
 

PLANNING COMMISSION 
Council Chambers, 180 NE 2nd Street 

February 11, 2026 at 7:00 PM 

AGENDA 

Other ways of viewing or participating in live meetings are available through: 
Zoom with Meeting ID: 825 0430 1946 Passcode: 458977 Telephone number to join is:1 253 

215 8782; or submitting comments to meetings@hermiston.gov 

1. CALL TO ORDER - 7:00 PM 

2. MINUTES 

A. Minutes of the January 14, 2026 regular planning commission meeting 

3. NEW BUSINESS 

A. Subdivision Preliminary Plat- 4N2801B Tax Lot 1500 3 Rivers Oregon Property LLC 
2180 NE 10th St 

B. Final Plat – Diamond Run Phases 2 and 3 Middle Housing Land Division, Home Run 
Land LLC, 4N 28 12BB Tax Lots 300 & 502 

C. Final Plat- Anderson 4N2815AB Tax Lot 13300 & 13400 - 625 W Division Ave/610 W 
Johns Ave 

4. PLANNER COMMENTS AND UNSCHEDULED COMMUNICATION 

5. ADJOURN 

 

** AMERICANS WITH DISABILITIES ACT NOTICE** 

 
Please contact Hermiston City Hall, 180 NE 2nd Street, Hermiston, OR 97838 (Phone No. 

541-567-5521) at least 48 hours prior to the scheduled meeting time if you need an 
accommodation. TTY and TDD users please call Oregon Telecommunications Relay Service 

at 1-800-735-2900 or 711. 
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PLANNING COMMISSION 
Regular Meeting Minutes 

January 14, 2026 

Chairman Fialka called the regular meeting to order at 7:00PM. Present were Commissioners Misner, 
Caplinger, Saylor, Doherty, Kirkpatrick, Serrano, Hamm and Guerrero. Staff in attendance included 
Planning Director C.F. Spencer, City Attorney Rich Tovey, and Planning Assistant Heather La Beau.  There 
were no youth advisors present. 
 
Minutes 
Commissioner Saylor moved, and Commissioner Hamm seconded to approve the minutes of the 
December 10, 2025, regular meeting.  Motion passed 8-0 with Commissioners Misner, Caplinger, Guerero, 
Saylor, Doherty, Serrano, Kirkpatrick, and Hamm in favor. 
 
Comprehensive Plan Map & Zoning Map Amendments & Annexation 4N2813 TL 1300 Farm City Pro 
Rodeo 1835 E Airport Rd  
The planning commission is holding a hearing to consider a request for a comprehensive plan map and 
zoning map amendment and annexation to the City of Hermiston. The planning commission will consider 
the request and make a recommendation based on the criteria established in §156.08 and §150.05 of the 
Hermiston Code of Ordinances. The applicant proposes the comprehensive plan map amendment and 
annexation of approximately 19.5 acres of land located on the north side of E Airport Rd, approximately 
1,320 feet west of S Ott Road. The applicant is the City of Hermiston.  

There were no conflicts of interest or ex-parte contact declared. Chairman Fialka opened the hearing at 
7:01pm and read the hearing guidelines. 
 
Planning Director presented the staff report (Powerpoint slides attached). The land is proposed for a 100 
space RV park which will use approximately 1/3 of the property. Staff worked with ODOT while preparing 
the traffic analysis and a trip cap was recommended and has been incorporated as a condition of approval. 
Dennis Barnett and David Bothum, representing the rodeo association, were in attendance to answer any 
questions.  
 
Testimony 
Dennis Barnett 975 SE 4th St- Mr. Barnett stated the property and proposed RV parks will help the 
functionality of the facility.  Having two RV park locations allows some existing parking to remain where it 
currently is located near the rodeo arena. This property provides better access as well. He anticipates the 
existing water rights for irrigation could be transferred to EOTEC. Mr. Barnett wished to clarify the Fair 
would be using the RV park, not the rodeo.  They are hopeful the north end of this property will be available 
for parking.   
 
Findings of Fact- Comprehensive Plan & Zoning Map Amendments 
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 
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  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: 
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 
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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 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.  
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• 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 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 
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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. 
 
• 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 
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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 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. 
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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 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. 
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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. 
 
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 
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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  
 
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 
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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. 
 
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.  
 
Findings of Fact- Annexation 
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: 
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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 planning commission finds the proposal is consistent with all applicable state annexation requirements 
in ORS 222: 
 

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) 
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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 planning commission 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 
 
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 planning commission 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: 
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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. 

 
The planning commission finds that all city services can be readily extended and the applicant is 
willing to bear costs associated with sewer, water, and roads. 

Conditions of Approval 
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. 

 
After some discussion regarding traffic, water, and ownership, Commissioner Hamm moved and 
Commissioner Caplinger seconded to adopt the Comprehensive Plan Map & Zoning Map Amendment 
Findings of Fact. Motion passed 8-0 with Commissioners Misner, Caplinger, Guerero, Saylor, Doherty, 
Serrano, Kirkpatrick, and Hamm in favor. Commissioner Hamm moved and Commissioner Saylor 
seconded to adopt the Annexation Findings of Fact.  Motion passed 8-0 with Commissioners Misner, 
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PLANNING COMMISSION 
Regular Meeting Minutes 

January 14, 2026 

Caplinger, Guerero, Saylor, Doherty, Serrano, Kirkpatrick, and Hamm in favor. Commissioner Hamm 
moved and Commissioner Saylor seconded to impose the Conditions of Approval. Motion passed 8-0 with 
Commissioners Misner, Caplinger, Guerero, Saylor, Doherty, Serrano, Kirkpatrick, and Hamm in favor. 
Commissioner Saylor moved and Commissioner Hamm seconded to recommend approval of 
comprehensive plan and zoning map amendments to the city council.  Motion passed 8-0 with 
Commissioners Misner, Caplinger, Guerero, Saylor, Doherty, Serrano, Kirkpatrick, and Hamm in favor. 
Commissioner Saylor moved and Commissioner Hamm seconded to recommend approval of annexation 
to the city council.  Motion passed 8-0 with Commissioners Misner, Caplinger, Guerero, Saylor, Doherty, 
Serrano, Kirkpatrick, and Hamm in favor. 
 
