the City authorize this system upgrade as a Community Service 
necessary to provide added resiliency and reliability for community members in the McNary and 
Power City areas as these areas experience increasing electrical load from commercial, 
residential, irrigation and industry expansion.  
Conclusion: There are no impacts on neighboring properties that are identified at this time.

10-12-2: STANDARDS GOVERNING CONDITIONAL USES:
D. Utilities, Storage Tanks, And Towers For Transmission Of Radio Waves For Cellular 
Communications And Similar Facilities: The Planning Commission shall determine that the 
proposed site is located to best serve the intended area and that impacts on surrounding 
properties and appropriate mitigating measures are identified. Such facilities shall be located, 
designed, and installed with regard for aesthetic values.  
Applicant Response: The proposed transmission line meets these approval criteria because the 
transmission line is planned to be located so that it does not interfere with existing facilities or 
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existing and planned uses on the properties it crosses. This line is needed to provide alternate 
service to the electric distribution substation.  
Conclusion: The applicant has demonstrated above that this criterion is met. 

10-13-2: SITE REVIEW
The purpose of site review is to provide a process to review proposals to verify compliance with 
requirements of this title, including requirements of this section, and any other applicable 
provisions of this Code.
A. General provisions.
1. Applicability. Site review is required for multi-family residential, commercial, and industrial 
developments as specified in each zoning district.
2. Procedure. Site review is a Type II permit, unless incorporated into a Type III review such as 
a community services or conditional use permit.
3. Exemptions. The following developments are exempt from site review:
a) Single-family dwellings, manufactured homes on individual lots, and duplexes.
b) A development that adds less than 25 percent to existing floor area or outdoor use area when 
the primary use on the site remains unchanged and required parking does not increase.
c) An addition to an existing development when the primary use on the site remains unchanged.
B. Application.
1. Submission. The applicant shall submit at least six copies of a narrative, plans, and drawings 
that describe the proposed development. A traffic impact analysis (TIA), as established in 
Section 10-11-10 of this title, shall also be submitted pursuant to applicability requirements in 
subsection 10-11-10 B. of this title. Information specified by Chapter 14 of this title and this 
section may be combined and provided in narrative form or on plans and maps so long as 
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required information is clear and understandable. Additional copies of documents and plans will 
be required for a Type III review.

Applicant Response: Applicant will provide copies of plans, drawings and application materials 
as required.  Please see response regarding traffic impact analysis, section 10-11-10 TRAFFIC 
IMPACT ANALYSIS (TIA) below.
Conclusion: The applicant has addressed the TIA below, a TIA is not required for this 
application. 

3. Site design criteria and standards for nonresidential developments. The following 
requirements are in addition to any requirements specified in the applicable zoning district:
a) Landscaped areas shall be provided with automatic irrigation unless a landscape architect 
certifies that plants will survive without irrigation.
b) Landscaping shall be located along street frontages and building fronts to enhance the street 
appearance of a development.

Applicant Response: This criterion does not apply to the transmission line. The transmission 
line will not require any landscaping.  
Conclusion: Landscaping is not required for a transmission line. 

c) Outdoor storage and garbage collection areas shall be entirely screened with vegetation, fence, 
or wall.

Applicant Response: This criterion does not apply to the Proposed Facilities since they will not 
require garbage or trash service.  
Conclusion: This criterion does not apply to the Proposed Facilities since they will not require 
garbage or trash service.  

d) Based on anticipated vehicle and pedestrian traffic and the condition of adjacent streets and 
rights-of-way, the City may require right-of-way improvements including, but not limited to, 
paving, curbs, sidewalks, bikeways, lighting, turn lanes, and other facilities needed because of 
anticipated vehicle and pedestrian traffic generation. Minimum requirements shall conform to the 
standards of subsection 11-4-2 C. of this Code, minimum street standards and the public works 
standards.

Applicant Response: This criterion does not apply to the transmission line. The transmission 
line will not impact vehicle or pedestrian traffic and will be located outside road rights-of-way.
Conclusion: This criterion does not apply.

e) Access shall generally be taken from the higher classification street when a development 
fronts more than one street, except in the case of developments along Highway 730, which shall 
take access from an alley or a side street unless there is no alternative.

