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Date     19 March 2026 

Subject   Morrow County IAMP  

To    Kristine Connolly, PE, Dhruv Nair, & Nick Foster, AICP, RSP1, Kittelson & Associates 

From    Shelley Denison, AICP, Marcy McInelly, AIA, Urbsworks, Inc. 

TASK 8.2  |  IMPLEMENTING ORDINANCE FOR I-84 EXIT 159 TOWER ROAD IAMP 
 

 

 

 

  
 

  
Task 8.2 Implementing Ordinances and Code Changes 

Based on the recommendations in TM#7, Urbsworks shall prepare an Ordinance Memorandum for the 
interchange with adoption-ready recommended code changes and supporting ordinances for 
implementation of the IAMP. Memorandum must be prepared using strikeout to show deletions to code 
and underline to show additions. Urbsworks shall design ordinances and code changes to enable plan 
implementation and protect facility and corridor function. Urbsworks’ policies and ordinances must 
ensure that the County codes provide for the coordination of land use and the transportation system 
and allow for proper application of the IAMP. Ordinances must include the following: 

 Access management ordinances and policies such as driveway and public road spacing, 
median control and signal spacing standards, 

 Standards to protect future operations of roads, and freight and transit corridors, 

 Regulations ensuring safe and convenient multi-modal facilities, 

 A process for Agency notification and coordinated review of future land use decisions 
affecting transportation facilities, and 

 Regulations ensuring that amendments to land use designations, densities and design 
standards are consistent with function, capacity, and level of service of facilities identified 
in TSP. 
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Introduction 
Tech Memo #7 includes the recommendation to amend the County’s Zoning Ordinance in order to codify relevant 

requirements regarding the application, standards, and administration of the IAMP. After reviewing the Ordinance, the 

following articles and respective sections are proposed for amendments: 

 Article 2, Establishment of Zones, Identified Zone Designations 

 Article 3, Zoning District Designations 

 Article 4, Supplemental Standards, Access 

 Article 5, Development Permits, Review Standards 

 Article 9, Administrative Provisions 

 

Additional Recommendations 
In addition to these proposed amendments to the Zoning Ordinance, we recommend additional implementation actions 

be considered during the county’s TSP update.  

The additional recommendations listed below would specifically address potential transportation impacts of 

development and support the purpose of the IAMP overlay: 

1. In order to account for the impacts of cumulative development within the County, require Transportation Impact 

Analyses to incorporate background trips from in-process developments. 

2. Establish an assessment collection system (similar to fees-in-lieu or SDCs) as an impact mitigation tool. This would 

include a requirement that all applications for development within interchange influence area must include a trip 

generation estimate. 

3. When determining the cost of transportation improvements and mitigation, assume the 20-year buildout 

identified by Kittelson in the Interchange Access Management Plan. 

 

Key to Amendments 
Proposed amendments are blue and underlined.
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Article / Section Overview of current provisions  Proposed amendments  

Article 2, Establishment of 
Zones, Identified Zone 
Designations 

References the zoning map and lists the zone 
districts. 

Amend this section to include the 
name of the new zone. Amend the 
zoning map figure to display the 
new I-84 Exit 159 Tower Road 
IAMP. 

 
 

SECTION 2.010. IDENTIFIED ZONE DESIGNATIONS. For the purpose of this ordinance, 
the following zones are hereby identified.  
 

Zone Designation 
Abbreviated 
Designation 

Code 
Section 

Effective 
Date 

    

