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“The mission of Umatilla County is to serve the citizens of Umatilla County efficiently and effectively.” 

 

 
BOARD OF COMMISSIONERS MEETING 

Wednesday, December 10, 2025, 10:00am 
Umatilla County Courthouse, Room 130  

 
 

A. Call to Order 

B. Chair’s Introductory Comments & Opening Statement 

C. New Business     
 
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. 
 
D. Adjournment  



PLANNING DIVISION 
216 SE 4th ST, Pendleton, OR 97801, (541) 278-6252 

Email: planning@umatillacounty.gov 

216 S.E. 4th Street • Pendleton, OR 97801 • Ph: 541-278-6252 • Fax: 541-278-5480 
Website: www.umatillacounty.gov/planning • Email: planning@umatillacounty.gov 

MEMO 

TO: Umatilla County Board of County Commissioners 
FROM: Megan Davchevski, Planning Division Manager 
DATE: November 26, 2025 

RE: December 10, 2025 BCC 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. The applicant provided a substantial amount of information at the October 
23rd Planning Commission hearing; this was entered into the record as Exhibit 11.  

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. Due to the applicant requesting 
a continuance, 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.
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Staff Memo 
BCC Hearing – December 10, 2025 
Muleshoe Quarry T-098-24 and Z-325-24 

Additional Information 
The Muleshoe (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 Conditional Use Permit which allowed 
mining within a one-acre area. 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) for a final decision. The Board of Commissioners 
must also hold a public hearing(s) and decide whether or not to adopt the proposed amendments. 

The applicant presented Exhibit 12 to the Planning Commission at the October 23rd land use hearing. Based on 
this new information, the Planning Commission made additional findings and unanimously recommended 
approval with an 8-0 vote with changes to the presented conditions of approval.  

The presented Findings of Fact represent the recommendation made by the Planning Commission. The original 
conditions of approval are provided below in this memo with strikethrough text to represent the language 
recommended to be removed and language recommended to be added is provided in underlined text. The clean 
version is found on page 54 of your packets. The Umatilla County Board of Commissioners may accept the 
Planning Commission’s recommendation of approval as presented, may modify the conditions of approval, or 
may deny the application by making new findings of fact. The decision made by the Board is final unless timely 
appealed to the Land Use Board of Appeals (LUBA). 

Precedent Conditions:  The following precedent conditions must be fulfilled prior to final approval of this 
request: 

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.
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BCC Hearing – December 10, 2025 
Muleshoe Quarry T-098-24 and Z-325-24 
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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. Use of the access 
road across the subject property to the mine pit shall be limited to truck speeds of five miles per 
hour on gravel roads and 10 miles per hour on paved roads, and shall include water suppression to 
reduce dust on gravel roads. 
 

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 as set forth in this condition. The 
permittee shall send a written notice to those persons shown on the currently available Umatilla 
County tax roll for real property located within the 1,500-foot impact area and those within a 1-mile 
radius of the site that have requested a blasting notification at least 30-fays prior to the first blasting 
activity and only if those property owners provide a telephone number for such notice. For those 
people who respond with a telephone number, permittee shall provide a telephone phone call with 
7-day notice that a blast will occur at the mine. The permittee shall also provide a telephone call 
with a 7-day notice to Echo Rural Fire District that a blast will occur. The mining operator is 
responsible for maintaining blast notification records for at least 7 years from the date of 
notification and for the life of the quarry operations. Notification records shall be provided to the 
Umatilla County Community Development Department upon request. The notice shall be to those 
persons shown on the currently available Umatilla County tax roll for real 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 
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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 Saturday 
Friday, not to and blasting will not 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 COMMISSIONER HEARING – DECEMBER 10, 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

2. Public Notice and Soil Map

3. 1500-foot Impact Area Map

4. Preliminary Findings

5. Proposed Text Amendment

6. Proposed Zoning Map

7. Exhibit 1 – Application submitted November 18, 2024

Pages 1-4 

Page 7

Page 8

Pages 9-56 

Pages 57-58 

Page 59 

Pages 60-157 

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 158-161 
Mailed December 13, 2024

9. Exhibit 3 – Supplemental Application Information Pages 162-211 
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 212-229 
regarding site map and batch plant
June 10, 2025 through August 5, 2025

11. Exhibit 5 – Updated Site Plan with Proposed Zoning Boundary Page 230 
Received July 9, 2025

12. Exhibit 6 – Email chain between Staff and Applicants Pages 231-233 
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 234 
Received July 23, 2025

14. Exhibit 8 – Email pertaining to Asphalt Batch Plant Page 235 
Received August 5, 2025

15. Exhibit 9 – Amended Application Narrative Pages 236-239 
Received August 11, 2025

16. Exhibit 10 – Zoning Permit #ZP-90-056 Page 240 
Approved April 25, 1990

17. Exhibit 11 – Letter from Applicant Requesting a Continuance Pages 241-244 
Submitted September 18, 2025

18. Exhibit 12 – Additional Materials and Information Pages 245-308 
Submitted by Applicant October 23, 2025
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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. ATTORNEY:  Jennifer Bragar, Tomasi Bragar Dubay, 121 SW Morrison Street, Suite 

1850, Portland, OR 97204 
 
4. OWNER: Jeff and Michelle Hines, PO Box 322, Echo OR 97826 
 
5. 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. 

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

City of Echo.  
 
7. 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.  
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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 48 
 
 
8. 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 
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 for all mining operations.  

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

Agriculture. 
 
10. ZONING: The subject property is zoned Exclusive Farm Use (EFU). 
 
11. ACCESS:  The site can be accessed via Snow Road.  
 
12. ROAD TYPE: Snow Road, County Road #1347, is a gravel county-maintained roadway.  
 
13. 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.  

 
14. 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. 

 
 In response to this representation in the staff report, the applicant provided 

a response to clarify their continued compliance with the primary farm 
dwelling approval, which Umatilla County incorporates into its findings as 
follows. 

 
 Applicant will remain in compliance with the farm dwelling approval.  

The pertinent findings from the farm dwelling decision had to do with the 
current employment of the property for farm use, 

 
 "(i) The subject tract is currently employed for farm use as defined in 

§152.003 of this chapter; (ii) The dwelling will be occupied by a person or 
persons who will be principally engaged in the farm use of the land, such 
as planting, harvesting, marketing or caring for livestock. at a commercial 
scale; 
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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 3 of 48 
 
 
 The applicants, who will live in the dwelling, recently began farming the 

subject property (208.98 acres). The property is being farmed for organic 
dryland wheat. The applicants raised a wheat crop on the property in 
2024 and provided evidence with their application showing money earned 
from the raising and selling of farm products. In addition to raising wheat, 
the applicants raise and care for livestock in a barn located on the subject 
property. The owners also utilize a trammel to prepare organic fertilizer 
using manure from the farming operation. The applicants indicate that 
they will be the owners, farm operators, and in charge of the decisions 
made in regards to farming on the property. 

 
 Umatilla County finds the subject property will be employed for farm use 

as defined in §152.003. Umatilla County finds that the applicants will 
occupy the dwelling, and will be the persons who are principally engaged 
in the farm use of the land, by raising and marketing livestock at a 
commercial scale for profit. The standard is satisfied." 

 
 Jeff and Michelle Hines will continue to own and operate the farm 

operations on the property, and are in charge of the decisions made in 
regards to farming on the property, will continue to raise wheat, raise and 
care for livestock, and prepare and sell organic fertilizer despite any of the 
mining activity. All of these activities show continued compliance with 
the farm dwelling approval standard, provide adequate farming income to 
support the dwelling use, and the findings above are not contradicted by 
this application. 

 
15. 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.  

 
16. LAND FORM: Columbia River Plateau 
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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 4 of 48 
 
17. 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.  
 

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).  

 
18. 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. 

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

single-family primary farm dwelling. The applicant does not require any 
additional utilities and will be using portable toilets and handwashing 
facilities for the aggregate operations.  

 
20. 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.  

 
21. FIRE SERVICE: The site is located within Echo Rural Fire District.  
 
22. 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. 

 
23. FLOODPLAIN: This property is NOT in a floodplain.  
 
24. WETLANDS: There are no known wetlands located on the subject property. 
 
25. 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. 
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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 5 of 48 
 
 
26. HEARING DATE: A public hearing was 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.  

    
 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. The Planning Commission 
approved the applicant’s request and the continued hearing was held on 
October 23, 2025 at 6:30 PM in the Justice Center Media Room, 4700 NW 
Pioneer Place, Pendleton, OR 97838. 

 
 A subsequent hearing was scheduled before the Umatilla County Board of 

County Commissioners on October 15, 2025 at 10:00 AM. Following the 
continuance of the Planning Commission hearing, the Board of 
Commissioner hearing was rescheduled to December 10, 2025 at 
10:00AM. The hearing will be held in Room 130 at the County 
Courthouse, 216 SE 4th St., Pendleton, OR 97801. 

 
27. 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 
 

28. COMMENTS:  The applicant submitted additional information, Exhibit #12, at the 
October 23, 2025 Planning Commission hearing. Various testimony was 
heard at the Planning Commission hearing in support of the application. 
No testimony was heard in opposition. Testimonial records are available 
via the meeting recording and meeting minutes.  

 
29. 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.  
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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 
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. 
 
At the October 23, 2025 Planning Commission hearing the applicant provided additional 
information, Exhibit 12.  
 
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).  
 
30. 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 

 
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. 
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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.  
 
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 500,000 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 
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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 
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 

 
16



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 9 of 48 
 
 
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 five sample locations are within the area that has 
already been heavily mined.  
 
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.  
 
Although reminded that soil samples must be representative of the entire site in the December 
2024 completeness letter, the applicant did not initially submit additional soil samples for the 
portions of the site not previously excavated. At the October 23, 2025 Planning Commission 
hearing the applicant provided the lab report of one soil sample taken on the northern edge of the 
proposed Aggregate Resource Overlay boundary, adjacent and south of the access road.  
 
County Findings: Umatilla County finds 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.  
 
Umatilla County finds the proposed quarry consisting of approximately 67 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).  
 
Under state regulations, only 500,000 tons of aggregate needs to be present to qualify for a 
Significant Aggregate Site. As acknowledged in the applicant's supplemental materials and 
throughout the staff report, applicant is seeking the addition of the entire mine site to the 
County's inventory. Thus, the total basalt tonnage from the entire mine must meet the 500,000-
ton requirement. There is no question that the entire mine site meets this threshold because the 
applicant has quantified that there is estimated to be over 15,000,000 tons of basalt.   
 
