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AGENDA 
 

Umatilla County Planning Commission Public Hearing 
Thursday, October 23, 2025, 6:30PM 

Justice Center Media Room, Pendleton, Oregon 
 

To participate in the hearing please submit comments before 4PM, September 23rd   
 to planning@umatillacounty.gov or contact the Planning Department at 541-278-6252 

 

 
1. Call to Order 

 
2. Minutes Approval: September 18, 2025 Meeting & September 25, 2025 Meeting 

 
3. NEW HEARING: COMPREHENSIVE PLAN TEXT AMENDMENT #T-098-24, and 

ZONE MAP AMENDMENT #Z-325-24: JEFF & MICHELLE HINES, APPLICANTS 
/ OWNERS. The applicant requests approval to establish a new aggregate site, add the site to 
the Umatilla County Comprehensive Plan list of Goal 5 protected Large Significant Sites, 
and apply the Aggregate Resource (AR) Overlay Zone to the entire quarry site. The applicant 
also requests approval to mine, process and stockpile sand and gravel at the site. Batch plants 
are not proposed at the site. The proposed site is located approximately 2 miles south west of 
the City of Echo and east of Snow Road. The site is identified on Assessor’s Map as 
Township 3 North, Range 29 East, a portion of Tax 12800. The proposed site is 
approximately 67 acres and is zoned Exclusive Farm Use (EFU).  

 
The criteria of approval are found in Oregon Administrative Rule 660-023-0040 – 0050, 660-
023-0180 (3), (5) and (7), Oregon Revised Statute (ORS) 215.301 and Umatilla County 
Development Code (UCDC) Section 152.487 – 488. 
 

4. Other Business 
 
5. Adjournment      

Planning Commission   Planning Staff 
Sam Tucker, Chair Andrew Morris Bob Waldher, Community Development Director 
Ann Minton, Vice Chair Jim Setzer Megan Davchevski, Planning Division Manager 
Tami Green  Carol Johnson, Senior Planner 
John Standley  Tierney Cimmiyotti, Planner / GIS 
Kim Gillet  Charlet Hotchkiss, Planner 
Emery Gentry  Bryce Fairchild, Planner II 
Malcolm Millar  Shawnna Van Sickle, Administrative Assistant 
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MEMO 
 
TO: Umatilla County Planning Commission 
FROM:  Megan Davchevski, Planning Division Manager  
DATE: October 15, 2025 
 
RE:  October 23, 2025 PC Hearing 
  Goal 5 PAPA Request #T-098-24 & #Z-325-24 “Muleshoe Quarry” (Snow Pit) 
  Jeff & Michelle Hines, Applicants & Owners  
   
Background Information 
The applicant requests to add a portion of Tax Lot 12800 on Assessor’s Map 3N 29 to the 
Umatilla County list of Large Significant Sites, providing necessary protections under Goal 5 
including limiting conflicting uses within the impact area, and applying the Aggregate 
Resource Overlay Zone to the proposed site. The proposed Goal 5 site is a 67-acre portion 
of TL 12800 (according to Planning’s GIS mapping), which is 208.98-acres. The application 
states that the site will be approximately 47.39-acres in size. Due to the acreage 
discrepancies, the public notice used the acreage generated by Planning’s GIS mapping.  
 
The proposal, if approved, would add this site as a large significant site onto the County’s 
Goal 5 inventory of significant sites. The applicant desires to establish the Large Significant 
Site with protections under Goal 5 and requests that the decision also allow mining 
(including blasting), processing, stockpiling and an office with scale. 
 
List of Exhibits 
There are a number of Exhibits, several with attachments, that are included in the Table of 
Contents. Exhibits include the original application, completeness letter, the supplemental 
application and several email chains between County Staff and the Applicant and their 
representatives. 
 
Notice 
Notice of the applicant’s request was mailed on August 29, 2025 to nearby property owners 
and necessary agencies. Notice of the September 18, 2025 Planning Commission hearing 
was published in the East Oregonian on September 3, 2025. Notice of this hearing was given 
at the September 18, 2025 Planning Commission hearing. 
 
Criteria of Approval 
The criteria of approval are found in Oregon Administrative Rule 660-023-0040 – 0050, 660-
023-0180 (3), (5) and (7), Oregon Revised Statute (ORS) 215.301 and Umatilla County 
Development Code (UCDC) Section 152.487 – 488. 
 
Additional Information 
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The subject property’s 1989 Conditional Use Permit (CUP) for mining was recently under the Planning 
Commission’s review for consideration of revocation. The Planning Commission decision resulted in a renewal of 
the CUP. Prior to conducting mining activities, the mining operator must also obtain a DOGAMI Operating 
Permit. 
 
The Snow Pit is not on the County’s inventory of Goal 5 resource sites and thus today mining could not be 
approved on the site without first establishing Goal 5 protections for the aggregate resource. Should this 
request be approved to list the site as a significant site protected under Goal 5 and to allow mining, Staff are 
requesting that a condition of approval be imposed to close the 1989 CUP. This would alleviate future confusion 
when reviewing development at this site. 

Umatilla County has precedence in permitting existing mining sites that are not on the County’s list of significant 
sites at the time expansion occurs; this is pursued through the Goal 5 process with the current state requirements. 
As stated within the findings document, although the applicant is requesting to expand their existing permitted 
boundary of the mining operations, this type of expansion does not meet the OAR definition of expansion of an 
existing site. Thus, the application is reviewed as a new aggregate site. 
 
Conclusion 
The process of approval by the County involves review by the County Planning Commission with a 
recommendation to the Board of County Commissioners (Board). The Planning Commission is tasked with 
determining if the application satisfies the criteria of approval based on the facts in the record. Staff have provided 
Preliminary Findings of Fact and Conclusions of Law based on the applicant’s supplied information. 
 
Staff have found several criteria of approval that have not been satisfied. The Planning Commission may agree 
with Staff or make additional findings stating how the applicant has satisfied these requirements. Although Staff 
are recommending denial based on the submitted information, a set of Precedent and Subsequent Conditions of 
approval are included for consideration. 
 
At the September 18, 2025 Planning Commission, the applicant requested that the staff report and testimony not 
be heard, and that the hearing be continued in order for the applicant to submit additional information. The 
Planning Commission granted this request and continued the hearing to October 23, 2025. At this time, Staff have 
not received additional information from the applicant. 
 
Following the Planning Commission’s recommendation, the Board must also hold a public hearing(s) and decide 
whether or not to adopt the proposed amendments. A public hearing before the Board is scheduled for December 
10, 2025 at 10am.  
 
Staff have found the following criteria have not been met:  
 

1. OAR 660-023-0180(3) [adequate information regarding quantity, quality and location of the resource] 

2. OAR 660-023-0180(5)(b) [conflicts created by the site] 

3. OAR 660-023-0180(7)(f) [conceptual reclamation plan] 

4. UCDC 152.587(A)(5) [complies with OAR 660-023-0180] 

5. Statewide Planning Goal 5 
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The Planning Commission may agree with staff’s findings or may make new findings based on evidence in the 
record. Sample decision motions have been provided below.  
 

 
PLANNING COMMISSION DECISION OPTIONS 
 
PAPA Request to add the site as a Large Significant Site under Statewide Planning Goal 5 

 
Motion for Denial as Presented 
I, Commissioner ________________________, make a motion to deny the Muleshoe Quarry PAPA request; 
Comprehensive Plan Text Amendment #T-098-24 and Zoning Map Amendment #Z-325-24, based on the 
evidence and Findings of Fact and Conclusions of Law in the record. 
 
Motion for Approval Based on Evidence in the Record 
I, Commissioner _________________________, make a motion to approve the Muleshoe Quarry PAPA request; 
Comprehensive Plan Text Amendment #T-098-24 and Zoning Map Amendment #Z-325-24, based on evidence in 
the record and the following Findings of Fact: ________________________. 
 
 
 
 
If listed as a Large Significant Site, Decision to Authorize Mining of the Site 
 
Motion for Denial as Presented 
I, Commissioner _________________________, make a motion to deny the Muleshoe Quarry PAPA request to 
allow mining, based on the evidence and Findings of Fact and Conclusions of Law in the record. 
 
Motion for Approval Based on Evidence in the Record 
I, Commissioner ________________________, make a motion to approve the Muleshoe Quarry PAPA request to 
allow mining, based on evidence in the record and the following Findings of Fact: ________________________. 
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UMATILLA COUNTY 
PLANNING COMMISSION HEARING – OCTOBER 23, 2025 

COMPREHENSIVE PLAN TEXT AMENDMENT & ZONING MAP AMENDMENT 
JEFF & MICHELLE HINES, APPLICANTS & OWNERS 

PROPOSED MULESHOE QUARRY 
PACKET CONTENT LIST 

 
 

1. Staff Memo to Planning Commission     Pages 1-3 
 
2. Public Notice and Soil Map      Page 6 
 
3. 1500-foot Impact Area Map      Page 7 
 
4. Preliminary Findings       Pages 9-54 
  
5. Proposed Text Amendment      Pages 55-56 

 
6. Proposed Zoning Map       Page 57 
 
7. Exhibit 1 – Application submitted November 18, 2024  Pages 58-155 

 
a. Land Use Request Application 
b. Goal 5 Aggregate Supplemental Application 
c. Amendment Supplemental Application 
d. Application Narrative  
e. Applicant’s maps 
f. Letter from City of Echo 
g. 2021 County Road Approach Permits 
h. ODOT laboratory reports 
i. Trip Generation Letter 
j. Easement Sketch 
k. Boundary Survey 
l. Property Line Adjustment Deed 

 
8. Exhibit 2 – Completeness Letter sent by Planning Staff  Pages 156-159 

Mailed December 13, 2024 
 

9. Exhibit 3 – Supplemental Application Information    Pages 160-209 
Received June 10, 2025, printing costs paid June 11, 2025 
 

a. Receipt for printing costs 
b. Map containing aggregate sample locations 
c. Site Plan 
d. Safety Blasting Plan 
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e. Amended Narrative 
 

10. Exhibit 4 – Email chain between Staff and Applicants   Pages 210-227 
regarding site map and batch plant 
June 10, 2025 through August 5, 2025 
 

11. Exhibit 5 – Updated Site Plan with Proposed Zoning Boundary Page 228 
Received July 9, 2025 
 

12. Exhibit 6 – Email chain between Staff and Applicants  Pages 229-231 
regarding hearing schedule and requesting additional information,  
July 22, 2025 through August 8, 2025 
 

13. Exhibit 7 – Updated Site Plan with Proposed Zoning Boundary Page 232 
Received July 23, 2025 

 
14. Exhibit 8 – Email pertaining to Asphalt Batch Plant   Page 233 

Received August 5, 2025 
 

15. Exhibit 9 – Amended Application Narrative     Pages 234-237 
Received August 11, 2025 

 
16. Exhibit 10 – Zoning Permit #ZP-90-056    Page 238 

Approved April 25, 1990 
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UMATILLA COUNTY BOARD OF COUNTY COMMISSIONERS 
PRELIMINARY FINDINGS AND CONCLUSIONS 

MULESHOE ROCK QUARRY (SNOW PIT) 
COMPREHENSIVE PLAN TEXT AMMENDMENT T-098-24 AND 

ZONING MAP AMENDMENT #Z-325-24 
MAP 3N 29; TL # 12800, ACCOUNT # 107639 

 
 

1. APPLICANT: Jeff and Michelle Hines, 210 W Main Street, Echo OR 97826 
 
2. CONSULTANT: Carla McLane Consulting, LLC, 170 Van Buren Drive, Umatilla, OR 

97882 
 
3. OWNER:  Jeff and Michelle Hines, PO Box 322, Echo OR 97826 
 
4. REQUEST:   The request is to add a portion of Tax Lot 12800 of Assessor’s Map 3N 29 

to the Umatilla County list of Large Significant Sites, providing necessary 
protections under Goal 5 including limiting conflicting uses within the 
impact area, and applying the Aggregate Resource Overlay Zone to the 
subject property, with the objective to allow mining, processing, and 
stockpiling at the site. This action is designed to establish the mining site 
as a Large Significant Site with protections under Goal 5 and to allow 
mining, processing and stockpiling. For this application ‘aggregate’ means 
basalt. 

 
Specifically, the applicant is requesting: 1) that the proposed quarry site of 
approximately 67 acres (per County Planning GIS mapping) / 48 acres 
(per the submitted applications) be listed within the Umatilla County 
Comprehensive Plan as part of Finding 41 and within the list of significant 
aggregate sites under Policy 41 in compliance with the approval of this 
request; 2) that Umatilla County apply the Aggregate Resource Overlay 
Zone to the subject property to allow mining, processing, and stockpiling 
on the site; and 3) to amend the Comprehensive Plan map by mapping the 
impact area and through the Comprehensive Plan listing achieve the Goal 
5 requirement of protecting the resource by limiting residential and social 
gathering uses and require those uses to waive their rights to remonstrate 
against aggregate operations allowed by this decision within the impact 
area to protect the aggregate resource from encroachment and nuisance 
complaints. 

 
5. LOCATION:   The subject property is located approximately 2 miles south west of the 

City of Echo.  
 
6. SITUS:  75233 Snow Road, Echo, OR is assigned to the existing dwelling on Tax 

Lot 12800. The aggregate site does not currently have a situs address.  
 
7. ACREAGE: Tax Lot 12800 is approximately 208.98 acres. The proposed aggregate site 

is approximately 47.39 acres according to the submitted survey map. The 
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PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 2 of 47 
 

application incorrectly references an “expansion pit area” of 19.96 acres 
however as detailed below, the site is not an expansion of an existing site. 
County Planning’s GIS mapping estimate is that the overlay will 
encompass approximately 67 acres.  

    
8. COMP PLAN:  The site has a Comprehensive Plan designation of North/South 

Agriculture. 
 
9. ZONING:  The subject property is zoned Exclusive Farm Use (EFU). 
 
10. ACCESS:   The site can be accessed via Snow Road.  
 
11. ROAD TYPE: Snow Road, County Road #1347, is a gravel county-maintained roadway.  
 
12. EASEMENTS: There is an existing 30-foot wide access easement that crosses the subject 

property to provide legal access to Tax Lot 9300 to the east. The 
applicant’s provided site plan demonstrates that this access easement will 
be within the aggregate pit’s boundary.  

 
13. LAND USE: Currently, there is mining occurring on the property under Conditional 

Use Permit C-546-89. The 1989 approval limited the site to no more than 
one-acre in size, no more than 5,000 tons of mined material per year, and 
that mined material were to only be used on the subject property.  

 
   In 2024, a primary farm dwelling was approved to be sited on the portion 

of the property north of the proposed Aggregate Resource (AR) overlay 
zone. The property owner justified the primary farm dwelling approval 
with a planted dryland wheat crop. A portion of this crop is within the 
proposed AR overlay zone and within the proposed mining boundary. 

 
14. ADJACENT USE: Uses to the west, north, and east of the proposed mining site are 

predominately irrigated agriculture under circle pivots with dryland 
wheat farming to the south. Irrigated crops include a variety of annual 
row crops and spring wheat. Two vineyards, under two different 
ownerships, are planted to the northeast, approximately 0.65 miles from 
the proposed mining boundary.  

 
15. LAND FORM: Columbia River Plateau 
 
16. SOIL TYPES: The subject property contains predominately Non-High Value soil types. 

High Value Soils are defined in UCDC 152.003 as Land Capability Class I 
and II. The soils on the subject property are predominately Class IV 
without irrigation.  
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Soil Name, Unit Number, Description Land Capability Class 
Dry Irrigated 

42A: Kimberly fine sandy loam, 0 to 3 percent slopes IIIe IIe 
48E: Lickskillet very stony loam, 7 to 40 percent slopes VIIs -- 
88B: Shano very fine sandy loam, 2 to 7 percent slopes IVe IIe 
88C: Shano very fine sandy loam, 7 to 12 percent slopes IVe IIe 
88D: Shano very fine sandy loam, 12 to 25 percent slopes IVe VIe 
89B: Shano silt loam, 2 to 7 percent slopes IVe IIe 
Soil Survey of Umatilla County Area, 1989, NRCS. The suffix on the Land Capability Class 
designations are defined as “e” – erosion prone, “c” – climate limitations, “s” soil limitations and “w” – 
water (Survey, page. 172).  

 
17. BUILDINGS:    There is a permitted barn on the subject property. The applicant did not 

provide the size of the barn in this application. The permitted size was 60-
feet by 60-feet. A single-family primary farm dwelling has been approved 
for this property; this application did not include the construction status of 
the building. 

 
18. UTILITIES:      A septic system and well are necessary to serve the recently approved 

single-family primary farm dwelling. The applicant did not indicate that 
additional utilities are necessary or proposed for the aggregate site.  

 
19. WATER/SEWER: The property currently has a domestic well and septic for use of the 

dwelling. The applicant indicated that “no water is necessary for 
development” and did not provide water rights information.  

 
20. FIRE SERVICE: The site is located within Echo Rural Fire District.  
 
21. IRRIGATION: The site is located within Westland Irrigation District and Columbia 

Improvement District; however, the applicant has provided that the site 
does not have irrigation water rights from either district. 

 
22. FLOODPLAIN: This property is NOT in a floodplain.  
 
23. WETLANDS: There are no known wetlands located on the subject property. 
 
24. NOTICES SENT: Notice was sent to the Department of Land Conservation and 

Development (DLCD) on August 14, 2025. Notice was mailed to 
neighboring land owners and affected agencies on August 29, 2025. 
Notice was printed in the September 3, 2025 publication of the East 
Oregonian. 

 
25. HEARING DATE: A public hearing is scheduled before the Umatilla County Planning 

Commission in the Justice Center Media Room, 4700 NW Pioneer Place, 
Pendleton, OR 97838 on September 18, 2025 at 6:30 PM.  
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   The applicant requested that the September 18th Planning Commission 

hearing be continued to October 23, 2025 at 6:30 PM. No testimony or 
staff report was heard on September 18th. A subsequent hearing was 
scheduled before the Umatilla County Board of County Commissioners on 
October 15, 2025 at 10:00 AM. The hearing will be held in Room 130 at 
the County Courthouse, 216 SE 4th St., Pendleton, OR 97801. Following 
the continuance of the Planning Commission hearing, the Board of 
Commissioner hearing was rescheduled to December 10, 2025 at 
10:00AM.  

 
26. AGENCIES:   Umatilla County Assessor, Umatilla County Public Works, County 

Counsel, County Code Enforcement, County Environmental Health, 
Oregon Department of Transportation Region 5-Highways Division, 
Oregon Department of Land Conservation and Development, Department 
of Environmental Quality, Department of Geology and Mineral Industries, 
Oregon Department of Fish and Wildlife, Oregon Water Resources 
Department, Westland Irrigation District, Columbia Improvement District, 
CTUIR-Natural Resources, CTUIR-Cultural Resources, Echo Fire 
District, Umatilla Electric Co-op and Sanitary Disposal 
 

27. COMMENTS:  Comments are pending. 
 
28. BACKGROUND: In 1989, the previous quarry operator and landowner, Richard Snow, 

received Conditional Use Permit approval to operate an aggregate quarry 
site. The approval, #C-546-89, is subject to an annual review process. The 
1989 Hearings Officer Decision limited the site to no more than 5,000 tons 
of material a year and no more than a 1-acre total site footprint.  

 
In 2020, the Planning Division received confirmation from Mr. Hines that the mining operation 
was excavating more than 5,000 cubic yards of material and had exceeded the site footprint 
allowance of one acre. Shortly after, DOGAMI confirmed to Planning Staff that mining 
operations had far exceeded the original permit. Staff informed Mr. Hines of the required 
applications to approve a Goal 5 aggregate site to expand the operations.  
 
This application was received on November 18, 2024. On December 13, 2024 County Planning 
Staff deemed the application incomplete and sent a completeness letter to the applicant (Exhibit 
1). On April 1, 2025 Planning Staff provided the landowner with written notice of intent to void 
#C-546-89 due to the landowner operating beyond the original approval. Staff’s request to revoke 
the 1989 CUP was denied by the Planning Commission and the CUP was subsequently renewed 
by the Planning Commission.  
 
On June 10, 2025 the applicant provided some of the additional information requested in Staff’s 
December 13, 2024 letter and paid the printing fee on June 11, 2025. The application was then 
processed.  
 
On June 24, 2025 staff requested clarification on the proposed AR overlay zone and permit 
boundary. On June 26, 2025 staff clarified that ORS 215.301 would be included as a criterion and 
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offered the applicant the opportunity to provide a response to this statute. A map showing the 
proposed AR overlay zone was provided by HNS, Inc. on July 9, 2025. Staff then scheduled the 
hearings based on this information. 
 
On July 22, 2025 staff informed the applicant that a post-mining use and clarification on the 
zoning boundary were needed in order to provide an accurate 35-day notice to DLCD. A revised 
proposed zoning map was provided on July 23, 2025 and on August 5, 2025, the applicant 
provided a written statement that an asphalt batch plant was no longer proposed1.  
 
Staff again requested the post-mining use on August 6, 2025. On August 11, 2025, Planning Staff 
received an amended narrative from Carla McLane Consulting via email. The findings were 
subsequently updated to reflect this narrative. 
 
NOTE:  The Umatilla County Development Code has not been updated with the Division 23 
Rules for Aggregate. The Oregon Administrative Rules 660-023-0180 to establish a Goal 5 
Large Significant Site will be directly applied per OAR 660-023-180 (9).  
 
29. GOAL 5 ISSUES: Scenic, Open Space, Historic, Wildlife, and other resources.  
In order to mine aggregate in Umatilla County, a site must either be an active significant site 
listed in the Technical Report, or be listed on the Goal 5 Inventory of the Umatilla County 
Comprehensive Plan as a significant site.  
 
The Snow Pit (now proposed to be named Muleshoe Quarry) is not listed on Umatilla County’s 
Comprehensive Plan Goal 5 Inventory or in the Technical Report. The applicant proposes to 
utilize quality/quantity information to obtain approval of the plan amendment to add the entire 
site to the Umatilla County inventory of large significant aggregate sites and obtain Goal 5 
protection of the resource by applying the AR Overlay Zone. The Umatilla County 
Comprehensive Plan requires that “[a]ny proposed modification to the text or areas of 
application (maps) of the AR, HAC, CWR or NA Overlay Zones shall be processed as an 
amendment to this plan.” Therefore, this application constitutes a Post-Acknowledgement Plan 
Amendment (PAPA), and is subject to the criteria listed in Oregon Administrative Rules (OAR) 
660-023-0030 through 660-023-0050, and OAR 660-023-0180. As a condition of approval for 
operation, the applicant must acquire a DOGAMI permit and obtain approval of a reclamation 
plan. Copies of both the DOGAMI permit and DOGAMI approved reclamation plan must be 
submitted to County Planning prior to commencing mining activities. 
 
