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Chapter 2.3 - General Industrial (GI) District
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2.3.100 Purpose

The General Industrial District accommodates a range of light and heavy industrial land uses. It
is intended to segregate incompatible developments from other districts, while providing a high-
quality environment for businesses and employees. This chapter guides the orderly development
of industrial areas based on the following principles:

« Provide for efficient use of land and public services;

Provide transportation options for employees and customers;

Locate business services close to major employment centers;

Ensure compatibility between industrial uses and nearby commercial and residential areas;
Provide appropriate design standards to accommodate a range of industrial users, in
conformance with the Comprehensive Plan.

2.3.110 Permitted Land Uses

A. Permitted Uses. The land uses listed in Table 2.3.110.A are permitted in the General
Industrial District, subject to the provisions of this Chapter. Only land uses that are
specifically listed in Table 2.3.110.A, and land uses that are approved as “similar” to those in
Table 2.3.110, may be permitted. The land uses identified with a “CU” in Table 2.3.110.A
require Conditional Use Permit approval prior to development or a change in use, in
accordance with Chapter 4.4.

B. Determination of Similar Land Use. Similar use determinations shall be made in
conformance with the procedures in Chapter 4.8 - Interpretations.
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2.3.110 Permitted Land Uses (continued)

Table 2.3.110.A

Land Uses and Building Types Permitted in the General Industrial District

Industrial:

Heavy manufacturing, assembly, and processing of raw
materials;

Light manufacture (e.g., electronic equipment, printing,
bindery, furniture, and similar goods);

Warehousing and distribution;

Junk yard, motor vehicle wrecking yards, and similar uses;
Uses similar to those listed above

. Public and institutional uses

Government facilities (e.g., public safety, utilities, school
district bus facilities, public works yards, transit and
transportation, and similar facilities) where the public is
generally not received,

Private utilities (e.g., natural gas, electricity, telephone,

cable, and similar facilities);

Passive open space (e.g., natural areas);
Transportation facilities and improvements:

1. Normal operation, maintenance;

2. Installation of improvements within the existing right-
of-way;

3. Projects identified in the adopted Transportation System

Plan not requiring future land use review and approval;

Landscaping as part of a transportation facility;

Emergency Measures;

6. Street or road construction as part of an approved
subdivision or partition;

7. Transportation projects that are not designated
improvements in the Transportation System Plan **
(CU); and

8. Transportation projects that are not designed and
constructed as part of an approved subdivision or
partition** (CU)

o~

e. Special district facilities (e.g., irrigation
district, and similar facilities);

f. Vocational schools co-located with parent
industry or sponsoring organization;

g. Uses similar to those listed above.

3. Residential:

a. One caretaker unit shall be permitted for
each development, subject to the standards in
Section 2.3.160. Other residential uses are not
permitted, except that residences existing prior
to the effective date of this Code may
continue.

4, Commercial:

a. Offices and other commercial uses that
are integral to a primary industrial use
(e.g., administrative offices, and
wholesale of goods produced on location
and similar uses);

b. Small-scale retail and service commercial
uses up to 10 percent of building in total
floor area, for general use of industrial use
employees and customers (e.g.,
restaurants, hair salons, banks, dry
cleaners, book stores, coffee retailers).

5. Wireless Communication Equipment -
subject to the standards in Chapter 3.6.200.

6. Accessory uses and Structures

Land uses with (CU) shall require a Conditional Use Permit in accordance with Chapter 4.4. Uses marked
with an asterisk (*) are subject to the standards in Section 2.3.160 Special Use standards, “Special
Standards for Certain uses)” ** Uses marked with two asterisks are subject to the standards in Section

4.4.400 D.
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2.3.110.B Land Uses Prohibited in General Industrial District

Only uses specifically listed in Table 2.3.110.A, and uses similar to those in Table 2.3.110.A, are
permitted in this district. The following uses are expressly prohibited: new housing, churches and
similar facilities, and schools.