The applicant provided calculations for the basalt in the amended narrative and those 
calculations are incorporated here by reference and are set forth above. Applicant also updated 
the calculations based on the new rock sample provided in Exhibit 12.  
 
To recap, according to industry standard, one tight cubic yard of basalt weighs two (2) tons.  The 
applicant attached a materials weight chart from Downeaster Manufacturing (mined material 
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hauler)2. The entry that corresponds with basalt is stone (crushed) which is estimated at 2,700 
pounds per cubic yard. Using the applicant’s lower figure of 2,000 pounds per crushed cubic 
yard yields an even more conservative estimate of volume of rock. 
 
Based on the applicant's calculations, each acre of the expansion area is estimated to yield 43,560 
c/ft/acre. This equates to 1613 cy/acre. Thus, 1,613 cy/acre equals 3,226 tons/acre. The basalt has 
appeared in samples down to 150-200 feet. The estimates in the amended application narrative 
were calculated assuming that half the expansion area portion of the site would be mined to 200 
feet with the other half mined to 150 feet. Thus, each acre times the height yields the tonnage.  
As set forth in the amended application materials, the mine site would yield approximately 
15,791,000 total tons, far in excess of the 500,000-ton requirement. 
 
The applicant then undertook additional testing in the proposed mining area and found that the 
area near the road leading to the expansion area has a passing sample. ODOT would agree that 
the mined materials from this location would satisfy the quality and quantity for state 
transportation projects. The additional sample result is incorporated here as Exhibit 11, 
Attachment 2. The applicant’s attached map and photographs in Exhibit 11, identified as 
Attachment 3 and Attachment 4 show the location of this recent test pit that is represented in 
sample result. As shown on Exhibit 11, Attachment 4, p. 1, the sample was taken on the 
northeast side of the rock pit, with Lloyd Piercy's and Jay Bales' vineyard in the background for 
context. Exhibit 11, Attachment 4, pages 2-4 show the process of digging the test pit.  Based on 
these results, the mine unquestionably meets the 500,000-ton threshold, solely based on the 
estimate in the expansion area acreage calculated above, and verified through the ODOT test. 
 
Umatilla County finds the applicant, Jeff Hines, has extensive experience mining at this site and 
at other sites in Umatilla County. In his experience, not more than 10% of mined material 
consists of topsoil and other overburden materials. Here, the top soils are zero to 10 feet deep, 
but most of the top soil is zero. Thus, even with a generous measurement of 10% overburden or 
removed topsoil, the basalt yield remains well over the 500,000-acre threshold. For example, 
15,791,000 tons – 1,579,100 tons (or 10%) = 14,211,900 tons. But, even some of this overburden 
is saleable material to contractors who use the smaller or lower quality rock for various projects. 
 
Umatilla County finds and concludes this criterion is satisfied. 
 
(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 

 
2 Exhibit 11, Attachment 1, incorporated here by reference. 
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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 
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 
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determination of conflicts from proposed mining of a significant aggregate site, the local 
government shall limit its consideration to the following:  
 

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. 
 
County Findings: Umatilla County finds there are no currently built residential dwellings within 
the 1,500-foot impact area which is zoned for Exclusive Farm Use (EFU). There are no areas 
zoned for residential use within the 1,500-foot impact area. There is one home proposed within 
the impact area which will be on the subject property for the landowners and applicants of this 
Goal 5 request. As explained above, this home received approval after this application was 
submitted and therefore cannot be considered a conflicting use for this request.  
 

(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 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. 
 
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 47-
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.  
 

 
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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With the application of the management practices described above any potential conflicts due to 
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. 
 
November 13, 2025 Supplemental Response: Trips associated with the occasional removal of 
portable toilets and emptying portable hand wash stations were incorporated in the applicant's 
September 12, 2024, Trip Generation Letter. Exhibit 11, Attachment 5. In response to the Staff 
Report, the applicant obtained an Addendum from their transportation consultant who assessed 
additional trips for the heavy water truck used for dust control, and personnel trips associated 
with manning the rock crusher machinery. Exhibit 11, Attachment 6. As the traffic consultant 
concludes, the additional trips in the addendum do not change the September 12, 2024, Trip 
Generation Letter conclusions. Exhibit 11, Attachment 6. 
 
In addition, the City of Echo has provided a letter to confirm that adequate water is available for 
these proposed uses. Exhibit 11, Attachment 7. Therefore, Condition of Approval 3 from the 
staff report should be removed. See also, applicant's response to Condition of Approval 3 in 
Exhibit 11. The City's letter also supports the ability of local roads and traffic controls that will 
accommodate the additional water deliveries and traffic. Exhibit 11, Attachment 7.   
 
With the application of the management practices described above any potential conflicts due to 
noise, dust, or other discharges will be minimized or eliminated within the 1,500-foot impact 
area.  
 
The County in the staff report is relying on LUBA’s Final Opinion and Order in the Coleman 
decision that it is insufficient for the County to assume that all mining activities will produce 
some level of noise, dust, or other discharges and find that those impacts will be minimized.  
That is, pursuant to OAR 660-023-0180(5)(b)(A), the County must describe the mining activities 
and make findings that specify the level of noise or dust activities generated by the mining 
activities.  
 
To address these items, the applicant provided the following summary of mining activities that 
will occur: blasting, crushing, stockpiling, and transport. In addition, the applicant submitted an 
updated Conceptual Reclamation Plan that describes the conceptual plans to reclaim the site 
when mining activity is complete.  Exhibit 11, Attachment 8. The applicant also attached two 
reports that describe the potential discharges from the mining activities (dust and noise) to 
support the County’s required conflict analysis.   
 
As of this submittal there are no residences within the impact area, however the Hines’ have 
received approval for a home on the subject property and within the 1,500-foot impact area. 
There are no other noise sensitive uses.  
 
Dust: 
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The Technical Memorandum (the “Dust Analysis”) prepared by Fawn Lengvenis, of Maul Foster 
Alongi (“MFA”), concludes that the mine is located in a remote area, with the closest residential 
property approximately 1,169 meters away and the second, approximately 2,047 meters away.  
Exhibit 11, Attachment 9. All fractions of particulate matter from quarrying and transport are 
expected to deposit within 535 meters, well short of any residential location. Further, the quarry 
employs dust mitigation measures (road watering and spray bars) to further minimize the 
generation of particulate emissions at the source. These mitigation measures can reduce 
particulate emissions by as much as 74-90%. Based on the types of processes that occur and the 
remoteness of the mine, emissions generated are unlikely to have a significant impact on 
surrounding areas. None of these impacts are expected to represent a nuisance to neighboring 
properties given the distances to nearest residences. As described in the Dust Analysis, MFA 
does not believe the mining operations will affect the surrounding properties, particularly 
residential uses.  
 
The primary pollutant generated from the project’s dust emissions is Particulate Matter (“PM”).  
PM is categorized by size – either 10 microns (“PM 10”) or 2.5 microns (“PM 2.5” or “fine 
PM”). As described in the Dust Analysis, PM 10 falls to the ground more quickly than PM 2.5.  
However, while PM 2.5 travels further, it is less concentrated because the travel disperses the 
PM. It should also be noted that the pit wall ranges from 20 to 85 feet, further confining the 
dispersion of PM. The pit wall is also on the north side of the mining and processing area 
restricting movement of PM based on prevailing wind direction. 
 
Even though the project will generate PM, the dust generated will not conflict with the nearby 
dwellings because of the distance between the dwellings and the proposed operations. The 
fugitive dust emissions will come from mechanical forces and blasting.   
 
The Dust Analysis analyzes PM transport from road dust, mechanical forces, and blasting, 
determining that the larger PM will drop out of suspension within 70 meters, or 230 feet, of the 
point of generation and that smaller PM will drop out of suspension within 400 meters, or 1313 
feet. The analysis further finds that “MFA understands the quarry is committed to employing 
various mitigation measures to minimize particulate emissions. These can significantly reduce 
the magnitude and frequency of the potential dust releases. Wet suppression techniques used at 
Muleshoe Mine include using a water truck on all roads and processing areas, and operating 
spray bars on the processing equipment. Data from the Western Regional Air Partnership 
indicates that regular watering of unpaved roads reduces particulate emissions by up to 74% and 
employing wet suppression methods on processing equipment reduces particulate emissions by 
50 to 90%.” 
 
Noise:  
The attached Technical Memorandum prepared by Mark Bastasch from Jacobs (the “Noise 
Analysis”) concludes that the noise generated by the project will not conflict with existing and 
approved uses and associated activities that are sensitive to such discharges because of the 
location of the processing activities and their distance from the nearest noise receptor.  Exhibit 
11, Attachment 10. Mr. Bastasch is a recognized expert in acoustical evaluations and holds an 
Acoustical Professional Engineering (PE) degree and is also Board Certified by the Institute of 
Noise Control Engineering.  
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As described in the Noise Analysis, given the historical operations of the mining site, the DEQ 
“Table 8” sound level limits are anticipated to be the controlling noise criteria for this area.  
Table 8’s target daytime dBA (7 AM to 10 PM) is 55, and its nighttime dBA (10 PM to 7 AM) is 
50.   
 
At the Project site, noise levels of the various equipment proposed for use on the site have 
projected sound levels of 76 to 85 dBA at 50 feet. Mr. Bastasch combined the individual sound 
levels to identify a combined average sound level of 88 dBA at 50 feet. He then used a standard 
analysis for showing how sound levels decrease over distance, to conclude that at a distance of 
5,000 feet, the sound level will decrease by 40 dBA. At the nearest residence, the sound levels 
will be less than 48 dBA during daytime operations. This is under DEQ’s daytime sound level 
limit. While these sound levels are also below the nighttime criteria at 50 dBA, operations are 
understood to be limited to daytime hours. Shielding by terrain as the equipment is located 
within the excavated mine pit is expected to further reduce sound levels. 
 
A summary of this evidence is as follows: 
 

1.  Mining operations at the site will include basalt mining and extraction. As described in the 
applicant’s operations and reclamation plan, once mining is concluded overburden and 
retained topsoil will be spread over the mined areas to allow restoration of vegetative 
growth that would consist of native shrubs and grasses. This will allow the dryland 
farming to the south to enlarge to the north for cattle grazing. 
 

