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BCC email sent to CPRD Board of Directors

Good afternoon Yamhill County Commissioners,

Chehalem Park and Recreation District respectfully submits the attached statement for your
consideration and as a public comment during your public meeting on Thursday, February 12,
2026. This submission includes a request from our special district that your board direct
County staff to complete a publicly initiated zoning ordinance text amendment within 120 days
of this request, which adds roads, highways and other facilities improvements as permitted
uses and conditional uses as previously recommended by County staff within Docket No. G-
01-22.

Additional information is included within the attached correspondence, including our letter's
attachments. I will be present for your Thursday meeting and look forward to responding to any
questions you might have. Thank you for considering our request and all you do for Yamhill
County. Best, 

Clay
-- 
Clay Downing, AICP
Superintendent 
Chehalem Park & Recreation District
125 S. Elliott Road
Newberg, OR 97132
971.281.1444 cprdnewberg | Instagram | Facebook
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Tuesday, February 10, 2026 
 
TO:  Yamhill County Board of Commissioners 
 
FROM:  Clay Downing, Superintendent, Chehalem Park and Recreation District  
 
CC:  Board of Directors, Chehalem Park and Recreation Directors 


Casey Creighton, Assistant Superintendent, Chehalem Park and Recreation District 
Ken Huffer, County Administrator, Yamhill County 
Ken Friday, Planning Director, Yamhill County 
Travis Pease, Parks Director, Yamhill County 


  
SUBJECT:  Chehalem Park and Recreation District Request for Yamhill County to Complete a 


Publicly Initiated Text Amendment to Yamhill County Zoning Ordinance Modifying 
Permitted and Conditional Uses for Roads, Highways, and Other Facilities 
Improvements 


 
Chehalem Park and Recreation District (CPRD) is requesting assistance from Yamhill County in 
providing additional access to public recreation opportunities for residents and visitors in Yamhill 
County.  
 
In 2023, Yamhill County denied a request for a conditional use permit (CUP) and floodplain 
development permit that would have allowed CPRD to construct a pedestrian bridge at Ewing Young 
Park, which is an existing park located within City of Newberg and an unincorporated area of Yamhill 
County. CPRD explored alternative means of approval, completed additional public outreach, and 
believes that the most reasonable pathway to completing this project lies with the County and its 
ability to conduct zoning ordinance text amendment as previously presented to your Commission in 
Docket No. G-01-22. 


CPRD Request for Yamhill County Commissioners 
CPRD respectfully requests that your Commission make a motion to: 


1. Direct County staff to complete a publicly initiated zoning ordinance text amendment within 
120 days of this request, which adds roads, highways and other facilities improvements as 
permitted uses and conditional uses as previously recommended by County staff within Docket 
No. G-01-22. 


Rationale for CPRD Request to Direct County Staff to Complete a Publicly-Initiated Zoning 
Ordinance Text Amendment 
Ewing Young Park is an existing, developed park that is approximately 50.6 acres in size. The property 
contains an 11-acre portion on the west side of Chehalem Creek that is undeveloped and currently 
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inaccessible. The Ewing Young Master Plan 
(2019)1 proposes to construct a bridge over 
Chehalem Creek to create access to this 11-
acre portion of the park as depicted in Figure 1 
and Attachment 1. Figure 1 is annotated to 
highlight the 11-acre portion of the property 
that is not currently accessible to the public.  
 
Bridging Chehalem Creek would allow for the 
development of .55 miles of additional trails, 
expansion of the existing disc golf course, and 
connection to existing trails in the area. The 
property is almost entirely within the 100-year 
floodplain, which limits most other forms of 
development. Because the portion of the creek 
within the park is co-terminus with both 
Newberg’s city limits boundary and an urban 
growth boundary, simple annexation into the 
City of Newberg is not available. Further, an 
urban growth boundary amendment – which is 
both costly and administratively burdensome – 
is not necessary due to CPRD’s mission to 
provide recreation opportunities to residents in 
both incorporated and unincorporated areas 
within our special district’s boundaries. 
 
A zoning ordinance text amendment, as 
previously presented to your Commission in Docket No. G-01-22, is the recommended solution. The 
proposed zoning ordinance text amendment in Docket No. G-01-22 would add “Roads, highway and 
other transportation facilities and improvements” as permitted uses and conditional uses in specified 
zoning districts. Specifically, Docket No. G-01-22 (Attachment 2), would include those shown in Table 1: 
 
Table 1. Permitted Uses and Conditional Uses Proposed in Zoning Ordinance Text Amendment 
from Docket No. G-01-22 


Proposed Addition of “Roads, highways and 
other transportation facilities and 


improvements” as a Permitted Use 


Proposed Addition of “Roads, highways and 
other transportation facilities and 


improvements” as a Conditional use 


Parks, Recreation, Open Space District – Section 
405 (PRO) 


Mineral Resource District – Section 404 (MR)   


                                                      
1 Ewing Young Master Plan (2019). Available online at 
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/370/ewing_young_masterplan_2019.pdf.  


Figure 1. Excerpt of Map of Ewing Young Park (Master Plan, 
2019). 


11-acre 
portion 



https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/370/ewing_young_masterplan_2019.pdf
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Table 1. Permitted Uses and Conditional Uses Proposed in Zoning Ordinance Text Amendment 
from Docket No. G-01-22 


Proposed Addition of “Roads, highways and 
other transportation facilities and 


improvements” as a Permitted Use 


Proposed Addition of “Roads, highways and 
other transportation facilities and 


improvements” as a Conditional use 
Public Assembly Institutional District – Section 


801 (PAI) 
Rural Residential District – Section 501 (AF-10)  


Rural Residential Districts –Sections 502 (VLDR), 
and 503 (LDR)  


Commercial Districts – Sections 601 (RC), 602 
(NC) and 603 (HC) 


 Industrial Districts – Sections 701 (RI), 702 (LI) 
and 703 (HI) 


 Public Works/ Safety District – Section 802 (PWS) 


 Public Airports/ Landing Fields District – Section 
803 (PALF) 


  
The 11-acre portion of the property which is located within unincorporated Yamhill County is zoned 
AF-10, which would be allowed as a conditional use within the proposed zoning ordinance text 
amendment.  
 
Contracted staff from the Mid-Willamette Valley of Governments (COG), are assisting CPRD with this 
project. COG staff reviewed the proposed zoning ordinance text amendment within Docket No. G-01-
22, noting “…the most prudent course of action in the near term seems to be to give space to County 
planning staff so they can shepherd the amendments through the hearings process with the hope for 
an opportunity in the near future to resubmit the Ewing Young Bridge SDR [Site Design Review] 
application as a conditional use.” Full discussion of COG review is provided within Attachment 3. 
 
It is the District’s understanding that the decision to deny CPRD’s request to construct a pedestrian 
footbridge at Ewing Young Park was an unfortunate side effect of the transportation facility 
interpretation resulting from a Land Use Board of Appeals Decision (LUBA Case 2018-061) which 
occurred in 2018. Although CPRD does not concur with the interpretation of the pedestrian footbridge 
as a transportation facility, CPRD believes that County staff made a good faith effort to address this 
issue and support the proposed zoning ordinance text amendment in Docket No. G-01-22. 


Recent Public Outreach Efforts 
CPRD recently completed multiple outreach efforts to better understand the public’s opinion related to 
the Ewing Young Bridge Project and other projects. These efforts included: 
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 Direct Conversation with Unincorporated Area Residents: In November 2025, CPRD Board 
members Jason Fields and Jim McMaster canvassed the neighborhood located on the 
southwest side of Ewing Young Park. This “knock and talk” activity included outreach to more 
than 20 households located in the unincorporated area which were generally in the Meadow 
Loop and Hidden Meadows Road areas located nearest to Ewing Young Park. The CPRD board 
members presented residents with an informational flyer and asked about their opinions 
relating to the proposed project. CPRD board members Fields and McMaster reported that 
feedback was generally supportive with some questions related to how access and park 
operations would be managed when the project is implemented. Concerns, when expressed, 
focused on delineating private property from park property and ensuring that park activities did 
not have negative impacts on nearby property owners. 


A copy of the flyer provided to residents is included as Attachment 4. Page 1 of this document 
invited the public to Districtwide Open House events, which highlighted this project. Page 2 
provided high-level information and a map related to the proposed Ewing Young Bridge Project. 


 2025 CPRD Open House: In November 2025, CPRD hosted in-person and virtual open house 
events, which included a breakout group related to the Ewing Young Bridget Project. As 
described in CPRD’s Open House Executive Summary2, the Ewing Young Bridge Project breakout 
session offered visitors an opportunity to learn more about the project’s background, purpose, 
and anticipated improvements. This portion of the CPRD open house supported one-on-one 
and small group conversations, accepting feedback throughout these conversations. Public 
input reflected a generally high level of interest in expanding access to Ewing Young Park and 
making currently inaccessible areas available for passive recreation. Participants asked 
questions related to environmental impacts, protection of adjacent private property, project 
cost, and long-term maintenance responsibility. Comments expressed support for additional 
trails and potential disc golf expansion, while others emphasized the importance of privacy, 
fencing, and clear boundaries near neighboring residences.  


 2025 Community Input Survey Results: In addition to the outreach activities already noted, 
CPRD conducted a community input survey in 2025 that closed on October 31, 2025. This 
community input survey received 829 responses and was designed to better understand what 
residents value in park and recreation opportunities, which park and recreation facilities people 
are currently using, and where CPRD should invest additional resources today and in the future. 
According to the 2025 Community Input Survey Results Report3, multiple user groups 
advocated enthusiastically for improvements at Ewing Young Park. Additionally, the report 
found that hiking trails, natural and wildlife areas, playgrounds, and the Chehalem Aquatic & 


                                                      
2 2025 Open House Executive Summary (2025). Available online at 
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/2025_cprd_open_house_executive_sum
mary_with_appendices.pdf  
3 2025 Community Input Survey Results Report (2025). Available online at 
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/cprd_2025_community_input_survey_re
sults.pdf.  



https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/2025_cprd_open_house_executive_summary_with_appendices.pdf

https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/2025_cprd_open_house_executive_summary_with_appendices.pdf

https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/cprd_2025_community_input_survey_results.pdf

https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/cprd_2025_community_input_survey_results.pdf
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Fitness Center were the most important park facilities for individuals who completed the 
survey. 


Attachments 
Attachment 1. Map of Ewing Young Park, Master Plan (2019) 


Attachment 2. Docket G-01-22, Staff Report from Yamhill County Department of Planning and 
Development for Proposed Yamhill County Zoning Ordinance Text Amendments 


Attachment 3. Memorandum from Mid-Willamette Valley Council of Governments 


Attachment 4. Ewing Young Bridge Project Informational Flyer 


 







Chartgs Cout


Indgren Drive


Vin


Chhutes Strcet D


Upda Eainting
Tsting


14



cdowning

CPRD Letter to Yamhill County Commissioners | 2/10/2026 | Attachment 1







STAFF REPORT 
 YAMHILL COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 


 
HEARING DATE: Planning Commission - April 7, 2022 
   Board of Commissioners ï October 27, 2022 
 
DOCKET NO.: G-01-22 
 
REQUEST:  A proposal to update Sections of the Yamhill County Zoning Ordinance to add 


“Roads, highways and other transportation facilities and improvements” as a 
permitted use to the following zoning districts.   


 
   Parks, Recreation, Open Space District ï Section 405 (PRO) 
   Rural Residential Districts ïSections 502 (VLDR), and 503 (LDR)  
   Public Assembly Institutional District ï Section 801 (PAI) 
 
   And adding ñRoads, highways and other transportation facilities and 


improvementsò as a conditional use to the following zoning districts: 
 
   Mineral Resource District ï Section 404 (MR) 
   Rural Residential District ï Section 501 (AF-10) 
   Commercial Districts ï Sections 601 (RC), 602 (NC) and 603 (HC) 
   Industrial Districts ï Sections 701 (RI), 702 (LI) and 703 (HI) 
   Public Works/ Safety District ï Section 802 (PWS) 
   Public Airports/ Landing Fields District ï Section 803 (PALF) 
  
APPLICANT: Yamhill County 
 
CRITERIA:  Section 1207.01 of the Yamhill County Zoning Ordinance. 
 
EXHIBITS:  A.  Proposed Ordinance Amendments 


B.  Minutes of the April 7, 2022, Planning Commission Hearing 
C.  Comments received 


 
FINDINGS: 
 
A. Analysis of the Proposed Amendment 
 


Exhibit A, as attached, contains proposed amendments to the above noted Sections of the 
Yamhill County Zoning Ordinance.  The proposal is to add the following as a use in in 
each of the listed zones: 
 
 “Roads, highways and other transportation facilities and improvements” 
 
The Planning Commission reviewed the request and decided to allow it as a permitted use in the 
PRO zone, the VLDR and LDR zones and the PAI zone.  The remaining exception areas would 
have this use added as a conditional use. 
 
Section 303 of the Yamhill County Zoning Ordinance (YCZO) lists rule for interpretation 
of the zoning districts.  Subsection 303.01(A) states: 
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A. Boundaries indicated as approximately following the centerlines of roads shall be 
construed to follow such lines; provided however, that where the centerline of as road 
as built lies outside of the road line, such zoning district boundary shall be deemed to 
follow the centerline of the road as built; 


 
As noted above, the assigned zones were designed to go to the centerline of roads.  Each 
of these zones was believed to allow roads and transportation facilities as a permitted, 
accessory use.  However, when roads and transportation facilities were added to the farm 
and forestry zones, there was no corresponding addition to the exception areas. In 
addition, in an appeal of the Yamhelas Westsider Trail application, the Land Use Board 
of Appeals (LUBA) found that transportation facilities were not listed as a permitted or 
conditional use in certain zones that the trail traversed.  They noted it was not allowed in 
the AF-10 zone and that YCZO 501.04 states ñuses of land and water not specifically 
listed in this section are prohibited in the AF-10 District.ò  For this reason, the Planning 
Director proposed to incorporate transportation facilities in the above noted zones.  After 
review of the Planning Directorôs recommendation, the Planning Commission voted to 
recommend three districts to have this use added as a permitted use, and the remaining 
districts to have it listed as a conditional use.    


 
 
B.  ZONING ORDINANCE PROVISIONS AND ANALYSIS 
 
1. Section 1207.01 of the Yamhill County Zoning Ordinance (YCZO) contains the process 


and review criteria pertinent to the proposed zoning ordinance text amendments.  The 
ordinance standards are as follows: 


 
A. An amendment may be initiated by the Board, the Commission, or the Director. 


 
 B. An owner of land may petition the Board, the Commission, or the Director to 


initiate such an amendment, but may not initiate the amendment by making such 
an application. 


 
 C. Such amendments shall be made only by the Board after review and 


recommendation by the Commission, and after public hearings have been held by 
both the Commission and Board, pursuant to Section 1402 of this ordinance. 


 
 D. Approval of a legislative ordinance amendment shall include findings showing the 


amendment is consistent with any applicable federal, state and local government 
rules and statutes, and comprehensive plan goals and policies. 


 
 E. Changes to the County zoning map which result from legislative ordinance 


amendments shall be made and become effective upon filing said ordinance with 
the County Clerk. 


 
2. Regarding the above criteria (A), and (B), the Planning Director has identified a need to 


amend the text of the YCZO.  The basis for the amendments has been noted in with the 
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proposed language in the individual ordinance sections.   
 


3. Regarding the above criterion (C), Section 1402.02 states:  Notice of any legislative 
public hearing authorized or required by this ordinance shall be published in a 
newspaper of general circulation in the county at least ten (10) days prior to the hearing 
date.  A newspaper notice was printed in the News Register on October 14, 2022 and 
individual notice was mailed to interested parties.  In addition, a 35-day notice was also 
sent to the Department of Land Conservation and Development.   


 
4. Regarding Criterion (D), the amendments in the exception areas (non-resource zones), 


OAR 660-012-0065(3) lists allowed transportation uses on rural lands which are 
consistent with Goals 3, 4, 11 and 14 without an exception:  
 
(a) Accessory transportation improvements for a use that is allowed or conditionally 
allowed by ORS 215.213, 215.283 or OAR chapter 660, division 6 (Forest Lands); 
 
(b) Transportation improvements that are allowed or conditionally allowed by ORS 
215.213, 215.283 or OAR chapter 660, division 6 (Forest Lands); 
 
(c) Channelization not otherwise allowed under subsections (a) or (b) of this section; 
 
(d) Realignment of roads not otherwise allowed under subsection (a) or (b) of this 
section; 
 
(e) Replacement of an intersection with an interchange; 
 
(f) Continuous median turn lane; 
 
(g) New access roads and collectors within a built or committed exception area, or in 
other areas where the function of the road is to reduce local access to or local traffic on 
a state highway. These roads shall be limited to two travel lanes. Private access and 
intersections shall be limited to rural needs or to provide adequate emergency access. 
 
(h) Bikeways, footpaths and recreation trails not otherwise allowed as a modification or 
part of an existing road; 
 
(i) Park and ride lots; 


 
(j)  Railroad mainlines and branchlines; 
 
(k)  Pipelines; 
 
(l)  Navigation channels; 
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(m) Replacement of docks and other facilities without significantly increasing the 
capacity of those facilities; 
 
(n) Expansions or alterations of public use airports that do not permit service to a larger 
class of airplanes; and 
 
(o) Transportation facilities, services and improvements other than those listed in this 
rule that serve local travel needs. The travel capacity and performance standards of 
facilities and improvements serving local travel needs shall be limited to that necessary 
to support rural land uses identified in the acknowledged comprehensive plan or to 
provide adequate emergency access. 
 
Farmland protection laws do not apply to the exception zones. As noted above, OAR 
660-012-0065 states that the above transportation facilities are consistent with Goals 3, 
4, 11 and 14, and does not contain additional requirements for the establishment of these 
uses.  
 
Regarding the County’s comprehensive plan, Section III (A), Transportation, Goal 
Statement 1 states:  To provide and encourage an efficient, safe, convenient and 
economic transportation and communication system, including road, rail, waterways, 
public transit and air, to serve the needs of existing and projected urban and rural 
development within the county, as well as to accommodate the regional movement of 
people and goods and the transfer of energy, recognizing the economic, social and 
energy impacts of the various modes of transportation. (142)  
 
Regarding criterion (D), the proposed amendments are consistent with Comprehensive 
Plan policies, federal, state and local statutes in that roads border on and travel through 
all of the above noted zones since the zoning boundaries go to the centerline of existing 
roads. 
 


5. Regarding criterion (E) above, the request does not involve a map amendment, so this 
criterion does not apply. 


 
CONCLUSIONS FOR APPROVAL: 
 
1. The proposal is to amend the text of the Yamhill County Zoning Ordinance.  
 
2. The proposed text language complies with the review criteria for a legislative amendment 


in Section 1207.02 of the Yamhill County Zoning Ordinance. 
 
3. The proposed amendments comply with the Yamhill County Comprehensive Plan goals 


and policies and state statutes and administrative rules. 
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Docket G-01-22 ï Exhibit A  
ORDINANCE AMENDMENTS 


Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone.


 
SECTION 400 B NATURAL RESOURCE DISTRICTS 


 
404. MINERAL RESOURCE DISTRICT (MR) [Last Amended 12/05/02; Ord. 720] 
 
404.01 Purpose. 
 


The purpose of the MR District is to provide for the development and utilization of identified deposits 
of mineral aggregate resource materials on land which is not identified for urban or rural residential 
use on the Comprehensive Plan; to provide for the exploration for, and the subsequent extraction and 
development of; identified deposits of geothermal resources and oil, gas and other hydrocarbon 
resources produced in liquid and gaseous form; to establish siting criteria and operating standards for 
mineral resources that minimize present and future on-site and off-site land use and environmental 
conflicts; and to provide for the timely and satisfactory reclamation of land used for mineral resource 
activity. 


 
404.02 Permitted Uses - MR-1. 
 


In the MR-1 District, the following uses shall be permitted: 
 


A. Quarry or mining operations for the extraction of rock, clay, soil, sand and gravel; 
 


B. Exploration for oil, natural gas or geothermal resources; 
 


C. Rock crushing, washing or screening; 
 


D. Stockpiling of rock or earth products in conjunction with the operation of the mineral resource 
business on-site; 


 
E. Portable concrete batching or portable hot-mix batching plants; 


 
F. A dwelling for the owner, in conjunction with a permitted use as established by subsections 


404.02 (I) and 404.02 (J); 
 


G. A dwelling and accessory structures for a caretaker or watchman in conjunction with the 
operation of a mineral resource business; 


 
H. Storage of heavy equipment in conjunction with the operation of the mineral resource business 


on-site; 
 


I. Farm uses; 
 


J. Propagation and harvesting of a forest product; and  
 


K. Manufacture and storage of brick and tile. 
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404.03 Permitted Uses - MR-2. 
 


In the MR-2 District, the following uses shall be permitted: 
 
A. Quarry or mining operations for the extraction of rock, clay, soil, sand and gravel; 


 
B. Exploration for oil, natural gas or geothermal resources; 


 
C. Rock crushing, washing or screening; 


 
D. Stockpiling of rock or earth products in conjunction with the operation of the mineral 


resources business on-site; 
 


E. A dwelling for the owner, in conjunction with a permitted use as established by subsections 
404.03(H) and 404.03 (I); 


 
F. A dwelling and accessory structures for the caretaker or watchman in conjunction with the 


operation of a mineral resource business; 
 


G. Storage of heavy equipment in conjunction with the operation of the mineral resource business 
on-site; 


 
H. Farm uses; 


 
I. Propagation and harvesting of a forest product; and 


 
J. Manufacture and storage of brick and tile. 


 
 
404.04 Conditional Uses. 
 


In the MR District, pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this Ordinance, the following uses may be allowed conditionally: 


 
A. Manufacture and storage of concrete and aggregate products such as preformed steps, beams, 


fences, vaults and similar products, provided that the aggregate needs are supplied from the 
same site where storage and manufacturing takes place; 


 
B. Extraction and development of oil, natural gas or geothermal resources, subject to the 


requirements of subsection 404.10; 
 


C. Coal and precious metals extraction, processing and stockpiling from the same site where 
extraction takes place; 


 
D. Any structure necessary and appurtenant to the above uses; 


 
E. Permanent concrete batching or hot-mix batching plants; 


 
F. The following additional use may be allowed conditionally in the MR-2 Districts. 
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 G. Portable concrete batching or portable hot-mix batching plants. 
 


H. Parks or playgrounds owned and operated by a governmental agency or a nonprofit 
community organization, subject to Section 1101, Site Design Review. [Added 5/28/97, Ord. 630] 


 
I. Commercial storage and distribution of explosives and related materials. [Added 6/14/01, Ord. 701] 
 


J. Roads, highways and other transportation facilities and improvements. 
 


 
404.05 Prohibited Uses. 
 


Uses of land and water not specifically mentioned in this section are prohibited in the MR District.  In 
order to preserve MR lands for mineral resource uses, residential subdivisions shall be prohibited; 
however, land divisions for purposes of conveyance of mineral resource operations shall be permitted. 


 
404.06 Standards and Limitations. 
 


In the MR District, the following standards and limitations shall apply: 
 


A. The minimum parcel size for a permitted or conditional use shall be five (5) acres. 
 


B. The maximum building height of any residential structure shall be thirty-five (35) feet and the 
maximum height of all other structures shall be sixty (60) feet. 


 
C. The minimum setbacks for all yards of a residential dwelling in the MR District shall be thirty 


(30) feet. 
 
404.07 Operating Standards. 
 


All mineral resource operations, either permitted or allowed by conditional use, shall conform to the 
following standards: 


 
A. Operating setbacks. 


 
1. Extraction shall not be conducted within twenty-five (25) feet of any non-mineral 


resource zoning district boundary; and shall not be conducted closer than five hundred 
(500) feet from any dwelling existing at the time of adoption of this  


 Ordinance. [Amended 12/05/02; Ord. 720] 


 
2. Processing activities shall not be conducted within five hundred (500) feet of any 


LDR., VLDR or AF-10 zoning district boundary; or within two hundred fifty (250) 
feet of any other zoning district boundary.  In no case shall processing and other 
processing-related activities be conducted closer than five hundred (500) feet from 
any dwelling existing at the time of adoption of this Ordinance. 