Applicant Response: This criterion does not apply to the transmission line. The transmission 
line does not need to be accessed from streets like traditional businesses developments. The 
transmission line will be accessible by the Applicant’s easements and from either Union St or 
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Power City Road. Easements have been obtained from landowners to allow UEC to maintain and 
install this line.
Conclusion: No access will be taken, as the use will be transporting electricity. 

f) Developments shall provide an onsite pedestrian circulation system that connects building 
entrances, public sidewalks, bicycle and automobile parking areas, and parts of the site or 
abutting properties that may attract pedestrians. Walkways shall maintain a clear width of at least 
five feet and shall be separated from vehicles by curbs, raised bumpers, planter strips, or similar 
barriers. Walkways through parking areas or crossing driveways shall be clearly identified by a 
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different material or pavement markings or both. Walkways shall be in clearly visible locations 
to promote safety. Walkways shall be hard surfaced.

Applicant Response: This criterion does not apply to the transmission line.
Conclusion: This criterion is not applicable. 

g) The primary building and entry orientation shall be to the fronting street rather than a parking 
lot.

Applicant Response: This criterion does not apply to the transmission line since it is not a 
building and will not have any associated buildings installed as part of the project.  
Conclusion: No building is proposed; this criterion is not applicable. 

h) All buildings shall incorporate ground floor windows along street facades, with at least 20 
percent of any wall within 30 feet of a street consisting of display areas, windows, or doorways.

Applicant Response: Please see response to item g) above. This criterion does not apply to the 
Proposed Facilities.
Conclusion: No building is proposed; this criterion is not applicable.

i) Building facades facing a street shall include changes in relief such as cornices, columns, 
gables, bay windows, recessed entries, or similar architectural or decorative elements.

Applicant Response: Please see response to item g) above. This criterion does not apply to the 
Proposed Facilities.
Conclusion: No building is proposed; this criterion is not applicable.

j) A drive-through use shall be oriented to the side or rear of a building and shall be designed to 
minimize conflicts with pedestrians and vehicles.

Applicant Response: This criterion does not apply to the Proposed Facilities. 
Conclusion: A drive through use is not proposed. This criterion is not applicable. 

4. Access standards for all uses.
a) New connections. New connections shall not be permitted within the functional area of an 
intersection or interchange as defined by the connection spacing standards of this title and public 
works standards, unless no other reasonable access to the property is available.

Applicant Response: This criterion does not apply to the transmission line. The access to the 
transmission line will be by easements that are specific to this project.
Conclusion: No connections are proposed in the functional area of an intersection. 

b) Access connections. Where no other alternative exists, the City Administrator may allow 
construction of an access connection along the property line farthest from the intersection. In 
such cases, directional connections (i.e., right in/out, right in only, or right out only) may be 
required.

Applicant Response: This criterion does not apply to the transmission line.

187



UEC Power City CU-5-22&SP Page 11 of 13

Conclusion: No connections are proposed in the functional area of an intersection.

c) Cross access drives, pedestrian access. Adjacent commercial or office properties such as 
shopping plazas and office parks that are major traffic generators shall provide a cross access 
drive and pedestrian access to allow circulation between sites.

Applicant Response: This criterion does not apply to the transmission line.
Conclusion: There are no commercial uses adjacent to this use. The criterion is not applicable. 

d) Separation distance. The City may reduce the required separation distance of access points 
where they prove impractical, provided all of the following requirements are met:
(1) Joint access driveways and cross access easements are provided.
(2) The site plan incorporates a unified access and circulation system.
(3) The property owner enters into a written agreement with the City, recorded with the deed, 
that preexisting connections on the site will be closed and eliminated after construction of each 
side of a joint use driveway.
(4) The City may modify or waive the requirements of this section where the characteristics or 
layout of abutting properties would make a development of a unified or shared access and 
circulation system impractical.

Applicant Response: This criterion does not apply to the transmission line. The transmission 
line access for maintenance will be by UEC’s easement.  
Conclusion: This criterion is not applicable. 

e) Driveway standards. Driveways shall meet the following standards:
(1) If the driveway is one way in or out, the minimum width shall be ten feet and appropriate 
sign(s) designating the driveway as a one-way connection shall be provided.
(2) For two-way access, each lane shall have a minimum width of ten feet.
(3) The length of a driveway shall be designed in accordance with the anticipated storage length 
of entering and exiting vehicles to prevent vehicles from backing into the flow of traffic on the 
public street or causing unsafe conflicts with on site circulation.