Commissioners thanked Mr. Barnett and Mr. Bothum for attending and expressed appreciation for their 
contributions to the community.  
 
Final Plat The Hub Hermiston LLC 4N2811AD Tax Lot 100- 963 E Diagonal Blvd 
Planning Director Spencer presented the staff report for the final plat of the property proposed for 
development with multi-family and mini storage. The partition is requested to enable financing of phased 
project development.  
 
Testimony 
Mark Grenz Multi Tech Engineering 1155 13th St SE Salem OR 97302- Speaking via Zoom, Mr. Grenz, 
the engineer for the project, stated the separate parcels are financing purposes.  The lending environment 
is tough for such a large-scale project. In response to a commissioner’s question, Mr. Grenz explained the 
common reasons for cathodic protection easements.  Electromagnetic energy near utility lines with certain 
soils is an issue. The easement is adjacent to an electric substation where there are buried utilities, 
therefore the existing easement is necessary to keep the pipes protected from deterioration.  
 
The Hermiston Irrigation District has already signed the plat. Commissioner Caplinger moved and 
Commissioner Doherty seconded to approve the final plat based on the findings of fact and revised 
conditions of approval, striking condition #1 and renumbering the remaining condition. Motion carried 8-0 
with Commissioners Misner, Caplinger, Guerero, Saylor, Doherty, Serrano, Kirkpatrick, and Hamm in 
favor. 
 
Planner comments and unscheduled communication 
There were no planner comments. Planning Director Spencer answered questions to inquiries regarding 
the following: 

• NE Aspen Drive extension update- working through ROW acquisition 
• Horizon Project housing on E Theater Lane- plans currently in review 
• Physical therapy office under construction on E Theater Lane 
• New driveway design at Grocery Outlet property- ODOT required  
• Through access for properties west of Hwy 395 between Old West Credit Union and theater 
• A-line canal at SE 10th St bridge design and construction- within next 18 months 
• SE 10th St closure for sewer extension 

 
Adjournment 
Chairman Fialka adjourned the meeting at 7:50PM.  
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Hermiston Planning Commission
January 14, 2026
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EOTEC Comp Plan Amendment and 
Annexation

• Amend comp plan from Future 
Commercial/Industrial to Commercial

• Amend zoning map from F-1 General 
Farm Use to Outlying Commercial 
and Fairgrounds Overlay

• Annex to city as FO land
• 19.5 acres total area
• Future use as RV Park and athletic 

fields
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EOTEC Comp Plan Amendment and 
Annexation
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EOTEC Comp Plan Amendment and 
Annexation

• 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.

• 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:

• 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.

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

• 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.

• 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.

Recommended Conditions of Approval
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Minor Partition – The Hub 
Hermiston LLC
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Members of the Planning Commission 

STAFF REPORT 
For the Meeting of February 11, 2026 

Title/Subject 

Subdivision Preliminary Plat- 4N2801B Tax Lot 1500 3 Rivers Oregon Property LLC 2180 NE 10th 
St 

Summary and Background 

Dennis Gisi has submitted an application for a preliminary subdivision plat containing 45 lots.  
The 45-lot subdivision sits upon 12.9 acres of Low Density Residential (R-1) land.  The property 
is located at 2180 NE 10th Street.  The site is located on the east side of NE 10th Street, is 
approximately 443 feet in width, and extends approximately 1300 feet to the east.  The property 
is owned by 3 Rivers Oregon Property LLC. 

The development consists of 45 lots arranged in a rectangular pattern.  Four new blocks will be 
created and the street layout provides utility and pedestrian/vehicular connectivity to all adjacent 
parcels.  The lots range in size from 8,300 to 9,800 square feet.  It is the intent of the applicant 
to develop the site with single-family housing.  The R-1 zone allows for both single and two-
family housing. 

 
1Preliminary Lot Layout 

All of the proposed lots are designed to provide access to a public street.  Four new streets are 
proposed as part of this development.  New streets have not yet been named on the preliminary 
plat, but will require naming in accordance with Chapter 94 of the Hermiston Code of Ordinances 
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and detailed in the findings of fact for preliminary plat approval.  All of the lots are designed in 
accordance with R-1 lot design standards.  The findings detailing compliance with the subdivision 
design and zoning standards are attached as Exhibit A to this report. 

Notice was mailed to all property owners within 100 feet of the proposal and affected agencies 
by direct mail on January 28, 2026. A sign was placed on the property on January 28, 2026. 

The criteria that are applicable to the preliminary plat are contained in 94.20 through 94.26, 
154.15 through 154.35, 154.60 through 154.66, 157.025, and 157.101 of the Hermiston Code of 
Ordinances. 

Tie-In to Council Goals 

Provision of market rate housing is a council priority. 

Fiscal Information 

There are 45 low density residential lots resulting in 45 new homes proposed for the subdivision.  
Each house should sell in the $350-400,000 range. At full build-out the development will 
generate approximately $95,000 in revenue to the city each year. 