B. Screening. 
 


Adequate screening with indigenous planting shall be preserved or established to block the 
view at the site from any public road, residential zoning district and from any existing 
dwelling located within one thousand (1000) feet of the site prior to establishment of the MR 
District.  Existing trees and other natural vegetation shall be preserved and maintained at the 
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ORDINANCE AMENDMENTS 
Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 


 
SECTION 400 B PUBLIC FACILITIES DISTRICTS 


 
405. PARKS, RECREATION, OPEN SPACE DISTRICT (PRO) 


[Last amended 7/9/98, Ord. 648] 
 
405.01 Purpose. 
 


The purpose of the PRO District is to accommodate the immediate foreseeable demand for public parks 
and recreation and open space in designated areas inside or outside urban growth boundaries to serve 
local and regional residents= needs as identified in the Comprehensive Plan.  The size, character and 
intensity of development of park, recreation and open space areas and the performance characteristics of 
recreation areas shall be commensurate with the capability of land and water areas to support the uses 
intended and shall not result in any unusual service demands on nearby urban centers.  Uses of land and 
water not compatible with public parks, public recreation and open space uses, including recreation 
commercial service facilities, shall be prohibited. 


 
405.02 Permitted Uses. 
 


In the PRO district, the following uses shall be permitted subject to the standards and limitations set forth 
in subsection 405.07, and pursuant to Section 1101 for site design review: 


 
A. Park, recreation area, or open space, publicly or privately owned, operated and maintained and 


including hunting and fishing preserves; 
 


B. Public campground or picnic site; 
 


C. Historical, archaeological, or geological site; 
 


D. Public boat-launching and fishing facilities; 
 


E. Public bicycle and pedestrian paths or trails systems not within County or public rights-or-way; 
 


F. Equestrian paths or trails systems; 
 


G. Public playlot, playground, or playfield, including game court, ball diamond, swimming pool and 
similar uses; 


 
H. Public RV park subject to the RV park provisions of Section 1003; 


 
I. Golf course, excluding miniature golf; 


 
J. Driving range, in conjunction with a golf course; 


 
K. Dwelling for caretaker or watchman, in conjunction with a permitted use.  Site design review is 


not required for the dwelling;   [Amended 7/9/98, Ord. 648] 
 


L. Accessory uses; 
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M. Temporary structures as may be required during construction of an authorized permanent 


structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
N. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the Type A application procedure set forth in Section 1301; 
 


O. Community or municipal water supply system; 
 


P. Community or municipal sanitary sewer system; and  
 


Q. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
R. Roads, highways and other transportation facilities and improvements. 
 


 
405.03 Conditional Uses. 
 


In the PRO District, pursuant to the Type B application procedure set forth in Section 1301 and subject to 
the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this Ordinance, the following use may be allowed 
conditionally: 


 
A. Driving range, not in conjunction with a golf course. 


 
405.04 Similar Uses. 
 


Any use not specifically listed as a permitted or conditional use in this District that is similar in character, 
scale and performance to the permitted uses specified in subsection 405.02, may be allowed as a similar 
use, subject to the similar use provisions of Section 1206 and pursuant to the Type A application 
procedure set forth in Section 1301. 


 
405.05 Prohibited Uses. 
 


Uses of land and water not specifically mentioned in this Section and not allowed as a similar use, are 
prohibited in the PRO District. 


 
405.06 Nonconforming uses. 
 


Nonconforming uses found in the PRO District are subject to the nonconforming use provision of Section 
1205 as well as any other applicable provisions of this Ordinance. 


 
405.07 Standards and Limitations. 
 


In the PRO District, the following standards and limitations shall apply unless varied or waived subject to 
Section 903 for Planned Unit Development: 


 
A. Parcel Size and Dimension. 


 
The minimum parcel size for any use shall be one (1) acre, except that fifty (50) acres shall be the 
minimum parcel size for a golf course. 


 
B. Setbacks. 
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SECTION 500 B RURAL RESIDENTIAL DISTRICTS 


 
501. AGRICULTURE/FORESTRY SMALL HOLDING DISTRICT (AF-10) 
 [Last amended 06/28/18; Ord. 906] 
 
501.01 Purpose. 
 


The purpose of the AF-10 District is to provide for low density rural residential development on 
selected lands identified as Agricultural/Forestry Small Holding in the Comprehensive Plan; and, at 
the same time, to encourage small-scale or more intensive farm and forestry activities.  Within this 
District, no limitations shall be placed on farm and forestry uses of the scale, type and performance 
characteristics commonly found in the F-80, EF-20, -40 or -80 and AF-20, -40 or -80 Districts.  In 
areas immediately adjacent to urban centers, the AF-10 District is intended to be a transitional zone 
between F-80, EF-20, -40 or -80 and AF-20, -40 or -80 Districts and higher-density VLDR and LDR 
Districts or urban districts identified in city comprehensive plans. [Amended 12/05/02; Ord. 720] 


 
501.02 Permitted Uses.   
 


In the AF-10 District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 501.06: 


 
A. Farm uses; [Amended 7/9/98; Ord. 648] 


 
B. Propagation and harvesting of forest products; 


 
C. The boarding of horses for profit, subject to Section 1101 for site design review; 


 
D. Principal dwelling; 


 
E. Park or open space which is publicly or privately owned, operated or maintained, including 


fishing and wildlife preserves but excluding hunting preserves, subject to Section 1101 for site 
design review; 


    
F. Subdivisions, subject to the land division requirements set forth in Ordinance 205; 


 
G. Residential Planned Unit Developments, subject to Section 903 of this Ordinance and the land 


division requirements set forth in Ordinance 205; 
 


H. Accessory uses; 
 


I. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 
the Type A application procedure set forth in Section 1301; 


 
J. Temporary structures as may be required during construction of an authorized permanent 


structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 
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K. Manufactured home storage and temporary sales offices for permitted uses, pursuant to the 
Type A application procedure set forth in Section 1301 and subject to Section 1009 for 
temporary permits; 


 
L. Signs, pursuant to the sign provisions set forth in Section 1006; and 


 
M. Residential home. [Added 3/19/98; Ord. 643] 


 
N. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 


1014.      [Added 6/28/18; Ord. 906] 


 
501.03 Conditional Uses.   
 


In the AF-10 District, pursuant to the Type B application procedure set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this ordinance, the following uses may be allowed conditionally: 


 
A. Secondary dwelling, for persons engaged full-time in farm activities on the premises for at 


least six (6) months in each year, in conjunction with a principal dwelling on the same parcel, 
and provided that: 


 
1. The applicant demonstrates that the nature of the farm activities on the premises 


makes it necessary for the occupants of the secondary dwelling to reside there. 
 


2. The occupants of the secondary dwelling will perform work related to the 
management of the farm that the occupants of other dwellings on the property cannot 
perform. 


 
3. If the occupants of a secondary dwelling approved hereunder have no proprietary 


interest in the land, the dwelling shall be a manufactured home.  In such a case, if at 
any time the requirements of this Section can no longer be satisfied, the manufactured 
home shall be removed.  


 
B. One manufactured dwelling or recreational vehicle, or the temporary use of an existing 


building, in conjunction with as existing dwelling as a temporary use for the term of a 
hardship suffered by the existing resident or relative, as defined in ORS 215, of the resident, 
subject to the following:  


 
1. The resident or relative of the resident is aged, infirm, or for health-related reasons, is 


incapable of maintaining a complete separate residence. 
 


2. The permit for the manufactured dwelling for the term of hardship shall be valid for a 
period of two years or a shorter period as determined appropriate by the Director or 
hearings body.  A permit may be revoked by the Director at any time, if any of the 
reasons for which the permit was granted are no longer applicable, or if any imposed 
condition is violated. 


 
3. The permit for the temporary dwelling for the term of hardship shall be granted to the 


applicant only and shall not be deemed to run with the land. 
 


4. The temporary dwelling shall use the same subsurface sewage disposal system as the 
existing dwelling, if that disposal system is adequate to accommodate the additional 
dwelling. 


 







 
Yamhill County Zoning Ordinance   Page 501-3 


5. When a recreational vehicle is allowed to be used as a temporary structure the 
recreational vehicle site shall have services, inspected and approved by the building 
department which includes electricity, plumbing and connection to an approved septic 
system. 


 
6. Within three months of the end of the hardship, the manufactured dwelling shall be 


removed or demolished or, in the case of an existing building, the building shall be 
removed, demolished or returned to an allowed nonresidential use.  In the case of a 
recreational vehicle, within three months of the end of the hardship, it shall be 
removed, demolished or may remain on the property and used in accordance with 
Section 501.06(H). A temporary residence approved under this paragraph is not 
eligible for replacement. [Amended 07/29/04; Ord. 743] 


 
C. Home occupation, as defined by this ordinance, subject to the standards and limitations set 


forth in Section 1004; 
 


D. Mineral resource extraction, subject to the applicable criteria in Section 404; 
 


E. Extraction and development of oil, natural gas or geothermal resources, subject to the criteria 
specified in subsection 404.10; 


 
F. Personal use airports or helicopter pads, including associated hangars, maintenance and 


service facilities.  For the purpose of this section, a personal use airport is defined as an 
airstrip restricted, except for aircraft emergencies, to use by the owner or by his invited guests, 
on an infrequent and occasional basis, and by commercial aviation activities in connection 
with agricultural or forestry operations.  No aircraft may be based or stored at a personal use 
airport except those owned or controlled by the owner of the airstrip; 


 
G. Kindergarten, in conjunction with a principal dwelling on the same parcel, subject to the 


standards for day care facilities set forth in Section 1008; 
 


H. Veterinary hospital; 
 


I. Kennel; 
 


J. Community or municipal water-supply system, except within acknowledged service 
boundaries; 


 
K. Community or municipal sewer system;  


 
L. Utility facility, subject to Section 1101 for Site Design Review;     


 
M. Public or private school, including all buildings essential to the operation of the school; and 
 
N. Church; 


 
O. A church may offer overnight camping space on institution property to homeless persons 


living in vehicles provided there are three or fewer vehicles and campers have access to 
sanitary facilities including but not limited to toilet, hand washing and trash disposal facilities.  


 [Amended 12/05/02; Ord. 720] 
 


P. Winery, including production and wholesale and retail sale of wine, subject to Section 1101 
site design review and the following: 
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1. A winery shall be permitted to conduct on-site marketing activities events such as 


festivals and group tastings that are directly related to promotion and sale of the wine 
produced on-site with an anticipated maximum of 750 daily visitors.  Only three such 
events may be conducted in one calendar year, and the events shall not exceed a 
duration of three days.  The frequency and duration of these events may be further 
limited through site design review approval based on the adequacy of public facilities. 


 
2. The winery shall allow only the sale of: 


 
(a) Wines produced in conjunction with the winery; 


 
(b) Items directly related to wine, the sales of which are incidental to the retail 


sale of wine on-site and do not exceed 25 percent of the total sales gross 
receipts of the retail facility.  Such items include those served by a limited 
service restaurant, as defined in ORS 624.010, and local agricultural products 
commonly sold in conjunction with wine; and 


 
(c) Wines not produced in conjunction with the winery, the sales of which are 


incidental to the sale of wine produced on-site; [Amended 12/05/02; Ord. 720] 
 


Q. Community Centers; 
  [Added 09/02/04; Ord. 746] 


 
R. Residential facility as defined in ORS 197.660; 
 
S. Roads, highways and other transportation facilities and improvements. 


 
501.04 Prohibited Uses.   
 


Uses of land and water not specifically mentioned in this section are prohibited in the AF-10 District. 
 
501.05 Nonconforming Uses.   
 


Nonconforming uses found in the AF-10 District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 


 
501.06 Standards and Limitations.   
 


In the AF-10 District, the following standards and limitations shall apply: 
 


A. Dwelling Density. 
 


1. Permitted Uses. 
 


(a) The overall dwelling density shall not exceed one (1) principal dwelling per 
ten (10) acres; and 


 
(b) Not more than one (1) principal dwelling shall be permitted on any parcel 


except in the case of a planned unit development. 
 


 B. Parcel Size and Dimension. 
 


1. Newly-Created Parcels.   
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SECTION 500 B RURAL RESIDENTIAL DISTRICTS 


 
502. VERY LOW DENSITY RESIDENTIAL DISTRICTS (VLDR-5, VLDR-2 2, VLDR-1) 
 [Last Amended 06/28/18; Ord. 906] 
 
502.01 Purpose. 
 


The purpose of the VLDR Districts is to provide for medium-to-high density rural residential 
development on selected lands identified as Very Low Density Residential in the Comprehensive Plan.  
The VLDR Districts are intended to accommodate rural residential development at an anticipated 
magnitude or density level that does not require more than a very basic level of services, such as single 
local-road access, individual domestic wells and sewage-disposal systems, and rural fire protection.  
Ultimate density limitations in VLDR Districts shall be determined in part by prevailing lot sizes, and 
limitations of domestic water sources or soil conditions for subsurface sewage disposal.  Oppor-
tunities for small-scale or intensive farm and forestry activities compatible with rural residential uses 
shall be encouraged in the VLDR Districts.  In areas immediately adjacent to urban centers, the 
VLDR Districts are intended as transitional zones between F-80, EF-20, -40 or -80, AF-20, -40 or -80 
and AF-10 Districts and higher-density LDR Districts or urban districts identified in city 
comprehensive plans.   


 [Amended 12/05/02; Ord. 720] 
 
502.02 Permitted Uses.   
 


In the VLDR Districts, the following uses shall be permitted subject to the standards and limitations 
set forth in subsection 502.06: 


 
A. Farm uses. The number of livestock and other animals that may be raised on a parcel is subject 


to the limitations in subsection 502.06(J). [Amended 3/19/98, Ord. 643; 7/9/98, Ord 648] 
 


B. Propagation and harvesting of Christmas trees; 
 


C. Principal Dwelling; 
 


D. Subdivisions, subject to the land division requirements set forth in Ordinance 205; 
 


E. Residential planned unit developments, subject to Section 903 of this ordinance and the land 
division requirements set forth in Ordinance 205; 


 
F. Accessory uses; 


 
G. Temporary structures as may be required during construction of an authorized permanent 


structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
H. Manufactured home storage and temporary sales offices for permitted uses, pursuant to the 


Type A application procedure set forth in Section 1301 and subject to Section 1009 for 
temporary permits; 
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I. Signs, pursuant to the sign provisions set forth in Section 1006; 


 
J. Residential home or a registered or certified family child care home; and [Amended 5/24/12; Ord. 872] 


 
K. Propagation and harvesting of forest products; [Added 12/05/02; Ord. 720] 


 
L. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 


1014.    [Added 06/28/18; Ord. 906] 


 
M. Roads, highways and other transportation facilities and improvements. 
 


 
502.03 Conditional Uses.   
 


In the VLDR Districts, pursuant to the Type B application procedure set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this ordinance, the following uses may be allowed conditionally: 


 
A. One manufactured dwelling or recreational vehicle, or the temporary use of an existing 


building, in conjunction with as existing dwelling as a temporary use for the term of a 
hardship suffered by the existing resident or relative, as defined in ORS 215, of the resident, 
subject to the following:  


 
1. The resident or relative of the resident is aged, infirm, or for health-related reasons, is 


incapable of maintaining a complete separate residence. 
 


2. The permit for the manufactured dwelling for the term of hardship shall be valid for a 
period of two years or a shorter period as determined appropriate by the Director or 
hearings body.  A permit may be revoked by the Director at any time, if any of the 
reasons for which the permit was granted are no longer applicable, or if any imposed 
condition is violated. 


 
3. The permit for the temporary dwelling for the term of hardship shall be granted to the 


applicant only and shall not be deemed to run with the land. 
 


4. The temporary dwelling shall use the same subsurface sewage disposal system as the 
existing dwelling, if that disposal system is adequate to accommodate the additional 
dwelling. 


 
5. When a recreational vehicle is allowed to be used as a temporary structure the 


recreational vehicle site shall have services, inspected and approved by the building 
department which includes electricity, plumbing and connection to an approved septic 
system. 


 
6. Within three months of the end of the hardship, the manufactured dwelling shall be 


removed or demolished or, in the case of an existing building, the building shall be 
removed, demolished or returned to an allowed nonresidential use.  In the case of a 
recreational vehicle, within three months of the end of the hardship, it shall be 
removed, demolished or may remain on the property and used in accordance with 
Section 501.06(H). A temporary residence approved under this paragraph is not 
eligible for replacement. [Amended 07/29/04; Ord. 743] 
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SECTION 500 B RURAL RESIDENTIAL DISTRICTS 


 
503. LOW DENSITY RESIDENTIAL DISTRICTS (LDR-12,000, LDR-9,000, LDR-6,750 
 [Last amended 8/13/98, Ord. 657] 
 
503.01 Purpose. 
 


The purpose of the LDR Districts is to provide for high-density rural residential development on 
selected lands identified as Low Density Residential in the Comprehensive Plan.  The LDR Districts 
are intended to accommodate rural residential development in locations generally adjacent to urban 
centers and are characterized by patterns of subdivision or partitioning creating a scale of service and 
access requirements that are complementary or similar to city residential zones.  Depending upon 
location, LDR Districts may be converted in a timely and orderly manner through annexation to city 
residential lands.  The LDR Districts shall apply only to those lands zoned LDR at the time of 
adoption of this ordinance. 


 
503.02 Permitted Uses.   
 


In the LDR Districts, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 503.06: 


 
A. Principal Dwelling; 


 
B. Subdivisions, subject to the land division requirements set forth in Ordinance 205; 


 
C. Residential planned unit developments, subject to Section 903 of this ordinance and the land 


division requirements set forth in Ordinance 205; 
 


D. Accessory uses; 
 


E. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
F. Manufactured home storage and temporary sales offices for permitted uses, pursuant to the 


Type A application procedure set forth in Section 1301 and subject to Section 1009 for 
temporary permits; 


 
G. Signs, pursuant to the sign provisions set forth in Section 1006; 


 
H. Residential home;  
  [Added 3/19/98; Ord. 643] 
 


I. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section  
1014.  [Added 06/28/18; Ord. 906] 


 
J.           Roads, highways and other transportation facilities and improvements. 
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SECTION 600 B COMMERCIAL DISTRICTS 


 
601. RECREATION COMMERCIAL DISTRICT (RC) [Last Amended 06/28/18; Ord. 906] 
 
601.01 Purpose.   
 


The purpose of the RC District is to provide specialized commercial services in conjunction with a 
recreational use.  This district is intended to meet present foreseeable demand for recreational 
commercial services both inside and outside urban growth boundaries where special location and 
space requirements are necessary for the recreational use.  The size and intensity of development or 
facilities and uses within this district shall be commensurate with the capability of land and water 
areas to support the uses intended, and shall not result in any unusual service demands on nearby urban 
centers. 


 
601.02 Permitted Uses.   
 


In the RC District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 601.07, and pursuant to Section 1101 for site design review. 


 
A. Resort; 


 
B. Entertainment facility, food store (maximum floor area of two thousand (2,000) square feet), 


gift, souvenir or antique shop, motel, restaurant or other similar uses in conjunction with a resort; 
 


C. Indoor commercial recreation facility; 
 


D. Golf course, golf course and driving range or driving range, not in conjunction with a golf 
course; [Golf Course Added 12/05/02; Ord. 720] 


 
E. Miniature golf; 


 
F. RV park, subject to the RV park provisions of Section 1003; 


 
G. Dwelling in conjunction with a permitted use.  Site design review is not required for the 


dwelling; [Amended 7/9/98, Ord. 648] 
 


H. Accessory uses; 
 


I. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
J. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the requirements in subsection 404.10; 
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K. Community or municipal water supply system; 
 


L. Community or municipal sewer system; and 
 


M. Signs, pursuant to the sign provisions set forth in Section 1006. 
 


N. Country inn.        [Added 5/24/12; Ord. 872] 
 


O. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 
1014. Site design review is not required for the accessory dwelling unit.  [Added 06/28/18; Ord. 906] 


 
 


601.03 Conditional Uses.   
 


In the RC District, pursuant to the Type B application procedure as set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for 
site design review and any other applicable criteria established by this ordinance, the following uses 
may be allowed conditionally: 


 
A. Drive-in theater; 


 
B. Open-land commercial or private recreation use, such as zoo, racing circuit, motorcycle hill 


climb, skydiving facility and similar uses;  
 


C. Home occupation, subject to the standards and limitations set forth in Section 1004; 
 


D. Utility facility, subject to Section 1101 for site design review.  
 
E. Roads, highways and other transportation facilities and improvements. 
    


601.04 Similar Uses.   
 


Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted uses specified in subsection 601.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 


 
601.05 Prohibited Uses.   
 


Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the RC District. 


 
601.06 Nonconforming Uses.   
 


Nonconforming uses found in the RC District are subject to the nonconforming use provisions of 
Section 1205 as well as any other applicable provisions of this ordinance. 


 
601.07 Standards and Limitations.   
 


In the RC District, the following standards and limitations shall apply: 
 


A. Dwelling Density.   
 


1. Not more than one (1) dwelling shall be permitted on any parcel. 
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SECTION 600 -- COMMERCIAL DISTRICTS 


 
602. NEIGHBORHOOD COMMERCIAL DISTRICT (NC) [Last amended 06/28/18; Ord. 906] 
 
602.01 Purpose. 
 


The purpose of the NC District is to provide limited convenience commercial services for a specific 
residential market area outside urban growth boundaries.  This district is intended to maintain the 
service function of rural hamlets in the county; or to locate a present foreseeable demand for small-
scale, local convenience centers in an area where access, traffic-turning movement and off-street 
parking can be provided in a convenient and economic manner.  The size of such centers shall reflect 
real market demand in the residential areas to be served and the spacing of such centers shall be 
commensurate with the spacing of existing centers and arterial or collector intersections.  In areas 
adjacent to Highways 99W and 18, the layout and design of such centers shall ensure that the view 
from the highway and rural atmosphere of the county are not impaired and that the scale and service 
requirements of the facilities do not have an adverse impact on, unduly compete with, or place any 
unusual service demands on nearby urban centers. 


 
602.02 Permitted Uses.   
 


In the NC District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 602.07 and pursuant to Section 1101 for site design review: 


 
A. Automobile service station; 


 
B. Automobile repair garage; 


 
C. Drive-in restaurant, restaurant, or refreshment stand; 


 
D. Food store, maximum floor area of two thousand (2,000) square feet; 


 
E. Dwelling in conjunction with a permitted use. Site design review is not required for the 


dwelling; [Amended 7/9/98, Ord. 648] 
 


F. Accessory uses; 
 


G. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector. 


 
H. Community or municipal water supply system; 


 
I. Community or municipal sewer system; and 


 
J. Signs, pursuant to the sign provisions set forth in Section 1006. 
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K. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 
1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 906] 


 
 
 
The following uses have been approved as similar uses in the NC district: 


 
$ axle and hitch assembly shop 
$ beauty salon 
$ tavern 
$ farm equipment sales 
$ furniture sales 
$ lumber sales 


 
602.03. Conditional Uses.   
 


In the NC District, pursuant to the Type B application procedure as set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for 
site design review and any other applicable criteria established by this ordinance, the following uses 
may be allowed conditionally: 


 
A. Home occupation, subject to the standards and limitations set forth in Section 1004;  


 
B. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the requirements in subsection 404.10; 
 


C. Utility facility, subject to Section 1101 for site design review. 
 
D. Roads, highways and other transportation facilities and improvements. 


 
602.04 Similar Uses.   
 


Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted uses specified in subsection 602.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 


 
602.05 Prohibited Uses.   
 


Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the NC District. 


 
602.06 Nonconforming Uses.   
 


Nonconforming uses found in the NC District are subject to the nonconforming use provisions of 
Section 1205 as well as any other applicable provisions of this ordinance. 


