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Sensitive Utility Corridor Overlay District 
September 25, 2009 

 

Mayor Irish,  

The City’s recently expanded urban growth area (UGA) includes a high-pressure natural gas 
transmission pipeline which bisects the UGA in the vicinity of NW Eagle Crest Drive / NW 13th 
Avenue.  Such pipelines are subject to considerable federal and state regulation because of 
interstate commerce and their high damage potential (albeit with low-risk).   

The Planning Commission listed the Sensitive Utility Corridor Overlay District (then referred to as 
Hazardous Pipeline Buffer) in its 2009 work program, presented to City Council on December 10, 
2008. 

Process 

Staff presented the commission with information gathered from the Municipal Research Services 
Center and the Washington State Utilities & Transportation Commission.  There are actually two 
parallel pipelines, owned by Williams Northwest Pipeline, within our urban growth area.  One 
has been rendered inert.  The other is a large diameter pipe operating at pressures approaching 
1,000 PSI.  Federal methodology identifies the resulting “Potential Impact Radius” at 641’ (on 
either side of the pipeline).  Surprisingly, federal regulations call for a ground cover of only 24 to 
48 inches over a buried gas transmission line (49 CFR 192.327).   

Historical information on pipeline safety was provided as well as: 

 Pipelines & Informed Planning Alliance. (2008).   Recommended Practices (draft). 

 Washington State (2006). Land Use Planning In Proximity to Natural Gas and Hazardous 
Liquid Transmission Pipelines in Washington State. 

 Transportation Research Board. (2004). Special Report No. 281: Transmission Pipelines 
and Land Use – A Risk Informed Approach.  

 City of Austin, TX. (2003). Austin Municipal Code: Section §25-2-216 Development Near A 
Hazardous Pipeline. 

 City of Redmond, WA. (2002). Redmond Municipal Code: Chapter 20D.55 Hazardous 
Liquid Pipelines. 



Mr. Carl Weimer1, Executive Director of the Pipeline Safety Trust, joined us by telephone during 
our March hearing to offer his expertise.   After speaking with Mr. Weimer, we came to the 
general consensus that they would like to establish a consultation zone, limit development to 
permitted uses in the LDR zone with provisions for clustered developments and reasonable 
setbacks.  A transfer of density provision—which would shift homes away from the pipeline—
was also suggested. 

Staff then contacted Williams Northwest Pipeline and received comments on the proposed 
district.  Williams also provided a Williams Gas Pipeline Developer’s Handbook which should be 
made available to prospective land-use applicants. 

In May, the commission dropped the density transfer idea and revamped the language to 
exclude high-occupancy land uses within 250’ of a pipeline, and only allow them as conditional 
uses within the outer 391’ of the consultation zone. 

In August, the commission conducted an open house which resulted in the 641’ Potential Impact 
Radius being renamed to “Consultation Zone” and the ordinance being renamed to “Sensitive 
Utility Corridor”. 

Key Points 

 Creates a 641’ radius ‘consultation zone’ on either side of an interstate pipeline 
consistent with the federal ‘potential impact radius’. 

 Prohibits high-occupancy uses within 250’ of hazardous pipeline. 

 Requires developers consult with the pipeline operator. 

 Requires disclosure of the pipeline on all plats, site plans, and city mapping. 

 

Best regards, 

 

 

Greg Thornton 
Chair 
 
 

                                                             
1
 Mr. Weimer also serves as Chair of the Governor’s Pipeline Safety Committee and as a member of two committees with USDOT’s 

Pipeline and Hazardous Materials Safety Administration.  He has testified before the U.S. House and Senate on pipeline safety issues.  
In Bellingham, he currently serves on the Whatcom County Council, their county Health Board, and their flood control district.  Mr. 
Weimer was recommended to us by the Washington State Utilities & Transportation Commission. 
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Chapter 18.157 

SENSITIVE UTILITY CORRIDOR OVERLAY DISTRICT 

 

Sections: 

 18.157.010 Purpose 

 18.157.020 Applicability 

 18.157.030 Definitions 

 18.157.060 Development Standards 

 

18.157.010 PURPOSE. 

This chapter is intended to: 

(1) Minimize accidental damage to major pipelines due to external forces, such as 

construction equipment. 

(2) Avoid exposing uses requiring evacuation assistance to risk of injury or damage in the 

event of a pipeline failure. 

(3) Help reduce adverse impacts in the event of a major pipeline failure. 

(4) Supplement existing federal and state regulations related to natural gas transmission 

pipeline corridor management. 

