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“The mission of Umatilla County is to serve the citizens of Umatilla County efficiently and effectively.” 

 

 
BOARD OF COMMISSIONERS MEETING 

Tuesday, April 14, 2026, 9:00am 
Umatilla County Courthouse, Room 130  

 
 

A. Call to Order 

B. Chair’s Introductory Comments & Opening Statement 

C. New Business     
 
TEXT AMENDMENT REQUEST #T-102-25, AMENDMENT OF THE 1972 UMATILLA 
COUNTY ZONING ORDINANCE IN THE F-1, EXCLUSIVE FARM USE ZONE (19-
ACRE MINIMUM PARCEL SIZE), SECTION 3.03 CONDITIONAL USES TO ADD 
“CEMETERY” TO THE LIST OF CONDITIONAL USES PERMITTED. CONDITIONAL 
USE PERMIT REQUEST #C-1405-25, TO ALLOW A CEMETERY USE ON THE F-1 
ZONED SUBJECT PROPERTIES. LAND DIVISION TYPE I, #S-065-25, TO CREATE 
SUBDIVISION PLOTS. The Hermiston Cemetery District is proposing an amendment to the 
1972 Umatilla County Zoning Ordinance, Section 3.03 Conditional Uses, to add “cemetery” to the 
list of conditional uses permitted in the following zone: F-1, (EFU, 19-acre minimum).  

 
The Hermiston Cemetery District is also requesting a conditional use permit request to allow a 
cemetery use on Map #4N2814CD, Tax Lot #100, to surrounding properties under shared 
ownership, Map #4N2114CD, Tax Lot #200 and Map #4N2814D, Tax Lot #400 and Map 
#4N2814DB, Tax Lots #200 and #201.  
 
The Hermiston Cemetery District is also requesting a Land Division, Type I, request to subdivide 
Map #4N2814D; Tax Lot #400, into a total of 2,258 graves, platting the new cemetery, proposed 
under #C-1405-25. 
 
A proposed amendment to the 1972 Umatilla County Zoning Ordinance in the F-1, EFU Zone, is 
subject to policies in the Umatilla County Comprehensive Plan, Transportation System Plan and 
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the applicable Oregon Statewide Planning Goals. The subject properties, zoned F-1 (EFU) are 
within the City of Hermiston’s Urban Growth Boundary (UGB) and are therefore subject to the 
policies of the City of Hermiston and Umatilla County Joint Management Agreement (JMA), as 
well as the City of Hermiston’s Comprehensive Plan and Transportation System Plan. The 
proposed amendment is also subject to Umatilla County Development Code, Sections 152.750 
through 152.755.  
 
The proposed conditional use request is subject to the 1972 UC Zoning Ordinance, Sections 7.010 
through 7.040, and upon the issuance of a Zoning Permit. The proposed Land Division, Type I, 
request is subject to the UCDC Sections 152.665 through 152.669. 
 
D. New Business     
 
CO-ADOPTION OF CITY OF HERMISTON COMPREHENSIVE PLAN MAP 
AMENDMENT #P-141-26: CITY OF HERMISTON, APPLICANT / UMATILLA 
COUNTY, OWNERS. The applicant requests the County co-adopt City Ordinance 2378 
amending the comprehensive plan map from urbanizable to urban status for approximately 19.5 
acres located on 1835 Airport Road, directly south of the Umatilla County Fairgrounds. The City 
Council also adopted Ordinance 2379 annexing said property effective upon co-adoption of 
Ordinance 2378. The criteria of approval are found in Umatilla County Development Code 
152.750 - 152.754 and the Joint Management Agreement between the City and County. 
 
E. Adjournment  



PLANNING DIVISION 
216 SE 4th ST, Pendleton, OR 97801, (541) 278-6252 

Email: planning@umatillacounty.gov 

Phone: 541-278-6252  •  Fax: 541-278-5480  •  Website: umatillacounty.gov/planning 

MEMO 

TO: Umatilla County Board of County Commissioners 
FROM: Charlet Hotchkiss, Planner I 
DATE: April 2, 2026 

RE:  April 14, 2026 Board of County Commissioners Hearing 
Hermiston Cemetery District Text Amendment, #T-102-25,  
Conditional Use Permit, #C-1405-25 and Type I Land Division, #S-065-25 
Hermiston Cemetery District, Owners 

Background Information 
The existing Hermiston Cemetery, located on Map #4N2814CD; Tax Lot 100, is a pre-
existing non-conforming use. Developed in 1973 when the Hermiston Cemetery District 
was originally formed and incorporated on June 8, 1973. The cemetery has been 
operating in this location and serving the communities of Hermiston and the 
surrounding areas for 53 years. The Hermiston Cemetery District already owns the 
surrounding properties involved in this request.  

The Hermiston Cemetery District land use request consists of the following three land 
use requests: 

1. A text amendment to the County’s 1972 Zoning Code, Section 3.03 Conditional
Uses to add “cemetery” to the list of conditional uses permitted in the F-1,
Exclusive Farm Use Zone (19-acre minimum parcel size).

2. A Conditional Use Permit request to allow a cemetery use on the F-1 zoned
properties in order to expand the existing cemetery. The Conditional Use Permit
would apply to properties identified as Map #4N2814CD, Tax Lot #100, Map
#4N2114CD, Tax Lot #200, Map #4N2814D, Tax Lot #400 and Map #4N2814DB,
Tax Lots #200 and #201.

3. A Type I Land Division, Subdivision request to subdivide Map #4N2814D; Tax Lot
#400, into a total of 2,549 graves (subdivision plots), for the cemetery
expansion.

A proposed amendment to the 1972 Umatilla County Zoning Ordinance in the F-1 Zone, 
is subject to policies in the Umatilla County Comprehensive Plan, City of Hermiston 
Comprehensive Plan, City of Hermiston Transportation System Plan, Umatilla County 
Transportation System Plan and the applicable Oregon Statewide Planning Goals.  
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The proposed amendment would add “cemetery” to the list of conditional uses 
permitted in the 1972 F-1, Zone. This conditional use would be subject to Section 7.010 
through 7.040 in the 1972 Umatilla County Zoning Ordinance, and permitted upon the 
issuance of a Zoning Permit to finalize the conditional use request.  

Approval of the text amendment and conditional use permit would also allow the 
Hermiston Cemetery District to subdivide Tax Lot #400, Map #4N2814D, into cemetery 
plots with a total of 2,549 graves.  

The other tax lots involved in the Conditional Use Request are not being subdivided at 
this time and will remain as un-platted open space until a Land Division application is 
submitted.  

Table of Contents 
The included Table of Contents includes the Applicant’s application attachments that 
were submitted with text amendment, conditional use permit and subdivision 
application.  

Notice 
Notice of the applicant’s request was mailed on February 20, 2026 to nearby property 
owners and necessary agencies. Notice of the March 12, 2026 Planning Commission 
hearing and the April 14, 2026 Board of County Commissioners hearing was published in 
the East Oregonian on February 25, 2026.  

Criteria of Approval 
A proposed amendment to the 1972 Umatilla County Zoning Ordinance in the F-1, EFU 
Zone, is subject to policies in the Umatilla County Comprehensive Plan, Transportation 
System Plan and the applicable Oregon Statewide Planning Goals. The subject properties, 
zoned F-1 are within the City of Hermiston’s Urban Growth Boundary (UGB) and are 
therefore subject to the policies of the City of Hermiston and Umatilla County Joint 
Management Agreement (JMA), as well as the City of Hermiston’s Comprehensive Plan 
and Transportation System Plan. The proposed amendment is also subject to Umatilla 
County Development Code, Sections 152.750 through 152.755.  

Hearings 
A Public Hearing before the Umatilla County Planning Commission was held March 12, 
2026. The Planning Commission voted (6:0) to approve both the Conditional Use Request 
and the Subdivision Request and recommend approval of the Hermiston Cemetery Text 
Amendment, number T-102-25, to the Board of Commissioners based on the foregoing 
Findings of Fact and Conclusions of Law. Adoption of the proposed text amendment is a 
precedent condition of approval for both the Conditional Use Request and Subdivision 
Request approved by the Umatilla County Planning Commission at the March 12, 2026 
Public Hearing.  
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Conclusion 
The Board of County Commissioners must decide whether or not to adopt the proposed 
text amendment to allow cemeteries in the F-1 zone. The Board of County 
Commissioners may agree with the Planning Commission’s recommendation or make 
new findings based on evidence in the record. Sample decision motions have been 
provided below.  
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Hermiston Cemetery Table of Contents  
Page 1 
 

UMATILLA COUNTY 
BOARD OF COUNTY COMMISSIONERS HEARING – APRIL 14, 2026 

HERMISTON CEMETERY DISTRICT TEXT AMENDMENT, #T-102-25, 
CONDITIONAL USE PERMIT, #C-1405-25 & SUBDIVISION REQUEST, #S-065-25 

HERMISTON CEMETERY DISTRICT, APPLICANT & OWNERS 
PROPOSED HERMISTON CEMETERY EXPANSION 

PACKET CONTENT LIST 
 
 

1. Staff Memo to Board of Commissioners               Pages 1-3 
 
2. Table of Contents                                                                                  Page 5 
 
3. Public Notice Map                             Pages 7 
 
4. Tentative Plat – First Addition to the Hermiston Cemetery  Page 9-11 
 
5. Preliminary Findings       Pages 13-43 
  
6. Proposed Text Amendment      Page 45-46 

 
7. Exhibit A – Copy of initial email exchange between Ms. McLane     Page 48-57                    

& County Planning Staff 
 

8. Exhibit B – Letter from Karra Van Fossen, HID                                 Page 59 
 

9. Exhibit C – Email from Richard Lani, ODOT District 12                   Page 61 
 
10. Exhibit 1 –Applications with Attachments    Pages 63-146 

 
a. Land Use Request Application     Pages 63-72 
b. Amendment Application      Pages 74-76 
c. Hermiston Cemetery Expansion Umatilla County Code Text     Page 78-95   

Change Narrative Packet 
i. Attachment A. Exhibit Existing                   Pages 97 

ii. Attachment B. Exhibit Proposed       Pages 99 
iii. Attachment C. Proposed Text Amendment Language     Pages 101-102 
iv. Attachment D. Trip Generation Letter         Pages 104-122 
v. Attachment E. Record Survey    Pages 124-125 

vi. Attachment F. Tentative Plat                        Pages 127-129 
vii. Attachment G. Exhibit Map                                   Pages 131 

viii. Attachment H. Water Rights for well                    Pages 133 
ix. Attachment J. Water Rights for expansion  Pages 135-138 
x. Attachment K. Hermiston Well & Septic Location         Pages 140-142 

xi. Attachment L. Deed                                    Pages 144-146 
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Section 3.013 CONDITIONAL USES  

In an F-1 Zone, the following uses and their 
accessory uses are permitted subject to the 
requirements of Section 7.010 through 7.040 
inclusive, and upon the issuance of a zoning 
permit:  

(1) Commercial activities that are in 
conjunction with farm use.  

(2) Operations conducted for the 
exploration, mining and processing of 
geothermal resources, aggregate and other 
mineral resources or other subsurface 
resources.  

(3) Private parks, playgrounds, hunting and 
fishing preserves and campgrounds.  

(4) Parks, playgrounds or community 
centers owned and operated by a 
governmental agency or a nonprofit 
community organization (outside of 
Hermiston Urban Growth Area only).  

(5) Golf Courses.  

(6) Commercial utility facilities for the 
purpose of generating power for public use 
by sale.  

(7) Single-family residential dwellings 
provided that each such proposed dwelling:  

(a) Is compatible with farm uses; and  

(b) Does not interfere seriously with 
accepted farming practices on adjacent lands 
devoted to farm use; and  

(c) Does not materially alter the stability of 
the overall land use pattern of the area; and  

(d) Is situated upon generally unsuitable 
land for the production of farm crops and 
livestock, considering the terrain, adverse 
soil or land conditions, drainage and 

flooding, vegetation, location and size of the 
tract; and  

(e) Complies with such other conditions as 
the Planning Commission considers 
necessary.  

(8) Personal-use airports for airplanes and 
helicopter pads, including associated hanger, 
maintenance and service facilities. A 
personal-use airport as used in this section 
means an airstrip restricted, except for 
aircraft emergencies, to use by the owner, 
and, on an infrequent and occasional basis, 
by his invited guest, and by commercial 
aviation activities in connection with 
agricultural operations. No aircraft may be 
based on a personal-use airport other than 
those owned or controlled by the owner of 
the airstrip. Exceptions to the activities 
permitted under this definition may be 
granted through waiver action by the 
Aeronautics Division in specific instances. 
A personal-use airport lawfully existing as 
of September 13, 1975, shall continue to be 
permitted subject to any applicable 
regulations of the Aeronautics Division.  

(9) Home occupations carried on by the 
resident as an accessory use within their 
dwelling or other buildings customarily 
provided in conjunction with farm use,  
referred to in paragraph (a) of subsection (2) 
of ORS 215.203.  

(10) A facility for the primary processing of 
forest products, provided that such facility is 
found to not seriously interfere with 
accepted farming practices and is 
compatible with farm uses described in 
subsection (2) of ORS 215.203. Such a 
facility may be approved for a one year 
period which is renewable. These facilities 
are intended to be only portable or 
temporary in nature. The primary processing 
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of a forest product, as used in this section, 
means the use of a portable chipper or stud 
mill or other similar methods of initial 
treatment of a forest product in order to 
enable its shipment to market. Forest 
products, as used in this section, means 
timber grown upon a parcel of land or 
contiguous land where the primary 
processing facility is located. (Ord. 2012-14 
passed 9-05-12) 

(11) A cemetery including, but not limited 
to, a burial area, columbarium, and 
associated outbuildings operated by a 
cemetery district.  
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HERMISTON IRRIGATION DISTRICT    
  366 East Hurlburt Avenue 

Hermiston, OR 97838-2445 
Office:  541-567-3024 
Mobile: 541-571-7698 
E-mail: Office@HermistonID.org 

 
 
February 23, 2026 
 
 
Charlet Hotchkiss 
Umatilla County Community Development Department 
216 SE 4th St 
Pendleton, OR 97801 
 
 
 

RE: Land Division Type I #C-1405-25 
 4N2814D 400 
 

Planner Hotchkiss, 
 
 The District has reviewed the property listed above.  This parcel is located within the Hermiston 
Irrigation District boundary and has water rights, however, there are no federal easements, Rights-of-Way, 
or District facilities on these properties. 
 
 HID has no objection to the land division.  Thank you for the opportunity to comment on this 
request. 
 
Respectfully, 
 
Karra 
 
Karra Van Fossen 
Water Right Specialist 
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Charlet Hotchkiss <charlet.hotchkiss@umatillacounty.gov>

Text Amendment Request #T-102-25
3 messages

LANI Richard <Richard.LANI@odot.oregon.gov> Tue, Mar 3, 2026 at 7:29 AM
To: "charly.hotchkiss@umatilla.gov" <charly.hotchkiss@umatilla.gov>, "planning@umatillacounty.gov" <planning@umatillacounty.gov>
Cc: HOWLAND Paul L <Paul.L.HOWLAND@odot.oregon.gov>, MARTIN Kelli N <Kelli.N.MARTIN@odot.oregon.gov>, LAPP Thomas
<Thomas.Lapp@odot.oregon.gov>, OTTOSEN Jordan <Jordan.OTTOSEN@odot.oregon.gov>, PENNINGER Teresa B
<Teresa.B.PENNINGER@odot.oregon.gov>, ODOT Property Management <ODOTPropertyManagement@odot.oregon.gov>

No comments from ODOT.

 

Thanks!

 

Rich
 

Rich Lani

ODOT D12 Manager

1327 SE 3rd St

Pendleton, OR 97801

(541) 561-5246 cell

(541) 278-6021 D12 office

Richard.LANI@odot.oregon.gov

 

20260224144918671.pdf
309K

Charlet Hotchkiss <charlet.hotchkiss@umatillacounty.gov> Tue, Mar 3, 2026 at 8:02 AM
To: LANI Richard <Richard.LANI@odot.oregon.gov>
Cc: "charly.hotchkiss@umatilla.gov" <charly.hotchkiss@umatilla.gov>, "planning@umatillacounty.gov" <planning@umatillacounty.gov>,
HOWLAND Paul L <Paul.L.HOWLAND@odot.oregon.gov>, MARTIN Kelli N <Kelli.N.MARTIN@odot.oregon.gov>, LAPP Thomas
<Thomas.Lapp@odot.oregon.gov>, OTTOSEN Jordan <Jordan.OTTOSEN@odot.oregon.gov>, PENNINGER Teresa B
<Teresa.B.PENNINGER@odot.oregon.gov>, ODOT Property Management <ODOTPropertyManagement@odot.oregon.gov>

Wonderful. Thank you! 
[Quoted text hidden]
--

Charlet Hotchkiss (Charly)       

(She/Her)

Planner I

Umatilla County Land Use Department             
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Umatilla County Department of Community Development, Land Use Request Application, page 1 of 10 
Revision Date: November, 2023, H:\SHARED\Forms_Master\Application Form & Supplemental Packet Information\Application_Land Use Request_Nov 2023.docx 

LAND USE REQUEST APPLICATION 
REVIEW PROCESS 

1. Pre-Application Meeting:
The applicant(s) will meet with the Planning Department staff to review
the proposed development/request.  Applicable information will be
discussed in relation to the proposal.  The applicant(s) will then submit
all applicable materials to the Planning Department at their convenience.

2. Determination of Completeness
The Planning Department staff will review applicable regulations in
regards to the type of application.  Once the application is determined to
be complete the 120 or 150-day clock will begin, which is the maximum
amount of time the County has, by law, to process the application.

3. Administrative Review
Planning staff reviews applications that fall within the administrative
review process.   A public notice is sent to the surrounding property
owners and affected public agencies.  The public notice includes a
description of the request and the analysis (preliminary findings) of how
the request conforms to the standards set forth in the Umatilla County
Development Code.  The Planning Director approves administrative
decisions.  Applications processed through administrative review may be
directed to a public hearing at the discretion of the Planning Director, or
by the request of a notified property owner or public agency.  Decisions
made at a public hearing are made by the Planning Commission.

4. Consideration by Planning Commission
Public notices are sent to the adjacent property owners for comments of
an application that will be heard before the County Planning
Commission.  The application will then go before the Umatilla County
Planning Commission in an Open Record Public Hearing.  Public
comment is received and a decision is rendered on the application or a
recommendation is made to the Board of Commissioners depending
upon the type of application being processed.

5. Consideration by the Board of Commissioners
The Board of Commissioners hears legislative type of applications
(amendments) or appeals.  Public hearings are held with testimony being
taken for the application or appeal.  The Board of Commissioners makes
a final decision.

6. Provision for Appeals
An appeal is provided for if the applicant/person with standing desires to
challenge a decision of the decision-making body (Planning Director,
Planning Commission or Board of Commissioners).  After a decision is
made by any of the decision-making bodies the appeal must be filed
within 15 days of the decision.  Failure to appeal the decision during that
timeframe specified precludes any further appeal on the matter.