 
602.07 Standards and Limitations.   
 


In the NC District, the following standards and limitations shall apply: 
 


A. Dwelling Density.   
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SECTION 600 B COMMERCIAL DISTRICTS 
 
603. HIGHWAY/TOURIST COMMERCIAL DISTRICT (HC) [Last amended 06/28/18; Ord. 906] 
 
603.01 Purpose.   
 


The purpose of the HC District is to provide limited small-scale highway and tourist commercial 
services for the traveling public in specially designated highway-service centers where access, traffic-
turning movements and off-street parking can be provided in a safe, convenient, economic and 
attractive manner.  The establishment of an HC District shall be based on present foreseeable demand 
for limited services to the traveling public.  In areas adjacent to Highways 99W and 18, the size, 
spacing, layout and design of such centers shall ensure that the view from the highway and the rural 
atmosphere of the county are not impaired; and that the scale and service requirements of the facilities 
do not have an adverse impact on, unduly compete with, or place any unusual service demands on 
nearby urban centers. 


 
603.02 Permitted Uses.   
 


In the HC District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 603.07 and pursuant to Section 1101 for site design review: 


 
A. Automobile service station; 


 
B. Drive-in restaurant, restaurant, or refreshment stand; 


 
C. Food store, maximum floor area of two thousand (2,000) square feet; 


 
D. Fruit or vegetable stand, commercial; 


 
E. Gift, souvenir or antique shop; 


 
F. Motel; 


 
G. Dwelling in conjunction with a permitted use.  Site design review is not required for the 


dwelling; [Amended 7/9/98, Ord. 648] 
 


H. Accessory uses; 
 


I. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
J. Community or municipal water supply system; 


 
K. Community or municipal sewer system; and 
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L. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
M. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 


1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 


 
 
The following use has been approved as a similar use in the HC district: 
 


$  RV sales 
 
603.03 Conditional Uses.   
 


In the HC District, pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 


 
A. Home occupation, subject to the standards and limitations set forth in Section 1004;  


 
B. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the requirements of subsection 404.10; 
 


C. Utility facility, subject to Section 1101 for site design review. 
 
D. Roads, highways and other transportation facilities and improvements    


 
603.04 Similar Uses.   
 


Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted used specified in subsection 603.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 


 
603.05 Prohibited Uses.   
 


Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the HC District. 


 
603.06 Nonconforming Uses.   
 


Nonconforming uses found in the HC District are subject to the nonconforming use provisions of 
Section 1205 as well as any other applicable provision of this ordinance. 


 
603.07 Standards and Limitations.   
 


In the HC District, the following standards and limitations shall apply: 
 


A. Dwelling Density.   
 


No more than one (1) dwelling shall be permitted on any parcel. 
 


B. Parcel Size and Dimension. 
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ORDINANCE AMENDMENTS 
Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 


 
SECTION 700 B INDUSTRIAL DISTRICTS 


 
701. RESOURCE INDUSTRIAL DISTRICT (RI) [Last amended 06/28/18; Ord. 906] 
 
701.01 Purpose.   
 


The purpose of the RI District is to accommodate the present foreseeable demand for food-packaging 
and processing industries in areas close to the resources utilized, where high weight or bulk, low-
value, perishable produce must be transported short distances in short time to processing plants.  Such 
uses shall be compatible with existing or projected urban development, and shall not require municipal 
water supply, municipal sewage services, or other municipal services, and shall coordinate site and 
building design through application of the site design review process. 


 
701.02 Permitted Uses.   
 


In the RI District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 701.07, and pursuant to Section 1101 for site design review: 


 
A. Fruit, nut or vegetable packing, processing, warehousing or cold storage operations; 


 
B. Winery, including production and wholesale and retail sale of wine, subject to the following: 


 
1. A winery shall be permitted to conduct on-site marketing activities events such as 


festivals and group tastings that are directly related to promotion and sale of the wine 
produced on-site with an anticipated maximum of 750 daily visitors.  Only three such 
events may be conducted in one calendar year, and the events shall not exceed a 
duration of three days.  The frequency and duration of these events may be further 
limited through site design review approval based on the adequacy of public facilities. 


 
2. A winery shall be permitted to rent or lease facilities, with or without a fee, within or 


adjacent to the winery for events such as parties, receptions, and banquets that are not 
directly related to winery promotional activities, only at the frequency customary prior 
to January 1, 1994. 


 
3. The winery shall allow only the sale of: 


 
(a) Wines produced in conjunction with the winery; 


 
(b) Items directly related to wine, the sales of which are incidental to the retail 


sale of wine on-site and do not exceed 25 percent of the total sales gross 
receipts of the retail facility.  Such items include those served by a limited 
service restaurant, as defined in ORS 624.010, and local agricultural products 
commonly sold in conjunction with wine; and 


 
(c) Wines not produced in conjunction with the winery, the sales of which are 


incidental to the sale of wine produced on-site; [Amended 11/30/94; Ord. 582] 
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C. Wholesale nursery; 
 
D. Dwelling for caretaker or watchman in conjunction with a permitted use.  Site design review is 


not required for the dwelling;  [Amended 7/9/98, Ord. 648] 
 


E. Accessory uses; 
 


F. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
G. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the requirements in subsection 404.10; 
 


H. Community or municipal sewer system; and 
 


I. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
 J. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 


1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 


 
  
701.03 Conditional Uses.   
 


In the RI District, pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 
 
A. Home occupation, subject to the standards and limitations set forth in Section 1004;  
 
B. Livestock packing, processing and warehousing; 


 
C. Utility facility, subject to Section 1101 for site design review; [Added 3/15/85; Ord. 408] 


 
D. Rental or lease of facilities, with or without a fee, in conjunction with an agricultural use for 


events such as parties, receptions, and banquets with the primary intent of indirect promotion 
of the product harvested or processed on the site.  [Added 11/30/94; Ord. 582] 


 
E. Four or more promotional events in a calendar year that are directly related to the marketing of 


products harvested or processed on the site that are reasonably expected to attract more than 
daily 750 visitors. 


 
F. Roads, highways and other transportation facilities and improvements.  


 
701.04 Similar Uses.   
 


Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted uses specified in subsection 701.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 
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ORDINANCE AMENDMENTS 
Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 


 
 


SECTION 700 B INDUSTRIAL DISTRICTS 
 
702. LIGHT/GENERAL INDUSTRIAL DISTRICT (LI) [Last Amended 06/28/18; Ord. 906] 
 
702.01 Purpose. 
 


The purpose of the LI District is to provide for light and general industrial uses with similar service 
needs within urban growth boundaries and in other locations which are or will be compatible with 
adjacent urban development.  Such areas shall maintain high performance standards for light and 
general industrial uses and shall coordinate site and building design through application of the site 
design review process. 


 
702.02 Permitted Uses.   
 


In the LI District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 702.07 and pursuant to Section 1101 for site design review: 


 
A. Manufacture of machine tools, medical and dental equipment, electronic instruments, mobile 


homes, and food products not generating noxious odors; 
 


B. Farm, industrial or contractorôs equipment or materials manufacture, storage, sales, repair or 
service, including automobile repair garage; 


 
C. Warehousing, wholesale storage and distribution, and motor freight terminals contained only 


within a building;  
 


D. Fruit, nut or vegetable packing, processing warehousing or cold storage operations; 
 


E. Winery; 
 


F. Veterinary hospital; 
 


G. Accessory uses; 
 


H. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
I. Community or municipal water supply system; 


 
J. Community or municipal sewer system; and  


 
K. Signs, pursuant to the sign provisions set forth in section 1006; 
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L. Dwelling for a caretaker or watchman in conjunction with permitted use.  Site design review is 
not required for the dwelling. [Amended 7/9/98, Ord 648] 


 
 
M. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 


1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 


 


 
The following uses have been approved as a similar use in the LI district:  


$ RV storage (Docket SU-01-91 in TL File 5405-1001) 
$ Mini-storage 
 


702.03 Conditional Uses.   
 


In the LI District pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 


 
A. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the requirements in subsection 404.10. 
 


B. Utility facility, subject to Section 1101 for site design review. 
 
C. Roads, highways and other transportation facilities and improvements 


 
702.04 Similar Uses.   
 


Any use not specifically listed as a permitted or conditional use in this district, that is similar in 
character, scale and performance to the permitted uses specified in subsection 702.02 may be allowed 
as a similar use subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 


 
702.05 Prohibited Uses.   
 


Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the LI District. 


 
702.06 Nonconforming Uses.   
 


Nonconforming uses found in the LI District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 


 
702.07 Standards and Limitations.   
 


In the LI District, the following standards and limitations shall apply: 
 


A. Parcel Size and Dimension.   
 


1. Minimum Parcel Size.  The minimum parcel size for any use shall be 20,000 square 
feet. 
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ORDINANCE AMENDMENTS 
Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 


 
SECTION 700 B INDUSTRIAL DISTRICTS 


 
703. HEAVY INDUSTRIAL DISTRICT (HI) [Last Amended 06/28/18; Ord. 906] 
 
703.01 Purpose.   
 


The purpose of the HI District is to provide for industrial uses with high-nuisance characteristics that 
are incompatible with adjacent urban residential uses or for industrial uses where space or 
performance characteristics demand a specialized locale.  All required services shall be available to the 
site, including necessary major utility lines and sewer and water facilities.  Whenever appropriate, 
heavy industrial uses shall be located within urban growth boundaries so that necessary urban-level 
services can be provided in an efficient and economic manner. 


 
703.02 Permitted Uses.   
 


In the HI District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 703.07, and pursuant to Section 1101 for site design review: 


 
A. Grain elevators, feed mills and seed cleaning plants; 


 
B. Manufacture of forest products, including sawmills, planing mills, plywood and particle board 


plants and pulp and paper mills; 
 


C. Auto wrecking yards; 
 


D. Animal slaughtering, meat-packing and rendering plants; 
 


E. Facilities for the processing or production of oil, natural gas, geothermal resources or other 
hydrocarbons; 


 
F. Manufacture of clay products, brick, tile and cement and including mining of materials used in 


production; 
 


G. Outdoor storage of raw materials or finished products associated with any permitted use; 
 


H. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
I. Community or municipal water supply system; 


 
J. Community or municipal sewer system; and 


 
K. Signs, pursuant to the sign provisions set forth in Section 1006. 


 
L. Dwelling for caretaker or watchman in conjunction with permitted use.  Site design review is 


not required for the dwelling. [Added 6/5/85, Ord. 409; Amended 7/9/98, Ord. 648] 
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M. Utility facility. [Added 12/05/02; Ord. 720] 


 
N. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 


1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 


 
 


The following uses have been approved as a Similar Use in the HI district: 
 


$ Asphalt batch plant (SU-01-98), 
$ Cell Tower (SU-01-99) 


 
703.03 Conditional Uses.    
 


In the HI District, no use may be allowed as a conditional use. 
 
In the HI District pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 


 
A. Roads, highways and other transportation facilities and improvements 
 


 
703.04 Similar Uses.   
 


Any use not specifically listed as a permitted use in this district that is similar in character, scale and 
performance to the permitted uses specified in subsection 703.02, may be allowed as a similar use 
subject to the provisions of Section 1206, and pursuant to the Type A application procedure set forth 
in Section 1301. 


 
703.05 Prohibited Uses.   
 


Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the HI District. 


 
703.06 Nonconforming Uses.   
 


Nonconforming uses found in the HI District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 


 
703.07 Standards and Limitations.   
 


In the HI District, the following standards and limitations shall apply: 
 


A. Parcel Size and Dimensions. 
 


1. Minimum Parcel Size.  The minimum parcel size for any use shall be two (2) acres. 
 


2. Depth-to-Width Ratio.  The maximum depth-to-width ratio for any newly-created 
parcel shall be 3:1. 
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ORDINANCE AMENDMENTS 
Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 


 
SECTION 800 B PUBLIC FACILITIES DISTRICTS 


 
801.  PUBLIC ASSEMBLY INSTITUTIONAL DISTRICT (PAI)  
 
801.01  Purpose. 
 


The purpose of the PAI District is to accommodate the present foreseeable demand 
for public and private assembly use and institutional facilities to serve both local and 
regional needs. When sited adjacent to urban development, PAI uses shall be 
compatible and coordinated with city comprehensive plans. The PAI District shall be 
subject to the site design review provisions of this Ordinance regarding the review, 
approval and staging of all phases of development and the programming, installation 
and maintenance of all improvements. 


 
801.02  Permitted Uses.   
 


In the PAI District, the following uses shall be permitted subject to the standards and 
limitations set forth in subsection 801.07 and pursuant to Section 1101 for site design 
review: 


 
A. Any use providing for the public or private assembly of persons for religious, 


charitable, philanthropic, cultural, recreational or educational purposes, 
including churches, auditoriums, armories, youth centers, social halls, 
fairgrounds, group camps, school, kindergartens, play-schools, day nurseries 
and day-care schools; 


 
B. Clinic; 


 
C. Club or lodge; 


 
D. Convalescent or nursing home; 


 
E. Cemetery; 


 
F. Dwelling for caretaker or watchman in conjunction with a permitted use. If a 


dwelling is a mobile home, it shall, in addition to the requirements of this 
Section, also be subject to the requirements of this Section, also be subject to 
the mobile home standards set forth in Section 1002; 


 
G. Accessory uses; 


 
H. Temporary structures as may be required during construction of an authorized 


permanent structure. Such temporary structure shall be removed upon final 
inspection of the permanent structure by the Building Inspector; 
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I. Community or municipal water supply system;       
 


J. Community or municipal sewer system; and  
 


K. Signs, pursuant to the sign provisions set forth in Section 1006. 
 


L. Roads, highways and other transportation facilities and improvements. 
 
             
801.03  Conditional Uses. 
 


In the PAI District, pursuant to the Type B application procedure set forth in Section 
1301, and subject to the conditional use review criteria listed in Section 1202, and 
subject to Section 1101 for site design review and any other applicable criteria 
established by this Ordinance, the following uses may be allowed conditionally: 


 
A. Farm uses as follows: The current employment of land, including that portion 


of such lands under buildings supporting accepted farming practices, for the 
purpose of obtaining a profit in money by raising, harvesting and selling 
crops; or by the feeding, breeding, management and sale of, or the production 
of livestock, poultry, fur-bearing animals, or honey bees; or by dairying and 
the sale of dairy products and other agricultural or horticultural use or animal 
husbandry; or by any combination thereof. Farm use includes the preparation, 
storage and marketing of the products raised on such land for man=s use and 
animal use; 


 
B. Propagation and harvesting of a forest product; 


 
C. Duplex or multi-family dwelling, or group living quarters, in conjunction 


with a permitted use. If a dwelling is a mobile home, it shall, in addition to 
the requirements of this Section, also be subject to the mobile home standards 
set forth in Section 1002; and 


 
D. Operations conducted for the exploration of oil, natural gas or geothermal 


resources subject to the Type A application procedure set forth in Section 
1301. 


 
801.04  Similar Uses. 
 


Any use not specifically listed as a permitted or conditional use in this District that is 
similar in character, scale and performance to the permitted uses specified in 
subsection 801.05, may be allowed as a similar use subject to the provisions of 
Section 1206, and pursuant to the Type A application procedure set forth in Section 
1301. 


 
801.05  Prohibited Uses. 
 


Uses of land and water not specifically mentioned in this Section, and not allowed as 
a similar use, are prohibited in the PAI District. 


 
801.06  Nonconforming Uses. 
 


Nonconforming uses found in the PAI District are subject to the nonconforming use 
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Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 


 
SECTION 800 B PUBLIC FACILITIES DISTRICTS 


 
802. PUBLIC WORK/SAFETY DISTRICT (PWS) [Last amended 7/9/98, Ord. 648] 
 
802.01 Purpose. 
 


The purpose of the PWS District is to accommodate the present foreseeable demand for public works 
and safety facilities and utility facilities and uses to serve local needs and to serve regional needs, 
when appropriate. When sited adjacent to urban development, PWS uses shall be compatible and 
coordinated with city comprehensive plans. The PWS District shall be subject to the site design review 
provisions of this ordinance regarding the review, approval, programming, installation and 
maintenance of all improvements. 


 
802.02 Permitted Uses. 
 


In the PWS District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 802.06, and pursuant to Section 1101 for site design review'. 


 
A. Utility facility, substation, transformer, gate station, pumping or lift station; telephone, 


telegraph, radio, microwave, or television transmitter facilities of any kind, any storage 
facilities in conjunction with any of the above; 


 
B. Municipal water supply, treatment, storage, transmission and distribution facility; 
 
C. Municipal sewage collection, treatment and disposal system; 
 
D. Sanitary landfill; 


 
E. Public works yards, shops, bus barns, equipment and materials storage yards, and similar uses; 
 
F. Fire stations; 


 
G. Dwelling for caretaker or watchman in conjunction with a permitted use. Site design review is 


not required for the dwelling; [Amended 7/9/98, Ord. 648] 
 


H. Accessory uses; 
 


I. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
J. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the requirements in subsection 404.10; and 
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K. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
 


 
802.03 Conditional Uses. 
 


In the PWS District, pursuant to the Type B application procedure set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this Ordinance, the following uses may be allowed conditionally: 


 
Parks or playgrounds owned and operated by a governmental agency or a nonprofit 
community organization, subject to Section 1101, Site Design Review. 
 
Roads, highways and other transportation facilities and improvements.  


 
802.04 Prohibited Uses. 
 


Uses of land and water not specifically mentioned in this section shall be prohibited in the PWS 
District. 


 
802.05 Nonconforming Uses. 
 


Nonconforming uses found in the PWS District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 


 
802.06 Standards and Limitations. 
 


In the PWS District, the following standards and limitations shall apply: 
 


A. Dwelling Density. 
 


Not more than one (1) dwelling shall be permitted on any parcel. 
 


B. Parcel Size and Dimension. 
 


1. Minimum Parcel Size. 
 


The minimum parcel size shall be 20,000 square feet, plus 20,000 square feet for any 
dwelling. 


 
2. Depth-to-Width Ratio. 


 
The maximum depth-to-width ratio for any newly-created parcel shall be 3:1. 


 
C. Setbacks. 


 
The minimum setback for all yards shall be twenty (20) feet for all uses, except as follows: 


 
1. The minimum setback shall be five (5) feet for all yards for signs. 
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PUBLIC FACILITIES DISTRICTS 
 


803. PUBLIC AIRPORTS/LANDING FIELDS DISTRICT (PALF) [Last amended 7/9/98, Ord. 648] 
 
803.01 Purpose.   
 


The purpose of the PALF District is to accommodate the present foreseeable demand for public 
airports and private landing fields to serve both local and regional business and leisure use.  When 
sited adjacent to an urban growth boundary or an urban center, PALF uses shall be compatible and 
coordinated with city comprehensive plans.  The PALF District shall be subject to the site design 
review provisions of this ordinance regarding the review, approval and staging of all phases of 
development and the programming, installation and maintenance of all improvements. 


 
803.02 Permitted Uses.   
 


In the PALF District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 803.06 and pursuant to Section 1101 for site design review. 


 
A. Aircraft landing field, public or private; 


 
B. Farm uses; [Amended 7/9/98, Ord. 648] 


 
C. Dwelling for owner, caretaker or watchman in conjunction with a permitted use.  Site design 


review is not required for the dwelling; [Amended 7/9/98, Ord. 648] 
 


D. Accessory uses; 
 


E. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 


 
F. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 


the requirements in subsection 404.10; 
 


G. Community or municipal water supply system; 
 


H. Community or municipal sewer system; and 
 


I. Signs, pursuant to the sign provisions set forth in Section 1006. 
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803.03 Conditional Uses.   
 


In the PALF District, no use may be allowed as a conditional use. 
 


In the HI District pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 


 
A. Roads, highways and other transportation facilities and improvements 


 
 
 
803.04 Prohibited Uses.   
 


Uses of land and water not specifically mentioned in this Section shall be prohibited in the PALF 
District. 
 


803.05 Nonconforming Uses.   
 


Nonconforming uses found in the PALF District are subject to the nonconforming uses provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 


 
803.06 Standards and Limitations.   
 


In the PALF District, the following standards and limitations shall apply: 
 


A. Dwelling Density.   
 


The maximum overall dwelling density shall be established by the decision-making body 
subject to Section 1101 for site design review, and not more than one (1) dwelling shall be 
permitted in conjunction with any proposed aircraft landing field. 


 
B. Parcel Size and Dimension. 


 
1. Minimum Parcel Size.   


 
The minimum parcel size for an aircraft landing field shall be ten (10) acres and the 
parcel size for any other use shall be established by the decision-making body subject 
to Section 1101 for site design review. 


 
2. Parcel Width.   


 
The minimum parcel width for any use shall be established by the decision-making 
body subject to Section 1101 for site design review. 


 
3. Depth-to-Width Ratio.   


 
The maximum depth-to-width ratio for any newly-created parcel shall be established 
by the decision-making body subject to Section 1101 for site design review. 


 
C. Setbacks.   
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 YAMHILL COUNTY PLANNING COMMISSION 
Thursday, April 7, 2022 - 7:00 p.m. 


Yamhill County Courthouse, Room 32 
535 NE Fifth Street 


McMinnville, Oregon 97128 
 


Roll Call: Matt Dunckel, Kit Johnston, Mark Gaibler, Dan Armstrong, John Abrams, Paulette Alexandria, Brett 
Veatch Absent: Alan Halstead, Marjorie Ehry Staff: Ken Friday, Desiree Lundeen, Alicia Lisle, Stephanie Curran 
 
Chair Dan Armstrong opened the public hearing and introduced new County Counsel, Jodi Gollehon, to Planning 
Commission members. 
 
Approval of minutes from February 3, 2022, hearing.  Paula motioned to approve; Mark seconded. Motion passed 6-0, 
Brett Veatch abstained. 


 
QUASI-JUDICIAL PUBLIC HEARINGS:   


DOCKET NO.:  G-01-22 
 
REQUEST: A proposal to update Sections of the Yamhill County Zoning Ordinance to add “Roads, 


highways and other transportation facilities and improvements” as a permitted use to the 
following zoning districts.   


 
a. Mineral Resource District ï Section 404 (MR) 
b. Parks, Recreation, Open Space District ï Section 405 (PRO) 
c. Rural Residential Districts ï Sections 501 (AF-10), 502 (VLDR), and 503 (LDR)  
d. Commercial Districts ï Sections 601 (RC), 602 (NC) and 603 (HC) 
e. Industrial Districts ï Sections 701 (RI), 702 (LI) and 703 (HI) 
f. Public Assembly Institutional District ï Sections 801 (PAI) 
g. Public Works/ Safety District ï Section 802 (PWS) 
h. Public Airports/ Landing Fields District ï Section 803 (PALF) 


 
APPLICANT: Yamhill County 


CRITERIA: Section 1207.01 of the Yamhill County Zoning Ordinance. 


Abstentions or objections: none 
 
Skipped the raise it or waive it statement because it is a legislative hearing.  
 
Ken Friday read the staff report. 
 
Ken Friday: These amendments were initially before the Planning Commission on July 9, 2020, at the McMinnville 
Civic Hall.  The commission voted to not proceed with the proposed amendments until the social distancing requirements 
would allow for citizen participation and Board of Commissioners rendered a decision about the Yamhelas Westsider 
trail.  That is why it is coming back to you now.   
 
The one item I did drop from consideration related to modifying the farm zone language to no longer require 
transportation improvements it to be processed as a conditional use.   I dropped it due to the controversary it caused at 
the last hearing.   
 
I had several questions come to me and one of them was:   
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1) If these amendments were brought forward in 2020 and postponed due to the Trail issue, why are they necessary 
now that the Board has withdrawn the land use application for the YWT? 


 
The simple answer is these transportation amendments are not trail amendments.   Yes, the need for them was identified 
in a trail decision, but not allowing transportation facilities in our nonfarm and exception areas has far larger implications 
than the trail as transportation facilities (roads) are not allowed in these zones.  What that means is there is no mechanism 
to allow roads in exception areas because they are not listed as a use.   
 
This is not a way to resurrect the trail, this is to allow roads and transportation facilities in these zones. 
 
The next question is: 
 


2) Iôve heard that these amendments are being proposed because of the Newberg-Dundee Bypass and ODOT 
needing to have transportation uses allowed in certain zones.   