Applicant Response: Please see Applicant’s response to 10-13-2B-4d) a above.
Conclusion: These criteria are not applicable to the proposed use. 

f) Phased developments. Development sites under the same ownership or consolidated for the 
purpose of development and comprising more than one building site, shall be reviewed as a 
single property for the purposes of complying with access standards. The number of access 
points permitted shall be the minimum number necessary to provide reasonable access to the site, 
not the minimum for that frontage.

Applicant Response: Please see Applicant’s response to 10-13-2B-4d) a above.
Conclusion: These criteria are not applicable to the proposed use. 

g) Nonconforming access features. Legal access connections in place when this title was adopted 
that do not conform with the standards herein are considered nonconforming features and shall 
be brought into compliance with applicable standards when new access connection permits are 
requested or when there is a change in use or enlargement or improvement that will increase trip 
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generation.

Applicant Response: Please see Applicant’s response to 10-13-2B-4d) a above.
Conclusion: These criteria are not applicable to the proposed use. 

h) Reverse frontage. Lots that front on more than one street shall be required to locate motor 
vehicle accesses on the street with the lower functional classification. This requirement may be 
waived or modified when a commercial or industrial use would be required to take access from a 
street in a residential neighborhood.

Applicant Response: Please see Applicant’s response to 10-13-2B-4d) a above.
Conclusion: These criteria are not applicable to the proposed use. 

i) Review by the Oregon State Department of Transportation. Any application that involves 
access to the state highway system shall be reviewed by the Oregon Department of 
Transportation for conformance with state access management standards. In the I-
82/U.S. 730 Interchange Area Management Plan (IAMP) management area, proposed access 
shall be consistent with the access management plan in Section 7 of the IAMP.

Applicant Response: This criterion does not apply. The transmission line does not front a state 
highway.
Conclusion: The Proposed Facilities do not front a state highway.

10-11-10. – TRAFIC IMPACT ANALYSIS (TIA).
A. Purpose. The purpose of this section is to implement Section 660-012-0045(2)(e) of the State 
Transportation Planning Rule that requires the City to adopt a process to apply conditions to 
specified land use proposals in order to minimize adverse impacts to and protect transportation 
facilities. This section establishes the standards for when a proposal must be reviewed for 
potential traffic impacts; when a traffic impact analysis must be submitted with an application in 
order to determine whether conditions are needed to minimize impacts to and protect 
transportation facilities; what must be in a traffic impact analysis; and who is qualified to prepare 
the analysis.
B. Applicability. A traffic impact analysis shall be required to be submitted to the City with a 
land use application, when the following conditions apply:
1. The application involves one or more of the following actions:
a) A change in zoning or plan amendment designation; or
b) The proposal is projected to cause one or more of the following effects, which can be 
determined by field counts, site observation, traffic impact analysis or study, field measurements, 
crash history, Institute of Transportation Engineers Trip Generation Manual; and information and 
studies provided by the local reviewing jurisdiction and/or ODOT:
1. An increase in site traffic volume generation by 250 average daily trips (ADT) or more (or as 
required by the City Engineer). The latest edition of the Trip Generation Manual, published by 
the Institute of Transportation Engineers (ITE) shall be used as standards by which to gauge 
average daily vehicle trips; or
2. An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross vehicle 
weight by ten vehicles or more per day; or
3. The location of the access driveway does not meet minimum intersection sight distance 
requirements, or is located where vehicles entering or leaving the property are restricted, or 
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vehicles queue or hesitate, creating a safety hazard; or
4. The location of the access driveway does not meet the access spacing standard of the 
roadway on which the driveway is located; or
5. A change in internal traffic patterns that may cause safety problems, such as backup onto the 
highway or traffic crashes in the approach area.