UUmmaattiillllaa  CCoouunnttyy    
DDeeppaarrttmmeenntt  ooff  

CCoommmmuunniittyy  
DDeevveellooppmmeenntt  

PPllaannnniinngg  DDiivviissiioonn  

____________ 

LLAANNDD  UUSSEE  
RREEQQUUEESSTT  AAPPPPLLIICCAATTIIOONN  

Return Application 
Materials to: 

Department of Community 
Development – Planning Division 

216 SE 4th ST, Room 104 
Pendleton, OR 97801 

Planning@umatillacounty.gov 

Voice: (541) 278-6252 
Fax: (541) 278-5480 

www.umatillacounty.gov 

Revision Date: November 6, 2023 
Please obtain the most current version of 
this application and other supplemental 

applications before submitting. 
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CCoonnttaacctt  IInnffoorrmmaattiioonn  ffoorr  
AAggeenncciieess  aanndd  OOffffiicceess  

State Offices 
Department of Environmental Quality, DEQ 
Pendleton Office, On-Site Program, 541-276-4063 

Department of Fish and Wildlife, ODFW 
Pendleton Office, 541-276-2344 

Department of Forestry, ODF 
Pendleton Office, 541-276-3491 

Department of Geology and Mineral Industries, 
DOGAMI, Albany office, 541-967-2039 

Division of State Lands, DSL 
Bend Office, 541-388-6112 

Office of Energy 
Salem Office, 503-373-1034 

Oregon Department of Transportation, ODOT 
Pendleton Office, 541-276-1241 
La Grande Office, 541-963-1574 

Oregon Water Resource Department, OWRD 
(Watermaster) Pendleton office, 541-278-5456 

State Building Codes 
Pendleton Office, 541-276-7814 

State Historic Preservation Office, SHPO 
Salem Office, 503-378-4068 

County Offices 

County Assessor, 541-278-6219 

County Surveyor, 541-278-5460 

County Public Works, 541-278-5424 

County Records, 541-278-6236 

County Tax Office, 541-278-6213 

County Environmental Health, 541-278-5432 

County GIS, 541-278-6232 

Fire Districts/Departments 
East Umatilla County Fire District 
541-566-2311

Echo Fire District 
Merle Gehrke, 541-376-8118 or 541-376-8550 

Meacham Volunteer Fire Department 
Rollin Reynolds, 541-983-2588 

Milton-Freewater Rural Fire Department 
Rick Saager, 541-938-7146 or 541-938-7222 

Pendleton Fire District; Lower McKay, McKay Creek, 
Rieth & Riverside, 541-276-1442 

Pilot Rock Fire District 
Brian Hemphill, 541-443-5121 

Umatilla County Fire District #1 
(Formerly Hermiston Rural Fire District, and 
Stanfield Rural Fire District) 
541-567-8822

Umatilla Rural Fire District 
541-922-3718

Irrigation Districts 
Hermiston Irrigation District 
541-567-3024

Hudson Bay Improvement District (also serving the 
Walla Walla River  
Jon Brough, 541-520-2856 

Stanfield Irrigation District 
Ray Kopacz, 541-449-3272 

West Extension Irrigation 
Bev Bridgewater, 541-922-3814 

Westland Irrigation District 
Mike Wick, 541-667-2030 
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Umatilla County Department of Community Development 
Land Use Request Application 

 

This application must be submitted to the Umatilla County Department of Community Development, 216 SE 4th ST, 
Pendleton, OR 97801, (541) 278-6252, and must be accompanied by a non-refundable application fee.  Acceptance of 
the application and fee does not guarantee approval or a Determination of Completeness.   
PLEASE COMPLETE THIS APPLICATION PRINTING CLEARLY WITH A BLACK INK PEN  
  

SSeeccttiioonn  11::  TTyyppee  ooff  AApppplliiccaattiioonn((ss))  ttoo  SSuubbmmiitt  
Complete the applicable Supplemental Application that corresponds with the application you are submitting. 
  

Amendment:   Comprehensive Plan Text/Map,  Zoning Text/Map  
  

Conditional Use  (briefly describe) __________________________________________________ 
  

Land Division  Type I,   Type II,   Type III,   Type IV 
  

Land Use Decision  Farm Dwelling,  Non-Farm Dwelling,  Lot of Record Dwelling 
  

 (OTHER LUD, briefly describe) _______________________________________ 
  

Pre-Application  Dwellings on resource land (specify) _________________________________ 
  

Variance  Lot Size,  Setbacks,  Other (specify) ____________________________ 
  
 

SSeeccttiioonn  22::  CCoonnttaacctt  IInnffoorrmmaattiioonn  
 

Name of Applicant:  
      

Address: 
 
      

City, State, Zip:  
      

Telephone Number & Email 
Address: 

 
      

  

The APPLICANT is the …   Legal Owner,  Contract Purchaser,  Agent,  Realtor 
  

Name of Current Property Owner(s): 
If Property Owner is not the applicant. 

 
      

Address:  
      

City, State, Zip:  
      

Telephone Number:  
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SSeeccttiioonn  33::  PPrrooppeerrttyy  IInnffoorrmmaattiioonn  
Complete for all land use request applications. 

1. Location of Property (Provide directions you would give someone to get to the property):

2. Account Number(s) of Property: Account # 

Account # 

3. Map Number(s) of
Property: Township  Range  Section  Tax Lot 

Township  Range  Section   Tax Lot 
Use separate sheet of paper for ENTIRE Legal Description and mark it “Exhibit A”. 

4. Has the Property or dwelling received a
Rural Address? If so, what is it?  Yes 

 No 

5. Current size of the Property:
Note: A “TRACT OF LAND” is contiguous
property within the same ownership.  A Tract is
viewed differently at times in terms of land use.

Acres 

Acres 

6. Current Zoning Designation:
There are some 22 zoning designations in
Umatilla County.

 EFU 
 GF 

 Other Zone 

7. Comprehensive Plan Designation:
A Comprehensive Plan Designation is different
than a Zoning Designation in that it
distinguishes land that should be developed for
various uses, where zoning actually specifies
the uses.  There can be multiple zoning
designations within a Comprehensive Plan
Designation.

 Agri-business 
 Commercial 
 Grazing/Forest 
 Industrial  
 Multi-Use 

 North/South Agriculture 
 Orchard District 
 Rural Residential 
 Special Agriculture 
 West County Irrigation 

District 

8. Buildings on the Property:

9. Current Use of the Property.  If the use is farming, explain the types of crops grown.

10. Surrounding Uses of the Property.  If the use is farming, explain the type of crops grown.
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11. Does the Property reside in a Floodplain?
If so, a Floodplain Development Permit
will need to be completed prior to
construction.

 No, the Property is not in a floodplain. 
 Yes, the Property is in a floodplain: 

Zone 

Community Number 

Panel Number 

12. If the Property is in a Floodplain, then is
it also located in a wetland as listed on
the National Wetlands Inventory maps?

 Yes, provide documentation. 
 No, the Property is not in a wetlands 

13. How is ACCESS provided to the
Property? (i.e. provide name of road that
directly serves the Property.) What type
of surface does the roadway have?

Name of Road or Lane 

 Paved,  Gravel,  Dirt 

14. Will the Property need an Access Permit
onto a County Road or State Highway?
If so contact the County Public Works
Department, 541-278-5424, or ODOT,
541-276-1241.

 Yes, if so please contact the proper authority and 
provide that documentation  

 No, one already exists (provide a copy) 

15. EASEMENTS: Are there any easements
on the Property that provide the MAIN
ACCESS for the Property OR adjacent
properties?  Are there any other
easements on the property?  Attach
easement documentation.

Attach easement documentation: 
 Access easements exist 
 Utility line easements exist 
 Irrigation easements exist 
 Other easements exist:     
 No, other easements exist. 

16. Which Rural Fire District/Department
covers your Property with fire
protection?

Fire Services: 
 East Umatilla  
 Echo Rural 
 Pendleton FD 
 Pilot Rock FD 
 Umatilla Rural 
 Umatilla Dist. #1 

Private Companies: 
 Meacham 
 Milton-Freewater 

(subscriber) 
 Tribal 

 Not in a RFD 

 Other,     
17. Is the Property within an Irrigation

District? If the property is served by an
Irrigation District, a confirmation letter
from that office discussing any concerns
of the proposed development must be
submitted with this application.

Irrigation District: 
 Hermiston 
 Stanfield 
 West Extension 
 Westland 

 Hudson Bay or 
Walla Walla River 
Irrigation 

 Not in an ID 

 Other,     
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18. Describe the soils on the Property by
listing the map name and land capability.
Visit http://websoilsurvey.nrcs.usda.gov
or contact NRCS at (541) 278-8049.

Map Unit Description Class 

19. What type of water use(s) exist on the
Property?  If there are none currently,
will there be water uses developed in the
future?

 No current water uses exist 
 Water Uses to be developed: 

 Yes, there are water uses    
 Domestic Well 
 Irrigation Well  
 Stock Well  

Other: 

20. Are there Water Rights on the Property?
If there are Water Rights, the water
permit, certificate and/or other
documentation from the Oregon Water
Resources Department shall be included
with this application.

 No current water rights exist 
 Will apply for Water Rights 
 Yes, there are water rights, please provide 

documentation (permit #, etc.) 
 Surface Water Right(s), 

#______________________________________
_______________________________________ 

 Ground Water Right(s), 
#______________________________________
_______________________________________ 

21. Will the water rights require a change of
use? Explain.

 No, the proposed use does not require a change 
with OWRD 
__________________________________________ 

 Yes, the proposed use does require a change with 
OWRD  
___________________________________________ 

22. What are the water needs of the proposed
development?  Provide an explanation
that shows how the determination was
obtained that shows daily usage of water
for the development.

Expected Water Usage: 
 Exempt Domestic Well (<15,000 gal daily) 
 Exempt Commercial Well (<5,000 gal daily) 
 Water Right required, estimated number of 

gallons to be used daily:       gallons 
 No water is necessary for the development 

23. What is the source of your water supply
for the proposed development? Please
explain your response on a separate sheet
of paper.

Water Source: 
 Surface Water, explanation attached  
 Alluvial Groundwater, explanation attached 
 Basalt Groundwater, explanation attached 
 No water is necessary for the development 
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24. Who is the provider of the utilities for the
Property?

Water  well, or

Sewer  septic, or

Telephone 

Electrical 

Garbage Disposal 

25. Provide a description of your proposal (attach a description if necessary):
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SSeeccttiioonn  44::  RReeqquuiirreedd  AApppplliiccaattiioonn  MMaatteerriiaallss  

26. These materials are to be submitted with the application:  The proceeding page is to be used as a base for
the site plan.  This drawing DOES NOT take the place of any maps required to be submitted by a
Licensed Surveyor.  This site plan will show what is or will be on the property.   Additional material
may be requested.

 Materials to be submitted for ALL types of Applications: 
a) Completed Application form.
b) Applicable Application fees.

c) Site Plan Marked Exhibit B (see next page) to include:
• Scale of drawing
• Site area showing property boundaries and dimensions
• Proposed and existing structures with dimensions to nearest Property lines
• Location of existing wells
• Location of existing septic systems (i.e. tanks, drain fields)
• Widths and names of roads adjacent to the site as well as existing roads, which provide

direct access to the property.
• Existing access points (driveways, lanes, etc.)
• Easements and rights-of-ways
• Existing utility lines (above and below ground)
• Approximate location of any unusual topographical features.
• Major geographic features
• Location of all creeks, streams, ponds, springs and other drainage ways

d) VICINITY MAP – Assessor’s map of the Property.
e) Property ASSESSOR’S REPORT showing property details.
f) The DEED(S) of the Property in question.

g) OVERLAY MAP showing potential re-division of the parcels (if the parcels are large
enough to be re-divided).  Within the Hermiston Urban Growth Boundary, a formal
“Shadow Plat” may be required.

h) SUPPLEMENTAL APPLICATION for the land use request will also be
required to be submitted with this basic application form.  Submit a Supplemental
Application if applying for any of the following:

- Amendment to Comprehensive
Plan/Map or Zoning Text/Map

- Conditional Use

- Land Division
- Land Use Decision
- Variance

Contact County 
Assessor 
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EExxhhiibbiitt  BB,,  ““SSiittee  PPllaann””
Please include the details listed under item (c) 

found in Section 4 (on preceding page) 

N 
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Amendments 
Comprehensive Plan Map/Text, Zoning Map/Text 
Supplemental Application & Information Packet 
 

216 SE 4th ST, Pendleton, OR 97801, (541) 278-6252 
Email: planning@umatillacounty.gov 

 
Note: Please complete the Land Use Request Application as well. 

 
 

PROCESSING THE APPLICATION 
 

The typical application process is approximately 
3 to 6 months long.  
 
Applications for map amendments are processed 
as quasi-judicial land use decisions.  Planning 
staff have 30 days to review the application for 
completeness. Once the application is deemed 
complete, planning staff will provide the 
required 35-day notice to the Oregon 
Department of Land Conservation and 
Development (DLCD).  The proposed 
amendment is then placed on the next available 
County Planning Commission agenda for a 
public hearing. 
 
As applicable, applicant(s), owners(s), 
surrounding property owners, affected 
government agencies, and utility companies are 
given 10-day notice in which to make written 
comments or prepare to attend the public 
hearing. 

   
PUBLIC HEARING 
 

The amendment process involves two public 
hearings.  At the first hearing, the County 
Planning Commission hears public testimony 
and makes a recommendation to the Board of 
County Commissioners who makes a final 
decision at the second hearing. 
 
 
 
 
 

 
ADDITIONAL ITEMS 
  

1. Copy of Umatilla County Comprehensive 
Plan Map or Zoning Map with changes 
indicated. 

2. A description addressing how the proposed 
amendment complies with the Umatilla 
County Development Code and 
Comprehensive Plan, Oregon 
Administrative Rules, Statewide Planning 
Goals and Oregon Revised Statutes. 

3. Other items deemed necessary by planning 
staff. 

 
FEES 
 

Comprehensive Plan Map, Comprehensive 
Plan Text, Development Code Text and Zone 
Map Amendment - $2,000 each type of 
application (cumulative) 
 
Cost of the notices will be invoiced afterwards 
and must be paid prior to final approval.   

 
It is the responsibility of the applicant to submit a complete 
application with all necessary attachments.  Planning staff can 
refuse an incomplete application. 
 
Version: August 19, 2024 
H:\shared\Forms_Master\Application Forms & Supplemental Packets\Supplemental 
Packet_Amendments_AUG 2024.doc 
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AAmmeennddmmeennttss  ttoo  MMaapp  aanndd//oorr  TTeexxtt  

1. Which document is being proposed to be
added to, deleted from, or otherwise
modified?

 Comprehensive Plan Map Amendment 
 Comprehensive Plan Text Amendment 

(includes amendment to the Mineral and 
Aggregate Significant Site Inventory) 

 Development Code Text Amendment 
 Zoning Map Amendment 

2. If amendments to the Comprehensive Plan
Map are being proposed, what is the
current designation and what is being
proposed?

Current Designation: _________________ 

Proposed Designation: ________________ 

3. If amendments to the Zoning Map are
being proposed, what is the current zoning
and what is being proposed?

Current Zoning: _____________________ 

Proposed Zoning: ____________________ 

4. If modifying the Development Code text,
please provide a copy of the proposed
language as an attachment.

 Yes, the proposed development code text 
is attached. 

 No, the new development code text has 
not yet been drafted. 

5. What is the current use of the property?

6. Will a Goal Exception be necessary in
order to accomplish the desired land use?  Yes, an Exception is part of this 

application (see OAR 660, Division 4). 

 No, an Exception is not necessary. 
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7. Describe the desired land use(s):   
 
 
 
 
 
 

 
 
 
 
8. Explain how the Amendment will comply with the Comprehensive Plan text and map. 

 
 
 
 
 
 
 
 
 
 
 
 

9. Transportation - Explain how the Amendment will comply with the Oregon Transportation 
Planning Rule (TPR) - OAR 660, Division 12, the County TSP and UCDC §152.019, Traffic 
Impact Analysis (TIA). 
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1 PROJECT SUMMARY 

1.1 Introduction 

This narrative accompanies the Umatilla County Code Text Change application for Hermiston Cemetery 

District (applicant), which is seeking approval for a Code Text Change, a Conditional Use Permit, and a 

subdivision review. The application package was submitted to Umatilla County (County) in accordance with 

the provisions of the Umatilla County Development Code (1983), Amendments Section 152.750 regarding 

Umatilla County Development Code, Use Zone, F-1, Exclusive Farm Use Zone. This narrative was primarily 

researched and written by Carla McLane Consulting LLC, which began this submittal process. Apex Companies, 

LLC (Apex) has formatted and completed the work for submittal.  

 

1.2 Site Information 

The request, composed of three separate components, is to allow the expansion of the Hermiston Cemetery, 

which is owned and managed by the applicant. To accomplish this: 

1. The first request is to add “Cemetery” as a conditional use to the text of the Umatilla County 1972 

Amended Zoning Ordinance under the existing F1 Exclusive Farm Use zone. The text change 

procedure would be reviewed in accordance with the Umatilla County Development Code (1983). 

2. The second request is to then approve a Conditional Use Request under those new provisions (1983).  

3. The third request is to approve a subdivision (using 1983 code) to create the necessary blocks, lots, 

and plots for the cemetery to execute their needed expansion. 

 

1.3 Location and Current Use of the Property 

The subject property is currently defined as the following: 

• Tax Lots 100 (current cemetery) and 200 of Assessor’s Map 4N 28 14CD 

• Tax Lot 400 (proposed initial expansion area) of Assessor's Map 4N 28 14D 

• Tax Lots 200 and 201 of Assessor's Map 4N 28 14DB 

 

The cemetery and the expansion area are within the Hermiston urban growth boundary. The site is in the 

SW ¼ and SE ¼ of Section 14, Township 4N, of the Willamette Meridian, Umatilla County, Oregon.  

 

The current cemetery occupies about 20 acres, or a third of the applicant’s land. The balance of the land is 

bare except for the access road that serves the cemetery. The applicant proposes to expand the available 

cemetery area by approximately 7.15 acres, meaning approximately 2,500 people could be laid to rest in this 

expanded area over the next decades.  

  

1.4 Surrounding Uses and Zones 

The uses and zones surrounding the site are noted as follows. 

 

Table 1. Surrounding Uses and Zones 

Direction Uses Jurisdiction Zone 

North Cemetery Access Road Umatilla County FU-10, Future Urban 

South Union Pacific Railroad Main Line Railroad ROW Railroad 

East Vacant Land Umatilla County FU-10, Future Urban 

West Existing Hermiston Cemetery Umatilla County F-1, Exclusive Farm Use 

ROW: right-of-way 
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1.5 Project Description 

This narrative addresses all three applications, starting with the request for the text amendment, followed by 

the Conditional Use Request, and concluding with the subdivision application. For the text amendment, the 

applicable criteria are found at 152.750 Amendments in the Umatilla County 1983 Development Code. The 

Conditional Use Request applicable criteria are found under 152.610 Conditional Uses, also of the Umatilla 

County 1983 Development Code. The subdivision applicable criteria, based on the reference in the Umatilla 

County 1972 Amended Zoning Ordinance, are found in the Umatilla County Development Code 1983, 

Amended. 

 

CODE COMPLIANCE 

2 TEXT AMENDMENT 

2.1.1 Section 152.750 Authorization to Initiate Amendments 

(A) An amendment to the text of this ordinance or to a zoning map may be initiated by the County Board of 

Commissioners, the County Planning Commission, or by application of a property owner. The request by a 

property owner for an amendment shall be accomplished by filing an application with the secretary of the 

Planning Commission, using forms prescribed pursuant to 152.767. 

 

(B) The Planning Director is hereby assigned the duties of continuing the codification process of Chapters 150-

153 of this Development Code. The Planning Director shall endeavor to maintain the Development Code as 

current as reasonably possible. After consultation with the County Counsel, the Planning Director may also strike 

figures or words that are repetitious or unnecessary, may change capitalization, punctuation and style for the 

purpose of uniformity, and may correct clerical and typographical errors. But, the Planning Director, in making 

such changes may not alter the sense, meaning, effect or substance of any ordinance or chapter of this Code. 

Response: The application was submitted by the owner of the subject property, the Hermiston Cemetery 

District. This narrative is supplemented with the application forms required by the Umatilla County Planning 

Division and map exhibits. The preliminary text amendment text is also provided in this package. 

 

2.1.2 Section 152.751 Compliance with Comprehensive Plan 

An amendment to the text of this chapter or to a zoning map shall comply with the provisions of the County 

Comprehensive Plan text and Comprehensive Land Use Map. Proposed amendments shall also comply with the 

applicable provisions of the Oregon Transportation Planning Rule, Oregon Administrative Rule (OAR) 600, 

Division 12 and the Umatilla County Transportation Plan and are subject to the requirements of 152.019, Traffic 

Impact Analysis. Any deviation from this section shall be preceded by an amendment to the Comprehensive Plan 

Text or to the Comprehensive Land Use Map. However, if the existing use of the property is allowed outright in 

the requested zone, compliance with the Comprehensive Plan is not necessary. 

Response: This request is to add “cemetery” as a conditional use to the list of conditional uses in the F1 

Exclusive Farm Use zone defined in the Umatilla County 1972 Amended Zoning Ordinance. The following 

comes from the Umatilla County Comprehensive Plan, page 489, concerned with comprehensive plan 

designations within urban growth areas.  

 

URBANIZABLE: Urbanizable lands are distinguished from other land categories in that they are within each 

cities' Urban Growth Boundary and outside its incorporated limits. The boundaries have been established and 

may be altered by joint adoption of the various cities and the county. 

