ARTICLE 6. CONDITIONAL USES

SECTION 6.010. AUTHORIZATION TO GRANT OR DENY CONDITIONAL USES.

A conditional use listed in this ordinance shall be
permitted, altered or denied in accordance with the
standards and procedures of this ordinance and this article
by action of the Planning Commission unless exempted by
Section 6.015. In the case of a use existing prior to the
effective date of this ordinance and classified in this
ordinance as a conditional use, a change in use or in lot
area or an alteration of structure shall conform with the
requirements for a conditional use.

SECTION 6.015. REQUIREMENTS UNDER A STATE ENERGY FACILITY
SITE CERTIFICATE.

If a holder of a Site Certificate issued by the Oregon
Energy Facility Siting Council requests a conditional use
permit for an energy facility as outlined under ORS
469.401(3) and pays the requisite fee, the Planning Director
shall issue such conditional use permit. The conditional
use permit shall incorporate only the standards and
conditions in Morrow County’s land use and other ordinances
as contained in the site certificate. Issuance of the
Conditional Use Permit shall be done promptly, not taking
more than four weeks once it has been determined that a
valid Site Certificate has been issued, the applicant has
submitted a complete application and the fee has been
received

SECTION 6.020. GENERAL CRITERIA. In judging whether or not
a conditional use proposal shall be approved or denied, the
Commission shall weigh the proposal's appropriateness and
desirability, or the public convenience or necessity to be
served against any adverse conditions that would result from
authorizing the particular development at the location
proposed and, to approve such use, shall find that the
following criteria are either met or can be met by
observance of conditions.

A. The proposal will be consistent with the Comprehensive
Plan and the objectives of the Zoning Ordinance and other
applicable policies and regulations of the County.

B. If located within the Urban Growth Boundary of a city,
that said city has had an opportunity to review and
comment on the subject proposal.

C. The proposal will not exceed carrying capacities of
natural resources or public facilities.

SECTION 6.030. GENERAL CONDITIONS. In addition to the

standards and conditions set forth in a specific zone, this
article, and other applicable regulations; in permitting a
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new conditional use or the alteration of an existing
conditional use, the Commission may impose conditions which
it finds necessary to avoid a detrimental impact and to
otherwise protect the best interests of the surrounding area
or the County as a whole. These conditions may include the
following:

A. Limiting the manner in which the use is conducted
including restricting the time an activity may take place
and restraints to minimize such environmental effects as
noise, vibration, air pollution, glare and odor.

B. Establishing a special yard or other open space or lot
area or dimension.

C. Limiting the height, size or location of a building or
other structure.

D. Designating the size, number, location and nature of
vehicle access points.

1. Where access to a county road is needed, a permit
from Morrow County Public Works department is required.
Where access to a state highway is needed, a permit
from ODOT is required.

2. In addition to the other standards and conditions
set forth in this section, a Traffic Impact Analysis
(TIA) will be required for all projects generating more
than 400 passenger car equivalent trips per day. 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)

E. Increasing the amount of street dedication, roadway
width or improvements within the street right-of-way.

1. It is the responsibility of the land owner to
provide appropriate access for emergency vehicles at
the time of development. (MC-C-8-98)

F. Designating the size, location, screening, drainage,
surfacing or other improvement of a parking area or
loading area.

G. Limiting or otherwise designating the number, size,
location, height, and lighting of signs.

H. Limiting the location and intensity of outdoor
lighting and requiring its shielding.
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I. Requiring diking, screening, landscaping or another
facility to protect adjacent or nearby property and
designating standards for its installation and
maintenance.

J. Designating the size, height, location and materials
for a fence.

K. Protecting and preserving existing trees, vegetation,
water resources, wildlife habitat or other significant
natural resources.

L. Other conditions necessary to permit the development
of the County in conformity with the intent and purpose
of this Ordinance and the policies of the Comprehensive
Plan.