Applicant Response: The Applicant meets these criteria. The proposed transmission line will 
not involve any commercial or industrial activities, nor will it involve any storage. The proposed 
use will also not involve any loading areas or merchandise sales. Finally, the proposed use will 
comply with appropriate state and federal regulations regarding noise, vibration, dust, odor, 
smoke, appearance, or other objectionable factors.
Conclusion: A TIA is not required as part of this application, as the proposed use will be only 
accessed for construction. 

IV. SUMMARY AND PLANNING COMMISSION DECISION

The applicant is proposing to develop the subject property with a new transmission line. The 
submitted materials meet or are capable of meeting the standards and criteria of approval as 
addressed in this report. Therefore, based on the information in Sections I and II of this report, and 
the above criteria, findings of fact and conclusions addressed in Section III, the City of Umatilla
Staff RECCOMENDS that the Planning Commission APPROVES Conditional Use, CU-5-22 & 
SP subject to the conditions of approval contained in Section V.

V. CONDITIONS OF APPROVAL

1. The applicant must obtain all federal, state and local permits or licenses prior to starting 
construction activities.

2. If any historic, cultural or other archaeological artifacts, or human remains are 
discovered during construction the applicant shall immediately cease construction 
activity, secure the site, and notify appropriate agencies including but not limited to the 
City of Umatilla, Oregon State Historic Preservation Office and the Confederated 
Tribes of the Umatilla Indian Reservation (CTUIR) Cultural Resources Protection 
Program. 

3. The applicant must establish the proposed use within one year of the date of the final 
approval unless the applicant applies for and receives and extension prior to the 
expiration of the approval.

4. Failure to comply with the conditions of approval established herein may result in 
revocation of this approval.

VI. EXHIBITS

Exhibit A – Public Notice Map/Site Plan
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CITY OF UMATILLA PLANNING COMMISSION
REPORT AND RECOMMENDATION
FOR
REPLAT RP-2-22

DATE OF HEARING: November 22, 2022

REPORT PREPARED BY: Jacob Foutz, Senior Planner

I. GENERAL INFORMATION AND FACTS

Applicant: Amazon Data Services, Inc. c/o Seth King, Perkins Coie LLP, 
1120 NW Couch Street, Tenth Floor, Portland, OR 97209

Property Owners: Amazon Data Services, Inc., 410 Terry Avenue North, Seattle, WA 
98109. 

Land Use Review: Replat of Tax Lot 200 on Assessors Map 5N28E32 and Tax Lot 
1400 on Assessors Map 5N28E29.

Property Description: The properties are described as Tax Lot 200 on Assessors Map 
5N28E32 and Tax Lot 1400 on Assessors Map 5N28E29

Location: The subject properties are located on the south end of Powerline Rd 
in the City of Umatilla. 

Existing Development: The property consists of vacant land. 

Proposed Development: The applicant intends to develop the property with data centers.

Zone Light Industrial (M-1).

Adjacent Land Use(s):

Adjacent Property Zoning Use

North Light Industrial (M1) Vacant land used for farming 

South Light Industrial (M1) Vacant land used for farming 

East Light Industrial (M1) Vacant land used for farming 

West EFU Vacant land used for farming
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II. NATURE OF REQUEST AND GENERAL FACTS

ADS 194 Replat RP-2-22: The applicant, Amazon Data Services, Inc. c/o Seth King, Perkins Coie 
LLP, requests approval to replat two existing lots to remove the line between them, effectively 
combing two lots into one. The properties are identified as Tax Lot 1400 on Assessors Map 
5N28E29 and Tax Lot 200 on Assessors Map 5N28E32. 

The City’s Land Division Ordinance (LDO) does not directly address replat requests, however, 
Section 11-2-6(A) addresses land division approval criteria. Therefore, the City will process the 
request subject to the standards contained in Section 11-2-6 of the LDO similar to a subdivision 
or partition request.

III. ANALYSIS
The criteria applicable to this request are shown in underlined text and the responses are shown in 
standard text. All of the following criteria must be satisfied in order for this request to be approved.