Alternatives and Recommendation 

Alternatives  

The planning commission may choose to: 

 Approve the subdivision plat and conditions 

 Approve the subdivision plat and modify the conditions 

 Modify the subdivision plat 

 Reject the subdivision plat 

Recommended Action/Motion 

Staff recommends that the planning commission approve the preliminary plat subject to the 
draft conditions. 

 Motion to approve the findings of fact 

 Motion to approve the conditions of approval 

 Motion to approve the preliminary plat with conditions of approval 

Submitted By:  

C.F. Spencer, Planning Director 
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EXHIBIT A 

Findings of Fact 

3 Rivers Oregon Property LLC 

2180 NE 10th Street 

February 11, 2026 

 

Chapter 94: Streets and Sidewalks 

Four new streets are proposed on the preliminary plat.  Two new north/south streets are 

proposed.  Road C on the preliminary plat is generally in alignment with 11th Street to the 

south.  Road D is generally in alignment with 13th St to the south.  Road A on the 

preliminary plat does not align with any existing streets to the east or west.  Road B on 

the preliminary plat aligns roughly with E Beatrice Ave to the east.  Sidewalk installation 

is required at the time of development of dwellings on each lot.    

The city will require street names as listed in the table below on the final plat. 

Preliminary Plat Name Final Name 

Road A E Proper Name Ave 

Road B E Beatrice Ave 

Road C NE 11th Street 

Road D NE 13th Street 

 

Chapter 154: Subdivisions 

Design Standards 

154.15 Relation to Adjoining Street System. 

The preliminary plat is serviced by NE 10th Street.  NE 10th Street provides two points of 

street access for the development.  NE 10th Street is classified as a major collector in the 

Hermiston Transportation System Plan.  All four new streets will be designed as local 

residential streets.  The scope of the development will not change the functional 

classification NE 10th Street providing access.  Development will require each internal 

street to be improved to local residential standards with paving, curb, gutter, sidewalk, 

and storm drainage.  NE 10th Street as a major collector street shall be improved to major 

collector status compliant with Hermiston standard drawing ST09.  Improvement to major 

collector status shall include rebuilding of NE 10th Street adjacent to the property frontage 

to the centerline of the street. 

No offset streets are proposed, no street intersection angle varies by more than 10% from 

a right angle, and streets obviously in alignment with existing streets (E Beatrice Ave, NE 

11th Street and NE 13th Street) will bear the name of the existing street. 
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154.16 Street and Alley Width.   

All new streets will have a width of at least 50 feet which meets the minimum requirement 

for local residential streets.  NE 10th Street has an existing right of way width of 66 feet, 

meeting the major collector right of way standard. The street design standards are 

satisfied.  

154.17 Easements.   

Utility easements of 10 feet in width are provided on all street frontages. ORS 92.044 only 

permits cities to require utility easements abutting a street.  Easement requirements are 

satisfied. 

154.18 Blocks.   

Block lengths of 607 and 602 feet are proposed.  Under 154.17 block length is limited to 

600 feet unless the planning commission chooses to require a pedestrian path.  607 feet 

in length compared to 600 feet in length for the block constitutes a 1.2% deviation from 

the maximum block length.  It is the opinion of staff that the difference between 600 and 

607 (or 602) feet is negligible and no pedestrian path connections are required.  In order 

to shorten the block length below 600 feet, a third north/south street would be required, 

resulting in the elimination of six lots from the development to no identifiable public benefit.  

Staff recommends that the planning commission find that the block lengths are satisfied. 

154.19 Lots.   

All the proposed lots will make desirable building sites properly related to topography as 

required by §154.19(A) of the Hermiston Code of Ordinances.  All side lot lines are at 

right angles to straight street lines and there are no double frontage lots as required by 

§154.19(B). All lots are at least 60 feet wide as required by §154.19(C) and no lot has a 

depth in excess of three time the lot width.  All the proposed lots exceed the minimum lot 

size of 8,000 square feet in the R-1 zone.   

There are 12 corner lots in the development.  The lot design satisfies the corner 

requirements of §154.19(D) and (E).  §154.19(D) requires corner lots to be able to 

establish front lot lines on each street frontage and all 12 lots meet this requirement, 

however, NE 10th Street is classified as a major collector street and Lots 1, 17, and 33 

shall not establish driveways onto NE 10th Street in accordance with the access provisions 

of §157.150(G)(2) which states  Residential driveways shall be located to optimize 

intersection operation and, where possible, to access off the street with the lowest 

functional classification. For example, if a house is located on the corner of a local street 

and a minor collector, the driveway shall access from the local street as long as it can be 

located a sufficient distance from the intersection. 

There are no flag lots in the development.  The provisions of §154.19(F) are not 

applicable. 

154.20 Character of Development.   
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Staff understands that the applicant intends to market the subdivision as a single-family 

development.  The lot sizes proposed for the development exceed the minimum size 

required in the R-1 zone for single- and two-family dwellings. Uses permitted in the R-1 

zone are listed in §157.025 of the Hermiston Code of Ordinances. 

154.21 Parks, School Sites and the Like 

The comprehensive plan and parks master plan do not indicate a need for any additional 

parks or schools in the vicinity of the proposed development.  There is one existing school 

(Loma Vista Elementary) and one park (Sherman Park) in the neighborhood.  Loma Vista 

Elementary is directly adjacent to the development on the west side of NE 10th Street. 