 

These lands are slated for urban services as each city expands into its urban growth area. Land use classifications 

inside the urbanizing area are defined in each city's comprehensive plan and are adopted by the county as 

county Comprehensive Plan Amendments. Within Umatilla County, each city's plan for lands between city limits 
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and Urban Growth Boundary are, by reference, part of this plan. Coordination between the county and cities is a 

feature of the joint adoption process. Specific features of the plan for each city's urban growth area vary slightly 

and will be found in that city's Comprehensive Plan and in the implementing Joint Management Agreement.    

Response: It should be noted that the City of Hermiston Comprehensive Plan appears to not address this 

subject, and the Joint Management Agreement does not provide any clear guidance beyond the map 

included as Exhibit A, which clearly identifies the subject property as Urbanizable but not Urban. It is not the 

intent of the applicant to request that the subject property be converted or be considered as Urban at this 

time. As the land is considered Urbanizable, the submission was made to the Umatilla Planning Department 

for review, following the Joint Management Agreement, E, 4; All applications for land use within the 

Urbanizable Area shall be made through the County’s Planning Department. …The County shall be responsible 

for planning and zoning code enforcement in the Urbanizable Areas. The City and the County will work 

together to provide a response to the proposal.  

The City of Hermiston’s Comprehensive Plan overall objectives are met as follows: 

• Allow property owners within the urban growth boundary to exercise their rights of development in a 

manner which is consistent with the statewide goals and applicable comprehensive plan policies and 

implementing regulations. 

Response: The applicant owns the expansion property and proposes to develop it in a manner that is 

consistent with statewide goals (as is explored more fully later in this document).  

• Meet the intent of statewide planning goals and county and city plans and policies which require 

rational urbanization, the provision of needed housing, and the efficient and orderly provision of public 

services and facilities. 

Response: The applicant proposes to develop the expansion property in a manner that is consistent 

with statewide goals (as is explored more fully later in this document).  

• Retain and improve the city’s livability and economic stability. 

Response: The applicant’s proposal retains and improves the city’s livability and economic stability by 

ensuring there is sufficient room for residents to lay their loved ones to rest locally.  

• Maintain the city’s historic character and community identity. 

Response: The applicant’s proposal maintains the city’s historic character and identity by expanding 

the existing cemetery. Providing a new burial location in another area of town would be much more 

disruptive to the city’s historic character and social fabric. 

• Preserve and protect the city’s natural resources from undesirable effects of growth to the maximum 

degree practical.  

Response: While the applicant’s proposal does address expansion, it provides the most necessary 

expansion in the most efficient way possible. Existing roads, utilities, and other site features particular 

to a cemetery are already in place.  

• Conserve energy and use renewable energy resources. 

Response: While the applicant’s proposal does address expansion, it provides the most necessary 

expansion in the most efficient way possible. The existing cemetery support functions are already in 

place and can easily be expanded. Providing burial services in another area of town would entail more 

resources to build and maintain the necessary system. 
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2.1.3 Section 152.752 Public Hearings on Amendments 

The Planning Commission shall conduct a public hearing on the proposed amendment according to the 

procedures of 152.771 of this chapter at its earliest practicable meeting after it is proposed. 

 

The decision of the Planning Commission shall be final unless appealed, except in the case where the 

amendment is to the text of this chapter, then the Planning Commission shall forward its recommendation to the 

Board of Commissioners for final action. The Board shall hold a public hearing in accordance with 

Section152.771 of this chapter within 60 days from receipt of the Planning Commission’s recommendation. 

Appeal shall be to the County Board of Commissioners who shall hold a public hearing on any appeal, pursuant 

to Section 152.771. Appeal shall be heard on a de novo basis. 

Response: The applicant acknowledges that at least two public hearings will be held, one before the Umatilla 

County Planning Commission and another before the Board of Commissioners. Any appeal of the final 

decision concerning the text amendment request would be heard by the County Board of Commissioners. 

 

2.2 Section 152.753 Conditions to Amendments 

(A)The Planning Commission may adopt or reject an amendment, or any portion thereof, as set forth in the 

request, or may impose conditions to the amendment or portions thereof. 

Response: Conditions to amendments shall be completed within the time limitations set forth by the County, 

or if no such time limitation is set, within a reasonable time. 

(B)(1) Conditions to amendments shall be completed within the time limitations set forth by the county, or if no 

such time limit is set, within a reasonable time.  

(2) Such conditions shall directly benefit the property described in the amendment and shall be imposed only if 

the county finds them necessary to prevent circumstances which may be adverse to public health, safety and 

welfare.  

Response: Cemeteries in the State of Oregon are governed by ORS Chapter 97, which relates to the “Rights 

and Duties Relating to Cemeteries, Human Bodies, and Anatomical Gifts” and provides guidance to how 

cemeteries shall operate to protect public health, safety, and welfare. No further Conditions of Approval 

should be required. 

(3) Fulfillment of the need for public service demands created by the proposed use. 

Response: Cemeteries, as stated just above, are governed by ORS 97 with oversight from the Oregon 

Mortuary and Cemetery Board. No additional regulation or oversight is necessary.  

(4) Changes or alterations of conditions shall be proposed in the manner set forth in 152.750 through 152.777 of 

this chapter, for amendments.  

Response: The applicant asserts that no Conditions of Approval are necessary and therefore would not need 

to be amended now or in the future.  

(5) Such conditions shall be set forth in a contract executed between the county acting by and through the Board 

of County Commissioners, and the property owner and any contract purchaser. No amendments with conditions 

shall be effective until such properly executed contract is filed with County Records, and proof of filing be 

submitted to the Planning Office…. 

Response: The applicant asserts that no Conditions of Approval are necessary and therefore would not need 

to be amended now or in the future.  
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(6) Failure to fulfill any conditions to amendments within the time limitations may be grounds for amendments 

to the zoning map (changes in zone) upon initiation by the proper parties pursuant to the procedure set forth in 

Section 152.750 through 152.777 of this chapter.  

Response: This request is for a text amendment, not an amendment to the zoning map. The applicant finds 

this criterion to be not applicable. 

(7) The County may require a bond in a form acceptable to the county or a cash deposit from the property owner 

or contract purchaser in such an amount as will assure compliance with the conditions imposed pursuant to this 

section. Such bond shall be posted at the same time the contract containing the conditions to the amendment is 

filed with County Records. 

Response: The applicant asserts that no Conditions of Approval are necessary as any concerns related to 

public health, safety, and welfare would be addressed through the oversight of the applicant in the operation 

of the Hermiston Cemetery, as it has been for more than 50 years. 

(8) Improvement to adjacent roads. The county may require improvements to county or public roads, or recorded 

easements, abutting any parcel of land as a condition of granting an amendment to the zoning map for that 

parcel (change in zone) where such improvements are necessary for public safety, pursuant to requirements of 

this chapter. 

Response: The applicant is requesting this text amendment to the F-1, Exclusive Farm Use Conditional Use 

section in the 1972 Amended Zoning Ordinance to enable the applicant to expand the existing cemetery to 

meet demand. By also requesting a Conditional Use Permit and a Cemetery Subdivision at the same time, any 

appropriate Conditions of Approval are requested to be done within these permits. Please see submitted 

plans and exhibits that show the proposed cemetery expansion. 

 

2.3 Section 152.754 Record of Amendments 

The Office of County Records shall maintain records of amendments to the text and zoning map of this chapter. 

 

Response: The applicant acknowledges the Office of County Records will maintain records of amendments. 

 

2.4 Section 152.755 Limitation on Reapplication 

No application of a property owner for an amendment to the text of this chapter or to the zoning map shall be 

considered by the Planning Commission within the one-year period immediately following  a previous denial of 

such request, except that the Planning Commission may permit a new application if, in the opinion of the 

Planning Commission, new evidence or a change of circumstances warrant it. 

 

Response: The applicant acknowledges County’s limitations on reapplication. 

 

2.5 Text Amendment Conclusion 

The applicant for this text amendment respectfully submits that the request to add “Cemetery” to the list of 

conditional uses in the F-1 Exclusive Farm Use zone is an appropriate request providing a necessary 

community service to the greater Hermiston area. The Hermiston Cemetery District was formed in 1973 and 

has operated in this location since at least that time and is governed by the Oregon Mortuary and Cemetery 

Board. This request marks their first request in over 50 years for an expansion.  
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3 Conditional Use Permit Request 

3.1 Section 152.611 New or Altered Conditional Uses and Land Use Decisions; Conformance with 

Requirements; Performance Bonds 

(A) Conditional uses and land use decisions listed in this chapter may be permitted, enlarged, or altered 

contingent upon appropriate authorization with the Standards and Procedures set forth in this 

subchapter. 

(B) In permitting a new conditional use or the alteration of an existing conditional use or land use decision, 

the designated planning authority may impose conditions which are considered necessary to protect the 

best interests of the surrounding area or the county as a whole. 

 

(C) In the case of a use existing prior to the effective date of this chapter and classified in this chapter as a 

conditional use, any change in use or in lot area or an alteration of structure shall conform with the 

requirements for a conditional use or land use decision. 

 

(D) The county may require an applicant to furnish the County with a performance bond or such other form 

of assurance that the County deems necessary to guarantee development in accordance with the 

standards established and conditions attached in granting a conditional use or land use decision. 

Response (A-D): Once the F-1 Zone text is amended in the Umatilla County Code, the applicant requests a 

Conditional Use Permit for a Cemetery use in the F1 Zone in Umatilla County. The Hermiston Cemetery District 

was incorporated June 8, 1973. Over 50 years later, the cemetery now has a need for more land to 

accommodate the population, but the surrounding zoning uses do not include Cemetery as a use. The 

conditional use shall also include a columbarium and supporting infrastructure.  

 

3.2 Section 152.612 Procedure for Taking Action on a Conditional Use or Land Use Application 

The procedure for taking action on a conditional use or land use decision application shall be as follows.  

 

(A) Conditional uses and land use decisions listed in this chapter may be permitted, enlarged or altered 

contingent pursuant to 152.767.  

(B) A conditional use or land use decision application shall be processed via administrative review per 152.769. 

(C) A conditional use permit or land use decision will not be approved unless the proposed use of the land will be 

in conformance with the County Comprehensive Plan. 

(D) An applicant granted a conditional use permit or land use decision must obtain a County Zoning Permit for 

each tax lot before establishing the approved use and or commencing construction. 

(E) Conditional use permits and land use decisions may have annual reviews conducted by County Planning to 

ensure compliance with the conditions of approval. Annual review fees may be assessed. 

(F) Conditional use or land use decision may be referred to the Planning Commission if the Planning Director 

deems circumstances warrant such additional review and consideration. 

Response: Once the cemetery text is added to the code as a conditional use in the F-1 zone, the cemetery can 

be approved and reviewed by the County’s regular review methods, as seen above A-F. Evidence of the 

suitability of the cemetery use is clear; the existing cemetery has operated successfully in this location for over 

50 years. Access to the site for mourners is within easy access of the city  but not conflicting with current uses. 

The cemetery is a good neighbor to the railroad directly to the south and to the Hermiston Airport to the east. 

The proposed cemetery expansion is not directly adjacent to residential zones and is constricted by the 

aforementioned railroad, highway, irrigation canal, and existing cemetery. The platting will also allow for 

further expansion in the future. The applicant will obtain the necessary permits for each tax lot before 

commencing construction. 
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3.3 Section 152.613 Time Limit on a Conditional Use Permit and Land Use Decision 

Response: The applicant understands there are time limits on decisions and permits.  

 

3.4 Section 152.614 Limit One Application 

Response: The applicant understands there are limits on the timing of applications, should one be denied. 

 

3.5 Section 152.615 Additional Conditional Use Permit Restrictions 

Response: The applicant understands there are certain restrictions that the Hearings Officer, Planning 

Director, or the appropriate planning authority may impose on the project.  

  

3.6 Conditional Use Conclusion 

The applicant requests approval of the cemetery as a conditional use in Umatilla County F-1 zone. The 

evidence shows that the Cemetery use is suitable for the area, as the cemetery has operated at the location 

for over 50 years. There is a Union Pacific right-of-way to the south, Highway 395 and the Hermiston Airport 

to the east, and an irrigation canal to the north. The railroad, highway, airport, and existing cemetery all 

confine the location such that it is not a prime housing location but it is best-suited to provide a final resting 

place for the residents of the area. 

 

4 SUBDIVISION REQUEST 

4.1 Section 152.643 Classification of Lands; Land Division Types 

Land division proposals within city urban growth boundaries , shall comply with requirements and procedures in 

the joint management agreements co-adopted by both the county and appropriate city. Land division proposals , 

within rural Umatilla County shall comply with the County Comprehensive Plan and zoning requirements. 

Response: The proposed cemetery expansion is within the City of Hermiston urban growth boundary and will 

comply with the joint management agreement co-adopted by both parties. 

 

4.2 Section 152.646 Proposals Designated to Land Division Types. 

(B) Type III Land Division, 1) Review and approval procedures for Type III Land Division are set forth in 152.695 

through 152.698 of this chapter. 

Response: The cemetery expansion will be subdivided as shown in the preliminary plat, submitted in this 

application. Please review plan for more details and information.  

PART 4, TYPE III LAND DIVISION 

4.3 Section 152.695 Review and Approval Procedure 

A Type III Land Division is used to replat a recorded subdivision or addition plat. The replat may be used to 

achieve a reconfiguration, of an existing subdivision or addition, or used to increase or decrease the number of 

lots within an existing recorded subdivision or addition. A replat may be used to reconfigure or realign a 

recorded access easement within a plat. A replat includes a change in an exterior boundary of a subdivision or 

partition plat. This subchapter is intended to implement the requirements of ORS 92.180 through 92.190. Review 

and approval of a Type III Land Division shall be as follows in 152.696 through 152.698.   

Response: The proposed subdivision application is an extension of the cemetery (conditional) use to a new 

parcel. This parcel is adjacent to the existing cemetery use.  

 

4.4 Section 152.696 Pre-Filing Conference 

A pre-filing conference shall be required and held prior to the filing of a replat for a Type III Land Division.  

Response: The applicant assumes a pre-filing conference will not be required with this subdivision request.  
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4.5 Section 152.697 Tentative Replat Plan 

(A) Filing. A tentative replat plan shall be filed with the Planning Director, who shall schedule it be reviewed 

via the public hearing process before the Planning Commission, pursuant to 152.770, 152.771 and 

152.772. 

(B) Contents of a tentative replat plan. A copy of the subdivision plat shall be obtained and the following 

information presented on it or an enlarged, to scale, copy of said plat.  

1. Location of existing structures and buildings, including distances to existing lot lines. 

2. Location of natural features, including streams, bluffs, rock out-crops, ponds, and wetlands.  

3. Use of the land within the proposed replat. 

4. Location and identification of all existing utility lines and irrigation ditches.  

5. Location of existing driveways. 

6. Location and identification of existing roads and access easements. 

7. Other restrictive features specific to the site and not identified above.  

8. The location of the proposed new lot lines, roads, and easements, and distances with respect to 

the existing lot lines, existing structures, utility lines, and the like, as needed to determine 

compliance of the proposal with the standards of this chapter. 

(C) Criteria for approval of a Type III Land Division. In granting approval of a tentative replat plan, the 

Planning Commission shall find that the tentative plan: 

1. Complies with applicable elements of the Comprehensive Plan; 

2. Complies with applicable provisions listed in the zoning regulations of this chapter; 

3. Conforms and fits into the existing development scheme in the area, including logical extension of 

existing roads and public facilities within and adjoining the site; 

4. Complies with the standards and criteria of 152.667, if applicable, due to the size, scope, and/or 

location of the request.  

(D) Decision on a tentative replat plan. 

…Approval by the Planning Commission shall be final upon signing of the findings, and stands as the 

county’s official action unless appealed.  

Response: The applicant assumes a pre-filing conference will not be required with this subdivision request.  

 

4.6 Section 152.698 Final Replat. 

Within two years from the date of approval of a tentative plan, the applicant shall file with the Planning 

Department a final replat. This replat is intended to be recorded in the Town Plat Records of Umatilla County 

and will be referenced on the original subdivision plat, and shall conform to the standards for a final subdivision 

plat, all as set forth in 152.669 of this chapter.  

Response: The applicant will apply for final replat within the allotted two-year time regulation.  

 

5 CITY OF HERMISTON/UMATILLA COUNTY JOINT MANAGEMENT AGREEMENT 

 

6 STATEWIDE PLANNING GOALS 

Goal 1 Citizen Involvement: To develop a citizen involvement program that ensures the opportunity for citizens 

to be involved in all phases of the planning process. 

Response: Umatilla County’s Comprehensive Plan and development codes outline the County’s citizen 

involvement program that includes the activities of the Planning Commission and provides for the public 

hearing process with its required notice provisions. These notice provisions provide for adjoining and affected 

property owner notice; notice to interested local, state, and federal agencies; and allows for public comment 
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to the process. More specifically, this request will be publicly noticed and discussed at a public hearing and 

will be subject to input from citizens. 

 

Goal 2 Planning: To establish a land use planning process and policy framework as a basis for all decisions and 

actions related to use of land and to assure an adequate factual base for such decisions and actions. 

Response: Goal 2 establishes the underlining process that a county or a city needs to utilize when considering 

changes to their comprehensive plans and development codes. This application meets those requirements for 

this request. 

 

Goal 3 Agricultural Lands: To preserve and maintain agricultural lands. 

Response: Goal 3 is not relevant to this application as the proposal is within the Urban Growth Boundary.  

 

Goal 4 Forest Lands: To conserve forest lands by maintaining the forest land base and to protect the state’s forest 

economy by making possible economically efficient forest practices that assure the continuous growing and 

harvesting of forest tree species as the leading use on forest land consistent with sound management of soil, air, 

water, and fish and wildlife resources and to provide for recreational opportunities and agriculture. 

Response: There are no forest lands impacted by this request. The Umatilla National Forest is significantly 

south of the subject property.  

 

Goal 5 Open Spaces, Scenic and Historic Areas, and Natural Resources: To protect natural resources and 

conserve scenic and historic areas and open spaces. 

Response: The Hermiston Cemetery has been in operation for over 50 years, the expansion is a natural 

conclusion to provide more space for the future. The subject property does not have any overlays or other 

known cultural or historical sites. No floodplain has been mapped on the subject property.  

 

Goal 6 Air, Water and Land Resources Quality: To maintain and improve the quality of the air, water and land 

resources of the state. 

Response: Goal 6 addresses the quality of air, water, and land resources. In the context of Comprehensive 

Plan amendments, a local government complies with Goal 6 by explaining why it is reasonable to expect that 

the proposed uses authorized by the plan amendment will be able to satisfy applicable federal and state 

environmental standards, including air and water quality standards. The Hermiston Cemetery has been 

operating in its current location for over 50 years without any known issues. The proposed expansion will 

follow local and state regulations in the construction and operation of the cemetery, thereby ensuring the 

safety of the public and the environment.  

 

Goal 7 Areas Subject to Natural Hazards and Disasters: To protect people and property from natural hazards. 

Response: Goal 7 works to address natural hazards and disasters and through a comprehensive plan 

amendment process would seek to determine if there are known natural hazards and seek to mitigate any 

concerns. There are no known natural hazards on the subject property.   

 

Goal 8 Recreation Needs: To satisfy the recreational needs of the citizens of the state and visitors and, where 

appropriate, to provide for the siting of necessary recreational facilities including destination resorts. 

Response: No recreation components are included in this application or affected by it.  
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Goal 9 Economy: To provide adequate opportunities throughout the state for a variety of economic activities 

vital to the health, welfare, and prosperity of Oregon’s citizens. 

Response: Goal 9 requires local governments to adopt comprehensive plans and policies that contribute to a 

stable and healthy economy. The County has a comprehensive plan and technical report that has been 

acknowledged to comply with Goal 9. While the approval of a cemetery expansion does not, in and of itself, 

provide significant economic benefit, the cemetery expansion will provide a necessary benefit to the region in 

the most efficient way possible.  

 

Goal 10 Housing: To provide for the housing needs of citizens of the state. 

Response: The land directly adjacent to the existing cemetery is not valuable housing property. The railroad, 

the highway and the irrigation canal constrict easy movement into the area.   

 

Goal 11 Public Services: To plan and develop a timely, orderly and efficient arrangement of public facilities and 

services to serve as a framework for urban and rural development. 