The applicant’s narrative repeatedly states that they are requesting to “expand” the existing site. 
OAR 660-023-0180(1)(c) defines “existing site” as: “an aggregate site that meets the 
requirements of subsection (3)(a) of this rule and was lawfully operating, or was included on an 
inventory of significant aggregate sites in an acknowledged plan, on September 1, 1996”. The 
referenced section (3)(a) pertains to having significant quantity and quality of aggregate 
materials onsite.  
 

 
1 Both the original and revised applications (submitted November 2024 and June 2025, respectively) include a 
proposed asphalt batch plant. The applicant provided written notice on August 5, 2025 that a batch plant was no 
longer requested, thus, Planning Staff have re-formatted the applicant’s responses involving the batch plant with 
strikethrough text. 

 
12



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 6 of 47 
 
OAR 660-023-0180(1)(d) defines “expansion area” as: “an aggregate mining area contiguous to 
an existing site”. The subject property’s 1989 Conditional Use Permit approval did not require a 
determination of significance of quantity and quality of onsite aggregate materials, nor did it list 
the site as a significant site in Umatilla County’s acknowledged Comprehensive Plan. 
 
Umatilla County finds the subject property does not meet the OAR definition of an expansion 
site, as the site is not currently listed as a Significant Site on Umatilla County’s Goal 5 
Inventory. Thus, staff have processed the request as a new Large Significant Site.  
 
30. STANDARDS OF THE OREGON ADMINISTRATIVE RULES, DIVISION 23 FOR 
GOAL 5 LARGE SIGNIFICANT SITES are found in OAR 660-023-0180 (3), (5), & (7), 
OAR 660-023-040, and OAR 660-023-050. The standards for approval are provided in 
underlined text and the responses are indicated in standard text. 
 
OAR 660-023-0180 Mineral and Aggregate Resources  
 
(3) [Large Significant Sites] An aggregate resource site shall be considered significant if 
adequate information regarding the quantity, quality, and location of the resource demonstrates 
that the site meets any one of the criteria in subsections (a) through (c) of this section, except as 
provided in subsection (d) of this section:  

 
(a) A representative set of samples of aggregate material in the deposit on the site meets 
Oregon Department of Transportation (ODOT) specifications for base rock for air 
degradation, abrasion, and sodium sulfate soundness, and the estimated amount of material is 
more than 2,000,000 tons in the Willamette Valley, or 100,000 tons outside the Willamette 
Valley; 
(b) The material meets local government standards establishing a lower threshold for 
significance than subsection (a) of this section; or 
(c) The aggregate site is on an inventory of significant aggregate sites in an acknowledged 
plan on the applicable date of this rule.  
(d) Notwithstanding subsections (a) through (c) of this section, except for an expansion area 
of an existing site if the operator of the existing site on March 1, 1996 had an enforceable 
property interest in the expansion area on that date, an aggregate site is not significant if the 
criteria in either paragraphs (A) or (B) of this subsection apply: 

(A) More than 35 percent of the proposed mining area consists of soil classified as Class I 
on Natural Resource and Conservation Service (NRCS) maps on the date of this rule; or 
(B) More than 35 percent of the proposed mining area consists of soil classified as Class 
II, or of a combination of Class II and Class I or Unique soil on NRCS maps available on 
the date of this rule, unless the average width of the aggregate layer within the mining 
area exceeds: 

(i) 60 feet in Washington, Multnomah, Marion, Columbia, and Lane counties; 
(ii) 25 feet in Polk, Yamhill, and Clackamas counties; or 
(iii) 17 feet in Linn and Benton counties.  

 
Applicant Response: The proposed quarry is in eastern Oregon and has an inventory of over 15 
million tons of available basalt aggregate material. The United States Department of Agriculture 
Soil Conservation Service Soil Survey of Umatilla County identify the soils in the current mining 
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area as Lickskillet very stony loam with 7 to 40 percent slopes and the area proposed to be mined 
as the same as well as Shano very fine sandy loam with 2 to 7 percent slopes. Immediately to the 
south of the mining area is also Shano very fine sandy loam with 7 to 12 percent slopes. The 
Lickskillet is classified as VIIs; the Shano is classified as IVe and IIe or IIIe when irrigated. The 
portion of the proposed quarry site that has a soil classification of II is on the northern side and 
does not constitute more than 35 percent of the total site. 
 
The aggregate at the subject property has undergone testing several times over the past twenty 
years of operation meeting the identified standards established by ODOT for air degradation, 
abrasion, and sodium sulfate soundness. Several of those lab reports are included as part of the 
application packet with the location of use identified and remarks indicating that the material 
represented by the sample does comply with the specifications. 
 
The proposed quarry consisting of approximately 46 acres meets, and is estimated to exceed, 
both the quantity and quality criteria for a significant aggregate site in accordance with OAR 
660-023-0180(3)(a). 
 
For the expansion area alone, the following math was used: 
19.97 total acres  
43,560 c/ft per acre 
1613 c/y per acre 
1 c/y = 2 tons 
1613 c/y x 2 tons = 3,226 tons/acre 
 
3226 tons x 200 feet = 645,200 tons per acre 
645,200 tons per acre x 10 acres = 6,452,000 total tons 
 
3226 tons x 150 feet = 483,900 tons per acre 
483,900 tons per acre x 10 acres = 4,839,000 total tons 
 
The current site has approximately 4,500,000 tons remaining 
 
6,452,000 + 4,893,000 + 4,500,000 = 15,791,000 total tons 
 
Readings in the expansion areas will allow for the quarry floor to be brought down to 200 feet. 
The estimates were calculated assuming that half the site would be mined to 200 feet with the 
other half mined to 150 feet. 
 
Planning’s Response: The applicant provided a site map showing the locations of the five soil 
sample locations. It is important to note that all five sample locations are within the area 
that has already been heavily mined [emphasis added].  
 
The applicant provided lab reports for each of the five soil samples. The lab reports were 
conducted in 2006, 2007, 2008, 2015 and 2020; the year is indicated with the first two numbers 
of the corresponding lab report number. All five lab reports were conducted by Oregon 
Department of Transportation’s Materials Laboratory and had satisfactory remarks for quality.  
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Although reminded that soil samples must be representative of the entire site in the December 
2024 completeness letter, the applicant did not submit additional soil samples for the areas not 
previously excavated. 
 
The proposed quarry is in eastern Oregon. The United States Department of Agriculture Soil 
Conservation Service Soil Survey of Umatilla County identify the soils in the current mining 
area as Lickskillet very stony loam with 7 to 40 percent slopes and the area proposed to be mined 
as the same as well as Shano very fine sandy loam with 2 to 7 percent slopes. Immediately to the 
south of the mining area is also Shano very fine sandy loam with 7 to 12 percent slopes. The 
Lickskillet is classified as VIIs; the Shano is classified as IVe and IIe or IIIe when irrigated. A 
small percentage of the subject property is comprised of Kimberly fine sandy loam, 0 to 3 
percent slopes which is classified as IIe when irrigated. The portion of the proposed quarry site 
that has a soil classification of II when irrigated is largely on the northern side and constitutes 
approximately 39 percent of the entire subject property. 
 
The applicant’s calculation of over 15 million tons of quality aggregate product is not verifiable. 
The calculation does not account for any overburden, however, the applicant states that they will 
only be selling basalt, not sand and gravel products. Thus, it is reasonable to presume that there 
would be a significant amount of overburden as all of the soils on the property are categorized as 
sandy loam or stony loam with a small percentage being silt loam. Additionally, the applicant’s 
Safety Blasting Plan states, “removal of overburden: Dozer will remove safety berm to permit 
access to drilling areas, overburden will be cleared off into top soil storage”2.  
 
The applicant’s calculation also relies on the assumption that rock meeting ODOT’s 
specifications for quality is consistent throughout the proposed mining boundary and that all of 
the material will be usable with no waste. This is unverified without additional soil samples 
representing the entire proposed aggregate site. Staff requested additional information on the 
calculated tonnage in the December 2024 completeness letter; and the applicant provided the 
above calculations without an explanation as to how the numbers were determined without 
overburden or waste. Again, soil samples were not submitted for the areas not previously mined.  
 
County Planning finds the applicant did not submit a representative set of soil sample lab 
reports. Lab reports were only provided for the already excavated area. County Planning finds 
that the applicant did not account for overburden in the calculation of quantity of available 
aggregate materials. Therefore, a conclusion cannot be made that the site complies with the 
requirements for quality, quantity or location.  
 
County Planning finds and concludes this criterion is not satisfied.  
 
County Findings: The Planning Commission may adopt Staff’s findings and conclude that the 
applicant did not submit a representative set of soil sample lab reports and did not account for 
overburden. Therefore, a conclusion cannot be made that the site complies with the requirements 
for quality, quantity or location. 
 

 
2 Page 3 of the Applicant’s Safety Blasting Plan, Exhibit 3, attachment D, page 6 
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The Planning Commission may make new findings that the submitted soil sample lab reports are 
representative of the proposed Goal 5 aggregate site.   
 
(5) [Large Significant Sites] For significant mineral and aggregate sites, local governments 
shall decide whether mining is permitted. For a PAPA application involving an aggregate site 
determined to be significant under section (3) of this rule, the process for this decision is set out 
in subsections (a) through (g) of this section. A local government must complete the process 
within 180 days after receipt of a complete application that is consistent with section (8) of this 
rule, or by the earliest date after 180 days allowed by local charter.  

 
(a) [Impact Area] The local government shall determine an impact area for the purpose of 
identifying conflicts with proposed mining and processing activities. The impact area shall be 
large enough to include uses listed in subsection (b) of this section and shall be limited to 
1,500 feet from the boundaries of the mining area, except where factual information indicates 
significant potential conflicts beyond this distance. For a proposed expansion of an existing 
aggregate site, the impact area shall be measured from the perimeter of the proposed 
expansion area rather than the boundaries of the existing aggregate site and shall not include 
the existing aggregate site.  
 

Applicant Response: This application is for the expansion of an existing aggregate site so the 
proposed impact area will be measured from the expansion boundary and will not include the 
existing site. The attached map shows a 1,500-foot impact area with uses in that area being 
agricultural in nature with both irrigated and dryland operations immediately adjacent. There are 
no homes within the impact area. 
 
August 10, 2025 Amended Response: The impact area map originally submitted included the full 
mining site, meaning both the current mining area and the proposed expansion area. However, 
except for the Hines’ home that was recently approved, the analysis is not different regardless of 
which 1500-foot boundary you analyze. There are no homes or other noise sensitive properties 
within either boundary. The farming as described in the previous analysis is not changed for this 
analysis.  
 
With the most recent change to the boundary based on the site map submitted on July 22, 2025, 
the impact area has been modified but does not change the analysis of the impact area. The site 
and impact area continue to capture irrigated agricultural to the west, north, and east. Dryland 
farming is found to the south. The expanded impact area still does not include any homes or 
other noise sensitive properties with the exception of the home that was recently approved for the 
landowner of the subject property, Jeff and Michelle Hines. Based on the topography of the 
subject property the sound generated by mining activities in the hole of the mining area does not 
travel up and out to be heard at the homesite.  
 
Planning’s Response: As stated above, County Planning finds this is a new site, not an 
expansion site. County Planning has developed a 1,500-foot impact area extending from the 
proposed Aggregate Resource overlay zone (proposed quarry site).  
 
County Planning finds that factual information is not present to indicate that there would be 
significant conflicts to mining beyond the 1,500-foot impact areas from the proposed Aggregate 
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Resource overlay zone. Therefore, the 1,500-foot impact area is sufficient to include uses listed 
in (b) below. 
 
County Findings: Umatilla County finds that factual information is not present to indicate that 
there would be significant conflicts beyond the 1,500-foot impact area from the boundaries of the 
proposed Aggregate Resource overlay zone. Therefore, the 1,500-foot impact area is sufficient to 
include uses listed in (b) below.  

  
(b) [Conflicts created by the site] The local government shall determine existing or 
approved land uses within the impact area that will be adversely affected by proposed mining 
operations and shall specify the predicted conflicts. For purposes of this section, "approved 
land uses" are dwellings allowed by a residential zone on existing platted lots and other uses 
for which conditional or final approvals have been granted by the local government. For 
determination of conflicts from proposed mining of a significant aggregate site, the local 
government shall limit its consideration to the following:  
 

(A) Conflicts due to noise, dust, or other discharges with regard to those existing and 
approved uses and associated activities (e. g. , houses and schools) that are sensitive to 
such discharges; 
 

Applicant Response: There are no homes within the 1,500-foot impact area which is zoned for 
Exclusive Farm Use (EFU). There are no areas zoned for residential uses. 
 
There are no uses that may be impacted by noise, dust, or other discharges from the proposed 
mining operation within the 1,500-foot impact area with the one exception begin the access road 
that serves the subject property also serves other properties in the vicinity. The applicant or 
contractors will manage potential impacts to that access road by employing best management 
practices that include controlling dust during extraction and processing activities.   
 
The applicant does acknowledge that the mining and processing operation can create noise, dust, 
and other discharges and will employ normal and customary practices to manage those impacts. 
Both noise and dust are regulated by the Oregon Department of Environmental Quality, 
imposing standards that the applicant or contractors on this site would be compelled to meet, 
including obtaining a General Air Contaminant Discharge Permit (ACDP) for processing and 
batching activities. Dust will be managed on site through the application of water or other dust 
abatement mechanisms. 
 
Another concern related to discharges would be stormwater which the applicant or contractors 
will collect and hold onsite. There does not appear to be a need at this point for the applicant to 
obtain a National Pollutant Discharge Elimination System (NPDES) stormwater permit with 
208-acres available to collect and hold stormwater. If conditions should change one can be 
obtained.  
 
Blasting will be conducted as part of the mining process as basalt rock is proposed for extraction. 
As like the earlier requirements the applicant will comply with the requirements of DOGAMI.  
 
With the application of the management practices described above any potential conflicts due to 

 
17



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 11 of 47 
 
noise, dust, or other discharges will be minimized or eliminated within the 1,500-foot impact 
area. 
 
August 10, 2025 Amended Response: There are no currently built homes within the 1,500-foot 
impact area which is zoned for Exclusive Farm Use (EFU). There are no areas zoned for 
residential uses. There is one home proposed in the impact area which will be on the subject 
property for the landowners and applicants for the Goal 5 approval, Jeff and Michelle Hines. 
 
Planning’s Response: There are not any residentially zoned areas within the 1,500-foot impact 
area. However, there is an approved primary farm dwelling which is located on the subject 
property. This home received tentative Land Use Decision approval in January 2025 and a 
Zoning Permit was issued in March 2025 to begin construction. This application, to establish a 
Goal 5 aggregate site, was first received on December 3, 20243 and deemed complete after some 
of the requested information was received on June 10, 2025. Although the primary farm dwelling 
had final approval at the time this application was deemed complete, it cannot be included in the 
conflicts analysis as the final approval was received after this application was submitted. 
 
The applicant provides that dust will be managed through the application of water or other dust 
abatement mechanisms, but does not provide how many water trucks will be needed on a daily or 
weekly basis or what “other dust abatement mechanisms” would be, if not water application. In 
Rock Solid Sand and Gravel, LLC vs. Umatilla County 2023-033, LUBA determined that in 
order to determine potential conflicts, the specific aggregate mining and processing activities and 
their levels of noise, dust or other generated discharges must first be identified and analyzed. 
LUBA concluded that, “the county does not satisfy the conflicts analysis required by OAR 660-
023-0180(5)(b) by assuming that all mining activities will produce some level of noise, dust, or 
other discharges and finding that those impacts can be minimized.” The applicant did not offer 
this analysis.  
 
The applicant is requesting approval to conduct mining activities, including: mining, blasting, 
processing and stockpiling. Processing activities were not specified. It is assumed that processing 
would consist of crushing, screening and washing. Crushing and screening would all generate 
some level of dust. Washing would require a significant quantity of water onsite. 
 
The applicant did provide a Safety Blasting Plan, which states that blasting will be restricted 
between the hours of 9am to 5pm and exclude legal holidays. The Plan states that neighbors will 
be informed of the blast 24-36 hours prior to the blast, but does not specify which neighbors will 
be notified; i.e. adjacent, within 1500-feet, etc. Additionally, the plan states that audible air horns 
will provide notification of the blast and that “overburden will be cleared off into top soil 
storage”.  
 
Neither the blasting plan, nor the application narrative, specify the areas subject to blasting. 
Whether or not a small portion of the site or the entire site will be blasted is unknown. 
 
If blasting is approved, a condition of approval is imposed that blasting is limited to the hours of 

 
3 The application was first emailed to the Planning Division on November 18, 2024. The application fee was paid via 
Check #21413 which was submitted to the Planning Division on December 3, 2024.  
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9am to 5pm, Monday through Friday, excluding Federal Holidays, per the Applicant’s Blasting 
Plan. 
 
The Planning Division finds that without further details regarding the proposed mining, blasting 
and processing activities, the level of discharges (such as noise and dust) cannot be determined. 
Likewise, it is unknown how the mining operator intends on addressing these potential impacts; 
thus, the County cannot make adequate findings. The Planning Division finds that this criterion 
is not satisfied. 
 
The Planning Division finds and concludes that specific information is required from the 
applicant including the proposed processing activities and how each of the activities, including 
mining, blasting, processing and stockpiling will generate discharges such as noise and dust, the 
specific discharges generated by each activity and the intensity of each discharge. 
 
County Findings: Umatilla County finds that without further details regarding the proposed 
mining and processing activities and the level of each activity’s discharges, the County cannot 
make adequate findings.  
 
Umatilla County could find that the applicant’s conflicts analysis is adequate and make 
additional findings to satisfy the criterion. 
 

(B) Potential conflicts to local roads used for access and egress to the mining site within 
one mile of the entrance to the mining site unless a greater distance is necessary in order 
to include the intersection with the nearest arterial identified in the local transportation 
plan. Conflicts shall be determined based on clear and objective standards regarding sight 
distances, road capacity, cross section elements, horizontal and vertical alignment, and 
similar items in the transportation plan and implementing ordinances. Such standards for 
trucks associated with the mining operation shall be equivalent to standards for other 
trucks of equivalent size, weight, and capacity that haul other materials;   
 

Applicant Response: The access road for the subject property connects to Snow Road which is 
a county gravel road in good condition. Rock will be hauled north on Snow Road and connect to 
Highway 320, also known as Oregon Trail Road, an ODOT facility. That connection is 
approximately 1.7 miles north of the subject property access to Snow Road. This route has been 
used for more than 25 years in support of aggregate operations at the subject site and traffic 
impacts from the mining site will continue albeit with some more frequency. Other traffic on 
Snow Road is farm based with agricultural operations making up the balance of traffic impacts.  
Traffic is dependent upon activity within the mining area and will vary based on the time of year. 
The submitted Trip Generation Letter assumes current Average Daily Trips at 65 with PM Peak 
Trips at 11. The conclusion of the Project Traffic Engineer states, “Based on the low background 
traffic and low trip generation in the area, no further study is necessary. The potential impacts of 
the SROZ on the Snow Road / Oregon Trail Road intersection will not be significant due to no 
significant increase in traffic from the expansion of the Echo Rock Pit via the SROZ.” 
 
Planning’s Response: The subject property has direct access to Snow Road, a gravel County 
Road. Access to the mining site will be a crossed a shared access easement which benefits Tax 
Lot 9300 on Map 3N29 located to the east of the subject property. The Applicant states that the 
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access easement road and Snow Road have been used for many years in support of the subject 
property’s aggregate operations.  
 
The Applicant provided a Traffic Impacts Analysis which found that there would be “no 
significant increase in traffic”.  
 
The November 2024 application had the following box checked in the LURA questions 16 and 
17, “no water is necessary for development”. However, elsewhere, (page 5, Aggregate 
Supplemental Application) the applicant states that water will be used during the crushing 
process, applied to stockpiles and haul roads for dust management. Applicant states that water 
will be purchased from the City of Echo, but does not state whether this will be trucked onsite, 
and the expected number of water trucks required daily or weekly. The provided Traffic 
Generation Letter does not specify whether or not water trucks are included in the traffic 
generation numbers. Thus, it is unknown whether or not water trucks entering and leaving the 
site would impact local roads. 
 
Umatilla County Public Works will be provided notice of this request and will have the 
opportunity to provide comments on road impacts.  
 
County Findings: Umatilla County could find there are no known conflicts to local roads. This 
criterion is satisfied. 
 

(C) Safety conflicts with existing public airports due to bird attractants, i.e., open water 
impoundments as specified under OAR chapter 660, division 013;  
 

Umatilla County finds that there are no public airports within the Impact Area. The closest public 
airport is east of Hermiston and more than eight miles away from the site. 

 
(D) Conflicts with other Goal 5 resource sites within the impact area that are shown on an 
acknowledged list of significant resources and for which the requirements of Goal 5 have 
been completed at the time the PAPA is initiated;  
 

Applicant Response: There are no known Goal 5 resource sites within the impact area for the 
aggregate site. It should be noted that the site is within the Stage Gulch Critical Ground Water 
Area and the Columbia Valley Viticulture Area. Neither of these areas have been identified as 
protected resources within Umatilla County. 
 
Planning’s Response: There are no known Goal 5 resource sites within the impact area for the 
aggregate site.  
 
County Findings: Umatilla County finds that the proposed Goal 5 PAPA is not expected to 
conflict with other Goal 5 resource sites. This criterion is satisfied. 

 
(E) Conflicts with agricultural practices; and   
 

Applicant Response: Agricultural practices surround the aggregate site and are found within the 
1,500-foot impact area of the proposed quarry consisting of irrigated agriculture with circle pivot 
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irrigation as well as dryland operations. The crops would be predominately potatoes, corn, 
wheat, and other row crops. There are no planted vineyards in the impact area, but they are 
within one mile of the site. Mining activity has not historically nor is not expected in the future 
to conflict with these agricultural activities or practices. 
 
Based on the Completeness Letter the applicant has been asked to further address conflicts with 
agricultural practices. Each one will be addressed here. 
 