CITY OF UMATILLA ZONING ORDINANCE 

SECTION 10-5A-4: DEVELOPMENT STANDARDS: (Light Industrial, M-1)

Minimum lot width 80 feet 

Minimum lot depth 100 feet 

Minimum yard setbacks: 

  Front yard 10 feet or 20 feet if adjacent to a 
residential district 

  Side yard 0 feet or 20 feet if adjacent to a 
residential district 

  Side street yard 10 feet or 20 feet if adjacent to a 
residential district 

  Rear yard 0 feet or 20 feet if adjacent to a 
residential district 

  Parking area 10 feet 

Maximum building height 35 feet 

Maximum site coverage (building, storage area, 
and impervious surface) 

100 percent 

Findings: The applicant is proposing to replat two existing lots into one (1) lot. The result of the 
request will consolidate 2 lots into 1 zoned M-1. The dimensional standards for the M-1 zone
(Section 10-5A-4) is listed above for reference. The proposed lot will exceed the minimum lot 
width and depth and area requirements. 

Conclusion: The proposed lot exceed the minimum dimensional standards for new lots located in 
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the M-1 zoning district.

CITY OF UMATILLA LAND DIVISION ORDINANCE

SECTION 11-2-6: LAND DIVISION APPROVAL CRITERIA:
No plat for a subdivision or partition may be considered for approval until the city has approved a 
tentative plan. Approval of the tentative plan shall be binding upon the city and the applicant for 
the purposes of preparing the subdivision or partition plat. In each case, the applicant bears the 
burden of proof to demonstrate that the proposal satisfies applicable criteria and standards.

A. Approval Criteria: Land division tentative plans shall only be approved if found to comply 
with the following criteria:

1. The proposal shall comply with the city's comprehensive plan.
Findings: The City of Umatilla’s Zoning Ordinance (CUZO) and LDO implement the 
comprehensive plan goals and policies. If a request is found to meet or be capable of 
meeting the applicable standards and criteria in the CUZO and LDO the request is 
considered to be consistent with the comprehensive plan.

Conclusion: The CUZO and LDO implement the comprehensive plan goals and policies. 
If a request is found to meet or be capable of meeting the applicable standards and criteria 
in the CUZO and LDO the request is considered to be consistent with the comprehensive 
plan. This request is found to meet or be capable of meeting all of the applicable standards 
and criterion in the CUZO and LDO as addressed in this report.

2. The proposal shall comply with the I-82/U.S. 730 interchange area management plan 
(IAMP) and the access management plan in the IAMP (section 7) as applicable.
Findings: The interchange area management plan (IAMP) extends along U.S. Highway 
730 from its intersection with U.S. Highway 395 west to Eisele Drive just west of the U.S. 
Post Office within City Limits. The property is not within the IAMP area.

Conclusion: The property is not located within the I-82/U.S. 730 Interchange Management 
Area. This criterion is not applicable.

3. The proposal shall comply with the city's zoning requirements.
Findings: The properties are located within the M-1 zoning district and the applicable City 
zoning requirements are addressed above. The proposed lots comply with all of the 
dimensional standards as addressed in this report.

Conclusion: Both of the proposed lots will meet the minimum dimensional standards as 
addressed in this report.

4. The proposal shall comply with the city's public works standards.
Findings: The City’s public works standards are engineering design and safety standards 
for construction of streets, sidewalks, curbs, water/sewer lines, other utilities and for 
installation of improvements. No improvements to City infrastructure are required as part 
of this application. 
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Conclusion: No improvements to City infrastructure are required as part of this 
application. 

5. The proposal shall comply with applicable state and federal regulations, including, but not 
limited to, Oregon Revised Statutes 92, 197, 227, and wetland regulations.
Findings: The CUZO and LDO implement the applicable provision of ORS 92, 197, 227. 
The subject property does not contain wetlands as shown on the National Wetlands 
Inventory (NWI) or figure 5-1.2 in the City’s Comprehensive Plan. Except as implemented 
through the City’s ordinance, applicable state and federal regulations will be required to be 
met as a condition of approval. 

Conclusion: This request is found to meet or be capable of meeting all of the standards 
and criterion as addressed in this report, the proposal will comply with applicable state and 
federal regulations, as implemented through the City’s ordinances. The applicant will be 
required as a condition of approval to comply with all other state and federal requirements.

6. The proposal shall conserve inventoried natural resource areas and floodplains, including, 
but not limited to, mapped rivers, creeks, sloughs, and wetlands.
Findings: There are no known wetlands, as identified on the NWI, on the subject property. 