Response: Goal 11 requires local governments to plan and develop a timely, orderly, and efficient 

arrangement of public facilities and services. The goal provides that urban and rural development be guided 

and supported by types and levels of services appropriate for, but limited to, the needs and requirements of 

the area to be served. The approval of this request would support the local future needs of residents.  

 

Goal 12 Transportation: To provide and encourage a safe, convenient and economic transportation system. 

Response: Goal 12 requires local governments to provide and encourage a safe, convenient, and economic 

transportation system, implemented through the Transportation Planning Rule. This site has not been 

identified as having any specific transportation-related concerns. The cemetery use generates occasional 

traffic, most of the time being very low traffic. A trip generation letter is submitted as part of the application 

package. 

 

Goal 13 Energy: To conserve energy. 

Response: Goal 13 directs local jurisdictions to manage and control land and uses developed on the land to 

maximize the conservation of all forms of energy based on sound economic principles. Approval of this 

request provides opportunities for energy efficiency and convenience for residents. The existing cemetery 

would be able to expand current operations without having to build a new cemetery system elsewhere in the 

county. 

 

Goal 14 Urbanization: To provide for an orderly and efficient transition from rural to urban land use, to 

accommodate urban population and urban employment inside urban growth boundaries, to ensure efficient use 

of land, and to provide for livable communities. 

Response: Goal 14 is not specifically applicable to this application; the cemetery use has been located here 

and in use for over 50 years, and this is the natural expansion over time. It is an efficient use of land, as the 

cemetery operation system and framework are already in place. To start another cemetery elsewhere would be 

a less-efficient endeavor that would need to build everything from scratch. All communities need a place to 

respectfully bury their dead, this location is easily accessible, and efficient use of funds, and not in a prime 

housing location.  
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7 CONCLUSION 

The applicant has provided within this narrative, and with other information included in the application 

package, evidence and testimony in support of adding the use of Cemetery to the F-1 zone. Further, this 

narrative supports the approval of the conditional use and subdivision request that will allow the existing 

cemetery to expand as necessary to accommodate more plots in the future. The surrounding uses of the 

railroad and the highway, and the fact that there has been a cemetery at that location for over 50 years, it is a 

foregone conclusion that the cemetery would expand on the operation systems already in place to 

accommodate new clients. 
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Figure 1 
 Existing Conditions 

Exhibit Map 
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Figure 2 
 Proposed Conditions 

Exhibit Map 
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Figure 3 
 Assessor’s Maps 
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Figure 4 
 2024 Real Property Assessment Report 
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Sec�on 3.010 DESCRIPTION AND PURPOSE   
The F-1 Exclusive Farm Zone is designed to maintain the agricultural economy of the county by 
reserving farmland for exclusive agricultural use. It is directly related to certain tax provisions in 
Oregon Statutes and has been taken from ORS 215.203 and 215.213. Please see Addenda for 
further explana�on.    
 
Sec�on 3.012 USES PERMITTED OUTRIGHT   
In an F-1 Zone, the following uses and their accessory uses are permited upon the issuance of a 
zoning permit:  
(1) Farm Use, as defined in ORS 215.203;  
(2) Public or private school;   
(3) Church;   
(4) The propaga�on or harves�ng of a forest product;   
(5) U�lity facili�es necessary for public service except commercial facili�es for the purpose of 

genera�ng power for public use by sale.   
(6) The dwelling and other buildings customarily provided in conjunc�on with farm use.   
(7) Parks, playgrounds, community centers or recrea�onal vehicle parks owned and operated by 

a governmental agency or a non-profit community organiza�on (in the Hermiston Urban 
Growth Area only).  

(8) Public road and public parking (in the Hermiston Urban Growth Area only). (Ord. 2012-14 
passed 9-05-12)  

 
Sec�on 3.013 CONDITIONAL USES  
In an F-1 Zone, the following uses and their accessory uses are permited subject to the 
requirements of Sec�on 7.010 through 7.040 inclusive, and upon the issuance of a zoning 
permit:  
(1) Commercial ac�vi�es that are in conjunc�on with farm use.  
(2) Opera�ons conducted for the explora�on, mining and processing of geothermal resources, 

aggregate and other mineral resources or other subsurface resources.  
(3) Private parks, playgrounds, hun�ng and fishing preserves and campgrounds.  
(4) Parks, playgrounds or community centers owned and operated by a governmental agency or 

a nonprofit community organiza�on (outside of Hermiston Urban Growth Area only).  
(5) Golf Courses.  
(6) Commercial u�lity facili�es for the purpose of genera�ng power for public use by sale.  
(7) Single-family residen�al dwellings provided that each such proposed dwelling:  

(a) Is compa�ble with farm uses; and  
(b) Does not interfere seriously with accepted farming prac�ces on adjacent lands devoted 

to farm use; and  
(c) Does not materially alter the stability of the overall land use patern of the area; and    
(d) Is situated upon generally unsuitable land for the produc�on of farm crops and livestock, 

considering the terrain, adverse soil or land condi�ons, drainage and flooding, 
vegeta�on, loca�on and size of the tract; and  

(e) Complies with such other condi�ons as the Planning Commission considers necessary.  
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(8) Personal-use airports for airplanes and helicopter pads, including associated hanger, 
maintenance and service facili�es. A personal-use airport as used in this sec�on means an 
airstrip restricted, except for aircra� emergencies, to use by the owner, and, on an 
infrequent and occasional basis, by his invited guest, and by commercial avia�on ac�vi�es in 
connec�on with agricultural opera�ons. No aircra� may be based on a personal-use airport 
other than those owned or controlled by the owner of the airstrip. Excep�ons to the 
ac�vi�es permited under this defini�on may be granted through waiver ac�on by the 
Aeronau�cs Division in specific instances. A personal-use airport lawfully exis�ng as of 
September 13, 1975, shall con�nue to be permited subject to any applicable regula�ons of 
the Aeronau�cs Division.  

(9) Home occupa�ons carried on by the resident as an accessory use within their dwelling or 
other buildings customarily provided in conjunc�on with farm use, referred to in paragraph 
(a) of subsec�on (2) of ORS 215.203.  

(10) A facility for the primary processing of forest products, provided that such facility is found 
to not seriously interfere with accepted farming prac�ces and is compa�ble with farm uses 
described in subsec�on (2) of ORS 215.203. Such a facility may be approved for a one year 
period which is renewable. These facili�es are intended to be only portable or temporary in 
nature. The primary processing of a forest product, as used in this sec�on, means the use of 
a portable chipper or stud mill or other similar methods of ini�al treatment of a forest 
product in order to enable its shipment to market. Forest products, as used in this sec�on, 
means �mber grown upon a parcel of land or con�guous land where the primary processing 
facility is located. (Ord. 2012-14 passed 9-05-12)  

(11) A cemetery including, but not limited to, a burial area, columbarium, and associated 
outbuildings operated by a cemetery special district. 

 
Sec�on 3.014 DIMENSIONAL STANDARDS  
In an F-1 Zone, the following dimensional standards shall apply:  
(1) Minimum Lot Area.: 19 acres for a principal dwelling unit.  
(2) Setback: No building shall be located closer than 20 �. from a property line abu�ng a street 

or road.  
(3) Minimum Lot Area for Nonfarm Uses: As determined by the Department of Environmental 

Quality to be necessary for the protec�on of public health.  
Note: See Addendum for an explana�on of the F-1 Zone.  
 
Sec�on 3.016 SIGNS  
In an F-1 Zone, the following signs are permited upon the issuance of a zoning permit: type 2, 
3, 4, 5, and 6.  
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October 24, 2025 
 
 
Lori Spencer 
Hermiston Cemetery District 
PO Box 265 
Hermiston, Oregon 97838 
 
Via email: clspencer95@gmail.com 
 
Regarding: Trip Generation Letter  
 Hermiston Cemetery Zone Text Amendment 
 Umatilla County Tax Lots 100 & 200 of Assessor’s Map 4N 28 14CD, 400 of Assessor’s Map 4N 28 

14D, and 200 & 201 of Assessor’s Map 4N 28 14DB 
 Apex Project 25011919 
 
Dear Mrs. Spencer: 
 
This trip generation letter compares the largest trip generation conditional use for the F-1 zone designation 
against the trip generation of the proposed expansion of the Hermiston Cemetery in Hermiston, Oregon.  
 
PROJECT DESCRIPTION 
Hermiston Cemetery District (Client) proposes to expand the existing Hermiston Cemetery to an adjacent 
approximately 7.27-acre site located in Hermiston, Oregon. The site is currently undeveloped land. 
 
The Client proposes a zone text amendment to the current F-1 zone designation of Umatilla County Zoning 
Ordinance1 (Rev. January 29, 2013) to add cemetery use as a conditional use of the designation. 
 
Currently, the Hermiston Cemetery is in operation on Umatilla County (County) Tax Lot 100 of Assessor’s Map 4N 
28 14CD. The Client plans to expand operations to Tax Lot 400 of Assessor’s Map 4N 28 14D (attached for 
reference) and will file the proposed zone text amendment to allow for the expansion. These lots currently reside 
in the County but are included in the City of Hermiston’s (City) urban growth boundary. 
 
TRIP GENERATION 
The number of trips generated for the proposed expansion is based on the Institute of Transportation Engineers 
(ITE) Trip Generation Manual,2 12th Edition (August 2025) land use code 566 (Cemetery). Land use code 495 
(Recreational Community Center), and land use code 520 (Elementary School) were determined to be example 
highest use cases for the F-1 zone designation and are included as high use case examples. The cemetery trip 
generation results are summarized in Table 1, and the calculation details are attached. The site trips are presented 
for the average weekday and the AM and PM peak hours.  
 
Per Section 3.012, Uses Permitted Outright, of the Umatilla County Zoning Ordinance for the F-1 Exclusive Farm 
Use Zone, the land uses expected to generate the highest number of vehicle trips are public or private schools 
and community centers. The trip generation estimates for these land uses are summarized in Table 2 and Table 3, 

 
1 Umatilla County. (Revised January 29, 2013) Zoning Ordinance.  
2 ITE (Institute of Transportation Engineers). (2025, August). Trip Generation Manual, 12th Edition.  
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and the trip generation calculations are attached. It should be noted that this methodology and resulting 
calculations are intended to provide high use examples, and are not probable trip generations of the proposed 
cemetery expansion.  
 
The trip generation for the recreational community center land use was estimated based on the building square 
footage of the nearby Hermiston Community Center. The lot area of the Hermiston Community Center was 
measured using Google Earth and a ratio of lot size to building area was determined. This ratio was then applied 
to the Hermiston Cemetery lot to estimate an approximate building square footage for trip generation purposes, 
resulting in a building size of approximately 70,000 square feet.  
 
The estimated number of students for the elementary school land use was derived using enrollment data from the 
nearby West Park Elementary School. The West Park Elementary School site area and building square footage 
were measured using Google Earth. Based on this information, a ratio of enrolled students to both site area and 
building size was established to estimate the anticipated enrollment possible for the proposed cemetery site.  
 

Table 1. ITE Trip Generation—Cemetery 

Land Use (ITE 
Code) Cemetery (566) 

Independent 
Variable Acres 

Size 7.27 

Average Daily Trips 
(ADT) 44 

Peak Hour Trips AM Peak Hour PM Peak Hour 

In 6 4 

Out 3 5 

Total Trips 9 9 
  

Table 2. ITE Trip Generation—Recreational Community Center 

Land Use (ITE 
Code) 

Recreational Community Center (495) 

Independent 
Variable 1,000 sf GFA 

Size 70 

Average Daily Trips 
(ADT) 2,017 

Peak Hour Trips AM Peak Hour PM Peak Hour 

In 93 97 

Out 48 105 

Total Trips 141 202 
              sf: square feet; GFA: gross floor area 
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Table 3. ITE Trip Generation—Elementary School 

Land Use (ITE 
Code) Elementary School (520) 

Independent 
Variable Students 

Size 250 

Average Daily Trips 
(ADT) 568 

Peak Hour Trips AM Peak Hour PM Peak Hour 

In 99 51 

Out 84 59 

Total Trips 183 110 
 
The proposed cemetery land use is anticipated to generate 44 vehicle trips during a typical weekday, including 
9 trips during the AM peak hour and 9 trips during the PM peak hour.  
 
The recreational community center land use is anticipated to generate 2,017 vehicle trips during a typical 
weekday, including 141 trips during the AM peak hour and 202 trips during the PM peak hour.  
 
The elementary school land use is anticipated to generate 568 vehicle trips during a typical weekday, including 
183 trips during the AM peak hour and 110 vehicle trips during the PM peak hour.  
 
The findings of this letter indicate that the nearby transportation facilities are expected to continue functioning as 
intended with the additional trips from the cemetery expansion. 
 
TRIP DISTRIBUTION 
The proposed trip distribution of primary trips for all proposed land uses is based on a review of existing land uses 
within the study area, the density of land uses, access to nearby highways, and on engineering judgment. The 
proposed primary trip distribution pattern is as follows: 

 90% to and from the northwest of the US-395 / Hermiston Cemetery Road intersection 

 10% to and from the southeast of the US-395 / Hermiston Cemetery Road intersection 
 
The distribution pattern above represents an external distribution of the primary trips entering and exiting the 
study area. The proposed trip distribution of the project’s new trips is shown in the attached figures.  
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CLOSING 
Please feel free to contact me at 360.213.0418 or pj.mckelvey@apexcos.com with any questions or comments. 
 
Sincerely, 
 
 
 
PJ McKelvey, PE 
Project Traffic Engineer  
 
cc: John Manix, Emmelie Schultheis, Rebecca Wahlstrom (Apex) 
 
 
Attachments: Figure 1. Vicinity Map 
  Figure 2. Site Plan 
  Figure 3. Trip Distribution and Assignment – Cemetery  
  Figure 4. Trip Distribution and Assignment – Community Center (High Use Example) 
  Figure 5. Trip Distribution and Assignment – Elementary School (High Use Example) 
  Trip Generation Calculations 
  4N 28 14D Map 
   
ES:PJMtl 
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1

Rebecca Wahlstrom

From: Clint Lori Spencer <clspencer95@gmail.com>

Sent: Monday, October 6, 2025 12:23 PM

To: Rebecca Wahlstrom

Cc: kenmhuber@aol.com; Kay Edwards

Subject: Re: [EXT] Re: Hermiston Cemetery Expansion: Draft exhibits

CAUTION 

 

Rebecca, 

 

Attached is a photo showing the septic tank as a red circle by the building, with the drain field just north. 

The yellow circle to the south of the building is the well. There is also a diagram showing the entire 

existing cemetery for reference.  

 

Lori 
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DRAFT MINUTES  

 

 

 
UMATILLA COUNTY 

PLANNING COMMISSION HEARING 

March 12, 2026 

TEXT AMENDMENT REQUEST #T-102-25, AMENDMENT OF THE 1972 
UMATILLA COUNTY ZONING ORDINANCE IN THE F-1, EXCLUSIVE 
FARM USE ZONE (19-ACRE MINIMUM PARCEL SIZE), SECTION 3.03 

CONDITIONAL USES TO ADD “CEMETERY” TO THE LIST OF 
CONDITIONAL USES PERMITTED. CONDITIONAL USE PERMIT 
REQUEST #C-1405-25, TO ALLOW A CEMETERY USE ON THE F-1 

ZONED SUBJECT PROPERTIES. LAND DIVISION TYPE I, #S-065-25, TO 
CREATE SUBDIVISION PLOTS. 

The The Hermiston Cemetery District is proposing an amendment to the 1972 Umatilla County 
Zoning Ordinance, Section 3.03 Conditional Uses, to add “cemetery” to the list of conditional uses 

permitted in the following zone: F-1, (EFU, 19-acre minimum).  The Hermiston Cemetery District is 
also requesting a conditional use permit request to allow a cemetery use on Map #4N2814CD, Tax 
Lot #100, to surrounding properties under shared ownership, Map #4N2114CD, Tax Lot #200 and 
Map #4N2814D, Tax Lot #400 and Map #4N2814DB, Tax Lots #200 and #201. The Hermiston 

Cemetery District is also requesting a Land Division, Type I, request to subdivide Map #4N2814D; 
Tax Lot #400, into a total of 2,258 graves, platting the new cemetery, proposed under #C-1405-25. 
A proposed amendment to the 1972 Umatilla County Zoning Ordinance in the F-1, EFU Zone, is 

subject to policies in the Umatilla County Comprehensive Plan, Transportation System Plan and the 
applicable Oregon Statewide Planning Goals. The subject properties, zoned F-1 (EFU) are within the 
City of Hermiston’s Urban Growth Boundary (UGB) and are therefore subject to the policies of the 
City of Hermiston and Umatilla County Joint Management Agreement (JMA), as well as the City of 
Hermiston’s Comprehensive Plan and Transportation System Plan. The proposed amendment is also 
subject to Umatilla County Development Code, Sections 152.750 through 152.755.  The proposed 
conditional use request is subject to the 1972 UC Zoning Ordinance, Sections 7.010 through 7.040, 
and upon the issuance of a Zoning Permit. The proposed Land Division, Type I, request is subject to 

the UCDC Sections 152.665 through 152.669. 
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DRAFT MINUTES 
UMATILLA COUNTY PLANNING COMMISSION 

Meeting of Thursday, March 12, 2026, 6:30pm 
 

** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  
COMMISSIONERS 
PRESENT: Sam Tucker, Chair, Andrew Morris, Vice Chair, John Standley, Malcolm 

Millar and Emery Gentry 
 
COMMISSIONER  
PRESENT VIA 
GOOGLE MEETS:  Jim Setzer 
 
 

COMMISSIONERS  
ABSENT:  Tami Green 
 
 
 

PLANNING STAFF: Megan Davchevski, Planning Manager, Charlet Hotchkiss, Planner, and 
Shawnna Van Sickle, Administrative Assistant 

 
** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  

NOTE: THE FOLLOWING IS A SUMMARY OF THE MEETING. RECORDING IS AVAILABLE AT THE PLANNING OFFICE. 
 

 
CALL TO ORDER 

Chair Sam Tucker called the meeting to order at 6:31PM and read the Opening Statement. 

 
NEW HEARING 

TEXT AMENDMENT REQUEST #T-102-25, AMENDMENT OF THE 1972 UMATILLA 
COUNTY ZONING ORDINANCE IN THE F-1, EXCLUSIVE FARM USE ZONE (19-
ACRE MINIMUM PARCEL SIZE), SECTION 3.03 CONDITIONAL USES TO ADD 
“CEMETERY” TO THE LIST OF CONDITIONAL USES PERMITTED. CONDITIONAL 
USE PERMIT REQUEST #C-1405-25, TO ALLOW A CEMETERY USE ON THE F-1 
ZONED SUBJECT PROPERTIES. LAND DIVISION TYPE I, #S-065-25, TO CREATE 
SUBDIVISION PLOTS. The Hermiston Cemetery District is proposing an amendment to the 
1972 Umatilla County Zoning Ordinance, Section 3.03 Conditional Uses, to add “cemetery” to the 
list of conditional uses permitted in the following zone: F-1, (EFU, 19-acre minimum).  

The Hermiston Cemetery District is also requesting a conditional use permit request to allow a 
cemetery use on Map #4N2814CD, Tax Lot #100, to surrounding properties under shared 
ownership, Map #4N2114CD, Tax Lot #200 and Map #4N2814D, Tax Lot #400 and Map 
#4N2814DB, Tax Lots #200 and #201.  
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The Hermiston Cemetery District is also requesting a Land Division, Type I, request to subdivide 
Map #4N2814D; Tax Lot #400, into a total of 2,258 graves, platting the new cemetery, proposed 
under #C-1405-25. 

A proposed amendment to the 1972 Umatilla County Zoning Ordinance in the F-1, EFU Zone, is 
subject to policies in the Umatilla County Comprehensive Plan, Transportation System Plan and 
the applicable Oregon Statewide Planning Goals. The subject properties, zoned F-1 (EFU) are 
within the City of Hermiston’s Urban Growth Boundary (UGB) and are therefore subject to the 
policies of the City of Hermiston and Umatilla County Joint Management Agreement (JMA), as 
well as the City of Hermiston’s Comprehensive Plan and Transportation System Plan. The 
proposed amendment is also subject to Umatilla County Development Code, Sections 152.750 
through 152.755.  

The proposed conditional use request is subject to the 1972 UC Zoning Ordinance, Sections 7.010 
through 7.040, and upon the issuance of a Zoning Permit.  

The proposed Land Division, Type I, request is subject to the UCDC Sections 152.665 through 
152.669. 