Noise: No sensitive noise receptors are within the 1500-foot impact area except for the recently 
approved dwelling on the subject property. Noise limits, set by the Oregon Department of 
Environmental Quality (DEQ), for daytime operations is 55 dBA and for nighttime operations 
would be 50 dBA. It is anticipated that noise levels at the site would be the highest between 7:00 
a.m. and 4:00 p.m. and would include the noise from both the crusher and the asphalt batch plant 
when operational. Blasting noise would be limited and would include additional notice to 
property owners within the 1500-foot impact area as well as the few homes that are along the 
shared access road. Noise does dissipate over distance and is impacted by environmental factors 
such as topography and vegetation. Both the crusher and asphalt batch plant will be placed 
within the current hole of the mining area with the rock wall to the north significantly 
diminishing if not eliminating the noise from traveling to the north. Noise to the south would 
diminish over distance and be limited by a rock wall of about 30 feet in height with most noise at 
or near the DEQ limits at the 1500-foot impact area outer boundary.  
 
Vibrations: The most significant vibration would occur with blasting activities. The mine 
operator will provide notice to adjoining landowners and homes along the access road prior to 
blasting.  
 
Traffic: A trip generation letter was submitted as part of the original application with traffic 
generated by the mining operation being analyzed. The traffic leaving the mining operation 
would access Snow Road, a gravel county road, travel north until trucks would intersect with 
Oregon Trail Road, a paved ODOT facility. Dust that would be generated by this truck traffic is 
discussed just below.  
 
Dust: Particulate Matter, or PM, is the primary pollutant generated from this type of operation. 
There is both PM 10, the larger measured emission, or PM 2.5, the smaller. Most PM generated 
will be of larger size and will dissipate more quickly as its weight will cause it to more quickly 
fall. It is important to understand that basalt rock generally creates less fine particulate matter 
than a sand and gravel operation. For PM within the mining boundary travel of the fugitive dust 
to the north will be restricted by the rock wall limiting impacts in that direction. PM created by 
truck traffic on the approximate 500-foot length of haul road within the site boundary and on the 
subject property that is not paved will have the potential to travel to the north and northeast 
based on prevailing winds. For that reason, the mining operator will apply water on that portion 
of haul road. When large projects occur, the operator may choose to apply a dust suppressant on 
that limited portion of haul road. 
 
In the Completeness Letter the vineyard to the northeast of the mining operation was specifically 
called out related to the operation of a concrete batch plant. To again reiterate the applicant is not 
requesting a concrete batch plant so the provisions of ORS 215.301 are not applicable to this 
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request. Any other impacts to the vineyard would be like other agricultural operations at a 
comparable distance. 
 
Planning’s Response: Potential conflicts to agriculture would be dust, noise and chemicals used 
during the dust abatement process. As predominant crops in the impact area are row crops, 
potatoes, corn, and wheat; dust and chemical dust suppressants could have a significant conflict 
with these existing agricultural practices.  
 
Two vineyards are planted beyond the 1,500-foot impact area. Should those landowners provide 
testimony stating that the aggregate operations and proposed dust suppressants would impact 
their existing vineyards, further analysis could be required including expanding the impact area. 
 
Although the applicant has submitted an amended narrative stating that a batch plant is no longer 
proposed, ORS 215.301 pertains to aggregate batch plants and is addressed further below.  
 
Conflicts to agriculture resulting from dust, noise and chemical dust suppressants can be 
mitigated through the imposition of several dust mitigation conditions of approval. 
 
County Findings: Umatilla County finds that potential conflicts with the proposed Goal 5 
aggregate site with nearby agricultural activities or practices have been identified. Mitigation 
measures have been identified below. 

 
(F) Other conflicts for which consideration is necessary in order to carry out ordinances 
that supersede Oregon DOGAMI regulations pursuant to ORS 517.780;  
 

Applicant Response: Umatilla County does not have an ordinance that supersedes DOGAMI 
regulations. 
 
Planning’s Response: There are no other conflicts for which consideration is necessary in order 
to carry out ordinances that supersede Oregon DOGAMI regulations. Therefore, this criterion is 
not applicable. 
 
County Findings: Umatilla County finds that there are no other conflicts for which 
consideration is necessary in order to carry out ordinances that supersede Oregon DOGAMI 
regulations. Therefore, this criterion is not applicable. 

 
(c) [If conflicts exist, measures to minimize] The local government shall determine 
reasonable and practicable measures that would minimize the conflicts identified under 
subsection (b) of this section. To determine whether proposed measures would minimize 
conflicts to agricultural practices, the requirements of ORS 215.296 shall be followed rather 
than the requirements of this section. If reasonable and practicable measures are identified to 
minimize all identified conflicts, mining shall be allowed at the site and subsection (d) of this 
section is not applicable. If identified conflicts cannot be minimized, subsection (d) of this 
section applies. 
  

Applicant Response: The applicant has identified limited impacts from dust and stormwater to 
the access road that can be managed or mitigated through various voluntary measures and best 
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management practices. During mining and processing the applicant and its contractors will 
implement best management practices and, as necessary or required, obtain necessary permits in 
the management of dust, stormwater, or other identified discharges.  
 
Based on the Completeness Letter the applicant has been asked to further explain potential 
impacts, which are done above under (5)(b)(E), and best management practices for each of those 
impacts. 
 
Noise: As discussed above noise will dissipate and comply with the daytime DEQ standard at the 
1500-foot impact boundary to the north based on the noise generation coming from within the 
mining pit. Similar conditions are applicable to the south of the aggregate site, but the depth of 
the mining equipment is less. Based on how noise dissipates over distance compliance will be 
achieved at the southern boundary. To reiterate there are no noise sensitive receptors, other than 
the dwelling approved on the subject property, within the 1500-foot impact area. 
 
Should they be deemed necessary there are additional sound dampening measures that can be 
taken including noise barriers, installation of enclosures, silencers or mufflers. It is not 
anticipated based on the remoteness of this site that those measures would be deemed necessary.  
 
Vibration: The blasting of the basalt rock is the predominate activity that would create vibration 
that would be noticeable within the 1500-foot impact area and potentially to adjoining properties. 
As stated above the applicant, based on the Safety Blast Plan, will be providing notice to those 
adjoining landowners and homeowners along the access road. No other mitigation should be 
necessary.  
 
Traffic: The type of trucks coming and going from the aggregate site would be comparable to 
farm trucks also using the local access road and Snow Road. Potential impacts would 
predominately be the generation of fugitive dust which will be discussed just below. Internal 
haul road speed limits will be set at 5 miles per hour to limit the generation of fugitive dust.  
 
Dust: There are several measures that can be taken to limit the generation of fugitive dust 
including: 
• Monitoring moisture content of exposed material 
• Apply water or an approved chemical dust suppressant on a regular basis 
• Install wind breaks 
• Spray water at the conveyor feed during material transfer 
• Maintain a clean material handling area 
• Limit vehicle speeds 
• Pave frequent haul roads 
• Revegetate the site when and where practical 
 
The applicant will apply water on internal haul roads, use misters as necessary on the crusher, 
limit vehicle speeds, and generally maintain a clean site. 
 
Planning’s Response: Umatilla County finds that potential conflicts to agriculture operations 
were identified within the 1,500-foot impact area. Potential conflicts to agriculture would be 
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dust, noise and chemicals used during the dust abatement process, thus mitigation measures must 
be identified and implemented. 
 
Chemical suppressants: 
Applicant states that water or an approved chemical dust suppressant will be applied for dust 
abatement. Chemical dust suppressants can and frequently drift offsite, negatively impacting 
crops. While outside the 1,500-foot impact area, the two vineyards located to the east of the 
proposed Muleshoe Quarry are located downwind. Umatilla County finds that by restricting 
chemical dust suppression onsite, the conflict is mitigated. Therefore, Umatilla County imposes a 
condition of approval that chemical dust suppressants shall not be used onsite for the life of the 
Muleshoe Quarry. 
 
Dust: 
Applicant states that water or an approved chemical dust suppressant will be applied for dust 
abatement. The applicant submitted a letter from the City of Echo that states that water is 
available for purchase from the City, but did not provide information to County Planning 
regarding the quantity of water required, or the anticipated number of truck trips to haul the 
water to the site.  
 
Applicant provided several measures above that could be used to limit the generation of fugitive 
dust. Umatilla County finds by implementing the following dust mitigation measures, dust 
impacts are adequately mitigated: 

Develop and submit a crushing and screening plan to the Umatilla County Planning 
Division. The plan shall include dust mitigation best practices for the Muleshoe Quarry. 
Implement and adhere to the crushing and screening plan for the life of the Muleshoe 
Quarry. 
  
Submit written confirmation from a permitted water source that includes the quantity of 
available water for dust suppression. 
 
Install, operate, and provide maintenance of spray/mist bars at the tail and head of 
stacking conveyors at all times of operations.  
 
Install, operate, and provide maintenance of spray/mist system at the throat and discharge 
of jaw and cone crushers.  
 
Apply water for dust control on ingress and egress roads and the pit floor during times of 
material hauling and movement. 
 
Construct a 15-foot tall east and south berm along the eastern and southern site 
boundaries. The berm shall be planted with native vegetation and maintained throughout 
the life of the quarry to provide dust and noise suppression. 
 

Noise:  
Anticipated levels of noise generated by the haul trucks, blasting and processing activities was 
not identified by the applicant. Noise is governed by the Umatilla County Noise Control 
Ordinance, Chapter 96 and Oregon Administrative Rule 340-035-0035. Approved blasting 
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activities, with all appropriate permits, are exempt from the noise regulations as stated in §96.044 
of the Umatilla County Code of Ordinances. While approved blasting activities are exempt in the 
Noise Control Ordinance, general mining activities must comply with the noise regulations, 
Oregon Department of Environmental Quality enforces OAR 340-035-0035.  
 
Umatilla County finds a subsequent condition of approval requiring the mining operations to 
comply with the DEQ Noise Standard provided in OAR 340-035-0035 is imposed. 
 
Umatilla County finds that imposition of the following conditions of approval will minimize 
impacts from noise: 

Construct the 15-foot tall east berm along the eastern site boundary. The berm shall be 
planted with native vegetation and maintained throughout the life of the quarry to provide 
dust and noise suppression.  

 
Construct the 15-foot tall south berm along the southern site boundary. The berm shall be 
planted with native vegetation and maintained throughout the life of the quarry to provide 
dust and noise suppression. 

 
Adhere to DEQ Noise Standard as found in OAR 340-035-0035, Noise Control Regulations 
for Industry and Commerce. 
 
Blasting and drilling activities are limited to the hours of 9:00am to 5:00pm.  
 
Back up alarms on loaders, trucks and all pit vehicles are limited to those that are non-
acoustic between the hours of 6:00pm and 7:00am. Examples of non-acoustic options are 
approved strobes, flaggers and barriers. 

 
Umatilla County finds that potential conflicts with agriculture were identified within the 1,500-
foot impact area. Limited impacts from dust and noise can be managed or mitigated through the 
above conditions of approval.  
 
County Findings: Umatilla County finds that potential conflicts to agriculture operations were 
identified within the 1,500-foot impact area. Potential conflicts to agriculture would be dust, 
noise and chemicals used during the dust abatement process, thus mitigation measures must be 
identified and implemented. 
 
Umatilla County finds and concludes that implementing the following conditions of approval, 
potential conflicts to agriculture operations are adequately mitigated: 
 

1. Chemical dust suppressants shall not be used onsite for the life of the Muleshoe Quarry.  
 

2. Develop and submit a crushing and screening plan to the Umatilla County Planning 
Division. The plan shall include dust mitigation best practices for the Muleshoe Quarry. 

 
4 Umatilla County Code of Ordinances §96.04(F) states: Sound caused by blasting activities when performed under 
a permit issued by the appropriate governmental authorities and only between the hours of 9:00 a.m. to 4:00 p.m., 
excluding weekends. 
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Implement and adhere to the crushing and screening plan for the life of the Muleshoe 
Quarry. 
 

3. Submit written confirmation from a permitted water source that includes the quantity of 
available water for dust suppression. 
 

4. Install, operate, and provide maintenance of spray/mist bars at the tail and head of 
stacking conveyors at all times of operations.  
 

5. Install, operate, and provide maintenance of spray/mist system at the throat and discharge 
of jaw and cone crushers.  
 

6. Apply water for dust control on ingress and egress roads and the pit floor during times of 
material hauling and movement. 
 

7. Construct the 15-foot tall east berm along the eastern site boundary. The berm shall be 
planted with native vegetation and maintained throughout the life of the quarry to provide 
dust and noise suppression.  
 

8. Construct the 15-foot tall south berm along the entire southern site boundary. The berm 
shall be planted with native vegetation and maintained throughout the life of the quarry to 
provide dust and noise suppression. 
 

9. Adhere to DEQ Noise Standard as found in OAR 340-035-0035, Noise Control 
Regulations for Industry and Commerce. 
 

10. Blasting and drilling activities are limited to the hours of 9:00am to 5:00pm.  
 

11. Back up alarms on loaders, trucks and all pit vehicles are limited to those that are non-
acoustic between the hours of 6:00pm and 7:00am. Examples of non-acoustic options are 
approved strobes, flaggers and barriers. 
 

(d) [If conflict can’t be minimized then conduct an Economic, Social, Environmental, 
and Energy (ESEE) analysis] The local government shall determine any significant 
conflicts identified under the requirements of subsection (c) of this section that cannot be 
minimized. Based on these conflicts only, local government shall determine the ESEE 
consequences of either allowing, limiting, or not allowing mining at the site. Local 
governments shall reach this decision by weighing these ESEE consequences, with 
consideration of the following:  

 
(A) The degree of adverse effect on existing land uses within the impact area;  
(B) Reasonable and practicable measures that could be taken to reduce the identified 
adverse effects; and  
(C) The probable duration of the mining operation and the proposed post-mining use of 
the site.  
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Applicant Response: The applicant's experience is that all identified potential conflicts from the 
mining operation can be minimized as described above. This criterion is not applicable. 
 
Planning’s Response: Umatilla County finds that all identified potential conflicts will be 
minimized as described above. This criterion is not applicable. 
 
County Findings: Umatilla County finds that all identified potential conflicts will be minimized 
as described above. This criterion is not applicable. 

 
(e) [Amend Plan] Where mining is allowed, the plan and implementing ordinances shall be 
amended to allow such mining. Any required measures to minimize conflicts, including 
special conditions and procedures regulating mining, shall be clear and objective. Additional 
land use review (e. g. , site plan review), if required by the local government, shall not 
exceed the minimum review necessary to assure compliance with these requirements and 
shall not provide opportunities to deny mining for reasons unrelated to these requirements, or 
to attach additional approval requirements, except with regard to mining or processing 
activities:  

 
(A) For which the PAPA application does not provide information sufficient to determine 
clear and objective measures to resolve identified conflicts;  
(B) Not requested in the PAPA application; or  
(C) For which a significant change to the type, location, or duration of the activity shown 
on the PAPA application is proposed by the operator.  
 

Applicant Response: The applicant's experience is that all identified potential conflicts from the 
mining operation can be minimized as described above. This criterion is not applicable. 
 
Planning’s Response: Umatilla County finds that all identified potential conflict will be 
minimized as described above. This criterion is not applicable. 

 
County Findings: Umatilla County finds that all identified potential conflict will be minimized 
as described above. This criterion is not applicable. 

 
(f) [Post mining uses] Where mining is allowed, the local government shall determine the 
post-mining use and provide for this use in the comprehensive plan and land use regulations. 
For significant aggregate sites on Class I, II and Unique farmland, local governments shall 
adopt plan and land use regulations to limit post-mining use to farm uses under ORS 
215.203, uses listed under ORS 215.213(1) or 215.283(1), and fish and wildlife habitat uses, 
including wetland mitigation banking. Local governments shall coordinate with DOGAMI 
regarding the regulation and reclamation of mineral and aggregate sites, except where 
exempt under ORS 517.780.  
 

Applicant Response: The applicant has not determined a post-mining use as it is anticipated that 
this mining site will be operational for many years or decades. The subject property is 
predominately not composed of Class I, II, Prime, or Unique farmland and would therefore allow 
a variety of uses under ORS 215.283(2). Other post-mining uses, if allowed under ORS 215.283 
and the Umatilla County Development Code, could be considered. 
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August 10, 2025 Amended Response: The applicant has determined that the post mining use will 
be farming or ranching, consistent with the balance of the subject property and properties 
surrounding it. The current and future topsoil that is retained in buffers around the mining area 
will be spread in areas for beneficial agricultural use. Areas that are not reclaimed in this manner 
may still support limited grazing or other agricultural activities. 
 
Planning’s Response: The applicant has identified a post-mining use as required which is 
farming/ranching. In Rock Solid Sand and Gravel, LLC vs. Umatilla County LUBA No. 2023-
033, LUBA determined that not only does the applicant need to identify a post-mining use, they 
must also provide a conceptual site reclamation plan as part of the PAPA application. The post-
mining use must be included in the Comprehensive Plan Text Amendment language subject to 
the required 35-day notice to the Department of Land Conservation and Development (DLCD).  
 
A conceptual reclamation plan was not submitted.  
 
County Planning finds this criterion is not satisfied; thus, the request cannot be approved as 
presented. Should the applicant provide a conceptual site reclamation plan to the decision 
makers, this criterion could be satisfied. County Planning finds this criterion is not satisfied. 
 
County Findings: Umatilla County finds the applicant has not provided a conceptual site 
reclamation plan. Umatilla County finds this criterion is not satisfied.  
 
Umatilla County finds that if the request could be approved, the approved post-mining use is 
farming/ranching. 
 

(g) [Issuing a zoning permit] Local governments shall allow a currently approved aggregate 
processing operation at an existing site to process material from a new or expansion site 
without requiring a reauthorization of the existing processing operation unless limits on such 
processing were established at the time it was approved by the local government.  
 

Applicant Response: The current aggregate site obtained a Conditional Use Permit in 1989 
issued to H. Richard and Shirley Snow, previous owners of the subject property. Mr. Snow 
operated the mining operation under that permit until just a few years ago when the property was 
transferred to Jeff and Michelle Hines. The Hearings Officer Findings of Fact and Conclusions 
of Law state, “In the matter of Conditional Use Request #C-546 to establish an aggregate quarry 
site with a crusher and potential asphalt batch plant site in an EFU (Exclusive Farm Use) 160-
acre minimum zone for personal as well as commercial quarry.” While the applicant believes 
that this permit can be deemed to be in effect there is disagreement on that front, so this 
application seeks approval for the full site to receive Goal 5 protections and an approval for 
mining activity. 
 
Planning’s Response: As provided above under Section 28. Background, the subject property 
does have an active Conditional Use Permit, #C-546-89 which authorized mining activities with 
the previously mentioned limitations. The 1989 Conditional Use Permit did not include adding 
the site as a Significant Site on the County’s Goal 5 Inventory. Thus, the proposed mining site is 
required to be established as a new significant site. County Planning finds and concludes a 
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Zoning Permit must be obtained prior to conducting mining activities. This is captured as a 
precedent condition of approval.  
 
County Findings: Umatilla County finds and concludes a precedent condition of approval is 
imposed that the mining operator obtain a Zoning Permit from County Planning prior to 
conducting mining activities satisfies the criterion.  
 
 (7) [Protecting the site from other uses/conflicts] Except for aggregate resource sites 
determined to be significant under section (4) of this rule, local governments shall follow the 
standard ESEE process in OAR 660-023-0040 and 660-023-0050 to determine whether to allow, 
limit, or prevent new conflicting uses within the impact area of a significant mineral and 
aggregate site. (This requirement does not apply if, under section (5) of this rule, the local 
government decides that mining will not be authorized at the site.)  
Applicant Response: The applicant has provided an ESEE analysis. The analysis supports a 
decision to limit new conflicting uses within the buffer area to assure protection of the aggregate site.  

 
660-023-0040 ESEE Decision Process 
 
(1) Local governments shall develop a program to achieve Goal 5 for all significant resource 
sites based on an analysis of the economic, social, environmental, and energy (ESEE) 
consequences that could result from a decision to allow, limit, or prohibit a conflicting use. 
This rule describes four steps to be followed in conducting an ESEE analysis, as set out in 
detail in sections (2) through (5) of this rule. Local governments are not required to follow 
these steps sequentially, and some steps anticipate a return to a previous step. However, 
findings shall demonstrate that requirements under each of the steps have been met, 
regardless of the sequence followed by the local government. The ESEE analysis need not be 
lengthy or complex, but should enable reviewers to gain a clear understanding of the 
conflicts and the consequences to be expected. The steps in the standard ESEE process are as 
follows: 
 

(a) Identify conflicting uses; 
Applicant Response: The subject property and property within 1500 feet is zoned EFU 
which allows a variety of farm related uses including dwellings if certain criteria are met. 
There are also additional uses that are allowed with standards or conditionally. Some of 
these uses could create conflicts with an aggregate operation. Conflicts are most likely to 
arise when a new use places people, living or working, within the impact area. Those uses 
include homes, churches, parks or certain recreation facilities, farm stands, and other 
similar uses that allow or create areas where people congregate.  
 
(b) Determine the impact area; 
Applicant Response: The impact area is a 1,500-foot buffer extending from the 
aggregate site boundary.  
 
(c) Analyze the ESEE consequences; and 
(d) Develop a program to achieve Goal 5.  
Items (c) through (d) are addressed below.  
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(2) Identify conflicting uses. Local governments shall identify conflicting uses that exist, or 
could occur, with regard to significant Goal 5 resource sites. To identify these uses, local 
governments shall examine land uses allowed outright or conditionally within the zones 
applied to the resource site and in its impact area. Local governments are not required to 
consider allowed uses that would be unlikely to occur in the impact area because existing 
permanent uses occupy the site. The following shall also apply in the identification of 
conflicting uses:   
Applicant Response: Umatilla County Planning staff, under this provision, will need to 
identify conflicting uses that could occur, relative to this site. To assist them with this a table 
follows with some of the potential uses that could create conflicts within the required 1500-
foot distance of the proposed expansion area. As previously stated, the applicant is concerned 
with activities that might be negatively impacted by mining activities including processing 
and stockpiling as well as impacts from those activities to the mining operation.  
 
Planning’s Response: The local government has identified conflicting uses that exist, or 
could occur, with regard to significant Goal 5 resource sites. Potential conflicting uses found 
in the Umatilla County Development Code are outlined in the Table 1, below. This criterion 
is satisfied. 
 

 
Table 1 - Potential Conflicting Uses 

 
(a) If no uses conflict with a significant resource site, acknowledged policies and land use 
regulations may be considered sufficient to protect the resource site. The determination that 
there are no conflicting uses must be based on the applicable zoning rather than ownership of 
the site. (Therefore, public ownership of a site does not by itself support a conclusion that 
there are no conflicting uses.) 
Applicant Response: The applicant is suggesting that the conflicting uses identified in the 
table above could be impacted by the proposed mining operation and is requesting that the 
site be protected from those uses within the impact area.  
 