 
Yes, the bypass is one of the concerns.  (I received an e-mail from Dan Fricke of ODOT in December and I included it 
in the record.) 
 
From:FRICKEDanielL  
Sent:Friday,December10,20216:25AM 
To:KenFriday<fridayk@co.yamhill.or.us> 
Subject: Newberg-Dundee Bypass Phase 2 
 
<In the email he describes interchange improvements to be part of the Newberg/Dundee bypass improvements.>  He 
states: 
 
At the proposed interchange location, Yamhill County zoning on the west side of OR 219 is VLDR 2.5 and AF-10 on the 
east side.  In the area of the Wynooski Road realignment, the County zoning is PWS.  Transportation improvements, such 
as those described above, are not permitted uses in the AF-10 and PWS zoning districts.  You indicated that County staff 
had initiated ordinance amendments to add transportation improvements to these districts but that work had been 
delayed for several reasons.  ODOT would strongly support completion of those ordinance amendments as they would 
facilitate construction of these important transportations projects that will help advance Phase 2 of the Newberg-Dundee 
Bypass.  The Phase 2A project has funding available and is moving through the design process. 
 
That is one of the reasons I am bringing this forward. 
 
The next question I received was:   
 


3) The county already has a process to obtain approval for transportation related uses in these zones, which requires 
public scrutiny.  Why is the current process insufficient?  


 
 We do not have a process to obtain approval for transportation related issues in these zones.  We do have 


a process for roads and transportation facilities in the farm zone, we do not have a process for 
transportation facilities in these exception areas.  That is because when roads and transportation facilities 
were added to the farm and forestry zones, there was no corresponding addition to the nonfarm and 
exception areas.  


 
The Land Use Board of Appeals (LUBA) specifically noted roads and transportation facilities  not allowed in the AF-10 
zone and that YCZO 501.04 states ñuses of land and water not specifically listed in this section are prohibited in the AF-
10 District.ò  That wording is in these districts.   Simply stated, since it is not listed as a use, it is not allowed. 
 


 Ultimately, what is adopted is up to the Board.  This proposal is a starting point based on what we have 
previously allowed in these zones.   


 
The next question was: 
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4) Why add transportation facilities in zones that shouldnôt have a trail like the Heavy Industrial or Public Airport 
zones?  


 
The answer is twofold.  First, these amendments are not about placement of a trail or of a future application.  These 
amendments are about transportation facilities.   
 
Second, our Code states that the zones go to the centerline of roads ï so the roads do not have a separate zoning.  Thatôs 
why I recommend placement of it in all the other zones because these other zones are next to or on either sides of existing 
roads. 
 
I have a few examples of what I am concerned about.   
 


1) The first one is Highway 99W by the intersection with Highway 47.  There is a myriad of zones at that 
intersection along with a bridge.  What happens if there is a need to repair the bridge or improve the 
intersection?  Since a road is not permitted in these zones do we process it as an alteration of a nonconforming 
use? 


 
2) The next example is of a 10-lot subdivision in the Very Low Density Residential zone approved in 2014.  These 


roads in the subdivision are new road.  We couldnôt do this as a nonconforming use.  
 


3) The last example is one from the Grand Ronde Area.  It is a proposal for a safety improvement on a corner of 
Highway 22.  If you have ever traveled this way you likely agree it is a needed safety improvement.  (I have a 
friend that drives log truck, and he does not like this corner.)  Unfortunately, the portion in Yamhill County is in 
the AF-10 zone ï which LUBA has said does not allow roads or transportation facilities.  I have suggested this 
might be able to be processed as an alteration of a nonconforming use, however someone could fight that 
determination and argue that it is new use since it is a new right of way with a new road extension.    


 
The last question was: 
 


5) Why is this language so open or permissive?  
 
My recommendation is based on two past practices.  First, for at least the past 30 years our office has always considered 
roads to be allowed uses in these zones.  My proposed language is simply to reestablish what we previously had allowed. 
 
Second, Yamhill County has historically tried to be only as restrictive as the state statutes and administrative rules.  I can 
only think of a few instances where we have been more restrictive.  The proposal is to allow what is allowed by the statue 
and administrative rules.  
 
I am not trying to be more restrictive than state law.  I also want to note that if we are more restrictive, then we need to 
provide a Measure 56 notice.  Since this proposal is less restrictive, no Measure 56 notice is required. 
 
Could the Planning Commission or Board of Commissioners be more restrictive?  Yes, absolutely.  And if that is your 
desire, then recommend that to the Board.   
 
Now, as far as process, this is a legislative amendment so you do not have to follow your order of procedure with 
proponents/opponents you can just call folks up to testify.   
 
Dan Fricke from ODOT is here to answer questions from the Planning Commission so I was going to ask if he could be 
the first one up to testify.    
 
Proponent 
 
Dan Fricke, ODOT, Salem: I support this application because as of now, there is no easy mechanism to get roads 
approved through the county and this is an easier way then having to go through a zone change or condition use land use 
application. 
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Kit Johnson: How much tougher would it be to do a conditional use instead of being outright permitted? 
 
Dan Fricke: We would have to apply to the county for a conditional use permit, which takes a little more work, not as 
much as a zone change. Especially when we are trying to do something to justify a use with a general zone. 
 
Paulette Alexandria: If we did a conditional use, would that solve the problem with the bypass? 
 
Dan Fricke: The current proposal would solve the issue with the bypass, it would make it a conditional use permit instead 
of an outright permitted use. 
 
Mark Gaibler: It seems to me with ODOT that when it comes to the bypass, they pretty much just did what they wanted 
to. If someone owned a piece of property, regardless of the zone, you guys just took it, or did that imminent domain thing 
if they didnôt want to do it. Wouldnôt you just do that? 
 
Dan Fricke: In terms of purchasing the property, certainly. For land use for the bypass, we went through one of the largest 
goal exceptions in the history of the state. It was not only approved by Yamhill County, but the cities of Newberg and 
Dundee as well. So, in my mind as far as land use, we didnôt just go do what we wanted. As far as acquisition, we try to 
work with the property owners, but at the end of the day if we need the property, we have the option of imminent domain. 
 
Mark Gaibler: I guess at the end of the day, there is already a system in place where you can do your development. 
 
Dan Fricke: There is a process in place. I guess the question would be what process we have to follow, and what land 
use steps we need to follow, find out what zone theyôre in and follow the procedure. 
 
Ken Friday: We do not have a road zone. If we donôt have that zone and we are doing a new road, does that mean we 
have to change it to farm use and then say this road is zoned for farm use as a result and then we have to a farm 
compatibility impact study. It doesnôt sense for these to be conditional uses in our rural residential zones, AF-10 or 
VLDR zones. That is where we want development. The roads are already analyzed during the subdivision application 
process, and I donôt think they need to get analyzed again through the conditional use process. 
 
Matt Dunckel: I agree completely with roads, but we get a broad definition of transportation facilities which include 
trails. Is there a way to separate roads and trails? 
 
Ken Friday: If you want us to change the language and bring this back, we can. But if you put a road then people can 
bike or walk on it. I agree with you this is broad language. 
 
John Abrams: If this will be permitted use, what avenues will there be to oppose a permitted use say in the VLDR zone? 
 
Ken Friday: You would oppose the subdivision of the land, which is where the road would come in. 
 
Brett Veatch: That is straightforward. What about something like the bypass for instance.  
 
Ken Friday: As mentioned earlier, the bypass went through extensive goal exceptions in the state. 
 
Brett Veatch: What if the County decides to put a road through a farmerôs field. 
 
Ken Friday: They would have to do a farm impact study and show that it is not going to interfere with current farming 
practices. 
 
Brett Veatch: If it is an outright permitted use, what situation can you envision someone objecting and not having the 
mechanism to oppose it? 
 
Ken Friday: I donôt envision it happening. 
 
Matt Dunckel: What about making it a conditional use? 
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Ken Friday Our office is fee supported and we charge agencies when they are making applications. A conditional use 
permit is about $2500. If you want them to go through that process, make that the recommendation.  
 
Brett Veatch: What if we exclude AF-10 zone since the roads are looked at in the subdivision approval and make it 
conditional use approval on the rest of the zones. It seems like it might add some transparency. 
 
Ken Friday: If thatôs what you want to do, thatôs great. 
 
Dan Armstrong: Conditional use can be approved by your office on its own? 
 
Ken Friday: We send out a notice, ask for any comment. Then if no one makes any comments or the comments can be 
addressed through conditions, then we make a decision. Then it has 15 days to get appealed,  and then it goes before the 
Board of Commissioners. 
 
Dan Armstrong: How much is it? 
 
Ken Friday: About $2500 to apply, and $250 to appeal the decision. 
 
Dan Fricke: As far as conditional use experience, we had to do one through Yamhill County a couple of years ago. It 
was opposed by a neighbor, and we had to appear before the Board of Commissioners. 
 
Dan Armstrong: Friends of Yamhill County asked for a continuation in their letter to dial down the language before we 
continue. Are we going to do this?  
 
Ken Friday: If that is what you want to do. 
 
 
Testimony 
 
Wendie Kellington, I am an attorney, I represent many of the people opposed to the trail. First of all, the language in this 
proposal should be changed to reference motor transportation to make it clearer. Second of all, all Phases of the bypass 
are requiring some sort of land use, and ODOT is capable of applying for these as well as anyone else. This proposal 
shouldnôt be pushed through just because it makes it easier for ODOT. I do know the county believed that trails were 
outright permitted in every zone, without even a conditional use permit. There are certain zones this makes sense putting 
in as permitted uses, but there are some will have big impacts and need to be evaluated. Major road infrastructure changes 
can have huge impacts. Having a little bit of transparency makes a lot of sense. Our request to you is to figure out which 
zones should have these as permitted uses, and which zones should be conditional use, and go from there. 
 
No questions from Planning Commissioners. 
 
Lee Schrepnel, 6501 NE Hwy240, Yamhill: we know Phase 1 of the bypass is exists, and we can assume Phase 2 is 
going to happen. I donôt think we need to make broad, sweeping changes to the zoning code to make that happen. Phase 
I worked, you made it happen. If ODOT has to go through the courts to get road approval, that is why the system is there. 
It does not mean that Yamhill County has to facilitate roads through industrial lands and the other 13 zones on that list. 
The proposal as written is too broad and inclusive and goes beyond the needs of the bypass. What is being proposed goes 
beyond reasonable and is too broad. 
 
No questions from Planning Commissioners. 
 
Celine McCarthy, PO Box 417, Gaston, 97119: Iôm listening that ODOT did the Phase 1 and went through some sort of 
process. And now they are going through Phase 2 of the bypass, and they want to simplify the process, which I can 
understand. Since this is such a broad sweeping language, Iôm looking at a private property owner, I think people who 
are going to be affected should have some kind of say. With the experience Iôve had dealing with the county, Iôm a 
property owner, I was never notified there was going to be a big change to my property with the trail going in. I never 
got a note, I never got a letter. People that have property, if their road is going to be impacted, I think they should have 
some kind of a say without it being totally permitted. 







 


 Yamhill County Planning Commission Minutes ï April 7, 2022 - Page 6  


 
No questions from Planning Commissioners. 
 
Bob Youngman, 401 E 1st St, Newberg: I want to speak as someone born and raised in Yamhill County and a concerned 
citizen. My parents moved here 80 years ago and were in public service. Iôm concerned about the future of Yamhill 
County, that we carry on the traditions and features of this area, which are now becoming separate features from the 
Portland Metro area. It is clear to me we need to value what has made Yamhill County successful.  
 
No questions from the Planning Commission. 
 
Dan Armstrong: When can we be without Zoom? 
 
Ken Friday: Never, state law has changed so we have to offer remote options for hearings. 
 
Kathryn Jernstedt, PO 1083, McMinnville for Friends of Yamhill County: thank you Mr. Friday, for clarifying that these 
changes are not about the trail, and we need to give these some serious thought. I am encouraged by the discussion of 
conditional use, sometimes it works, sometimes it doesnôt, but it gives people the option to weigh in. For transparency, 
I think this is a good process. We acknowledge the absence of this language is something that needs to be addressed and 
I think making it a Condition Use is the best way. 
 
No questions form the Planning Commissioners. 
 
Staff Recommendation: Placing roads, highways and other transportation facilities in these 14 zones. If you want to 
identify some or all of the zones with conditions, that is ok but not my recommendation. 
 
Matt Dunckel: I donôt really want to vote for this whole package as a permitted use. Can we separate this? I object to the 
words ñother transportation facilitiesò. This could eventually mean light rail. 
 
Ken Friday: I donôt have an easy way to say that we are going to allow all transportations modes other that the Yamhalis 
Trail. 
 
Paulette Alexandria: if you could do the bypass without this language, why do you have to change it now? 
 
Ken Friday: It was pointed out in a recent LUBA decision about the trail spelled out to the county that roads are not 
permitted uses in our zones. If you allow it one zone, it is not automatically allowed in other zones. 
 
Paulette Alexandria: So, you would not have been able to get phase 1 of the bypass done, if this language relating to the 
trail hadnôt come out. 
 
Ken Friday: The point was never litigated until the trail. 
 
Paulette Alexandria: what would happen if you put in the words ñmotor vehicle roadsò instead of the broader language? 
 
Ken Friday: I donôt know. 
 
John Abrams: If it is a permitted use, is an impact study of some degree required? 
 
Ken Friday: Yes.  You have to show it is compatible with the zone/area. 
 
John Abrams: So, if it is a permitted use, is an impact study of some degree required? 
 
Ken Friday: You would have to show how it is compatible in the zone. If you want to make it a conditional use, then 
please recommend it. A conditional use would be better than nothing, because right now we do not have an avenue to 
add/repair roads in these zones. 
 
Dan Armstrong closed the public hearing at 8:05 pm. 
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Deliberation 
 
Dan Armstrong: It sounds like conditional use is the issue? I generally donôt like making things more restrictive than the 
state, and that is what we would be doing if we made it conditional use in all zones. Do we want to make it conditional 
use in all zones? 
 
Brett Veatch: I donôt want this to be a conditional use in the VLDR-2.5, VLDR-5 or AF-10 zones, because it is already 
covered in the subdivision process. Restricting them completely in these residential zones doesnôt make sense. It would 
give a little more transparency. 
 
Paulette Alexandria: I will not vote yet for anything with this vague terminology. I donôt care if it is conditional use, I 
donôt think there is enough protection. Once we approve it, legal is going to say, well itôs approved so we have to let it 
go through. 
 
Kit Johnson: Are we the last say? 
 
John Abrams: No, it goes through the Board of Commissioners for a final decision. I agree with what Brett says but 
would take the flip side with PAI and Parks and Rec zoning. I would make it outright permitted in those zones. In the 
other zones I would say motor vehicle roads should be outright permitted. I think it should be piecemealed out by zone. 
 
Dan Armstrong: A road, you can ride a bicycle on the road, a horse, walk; so, when we say road, we are dumping it in 
there. I think we are trying to define this too much. Having other transportation and facilities is good, because if we need 
a bike path it would be covered. I travel Hwy 47 quite a bit and the white line, the fog line, several sections are just 
crumbled into the ditch. Iôve seen little kids try to do that ride. 
 
Paulette Alexandria: Iôve seen cyclists huddling on the side of the road while a log truck went by them inches away. 
 
Dan Armstrong: Trying to define this down too narrow is going to be difficult. Saying conditional use will make it case 
by case. 
 
Brett Veatch: I would like to amend it as an outright permitted use in park and recreation zones, I didnôt think about 
walking trails and things like that. That is a good idea. 
 
Dan Armstrong: So permitted use in Park and Rec zones, rural residential zones, permitted use, then conditional in 
everything else. 
 
Brett Veatch: That is what I would propose. 
 
John Abrams: What is a PAI zone? 
 
Ken Friday: Public Assembly Institutional. The cemetery is in this zone. 
 
Dan Armstrong: Did you get that Mark? 
 
Mark Gaibler: Yea, I guess itôs legitimate. I hate to see blanket laws across the county where you can put a road anywhere 
and nobody has a chance to say anything about it. 
 
Dan Armstrong: A conditional use notice goes out to surrounding property owners. 
 
Kit Johnson: I like the conditional use idea but wouldnôt mind doing permitted use in Park and Recreation zones, Public 
Assemblies. 
 
Brett Veatch: What about the small acreage 2.5 acre, 5 acres AF-10 zone? 
 







 


 Yamhill County Planning Commission Minutes ï April 7, 2022 - Page 8  


Kit Johnson: Probably not, I would have to check the Yamhelas Trail to see what zones are included, because I donôt 
want the trail. 
 
Ken Friday: AF-10 is included in the Westside trail zoning. 
 
Brett Vetch: We donôt have that many subdivisions that go into the AF-10 zone, do we? 
 
Ken Friday: No, Iôve approved one in 30 years. 
 
Brett Veatch: In that case Iôm willing to give up permitted use in AF-10. 
 
Dan Armstrong: If youôre concerned about the Westsider Trail, can we let in the AF-10 because itôs residential? 
 
Ken Friday: The three-mile first part of the trail had AF-10 and heavy industrial zoning, but you guys are thinking about 
making those conditional use. 
 
Brett Veatch: On the trail though, you would have to approve the whole thing, if you had a mix of zones, if you got 
conditional use on one, you got it covered. 
 
Mark Gaibler: Are we taking out AF-10 or leaving it in? 
 
Dan Armstrong: What do you say Mark? 
 
Brett Veatch: I say we could leave it in. 
 
Kit Johnson: I say take it out. 
 
Brett Veatch: Kit says take it out, youôre the tie breaker. 
 
Mark Gaibler: Iôm with Kit. 
 
Brett: I could go either way on it, based on what Ken said, where weôve had one subdivision approved in AF-10 in 30 
years, I donôt think it will be a hot button issue that comes up. 
 
Matt Dunckel: I could go either way. I donôt like the fact the County needs roads built and maintained while we were 
spending public money on the trail and with the homeless situation it brings up other ideas. I vote for Brettôs idea. 
 
John Abrams: Iôm torn, my natural inclination is for less regulation. Iôm ok with whatôs been discussed tonight. 
 
Brett Vetch: I think it makes sense to leave them permitted in VLDR, Park and Recs. I think it is a fair trade off to make 
it conditional in other areas. 
 
John Abrams: I think weôve made the issues for the paid crew to look it when it leaves this body. I would be fine with 
what we discussed. 
 
Brett motioned to approve roads a permitted use in the VLDR zone, Park and Rec Zone and PAI zones. All other zones 
are subject to conditional use approval. 
 
Mark Gaibler seconded. 
 
Motion passed 6-1, Paulette Alexandria voting no. 
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Other Business:  
 
Dan Armstrong asked about Marjorieôs health and if she will still want to continue to be a member of the Planning 
Commission. 
 
Ken Friday stated she is getting better, but he doesnôt know if she will continue her duties as a Planning Commissioner. 
 
Dan Armstrong: How did the recent zone change go with the Board of Commissioners? 
 
Ken Friday: It was approved with an overlay. What the applicants presented to the BOC was different than what they 
applied for with the Planning Department. They wanted unlimited use, not just a farm store. 
 
Dan Armstrong gave a reminder to the commissioners to submit their ethics paperwork to the State Commissioner Office 
by April 15. 
 
Hearing Adjourned: 8:30 pm 







 


 


 


/Φ  /ƻƳƳŜƴǘǎ ǊŜŎŜƛǾŜŘ 


 







































































































































































































































































































































































































































 
100 HIGH STREET S.E., Suite 200  |  SALEM, OREGON 97301  |  www.mwvcog.org 


T: 503.588.6177  |  F: 503-588-6094  |  E: mwvcog@mwvcog.org 


An equal opportunity lender, provider, and employer 
 


 


 Serving member governments in Marion, Polk, and Yamhill Counties    


To:  Clay Downing, CPRD Superintendent 


From:  Curt Fisher, Associate Planner, MWVCOG 


Re:  Potential YCZO amendments and Ewing Young Bridge Permitting 


Date:  January 28, 2025 


 


The CPRD superintendent requested input from COG planning staff on pending amendments to the 


Yamhill County Zoning Ordinance (YCZO) that are anticipated to go before the Yamhill County Planning 


Commission in February for the potential impact on future permitting of the Ewing Young Park pedestrian 


bridge. It has been explained that the amendments are the same that went before the County Planning 


Commission in April of 2022. According to the 2022 staff report, the amendments were initiated in 


response to the 2018 LUBA remand that appealed the Yamhelas Westsider Trail. The decision determined, 


in part, that transportation facilities, including bridges, are not an allowed use in the AF-10 zoning district 


where the Ewing Young Bridge is located. The proposal would add “roads, highways, and other 


transportation facilities and improvements” as a conditional use to the AF-10 district. I understand that, 


because transportation facilities in the AF-10 district are the controversial element of the amendment 


package for potential implications for portions of the Yamhelas Westsider Trail in the AF-10 district, the 


Planning Commission/County Commissioners declined to pass the amendments in 2022. The 


amendments appear to address the principal reason for the denial of the previous Site Design Review 


application for the Ewing Young Bridge. The amendments will be the subject of a public hearing in 


February before the Planning Commission. 


The amendment would allow CPRD to submit the previously denied Site Design Review application as a 


conditional use permit. The conditional use process would allow Yamhill County staff to include conditions 


of approval to craft a narrow decision to minimize any implications across the rest of the AF-10 district. 


Previous analysis provided by the County attorney suggested initiating a zoning map amendment to 


rezone the site from AF-10 to PRO – Parks, Recreation and Open Space District. COG planning staff 


understand that the resistance to the amendments to the AF-10 district in 2022 was a result of the 


Yamhelas Trail controversy. Therefore, a zoning map change to PRO would remove the Ewing Young 


Bridge project from the AF-10 district, would insulate the project from the Yamhelas Trail controversy to 


some degree, and provide multiple paths of approval within the permitted uses in the PRO. However, the 


map change would likely require another application submitted by CPRD. 


If the amendments stall again, CPRD could advocate an alternate path to amend the permitted parks use 


and/ or park definition to allow the bridge to be permitted as a park improvement instead of a 
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transportation facility in the AF-10. This option could involve adopting code language reflecting OAR 660-


034-0035 – Park Uses on Agricultural Land, which describes support facilities –  including roads, bridges, 


and walkways – as allowed park uses on agricultural land:  


(f) Support facilities serving only the park lands wherein the facility is located: water supply 


facilities, sewage collection and treatment facilities, storm water management facilities, 


electrical and communication facilities, restrooms and showers, recycling and trash 


collection facilities, registration buildings, roads and bridges, parking areas and walkways 


The intent here would be to capture the bridge within the definition of a park to allow it to be permitted 


as a park feature instead of a transportation facility – consistent with the code interpretation CPRD 


assumed with the submittal of the previous Site Design Review application. 


This is just being communicated as a fallback option. The Ewing Young project does not appear to be the 


source of any controversy surrounding these amendments, but rather an unfortunate side effect of the 


Yamhelas Trail controversy. With that said, the most prudent course of action in the near term seems to 


be to give space to County planning staff so they can shepherd the amendments through the hearings 


process with the hope for an opportunity in the near future to resubmit the Ewing Young Bridge SDR 


application as a conditional use. 
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Tuesday, February 10, 2026 
 
TO:  Yamhill County Board of Commissioners 
 
FROM:  Clay Downing, Superintendent, Chehalem Park and Recreation District  
 
CC:  Board of Directors, Chehalem Park and Recreation Directors 

Casey Creighton, Assistant Superintendent, Chehalem Park and Recreation District 
Ken Huffer, County Administrator, Yamhill County 
Ken Friday, Planning Director, Yamhill County 
Travis Pease, Parks Director, Yamhill County 

  
SUBJECT:  Chehalem Park and Recreation District Request for Yamhill County to Complete a 

Publicly Initiated Text Amendment to Yamhill County Zoning Ordinance Modifying 
Permitted and Conditional Uses for Roads, Highways, and Other Facilities 
Improvements 

 
Chehalem Park and Recreation District (CPRD) is requesting assistance from Yamhill County in 
providing additional access to public recreation opportunities for residents and visitors in Yamhill 
County.  
 