Chair Tucker called for any abstentions, bias, conflicts of interest, declarations of ex parte contact 
or objections to jurisdiction. No reports were made.  

Chair Tucker called for the Staff Report. 

STAFF REPORT 

Ms. Charlet Hotchkiss stated the existing cemetery located on Map #4N2814CD; Tax Lot 100, is 
a pre-existing nonconforming use. Developed in 1973 when the Hermiston Cemetery District 
was originally formed and incorporated on June 8, 1973. The cemetery had been operating in this 
location and serving the communities of Hermiston and the surrounding areas for 53 years. This 
request was the first request the Hermiston Cemetery District had made for expansion in the 
more than 50 years that they’ve been operating. She shared that the Hermiston Cemetery District 
had needs for more land to accommodate the growing population. The applicant stated the 
proposed platting will allow for further expansion in the future, should it be necessary. The 
Hermiston Cemetery District currently owns the surrounding properties involved in the request. 

Ms. Hotchkiss explained that the Hermiston Cemetery District land use request consisted of the 
following three land use requests: 

1. A text amendment to the County’s 1972 Zoning Code, Section 3.03 Conditional Uses to add 
“cemetery” to the list of conditional uses permitted in the F-1, Exclusive Farm Use Zone (19-
acre minimum parcel size). 
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2. A Conditional Use Permit request to allow a cemetery use on the F-1 zoned properties in order 
to expand the existing cemetery. The Conditional Use Permit would apply to properties 
identified as Map #4N2814CD, Tax Lot #100, Map #4N2114CD, Tax Lot #200, Map 
#4N2814D, Tax Lot #400 and Map #4N2814DB, Tax Lots #200 and #201. 

3. A Type I Land Division, Subdivision request to subdivide Map #4N2814D; Tax Lot #400, into 
a total of 2,549 graves (subdivision plots), for the cemetery expansion. 

Ms. Hotchkiss shared that a proposed amendment to the 1972 Umatilla County Zoning 
Ordinance in the F-1 Zone, was subject to policies in the Umatilla County Comprehensive Plan, 
City of Hermiston Comprehensive Plan, City of Hermiston Transportation System Plan, Umatilla 
County Transportation System Plan and the applicable Oregon Statewide Planning Goals. She 
added, the proposed amendment would add “cemetery” to the list of conditional uses permitted 
within this zone. She added that this conditional use would apply to Section 7.010 through 7.040 
in the 1972 Umatilla County Zoning Ordinance, and permitted upon the issuance of a Zoning 
Permit to finalize the conditional use request. 

Ms. Hotchkiss further explained that approval of the Text Amendment and Conditional Use 
Permit would also allow the Hermiston Cemetery District to subdivide Tax Lot #400, Map 
#4N2814D, into cemetery plots with a total of 2,549 gravesites. She reiterated that the other tax 
lots involved in the Conditional Use request were not being subdivided at the time and will 
remain as un-platted open space until a Land Division application was submitted. The applicant 
was requesting approval of a Land Division, Type I, to subdivide the individual parcel. She 
stated the decision of the Hermiston Cemetery District Land Division was made by the Planning 
Commission, unless timely appealed to the Board of County Commissioners. 

Ms. Hotchkiss stated that notice of the applicant’s request were mailed on February 20, 2026 to 
nearby property owners and necessary agencies. Notice of the March 12, 2026 Planning 
Commission hearing were published in the East Oregonian on February 25, 2026. 

Ms. Hotchkiss explained that a proposed Text Amendment to the 1972 Umatilla County Zoning 
Ordinance in the F-1, EFU Zone, was subject to policies in the Umatilla County Comprehensive 
Plan, Transportation System Plan and the applicable Oregon Statewide Planning Goals. The 
subject properties, zoned F-1 were within the City of Hermiston’s Urban Growth Boundary 
(UGB) and were therefore subject to the policies of the City of Hermiston and Umatilla County 
Joint Management Agreement (JMA). Additionally, it was subject to the City of Hermiston’s 
Comprehensive Plan and Transportation System Plan. The proposed amendment was also subject 
to Umatilla County Development Code, Sections 152.750 through 152.755. 

Ms. Hotchkiss shared that the proposed Conditional Use request was subject to the Umatilla 
County Development Code, Sections 152.611 through 152.615, and requires the issuance of a 
Zoning Permit. The proposed Land Division, Type I, Subdivision request was subject to the 
UCDC Sections 152.665 through 152.669. 
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Ms. Hotchkiss stated this hearing before the Umatilla County Planning Commission was the 
County’s first evidentiary hearing for adoption of the text amendment. A subsequent Public 
Hearing before the Umatilla County Board of Commissioners was scheduled for Tuesday, April 
14, 2026 at 9:00 AM in Room 130 of the Umatilla County Courthouse, 216 SE 4th Street, 
Pendleton, OR 97801. 

Ms. Hotchkiss stated the Planning Commission may agree with staff’s findings or may make 
new findings based on evidence in the record. Sample decision motions had been provided 
below. 

Vice Chair Morris and Commissioner Standley asked if under the Conditional Use process if this 
type of request would include placing the property on annual review. Ms. Hotchkiss stated this 
was not a condition within the findings and would not be necessary. 

Chair Tucker raised a question regarding State protections for the EFU (Exclusive Farm Use) 
zone and if this applied even if the property was located within the Urban Growth Boundary 
(UGB). Mrs. Megan Davchevski clarified that the F1 zone, being inside the urban growth 
boundary, was not protected by Statewide Planning Goal 3 (agricultural lands) like other EFU 
zones.  

Chair Tucker discussed the structure of the required motions, specifically concerning whether the 
approval of the conditional use and subdivision should be explicitly conditioned upon the later 
approval of the text amendment by the Board of Commissioners. Ms. Hotchkiss advised that 
conditioning the motion would not be necessary because the subsequent action items were 
already conditioned on receiving approval of the Text Amendment. She also confirmed that the 
City of Hermiston was aware of the Cemetery District’s plans, and the proposals do not conflict 
with the city's intentions. 

Proponent: No Testimony was provided by the Applicant or representatives of the applicant.  

Neutral: None 

Opponents: None 

Public Agencies: Ms. Hotchkiss received two comments from public agencies: Hermiston 
Irrigation District stated they had no objection to the land division and noted the parcel has water 
rights, and ODOT confirmed they had no comments. 

Rebuttal: None requested. 

Chair Tucker called for any requests for the hearing to be continued, or for the record to remain 
open. There were none.  

Chair Tucker closed the hearing for deliberation. 
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Chair Tucker stated there were no exhibits to add to the record.  

DELIBERATION & DECISION 

Chair Tucker asked for any discussion on the matters presented that evening.  

Commissioner Millar made a motion to recommend approval of the Hermiston Cemetery Text 
Amendment #T-102-25 to the Board of County Commissioners based on the evidence and 
Findings of Fact and Conclusions of Law in the record. 

Commissioner Standley seconded the motion. Motion passed with a vote of 6:0 to recommend 
approval to the Board of County Commissioners.  

Voting Record:  

Yes - Commissioner Gentry, Commissioner Setzer, Commissioner Standley, Commissioner 
Millar, Vice Chair Morris and Chair Tucker 

No – none.  

Absent - Commissioner Green 

 
Commissioner Gentry made a motion to approve of the Hermiston Cemetery Conditional Use 
Permit #C-1405-25, based on the evidence and Findings of Fact and Conclusions of Law in the 
record. 

Commissioner Setzer seconded the motion. Motion passed with a vote of 6:0 to approve the 
Conditional Use Request. 

Voting Record:  

Yes - Commissioner Gentry, Commissioner Setzer, Commissioner Standley, Commissioner 
Millar, Vice Chair Morris and Chair Tucker 

No – none.  

Absent - Commissioner Green 

 
Commissioner Standley made a motion to approve of the Hermiston Cemetery Subdivision 
Request #S-065-25, based on the evidence and Findings of Fact and Conclusions of Law in the 
record. 

Commissioner Millar seconded the motion. Motion passed with a vote of 6:0 to approve the 
Subdivision Request. 
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Voting Record:  

Yes - Commissioner Gentry, Commissioner Setzer, Commissioner Standley, Commissioner 
Millar, Vice Chair Morris and Chair Tucker 

No – none.  

Absent - Commissioner Green 

OTHER BUSINESS 

Mrs. Davchevski stated the next scheduled Planning Commission hearing will be on March 26, 
2026. She shared that the Planning Commission was short two vacancies to fill the nine-member 
board. One potential planning commissioner, Mr. Brown, had been identified, and Mrs. 
Davchevski had requested the County Commissioners to appoint them at the following Wednesday 
board hearing, which would leave one vacancy. 

ADJOURNMENT 

Chair Tucker adjourned the meeting at 6:58PM. 
 

Respectfully submitted, 

 

Shawnna Van Sickle,  

Administrative Assistant 





PLANNING DIVISION 
216 SE 4th ST, Pendleton, OR 97801, (541) 278-6252 

Email: planning@umatillacounty.gov 

Phone: 541-278-6252  •  Fax: 541-278-5480  •  Website: umatillacounty.gov/planning 

MEMO 

TO: Umatilla County Board of Commissioners 
FROM: Bryce Fairchild, Planner II 
DATE: April 7, 2026 

RE: April 14, 2026 Board of Commissioners Hearing 
City of Hermiston Plan Map Amendment Co-adoption 
Plan Map Amendment, #P-141-26 
City of Hermiston, Applicant / Umatilla County, Owner 

Background Information 
On January 26, 2026 Hermiston City Council adopted Ordinance 2378, amending the 
Comprehensive Plan Map from “Urbanizable” to “Urban” for approximately 19.5 acres 
located directly south of the Umatilla County Fairgrounds at 1835 E Airport Road. 
The City Council also adopted Ordinance 2379 annexing said property effective upon co-
adoption of Ordinance 2378. 

Co-Adoption 
The City of Hermiston Joint Management Agreement (JMA) Section E (10) requires 
Comprehensive Plan Amendments applicable in the Urban Growth Area to be processed 
by the City. The JMA requires amendments to be adopted by ordinance, first by the City, 
then to the County for co-adoption review. 

Hearings 
The Hermiston City Council held a public hearing on January 14th 2026 and approved the 
plan map amendment and subsequently adopted Ordinances 2378 and 2379. 

The Umatilla County Planning Commission held the County’s first evidentiary hearing 
for co-adoption on March 26, 2026 at the Justice Center Media Room, 4700 NW Pioneer 
Place, Pendleton, OR. The Planning Commission recommended approval of the 
Comprehensive Plan Map Amendment Co-adoption with a vote of 6-0. 

Conclusion 
The Umatilla County Board of Commissioners decision is final unless appealed to the 
Land Use Board of Appeals (LUBA). Following co-adoption of the City of Hermiston 
ordinances the subject property will be annexed into the city. 
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Attachments 
 
• Umatilla County Public Notice Map 
• City of Hermiston Comprehensive Plan Map Amendment 
• City of Hermiston Ordinance 2378 
• City of Hermiston Findings of Fact 
• Traffic Impact Analysis 
• Umatilla County Land Use Request Application  
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PLAN MAP AMENDMENT #P-141-26 
CO-ADOPTION OF HERMISTON ORDINANCE NO. 2378, 2379 

CITY OF HERMISTON, APPLICANT 
UMATILLA COUNTY, OWNER 

 
 
 

APRIL 14, 2026 BOARD OF COUNTY COMMISSIONERS 
PACKET CONTENT LIST 
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City of Hermiston Ordinance No. 2378 
January 26th, 2026 
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Notification from the City of Hermiston 

 RE: Adoption of Ordinance No. 2378 
February 9, 2026 
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City of Hermiston Findings of Fact 
City of Hermiston Comprehensive Plan Map Amendment and Annexation 
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Exhibit A 
 

Findings of Fact 
 

Comprehensive Plan Map and Zoning Map Amendment 
 

1835 E Airport Road 
 

January 26, 2026 
 
Application to Amend the City of Hermiston Comprehensive Plan Map and 
associated Zoning Map, effecting a change to the zoning of the subject property. 
 
Owner: Farm City Pro Rodeo 
    
 
Applicant: City of Hermiston 
  180 NE 2nd Street 
  Hermiston, OR  97838 
  541 567-5025 
  planning@hermiston.gov 
 
 
Purpose of This Application: 
The City of Hermiston seeks to amend the comprehensive plan map and zoning map for 
a 19.5 acre parcel located at 1835 E Airport Road.  The property is described as 4N 28 
13 Tax Lot 1300.  The property is located within the urbanizable portion of the Hermiston 
urban growth boundary (UGB) and is designated on the comprehensive plan map with a 
Future Commercial/Industrial map designation.  Current zoning is F-1 on the Umatilla 
County zoning map. 
 
The purpose of the application is to amend the Hermiston comprehensive plan map 
designation for this property from the urbanizable F C/I designation to the urban 
Commercial designation, implementing the planned intent of the comprehensive plan.  
Additionally, the property will be removed from the Umatilla County F-1 designation and 
amended to the Hermiston Outlying Commercial (C-2) designation and the Fairgrounds 
Overlay (FO) will be applied. 
 
Finally, annexation to the City of Hermiston with the C-2 and FO designations is proposed. 
 
Documents to be Modified: 

 City of Hermiston Comprehensive Plan Map. 
 City of Hermiston Zoning Map. 

 
Current Use of the Property: 
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The property is currently occupied with a rural single-family homesite and multiple barns 
and outbuildings.  The residential use occupies approximately 3.24 acres of the site.  The 
remaining 16 acres are used for irrigated agriculture.   
 
Surrounding Uses: This area south of Hermiston is a mix of commercial, light industrial, 
and residential uses.  The area is urbanizing, spurred by the Eastern Oregon Trade and 
Event Center (EOTEC). The development on the subject property is approximately one 
half-mile from Highway 395.  The site is adjacent to EOTEC on the north and west 
property lines. The Hermiston Airport is further to the north beyond EOTEC.  Lands to the 
west beyond EOTEC are developed residentially but are zoned for commercial and 
industrial development.  Lands to the south are light industrially and rural residentially 
developed.  Lands to the west, north, and south are zoned for commercial and industrial 
development within the city limits.  Lands to the east are zoned for agricultural use and 
are planned on the Hermiston comprehensive plan for future commercial and industrial 
use.  
 
Required Review: 
The City of Hermiston Zoning provisions, found as part of Title XV Land Usage, in Chapter 
157 Zoning part 157.226 Amendments provides the requirements for amendment to the 
Zoning Map and at (E) provide the Approval Criteria. The City of Hermiston also provides 
application forms with procedures for both a Comprehensive Plan Map Amendment and 
a Zone Change. Both applications have several questions that reflect the Zoning 
ordinance provisions that will also be included here. As this is also a request to amend 
the Comprehensive Plan Map the 14 Statewide Planning Goals are also considered. 
 
City of Hermiston Zoning 157.226 Amendments (E) Approval Criteria: The review criteria 
are listed in bold with responses in regular text. 
 
(E)  Approval criteria. 

(1) The following criteria must be followed in deciding upon a quasi-judicial 
proceeding: 

 
(a) The burden in all land use proceedings is upon the applicant, whether a 

zone change, conditional use or variance is the subject of the hearing; 
 

Response: The applicant is submitting this application with supporting material to provide 
evidence for the governing body to consider.  
 

(b) The requested zone change or conditional use must be justified by proof 
that: 

 
1. The change is in conformance with the Comprehensive Plan and also 

the goals and policies of the plan; 
 

Response: The City of Hermiston Comprehensive Plan has been acknowledged by the 
Land Conservation and Development Commission addressing the Statewide Land Use 
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Planning Goals. For this request Goals 1 Citizen Involvement, 2 Planning Process, 8 
Recreational Needs, 9 Local Economy, 11 Public Services and Facilities, 12 
Transportation, and 14 Urbanization are applicable. Goals 3 Agricultural Lands, 4 Forest 
Lands, 5 Natural Resources, 6 Air, Water, and Land Resource Quality, 7 Areas Subject 
to Natural Hazards, 10 Housing, 13 Energy Conservation, 15 Willamette River Greenway, 
16, Estuarine Resources, 17 Coastal Shorelands, 18 Beaches and Dunes, and 19 Ocean 
Resources are not applicable. 
 
The following City of Hermiston Comprehensive Plan Policies are considered: 
 
 Policy 1: The City of Hermiston will insure that citizens have an adequate opportunity 

to be involved in all phases of the planning process.  
Response: As this request will be heard by both the Planning Commission and City 
Council, with notice to adjoining landowners and affected agencies Goal 1 and Policy 1 
are satisfied. 
 
 Policy 2: The City of Hermiston will monitor and update periodically its comprehensive 

plan and implementing ordinances to respond to changing conditions.  
 
Response: This request provides an opportunity for the City of Hermiston to evaluate this 
area of the urban growth boundary and consider implementing the urbanizable Future 
Commercial/Industrial designation as an urban Commercial designation.  
 
 Policy 4: The City of Hermiston will promote compact urban development within and 

adjacent to existing urban areas to insure efficient utilization of land resources and 
facilitate economic provision of urban facilities and services.  
 

Response: The proposal is adjacent to urban development or urban comprehensive plan 
map designations to the north, west, and south.  The site is adjacent to city limits to the 
west and south.  Urbanization and annexation of the site is a logical extension of the 
existing zoning and development pattern, further extending the city limits into land 
planned for urban development.  It is not necessary to leave any rural land nor to create 
any islands of urbanizable land by extending the existing city limits and urban 
comprehensive plan map designation onto the subject property. 
 
 Policy 19: The City of Hermiston will assure the availability of a sufficient supply of 

commercial land to accommodate 20-year projected need and strive to achieve the 
balanced distribution of commercial activities in neighborhoods, downtown, and along 
outlaying highways.  
 

Response:  Changing the comprehensive plan map designation of the property to 
Commercial is considered within the text of the 2024 Economic Opportunities Analysis.  
The EOA notes that Hermiston has 66 acres of Future Commercial/Industrial land within 
the urban growth boundary.  These 66 acres are comprised of three sites, the subject 
property being one of these three sites.  Changing the designation from Future 
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Commercial/Industrial to Commercial is the realization of the planned use of the property 
consistent with the comprehensive plan. 
 
 Policy 20: The City of Hermiston supports economic development and job growth 

which will diversify and strengthen the mix of economic activity in the local 
marketplace and provide employment opportunities for local residents. 
  

Response: The applicant intends to develop the property with a recreational vehicle park, 
defined as a commercial use in the C-2 zoning definitions.  Development of a recreational 
vehicle park on the site supports the local economy providing tourism opportunities as 
well as affordable workforce housing opportunities for temporary workers.   
 
 Policy 23: The City of Hermiston will plan for the timely and efficient provision of a full 

complement of urban services and facilities in all developed and developing areas 
within the community. Timely means a point within the 20-year timeframe when the 
city deems development appropriate for a given property based on factors including 
but not limited to the need for additional urban development within the urban growth 
boundary and the extent of undeveloped or undeveloped land between the existing 
development and the subject property.  
 

Response:  Public services are available within the existing Eastern Oregon Trade and 
Event Center to the north.  The City plans to extend public infrastructure in the form of 
new water and sewer main lines south to E Airport Road as part of development of this 
property.  There is adequate capacity in the existing lines within EOTEC to provide service 
for site development.  Additionally, the extension of lines to E Airport Road consistent with 
157.164(E) will provide public benefit and future utility access for properties south of E 
Airport Road as well as to the east and west of the site. 
 
 Policy 31: The City of Hermiston will promote a balanced, well-integrated local 

transportation system which provides safe, convenient and energy-efficient access, 
and facilitates the movement of commodities. 
 

Response: As part of the development of the EOTEC site, the city and county partnered 
to improve E Airport Road to collector status from the intersection with Highway 395 to 
the east boundary of EOTEC.  Improvement of and development upon this parcel will 
continue widening and improvement of E Airport Road to collector status matching 
existing improvements.   
 
 Policy 32: The City of Hermiston will protect the operation of the Hermiston Airport 

from conflicting land uses and encourage expansion of air and rail transportation to 
facilitate economic development.  
 

Response:  The site is within 2,000 feet of the Hermiston Municipal Airport runway and 
within the conical surface of the runway.  As such, no structure may be erected on the 
site exceeding 150 feet in height.  Future development approvals regarding site 
improvements will consider airport height limitations as part of the review process. 
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 Policy 34: The City of Hermiston will comply with the requirements of the 

Transportation Planning Rule with the adoption of the Transportation System Plan and 
related amendments to implementing ordinances.  
 