Planning’s Response: Potential conflicting uses taken from the Umatilla County 
Development Code that could be adversely affected by mining on the proposed Goal 5 area 
are identified as: winery, farm stand, home occupations, churches, dwellings, schools, parks, 
playgrounds, community centers, boarding and lodging facilities and various commercial 
uses related to agriculture. 

Zoning Code Sections Potential Conflicting Uses 
EFU 152.056 Uses Permitted 

152.058 Zoning Permit 
 
152-059 Land Use Decisions 
or 152.060 Conditional Uses 

No conflicting uses identified. 
Replacement Dwellings, Winery, 
Farm Stand, Home Occupations. 
Churches, Dwellings, Schools, Parks, 
Playgrounds, Community Centers, 
Hardship Dwellings, Boarding and 
Lodging Facilities, Various 
Commercial Uses Related to 
Agriculture. 
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County Findings: Umatilla County finds that potential conflicting uses have been evaluated 
and are provided below. Identified conflicting uses are: winery, farm stand, home 
occupations, churches, dwellings, schools, parks, playgrounds, community centers, boarding 
and lodging facilities and various commercial uses related to agriculture.  
 
(b) A local government may determine that one or more significant Goal 5 resource sites are 
conflicting uses with another significant resource site. The local government shall determine 
the level of protection for each significant site using the ESEE process and/or the 
requirements in OAR 660-023-0090 through 660-023-0230 (see OAR 660-023-0020(1)).  
Applicant Response: There are no other known Goal 5 resources within the boundary of the 
mining area or within the proposed impact area. 
 
Planning’s Response: There are no other known Goal 5 resources within the boundary of 
the mining area or within the proposed impact area.  
 
County Findings: Umatilla County finds and concludes that there are no known Goal 5 
resources within the boundary of the mining area or within the proposed impact area. This 
criterion is satisfied. 

 
(3) Determine the impact area. Local governments shall determine an impact area for each 
significant resource site. The impact area shall be drawn to include only the area in which 
allowed uses could adversely affect the identified resource. The impact area defines the 
geographic limits within which to conduct an ESEE analysis for the identified significant 
resource site.  
Applicant Response: The impact area for an aggregate site is 1,500 feet, as specified by 
OAR 660-023-0180(5)(a). There is no information which indicates that other land beyond the 
1,500-foot impact area would present significant conflicts. This is the impact area that is used 
for this analysis.  
 
Planning’s Response: The impact area for an aggregate site is 1,500-feet, as specified by 
OAR 660-023-0180(5)(a). Based on the list of potential conflicting uses identified in Table 
1, above, Umatilla County has determined that the 1,500-foot impact area is sufficient for 
conducting the ESEE analysis. 
 
County Findings: Umatilla County finds that the 1,500-foot impact area is sufficient for 
conducting the ESEE analysis. 
 
(4) Analyze the ESEE consequences. Local governments shall analyze the ESEE 
consequences that could result from decisions to allow, limit, or prohibit a conflicting use. 
The analysis may address each of the identified conflicting uses, or it may address a group of 
similar conflicting uses. A local government may conduct a single analysis for two or more 
resource sites that are within the same area or that are similarly situated and subject to the 
same zoning. The local government may establish a matrix of commonly occurring 
conflicting uses and apply the matrix to particular resource sites in order to facilitate the 
analysis. A local government may conduct a single analysis for a site containing more than 
one significant Goal 5 resource. The ESEE analysis must consider any applicable statewide 
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goal or acknowledged plan requirements, including the requirements of Goal 5. The analyses 
of the ESEE consequences shall be adopted either as part of the plan or as a land use 
regulation. 
Applicant Response: The applicant is requesting that Umatilla County determine that future 
dwelling or residential use and other uses that would place people within the impact area, 
such as gathering spaces, be limited to protect the mining area from encroachment and 
provide protections to residents and landowners in the vicinity of the proposed quarry.  The 
requested limits are the requirement for a covenant not to sue or object/waiver of conflicts 
along the lines of similar covenants for farm and forest uses.  The types of uses that have 
potential to pose a conflict with the quarry include wineries, farm stands, mass gatherings, 
agri-tourism activities, churches, commercial activities in conjunction with farm use that 
could encourage gathering, private and public parks, golf courses, community centers, 
destination resorts, living history museums, residential homes, room and board operations, 
and schools.  Mining has operated in this area without any significant conflicts for many 
years.  It is adequate that the county imposes a condition of approval on discretionary 
approvals of assembly or residential uses in the 1500-foot impact area waiving any rights to 
object to mining and mining related activity at the significant site.   
 
This site is not listed within the Umatilla County Technical Report to the Comprehensive 
Plan and there are no other aggregate sites within the vicinity that are listed.  
 
Planning’s Response: As shown in Table 1, above, the local government has determined 
several outright and permitted uses that are allowed by the different zones within the 1,500-
foot impact area. For purposes of the ESEE analysis, these potential conflicting uses can be 
grouped into two types of similar uses: 
 
• Dwellings (typically includes farm dwellings, non-farm dwellings, lot of record 

dwellings, replacement dwellings, hardship dwellings, home occupations, room and 
board operations) 
 

• Public/Private Gathering Spaces (typically includes wineries, churches, community 
centers, private and public parks and playgrounds, living history museums, golf courses, 
public or private schools, various commercial uses related to agriculture) 

  
The ESSE Analysis follows: 
 

ESEE consequences related to review criteria for dwellings and gathering spaces in the 1,500-foot impact 
area surrounding the Muleshoe Quarry 

 Prohibit dwellings and 
gathering spaces 

Condition the placement of 
new dwellings and gathering 
spaces 

No change to review standards 
for dwellings and gathering 
spaces  

Economic 
Consequences 

Consequences related to new 
use on neighboring properties.  
There may be some negative 
economic impact to 
neighboring property owners if 
new dwellings or gathering 
places were not allowed within 

Consequences related to new 
use on neighboring properties.  
The economic impact to 
neighboring property owners 
would be neutral. A 
requirement for a waiver of 
remonstrance would not 

Consequences related to new 
use on neighboring properties.  
The economic consequence for 
property owners would be 
neutral. This decision would 
maintain the current approval 
criteria for new residences and 
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1500 feet of the quarry 
boundary. Dwellings are not 
allowed as outright uses in the 
other use zones within the 
impact area. Some uses that 
allow gathering spaces are also 
allowed either outright or 
conditionally. 
 
Consequences related to loss 
or interruption of quarry 
access.  
The economic benefit of 
preserving the applicant’s   
ability to access material from 
this site does have an 
economic impact through 
direct employment and 
employment impacts on the 
various developments that 
rock is delivered to. The 
proposed quarry will provide 
material for a variety of 
projects throughout Umatilla 
and Morrow Counties and 
possibly beyond. 

restrict the use of the property 
allowed in the underlying zone.  
 
Similar waivers are required by 
counties around the state as a 
condition of approval for a 
new residential structure in a 
farm or forest zone. These 
waivers, required by ORS 
215.213 and 215.283, restrict a 
landowner’s ability to pursue a 
claim for relief or cause of 
action alleging injury from 
farming or forest practices.  
 
Without evidence that the 
widespread use of such 
waivers has negatively 
impacted property values or 
development rights, it is 
reasonable to conclude that 
the proposed limit on new 
conflicting uses in the impact 
area of the proposed quarry 
will have no negative economic 
consequence. 
 
Consequences related to loss 
or interruption of quarry 
access.  
The economic benefit would 
be the same as that for a 
decision to prohibit uses since 
the proposed “limit” is to 
require that new uses would 
be permitted on the condition 
that the applicant except 
mining activity on this 
significant aggregate site.   

gathering places in the impact 
area.  
 
Consequences related to loss 
or interruption of quarry 
access.  
The economic impact would be 
negative. Interruptions in use 
of a quarry, due to complaints 
and nuisance lawsuits, have 
cause delays and increased 
costs for projects across the 
state. Development of this 
quarry supports economically 
efficient development and 
construction projects in the 
region. New noise sensitive 
uses locating within 1500 feet 
of the quarry will bring the 
possibility that limitations on 
quarry activity will be sought 
by people who are bothered by 
mining activity. The potential 
negative economic impact 
ranges from small to 
exceptionally large. 

 Prohibit dwellings and 
gathering spaces 

Condition the placement of 
new dwellings and gathering 
spaces 

No change to review standards 
for dwellings and gathering 
spaces 

Social 
Consequences 

Consequences related to new 
use on neighboring properties.  
Removing the option to place a 
dwelling, which otherwise 
meets all existing review 
criteria, within 1500 feet of the 
quarry boundary, would have a 
negative social consequence. 
This would be similar if 
gathering spaces were also 
prohibited. The social 

Consequences related to new 
use on neighboring properties.  
The social impact to 
neighboring property owners 
would be neutral if acceptance 
of the mining activity were 
added as a condition of 
approval for new dwellings and 
uses related to social 
gatherings within 1500 feet of 
the quarry boundary. Options 

Consequences related to new 
use on neighboring properties.  
The social impact to 
neighboring property owners 
would be neutral if new 
dwellings and social gathering 
spaces within 1500 feet of the 
quarry boundary were allowed 
under the existing review 
criteria.  
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consequences stem from a 
landowner’s desire to have 
reasonable options and 
flexibility when making choices 
about what they can and 
cannot do on their land.  
 
 
 
Consequences related to loss 
of quarry access.  
Various development and 
construction projects in the 
region that would utilize the 
aggregate material in the 
proposed quarry may have to 
forgo their development which 
could impact social activities 
including those that would 
benefit recreation and tourism. 

available to property-owners 
would not be reduced. 
Dwellings and gathering spaces 
that meet existing review 
criteria would be allowed, 
provided the applicant agreed 
to accept the mining activity 
approved by the county.  
 
Consequences related to loss 
of quarry access.  
Various development and 
construction projects in the 
region that would utilize the 
aggregate material in the 
proposed quarry may have to 
forgo their development which 
could impact social activities 
including those that would 
benefit recreation and tourism. 

Consequences related to loss 
of quarry access.  
Various development and 
construction projects in the 
region that would utilize the 
aggregate material in the 
proposed quarry may have to 
forgo their development which 
could impact social activities 
including those that would 
benefit recreation and tourism. 

 Prohibit dwellings and 
gathering spaces 

Condition the placement of 
new dwellings and gathering 
spaces 

No change to review standards 
for dwellings and gathering 
spaces 

Environmental 
Consequences 

Consequences related to new 
use on neighboring properties.  
There are no environmental 
consequences identified that 
stem from prohibiting new 
dwellings or social gathering 
spaces in the impact area.  
 
Consequences related to loss 
of quarry access.  
Efficient development 
practices include obtaining 
aggregate material from a 
quarry close to the project site. 
There will be some 
environmental benefit from 
fewer vehicle emissions when 
truck travel is minimized.  

Consequences related to new 
use on neighboring properties.  
There could be a negative 
environmental consequence 
from noise if new dwellings or 
social gathering spaces were 
limited in the impact area. 
New dwellings and social 
gathering spaces in the impact 
area could be authorized on 
the condition that the 
applicant accept the mining 
activity approved by this 
decision. This approach assures 
that a property owner will 
make an informed decision 
when locating a new use. If 
they decide to locate within 
the impact area, they will be 
exposed to noise impacts 
when mining activities are 
conducted on the site.  
  
Consequences related to loss 
of quarry access.  
Efficient development 
practices include obtaining 
aggregate material from a 
quarry close to the project site. 
There will be some 

Consequences related to new 
use on neighboring properties.  
There could be a negative 
environmental consequence 
from noise if new dwellings 
and social gathering spaces 
were allowed in the impact 
area. Different than the option 
to limit a decision, there would 
be no mechanism in the 
county’s approval process to 
inform property owners of the 
authorized mining activity. This 
would result in a higher 
possibility for a residence or 
social gathering space to be in 
the impact area and a higher 
potential for a negative 
consequence.  
 
Consequences related to loss 
of quarry access. 
There may be some negative 
environmental consequence if 
new uses in the impact area 
oppose mining activity and 
pose an obstacle to the use of 
this site. Efficient development 
practices include obtaining 
aggregate material from a 
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environmental benefit from 
fewer vehicle emissions when 
truck travel is minimized. 

quarry close to the project site. 
Vehicle emissions will increase 
if trucks must travel further to 
access material.  

 Prohibit dwellings and 
gathering spaces 

Condition the placement of 
new dwellings and gathering 
spaces 

No change to review standards 
for dwellings and gathering 
spaces 

Energy 
Consequences 

Consequences related to new 
use on neighboring properties.  
There are no energy 
consequences identified that 
stem from prohibiting new 
dwellings or social gathering 
spaces in the impact area. 
 
Consequences related to loss 
of quarry access.  
Efficient development 
practices include obtaining 
aggregate material from a 
quarry close to the project site. 
There will be some negative 
energy consequences from 
additional fuel use if truck 
travel is increased due to loss 
of access to this quarry. 

Consequences related to new 
use on neighboring properties.  
There are no energy 
consequences identified that 
stem from limiting new 
dwellings or social gathering 
spaces in the impact area. 
 
Consequences related to loss 
of quarry access. 
Efficient development 
practices include obtaining 
aggregate material from a 
quarry close to the project site. 
There will be some negative 
energy consequences from 
additional fuel use if truck 
travel is increased due to loss 
of access to this quarry. 

Consequences related to new 
use on neighboring properties.  
There are no energy 
consequences identified that 
stem from allowing new 
dwellings or social gathering 
spaces in the impact area. 
 
Consequences related to loss 
of quarry access. 
Efficient development 
practices include obtaining 
aggregate material from a 
quarry close to the project site. 
There will be some negative 
energy consequences from 
additional fuel use if truck 
travel is increased due to loss 
of access to this quarry. 

 
County Findings: Umatilla County finds that the applicant’s ESEE analysis is adequate in 
supporting the applicant’s request to protect the aggregate resource. 
 
(5) Develop a program to achieve Goal 5. Local governments shall determine whether to 
allow, limit, or prohibit identified conflicting uses for significant resource sites. This decision 
shall be based upon and supported by the ESEE analysis. A decision to prohibit or limit 
conflicting uses protects a resource site. A decision to allow some or all conflicting uses for a 
particular site may also be consistent with Goal 5, provided it is supported by the ESEE 
analysis. One of the following determinations shall be reached with regard to conflicting uses 
for a significant resource site: 

 
(a) A local government may decide that a significant resource site is of such importance 
compared to the conflicting uses, and the ESEE consequences of allowing the conflicting 
uses are so detrimental to the resource, that the conflicting uses should be prohibited.  
(b) A local government may decide that both the resource site and the conflicting uses are 
important compared to each other, and, based on the ESEE analysis, the conflicting uses 
should be allowed in a limited way that protects the resource site to a desired extent.  
(c) A local government may decide that the conflicting use should be allowed fully, 
notwithstanding the possible impacts on the resource site. The ESEE analysis must 
demonstrate that the conflicting use is of sufficient importance relative to the resource 
site, and must indicate why measures to protect the resource to some extent should not be 
provided, as per subsection (b) of this section.  
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Applicant Response: The applicant is requesting that Umatilla County determine that 
the resource site is significant, and based on the ESEE analysis, the identified conflicting 
uses which are also important should be allowed in a limited way to protect the proposed 
quarry. The protection sought from potential conflicting uses would be within the 1,500-
foot impact area and for the life of the proposed quarry. Specifically, local authorization 
of new residential and social gathering uses should be required to sign a waiver limiting 
objection or legal proceedings against mining and mining related uses on the significant 
site. 
 
Planning’s Response: Umatilla County has determined, through the ESEE analysis, that 
the resource site and the conflicting uses (dwellings and public/private gathering spaces) 
are important compared to each other. Therefore, Umatilla County could find that 
proposed conflicting uses should be limited within the 1,500-foot impact area for the life 
of the Muleshoe Quarry in order to achieve Goal 5.  

 
A condition of approval is imposed that any land use application for a proposed 
conflicting use within the 1,500-foot impact area requires a waiver of remonstrance prior 
to final approval. The waiver shall include language stating that the applicant accepts 
normal mining activity at this significant aggregate site and restricts a landowner’s ability 
to pursue a claim for relief or cause of action alleging injury from the aggregate 
operation. 

 
The waiver of remonstrance requirement for proposed conflicting uses along with the 
mitigation measures proposed by the applicant are adequate to minimize conflicts for 
future uses that potentially locate within the mining impact area.  
 
County Findings: Umatilla County has determined, through the ESEE analysis, that the 
resource site and the conflicting uses (dwellings and public/private gathering spaces) are 
important compared to each other. Therefore, Umatilla County finds that proposed 
conflicting uses should be limited within the 1,500-foot impact area for the life of the 
Muleshoe Quarry in order to achieve Goal 5.  

 
A condition of approval is imposed that any land use application for a proposed 
conflicting use within the 1,500-foot impact area requires a waiver of remonstrance prior 
to final approval. The waiver shall include language stating that the applicant accepts 
normal mining activity at this significant aggregate site and restricts a landowner’s ability 
to pursue a claim for relief or cause of action alleging injury from the aggregate 
operation. 

 
Umatilla County finds that the waiver of remonstrance requirement for proposed 
conflicting uses along with the mitigation measures proposed by the applicant are 
adequate to minimize conflicts for future uses that potentially locate within the mining 
impact area.  
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660-023-0050 Programs to Achieve Goal 5 
 (1) For each resource site, local governments shall adopt comprehensive plan provisions and 
land use regulations to implement the decisions made pursuant to OAR 660-023-0040(5). 
The plan shall describe the degree of protection intended for each significant resource site. 
The plan and implementing ordinances shall clearly identify those conflicting uses that are 
allowed and the specific standards or limitations that apply to the allowed uses. A program to 
achieve Goal 5 may include zoning measures that partially or fully allow conflicting uses 
(see OAR 660-023-0040(5) (b) and (c)).  
 

Applicant Response: The applicant would request that Umatilla County take action to facilitate 
protection of this aggregate site by mapping the 1,500-foot impact area within the 
Comprehensive Plan map and acknowledge that conflicting residential and social gathering 
space uses identified previously that are approved through a land use permit process will be 
required to waive rights to remonstrate against aggregate mining and mining related activities 
allowed by this decision. This would be consistent with current Umatilla County Development 
Code provisions found at 152.063(D) that are applicable to permitted mining activities. The 
intent of this request is not to disallow these activities but that applicants for these types of uses 
be made aware of the mining operation and waive their rights to remonstrate against aggregate 
mining activities allowed by this decision. 
 
Planning’s Response: County Planning finds that should the quarry be eligible for approval; 
Policy 41 of the Umatilla County Comprehensive Plan shall be amended to list the Muleshoe 
Quarry as a significant aggregate resource site.  
 
If approved, the Umatilla County Zoning Map will be amended to apply the Aggregate Resource 
(AR) Overlay Zone to the identified quarry area. In addition, a 1,500-foot buffer around the AR 
Overlay Zone will be shown on the Zoning Map to acknowledge that new conflicting uses 
(dwellings and public/private gathering spaces) are limited.  
 
As noted previously, a condition of approval is imposed that any land use application for a 
proposed conflicting use within the 1,500-foot impact area requires a waiver of remonstrance 
prior to final approval. The purpose of this condition is not to disallow these activities, but to 
ensure that applicants for these types of uses be made aware of the mining operation and waive 
their rights to remonstrate against aggregate mining activities allowed by this decision. This 
would be consistent with current Umatilla County Development Code provisions found at 
152.063(D) that are applicable to permitted mining activities. This criterion is met. 
 
County Findings: Umatilla County finds that should the quarry be eligible for approval; Policy 
41 of the Umatilla County Comprehensive Plan shall be amended to list the Muleshoe Quarry as 
a significant aggregate resource site. The amendment language shall include the identified post-
mining use of farming/ranching.  
 
If approved, the Umatilla County Zoning Map will be amended to apply the Aggregate Resource 
(AR) Overlay Zone to the identified quarry area. In addition, a 1,500-foot buffer around the AR 
Overlay Zone will be shown on the Zoning Map to acknowledge that new conflicting uses 
(dwellings and public/private gathering spaces) are limited.  
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As noted previously, a condition of approval is imposed that any land use application for a 
proposed conflicting use within the 1,500-foot impact area requires a waiver of remonstrance 
prior to final approval. The purpose of this condition is not to disallow these activities, but to 
ensure that applicants for these types of uses be made aware of the mining operation and waive 
their rights to remonstrate against aggregate mining activities allowed by this decision. This 
would be consistent with current Umatilla County Development Code provisions found at 
152.063(D) that are applicable to permitted mining activities. This criterion is met. 
 

(2) When a local government has decided to protect a resource site under OAR 660-023-
0040(5)(b), implementing measures applied to conflicting uses on the resource site and 
within its impact area shall contain clear and objective standards. For purposes of this 
division, a standard shall be considered clear and objective if it meets any one of the 
following criteria: 

(a) It is a fixed numerical standard, such as a height limitation of 35 feet or a setback of 
50 feet; 
(b) It is a nondiscretionary requirement, such as a requirement that grading not occur 
beneath the dripline of a protected tree; or 
(c) It is a performance standard that describes the outcome to be achieved by the design, 
siting, construction, or operation of the conflicting use, and specifies the objective criteria 
to be used in evaluating outcome or performance. Different performance standards may 
be needed for different resource sites. If performance standards are adopted, the local 
government shall at the same time adopt a process for their application (such as a 
conditional use, or design review ordinance provision).  
 

Applicant Response: The applicant has requested protection consistent with OAR 660-023-
0040(5)(b) seeking that identified conflicting uses be limited within the impact area as 
discussed above.  
 
Planning’s Response: County Planning finds that proposed conflicting uses should be 
limited within the 1,500-foot impact area for the life of the Muleshoe Quarry in order to 
achieve Goal 5. If approved, the Umatilla County Zoning Map will be amended to apply the 
Aggregate Resource (AR) Overlay Zone to the subject property. In addition, a 1,500-foot 
buffer around the AR Overlay Zone will be shown on the Zoning Map to acknowledge that 
conflicting uses (dwellings and public/private gathering spaces) are limited. A condition of 
approval is imposed that any land use application for a proposed conflicting use within the 
1,500-foot impact area requires a waiver of remonstrance prior to final approval. 
 
