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MORGAN COUNTY 

PLANNING AND BUILDING DEPARTMENT 
 

MORGAN COUNTY PLANNING COMMISSION 
FILE SUMMARY 

April 12, 2023  
Hearing date – April 17, 2023 

 
APPLICANT: Guy Thompson  
LANDOWNERS: Guy Thompson Living Trust and Douglas F. Thompson Revocable Trust 
  
This application is for an amendment to a Special Use Permit to remove the condition on a previous special 
use permit that the second residence on the property be owner occupied.   The approval of the second 
residence was approved by Resolution 2000 BCC 20 which is included in your packets. The property is 
located in the NE¼NE¼ of Section 33, Township 4 North, Range 56 West of the 6th PM, Morgan County, 
Colorado aka 18963 Co Rd 27, Fort Morgan, Colorado 80701.  The property is zoned Agriculture Production 
and is in the Brush Fire District. 
 
The Board of County Commissioners approved the original special use permit to place a second owner 
occupied residence on the property by Resolution 2000 BCC 20, which included, among other conditions, 
the following conditions: 
 

All on and off-site impacts have been satisfactorily mitigated. Mitigation measures shall 
include, but not be limited to the following: 
 

i. The applicant, as a condition of this permit, must reside in the home. In the event 
the applicant or his successors in interest wish to convert the home to a rental unit 
such conversation must be approved by the Board of County Commissioners. 

 
Included with your packets is a letter dated July 7, 2000 denying a request to convert the second residence 
to a rental and therefore, the permit stood as originally issued.  Another letter dated May 26, 2004 was sent 
stating the property was in violation of the Morgan County Regulations due to the second residence being 
used as a rental. 
 
On June 13, 2021 the second residence, a mobile home, was destroyed by fire. The mobile home was 
replaced with a recreational vehicle.  Staff has been unable to determine from the applicant when the 
recreational vehicle was place on the property.  No written permission was granted by the County to place 
the recreational vehicle on the property as a replacement for a mobile home.  
 
In reviewing this application, the Planning Commission and Board of County Commissioners are required 
to make a finding that the criteria for granting a Use by Special Review in Section 2-395 of the Morgan 
County zoning regulations have been met. Those criteria are as follows: 
 
Section 2-395 Special Use Permit Criteria: 
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A. The use and its location as proposed are in conformance with the Morgan County 
 Comprehensive Plan.  

The proposed use will provide affordable housing and protect exiting agricultural 
operations while not restricting private property rights. 

 
B. The application documents are complete and present a clear picture of how the use is to 

be arranged on the site. 
 
C. The Site Plan conforms to the district design standards of Section 2-420 of the Morgan 

County Zoning Regulations.  
 
D. All on and off-site impacts have been satisfactorily mitigated either through agreement, 

public improvement, site plan requirements or other mitigation measures.  
 There is access to established public infrastructure. 
 
E. The special use proposed has been made compatible with the surrounding uses 

and is adequately buffered from any incompatible uses by distance and 
topography. 

 To the north, across County Road T, the property is zoned Agricultural Production and is 
being used for farming and includes a few outbuildings. To the west, the adjacent 
property is also zoned Agricultural Production and is open range with several mobile 
home residences approximately 1100 feet away. To the east, across county Road 27, the 
property is zoned commercial and is currently vacant. To the northeast, there is are 
Rural Residential lots with single family homes. Buffer is created by the road and/or 
distance.  

 
F. The special use poses no or minimal risk to the public health, safety and welfare. 

Amending the original granted Special Use Permit will not increase risk to public health, 
safety or welfare, subject to the conditions herein. 
 

G. The special use proposed is not planned on a nonconforming parcel. 
 The proposed amendment is located on a conforming parcel.  

 
H. The applicant has adequately documented a public need for the project. The Applicant 

has submitted all pertinent technical information, has demonstrated that it has adequate 
financial resources to implement the project, and has paid all County fees and review 
costs. 

  
I. For any special use requiring a supply of water that the applicant has demonstrated a 

source of water which is adequate for the proposed use in terms of quantity and reliability 
and in the case of human consumption, quantity, quality, and reliability. 
Morgan County Quality Water serves both residences on the property. 

 
In addition to the criteria above, Planning Commission should be aware of the following provisions of the 
Zoning Regulations: 
 

• The addition of a mobile home as an accessory residence is now a use permitted by conditional 
use permit.  See Sec. 3-175(M), Parcel 20 acres or smaller.   Because the second home was 
originally permitted by special use and there is no mechanism to automatically convert a special 
use permit to a conditional use permit, staff is recommending a condition as outlined below.  
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• When a recreational vehicle is used as a residence for longer than 180 days, it is considered a 
mobile home and must obtain a mobile home placement permit.  No mobile home placement 
permit has been obtained by the applicant/owner.  
 

• There is a third recreational vehicle on the property being used, according to the applicant, as 
storage.  While storage buildings are a use by right in this zone, the applicant/owner must obtain a 
zoning permit to keep the recreational vehicle on the property for storage.  Any other use, other 
than storage, would be subject to any applicable permitting.   
 

 
As such, if Planning Commission decides to approve the amendment, staff is recommending the 

following conditions: 
 
1. Upon approval of the amendment to the SUP, the special use permit shall be converted to a 

conditional use permit.  
 
2. Within thirty (30) days of approval of the amendment to the SUP, applicant/owner must obtain 

the following: 
 
 a. A mobile home placement permit for the recreational vehicle being used as a residence.  
 
 b. A zoning permit for the recreational vehicle used a shed.  

 
3. Failure to obtain either of these permits in subsection 2 within the timelines shall result in an 

automatic revocation of the amendment to the SUP and the second and third recreational vehicles may be 
stored on the property but may not be used for any purpose.  

 
 
Nicole Hay, 
Morgan County Planning Administrator  
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