In 2023, Yamhill County denied a request for a conditional use permit (CUP) and floodplain 
development permit that would have allowed CPRD to construct a pedestrian bridge at Ewing Young 
Park, which is an existing park located within City of Newberg and an unincorporated area of Yamhill 
County. CPRD explored alternative means of approval, completed additional public outreach, and 
believes that the most reasonable pathway to completing this project lies with the County and its 
ability to conduct zoning ordinance text amendment as previously presented to your Commission in 
Docket No. G-01-22. 

CPRD Request for Yamhill County Commissioners 
CPRD respectfully requests that your Commission make a motion to: 

1. Direct County staff to complete a publicly initiated zoning ordinance text amendment within 
120 days of this request, which adds roads, highways and other facilities improvements as 
permitted uses and conditional uses as previously recommended by County staff within Docket 
No. G-01-22. 

Rationale for CPRD Request to Direct County Staff to Complete a Publicly-Initiated Zoning 
Ordinance Text Amendment 
Ewing Young Park is an existing, developed park that is approximately 50.6 acres in size. The property 
contains an 11-acre portion on the west side of Chehalem Creek that is undeveloped and currently 
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inaccessible. The Ewing Young Master Plan 
(2019)1 proposes to construct a bridge over 
Chehalem Creek to create access to this 11-
acre portion of the park as depicted in Figure 1 
and Attachment 1. Figure 1 is annotated to 
highlight the 11-acre portion of the property 
that is not currently accessible to the public.  
 
Bridging Chehalem Creek would allow for the 
development of .55 miles of additional trails, 
expansion of the existing disc golf course, and 
connection to existing trails in the area. The 
property is almost entirely within the 100-year 
floodplain, which limits most other forms of 
development. Because the portion of the creek 
within the park is co-terminus with both 
Newberg’s city limits boundary and an urban 
growth boundary, simple annexation into the 
City of Newberg is not available. Further, an 
urban growth boundary amendment – which is 
both costly and administratively burdensome – 
is not necessary due to CPRD’s mission to 
provide recreation opportunities to residents in 
both incorporated and unincorporated areas 
within our special district’s boundaries. 
 
A zoning ordinance text amendment, as 
previously presented to your Commission in Docket No. G-01-22, is the recommended solution. The 
proposed zoning ordinance text amendment in Docket No. G-01-22 would add “Roads, highway and 
other transportation facilities and improvements” as permitted uses and conditional uses in specified 
zoning districts. Specifically, Docket No. G-01-22 (Attachment 2), would include those shown in Table 1: 
 
Table 1. Permitted Uses and Conditional Uses Proposed in Zoning Ordinance Text Amendment 
from Docket No. G-01-22 

Proposed Addition of “Roads, highways and 
other transportation facilities and 

improvements” as a Permitted Use 

Proposed Addition of “Roads, highways and 
other transportation facilities and 

improvements” as a Conditional use 

Parks, Recreation, Open Space District – Section 
405 (PRO) 

Mineral Resource District – Section 404 (MR)   

                                                      
1 Ewing Young Master Plan (2019). Available online at 
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/370/ewing_young_masterplan_2019.pdf.  

Figure 1. Excerpt of Map of Ewing Young Park (Master Plan, 
2019). 

11-acre 
portion 

https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/370/ewing_young_masterplan_2019.pdf
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Table 1. Permitted Uses and Conditional Uses Proposed in Zoning Ordinance Text Amendment 
from Docket No. G-01-22 

Proposed Addition of “Roads, highways and 
other transportation facilities and 

improvements” as a Permitted Use 

Proposed Addition of “Roads, highways and 
other transportation facilities and 

improvements” as a Conditional use 
Public Assembly Institutional District – Section 

801 (PAI) 
Rural Residential District – Section 501 (AF-10)  

Rural Residential Districts –Sections 502 (VLDR), 
and 503 (LDR)  

Commercial Districts – Sections 601 (RC), 602 
(NC) and 603 (HC) 

 Industrial Districts – Sections 701 (RI), 702 (LI) 
and 703 (HI) 

 Public Works/ Safety District – Section 802 (PWS) 

 Public Airports/ Landing Fields District – Section 
803 (PALF) 

  
The 11-acre portion of the property which is located within unincorporated Yamhill County is zoned 
AF-10, which would be allowed as a conditional use within the proposed zoning ordinance text 
amendment.  
 
Contracted staff from the Mid-Willamette Valley of Governments (COG), are assisting CPRD with this 
project. COG staff reviewed the proposed zoning ordinance text amendment within Docket No. G-01-
22, noting “…the most prudent course of action in the near term seems to be to give space to County 
planning staff so they can shepherd the amendments through the hearings process with the hope for 
an opportunity in the near future to resubmit the Ewing Young Bridge SDR [Site Design Review] 
application as a conditional use.” Full discussion of COG review is provided within Attachment 3. 
 
It is the District’s understanding that the decision to deny CPRD’s request to construct a pedestrian 
footbridge at Ewing Young Park was an unfortunate side effect of the transportation facility 
interpretation resulting from a Land Use Board of Appeals Decision (LUBA Case 2018-061) which 
occurred in 2018. Although CPRD does not concur with the interpretation of the pedestrian footbridge 
as a transportation facility, CPRD believes that County staff made a good faith effort to address this 
issue and support the proposed zoning ordinance text amendment in Docket No. G-01-22. 

Recent Public Outreach Efforts 
CPRD recently completed multiple outreach efforts to better understand the public’s opinion related to 
the Ewing Young Bridge Project and other projects. These efforts included: 
 



 

4 

 
 

 Direct Conversation with Unincorporated Area Residents: In November 2025, CPRD Board 
members Jason Fields and Jim McMaster canvassed the neighborhood located on the 
southwest side of Ewing Young Park. This “knock and talk” activity included outreach to more 
than 20 households located in the unincorporated area which were generally in the Meadow 
Loop and Hidden Meadows Road areas located nearest to Ewing Young Park. The CPRD board 
members presented residents with an informational flyer and asked about their opinions 
relating to the proposed project. CPRD board members Fields and McMaster reported that 
feedback was generally supportive with some questions related to how access and park 
operations would be managed when the project is implemented. Concerns, when expressed, 
focused on delineating private property from park property and ensuring that park activities did 
not have negative impacts on nearby property owners. 

A copy of the flyer provided to residents is included as Attachment 4. Page 1 of this document 
invited the public to Districtwide Open House events, which highlighted this project. Page 2 
provided high-level information and a map related to the proposed Ewing Young Bridge Project. 

 2025 CPRD Open House: In November 2025, CPRD hosted in-person and virtual open house 
events, which included a breakout group related to the Ewing Young Bridget Project. As 
described in CPRD’s Open House Executive Summary2, the Ewing Young Bridge Project breakout 
session offered visitors an opportunity to learn more about the project’s background, purpose, 
and anticipated improvements. This portion of the CPRD open house supported one-on-one 
and small group conversations, accepting feedback throughout these conversations. Public 
input reflected a generally high level of interest in expanding access to Ewing Young Park and 
making currently inaccessible areas available for passive recreation. Participants asked 
questions related to environmental impacts, protection of adjacent private property, project 
cost, and long-term maintenance responsibility. Comments expressed support for additional 
trails and potential disc golf expansion, while others emphasized the importance of privacy, 
fencing, and clear boundaries near neighboring residences.  

 2025 Community Input Survey Results: In addition to the outreach activities already noted, 
CPRD conducted a community input survey in 2025 that closed on October 31, 2025. This 
community input survey received 829 responses and was designed to better understand what 
residents value in park and recreation opportunities, which park and recreation facilities people 
are currently using, and where CPRD should invest additional resources today and in the future. 
According to the 2025 Community Input Survey Results Report3, multiple user groups 
advocated enthusiastically for improvements at Ewing Young Park. Additionally, the report 
found that hiking trails, natural and wildlife areas, playgrounds, and the Chehalem Aquatic & 

                                                      
2 2025 Open House Executive Summary (2025). Available online at 
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/2025_cprd_open_house_executive_sum
mary_with_appendices.pdf  
3 2025 Community Input Survey Results Report (2025). Available online at 
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/cprd_2025_community_input_survey_re
sults.pdf.  

https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/2025_cprd_open_house_executive_summary_with_appendices.pdf
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/2025_cprd_open_house_executive_summary_with_appendices.pdf
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/cprd_2025_community_input_survey_results.pdf
https://www.cprdnewberg.org/sites/default/files/fileattachments/cprd/page/262/cprd_2025_community_input_survey_results.pdf
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Fitness Center were the most important park facilities for individuals who completed the 
survey. 

Attachments 
Attachment 1. Map of Ewing Young Park, Master Plan (2019) 

Attachment 2. Docket G-01-22, Staff Report from Yamhill County Department of Planning and 
Development for Proposed Yamhill County Zoning Ordinance Text Amendments 

Attachment 3. Memorandum from Mid-Willamette Valley Council of Governments 

Attachment 4. Ewing Young Bridge Project Informational Flyer 
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STAFF REPORT 
 YAMHILL COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 

 
HEARING DATE: Planning Commission - April 7, 2022 
   Board of Commissioners ï October 27, 2022 
 
DOCKET NO.: G-01-22 
 
REQUEST:  A proposal to update Sections of the Yamhill County Zoning Ordinance to add 

“Roads, highways and other transportation facilities and improvements” as a 
permitted use to the following zoning districts.   

 
   Parks, Recreation, Open Space District ï Section 405 (PRO) 
   Rural Residential Districts ïSections 502 (VLDR), and 503 (LDR)  
   Public Assembly Institutional District ï Section 801 (PAI) 
 
   And adding ñRoads, highways and other transportation facilities and 

improvementsò as a conditional use to the following zoning districts: 
 
   Mineral Resource District ï Section 404 (MR) 
   Rural Residential District ï Section 501 (AF-10) 
   Commercial Districts ï Sections 601 (RC), 602 (NC) and 603 (HC) 
   Industrial Districts ï Sections 701 (RI), 702 (LI) and 703 (HI) 
   Public Works/ Safety District ï Section 802 (PWS) 
   Public Airports/ Landing Fields District ï Section 803 (PALF) 
  
APPLICANT: Yamhill County 
 
CRITERIA:  Section 1207.01 of the Yamhill County Zoning Ordinance. 
 
EXHIBITS:  A.  Proposed Ordinance Amendments 

B.  Minutes of the April 7, 2022, Planning Commission Hearing 
C.  Comments received 

 
FINDINGS: 
 
A. Analysis of the Proposed Amendment 
 

Exhibit A, as attached, contains proposed amendments to the above noted Sections of the 
Yamhill County Zoning Ordinance.  The proposal is to add the following as a use in in 
each of the listed zones: 
 
 “Roads, highways and other transportation facilities and improvements” 
 
The Planning Commission reviewed the request and decided to allow it as a permitted use in the 
PRO zone, the VLDR and LDR zones and the PAI zone.  The remaining exception areas would 
have this use added as a conditional use. 
 
Section 303 of the Yamhill County Zoning Ordinance (YCZO) lists rule for interpretation 
of the zoning districts.  Subsection 303.01(A) states: 
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A. Boundaries indicated as approximately following the centerlines of roads shall be 
construed to follow such lines; provided however, that where the centerline of as road 
as built lies outside of the road line, such zoning district boundary shall be deemed to 
follow the centerline of the road as built; 

 
As noted above, the assigned zones were designed to go to the centerline of roads.  Each 
of these zones was believed to allow roads and transportation facilities as a permitted, 
accessory use.  However, when roads and transportation facilities were added to the farm 
and forestry zones, there was no corresponding addition to the exception areas. In 
addition, in an appeal of the Yamhelas Westsider Trail application, the Land Use Board 
of Appeals (LUBA) found that transportation facilities were not listed as a permitted or 
conditional use in certain zones that the trail traversed.  They noted it was not allowed in 
the AF-10 zone and that YCZO 501.04 states ñuses of land and water not specifically 
listed in this section are prohibited in the AF-10 District.ò  For this reason, the Planning 
Director proposed to incorporate transportation facilities in the above noted zones.  After 
review of the Planning Directorôs recommendation, the Planning Commission voted to 
recommend three districts to have this use added as a permitted use, and the remaining 
districts to have it listed as a conditional use.    

 
 
B.  ZONING ORDINANCE PROVISIONS AND ANALYSIS 
 
1. Section 1207.01 of the Yamhill County Zoning Ordinance (YCZO) contains the process 

and review criteria pertinent to the proposed zoning ordinance text amendments.  The 
ordinance standards are as follows: 

 
A. An amendment may be initiated by the Board, the Commission, or the Director. 

 
 B. An owner of land may petition the Board, the Commission, or the Director to 

initiate such an amendment, but may not initiate the amendment by making such 
an application. 

 
 C. Such amendments shall be made only by the Board after review and 

recommendation by the Commission, and after public hearings have been held by 
both the Commission and Board, pursuant to Section 1402 of this ordinance. 

 
 D. Approval of a legislative ordinance amendment shall include findings showing the 

amendment is consistent with any applicable federal, state and local government 
rules and statutes, and comprehensive plan goals and policies. 

 
 E. Changes to the County zoning map which result from legislative ordinance 

amendments shall be made and become effective upon filing said ordinance with 
the County Clerk. 

 
2. Regarding the above criteria (A), and (B), the Planning Director has identified a need to 

amend the text of the YCZO.  The basis for the amendments has been noted in with the 
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proposed language in the individual ordinance sections.   
 

3. Regarding the above criterion (C), Section 1402.02 states:  Notice of any legislative 
public hearing authorized or required by this ordinance shall be published in a 
newspaper of general circulation in the county at least ten (10) days prior to the hearing 
date.  A newspaper notice was printed in the News Register on October 14, 2022 and 
individual notice was mailed to interested parties.  In addition, a 35-day notice was also 
sent to the Department of Land Conservation and Development.   

 
4. Regarding Criterion (D), the amendments in the exception areas (non-resource zones), 

OAR 660-012-0065(3) lists allowed transportation uses on rural lands which are 
consistent with Goals 3, 4, 11 and 14 without an exception:  
 
(a) Accessory transportation improvements for a use that is allowed or conditionally 
allowed by ORS 215.213, 215.283 or OAR chapter 660, division 6 (Forest Lands); 
 
(b) Transportation improvements that are allowed or conditionally allowed by ORS 
215.213, 215.283 or OAR chapter 660, division 6 (Forest Lands); 
 
(c) Channelization not otherwise allowed under subsections (a) or (b) of this section; 
 
(d) Realignment of roads not otherwise allowed under subsection (a) or (b) of this 
section; 
 
(e) Replacement of an intersection with an interchange; 
 
(f) Continuous median turn lane; 
 
(g) New access roads and collectors within a built or committed exception area, or in 
other areas where the function of the road is to reduce local access to or local traffic on 
a state highway. These roads shall be limited to two travel lanes. Private access and 
intersections shall be limited to rural needs or to provide adequate emergency access. 
 
(h) Bikeways, footpaths and recreation trails not otherwise allowed as a modification or 
part of an existing road; 
 
(i) Park and ride lots; 

 
(j)  Railroad mainlines and branchlines; 
 
(k)  Pipelines; 
 
(l)  Navigation channels; 
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(m) Replacement of docks and other facilities without significantly increasing the 
capacity of those facilities; 
 
(n) Expansions or alterations of public use airports that do not permit service to a larger 
class of airplanes; and 
 
(o) Transportation facilities, services and improvements other than those listed in this 
rule that serve local travel needs. The travel capacity and performance standards of 
facilities and improvements serving local travel needs shall be limited to that necessary 
to support rural land uses identified in the acknowledged comprehensive plan or to 
provide adequate emergency access. 
 
Farmland protection laws do not apply to the exception zones. As noted above, OAR 
660-012-0065 states that the above transportation facilities are consistent with Goals 3, 
4, 11 and 14, and does not contain additional requirements for the establishment of these 
uses.  
 
Regarding the County’s comprehensive plan, Section III (A), Transportation, Goal 
Statement 1 states:  To provide and encourage an efficient, safe, convenient and 
economic transportation and communication system, including road, rail, waterways, 
public transit and air, to serve the needs of existing and projected urban and rural 
development within the county, as well as to accommodate the regional movement of 
people and goods and the transfer of energy, recognizing the economic, social and 
energy impacts of the various modes of transportation. (142)  
 
Regarding criterion (D), the proposed amendments are consistent with Comprehensive 
Plan policies, federal, state and local statutes in that roads border on and travel through 
all of the above noted zones since the zoning boundaries go to the centerline of existing 
roads. 
 

5. Regarding criterion (E) above, the request does not involve a map amendment, so this 
criterion does not apply. 

 
CONCLUSIONS FOR APPROVAL: 
 
1. The proposal is to amend the text of the Yamhill County Zoning Ordinance.  
 
2. The proposed text language complies with the review criteria for a legislative amendment 

in Section 1207.02 of the Yamhill County Zoning Ordinance. 
 
3. The proposed amendments comply with the Yamhill County Comprehensive Plan goals 

and policies and state statutes and administrative rules. 
 
 
 



 

 

 

!Φ  tǊƻǇƻǎŜŘ hǊŘƛƴŀƴŎŜ !ƳŜƴŘƳŜƴǘǎ 
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Docket G-01-22 ï Exhibit A  
ORDINANCE AMENDMENTS 

Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone.

 
SECTION 400 B NATURAL RESOURCE DISTRICTS 

 
404. MINERAL RESOURCE DISTRICT (MR) [Last Amended 12/05/02; Ord. 720] 
 
404.01 Purpose. 
 

The purpose of the MR District is to provide for the development and utilization of identified deposits 
of mineral aggregate resource materials on land which is not identified for urban or rural residential 
use on the Comprehensive Plan; to provide for the exploration for, and the subsequent extraction and 
development of; identified deposits of geothermal resources and oil, gas and other hydrocarbon 
resources produced in liquid and gaseous form; to establish siting criteria and operating standards for 
mineral resources that minimize present and future on-site and off-site land use and environmental 
conflicts; and to provide for the timely and satisfactory reclamation of land used for mineral resource 
activity. 

 
404.02 Permitted Uses - MR-1. 
 

In the MR-1 District, the following uses shall be permitted: 
 

A. Quarry or mining operations for the extraction of rock, clay, soil, sand and gravel; 
 

B. Exploration for oil, natural gas or geothermal resources; 
 

C. Rock crushing, washing or screening; 
 

D. Stockpiling of rock or earth products in conjunction with the operation of the mineral resource 
business on-site; 

 
E. Portable concrete batching or portable hot-mix batching plants; 

 
F. A dwelling for the owner, in conjunction with a permitted use as established by subsections 

404.02 (I) and 404.02 (J); 
 

G. A dwelling and accessory structures for a caretaker or watchman in conjunction with the 
operation of a mineral resource business; 

 
H. Storage of heavy equipment in conjunction with the operation of the mineral resource business 

on-site; 
 

I. Farm uses; 
 

J. Propagation and harvesting of a forest product; and  
 

K. Manufacture and storage of brick and tile. 
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404.03 Permitted Uses - MR-2. 
 

In the MR-2 District, the following uses shall be permitted: 
 
A. Quarry or mining operations for the extraction of rock, clay, soil, sand and gravel; 

 
B. Exploration for oil, natural gas or geothermal resources; 

 
C. Rock crushing, washing or screening; 

 
D. Stockpiling of rock or earth products in conjunction with the operation of the mineral 

resources business on-site; 
 

E. A dwelling for the owner, in conjunction with a permitted use as established by subsections 
404.03(H) and 404.03 (I); 

 
F. A dwelling and accessory structures for the caretaker or watchman in conjunction with the 

operation of a mineral resource business; 
 

G. Storage of heavy equipment in conjunction with the operation of the mineral resource business 
on-site; 

 
H. Farm uses; 

 
I. Propagation and harvesting of a forest product; and 

 
J. Manufacture and storage of brick and tile. 

 
 
404.04 Conditional Uses. 
 

In the MR District, pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this Ordinance, the following uses may be allowed conditionally: 

 
A. Manufacture and storage of concrete and aggregate products such as preformed steps, beams, 

fences, vaults and similar products, provided that the aggregate needs are supplied from the 
same site where storage and manufacturing takes place; 

 
B. Extraction and development of oil, natural gas or geothermal resources, subject to the 

requirements of subsection 404.10; 
 

C. Coal and precious metals extraction, processing and stockpiling from the same site where 
extraction takes place; 

 
D. Any structure necessary and appurtenant to the above uses; 

 
E. Permanent concrete batching or hot-mix batching plants; 

 
F. The following additional use may be allowed conditionally in the MR-2 Districts. 
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 G. Portable concrete batching or portable hot-mix batching plants. 
 

H. Parks or playgrounds owned and operated by a governmental agency or a nonprofit 
community organization, subject to Section 1101, Site Design Review. [Added 5/28/97, Ord. 630] 

 
I. Commercial storage and distribution of explosives and related materials. [Added 6/14/01, Ord. 701] 
 

J. Roads, highways and other transportation facilities and improvements. 
 

 
404.05 Prohibited Uses. 
 

Uses of land and water not specifically mentioned in this section are prohibited in the MR District.  In 
order to preserve MR lands for mineral resource uses, residential subdivisions shall be prohibited; 
however, land divisions for purposes of conveyance of mineral resource operations shall be permitted. 

 
404.06 Standards and Limitations. 
 

In the MR District, the following standards and limitations shall apply: 
 

A. The minimum parcel size for a permitted or conditional use shall be five (5) acres. 
 

B. The maximum building height of any residential structure shall be thirty-five (35) feet and the 
maximum height of all other structures shall be sixty (60) feet. 

 
C. The minimum setbacks for all yards of a residential dwelling in the MR District shall be thirty 

(30) feet. 
 
404.07 Operating Standards. 
 

All mineral resource operations, either permitted or allowed by conditional use, shall conform to the 
following standards: 

 
A. Operating setbacks. 

 
1. Extraction shall not be conducted within twenty-five (25) feet of any non-mineral 

resource zoning district boundary; and shall not be conducted closer than five hundred 
(500) feet from any dwelling existing at the time of adoption of this  

 Ordinance. [Amended 12/05/02; Ord. 720] 

 
2. Processing activities shall not be conducted within five hundred (500) feet of any 

LDR., VLDR or AF-10 zoning district boundary; or within two hundred fifty (250) 
feet of any other zoning district boundary.  In no case shall processing and other 
processing-related activities be conducted closer than five hundred (500) feet from 
any dwelling existing at the time of adoption of this Ordinance. 

B. Screening. 
 

Adequate screening with indigenous planting shall be preserved or established to block the 
view at the site from any public road, residential zoning district and from any existing 
dwelling located within one thousand (1000) feet of the site prior to establishment of the MR 
District.  Existing trees and other natural vegetation shall be preserved and maintained at the 
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Docket G-01-22 ï Exhibit A  

ORDINANCE AMENDMENTS 
Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 

 
SECTION 400 B PUBLIC FACILITIES DISTRICTS 

 
405. PARKS, RECREATION, OPEN SPACE DISTRICT (PRO) 

[Last amended 7/9/98, Ord. 648] 
 
405.01 Purpose. 
 

The purpose of the PRO District is to accommodate the immediate foreseeable demand for public parks 
and recreation and open space in designated areas inside or outside urban growth boundaries to serve 
local and regional residents= needs as identified in the Comprehensive Plan.  The size, character and 
intensity of development of park, recreation and open space areas and the performance characteristics of 
recreation areas shall be commensurate with the capability of land and water areas to support the uses 
intended and shall not result in any unusual service demands on nearby urban centers.  Uses of land and 
water not compatible with public parks, public recreation and open space uses, including recreation 
commercial service facilities, shall be prohibited. 