Preliminary Plat 

The preliminary plat was filed on December 2, 2025, more than 30 days prior to the 

February 11 planning commission meeting in accordance with §154.35(A) 

The preliminary plat contains most of the information required by 154.35 of the Hermiston 

Code of Ordinances. 

The following items are not included with the preliminary plat: 

 Existing sanitary and storm sewers, water mains, culverts and other underground 

structures within the tract or immediately adjacent thereto. The location and size 

of the nearest water main and sewer or outlet are to be indicated in a general way 

upon the plat; 

 Grades and profiles of streets and plans or written and signed statements 

regarding the grades of proposed streets; and the width and type of pavement, 

location, size and type of sanitary sewer or other sewage disposal facilities; water 

mains and other utilities; facilities for storm water drainage and other proposed 

improvements such as sidewalks, planting and parks, and any grading of individual 

lots; 

The above information must be included unless waived by the planning commission.  

Profiles for the streets and utility information are required as part of the civil drawing 

review process and final plat process.  Staff recommends that the planning 

commission waive the required information for the preliminary plat but require it for 

civil drawing submission. 

Required Minimum Improvements 

154.60 Permanent Markers.   

All subdivisions shall be surveyed in accordance with ORS 92.050 through 92.080.  The 

preliminary plat has been surveyed. 

154.61 General Improvements.   
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As a condition of approval for the final plat, the city will require the installation of grading, 

storm drainage, curb and gutter, sidewalks, street paving and all service utilities.  All 

improvements must comply with the Public Works Department standard plans and 

specifications manual.  As a condition of approval, the planning commission shall require 

the applicant to sign an improvement agreement with the city agreeing to specific 

development conditions.  In lieu of completion of such work, the City may accept a Letter 

of Credit in an amount and conditions to be specified. 

NE 10th Street is a partially improved county road with paving but no curb, gutter, or 

sidewalk adjacent to the development site frontage.  NE 10th Street shall be rebuilt to 

centerline to urban major collector standard ST09 for the length of the property frontage. 

Road A and Road D shall be improved with half street improvements to local residential 

standard ST11.  Road B and Road C shall be fully improved to local residential standard 

ST11.  

Final design approval of all improvements must be obtained from the city engineer.  

Streetlights must also be installed at the applicant’s cost.  Once installed, the City will 

assume the monthly service charges. 

154.62 Water Lines.   

Each lot is planned for connection to the municipal water supply.  Water system 

extensions and fire hydrant locations must be approved by the city engineer.  Water is 

available through a 12 inch municipal water main in NE 10th Street.  City public works 

standards require looping water mains wherever possible.  The city engineer has 

reviewed the preliminary plat and recommends that a looping water main be installed in 

Road D connecting Roads A and B.  

154.63 Sanitary Sewer System.   

Each lot is planned for connection to the sanitary sewer system.  The sewer layout must 

be approved by DEQ, the city sewer superintendent and the city engineer.  Sewer is 

available through a 10 inch sanitary sewer main in NE 10th Street. 

154.64 Drainage.   

All necessary facilities shall be installed sufficient to prevent the collection of surface 

water in any low spot and to maintain any natural water course.   

154.65 Sidewalks.   

The applicant shall install sidewalks along all street frontages of all lots as required by the 

improvement agreement.   

154.66 Bikeways.   

The City of Hermiston Transportation System Plan calls for on-street bikeways on NE 10th 

Street and striping shall be installed concurrent with NE 10th Street improvements. 
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Chapter 157: Zoning 

157.025 Low Density Residential Zone (R-1) 

All the proposed lots are created in conformance with the requirements of the R-1 zone.  

All the proposed lots exceed the minimum lot size of 8,000 square feet.  All proposed lots 

are at least 60 feet wide and 80 feet deep.  The lot sizes proposed for the development 

exceed the minimum size required in the R-1 zone for single- and two-family dwellings. 

Uses permitted in the R-1 zone are listed in §157.025 of the Hermiston Code of 

Ordinances. 

§157.101 Development Hazard Overlay 

Comprehensive Plan Figure 12 identifies portions of this subdivision as subject to 

groundwater pollution hazards due to a excessively well drained soils. In accord with 

157.101 of the Hermiston Code of Ordinances, the City will prohibit the outdoor storage 

of hazardous chemicals and underground storage of gasoline and diesel fuels. Any 

additional requirements or prohibitions necessary to mitigate groundwater pollution 

problems must be developed in conjunction with the Departments of Environmental 

Quality and Water Resources. At the discretion of the planning commission, the applicant 

may obtain an exemption to the above requirements if a registered engineer presents 

documentation which demonstrates that the proposed development will not contribute to 

potential groundwater pollution. 
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EXHIBIT B 

Recommended Conditions of Approval 

3 Rivers Oregon Property LLC 

2180 NE 10th Street 

February 11, 2026 

 

Subject to the public testimony received and deliberations of the planning commission, 

the following draft conditions of approval are presented: 

1. Applicant shall work with and receive certification from the Hermiston Irrigation 
District prior to final plat approval.  Applicant should be aware that the City of 
Hermiston will not sign the final plat until the irrigation district has been satisfied 
and signs the final plat. 

2. Applicant must sign an improvement agreement and shall install grading, storm 
drainage, curb and gutter, sidewalks, street paving, and all service utilities for this 
development.  All improvements for each phase shall comply with city standards 
and specifications and shall receive final approval from the city engineer. 

3. The property lies within an area subject to potential groundwater pollution hazards 
due to high water table.  Therefore, the outdoor storage of hazardous chemicals 
and the underground storage of gasoline and diesel fuels are prohibited per 
§157.101(B) of the Hermiston Code of Ordinances.  Per §157.101(D) of the 
Hermiston Code of Ordinances, a developer may receive an exemption from this 
requirement upon submission of evidence from a registered engineer that the 
storage will not contribute to groundwater pollution.  