2.  Fugitive dust, often referred to as Particulate Matter, or PM, will be generated by the 
proposed mining operation. Mining, blasting, crushing, and hauling of aggregate material 
will generate fugitive dust at both sizes that are measured – 10 microns and 2.5 microns.  
At the Muleshoe site, fugitive sources include crushers, storage piles, screens, material 
handling transfer points, paved and unpaved road dust, and truck loadouts. Based on the 
Dust Analysis prepared by MFA only a very small portion of the emissions will include 
fine PM.  Most of the PM generated by the project is larger, coarser PM. As concluded in 
the Dust Analysis prepared by MFA, most of the PM generated by the project will settle 
out before reaching the residential uses.  Dust is highly unlikely to travel to the nearest 
residence, due to distance of residential uses from the mining pit and access road. Any PM 
that does reach the dwelling will be dispersed, and therefore will not be present at 
concentrations that can cause a conflict with the residences. In addition, limited dust will 
traverse the site because processing related activities will take place in the mining pit. 
Based on the information provided by the applicant, the County can find that the dust 
generated by the proposed operation will not conflict with nearby residences.   
 

3.  The Project will generate noise, but the noise will not conflict with the nearby dwellings.  
As described above, the noise generating machinery and processes will be located within 
the mining pit. The closest residence is approximately 5,000 feet to the east. The target 
daytime dBA based on the DEQ “Table 8” limits would be 55 with early morning 
operations prior to 7:00 am would be 50.  At all times the applicant’s proposed operations 
will comply with the DEQ’s sound limits. With regards to daytime noise, operation noise 
levels will create an average sound level of 88 dBA at 50 feet. At a distance of 5,000 feet, 
the sound level will decrease by 40 dBA, resulting in a sound level of 48 dBA at the 
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nearest residence. That dBA is below DEQ’s sound levels for the area and will not conflict 
with the neighboring sensitive properties.  

 
Planning’s Response: The applicant provides that dust will be managed through the application 
of water with road watering and spray bars; the anticipated number of water trucks were 
provided in the updated Traffic Generation Letter, Exhibit 12.  
 
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 provided this 
analysis in the November 13, 2025 supplemental response.  
 
The applicant is requesting approval to conduct mining activities, including: mining, blasting, 
processing and stockpiling. The applicant’s amended response specifies that these activities 
would only produce dust and noise discharges within the 1,500-foot impact area. The applicant 
supplied a dust analysis conducted by Maul Foster Alongi (MFA), Exhibit 12 Attachment 9. 
Dust outside the mined pit will be limited in nature and is highly unlikely to have an impact on 
the surrounding areas due to the remoteness of the site and the type of particulate matter that will 
be generated. 
 
The applicant supplied 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”.  
 
If blasting is approved, a condition of approval is imposed that blasting is limited to the hours of 
9am to 5pm, Monday through Saturday, not to occur on Federal Holidays, per the Applicant’s 
Blasting Plan. 
 
The applicant supplied a noise analysis, prepared by Jacobs, which concluded that sound levels 
generated by the mining operations would not exceed DEQ’s daytime sound limits. Noise will be 
further limited since all equipment will be located within the excavated pit.  
 
County Findings: Umatilla County adopts and incorporates by reference the above applicant's 
response as its findings, including all references to exhibits and attachments therein. The Planning 
Commission finds this criterion is met and that the applicant has responded sufficiently to provide 
enough detail to address the staff report's reference to Rock Solid Sand and Gravel, LLC vs. 
Umatilla County, LUBA No. 2023-033. Further, the Planning Commission agrees to applicant's 
request to remove condition of approval 3 as it was listed in the Staff Report, based on the 
foregoing and the applicant's response to condition of approval 3 in Exhibit 11, and incorporates 
that response as if set forth in full here. 
 

 
24



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 17 of 48 
 
Umatilla County finds that the applicant has provided additional information to potential 
conflicts with the aggregate operations. Umatilla County finds that all conflicts can be mitigated 
with the imposition of several conditions of approval.  
 

(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.” 
 
November 13, 2025 Supplemental Response: In addition, the applicant's supplemental narrative, 
Exhibit 12, Attachment 6 included an addendum from their transportation consultant who 
assessed additional trips for the heavy water truck used for dust control, and personnel trips 
associated with manning the rock crusher machinery.  As the traffic consultant concludes, the 
additional trips in the addendum do not change the September 12, 2024, Trip Generation Letter 
conclusions. 
 
In addition, the City of Echo has provided a letter to confirm that adequate water is available for 
these proposed uses.  Exhibit 11, Attachment 7. The City's letter also supports the ability of local 
roads and traffic controls that will accommodate the additional water deliveries and traffic. 
Exhibit 12, Attachment 7.   
 
Planning’s Response: The subject property has direct access to Snow Road, a gravel County 
Road. Access to the mining site will be across 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 
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,” as well as an addendum supporting the same conclusion.  
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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: The subject property has direct access to Snow Road, a gravel County Road. 
Access to the mining site will be across a shared access easement which benefits Tax Lot 9300 
on Map 3N29 located to the east of the subject property. The Planning Commission incorporates 
the applicant’s foregoing response and the information in the supplemental narrative, Exhibit 12, 
to demonstrate that this criterion is met, including that water deliveries to the site will not 
negatively impact traffic. 
 
Umatilla County finds 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. 
 
County Findings: Umatilla County finds that there are no known Goal 5 resource sites within 
the impact area, therefore the proposed Goal 5 PAPA would not 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 
irrigation as well as dryland operations. The crops would be predominately potatoes, corn, 
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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 
request. Any other impacts to the vineyard would be like other agricultural operations at a 
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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. 
 
The requirements of the farm impact test are also met. The applicant will control dust and noise 
impacts so that there is no significant change to farm practices or increased cost to those farm 
practices as a result of the mining use. Umatilla County finds conditions of approval ensure that 
surrounding property owners, including farm operators, will be provided advance notice of 
blasting activity. The dust and noise impacts findings above under OAR 660-023-0180(5)(b)(A) 
are incorporated here by reference.  
 
Umatilla County finds and concludes this criterion is satisfied.  

 
(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. 
 
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 
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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 
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.  
 
Further potential impacts are explained above under (5)(b)(E), and best management practices 
for each of those impacts and those findings are incorporated here by reference. 
 
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. These measures 
are 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, 

 
29



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 22 of 48 
 
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 
dust, noise and chemicals used during the dust abatement process, thus mitigation measures must 
be identified and implemented. The dust and noise impacts findings are addressed above under 
OAR 660-023-0180(5)(b)(A) and are incorporated here by reference. 
 
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: 
 

Use of the access road across the subject property to the mine pit shall be limited to truck 
speeds of five miles per hour on gravel roads and 10 miles per hour on paved roads, and 
shall include water suppression to reduce dust on gravel roads.  
 
Apply water for dust control on the pit floor during times of material hauling and 
movement. 
 

Noise:  
The applicant supplied a noise assessment conducted by Jacobs, Exhibit 12. Noise is governed 
by the Umatilla County Noise Control Ordinance, Chapter 96 and Oregon Administrative Rule 
340-035-0035. Approved blasting 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: 
 

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.  

 
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 
conditions of approval.  
 

 
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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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. Use of the access road across the subject property to the mine pit shall be limited to truck 
speeds of five miles per hour on gravel roads and 10 miles per hour on paved roads, and 
shall include water suppression to reduce dust on gravel roads.  
 

2. Apply water for dust control on the pit floor during times of material hauling and 
movement. 
 

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

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

(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.  
  

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. 
 
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 
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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. 
 
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. 
 
August 10, 2025 Amended Response: The applicant has determined the post mining use will be 
farming or ranching, consistent with the balance of the subject property and surrounding 
properties. 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. 
 
November 13, 2025 Supplemental Response: The applicant submitted the Conceptual 
Reclamation Plan to address this criterion which shows the boundaries of the mine area and will 
ultimately be finalized by DOGAMI. Exhibit 11, Attachment 8. 
 
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).  
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The applicant submitted the required Conceptual Reclamation Plan on October 23, 2025, see 
Exhibit 12, Attachment 8.  
 
The Planning Commission had the opportunity to review the conceptual reclamation plan at the 
October hearing and recommended that this criterion had been satisfied.  
 
County Findings: Umatilla County finds the applicant has provided a conceptual site 
reclamation plan. Umatilla County finds this criterion is satisfied.  
 
Umatilla County finds and concludes that 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 
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.  
 
(6) [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 
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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.  

 
(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.  
 
County Findings: Umatilla County finds the local government has identified conflicting 
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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.  

 
County Findings: Umatilla County finds that potential conflicting uses have been evaluated 
and 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.  
 
(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. 
 
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 

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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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.  
 
County Findings: 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 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 
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.  
 
County Findings: 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 
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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 applicant’s 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 
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. 

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 
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.  

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 
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. 
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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.   

 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 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. 

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 
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 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.  
 
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 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. 

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 

 
38



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 31 of 48 
 

 
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.  

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 
environmental benefit from 
fewer vehicle emissions when 
truck travel is minimized. 

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 
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. 

 
Umatilla County finds that the applicant’s ESEE analysis is adequate in supporting the 
applicant’s request to protect the aggregate resource. 
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(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.  
 
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. 

 
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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Planning Staff had recommended a condition of approval related to blasting frequency; 
the Planning Commission relied on applicant’s testimony advising against a restriction on 
blasting frequency to reduce impacts to neighbors as set forth in applicant’s response to 
proposed Condition of Approval 11 in Exhibit 12, which is incorporated here by 
reference.  
 
Condition of Approval 10 is implemented to ensure property neighbors the Echo Fire 
District, and County Planning Department are informed of blasting activity associated 
with the mine use. 

  
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. 
 
County Findings: Umatilla County finds that 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.  
 
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 
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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.  
 
County Findings: 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. 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. 

 
(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. 

 
County Findings: Umatilla County finds that this request is related to aggregate resources. 
Therefore, this criterion is not applicable. 
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31. 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 and 
later amended that request to exclude an asphalt batch plant. These findings are included for 
memorialization.  
 
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 

• 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. 
 
The analysis follows.  
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(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 
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. Umatilla 
County 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. 
 
32. 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.  
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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 
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.  
 
County Findings: 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. 
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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.   
 
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 is compatible 
with the Umatilla County Comprehensive Plan and incorporates applicant’s response in these 
findings. This criterion is met. 
 

(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 500,000 ton minimum under state regulations. The applicant previously provided 
laboratory reports to support these quantities, and the above findings under OAR 660-
023-0180 discussing the quantity of basalt are incorporated here by reference, and the 
County’s findings should similarly incorporate the above response under this standard. 

 
County Findings: Umatilla County finds that the applicant has established that at least 
500,000 tons of basalt are available at the Muleshoe Quarry, and incorporates by 
reference the applicant’s response to OAR 660-023-0180(3) above to support a finding 
that this criterion is met. 
 
(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 
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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. 

 
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 
benefit. 

 
County Findings: Umatilla County finds that the applicant has demonstrated that 
screening is not required because the mine site is currently 85-feet deep and the pit acts to 
screen neighboring properties from rock crushing activities. This criterion is met. 
 
