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CHAPTER 9  
GOAL 9: ECONOMIC DEVELOPMENT  

 
 
SECTION 9.0 ECONOMIC DEVELOPMENT GOAL  

To provide for the economic diversification and stability of the area.  
 
 
SECTION 9.1. ECONOMIC DEVELOPMENT BACKGROUND AND DISCUSSION  

While area economics have experienced fluctuations with the advent and departure of defense-
related industry and hydro-power construction, agriculture has been a sustaining economic force.  
Future expansions in irrigated agriculture, agri-business, and industrial facilities will add 
economic strength to the area.  
 
9.1.100 GROWTH OPPORTUNITIES  
At the present time, a number of known projects are anticipated for Umatilla and the surrounding 
area. These projects are summarized in Table 9.1-1.  
 

 
 
The employment forecast resulting from all projects is for 5,717 construction jobs, and 2,975 
full-time jobs would be available at Umatilla.34

                                                           
34 CH2M-Hill, Op. Cit. & S.O.M., Op. Cit.  

  This activity will produce a rather abrupt 
upward trend in basic employment opportunities which in turn will influence secondary business 
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activity.  As construction activities are completed, secondary business may dip slightly until area 
population stabilizes and resumes a more normal rate of increase.  
 
At the county level, based on an employment forecast prepared by BPA, the most significant 
increases in business activity will occur in wholesale and retail trade, services, and in 
government.  Increases in manufacturing were also among the leaders.  These projections are 
summarized in Table 9.1-2.  
 

 
 
 
9.1.200 LOCAL EMPLOYMENT  
The short-range forecast for local employment presented here is largely a function of two 
projects, Alumax and McNary Second Powerhouse.  The anticipated construction force for these 
two projects is estimated to total 2,200 people during peak periods.35

 
  

For the Alumax project, a fairly detailed breakdown of direct and indirect employment has been 
achieved.  This is summarized in Table 9.1-3.  The figures for secondary employment are 
derived directly from a multiplier and thus do not show the time lag that will probably occur 
before the jobs actually begin.  Using a similar method to determine employment attributable to 
McNary Second Powerhouse construction would produce 400 construction jobs with 160 
secondary positions.  
 
Operation of the powerhouse would require 20 people with 25 secondary positions resulting.  

                                                           
35 CH2M-Hill, Op. Cit. & McNary Second Powerhouse EIS 
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The implications of this employment availability to local residents may not be as significant as it 
may first appear.  Estimates of local hiring for construction range between 2.8% and 10% of 
required construction personnel.36

 

  Applying these percentages to the construction labor force for 
the two projects produces 73 to 260 people hired from the Umatilla area.  Some additional local 
hiring can be attributed to power generating projects in the area which could raise these figures 
from 116 to 414.  

Employment figures during the operation of the Alumax plant indicate that between 50 and 165 
people may be hired locally.  Another 100 people may be hired outside of the Umatilla-
Hermiston area.  Secondary employment associated with plant operation is estimated to provide 
100 positions for people in the Umatilla-Hermiston area, and another 200 positions for people in 
the surrounding area.  The remaining secondary jobs are predicted to be filled by 700 people 
from outside the area.37

 
  

Agricultural business in Umatilla and the surrounding area has generated additional employment 
opportunities.  New business in food processing, agricultural chemicals and fertilizers have 
added to the area’s economy.  This is a trend that is estimated to continue through the planning 
period.  Additional economic inventory can be found in an ECOAC Overall Economic 
Development Program Revision.  

                                                           
36 SOM, Housing and Community Facility Requirements, p. III-1A, and CH2M-Hill, Community Impacts of  
Alumax, p. 15.  
37 CH2M-Hill, Op. Cit, p. 17.  
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SECTION 9.2 DOWNTOWN REVITALIZATION AND CIRCULATION PLAN  

9.2.010 Introduction  
The Downtown Revitalization and Circulation Plan will help the City of Umatilla redevelop the 
downtown as a vital, pedestrian-oriented center and create an efficient transportation system.  
The plan identifies a series of projects and strategies that will enhance the pedestrian 
environment in the community and improve the transportation system.  
 
The plan identifies opportunities for downtown redevelopment, transportation improvements and 
defines a project implementation strategy, which if properly implemented, should result in 
significant revitalization of the downtown area.  The plan is intended to function as a specific 
plan with key policies, projects, and programs that guide public and private investment in the 
community.  
 
9.2.020 Project Study Area  
The downtown revitalization plan has a general study area defined by the Columbia River to the 
north, Umatilla River to the south, Powerline Road to the west, and Umatilla River Road to the 
east.  The interchange improvement component of the project will be documented in a separate 
report and encompasses a study area east of Umatilla River Road to the I-82 interchange with 
Highway 730.  More specific elements of the downtown revitalization plan focused on Highway 
730 (6th Street) and one block north to 5th Street and one block south to 7th Street.  Figure 9.2-1 
shows the study area.  
 
While plan recommendations are focused on the downtown area of the City, the project study 
area includes the downtown area and its immediate surroundings.  Activities of influence and 
connections surrounding the downtown were considered to be important factors during the 
development of the plan.  
 
9.2.030 Planning Process  
The planning process used to produce the City of Umatilla’s Downtown Revitalization Plan is 
unique in several respects.  First, a market analysis was integrated into the study to provide a 
strategic basis for implementing elements of the Plan.  Concepts and design ideas were expressed 
graphically, to make them more understandable and help the community envision elements of the 
Plan.  The public involvement process was designed to reach a broad segment of the local 
community and to include people of all age groups in the development of the Plan.  During the 
early stages of the planning process, a broad spectrum of revitalization ideas was considered, but 
only practical and achievable ideas where included listed as project goals and objectives.  
Finally, the Plan has been coordinated with the Circulation Plan aimed at alleviating traffic 
issues associated with the Downtown Revitalization Plan.  
 
More detailed information that resulted from the charrette and public workshops is provided 
later.  Listed below are the major steps included in the planning process and the project meetings 
that were held.  
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Project Steps  

1) Project initiation, data collection, meeting preparation 
2) Project reconnaissance and meetings 
3) Base map and sections 
4) Opportunities and Constraints Report 
5) Community Involvement 
6) Options for downtown development 
7) Downtown Development Workshop (consensus) 
8) Strategic Plan 
9) Strategic Plan Presentation 
10) Code amendments – review and adoption 
 
Meetings  

October 2000 – Distribute Public Questionnaire 
2 November 2000 – Walking Tour and Community Visioning Exercise 
2 November 2000 – Management Team Meeting 
8 November 2000 - McNary Heights Elementary School Charrette 
8 November 2000 – Clara Brownell Middle School Charrette 
8 November 2000 – Advisory Committee Meeting 
8 November 2000 – Umatilla High School – Adult Charrette 
9 November 2000 – Downtown Workshop 
22 January 2001 – Dinner Meeting with City Council and Planning Commission 
25 January 2001 – Management Team Meeting 
25 January 2001 – Interchange Refinement Planning Meeting #1 
25 January 2001 – Joint Planning Commission/City Council Work Session 
26 April 2001 – Management Team Meeting 
26 April 2001 – Interchange Refinement Planning Meeting #2 
26 April 2001 – Strategic Plan Presentation to Planning Commission 
31 May 2001 – Planning Commission Hearing 
4 June 2001 – City Council Hearing 
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9.2.100 OPPORTUNITIES AND CONSTRAINTS  
The planning team determined opportunities and constraints for the downtown revitalization 
study through site analysis, research, and public involvement techniques.  Team findings are 
documented in detail in the Opportunities and Constraints Report dated June, 2001.  Included in 
this chapter is a summary of the most significant findings of that report.  
 
When developing opportunities and constraints for downtown Umatilla, a wide range of topics 
was considered.  These topics included:  
 
 Questionnaire results and results from the walking tour  
 Historic sites  
 Inventory and evaluation of pedestrian facilities  
 Identification of significant sources of pedestrian traffic  
 Location of public buildings and uses  
 Analysis of buildings fronting 6th Street  
 Inventory of DEQ cleanup sites, sites that store hazardous material and potentially 

contaminated sites  
 Survey of vacant or underutilized land and facilities  
 Evaluation of existing neighborhood boundaries and land use  
 Street layout and traffic control facilities  
 On-street and off-street parking  
 Public utilities  
 Waterways  
 Streetscape  
 Pedestrian linkages, and  
 Planned public facility improvement projects  
 
After analyzing opportunities and constraints, the team concluded that there does not exist a 
distinct node or center in downtown around which focus future redevelopments efforts.  
Alternatively, the downtown is effectively a ‘blank slate,” allowing great flexibility for future 
redevelopment.  
 
Table 9.2-1 summarizes the most significant findings of the Opportunities and Constraints report.  
 
The opportunities and constraints were considered in developing the framework for the concept 
plan.  They are also important in determining factors when devising a strategic approach to 
downtown revitalization.  
 
Because no clearly defined town center exists, members of the planning team, together with 
community participants, selected a focus area for downtown redevelopment.  While about half of 
the twelve public buildings are scattered in the downtown area, there is a cluster of public uses 
along Sixth Street between “I” Street and “J” Street.  The corner of Sixth and “I” Streets was 
selected as the focus area for redevelopment and is envisioned as the central place of Umatilla’s 
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downtown.  A long-term opportunity for Umatilla is to cluster public uses near the downtown 
center.  
 
The opportunities and constraints for downtown Umatilla indicate that immediate results will be 
difficult to achieve, and that the best results might be realized by implementing a long-term 
revitalization strategy.  
 

Table 9.2-1.  Opportunities and Constraints Summary  

Opportunities Constraints 
 Schools and the grocery store are 

pedestrian generators. 
 There are numerous missing 

ramps and sidewalks along Sixth 
Street. 

 Downtown has two nodes of 
buildings with frontage on Sixth 
Street. 

 Downtown blocks are 
underdeveloped and public and 
private buildings are scattered. 

 There is a concentration of 
buildings around the museum 
and library. 

 Abandoned gas stations are 
potentially contaminated sites.  

 Downtown vacant and 
underdeveloped lands offer 
redevelopment potential. 

 There is no concentration of 
opportunities in downtown. 

 Downtown has potential linkages 
to surrounding neighborhoods. 

 Few distinct neighborhoods exist 
in downtown. 

 The street grid in downtown 
provides good access. 

 There is no identifiable center in 
the downtown. 

 Plenty of parking capacity exists 
in the downtown. 

 Perceived street crossing 
problems for pedestrians in 
downtown. 

 Generally, Sixth Street is well 
served by improvements such as 
sidewalks and curbs. 

 Side streets lack sidewalks, curbs 
and other improvements. 

 Extension and expansion of the 
Heritage Trail 

 The downtown lacks cohesion. 

 
 
9.2.200 MARKET ANALYSIS  
This section provides an overview of the current commercial and residential markets in the City 
of Umatilla and a brief assessment of the economic opportunities and constraints for revitalizing 
the downtown.  This work recognizes the notable social and economic changes in Western 
Umatilla County in the last five years.  Much of the recent economic activity is related directly or 
indirectly to the addition of four major employers to the region.  Many of the impacts of these 
employers were anticipated and discussed in the HUES38

 
 Growth Impact Study, February 1998.  

                                                           
38 Hermiston, Umatilla, Echo and Stanfield 



 
 

City of Umatilla, Oregon Title 9 – Comprehensive Land Use Plan Page 53 

9.2.210 Housing Market  
Housing construction in the City of Umatilla has experienced a significant upswing in recent 
years.  The housing needs analysis completed for the City in 1999 identified over 1,200 existing 
housing units and indicated permitting for new units had been relatively sparse from 1987 
through 1998 (approximately 78 permits over 11 years).  However, in the last two and half years, 
144 new housing units have been permitted (nearly twice that of the previous 11 year period).  
This trend can be seen from the data summarized in Table 9.2-2.  
 
Recent developments have included Phase 1 of Riverview Estates and Telleron.  Phase 1 of 
Riverview included 49 lots, of which three remain (two with new homes on them).  
 