4. NE 10th Street shall be improved to urban major collector status to centerline for 
the development site frontage (a distance of approximately 423 feet) in accordance 
with Hermiston standard drawing ST09.  On-street bike lane striping is required. 

5. A crosswalk shall be installed in NE 10th Street connecting Road B to Loma Vista 
Elementary School.  Crosswalk striping is sufficient and additional lighting is not 
necessary. 

6. Roads within the development shall be designated as follows: 

 

Preliminary Plat Name Final Name 

Road A E Proper Name Ave 

Road B E Beatrice Ave 

Road C NE 11th Street 

Road D NE 13th Street 

7. A notation shall be placed on the final plat stating that Lots 1, 17, and 33 shall not 
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access or establish driveways onto NE 10th Street.  At the discretion of the 
applicant, a one-foot “No Access” easement may also be created to prevent 
access to NE 10th Street. 

8. Applicant shall comply with all provisions of 92.12 of the Hermiston Code of 
Ordinances (relating to the control of blowing dust) during all phases of 
construction. 

 
9. A looping water main shall be installed in Road D connecting Roads A and B.  
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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 2, 2026 

 

 

Clint Spencer, Planning Director 

City of Hermiston 

180 NE 2nd Street 

Hermiston, OR 97838 

 

 

 

RE: 10th Street Subdivision   

4N2801B 1500 

  

 

Director Spencer, 

 
 The District has reviewed the property listed above.  This parcel is located within the Hermiston 

Irrigation District boundary, however, there are no water rights, Federal easements, District facilities or 

Rights-of-Way on this property. 

 

 HID has no objection to the partition plat.  Thank you for the opportunity to comment on this 

request. 

 

Respectfully, 

 

Karra 

 
Karra Van Fossen 

Water Right Specialist 
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Members of the Planning Commission 

STAFF REPORT 
For the Meeting of February 11, 2026 

Title/Subject 

Final Plat – Diamond Run Phases 2 and 3 Middle Housing Land Division, Home Run Land LLC, 
4N 28 12BB Tax Lots 300 & 502 

Summary and Background 

Home Run Land LLC has submitted a request for a middle housing land division for Phases 2 
and 3 of the Diamond Run subdivision located on E Diagonal Blvd.  The middle housing land 
division occupies the remaining lots in the Diamond Run subdivision.  Lots 124 and 125 of the 
original plat contain the remaining undeveloped housing.  The city approved 77 lots in this area 
on August 20, 2020.  The middle housing land division increases the number of lots from 77 to 
137.  At the same time the legal density is not increasing as each of the 77 lots is able to 
accommodate single and two-family dwellings by right under state statute and local ordinance.  
What does change is that each half of a two-family dwelling is located on a single lot of record 
rather than two dwellings being located on one lot. 

The middle housing land division process was approved by the legislature in 2021 under SB 
458 and is codified in ORS 92.031 and 197.360.  The middle housing land division is not 
treated as a conventional platting process governed by Chapter 154 of the Hermiston Code of 
Ordinances and the preliminary plat and general improvement standards are not applicable.  
Under the governing ORS, only those criteria contained in ORS 92.031 may be applied.   

(c) May not subject an application to approval criteria except as provided in this 
section, including that a lot or parcel require driveways, vehicle access, parking 
or minimum or maximum street frontage. 

As such, the tentative approval of the middle housing land division was processed as an 
administrative application subject to the procedures in ORS 197.360 and approved by planning 
staff on December 31, 2025. In the governing ORS, the city grants a tentative approval at the 
administrative level and then the final approvals are obtained normally as with any land plat. 
ORS 197.360 through 197.380 establish that this application is treated as an expedited land 
division and is specifically exempt from a traditional hearings process (ORS 197.365(3)(b)(A)).  
It is subject to traditional noticing requirements although this type of notice specifies that those 
notified have 14 days to submit comments and then a decision is rendered administratively. 
The city has complied with the procedural requirements in ORS 197.365. Notice was issued on 
December 15, 2025 and the comment period closed on December 29, 2025.  A copy of the 
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staff decision, conditions of approval, and findings of fact for the middle housing land division 
are attached. 

The final plat now comes before the planning commission for review for compliance with the 
final plat standards in §154.46 of the Hermiston Code of Ordinances.  Findings of fact for 
§154.46 are attached. 

Tie-In to Council Goals 

Approval of plats is a matter of city administration. In the case of this type of land division, 
approval is required if the criteria in ORS 92.031 are satisfied. 

Fiscal Information 

There is no impact to the city from the approval of the plat. Each attached dwelling is expected 
to be priced near $250,000 to $350,000 and generate $1,520 in tax revenue annually.  Full 
buildout will generate approximately $205,000 in city revenue. 

Alternatives and Recommendation 

Alternatives  

In this type of land division, approval is required if the criteria in ORS 92.031 are satisfied. The 
criteria in OR 92.031 are satisfied and the appeal period has expired.  The planning 
commission shall determine if the final plat criteria in §154.46 are satisfied. 

Recommended Action/Motion 

Staff recommends that the planning commission approve the final plat subject to the 
December 31, 2025 conditions of approval. 

