
SECTION 3.073. PORT INDUSTRIAL ZONE, PI  

 

Section 3.073. Purpose. The PI zone is intended to regulate development at portions of the Port of 

Morrow Industrial Park and other appropriate locations. The zone is intended to provide for port-

related industrial uses and aerospace-related industrial uses which are not devoted to research and 

development. The zone is intended to provide an industrial sanctuary, limiting commercial uses to 

those appropriate and necessary to serve the needs of the workers employed within the zone.  

 

As used in this section, a port-related industrial use includes any industrial use authorized by ORS 

777.250. However, airport-related uses, to the extent they may be considered port-related uses, 

are not permitted within this zone. Airport-related uses are defined in Section 3.071 of the Morrow 

County Zoning Ordinance.  

 

For purposes of this zone, port-related industrial uses also include effluent disposal of industrial 

wastes and agricultural activities in conjunction therewith, and all buildings, structures and other 

uses accessory to and in conjunction with port-related and aerospace-related uses. "Industrial 

uses", as used in this zone, includes but is not limited to manufacturing, warehousing, processing, 

packaging, compounding, constructing, treatment, assembly, storage, testing, finishing, refinishing, 

repair, and wholesale sale and distribution of products.  

 

In the PI zone the following regulations shall apply:  

 

A. Uses Permitted Outright with a Zoning Permit and subject to the provisions of this Section.  

Outside activities are permitted within the scope of allowed uses outlined below.  Projects larger 

than 100 acres are subject to Site Development Review (Article 4 Supplementary Provisions 

Section 4.170 Site Development Review). 

 

1. Water-dependent industrial uses which are related.  

 

2. Aerospace-related industrial uses.  

 

3. Chemical and primary metal industrial uses which are port-related.  

 

4. Port-related industrial uses which are land intensive.  



 

5. Lumber and wood-products manufacturing and other related industrial uses which are 

port-related.  

 

6. Effluent disposal of industrial wastes, agricultural activities in conjunction therewith.  

 

7. Manufacturing, refining, processing or assembling of any agricultural, mining or industrial 

product.  

 

8. Manufacturing, repair, servicing and storage of machinery, implements, equipment, 

trailers, recreational vehicles or manufactured homes with retail sales and rentals only 

associated with the primary use. 

 

9. Power generating and utility facilities.  



10. Oil module production and shipping and related industrial uses which are port-related.  

 

11. Ship building and repair.  

 

12. Any other industrial use authorized by ORS 777.250.  

 

13. Buildings, structures, offices and other uses customarily accessory to and in conjunction 

with permitted uses in the PI zone.  

 

14.  Rail loop and spur dependent uses. 

 

15.  Concrete or ready-mix manufacturing plant. 

 

16.  Manufacturing, repair, servicing and storage of machinery, implements, equipment, 

trailers, recreational vehicles or manufactured homes with retail sales and rentals only 

associated with the primary use. 

 

17. Uses allowed outright in the General Industrial Zone, not including residential caretaker 

use. 

 

18. Facility for security personnel and activities involved in the policing, control, regulation 

and management of property which may include sleeping facilities, but which is not a 

dwelling. 

 

19. Intermodal transportation facilities not requiring an Oregon Department of Environmental 

Quality Solid Waste Disposal Site Permit.  

 

B. Conditional Uses.  

 

1. Commercial uses appropriate and necessary to serve the needs of workers employed 

within the zone. Total cumulative square footage of retail floor space shall not exceed 

10,000 square feet within areas zoned PI or 10% of the area of any building or complex of 

buildings, unless the applicant provides information justifying a larger area.  

 



2. Other buildings and uses similar to the list above which shall not have any different or 

more detrimental effect upon the adjoining areas or districts than the buildings and uses 

specifically listed, shall only be incidental and directly related to the operation of permitted 

Port Industrial uses. 

 

3.  Quarry, gravel pit, subsurface or surface mining, including crushing, screening or 

washing of extracted materials.   

 

4.  Asphalt plant. 

 

5.  Intermodal transportation facilities that have been designated a Atransfer station@ by the 

Department of Environmental Quality and must acquire a Solid Waste Disposal Site Permit. 

 These facilities must meet the requirements of the Morrow County Solid Waste Ordinance. 

 



C. Limitations on Uses.  

 

1. Material shall be stored and grounds shall be maintained in a manner which will not 

create a health hazard.  

 

2. All related provisions of the Oregon Revised Statutes shall be complied with, particularly 

those dealing with hazardous substances and radioactive materials.  

 

D. Dimension Requirements. The following dimensional requirements apply to all buildings and 

structures constructed, placed or otherwise established in the PI zone, subject to subsection F of 

this Section.  

 

1. Minimum front yard setback: Thirty (30) feet. No structure shall be erected closer than 

ninety (90) feet from the center line of any public, county or state road. Structures on 

corner or through lots shall observe the minimum front yard setback on both streets. 

 

2. Minimum side and rear yard setback: ten (10) feet.  

 

3. Minimum lot coverage: No limitation.  

 

4. Maximum building height: No limitation.  

 

5.  Exceptions to the setback regulations are as follows: 

a.  There shall be no setback requirement where a property abuts a railroad spur if 

the spur will be utilized by the permitted use.   

 

b.  Side and rear lot requirements may be waived on common lot lines when 

adjoining lot owners enter into a joint development agreement for coordinating 

vehicular access and parking development.  Party wall or adjoining building walls 

must meet fire separation requirements of the State of Oregon Structural Specialty 

Code and Fire and Life Safety Code.  The joint development agreement must be 

approved by the Port of Morrow as to form and content, recorded in the Morrow 

County Clerk=s office and a copy must be provided to the Planning Department. 

 



E. Interpretation.  

 

1. In the event that it is unclear that a proposed use is a permitted use within the PI zone, 

the Planning Director shall initially make such a determination. Notice of the Planning 

Director's decision shall be mailed to all owners of real property located within 250 feet of 

the subject property. Any person entitled to such notice or who is adversely affected or 

aggrieved by the decision may request a public hearing pursuant to Section 9.030 of this 

Ordinance within 15 days following the mailing of the Planning Director's decision.  

 

2.  When an intermodal transportation facility handles solid waste in a situation that is 

considered temporary or when solid waste is transferred in a non-containerized or non-

typical manner the Planning Director shall make a notice of decision concerning this action. 

 This notice shall be mailed to all owners of real property located within 250 feet of the 

subject property but will not require an appeal deadline. 

 



F. Additional Requirements.  

 

1. The Port will establish a master plan for the area that assures compatibility of uses with 

adjacent land uses. The master plan should include provisions for buffering, traffic 

circulation, lighting, and landscaping, as necessary, to ensure compatibility. The plan shall 

be subject to review by the Morrow County Planning Commission.  

 

G. Transportation Impacts 

 

1. Traffic Impact Analysis (TIA). In addition to the other standards and conditions set forth 

in this section, a TIA will be required for all projects generating more than 400 passenger 

car equivalent trips per day. Heavy vehicles B trucks, recreational vehicles and buses B will 

be defined as 2.2 passenger car equivalents. A TIA will include: trips generated by the 

project, trip distribution for the project, identification of intersections for which the project 

adds 30 or more peak hour passenger car equivalent trips, and level of service 

assessment, impacts of the project, and, mitigation of the impacts. If the corridor is a State 

Highway, use ODOT standards. (MC-C-8-98) 
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