Table 9.2-2. Housing Permits (1987-2001)  
Unit Type Prior to 1987 1987-1998 1999-March 2001 
Single Family 767 68 63 
Multi-Family 75 8 44 
Manufactured 359 2 37 
Total 1,201 78 144 
Note: Adjustment made to 1987-1998 multi-family units permit number to account for 

reporting variations.  
Source: City of Umatilla Housing Needs Analysis, Benkendorf Associates Corp., Oregon 

Building Permit Reports, CPRC Portland State University, and City of Umatilla.  
 
Properties were sold both with Hayden Homes and as vacant lots.  Twenty-six Hayden homes 
sold in the last 18 months.  The majority of these single-family homes had three bedrooms and 
two baths. Sales prices ranged from $78,715 – for a two bedroom two bath home – to $116,240 – 
for a four bedroom two bath home.  Phase 3 is expected to begin soon.  
 
Eight Tellaron properties (which feature Penbrook homes) sold over the same period.  Again the 
majority of the homes included three bedrooms and two baths.  Sales prices ranged from 
$102,000 to $164,000.  
 
Other residential development projects include construction of twelve 4-plexes for rental 
housing, a 265 unit manufactured home park, and conversion of an existing single-family rental 
community to owner occupied units.  
 
A review of existing and new single-family home sales in the City over the last 18 months 
indicates a strong market for starter homes priced $125,000 or less.  This data is shown in 
Table 9.2-3.  Of the 96 sales identified, only 6 came in at prices above $125,000.  The least 
expensive homes were previously owned manufactured units – the majority of which were priced 
at $50,000 or less.  
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Table 9.2-3 City of Umatilla Home Sales for Single Family Units Under $300,000 
(November 1999 to March 2001)  

 Unit Type 
Sales Price Standard Manufactured 
Less than $50,000 3 10 
$50,000 to $75,000 18 3 
$75,001 to $100,000 31 2 
$100,001 to $125,000 23 0 
$125,001 to $215,000 6 0 
Total 81 15 

Note: Sales include existing and new standard housing units and existing manufactured housing 
resales that include land in price.  

Source: Local real estate agent contact.  
 
Table 9.2-4 summarizes the multi-family rent range in the City of Umatilla.  Most apartment 
units in the City were constructed in the 1970s.  Multi-family rents range from $355 to $700 per 
month depending on the unit size, furnishings, and/or subsidization.  Landlords report that there 
are many short-term renters associated with temporary employment such as construction projects 
and agricultural or factory employment.  This results in fluctuations in vacancy rates.  
 
With the exception of subsidized housing (which tends to have fewer vacancies), vacancy rates 
range between 4% and 15%.  Landlords comment that there seems to be noticeable excess supply 
of apartment rentals at the moment.  
 

Table 9.2-4   City of Umatilla Multi-Family Rents  
Unit Size Rent Range 
Studio & 1 Bedroom $355 to $450 
2 Bedroom $410 to $700 
3 Bedroom $470 to $675 
Note: Low-end of rent range generally associated with subsidized 
housing units, some of higher-end units are furnished.  
Source: Local property managers.  

 
 
9.2.220 Commercial Space Market  
Currently there is little apparent demand for commercial space in the City of Umatilla.  
Reportedly no new commercial construction has occurred recently and about half of the recent 
existing commercial building sales in the City were to the School District.  
 
Commercial rents for the region are summarized in Table 9.2-5.  Vacant commercial space is 
available in both the 6th Street commercial area and in McNary.  As a result of the lack of 
demand, rental rates for commercial space in Umatilla range from $2.40 to $6.00 per square foot 
per year, less than half the cost of space in nearby Hermiston.  These rental rates are typically not 
adequate to support new construction or significant improvements to existing buildings.  
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Table 9.2-5   Commercial Rents (2001)  

City/Area Annual Rent per Square Feet 
Hermiston  
  - Downtown $12.00 to $16.80 
  - Hermiston Plaza $10.00 to $13.00 
  - Other $10.20 to $12.00 
Umatilla $2.40 to $6.00 
Note: Detail on condition of commercial spaces not readily available.  
Source: Local real estate tenants, appraisers, agents.  
 
Commercial rents in Hermiston reportedly are highest in the downtown ($12.00 to $16.80 per SF 
per year) and drop by as much as 25% (to a range of $10.00 to $13.00 per SF per year) for areas 
outside the downtown.  The market for commercial space also appears to be quite price sensitive.  
An increase in rents at Hermiston Plaza apparently has been accompanied by a loss of tenants 
including anchor tenant Rite Aid Drugs.  Some remaining businesses report a significant drop in 
sales as a result of this loss and that the quality of incoming businesses and merchandise has 
lowered.  
 
On the other hand, demand for warehouse or flex space for storage and/or light manufacturing 
businesses has been noted in both the Umatilla and Hermiston markets.  
 
9.2.230 Economic Assessment  
The City of Umatilla has a number of strengths but also faces numerous challenges in its attempt 
to develop a stronger commercial core and city center.  The strengths include:  
 
• Successful marketing of port industrial property is bringing in new light industrial and 

transportation businesses such as trucking, farm tool & implement, and rustic furniture 
companies.  

• Residential development occurring in just the last two plus years has already outpaced 
development over the previous decade.  

• On the demographic side, strong population growth and increasing incomes for households in 
their prime employment years are being experienced.  

• The existing commercial business mix includes some key anchor businesses (such as the 
grocery, drugstore and bank) and provides a good base from which to build future 
commercial expansion and investment.  

 
However, despite these strengths, tenant based locally driven commercial development isn’t 
occurring in Umatilla.  The following challenges are likely reasons for the apparent lack of 
commercial interest/development:  
 
• The downtown commercial area is a mile-long rectilinear district and is most likely still too 

large for the number of commercial businesses supportable by the City population and 
incomes.  

• The downtown commercial district is west of both the I-82 freeway and the port of entry.  
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• Area businesses face direct competition from national and local stores in nearby Hermiston.  
For at least some forms of retail, the Umatilla trade area is too small to support competing 
businesses that can generate industry standard sales volumes.  

• The downtown commercial area is currently characterized by a significant number of vacant 
and underutilized commercial properties (including several prominent former gas station 
sites).  

• Based on a series of conversations with local business proprietors, property owners, city and 
development corporation staff, it appears these groups have a variety of agendas and at times 
are working against each other – whether intentionally or inadvertently.  

• In some instances it has been suggested Umatilla has a poor business climate making entry 
and start-ups difficult by discouraging potential tenants.  

• Commercial rents in Umatilla are not sufficient to support new construction or significant 
improvement to existing structures.  

 
In summary, there is nothing on the immediate horizon to suggest vacant or underutilized 
commercial properties in Umatilla will fill absent a program of proactive public/private 
investment strategies.  
 
 
9.2.300 PUBLIC INVOLVEMENT  
The public involvement program for the Downtown Redevelopment Plan involved several 
components.  First, in October 2000, 2900 project newsletters with a community questionnaire 
were distributed.  The second step in the public involvement program was to conduct a walking 
tour of the study area with local stakeholders.  Also included in this tour was an educational 
presentation of downtown planning concepts and a community visioning exercise.  The third step 
was a series of charettes to generate ideas to revitalize the downtown Umatilla.  Three charettes 
were conducted.  Two of the charettes involved elementary and middle school children.  The 
third and final charette was for the general public and held at the Umatilla High School.  
Following the charettes the next day was a downtown workshop.  The downtown workshop 
summarized the public input and developed alternative concepts to revitalize the downtown area.  
 
9.2.310 Community Questionnaire  
In October 2000, 2,900 questionnaires were mailed to area residents.  The questionnaire was part 
of a project newsletter and listed a series of open-ended questions.  In the six weeks following 
the mailing, approximately 28 questionnaires were returned.  A copy of questionnaire responses 
is included in Appendix 9A-1.  Key observations include the following:  
 
Downtown Identity - Respondents provided a wide variety of answers to a question that asked 
people to list the landmarks and buildings that best identify downtown.  Responses ranged from 
businesses and buildings in the core area (Carlson’s Drug Store, City Hall, and the Red Apple 
Cowboy) to outlying uses, such as the Port of Entry and the Umatilla Marina RV Park.  Clearly, 
there was no consensus about what defines downtown Umatilla.  
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Positive Characteristics - In response to a question regarding the positive characteristics that 
should be maintained, there were few responses that focused on positive attributes.  Some of the 
positive features included: parks, new high school, craft shops, murals, Umatilla Museum, 
library, and the MOR Theater.  
 
Negative Characteristics - A longer list of negative characteristics was generated when people 
were asked to list the features that needed to be improved.  Examples included: retail along main 
street, ugly buildings and signs, trees, green areas, old gas stations, and storm drains.  
 
Commercial Development - In response to a question asking what type of commercial 
development is desired, people listed the following uses often found in a downtown area: bakery, 
hardware store, restaurants, a deli, real estate office, professional offices, a bowling alley, 
clothing store, and shoe store.  People also listed uses that are not typically found in downtowns, 
including a lumber yard, Fred Meyer, Wal-Mart, Bi-Mart, and drive-through restaurants.  Again, 
there was no clear consensus about what should occur in the downtown and what type of 
businesses should locate there.  
 
Traffic Issues - Public response ranged from general to very specific improvements when asked 
if there were traffic problems related to pedestrian safety, speeding, parking, and congestion.  A 
number of respondents mentioned the high levels of truck traffic in the downtown and problems 
for pedestrians attempting to cross Sixth Street.  
 
General Comments - A variety of general comments was provided.  Comments addressed issues 
such as signage, tourism, retail opportunities, and public involvement.  
 
The results of the community questionnaire are included in Appendix 9A-1 with a copy of the 
questionnaire questions.  
 
9.2.320 Walking Tour  
On November 2, 2000, the consultant team conducted a walking tour of downtown with a 
number of downtown stakeholders.  As part of that process, a work session was held with 
participants.  Notes from the work session are included in Appendix 9A-2.  Key observations 
included:  
 
Constraints:  
 Downtown businesses are too spread out.  
 The downtown is a highway with sidewalks.  
 There is no reason for visitors to stop in the downtown.  
 Hazardous materials at abandoned gas stations limit development.  
 There are numerous absentee owners in the downtown.  
 
Opportunities:  
 The museum should have a strong presence on Sixth Street.  
 Recruit the post office back to the downtown.  
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 Parking is available on the street.  
 Gaps between existing buildings are an opportunity for development.  
 “E” Street provides an opportunity to link to the park.  
 The tour boats bring many visitors to Umatilla.  
 Lots of small improvements will provide a realistic strategy for successful revitalization.  
 
9.2.330 Charette and Downtown Workshop  
On November 8 and 9, 2000, the H. Lee and Associates team held a two-day charrette that 
culminated in a downtown workshop attended by stakeholders, city officials, and citizens.  The 
charrette activities on November 8 included two workshops with school children, a meeting with 
the project advisory committee, and an evening community workshop.  On November 9, the 
consultant team synthesized information collected on the previous day and conducted a 
downtown workshop in the evening.  Two separate reports document the workshop activities.  
The Charrette Report documents activities on November 8.  The Downtown Workshop Report 
addresses activities on November 9.  
 
9.2.331 Charrette Report  
Charrette activities conducted on November 8, 2000, are summarized below.  Each event is 
described separately.  
 
Children’s Charrette – McNary Heights Elementary School.  

The consultant team met with 16 
elementary school children on the morning 
of November 8, 2000.  Before the meeting, 
teachers had students draw pictures of uses 
and activities that children envisioned for 
downtown Umatilla.  At the workshop, 
students took turns describing their 
drawings.  A sampling of student drawings 
is included in Figure 9.2-2.  As children 
talked about their desires, Bob Foster 
sketched images depicting the type of 
activities described.  Following the 
discussion, the ideas that were most 
commonly stated were listed.  The 

students were then given five adhesive dots and were asked to vote for their favorite ideas. The 
results are provided in Table 9.2-6 below.  Elementary school students had a strong desire to see 
better parks and playing fields.  They also wanted a local swimming pool and the MOR movie 
theatre reopened.  There was interest in creating a science museum.  This idea received further 
discussion later in the day as citizens discussed local natural and archeological features.  A 
sample of the elementary school children design charrette drawings is shown in Figure 9.2-2.  
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Children’s Charrette – Clara Brownell 
Middle School.  