Exclusive Farm Use Zone EFU 3.010 08-01-2016 
Resource Related Industrial Zone RRI 3.015 10-01-2013 
Forest Use Zone FU 3.020 08-01-2016 
Rural Service Center Zone RSC 3.030 01-01-2011 
Umatilla Depot Wildlife Habitat Zone UDWH 3.035 11-01-2014 
Rural Residential Zone RR 3.040 09-28-2005 
Farm Residential Zone FR 3.041 09-28-2005 
Rural Residential Ten Zone RR-10 3.042 7-15-2021 
Suburban Residential Zone SR 3.050 03-06-1985 
Suburban Residential 2A Zone SR-2A 3.051 10-28-2006 
General Commercial Zone C-G 3.060 04-30-2015 
Tourist Commercial Zone TC 3.061 03-15-2006 
General Industrial Zone M-G 3.070 01-01-2011 
Air/Industrial Park Zone AI 3.071 03-06-1985 
Space Age Industrial Zone SAI 3.072 10-01-2013 
Port Industrial Zone PI 3.073 02-01-2014 
Umatilla Army Depot Military Zone UADM 3.074 11-01-2014 
Rural Light Industrial Zone RLI 3.075 03-15-2006 
Airport Light Industrial Zone ALI 3.076 06-17-2016 
Airport Approach Zone A-A 3.090 06-17-2016 
Airport Hazard Zone A-H 3.091 06-17-2016 
Airport Safety and Compatibility Overlay Zone ASC 3.092 06-17-2016 
Flood Hazard Overlay Zone FP 3.100 01-01-2011 
Limited Use Overlay Zone LU 3.110 03-06-1985 
UMCD PI Limited Use Overlay Zone (none) 3.120 11-01-2014 
Interchange Access Management Plan 
Overlay Zone 

IAMP-O 3.125  

Speedway Limited Use Overlay Zone SO 3.130 01-23-2008 
Parkland Overlay Zone PO 3.150 04-01-2011 
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Significant Resource Overlay Zone SRO 3.200 10-01-2013 
Historic Buildings and Sites (none) 3.300 03-06-1985 
 
 

  
 

 



 

5 

 
Urbsworks, Inc   |  Portland Oregon 97239 USA  |  503 827 4155  |  www.urbsworks.com 

 
 

Article / Section Overview of current provisions  Proposed amendments  

Article 3, Zoning District 
Designations 

Article 3 contains the 21 base zones and 8 
overlay zones in the county. Each base zone 
section generally consists of land use listing, 
development standards, parking requirements, 
and other provisions such as traffic impacts 
requirements. Overlay zones generally consist 
of purpose statement, land use limitations, 
development standards unique to the overlay, 
and other provisions as necessary for 
administration. 

Introduce a new zone subchapter 
(3.125 Interchange Area 
Management Plan Overlay Zone), to 
establish the overlay zone for the I-
84 Exit 159 Tower Road IAMP and 
future IAMPs. See next section for 
detailed outline. 

 
 
 
See proposed Section 3.125 at the end of this document.
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Article / Section Overview of current provisions  Proposed amendments  

Article 4, Supplemental 
Standards, Access 

Standards and applicability of provisions 
elsewhere in the Zoning Ordinance regarding 
access and spacing, management plans, etc. 
to enables the IAMP Overlay to apply to the 
specified area. 

Allow IAMPs for areas of influence 
within state highway areas.  

 
 
 
Section 4.010(F): 

 

Access within the Influence Area of an Interchange Access to a public or private 

crossroad located within the influence area of existing or proposed state highway 

interchange is regulated by standards in OAR 734-051, the Morrow County 

Transportation System Plan, and any applicable Interchange Area Management Plan 

(IAMP) adopted by the County and ODOT. These standards do not retroactively apply to 

interchanges existing prior to adoption of the 1999 Oregon Highway Plan, except or until 

any redevelopment, change of use, or highway construction, reconstruction or 

modernization project affecting these existing interchanges occurs. It is the goal at that 

time to meet the appropriate spacing standards, if possible, but, at the very least, to 

improve the current conditions by moving in the direction of the spacing standard.    
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Article / Section Overview of current provisions  Proposed amendments  

Article 5, Development 
Permits, Review Standards 

Details the application requirements, review 
standards, and processes for zoning permits 
and site plan review. 

If necessary, add new language as 
applicable to the new specified 
IAMP area. 

 
 

 
Section 5.010(D): 
 

D. Review Standards. 

1. The proposed land use is allowed in the underlying land use district. 

2. If a land use approval (i.e. Site Plan Review, Conditional Use Permit, or 
Legislative action) is required for the proposed development, the land use 
approval has been granted and the proposed development is consistent with that 
land use decision. If the land use approval included conditions of approval, all 
precedent conditions of approval have been met, and applicant has provided a 
compliance schedule for meeting the subsequent conditions prior to construction 
or operation, as may be applicable. A precedent condition is a condition that 
must be met prior to start of construction of the use or a phase of the use; a 
subsequent condition is a condition that must be met prior to start of operation of 
the use or a phase of the use. 