 
405.02 Permitted Uses. 
 

In the PRO district, the following uses shall be permitted subject to the standards and limitations set forth 
in subsection 405.07, and pursuant to Section 1101 for site design review: 

 
A. Park, recreation area, or open space, publicly or privately owned, operated and maintained and 

including hunting and fishing preserves; 
 

B. Public campground or picnic site; 
 

C. Historical, archaeological, or geological site; 
 

D. Public boat-launching and fishing facilities; 
 

E. Public bicycle and pedestrian paths or trails systems not within County or public rights-or-way; 
 

F. Equestrian paths or trails systems; 
 

G. Public playlot, playground, or playfield, including game court, ball diamond, swimming pool and 
similar uses; 

 
H. Public RV park subject to the RV park provisions of Section 1003; 

 
I. Golf course, excluding miniature golf; 

 
J. Driving range, in conjunction with a golf course; 

 
K. Dwelling for caretaker or watchman, in conjunction with a permitted use.  Site design review is 

not required for the dwelling;   [Amended 7/9/98, Ord. 648] 
 

L. Accessory uses; 
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M. Temporary structures as may be required during construction of an authorized permanent 

structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
N. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the Type A application procedure set forth in Section 1301; 
 

O. Community or municipal water supply system; 
 

P. Community or municipal sanitary sewer system; and  
 

Q. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
R. Roads, highways and other transportation facilities and improvements. 
 

 
405.03 Conditional Uses. 
 

In the PRO District, pursuant to the Type B application procedure set forth in Section 1301 and subject to 
the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this Ordinance, the following use may be allowed 
conditionally: 

 
A. Driving range, not in conjunction with a golf course. 

 
405.04 Similar Uses. 
 

Any use not specifically listed as a permitted or conditional use in this District that is similar in character, 
scale and performance to the permitted uses specified in subsection 405.02, may be allowed as a similar 
use, subject to the similar use provisions of Section 1206 and pursuant to the Type A application 
procedure set forth in Section 1301. 

 
405.05 Prohibited Uses. 
 

Uses of land and water not specifically mentioned in this Section and not allowed as a similar use, are 
prohibited in the PRO District. 

 
405.06 Nonconforming uses. 
 

Nonconforming uses found in the PRO District are subject to the nonconforming use provision of Section 
1205 as well as any other applicable provisions of this Ordinance. 

 
405.07 Standards and Limitations. 
 

In the PRO District, the following standards and limitations shall apply unless varied or waived subject to 
Section 903 for Planned Unit Development: 

 
A. Parcel Size and Dimension. 

 
The minimum parcel size for any use shall be one (1) acre, except that fifty (50) acres shall be the 
minimum parcel size for a golf course. 

 
B. Setbacks. 
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Docket G-01-22 ï Exhibit A  
ORDINANCE AMENDMENTS 

Language to be added is underlined and highlighted and language to be deleted is crossed out. 
The amendment is to restore a use that was previously interpreted to be allowed in this zone. 

 
SECTION 500 B RURAL RESIDENTIAL DISTRICTS 

 
501. AGRICULTURE/FORESTRY SMALL HOLDING DISTRICT (AF-10) 
 [Last amended 06/28/18; Ord. 906] 
 
501.01 Purpose. 
 

The purpose of the AF-10 District is to provide for low density rural residential development on 
selected lands identified as Agricultural/Forestry Small Holding in the Comprehensive Plan; and, at 
the same time, to encourage small-scale or more intensive farm and forestry activities.  Within this 
District, no limitations shall be placed on farm and forestry uses of the scale, type and performance 
characteristics commonly found in the F-80, EF-20, -40 or -80 and AF-20, -40 or -80 Districts.  In 
areas immediately adjacent to urban centers, the AF-10 District is intended to be a transitional zone 
between F-80, EF-20, -40 or -80 and AF-20, -40 or -80 Districts and higher-density VLDR and LDR 
Districts or urban districts identified in city comprehensive plans. [Amended 12/05/02; Ord. 720] 

 
501.02 Permitted Uses.   
 

In the AF-10 District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 501.06: 

 
A. Farm uses; [Amended 7/9/98; Ord. 648] 

 
B. Propagation and harvesting of forest products; 

 
C. The boarding of horses for profit, subject to Section 1101 for site design review; 

 
D. Principal dwelling; 

 
E. Park or open space which is publicly or privately owned, operated or maintained, including 

fishing and wildlife preserves but excluding hunting preserves, subject to Section 1101 for site 
design review; 

    
F. Subdivisions, subject to the land division requirements set forth in Ordinance 205; 

 
G. Residential Planned Unit Developments, subject to Section 903 of this Ordinance and the land 

division requirements set forth in Ordinance 205; 
 

H. Accessory uses; 
 

I. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 
the Type A application procedure set forth in Section 1301; 

 
J. Temporary structures as may be required during construction of an authorized permanent 

structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 
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K. Manufactured home storage and temporary sales offices for permitted uses, pursuant to the 
Type A application procedure set forth in Section 1301 and subject to Section 1009 for 
temporary permits; 

 
L. Signs, pursuant to the sign provisions set forth in Section 1006; and 

 
M. Residential home. [Added 3/19/98; Ord. 643] 

 
N. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 

1014.      [Added 6/28/18; Ord. 906] 

 
501.03 Conditional Uses.   
 

In the AF-10 District, pursuant to the Type B application procedure set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this ordinance, the following uses may be allowed conditionally: 

 
A. Secondary dwelling, for persons engaged full-time in farm activities on the premises for at 

least six (6) months in each year, in conjunction with a principal dwelling on the same parcel, 
and provided that: 

 
1. The applicant demonstrates that the nature of the farm activities on the premises 

makes it necessary for the occupants of the secondary dwelling to reside there. 
 

2. The occupants of the secondary dwelling will perform work related to the 
management of the farm that the occupants of other dwellings on the property cannot 
perform. 

 
3. If the occupants of a secondary dwelling approved hereunder have no proprietary 

interest in the land, the dwelling shall be a manufactured home.  In such a case, if at 
any time the requirements of this Section can no longer be satisfied, the manufactured 
home shall be removed.  

 
B. One manufactured dwelling or recreational vehicle, or the temporary use of an existing 

building, in conjunction with as existing dwelling as a temporary use for the term of a 
hardship suffered by the existing resident or relative, as defined in ORS 215, of the resident, 
subject to the following:  

 
1. The resident or relative of the resident is aged, infirm, or for health-related reasons, is 

incapable of maintaining a complete separate residence. 
 

2. The permit for the manufactured dwelling for the term of hardship shall be valid for a 
period of two years or a shorter period as determined appropriate by the Director or 
hearings body.  A permit may be revoked by the Director at any time, if any of the 
reasons for which the permit was granted are no longer applicable, or if any imposed 
condition is violated. 

 
3. The permit for the temporary dwelling for the term of hardship shall be granted to the 

applicant only and shall not be deemed to run with the land. 
 

4. The temporary dwelling shall use the same subsurface sewage disposal system as the 
existing dwelling, if that disposal system is adequate to accommodate the additional 
dwelling. 
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5. When a recreational vehicle is allowed to be used as a temporary structure the 
recreational vehicle site shall have services, inspected and approved by the building 
department which includes electricity, plumbing and connection to an approved septic 
system. 

 
6. Within three months of the end of the hardship, the manufactured dwelling shall be 

removed or demolished or, in the case of an existing building, the building shall be 
removed, demolished or returned to an allowed nonresidential use.  In the case of a 
recreational vehicle, within three months of the end of the hardship, it shall be 
removed, demolished or may remain on the property and used in accordance with 
Section 501.06(H). A temporary residence approved under this paragraph is not 
eligible for replacement. [Amended 07/29/04; Ord. 743] 

 
C. Home occupation, as defined by this ordinance, subject to the standards and limitations set 

forth in Section 1004; 
 

D. Mineral resource extraction, subject to the applicable criteria in Section 404; 
 

E. Extraction and development of oil, natural gas or geothermal resources, subject to the criteria 
specified in subsection 404.10; 

 
F. Personal use airports or helicopter pads, including associated hangars, maintenance and 

service facilities.  For the purpose of this section, a personal use airport is defined as an 
airstrip restricted, except for aircraft emergencies, to use by the owner or by his invited guests, 
on an infrequent and occasional basis, and by commercial aviation activities in connection 
with agricultural or forestry operations.  No aircraft may be based or stored at a personal use 
airport except those owned or controlled by the owner of the airstrip; 

 
G. Kindergarten, in conjunction with a principal dwelling on the same parcel, subject to the 

standards for day care facilities set forth in Section 1008; 
 

H. Veterinary hospital; 
 

I. Kennel; 
 

J. Community or municipal water-supply system, except within acknowledged service 
boundaries; 

 
K. Community or municipal sewer system;  

 
L. Utility facility, subject to Section 1101 for Site Design Review;     

 
M. Public or private school, including all buildings essential to the operation of the school; and 
 
N. Church; 

 
O. A church may offer overnight camping space on institution property to homeless persons 

living in vehicles provided there are three or fewer vehicles and campers have access to 
sanitary facilities including but not limited to toilet, hand washing and trash disposal facilities.  

 [Amended 12/05/02; Ord. 720] 
 

P. Winery, including production and wholesale and retail sale of wine, subject to Section 1101 
site design review and the following: 
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1. A winery shall be permitted to conduct on-site marketing activities events such as 

festivals and group tastings that are directly related to promotion and sale of the wine 
produced on-site with an anticipated maximum of 750 daily visitors.  Only three such 
events may be conducted in one calendar year, and the events shall not exceed a 
duration of three days.  The frequency and duration of these events may be further 
limited through site design review approval based on the adequacy of public facilities. 

 
2. The winery shall allow only the sale of: 

 
(a) Wines produced in conjunction with the winery; 

 
(b) Items directly related to wine, the sales of which are incidental to the retail 

sale of wine on-site and do not exceed 25 percent of the total sales gross 
receipts of the retail facility.  Such items include those served by a limited 
service restaurant, as defined in ORS 624.010, and local agricultural products 
commonly sold in conjunction with wine; and 

 
(c) Wines not produced in conjunction with the winery, the sales of which are 

incidental to the sale of wine produced on-site; [Amended 12/05/02; Ord. 720] 
 

Q. Community Centers; 
  [Added 09/02/04; Ord. 746] 

 
R. Residential facility as defined in ORS 197.660; 
 
S. Roads, highways and other transportation facilities and improvements. 

 
501.04 Prohibited Uses.   
 

Uses of land and water not specifically mentioned in this section are prohibited in the AF-10 District. 
 
501.05 Nonconforming Uses.   
 

Nonconforming uses found in the AF-10 District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 

 
501.06 Standards and Limitations.   
 

In the AF-10 District, the following standards and limitations shall apply: 
 

A. Dwelling Density. 
 

1. Permitted Uses. 
 

(a) The overall dwelling density shall not exceed one (1) principal dwelling per 
ten (10) acres; and 

 
(b) Not more than one (1) principal dwelling shall be permitted on any parcel 

except in the case of a planned unit development. 
 

 B. Parcel Size and Dimension. 
 

1. Newly-Created Parcels.   
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SECTION 500 B RURAL RESIDENTIAL DISTRICTS 

 
502. VERY LOW DENSITY RESIDENTIAL DISTRICTS (VLDR-5, VLDR-2 2, VLDR-1) 
 [Last Amended 06/28/18; Ord. 906] 
 
502.01 Purpose. 
 

The purpose of the VLDR Districts is to provide for medium-to-high density rural residential 
development on selected lands identified as Very Low Density Residential in the Comprehensive Plan.  
The VLDR Districts are intended to accommodate rural residential development at an anticipated 
magnitude or density level that does not require more than a very basic level of services, such as single 
local-road access, individual domestic wells and sewage-disposal systems, and rural fire protection.  
Ultimate density limitations in VLDR Districts shall be determined in part by prevailing lot sizes, and 
limitations of domestic water sources or soil conditions for subsurface sewage disposal.  Oppor-
tunities for small-scale or intensive farm and forestry activities compatible with rural residential uses 
shall be encouraged in the VLDR Districts.  In areas immediately adjacent to urban centers, the 
VLDR Districts are intended as transitional zones between F-80, EF-20, -40 or -80, AF-20, -40 or -80 
and AF-10 Districts and higher-density LDR Districts or urban districts identified in city 
comprehensive plans.   

 [Amended 12/05/02; Ord. 720] 
 
502.02 Permitted Uses.   
 

In the VLDR Districts, the following uses shall be permitted subject to the standards and limitations 
set forth in subsection 502.06: 

 
A. Farm uses. The number of livestock and other animals that may be raised on a parcel is subject 

to the limitations in subsection 502.06(J). [Amended 3/19/98, Ord. 643; 7/9/98, Ord 648] 
 

B. Propagation and harvesting of Christmas trees; 
 

C. Principal Dwelling; 
 

D. Subdivisions, subject to the land division requirements set forth in Ordinance 205; 
 

E. Residential planned unit developments, subject to Section 903 of this ordinance and the land 
division requirements set forth in Ordinance 205; 

 
F. Accessory uses; 

 
G. Temporary structures as may be required during construction of an authorized permanent 

structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
H. Manufactured home storage and temporary sales offices for permitted uses, pursuant to the 

Type A application procedure set forth in Section 1301 and subject to Section 1009 for 
temporary permits; 
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I. Signs, pursuant to the sign provisions set forth in Section 1006; 

 
J. Residential home or a registered or certified family child care home; and [Amended 5/24/12; Ord. 872] 

 
K. Propagation and harvesting of forest products; [Added 12/05/02; Ord. 720] 

 
L. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 

1014.    [Added 06/28/18; Ord. 906] 

 
M. Roads, highways and other transportation facilities and improvements. 
 

 
502.03 Conditional Uses.   
 

In the VLDR Districts, pursuant to the Type B application procedure set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this ordinance, the following uses may be allowed conditionally: 

 
A. One manufactured dwelling or recreational vehicle, or the temporary use of an existing 

building, in conjunction with as existing dwelling as a temporary use for the term of a 
hardship suffered by the existing resident or relative, as defined in ORS 215, of the resident, 
subject to the following:  

 
1. The resident or relative of the resident is aged, infirm, or for health-related reasons, is 

incapable of maintaining a complete separate residence. 
 

2. The permit for the manufactured dwelling for the term of hardship shall be valid for a 
period of two years or a shorter period as determined appropriate by the Director or 
hearings body.  A permit may be revoked by the Director at any time, if any of the 
reasons for which the permit was granted are no longer applicable, or if any imposed 
condition is violated. 

 
3. The permit for the temporary dwelling for the term of hardship shall be granted to the 

applicant only and shall not be deemed to run with the land. 
 

4. The temporary dwelling shall use the same subsurface sewage disposal system as the 
existing dwelling, if that disposal system is adequate to accommodate the additional 
dwelling. 

 
5. When a recreational vehicle is allowed to be used as a temporary structure the 

recreational vehicle site shall have services, inspected and approved by the building 
department which includes electricity, plumbing and connection to an approved septic 
system. 

 
6. Within three months of the end of the hardship, the manufactured dwelling shall be 

removed or demolished or, in the case of an existing building, the building shall be 
removed, demolished or returned to an allowed nonresidential use.  In the case of a 
recreational vehicle, within three months of the end of the hardship, it shall be 
removed, demolished or may remain on the property and used in accordance with 
Section 501.06(H). A temporary residence approved under this paragraph is not 
eligible for replacement. [Amended 07/29/04; Ord. 743] 
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SECTION 500 B RURAL RESIDENTIAL DISTRICTS 

 
503. LOW DENSITY RESIDENTIAL DISTRICTS (LDR-12,000, LDR-9,000, LDR-6,750 
 [Last amended 8/13/98, Ord. 657] 
 
503.01 Purpose. 
 

The purpose of the LDR Districts is to provide for high-density rural residential development on 
selected lands identified as Low Density Residential in the Comprehensive Plan.  The LDR Districts 
are intended to accommodate rural residential development in locations generally adjacent to urban 
centers and are characterized by patterns of subdivision or partitioning creating a scale of service and 
access requirements that are complementary or similar to city residential zones.  Depending upon 
location, LDR Districts may be converted in a timely and orderly manner through annexation to city 
residential lands.  The LDR Districts shall apply only to those lands zoned LDR at the time of 
adoption of this ordinance. 

 
503.02 Permitted Uses.   
 

In the LDR Districts, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 503.06: 

 
A. Principal Dwelling; 

 
B. Subdivisions, subject to the land division requirements set forth in Ordinance 205; 

 
C. Residential planned unit developments, subject to Section 903 of this ordinance and the land 

division requirements set forth in Ordinance 205; 
 

D. Accessory uses; 
 

E. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
F. Manufactured home storage and temporary sales offices for permitted uses, pursuant to the 

Type A application procedure set forth in Section 1301 and subject to Section 1009 for 
temporary permits; 

 
G. Signs, pursuant to the sign provisions set forth in Section 1006; 

 
H. Residential home;  
  [Added 3/19/98; Ord. 643] 
 

I. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section  
1014.  [Added 06/28/18; Ord. 906] 

 
J.           Roads, highways and other transportation facilities and improvements. 
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SECTION 600 B COMMERCIAL DISTRICTS 

 
601. RECREATION COMMERCIAL DISTRICT (RC) [Last Amended 06/28/18; Ord. 906] 
 
601.01 Purpose.   
 

The purpose of the RC District is to provide specialized commercial services in conjunction with a 
recreational use.  This district is intended to meet present foreseeable demand for recreational 
commercial services both inside and outside urban growth boundaries where special location and 
space requirements are necessary for the recreational use.  The size and intensity of development or 
facilities and uses within this district shall be commensurate with the capability of land and water 
areas to support the uses intended, and shall not result in any unusual service demands on nearby urban 
centers. 

 
601.02 Permitted Uses.   
 

In the RC District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 601.07, and pursuant to Section 1101 for site design review. 

 
A. Resort; 

 
B. Entertainment facility, food store (maximum floor area of two thousand (2,000) square feet), 

gift, souvenir or antique shop, motel, restaurant or other similar uses in conjunction with a resort; 
 

C. Indoor commercial recreation facility; 
 

D. Golf course, golf course and driving range or driving range, not in conjunction with a golf 
course; [Golf Course Added 12/05/02; Ord. 720] 

 
E. Miniature golf; 

 
F. RV park, subject to the RV park provisions of Section 1003; 

 
G. Dwelling in conjunction with a permitted use.  Site design review is not required for the 

dwelling; [Amended 7/9/98, Ord. 648] 
 

H. Accessory uses; 
 

I. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
J. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the requirements in subsection 404.10; 
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K. Community or municipal water supply system; 
 

L. Community or municipal sewer system; and 
 

M. Signs, pursuant to the sign provisions set forth in Section 1006. 
 

N. Country inn.        [Added 5/24/12; Ord. 872] 
 

O. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 
1014. Site design review is not required for the accessory dwelling unit.  [Added 06/28/18; Ord. 906] 

 
 

601.03 Conditional Uses.   
 

In the RC District, pursuant to the Type B application procedure as set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for 
site design review and any other applicable criteria established by this ordinance, the following uses 
may be allowed conditionally: 

 
A. Drive-in theater; 

 
B. Open-land commercial or private recreation use, such as zoo, racing circuit, motorcycle hill 

climb, skydiving facility and similar uses;  
 

C. Home occupation, subject to the standards and limitations set forth in Section 1004; 
 

D. Utility facility, subject to Section 1101 for site design review.  
 
E. Roads, highways and other transportation facilities and improvements. 
    

601.04 Similar Uses.   
 

Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted uses specified in subsection 601.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 

 
601.05 Prohibited Uses.   
 

Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the RC District. 

 
601.06 Nonconforming Uses.   
 

Nonconforming uses found in the RC District are subject to the nonconforming use provisions of 
Section 1205 as well as any other applicable provisions of this ordinance. 

 
601.07 Standards and Limitations.   
 

In the RC District, the following standards and limitations shall apply: 
 

A. Dwelling Density.   
 

1. Not more than one (1) dwelling shall be permitted on any parcel. 
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SECTION 600 -- COMMERCIAL DISTRICTS 

 
602. NEIGHBORHOOD COMMERCIAL DISTRICT (NC) [Last amended 06/28/18; Ord. 906] 
 
602.01 Purpose. 
 

The purpose of the NC District is to provide limited convenience commercial services for a specific 
residential market area outside urban growth boundaries.  This district is intended to maintain the 
service function of rural hamlets in the county; or to locate a present foreseeable demand for small-
scale, local convenience centers in an area where access, traffic-turning movement and off-street 
parking can be provided in a convenient and economic manner.  The size of such centers shall reflect 
real market demand in the residential areas to be served and the spacing of such centers shall be 
commensurate with the spacing of existing centers and arterial or collector intersections.  In areas 
adjacent to Highways 99W and 18, the layout and design of such centers shall ensure that the view 
from the highway and rural atmosphere of the county are not impaired and that the scale and service 
requirements of the facilities do not have an adverse impact on, unduly compete with, or place any 
unusual service demands on nearby urban centers. 

 
602.02 Permitted Uses.   
 

In the NC District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 602.07 and pursuant to Section 1101 for site design review: 

 
A. Automobile service station; 

 
B. Automobile repair garage; 

 
C. Drive-in restaurant, restaurant, or refreshment stand; 

 
D. Food store, maximum floor area of two thousand (2,000) square feet; 

 
E. Dwelling in conjunction with a permitted use. Site design review is not required for the 

dwelling; [Amended 7/9/98, Ord. 648] 
 

F. Accessory uses; 
 

G. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector. 

 
H. Community or municipal water supply system; 

 
I. Community or municipal sewer system; and 

 
J. Signs, pursuant to the sign provisions set forth in Section 1006. 
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K. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 
1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 906] 

 
 
 
The following uses have been approved as similar uses in the NC district: 

 
$ axle and hitch assembly shop 
$ beauty salon 
$ tavern 
$ farm equipment sales 
$ furniture sales 
$ lumber sales 

 
602.03. Conditional Uses.   
 

In the NC District, pursuant to the Type B application procedure as set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for 
site design review and any other applicable criteria established by this ordinance, the following uses 
may be allowed conditionally: 

 
A. Home occupation, subject to the standards and limitations set forth in Section 1004;  

 
B. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the requirements in subsection 404.10; 
 

C. Utility facility, subject to Section 1101 for site design review. 
 
D. Roads, highways and other transportation facilities and improvements. 

 
602.04 Similar Uses.   
 

Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted uses specified in subsection 602.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 

 
602.05 Prohibited Uses.   
 

Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the NC District. 

 
602.06 Nonconforming Uses.   
 

Nonconforming uses found in the NC District are subject to the nonconforming use provisions of 
Section 1205 as well as any other applicable provisions of this ordinance. 

 
602.07 Standards and Limitations.   
 

In the NC District, the following standards and limitations shall apply: 
 

A. Dwelling Density.   
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SECTION 600 B COMMERCIAL DISTRICTS 
 
603. HIGHWAY/TOURIST COMMERCIAL DISTRICT (HC) [Last amended 06/28/18; Ord. 906] 
 
603.01 Purpose.   
 

The purpose of the HC District is to provide limited small-scale highway and tourist commercial 
services for the traveling public in specially designated highway-service centers where access, traffic-
turning movements and off-street parking can be provided in a safe, convenient, economic and 
attractive manner.  The establishment of an HC District shall be based on present foreseeable demand 
for limited services to the traveling public.  In areas adjacent to Highways 99W and 18, the size, 
spacing, layout and design of such centers shall ensure that the view from the highway and the rural 
atmosphere of the county are not impaired; and that the scale and service requirements of the facilities 
do not have an adverse impact on, unduly compete with, or place any unusual service demands on 
nearby urban centers. 

 
603.02 Permitted Uses.   
 

In the HC District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 603.07 and pursuant to Section 1101 for site design review: 

 
A. Automobile service station; 

 
B. Drive-in restaurant, restaurant, or refreshment stand; 

 
C. Food store, maximum floor area of two thousand (2,000) square feet; 

 
D. Fruit or vegetable stand, commercial; 

 
E. Gift, souvenir or antique shop; 

 
F. Motel; 

 
G. Dwelling in conjunction with a permitted use.  Site design review is not required for the 

dwelling; [Amended 7/9/98, Ord. 648] 
 

H. Accessory uses; 
 

I. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
J. Community or municipal water supply system; 

 
K. Community or municipal sewer system; and 
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L. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
M. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 

1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 

 
 
The following use has been approved as a similar use in the HC district: 
 

$  RV sales 
 
603.03 Conditional Uses.   
 

In the HC District, pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 

 
A. Home occupation, subject to the standards and limitations set forth in Section 1004;  

 
B. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the requirements of subsection 404.10; 
 

C. Utility facility, subject to Section 1101 for site design review. 
 
D. Roads, highways and other transportation facilities and improvements    

 
603.04 Similar Uses.   
 

Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted used specified in subsection 603.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 

 
603.05 Prohibited Uses.   
 

Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the HC District. 