The provisions of this section are intended to protect the health, safety and welfare of the general 

public and are not intended to protect any particular individual, class of individuals, or 

organization.  

 

18.157.020 APPLICABILITY. 

Regulations in this chapter apply to all existing and proposed land uses within the Sensitive 

Utility Corridor Overlay District.  Applications within the Sensitive Utility Corridor Overlay 

District shall be processed as Type II applications, excepting minor modifications to existing 

structures that do not involve significant land disturbance on-site or changes to off-site 

improvements.  A variance request affected the dimensions of a restricted pipeline area shall be 

processed as a Type III application.  

 

18.157.030 DEFINITIONS. 

In this chapter:  

(1) CONSULTATION ZONE means the area within 641 feet from the centerline of a 

hazardous pipeline. This distance is the “Potential Impact Radius” used in the gas 

transmission pipeline integrity management regulations (49 CFR 192.903). The boundary 

of the consultation zone shall be the boundary of the Sensitive Utility Corridor Overlay 

District.  

(2) DEVELOPMENT means the placement, erection, or removal of any fill, solid material, 

or structure on land, in or under the water, discharge or disposal of any dredged material 

or of any liquid or solid waste; or the grading, removing, dredging, mining, or extraction 
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of any materials, including mineral resources; the construction, reconstruction, removal, 

or demolition of any structure; or the removal or harvesting of vegetation. Development 

includes activities related to or undertaken in conjunction with the cultivation, or use of 

land for agricultural purposes. 

(3) DEVELOPER means any person, firm, or corporation undertaking development; 

(4) SENSITIVE PIPELINE means a “transmission line” designed for the transmission of 

natural gas as defined by Title 49, Code of Federal Regulations, Section 192.3 with an 

inside diameter of eight inches or more. 

(5) NEW CONSTRUCTION means the construction of a new structure, the construction of 

an addition to an existing structure and the reconstruction of a portion of an existing 

structure.  Provided the existing building footprints are utilized, the term excludes an 

addition to, reconstruction or replacement of, a structure existing on [PROPOSED 

ADOPTION DATE] used for: 

(a) single-family residential use; 

(b) duplex residential use; 

(c) manufactured homes 

(d) accessory structures and appurtenances 

(e) temporary sales offices in conjunction with a subdivision 

(6) RESTRICTED PIPELINE AREA means an area within a Sensitive Pipeline easement. 

(7) USE REQUIRING EVACUATION ASSISTANCE means the following uses: 

(a) congregate living; 

(b) convalescent services; 

(c) detention facilities; 

(d) day care services (commercial); 

(e) hospital (general); 

(f) hospital (limited); 

(g) medical offices exceeding 5,000 square feet of gross floor area; 

(h) private primary educational facilities; 

(i) private secondary educational facilities; 

(j) public primary educational facilities; 

(k) public secondary educational facilities; and 

(l) retirement housing (large site). 

(m) Other uses as determined by the City Planner that, because of proximity to a 

Sensitive Pipeline, pose a safety concern due to characteristics of the occupants, 

development, or site. 
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18.157.040 DEVELOPMENT STANDARDS. 

(1) Within the consultation zone: 

(a) All uses specifically “permitted”, but not “limited” or “conditional”, in the Low 

Density Residential base-zoning district shall continue to be permitted in 

accordance with the review procedures of this chapter.  

(b) In calculating minimum lot area under this chapter, the restricted pipeline area is 

excluded.   

(c) A person who seeks to convey a lot containing a restricted pipeline area shall, 

before title is transferred, deliver to the proposed grantee a document describing 

the restricted pipeline area, the limitations on its development, and the name and 

address of the pipeline owner or operator.  

(d) Developers shall: 

(i) Show the restricted pipeline area and consultation zone on all site plans  

and plats and include the following disclosure on the face of the site plan 

or plat when proposed development is located within a consultation zone
1
; 

and 

“The subject property is located within the potential impact radius of a 

significant natural gas pipeline. This disclosure is pursuant to Chapter 

18.157 LCMC and is for notification purposes only. By approving this 

land division, the City of La Center assumes no responsibility for the 

safety, maintenance, or nuisance potential that may arise due to the 

proximity of the pipeline to this property.” 