Conclusion: There are no known wetlands, as identified on the NWI, on the subject 
property. 

7. The proposal shall minimize disruption of natural features of the site, including steep slopes 
or other features, while providing for safe and efficient vehicle, pedestrian, and bicycle 
access.
Findings: The subject property is not identified as having slope in Figure 7.1-2 of the City 
of Umatilla’s Comprehensive Plan. There are no other known natural features on the 
subject property.

Conclusion: The subject property has no inventoried natural features.

8. The proposal shall provide adjacent lands with access to public facilities and streets to 
allow its full development as allowed by the City's codes and requirements.
Findings: The proposed lot located along Powerline Road will have direct frontage and 
will have access to city services and public facilities. 

Conclusion: All of the proposed lots will have access to public facilities and streets. 

9. The proposal shall be designed with streets that continue or connect to existing and 
planned land division plats on adjoining properties. All proposed streets shall comply 
with standards of this Title and the Public Works Standards. 
Findings: No proposed streets are included in this application. This criterion is not 
applicable. 

Conclusion: No proposed streets are included in this application. This criterion is not 
applicable.
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SECTION 11-4-5: LOTS:
Lot and parcel size, shape, and orientation shall be consistent with the applicable zoning district 
and for the type of use contemplated. No lot or parcel dimension shall include the adjacent public 
right of way.

A. Through lots with public streets on both front and rear or both sides shall be avoided except 
when essential to provide separation of residential development from adjacent arterial or 
collector streets. An easement at least five feet (5') in width shall be located adjacent to the 
right of way and there shall be no right of access to the major street. A permanent barrier 
may be required along the right of way, within the easement.
Findings: The proposed lot is not a through lot. 
Conclusion: The proposed lot is not a through lot. This criterion is not applicable.

B. Lot and parcel side lot lines shall be at right angles to fronting streets or radius to curved 
streets to the extent practical, in order to create lots and parcels with building sites which are 
nearly rectangular.
Findings: The proposed lot is rectangular in shape to the extent possible.
Conclusion: The proposed lot will create building sites which are nearly rectangular. 

C. Lots shall have a width to depth ratio not to exceed 2.5.
Findings: As shown on the preliminary plat the proposed lot will have a width to depth ratio 
that does not exceed 2.5.
Conclusion: The proposed lots will have a width to depth ratio that does not exceed 2.5.

D. All lots and parcels shall have a minimum street frontage on a public street of fifty feet (50'), 
except that lots or parcels fronting a cul-de-sac or curved street may have a minimum street 
frontage of forty feet (40'), so long as the minimum lot width required by the zoning district 
is provided at a distance equivalent to the required front yard setback.
Findings: The proposed lot will exceed fifty feet (50’) of street frontage.
Conclusion: All of the resulting lots will exceed the minimum fifty feet (50’) of street 
frontage.

E. Flag lots shall not be acceptable for land divisions, but may be approved if the following 
circumstances apply:
1. For one or two (2) lot land divisions when it is not practical to create or extend a public 

street or partial public street due to the nature of surrounding development.
2. When topographic conditions or other physical constraints make it impractical or 

infeasible to create or extend a public street.
3. When the size and shape of the site limit the possible arrangement of new lots or parcels 

and prevent the creation or extension of a public street.
4. When allowed, the flag portion of a new lot shall have a minimum width of fifteen feet 

(15') to accommodate a driveway a minimum of twelve feet (12') wide. Two (2) adjacent 
flag lots may reduce the street frontage and pole width to twelve feet (12') wide, if joint 
access easements are created and a driveway is provided with a minimum width of 
twenty feet (20').
Findings: No flag lots are proposed as part of this application.  
Conclusion: No flag lots are proposed as part of this application. These criteria are not 
applicable

197



ADS Replat 194 (RP-2-22) Page 6 of 6

IV. SUMMARY CONCLUSIONS AND DECISION

This request for tentative replat approval meets or is capable of meeting through appropriate 
conditions of approval the land division requirements of the City of Umatilla’s LDO. Therefore, 
staff recommends this request (RP-2-22) to replat two (2) existing lot into one (1) be approved
based on the findings of fact and conclusion contained in Section III of this report subject to the 
conditions of approval contained in Section V of this report.