County Findings: Umatilla County finds that if approved, proposed conflicting uses should 
be limited within the 1,500-foot impact area for the life of the Muleshoe Quarry in order to 
achieve Goal 5. The Umatilla County Zoning Map will be amended to apply the Aggregate 
Resource (AR) Overlay Zone to the subject property. In addition, a 1,500-foot buffer around 
the AR Overlay Zone will be shown on the Zoning Map to acknowledge that conflicting uses 
(dwellings and public/private gathering spaces) are limited. A condition of approval is 
imposed that any land use application for a proposed conflicting use within the 1,500-foot 
impact area requires a waiver of remonstrance prior to final approval. 
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(3) In addition to the clear and objective regulations required by section (2) of this rule, 
except for aggregate resources, local governments may adopt an alternative approval process 
that includes land use regulations that are not clear and objective (such as a planned unit 
development ordinance with discretionary performance standards), provided such 
regulations: 
 

(a) Specify that landowners have the choice of proceeding under either the clear and 
objective approval process or the alternative regulations; and 
(b) Require a level of protection for the resource that meets or exceeds the intended level 
determined under OAR 660-023-0040(5) and 660-023-0050(1).  
 

Applicant Response: These provisions would not be applicable as the request is related to 
aggregate resources. 
 
Planning’s Response: This request is related to aggregate resources. Therefore, this criterion 
is not applicable. 
 
County Findings: Umatilla County finds that this request is related to aggregate resources. 
Therefore, this criterion is not applicable. 

 
30. APPLICABLE OREGON REVISED STATUTE. Oregon Revised Statute (ORS) 
215.301 Blending materials for cement prohibited near vineyards; exception.  
 
Applicant Response: The applicant is not seeking approval for a concrete batch plant, only an 
asphalt batch plant. Asphalt batch plants are not limited by the provisions of ORS 215.301.  
To again reiterate the applicant is not requesting a concrete batch plant so the provisions of ORS 
215.301 are not applicable to this request. Any other impacts to the vineyard would be like other 
agricultural operations at a comparable distance. 
 
On August 5, 2025, the applicant provided clarification that no concrete or asphalt batch plant 
would be included within the aggregate site boundary. This is reflected in the amended site map 
submitted on July 22, 2025. 
 
August 10, 2025 Amended Response: Provided as part of the supplemental submittal is a site map 
that identifies where current assets are located and identifies the approximate location of assets 
that may be sited in the future. No concrete batch plant is requested. 
 
Planning’s Response: The applicant originally requested approval of an asphalt batch plant. 
ORS 215.301 pertains to “batching and blending of mineral and aggregate into asphalt cement”.  
 
The Merriam-Webster Dictionary provides the following definitions: 

• Asphalt cement: a refined asphalt free from water and coarse foreign material and 
containing less than one percent of ash  

• Concrete: a hard strong building material made by mixing a cementing material (such as 
Portland cement) and a mineral aggregate (such as sand and gravel) with sufficient water 
to cause the cement to set and bind the entire mass 
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• Cement: a powder of alumina, silica, lime, iron oxide, and magnesium oxide burned 
together in a kiln and finely pulverized and used as an ingredient of mortar and concrete 

 
To summarize, “cement” is an ingredient within “concrete”. Concrete is the by-product of any 
cementing material with a mineral aggregate. Whereas, “asphalt cement” is the refined product 
of asphalt with minimal ash.  
 
County Planning finds the applicant originally requested approval of an asphalt batch plant, 
which would meet the definition of asphalt cement. County Planning finds ORS 215.301 is 
applicable to the request. On August 5, 2025 the applicant provided an email to planning staff 
stating that an asphalt batch plant was no longer proposed. By the time this statement was 
provided, staff had already analyzed ORS 215.301. 
 
To memorialize staff findings, the analysis follows.  
 
(1) Notwithstanding the provisions of ORS 215.213, 215.283 and 215.284, no application shall 
be approved to allow batching and blending of mineral and aggregate into asphalt cement within 
two miles of a planted vineyard. 
 
Planning’s Response: There are two planted vineyards within two miles of the proposed 
Aggregate Resource Overlay Zone. One vineyard is owned by Lloyd and Lois Piercy and is 
within the boundary of Tax Lot 9300 on Map 3N29. The second vineyard is owned by New 
Foothills Properties, LLC and is within the boundary of Tax Lot 200 on Map 3N2921, this 
vineyard is directly north of the Piercy vineyard.  
 
The Piercy vineyard is located approximately 1.08 miles from the proposed asphalt batch plant. 
The New Foothills Properties vineyard is located approximately 1.10 miles from the proposed 
asphalt batch plant. Both vineyards are located to the northeast of the proposed AR overlay zone 
and batch plant and are presumably downwind from the site. 
 
County Planning finds the proposed asphalt batch plant shall not be approved. 
 
(2) Nothing in this chapter shall be construed to apply to operations for batching and blending of 
mineral and aggregate under a local land use approval on October 3, 1989, or a subsequent 
renewal of an existing approval. 
(3) Nothing in ORS 215.213, 215.263, 215.283, 215.284, 215.296 or 215.298 shall be construed 
to apply to a use allowed under ORS 215.213 (2) or 215.283 (2) and approved by a local 
governing body on October 3, 1989, or a subsequent renewal of an existing approval. 
 
Planning’s Response: Elsewhere in the application narrative, the applicant relies on the 1989 
Conditional Use Permit approval for the mining activities permitted to Richard Snow. The 1989 
permit did not apply specific criteria to a batch plant. The 1990 Zoning Permit, ZP-90-056, 
which finalized the CUP approval, did not include an asphalt batch plant. The 1990 Zoning 
Permit instead only lists a quarry, gravel stockpile, crusher and the access road, see Exhibit 10.  
 
The Planning Division does not have a DEQ Land Use Compatibility Statement (LUCS) sign-off 
on file for an asphalt batch plant at this location. The applicant likewise did not submit a DEQ 

 
40



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 34 of 47 
 
permit authorizing a batch plant or evidence that had an asphalt batch plant has been 
continuously operating at the subject property.  
 
The Planning Division finds and concludes that the local governing body did not issue final land 
use approval or renewal of an approval, via a Zoning Permit or LUCS, for an asphalt batch plant. 
Thus, this criterion is not applicable.  
 
County Findings: Umatilla County finds and concludes that the local governing body did not 
issue final land use approval or renewal of an approval for an asphalt batch plant. The Planning 
Commission finds and concludes that an asphalt batch plant is strictly prohibited per Oregon 
Revised Statute due to the location of two planted vineyards and is therefore not approved at this 
site. 
 
31. STANDARDS OF THE UMATILLA COUNTY DEVELOPMENT CODE FOR 
ESTALISHING AN AR OVERLAY ZONE are found in Sections 152.487 and 152.488. The 
following standards of approval are underlined and the findings are in normal text.  
 
152.487 CRITERIA FOR ESTABLISHING AN AR OVERLAY ZONE: Section 152.487 of the 
Umatilla County Development Code lists required criteria the Planning Commission must consider 
for establishing an AR Overlay Zone. Criteria are listed and underlined. Evaluation responses are 
provided in normal text.  
 
(A) At the public hearing the Planning Commission shall determine if the following criteria can be 
met: 

(1) The proposed overlay would be compatible with the Comprehensive Plan;  
 

Applicant Response: The Umatilla County Comprehensive Plan and Technical Report both 
have input into this decision even though this site is not listed. This action seeks to protect the 
proposed aggregate site under Goal 5 as a significant site, to apply the Aggregate Resource 
Overlay Zone to the mining site, and to allow mining and processing on the site.  
 
Comprehensive Plan Findings and Policies are also applicable. Finding 38 states, “Extraction of 
non-renewable aggregate and mineral resources requires ongoing exploration, reclamation, 
separation from adjacent incompatible land uses and access.” The accompanying policy would 
also be applicable: 
 
Policy 38. (a) The County shall encourage mapping of future agencies sites, ensure their 
protection from conflicting adjacent land uses, and required reclamation plans.  
(b) Aggregate and mineral exploration, extraction, and reclamation shall be conducted in 
conformance with the regulations of the Department of Geology and Mineral Industries.  
(c) The County Development Ordinance shall include conditional use standards and other 
provisions to limit or mitigate conflicting uses between aggregate sites and surrounding land 
uses. 
 
The applicant is seeking protection of the aggregate site by the application of the Aggregate 
Resource Overlay Zone and that the county require new discretionary approvals of residential 
and assembly uses within the impact area sign a waiver of rights to object to mining and mining 
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related uses to best achieve both this Finding and Policy. 
 
Finding 41 would also be applicable and states, “Several aggregate sites were determined to be 
significant enough to warrant protection from surrounding land uses in order to preserve the 
resource.” Based on this application the applicant requests that the accompanying Policy be 
updated to list the proposed quarry.  
 
The applicant’s request for limitations of conflicting residential and social gathering space uses 
is reasonable under the Goal 5 protection program. Placement of an overlay zone or mapping the 
site as part of the Comprehensive Plan with provisions to limit those conflicting uses within the 
impact area is a reasonable request and accommodation.  
 
Planning’s Response: The Umatilla County Comprehensive Plan and Technical Report both 
have input into this decision. Applicable Comprehensive Plan Findings and Policies include 
Finding 38, Policy 38 and Finding 4. 
 
Finding 38 states, “Extraction of non-renewable aggregate and mineral resources requires 
ongoing exploration, reclamation, separation from adjacent incompatible land uses and access.” 
The accompanying policy would also be applicable: 
 

Policy 38. (a) The County shall encourage mapping of future agencies sites, ensure their 
protection from conflicting adjacent land uses, and required reclamation plans.  
(b) Aggregate and mineral exploration, extraction, and reclamation shall be conducted in 
conformance with the regulations of the Department of Geology and Mineral Industries.  
(c) The County Development Ordinance shall include conditional use standards and other 
provisions to limit or mitigate conflicting uses between aggregate sites and surrounding land 
uses. 

 
The applicant is seeking protection of the aggregate site by the application of the Aggregate 
Resource Overlay Zone and protection from encroaching and conflicting uses by mapping of the 
buffer area to best achieve both this Finding and Policy. The requested level of protection is 
requiring a non-remonstrance agreement at the time development of a conflicting use is proposed 
within the 1,500-foot buffer area. 
 
Finding 41 states, “Several aggregate sites were determined to be significant enough to warrant 
protection from surrounding land uses in order to preserve the resource.” Based on this 
application, the applicant requests that the accompanying Policy be updated to list the Muleshoe 
Quarry.   
 
County Planning finds that the applicant’s request for limitations of conflicting residential and 
social gathering space uses is reasonable under the Goal 5 protection program and appears to be 
compatible with the Umatilla County Comprehensive Plan. This criterion is met. 
 
County Findings: Umatilla County finds that the applicant’s request for limitations of 
conflicting residential and social gathering space uses is reasonable under the Goal 5 protection 
program and appears to be compatible with the Umatilla County Comprehensive Plan. This 
criterion is met. 
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(2) There is sufficient information supplied by the applicant to show that there exists 
quantities of aggregate material that would warrant the overlay;  
 
Applicant Response: As stated previously the applicant has determined that the 
inventory of aggregate material at the proposed quarry is 15 million tons that meet or 
exceed ODOT specifications. Please see the attached laboratory reports. 
 
Planning’s Response: As determined above, the applicant did not provide sufficient 
information verifying that “15 million tons” are available onsite and thus fails to 
demonstrate that the quantity of aggregate material at the site warrants the overlay.  
 
County Planning finds the applicant did not submit a representative set of soil sample lab 
reports. Lab reports were only provided for the already excavated area. County Planning 
finds that the applicant did not account for overburden in the calculation of quantity of 
available aggregate materials. Therefore, a conclusion cannot be made that the site has 
the required quantity and quality of available aggregate. 
 
The Planning Division finds and concludes this criterion is not met. 
 
County Findings: The Planning Commission may adopt Staff’s findings or may make 
new findings regarding the quantity of aggregate material available at the Muleshoe 
Quarry.  
 
(3) The proposed overlay is located at least 1,000 feet from properties zoned for 
residential use or designated on the Comprehensive Plan for residential;  
 
Applicant Response: There are no residentially zoned or planned lands within the 
impact area. Residential uses are allowed in the Exclusive Farm Use zone which the 
applicant is requesting be limited within the impact area by the waiver of remonstrance 
discussed above. 
 
Planning’s Response: The Planning Division finds there are no residentially zoned 
properties within 1,000-feet from the proposed Aggregate Resource Overly Zone. This 
criterion is met. 
 
County Findings: Umatilla County finds that there are no properties zoned for 
residential use within 1,000 feet of the proposed overlay. This criterion is met. 
  
(4) Adequate screening, either natural or man-made, is available for protecting the site 
from surrounding land uses.  
 
Applicant Response: The location of the proposed quarry in a rural area with no 
residential or other uses in the vicinity would make screening unnecessary. This type of 
aggregate activity regularly takes place in rural areas and along roads to provide easy and 
cost-effective access to aggregate material for use in development projects. The applicant 
would state that screening of this site would be cost prohibitive and would not provide 
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benefit. 
 
Planning’s Response: The applicant states that screening of the proposed aggregate site 
would be cost prohibitive and would not provide a benefit.  
 
There are vineyards to the northeast of the subject property that would benefit from 
screening of dust. Above, Planning Staff have proposed that 15-foot-tall berms be 
installed along the southern and eastern site boundaries to provide both dust and noise 
mitigation. County Planning finds the proposed berms are adequate and appropriate 
screening. 
 
County Findings: The Planning Commission may agree with Planning Staff’s findings 
or may make additional findings regarding requiring screening. 
 
(5)The site complies with Oregon Administrative Rules (OAR) 660-023-0180.  
 
Applicant Response: The required analysis for OAR 660-023-0180 is found earlier in 
this narrative. The applicant would assert the provisions can be met. 
 
Planning’s Response: Based on the submitted information, Planning Staff have 
determined that the Muleshoe Quarry does not comply with all of the requirements in 
OAR 660-023-0180. 
 
County Findings: Umatilla County finds that several standards found in (OAR) 660-
023-0180 were not found to be met by the proposed mining operation. This criterion is 
not satisfied. 
 
The Planning Commission may make additional findings to demonstrate compliance with 
OAR 660-023-0180. 
 

152.488 MINING REQUIREMENTS: Section 152.488 of the Umatilla County Development Code 
lists mining requirements for aggregate sites under the AR Overlay Zone. Criteria are listed and 
underlined. Evaluation responses are provided in standard text.  
 
(A) All work done in an AR Overlay Zone shall conform to the requirements of DOGAMI or its 
successor, or the applicable state statutes.  
Applicant Response: The applicant will work closely with DOGAMI to obtain permits for this 
aggregate location and in the development of future reclamation of this site. 
 
Planning’s Response: The applicant shall provide to the Umatilla County Planning Division a 
copy of the DOGAMI operating permit and, as a condition of approval, will be required to obtain 
all necessary State Permits. 

 
County Findings: Umatilla County finds that the applicant shall provide to the Umatilla County 
Planning Division a copy of the DOGAMI operating permit and, as a condition of approval, will be 
required to obtain all necessary State Permits. 
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(B) In addition to those requirements, an aggregate operation shall comply with the following 
standards: 

(1) For each operation conducted in an AR Overlay Zone the applicant shall provide the 
Planning Department with a copy of the reclamation plan that is to be submitted under the 
county’s reclamation ordinance; 
 

Applicant Response:  The applicant will complete the necessary reclamation plan required by 
DOGAMI and submit the same to Umatilla County. As stated earlier the applicant has not 
determined post-mining use. However, any reclamation activity would be compliant with the 
Exclusive Farm Use or other zone that may be in place at the time of reclamation. 
 
Planning’s Response: Prior to final approval to mine the site, signified by issuance of a Zoning 
Permit, the applicant must provide County Planning with a copy of the DOGAMI approved 
reclamation plan.  

 
County Findings: Umatilla County finds and concludes that a copy of the DOGAMI approved 
reclamation plan is required be submitted to the Planning Division prior to conducting mining 
activities. This is imposed as a condition of approval. 

 
(2) Extraction and sedimentation ponds shall not be allowed within 25 feet of a public road or 

within 100 feet from a dwelling, unless the extraction is into an area that is above the grade 
of the road, then extraction may occur to the property line; 
 

Applicant Response: Extraction is not planned adjacent to Snow Road and no dwellings are within 
the 1,500-foot impact area. 
 
Planning’s Response: As a condition of approval, the applicant shall provide a site plan to the 
Planning Division showing extraction and sedimentation ponds that are not located within 25 feet of 
a public road or within 100 feet from a dwelling. 

 
County Findings: Umatilla County finds that as a condition of approval, the applicant shall provide 
a site plan to the Planning Division showing extraction and sedimentation ponds that are not located 
within 25 feet of a public road or within 100 feet from a dwelling. 

  
(3) Processing equipment shall not be operated within 500 feet of an existing dwelling at the 

time of the application of the Overlay Zone. Dwellings built after an AR Overlay Zone is 
applied shall not be used when computing this setback.  
 

Applicant Response: There are no dwellings within the 1,500-feet impact area. Additionally, the 
applicant is requesting that future dwellings or social gathering spaces be limited and require a 
remonstrance agreement within the impact area to assure this standard can be maintained. 
 
Based on the Completeness Letter the applicant has been asked to further address the recent dwelling 
approval that was issued to the applicant and landowner, Jeff Hines. The proposed home is about 
1,000 feet from the current boundary of the mining area and nearly 500 feet from the proposed 
boundary of the expansion area. The applicable standard is that processing equipment cannot be 
within 500 feet of the dwelling. This standard is met as the processing equipment will be generally 
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maintained within the boundary of the current mining area.  Other impacts to this dwelling were 
addressed earlier in this narrative where additional narrative was added concerning potential impacts. 
  
Planning’s Response: The applicant states that processing equipment will be more than 500-feet 
from the primary farm dwelling owned by Jeff and Michelle Hines (applicants). A condition of 
approval requiring that the site plan include the distance from processing equipment to the existing 
dwelling, and that said distance is at least 500-feet from the dwelling, satisfies the criterion. 
 
County Findings: Umatilla County finds there is one dwelling located on the subject property but 
outside the proposed Overlay Zone. Processing equipment shall be sited in such a way as to retain 
this 500-foot setback requirement. 
 
Umatilla County finds as a condition of approval, the applicant shall provide a site plan 
demonstrating that processing equipment will be sited to retain the 500-foot setback to the existing 
dwelling. 
 

(4) All access roads shall be arranged in such a manner as to minimize traffic danger and 
nuisance to surrounding properties and eliminate dust.  
 

Applicant Response: The access road that serves this property and others in the vicinity has been in 
place for many years. Recently the easement for that road has been relocated to allow for this 
expansion with the road proposed to be relocated as part of the development of the expanded mining 
site. The applicant is requesting that future dwellings or social gathering spaces approved in a 
discretionary land use process be limited by a requirement to sign a waiver of remonstrance within 
the impact area to assure this standard can be maintained. 
 
Planning’s Response: The subject property has direct access to Snow Road, a gravel County Road. 
Additionally, there is an existing access easement and road that crosses the subject property from 
west-to-east, providing access from Snow Road to a neighboring property. This access easement has 
also historically served as the internal haul road for the existing aggregate site.  
 
County Findings: Umatilla County finds the existing access road is adequate to serve the proposed 
aggregate operations, and with the dust mitigation measures captured as conditions of approval, will 
not create a dust nuisance. This criterion is satisfied. 
 
32. ANALYSIS OF STATEWIDE PLANNING GOALS 1 THROUGH 14. 
 
Goal 1 Citizen Involvement: To develop a citizen involvement program that insures the 
opportunity for citizens to be involved in all phases of the planning process. 
 
Applicant Response: Umatilla County’s Comprehensive Plan and development codes outline 
the County’s citizen involvement program that includes the activities of the Planning 
Commission and provides for the public hearing process with its required notice provisions. 
These notice provisions provide for adjoining and affected property owner notice; notice to 
interested local, state, and federal agencies; and allows for public comment to the process. More 
specifically this request will be publicly noticed and discussed at a public hearing and will be 
subject to input from citizens. 
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County Finding: Umatilla County finds that the applicant’s request will go through the public 
hearing process, including at least two public hearings, and therefore complies with Statewide 
Planning Goal 1 (Citizen Involvement). 
 
Goal 2 Planning: To establish a land use planning process and policy framework as a basis for 
all decisions and actions related to use of land and to assure an adequate factual base for such 
decisions and actions. 
 
Applicant Response:  Goal 2 establishes the underlining process that a county or a city needs to 
utilize when considering changes to their Comprehensive Plans and development codes. This 
application meets those requirements for this request. 
 
County Finding: Umatilla County finds that through this amendment process, the applicant’s 
request complies with the County’s Comprehensive Plan and Development Code and therefore 
complies with Statewide Planning Goal 2 (Planning). 
 
Goal 3 Agricultural Lands: To preserve and maintain agricultural lands. 
 
Applicant Response: Goal 3 requires counties to preserve and maintain agricultural lands for 
farm uses. Counties must inventory agricultural lands and protect them by adopting exclusive 
farm use zones consistent with Oregon Revised Statute 215.203 et. seq.  
 
Goal 3 is relevant to this application as the proposal is on land currently zoned Exclusive Farm 
Use. While the primary purpose of this zone is to allow and protect farm operations there are 
many other uses that are allowed on farmland that are outlined in Oregon Revised Statute and 
codified in the Umatilla County Development Code.  
 
In this instance there is an intersection of Goal 3 and Goal 5 because an aggregate source has 
been identified, can be determined to be significant, and the applicant is requesting protection for 
the site and for mining to be allowed. Here, approval of the proposal allows both the objectives 
of Goal 3 and Goal 5 to be realized.  
 
County Finding: Umatilla County finds that the applicant’s request appears to be consistent 
with Statewide Planning Goal 3 (Agricultural Lands), with the proposed mitigation measures, as 
demonstrated throughout this document. 
 
Goal 4 Forest Lands: To conserve forest lands by maintaining the forest land base and to 
protect the state’s forest economy by making possible economically efficient forest practices that 
assure the continuous growing and harvesting of forest tree species as the leading use on forest 
land consistent with sound management of soil, air, water, and fish and wildlife resources and to 
provide for recreational opportunities and agriculture. 
 
Applicant Response: There are no forest lands impacted by this request. The Umatilla National 
Forest is significantly south of the subject property.  
 
County Finding: Umatilla County finds that Statewide Planning Goal 4 (Forest Lands) does not 
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directly apply to the applicant’s request. 
 
Goal 5 Open Spaces, Scenic and Historic Areas, and Natural Resources: To protect natural 
resources and conserve scenic and historic areas and open spaces. 
 