During the afternoon of November 8, 
2000, the consultant team met with 
approximately 10 middle school 
children.  As was done with the 
elementary school children, students 
prepared drawings before the 
workshop.  Each child took a turn 
describing their vision of downtown 
Umatilla.  Again, as students presented 
ideas, Bob Foster sketched concepts.  
Common ideas were listed and students 
voted to identify their preferences.  
The results are included in Table 9.2-6 below.  Samples of student drawings are shown in 
Figure 9.2-3.  The most popular idea among middle school students was establishment of a 
skating rink - the Skate O’ Rama.  Other popular ideas included a swimming pool, movie theater, 
and skate park.  
 
 

Table 9.2-6  Summary of Results of Elementary School Children Design Charrette  

Idea of Improvements to Umatilla Number of Votes for Idea 

Additional Parks and Sports Fields 17 

Swimming Pool 13 

Rehabilitate the Movie Theatre and Open 13 

Mall 11 

Science Museum 9 

Teen Center 8 

Restaurants 8 

Arcade 5 

Skate Park 4 
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Figure 9.2-2  Sample of Ideas from Elementary School Children Design Charrette  
 

 
 
 
 

Table 9.2-7  Summary of Results of Middle School Children Design Charrette  

Idea of Improvements to Umatilla Number of Votes for Idea 

Skate o’ Rama 22 

Movie Theatre 9 

Swimming Pool 9 

Skate Park 6 

Bike Trails 3 

Bowling Alley 3 

New Middle School 3 

Window Decorations 2 

Fitness Center 1 

Take Down Cowboy and Put Up Viking 1 

More Shops 1 

 
 
9.2.332 Project Advisory Committee Meeting  
On November 8, 2000, a project advisory committee meeting was held after the children’s 
workshops and before the evening adult charrette event.  The focus of the meeting was to review 
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activities of the day and identify key concerns of the committee.  The following list represents 
the key concerns of the committee:  

 There is a major concern of how traffic will affect the downtown core.  Three basic options 
exist.  They are 1) move truck traffic away from downtown via an alternative route, 2) move 
the downtown center away from 6th Street, and 3) slow traffic down on 6th Street.  

 The downtown needs to be separate from the major traffic corridor.  
 More commercial development is needed to support the Columbia River tour boats.  These 

developments need to be such as to keep patrons of the tour boats occupied for stops of one 
to two hours.  Ideas for these developments include museums and small shops.  

 The tribe should consider developing an interpretive center in town.  
 No commercial kitchen exists in town.  One should be sought to be developed in conjunction 

with other retail uses.  
 There is a safety concern on 6th Street regarding truck traffic.  The preference is to move 

truck traffic away from the downtown core.  
 A traffic light should be considered to be installed along 6th Street to slow truck and general 

traffic down.  
 Timing is critical in any redevelopment of downtown.  The major issues are when, where, 

and how.  
 The bridge on the west end of town is in need of replacement.  It is tentatively scheduled to 

be replaced in 2005.  
 
 
 

Figure 9.2-3  Sample of Ideas from Middle School Children Design Charrette  
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9.2.333 Adult Charrette  
As part of the charrette process, a workshop was held with the general public on the evening of 
November 8, 2000.  The session was held in the Umatilla High School and was attended by 
approximately 30 people.  At the session, the consultant team presented background information 
on downtown planning principles.  The student workshops were described, and the drawings 
were displayed.  Charrette activities included prioritizing goals and providing comments at four 
workstations.  One of the work stations is shown in Figure 9.2-4.  
 
Draft downtown goals were prioritized by voting with adhesive dots.  Participants were given 
four dots.  Results are presented in Table 9.2-8.  Goals that received the most votes were to 
cluster public and civic uses in downtown and to encourage improvement of downtown 
buildings.  The goals that received the fewest votes were to provide more housing and mixed-use 
development in the downtown.  
 

Figure 9.2-4  One of Four Workstations at Community Workshop  

 
 
Four workshop stations were provided.  Participants made comments and noted ideas on post-it 
notes and applied the notes to large aerial photographs.  The stations included the following topic 
areas:  
 
 Urban design, building improvements, and land use.  
 Pedestrian improvements.  
 Circulation and parking.  
 Streetscape improvements.  
 
A transcript of comments from each station is included in 
Appendix 9A-3.  Select comments from the workstations include 
the following:  
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Urban Design, Building Improvements, and Land Use.  

 Murals/green walls  
 Awnings  
 Signage/sign controls  
 Fix up movie theate  
 Skate park  
 Move post office downtown  
 Town garden  
 Accent the “cowboy” – light him at night  
 

Table 9.2-8  Downtown Goals  

Downtown Goals 
1.  Cluster public and civic uses (Post Office/City Hall) in downtown. 

2.  Encourage improvement of downtown buildings. 

3.  Enhance the pedestrian environment by providing a community gathering place and minimizing 
conflicts between pedestrians and highway traffic. 

4.  Improve city park (e.g. add a skate park and playing field) near downtown. 

5.  Define the downtown by creating landmarks, focal points, or other features.  Use landscaping, 
lighting, and street furniture to improve downtown streetscapes. 

6.  Create a focused core area in the downtown by concentrating new pedestrian oriented 
development in key locations. 

7.  Improve pedestrian connections between the downtown and surrounding residential areas. 

8.  Improve parking in the downtown. 

9.  Discourage auto-oriented business in the core area of downtown. 

10.  Provide more housing and mixed-use development in and near the downtown. 

 
Streetscape Improvements.  
 Gateways  
 Public art  
 Bulb-outs at crosswalks  
 Drinking fountains  
 Historic pedestrian lighting  
 City center gathering spot  
 Street trees  
 
Circulation and Parking.  
 Public parking lots  
 Parking available on side streets  
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 Screen parking  
 Parking signage  
 One-way couplet  
 Traffic lights  
 
Pedestrian Improvements.  
 Bulb-outs at crosswalks  
 Accent paving/raised pavements  
 Medians/islands  
 Improved sidewalks  
 Handicap ramps  
 Stop light  
 
 
9.2.334 Downtown Workshop  
On November 9, 2000, a downtown workshop was held at city hall.  Approximately 25 people 

attended the workshop.  Participants included 
stakeholders, city officials, and the general public.  The 
purpose of the workshop was to test a series of 
downtown alternatives and develop a conceptual 
framework for development of the downtown plan.  
The team summarized the work of the previous day and 
presented four basic concepts for how the downtown 
could develop including: a nodal commercial center, a 
truck bypass on Fifth Street, a Seventh Street 
commercial center, and a new town center.  The team 
presented three variations of the nodal commercial 

center, which resulted in a total of six alternatives.  Each of the six alternatives is discussed 
below.  
 
9.2.334(1) Alternative 1. Commercial Center - Lateral Node Concept  
This alternative is intended to focus new pedestrian-
oriented commercial development at three nodes 
along Sixth Street in the downtown area.  The nodes 
are likely to include Switzler Street, I Street, and 
E Street.  The basic nodal concept emphasizes 
development and pedestrian improvements 
perpendicular to the highway along the side streets.  
These streets offer a better, quieter, more pedestrian-
friendly environment for people walking or sitting 
downtown.  They also provide linkages to the 
surrounding residential areas.  
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9.2.334(2) Alternative 1A. Commercial Center - Lateral/Civic Center Node Concept  
Alternative 1a is a variation of Alternative 1, but 
all development is focused on a single node at 
I Street.  This alternative includes the idea of 
building a new civic center as part of the node.  
The civic center would include a new city hall 
and library and would anchor the southern end of 
the node to the south of Seventh Street.  This 
concentration of activity would help encourage 
new storefront development along I Street to 
create a high-quality pedestrian environment 
perpendicular to the highway.  Under this 
alternative, I Street would become an active gathering place that could be closed at certain times 
to accommodate events such as a city art fair.  This illustration is shown below in Figure 9.2-5.  
 
 

Figure 9.2-5  City Art Fair Concept with Alternative 1A 
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9.2.334(3) Alternative 1B. Commercial Center 
- Linear and Nodal Concept  
Alternative 1b builds on the ideas included in 
Alternatives 1 and 1a.  It emphasizes creation 
of a pedestrian-friendly shopping area along 
I Street perpendicular to the highway, but it 
also emphasizes pedestrian-oriented 
development between I Street and E Street to 
take advantage of existing commercial 
buildings along Sixth Street.  The two most 
distinctive commercial buildings on Sixth 
Street are the MOR Theater at E Street and the 
Wards building at I Street.  This alternative links the two buildings by encouraging additional 
development on underdeveloped lots along Sixth Street.  The concept is intended to concentrate 
pedestrian-oriented retail development along a corridor no greater than 1,000 feet in length.  The 
length is critical, because typically shoppers will not walk more than 1,000 feet.  Creating a 
concentration of activity is important if the area is to be a successful pedestrian district.  Another 
feature of this alternative is the location of a new civic center along Sixth Street at the E Street 

intersection.  Figure 9.2-6 illustrates a new 
civic center concept with Alternative 1b.  
 
 
9.2.334(4) Alternative 2. Truck Bypass – Fifth 
Street Concept  
Under Alternative 2, highway traffic would be 
rerouted along Fifth Street crossing the 
Umatilla River at a new bridge.  The old 
bridge would continue to provide a pedestrian 
connection.  Downtown development could 
be enhanced and concentrated by removing 
the noisy truck traffic from Sixth Street.  

Pedestrian-oriented commercial activity would be concentrated to an approximately 1,000-foot-
long area along Sixth Street between I Street and E Street.  
 
 
9.2.334(5) Alternative 3. Commercial Center 
Concept - Seventh Street Concept  
Alternative 3 would maintain Sixth Street as 
an auto-oriented corridor and concentrate 
pedestrian-focused commercial uses along 
Seventh Street.  This concept was mentioned 
at previous meetings.  
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Figure 9.2-6  City Square Concept with Alternative 1B 
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9.2.334(6) Alternative 4. Commercial Center - 
New Town Center  
Like Alternative 3, Alternative 4 would 
maintain Sixth Street as an auto-oriented 
corridor.  This concept proposes a new 
pedestrian-oriented town center at a new site 
west of the Umatilla River. 
 
 
9.2.335 Workshop Activity - Prioritize 
Alternatives  
Following the presentation of the alternatives, workshop participants were given one adhesive 
dot to vote for their preferred alternative.  A second adhesive dot was provided so participants 
could vote to locate a new civic center.  A limited number of participants voted, but of those that 
did, Alternative 1b was the preferred alternative and I Street was the preferred location for a new 
civic center.  
 
9.2.336 Pedestrian and Streetscape Improvements  
In addition to alternatives, workshop activities focused on pedestrian and streetscape 
improvements that could be implemented along Sixth Street.  Diagrams were used with aerial 
photographs to identify potential locations for new bulb-out pedestrian crossings, textured 
crosswalks, medians, and street trees.  Figure 9.2-7 illustrates these diagrams.  Participants were 
generally supportive of all concepts.  
 
9.2.337 Land Use Districts  
New land use districts were identified for the downtown.  A key element of the district concept is 
the downtown core area that extends from D Street to I Street.  In the downtown core, 
pedestrian-oriented retail and service development would be encouraged, and auto-oriented uses 
would be discouraged.  To the east and west of the downtown core along the highway, a 
“downtown transition district” would be formed that would allow some auto-oriented 
commercial uses.  Flanking the downtown would be districts that would allow higher density 
housing.  New housing in the downtown can help enliven the area and bring more customers to 
retail businesses.  Figure 9.2-8 shows the land use district map described above.  
 
9.2.338 Conclusion  
The two-day charrette and workshop process produced a wealth of ideas for the downtown.  
These ranged from large-scale projects, such as a science museum, to simple projects, such as 
improved flower boxes.  The key to success for Umatilla will be to identify projects and 
programs that are realistic and can truly be implemented, given the financial capability of the 
community.  A concept plan was developed after the downtown workshop.  This concept plan is 
shown in Figure 9.2-9.  
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9.2.400 DOWNTOWN REVITALIZATION PLAN  
The purpose of the project is to create a strategic plan for the revitalization of the downtown core 
area of the City.  The plan is intended to enable the community to benefit from an improved and 
efficient transportation system and redevelopment of the downtown core area as a vital, 
pedestrian-oriented center.  
 