Submitted By:  

Clinton Spencer, Planning Director 
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Exhibit A 

Findings of Fact 

Diamond Run Final Plat 

E Diagonal Blvd – 4N 28 12BB Tax Lots 300 and 502 

February 11, 2026 

 

Final Plat 

Per 154.46 of the Hermiston Code of Ordinances, the final plat shall show: 

 
(A) The boundary lines of the area being subdivided, with accurate distances and 
bearings. Shown as required 
 
(B) The lines of all proposed streets and alleys with their width and names. Shown as 
required 
 
(C) The accurate outline of any portions of the property intended to be dedicated or 
granted for public use. Shown as required 
 
(D) The line of departure of one street from another. Shown as required 
 
(E) The lines of all adjoining property and the lines of adjoining streets and alleys with 
their widths and names. Shown as required 
 
(F) All lot lines together with an identification system for all lots and blocks. Shown as 
required 
 
(G) The location of all building lines and easements provided for public use, services or 
utilities. Shown as required 
 
(H) All dimensions, both linear and angular, necessary for locating the boundaries of the 
subdivision,lots, streets, alleys, easements, and other areas for public or private use. 
Linear dimensions are to be given to the nearest 1/10 of a foot. Shown as required 
 
(I) All necessary curve data. Shown as required 
 
(J) The location of all survey monuments and benchmarks together with their descriptions. 
Shown as required 
 
(K) The name of the subdivision, the scale of the plat, points of the compass, and the 
name of the owners or subdivider. Shown as required 
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(L) The certificate of the surveyor attesting to the accuracy of the survey and the correct 
location of all monuments shown. Shown as required. 
 
(M) Private restrictions and trusteeships and their periods of existence. Should these 
restrictions or trusteeships be of such length as to make their lettering on the plat 
impracticable and thus necessitate the preparation of a separate instrument, reference to 
such instrument shall be made on the plat. Restrictions 1 and 2 relating to approval of 
the land division and further division of lots as required by the December 31, 2025 
approval are not included and shall be added to the final plat prior to city signature. 
 
(N) Acknowledgment of the owner or owners to the plat and restrictions, including 
dedication to public use of all streets, alleys, parks or other open spaces shown thereon, 
and the granting of easements required. Shown as required. 
 
(O) Certificates of approval for endorsement by the city council and certificate indicating 
its submission to the planning commission, together with approval for endorsement by 
other local, county and/or state authority as required by Oregon statutes. Shown as 
required. 
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 1 

180 NE 2nd Street, Hermiston, OR 97838  |  (541) 667-5025 Option 1 PHONE  |  (541) 567-5530 FAX hermiston.gov 
 

 
December 31, 2025 
 
 
Lloyd Piercy 
Home Run Land LLC 
33927 Riverview Drive 
Hermiston, OR  97838 
 
 
Re: Notice of Decision – Middle Housing Land Division – Diamond Run Phase 2 
and 3 
 
Dear Mr. Piercy: 
 
The City of Hermiston has reviewed and granted tentative approval for Phases 2 and 
3 of the Diamond Run subdivision pursuant to ORS 92.031(2).  The tentative approval 
constitutes an administrative approval under ORS 197.365 and serves the same 
function as a preliminary plat approval under §154.35 of the Hermiston Code of 
Ordinances.  The tentative plat is intended to provide individual lots for duplex 
dwellings where each dwelling unit is contained on an individual lot with a common 
wall joining the dwellings.  Said dwellings constitute middle housing as defined in ORS 
197A.420. 
 
In reviewing the tentative plat, the City of Hermiston has applied the standards 
contained in ORS 92.031.  Per the governing statute, the only applicable criteria are 
contained in 92.031.  Findings of fact demonstrating compliance with ORS 92.031 are 
attached.  Additionally, conditions of approval compliant with the governing statute 
are attached as well. 
 
This letter constitutes a tentative approval as required by the State of Oregon under 
ORS 92.031(2).  This approval is an administrative approval of the tentative plat.  The 
final plat is subject to final approval by the Hermiston Planning Commission and 
Hermiston City Council subject to the provisions of §154.46 of the Hermiston Code of 
Ordinances.  Pursuant to ORS 197.365(4)(b)(A), the planning commission and city 
council will not hold hearings on the proposal.  The required notices was provided by 
the City of Hermiston for the administrative review of the tentative plan on December 
15, 2025.  The planning commission will meet on February 11, 2026 and the city 
council will meet on February 23, 2026 to review the final plat for compliance with 
§154.46.  Each meeting will be held at 7:00 p.m. at 180 NE 2nd Street, Hermiston, OR. 
 
Under the provisions of ORS 197.375, a middle housing land division may be appealed 
within 14 days of the mailing of a notice of decision.  An appeal shall be accompanied 
by a $300 deposit for costs.  The decision may be appealed by the applicant or any 
person or organization who files written comments during the comment period.  An 
appeal shall be based on allegations: 
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City of Hermiston 

PLANNING DEPARTMENT 

 2 

180 NE 2nd Street, Hermiston, OR 97838  |  (541) 667-5025 Option 1 PHONE  |  (541) 567-5530 FAX hermiston.gov 

 Of violation of the substantive provisions of the applicable land use 
regulations; 

 Of unconstitutionality of the decision; 
 That the applicant is not eligible for review under ORS 92.031 or 197.360 to 

197.380 and should be reviewed as a land use decision or limited land use 
decision; 

 That the parties’ substantive rights have been substantially prejudiced by an 
error in procedure by the local government 

 
An appeal of the decision shall be made to a referee appointed by the local 
government under this section. 
 
If no appeal is filed by January 13, 2026, the city’s decision will become final. 
 
If you have any questions, please feel free to contact me at (541)667-5025. 
 