Applicant Response:  The process undertaken within this application is to protect the subject 
property under Goal 5 as a significant aggregate site. The subject property does not have any 
overlays or other known cultural or historical sites. No floodplain has been mapped on the 
subject property.  
 
This application for a Comprehensive Plan amendment to protect an aggregate resource has been 
reviewed under Oregon Administrative Rule 660-023-0180, the process required under Goal 5. 
 
County Finding: Umatilla County finds that the applicant’s request is to apply Goal 5 protection 
to the site, the request has been reviewed under the necessary Goal 5 process and unless 
additional information is provided, does not appear to be consistent with Statewide Planning 
Goal 5 (Open Spaces, Scenic and Historic Areas, and Natural Resources) as described 
throughout this findings document. 
 
Goal 6 Air, Water and Land Resources Quality: To maintain and improve the quality of the 
air, water and land resources of the state. 
 
Applicant Response:  Goal 6 addresses the quality of air, water, and land resources. In the 
context of comprehensive plan amendments, a local government complies with Goal 6 by 
explaining why it is reasonable to expect that the proposed uses authorized by the plan 
amendment will be able to satisfy applicable federal and state environmental standards, including 
air and water quality standards. 
 
The request to protect the subject property under Goal 5 and to allow mining, based on the 
analysis above can and will be compliant with Goal 6. The objective of this process is to protect 
an aggregate resource. Required measures protecting water are required under Oregon law and 
will be implemented during mining, processing, and stockpiling of aggregate material. Any 
mining or processing of aggregate material will be required to meet Oregon Department of 
Environmental Quality requirements for air quality through the imposition of air quality 
standards with some activities having to obtain an Air Contaminate Discharge Permit. The use of 
mining and processing techniques that include temporary and permanent Best Management 
Practices for erosion and sediment control and spill control and prevention can achieve 
compliance with both clean air and water standards. 
 
Noise is defined as unwanted sound. The location of this site adjacent to Interstate 84 would 
provide significant mitigation based on the noise generated by the Interstate and provide 
protection from noise that may be generated. [Staff note: the applicant included this paragraph in 
their narrative although the site is not adjacent to Interstate 84]. 
 
County Finding: Umatilla County finds that with the proposed mitigation measures and 
conditions of approval, the applicant’s request addresses air, water and land resource quality and 
will obtain necessary permits and implement best practices to be consistent with Statewide 
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Planning Goal 6 (Air, Water and Land Resource Quality). 
 
Goal 7 Areas Subject to Natural Hazards and Disasters: To protect people and property from 
natural hazards. 
 
Applicant Response:  Goal 7 works to address natural hazards and disasters and through a 
comprehensive plan amendment process would seek to determine if there are known natural 
hazards and seek to mitigate any concerns. There are no known natural hazards on the subject 
property.   
 
County Finding: Umatilla County finds that Statewide Planning Goal 7 (Areas Subject to 
Natural Hazards and Disasters) does not directly apply to this request. 
 
Goal 8 Recreation Needs: To satisfy the recreational needs of the citizens of the state and 
visitors and, where appropriate, to provide for the siting of necessary recreational facilities 
including destination resorts. 
 
Applicant Response:  No recreation components are included in this application or affected by 
it.  
 
County Finding: Umatilla County finds that the applicant’s request appears to be consistent 
with Statewide Planning Goal 8 (Recreation Needs) and Goal 8 does not directly apply to this 
request. 
 
Goal 9 Economy: To provide adequate opportunities throughout the state for a variety of 
economic activities vital to the health, welfare, and prosperity of Oregon’s citizens. 
 
Applicant Response: Goal 9 requires local governments to adopt comprehensive plans and 
policies that contribute to a stable and healthy economy. Umatilla County has a comprehensive 
plan and technical report that has been acknowledged to comply with Goal 9. While the approval 
of an aggregate site does not, in and of itself, provide significant economic benefit, the aggregate 
industry can provide an economic benefit to a region. Having said that this site will create at least 
10 new jobs serving various development needs throughout Umatilla and Morrow Counties. 
Aggregate is a necessary component that is essential for residents, businesses, and recreation and 
tourism activities in this region. 
 
County Finding: Umatilla County finds that the applicant’s request appears to be consistent 
with Statewide Planning Goal 9 (Economy). 
 
Goal 10 Housing: To provide for the housing needs of citizens of the state. 
 
Applicant Response: Housing is not a consideration of this application. However, the approval 
of this site would allow for aggregate to be available for use in the housing and commercial 
construction economies. 
 
County Finding: Umatilla County finds housing is not a direct consideration of this request, 
however, the requested activities will allow for aggregate to be available for use in the housing 
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and commercial construction business. 
 
Goal 11 Public Services: To plan and develop a timely, orderly and efficient arrangement of 
public facilities and services to serve as a framework for urban and rural development. 
 
Applicant Response:  Goal 11 requires local governments to plan and develop a timely, orderly, 
and efficient arrangement of public facilities and services. The goal provides that urban and rural 
development be guided and supported by types and levels of services appropriate for, but limited 
to, the needs and requirements of the area to be served. The approval of this request would 
support the local economy that provides for the employment of residents, delivery of goods, and 
allows for recreation and tourism in the region.  
 
County Finding: Umatilla County finds that the applicant’s request appears to support 
Statewide Planning Goal 11 (Public Services). 
 
Goal 12 Transportation: To provide and encourage a safe, convenient and economic 
transportation system. 
 
Applicant Response:  Goal 12 requires local governments to provide and encourage a safe, 
convenient, and economic transportation system, implemented through the Transportation 
Planning Rule. This site has not been identified as having any specific transportation-related 
concerns and is not within an area governed by an Interchange Area Management Plan. A traffic 
impact analysis is submitted as part of the application package. 
 
County Finding: Umatilla County finds that the applicant’s request appears to be consistent 
with Statewide Planning Goal 12 (Transportation). 
 
Goal 13 Energy: To conserve energy. 
 
Applicant Response: Goal 13 directs local jurisdictions to manage and control land and uses 
developed on the land to maximize the conservation of all forms of energy, based on sound 
economic principles. Approval of this request provides opportunities for energy efficiency and 
convenience for residents, the movement of farm goods, and for access to recreation and tourism 
opportunities by providing improved and safe highways. It also recognizes the energy savings of 
having aggregate sites throughout a region in support of residential, commercial, and industrial 
development. 
 
County Finding: Umatilla County finds that the applicant’s request appears to be consistent 
with Statewide Planning Goal 13 (Energy). 
 
Goal 14 Urbanization: To provide for an orderly and efficient transition from rural to urban 
land use, to accommodate urban population and urban employment inside urban growth 
boundaries, to ensure efficient use of land, and to provide for livable communities. 
 
Applicant Response: Goal 14 prohibits urban uses on rural lands. Goal 14 is not specifically 
applicable to this action.  
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County Finding: Umatilla County finds that Statewide Planning Goal 14 (Urbanization) is not 
specifically applicable to this request. 
 
33. PAPA DECISION TO AMEND THE COMPREHENSIVE PLAN TO LIST THE 
MULESHOE QUARRY AS A PROTECTED GOAL 5 AGGREGATE RESOURCE SITE 
(LARGE SIGNIFICANT SITE) 
 
STAFF RECOMMENDATION: DENIAL 
 
Planning’s Response: As found above, the applicant did not provide substantial facts and 
evidence, or failed to adequately address several criteria of approval to warrant approval.  
 
Specifically, the following criteria have not been demonstrated to be satisfied:  

• OAR 660-023-0180(3) [adequate information regarding quantity, quality and location of 
the resource] 

• OAR 660-023-0180(5)(b) [conflicts created by the site] 
• OAR 660-023-0180(7)(f) [conceptual reclamation plan] 
• UCDC 152.587(A)(5) [complies with OAR 660-023-0180] 
• Statewide Planning Goal 5 

 
PLANNING COMMISSION RECOMMENDATION: PENDING 
 
BASED UPON THE ABOVE STATED FINDINGS OF FACT AND CONCLUSIONS OF 
LAW, STAFF’S RECOMMENDATION IS THAT THE HINES REQUEST TO AMEND 
THE COMPREHENSIVE PLAN TO ADD THIS SIGNIFICANT SITE TO THE 
COUNTY’S INVENTORY OF SIGNIFICANT SITES AND ESTABLISH AN 
AGGREGATE RESOURCE OVERLAY TO THE MULESHOE QUARRY IS DENIED. 
 
34. DECISION TO ALLOW MINING 
 
STAFF RECOMMENDATION: DENIAL 
 
Planning’s Response: As found above, the applicant did not provide substantial facts and 
evidence, or failed to adequately address several criteria of approval to warrant approval of the 
PAPA request, therefore mining is also subsequently denied. 
 
PLANNING COMMISSION RECOMMENDATION: PENDING 
 
IF THE REQUESTS COULD BE APPROVED, THE FOLLOWING CONDITIONS 
WOULD APPLY: 
 
MINING IS NOT AUTHORIZED AT THE SITE UNTIL THE FINAL ZONING PERMIT 
HAS BEEN ISSUED. 
 
Precedent Conditions:  The following precedent conditions must be fulfilled prior to final 
approval of this request: 
 

 
51



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 45 of 47 
 

1. Pay notice costs as invoiced by the County Planning Division.  
 
Subsequent Conditions:  The following subsequent conditions must be fulfilled following final 
approval of this request: 
 

1. Obtain all other federal and state permits necessary for development. Provide copies 
of these permit approvals to the County Planning Department.  

 
a. Obtain all applicable permits for the mining operations from DOGAMI before 
these activities begin. Applicant will obtain approval from DOGAMI for the 
reclamation plan and submit a copy of the reclamation plan to the Planning 
Department.  
 
b. Obtain all applicable permits for the mining operation from DEQ (air, noise, and 
water quality issues) before these activities begin.  
 

2. Develop and submit a crushing and screening plan to the Umatilla County Planning 
Division. The plan shall include specific dust mitigation best practices for the 
Muleshoe Quarry. Implement and adhere to the crushing and screening plan for the 
life of the Muleshoe Quarry.  
 

3. Submit written confirmation from a permitted water source that includes the quantity 
of available water for dust suppression. 
 

4. Request in writing that the Umatilla County Planning Division close the 1989 
Conditional Use Permit, #C-546-89, prior to issuance of a Zoning Permit authorizing 
mining under the Goal 5 permit. 

 
5. Obtain a Zoning Permit from the Umatilla County Planning Division to finalize the 

approval of the aggregate site expansion. The site plan shall demonstrate that the 
extraction and sedimentation ponds are not located within 25 feet of a public road or 
within 100 feet from a dwelling. 

 
6. Adhere to DEQ Noise Standard as found in OAR 340-035-0035, Noise Control 

Regulations for Industry and Commerce.  
 
7. Install, operate, and provide maintenance of spray/mist bars at the tail and head of 

stacking conveyors at all times of operations.  
 

8. Install, operate, and provide maintenance of spray/mist system at the throat and 
discharge of jaw and cone crushers.  
 

9. Apply water for dust control on ingress and egress roads and the pit floor during 
times of material hauling and movement. 
 

10. Provide a pre-blast notification to the area property owners. The notice shall be to 
those persons shown on the currently available Umatilla County tax roll for real 
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property located within the 1,500-foot impact area and those within a 1-mile radius of 
the site that have requested blasting notification. The blasting operation shall also 
provide a 7-day notice to the following agencies, and others as requested: Echo Rural 
Fire District, Emergency Dispatch 911, Hermiston/Umatilla Ambulance District and 
Umatilla County Community Development Department. Notification shall be given 
7-days prior to a blast; notification shall be by Certified First Class U.S. Mail. 
Notification may also be given by email address if requested by the person receiving 
the notice. The mining operator is responsible for maintaining blast notification 
records for at least 7 years from the date of the notification and for the life of the 
quarry operations. Notification records shall be provided to Umatilla County 
Community Development Department upon request.  

 
11. Blasting activities are limited to no more than 3 consecutive days per blast, no more 

than 3 blasts within the calendar year, and with a minimum of 30 days between each 
blast. 

 
12. The applicant and its contractors shall implement the best management practices 

identified in the crushing and screening plan, including obtaining necessary permits to 
manage dust, stormwater and other discharges. 
 

13. Per the Blasting Plan, blasting is limited to the hours of 9am to 5pm, Monday through 
Friday, not to occur on Federal Holidays. 
 

14. If the site were to lay inactive for a period of greater than one year, a new zoning 
permit must be obtained. 

 
15. If cultural artifacts are observed during ground-disturbing work, that work must cease 

in the development area until the find is assessed by qualified cultural resource 
personnel from the State Historic Preservation Office and the Confederated Tribes of 
the Umatilla Indian Reservation (CTUIR). Once qualified cultural resource personnel 
from SHPO and CTUIR are satisfied, the ground-disturbing work may continue.  

 
16. Contour and revegetate the quarry for agricultural or wildlife habitat purposes during 

post-mining activities according to the requirements of the DOGAMI application. 
 
17. Any land use application for a proposed conflicting use within the 1,500-foot impact 

area requires a waiver of remonstrance prior to final approval. The waiver shall 
include language stating that the applicant accepts normal mining activity at this 
significant aggregate site and restricts a landowner’s ability to pursue a claim for 
relief or cause of action alleging injury from the aggregate operation. 
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UMATILLA COUNTY BOARD OF COMMISSIONERS 
 
Dated ___________day of _____________________, 2025 
 
___________________________________________    
John M. Shafer, Commissioner 
 
___________________________________________    
Daniel D. Dorran, Commissioner 
 
__________________________________________    
Celinda A. Timmons, Commissioner 
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Proposed Umatilla County Comprehensive Plan Text Amendment 

MULE SHOE QUARRY  
Comprehensive Plan Text Amendment T-098-24 

Zoning Map Amendment #Z-325-24 
Township 3N, Range 29E, Tax Lot: 12800 

 

This proposed amendment to the Umatilla County Comprehensive Plan is to add to the Mule 
Shoe Quarry Site to the list of Goal 5 protected, significant resource aggregate sites. The 
following proposed changes will be made in Chapter 8, Open Space, Scenic and Historic Areas, 
and Natural Resources: 

Note: Proposed changes are in underlined text.  

41. Several aggregate sites were determined 
to be significant enough to warrant protection 
from surrounding land uses in order to 
preserve the resource (see Technical Report). 

41. In order to protect the aggregate resource, 
the County shall apply an aggregate resource 
overlay zone to the following existing sites: 
 

(1) ODOT quarry, T5N, R35E, Section 
35, TL 6200, 5900. 
(2) ODOT quarry, T5N, R29E, Section 
22, TL 800 (“Sharp’s Corner”) 
(3) Private, commercial pit, T4N, R38E, 
Section 27, TL 1100. 
(4) Upper Pit, T4N, R28E, Sections 28, 
29, TL 4000. 
(5) ODOT quarry, T3N, R33E, Section 
23, TL 100, 600, 700 
(6) Several quarries, T2N, R31E, Section 
15, 16, 17, TL 400, 800, 3100.  (See 
Technical report for specific site 
information). 
(7) ODOT quarry, T3S, R30 1/2, Section 
12, 13, TL 503.  
(8) ODOT quarry, T4N, R35, TL 7303. 
(9) Private, commercial pit, T4N, R28E, 
Sections 30, 31, TL 300, 2200, 2202, 
2203. 
(10) ODOT quarry, T1N, R35, Section 
34, TL 800, 900, 1000, and T1S, R35, 
Section 03, TL 100.  
(11) ODOT quarry, T1S, R30, TL 1901. 
(12) ODOT quarry, T2N, R27, TL 2700. 
(13) Private, commercial pit, T4N, R27E, 
Section 25, TL 900, Section 36, TL 400, 
500, 600, 700, 800, 1400, 1500. 
(14) Private, commercial pit,  
T2N, R32, Section 04, TL 400. 
(15) Private, commercial pit, T4N, R27, 
TL 2200, T4N R27 Section 27, TLs 300 
and 600 (Mining not approved, see #Z-
259-97 and #T-16-066).  
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(16) Private, commercial pit, T4N, 
R27E, Section 36, TL 900, 1100, 1200, 
1300, 1800. The approved post-mining 
use is photo-voltaic solar generation. 
(17) Private, commercial pit, T5N, R29, 
Section 22, TL 400. 
 
(18) Private, commercial pit, portion of 
T3N, R29, Sections 28 and 29, TL 12800 
(“Mule Shoe Quarry”). The approved 
post-mining use is farming and ranching.  
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Umatilla County Department of Community Development, Supplemental Application - Aggregate, page 10 of 17 
Version: August 19, 2024, File Location: H:\SHARED\Forms_Master\Application Form & Supplemental Packet Information\Supplemental 
Packet _Aggregate_AUG 2024.docx 

E. Land Use Conflicts  
 

28. Conflicts with development sensitive to noise, dust or other discharge.  List conflicts 
between the proposed mining and any land uses identified within the Impact Area described 
Section D above that are sensitive to noise, dust, or other discharges (e.g. houses and 
schools).  If mining at this site would not lead to conflicts with land uses that are sensitive to 
noise, dust, or other discharges, explain why not.  Attach another sheet(s) if necessary. 

 
 

(a) North: 
 
 
 
(b) South: 
 
 
 
(c) East: 

 
 
 
(d) West: 
 
 

 
29. Conflicts with Local Roads.  Identify any potential conflicts with local roads used for 

ingress and egress to the proposed mining site that might occur within one mile of the 
entrance to the mining site, and between the mining site and the nearest public road.  Include 
information regarding sight distances, road capacity, horizontal and vertical alignment, and 
similar items in the Transportation Plan and County Code.  Attach another sheet(s) if 
necessary. 

 
 
 
 
 
30. Conflicts with other Goal 5 Resources.  Identify conflicts with inventoried Comprehensive 

Plan Goal 5 resource sites located within 1,500 feet of the mining site boundaries.   
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Megan Davchevski <megan.davchevski@umatillacounty.gov>

Hines Aggregate Supplementary Submittal
35 messages

mclane@eoni.com <mclane@eoni.com> Tue, Jun 10, 2025 at 4:34 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.net>, Robert Waldher <robert.waldher@umatillacounty.net>,
planning@umatillacounty.net
Cc: Michelle Hines <michellehines2012@gmail.com>, Jeff Hines <jffhines3@gmail.com>

Megan,
Good afternoon.

Attached is the submittal for the Hines' aggregate application. Please reach out with questions.
Cordially,
Carla

4 attachments

Safety Blast Plan FINAL Compressed 06102025.pdf
3321K

AMENDED Application Narrative 06082025.docx
96K

Rock Sample Map.pdf
2484K

SITE MAP.pdf
2500K

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jun 10, 2025 at 4:39 PM
To: mclane@eoni.com
Cc: Megan Davchevski <megan.davchevski@umatillacounty.net>, Robert Waldher <robert.waldher@umatillacounty.net>,
planning@umatillacounty.net, Michelle Hines <michellehines2012@gmail.com>, Jeff Hines <jffhines3@gmail.com>

Received. The fee for printing the materials is $12.25, how would you like to make this payment?
[Quoted text hidden]
--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning

Megan Davchevski, CFM

Planning Division Manager

Community Development Department

Please Be Aware - Documents such as emails, letters, maps, reports, etc. sent from or received by the Umatilla
County Department of Land Use Planning are subject to Oregon Public Records law and are NOT CONFIDENTIAL.
All such documents are available to the public upon request; costs for copies may be collected. This includes
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materials that may contain sensitive data or other information, and Umatilla County will not be held liable for its
distribution.

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jun 11, 2025 at 8:21 AM
To: BUCHNER Cari * DGMI <cari.buchner@dogami.oregon.gov>

[Quoted text hidden]
[Quoted text hidden]

4 attachments

Safety Blast Plan FINAL Compressed 06102025.pdf
3321K

AMENDED Application Narrative 06082025.docx
96K

Rock Sample Map.pdf
2484K

SITE MAP.pdf
2500K

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jun 11, 2025 at 11:26 AM
To: Michelle Hines <michellehines2012@gmail.com>

Hi Michelle,

The link to pay and instructions for making the payment are below.

Please follow this link to pay the Umatilla County Zoning Permit fee:
https://secure.cpteller.com/terminal/portal/?op=ST9IT2k8hMJY  

* In the top drop down field, scroll down and select, "Copies"

* Complete the required Resident Information in the left column

* Complete the Payment Information in the right column
-Payment Amount, enter "12.25" then <TAB> to the next field
-Accept the Service Fee, and Submit Payment

Thank you,

[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jun 11, 2025 at 11:50 AM
To: Michelle Hines <michellehines2012@gmail.com>

Receipts attached. Thank you.
[Quoted text hidden]

20250611114942.pdf
69K

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jun 24, 2025 at 11:21 AM
To: mclane@eoni.com, Michelle Hines <michellehines2012@gmail.com>, Jeff Hines <jffhines3@gmail.com>
Cc: Robert Waldher <robert.waldher@umatillacounty.net>, planning@umatillacounty.net, BUCHNER Cari * DGMI
<cari.buchner@dogami.oregon.gov>

8/21/25, 11:20 AM Umatilla County Mail - Hines Aggregate Supplementary Submittal
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Good Morning,

Hoping the Applicant can answer a question for me regarding the submitted site map. Is the processing area within the
proposed AR overlay zone / permit boundary?

Thanks.

On Tue, Jun 10, 2025 at 4:39 PM Megan Davchevski <megan.davchevski@umatillacounty.gov> wrote:
[Quoted text hidden]
[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Thu, Jun 26, 2025 at 5:05 PM
To: mclane@eoni.com, Michelle Hines <michellehines2012@gmail.com>, Jeff Hines <jffhines3@gmail.com>
Cc: Robert Waldher <robert.waldher@umatillacounty.net>, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

Good Afternoon,

Sending another follow up to offer the opportunity to address ORS 215.301. 215.301 Blending materials for cement
prohibited near vineyards; exception. (1) Notwithstanding the provisions of ORS 215.213, 215.283 and 215.284, no
application shall be approved to allow batching and blending of mineral and aggregate into asphalt cement within two
miles of a planted vineyard.

The application narrative briefly touches that the applicant believes this statute is not applicable to an asphalt batch plant
in the response to OAR 660-023-0180 5(b)(E) Conflicts with agricultural practices.

Since an asphalt batch plant is requested staff will be including ORS 215.301 as a criterion. 

Once I have clarification on my email from Tuesday I will be able to begin the mapping work which is the first step to
getting the hearings scheduled. Please let me know if you have any questions.