SECTION 6.040. PERMIT AND IMPROVEMENTS ASSURANCE. The
Commission may require an applicant to furnish the County
with a performance bond or such other form of assurance that
the Commission deems necessary to guarantee development in
accordance with the standards established and the conditions
attached in granting a conditional use permit.

SECTION 6.050. STANDARDS GOVERNING CONDITIONAL USES. A
conditional use shall comply with the standards of the zone
in which it is located and with the standards set forth in
this subsection.

A. Airports, aircraft landing fields, aircraft charter,
rental, service and maintenance facilities not located in
an Aircraft Approach Zone: The Planning Commission shall
find that the location and site design of the proposed
facility will not be hazardous to the safety and general
welfare of surrounding properties, nor that the location
will unnecessarily restrict existing and future
development of surrounding lands as designated by the
Comprehensive Plan.

B. Automobile wrecking yard or junk yard: In considering
a conditional use application for an automobile wrecking
yard or junk yard, the Commission shall require that it
be enclosed and screened from public view by a sight-
obscuring fence not less than six feet in height. If
applicable, the Commission shall be assured that the
proposal is in conformance with applicable State
regulations.

C. Cemeteries: The Commission shall require evidence and
shall find that the terrain and soil types of a proposed
location are suitable for interment, and that the nature
of the subsoil and drainage will not have a detrimental
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effect on ground water sources or domestic water supplies
in the area of the proposed use.

D. Church, hospital, nursing home, convalescent home,
retirement home:

1. Such uses may be authorized as a conditional use
only after consideration of the following factors:

a. Sufficient area provided for the building,
required yards, and off-street parking (related
structures and uses such as a manse, parochial
school, or parish house are considered separate
principal uses and additional lot areas shall be
required therefore) .

b. Location of the site relative to the service
area.

c. Probable growth and needs therefore.

d. Site location relative to land uses in the
vicinity.

e. Adequacy of access to and from principal streets
together with the probable effects on the traffic
volumes of abutting and nearby streets.

2. Such uses or related buildings shall be at least 30
feet from a side or rear lot line.

3. Such uses may be built to exceed the height
limitations of the zone in which it is located to a
maximum height of 50 feet if the total floor area of
the building does not exceed the area of the site and
if the yard dimensions in each case are equal to at
least two-thirds of the height of the principal
structure.

E. Clinics, clubs, lodges, fraternal organizations,
community centers and grange halls, golf courses, grounds
and buildings for games or sports, country clubs,
swimming, boating, tennis clubs, and similar activities,
governmental structures and land uses, parks,
playgrounds. In considering the above, the Planning
Commission may authorize the conditional use after
assurance that the following are to be provided:

1. Adequate access from principal streets.
2. Adequate off-street parking.

3. Adequate building and site design provisions to
minimize noise and glare from the building and site.
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F. Dog Pounds and Kennels: The Planning Commission may
authorize a dog pound or kennel as a conditional use
provided that building and site design provisions are
adequate to minimize noise and odor. When necessary to
protect surrounding properties, the Planning Commission
may require a sight-obscuring fence or hedge, and may
restrict vehicular access and loading facilities,
especially those required by trucks transporting large
animals.

G. Home Occupations, when permitted as a conditional use
and conducted as an accessory use, shall be subject to
the following limitations:

1. The home occupation is to be secondary to the main
use of the property as a residence and shall be
conducted only by the resident of such dwelling within
the same dwelling or in an accessory building on the
same or adjacent property.

2. No structural alterations shall be allowed to
accommodate the home occupation except when otherwise
required by law, and then only after the plans for such
alteration have been reviewed and approved by the
Planning Commission. Such structural alterations shall
not detract from the outward appearance of the building
as an accessory structure to a residence.

3. One non-illuminated sign not to exceed 200 sguare
inches and bearing only the name and occupation of the
resident shall be permitted.

4. No materials or mechanical equipment shall be used
which will be detrimental to the residential use of the
property or adjoining residences because of vibration,
noise, dust, smoke, odor, interferences with radio or
television reception, or other factors.