(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. 

 
County Findings: The applicant has supplied information and analysis in order to 
demonstrate that the proposed mining site complies with OAR 660-023-0180 as found 
above and supplemented with applicants Exhibit 12. This criterion is met. 
 

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. 
 
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. Imposition of this condition satisfies the criterion. 
 
(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 
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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. 
 
November 13, 2025 Supplemental Response: The applicant has provided a Conceptual 
Reclamation Plan which shows that no public roads are located within 25 feet of the mine site, and 
no homes are located within 100 feet of the mine site. Exhibit 12, Attachment 8. Although County 
staff originally included a condition of approval 5 to address this criterion no condition is required. 
 
County Findings: The applicant provided a conceptual reclamation plan which is included in 
Exhibit 12. Umatilla County finds the reclamation plan is acceptable. 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. 
 
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 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.   
 
County Findings: Umatilla County finds there is one dwelling owned by the applicants and 
located on the subject property but outside the proposed Overlay Zone. Processing equipment shall 
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be sited in such a way as to retain this 500-foot setback requirement. 
 
This dwelling was not approved prior to goal posts being set for this application; therefore, no 
additional conditions of approval are required. Further, based on the applicant’s response, all 
processing equipment will be located more than 500-feet from this primary farm dwelling. This 
criterion is satisfied. 
 

(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 
application 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. 
 
County Findings: 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.  
 
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. 
 
33. 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. 
 
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. 
 

 
49



PRELIMINARY FINDINGS AND CONCLUSIONS 
Muleshoe (Snow) Quarry, Comprehensive Plan Text Amendment T-098-24, Zoning Map Amendment. #Z-325-24 
Page 42 of 48 
 
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 with those findings and conditions of approval relevant 
to waivers of remonstrance, noise and dust specifically incorporated here by reference. 
 
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 
directly apply to the applicant’s request because no forest lands are impacted by this application. 
 
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 
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subject property.  
 
This application for a Comprehensive Plan amendment to protect an aggregate resource has been 
reviewed under OAR Rule 660-023-0180, the process required under Goal 5. Applicant’s 
responses to OAR 660-023-0180 in all application materials, including their supplemental 
narrative in Exhibit 11 are incorporated under the County’s Goal 5 findings. With the additional 
materials and explanation provided in the applicant’s Exhibit 11, Goal 5 is met.  
 
County Finding: Umatilla County finds that the applicant’s request is to apply Goal 5 protection 
to the site, that the request has been reviewed under the necessary Goal 5 process and based on 
the Applicant’s response above, incorporated here by reference and the findings above under 
OAR 660-023-0180, also incorporated here by reference, Goal 5 is met. 
 
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 addressed in the applicant’s response above to OAR 660-023-0180 and those responses 
are incorporated here to the extent they apply to land resources of the state. 
 
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 
the applicant will obtain necessary permits and implement best practices to be consistent with 
Statewide Planning Goal 6 (Air, Water and Land Resource Quality) and incorporates the 
applicant’s response above. 
 
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 
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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 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 Goal 8 does not directly apply to this request 
because there are no recreational components included in or affected by the application except 
that access to recreational uses may be improved with closer access to this basalt mine. To the 
extent Goal 8 is implicated, it is met. 
 
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: In addition to the applicant’s response incorporated here by reference, the 
hearing record includes testimony that developers in Echo would benefit from additional sources 
of basalt and are otherwise facing a monopoly on the industry. Umatilla County finds that the 
applicant’s request is 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 
and commercial construction business. Umatilla County finds Goal 10 is met. 
 
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. 
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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. In addition, the applicant submitted a letter from 
the City of Echo to support that public services for the provision of water (through truck 
delivery) and traffic safety can be met by the City of Echo. Exhibit 11, Attachment 7. 
 
County Finding: Umatilla County finds that the applicant’s request and supporting 
documentation support a finding that Statewide Planning Goal 11 (Public Services) is satisfied. 
 
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 and a supplemental traffic 
response to the staff report was submitted as Exhibit 11, Attachment 6 and both letters confirm 
no impact to the transportation system. 
 
County Finding: Umatilla County finds that the applicant’s request appears to be consistent 
with Statewide Planning Goal 12 (Transportation) and incorporates the applicant’s traffic expert 
submittals as part of the findings for Goal 12. Goal 12 is satisfied. 
 
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 basalt for the construction of improved and safe highways and other 
uses. 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 response and supporting documents 
are consistent with Statewide Planning Goal 13 (Energy). Goal 13 is satisfied. 
 
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 because the use is governed and allowed by Goal 5.  
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County Finding: Umatilla County finds that Statewide Planning Goal 14 (Urbanization) is not 
specifically applicable to this request because the use is governed and allowed by Goal 5. Goal 
14 is satisfied. 
 
34. PAPA DECISION TO AMEND THE COMPREHENSIVE PLAN TO LIST THE 
MULESHOE QUARRY AS A PROTECTED GOAL 5 AGGREGATE RESOURCE SITE 
(LARGE SIGNIFICANT SITE) 
 
PLANNING COMMISSION RECOMMENDATION: APPROVAL 
 
BASED UPON THE ABOVE STATED FINDINGS OF FACT AND CONCLUSIONS OF 
LAW, THE PLANNING COMMISSION’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 
APPROVED. 
 
35. DECISION TO ALLOW MINING 
 
PLANNING COMMISSION RECOMMENDATION: APPROVAL 
 
The Planning Commission recommends approval of the Hines request to mine with the following 
conditions of approval. 
 
THE FOLLOWING CONDITIONS ARE RECOMMENDED TO APPLY TO THE 
REQUEST: 
 
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: 
 

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.  
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b. Obtain all applicable permits for the mining operation from DEQ (air, noise, and 
water quality issues) before these activities begin.  
 

2. Use of the access road across the subject property to the mine pit shall be limited to 
truck speeds of five miles per hour on gravel roads and 10 miles per hour on paved 
roads, and shall include water suppression to reduce dust on gravel roads.  
 

3. 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. 

 
4. 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. 

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

Regulations for Industry and Commerce.  
 

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

7. Provide a pre-blast notification to the area property owners as set forth in this 
condition. The permittee shall send a written notice to those persons shown on the 
currently available Umatilla County tax roll for real property located within the 
1,500-foot impact area and those within a 1-mile radius of the site that have requested 
a blasting notification at least 30-fays prior to the first blasting activity and only if 
those property owners provide a telephone number for such notice. For those people 
who respond with a telephone number, permittee shall provide a telephone phone call 
with 7-day notice that a blast will occur at the mine. The permittee shall also provide 
a telephone call with a 7-day notice to Echo Rural Fire District that a blast will occur. 
The mining operator is responsible for maintaining blast notification records for at 
least 7 years from the date of notification and for the life of the quarry operations. 
Notification records shall be provided to the Umatilla County Community 
Development Department upon request. 

 
8. Per the Blasting Plan, blasting is limited to the hours of 9am to 5pm, Monday through 

Saturday, and blasting will not occur on Federal Holidays. 
 

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

 
10. 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.  
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11. Contour and revegetate the quarry for agricultural or wildlife habitat purposes during 

post-mining activities according to the requirements of the DOGAMI application. 
 
12. 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 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 

MULESHOE 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 
Muleshoe 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 
(“Muleshoe 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

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

https://mail.google.com/mail/u/0/?ik=d5e3872b51&view=pt&search=all&permthid=thread-f:1834586975941407413&simpl=msg-f:1834586975941407… 1/18
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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>
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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.

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

Exhibit 4 Email Chain 
Page 3

 
214

mailto:megan.davchevski@umatillacounty.gov
mailto:megan.davchevski@umatillacounty.gov
mailto:megan.davchevski@umatillacounty.gov
mailto:megan.davchevski@umatillacounty.gov
megan.davchevski
Highlight

megan.davchevski
Highlight



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
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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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RECEIVID 

OCT 2 3 2025 

UMATILLA COUNTY 
COMMUNITY DEVELOPMENT 

Jennifer M. Bragar 
Attorney 

Admitted in Oregon, Washington, 
and California 
jbragar@tomasilegal.com 

BY HAND DELIVERY 

TBD 
TO '.\I :\ S I B RAG A R O U B A Y 

October 23, 2025 

Umatilla County Planning Commission 
216 SE 4th Street 
Pendleton, OR 97801 

121 SW Morrison Street, Suite 1850 
Portland, Oregon 97204 

Tel 503-894-9900 
Fax 971-544-7236 

www.tomasilegal.com 

Re: Applicant's Planning Commission Submittal Goal 5 PAPA Request #T-098-24 & 
#Z-325-24 "Muleshoe Quarry" (Snow Pit) 

Dear Chair and Planning Commissioners, 

This office, along with Carla McLane, represents Jeff and Michelle Hines, the applicants 
and owners (collectively, the "Applicant") of the property subject to this application. The 
application seeks to apply the Aggregate Resource Overlay Zone to the subject property to allow 
mining, processing, and stockpiling on the site; to add the subject property to the Large Significant 
Sites list under Statewide Planning Goal 5; and 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. The 
subject property is a portion of Tax Lot 12800 on Assessor's Map 3N 29 (the "mining site" or 
"mine site"). Please include this letter in the record for above-referenced file. 

The Applicant's package of materials submitted today includes, 

• A proposed motion for the Planning Commission's consideration attached to this 
letter; and 

• A detailed supplemental narrative and materials that respond to the September 18, 
2025, Staff Memo on this application, which appears to have been re-dated 
October 15, 2025, with additional information about the Applicant's continuance 
request, in the Planning Commission packet. 

CONCLUSION 

Based on the materials submitted to the Planning Commission, including all prior 
application materials, together with the findings in support of approval in the Staff Memo, and the 
supplemental findings and narrative response in this packet, the Applicant requests approval of its 
application. To accomplish the approval in the form requested, Applicant has prepared a motion 
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TOMASI BRAGAR DUBAY 
October 23, 2025 
Page2 

for the Planning Commission's consideration this evening. Thank you for your consideration of 
these materials. 

Enclosures 
cc: (by e-mail) 

client 
Carla McLane 
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r 

TOMASI BRA GAR DUBAY 
October 23, 2025 
Page 3 

PROPOSED MOTION 

I, Commissioner _______ make a motion to approve the Muleshoe Quarry PAPA request; 
Comprehensive Text Amendment #T-098-24 and Zone Map Amendment #Z-325-24, incorporate 
the Applicant's supplemental submittal, including the attached updated reports, revised plans, and 
fact-finding materials, as findings in support of the application and modify the specific conditions 
that appear on page 52 of the Staff Packet for this file as follows: 

Based on the additional materials provided by the Applicant that establish certain conditions are 
not applicable, remove Subsequent Conditions of Approval 3, 4, 5, 7, 8, 11, and 12; 

Revise Subsequent Conditions of Approval 2, 9, I 0, and 13 as follows: 

Condition 2 will read, "Use of the access road across the subject property to the mine pit shall be 
limited to truck speeds of five miles per hour on gravel roads and IO miles per hour on paved 
roads, and shall include water suppression to reduce dust on gravel roads." 