Objectives of the Downtown Revitalization Plan are to: 

 Create incentives for businesses to locate in the core area of the City; 
 Create a pleasant pedestrian experience in the core area; 
 Identify streetscape improvements that will enhance the character of the City, including 

sidewalk treatments and lighting. 
 Mitigate the effects of truck traffic along U.S. Route 730; and 
 Identify redevelopment opportunities. 
 
The greatest challenge for the City is to find a way to attract significant private investment in the 
downtown over a long period of time.  The revitalization plan is a blueprint to achieve this goal.  
 
One of the guiding principles of the Downtown Revitalization Plan is to concentrate 
redevelopment efforts.  A key problem with the existing pattern of development is that it is 
scattered over a large area.  By first focusing the community’s efforts on a small area, the City 
can later expand the area of focus to other locations throughout downtown.  The intent of 
concentrating redevelopment efforts is to achieve a critical mass of business activity and 
investment that will trigger a cycle of economic growth.  
 
Commercial opportunities are often present at intersections that have high rates of flow of either 
vehicles or pedestrians.  The intersection of U.S. Route 730 and Interstate 82 is the primary 
vehicular intersection in the City.  During the planning workshop, members of the community 
identified the primary pedestrian intersection in downtown as the junction of 6th Street (U.S. 
Route 730) and I Street.  The Downtown Revitalization Plan recommends that the City focus on 
the potential of the 6th Street/I Street intersection.  The US Route 730 and Interstate 82 
intersection improvements are a part of the Interchange Refinement report that is a separate 
report.  
 
Public improvements and redevelopment can help attract new businesses.  Because downtown 
Umatilla lacks sufficient investment to attract other commercial activities, the City should 
commit public resources to improvements and redevelopment that make the downtown a viable 
and attractive location for businesses.  In addition to investing in civic improvements, the City 
should also attempt to concentrate jobs, commercial activities, and housing in the downtown.  
 
9.2.410 Redevelopment Opportunities  
This section presents a summary of redevelopment opportunities envisioned to help revitalize 
downtown Umatilla.  Together, these opportunities establish a conceptual framework for 
redevelopment that is consistent with the vision and goals of the community identified during the 
planning process.  
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9.2.410(1) Town Center  
Town Center is envisioned as a pedestrian friendly district.  To help concentrate future 
development and make the area pedestrian friendly, a 1,000-foot distance was used create 
alternative development concepts for downtown Umatilla.  This is a comfortable walking 
distance for most pedestrians.   
 
The Downtown Revitalization Plan proposes that future development be concentrated along 6th 
Street between E and J streets.   Town Center also would extend along I Street one block to the 
north of 6th Street and along I Street to the south; a site for a proposed Civic Center.  Retail and 
commercial infill projects would be the most desirable type of development for Town Center.  
New structures would typically include commercial storefronts that abut the sidewalk.   
 
Pedestrian and streetscape improvement projects, including street furnishings such as benches, 
lights and fountains, would be focused in the Town Center.  To improve the pedestrian 
environment, sidewalk bulb-outs would be added at critical intersections along 6th Street, as well 
as crosswalks and accent pavements.  
 
9.2.410(2) Intersection of 6th and I Streets  
The Downtown Revitalization Plan identifies the intersection of 6th and I streets as potentially 
the strongest pedestrian node within the community.  The intersection is the commercial center 
for the downtown area because 6th Street is the primary vehicular route through town and I Street 
is considered to have the greatest potential as a pedestrian-oriented cross street.  Improvements 
to this intersection would include accent pavement, benches, and possibly a raised intersection 
with pedestrian crossings designated with wide crossing strips. 
 
Two infill sites are adjacent to this intersection, one on the northwest corner, the other on the 
southwest corner.  An underutilized property also is identified at the southeast corner of the 
intersection. As the revitalization plan is implemented, redevelopment of these properties is 
likely.  New structures at these locations should follow the commercial storefront model by 
building to the edge of the sidewalks and having facades orienting toward both 6th and I streets, 
including display windows and awnings.  
 
Figure 9.2-10 illustrates a vision of what 6th Street east of I Street could look like with the 
improvements described above.  
 
 
 



 
 

City of Umatilla, Oregon Title 9 – Comprehensive Land Use Plan Page 74 

Figure 9.2-10   6th Street Future Concept with Streetscape and Building Improvements 
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9.2.410(3) I Street  
Participants at the community workshops identified I Street as a likely place for a pedestrian 
center.  I Street should be redeveloped as a commercial street strongly oriented to pedestrians.  
Commercial storefronts would abut the sidewalk.  Street parking can be supplemented by off-
street parking located behind buildings that face I Street.  The street would be designed for both 
vehicle and pedestrian use by using accent paving, historic lights, benches and fountains.  As a 
pedestrian street, I Street could be closed to vehicular traffic for special events or festivals.  
 
9.2.410(4) MOR Theatre  
One of the most significant buildings located in downtown is the MOR Theatre.  While some 
community participants commented on the building’s poor appearance, others suggested that the 
theatre was worth keeping.  Renovation of the building may serve both of these ends.  
Figure 9.2-11 illustrates how the exterior of the building might look after a major renovation.  It 
should be noted that building renovation is typically more expensive than new construction.  
Major renovation of existing structures may not be economically viable until the revitalization of 
downtown is well underway.  
 
9.2.410(5) First Interstate Bank Building  
The First Interstate Bank building, which now houses the school district offices, is of relatively 
new construction.  The building is a utilitarian structure that lacks the detail and architectural 
character that are appropriate for a pedestrian-oriented downtown.  Figure 9.2-12 shows a sketch 
illustrating how architectural detailing applied to the building’s exterior might enhance its appeal 
to pedestrians in a manner suitable for its downtown location.  
 
9.2.410(6) Civic Center  
To anchor I Street as the primary pedestrian axis, the plan envisions a Civic Center located at the 
intersection of 7th and I Streets.  This complex of buildings would include a new city hall, 
library, post office, senior center, and recreation center.  The plan presents two options for 
development of the Civic Center.  One concept closes 7th Street west of the intersection of 
I Street and creates a Civic Center complex with new buildings oriented toward a park.  Option 1 
is illustrated in Figure 9.2-13.  The second concept closes I Street immediately south of 7th Street 
and centers the Civic Center complex and park on the axis of I Street.  Option 2 is illustrated in 
Figure 9.2-14.  
 
9.2.410(7) Library Square  
The plan identifies an open space located between the library and 6th Street that might become an 
attractive pedestrian gathering place.  The plan proposes that this space be developed as a joint- 
use space that allows parking during the week, but is available for pedestrian use on weekends.  
The Library Square project would likely reduce the number of existing parking spaces, planting 
shade trees and landscaping, and street furnishings such as benches, streetlights, and bollards.  
Figure 9.2-15 shows an improvement concept for the existing library parking lot where the area 
is accented with a archway façade and pedestrian plaza.  
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Figure 9.2-15.  Library Plaza Concept with Archway Façade 
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9.2.410(8) Downtown Residential  
Creating residential housing opportunities downtown will help the City establish a stronger 
downtown neighborhood.  New residents will build a market for new downtown businesses.  
Downtown housing development should be oriented toward the street with parking in the center 
of the block.  Access to center block parking lots would be by alleys running east to west 
between the numbered streets.  New housing development would be encouraged to follow this 
typical pattern of development.  
 
9.2.410(9) Downtown Mixed-Use  
The Downtown Revitalization Plan proposes a new development pattern for downtown Umatilla 
that combines office and residential uses.  This new pattern would allow office and commercial 
uses at street level with housing on the second floor or behind the storefront.  Parking would be 
available on the street with off-street parking located in the middle of the block.  Access to mid-
block parking would be by alleys running east to west between the numbered streets and 
driveways located at the center of the block.  
 
This mixed-use development concept is illustrated with typical plan and section drawings in 
Figure 9.2-16.  The plan and section drawings illustrate how retail or office space might be 
located on the first floor with housing on the second floor.  The drawings also illustrate how off-
street parking can be included in this type of development.  
 
9.2.410(10) Auto-Oriented Commercial  
A portion of the east side of downtown Umatilla is suitable for car- and truck-oriented uses.  The 
plan proposes that truck- and car-oriented uses be located along 6th Street from a point west of 
the intersection of Yerxa Avenue running east to the Union Pacific Railroad bridge.  Given that 
this location is near the Port of Entry and the Interstate 82 interchange, it provides an opportunity 
for commercial development in this area.  
 
9.2.420 Streetscape and Pedestrian Improvements  
This section describes streetscape and pedestrian improvements that are a part of the Downtown 
Revitalization Plan.  Sketches were developed to depict streetscape design elements, based on 
“typical” conditions.  Recommended improvements have been broken down into illustrative 
projects, which include estimated project costs the City can use for the purposes of planning.  
 
9.2.421 Design Elements  
To develop a schematic streetscape plan, it was assumed that a typical block measured 200 feet 
by 200 feet and that the typical street right of way measured 80 feet in width, with streets 
measuring 60 feet from curb to curb.  The existing 6th Street cross section is illustrated in 
Figure 9.2-17.  The section view shows an 8-foot-wide parking lane on both sides of the street, 
one 15-foot-wide travel lane in each direction and a 14-foot-wide center turning lane.  
 
The proposed 6th Street cross section design reduces the width of the travel lanes and adds center 
medians to slow traffic.  Bike lanes have also been designated.  The proposed 6th Street section, 
see Figure 9.2-18, shows a 7–foot-wide parking lane on both sides of the street, one 6-foot-wide 
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bike lane in each direction, one 11-foot-wide travel lane in each direction, and a 12-foot-wide 
center turning lane or median.  
 
A concept plan was developed for the 6th and I Streets intersection.  I Street should become the 
City’s “Pedestrian Street.”  Sixth Street is already considered to be the City’s “Main Street.”  The 
concept plan shows curb extensions and crosswalks, 10-foot-wide sidewalks along 6th Street, and 
14-foot-wide sidewalks along I Street.  Each curb extension depicts ramps to meet requirements 
of the American’s with Disabilities Act (ADA) and planting areas for landscape plants or trees.  
The concept plan also depicts concrete scoring patterns used on the paving surface.  The 
6th Street and I Street intersection concept plan is shown in Figure 9.2-19.  
 
A “typical” sidewalk pavement sketch in Figure 9.2-20 illustrates the sidewalk design proposed 
for new improvement projects.  The sketch depicts a sidewalk that varies from 8- to 10-feet wide, 
curb and gutter, street trees, and parking.  A second sketch shown in Figure 9.2-21 illustrates the 
need for added width to include streetscape furnishings and other amenities.  This sketch defines 
a 4-foot wide furniture zone adjacent to the curb where street trees, lights, signage, benches, 
trashcans, and drinking fountains should be located.  The sketch also shows how storefront 
awnings (from 4- to 6-feet-wide) can make the street more attractive to pedestrians.  
 
A new proposed local side street cross section in the downtown core area is shown in Figure 5-
13.  This cross section shows angle parking on both sides of the roadway and two travel lanes 
within a pavement width of 64 feet and 80-foot right of way.  The angle parking lanes each take 
20 feet and the two travel lanes are 12 feet each.  The remaining right of way is comprised of 
6 foot sidewalks.  An additional two feet of right-of-way is available for utilities behind the 
sidewalks on each side of the street.  
 