2.3.120 Development Setbacks

Development setbacks provide separation between industrial and non-industrial uses for fire
protection/security, building maintenance, sun light and air circulation, noise buffering, and
visual separation.

A. Front Yard Setbacks. The minimum front yard setback shall be 20 feet. The setback
standard shall increase by one foot for every one foot of building height in excess of 30 feet.

B. Rear Yard Setbacks. There is no required rear yard setback, except that industrial
development (i.e., buildings, parking, outdoor storage and industrial activities) shall be set
back from Residential districts by a minimum of 40 feet, and from other non-General
Industrial districts by a minimum of 20 feet; the rear setback in this case shall increase by one
foot for every one foot of building height in excess of 30 feet for all other non General
Industrial districts.

C. Side Yard Setbacks. There are no required side-yard setbacks, except that industrial
development (i.e., buildings, parking, outdoor storage and industrial activities) shall be set
back from Residential districts by a minimum of 40 feet, and from other non-General
Industrial districts by a minimum of 20 feet; the rear setback in this case shall increase by one
foot for every one foot of building height in excess of 30 feet for all other non General
Industrial districts.

D. Other Yard Requirements.

1. Buffering. The City may require landscaping, walls or other buffering in setback yards to
mitigate adverse noise, light, glare, and aesthetic impacts to adjacent properties.

2. Neighborhood Access. Construction of pathway(s) within setback yards may be required
to provide pedestrian connections to adjacent neighborhoods or other districts, in
accordance with Chapter 3.1 - Access and Circulation Standards.

3. Building and Fire Codes. All developments shall meet applicable fire and building code
standards, which may require setbacks different from those listed above (e.g.,
combustible materials, etc.).

4. Noise. Uses that are likely to create significant adverse noise impacts and create noise
which meets or exceeds 55dBA (in a 24-hour average) shall be prohibited.
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2.3.130 Lot Coverage

The maximum allowable lot coverage in the General Industrial District is 75 percent. The
maximum allowable lot coverage is computed by calculating the total area covered by buildings
and impervious (paved) surfaces, including accessory structures. Compliance with other sections
of this code may preclude development of the maximum lot coverage for some land uses.

2.3.140 Development Orientation

Industrial developments shall be oriented on the site to minimize adverse impacts (e.g., noise,
glare, smoke, dust, exhaust, vibration, etc.) and protect the privacy of adjacent (non-industrial)
uses to the extent possible. The following standards shall apply to all development in the General
Industrial District:

Figure 3.A - Industrial Development Orientation

Residential Area, School, Park or other Non-Industrial Use

Residential Area,
School, Park or other
MNorHndustrial Use

Street

A. Mechanical equipment, emissions, shipping/receiving areas, and other components of an
industrial use that are outside enclosed buildings, shall be located away from residential
areas, schools, parks and other non-industrial areas to the maximum extent practicable;
perimeter lighting shall be pointed inward to meet this standard and;

B. The City may require a landscape buffer, or other visual or sound barrier (fence, wall,

landscaping, or combination thereof) to mitigate adverse impacts that cannot be avoided
through building orientation standards alone.
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2.3.150 Building Height

The following building height standards are intended to promote land use compatibility and
flexibility for industrial development at an appropriate community scale:

A. Base Requirement. Buildings shall be no more than 3 stories or 35 feet in height, whichever
is greater, and shall comply with the building setback/height standards in Section 2.3.120.

B. Performance Option. The allowable building height may be increased to 45 feet, when
approved as part of a Conditional Use Permit. The development approval may require
additional setbacks, stepping-down of building elevations, visual buffering, screening, and/or
other appropriate measures to provide a height transition between industrial development and
adjacent non-industrial development. Smoke stacks, cranes, roof equipment, grain elevators,
storage silos and other similar features which are necessary to the industrial operation may
not exceed 55 feet in height without approval of a Conditional Use Permit.