(ii) Contact the sensitive pipeline operator and provide documentation 

detailing the proposed development activity and location; 

(iii) Provide written evidence with their development permit application that 

the sensitive pipeline operator reviewed the documents for compatibility 

with continued safe operation of the sensitive pipeline; 

(iv) Submit a SEPA environmental checklist with their development permit 

application involving any parcel that is within a consultation zone
2
; and 

(v) The restricted pipeline area and consultation zone shall be indicated on all 

engineering and construction drawings.  The restricted pipeline area must 

be marked by a temporary construction fence and clearly flagged subject 

to review by the City Planner and shall be maintained until completion of 

all work. 

                                            
1
 Minor modifications to existing structures that do not involve significant land disturbance on-site or changes to off-

site improvements are exempt from this requirement 

2 The environmental checklist must reference the sensitive pipeline and provide information concerning any impact 

the activity will have upon the integrity of the transmission pipeline(s) 
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(vi) Comply with all other applicable requirements of this title. 

(e) The City shall:  

(i) Not issue permits on any site within the consultation zone unless it has 

received written verification from the sensitive pipeline operator regarding 

consultation.  Written verification can be in any form acceptable to the 

city, including electronic communications, so long as it is clear that the 

pipeline operator has received and reviewed documentation showing the 

proposed activity and its location. 

(ii) Include data indicating the location of the restricted pipeline area and 

consultation zone on every map prepared by the planning or engineering 

staff that contains data concerning the location of roads or other 

infrastructure. 

(iii) Every informational brochure or permit issued by the City concerning an 

activity involving potential excavation must contain clear, concise 

information regarding the state “one call” requirements. This would 

include, for example, any brochures or permits involving fence regulations 

or the installation of irrigation systems, since those activities may involve 

digging deeper than 12 inches. 

(iv) Notify any individual applying for a development permit within the 

consultation zone that they are within the consultation zone, explain the 

relevant application procedures, and provide contact information for the 

sensitive pipeline operator. This same procedure shall be followed 

whenever an individual inquires about development regulations or zoning 

restrictions for property within the consultation zone. 

(2) Uses requiring evacuation assistance are prohibited within 250 feet of a sensitive 

pipeline.  Uses requiring evacuation assistance may be permitted within the consultation 

zone as Conditional Uses under a Type III process provided the hearings examiner 

determines, after receiving a recommendation from the Clark County Fire Marshal, that: 

(a) the structure can protect any occupants from the immediate effects of a 

catastrophic pipeline explosion at its closest point of approach to the structure. 

(b) the structure has a performance-based design that provides an adequate time 

period for occupant evacuation to a safe place in the event of a pipeline leak or 

fire associated with the pipeline, after considering: 

(i) the requirements of the International Fire Code, as locally adopted; 

(ii) the site and structure design; 

(iii) the structure’s building materials; 

(iv) the structure’s distance from the pipeline; 
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(v) the use of radiant energy barriers; 

(vi) access to the site and the structure by emergency responders; 

(vii) available on-site resources for emergency responders; 

(viii) the topography and other natural features; 

(ix) the use of the structure; and 

(x) the evacuation capability of the occupants; 

(c) the structure incorporates a system for the early detection and notification of a 

pipeline leak, if the Clark County Fire Marshal determines that an appropriate 

system is commercially available; and 

(d) the performance-based design for occupant evacuation and the early detection and 

notification system are certified and sealed by an engineer registered in 

Washington. 

(e) Emergency procedures are in place such as emergency plans and guides, 

employee training and drills, and education programs for occupants and 

employees concerning pipeline safety, such as what to be aware of and how to 

respond in the event of a problem. 

(i) Applicants shall consult with the Clark County Fire Marshal regarding the 

level of emergency planning and procedures appropriate for the proposed 

development. Based on the nature, occupancy, or location of a proposed 

development, the Clark County Fire Marshal may require emergency plans 

and procedures for any occupancy classification. 

(ii) Emergency plans and procedures shall be consistent with the International 

Fire Code as locally adopted and shall be approved by the Clark County 

Fire Marshal.  

(3) Within the restricted pipeline area: 

(a) Construction or expansion of structures or other activities involving land 

disturbance shall be prohibited within the restricted pipeline area unless: 

(i) The sensitive pipeline operator provides written approval for said 

encroachment within any restricted pipeline area. 

(ii) This prohibition does not apply to: 

(A) The pipeline or an appurtenance; 

(B) A facility that produces, consumes, processes, or stores the product 

transported by the pipeline, including a power generation facility; 

(C) A utility line that crosses the restricted pipeline area, including an 

appurtenance to the line; 
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(D) A utility service connection; 

(E) A road; or 

(F) A surface parking lot. 
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