9.2.422 Illustrative Improvement Projects  
Using the design concepts described above, a list of illustrative improvement projects was 
developed to help the City budget and plan for implementation of the pedestrian and streetscape 
improvements (see the Pedestrian and Streetscape Improvement Plan, Figure 9.2-7).  
Recognizing that financial resources to implement the improvements might be limited, a large 
number of small projects were created.  The series of cost estimates for typical improvements 
were used to develop the costs for illustrative improvement projects.  The cost estimates are 
intended to be used by the City for planning and budgeting purposes and are not intended to 
reflect the actual cost of the improvements.  A sequence of small projects allows the City greater 
flexibility in implementing the improvements.  If financial resources are limited, fewer projects 
can be implemented.  If funding is readily available, then the improvement schedule can be 
accelerated.  
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Unit costs used to prepare the estimates are summarized in Table 9.2-9.  Many of the items listed 
area available in a range of different prices.  For example, the sample prices for tree grates 
ranged from $100 to $275 per grate.  Sample street lights prices ranged between $1,700 to 
$3,000 per light.  Median prices are shown in the table below and are adjusted to include 
installation.  
 

Table 9.2-9.  Unit Costs of Improvement Project Items  

ITEM UNIT COST/UNIT 

Demolition SF  $1.00  
Curbs LF  $15.00  
Street Patching SF  $6.00  
Trenching LF $15.00 
Sidewalk SF  $7.00  
Trees EA  $500.00  
Tree Grates EA  $190.00  
Irrigation (drip system) LF TBD 
Landscaping SF  $5.00  
Planters (trough) EA $600.00 
Street Lights EA  $2,250.00  
Trash Cans EA  $750.00  
Bench EA  $1,000.00  
Drinking Fountain EA  $3,000.00  
Bike Rack EA  $500.00  
Painted Crosswalk SF $1.00 
Concrete Crosswalk SF  $8.00  

 
Table 9.2-10 summarizes the improvement projects by phase and estimated total cost.  The 
Streetscape and Pedestrian Improvements Phasing Plan in Figure 9.2-23 illustrates how the 
projects might be implemented through a sequence of many projects.  
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Table 9.2-10.  Streetscape Improvement Projects by Phase  
Project Name/Phase Estimated Total Cost 

Phase 1 Projects  
Intersection at 6th and I Streets with Curb Extensions $65,000 
Intersection at 6th and H Streets with Curb Extensions $61,000 
Intersection at 6th and G Streets with Curb Extensions $61,000 
Subtotal $187,000 
  
Phase 2 Projects  
6th Street Sidewalks between H and I Streets $106,000 
6th Street Sidewalks between G and H Streets $106,000 
6th Street Median between G and H Streets $30,000 
Subtotal $242,000 
  
Phase 3 Projects  
6th Street Median between I and J Streets $30,000 
Intersection at 6th and J Streets with Curb Extensions $57,000 
6th Street Sidewalks between I and J Streets $106,000 
Subtotal $193,000 
  
Phase 4 Projects  
I Street Sidewalks between 6th and 7th Streets $133,000 
I Street Sidewalks between 5th and 6th Streets $133,000 
South of Intersection at Corner of 5th and I Street $66,500 
Subtotal $332,500 
  
Phase 5 Projects  
6th Street Median between F and G Streets $30,000 
Intersection at 6th and F Streets with Curb Extensions $61,000 
6th Street Sidewalks between F and G Streets $106,000 
6th Street Sidewalks between E and F Streets $106,000 
Subtotal $303,000 
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Table 9.2-10.  Streetscape Improvement Projects by Phase (Continued) 

Phase 6 Projects  
Gateway Feature (West End) $42,000 
Intersection at 6th and E Streets with Curb Extensions $61,000 
Intersection at 6th and D Streets with Curb Extensions $57,000 

Subtotal $160,000 

  

Phase 7 Projects  
6th Street Sidewalks between D and E Streets $106,000 
6th Street Median between D and E Streets $30,000 
Intersection at 7th and I Street (Special Condition) $57,000 
Sidewalks south of 7th and I Street Intersection $66,500 
Subtotal $153,500 

  

Phase 8 Projects  
Intersection of 6th and Switzler Avenue $61,000 
Intersection of 6th and Yerxa Avenue $61,000 
Intersection of 7th and Switzler Avenue $34,000 
6th Street Sidewalks east of Yerxa Avenue $106,000 
Subtotal $262,000 

  

Phase 9 Projects  
Sidewalks north of 6th Street and Switzler Avenue $53,000 
Sidewalks east of Intersection of 6th Street and Yerxa Avenue $106,000 
Subtotal $159,000 

  

Phase 10 Projects  
6th Street Sidewalks between Switzler and Yerxa Avenues $176,000 
6th Street Median between Switzler and Yerxa Avenues $30,000 
Subtotal $206,000 

  
Phase 11 Projects  
Switzler Avenue Sidewalks between 6th and 7th Streets $102,000 
Gateway Feature (East End) $42,000 
Subtotal $144,000 

Total Estimated Cost for all Phases $2,395,000 

 



BillS
Typewritten Text
9.2-23

BillS
Typewritten Text
Page 93



 
 

City of Umatilla, Oregon Title 9 – Comprehensive Land Use Plan Page 94 

9.2.423 Improvement Descriptions  
9.2.423(1) Switzler and Yerxa Avenues  
Two intersections on the east side of downtown Umatilla should be improved: the intersection of 
6th Street and Switzler Avenue, and the intersection of 6th Street and Yerxa Avenue.  The 
intersection of 6th Street and Switzler Avenue is important because Switzler Avenue provides 
a link to the neighborhoods to the north.  It is also a link to bicycle trail on 3rd Avenue.  
Figure 9.2-24 illustrates a park concept that could be constructed on the northwest corner of the 
6th Street/Switzler Avenue intersection.  The intersection of 6th Street and Yerxa Avenue is 
important because Yerxa Avenue offers a connection between the High School and commercial 
establishments on 6th Street.  Improvements should include, sidewalk bulb outs, street trees, and 
striped pedestrian crossings.  
 
9.2.423(2) West City Entrance  
The City can define the entrance to the City by creating a monument, sculpture, or other type of 
landmark feature.  The feature can be further enhanced using accent lighting, paving and 
landscape elements.  The location of the entrance feature should be along 6th Street near the 
intersection of C Street.  Figure 9.2-25 illustrates a gateway concept that could be implemented 
or the west city entrance.  
 
9.2.423(3) East City Entrance  
The bridge over the Union Pacific Railroad creates an entrance on the east side of the City.  
Adding a landmark or symbol can enhance this entrance.  The landmark or symbol might take 
the form of a sculpture, monument, or sign.  The entrance can be accented with historic lights.  
Figure 9.2-26 illustrates a gateway feature for the east city entrance.  
 
9.2.423(4) Intersection of 6th and I Street  
The plan envisions the corner of 6th and I Streets as the commercial center for the downtown area 
because 6th Street is the primary vehicular route through town, and I Street is considered to have 
the greatest potential as a pedestrian-oriented cross street.  Improvements to this intersection 
would include accent pavement, benches, and possibly a raised intersection.  
 
9.2.423(5) Close A Street Intersection  
To increase safety at the Umatilla River Bridge it is recommended that the intersection of 
A Street and 6th Street be closed by creating a cul-de-sac or dead end at the south end of A Street.  
 
9.2.423(6) Heritage Trail/Senior Center Parking  
A new parking area is proposed to serve both users of the Lewis and Clark Heritage Trail and the 
Senior Center.  The joint parking lot is to be located at the intersection of B and 7th Streets.  
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Figure 9.2-24  Park Concept at the Northwest Corner of 6th Street/Switzler Avenue  
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Figure 9.2-25  West City Entrance Gateway Feature  
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Figure 9.2-26  East City Entrance Gateway Feature  
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9.2.500 CIRCULATION PLAN  
The circulation plan for the downtown study area is comprised of the following sections: 
functional classification, parking, street improvements, and access management.  The supporting 
information used to create this information can be found in the Appendix.  The majority of the 
supporting information can be found in the Opportunities and Constraints Report.  
 
9.2.510 Functional Classification  
The functional classification for the study area was taken from the 1999 City of Umatilla 
Transportation System Plan (TSP).  In the study area, 6th Street (Highway 730) is the only major 
arterial.  Five collectors exist in the study area.  They are 7th Street from “B” Street to Umatilla 
River Road, “B” Street from 6th Street to 7th Street, “F” Street from 3rd Street to 7th Street, 
Switzler Avenue from 3rd Street to 7th Street, and 3rd Street.  The remaining study area streets are 
local streets.  
 
No streets are being proposed to be reclassified by this study.  However, consideration should be 
given to create a pedestrian-oriented environment around “I” Street and portions of 6th Street 
within the downtown core area.  This can be done by considering this area as a Special 
Transportation Area (STA).  
 
9.2.511 Parking  
The parking survey summarized in the Opportunities and Constraints report has documented that 
sufficient on-street parking exists on 6th Street to support the existing commercial uses.  
 
Of the 160 on-street parking spaces along 6th Street between A Street and Jane Avenue, the peak 
usage occurred at 3:00 PM with only 23 spaces used.  This is a maximum overall utilization of 
14 percent.  At the maximum overall parking utilization, 137 on-street parking spaces were 
available.  
 
Based on the parking survey conducted, there seems to be more than sufficient parking supply 
for the immediate future.  Should the City of Umatilla encounter parking problems in the distant 
future, a two tiered strategy could be implemented to meet any future demand.  First, on-street 
parking spaces are not marked on the side streets.  Additional spaces could be sought by striping 
parking spaces on the side streets.  Conservatively, at least 100 spaces could be added from side 
street parking.  Considerably more side street parking spaces could be developed if the local 
street cross-section depicted in Figure 9.2-22 was implemented.  Should the City of Umatilla add 
additional side street parking spaces, then it should consider installing curb, gutter, and storm 
drains at that time.  The second strategy to add parking in the downtown area is to close one or 
two side streets between 6th and 7th Streets and develop surface street public parking lots.  The 
closure of one or two side streets should not have a significant impact to traffic since the 
downtown area has a well developed grid system.  There is a side street approximately every 200 
hundred feet.  The only consideration are to avoid closure of the collector side streets which 
include “B” Street, “F” Street, and Switzler Avenue and “I” Street which is the center of the 
downtown revitalization concept.  Each side street block has a right-of-way dimension of 80 feet 
by 200 feet and could accommodate at least 30 new parking stalls.  
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9.2.512 TSP Street Improvements  
There are no roadway improvement projects planned in Umatilla’s Transportation System Plan 
(TSP) for the study area.  However, based on discussions with ODOT, the Umatilla River Bridge 
may be rebuilt in the next five or six years.  Should this occur, the City of Umatilla would like to 
consider a new alignment for the bridge.  The new alignment would cross the Umatilla River at 
5th Street.  Highway 730 would be re-aligned with 6th Street between “C”  Street and “E” Street 
to the east.  To the west, Highway 730 would be re-aligned to the current highway alignment 
west of Powerline Road.  Powerline Road could then be re-aligned to the new highway 
alignment further west of the new bridge.  
 
There are three traffic signal projects planned for the study area at the eastern and western 
boundaries of the study area.  The three intersections identified in the TSP as needing 
signalization by 2017 are the Powerline Road/Highway 730, Umatilla River Road/Highway 730 
(6th Street), and “J” Street/Highway 730 (fire signal) intersections.  
 
Other than the streetscape plan and pedestrian improvements, no new street improvement project 
is proposed.  
 
9.2.513 Median Improvements Created by the Downtown Revitalization Plan  
In order to enhance the pedestrian friendliness, attractiveness and traffic calming along 6th Street, 
medians and bulb-outs are proposed.  Medians narrow the area of pavement and may provide a 
refuge area for pedestrians.  Bulb-outs create a perception of narrowing the street to the motorist.  
They are also used to make pedestrian crossings shorter, and therefore easier and safer.  Both 
medians and bulb-outs narrow the area of pavement and travel lane widths providing a visual cue 
to the driver to slow down.  When used in conjunction they can have a significant impact on 
travel speeds along the roadway.  Figure 9.2-7 shows the proposed Pedestrian and Streetscape 
Improvements, which illustrate the proposed locations of medians and bulb-outs.  
 
The proposed medians will eliminate left turn pockets along 6th Street the following locations:  

 Westbound left at D Street  
 Eastbound left at E Street  
 Westbound left at F Street  
 Eastbound left at G Street  
 Westbound left at G Street  
 Eastbound left at H Street  
 Westbound left at I Street  
 Eastbound left at J Street  
 
Although the proposed medians may replace the left turn pocket in several locations along 
6th Street, left turn movements would still be allowed.  No turn restrictions are being proposed.  
 