Megan
[Quoted text hidden]

mclane@eoni.com <mclane@eoni.com> Fri, Jun 27, 2025 at 3:52 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: Michelle Hines <michellehines2012@gmail.com>, Jeff Hines <jffhines3@gmail.com>, Robert Waldher
<robert.waldher@umatillacounty.net>, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>

Megan,
Good afternoon.

We will be working to respond to your inquiries over the next week or so.
Carla
[Quoted text hidden]

[Quoted text hidden]
Thanks.
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On Tue, Jun 10, 2025 at 4:39 PM Megan Davchevski
<megan.davchevski@umatillacounty.gov> wrote:

Received. The fee for printing the materials is $12.25, how would
you like to make this payment?

On Tue, Jun 10, 2025 at 4:34 PM <mclane@eoni.com> wrote:
Megan,
Good afternoon.

Attached is the submittal for the Hines' aggregate application.
Please
reach out with questions.
Cordially,
Carla

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

_Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps,
reports, etc. sent from or received by the Umatilla County
Department of Land Use Planning are subject to Oregon Public Records
law and are NOT CONFIDENTIAL. All such documents are available to
the public upon request; costs for copies may be collected. This
includes materials that may contain sensitive data or other
information, and Umatilla County will not be held liable for its
distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

8/21/25, 11:20 AM Umatilla County Mail - Hines Aggregate Supplementary Submittal
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216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

Links:
------
[1] http://www.umatillacounty.net/planning

Megan Davchevski <megan.davchevski@umatillacounty.gov> Fri, Jun 27, 2025 at 3:53 PM
To: mclane@eoni.com
Cc: Michelle Hines <michellehines2012@gmail.com>, Jeff Hines <jffhines3@gmail.com>, Robert Waldher
<robert.waldher@umatillacounty.net>, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>

Thank you for the response.
[Quoted text hidden]
--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning

Megan Davchevski, CFM

Planning Division Manager

Community Development Department

Please Be Aware - Documents such as emails, letters, maps, reports, etc. sent from or received by the Umatilla
County Department of Land Use Planning are subject to Oregon Public Records law and are NOT CONFIDENTIAL.
All such documents are available to the public upon request; costs for copies may be collected. This includes
materials that may contain sensitive data or other information, and Umatilla County will not be held liable for its
distribution.

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jul 8, 2025 at 11:36 AM
To: mclane@eoni.com
Cc: Michelle Hines <michellehines2012@gmail.com>, Jeff Hines <jffhines3@gmail.com>, Robert Waldher
<robert.waldher@umatillacounty.net>, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>
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Good Morning,

Following up on my initial email sent June 24th. As a reminder I cannot schedule the hearings until the proposed zoning
and site boundary is clearly identified. 

Best,
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Wed, Jul 9, 2025 at 11:23 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

Good Morning Megan
I am following up to answer your question regarding the processing area being within the proposed AR
overlay zone/permit boundary? The answer is yes everything within the boundary line is in the proposed
permit boundary.
Please feel free to reach out with any further questions

Kensi Phipps
HNS, Inc. 
PO Box 126
Echo, OR 97826
541-962-0100

*The opinions expressed by the author are his or her own and are not necessarily those of HNS, Inc.* *The information, contents and
attachments in this email are Confidential and Private.*    

On Tue, Jul 8, 2025 at 11:52 AM Michelle Hines <michellehines2012@gmail.com> wrote:
[Quoted text hidden]

Jul 9, Doc 1.pdf
834K

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jul 9, 2025 at 11:28 AM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

Hi Kensi,

Is someone able to provide a more clear map identifying the proposed boundary? It is difficult to distinguish on the
provided site map where this line is.
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Wed, Jul 9, 2025 at 11:36 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
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Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

I am happy to do this. Would highlighting the proposed boundary on this map and sending back be
helpful?

[Quoted text hidden]
[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jul 9, 2025 at 11:37 AM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

Yes. Thank you.
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Wed, Jul 9, 2025 at 11:43 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

No problem at all, I will get it over as soon as possible.

[Quoted text hidden]
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Wed, Jul 9, 2025 at 2:43 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

I highlighted the proposed boundary in yellow. 
Please reach out with any questions.

Thank you

[Quoted text hidden]
[Quoted text hidden]

Jul 9, Doc 2.pdf
922K

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jul 9, 2025 at 3:27 PM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

Thank you. 

Can you clarify if this area is intentionally curved or if it should follow the hatched line?
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[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Wed, Jul 9, 2025 at 3:29 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

My tracing skills were not as steady as they should have been. I apologize. It should follow the
hatched line

[Quoted text hidden]
[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jul 9, 2025 at 3:31 PM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen <doug.olsen@umatillacounty.gov>,
mclane@eoni.com

No worries - that is why I asked for clarification as this is what will be utilized to notify DLCD. 

Thank you for providing this so quickly. I will be in touch regarding the hearing dates soon and will proceed with the
information previously provided.

Megan
[Quoted text hidden]
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mclane@eoni.com <mclane@eoni.com> Mon, Jul 14, 2025 at 8:47 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: "HNS, Inc." <hns97850@gmail.com>, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>, Jeff Hines <jffhines3@gmail.com>, Michelle Hines <michellehines2012@gmail.com>

Megan,
Good morning.

Glad that you and Kensi resolved the boundary question. Did you also need us to submit a revised 1500-foot impact
map? This is the one area that we didn't sync up in our supplemental submittal.

Appreciate your response.
Carla

-------- Original Message --------
Subject: Re: Hines Aggregate Supplementary Submittal
Date: 2025-07-09 3:31 pm
From: Megan Davchevski <megan.davchevski@umatillacounty.gov>
To: "HNS, Inc." <hns97850@gmail.com>

No worries - that is why I asked for clarification as this is what
will be utilized to notify DLCD.

Thank you for providing this so quickly. I will be in touch regarding
the hearing dates soon and will proceed with the information
previously provided.

Megan

On Wed, Jul 9, 2025 at 3:30 PM HNS, Inc. <hns97850@gmail.com> wrote:

My tracing skills were not as steady as they should have been. I
apologize. It should follow the hatched line

_Kensi Phipps_

HNS, Inc.

PO Box 126
Echo, OR 97826
_541-962-0100_

*The opinions expressed by the author are his or her own and are not
necessarily those of HNS, Inc.* *The information, contents and
attachments in this email are Confidential and Private.*   

On Wed, Jul 9, 2025 at 3:28 PM Megan Davchevski
<megan.davchevski@umatillacounty.gov> wrote:

Thank you.

Can you clarify if this area is intentionally curved or if it should
follow the hatched line?

On Wed, Jul 9, 2025 at 2:43 PM HNS, Inc. <hns97850@gmail.com>
wrote:

I highlighted the proposed boundary in yellow.
Please reach out with any questions.

Thank you
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_Kensi Phipps_

HNS, Inc.

PO Box 126
Echo, OR 97826
_541-962-0100_

*The opinions expressed by the author are his or her own and are not
necessarily those of HNS, Inc.* *The information, contents and
attachments in this email are Confidential and Private.*   

On Wed, Jul 9, 2025 at 11:43 AM HNS, Inc. <hns97850@gmail.com>
wrote:

No problem at all, I will get it over as soon as possible.

_Kensi Phipps_

HNS, Inc.

PO Box 126
Echo, OR 97826
_541-962-0100_

*The opinions expressed by the author are his or her own and are not
necessarily those of HNS, Inc.* *The information, contents and
attachments in this email are Confidential and Private.*   

On Wed, Jul 9, 2025 at 11:38 AM Megan Davchevski
<megan.davchevski@umatillacounty.gov> wrote:

Yes. Thank you.

On Wed, Jul 9, 2025 at 11:37 AM HNS, Inc. <hns97850@gmail.com>
wrote:

I am happy to do this. Would highlighting the proposed boundary on
this map and sending back be helpful?

_Kensi Phipps_

HNS, Inc.

PO Box 126
Echo, OR 97826
_541-962-0100_

*The opinions expressed by the author are his or her own and are not
necessarily those of HNS, Inc.* *The information, contents and
attachments in this email are Confidential and Private.*   

On Wed, Jul 9, 2025 at 11:28 AM Megan Davchevski
<megan.davchevski@umatillacounty.gov> wrote:

Hi Kensi,

Is someone able to provide a more clear map identifying the proposed
boundary? It is difficult to distinguish on the provided site map
where this line is.

On Wed, Jul 9, 2025 at 11:24 AM HNS, Inc. <hns97850@gmail.com>
wrote:

Good Morning Megan
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I am following up to answer your question regarding the processing
area being within the proposed ARoverlay zone/permit boundary? The
answer is yes everything within the boundary line is in the proposed
permit boundary.

Please feel free to reach out with any further questions

_Kensi Phipps_

HNS, Inc.

PO Box 126
Echo, OR 97826
_541-962-0100_
[Quoted text hidden]

[Quoted text hidden]
216 SE 4th Street | Pendleton, OR 97801 [1]

http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

_Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps,
reports, etc. sent from or received by the Umatilla County
Department of Land Use Planning are subject to Oregon Public

Records
law and are NOT CONFIDENTIAL. All such documents are available to
the public upon request; costs for copies may be collected. This
includes materials that may contain sensitive data or other
information, and Umatilla County will not be held liable for its
distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801 [1]

http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

_Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps,
reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801 [1]
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http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

_Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps,
reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

Links:
------
[1] http://www.umatillacounty.net/planning

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801 [1]

http://www.umatillacounty.gov/planning [2]

Megan Davchevski, CFM

_Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps,
reports, etc. sent from or received by the Umatilla County
Department of Land Use Planning are subject to Oregon Public Records
law and are NOT CONFIDENTIAL. All such documents are available to
the public upon request; costs for copies may be collected. This
includes materials that may contain sensitive data or other
information, and Umatilla County will not be held liable for its
distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801 [1]

http://www.umatillacounty.gov/planning [2]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.
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--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [2]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [2]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [2]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
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County will not be held liable for its distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [2]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

Links:
------
[1] https://www.google.com/maps/search/216+SE+4th+Street+%7C+Pendleton,+OR+97801?entry=gmail&source=g
[2] http://www.umatillacounty.net/planning

Megan Davchevski <megan.davchevski@umatillacounty.gov> Mon, Jul 14, 2025 at 10:12 AM
To: mclane@eoni.com
Cc: "HNS, Inc." <hns97850@gmail.com>, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>, Jeff Hines <jffhines3@gmail.com>, Michelle Hines <michellehines2012@gmail.com>

I will let you determine if a new impact map and/or a revised analysis are necessary. 

We will be developing a County impact map.

Best,
[Quoted text hidden]
--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning

Megan Davchevski, CFM

Planning Division Manager

Community Development Department

Please Be Aware - Documents such as emails, letters, maps, reports, etc. sent from or received by the Umatilla
County Department of Land Use Planning are subject to Oregon Public Records law and are NOT CONFIDENTIAL.
All such documents are available to the public upon request; costs for copies may be collected. This includes
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materials that may contain sensitive data or other information, and Umatilla County will not be held liable for its
distribution.

HNS, Inc. <hns97850@gmail.com> Tue, Jul 22, 2025 at 10:58 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

Good Morning Megan, 
I have attached the edited site map removing the Asphalt Plant. 
Please let me know if you have any questions

Kensi Phipps
HNS, Inc. 
PO Box 126
Echo, OR 97826
541-962-0100

[Quoted text hidden]

[Quoted text hidden]

Jul 22, Doc 2.pdf
834K

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jul 22, 2025 at 11:34 AM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

Hi Kensi,

Can you elaborate on why the new map is being provided?
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Tue, Jul 22, 2025 at 12:09 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

In one of your previous emails on 6/26/25 you quoted ORS215.213, 215.283 and 215.284
From my understanding the Asphalt Plant had to be removed due to a neighboring Vineyard being within 2
miles of the plant?
Please correct me if I'm wrong.

[Quoted text hidden]
[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jul 22, 2025 at 12:12 PM
To: "HNS, Inc." <hns97850@gmail.com>
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Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

That is correct. However both the original application and the supplemental application submitted in June stated the
applicant believed ORS 215.213 did not apply and that an asphalt batch plant was proposed.

Is the applicant no longer proposing an asphalt batch plant?
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Tue, Jul 22, 2025 at 3:51 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

Megan, 

I apologize for the miscommunication I submitted what I was instructed to. 
Can we please disregard my submittal and I will have Jeff or Carla confirm the Asphalt plant.

[Quoted text hidden]
[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jul 22, 2025 at 3:53 PM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

No worries. Thank you for letting me know.

Have a great day.
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Wed, Jul 23, 2025 at 11:36 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>

Good Morning Megan, 

I have a question regarding the proposed Asphalt plant before I send in the revised Site map. After
communicating with neighboring vineyard property owners there is talk about removing the vineyard
completely in the near future. If a sitemap is submitted without the proposed Asphalt plant to prevent
processing delays what would the process be to add the Asphalt plant when the removal of the vineyard
takes place?

[Quoted text hidden]
[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jul 23, 2025 at 11:48 AM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: mclane@eoni.com, robert.waldher@umatillacounty.net, planning@umatillacounty.net, Doug Olsen
<doug.olsen@umatillacounty.gov>
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Good Morning,

There are two vineyards within 2 miles of the site, under two land ownerships. 

If a batch plant is later proposed an amendment to the PAPA would be required at that time. 
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Wed, Jul 23, 2025 at 11:57 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>

Thank you for the clarification.
 Attached is the site map without the Asphalt plant and the edited proposed permit boundary which
includes the shop, office and scale.
Again I apologize for the miscommunication.
Please let me know if you have any questions.

[Quoted text hidden]
[Quoted text hidden]

Jul 23, Doc 1.pdf
892K

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Jul 23, 2025 at 12:01 PM
To: "HNS, Inc." <hns97850@gmail.com>

Thank you for providing the updated map. 

I do need an email stating that an asphalt batch plant is no longer being proposed if that is the case. 
[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jul 29, 2025 at 9:31 AM
To: "HNS, Inc." <hns97850@gmail.com>

Good Morning,

Just following up on this. 

Thank you,
[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Tue, Jul 29, 2025 at 11:23 AM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>

Megan,

Thank you for the follow-up. I will respond to your asphalt batch plant question as soon as I can. I
apologize for the delay. Thank you.

Michelle Hines 
Office Manager
[Quoted text hidden]

[Quoted text hidden]

HNS, Inc. <hns97850@gmail.com> Tue, Aug 5, 2025 at 2:15 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: mclane@eoni.com
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Megan,

Hi, I am following up regarding the asphalt plant. An asphalt plant is no longer being proposed. 

Please let me know if you need anything additional. Thank you.

Michelle Hines 
Office Manager
[Quoted text hidden]

[Quoted text hidden]

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Aug 5, 2025 at 3:21 PM
To: "HNS, Inc." <hns97850@gmail.com>
Cc: mclane@eoni.com, Planning <planning@umatillacounty.net>

Hi Michelle - Thank you for the information.
[Quoted text hidden]
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Megan Davchevski <megan.davchevski@umatillacounty.gov>

Muleshoe Quarry Hearings Schedule and Request for Information
3 messages

Megan Davchevski <megan.davchevski@umatillacounty.gov> Tue, Jul 22, 2025 at 12:10 PM
To: "mclane@eoni.com" <mclane@eoni.com>, Jeff Hines <jffhines3@gmail.com>, Michelle Hines
<michellehines2012@gmail.com>, Doug Olsen <doug.olsen@umatillacounty.gov>
Cc: Planning <planning@umatillacounty.net>

Good Afternoon,

The Planning Commission hearing for the Muleshoe Quarry (Snow Pit) has been scheduled for September 18, 2025 at
6:30pm. The Board of Commissioner hearing has been scheduled for October 15, 2025 at 10am. 

There is some pertinent information that remains needed in order to submit an accurate and complete 35-day notice to
DLCD, County Planning is providing this email notification as a courtesy. The deadline to submit the 35-day notice is
August 14th. If received after August 11th, a new 35-day notice may be required. 

Identify the post-mining use: the post mining use must be identified and included in the proposed comprehensive plan
text amendment language. 

Proposed zoning boundary: the most recent site/zoning boundary map provided 7/9/2025 shows the office, scale, and
shop building outside the proposed AR overlay zone. Note that all aggregate activities and accessory uses must be sited
within the AR overlay zone and site boundary. They will not be permitted outside this boundary. 

Both of the above items are required to be included in the 35-day notice. The staff report and notice are currently being
prepared with the information previously submitted. 

Best,
--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning

Megan Davchevski, CFM

Planning Division Manager

Community Development Department

Please Be Aware - Documents such as emails, letters, maps, reports, etc. sent from or received by the Umatilla
County Department of Land Use Planning are subject to Oregon Public Records law and are NOT CONFIDENTIAL.
All such documents are available to the public upon request; costs for copies may be collected. This includes
materials that may contain sensitive data or other information, and Umatilla County will not be held liable for its
distribution.

Megan Davchevski <megan.davchevski@umatillacounty.gov> Wed, Aug 6, 2025 at 3:14 PM
To: "mclane@eoni.com" <mclane@eoni.com>, Jeff Hines <jffhines3@gmail.com>, Michelle Hines
<michellehines2012@gmail.com>, Doug Olsen <doug.olsen@umatillacounty.gov>
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Cc: Planning <planning@umatillacounty.net>

Good Afternoon,

I am working on the 35-day notice to DLCD and noticed that the post-mining use has yet to be identified. 

The zoning boundary has been addressed.

Thanks,
[Quoted text hidden]

mclane@eoni.com <mclane@eoni.com> Fri, Aug 8, 2025 at 2:13 PM
To: Megan Davchevski <megan.davchevski@umatillacounty.gov>
Cc: Jeff Hines <jffhines3@gmail.com>, Michelle Hines <michellehines2012@gmail.com>, Doug Olsen
<doug.olsen@umatillacounty.gov>, Planning <planning@umatillacounty.net>

Megan,
Good afternoon. I understand you are doing County Fair duty. Hope you are enjoying it!

I did just leave a voicemail. Not sure we have to talk but if you get this or the voicemail and want to clarify anything please
reach out to me at 541-314-3139.

Look for an amended narrative removing the batch plant language, adding clarification to the post-mining reclamation use,
and potentially language concerning the amended site map and the impact area. You should see that in your inbox upon
your return Monday, August 11.

Talk soon,
Carla
[Quoted text hidden]

[Quoted text hidden]
Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

_Planning Division Manager_

Community Development Department

_Please Be Aware_ - Documents such as emails, letters, maps,
reports, etc. sent from or received by the Umatilla County
Department of Land Use Planning are subject to Oregon Public Records
law and are NOT CONFIDENTIAL. All such documents are available to
the public upon request; costs for copies may be collected. This
includes materials that may contain sensitive data or other
information, and Umatilla County will not be held liable for its
distribution.

--

Tel: 541-278-6246 | Fax: 541-278-5480

216 SE 4th Street | Pendleton, OR 97801

http://www.umatillacounty.gov/planning [1]

Megan Davchevski, CFM

 _Planning Division Manager_

Community Development Department
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_Please Be Aware_ - Documents such as emails, letters, maps, reports,
etc. sent from or received by the Umatilla County Department of Land
Use Planning are subject to Oregon Public Records law and are NOT
CONFIDENTIAL. All such documents are available to the public upon
request; costs for copies may be collected. This includes materials
that may contain sensitive data or other information, and Umatilla
County will not be held liable for its distribution.

Links:
------
[1] http://www.umatillacounty.net/planning
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DRAFT MINUTES 
 
 

 
 

 
 

UMATILLA COUNTY 
PLANNING COMMISSION HEARING 

September 18, 2025 

COMPREHENSIVE PLAN TEXT AMENDMENT #T-098-24, and 
ZONE MAP AMENDMENT #Z-325-24 

 
JEFF & MICHELLE HINES, APPLICANTS / OWNERS 

The applicant requests approval to establish a new aggregate site, add the site to 
the Umatilla County Comprehensive Plan list of Goal 5 protected Large 

Significant Sites, and apply the Aggregate Resource (AR) Overlay Zone to the 
entire quarry site. The applicant also requests approval to mine, process and 

stockpile sand and gravel at the site. Batch plants are not proposed at the site. 
The proposed site is located approximately 2 miles south west of the City of 

Echo and east of Snow Road. The site is identified on Assessor’s Map as 
Township 3 North, Range 29 East, a portion of Tax 12800. The proposed site is 

approximately 67 acres and is zoned Exclusive Farm Use (EFU).  
 

The criteria of approval are found in Oregon Administrative Rule 660-023-0040 
– 0050, 660-023-0180 (3), (5) and (7), Oregon Revised Statute (ORS) 215.301 

and Umatilla County Development Code (UCDC) Section 152.487 – 488. 
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DRAFT MINUTES 
UMATILLA COUNTY PLANNING COMMISSION 

Meeting of Thursday, September 18, 2025, 6:30pm 
 

** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  
COMMISSIONERS 
PRESENT: Sam Tucker, Chair, Ann Minton, Vice Chair, John Standley and Emery 

Gentry 
 
COMMISSIONER  
PRESENT VIA ZOOM:  Andrew Morris, Malcolm Millar and Kim Gillet  
 
 

COMMISSIONERS  
ABSENT:  Tami Green 
 
 
 

PLANNING STAFF: Megan Davchevski, Planning Manager, Bryce Fairchild, Planner II and 
Shawnna Van Sickle, Administrative Assistant 

 
** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  

NOTE: THE FOLLOWING IS A SUMMARY OF THE MEETING. RECORDING IS AVAILABLE AT THE PLANNING OFFICE. 
 

 
CALL TO ORDER 

Chair Sam Tucker called the meeting to order at 6:30PM and read the Opening Statement. 

 
MINUTES  

Chair Tucker called for any corrections or additions to the June 26, 2025, meeting minutes. No 
other additions nor corrections were noted. 

Commissioner Standley moved to approve the draft minutes from June 26, 2025, meeting minutes, 
as presented. Commissioner Gentry seconded the motion. Motion carried by consensus. 

Chair Tucker called for any corrections or additions to the August 21, 2025, meeting minutes. No 
other additions nor corrections were noted. 

Commissioner Minton moved to approve the draft minutes from August 21, 2025, meeting 
minutes, as presented. Commissioner Gillet seconded the motion. Motion carried by consensus. 