5. No materials or commodities shall be delivered to or
from the property which are of such bulk or quantity as
to require delivery by a commercial vehicle or a
trailer or the parking of customer's vehicles in a
manner or frequency as to cause disturbance or
inconvenience to nearby residents or so as to
necessitate off-street parking.

6. Retail sales shall be limited or accessory to a
service.

7. No persons shall be employed except members of the
immediate family.
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8. The permit allowing a home occupation shall be
reviewed every 12 months following the date the permit
was issued and may continue the permit if the home
occupation continues to comply with the requirements of
this section.

H. Landfill, solid waste disposal site: The Planning
Commission may authorize a landfill or other solid waste
disposal site as a conditional use, subject to the
following standards:

1. The proposed site shall not create a fire hazard,
litter, insect or rodent nuisance, or alr or water
pollution in the area.

2. The proposed site shall be located in or as near as
possible to the area being served.

3. The proposed site shall be located at least one-
fourth mile from any existing dwelling, home, or public
road (except the access road).

4. The proposed site shall be provided with a
maintained access road (all-weather).

I. Mining, quarrying, or other extraction activity:

1. Plans and specifications submitted to the Planning
Commission for approval must contain sufficient
information to allow the Planning Commission to
consider and set standards pertaining to the following:

a. The most appropriate use of the land.
b. Setback from the property line.

c. The protection of pedestrians and vehicles
through the use of fencing and screening.

d. The protection of fish and wildlife habitat and
ecological systems through control of potential air
and water pollutants.

e. The prevention of the collection and the
stagnation of water of all stages of the operation.

f. The rehabilitation of the land upon termination
of the operation.

2. Surface mining equipment and necessary access roads
shall be constructed, maintained, and operated in such
a manner as to eliminate, as far as practicable, noise,
vibration, or dust which may be injurious or annoying
to persons or other uses in the wvicinity.
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3. The comments and recommendations of all appropriate
natural resource agencies of the state and federal
government shall be sought.

4. A rock crusher, washer or sorter shall not be
located closer than 500 feet from a residential or
commercial use.

J. Commercial use or accessory use not wholly enclosed
within a building or a retail establishment, office,
service commercial establishment, financial institution,
or personal or business service establishment on a lot in
a residential zone. In any zone, permitting a commercial
use or accessory use not wholly enclosed within a
building or a retail establishment, office, service
commercial establishment, financial institution, or
personal or business service establishment on a lot
abutting or across the street from a lot in a residential
zone may be permitted as a conditional use subject to the
following standards:

1. A sight-obscuring fence or evergreen hedge may be
required by the Planning Commission when, in its
judgment, such a fence or hedge or combination thereof
is necessary to preserve the values of nearby
properties or to protect the aesthetic character of the
neighborhood or vicinity.

2. In addition to the requirements of the applicable
zone, the Planning Commission may further regulate the
placement and design of signs and lights in order to
preserve the values of nearby properties; to protect
them from glare, noise, or other distractions; or to
protect the aesthetic character of the neighborhood or
vicinity.

3. In order to avoid unnecessary traffic congestion and
hazards, the Planning Commission may limit access to
the property.

K. Commercial amusement establishment. A commercial
amusement establishment may be authorized after
consideration of the following factors:

1. Adequacy of access from principal streets together
with the probable effect of traffic volumes of abutting
and nearby streets.

2. Adequacy of off-street parking.

3. Adequacy of building and site design provisions to
maintain a reasonable minimum of noise and glare from

the building and site.
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L. Mobile Home Park. A mobile home park shall be built to
state standards in effect at the time of construction,
the following provisions, and any additional conditions
set forth in the Commission's approval prior to
occupancy.

1. Evidence shall be provided that the park will be
eligible for a certificate of sanitation as required by
state law.

2. The space provided for each mobile home shall be
provided with piped potable water and electrical and
sewerage connections and shall not be less than 30 feet
in width nor less than 40 feet in length.