Even though a median is proposed between Switzler Avenue and Yerxa Avenue, left turn 
pockets along 6th Street have been retained to provide access to the local businesses including the 
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Red Apple grocery store.  Bulb-outs along 6th Street are proposed at all intersections where 
medians are proposed.  
 
Replacing the left turn pockets with the proposed medians is not expected to have a significant 
impact on left turns from 6th Street to side streets for several reasons.  There are side streets 
approximately every 200 feet.  This provides numerous opportunities to make left turns, thereby 
spreading the left turn volumes on several intersections.  Also, left turn volumes do not constitute 
a large percentage of traffic along 6th Street between D Street and J Street (there are less than 
5 percent of the traffic at 6th Street/Switzler Avenue).  
 
The redevelopment along 7th Street between H Street and I Street is expected to close 7th Street in 
this section permanently.  Since 7th Street will no longer provide a continuous alternative to 
6th Street through Umatilla, little or no diversion is expected in through traffic from 6th Street to 
local streets.  
 
It is estimated that the reductions in travel speeds on 6th Street will also increase delay on the 
side streets by approximately five (5) to ten (10) percent.  In addition, round-the-block 
circulation should not be impeded by the proposed medians and bulb-outs.  
 
9.2.514 Bulb-Out Design Detail  
The intent of the proposed bulb-out detail is to provide a compact layout for pedestrian access 
beyond the existing curbs in the downtown area.  Seventy-five percent of the corners have no 
catch basins, and runoff is primarily directed to the north and west following the slope of the 
existing ground and adjacent highway grade.  A small tapered landscaped area would be 
provided on either side of handicap ramps, with these ramps faced in two directions, set out from 
the present curb line.  The bulb-out design detail described above is shown in Figure 9.2-27.  
 
Drainage would pass underneath this bulb-out following the current flow line of the existing 
curb, utilizing a combination of an open top metal grated trough behind the landscaped area to 
provide for ease of cleanout, connections between this trough and around the corner with a 
grated hatch into a 4-inch pipe, with the additional construction of a 12-inch wide concrete apron 
around the bulb-out to carry overflows in the event of plugging of the drainage trough or 4-inch 
diameter pipe.  
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9.2.515 Access Management  
Appendix 9A-4 has a detailed discussion of Umatilla’s access management practice.  The City’s 
TSP documents the access management standards.  The only proposed change to those standards 
by this plan is to update the ODOT facility standards to meet the standards set in the recently 
adopted 1999 Oregon Highway Plan (OHP).  Also, the Downtown Core and Downtown 
Transitional areas should be considered as a Special Transportation Area (STA).  
 
9.2.520 Special Transportation Area Designation in Downtown Umatilla  
Access management is important to promoting safe and efficient travel for both local and long 
distance users along State Highway 730 in the City of Umatilla.  The 1999 Oregon Highway 
Plan specifies an access management spacing standards and policies for state facilities.  
Although the City of Umatilla may designate state highways as arterial roadways within their 
transportation system, access management for these facilities follows the Access Management 
Spacing Standards of the 1999 Oregon Highway Plan.  These spacing standards are based on 
highway classification, type of area and speed, which are shown in the appendix to this 
document.  This section describes the state highway access management objectives and specific 
highway segment where special access spacing standards apply.  
 
Highway 730 through the City of Umatilla is categorized in the 1999 Oregon Highway Plan as a 
Regional Highway.  The primary function of these highways is to provide connections and links 
to regional centers, Statewide or Interstate Highways, or economic or activity centers of regional 
significance.  The management objective of Regional Highways is to provide safe and efficient, 
high speed, continuous-flow operation in rural areas and moderate to high-speed operations in 
urban and urbanizing areas.  A secondary function is to serve land uses in the vicinity of these 
highways.  Inside STAs (Special Transportation Areas), local access is also a priority.  Inside 
Urban Business Areas, mobility is balanced with local access.  
 
To assist in implementing state access management standards and policies, the 1999 Oregon 
Highway Plan also recognizes that state highways serve as main streets of many communities, such 
as downtown Umatilla.  Shorter block lengths and a well-developed grid system are important to a 
downtown area, along with convenient and safe pedestrian facilities.  In general, downtown 
commercial arterial streets typically have blocks 200 to 400 feet long, driveway access sometimes 
as close as 100-foot intervals and occasionally, crosswalks, along with on street parking.  The need 
to maintain these typical downtown characteristics must be carefully considered along with the need 
to maintain the safe and efficient movement of through traffic.  The Oregon Highway Plan 
recognizes the main street function through the designation of Special Transportation Areas (STAs).  
 
9.2.521 Special Transportation Area  
A Special Transportation Area (STA) is a designation that may be applied to a state highway, 
when a downtown, business district or community center straddles the state highway within a 
community’s urban growth boundary.  STAs can include central business districts but they do not 
apply to whole cities or strip development areas along individual highway corridors.  
 
The primary objective of a STA is to provide access to community activities, businesses and 
residences, and to accommodate pedestrian, and bicycle movements along and across the 
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highway in a compact central business district.  An STA designation will allow reduced mobility 
standards, accommodate existing public street spacing and compact development patterns, and 
enhance opportunities to provide improvements for pedestrians and bicyclists in the downtown 
area.  Inclusion in an STA allows for redevelopment with exception to the proposed access 
management standards.  
 
Access management in STAs corresponds to the existing city block for public road connections 
and discourages private driveways.  However, where driveways are allowed and land use 
patterns permit, the minimum spacing for driveways is 175 feet or mid-block if the current city 
block spacing is less than 350 feet.  In addition, the need for local street connections may 
outweigh the consideration of maintaining highway mobility within an STA.  
 
In Umatilla, the area along Highway 730 between “A” Street (milepost (M.P.) 182.66) and River 
Road (M.P. 183.52) exemplifies the design features that would be consistent of an urban 
downtown area designated as an STA.  Within this mile segment, buildings are spaced close 
together, parking is on street, and the posted speed limit is 25 m.p.h.  The compact development 
pattern qualifies this area for an STA highway segment designation.  
 
After adoption of the TSP by the Umatilla City Council and a finding of compliance with the 
Oregon Highway Plan, the City of Umatilla and ODOT Region 5 may jointly designate this 
segment of Highway 730 as an STA through a Memorandum of Understanding (MOU).  The 
MOU should incorporate by reference the TSP and the following STA Management Plan 
provisions.  
 
9.2.522 Special Transportation Area Management Plan  
The Umatilla STA is located on the portion of Highway 730 (6th Street) between the intersections 
of “A” Street (M.P. 182.66) and River Road (M.P. 183.52), which is located completely within 
the urban growth boundary and city limits of the City of Umatilla.  
 
The primary objective of the Umatilla STA is to provide access to community activities, 
businesses and residences, and to accommodate pedestrian, and bicycle movements along and 
across the highway in the city’s central business district.  
 
The designation of an STA in Umatilla is intended to accommodate the existing public street 
spacing and compact development pattern.  Specific access management conditions for the 
Umatilla STA on Highway 730 include:  
 

a) Minimum spacing for public road connections at the current city block spacing of 200 
feet.  

b) Public road connections are preferred over private driveways.  Private driveways are 
discouraged in an STA.  

c) Where land use patterns permit, ODOT will work with the City and property owners to 
identify appropriate access to adjacent property owners within the STA.  
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d) Where a right to access exists, access will be allowed to property at less than the 
designated spacing standard only if the property does not have reasonable alternative.  If 
possible, other options should be considered, such as joint access.  

e) Where a right to access exists, the number of driveways to a single property shall be 
limited to one.  ODOT will work with the City and property owners if additional 
driveways are necessary to accommodate and service the traffic to the property, and will 
not interfere with driver expectancy and the safety of through traffic on the highway.  

f) Driveways shall be located where they do not create undue interference or hazard to the 
free movement of normal highway or pedestrian traffic.  Locations in areas of restricted 
sight distance or at points that interfere with the placement and proper functioning of 
traffic control signs, lighting or other devices that affect traffic operation will not be 
permitted.  

g) If a property is landlocked (no reasonable alternative exists) because a driveway cannot 
be safely constructed and operated and all other alternatives have been explored and 
rejected, ODOT might be required to purchase the property.  However, if a hardship is 
self-inflicted, such as by partitioning or subdividing a property, ODOT has no 
responsibility for purchasing the property.  

 
Traffic on the state highway operates at LOS C or better, which correlates to maximum volume 
to capacity ratio of 0.69.  Increase in traffic volumes over the 20-year projection period is 
expected to increase significantly based on Umatilla’s Transportation System Plan in Chapter 12.  
The level of service and correlating volume to capacity ratio is projected at LOS E and F which 
correlates to a volume to capacity ratio greater than 0.80 which is the maximum standard for 
Highway 730 within the city’s urban growth boundary.  This projection from the TSP is based on 
an aggressive growth assumption, which may not occur.  The volume to capacity ratio of 
Highway 730 through the STA area of Umatilla should be monitored periodically to assure that 
the state highway is operating at or better than the established standard.  
 
To maintain highway mobility through an STA in Umatilla, land use development decisions 
(within the urban growth boundary) shall not cause traffic flow to exceed a volume to capacity 
ratio of 0.80.  The posted speed limit in the STA is currently and will remain at 25 miles per hour 
as allowed by state statute in a business district.  Curb (parallel or perpendicular) parking is 
permitted in the STA, provided minimum sight distance requirements are met for all public road 
connections and private driveways.  Parking in this area is adequate at this time.  No signals or 
traffic control devices currently exist in this area.  
 
To enhance Highway 730 for pedestrians and bicycles, there is a proposal to change the use of 
the existing street cross-section.  Highway 730 is currently a three-lane roadway with parallel 
parking on both sides of the street.  Sidewalks generally exist along the highway but no bike 
lanes exist.  The proposal is to restripe Highway 730 to include one travel lane in each direction, 
maintain the on-street parking, and stripe bicycle lanes on both sides of the highway.  In 
addition, medians are planned in place of the center turn lane in certain sections.  The proposed 
cross-section was shown previously in Figure 9.2-18.  
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The designation of an STA in Umatilla further identifies the need to accommodate pedestrian, 
and bicycle movements along and across the highway in the central business district.  The 
recommended urban arterial standard within the STA consists of an 80-foot right-of-way with a 
paved width of 60 feet that includes two 11-foot travel lanes, 6-foot bike lanes, 7-foot parking 
strip on each side of the road, and a center median of 12 feet.  The standard includes 8 to 10 foot 
sidewalks on each side of the road that includes a four-foot furniture zone that can accommodate 
street lighting and street trees.  To accommodate bicycle movements along the highway, bike 
lanes should be installed along the entire length of the STA boundary.  Bulb-outs have also been 
proposed throughout most of the STA area.  Figure 9.2-23, shows the locations where bulb-outs 
are being proposed.  There are no other bicycle and pedestrian improvements identified in this 
area.  
 
Another essential component to accommodate pedestrians in an STA is street crossings.  There is 
one crosswalk enhancement proposed.  Figure 9.2-19 shows the proposed crosswalk 
improvements to the intersection of Highway 730 (6th Street) and “I” Street.  There are no other 
specific crosswalk enhancements or safety improvements recommended within the STA at this 
time other than the bulb-outs previously mentioned.  Future improvements and modifications to 
the highway within the STA and within the curb line, or if no regular established curb, to the 
right-of-way utilized for highway purposes will be made in accordance with the Oregon 
Highway Design Manual and with ODOT approval.  
 
Existing maintenance and operational strategies along Highway 730 will be employed within the 
STA, consistent with Oregon Revised Statute 373.020, as follows:  
 
• ODOT shall be responsible for the ongoing maintenance of: a) the roadway surface between 

curbs, or if no regular established curb, to that portion of right-of-way utilized for highway 
purposes b) painting centerline stripe, c) designated school crosswalk delineation, directional 
and regulatory signs except those signs described as the City’s responsibility and d) plowing 
snow one blade-width of centerline stripe provided there are no conflicts with utilities.  