Response:  The City has commissioned a trip generation analysis compliant with the 
Transportation Planning Rule.  The analysis demonstrates that the existing F-1 zoning in 
Umatilla County permits a recreational vehicle park as a conditional use and the proposed 
C-2 zoning with Fairgrounds Overlay also permits a recreational vehicle park as an 
outright use.  There is no substantial change in potential trip generation between the two 
uses.  However, a trip cap is recommended to ensure the compatibility of the analysis.  
Should the recreational vehicle park be abandoned as a development proposal, a new 
traffic impact analysis will be required as part of the land use application process. 
 

2. The showing of public need for the rezoning and whether that public 
need is best served by changing the zoning classification on that 
property under consideration; 

 
Response:  The usage pattern for EOTEC has shown an ongoing and immediate need 
for recreational vehicle spaces available for use in conjunction with events.  Additionally, 
EOTEC fields inquiries from the general public as the availability of overnight spaces 
available for public use.  The location of the site adjacent to the EOTEC grounds and the 
HEROES sports complex is an optimal location to provide spaces available for 
tournaments, tourism, and EOTEC users.  The site location adjacent to the EOTEC 
complex on the north and west property lines demonstrates that this is the optimal site for 
additional EOTEC development as compared with other sites which will require shuttle 
service or vehicular trips to access the EOTEC site. 
 

3. The public need is best served by changing the classification of the 
subject site in question as compared with other available property. 
 

Response: The subject property is adjacent to the Eastern Oregon Trade and Event 
Center on two sides.  The proposed use of the site for a recreational vehicle park and 
athletic fields is highly site specific.  In the case of the RV park, the park is intended to 
service users of the EOTEC facility as well as the general public for overnight and 
extended use.  EOTEC events such as the Umatilla County Fair require a large number 
of RV spaces to be available in conjunction with time limited events.  These spaces must 
be located within walking distance of EOTEC.  There are limited properties which meet 
the siting criteria.  Of those sites which do meet the criteria, this subject property is the 
only one adjacent to public facilities and available for immediate servicing. 
 

4. The potential impact upon the area resulting from the change has been 
considered. 
 

Response: The City has held public hearings before the planning commission and city 
council to consider the potential impact and solicit public input into the proposed 
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amendment to the comprehensive plan and zoning designations.  The recreational 
vehicle park proposed for the site is an outright use under the Fairgrounds Overlay.  A 
site plan review and public notice and comment is required for the subsequent land use 
application process.  Potential impacts are considered in each land use process. 
 
The proposed development of the site is subject to the recreational vehicle park standards 
contained in 157.147 of the Hermiston Code of Ordinances.  These standards are 
intended to minimize the impacts of development on surrounding property and to protect 
the health and welfare of users within the RV park.  All development will be fully compliant 
with the RV park standards and the development standards of the City of Hermiston.    
 
 
The 14 applicable Statewide Planning Goals are also considered. 
 
Goal 1 Citizen Involvement: To develop a citizen involvement program that insures 
the opportunity for citizens to be involved in all phases of the planning process. 
 
Response: The City of Hermiston Comprehensive Plan and Zoning Ordinance outlines 
the City’s citizen involvement program that includes the activities of the Planning 
Commission and provides for the public hearing process with its required notice 
provisions. These notice provisions provide for adjoining and affected property owner 
notice; notice to interested local, state, and federal agencies; and allows for public 
comment to the process. 
 
The city finds that this application is consistent with Goal 1. 
 
Goal 2 Planning: To establish a land use planning process and policy framework 
as a basis for all decisions and actions related to use of land and to assure an 
adequate factual base for such decisions and actions. 
 
Response: Goal 2 establishes the underlining process that a county or a city needs to 
utilize when considering changes to their Comprehensive Plans and development codes. 
This requested change of Comprehensive Plan and Zoning designation is also guided by 
Goal 2 requirements. This application meets those requirements for this request. 
 
The city finds that this application is consistent with Goal 2. 
 
Goal 3 Agricultural Lands: To preserve and maintain agricultural lands. 
 
Response: The Goal 3 requires counties to preserve and maintain agricultural lands for 
farm uses. Counties must inventory agricultural lands and protect them by adopting 
exclusive farm use zones consistent with Oregon Revised Statute 215.203 et. seq. Goal 
3 does not allow nonfarm uses like industrial development on lands zoned for exclusive 
farm use. This application is to consider modifications to the application of the Outlying 
Commercial zone within the city limits on lands that have already been identified for urban 
industrial and commercial uses.  Per OAR 660-033-0020(1)(c),  "Agricultural Land" does 
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not include land within acknowledged urban growth boundaries or land within 
acknowledged exception areas for Goal 3 or 4. 
 
Goal 3 does not apply to this action. 
 
Goal 4 Forest Lands: To conserve forest lands by maintaining the forest land base 
and to protect the state’s forest economy by making possible economically 
efficient forest practices that assure the continuous growing and harvesting of 
forest tree species as the leading use on forest land consistent with sound 
management of soil, air, water, and fish and wildlife resources and to provide for 
recreational opportunities and agriculture. 
 
Response: There are no forest lands in the City of Hermiston. 
 
Goal 4 does not apply to this action. 
 
Goal 5 Open Spaces, Scenic and Historic Areas, and Natural Resources: To protect 
natural resources and conserve scenic and historic areas and open spaces. 
 
Response: The subject property does not have any overlays or other known cultural or 
historical sites. There are no wetlands inventoried on the subject property.  
 
Goal 5 does not apply to this action. 
 
Goal 6 Air, Water and Land Resources Quality: To maintain and improve the quality 
of the air, water and land resources of the state. 
 
Response: Goal 6 addresses the quality of air, water, and land resources. In the context 
of comprehensive plan amendments, a local government complies with Goal 6 by 
explaining why it is reasonable to expect that the proposed uses authorized by the plan 
amendment will be able to satisfy applicable federal and state environmental standards, 
including air and water quality standards. 
 
All development within the Hermiston urban growth boundary is required to comply with 
federal and state environmental standards (157.004).  Compliance is a requirement of all 
land use applications. 
 
Goal 6 does not apply to this action. 
 
Goal 7 Areas Subject to Natural Hazards and Disasters: To protect people and 
property from natural hazards. 
 
Response: There are no known natural hazards on the subject property, and it is located 
significantly above and outside the influence of the Umatilla River which has a history of 
flooding. 
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Goal 7 does not apply to this action.   
 
Goal 8 Recreation Needs: To satisfy the recreational needs of the citizens of the 
state and visitors and, where appropriate, to provide for the siting of necessary 
recreational facilities including destination resorts. 
 
Response: The subject property is intended to provide additional recreational facilities 
following amendment to the comprehensive plan map and annexation.  In compliance 
with Policy 18 of the comprehensive plan, the city will work to acquire additional parks 
and recreation facilities throughout the community.  Development of this site with athletic 
facilities satisfies the city’s comprehensive planning policy relative to recreation. 
 
The city finds that this application is consistent with Goal 8. 
 
Goal 9 Economy: To provide adequate opportunities throughout the state for a 
variety of economic activities vital to the health, welfare, and prosperity of 
Oregon’s citizens. 
 
Response: Goal 9 requires local governments to adopt comprehensive plans and policies 
that contribute to a stable and healthy economy. Hermiston has a Comprehensive Plan 
that has been acknowledged to comply with Goal 9. Specifically, the city has adopted an 
economic opportunities analysis as of 2024 which has been acknowledged by the State 
of Oregon.  The 2024 EOA specifically identifies this site as a location for future economic 
development.  As noted above, a recreational vehicle park is a considered a commercial 
use in the city’s zoning definitions.  In the absence of development as an RV park, the 
proposed change still designates this land for commercial use, thereby implementing the 
comprehensive planning of this site for future commercial and industrial development. 
 
The city finds that this application is consistent with Goal 9. 
 
Goal 10 Housing: To provide for the housing needs of citizens of the state. 
 
Response: Housing is not specifically considered as part of this application. Commercial 
land is not considered as part of city’s residential land inventory.  The 2021 residential 
buildable land inventory demonstrates that the subject property is not included in nor 
necessary for the provision of housing through the 20-year planning horizon.   
 
However, the Oregon Legislature in 2019 passed HB 2001 which amended certain 
housing rules relating to provision of housing in commercial zones.  Specifically, OAR 
660-046-0330 states that cities adopting a comprehensive plan amendments shall adopt 
findings regarding increase or decrease in housing capacity.  Since several recent 
legislative changes allow residential use within commercial zones, and the proposed RV 
park development is considered a residential use providing short and medium-term 
residential occupancies, the city is required to consider the housing capacity impacts.  
Under 197A.270, a city is required to assume  
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Goal 10 does not apply to this action. 
 
Goal 11 Public Services: To plan and develop a timely, orderly and efficient 
arrangement of public facilities and services to serve as a framework for urban and 
rural development. 
 
Response: Goal 11 requires local governments to plan and develop a timely, orderly, and 
efficient arrangement of public facilities and services. The city has adopted a public 
facilities plan as of September 2025.  The public facilities plan demonstrates that there is 
adequate capacity to service development within the urban growth boundary through the 
20-year planning horizon with minor system upgrades.  System upgrades are planned 
within the city capital improvement plan and funded through the city-wide system 
development charge fee.  Development is required to pay into the SDC fees at the time 
of permitting thereby paying a proportionate share into future system upgrades. 
 
The city finds that this application is consistent with Goal 11.  
 
Goal 12 Transportation: To provide and encourage a safe, convenient and 
economic transportation system. 
 
Response: Goal 12 requires local governments to provide and encourage a safe, 
convenient, and economic transportation system, implemented through the 
Transportation Planning Rule. A trip generation report prepared by a registered traffic 
engineer is attached to these findings as evidence of compliance with the Transportation 
Planning Rule.  As noted in the report, no significant change in trip generation is 
generated between those uses permitted in the F-1 and C-2 zones when subjected to a 
trip cap. 
 
The city finds that this application is consistent with Goal 12.  
 
Goal 13 Energy: To conserve energy. 
 
Response: Goal 13 directs local jurisdictions to manage and control land and uses 
developed on the land to maximize the conservation of all forms of energy, based on 
sound economic principles. The site is situated adjacent to EOTEC and intended to 
minimize the need for vehicular trips for RV park users to access EOTEC events and 
athletic events. 
 
Goal 13 does not apply to this action. 
 
Goal 14 Urbanization: To provide for an orderly and efficient transition from rural 
to urban land use, to accommodate urban population and urban employment inside 
urban growth boundaries, to ensure efficient use of land, and to provide for livable 
communities. 
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Response: Goal 14 prohibits urban uses on rural lands. To locate urban uses on rural 
lands, local governments must either expand their urban growth boundaries to add 
property or take a Goal 14 exception setting forth reasons why urban development should 
be allowed on rural lands. This application is to change the Comprehensive Plan and 
Zoning Map designation on lands within the urban growth boundary allowing commercial 
uses on the subject property.  By locating urban uses on land within the urban growth 
boundary, the city is eliminating the need to expand the UGB onto rural lands to 
accommodate urban development. 

The city finds that this application is consistent with Goal 14. 

The city finds that this application is consistent with the applicable Statewide Planning 
Goals. 

Conclusion: This narrative provides evidence that the proposal complies with the 
Statewide Planning Goals and with the City of Hermiston Comprehensive Plan. No 
change to traffic impacts based on this application is anticipated with actual traffic impacts 
analyzed at the time of development.  
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Exhibit B 

Findings of Fact  

Annexation  

1835 E Airport Road 

January 26, 2026 

 
The planning commission shall make a recommendation to the city council upon 
determination that the annexation complies with the applicable criteria in §150.05 of the 
Hermiston Code of Ordinances relating to annexation. 
 
A. §150.05(1) The proposal is in conformance with all applicable state annexation 

requirements. 
 
Response: 
 

1. The proposed annexation of the subject property is aligned with the City of 
Hermiston Comprehensive Plan, acknowledged as compliant by the State of 
Oregon, and codified in Code Section 156.02 of Title XV. 

2. The City has received consent to annexation from the property owner for 
approximately 19.5 acres of land and an election was deemed not necessary by 
the city council on October 27, 2025 (ORS 222.120(1)) 

3. Notice of public hearing was published in the local newspaper for two consecutive 
weeks prior to the planning commission hearing on December 17 and 24, 2025.  
Notices were also posted in four public places in the city for a like period.  
Comments or remonstrances received have been incorporated into the record. 
(ORS 222.120(3)) 

4. Notice of public hearing was physically posted on the property on December 17, 
2025. (HZO §157.229(B)) 

5. Affected agencies were notified. (ORS 222.005) 
6. A public hearing of the planning commission was held on January 14, 2026.  

Comments received at the hearing are incorporated into the planning commission 
record.  (ORS 222.120(2)) 

7. Notice of public hearing of the city council was published in the local newspaper 
for two consecutive weeks prior to the city council hearing on January 7 and 14, 
2026. Notices were also posted in four public places in the city for a like period.  
Comments or remonstrances received have been incorporated into the record. 
(ORS 222.120(3)) 

8. A public hearing of the city council was held on January 26, 2026. Comments 
received at the hearing are incorporated into the record.  (ORS 222.120(2)) 

 
The city council finds the proposal is consistent with all applicable state annexation 
requirements in ORS 222: 
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a. The city has received consent from the property owners within the affected 

area 
b. An election has been deemed not necessary since consent from more than 

half the owners has been received 
c. The property is contiguous with the existing city limits 
d. All statutorily required notices have been published and posted 

  
B. §150.05(2) The property is contained within the urban portion of the urban growth 

boundary as identified on the comprehensive plan. 
 
Response: 
 

9. Since the property is contiguous to the existing city limits, the annexation is in 
accord with Comprehensive Plan Policy 4 which promotes compact urban 
development within and adjacent to existing urban areas to ensure efficient 
utilization of land resources and facilitates economic provision of urban facilities 
and services. 

10. Annexation is consistent with Policy 5 which requires the city to establish a 
program for annexation and efficient and orderly provision of public services. 

a. Property is contained within the urban portion of the UGB (See Finding 11 
below) 

b. Proposed development is consistent with applicable comprehensive plan 
policies and map designations (See Finding 11 below) 

c. All city services can be extended readily (See Findings 15-18 below) 
d. Property owner(s) is willing to bear costs associated with extension of 

sewer, water and roads except for major facilities -- e.g. sewer pump station 
or major water main -- necessary to facilitate later growth.  (See Findings 
15-18 below) 

e. Proposal is consistent with all applicable state requirements including ORS 
Chapter 222 governing annexations and Chapter 225 governing utility 
extensions.  (See Findings 1-8 above) 

11. Following amendment from Future Commercial/Industrial to Commercial as 
approved by the planning commission on January 14, 2026, the property is located 
within the urban portion of the urban growth boundary (UGB) as identified on the 
comprehensive plan map.  The property is designated as “C” on the 
comprehensive plan.  The C designation is a urban commercial comprehensive 
planning designation corresponding to the C-2 zoning designation on the city 
zoning map. 

 
The city council finds that the property is contained within the urban portion of the urban 
growth boundary. 
 
C. §150.05(3) The proposed zoning is consistent with the underlying comprehensive 

plan designation 
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Response: 
 

12. The applicant has submitted an application to annex the property with an Outlying 
Commercial zoning designation.  The Fairgrounds Overlay zone is also proposed. 

13. The proposed Outlying Commercial and Fairgrounds Overlay zoning designations 
are an implementing zoning designation for the C comprehensive plan map 
designation. 

 
The city council finds that the proposed zoning is consistent with the underlying 
comprehensive plan map designation. 
 
 
D. §150.05(4) Findings of fact are developed in support or denial of the annexation. 
 
Response: 
 

14. This document, consisting of three pages of findings adopted by the planning 
commission on January 14, 2026, serves as findings of fact in support of 
annexation. 

 
E. §150.05(5) All city services can be readily extended, and the property owner is 

willing to bear costs associated with sewer, water, and roads. 
 
Response: 
 

15. Sewer is available to service this property within the Eastern Oregon Trade and 
Event Center.  At the time of connection, the City is responsible for all connection 
fees, and extension of the sewer line to the southernmost property line at E Airport 
Road.  

16. A 12” water main is available to service this property within the Eastern Oregon 
Trade and Event Center.  Sufficient capacity exists in this water line to serve any 
potential development on this parcel.  At the time of connection, the City is 
responsible for all connection fees, and extension of the water line to the 
southernmost property line at E Airport Road. 

17. A traffic impact analysis has been prepared considering the traffic impacts 
generated by a recreational vehicle park, athletic fields, and parking.  All 
intersections studied continue to operate at mobility targets following development.  
No additional off-site mitigation measures are necessary as a result of 
development of the parcel. 

18. Partial improvement along E Airport Road along the entire frontage of the subject 
parcel is necessary as a condition of subsequent development.  E Airport Road is 
classified as a major collector street and major collector improvements to match 
those immediately west of the site will be required as a condition of subsequent 
development. 
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The city council finds that all city services can be readily extended and the applicant is 
willing to bear costs associated with sewer, water, and roads. 
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Exhibit C 

Recommended Conditions of Approval 

1835 E Airport Road 

January 26, 2026 

 

Subject to the testimony presented at the public hearing and the deliberations of the city 
council, the following conditions of approval as adopted by the planning commission are 
presented. 
 

1. At such time that development occurs on this parcel, E Airport Road adjacent to 
the parcel frontage shall be improved to major collector status with improvements 
matching those installed in E Airport Road adjacent to the west boundary of the 
site. 

2. A trip-cap of 645 average daily trips and 107 PM peak hour trips shall be imposed 
on the property following annexation.  Compliance with the trip cap will require the 
following actions: 

a. Each application for development authorization within amended area 
submitted to the city shall be accompanied by a trip generation letter 
indicating the average daily and peak hour trips generated for the proposal. 

b. Each trip generation letter shall indicate available peak hour trips remaining 
at completion of construction for the proposal. 

c. At such time that the peak hour trips exceed 107 PM trips, the city shall no 
longer issue building permits until a revised traffic impact analysis is 
prepared.  The requirement to prepare a new traffic impact analysis shall 
run with the land. 

3. Development of an RV park on the property shall be considered a separate land 
use decision.  Consideration of an RV park approval is a limited land use decision 
subject to approval under the Hermiston Code of Ordinances. 
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Kittelson & Associates 
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Kittelson & Associates, Inc. 

DRAFT TECHNICAL MEMORANDUM

November 21, 2025 Project# 32259

To:  Clint Spencer, City of Hermiston Planning Director 

From: Nicholas Meltzer, PE; Matt Hughart, ACIP

CC: Joshua Lott, PE, Anderson Perry Project Engineer

RE: Hermiston RV Park Transportation Planning Rule (TPR) Compliance 

The City of Hermiston is annexing land within the Uran Growth Boundary (UGB) and outside the existing 
city limits. As part of the annexation, the land is proposed to be zoned C-2 (“Outlying Commercial Zone”). 
This memo outlines the proposed rezoning compliance with the Transportation Planning Rule (TPR) per 
Oregon Administrative Rule (OAR 660-012-0060)

As summarized herein, the proposed zoning does not result in a significant affect on the transportation 
system, assuming that a limitation on the land is placed that limits future development of the property to 
include a publicly owned park/field/community space and a 100-space Recreational Vehicle park and/or 
the equivalent of 107 weekday PM peak hour trips or 645 daily trips.  

BACKGROUND
The subject site is located on E Airport Road, between US 395 and S Ott Road. It is bounded by Hermiston 
city limits on two sides and adjacent to the Umatilla County Fairgrounds. The site is shown in Figure 1. The 
proposed use of the site is park and recreation space to be owned and operated by the City of Hermiston.

Figure 1 Proposed Site of Park and Recreation Space Outlined in Purple

851 SW 6th Avenue, Suite 600
Portland, OR 97204
P 503.228.5230
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POLICY AND PLANNING CONTEXT 
The current zoning for the site is F-1 (Exclusive Farm Use), under Umatilla County’s Zoning Ordinance. 
Section 3.012 (7) of the Ordinance allows “Parks, playgrounds, community centers or recreational vehicle 
parks owned and operated by a governmental agency or a non-profit community organization (in the 
Hermiston Urban Growth Area only).” As noted earlier, the proposed use of the approximate 19-acre site 
includes a publicly owned park/field/community space and a 100-space RV Park. 