3. The number of spaces for mobile homes shall not
exceed 12 for each acre of the total area in the mobile
home park. Except that the Commission may vary this
density as follows:

a. If dedicated open space equals 50% or more of the
total area of the park, a maximum 10% increase in
units per acre may be granted.

b. If in addition to (a) a maintained playground
area with approved equipment, such as goal posts,
swings, slides, etc., i1s provided, the maximum
increase in units per acre may be increased an
additional 5%.

c. If in addition to (a) and (b) an approved
recreation/community building is provided, an
additional 10% increase of units/acre may be allowed
(maximum total increase possible - 25%).

4. A mobile home shall occupy not more than 40 percent
of the contiguous space provided for the exclusive use
of the occupants of the mobile homes and exclusive of
space provided for the common use of tenants, such as
roadways, general use structures, parking spaces,
walkways, and areas for recreation and landscaping.

5. No mobile home in the park shall be located closer
than 15 feet from another mobile home or from a general
use building in the park. No mobile home accessory
building or other building or structure on a mobile
home space shall be closer than 10 feet from a mobile
home accessory building or other building or structure
on another mobile home space. No mobile home or other
building or structure shall be within 25 feet of a
public street property boundary or 10 feet of another
property boundary.
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6. A mobile home permitted in the park shall meet the
following standards as determined by an inspection by
the building official.

a. It shall have a state insignia indicating
compliance with Oregon State Home Construction
Standards in effect at the time of manufacture and
including compliance for reconstruction or equipment
installation made after manufacture.

b. Notwithstanding deterioration which may have
occurred due to misuse, neglect, accident or other
cause, the mobile home shall meet the state
standards for mobile home construction evidenced by
the insignia.

c. It shall contain not less than 225 square feet of
space as determined by measurement of the exterior
of the unit exclusive of any trailer hitch device.

d. It shall contain a water closet, lavatory, shower
or tub, and a sink in a kitchen or other food
preparation space.

7. A mobile home permitted in the park shall be
provided with a continuous skirting, and if a single-
wide unit, shall be tied down with devices that meet
state standards for tie down devices.

8. There shall be no outdoor storage of furniture,
tools, equipment, building materials or supplies
belonging to the occupants or management of the park.

9. The land which is used for park purposes shall be
surrounded, except at entry and exit places, by a
sight-obscuring fence or hedge not less than six feet
in height. The fence or hedge shall be maintained in a
neat appearance.

10. If the park provides spaces for 50 or more mobile
home units, each vehicular way in the park shall be
named and marked with signs which are similar in
appearance to those used to identify public streets. A
map of the named vehicular ways shall be provided to
the appropriate fire department.

11. If a mobile home space or permanent structure in a
park within the Urban Growth Boundary of a city is more
than 500 feet from a public fire hydrant, the park
shall have water supply mains designed to serve fire
hydrants and hydrants shall be provided within 500 feet
of such space or structure. Each hydrant within the
park shall be located on a vehicular way and shall
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conform in design and capacity to the public hydrants
in the affected city.

12. Open Space. A minimum of at least 2,500 square feet
plus 100 square feet per mobile home space shall be
provided for a recreational play area group or
community activities. (No play area is required if the
individual mobile home spaces contain in excess of
4,000 square feet). The Planning Commission may require
this area to be protected from streets, parking areas,
or the like, by a fence or the equivalent, that
conforms to fence regulations, but at least 30 inches
in height where allowed by fence ordinances. Unless
otherwise approved, no required open space area shall
contain less than 2,500 square feet. Recreation areas
shall be improved with grass, plantings, surfacing or
buildings suitable for recreational use.

No recreation facility created within a mobile home
park wholly to satisfy the requirements of this section
shall be open to, or offered in itself to, the general
public.