• City shall be responsible for the on-going maintenance of: a) storm sewer system, 
b) sidewalks, c) landscaping, d) luminaries, e) U-turn signs, parking signs, and street name 
signs, f) painting parking-stripes and other pavement delineation not described as ODOT’s 
responsibility, and g) snow removal from parking strip.  

 
Future improvements and modifications to the highway within the STA will include maintenance 
and operational strategies with ODOT and City approval.  
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9.2.600 IMPLEMENTATION  
Implementation concepts can be broadly categorized as either downtown redevelopment 
strategies or changes to policies and plans.  Redevelopment strategies will enable the City to 
create an economic development program to make it more attractive to commercial and 
industrial businesses.  The strategies also identify funding sources to assist with implementation 
of public improvement projects defined in the Plan.  Ideally, changes in regulatory policies 
should remove any regulatory obstacles to development within downtown Umatilla and guide 
prospective development to achieve the community’s goals.  This chapter begins with a 
discussion of downtown redevelopment strategies and then identifies recommended changes in 
regulatory policies such as the Comprehensive Plan and Zoning Ordinance.  
 
9.2.610 Downtown Redevelopment Strategies  
The civic center concept and other conceptual design work done to date for this project will be 
helpful in the creation of a more compact downtown and a sense of place.  However, it appears 
the City of Umatilla also needs to address commercial development and business recruitment and 
retention at a more basic level.  This section primarily speaks to those issues, but also identifies 
potential funding sources for both proposed improvements to the downtown and commercial 
development.  
 
While undergoing efforts to improve the physical appearance of the City and encourage 
commercial development it will be important to keep in mind that getting the first few new 
businesses in will be the most difficult.  Also, it will most likely be easier to get new businesses 
in than to get existing businesses to relocate.  
 
Development of tools for marketing and business recruitment will be a necessary first step.  
 
9.2.611 Getting Ready for Economic Development/Marketing  
Most economic development and marketing activities begin with compilation and interpretation 
of background data.  Getting the work done can be challenging because of the time commitment 
required and what often seems a lack of immediate results.  However, long-term success at 
improving the economic vitality of Umatilla may hinge on getting this up-front homework done.  
Key development/marketing tools could be expected to include:  

1. Business and property inventories.  Such an inventory would include information on land and 
building sizes, current use, and property ownership.  A database can be used to store this 
information.  Periodic updating of the business and property database is recommended as 
information about individual properties change, or at least once a year.  

 
2. Contact and survey Umatilla business and property owners.  Surveying these groups both 

provides key information and a critical opportunity to get their buy-in on the City’s efforts.  
Completed questionnaires should be entered into a computer database.  A brief report 
summarizing results should be prepared and made available to City staff as well as 
participants.  Care should be taken to assure 1) that questions are limited in number and will 
provide usable results, and 2) results are aggregated in the report in such a way that 
confidential information is not attributed to any particular business or property owner.  
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3. Coordinate customer survey(s).  Two optional approaches may be taken to surveying current 
and/or prospective customer bases.  The first technique involves use of intercept surveys — 
targeted to those who already come to area businesses.  Examples of ways to conduct 
intercept surveys include: 1) distribution of survey cards by business owners to customers 
passing through the premises (with drop boxes available for completed survey cards); or 
2) posting volunteers who ask survey questions at cooperating businesses and/or strategic 
places such as key street corners.  

 
A second optional approach involves gathering a random sample of the population of 
Umatilla trade area and (potentially) beyond.  The most common way to conduct this type of 
survey is through a telephone survey, with as many completed responses as possible obtained 
for statistical validity.  
 

4. Organizing economic and demographic data in a form useful for marketing Umatilla.  The 
final piece of the data collection effort involves organizing key information into a marketing 
piece useful to the City’s marketing efforts.  The purpose is to provide statistical indicators of 
business potential to market to possible investors.  Demographic and economic indicators 
typically covered include:  
 
• Population — and change over time.  
• Age of population — compared with county or city-wide averages.  
• Number of households — and household size.  
• Household incomes — and change over time.  
• Business cluster analysis — to define the mix that is uniquely Umatilla.  
• Umatilla employment — and change over time.  
• Sales leakage estimates — both for retail and services.  
 
Focus should be placed on the positive trends; for instance increasing incomes, households 
with family needs, product orientation to take advantage of growing Hispanic population.  In 
addition, updates to this information should be made as needed; especially when there are 
significant new data sources available (such as the year 2000 Census).  

 
9.2.612 Marketing Approach & Products  
What should be done with all this market information?  Several specific products and activities 
are recommended.  For each step recommended here, it will be necessary to identify responsible 
parties.  
 
1. Assemble a business development/marketing package.  Whether the target is the owner of an 

existing business or a prospective investor or developer, the best results are obtained by 
customizing information to the needs and interests of the recipient.  Economic development 
organizations often find that a well-designed folder with pockets for a variety of materials 
provides the greatest flexibility together with ease of presentation.  

 
Examples of materials that could be readily compiled follow.  These could be available on 
computer and provided as needed.  Each particular insert might be anywhere from 1-4 pages 
long:  
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• Summary results of customer, business and property owner surveys -- with particular 

focus on identified business gaps/opportunities.  
• Business inventory/directory and map.  
• Target business list — with reasons why Umatilla represents a good location choice for 

each business type targeted.  
• Success stories — highlighting examples of businesses that have done well in Umatilla 

and why (ideally with photos and quotes from the owners).  
• Listing of available properties together with rental rates and/or sales prices -- prepared in 

collaboration with property owners, management companies or realtors as appropriate.  
• Historical information and general description of the City of Umatilla -- including 

incentive programs and other financial assistance available.  
• Summary of community demographic and economic trends.  

 
2. Prepare a business directory.  The directory should include a map of the district showing 

business locations, cross-referenced by type.  If possible, the directory should be updated 
annually.  A completed business directory can serve multiple audiences — including visitors, 
regular customers and employees, though its intended use may be primarily for insertion in 
business development/recruitment folders.  

 
3. Organize a business recruitment program.  Once the data tools and marketing package are in 

place, it is time to put all of this information to good use.  The most effective recruitment 
program begins locally and expands outward.  First, identify current district business and 
property owners who may have the resources or know-how to open targeted business.  After 
local contacts have been made, identify and contact successful businesses operating 
elsewhere in the county that might represent a good fit for a Umatilla location.  Final areas of 
contact may include selected comparable businesses elsewhere in the Northeast Oregon/ 
Southwest Washington region.  
 
For maximum effectiveness, a tag team approach is suggested for contacting desired 
businesses.  This approach involves a recruitment coordinator and an individual who has an 
existing or potential peer relationship with the type of business being solicited (such as 
members of a local chamber of commerce or merchants association or even an ad hoc 
committee).  A database of business contacts should be maintained with a tickler file for 
follow-up as warranted.  
 

4. Define and activate business finance and incentive programs.  Business finance programs 
may include anything from a façade improvement program to the possibility of setting up a 
shared risk pool focused on business lines of credit for existing or start-up businesses.  

 
For instance the City of Pendleton created an incentive and marketing program for a four-
block area in the downtown.  The City, Pacific Power, RCDC, but primarily a grant from 
Oregon Economic and Community Development Department funded this program.  It is a 
one-time program that continues until the $45,000 is spent.  The incentive program is 
structured so that if a business moves into the four-block area it receives $1.00 for every 
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square foot (SF) leased, $0.25 per SF for advertising, and $200 for educational purposes.  
The goal is to cut vacancies in the four-block area in half.  Funds are also going toward the 
downtown’s share of freeway billboard cost and promotions of main street area.  Reportedly 
the incentive program is probably not bringing in businesses to downtown Pendleton but 
businesses coming in are getting off to a stronger start.  

 
5. Plan and execute Umatilla promotions and events.  Specific business district-related events 

and promotions could play an important role, especially as the commercial district becomes 
more active.  Potential events may be focused toward the general public or customers, or 
aimed at business recruitment targets.  Results of the surveys and demographic and economic 
analysis may suggest opportunities for events that address Umatilla’s best market prospects 
(for instance a Cinco de Mayo event).  

 
6. Jointly promote and advertise.  Promotional efforts need not be limited to events.  Better 

information on business/property owner and customer interests should make it possible to 
fashion cooperative business promotion and advertising campaigns.  Whatever the 
opportunity, the decision of where to spend marketing resources will be more informed and 
have a greater chance for success if based on solid marketing data.  Celebrate the City’s 
racial and ethnic diversity, the history of Umatilla, and the City’s roles as the location where 
the Columbia River reaches Oregon and as a gateway to the state.  

 
7. Cultivate strategic partners.  Let potential financial partners know about efforts being made, 

including results of studies and surveys.  One of the goals should be to increase awareness of 
the City of Umatilla and the potential role that the City can play in the overall economic 
development of county and region.  Cultivating this interest is important, because it can 
evolve into financial partnerships required for complex public/private development.  

 
In addition to the aforementioned marketing approaches, it is important to make the process for 
starting a business in Umatilla as easy and pleasant as possible.  Providing clear zoning 
codes/ordinances without too much room for administrative discretion, including specific use 
lists with a limited number of uses relegated to conditional use.  In order to stimulate activity, the 
City may want to be liberal in that most uses are allowed somewhere.  For instance, auto related 
uses may not be allowed in the downtown core but should be allowed at interchange.  The focus 
should be to make it simple and straightforward to locate in Umatilla.  
 
9.2.620 Potential Funding Sources  
The following two tables list potential funding sources for strategic investment in downtown 
Umatilla.  The first table includes the most commonly used or high-priority funding resources 
and the next table includes other or secondary resources.  
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Table 9.2-11.  Potential Funding Sources for City of Umatilla Strategic Investment  
Commonly Used/High Priority Funding Sources  
Funding Resource Description 
City of Umatilla City funds for downtown projects can come from the general fund or a dedicated 

fund. Examples of dedicated funds include transient room tax, meal tax, etc. 
Detailed descriptions of some of dedicated funding resources follow. 

Local Improvement 
District (LID) 

LIDs are used to finance public improvements and facilities by distributing the cost 
of the improvements to surrounding property owners. Costs are typically distributed 
to property owners by street footage or land area, but can also be allocated based on 
size or assessed value of property or building. LIDs allow property owners to 
finance their assessment over time at the cost of public borrowing. 

Economic Improvement 
District (EID) 

EIDs are an alternative to type of assessment district exclusive to commercial and 
industrial areas. EIDs can be used to fund intangible improvements such as 
planning, management, promotion or maintenance in addition to development or 
improvement activities. Assessments cannot exceed 1% of real market value of 
property located within the district in any given year. 

Revolving Loan Funds The City can develop and provide revolving loan funds for infill projects. Specific 
eligibility requirements can be attached to these funds. This is especially useful 
where attention to detail is required. 

Tax Increment Financing 
(TIF) 

Tax increment financing provides dedicated public funds for planned physical 
improvements in a specific geographic area. This process requires designation of a 
“blighted”* Urban Renewal Area, creation of an Urban Renewal Agency and 
development of Urban Renewal Plan. Tax increment funds accumulate through 
increases in property values in the renewal district. Recent small town strategies 
have included structuring the URA to include both downtown commercial areas and 
those along highways.  In this way development along the highway also functions as 
a source of tax increment funding that can be utilized for redevelopment of the 
downtown. 

Business License Fee Business license fees are placed on businesses within certain boundaries (for 
instance within an EID). The business license fee may be in the form of a surcharge 
on an existing license fee. The City is responsible for collection of fees and 
disbursement of funds. 

Transient Room Tax Additional funding could also potentially come from reallocating a percentage of the 
transient room tax (TRT) for debt service on revenue bonds or by increasing the tax 
rate.  

Community Development 
Block Grants (CDBG) 

Funds are available on a competitive basis for public improvements that benefit 
low/moderate income households. Some cities have received funding for public 
improvement projects or loans for private businesses for economic development 
purposes. 