 
NEW HEARING 

COMPREHENSIVE PLAN TEXT AMENDMENT #T-098-24, and ZONE MAP 
AMENDMENT #Z-325-24: JEFF & MICHELLE HINES, APPLICANTS / OWNERS.  The 
applicant requests approval to establish a new aggregate site, add the site to the Umatilla County 
Comprehensive Plan list of Goal 5 protected Large Significant Sites, and apply the Aggregate 
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Resource (AR) Overlay Zone to the entire quarry site. The applicant also requests approval to 
mine, process and stockpile sand and gravel at the site. Batch plants are not proposed at the site. 
The proposed site is located approximately 2 miles south west of the City of Echo and east of 
Snow Road. The site is identified on Assessor’s Map as Township 3 North, Range 29 East, a 
portion of Tax 12800. The proposed site is approximately 67 acres and is zoned Exclusive Farm 
Use (EFU).  

The criteria of approval are found in Oregon Administrative Rule 660-023-0040 – 0050, 660-023-
0180 (3), (5) and (7), Oregon Revised Statute (ORS) 215.301 and Umatilla County Development 
Code (UCDC) Section 152.487 – 488. 

Chair Tucker called for any abstentions, bias, conflicts of interest, declarations of ex parte contact 
or objections to jurisdiction. No reports were made.  

Chair Tucker called for the Staff Report. 

Mrs. Davchevski stated the applicant had requested a continuance. The applicant requested that 
the record remain open but that this hearing be continued until October 23, 2025 at 6:30pm at the 
Justice Center Media Room, Umatilla County Sheriff’s Office, 4700 NW Pioneer Place, 
Pendleton.  Subsequently the Board of Commissioners Hearing would be continued until 
December 10, 2025 at 10am in Room 130 at the Umatilla County Courthouse, 216 SE 4th Street, 
Pendleton. 

Commissioner Morris asked if the reason for the request were due to the applicant waiting on 
their permits from Department of Geology and Mineral Industries (DOGAMI).  

Proponent: Jennifer Bragar, Attorney, Tomasi Bragar DuBay, 121 SW Morrison, 
Portland, OR 97204; Ms. Bragar stated the request was submitted due to issues brought forth in 
the staff report that the applicant’s would like additional time to address. 

Commissioner Standley made a motion to approve the request for a continuance and hold this 
Planning Commission hearing on Thursday, October 23, 2025 at 6:30pm and subsequent Board of 
Commissioners hearing on December 10, 2025 at 10:00am. 

Commissioner Minton seconded the motion. Motion passed with a vote of 7:0.  

Voting Record:  

Yes - Commissioner Gentry, Commissioner Gillet, Commissioner Standley, Commissioner Millar, 
Commissioner Morris, Vice Chair Minton, Chair Tucker 

No – none 
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OTHER BUSINESS 

Mrs. Davchevski stated we have another hearing on September 25, 2025 and only one item will 
be addressed at that hearing. 

ADJOURNMENT 

Vice Chair Tucker adjourned the meeting at 6:40PM. 
 

Respectfully submitted, 

 

Shawnna Van Sickle,  

Administrative Assistant 



DRAFT MINUTES 
 
 

 
 

 
 

UMATILLA COUNTY 
PLANNING COMMISSION HEARING 

September 25, 2025 

COMPREHENSIVE PLAN MAP AMENDMENT #P-140-25, and 
ZONE MAP AMENDMENT #Z-327-25 

 
CITY OF HERMISTON, APPLICANT 

 
UNION PACIFIC RAILROAD CO., JB LAND LLC & 

UMATILLA BASIN PROPERTIES, OWNERS 

The City of Hermiston requests the County co-adopt a proposed change to the 
city’s Urban Growth Boundary (UGB). The proposed change would add 

approximately 810 acres of land to the UGB which would then be rezoned from 
Exclusive Farm Use (EFU) to City Heavy Industrial with Hyperscale Data Center 

Overlay and a Comprehensive Plan Designation of Industrial. The properties 
would subsequently be annexed into the city. The properties are identified as 
Map 4N28; Tax Lots 1800, 1900 and 2500, Map 4N2827; Tax Lots 200, 500, 

600 and 700 and Map 4N2828A; Tax Lot 100. The criteria of approval are found 
in Oregon Revised Statute (ORS) 197.610-626, Umatilla County Development 
Code 152.750-152.755 and the Joint Management Agreement between the City 

and County. 
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DRAFT MINUTES 
UMATILLA COUNTY PLANNING COMMISSION 

Meeting of Thursday, September 25, 2025, 6:30pm 
 

** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  
COMMISSIONERS 
PRESENT: Sam Tucker, Chair, Ann Minton, Vice Chair, John Standley, Malcolm Millar 

and Emery Gentry 
 
COMMISSIONERS  
PRESENT VIA ZOOM:  Andrew Morris and Tami Green 
 
 

COMMISSIONER  
ABSENT:  Kim Gillet 
 
 
 

PLANNING STAFF: Megan Davchevski, Planning Manager, Bryce Fairchild, Planner II, Tierney 
Cimmiyotti, Planner II, Charlet Hotchkiss, Planner, and Shawnna Van Sickle, 
Administrative Assistant 

 
** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  

NOTE: THE FOLLOWING IS A SUMMARY OF THE MEETING. RECORDING IS AVAILABLE AT THE PLANNING OFFICE. 
 

 
CALL TO ORDER 

Chair Sam Tucker called the meeting to order at 6:40PM and read the Opening Statement. 

 
NEW HEARING 

COMPREHENSIVE PLAN MAP AMENDMENT #P-140-25, and ZONE MAP 
AMENDMENT #Z-327-25: CITY OF HERMISTON, APPLICANT / UNION PACIFIC 
RAILROAD CO., JB LAND LLC & UMATILLA BASIN PROPERTIES, OWNERS.  The 
City of Hermiston requests the County co-adopt a proposed change to the city’s Urban Growth 
Boundary (UGB). The proposed change would add approximately 810 acres of land to the UGB 
which would then be rezoned from Exclusive Farm Use (EFU) to City Heavy Industrial with 
Hyperscale Data Center Overlay and a Comprehensive Plan Designation of Industrial. The 
properties would subsequently be annexed into the city. The properties are identified as Map 4N28; 
Tax Lots 1800, 1900 and 2500, Map 4N2827; Tax Lots 200, 500, 600 and 700 and Map 4N2828A; 
Tax Lot 100. The criteria of approval are found in Oregon Revised Statute (ORS) 197.610-626, 
Umatilla County Development Code 152.750-152.755 and the Joint Management Agreement 
between the City and County. 

Chair Tucker called for any abstentions, bias, conflicts of interest, declarations of ex parte contact 
or objections to jurisdiction. Commissioner Standley stated he had a son that is employed for the 
City of Hermiston. Chair Tucker stated he did not believe this to be a conflict of interest in this 
matter. No other reports were made.  
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Chair Tucker called for the Staff Report. 

STAFF REPORT 

Ms. Cimmiyotti stated the City of Hermiston has requested Umatilla County to co-adopt an 
expansion to the City of Hermiston’s Urban Growth Boundary (UGB). The approximately 810 
acres proposed for inclusion are located south of East Feedville Road, north of the existing Feed 
Canal, and between South Ott Road and Oregon Highway 207. She shared the subject properties, 
identified as Tax Lots 1800, 1900 and 2500 on Assessor’s Map 4N28, Tax Lots 200, 500, 600 
and 700 on Assessor’s Map 4N2827, and Tax Lot 100 on Assessor’s Map 4N2828A, are located 
directly south of the Hermiston City Limits and immediately east of the Stanfield Urban Growth 
Boundary. 

Ms. Cimmiyotti stated the criteria of approval for amendments are found in Umatilla County 
Development Code sections 152.750-152.755. 

Ms. Cimmiyotti explained that the Hermiston City Council held a public hearing on September 
8, 2025 and approved the Comprehensive Plan, Comprehensive Plan Map and Zoning Map 
Amendments, and subsequently adopted Ordinances 2374 and 2375. She shared that this hearing 
before the Umatilla County Planning Commission was the county’s first evidentiary hearing for 
co-adoption. A subsequent Public Hearing before the Umatilla County Board of Commissioners 
was scheduled for Wednesday, October 15, 2025 at 10:00 AM in Room 130 of the Umatilla 
County Courthouse, 216 SE 4th Street, Pendleton, OR 97801. 

Ms. Cimmiyotti stated that in accordance with the Joint Management Agreement (JMA) between 
Umatilla County and the City of Hermiston, the County was required to co-adopt any 
amendments to the city’s UGB. This gives the County the authority to review and approve the 
proposed Comprehensive Plan Map and Zoning Map Amendments. She concluded her staffing 
report by stating the Planning Commission was tasked with reviewing the request and providing 
a recommendation to the Board of County Commissioners (BCC) regarding the proposed Urban 
Growth Boundary expansion. 

Ms. Cimmiyotti indicated on the map, page 5 in the packet, that the areas outlined in red would 
be incorporated into the UGB and then subsequently into the city. Chair Tucker indicated on the 
map, pointing to tax lot 200 located on Assessor’s map 4N2827, and asked if that property was 
not included. Ms. Cimmiyotti stated that property was also included, but that it was the sole 
property zoned Heavy Industrial. 

Commissioner Morris asked who owned tax lot’s 100 on Assessors Map 4N2828A, and tax lot’s 
500, 600 & 700 on Assessors Map 4N2827. Ms. Cimmiyotti stated all those properties were 
owned by J B Land LLC. Commissioner Morris asked if Union Pacific would be purchasing 
those properties from J B Land LLC or would the City of Hermiston be taking the properties by 
eminent domain? Ms. Cimmiyotti stated no one was purchasing property at that time. The 
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request was aimed to change the designation of the properties from being outside city limits and 
under County oversight to being incorporated within the Urban Growth Boundary, while 
maintaining the current ownership. Mrs. Megan Davchevski stated as part of the application all 
land owners provided authorization to submit this application on their behalf (Appendix F, page 
517 in the packet).  

Commissioner Standley reminded the Planning Commissioner’s that regardless of what the City 
of Hermiston’s plans for developing the property, it was the Planning Commission’s 
responsibility to evaluate if the application meets the requirements to annex these properties into 
the Urban Growth Boundary for the City of Hermiston. He mentioned that while much of the 
information given is somewhat relevant, it does not directly pertain to the decision that would be 
made that evening. 

Conversation continued with Commissioner Standley, Ms. Cimmiyotti and Mrs. Davchevski 
regarding the decision before the Planning Commission. It was determined that the co-adoption 
of the zoning map, comprehensive plan map and comprehensive plan was the decision before the 
Planning Commission they were to make a recommendation to the Board of County 
Commissioners. 

Proponents: Mr. Jesse Winterowd, Winterbrook Planning, 310 SW Alder Street, Portland, 
OR 97205; Mr. Winterowd stated they were hired as the consulting firm working on this project 
with the City of Hermiston and their engineering team.  

Clint Spencer, City of Hermiston Planning Department, 180 NE 2nd Street, Hermiston, OR 
97838; Mr. Spencer stated he was representing the City of Hermiston as the Planning Director. 
He shared they felt like this project will provide vital economic development opportunities for 
Umatilla County and the region and hope the County will co-adopt their amendments.  

Joshua Lott, Anderson Perry & Associates, 243 E Main Street, Suite C, Hermiston, OR 
97838; Mr. Lott stated he performed the majority of the utility work for their application and was 
attending as support to answer any engineering questions that might arise. 

Mr. Winterowd started with a PowerPoint, labeled as Exhibit 2, to highlight the areas where the 
project was located. He shared that the locations were identified after performing an economic 
opportunities analysis to determine how to grow the economic base for the City. He stated they 
found a very high demand for hyperscale data centers and not enough land within the Urban 
Growth Boundary (UGB) to accommodate them. They were able to locate two suitable sites on 
the south side of Hermiston that were under development but no other suitable sites within the 
UGB. Mr. Winterowd explained they needed nine (9) more sites at 100 plus acres per site, that 
were reasonably shaped, have nearby access to public facilities and were under 5% slope to 
accommodate the very large buildings and associated facilities necessary for each site. 



 

September 25, 2025; Umatilla County Planning Commission DRAFT Minutes 4 

Mr. Winterowd indicated that they were unable to find any locations within the UGB that met 
those criteria. He explained in detail the process of determining the sites and what Oregon State 
law dictates regarding evaluation of lands by exception areas first, and then farmland (poor 
farmland first, and then better farmland secondary). The land they were looking for could not 
have a road or train tracks going through it and must be contiguous, outside of floodplains, 
include a 200-foot buffer between residential uses. They determined a few possible sites, but 
upon further exploration found that those other sites to the North of Southwest or East sides of 
the City were not ideal.  

Mr. Winterowd stated they were able to find this location for five sites and it was decided that if 
these develop well and all goes as planned then they could move on to the next set of four sites. 
This was determined to be the City of Hermiston’s safest choice and least controversial sites for 
expansion. They felt this area was reasonably non-invasive and doesn’t go largely into areas of 
farmland.  

Mr. Winterowd explained the proposed areas were oddly shaped and to reduce conflicts with the 
irrigation canal, an agreement with Union Pacific was made and they signed off for the City of 
Hermiston to use the area north of the canal. He explained the zone proposed for these sites 
would be specifically for building hyperscale data centers and their accessory uses. If years later 
the demand is not there it can’t just be converted to residential use, the City of Hermiston would 
be required to make another plan amendment.  

Mr. Winterowd explained the steps taken to analyze the areas to serve public utilities (water, 
sewer, energy, etc.) to these buildings. He stated they worked closely with State and County 
agencies for road and utility purposes.  

Chair Tucker asked if any of this area was currently farmed to the west and what was the soil 
classification. Mr. Winterowd stated the area on the south side is designated as an industrial 
exception area where they don’t evaluate the soil classes. The area of farmland is class three and 
four soils. Mr. Spencer stated that no dry land farming was occurring on the east side either.  

Chair Tucker asked if the property sold by Union Pacific extended only to the areas with a red 
line, referencing to page 5 of the packet on Assessor’s map 4N28 Tax lot 1800 and 1900, or did 
it go all the way to the railroad tracks? Mr. Winterowd stated the area in question was north of 
the irrigation canal. Mr. Spencer also confirmed the land in this agreement was north of the 
irrigation canal and that Union Pacific would need to do a land division to separate the two areas. 
Mrs. Davchevski and Ms. Cimmiyotti both confirmed a property line adjustment was already 
completed for these tax lots, so the map reflected how the properties were currently.  

Commissioner Green brought up questions regarding the usage of power from big data centers. 
She asked if the City of Hermiston considered that and what plans they have to address power 
issues for the future. Mr. Spencer stated they would utilize existing power resources, but the City 
of Hermiston was in negotiations for acquiring rights to the generation capacity they would need 
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for the project. He stated they were already working with Umatilla Electric Cooperative (UEC) 
and Bonneville Power Administration (BPA) to ensure the power was available. Commissioner 
Morris expressed that he shared similar concerns to Commissioner Green. 

There were additional questions surrounding power serving the area by Commission Morris. 
Chair Tucker clarified this would be something the city would have to solve when it became time 
to develop. Mr. Spencer confirmed that it would fall on the developer to ensure they have the 
power available and build the necessary infrastructure. Mr. Spencer added that energy was not 
part of what is considered for this UGB expansion except for under Statewide Planning Goal 13. 
Commissioner Standley asked if the applicant could provide an approximate cost for 
infrastructure to provide roads, water and sewage for the project that was proposed. Mr. 
Winterowd stated that would be approximately $80 million total for those improvements.  

Mr. Garrett Stephenson; Legal counsel for City of Hermiston, 1211 SW 5th Ave, Suite 
1900, Portland OR 97204; Mr. Stephenson stated he understood that there was a very limited 
set of considerations for the county under the intergovernmental agreement. He explained he 
wanted to answer some of the questions regarding power. He stated Oregon has a system called 
Open Access Tariff, where utilities have an obligation to serve any user for power no matter 
what, under State law. He added developers would be told what investments would be necessary 
in order to get power where it is necessary. Mr. Stephenson stated they hope some of this would 
come from the Boardman to Hemingway (B2H) transmission line. The applicants’ hope to get 
another possible 230 kV line once B2H has been completed. He stated that if the power is not 
available and cannot be supplied without jeopardizing the current users’ access or compromising 
reliability, then they will not receive service until the date centers can secure the necessary 
investments for the utility companies to support them. 

Mr. Stephenson stated the impact to neighborhoods is greatly diminished due to the proximity of 
the site. He explained that while a pretty high-power distribution center system or maybe even a 
transmission line might be required it would not go through residential areas based on where it is 
located. 

Commissioner Millar asked about the water rights they speak to in the application. He restated 
the applicants' description of how water would be obtained from the Columbia River and then 
supplied free of charge to current irrigation canals for local farmers, but questioned how the 
water would initially be transported from the river. Mr. Lott stated there was a pump station at 
the Columbia River in a regional water system which provides water to multiple users in the 
system. Mr. Lott detailed the agreement with the City of Hermiston regarding the water being 
sourced from the Columbia River. He stated it would be pumped from the river into the regional 
water system where it would be treated to a potable drinking water standard, and then pumped 
down into an aquifer for storage. He added that when needed, water would be extracted to use 
for cooling purposes. Commissioner Millar asked if those water rights already exist. Mr. Lott 
confirmed they do currently exist with the City of Hermiston.  
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Commissioner Gentry asked if the market isn’t there for the data centers, would the land be 
limited on its future development potential? Mr. Winterowd stated the City would have to justify 
the need to change the zoning to something else since the proposed zone has such a specified 
use.  

Commissioner Morris asked if the city didn’t extend the UGB, could the County change the 
designation of the land from Exclusive Farm Use to Industrial for the data center use? Mr. 
Winterowd stated their proposal included an Urban Growth Expansion, an annexation, and a 
zone change so the City would be the correct entity for this. Mrs. Davchevski stated the city 
performed the Economic Opportunities Analysis and in order for the County to do so it would 
have to consider all land within Umatilla County’s jurisdiction.  

Discussions continued between Commissioner Morris, Commissioner Standley, Ms. Cimmiyotti 
and Chair Tucker regarding the appropriate entity as the applicant. 

Mr. Stephenson stated the County cannot rezone this area for industrial scale data centers unless 
they can take an exception to the Oregon Statewide Planning Goals. He stated there are 
restrictions that would prevent the County from completing the project. A statewide planning 
goal exception for the extension of urban services like sewer and water would have to be 
completed. He stated luckily the City of Hermiston is immediately adjacent to this property so a 
statewide planning goal exception is not required.  

Commissioner Minton stated she had personally attended the City of Hermiston’s City Council 
meetings because she is a resident of Hermiston. She felt the work proposed for the aquifer 
would add to the City infrastructure and benefit not only the development but local farmers as 
well. Chair Tucker stated it would recharge the critical groundwater area as well.  

Neutral: Mr. Dustin Oates, Ed Staub & Sons, 345 N 1st Place, Hermiston, OR 97838; Mr. 
Oates stated the testimony provided by the applicant’s and staff had answered the questions he 
had. 

Opponents: None 

Public Agencies: Hermiston Irrigation District (HID) provided a letter to the Planning 
Department. The letter stated the properties in this application were not located within the 
boundary of the Hermiston Irrigation District, nor did they have water rights. The letter also stated 
there was a USBR easement for the Feed Canal along 4N2825 and 4N2826 properties listed in the 
annexation, the easement total’s 100 feet (50 feet from the center of the canal on each side). 
Furthermore, HID had no objection to or restrictions on the request for annexation. 

Commissioner Millar had some questions regarding the water rights for the properties. Mr. Lott 
explained the City of Hermiston has rights to utilize a certain number of gallons-per-minute from 
the regional water system. He added that data centers only use cooling water when the exterior 
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temperatures are hot. He shared that the theory would be the data centers would purchase water 
from the regional water system under the City of Hermiston’s water rights during the season’s it 
was needed. Commissioner Standley asked about the utilization with the water in the irrigation 
canals. Mr. Lott explained that exploration of utilizing the cooling water was to return it to 
irrigation canals so farmers could use for their crops. Commissioner Morris asked if this water 
would be considered brown water. Mr. Lott stated the water used for cooling is a closed system 
and said they are working with Department of Environmental Quality (DEQ) to ensure they meet 
the requirements for usage. He stated they are very close to obtaining those permits. 

Commissioner Morris had additional questions regarding the cooling water used from another data 
center in Umatilla and how it could only be used to water a nearby golf course. Mr. Lott stated he 
could not speak to that location as he was not a part of that project. Chair Tucker asked if this 
would be a DEQ issue and they would be the controlling entity for permitting. Mr. Lott confirmed 
DEQ would be the correct agency.  

Additional conversations between Commissioner Morris, Chair Tucker, Commission Standley and 
Vice Chair Minton continued regarding the processes the Planning Commission must look at with 
this application and the standards for approval.  

Rebuttal Testimony: None 

Chair Tucker called for any requests for the hearing to be continued, or for the record to remain 
open. There were none.  

Chair Tucker closed the hearing for deliberation. 

Chair Tucker adopted the following exhibits into the record:  

Exhibit 1; September 8, 2025, Letter from Hermiston Irrigation District submitted from Karra Van 
Fossen, Water Right Specialist for Hermiston Irrigation District 

Exhibit 2; September 25, 2025, PowerPoint presentation from City of Hermiston testimony, Jesse 
Winterowd, Winterbrook Planning 

DELIBERATION & DECISION 

Chair Tucker stated Oregon had passed laws in the early 1970s to protect farmland and limit 
additional development and requirements were put in place that must be met including Statewide 
Planning Goals. He concluded that he felt like the Planning Department had made a 
recommendation that every condition required by Oregon law had been met for this application 
and asked Staff to confirm. Mrs. Davchevski stated that all applicable criteria had been met for 
this application.  

Commissioner Millar stated he concurred with Chair Tucker after reading through all the 
amendment criteria.  
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Commission Morris asked Staff which parliamentary procedure Planning Commission followed. 
Mrs. Davchevski stated the Planning Commission follows Robert’s Rules of Orders per the 
Umatilla County Planning Commission Bylaws.   

Commissioner Standley made a motion to recommend approval of the City of Hermiston, 
Comprehensive Plan Amendment, #P-139-25 and Zoning Map Amendment #Z-327-25, to the 
Board of Commissioners based on the foregoing Findings of Fact and Conclusions of Law. 

Commissioner Minton seconded the motion. Motion passed with a vote of 6:0 with one abstention.  

Voting Record:  

Yes - Commissioner Gentry, Commissioner Green, Commissioner Standley, Commissioner 
Millar, Vice Chair Minton, Chair Tucker 

No – none.  

Abstained - Commissioner Morris 

  

OTHER BUSINESS 

No other business. 
ADJOURNMENT 

Vice Chair Tucker adjourned the meeting at 7:40PM. 
 

Respectfully submitted, 

 

Shawnna Van Sickle,  

Administrative Assistant 
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