C. Method of Measurement. “Building height” is measured as the vertical distance above a
reference datum measured to the highest point of the coping of a flat roof or to the deck line
of a mansard roof or to the average height of the highest gable of a pitched or hipped roof
(see Figure 2.1.160 for examples of measurement). The reference datum shall be selected
from either of the following; whichever yields a greater height of building:

1. The elevation of the highest adjoining sidewalk or ground surface within a five-foot
horizontal distance of an exterior wall of the building when such sidewalk or ground
surface is not more than 10 feet above the lowest grade;

2. An elevation 10 feet higher than the lowest grade when the sidewalk or ground surface
described in subsection ‘a’ is more than 10 feet above the lowest grade. The height of a
stepped or terraced building is the maximum height of any segment of the building. Not
included in the maximum height are: bell towers, steeples, flag poles, antennas and
similar features which are not for human occupancy.

2.3.160 Special Standards for Certain Uses

A. Uses With Significant Noise, Light/Glare, Dust, Vibration, or Traffic Impacts. The
following uses shall require Conditional Use Permit approval, in addition to Development
Review or Site Design Review:

1. Uses With Significant Noise, Light/Glare, Dust and Vibration Impacts. Uses that are
likely to create significant adverse impacts beyond the Industrial District boundaries,
such as noise, light/glare, dust, or vibration, shall require conditional use approval, in
conformance with Chapter 4.4. The following criteria shall be used in determining the
adverse impacts of a use are likely to be “significant”:

a. Noise. The noise level beyond the property line exceeds 55 dBA (24-hour average)
on a regular basis. Enforcement of this standard is governed under police
enforcement.
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2.3.160 Special Standards for Certain Uses (continued)

b. Light/glare. Lighting and/or reflected light from the development exceeds ordinary
ambient light and glare levels (i.e., levels typical of the surrounding area).

c. Dust and/or Exhaust. Dust and/or exhaust emissions from the development exceed
ambient dust or exhaust levels, or levels that existed prior to development.

d. Vibration. Vibration (e.g., from mechanical equipment) is sustained and exceeds
ambient vibration levels (i.e., from adjacent roadways and existing land uses in the
surrounding area).

2. Traffic. Uses which are likely to generate unusually high levels of vehicle traffic due to
shipping and receiving. “Unusually high levels of traffic” means that the average number
of daily trips on any existing street would increase by 20 percent or more as a result of
the development and 100 vehicles per day. The City may require a traffic impact analysis
prepared by a qualified professional prior to deeming a land use application complete,
and determining whether the proposed use requires conditional use approval. Applicants
may be required to provide a traffic analysis for review by ODOT for developments that
increase traffic on state highways.

3. Resource extraction, such as the operation of mineral and aggregate quarries and similar
uses, shall require a Conditional Use Permit. The applicant shall also be required to
prepare a site reclamation plan for review and approval by the City and other affected
agencies, prior to commencing resource extraction. The required scope of the
reclamation plan shall be identified by the Conditional Use Permit, and shall comply with
applicable requirements of State natural resource regulatory agencies.

B. Residential Caretakers. One residential caretaker unit shall be permitted for each primary
industrial use, subject to the following conditions:

1. The unit shall be served with public water and sanitary sewerage disposal, in
conformance with City engineering requirements.

2. Caretaker units shall be required to meet applicable fire safety and building code
requirements, in addition to the applicable setback standards of this chapter.

C. Wireless communication equipment. Wireless communication equipment includes radio
(i.e., cellular), television and similar types of transmission and receiving facilities. The
requirements for wireless communication equipment are provided in Chapter 3.6.200.
Wireless communication equipment shall also comply with required setbacks, lot coverage
and other applicable standards of the Industrial District.
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2.3.170 Port Industrial Sub District (PI)

A. Purpose. The Port Industrial Sub District is intended to regulate development at portions of
the Port of Morrow Industrial Park and other appropriate locations. The Sub District is
intended to provide for port-related industrial uses and aerospace-related industrial uses
which are not devoted to research and development. The Sub District is intended to provide
an industrial sanctuary, limiting commercial uses to those appropriate and necessary to serve
the needs of the workers employed within the Sub District.