Condition 9 will read, "Apply water for dust control on the pit floor during times of material 
hauling and movement." 

Condition 10 will read, "Provide a pre-blast notification to the area property owners as set forth in 
this condition. The permittee shall send a written notice to those persons shown on the currently 
available Umatilla County tax roll for real property located within the 1,500-foot impact area and 
those within a I-mile radius of the site that they may request a blasting notification at least 30-
days prior to the first blasting activity and only if those property owners provide a telephone 
number for such notice. For those people who respond with a telephone number, permittee shall 
provide a telephone call with 7-day notice that a blast will occur at the mine. The permittee shall 
also provide a telephone call with a 7-day notice to the Echo Rural Fire District that a blast will 
occur." 

Condition 13 will read, "Blasting is limited to the hours of 9am to 5pm, Monday through Saturday 
and blasting will not to occur on Federal Holidays." 

Subsequent Conditions of Approval 1, 6, 14, 15, 16, and 17 will remain as written in the Planning 
Commission packet at pages 52-53. 
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Applicant's Supplemental Narrative File #T-098-24 and #Z-325-24 
October 23, 2025 

Supplemental Submittal in response to the Planning Division Manager September lB, 2025, MEMO 
and October 15, 2025 Staff Report In the matter of an Application to Amend the Umatilla County 
Comprehensive Plan to list the subject property as a "large Significant Site" protected by Goat S; 
amend the Comprehensive Plan Map to identify the site as significant and to apply the impact area to 
limit conflicting uses; and amend the Zoning Map by applying the Aggregate Resource Overlay Zone to 
the entirety of the mining site. 

The Information provided in this supplement addresses Issues raised in the Planning Division Manager's 
October 15, 2025, STAFF MEMO (previously dated September 18, 2025) and the associated and 
attached Staff Report and all of the information is provided as additional findings for approval. The focus 
of this supplement is on the five criteria that have been identified as having not been met, other matters 
that require additional response to clarify the record for this application, and the Applicant's response to 
the proposed conditions of approval specifically: 

I. OAR 660-023-0180(3) - adequate Information regarding the quantity, quality and location of the 
resource 

II. OAR 660-023-0180(5)(b) - conflicts created by the site 
Ill. OAR 660-023-0180(7)(f) - conceptual reclamation plan 
IV. UCDC 152.587(A)(S) - complies with OAR 660-023-0180 
V. Statewide Planning Goal 5 

VI. Other matters 
VII. Applicant's Response to Conditions of Approval 

Applicant/Owner: 

Consultant: 

Attorney: 

Jeff and Michelle Hines 
HNS, Inc. 
210 W Main Street 
Post Office Box 126 
Echo, OR 97826 
541-786-0540 
Michellehines20l2@gmall.com 

Carla Mclane Consulting, LlC 
170 Van Buren Drive 
Umatilla, OR 97882 
541-314-3139 
mclane@eoni.com 

Jennifer Bragar 
Tomasi Bragar DuBay 
121 SW Morrison Street, Suite 1850 
Portland, OR 97204 

Intended Outcomes of Application Process: 
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 
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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, 
an asphalt batch plant, and stockpiling. For this application 'aggregate' means basalt. The entire mine 
site is approximately 47 acres. 

I. Applicant's Additional Response to Criteria 

A. Amount of Aggregate 
OAR 660-023-0180 Mineral and Aggregate Resources 
(3) An aggregate resource site shall be considered significant if adequate information 

regarding the quantity, quality, and location ofthe 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 500,000 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. 

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 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 Vlls; the Shana is classified as IVe and lie 
or Ille 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. 
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The proposed quarry consisting of approximately 47 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). 

The staff report appears to question the quantity of aggregate. Under state regulations, only 500,000 
tons of aggregate needs to be present to qualify for a Significant Aggregate Site. 1 As acknowledged in 
these supplemental materials and throughout the staff report, Applicant is seeking the addition of the 
entire mine site to the County's inventory. Thus, the total basalt tonnage from the entire mine must 
meet the 500,000 ton threshold. There is no question that the entire mine site meets this threshold 
because the Applicant has quantified that there is estimated to be over 15,000,000 tons of basalt. 

The Applicant provided calculations for the basalt in the amended narrative and those calculations are 
incorporated here by reference. Applicant also updates them based on the new rock sample done since 
the staff report. 

As a recap, according to industry standard, one tight cubic yard of basalt weighs two (2) tons. Applicant, 
Jeff Hines, who has nearly 50 years of mining experience is well-aware of this calculation, and in support 
of this assessment, attached Is a materials weight chart from Downeaster Manufacturing that hauls 
mined material. Attachment l. The entry that corresponds with basalt is stone (crushed) which is 
estimated at 2,700 pounds per cubic yard. Using Applicant, Jeff Hines', lower figure of 2,000 pounds per 
crushed cubic yard, yields an even more conservative estimate of volume of rock. 

Based on the Applicant's calculations, each acre of the expansion area is estimated to yield 43,560 
c/ft/acre. This equates to 1613 cy/acre. Again, one cubic yard of basalt weighs two (2) tons. Thus, 1,613 
cy/acre equals 3,226 tons/acre. The basalt has appeared in samples down to 150-200 feet. The 
estimates in the amended application narrative were calculated assuming that half the expansion area 
portion of the site would be mined to 200 feet with the other half mined to 150 feet. Thus, each acre 
times thE! height yields the tonnage. As set forth in the amended application materials, the mine site 
would yield approximately 15,791,000 total tons, far in excess of the 500,000 ton threshold. 

In addition to the above further explanation of Applicant's calculations, in response to the staff report, 
Applicant undertook additional testing in the expansion area and found that the area near the road 
leading to the expansion area has a passing sample. Thus, ODOT would agree that the mined materials 
from this location would satisfy the quality and quantity for state transportation projects. The 
additional sample result Is included here as Attachment 2. Further, the attached map and photographs 
show the location of this recent test pit that is represented in sample result. Attachment 3 and 
Attachment 4. As shown on Attachment 4, p. 1, the sample was taken on the northeast side of the rock 
pit, with Lloyd Plercy's and Jay Bales' vineyard in the background for context. Attachment 4, pages 2-4 
show the process of digging the test pit. Based on these results, the mine unquestionably meets the 
500,000 ton threshold, solely based on the estimate in the expansion area acreage calculated above, 
and verified through the ODOT test. 

Applicant, Jeff Hines, has extensive experience mining at this site and at other sites in Umatilla County. 
In his experience, not more than 10% of mined material consists of topsoil and other overburden 
materials. Here, the top soils is zero to 10 feet deep, but most of the top soil is zero. Thus, even with a 

1 The staff report erroneously quotes the regulation as requiring only 100,000 tons outside of the Willamette 
Valley. However, as quoted here, the correct version of the regulation required 500,000 tons. 
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generous measurement of 10% overburden or removed topsoil, the basalt yield remains well over the 
500,000 acre threshold. For example, 15,791,000 tons - 1,579,100 tons (or 10%) = 14,211,900 tons. 
But, even some of this overburden Is saleable material to contractors who use the smaller or lower 
quality rock for various projects. 

B. No conflicts caused by the mining activity 

(5) For significant mineral and aggregate sites, local governments shall decide whether mining Is 
permitted. For a PAPA appllcatlon involvin1 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. 

(b) 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 dwellln1s allowed by a 
residential zone on existing platted lots and other uses for which condltlonal or flnal approvals 
have been granted by the local government. For determination of conflicts from proposed 
mining of a significant aggregate site, the local government shall llmlt Its consideration to the 
following: 

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. The staff report acknowledges that this dwelling was approved after the goal posts were 
set for this application, so it is not a conflicting use. 

(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; 

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 being 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. 

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 47-acres available to 
collect and hold stormwater. If conditions should change one can be obtained, · 
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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. 

Trips associated with the occasional removal of portable toilets and emptying portable hand wash 
stations were incorporated in the Applicant's September 12, 2024, Trip Generation Letter. Attachment 
5. In response to the Staff Report, the Applicant obtained an Addendum from their transportation 
consultant who assessed additional trips for the heavy water truck used for dust control, and personnel 
trips associated with manning the rock crusher machinery. Attachment 6. As the traffic consultant 
concludes, the additional trips in the addendum do not change the September 12, 2024, Trip Generation 
Letter conclusions. Attachment 6. 

In addition, the City of Echo has provided the attached letter to confirm that adequate water is available 
for these proposed uses. Attachment 7. Therefore, Condition of Approval 3 should be removed. See 
also, Applicant's response to Condition of Approval 3. The City's letter also supports the ability of local 
roads and traffic controls that will accommodate the additional water deliveries and traffic. Attachment 
7. 

With the application of the management practices described above any potential conflicts due to noise, 
dust, or other discharges will be minimized or eliminated within the 1,500-foot impact area. 

The County in the staff report is relying on LUBA's Final Opinion and Order in the Coleman decision that 
it is insufficient for the County to assume that all mining activities will produce some level of noise, dust, 
or other discharges and find that those impacts will be minimized. That is, pursuant to OAR 660-023-
0180(5)(b)(A), the County must describe the mining activities and make findings that specify the level of 
noise or dust activities generated by the mining activities. 

To address these items, the Applicant provides the following summary of mining activities that will 
occur: blasting, crushing, stockpiling, and transport. In addition, the Applicant is submitting an updated 
Conceptual Reclamation Plan that describes the conceptual plans to reclaim the site when mining 
activity is complete. Attachment 8. The Applicant is also attaching two reports that describe the 
potential discharges from the mining activities (dust and noise) to support the County's required conflict 
analysis. 

As of this submittal there are no residences within the impact area, however the Hines' have received 
approval for a home on the subject property and within the 1,500-foot impact area. There are no other 
noise sensitive uses. 