V. CONDITIONS OF APPROVAL

1. A tentative plat must be submitted to the City of Umatilla, Umatilla County Surveyor and 
Umatilla County GIS Department for review prior to submitting the final plat.

2. Final plat approval must be obtained and recorded within one year from the date of this 
approval, as required by Section 11-3-1(A) of the Land Division Ordinance, unless the 
applicant applies for and receives approval of an extension as specified under Section 10-
14-16 of the City of Umatilla Zoning Ordinance. 

3. The final plat must comply with the requirements of ORS chapter 92 and the requirements 
in Sections 11-3-1 and 11-3-2 of the City of Umatilla Land Division Ordinance.

4. If any historic, cultural or other archaeological artifacts are discovered during construction 
and installation of any required improvements, the applicant/developer shall immediately 
cease construction activity and notify appropriate agencies including, but not necessarily 
limited to the City of Umatilla and the Confederated Tribes of the Umatilla Indian 
Reservation (CTUIR).

5. Failure to comply with the conditions of approval established herein may result in 
revocation of this approval.

6. The applicant shall submit a copy of the final recorded plat to the City of Umatilla.

7. The applicant shall obtain all federal, state and local permits or licenses necessary to record 
the final plat.

VI. EXHIBITS

Exhibit A Notice Map
Exhibit B Preliminary Plat
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2022 PC REPORT 

 
 

November 2021 through October 2022 
Number of Applications Type of Application 

1 Conditional Use  
2 Subdivision  
1 Replat  
3 Plan Amendment 
0 Variance 
0 Appeal 
2 Zone Change 
1 Extension of time  
3 Street Vacation 
1 Zoning Permit seen by Planning Commission  
1 Annexation  
15 Total 
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2022 PC REPORT 

 
 
The following is a brief summary of some applications considered by the Planning Commission. The intent 
is to highlight some of the larger project underway or expected to start soon. 

 
Conditional Use 

• Project Path Conditional Use (CU-1-22) - The applicant, City of Umatilla, was given approval of a 
conditional use and site plan approval to bring together services to assist individuals and families 
facing homelessness with the objective to move them into and through transitional housing to 
permanent housing. A suite of services will be delivered or available by referral that include sleeping 
areas, kitchen and meal services, basic medical, dental and vision services, educational services, 
behavioral health services, access to job opportunities, and transportation services. 
 

Residential Development & Replats 
• Cheryl's Place Phase 2 Subdivision (SUB-3-21) – The applicant Columbia Basin Development, 

received approval of a tentative plat for a residential subdivision to divide an existing parcel into 
31-lots for residential development. The applicant is developing the lots with single-family 
dwellings. The motion carried 5-0 

• Lewis Street Replat (RP-1-22) - The applicant, City of Umatilla, requested approval to replat an existing lot 
to record the ROW of Lewis Street where the physical street is currently, and remove the ROW that was 
abandoned. The motion carried 4-0. 
 

Legislative Changes 
• ODOT Quarry Plan Amendment (PA-2-21) - The applicant, Oregon Department of Transportation, 

requested to have their site located in the UGB be added to the City of Umatilla Comprehensive 
plan Goal 5 so their resource would be protected to allow mining, processing, and stockpiling. 
Planning Commission recommended approval to the City Council, and it was approved by City 
Council. 

• City of Umatilla General Code Update (ZC-1-22) – A application that amended Chapters 4, 5, 11 
and 12 of the City of Umatilla Zoning Ordinance. The amendments lessened restrictions placed on 
alcoholic beverage drinking places, allowed for mobile food vendors to operate 6 days out of 7, 
raised the building height allowed in commercial and industrial zones, and adjusted and removed 
out of compliance code for RV parks and accessory dwelling units. Planning Commission 
recommended approval to the City Council, and it was approved by City Council.  

• Golf Course Rezone (PA-1-22) - An application that settled and corrected both the Comprehensive 
Plan and Zoning designation of a subject property which lies between the Big River Golf Course 
and Bud Draper Drive, effectively achieving a Comprehensive Plan of Residential and Zoning of 
Medium Density Residential (R-2). 
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