3. The building/yard setback, lot area, lot dimension, density, lot coverage, building 
height and other applicable development standards of the underlying zone and 
any sub-district(s) are met. 

4. Off-street parking and loading-unloading facilities shall be provided as required in 
Section 4.040 and 4.050 of the Morrow County Zoning Ordinance. Pedestrian 
access to off-street parking areas shall be provided. 

5. If the subject site is within an interchange influence area as determined by an 
IAMP, all proposed public or private streets or site access driveways serving the 
proposed land use shall meet the access management standards found in the 
IAMP. 

6. Unless applicant’s use of water is exempt from permitting requirements under 
Oregon water law, the applicant shall have received all necessary permits or 
licenses from the Oregon Water Resources Department prior to construction or 
operation, as applicable. If OWRD water permits or licenses are required for 
operations, applicant shall provide a compliance schedule for obtaining the required 
authorization. If an offsite water source is used, applicant shall provide a letter, 
notice, or memorandum of understanding from the service provider evidencing a 
commitment to serve the site, which shall indicate the source of the water (e.g. 
surface water, existing water right, etc.) and a targeted delivery for water to the site.  

7. All applicable permits for water, sanitary sewer, wastewater, solid waste, or 
power services for the site have been granted or Applicant has provided 
evidence that such services will be provided prior to operation of the use or 
phase of the use. 
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8. The site shall not be the subject of outstanding Code Enforcement violations unless 
the purpose of the application is to rectify an outstanding violation. 

9. The applicant shall obtain any required access permit(s) from the Morrow County 
Public Works Department and/or Oregon Department of Transportation.
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Article / Section Overview of current provisions  Proposed amendments  

Article 9 Hearing and notification requirements. 
Add a section which will apply to the 
new specified IAMP area. 

 
 

SECTION 9.055.  IAMP OVERLAY ACCESS APPROVAL. 

A. Access to public or private streets within the IAMP Overlay Zone shall be reviewed for 
consistency with the Access Management Plan and Local Circulation Network. 

B. Approval of access to public or private streets within the IAMP Overlay Zone shall be 
granted only after joint review by the County and/or ODOT. Coordination of this review 
will occur pursuant to Section 3.125. 

C. Access approval to public or private streets within the IAMP Overlay Zone is subject to 
administrative review as described in Section 9.046 when it triggers a zone change or 
it exceeds 400 Average Daily Trips (ADT) in generated site traffic volume. 
Administrative review is based on the standards contained in Section 3.125 and the 
Morrow County TSP. Where the IAMP conflicts with other access and spacing 
requirements, the IAMP shall govern. 
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SECTION 3.125. INTERCHANGE AREA MANAGEMENT PLAN OVERLAY ZONE (IAMP-O) 

The purpose of this section is to provide the rules, regulations, and standards governing 

permissible uses in the Interchange Area Management Plan (IAMP) Overlay Zone (Overlay 

Zone). 

A. Boundary of the Overlay Zone. The boundary of the Overlay Zone is shown on the 

adopted Comprehensive Land Use Plan Map(s) and Zoning Map. 

B. Applicability. The provisions in this Section shall apply to all land use applications for 

parcels within the Overlay Zone. Any conflict between the standards of the Overlay Zone 

and those applicable to underlying zones shall be resolved in favor of the Overlay Zone. 

C. Permitted Land Uses. Uses allowed in the underlying zoning district are allowed in the 

Overlay Zone subject to all other applicable provisions in the development code. 

D. Access Management. Standards regulating access management in the Overlay Zone 

shall be as provided in the underlying base zone, except as follows: 

1. Full access public and private approaches to the applicable crossroad shall be 

prohibited within 1,320 feet from all interchange ramp terminals. 

a. An exception to this standard is the siting of public right-in, right-out 

intersections along the interchange crossroad which shall be prohibited within 

750 feet from all interchange ramp terminals. 

b. When a new approach is proposed in the vicinity of an interchange and it 

cannot be located outside the spacing standard, it shall be located as far from 

the interchange as practically possible. 