Dust: 

The Technical Memorandum (the "Dust Analysis") prepared by Fawn Lengvenis, of Maul Foster Alongi 
("MFA"), concludes that the mine is located In a remote area, with the closest residential property 
approximately 1,169 meters away and the second, approximately 2,047 meters away. Attachment 9, 
All fractions of particulate matter from quarrying and transport are expected to deposit within 535 
meters, well short of any residential location. Further, the quarry employs dust mitigation measures 
(road watering and spray bars) to further minimize the generation of particulate emissions at the 
source. These mitigation measures can reduce particulate emissions by as much as 74-90%. Based on 
the types of processes that occur and the remoteness of the mine, emissions generated are unlikely to 
have a significant impact on surrounding areas. None of these impacts are expected to represent a 
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nuisance to neighboring properties given the distances to nearest residences. As described in the Dust 
Analysis, MFA does not believe the mining operations will affect the surrounding properties, particularly 
residential uses. 

The primary pollutant generated from the project's dust emissions is Particulate Matter ("PM"). PM is 
categorized by size - either 10 microns ("PM 10") or 2.5 microns ("PM 2.5" or "fine PM"). As described 
in the Dust Analysis, PM 10 falls to the ground more qllickly than PM 2.5. However, while PM 2.5 travels 
further, It is less concentrated because the travel disperses the PM. It should also be noted that the pit 
wall ranges from 20 to 85 feet, further confining the dispersion of PM. The pit wall is also on the north 
side of the mining and processing area restricting movement of PM based on prevailing wind direction. 

Even though the project will generate PM, the dust generated will not conflict with the nearby dwellings 
because of the distance between the dwellings and the proposed operations. The fugitive dust 
emissions will come from mechanical forces and blasting. 

The Dust Analysis analyzes PM transport from road dust, mechanical forces, and blasting, determining 
that the larger PM will drop out of suspension within 70 meters, or 230 feet, of the point of generation 
and that smaller PM will drop out of suspension within 400 meters, or 1313 feet. The analysis further 
finds that "MFA understands the quarry is committed to employing various mitigation measures to 
minimize particulate emissions. These can significantly reduce the magnitude and frequency of the 
potential dust releases. Wet suppression techniques used at Mule Shoe Mine include using a water truck 
on all roads and processing areas, and operating spray bars on the processing equipment. Data from the 
Western Regional Air Partnership Indicates that regular watering of unpaved roads reduces particulate 
emissions by up to 74% and employing wet suppression methods on processing equipment reduces 
particulate emissions by SO to 90%." 

Noise: 

The attached Technical Memorandum prepared by Mark Bastasch from Jacobs (the "Noise Analysis") 
concludes that the noise generated by the project will not conflict with existing and approved uses and 
associated activities that are sensitive to such discharges because of the location of the processing 
activities and their distance from the nearest noise receptor. Attachment 10. Mr. Bastasch is a 
recognized expert in acoustical evaluations and holds an Acoustical Professional Engineering (PE) degree 
and is also Board Certified by the Institute of Noise Control Engineering. 

As described in the Noise Analysis, given the historlcal operations of the mining site, the DEQ "Table 8" 
sound level limits are anticipated to be the controlling noise criteria for this area. Table S's target 
daytime dBA (7 AM to 10 PM) is 55, and its nighttime dBA (10 PM to 7 AM) is 50. 

At the Project site, noise levels of the various equipment proposed for use on the site have projected 
sound levels of 76 to 85 dBA at 50 feet. Mr. Bastasch combined the individual sound levels to identify a 
_combined average sound level of 88 dBA at 50 feet. He then used a standard analysis for showing how 
sound levels decrease over distance, to conclude that at a distance of 5,000 feet, the sound level will 
decrease by 40 dBA. At the nearest residence, the sound levels will be less than 48 dBA during daytime 
operations. This is under DEQ's daytime sound level limit. While these sound levels are also below the 
nighttime criteria at 50 dBA, operations are understood to be limited to daytime hours. Shielding by 
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terrain as the equipment is located within the excavated mine pit is expected to further reduce sound 
levels. 

A summary of this evidence is as follows: 

1. Mining operations at the site will include basalt mining and extraction. As described in the 
Applicant's operations and reclamation plan, once mining Is concluded overburden and retained 

topsoil will be spread over the mined areas to allow restoration of vegetative growth that would 

consist of native shrubs and grasses. This will allow the dryland farming to the south to enlarge 

to the north for cattle grazing. 

2. Fugitive dust, often referred to as Particulate Matter, or PM, wlll be generated by the proposed 

mining operation. Mining, blasting, crushing, and hauling of aggregate material will generate 

fugitive dust at both sizes that are measured - 10 microns and 2.5 microns. At the Mule Shoe 

site, fugitive sources include crushers, storage piles, screens, material handling transfer points, 
paved and unpaved road dust, and truck loadouts. Based on the Dust Analysis prepared by MFA 

only a very small portion of the emissions will include fine PM. Most of the PM generated by 

the project is larger, coarser PM. As concluded in the Dust Analysis prepared by MFA, most of 

the PM generated by the project will settle out before reaching the residential uses. Dust is 

highly unlikely to travel to the nearest residence, due to distance of residential uses from the 

mining pit and access road. Any PM that does reach the dwelling will be dispersed, and 

therefore will not be present at concentrations that can cause a conflict with the residences. In 

addition, limited dust will traverse the site because processing related activities will take place in 
the mining pit. Based on the information provided by the Applicant, the County finds that the 

dust generated by the proposed operation will not conflict with nearby residences. 

3. The Project will generate noise, but the noise will not conflict with the nearby dwellings. As 

described above, the noise generating machinery and processes will be located within the 

mining pit. The closest residence is approximately 5,000 feet to the east. The target daytime 

dBA based on the DEQ "Table 8" limits would be 55 with early morning operations prior to 7:00 

am would be 50. At all times the Applicant's proposed operations will comply with the DEQ's 

sound limits. With regards to daytime noise, operation noise levels will create an average sound 

level of 88 dBA at 50 feet. At a distance of 5,000 feet, the sound level will decrease by 40 dBA, 
resulting In a sound level of 48 dBA at the nearest residence. That dBA is below DEQ's sound 

levels for the area and will not conflict with the neighboring sensitive properties. 

(E) Conflicts with agricultural practices; and 

The Applicant has reviewed the staff report and agrees with its conclusions as to this criterion 
and specifically requests that the County add to the findings that Applicant's response to farm 
impact test is also met because the Applicant will control dust and noise impacts so that there is 
no significant change to farm practices or increased cost to those farm practices as a result of 
the mining use. Further, conditions of approval ensure that surrounding property owners, 
including farm operators will be provided advance notice of blasting activity (as amended by the 
conditions proposed by Applicant below). 
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C. Conceptual Reclamation Plan 

(e) 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 fisted under 
ORS 215.213(1) or 215.283(1), and fish and wlldllfe 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. 

As the staff report reflects, the Applicant has determined post mining use will be farming or ranching, 
consistent with the balance of the subject property and surrounding properties. 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. 

The Applicant submits the attached Conceptual Reclamation Plan to address this criterion, which shows 
the boundaries of the mine area, and will ultimately be finalized by DOGAMI. Attachment 8. 

D. Since the application meets OAR 660-023-0180, It also meets UDC 152.487(A)(2) and 
(A)(S). 

STANDARDS OF THE UMATILLA COUNTY DEVELOPMENT CODE FOR ESTALISHING AN AR OVERLAY 
ZONE are found In Sections 152,487 and 152.488. The standards of approval are shown in bold type 
with the response in normal text. 

152.487 CRITERIA FOR ESTABLISHING AR OVERLAY ZONE: 
(A) At the public hearing the Planning Commission shall determine if the following criteria can be met: 

(2) There Is sufficient information supplied by the applicant to show that there exist quantities of 
a11regate material that would warrant the overlay; 

As stated previously the applicant has determined that the inventory of aggregate material at the 
proposed quarry ls 15 million tons that meet or exceed 500,000 ton minimum under state regulations. 
The Applicant previously provided laboratory reports to support these quantities, and the above findings 
under OAR 660-023-0180 discussing the quantity of basalt are Incorporated here by reference, and the 
County's findings should similarly incorporate the above response under this standard. 

(5) The site complies with Oregon Administrative Rules (OAR) 660-023-0180. 
The required analysis for OAR 660-023-0180 is found in Applicant's submittals to date, including the 
foregoing. Applicant's full response to satisfy OAR 660-023-0180 should be incorporated by reference 
into the County's findings. 

E. Analysis of the Statewide Planning Goal 5. 

Goal 5 Open Spaces, Scenic and Historic Areas, and Natural Resources: To protect natural resources 
and conserve scenic and historic areas and open spaces. 
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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 OAR 660-023-0180, the process required under Goal 5. Applicant's responses to OAR 
660-023-0180 in all application materials, including this supplement should be incorporated under the 
County's Goal 5 findings. With the additional materials and explanation provided in this submittal, Goal 
Sis met. 

Other: 
A. Primary Farm Dwelling Approval: 

The staff report suggests that the Applicant's farm dwelling approval may fall out of compliance with the 
loss of a portion of the dryland wheat crop that is located within the proposed mining boundary. These 
comments are not relevant to the approval of the present application and only invite speculation. 
Nonetheless, Applicant clarifies the record with this additional information. 

Applicant wlll remain In compliance with the farm dwelling approval. The pertinent findings from the 
farm dwelling decision had to do with the current employment of the property for farm use, 

"(i) The subject tract is currently employed for farm use as defined in§ 152.003 of this 
chapter; (ii) The dwelling will be occupied by a person or persons who will be 
principally engaged in the farm use of the land, such as planting, harvesting, marketing 
or caring for livestock. at a commercial scale; 

The applicants, who will live in the dwelling, have recently began farming the subject 
property (208.98 acres). The property is being farmed for organic dryland wheat. The 
applicants raised a wheat crop on the property in 2024 and provided evidence with their 
application showing money earned from the raising and selling of farm products. In 
addition to raising wheat, the applicants raise and care for livestock in a barn located on 
the subject property. The owners also utilize a trammel to prepare organic fertilizer 
using manure from the farming operation. The applicants indicate that they will be the 
owners, farm operators, and in charge of the decisions made in regards to farming on 
the property. 

Umatilla County finds the subject property will be employed for farm use as defined in 
§152.003. Umatilla County finds that the applicants will occupy the dwelling, and will be 
the persons who are principally engaged in the farm use of the land, by raising and 
marketing livestock at a commercial scale for profit. The standard is satisfied." 

As the quoted findings make clear, Jeff and Michelle Hines, will continue to own and operate the farm 
operations on the property, and are in charge of the decisions made In regards to farming on the 
property, wlll continue to raise wheat, raise and care for livestock, and prepare and sell organic fertilizer 
despite any of the mining activity. All of these activities show continued compliance with the farm 
dwelling approval standard, provide adequate farming Income to support the dwelling use, and the 
findings above are not contradicted by this application. 