The City of Hermiston is proposing to rezone the site to C-2 Outlying Commercial. A review of the 
permitted uses associated with the C-2 zoning provides the following guidance: 

 All uses permitted under the C-1 zoning are allowed outright in C-2; of these, the higher potential 
trip generators include a variety of retail uses, clinics, and food uses. These could be generalized by 
the shopping center land use category within the Trip Generation Manual, as published by the 
Institute of Transportation Engineers.  

 RV parks are an outright permitted use and subject to the requirements of Section 157.147 (this site 
appears to comply with the provisions of this section). 

 Government structures or land uses including but not limited to a public park, playgrounds, 
recreational building, fire station, library or museum are allowed as conditional uses. 

If one were to posit that the 19.5 acres of C-2 would be reasonably developed with a maximum floor area 
ratio (FAR) of 0.25, this could enable 212,350 square feet of retail space. This level of development could 
equate to 11,408 weekday trips, of which 971 are estimated to occur during the weekday PM peak hour1. 
This level of trip generation far exceeds that of the intended use of the property by an RV park and a 
publicly owned park/field/community space. As such, the City is proposing a land use limitation to limit 
the future use of the site assuming the zone change is approved. 

APPLICABLE TPR CRITERIA 
Two sections of Oregon’s TPR apply to amendments to acknowledged land use designations. Per OAR 
660-012-0060(1) and (2), the first step in assessing an amendment’s potential transportation impact is to 
compare the vehicular trip generation of the site assuming a “reasonable worst-case” development 
scenario under the existing and proposed zoning. If the trip generation potential increases under the 
proposed zoning, additional analysis is required to assess whether the rezone will “significantly affect” the 
transportation system. Conversely, if the trip generation under the proposed zoning is equal to or less 
than that under the existing zoning, no additional quantitative analysis is necessary to conclude that the 
proposal does not “significantly affect” the transportation system. 

We further note that Table 1, Policy 1F.5 of the Oregon Highway Plan establishes the following thresholds 
for determining significance: 

 
1 As estimated using the Trip Generation Manual (11th Edition, as published by the Institute of Transportation 
Engineers). The 12th Edition was recently published and if these rates were used, this level of development would 
result in 7,727 daily trips and 868 weekday PM peak hour trips, which would yield the same conclusions related to the 
TPR. 
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Any proposed amendment that does not increase the average daily trips by more than 400 is not 
considered significant.  

 Any proposed amendment that increases the average daily trips by more than 400 but less than 
1,000 for state facilities is not considered significant where:  

o The annual average daily traffic is less than 5,000 for a two-lane highway  

o The annual average daily traffic is less than 15,000 for a three-lane highway  

o The annual average daily traffic is less than 10,000 for a four-lane highway  

o The annual average daily traffic is less than 25,000 for a five-lane highway  

If the increase in traffic between the existing plan and the proposed amendment is more than 1,000 
average daily trips, then it is not considered a small increase in traffic and the amendment causes further 
degradation of the facility and would be subject to existing processes for resolution. 

TRIP GENERATION COMPARISON 
To test for a potential significant effect, we reviewed the change in trip generation potential of the 
permitted land uses associated with the existing versus the proposed zoning designations. As noted 
above, the existing zoning designation of the property is F-1 and per Section 3.012 of the County’s Zoning 
Code, the highest trip generations permitted on the site are churches, schools, and community centers or 
RV parks operated by a governmental agency or non-profit organization. 

The City’s C-2 zoning permits a variety of high trip-generating retail uses. With no trip limits on the C2 
uses, the proposed zoning designation has the potential to result in a significant impact per the TPR and 
OHP Policy 1F.5 based on the estimated trip generation potential. If a land use limitation of parks, 
playgrounds, community centers or RV Parks operated by a government agency were applied to the zone 
change, we estimate a trip potential of up to 645 daily trips, or 107 trips in the PM Peak Hour. As this 
increase is less than the 1,000 trip daily trip threshold for a two lane facility with a volume less than 5,000, 
the OHP policy identifies there is no significant affect. For this reason, a land use limitation is proposed.  

For the purposes of developing a land use limitation associated with public uses, the trip generation was 
estimated for a variety of uses that could be developed under the zoning and consistent with the land use 
limitation. This shown in Table 1 using average trip rates (per ITE guidance) obtained from the Trip 
Generation Manual, 11th Edition.  
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Table 1. Estimated Trip Generation

Land Use
ITE 

Code
Size

Daily Trips Weekday PM 
Peak Hour 

Trips

Campground/RV Park 416 100 Spaces 290* 27 

Soccer Complex 488 4 fields 285 66 

Public Park 411 5 acres** 92 23 

Community Center 495 5,000 sq. ft. 
GFA

144 13 

Library 590 5,000 sq. ft. 
GFA

360 41 

Soccer Complex and RV Park  
100 RV Spaces 
AND 4 Soccer 

Fields
575 93 

*ITE does not identify daily trip making. However, if one were to use a motel rate as a proxy, the percentage of PM trips that occur as 
a function of the daily trip is 9.3 percent. Based on this ratio, one could posit that the RV park could generate 365 daily trips. 

**Public Parks can vary widely in intensity of use. ITE includes trip generation information for other independent variables including 
number of employees and daily visitors. The fitted curve equation was used to provide more accurate estimates.  

Any two of the uses in Table 1 could be combined with an RV Park on the site and result in less than 1,000 
daily trips. Using the thresholds in the Oregon Highway Plan described above, the amendment is not 
deemed to have a significant affect if the average daily trips are more than 400 but less than 1,000 for 
facilities where the average daily traffic is less than 5,000 for a two-lane highway.  

COMPLIANCE WITH THE APPLICABLE OREGON 
ADMINISTRATIVE RULE CRITERIA 
OAR Section 660-12-0060 of the TPR sets forth the relative criteria for evaluating plan and land use 
regulation amendments.  Table 2 summarizes the criteria in Section 660-012-0060 and the applicability to 
the proposed limited zone change. 
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Table 2. Summary of Criteria in OAR 660-012-0060

Section Criteria Applicable?

1 Describes how to determine if a proposed land use action results in a 
significant effect.

Yes 

2 Describes measures for complying with Criteria #1 where a significant 
effect is determined.

Yes 

3 Describes measures for complying with Criteria #1 and #2 without 
assuring that the allowed land uses are consistent with the function, 
capacity and performance standards of the facility.

Yes

4 Determinations under Criteria #1, #2, and #3 are coordinated with other 
local agencies.

Yes

5 Indicates that the presence of a transportation facility shall not be the 
basis for an exception to allow development on rural lands. 

No

6 Indicates that local agencies should credit developments that provide a 
reduction in trips.

No

7 Outlines requirements for a local street plan, access management plan, 
or future street plan.

No

8 Defines a mixed-use, pedestrian-friendly neighborhood. No

9 A significant effect may not occur if the rezone is identified on the 
Comprehensive Plan and assumed in the adopted Transportation System 
Plan.

No

10 Agencies may consider measures other than vehicular capacity if within 
an identified multimodal mixed-use area (MMA). 

No

11 Allows agencies to override the finding of a significant effect if the 
application meets the balancing test.

No

As shown in Table 2, there are eleven criteria that apply to Plan and Land Use Regulation Amendments. Of 
these, four are applicable to the proposed land use action. These criteria are provided below in italics with 
our response shown in standard font. 

OAR 660-12-0060(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land 
use regulation (including a zoning map) would significantly affect an existing or planned transportation 
facility, then the local government must put in place measures as provided in section (2) of this rule, unless 
the amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use regulation 
amendment significantly affects a transportation facility if it would: 

(a) Change the functional classification of an existing or planned transportation facility (exclusive of 
correction of map errors in an adopted plan); 

(b) Change standards implementing a functional classification system; or  
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(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on 
projected conditions measured at the end of the planning period identified in the adopted TSP. As 
part of evaluating projected conditions, the amount of traffic projected to be generated within the 
area of the amendment may be reduced if the amendment includes an enforceable, ongoing 
requirement that would demonstrably limit traffic generation, including, but not limited to, 
transportation demand management. This reduction may diminish or completely eliminate the 
significant effect of the amendment.  

(A) Types or levels of travel or access that are inconsistent with the functional classification 
of an existing or planned transportation facility;  

(B) Degrade the performance of an existing or planned transportation facility such that it 
would not meet the performance standards identified in the TSP or comprehensive plan; or  

(C) Degrade the performance of an existing or planned transportation facility that is 
otherwise projected to not meet the performance standards identified in the TSP or 
comprehensive plan. 

Response: The proposed change in zoning designation could result in an increase in daily trip making 
although no changes to the City’s functional street classification designations or standards are warranted 
by the change in designation. The intended function of the adjacent facilities are appropriate for use by F-
1 and C-2. 

(2) If a local government determines that there would be a significant effect, then the local government must 
ensure that allowed land uses are consistent with the performance standards of the facility measured or 
projected at the end of the planning period identified in the adopted TSP through one or a combination of 
the remedies listed in subsections (a) through (c) below, unless the amendment meets the balancing test in 
subsection (c)  or qualifies for partial mitigation in section (11) of this rule. A local government using 
subsection (c), section (3), section (10) or section (11) to approve an amendment recognizes that additional 
motor vehicle traffic congestion may result and that other facility providers would not be expected to provide 
additional capacity for motor vehicles in response to this congestion. 

(3) Notwithstanding sections (1) and (2) of this rule, a local government may approve an amendment that 
would significantly affect an existing transportation facility without assuring that the allowed land uses are 
consistent with the function, capacity and performance standards of the facility where: 

(a)In the absence of the amendment, planned transportation facilities, improvements and services as 
set forth in section (4) of this rule would not be adequate to achieve consistency with the identified 
function, capacity or performance standard for that facility by the end of the planning period 
identified in the adopted TSP; 

(b)Development resulting from the amendment will, at a minimum, mitigate the impacts of the 
amendment in a manner that avoids further degradation to the performance of the facility by the 
time of the development through one or a combination of transportation improvements or 
measures; 
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(c)The amendment does not involve property located in an interchange area as defined in 
paragraph (4)(d)(C); and 

(d)For affected state highways, ODOT provides a written statement that the proposed funding and 
timing for the identified mitigation improvements or measures are, at a minimum, sufficient to 
avoid further degradation to the performance of the affected state highway. However, if a local 
government provides the appropriate ODOT regional office with written notice of a proposed 
amendment in a manner that provides ODOT reasonable opportunity to submit a written statement 
into the record of the local government proceeding, and ODOT does not provide a written 
statement, then the local government may proceed with applying subsections (a) through (c) of this 
section. 

Response: The City of Hermiston is establishing a land use limitation associated with the site to limit 
future use to 107 weekday PM peak hour trips or 645 daily trips. This reasonable accommodation ensures 
the site can be developed without triggering a significant affect under the Oregon Transportation 
Planning Rule. This land use limitation allows for a combination of public uses.  

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

Response: The Applicant is coordinating the proposed zone change with County and ODOT staff.  

CONCLUSIONS 
As discussed herein, there are adequate facilities to accommodate the proposed change in zoning, 
assuming a limitation is placed on the future use of the C-2 zoned lands. This proposed limitation is 
associated with a land use limitation that limits trips to 107 in the PM Peak and 645 daily. Using the 
thresholds in the Oregon Highway Plan, the amendment is not significant if the average daily trips are 
more than 400 but less than 1,000 for facilities where the average daily traffic is less than 5,000 for a two-
lane highway. As such, there are no significant affects on the transportation system as defined by the TPR. 

The City of Hermiston is proposing an enforceable, ongoing land use restriction that would demonstrably 
limit development to levels no greater than the proposed 100 space RV Park and associated 
park/field/community space.  

We note that future development review is anticipated under separate cover to address topics including 
but not limited to assessment of intersection operation and safety.  
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LAND USE REQUEST APPLICATION 
REVIEW PROCESS

1. Pre-Application Meeting:
The applicant(s) will meet with the Planning Department staff to review
the proposed development/request.  Applicable information will be
discussed in relation to the proposal.  The applicant(s) will then submit
all applicable materials to the Planning Department at their convenience.

2. Determination of Completeness
The Planning Department staff will review applicable regulations in
regards to the type of application.  Once the application is determined to
be complete the 120 or 150-day clock will begin, which is the maximum
amount of time the County has, by law, to process the application.

3. Administrative Review
Planning staff reviews applications that fall within the administrative
review process.   A public notice is sent to the surrounding property
owners and affected public agencies.  The public notice includes a
description of the request and the analysis (preliminary findings) of how
the request conforms to the standards set forth in the Umatilla County
Development Code.  The Planning Director approves administrative
decisions.  Applications processed through administrative review may be
directed to a public hearing at the discretion of the Planning Director, or
by the request of a notified property owner or public agency.  Decisions
made at a public hearing are made by the Planning Commission.

4. Consideration by Planning Commission
Public notices are sent to the adjacent property owners for comments of
an application that will be heard before the County Planning
Commission.  The application will then go before the Umatilla County
Planning Commission in an Open Record Public Hearing.  Public
comment is received and a decision is rendered on the application or a
recommendation is made to the Board of Commissioners depending
upon the type of application being processed.

5. Consideration by the Board of Commissioners
The Board of Commissioners hears legislative type of applications
(amendments) or appeals.  Public hearings are held with testimony being
taken for the application or appeal.  The Board of Commissioners makes
a final decision.

6. Provision for Appeals
An appeal is provided for if the applicant/person with standing desires to
challenge a decision of the decision-making body (Planning Director,
Planning Commission or Board of Commissioners).  After a decision is
made by any of the decision-making bodies the appeal must be filed
within 15 days of the decision.  Failure to appeal the decision during that
timeframe specified precludes any further appeal on the matter.

UUmmaattiillllaa CCoouunnttyy
DDeeppaarrttmmeenntt ooff

CCoommmmuunniittyy
DDeevveellooppmmeenntt

PPllaannnniinngg DDiivviissiioonn

____________

LLAANNDD UUSSEE

RREEQQUUEESSTT AAPPPPLLIICCAATTIIOONN

Return Application  
Materials to: 

Department of Community 
Development – Planning Division

216 SE 4th ST, Room 104 
Pendleton, OR 97801 

Planning@umatillacounty.gov 

Voice: (541) 278-6252 
Fax: (541) 278-5480 

www.umatillacounty.gov

Revision Date: November 6, 2023
Please obtain the most current version of 
this application and other supplemental 

applications before submitting.
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CCoonnttaacctt  IInnffoorrmmaattiioonn  ffoorr  
AAggeenncciieess  aanndd  OOffffiicceess  

Department of Environmental Quality, DEQ 
Pendleton Office, On-Site Program, 541-276-4063 

Department of Fish and Wildlife, ODFW 
Pendleton Office, 541-276-2344 

Department of Forestry, ODF 
Pendleton Office, 541-276-3491 

Department of Geology and Mineral Industries, 
DOGAMI, Albany office, 541-967-2039 

Division of State Lands, DSL 
Bend Office, 541-388-6112 

Office of Energy 
Salem Office, 503-373-1034 

Oregon Department of Transportation, ODOT 
Pendleton Office, 541-276-1241 
La Grande Office, 541-963-1574 

Oregon Water Resource Department, OWRD 
(Watermaster) Pendleton office, 541-278-5456 

State Building Codes 
Pendleton Office, 541-276-7814 

State Historic Preservation Office, SHPO 
Salem Office, 503-378-4068 

County Assessor, 541-278-6219 

County Surveyor, 541-278-5460 

County Public Works, 541-278-5424 

County Records, 541-278-6236 

County Tax Office, 541-278-6213 

County Environmental Health, 541-278-5432 

County GIS, 541-278-6232 

East Umatilla County Fire District 
541-566-2311

Echo Fire District 
Merle Gehrke, 541-376-8118 or 541-376-8550 

Meacham Volunteer Fire Department 
Rollin Reynolds, 541-983-2588 

Milton-Freewater Rural Fire Department 
Rick Saager, 541-938-7146 or 541-938-7222 

Pendleton Fire District; Lower McKay, McKay Creek, 
Rieth & Riverside, 541-276-1442 

Pilot Rock Fire District 
Brian Hemphill, 541-443-5121 

Umatilla County Fire District #1 
(Formerly Hermiston Rural Fire District, and 
Stanfield Rural Fire District) 
541-567-8822

Umatilla Rural Fire District 
541-922-3718

Hermiston Irrigation District 
541-567-3024

Hudson Bay Improvement District (also serving the 
Walla Walla River  
Jon Brough, 541-520-2856 

Stanfield Irrigation District 
Ray Kopacz, 541-449-3272 

West Extension Irrigation 
Bev Bridgewater, 541-922-3814 

Westland Irrigation District 
Mike Wick, 541-667-2030 
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Umatilla County Department of Community Development
Land Use Request Application

This application must be submitted to the Umatilla County Department of Community Development, 216 SE 4th ST, 
Pendleton, OR 97801, (541) 278-6252, and must be accompanied by a non-refundable application fee.  Acceptance of 
the application and fee does not guarantee approval or a Determination of Completeness.   
PLEASE COMPLETE THIS APPLICATION PRINTING CLEARLY WITH A BLACK INK PEN 

SSeeccttiioonn 11:: TTyyppee ooff AApppplliiccaattiioonn((ss)) ttoo SSuubbmmiitt 
Complete the applicable Supplemental Application that corresponds with the application you are submitting. 

Amendment: Comprehensive Plan Text/Map, Zoning Text/Map

Conditional Use (briefly describe) __________________________________________________

Land Division Type I,   Type II, Type III,  Type IV 

Land Use Decision Farm Dwelling,  Non-Farm Dwelling, Lot of Record Dwelling

(OTHER LUD, briefly describe) _______________________________________

Pre-Application Dwellings on resource land (specify) _________________________________

Variance Lot Size,  Setbacks, Other (specify) ____________________________ 

SSeeccttiioonn  22::  CCoonnttaacctt  IInnffoorrmmaattiioonn  
Name of Applicant:

Address: 

City, State, Zip:

Telephone Number & Email 
Address:

The APPLICANT is the … Legal Owner, Contract Purchaser, Agent, Realtor

Name of Current Property Owner(s): 
If Property Owner is not the applicant. 

Address: 

City, State, Zip:

Telephone Number: 

Date of Pre-Application Meeting 
with a Planner: 

A pre-application is required prior to submitting any land use request application. If a pre-
application meeting has not occurred, you must request to meet with a planner. 
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SSeeccttiioonn 33:: PPrrooppeerrttyy IInnffoorrmmaattiioonn
Complete for all land use request applications.

1. Location of Property (Provide directions you would give someone to get to the property):

2. Account Number(s) of Property:
Account # 

Account # 

3. Map Number(s) of
Property: Township  Range  Section  Tax Lot 

Township  Range  Section   Tax Lot 

Use separate sheet of paper for ENTIRE Legal Description and mark it “Exhibit A”. 

4. Has the Property or dwelling received a
Rural Address? If so, what is it?

Yes 
No

5. Current size of the Property:
Note: A “TRACT OF LAND” is contiguous
property within the same ownership.  A Tract
is viewed differently at times in terms of land
use.

Acres 

Acres 

6. Current Zoning Designation:
There are some 22 zoning designations in
Umatilla County.

EFU 
GF

Other Zone

7. Comprehensive Plan Designation:
A Comprehensive Plan Designation is different
than a Zoning Designation in that it
distinguishes land that should be developed for
various uses, where zoning actually specifies
the uses.  There can be multiple zoning
designations within a Comprehensive Plan
Designation.

Agri-business 
Commercial 
Grazing/Forest 

 Industrial  
Multi-Use

 North/South Agriculture 
Orchard District
Rural Residential
Special Agriculture
West County Irrigation 

District

8. Buildings on the Property:

9. Current Use of the Property.  If the use is farming, explain the types of crops grown.

10. Surrounding Uses of the Property.  If the use is farming, explain the type of crops grown.
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11. Does the Property reside in a Floodplain?
If so, a Floodplain Development Permit
will need to be completed prior to
construction.

 No, the Property is not in a floodplain. 
 Yes, the Property is in a floodplain: 

Zone

Community Number

Panel Number

12. If the Property is in a Floodplain, then is
it also located in a wetland as listed on
the National Wetlands Inventory maps?