13. Parking space requirement. A parking space shall be
provided for each mobile home space on the site. In
addition, guest parking spaces shall also be provided
in every mobile home park within 200 feet of the mobile
home spaces and at a ratio of one parking space for
each two mobile home spaces. Parking spaces shall have
durable and dustless surfaces adequately maintained for
all-weather use and shall be properly drained.

14. All mobile home parks over 10 acres in size shall
be located so as to have access on a street designated
as a collector street.

15. All trailer parks containing a total site area of
20 acres or more shall provide a secondary access to
the trailer park. Such secondary access shall enter the
public street system at least 150 feet from the primary
access.

16. Lighting shall be installed along the access ways
of the trailer park and the recreation area with lights
of 100 watts or better not over 100 feet apart. Wire
for service to light poles and trailer spaces shall be
underground.

17. Roadways within the park shall be improved with an
all-weather dustless surface and shall not be less than
30 feet in width if parking is permitted on the margin
of the roadway, or less than 20 feet in width if
parking is not permitted on the edge of the roadway and
an adequate designated area is provided and improved
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for guest parking and tenant recreational vehicles
(such area shall be designed and improved to provide
not less than one parking space per each two spaces in
the park) .

18. No mobile home park shall be created on a site less
than one acre.

M. Multi-Family Dwelling Complex. A multi-family dwelling
complex shall comply with the following provisions, and
any additional conditions set forth in the Commission's
approval, and shall be constructed pursuant thereto prior
to occupancy.

1. The number of units permitted by the applicable zone
per gross square footage of a site may be increased as
follows:

a. If dedicated open space which is developed and
landscaped equals 50% or more of the total area of
the site, a maximum 10% increase in the number of
units may be granted.

b. If in addition to (a) a maintained playground
area with approved equipment, such as goal posts,
swings, slides, etc., is provided, the number of
units permitted may be increased 5%.

c. If in addition to (a) and (b) an approved
recreational community building is provided, an
additional 10% increase of units may be granted.
(Maximum total increase possible is 25%).

2. There shall be no outdoor storage of furniture,
tools, equipment, building materials or supplies
belonging to the occupants or management of the
complex.

3. If such a complex or any unit thereof is more than
500 feet from a public fire hydrant, such shall be
provided at appropriate locations on a vehicular way
and shall conform in design and capacity to the public
hydrants in the affected way.

4. A minimum of at least 2,500 square feet plus 100
square feet per dwelling unit shall be provided for a
recreational play area, group or community activities.
Such area shall be improved with grass, plantings,
surfacing, equipment or buildings suitable for
recreational use. The Commission may require this area
to be protected from streets, parking areas, or the
like, by a fence or the equivalent. (No play area is
required if more than 70% of the area is preserved as
open space and is sufficiently developed and
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landscaped, or the development is to be occupied solely
by the elderly.

5. All such complexes with more than 20 dwelling units
shall be located so as to have access on a street
designated as a collector unless otherwise approved by
the Commission.

6. All such complexes shall provide both an ingress and
egress.

7. All roadways and parking areas shall be paved, and
roadways shall not be less than 20 feet in width,
except as approved by the Commission.

8. A sight-obscuring fence or evergreen hedge may be
required by the Commission when, in its judgement, such
screening is necessary to preserve the values of nearby
properties, protect the aesthetic character of the
neighborhood or vicinity, and to provide security for
occupants of the subject complex.

9. All accessory structures associated with such a
complex shall be set back 50 feet from the property
line of an abutting single-family residential lot or
use.

N. Recreation Vehicle Park. A recreation vehicle park
shall be built to state standards in effect at the time
of construction, with the following provisions and any
additional conditions set forth in the Commission's
approval prior to occupancy.

1. The space provided for each recreation vehicle shall
be not less than 700 square feet exclusive of any space
used for common areas, such as roadways, general use
structures, walkways, parking spaces for vehicles other
than recreation vehicles, and landscaped areas.