B. Utility Needs: 
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The staff report questions whether the Applicant requires additional utility needs. The 
Applicant does not require any additional utilities and will be using portable toilets and 
handwashing facilities. 

C. UDC 152.488(8)(2) 

The Applicant has provided the attached Conceptual Reclamation Plan which shows that no public roads 
are located within 25 feet of the mine site, and no homes are located within 100 feet of the mine site. 
Therefore, no condition is required. The County's findings should be updated to reflect these facts. See 
also, Applicant's response to Condition of Approval S. 

D. ORS 215.301 Findings should be removed from Staff Report and Decision 

The Applicant is not seeking approval of a concrete batch plant and references and analysis of ORS 
215.301 are not applicable. This portion of the staff report should be removed and any final decision of 
the County should not reference the statute. 

E. Statewide Planning Goal Findings 

For all the County's Statewide Planning Goal Findings, the Applicant's response should be expressly 
incorporated Into the findings. 

In addition, the County's Goal 11 findings should be augmented to describe that with the submittal of 
the letter from the City of Echo, public services for the provision of water (through truck delivery) and 
traffic safety can be met by the City of Echo and Goal 11 is met. 

Conditions of Approval 
The applicant is providing a response to the Subsequent Conditions that will not accommodate a 
reasonable mining operation at this site and proposes alternative conditions of approval in response or 
requests removal. If there is no response from Applicant, then Applicant accepts the condition of 
approval. 

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. 
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Applicant's response: As described in this response submittal, the mine site is 85 feet deep and 

does not require a screening plan. The depth of the pit acts to screen neighboring properties 

from rock crushing activities. Further, dust suppression Is described in detail in this response 

narrative, trucks will travel on the access road at a speed of 5 miles per hour to reduce dust, 

water will be applied to the access road to control dust. In all other cases, DEQ will approve 

relevant air quality permits which are covered by Condition 1. 

Applicant's Proposed Condition 2: Use of the access road across the subject property to the 

mine pit shall be limited to truck speeds of five miles per hour on gravel roads and 10 miles per 

hour on paved roads, and shalt include water suppression to reduce dust on gravel roads. 

3. Submit written confirmation from a permitted water source that includes the quantity of 

available water for dust suppression. 

Applicant's Response: The Applicant has submitted a letter from the City of Echo establishing 

that water is available for dust suppression. 

Applicant requests that the County remove Condition 3. 

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. 

Applicant's Response: The Applicant understands the request, but disagrees that this proposed 

condition is related to the approval requested in this application. The Applicant is allowed to 

control its property and land use approvals and may decide to request closure of the 1989 

Conditional Use Permit, #C-546-89, but this application does not require such action. Further, 

Applicant may be willing to do so after this application is approved and the mine is allowed to 

operate. 

Applicant requests that the County remove Condition 4. 

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. 

Applicant's Response: The Applicant has submitted a Conceptual Reclamation Plan showing 

portions of the site used for mine operations. Further, most of the mine site is already in place. 

There are no public roads within 25 feet of the mine site, or houses within 100 feet of the mine 

site. Thus, this condition is unnecessary. 

Applicant requests that the County remove Condition 5. 
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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. 

Appllcant's Response: Jeff Hines, who is the owner of the aggregate site and has nearly 50 years 

of experience in the business, states that this is an ineffective use of water when managing 

fugitive dust. In addition, the Dust Analysis did not identify stacking conveyors as a source of 

fugitive dust that would impact surrounding properties. 

Applicant requests that the County remove Condition 7. 

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

jaw and cone crushers. 

Applicant's Response: Jeff Hines, who Is the owner of the aggregate site and has nearly 50 years 

of experience in the business, states that this is an ineffective use of water when managing 

fugitive dust. In addition, the Dust Analysis did not Identify jaw and cone crushers as a source of 

fugitive dust that would impact surrounding properties. 

Applicant requests that the County remove Condition 8. 

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

material hauling and movement. 

Applicant Response: Much of this proposed condition Is addressed above under Condition 2 

above. The applicant would suggest that this condition be modified to only address the 

management of fugitive dust to the pit floor. 

Appllcant's proposed Condition 9: Apply water for dust control on 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 ta>< roll for real 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. Notificatiqn may also be given by email address if requested by the person 

receiving the notice. The mining operator is responsible for maintaining blast notification 
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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. 

Applicant's Response: The Applicant submitted a Blasting Plan which limits the blasting which 

sets forth reasonable limitations on blasting activities and limits the hours for blasting to 

between 9 am - 5 pm except on legal holidays. These are reasonable limitations. In addition, 

Applicant is willing to go above Industry standard even though there has not been any public 

comment on this application regarding advance blasting notice. Applicant agrees to inform 

neighbors within a 1,500 foot impact area and those within a 1-mile radius of the site by 

telephone that blasting will occur seven days in advance if requested by the property owner as 

long as such property owner provides Applicant with a telephone number. The same telephonic 

7-day advance notice wlll be provided to Echo Rural Flre District. Despite the exhaustive 11st of 

agencies the County suggests for notification above, the Applicant has long operated a mine at 

the site under the 1989 conditional use approval with few emergency incidents and has not 

received any complaints about its blasting activities. Therefore, further oversight is not required 

or justified beyond the proposed condition offered below. 

Applicant's Proposed Revised Condition: Provide a pre-blast notification to the area property 

owners as set forth in this condition. The permittee shall send a written notice to those persons 

shown on the currently available Umatilla County tax roll for real property located within the 

1,500-foot impact area and those within a 1-mile radius of the site that they may request a 
blasting notification at least 30-days prior to the first blasting activity and only if those property 

owners provide a telephone number for such notice. For those people who respond with a 

telephone number, permittee shall provide a telephone call with 7-day notice that a blast will 

occur at the mine. The permittee shall also provide a telephone call with a 7-day notice to the 

Echo Rural Fire District that a blast will occur. 

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. 

Applicant's Response: This condition is not acceptable because the limitation would result in 

massive tonnage with a maximum shot of blast, which would have unfavorable ground shaking 

impacts to surrounding areas. In contrast, more frequent blasts at lower shot value have less 

impacts to surrounding uses. In addition, permittee's blasting frequency is governed by supply 

and demand. Applicant cannot agree to a blast !imitation when demand is unknown. 

Significantly, Applicant has been operating under the 1989 conditional use approval and has not 

been the subject of any complaints based on blast frequency. Further, no public comments 

have been received on this application about blasting frequency. Therefore, an artificial 
restriction on blasting frequency does not make any sense. 

Applicant requests this condition of approval be removed. 
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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. 

Applicant's Response: Dust will be managed by Applicant's proposed condition of approval 2 

and condition of approval 1. In addition, OEQ permits have been submitted and Applicant will 

comply with any conditions for dust management imposed by DEQ. 

Applicant request the County remove Condition 12. 

13. Per the Blasting Plan, blasting Is limited to the hours of 9am to 5pm, Monday through Friday, not 

to occur on Federal Holidays. 

Applicant's Response: As set forth in Applicant's Blasting Plan, the proposed blasting is limited 

to 9 am - S pm, exclusive of federal holidays. However, in response to the proposed condition, 

Applicant is willing to agree to not blast on Sundays to reduce blasting from current levels and as 

a compromise for removing Condition 11. 

Applicant's Proposed Revised Condition: Blasting Is limited to the hours of 9am to 5pm, 

Monday through Saturday and blasting will 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. 

1S. If cultural artifacts are observed during ground-disturbing work, that work must cease in the 

development area until the find fs assessed by qualified cultural resource personnel from the 

State Historic Preserva~ion Office and the Confederated Tribes of the Umatilla Indian 

Reservation (CTUIR). Once qualified cultural resource personnel from SHPO and CTUIR are 

satisfied1 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,S00-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. 

Conclusion: 
The applicant has provided within this narrative, and with other information included in the application 
package, evidence and testimony in support of listing the site as Goal 5 significant mining resource. The 
Applicant requests that the Planning Commission adopt the Applicant's submittals to date as findings in 
support of this application and make the motion included under cover of Tomasi Bragar OuBay. 
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Specifically, the applicant is requesting: 1) that the proposed quarry site of approximately 225 acres 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 to apply the Aggregate Resource Overlay Zone to the subject property to allow mining, 
processing, and stockpiling on the site; to add the subject property to the Large Significant Sties list 
under Statewide Planning Goal 5; and 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. 

Attachments: 

Attachment 1: Downeaster Manufacturing Material Weight Sheet 

Attachment 2: 9/21/2025 ODOT Aggregate Laboratory Report 

Attachment 3: Updated Rock Sample Map 

Attachment 4: Rock Sample Dig Photographs 

Attachment 5: Trip Generation Letter 

Attachment 6: Addendum to Trip Generation Letter 

Attachment 7: City of Echo Water Ava liability Letter 

Attachment 8: Application Reclamation Plan Map 

Attachment 9: Maul Foster Alongi Dust Analysis 

Attachment 10: Jacobs Mule Shoe Rock Quarry Assessment of Sound Levels 
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Material Weight - Pounds per Cubic Yard 

AGGREGATE TYPE 

Asphalt 

Concrete (gravel or stone mix) 

Concrete (average wet mix) 

Clay (dry) 

Clay (wet) 

Crushed Stone 

Topsoil (loose) 

Topsoil (packed) 

Topsoil (wet) 

Gravel (dry) 3/4 

Gravel (wet) 3/4 

Limestone (solid) 

Limestone (crushed) 

Pebbles (3/8 pea) 

Rock (2-6") 

Rip Rap (1-4") 

Sand (dry) 

Sand (wet) 

Salt (bulk) 

Salt/Sand Mix 

Snow (packed) 

Stone (crushed - average) 

Water 

WEIGHT 

IN LB . 

2,700 

4,050 

3,730 

2,300 

2,970 

2,700 

2,050 

2,565 

3,375 

2,565 

3,375 

4,480 

2,565 

2,700 

3,200 

4,000 

2,750 

3,300 

2,160 

2,320 

1,350 

2,700 

1,700 

5400 

8100 

7460 

4600 

5940 

5400 

4100 

5130 

6750 

5130 

6750 

8960 

S130 

5400 

6400 

8000 

5500 

6600 

4320 

4640 

2700 

5400 

3400 

All posted weights were gathered from the EPA & NTEA. 