Yes, provide documentation. 
 No, the Property is not in a wetlands 

13. How is ACCESS provided to the
Property? (i.e. provide name of road that
directly serves the Property.) What type
of surface does the roadway have?

Name of Road or Lane

 Paved, Gravel, Dirt

14. Will the Property need an Access Permit
onto a County Road or State Highway?
If so contact the County Public Works
Department, 541-278-5424, or ODOT,
541-276-1241.

 Yes, if so please contact the proper authority and 
provide that documentation  

 No, one already exists (provide a copy) 

15. EASEMENTS: Are there any easements
on the Property that provide the MAIN
ACCESS for the Property OR adjacent
properties?  Are there any other
easements on the property?  Attach
easement documentation.

Attach easement documentation:
 Access easements exist 
 Utility line easements exist 
 Irrigation easements exist 
 Other easements exist:     
 No, other easements exist.

16. Which Rural Fire District/Department
covers your Property with fire
protection?

Fire Services:
 East Umatilla  
 Echo Rural
 Pendleton FD 
 Pilot Rock FD 
 Umatilla Rural 
Umatilla Dist. #1

Private Companies:
Meacham
Milton-Freewater

(subscriber) 
Tribal

 Not in a RFD 

Other, 
17. Is the Property within an Irrigation

District? If the property is served by an
Irrigation District, a confirmation letter
from that office discussing any concerns
of the proposed development must be
submitted with this application.

Irrigation District: 
 Hermiston 
 Stanfield
 West Extension
 Westland

 Hudson Bay or 
Walla Walla River 
Irrigation

 Not in an ID

 Other,     
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18. Describe the soils on the Property by
listing the map name and land capability.
Visit http://websoilsurvey.nrcs.usda.gov
or contact NRCS at (541) 278-8049.

Map Unit Description Class

19. What type of water use(s) exist on the
Property?  If there are none currently,
will there be water uses developed in the
future?

No current water uses exist
Water Uses to be developed: 

 Yes, there are water uses    
Domestic Well
Irrigation Well 
Stock Well  

Other: 

20. Are there Water Rights on the Property?
If there are Water Rights, the water
permit, certificate and/or other
documentation from the Oregon Water
Resources Department shall be included
with this application.

 No current water rights exist
 Will apply for Water Rights 
 Yes, there are water rights, please provide 

documentation (permit #, etc.)
Surface Water Right(s), 

#______________________________________
_______________________________________ 

 Ground Water Right(s), 
#______________________________________
_______________________________________ 

21. Will the water rights require a change of
use? Explain.

 No, the proposed use does not require a change 
with OWRD 
__________________________________________ 

 Yes, the proposed use does require a change with 
OWRD
___________________________________________ 

22. What are the water needs of the proposed
development?  Provide an explanation
that shows how the determination was
obtained that shows daily usage of water
for the development.

Expected Water Usage: 
 Exempt Domestic Well (<15,000 gal daily) 
 Exempt Commercial Well (<5,000 gal daily) 
 Water Right required, estimated number of 

gallons to be used daily:       gallons 
 No water is necessary for the development 

23. What is the source of your water supply
for the proposed development? Please
explain your response on a separate sheet
of paper.

Water Source:
 Surface Water, explanation attached  
 Alluvial Groundwater, explanation attached 
 Basalt Groundwater, explanation attached
 No water is necessary for the development 
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24. Who is the provider of the utilities for the
Property?

Water well, or

Sewer septic, or

Telephone

Electrical

Garbage Disposal

25. Provide a description of your proposal (attach a description if necessary):
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SSeeccttiioonn 44:: RReeqquuiirreedd AApppplliiccaattiioonn MMaatteerriiaallss 

26. These materials are to be submitted with the application:  The proceeding page is to be used as a base for
the site plan.  This drawing DOES NOT take the place of any maps required to be submitted by a
Licensed Surveyor.  This site plan will show what is or will be on the property.   Additional material
may be requested.

 Materials to be submitted for ALL types of Applications:
a) Completed Application form.
b) Applicable Application fees.

c) Site Plan Marked Exhibit B (see next page) to include:
Scale of drawing
Site area showing property boundaries and dimensions
Proposed and existing structures with dimensions to nearest Property lines
Location of existing wells
Location of existing septic systems (i.e. tanks, drain fields)
Widths and names of roads adjacent to the site as well as existing roads, which provide
direct access to the property.
Existing access points (driveways, lanes, etc.)
Easements and rights-of-ways
Existing utility lines (above and below ground)
Approximate location of any unusual topographical features.
Major geographic features
Location of all creeks, streams, ponds, springs and other drainage ways

d) VICINITY MAP – Assessor’s map of the Property.
e) Property ASSESSOR’S REPORT showing property details.
f) The DEED(S) of the Property in question.

g) OVERLAY MAP showing potential re-division of the parcels (if the parcels are large
enough to be re-divided).  Within the Hermiston Urban Growth Boundary, a formal
“Shadow Plat” may be required.

h) SUPPLEMENTAL APPLICATION for the land use request will also be
required to be submitted with this basic application form.  Submit a Supplemental
Application if applying for any of the following:

- Amendment to Comprehensive
Plan/Map or Zoning Text/Map

- Conditional Use

- Land Division
- Land Use Decision
- Variance

Contact County 
Assessor
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EExxhhiibbiitt BB,, ““SSiittee PPllaann””
Please include the details listed under item (c) 

found in Section 4 (on preceding page) 

N
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SSeeccttiioonn 55:: CCeerrttiiffiiccaattiioonn 
(Please provide legible signatures.)

APPLICANT:  I, the undersigned, swear under penalty of perjury that the above responses are made 
truthfully and to the best of my knowledge.   

X 
Signature of Applicant Date 

Printed Name of Applicant
ADDITIONAL ------------------to interested s  

PROPERTY OWNER(S): ALL property owners to this land use request are to sign, date and print 
their names verifying that the applicant is authorized to submit the specified land use request.  If there are 
multiple parcels that are part of this land use request, please indicate which parcel you own.  This page can 
be copied if there are more property owners than this space allows.  Attach additional page if necessary. 

Legal Owner(s)

Mailing Address City, State, Zip 

Parcel Map # 

X X 
Signature of Legal Owner Signature of Legal Owner 

Date Date 

*  *  *  *  *  *

Legal Owner(s)

Mailing Address City, State, Zip

Parcel Map # 

X X 
Signature of Legal Owner Signature of Legal Owner 

Date Date 
ADDITIONAL ------------------to interested         s  

ADDITIONAL PERSON(S) TO SEND NOTICE 

Is there anyone else besides the property owner and adjacent property owners who would like to receive notice of this application 
during its’ review period and notice of decision? (Realtor, Prospective Buyer, Attorney, etc.)  Provide name and mailing address: 

Name: Address: 
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DRAFT MINUTES  

 
 

 
 

UMATILLA COUNTY 
PLANNING COMMISSION HEARING 

March 26, 2026 

CO-ADOPTION OF CITY OF HERMISTON COMPREHENSIVE PLAN MAP 
AMENDMENT #P-141-26:  

 
CITY OF HERMISTON, APPLICANT 

 
UMATILLA COUNTY, OWNERS. 

The applicant requests the County co-adopt City Ordinance 2378 amending the comprehensive plan 
map from urbanizable to urban status for approximately 19.5 acres located on 1835 Airport Road, 
directly south of the Umatilla County Fairgrounds. The City Council also adopted Ordinance 2379 
annexing said property effective upon co-adoption of Ordinance 2378. The criteria of approval are 

found in Umatilla County Development Code 152.750 - 152.754 and the Joint Management 
Agreement between the City and County. 
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DRAFT MINUTES 
UMATILLA COUNTY PLANNING COMMISSION 

Meeting of Thursday, March 26, 2026, 6:30pm 
 

** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  
COMMISSIONERS 
PRESENT: Sam Tucker, Chair, Andrew Morris, Vice Chair, John Standley, Emery 

Gentry, Jim Setzer and Andrew Brown 
 
COMMISSIONER  
PRESENT VIA 
GOOGLE MEETS:  None 
 
 

COMMISSIONERS  
ABSENT:  Tami Green and Malcolm Millar 
 
 
 

PLANNING STAFF: Megan Davchevski, Planning Manager, Bryce Fairchild, Planner II, Tierney 
Cimmiyotti, Planner, and Shawnna Van Sickle, Administrative Assistant 

 
** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  

NOTE: THE FOLLOWING IS A SUMMARY OF THE MEETING. RECORDING IS AVAILABLE AT THE PLANNING OFFICE. 
 

 
CALL TO ORDER 

Chair Sam Tucker called the meeting to order at 6:31PM and read the Opening Statement. 

NEW HEARING 

TYPE III LAND DIVISION, REPLAT REQUEST #LD-4N-1091-26: RONALD V. 
MCKINNIS, APPLICANT, DARRYL & KIMBERLY PENNEY, CLAY & COLTON 
AKES, OWNERS. The applicants request approval to replat Lots 2 and 4 of Block 3 of the 
Wildwood Subdivision to adjust the shared property line in order to provide adequate setback 
spacing to rectify a Code Violation. These properties are located on Assessor’s Map 4N 37 29C, 
Tax Lots 9900 and 10100. The land use standards applicable to the applicant’s request are found 
in Umatilla County Development Code Section 152.697(C), Type III Land Divisions.  

Chair Tucker called for any abstentions, bias, conflicts of interest, declarations of ex parte contact 
or objections to jurisdiction. No reports were made.  

Chair Tucker called for the Staff Report. 

STAFF REPORT 

Mr. Bryce Fairchild stated the applicant was requesting to Replat Lots 2 and 4, Block 3 of the 
Wildwood Subdivision in order to alter the shared property line. This request was the result of a 
Code Violation. He shared that the property owner built a general-purpose shed that does not meet 
the minimum setback requirements in the Mountain Residential (MR) Zone. He explained the code 
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violation could be resolved by moving the common property line through this replat, and obtaining 
a Zoning Permit. 

Mr. Fairchild stated the subject properties were located in the Wildwood Subdivision located 
directly north of Highway 204, approximately 0.75 miles east of the Oregon Department of 
Transportation (ODOT) gravel station. 

Mr. Fairchild added that notice of the applicant’s request and the public hearing were mailed on 
March 6, 2026 to the owners of properties located within 250-feet of the perimeter of Lots 2 and 
4 and to applicable public agencies. Additional notice was also published in the East Oregonian 
on March 11, 2026 notifying the public of the applicant’s request before the Planning Commission 
on March 26, 2026. 

Mr. Fairchild shared that the Criteria of Approval were found in the Umatilla County Development 
Code Section 152.697(C), Type III Land Divisions. Standards for reviewing a Replat generally 
consist of complying with development standards and survey plat requirements. He explained that 
the Planning Commission was tasked with determining if the application satisfied all of the criteria 
of approval based on the facts in the record. The proposed Conditions of Approval address the 
survey and recording requirements with final approval accomplished through the recording of the 
final survey plat. 

Mr. Fairchild concluded that the decision made by the Planning Commission was final unless 
timely appealed to the County Board of Commissioners. 

Vice Chair Morris asked if both properties have been developed. Mr. Fairchild explained that the 
replat application was sought out due to the orientation of the building currently in violation on 
the Penney property. He further explained the building was too close to the property line and does 
not meet applicable setback standards. Chair Tucker questioned if other avenues for correction 
were explored before this application was submitted. Mr. Fairchild and Mrs. Megan Davchevski 
confirmed this was the best option for the owners. She explained the owners could have moved 
the building but that would likely be more costly. 

Proponent: Ronald McKinnis, Applicant and representative for the property owners, 79980 
Prindle Loop Road, Hermiston, OR 97838; Mr. Ron McKinnis, a professional land surveyor 
and engineer, stated that replating was the simplest method to maintain the building's setbacks and 
confirmed that a standard property line adjustment could not accomplish what needed to be 
adjusted per Umatilla County Staff.  

Darryl & Kimberly Penney, Owners, 58455 Wildwood Loop, Weston, OR 97886; Mr. & Mrs. 
Penney expressed their desire to comply with regulations, noting that replating the property line 
was preferred over demolishing or moving the recently constructed building. They stated noted 
that they initially believed the setback requirement was five feet to the line, not 20 feet which is 
required. 
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Ron Kerr, 78201 Black Pine Lane, Weston, OR 97886; Mr. Kerr stated he wasn’t sure what the 
issue was. He shared that the other property owners, Colton and Clay, who were absent, had agreed 
to the proposed change and did not see an issue with their neighbors using the involved land for 
this purpose.  

Neutral: None 

Opponents: None 

Public Agencies: None 

Rebuttal: None requested. 

Chair Tucker called for any requests for the hearing to be continued, or for the record to remain 
open. There were none.  

Chair Tucker closed the hearing for deliberation. 

Chair Tucker stated there were no exhibits to add to the record.  

DELIBERATION & DECISION 

Chair Tucker asked for any discussion on the matters presented that evening.  

Commissioner Standley made a motion to approve Type III Land Division, Replat Request #LD-
4N-1091-26 based on the evidence and Findings of Fact and Conclusions of Law in the record. 

Commissioner Gentry seconded the motion. Motion passed with a vote of 6:0 to approve the Replat 
request. 

Voting Record:  

Yes - Commissioner Gentry, Commissioner Setzer, Commissioner Standley, Commissioner 
Brown, Vice Chair Morris and Chair Tucker 

No – none.  

Absent - Commissioner Green and Commissioner Millar 

NEW HEARING 

CO-ADOPTION OF CITY OF HERMISTON COMPREHENSIVE PLAN MAP 
AMENDMENT #P-141-26: CITY OF HERMISTON, APPLICANT / UMATILLA 
COUNTY, OWNERS. The applicant requests the County co-adopt City Ordinance 2378 
amending the comprehensive plan map from urbanizable to urban status for approximately 19.5 
acres located on 1835 Airport Road, directly south of the Umatilla County Fairgrounds. The City 
Council also adopted Ordinance 2379 annexing said property effective upon co-adoption of 
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Ordinance 2378. The criteria of approval are found in Umatilla County Development Code 
152.750 - 152.754 and the Joint Management Agreement between the City and County. 

Chair Tucker called for any abstentions, bias, conflicts of interest, declarations of ex parte contact 
or objections to jurisdiction. No reports were made.  

Chair Tucker called for the Staff Report. 

STAFF REPORT 

Mr. Bryce Fairchild started by explaining the Hermiston City Council adopted Ordinance 2378, 
amending the Comprehensive Plan Map from “Urbanizable” to “Urban” for approximately 19.5 
acres located directly south of the Umatilla County Fairgrounds at 1835 E Airport Road on January 
26, 2026. 

Mr. Fairchild stated the City Council held a public hearing on January 14, 2026 and approved the 
plan map amendment and subsequently adopted Ordinance 2379 annexing said property effective 
upon co-adoption of Ordinance 2378. He explained that the City of Hermiston Joint Management 
Agreement (JMA) Section E (10) requires Comprehensive Plan Amendments applicable in the 
Urban Growth Area to be processed by the City. The JMA requires amendments to be adopted by 
ordinance, first by the City, then to the County for co-adoption review. 

Mr. Fairchild explained this hearing before the Umatilla County Planning Commission was the 
County’s first evidentiary hearing for co-adoption. A subsequent Public Hearing before the 
Umatilla County Board of Commissioners was scheduled for Tuesday, April 14, 2026 at 9:00 AM 
in Room 130 of the Umatilla County Courthouse, 216 SE 4th Street, Pendleton, OR 97801. 

Mr. Fairchild concluded that the Umatilla County Planning Commission had an obligation to make 
a recommendation to the Board of Commissioners for co-adoption of the Comprehensive Plan 
Map Amendment, changing the designation of the property from “Urbanizable” to “Urban” status. 

Commissioner Standley questioned how Umatilla County acquired the land in question. Mr. 
Fairchild stated he was uncertain the process of how that was completed but that a deed was 
included showing transfer of ownership from Farm City Pro Rodeo to Umatilla County. 
Commissioner Standley also asked about the occupancy of the home that is on-site of this property. 
Ms. Cimmiyotti stated this would be more appropriately answered by the city representative. 

Chair Tucker asked about the Traffic Impact Analysis (TIA) and if more could be addressed 
regarding those requirements. Mrs. Davchevski explained that the requirements for County versus 
City were likely different on what would require a TIA to be performed. She reiterated that the 
City of Hermiston representative could address that also during their testimony. 

Proponent: Clint Spencer, Planning Director – City of Hermiston, 180 NE 2nd Street, 
Hermiston, OR 97838; Mr. Clint Spencer, representing the City of Hermiston, confirmed the 
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property's acquisition was facilitated by the Farm City Pro Rodeo, a nonprofit that runs the rodeo 
for the county fair, with the intention of deeding it to Umatilla County upon annexation to the City 
of Hermiston. The city was asking for co-adoption to change the designation from urbanizable F2 
zoning to urban commercial zoning with a fairground overlay. He stated this change was necessary 
to receive city water and sewer services, which are otherwise not extended outside city limits. The 
plan is part of a two-fold development to create two additional 100-space RV parks, one on 
EOTEC land and one on this newly annexed property, which will occupy the southern one-third 
of the site. A traffic analysis was prepared by Kittleson and Associates to comply with the 
Transportation Planning Rule (OAR 660 division 12) and ODOT requirements, ensuring the 
development at maximum density will not degrade existing roads below their current 
classification.  

Vice Chair Morris asked if once the proposed zoning was adopted, would the City of Hermiston 
consider future data centers on this site, even with its’ smaller sized acreage? Mr. Spencer 
expressed that the site was too small for the large data centers they are currently considering for 
future sites and the change to commercial designation removes data centers from the future use 
picture for this specific parcel. 

Commissioner Setzer asked about who would own the site and be responsible for managing daily 
operations. Mr. Spencer explained that the RV sites would be publicly owned and daily operations 
would be managed by the City of Hermiston Parks Department. 

Commissioner Standley questioned if the current owner had agreed upon the funding of such 
upgrades to the site for infrastructure and upgrades. Mr. Spencer stated the City will handle the 
upgrade costs for the development, funded by an $8 million agreement with Amazon Web Services 
(AWS). Mr. Spencer explained that the RV Park located on the already owned EOTEC property 
was an incentive since there is no agreement with AWS to use that RV Park; however, the RV 
Park on the property under discussion was intended for exclusive use for construction workers of 
AWS for about five years, after which it becomes a wholly city-owned facility. Mr. Spencer stated 
while the application listed the Farm City Pro Rodeo as the owner at the start of the process, the 
land has since been deeded to Umatilla County.  

Commissioner Standley again, asked about the occupancy of the home that was on the property. 
Mr. Spencer stated to his knowledge the home was currently vacant, he added that the city was 
beginning the process for bids and the demolishing of the home would be part of that process. 

Neutral: None 

Opponents: None 

Public Agencies: None 

Rebuttal: None requested. 
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Chair Tucker called for any requests for the hearing to be continued, or for the record to remain 
open. There were none.  

Chair Tucker closed the hearing for deliberation. 

Chair Tucker stated there were no exhibits to add to the record.  

DELIBERATION & DECISION 

Chair Tucker asked for any discussion on the matters presented that evening.  

Commissioner Gentry made a motion to recommend approval of the Co-Adoption of City of 
Hermiston Comprehensive Plan Map Amendment #P-141-26 to the Board of County 
Commissioners based on the evidence and Findings of Fact and Conclusions of Law in the record. 

Vice Chair Morris seconded the motion. Motion passed with a vote of 6:0 to recommend approval 
to the Board of County Commissioners.  

Voting Record:  

Yes - Commissioner Gentry, Commissioner Setzer, Commissioner Standley, Commissioner 
Brown, Vice Chair Morris and Chair Tucker 

No – none.  

Absent - Commissioner Green and Commissioner Millar 

OTHER BUSINESS 

Mrs. Davchevski reminded the Planning Commission of a joint work session scheduled for April 
9th at 6:00 PM at the Umatilla County Courthouse in Pendleton with the Planning Commission 
and Board of County Commissioners. The session would include a presentation and general 
overview from the consultant working on the draft Transportation System Plan, which will 
eventually come back to the Planning Commission for a regular hearing. The date for that has yet 
to be determined. Mrs. Davchevski introduced the newly appointed Planning Commissioner 
Andrew Brown from Milton-Freewater.  

 
ADJOURNMENT 

Chair Tucker adjourned the meeting at 7:14PM. 
 
Respectfully submitted, 

Shawnna Van Sickle,  

Administrative Assistant 
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