B. Applicability. In the Pl Sub District the following regulations shall apply.

Table 2.3.110.A

Land Uses and Building Types Permitted in the Port Industrial Sub District

1. Industrial:

a. Water-dependent industrial uses which are Port-related,;

b. Aerospace-related industrial uses

c. Chemical and primary metal industrial uses which are Port-related,;

d. Port-related industrial uses which are land intensive;

e. Lumber and wood products manufacturing and other related
industrial uses, which are Port-related;

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

g. Manufacturing, refining, processing or assembling of any
agricultural, mining or industrial product;

h. Storage, warehousing, distributing, assembly, selling packaging or
servicing any products of agriculture, mining or industry,
excluding commercial uses in conjunction thereof;

i. Power generating and utility facilities;

j. Oil module production and shipping and related industrial uses
which are Port-related;

k. Ship building and repair;

I. Any other industrial use authorized by ORS 777.250

2. Public and institutional uses:
Transportation facilities and improvements:
a. Normal operation, maintenance;
b. Installation of improvements within the existing right-of-way;
c. Projects identified in the adopted Transportation System Plan
not requiring future land use review and approval,
d. Landscaping as part of a transportation facility;
e. Emergency Measures;
f.  Street or road construction as part of an approved subdivision or
partition;
g. Transportation projects that are not designated improvements in
the Transportation System Plan ** (CU); and
h. Transportation projects that are not designed and constructed as
part of an approved subdivision or partition** (CU)

3. Residential: (CU)

a. One caretaker unit shall be permitted for

each development, subject to the standards in

Section 2.3.160. Other residential uses are

not permitted, except that residences existing

prior to the effective date of this Code may
continue.

4. Commercial: (CU)

a. Offices and other commercial uses that are
integral to a primary industrial use (e.g.,
administrative offices, and wholesale of
goods produced on location and similar
uses);

b. Small-scale retail and service commercial
uses up to 10,000 square feet of total floor
area per site, for general use of industrial
use employees and customers (e.g.,
restaurants, hair salons, banks, dry
cleaners, book stores, coffee retailers).

5. Wireless Communication Equipment -
subject to the standards in Chapter 3.6.200.

6. Accessory uses and Structures

Land uses with (CU) shall require a Conditional Use Permit in accordance with Chapter 4.4. Uses marked with an
asterisk (*) are subject to the standards in Section 2.3.160 Special Use standards, “Special Standards for Certain uses)”
** Uses marked with two asterisks are subject to the standards in Section 4.4.400 D. “Port-related” uses identifies the

Port of Morrow.
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2.3.170 Port Industrial Sub District (PI) (continued)

E.

Limitations on Uses.

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

2. All related provisions of the Oregon Revised Statutes shall be complied with, particularly
those dealing with hazardous substances and radioactive materials.

Dimension Requirements.

The following dimensional requirements apply to all buildings and structures constructed, placed
or otherwise established in the Pl Sub District.

1.

Minimum front yard setback: Thirty (30) feet. No structure shall be erected closer than
ninety (90) feet from the centerline of any public, county or state road. Structures on corner
or through lots shall observe the minimum front yard setback on both streets.

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

Maximum lot coverage: Lot coverage may be up to 100% in this Sub District. This standard
may be limited by dimensional, landscaping and other land use standards within the Code.

Maximum building height: No limitation.

Interpretation.

1. Inthe event that it is unclear to City staff whether a proposed use is a permitted use
within the P1 Sub District, Chapter 4.8, Interpretations, shall be followed.

Additional Requirements.

1. The Port shall establish a master plan for the area that assures compatibility of Port uses
with adjacent land uses. The master plan should include provisions for buffering, traffic
circulation, lighting, and landscaping, as necessary, to ensure compatibility.

2. The plan shall be subject to review and approval by the City of Boardman Planning
Commission
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