2. Development shall be required to mitigate their transportation impacts, including but 

not limited to dedicating right-of-way and making needed access and transportation 

improvements consistent with the IAMP. 
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3. Where a land use application or change of use relies on a private connection to a 

crossroad located within the interchange influence area of a state highway 

interchange, it shall meet the requirements of OAR 734-051-3020 - Change of Use 

of a Private Connection. 

E. Administration. The County and ODOT shall be responsible for monitoring and evaluating 

vehicle trip generation from development within the Overlay Zone. Performance monitoring 

shall be carried out through regular tracking of traffic volumes as well as through findings 

included in Transportation Impact Analyses completed as part of proposed development 

applications. 

1. Agency Coordination. The following standards apply to coordination between the 

County and ODOT: 

a. Morrow County shall consult ODOT on TIA scope of work when the 

development proposes access to a state highway or the traffic impacts meet 

the requirements of Section 1. 

b. Morrow County shall provide written notification to ODOT once the application 

is deemed complete. 

c. Morrow County will provide ODOT 20 days, measured from the date notice to 

agencies was mailed, to provide written comments to the County. If ODOT 

does not provide written comments during this 20-day period, the County staff 

report will be issued without consideration of ODOT comments. 

d. The County shall invite ODOT to participate in a pre-application conference 

for land use applications within an area of influence as defined by the IAMP or 

within a ¼ mile of any ODOT facility. 

F. Transportation Impact Analysis. Applications for all development proposed within the 

Overlay Zone shall include a Transportation Impact Analysis (TIA) to demonstrate the level 

of impact of the proposed development on the interchange and surrounding street system 
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pursuant to all relevant local and state standards. A TIA is required if the proposal is 

projected to cause one or more of the following effects, which can be determined by field 

counts, site observation, field measurements, crash history, the Institute of Transportation 

Engineers Trip Generation manual, and information and studies provided by Morrow 

County and/or ODOT: 

1. An increase in site traffic volume generation by 400 Average Daily Trips (ADT) or 

more (or as required by the County Engineer). The latest edition of the Institute of 

Transportation Engineers Trip Generation manual shall be used as standards by 

which to gauge average daily vehicle trips; or 

2. An increase in ADT volume of a particular movement to and from the State highway 

by 20% or more; or 

3. An increase in use of adjacent streets by vehicles exceeding the 20,000 pound 

gross vehicle weights by 20 vehicles or more per day; or 

4. The determination of impact or effect and the scope of the TIA shall be coordinated 

with Morrow County and ODOT. The developer shall be required to mitigate impacts 

attributable to the project. 

G. Interchange Area Management Plan Review and Update. The IAMP shall be evaluated 

for potential needed updates under the following trigger conditions: 

1. Plan map and zone changes that have a “significant effect” pursuant to the 

Transportation Planning Rule (OAR 660-012-0060 and impact relevant interchanges, 

or that are located within the IAMP Management Area; or 

2. An amendment or update to the County’s Transportation System Plan; or 

3. Forecast operations at interchange ramp terminals exceed the adopted volume-to-

capacity mobility targets; or 
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4. Approval of a development of substantial size (meaning one which generates 400 or 

more peak hour trips) partially or entirely within the Overlay Zone that is consistent 

with the underlying zoning, but represents a worst-case trip generation scenario 

when considering the range of uses allowed in that zoning district; or 

5. The County and/or ODOT may request a review of the IAMP at any time if, in their 

determination, specific land use or transportation changes warrant a review of the 

underlying assumptions and/or recommendations within the IAMP. If the participants 

in the IAMP review meeting agree that, once the impacts of the “trigger” that 

necessitated the review are examined, an IAMP amendment is not warranted, a 

recommendation of “no action” may be documented and submitted in the form of a 

letter to the Morrow County Court and the Oregon Transportation Commission. 

a. If the findings and conclusions from the IAMP review meeting demonstrate 

the need for an update to the plan, review participants shall initiate an IAMP 

update process. Initial steps in updating the IAMP shall include scoping the 

planning process, identifying funding, and outlining a schedule for plan 

completion. Resulting changes to the IAMP shall be adopted by the OTC as 

an amendment to the OHP. Once completed, IAMP updates may also 

necessitate amendments to the Morrow County TSP through the appropriate 

legislative process. 