Sincerely, 
 
 
 
Clinton Spencer 
Planning Director 
 
C: Byron Smith 
 Rich Tovey 
 Building Department 
 Development Staff 
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Conditions of Approval for Diamond Run Phases 2 and 3 Middle Housing Land 

Division 

December 31, 2025 

E Diagonal Blvd – 4N 28 12BB Tax Lots 300 and 502 

 

Pursuant to ORS 92.031(3) through 92.031(8), the City of Hermiston imposes conditions 

permitted within the governing statute for middle housing land divisions.  In imposing 

these conditions, the City of Hermiston is not subjecting the proposal to additional 

approval criteria except those specified in ORS 92.031. 

1. Further division of Lots 124 through 261 of Diamond Run Subdivision Phase 2-3 

is prohibited.  The surveyor shall place a notation on the final plat stating that 

further subdivision of all lots is prohibited prior to City approval of the final plat. 

92.031(3)(a) 

2. The surveyor shall place a notation on the final plat stating that approval of this 

plat is given under ORS 92.031 prior to City approval of the final plat.  92.031(3)(b) 

3. Public improvements consistent with the conditions of approval for the Diamond 

Run preliminary plat dated August 20, 2020, as shown on the approved public 

improvement civil drawings, and consistent with the Hermiston Public Works 

Standards, Technical Specifications, and Standard Drawings shall be installed and 

accepted by the City of Hermiston prior to occupancy of any structure in Diamond 

Run Subdivision Phase 2-3.  92.031(4)(b) 

4. Accessory dwellings are not permitted on any lot within Diamond Run Subdivision 

Phase 2-3. 

5. All attached single-family dwellings constructed in Diamond Run Subdivision 

Phase 2-3 shall be constructed in accordance with applicable building codes 

provisions relating to new property lines and the Oregon residential specialty code.  

92.031(2)(e) 
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Findings of Fact for Diamond Run Phases 2 and 3 Middle Housing Land Division 

December 31, 2025 

E Diagonal Blvd – 4N 28 12BB Tax Lots 300 and 502 

ORS 92.031 

(1) As used in this section, “middle housing land division” means a partition or 

subdivision of a lot or parcel on which the development of middle housing 

is allowed under ORS 197A.420(2) or (3). 

(2) A city or county shall approve a tentative plan for a middle housing land 

division if the application includes: 

a. A proposal for the development of middle housing in compliance with 

the Oregon residential specialty code and land use regulations 

applicable to the original lot or parcel allowed under ORS 197A.420(5); 

Findings: 

(1) The City of Hermiston has received an application to replat Lots 124 and 125 of 

the Replat of Lots 1 Thru 72, 74 and 75 of Diamond Run Subdivision Phase 1.  

Lots 124 and 125 received preliminary plat approval from the City of Hermiston as 

part of the Diamond Run subdivision on August 20, 2020.  Preliminary approval 

granted by the city approved 77 lots on Lots 124 and 125.  Under the provisions of 

§157.027(A)(1) of the Hermiston Code of Ordinances, each lot may accommodate 

a single- or two-family dwelling.  Construction of two-family dwellings constitutes 

development of middle housing under the provisions of ORS 197A.420(3).   

(2) Amendment of the underlying preliminary plat to place each dwelling unit in a two-

family dwelling on an individual lot constitutes a middle housing land division as 

defined in ORS 92.031(1) and (2)(d). 

(3) The applicant has provided the city as part of this application a lot development 

plan consistent with the requirements of ORS 92.031(2) which identifies the 

development of exactly one dwelling unit on each parcel resulting from the middle 

housing land division.  Said development plan is included in the project file and 

incorporated into the findings by reference. 

(4) The development plan indicates that each set of two-family dwellings will be 

constructed with a common wall as required by ORS 197A.420(1)(d). 

(5) The City of Hermiston finds that the proposed land division with common wall two-

family dwellings is a qualifying middle housing development proposal and therefore 

eligible for a middle housing land division subject to the requirements of ORS 

92.031. 

 

b. Separate utilities for each unit; 
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Findings: 

(6) Separate utility connections are provided for each dwelling unit.  The developer 

has submitted civil plans for the development of infrastructure within this 

development.  Each lot and dwelling is planned for a separate water and sewer 

connection.  Plans are on file with the City of Hermiston Community Development 

Department. 

(7) The City of Hermiston finds that the utility plans and installed utilities demonstrate 

that separate utilities are installed for each unit.  ORS 92.031(2)(b) is satisfied. 

 

c. Proposed easements necessary for each dwelling unit on the plan for: 

A) Locating, accessing, replacing, and servicing all utilities; 

B) Pedestrian access from each dwelling unit to a private or 

public road; 

C) Any common use areas or shared building easements; 

D) Any dedicated driveways or parking; and 

E) Any dedicated common area; 

Findings: 

(8) Utility easements, ten feet in width are located on all front lot lines consistent with 

ORS 92.044(7). 

(9) Pedestrian access easements are not necessary for any lot in this development, 

with the exception of Lots 166 and 167.  A 20-foot access and utilities easement is 

dedicated on these lots to insure adequate access to Lot 167.  

(10) Common areas, driveways, parking, and building area easements are not 

required for these lots, with the exception of Lots 166 and 167 which do require an 

access easement for Lot 167. 

(11) The City of Hermiston finds that the easement requirements of ORS 

92.031(c) are satisfied. 

 

d. Exactly one dwelling unit on each resulting lot or parcel, except for 

lots, parcels, or tracts used as common areas; and 

Findings: 

(12) The application includes a lot by lot development plan.  The development 

contains an evidentiary record that each lot is intended to accommodate exactly 

one dwelling unit on each parcel.   