 
603.06 Nonconforming Uses.   
 

Nonconforming uses found in the HC District are subject to the nonconforming use provisions of 
Section 1205 as well as any other applicable provision of this ordinance. 

 
603.07 Standards and Limitations.   
 

In the HC District, the following standards and limitations shall apply: 
 

A. Dwelling Density.   
 

No more than one (1) dwelling shall be permitted on any parcel. 
 

B. Parcel Size and Dimension. 
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SECTION 700 B INDUSTRIAL DISTRICTS 

 
701. RESOURCE INDUSTRIAL DISTRICT (RI) [Last amended 06/28/18; Ord. 906] 
 
701.01 Purpose.   
 

The purpose of the RI District is to accommodate the present foreseeable demand for food-packaging 
and processing industries in areas close to the resources utilized, where high weight or bulk, low-
value, perishable produce must be transported short distances in short time to processing plants.  Such 
uses shall be compatible with existing or projected urban development, and shall not require municipal 
water supply, municipal sewage services, or other municipal services, and shall coordinate site and 
building design through application of the site design review process. 

 
701.02 Permitted Uses.   
 

In the RI District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 701.07, and pursuant to Section 1101 for site design review: 

 
A. Fruit, nut or vegetable packing, processing, warehousing or cold storage operations; 

 
B. Winery, including production and wholesale and retail sale of wine, subject to the following: 

 
1. A winery shall be permitted to conduct on-site marketing activities events such as 

festivals and group tastings that are directly related to promotion and sale of the wine 
produced on-site with an anticipated maximum of 750 daily visitors.  Only three such 
events may be conducted in one calendar year, and the events shall not exceed a 
duration of three days.  The frequency and duration of these events may be further 
limited through site design review approval based on the adequacy of public facilities. 

 
2. A winery shall be permitted to rent or lease facilities, with or without a fee, within or 

adjacent to the winery for events such as parties, receptions, and banquets that are not 
directly related to winery promotional activities, only at the frequency customary prior 
to January 1, 1994. 

 
3. The winery shall allow only the sale of: 

 
(a) Wines produced in conjunction with the winery; 

 
(b) Items directly related to wine, the sales of which are incidental to the retail 

sale of wine on-site and do not exceed 25 percent of the total sales gross 
receipts of the retail facility.  Such items include those served by a limited 
service restaurant, as defined in ORS 624.010, and local agricultural products 
commonly sold in conjunction with wine; and 

 
(c) Wines not produced in conjunction with the winery, the sales of which are 

incidental to the sale of wine produced on-site; [Amended 11/30/94; Ord. 582] 
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C. Wholesale nursery; 
 
D. Dwelling for caretaker or watchman in conjunction with a permitted use.  Site design review is 

not required for the dwelling;  [Amended 7/9/98, Ord. 648] 
 

E. Accessory uses; 
 

F. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
G. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the requirements in subsection 404.10; 
 

H. Community or municipal sewer system; and 
 

I. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
 J. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 

1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 

 
  
701.03 Conditional Uses.   
 

In the RI District, pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 
 
A. Home occupation, subject to the standards and limitations set forth in Section 1004;  
 
B. Livestock packing, processing and warehousing; 

 
C. Utility facility, subject to Section 1101 for site design review; [Added 3/15/85; Ord. 408] 

 
D. Rental or lease of facilities, with or without a fee, in conjunction with an agricultural use for 

events such as parties, receptions, and banquets with the primary intent of indirect promotion 
of the product harvested or processed on the site.  [Added 11/30/94; Ord. 582] 

 
E. Four or more promotional events in a calendar year that are directly related to the marketing of 

products harvested or processed on the site that are reasonably expected to attract more than 
daily 750 visitors. 

 
F. Roads, highways and other transportation facilities and improvements.  

 
701.04 Similar Uses.   
 

Any use not specifically listed as a permitted or conditional use in this district that is similar in 
character, scale and performance to the permitted uses specified in subsection 701.02 may be allowed 
as a similar use, subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 
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SECTION 700 B INDUSTRIAL DISTRICTS 
 
702. LIGHT/GENERAL INDUSTRIAL DISTRICT (LI) [Last Amended 06/28/18; Ord. 906] 
 
702.01 Purpose. 
 

The purpose of the LI District is to provide for light and general industrial uses with similar service 
needs within urban growth boundaries and in other locations which are or will be compatible with 
adjacent urban development.  Such areas shall maintain high performance standards for light and 
general industrial uses and shall coordinate site and building design through application of the site 
design review process. 

 
702.02 Permitted Uses.   
 

In the LI District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 702.07 and pursuant to Section 1101 for site design review: 

 
A. Manufacture of machine tools, medical and dental equipment, electronic instruments, mobile 

homes, and food products not generating noxious odors; 
 

B. Farm, industrial or contractorôs equipment or materials manufacture, storage, sales, repair or 
service, including automobile repair garage; 

 
C. Warehousing, wholesale storage and distribution, and motor freight terminals contained only 

within a building;  
 

D. Fruit, nut or vegetable packing, processing warehousing or cold storage operations; 
 

E. Winery; 
 

F. Veterinary hospital; 
 

G. Accessory uses; 
 

H. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
I. Community or municipal water supply system; 

 
J. Community or municipal sewer system; and  

 
K. Signs, pursuant to the sign provisions set forth in section 1006; 
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L. Dwelling for a caretaker or watchman in conjunction with permitted use.  Site design review is 
not required for the dwelling. [Amended 7/9/98, Ord 648] 

 
 
M. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 

1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 

 

 
The following uses have been approved as a similar use in the LI district:  

$ RV storage (Docket SU-01-91 in TL File 5405-1001) 
$ Mini-storage 
 

702.03 Conditional Uses.   
 

In the LI District pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 

 
A. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the requirements in subsection 404.10. 
 

B. Utility facility, subject to Section 1101 for site design review. 
 
C. Roads, highways and other transportation facilities and improvements 

 
702.04 Similar Uses.   
 

Any use not specifically listed as a permitted or conditional use in this district, that is similar in 
character, scale and performance to the permitted uses specified in subsection 702.02 may be allowed 
as a similar use subject to the provisions of Section 1206, and pursuant to the Type A application 
procedure set forth in Section 1301. 

 
702.05 Prohibited Uses.   
 

Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the LI District. 

 
702.06 Nonconforming Uses.   
 

Nonconforming uses found in the LI District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 

 
702.07 Standards and Limitations.   
 

In the LI District, the following standards and limitations shall apply: 
 

A. Parcel Size and Dimension.   
 

1. Minimum Parcel Size.  The minimum parcel size for any use shall be 20,000 square 
feet. 
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SECTION 700 B INDUSTRIAL DISTRICTS 

 
703. HEAVY INDUSTRIAL DISTRICT (HI) [Last Amended 06/28/18; Ord. 906] 
 
703.01 Purpose.   
 

The purpose of the HI District is to provide for industrial uses with high-nuisance characteristics that 
are incompatible with adjacent urban residential uses or for industrial uses where space or 
performance characteristics demand a specialized locale.  All required services shall be available to the 
site, including necessary major utility lines and sewer and water facilities.  Whenever appropriate, 
heavy industrial uses shall be located within urban growth boundaries so that necessary urban-level 
services can be provided in an efficient and economic manner. 

 
703.02 Permitted Uses.   
 

In the HI District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 703.07, and pursuant to Section 1101 for site design review: 

 
A. Grain elevators, feed mills and seed cleaning plants; 

 
B. Manufacture of forest products, including sawmills, planing mills, plywood and particle board 

plants and pulp and paper mills; 
 

C. Auto wrecking yards; 
 

D. Animal slaughtering, meat-packing and rendering plants; 
 

E. Facilities for the processing or production of oil, natural gas, geothermal resources or other 
hydrocarbons; 

 
F. Manufacture of clay products, brick, tile and cement and including mining of materials used in 

production; 
 

G. Outdoor storage of raw materials or finished products associated with any permitted use; 
 

H. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
I. Community or municipal water supply system; 

 
J. Community or municipal sewer system; and 

 
K. Signs, pursuant to the sign provisions set forth in Section 1006. 

 
L. Dwelling for caretaker or watchman in conjunction with permitted use.  Site design review is 

not required for the dwelling. [Added 6/5/85, Ord. 409; Amended 7/9/98, Ord. 648] 
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M. Utility facility. [Added 12/05/02; Ord. 720] 

 
N. Accessory dwelling unit within an urban growth boundary, subject to the standards in Section 

1014. Site design review is not required for the accessory dwelling unit.     [Added 06/28/18; Ord. 
906] 

 
 

The following uses have been approved as a Similar Use in the HI district: 
 

$ Asphalt batch plant (SU-01-98), 
$ Cell Tower (SU-01-99) 

 
703.03 Conditional Uses.    
 

In the HI District, no use may be allowed as a conditional use. 
 
In the HI District pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 

 
A. Roads, highways and other transportation facilities and improvements 
 

 
703.04 Similar Uses.   
 

Any use not specifically listed as a permitted use in this district that is similar in character, scale and 
performance to the permitted uses specified in subsection 703.02, may be allowed as a similar use 
subject to the provisions of Section 1206, and pursuant to the Type A application procedure set forth 
in Section 1301. 

 
703.05 Prohibited Uses.   
 

Uses of land and water not specifically mentioned in this section, and not allowed as a similar use, are 
prohibited in the HI District. 

 
703.06 Nonconforming Uses.   
 

Nonconforming uses found in the HI District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 

 
703.07 Standards and Limitations.   
 

In the HI District, the following standards and limitations shall apply: 
 

A. Parcel Size and Dimensions. 
 

1. Minimum Parcel Size.  The minimum parcel size for any use shall be two (2) acres. 
 

2. Depth-to-Width Ratio.  The maximum depth-to-width ratio for any newly-created 
parcel shall be 3:1. 
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SECTION 800 B PUBLIC FACILITIES DISTRICTS 

 
801.  PUBLIC ASSEMBLY INSTITUTIONAL DISTRICT (PAI)  
 
801.01  Purpose. 
 

The purpose of the PAI District is to accommodate the present foreseeable demand 
for public and private assembly use and institutional facilities to serve both local and 
regional needs. When sited adjacent to urban development, PAI uses shall be 
compatible and coordinated with city comprehensive plans. The PAI District shall be 
subject to the site design review provisions of this Ordinance regarding the review, 
approval and staging of all phases of development and the programming, installation 
and maintenance of all improvements. 

 
801.02  Permitted Uses.   
 

In the PAI District, the following uses shall be permitted subject to the standards and 
limitations set forth in subsection 801.07 and pursuant to Section 1101 for site design 
review: 

 
A. Any use providing for the public or private assembly of persons for religious, 

charitable, philanthropic, cultural, recreational or educational purposes, 
including churches, auditoriums, armories, youth centers, social halls, 
fairgrounds, group camps, school, kindergartens, play-schools, day nurseries 
and day-care schools; 

 
B. Clinic; 

 
C. Club or lodge; 

 
D. Convalescent or nursing home; 

 
E. Cemetery; 

 
F. Dwelling for caretaker or watchman in conjunction with a permitted use. If a 

dwelling is a mobile home, it shall, in addition to the requirements of this 
Section, also be subject to the requirements of this Section, also be subject to 
the mobile home standards set forth in Section 1002; 

 
G. Accessory uses; 

 
H. Temporary structures as may be required during construction of an authorized 

permanent structure. Such temporary structure shall be removed upon final 
inspection of the permanent structure by the Building Inspector; 
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I. Community or municipal water supply system;       
 

J. Community or municipal sewer system; and  
 

K. Signs, pursuant to the sign provisions set forth in Section 1006. 
 

L. Roads, highways and other transportation facilities and improvements. 
 
             
801.03  Conditional Uses. 
 

In the PAI District, pursuant to the Type B application procedure set forth in Section 
1301, and subject to the conditional use review criteria listed in Section 1202, and 
subject to Section 1101 for site design review and any other applicable criteria 
established by this Ordinance, the following uses may be allowed conditionally: 

 
A. Farm uses as follows: The current employment of land, including that portion 

of such lands under buildings supporting accepted farming practices, for the 
purpose of obtaining a profit in money by raising, harvesting and selling 
crops; or by the feeding, breeding, management and sale of, or the production 
of livestock, poultry, fur-bearing animals, or honey bees; or by dairying and 
the sale of dairy products and other agricultural or horticultural use or animal 
husbandry; or by any combination thereof. Farm use includes the preparation, 
storage and marketing of the products raised on such land for man=s use and 
animal use; 

 
B. Propagation and harvesting of a forest product; 

 
C. Duplex or multi-family dwelling, or group living quarters, in conjunction 

with a permitted use. If a dwelling is a mobile home, it shall, in addition to 
the requirements of this Section, also be subject to the mobile home standards 
set forth in Section 1002; and 

 
D. Operations conducted for the exploration of oil, natural gas or geothermal 

resources subject to the Type A application procedure set forth in Section 
1301. 

 
801.04  Similar Uses. 
 

Any use not specifically listed as a permitted or conditional use in this District that is 
similar in character, scale and performance to the permitted uses specified in 
subsection 801.05, may be allowed as a similar use subject to the provisions of 
Section 1206, and pursuant to the Type A application procedure set forth in Section 
1301. 

 
801.05  Prohibited Uses. 
 

Uses of land and water not specifically mentioned in this Section, and not allowed as 
a similar use, are prohibited in the PAI District. 

 
801.06  Nonconforming Uses. 
 

Nonconforming uses found in the PAI District are subject to the nonconforming use 
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SECTION 800 B PUBLIC FACILITIES DISTRICTS 

 
802. PUBLIC WORK/SAFETY DISTRICT (PWS) [Last amended 7/9/98, Ord. 648] 
 
802.01 Purpose. 
 

The purpose of the PWS District is to accommodate the present foreseeable demand for public works 
and safety facilities and utility facilities and uses to serve local needs and to serve regional needs, 
when appropriate. When sited adjacent to urban development, PWS uses shall be compatible and 
coordinated with city comprehensive plans. The PWS District shall be subject to the site design review 
provisions of this ordinance regarding the review, approval, programming, installation and 
maintenance of all improvements. 

 
802.02 Permitted Uses. 
 

In the PWS District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 802.06, and pursuant to Section 1101 for site design review'. 

 
A. Utility facility, substation, transformer, gate station, pumping or lift station; telephone, 

telegraph, radio, microwave, or television transmitter facilities of any kind, any storage 
facilities in conjunction with any of the above; 

 
B. Municipal water supply, treatment, storage, transmission and distribution facility; 
 
C. Municipal sewage collection, treatment and disposal system; 
 
D. Sanitary landfill; 

 
E. Public works yards, shops, bus barns, equipment and materials storage yards, and similar uses; 
 
F. Fire stations; 

 
G. Dwelling for caretaker or watchman in conjunction with a permitted use. Site design review is 

not required for the dwelling; [Amended 7/9/98, Ord. 648] 
 

H. Accessory uses; 
 

I. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
J. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the requirements in subsection 404.10; and 
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K. Signs, pursuant to the sign provisions set forth in Section 1006. 
 
 

 
802.03 Conditional Uses. 
 

In the PWS District, pursuant to the Type B application procedure set forth in Section 1301, and 
subject to the conditional use review criteria listed in Section 1202, and any other applicable criteria 
established by this Ordinance, the following uses may be allowed conditionally: 

 
Parks or playgrounds owned and operated by a governmental agency or a nonprofit 
community organization, subject to Section 1101, Site Design Review. 
 
Roads, highways and other transportation facilities and improvements.  

 
802.04 Prohibited Uses. 
 

Uses of land and water not specifically mentioned in this section shall be prohibited in the PWS 
District. 

 
802.05 Nonconforming Uses. 
 

Nonconforming uses found in the PWS District are subject to the nonconforming use provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 

 
802.06 Standards and Limitations. 
 

In the PWS District, the following standards and limitations shall apply: 
 

A. Dwelling Density. 
 

Not more than one (1) dwelling shall be permitted on any parcel. 
 

B. Parcel Size and Dimension. 
 

1. Minimum Parcel Size. 
 

The minimum parcel size shall be 20,000 square feet, plus 20,000 square feet for any 
dwelling. 

 
2. Depth-to-Width Ratio. 

 
The maximum depth-to-width ratio for any newly-created parcel shall be 3:1. 

 
C. Setbacks. 

 
The minimum setback for all yards shall be twenty (20) feet for all uses, except as follows: 

 
1. The minimum setback shall be five (5) feet for all yards for signs. 
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PUBLIC FACILITIES DISTRICTS 
 

803. PUBLIC AIRPORTS/LANDING FIELDS DISTRICT (PALF) [Last amended 7/9/98, Ord. 648] 
 
803.01 Purpose.   
 

The purpose of the PALF District is to accommodate the present foreseeable demand for public 
airports and private landing fields to serve both local and regional business and leisure use.  When 
sited adjacent to an urban growth boundary or an urban center, PALF uses shall be compatible and 
coordinated with city comprehensive plans.  The PALF District shall be subject to the site design 
review provisions of this ordinance regarding the review, approval and staging of all phases of 
development and the programming, installation and maintenance of all improvements. 

 
803.02 Permitted Uses.   
 

In the PALF District, the following uses shall be permitted subject to the standards and limitations set 
forth in subsection 803.06 and pursuant to Section 1101 for site design review. 

 
A. Aircraft landing field, public or private; 

 
B. Farm uses; [Amended 7/9/98, Ord. 648] 

 
C. Dwelling for owner, caretaker or watchman in conjunction with a permitted use.  Site design 

review is not required for the dwelling; [Amended 7/9/98, Ord. 648] 
 

D. Accessory uses; 
 

E. Temporary structures as may be required during construction of an authorized permanent 
structure.  Such temporary structure shall be removed upon final inspection of the permanent 
structure by the Building Inspector; 

 
F. Operations conducted for the exploration of oil, natural gas or geothermal resources, subject to 

the requirements in subsection 404.10; 
 

G. Community or municipal water supply system; 
 

H. Community or municipal sewer system; and 
 

I. Signs, pursuant to the sign provisions set forth in Section 1006. 
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803.03 Conditional Uses.   
 

In the PALF District, no use may be allowed as a conditional use. 
 

In the HI District pursuant to the Type B application procedure set forth in Section 1301, and subject 
to the conditional use review criteria listed in Section 1202, and subject to Section 1101 for site design 
review and any other applicable criteria established by this ordinance, the following uses may be 
allowed conditionally: 

 
A. Roads, highways and other transportation facilities and improvements 

 
 
 
803.04 Prohibited Uses.   
 

Uses of land and water not specifically mentioned in this Section shall be prohibited in the PALF 
District. 
 

803.05 Nonconforming Uses.   
 

Nonconforming uses found in the PALF District are subject to the nonconforming uses provisions of 
Section 1205 as well as to any other applicable provisions of this ordinance. 

 
803.06 Standards and Limitations.   
 

In the PALF District, the following standards and limitations shall apply: 
 

A. Dwelling Density.   
 

The maximum overall dwelling density shall be established by the decision-making body 
subject to Section 1101 for site design review, and not more than one (1) dwelling shall be 
permitted in conjunction with any proposed aircraft landing field. 

 
B. Parcel Size and Dimension. 

 
1. Minimum Parcel Size.   

 
The minimum parcel size for an aircraft landing field shall be ten (10) acres and the 
parcel size for any other use shall be established by the decision-making body subject 
to Section 1101 for site design review. 

 
2. Parcel Width.   

 
The minimum parcel width for any use shall be established by the decision-making 
body subject to Section 1101 for site design review. 

 
3. Depth-to-Width Ratio.   

 
The maximum depth-to-width ratio for any newly-created parcel shall be established 
by the decision-making body subject to Section 1101 for site design review. 

 
C. Setbacks.   
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 YAMHILL COUNTY PLANNING COMMISSION 
Thursday, April 7, 2022 - 7:00 p.m. 

Yamhill County Courthouse, Room 32 
535 NE Fifth Street 

McMinnville, Oregon 97128 
 

Roll Call: Matt Dunckel, Kit Johnston, Mark Gaibler, Dan Armstrong, John Abrams, Paulette Alexandria, Brett 
Veatch Absent: Alan Halstead, Marjorie Ehry Staff: Ken Friday, Desiree Lundeen, Alicia Lisle, Stephanie Curran 
 
Chair Dan Armstrong opened the public hearing and introduced new County Counsel, Jodi Gollehon, to Planning 
Commission members. 
 
Approval of minutes from February 3, 2022, hearing.  Paula motioned to approve; Mark seconded. Motion passed 6-0, 
Brett Veatch abstained. 

 
QUASI-JUDICIAL PUBLIC HEARINGS:   

DOCKET NO.:  G-01-22 
 
REQUEST: A proposal to update Sections of the Yamhill County Zoning Ordinance to add “Roads, 

highways and other transportation facilities and improvements” as a permitted use to the 
following zoning districts.   

 
a. Mineral Resource District ï Section 404 (MR) 
b. Parks, Recreation, Open Space District ï Section 405 (PRO) 
c. Rural Residential Districts ï Sections 501 (AF-10), 502 (VLDR), and 503 (LDR)  
d. Commercial Districts ï Sections 601 (RC), 602 (NC) and 603 (HC) 
e. Industrial Districts ï Sections 701 (RI), 702 (LI) and 703 (HI) 
f. Public Assembly Institutional District ï Sections 801 (PAI) 
g. Public Works/ Safety District ï Section 802 (PWS) 
h. Public Airports/ Landing Fields District ï Section 803 (PALF) 

 
APPLICANT: Yamhill County 

CRITERIA: Section 1207.01 of the Yamhill County Zoning Ordinance. 

Abstentions or objections: none 
 
Skipped the raise it or waive it statement because it is a legislative hearing.  
 
Ken Friday read the staff report. 
 
Ken Friday: These amendments were initially before the Planning Commission on July 9, 2020, at the McMinnville 
Civic Hall.  The commission voted to not proceed with the proposed amendments until the social distancing requirements 
would allow for citizen participation and Board of Commissioners rendered a decision about the Yamhelas Westsider 
trail.  That is why it is coming back to you now.   
 
The one item I did drop from consideration related to modifying the farm zone language to no longer require 
transportation improvements it to be processed as a conditional use.   I dropped it due to the controversary it caused at 
the last hearing.   
 
I had several questions come to me and one of them was:   
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1) If these amendments were brought forward in 2020 and postponed due to the Trail issue, why are they necessary 
now that the Board has withdrawn the land use application for the YWT? 

 
The simple answer is these transportation amendments are not trail amendments.   Yes, the need for them was identified 
in a trail decision, but not allowing transportation facilities in our nonfarm and exception areas has far larger implications 
than the trail as transportation facilities (roads) are not allowed in these zones.  What that means is there is no mechanism 
to allow roads in exception areas because they are not listed as a use.   
 
This is not a way to resurrect the trail, this is to allow roads and transportation facilities in these zones. 
 
The next question is: 
 

2) Iôve heard that these amendments are being proposed because of the Newberg-Dundee Bypass and ODOT 
needing to have transportation uses allowed in certain zones.   

 
Yes, the bypass is one of the concerns.  (I received an e-mail from Dan Fricke of ODOT in December and I included it 
in the record.) 
 