Oregon Housing and 
Community Services 
(OHCS) Community 
Incentive Fund 

This fund is one part of the “Oregon Livability Initiative” and provides financing for 
development projects which help communities meet one or more of the following 
objectives: 1) Create more jobs in distressed39

 

 communities that want economic 
growth; 2) increase the supply of affordable housing near jobs and transportation; 3) 
Reduce sprawling development patterns; 4) Revitalize urban centers, downtowns, 
and main streets. Awards have been determined for the current biennium. The 
earliest new applications would be accepted is fall of this year subject to legislative 
refunding of the program. A well-defined project scope and budget and committed 
financial resources on the part of submitters is necessary to compete effectively for 
these funds. 

                                                           
39 The economic distress index as employed by Oregon Economic and Community Development is used.  
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Table 9.2-11.  Potential Funding Sources for City of Umatilla Strategic Investment - (continued)  
Commonly Used/High Priority Funding Sources  
Funding Resource Description 
Oregon Department of 
Transportation (ODOT), 
Transportation 
Enhancement Program 

Oregon Department of Transportation (ODOT) has financial assistance programs, 
such as the Transportation Enhancement Program, to help implement projects such 
as the pedestrian and streetscape improvements.  This program allocates federal 
TEA-21 funding for projects to enhance the cultural, esthetic, and environmental 
value of the state’s transportation system.  Federal funding is available to a 
maximum of 89.73%.  Matching funds are a minimum of 10.27% of the project cost. 
 

 
 
 

Table 9.2-12  Potential Secondary Funding Sources  
Other Possible Sources  
Funding Resource Description 
Business Gross Receipts 
Tax 

This is an excise tax on gross or net income earned by business activity. The fee 
amount can be based on the net income or gross receipts minus cost of goods sold. 
Gross receipts subject to such a tax must usually be based on local transactions. For 
example, Portland’s tax is based on net income and is currently at a rate of 2.2% 

County/Municipal Bonds These are bonds issued by a county or municipality. The tax-exempt bonds are used 
to finance public capital improvements. The bonds may either be voted or non-
voted. Bonds must fall within the city’s allowable debt capacities. 

Current Employee Tax This can be a payroll tax or a tax on businesses in which the fee scale is based in part 
on the number of employees or employee income. 

Fuels Tax This is a tax on gasoline and diesel fuel. In Oregon, two counties and three cities 
have their own local fuels tax. Rates range from 1-3 cents per gallon. These funds 
are typically dedicated to transportation improvements. In Umatilla’s case could be 
allocated to improvements on 6th Street/ Hwy 730. 

Restaurant Meals Tax A selective sales tax on the purchase price of meals served in public establishments, 
this tax is added onto the patron’s bill. Revenues are based on rates typically ranging 
from 1% to 5%. It appears the State has preempted the possibility of including 
alcoholic beverages in the tax. Ashland is currently the only city in the state with a 
meal tax. Corvallis and Seaside failed when they tried to enact this tax. 

Special Assessments for 
Street Lighting, 
Maintenance and Cleaning 

Subject to voter approval a city may collect assessments on property within its 
boundaries for street lighting, maintenance or cleaning which benefit the property. 
The associated measure needs to focus on the provision of one service. Assessments 
for street lighting can include an amount sufficient to pay for construction, 
reconstruction, modification, installation, operating and maintenance costs 

Private Donations Occasionally funds are made available from private sources. An endowment fund, 
one time or ongoing contributions can fund a position, program or street furnishing. 
These private contributors may include major employers or citizens. This kind of 
funding strategy is usually most successful for: (a) A non-profit facility like museum 
or interpretive center; (b) arts and cultural organizations / events, (c) for a critical 
economic development initiative with major private sector leadership; or (d) 
beautification items such as benches or fountains which can bear a plaque with the 
name of the contributor. 

*Note: “Blighted” indicates that because of unsafe structures, deterioration, faulty planning, harmful land use or 
inadequate facilities the area is detrimental to the welfare of the community.  
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9.2.630 Policies and Plans  
Generally, the Downtown Revitalization Plan is consistent with the goals, findings and policies 
adopted in the City’s Comprehensive Plan; however, the City’s Plan, published in December of 
1977, is outdated.  To implement the Downtown Revitalization Plan, revisions to the Umatilla 
Comprehensive Plan and Zoning Ordinance are included under Sections 9.2.631 and 9.2.632.  
 
9.2.631 Umatilla Comprehensive Plan  
9.2.631(1) Land Use:  
The Downtown Revitalization Plan is consistent with the Land Use section (Chapter 2) of the 
Comprehensive Plan for the reasons listed below.  
 
The Downtown Revitalization Plan was based on the 1990 Census figures, preliminary figures 
released from the 2000 Census, and locally developed data from stakeholder interviews.  
Combined, the census figures provided sufficient information on projected population growth 
and economic development to use in the Downtown Revitalization Plan.  As additional 2000 
Census data becomes available, it may provide additional insight needed for implementation.  
 
The location and capacity of city services is not anticipated to be an issue with the 
implementation of the improvements proposed in the Downtown Revitalization Plan due to the 
nature of the improvements.  The improvements are confined to streetscape projects that should 
not significantly affect the physical location of utilities or their capacity.  Utility location and 
capacity issues should be investigated at the time of new building construction or building 
renovation.  
 
Information on the existing land use patterns in downtown Umatilla and surrounding areas was 
incorporated during the planning and analysis process.  Plan recommendation carefully 
considered the existing land use pattern and developed recommendations based on city goals and 
findings.  
 
Projected land use needs for Umatilla are documented in Chapter 14, Sections 14.2 and 14.3.  
This information is deemed reliable.  The Downtown Revitalization Plan is consistent with the 
Buildable Lands Analysis.  The Plan assumes growth that is well within the range outlined in the 
Buildable Lands Analysis.  Based on this Comprehensive Plan policy, the City should consider 
whether the policy is met, particularly with respect to findings on natural resources and public 
services capacity.  The City should also consider a complete revision of the Comprehensive Plan, 
given it was completed twenty-four years ago and the planning time horizon used was 2000.  
 
The Downtown Revitalization Plan was developed in a manner consistent with the 
Comprehensive Plan goal for citizen involvement.  Several means of soliciting citizen 
involvement were used including a questionnaire, community visioning, and numerous public 
workshops.  More information about the citizen involvement process is included in Section 
9.2.300.  
 
Because the Downtown Revitalization Plan encourages compact growth in the downtown area, it 
supports the City’s land use Finding 2.5.101 of minimizing development costs.  The Plan is also 
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consistent with the City’s policy of encouraging new development within the area served by 
public utilities.  
 
Revisions to downtown zoning designations recommended by the Downtown Revitalization Plan 
are intended to improve neighborhood quality and identity, as stated in Comprehensive Plan land 
use Finding 2.5.103.  Creation of a new Downtown Residential zone in downtown Umatilla is 
intended to promote new types of housing compatible with Downtown Commercial activities.  
The zoning supports the housing policy stated in the Comprehensive Plan to provide a diversity 
of housing types.  
 
The Downtown Revitalization Plan functions as an Area Plan for the downtown.  The study area 
for the Downtown Revitalization Plan shall be used to establish the Area Plan boundary for the 
purposes of the Comprehensive Plan amendment and changes to the Comprehensive Plan map.  
The Plan boundary is described below.  
 

The study area, or Area Plan boundary, consists of a portion of the City of 
Umatilla, bounded on the north by the Union Pacific Railroad and on the west and 
south by the Umatilla River.  The area extends eastward ending at the 
Highway 730 overpass over the railroad tracks.  The southeast portion of the area 
includes public school properties and playing fields and also includes two city 
blocks west of Sloan Avenue.  The southeast portion of the area does not include 
land located beyond the railroad spur, which loops to the southeast to a point 
south of Sloan Avenue.  

 
9.2.631(2) Transportation  
The Downtown Revitalization Plan supports the transportation policies stated in the 
Comprehensive Plan by: 
 
• Encouraging pedestrians circulation;  
• Providing transportation alternatives to personal vehicles by creating a pedestrian and transit-

friendly downtown;  
• Limiting points of access along U.S. 730;  
• Reviewing pedestrian circulation problems downtown; and  
• Promoting adequate linkages between uses.  
 
9.2.631(3) Urbanization  
The purpose of the Downtown Revitalization Plan is directed at achieving urbanization 
objectives and policies stated in the Comprehensive Plan; specifically Policy 14.9.102, to 
promote “functional efficiency and visual attractiveness of public and private properties.”  
 
9.2.632 Umatilla Zoning Ordinance  
A careful review of the Umatilla Zoning Ordinance indicates that a few important changes to the 
Ordinance are required to implement the development concepts envisioned by the Downtown 
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Revitalization Plan.  No revisions to regulatory processes are required or desirable.  The 
development approval process should remain relatively simple to encourage development.  
 
Generally, the ordinance revisions are intended to achieve three objectives:  

• Focus Downtown Commercial development where it is likely to be most successful,  

• Create opportunities for a vital mixture of commercial and residential activities, and  

• Define a transition of land uses from the interchange to the downtown core that will provide 
a wide variety of opportunities for commercial development.  

 
The following changes implement the Plan.  First, the Downtown Commercial zone has been 
reduced in size to concentrate development in an area that is more pedestrian in scale.  Second, a 
new Downtown Residential zone has been designated to allow a mixture of professional office 
and residential uses that are compatible with the downtown core.  Another new zone, Downtown 
Transitional (DT), has been developed that can accommodate either an extension of Downtown 
Commercial uses, or as a conditional use small-scale auto-oriented commercial activities.  
Finally, minor revisions to the Downtown Commercial zone were made to increase density and 
create an environment more suitable for pedestrians.  
 
 
SECTION 9.3 (RESERVED FOR EXPANSION)  

 
 
SECTION 9.4 (RESERVED FOR EXPANSION)  

 
 
SECTION 9.5 (RESERVED FOR EXPANSION)  

 
 
SECTION 9.6 (RESERVED FOR EXPANSION)  

 
 
SECTION 9.7 (RESERVED FOR EXPANSION)  

 
 
SECTION 9.8 ECONOMIC DEVELOPMENT FINDINGS  

9.8.101 A balance should be achieved between commercial and industrial opportunities in the 
City.  

 
9.8.102 Businesses and industries with a sustained growth potential should be encouraged.  
 
9.8.103 The range of commercial enterprise in the community should be expanded.  
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SECTION 9.9 ECONOMIC DEVELOPMENT POLICIES  

9.9.101 The City, through cooperation and a close working relationship with the public 
and private sectors, will encourage new and continuous employment opportunities.  

 
9.9.102 The City will continually research and study the need for industrial/commercial sites 

and maintain an inventory of such lands.  
 
9.9.103 The City will coordinate with the Port of Umatilla and the Oregon Department of 

Economic Development on local and regional economic development projects.  
 
9.9.104 The City wishes to maintain its role as a regional employer by maintaining at least a 

20-year supply of industrial and commercial land. (Ord. 688)  
 
9.9.105 Within the downtown area, the City of Umatilla shall encourage development of a 

pedestrian-oriented town center that combines both commercial and public activities 
and is intended to become a community gathering place.  

 
9.9.106 The Downtown Commercial (DC) District is intended to provide a concentrated 

central business district centered on 6th Street, Highway 730.  The district allows a 
mix of civic, retail, service, and office uses, designed to be pedestrian-friendly and 
oriented towards fronting streets and sidewalks.  

 
9.9.107 In portions of the downtown area, the City of Umatilla shall allow for a variety of 

commercial opportunities accessible by pedestrians and vehicles alike that are 
compatible with the pedestrian scale of downtown.  The Downtown Transitional (DT) 
District provides for a transition of uses between General Commercial uses found 
near the interchange and Downtown Commercial uses, which are more pedestrian in 
scale.  The District is primarily intended to accommodate Downtown Commercial 
uses, which are pedestrian-friendly and oriented toward the street; however, the 
District is designed for greater flexibility by allowing certain General Commercial 
uses that require sites located closer to the downtown.  

 
9.9.108 Within the downtown area, the City of Umatilla shall establish a Downtown 

Residential (DR) District to encourage improved land use compatibility between 
Downtown Commercial and residential uses.  The intent of the DR District is to 
accommodate residential or professional office projects near the downtown core.  
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