2. Roadways shall be not less than 30 feet in width if
parking is permitted on the margin of the roadway, or
less than 20 feet in width if parking is not permitted
on the edge of the roadway, shall be paved with
asphalt, concrete or similar impervious surface and
designed to permit easy access to each recreation
vehicle space.

3. Trash receptacles for the disposal of solid waste
materials shall be provided in convenient locations for
the use of guests of the park and located in such
number and be of such capacity that there is no
uncovered accumulation of trash at any time.
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4. No recreation vehicle shall remain in the park for
more than 30 days in any 60-day period.

5. Recreation Vehicles may be permitted to stay in RV
Parks 51 weeks out of 52 weeks provided that after the
31" day the following conditions are met:

a. Winterizing and skirting shall be of standard
materials and shall not include hay bales, etc.

b. There shall be no outdoor storage.

c. Occupancy of each recreation vehicle shall not
exceed the number of persons for which the RV was
designed and manufactured.

d. Each RV space shall be a minimum of 1,000 square
feet.

e. A copy of the park rules shall be submitted by the
park owner and kept on file in the Planning
Department. (MC-C-1-01)

6. The total number of parking spaces in the park,
exclusive of parking provided for the exclusive use of
the manager or employees of the park, shall be equal to
one space per recreation vehicle space. Parking spaces
shall be covered with crushed gravel or paved with
asphalt, concrete or similar material.

O. Radio, television tower, utility station or
substation:

1. In a residential zone, all equipment storage on the
site may be required to be within an enclosed building.

2. The use may be required to be fenced and provided
with landscaping.

3. The minimum lot size for a public utility facility
may be waived on finding that the waiver will not
result in noise or other detrimental effects to
adjacent property.

4. Transmission towers, hoses, overhead wires, plumbing
stations, and similar gear shall be so located,
designed and installed as to minimize their conflict
with scenic values.

SECTION 6.060. PROCEDURE FOR TAKING ACTION ON A CONDITIONAL
USE APPLICATION. The procedure for taking action on a
conditional use application shall be as follows:

A. A property owner may initiate a request for a
conditional use by filing an application with the
Planning Department, using forms prescribed pursuant to
Section 9.040. Applications shall be filed with the
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Planning Department at least 21 days prior to the
Planning Commission meeting of submittal thereto.

B. If an application for a conditional use involves
property and a use located within the Urban Growth
Boundary of an incorporated city, said affected city
shall be provided an opportunity to review and comment on
such an application prior to submittal to the Planning
Commission. The applicant shall be notified of the time
and place that such city review is to be conducted, or
shall be provided with a copy of said city review and
comments at least 24 hours prior to the time of the
Commission Hearing on said application.

C. Before the Planning Commission may act on a
conditional use application, it shall hold a public
hearing thereon, following procedure as established on
Article 9.

D. Within five days after a decision has been rendered
with reference to a conditional use application, the
Planning Director shall provide the applicant with
written notices of the decision of the Commission.

SECTION 6.070. TIME LIMIT ON A PERMIT FOR A CONDITIONAL USE.
Authorization of a conditional use shall be void after one
year or such lesser time as the authorization may specify
unless substantial construction has taken place or the
proposed use has occurred. However, the Planning Commission
may extend authorization for an additional period not to
exceed one year on request.

SECTION 6.080. OCCUPANCY PERMIT. The Commission may require
an Occupancy permit for any conditional use permitted and
approved pursuant to the provisions of this Ordinance. The
Commission shall consider such a requirement for any use
authorized by a conditional use permit for which the
conditions have been established by the Commission upon
approval of such use. The requirement of an Occupancy Permit
shall be for the intent of insuring permit compliance and
said permit shall not be issued except as set forth by the
Commission. The authority to issue an Occupancy Permit upon
compliance with the requirements and conditions of a
conditional use permit may be delegated by the Commission at
the time of approval of a specific conditional use permit to
the Secretary of the Commission, the Planning Director,
and/or the Building Official.
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