(13) Pursuant to ORS 92.031(3), the city will prohibit further division of all lots in 

this middle housing development. 

(14) Pursuant to ORS 92.031(6), the city will prohibit the construction of 

accessory dwellings on all lots in this middle housing development. 
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e. Evidence demonstrating how buildings or structures on a resulting lot 

or parcel will comply with the applicable building codes provisions 

relating to new property lines and, notwithstanding the creation of new 

lots or parcels, how structures or buildings located on the newly 

created lots or parcels will comply with the Oregon residential 

specialty code. 

 

(15) The applicant has submitted building footprints and plans demonstrating 

compliance with the specialty residential  code and meeting the 

requirements that all newly constructed units share a common wall as required by 

ORS 197A.420(1)(d). 

(16) All newly constructed units shall share a common wall and be considered 

as one half of a duplex located upon one lot meeting the minimum lot size for 

single-and two-family lots in the R-3 zone.  The aggregate of all pairs of lots meets 

the minimum size of 5,000 square feet as required by §157.027(C)(1) and 

§157.152(B). 
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Members of the Planning Commission 

STAFF REPORT 
For the Meeting of February 11, 2026 

Title/Subject 

Final Plat- Anderson 4N2815AB Tax Lot 13300 & 13400 - 625 W Division Ave/610 W Johns Ave 

Summary and Background 

George Anderson has submitted the final plat for land located at 625 W Division Ave & 610 W 
Johns Ave.  The replat reconfigures the boundary between two existing parcels. The property is 
zoned Low Density Residential (R-1). After the replat, Lot 1 will increase in size to 19,130 square 
feet and Lot 2 will decrease in size to 9,431 square feet. The property is owned by George 
Anderson and under contract for sale to Matthew & Melony St. Hilaire. 

The planning commission’s approval of the preliminary plat was subject to one condition of 
approval.  The Hermiston Irrigation District has signed the final plat and there are no longer any 
approval conditions.  

The criteria that are applicable to the decision to accept the final plat are contained in 154.46 of 
the Hermiston Code of Ordinances.  The final plat findings are attached to this report as Exhibit 
A.  The map showing the property boundary, adjacent streets, and parcels is attached as Exhibit 
B. An aerial photo is attached is Exhibit C.  The final plat as prepared by the surveyor is attached 
as Exhibit D. 

Tie-In to Council Goals 

Approval of plats is a matter of administration of city ordinances.  

Fiscal Information 

There is no financial impact as a result of this replat 

Alternatives and Recommendation 

Alternatives  

The planning commission may choose to approve or deny the final plat.  

Recommended Action/Motion 

Staff recommends the planning commission approve the final plat.  
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Motion to approve the final plat.  

Submitted By:  

C.F. Spencer, Planning Director 
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Exhibit A 

Findings of Fact 

George Anderson Replat 

February 11, 2026 

 

Chapter 154: Subdivisions 
 

Final Plat 
 
Per §154.46 of the Hermiston Code of Ordinances, the final plat shall show: 
 
(A) The boundary lines of the area being subdivided, with accurate distances and 
bearings. Shown as required 
 
(B) The lines of all proposed streets and alleys with their width and names. Shown as 
required 
 
(C) The accurate outline of any portions of the property intended to be dedicated or 
granted for public use. Shown as required 
 
(D) The line of departure of one street from another. Shown as required 
 
(E) The lines of all adjoining property and the lines of adjoining streets and alleys with 
their widths and names. Shown as required 
 
(F) All lot lines together with an identification system for all lots and blocks. Shown as 
required 
 
(G) The location of all building lines and easements provided for public use, services or 
utilities. Shown as required 
 
(H) All dimensions, both linear and angular, necessary for locating the boundaries of the 
subdivision,lots, streets, alleys, easements, and other areas for public or private use. 
Linear dimensions are to be given to the nearest 1/10 of a foot. Shown as required 
 
(I) All necessary curve data. Shown as required 
 
(J) The location of all survey monuments and benchmarks together with their descriptions. 
Shown as required 
 
(K) The name of the subdivision, the scale of the plat, points of the compass, and the 
name of the owners or subdivider. Shown as required 
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(L) The certificate of the surveyor attesting to the accuracy of the survey and the correct 
location of all monuments shown. Shown as required. 
 
(M) Private restrictions and trusteeships and their periods of existence. Should these 
restrictions or trusteeships be of such length as to make their lettering on the plat 
impracticable and thus necessitate the preparation of a separate instrument, reference to 
such instrument shall be made on the plat. No restrictions are proposed and none are 
referenced on the plat 
 
(N) Acknowledgment of the owner or owners to the plat and restrictions, including 
dedication to public use of all streets, alleys, parks or other open spaces shown thereon, 
and the granting of easements required. Shown as required. 
 
(O) Certificates of approval for endorsement by the city council and certificate indicating 
its submission to the planning commission, together with approval for endorsement by 
other local, county and/or state authority as required by Oregon statutes. Shown as 
required. 

Chapter 157: Zoning 

 

§157.025 Low Density Residential (R-1) 

 

Lot 1 is approximately 19,130 square feet.  Lot 2 is approximately 9,431 square feet.  

The minimum lot size in the R-1 zone is 8,000 square feet.  Each lot exceeds the 

minimum lot width of 60 feet and minimum lot depth of 80 feet. Each lot meets or exceeds 

the R-1 dimensional standards.  The minimum lot size is met for the R-1 zone. Uses 

permitted in the R-1 zone are listed in 157.025 of the Hermiston Code of Ordinances. 
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