From:FRICKEDanielL  
Sent:Friday,December10,20216:25AM 
To:KenFriday<fridayk@co.yamhill.or.us> 
Subject: Newberg-Dundee Bypass Phase 2 
 
<In the email he describes interchange improvements to be part of the Newberg/Dundee bypass improvements.>  He 
states: 
 
At the proposed interchange location, Yamhill County zoning on the west side of OR 219 is VLDR 2.5 and AF-10 on the 
east side.  In the area of the Wynooski Road realignment, the County zoning is PWS.  Transportation improvements, such 
as those described above, are not permitted uses in the AF-10 and PWS zoning districts.  You indicated that County staff 
had initiated ordinance amendments to add transportation improvements to these districts but that work had been 
delayed for several reasons.  ODOT would strongly support completion of those ordinance amendments as they would 
facilitate construction of these important transportations projects that will help advance Phase 2 of the Newberg-Dundee 
Bypass.  The Phase 2A project has funding available and is moving through the design process. 
 
That is one of the reasons I am bringing this forward. 
 
The next question I received was:   
 

3) The county already has a process to obtain approval for transportation related uses in these zones, which requires 
public scrutiny.  Why is the current process insufficient?  

 
 We do not have a process to obtain approval for transportation related issues in these zones.  We do have 

a process for roads and transportation facilities in the farm zone, we do not have a process for 
transportation facilities in these exception areas.  That is because when roads and transportation facilities 
were added to the farm and forestry zones, there was no corresponding addition to the nonfarm and 
exception areas.  

 
The Land Use Board of Appeals (LUBA) specifically noted roads and transportation facilities  not allowed in the AF-10 
zone and that YCZO 501.04 states ñuses of land and water not specifically listed in this section are prohibited in the AF-
10 District.ò  That wording is in these districts.   Simply stated, since it is not listed as a use, it is not allowed. 
 

 Ultimately, what is adopted is up to the Board.  This proposal is a starting point based on what we have 
previously allowed in these zones.   

 
The next question was: 
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4) Why add transportation facilities in zones that shouldnôt have a trail like the Heavy Industrial or Public Airport 
zones?  

 
The answer is twofold.  First, these amendments are not about placement of a trail or of a future application.  These 
amendments are about transportation facilities.   
 
Second, our Code states that the zones go to the centerline of roads ï so the roads do not have a separate zoning.  Thatôs 
why I recommend placement of it in all the other zones because these other zones are next to or on either sides of existing 
roads. 
 
I have a few examples of what I am concerned about.   
 

1) The first one is Highway 99W by the intersection with Highway 47.  There is a myriad of zones at that 
intersection along with a bridge.  What happens if there is a need to repair the bridge or improve the 
intersection?  Since a road is not permitted in these zones do we process it as an alteration of a nonconforming 
use? 

 
2) The next example is of a 10-lot subdivision in the Very Low Density Residential zone approved in 2014.  These 

roads in the subdivision are new road.  We couldnôt do this as a nonconforming use.  
 

3) The last example is one from the Grand Ronde Area.  It is a proposal for a safety improvement on a corner of 
Highway 22.  If you have ever traveled this way you likely agree it is a needed safety improvement.  (I have a 
friend that drives log truck, and he does not like this corner.)  Unfortunately, the portion in Yamhill County is in 
the AF-10 zone ï which LUBA has said does not allow roads or transportation facilities.  I have suggested this 
might be able to be processed as an alteration of a nonconforming use, however someone could fight that 
determination and argue that it is new use since it is a new right of way with a new road extension.    

 
The last question was: 
 

5) Why is this language so open or permissive?  
 
My recommendation is based on two past practices.  First, for at least the past 30 years our office has always considered 
roads to be allowed uses in these zones.  My proposed language is simply to reestablish what we previously had allowed. 
 
Second, Yamhill County has historically tried to be only as restrictive as the state statutes and administrative rules.  I can 
only think of a few instances where we have been more restrictive.  The proposal is to allow what is allowed by the statue 
and administrative rules.  
 
I am not trying to be more restrictive than state law.  I also want to note that if we are more restrictive, then we need to 
provide a Measure 56 notice.  Since this proposal is less restrictive, no Measure 56 notice is required. 
 
Could the Planning Commission or Board of Commissioners be more restrictive?  Yes, absolutely.  And if that is your 
desire, then recommend that to the Board.   
 
Now, as far as process, this is a legislative amendment so you do not have to follow your order of procedure with 
proponents/opponents you can just call folks up to testify.   
 
Dan Fricke from ODOT is here to answer questions from the Planning Commission so I was going to ask if he could be 
the first one up to testify.    
 
Proponent 
 
Dan Fricke, ODOT, Salem: I support this application because as of now, there is no easy mechanism to get roads 
approved through the county and this is an easier way then having to go through a zone change or condition use land use 
application. 
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Kit Johnson: How much tougher would it be to do a conditional use instead of being outright permitted? 
 
Dan Fricke: We would have to apply to the county for a conditional use permit, which takes a little more work, not as 
much as a zone change. Especially when we are trying to do something to justify a use with a general zone. 
 
Paulette Alexandria: If we did a conditional use, would that solve the problem with the bypass? 
 
Dan Fricke: The current proposal would solve the issue with the bypass, it would make it a conditional use permit instead 
of an outright permitted use. 
 
Mark Gaibler: It seems to me with ODOT that when it comes to the bypass, they pretty much just did what they wanted 
to. If someone owned a piece of property, regardless of the zone, you guys just took it, or did that imminent domain thing 
if they didnôt want to do it. Wouldnôt you just do that? 
 
Dan Fricke: In terms of purchasing the property, certainly. For land use for the bypass, we went through one of the largest 
goal exceptions in the history of the state. It was not only approved by Yamhill County, but the cities of Newberg and 
Dundee as well. So, in my mind as far as land use, we didnôt just go do what we wanted. As far as acquisition, we try to 
work with the property owners, but at the end of the day if we need the property, we have the option of imminent domain. 
 
Mark Gaibler: I guess at the end of the day, there is already a system in place where you can do your development. 
 
Dan Fricke: There is a process in place. I guess the question would be what process we have to follow, and what land 
use steps we need to follow, find out what zone theyôre in and follow the procedure. 
 
Ken Friday: We do not have a road zone. If we donôt have that zone and we are doing a new road, does that mean we 
have to change it to farm use and then say this road is zoned for farm use as a result and then we have to a farm 
compatibility impact study. It doesnôt sense for these to be conditional uses in our rural residential zones, AF-10 or 
VLDR zones. That is where we want development. The roads are already analyzed during the subdivision application 
process, and I donôt think they need to get analyzed again through the conditional use process. 
 
Matt Dunckel: I agree completely with roads, but we get a broad definition of transportation facilities which include 
trails. Is there a way to separate roads and trails? 
 
Ken Friday: If you want us to change the language and bring this back, we can. But if you put a road then people can 
bike or walk on it. I agree with you this is broad language. 
 
John Abrams: If this will be permitted use, what avenues will there be to oppose a permitted use say in the VLDR zone? 
 
Ken Friday: You would oppose the subdivision of the land, which is where the road would come in. 
 
Brett Veatch: That is straightforward. What about something like the bypass for instance.  
 
Ken Friday: As mentioned earlier, the bypass went through extensive goal exceptions in the state. 
 
Brett Veatch: What if the County decides to put a road through a farmerôs field. 
 
Ken Friday: They would have to do a farm impact study and show that it is not going to interfere with current farming 
practices. 
 
Brett Veatch: If it is an outright permitted use, what situation can you envision someone objecting and not having the 
mechanism to oppose it? 
 
Ken Friday: I donôt envision it happening. 
 
Matt Dunckel: What about making it a conditional use? 
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Ken Friday Our office is fee supported and we charge agencies when they are making applications. A conditional use 
permit is about $2500. If you want them to go through that process, make that the recommendation.  
 
Brett Veatch: What if we exclude AF-10 zone since the roads are looked at in the subdivision approval and make it 
conditional use approval on the rest of the zones. It seems like it might add some transparency. 
 
Ken Friday: If thatôs what you want to do, thatôs great. 
 
Dan Armstrong: Conditional use can be approved by your office on its own? 
 
Ken Friday: We send out a notice, ask for any comment. Then if no one makes any comments or the comments can be 
addressed through conditions, then we make a decision. Then it has 15 days to get appealed,  and then it goes before the 
Board of Commissioners. 
 
Dan Armstrong: How much is it? 
 
Ken Friday: About $2500 to apply, and $250 to appeal the decision. 
 
Dan Fricke: As far as conditional use experience, we had to do one through Yamhill County a couple of years ago. It 
was opposed by a neighbor, and we had to appear before the Board of Commissioners. 
 
Dan Armstrong: Friends of Yamhill County asked for a continuation in their letter to dial down the language before we 
continue. Are we going to do this?  
 
Ken Friday: If that is what you want to do. 
 
 
Testimony 
 
Wendie Kellington, I am an attorney, I represent many of the people opposed to the trail. First of all, the language in this 
proposal should be changed to reference motor transportation to make it clearer. Second of all, all Phases of the bypass 
are requiring some sort of land use, and ODOT is capable of applying for these as well as anyone else. This proposal 
shouldnôt be pushed through just because it makes it easier for ODOT. I do know the county believed that trails were 
outright permitted in every zone, without even a conditional use permit. There are certain zones this makes sense putting 
in as permitted uses, but there are some will have big impacts and need to be evaluated. Major road infrastructure changes 
can have huge impacts. Having a little bit of transparency makes a lot of sense. Our request to you is to figure out which 
zones should have these as permitted uses, and which zones should be conditional use, and go from there. 
 
No questions from Planning Commissioners. 
 
Lee Schrepnel, 6501 NE Hwy240, Yamhill: we know Phase 1 of the bypass is exists, and we can assume Phase 2 is 
going to happen. I donôt think we need to make broad, sweeping changes to the zoning code to make that happen. Phase 
I worked, you made it happen. If ODOT has to go through the courts to get road approval, that is why the system is there. 
It does not mean that Yamhill County has to facilitate roads through industrial lands and the other 13 zones on that list. 
The proposal as written is too broad and inclusive and goes beyond the needs of the bypass. What is being proposed goes 
beyond reasonable and is too broad. 
 
No questions from Planning Commissioners. 
 
Celine McCarthy, PO Box 417, Gaston, 97119: Iôm listening that ODOT did the Phase 1 and went through some sort of 
process. And now they are going through Phase 2 of the bypass, and they want to simplify the process, which I can 
understand. Since this is such a broad sweeping language, Iôm looking at a private property owner, I think people who 
are going to be affected should have some kind of say. With the experience Iôve had dealing with the county, Iôm a 
property owner, I was never notified there was going to be a big change to my property with the trail going in. I never 
got a note, I never got a letter. People that have property, if their road is going to be impacted, I think they should have 
some kind of a say without it being totally permitted. 
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No questions from Planning Commissioners. 
 
Bob Youngman, 401 E 1st St, Newberg: I want to speak as someone born and raised in Yamhill County and a concerned 
citizen. My parents moved here 80 years ago and were in public service. Iôm concerned about the future of Yamhill 
County, that we carry on the traditions and features of this area, which are now becoming separate features from the 
Portland Metro area. It is clear to me we need to value what has made Yamhill County successful.  
 
No questions from the Planning Commission. 
 
Dan Armstrong: When can we be without Zoom? 
 
Ken Friday: Never, state law has changed so we have to offer remote options for hearings. 
 
Kathryn Jernstedt, PO 1083, McMinnville for Friends of Yamhill County: thank you Mr. Friday, for clarifying that these 
changes are not about the trail, and we need to give these some serious thought. I am encouraged by the discussion of 
conditional use, sometimes it works, sometimes it doesnôt, but it gives people the option to weigh in. For transparency, 
I think this is a good process. We acknowledge the absence of this language is something that needs to be addressed and 
I think making it a Condition Use is the best way. 
 
No questions form the Planning Commissioners. 
 
Staff Recommendation: Placing roads, highways and other transportation facilities in these 14 zones. If you want to 
identify some or all of the zones with conditions, that is ok but not my recommendation. 
 
Matt Dunckel: I donôt really want to vote for this whole package as a permitted use. Can we separate this? I object to the 
words ñother transportation facilitiesò. This could eventually mean light rail. 
 
Ken Friday: I donôt have an easy way to say that we are going to allow all transportations modes other that the Yamhalis 
Trail. 
 
Paulette Alexandria: if you could do the bypass without this language, why do you have to change it now? 
 
Ken Friday: It was pointed out in a recent LUBA decision about the trail spelled out to the county that roads are not 
permitted uses in our zones. If you allow it one zone, it is not automatically allowed in other zones. 
 
Paulette Alexandria: So, you would not have been able to get phase 1 of the bypass done, if this language relating to the 
trail hadnôt come out. 
 
Ken Friday: The point was never litigated until the trail. 
 
Paulette Alexandria: what would happen if you put in the words ñmotor vehicle roadsò instead of the broader language? 
 
Ken Friday: I donôt know. 
 
John Abrams: If it is a permitted use, is an impact study of some degree required? 
 
Ken Friday: Yes.  You have to show it is compatible with the zone/area. 
 
John Abrams: So, if it is a permitted use, is an impact study of some degree required? 
 
Ken Friday: You would have to show how it is compatible in the zone. If you want to make it a conditional use, then 
please recommend it. A conditional use would be better than nothing, because right now we do not have an avenue to 
add/repair roads in these zones. 
 
Dan Armstrong closed the public hearing at 8:05 pm. 
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Deliberation 
 
Dan Armstrong: It sounds like conditional use is the issue? I generally donôt like making things more restrictive than the 
state, and that is what we would be doing if we made it conditional use in all zones. Do we want to make it conditional 
use in all zones? 
 
Brett Veatch: I donôt want this to be a conditional use in the VLDR-2.5, VLDR-5 or AF-10 zones, because it is already 
covered in the subdivision process. Restricting them completely in these residential zones doesnôt make sense. It would 
give a little more transparency. 
 
Paulette Alexandria: I will not vote yet for anything with this vague terminology. I donôt care if it is conditional use, I 
donôt think there is enough protection. Once we approve it, legal is going to say, well itôs approved so we have to let it 
go through. 
 
Kit Johnson: Are we the last say? 
 
John Abrams: No, it goes through the Board of Commissioners for a final decision. I agree with what Brett says but 
would take the flip side with PAI and Parks and Rec zoning. I would make it outright permitted in those zones. In the 
other zones I would say motor vehicle roads should be outright permitted. I think it should be piecemealed out by zone. 
 
Dan Armstrong: A road, you can ride a bicycle on the road, a horse, walk; so, when we say road, we are dumping it in 
there. I think we are trying to define this too much. Having other transportation and facilities is good, because if we need 
a bike path it would be covered. I travel Hwy 47 quite a bit and the white line, the fog line, several sections are just 
crumbled into the ditch. Iôve seen little kids try to do that ride. 
 
Paulette Alexandria: Iôve seen cyclists huddling on the side of the road while a log truck went by them inches away. 
 
Dan Armstrong: Trying to define this down too narrow is going to be difficult. Saying conditional use will make it case 
by case. 
 
Brett Veatch: I would like to amend it as an outright permitted use in park and recreation zones, I didnôt think about 
walking trails and things like that. That is a good idea. 
 
Dan Armstrong: So permitted use in Park and Rec zones, rural residential zones, permitted use, then conditional in 
everything else. 
 
Brett Veatch: That is what I would propose. 
 
John Abrams: What is a PAI zone? 
 
Ken Friday: Public Assembly Institutional. The cemetery is in this zone. 
 
Dan Armstrong: Did you get that Mark? 
 
Mark Gaibler: Yea, I guess itôs legitimate. I hate to see blanket laws across the county where you can put a road anywhere 
and nobody has a chance to say anything about it. 
 
Dan Armstrong: A conditional use notice goes out to surrounding property owners. 
 
Kit Johnson: I like the conditional use idea but wouldnôt mind doing permitted use in Park and Recreation zones, Public 
Assemblies. 
 
Brett Veatch: What about the small acreage 2.5 acre, 5 acres AF-10 zone? 
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Kit Johnson: Probably not, I would have to check the Yamhelas Trail to see what zones are included, because I donôt 
want the trail. 
 
Ken Friday: AF-10 is included in the Westside trail zoning. 
 
Brett Vetch: We donôt have that many subdivisions that go into the AF-10 zone, do we? 
 
Ken Friday: No, Iôve approved one in 30 years. 
 
Brett Veatch: In that case Iôm willing to give up permitted use in AF-10. 
 
Dan Armstrong: If youôre concerned about the Westsider Trail, can we let in the AF-10 because itôs residential? 
 
Ken Friday: The three-mile first part of the trail had AF-10 and heavy industrial zoning, but you guys are thinking about 
making those conditional use. 
 
Brett Veatch: On the trail though, you would have to approve the whole thing, if you had a mix of zones, if you got 
conditional use on one, you got it covered. 
 
Mark Gaibler: Are we taking out AF-10 or leaving it in? 
 
Dan Armstrong: What do you say Mark? 
 
Brett Veatch: I say we could leave it in. 
 
Kit Johnson: I say take it out. 
 
Brett Veatch: Kit says take it out, youôre the tie breaker. 
 
Mark Gaibler: Iôm with Kit. 
 
Brett: I could go either way on it, based on what Ken said, where weôve had one subdivision approved in AF-10 in 30 
years, I donôt think it will be a hot button issue that comes up. 
 
Matt Dunckel: I could go either way. I donôt like the fact the County needs roads built and maintained while we were 
spending public money on the trail and with the homeless situation it brings up other ideas. I vote for Brettôs idea. 
 
John Abrams: Iôm torn, my natural inclination is for less regulation. Iôm ok with whatôs been discussed tonight. 
 
Brett Vetch: I think it makes sense to leave them permitted in VLDR, Park and Recs. I think it is a fair trade off to make 
it conditional in other areas. 
 
John Abrams: I think weôve made the issues for the paid crew to look it when it leaves this body. I would be fine with 
what we discussed. 
 
Brett motioned to approve roads a permitted use in the VLDR zone, Park and Rec Zone and PAI zones. All other zones 
are subject to conditional use approval. 
 
Mark Gaibler seconded. 
 
Motion passed 6-1, Paulette Alexandria voting no. 
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Other Business:  
 
Dan Armstrong asked about Marjorieôs health and if she will still want to continue to be a member of the Planning 
Commission. 
 
Ken Friday stated she is getting better, but he doesnôt know if she will continue her duties as a Planning Commissioner. 
 
Dan Armstrong: How did the recent zone change go with the Board of Commissioners? 
 
Ken Friday: It was approved with an overlay. What the applicants presented to the BOC was different than what they 
applied for with the Planning Department. They wanted unlimited use, not just a farm store. 
 
Dan Armstrong gave a reminder to the commissioners to submit their ethics paperwork to the State Commissioner Office 
by April 15. 
 
Hearing Adjourned: 8:30 pm 



 

 

 

/Φ  /ƻƳƳŜƴǘǎ ǊŜŎŜƛǾŜŘ 

 



















































































































































































































 
100 HIGH STREET S.E., Suite 200  |  SALEM, OREGON 97301  |  www.mwvcog.org 

T: 503.588.6177  |  F: 503-588-6094  |  E: mwvcog@mwvcog.org 

An equal opportunity lender, provider, and employer 
 

 

 Serving member governments in Marion, Polk, and Yamhill Counties    

To:  Clay Downing, CPRD Superintendent 

From:  Curt Fisher, Associate Planner, MWVCOG 

Re:  Potential YCZO amendments and Ewing Young Bridge Permitting 

Date:  January 28, 2025 

 

The CPRD superintendent requested input from COG planning staff on pending amendments to the 

Yamhill County Zoning Ordinance (YCZO) that are anticipated to go before the Yamhill County Planning 

Commission in February for the potential impact on future permitting of the Ewing Young Park pedestrian 

bridge. It has been explained that the amendments are the same that went before the County Planning 

Commission in April of 2022. According to the 2022 staff report, the amendments were initiated in 

response to the 2018 LUBA remand that appealed the Yamhelas Westsider Trail. The decision determined, 

in part, that transportation facilities, including bridges, are not an allowed use in the AF-10 zoning district 

where the Ewing Young Bridge is located. The proposal would add “roads, highways, and other 

transportation facilities and improvements” as a conditional use to the AF-10 district. I understand that, 

because transportation facilities in the AF-10 district are the controversial element of the amendment 

package for potential implications for portions of the Yamhelas Westsider Trail in the AF-10 district, the 

Planning Commission/County Commissioners declined to pass the amendments in 2022. The 

amendments appear to address the principal reason for the denial of the previous Site Design Review 

application for the Ewing Young Bridge. The amendments will be the subject of a public hearing in 

February before the Planning Commission. 

The amendment would allow CPRD to submit the previously denied Site Design Review application as a 

conditional use permit. The conditional use process would allow Yamhill County staff to include conditions 

of approval to craft a narrow decision to minimize any implications across the rest of the AF-10 district. 

Previous analysis provided by the County attorney suggested initiating a zoning map amendment to 

rezone the site from AF-10 to PRO – Parks, Recreation and Open Space District. COG planning staff 

understand that the resistance to the amendments to the AF-10 district in 2022 was a result of the 

Yamhelas Trail controversy. Therefore, a zoning map change to PRO would remove the Ewing Young 

Bridge project from the AF-10 district, would insulate the project from the Yamhelas Trail controversy to 

some degree, and provide multiple paths of approval within the permitted uses in the PRO. However, the 

map change would likely require another application submitted by CPRD. 

If the amendments stall again, CPRD could advocate an alternate path to amend the permitted parks use 

and/ or park definition to allow the bridge to be permitted as a park improvement instead of a 



transportation facility in the AF-10. This option could involve adopting code language reflecting OAR 660-

034-0035 – Park Uses on Agricultural Land, which describes support facilities –  including roads, bridges, 

and walkways – as allowed park uses on agricultural land:  

(f) Support facilities serving only the park lands wherein the facility is located: water supply 

facilities, sewage collection and treatment facilities, storm water management facilities, 

electrical and communication facilities, restrooms and showers, recycling and trash 

collection facilities, registration buildings, roads and bridges, parking areas and walkways 

The intent here would be to capture the bridge within the definition of a park to allow it to be permitted 

as a park feature instead of a transportation facility – consistent with the code interpretation CPRD 

assumed with the submittal of the previous Site Design Review application. 

This is just being communicated as a fallback option. The Ewing Young project does not appear to be the 

source of any controversy surrounding these amendments, but rather an unfortunate side effect of the 

Yamhelas Trail controversy. With that said, the most prudent course of action in the near term seems to 

be to give space to County planning staff so they can shepherd the amendments through the hearings 

process with the hope for an opportunity in the near future to resubmit the Ewing Young Bridge SDR 

application as a conditional use. 







From: Linzy
To: BOC Info
Subject: Public Comment/Plea Regarding SDC Fee
Date: Wednesday, February 11, 2026 2:44:29 PM

CAUTION: External Sender. Use caution when opening attachments, clicking links, or responding.
Dear Yamhill County Board of Commissioners,
This SDC Fee was voted on by the Yamhill County Commissioners Board in 2022. I
ask that my plea for an exemption be considered during a meeting. This fee was
made known to us just recently as we were finishing up our placement permit of our
mobile home. I have given the CP& R time to respond and they have not. 
Below I have included the written request I sent to the individuals in charge of this
fee collection: 
To the current Superintendent of Chehalem Parks and Recreation,
I am writing to request an exemption for our family from the SDC Fee of $6,454.00
for placing a manufactured home on our property as our primary and only
residence. 
Our address is 21750 SW McCormick Hill Road Hillsboro, OR 97123. Our location
is directly on the border for being included in the Chehalem Parks and Rec area.
Due to being closer to Hillsboro our kids spend their time at the Hillsboro parks and
we go to Shute Rec Center for our other activities. All our activities and events and
our kids school is in Hillsboro and we rarely have had an opportunity to visit a
Chehalem Parks and Rec facility. 
We have done the majority of the work to put the manufactured home on our
property and only used a  company for placement as required by county rules. The
total of this fee will come directly out of our pocket and there is no buffer of a
developer or LLC doing this for profit. 
It would be a large change to our lives if we were to expected to pay this fee.
Please consider an exemption.
Thank you,
Lindsay Emmons 

mailto:linzykay6@gmail.com
mailto:bocinfo@yamhillcounty.gov
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