8100 

12150 

11190 

6900 

8910 

8100 

6150 

7695 

10125 

7695 

1012S 

13440 

7695 

8100 

9600 

12000 

8250 

9900 

6480 

6960 

4050 

8100 

5100 

10800 13500 

16200 20250 

14920 18650 

9200 11500 

11880 148S0 

10800 13500 

8200 10250 

10260 12825 

13500 16875 

10260 12825 

13500 16875 

17920 22400 

10260 12825 

10800 13500 

12800 16000 

16000 20000 

11000 13750 

13200 16500 

8640 10800 

9280 11600 

5400 6750 

10800 13500 

6800 8500 
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OREGON DEPARTMENT OF TRANSPORTATION 
MATERIALS LABORATORY 

800 AIRPORT RD. SE SALEM, OR 97301-4792 

Page 1 of 1 
(503)986-3000 

FAX(503)986-3096 

Contract No.: PRIVATE EA No.: PRIVATE TESTING Lab No.: 25-002270 
Project: PRIVATE AGGREGATE TESTING - HNS INC 
Highway: 
Contractor: 
Project Manager: 
Submitted By: JEFF HINES 
Material Source: 30-09B-5 SNOW 
Sampled At: 

County: 

Org Unit : 
Org Unit: HNSI 

Sampled By: 

Data Sheet No. : 
FA No.: 
Bid Item No. : 
Sample No.: 
Qty Represented: 

Witnessed By : 
DATE-Sampled: 25/ 9/21 
Class/Type: COMPLIANCE 

Received: 25/ 9/22 Tested: 25/10/ 2 
Use : COARSE 

Date Reported: 25/10/ 2 
AC AGGR 

Q or G: QUARRY AGGREGATE LABORATORY REPORT - CACAG Size: 

1@ t96 
1@ tm208 
8 @ t104 
3@ tm233x 

,--- Test ---~--- Lab - - ~ 
T 176 S.E. 
T 89 L.L. 
T 90 P.I. 
T 335 Ttl Frac. 
TM226 Dust/Clay 
TM227 Cleanness 
TM229 Elong pcs 
T 304 

Uncomp. Voids 
T 19 Unit Wt. 
T 329 Moisture 

>--- T 27/11 
Sieve 
2.5" 
2 
1. 5 
1 
3/4 
1/2 
3/8 
1/4 

j} 4 
# 8 
i 10 
Ii 16 
ff 30 
# 40 
II 50 
#100 
#200 

27 -- 11 -
Passing 

T 84 F. Grav.---~ T 85 C. Grav. 
Bulk: Bulk: 

S.S.D.: S.S.D,: 
Appar. : Appar. : 

Absorp. : Absorp.: 
T 104 Soundness - - +- TM 208 Degrade 

CA: 1% FA: 5% 
1.5-3/4: 0.8 % 
3/4-3/8: 0.9 % 
3/8- #4: 1.0 % 
#4- #8: 2.6 % 
#8-#16: 5.2 % 

#16-#30: 6. 5 % 
#30-#50: 7.3 % 

Crse Ht: 0.2 in 
P20: 9.2 % 

Fine Ht: 
P20: 

T 96 Abrasion---+- T 21 Impurity 
16.9 % Plate#: 
Type A 

T 335 Fracture -----1-- T 112 Friables 
Wt'd Avg : 

1.5-3/4: 
3/4-3/8: 
3/8- #4: 

DF: 1.0: 
3/4: 
1/2: 

#4: 
SF: #8: 

T 113 Lightweight 
Coarse: 

Fine: 

#4-#l6: 
TM 225 Woodwaste 

Lab: 
Field: 

~----- T 327 Micro Deval-----~ 
Grading: Loss: % 

=$226 , 00 
173.00 

69,00 
68.00 

NSM = Not Sufficient Material 
REMARKS: 

TOTAL CHARGES: $ 1155. 00 

INFORMATION ONLY 

KEVIN BROPHY - LABORATORY SERVICES MANAGER 
REPORT SHALL NOT BE REPRODUCED, EXCEPT IN FUI,I,, 1-JITHOUT WRITTEN APPROVAL Of TIIIS LIUlORATORY. 

C : FILES ; CONTR : ________ _ ; J CIESLIIK - AGGREGATE 
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__,u-•v- '"''"' •••• -• nv••••--•• 

SAMPLE DATA SHEET 
25002270 .v .. nu. a"" rF •••-v•• - -

PROJECT NAME (SECTION) CONTRACT NUMBER 

C0!ffllACTOR OR 6\JPPLIER rROJECT IAANAGER CREWNUM8ER 

- s 
6fNTE.D BY"IIAMPl.:E 

b 

ASPHALT CEMENT 
"" Lot & Sublot •• Date 

Note: • Required Information. If Information I■ mleelng, te■llng wlll be dolayed. 
•• Addltlonal lnfonnatlon required for A■phalt Cement eample■ • 

7U-.000 410-20111) RECE IVED 

SEP 2 2 Zpl5 
JnftlaJ: C-6.j 
Attachment 2 

Page 2 of 2 
Exhibit 12, Additional Information 
Page 21

 
264



------------::-;r------~-'--

Center} ine 
of relocated 
easement. 

E-W Center 
Section Line 
~ 

NOTE: For the d 1mens ions on 
lines marked with an "U", "L2", 
etc ... see the line table on 
County Survey 23-001-8. 

LEGEND 
-~~~ 
• ~f:.~?::. 
• ~__!.ig•r.t,m .. 

rna"ritit . 

a ~ ... ~'o~:,: 11111 
• =al,-~,"' OIAN1 

~ 
[llD 

',l5 ' 

~IGUSNGMIIL 

Ir'~~=Ml&A. 
DISUIG roG llHII 

S·SUlllDCnDI 
f'IV'lllfY LINE 

f(Alllt ICI.IIGW 

Mil.CJ ffl)Dll PILE 111'1 

~JTIRIIIE&IIEA 

HINES 
REEL 716 
PAGE 758 

3N29 - 12B00 

Nl/2 DI thO 
SEl/4 of 529 

AREA AND USE 
101.IL ARCA INSIDE POIIII 
ICUGUI, • 411,JI lern. 

0,1'4111 int 111-..1,fltfltDll'lllnQanCI 

© :r::?:.~ r.1r~)~~~!.=1rn 
@ ~~~::~•t-::.',~J:r::'.1-
© 

~~1u::,11 HltH 11c11111on ••N 

=:, ':'f.l ~~i~_r.=c::~a::11;~1.iu 

@ ?r;;:::~l:, 0i:&~::::.i~'I: .. 

,u1.0'IJCIX' •liltOI 

I 

I\ 
IDtt• or ...,.,n,. 

I 

1ULDJlfrG'l•l29IIO 
ill&V'tll 0,oLtnG 

3N29 - 12B00 
118 Acres Crop Land 

HINES 
REEL 716 
PAGE 758 

I 

. 
i 
j; 
i 

-, 

1~ 
!! 
I! 
i 
I 

ii 
Iii • .. ;, 
~ 

i 

! 
~ 

I 

~ 

i . 
,. 
! 
i 

• =--•";,J!f"'"­
" ~~iiw~' -----et; ... --~-----.J.. __ ~ 

-~· 11"£ 1J2J.~• ;1 

HJI.LOl >G'I• 9JQO 

CURVE TABLE 

t&X ur >i0.: - moo 

f.,.Ol/!!gf:1,~E~LE 
~IIJtlilOllltlaiCCO'ICllln,i 
POIIIJ .0,1111111111 IJ.SlN 

• TilaOlll , -11 " ffl l t,M .OJ" 
I ,.,.,,.,, ... mnu,.o,· 
C J«l '1M. N " ftn,N.61 " 
0 ••i.1.,t • IIMUf-11 ' 
C JDJl4.0J ' ~J•j:,._lf." 
t J~nt.l .lit• ft>JIII , U-' 
I 10111.• • t!tJ)Q•. n· 
M ,o:ra:1 .. 11• .,,,, .• .u. u • 
I 1.tl,._._ • • "1).)l31 . N-" 
" rtnit; ,11 • n,.)Clt1.» • 
I 1.t1',t,I.. II' ifllNN', ... . 
~ 1a10e . .. - ~:,1,u,.n· 
" ,._,,.1 , 1JI" a,,tclt, N " 
NI 1'6))fl. » · .,J:3'1ft, 11 ' 
o 1°""6, ,.. 1n11u.,,· 
_. U)...._ It ' a,.)IDI, )O ' 

0.ltft:NII, Ult tlL.T.1. IIIDIUS OOII l!AIUMII 
Cl 11,81· 
a M.11· 

ID~•-• ao.llCII' 11,52' N1•••0•2t•t 
1a~·m· 116D.DD' 11sz· ie•JS·»·E 

SURVEY FOR 
Mr. Jeff Hines 

HNS, INC. 
63830 lnaustr1al Lane 

La Grande. OR 97850 

fllO,,lCJ Na. J{•l• Ka&.E t· • JDO" 

u...,,OII.,;; ..._.,ri... ?CIU 

IIITl£SS TREE SURVEYING 
lt1D"ffl•~.~:•o"°"t. CfHI 

(-1)..-

co 
Q) ..-

E 
..c: ~ 
0 co !a_ 

Exhibit 12, Additional Information 
Page 22

 
265



Attachment 4 
Page 1 of 4 Exhibit 12, Additional Information 

Page 23
 

266



Exhibit 12, Additional Information 
Page 24

 
267



.-C\-· 'l" 

J'\ 
~ •' . . 

~/\ J .:• • 

.,. ' ~~114 .,.. 

; ~~-- • .c ' 

I 'r 
I ~ -A ~ 

, 
r . 

Attachment 4 
Page 3 of 4 Exhibit 12, Additional Information 

Page 25
 

268



. ~,c:: 

Attachme~t 4 
Page 4 of 4 Exhibit 12, Additional Information 

Page 26
 

269



September 12, 2024 

Jeff and Michelle Hines 
HNS, Inc. 
210 W Main Street 
PO Box 126 
Echo, Oregon 97826 

Via email: 

cc: 

Regarding: 

hns97850@gmail.com 

jffhines3@gmail.com 
miche11ehines2012@gmail.com 
mclane@eoni.com 

Trip Generation Letter 
Special Resource Overlay Zone of Echo Rock Pit 
Umatilla County Tax Lot 12800 
PBS Project 78273.000 

Dear Mr. and Mrs. Hines, 

~ PBS 

RENEWS: DECEMBER 31, 2024 

This letter presents the information required for a Trip Generation Letter (TGL) in support of the proposed Special 
Resource Overlay Zone (SROZ) at Echo Rock Pit, located on tax lot 12800 in Umatilla County, Oregon, southwest 
of the city of Echo. 

PROJECT DESCRIPTION AND PROJECT CONDITIONS 
Project Description and Existing Conditions 
The SROZ is located at Echo Rock Pit on Umatilla County tax lot 12800, a 208.98-acre property. Approximately 33 
acres of the property are currently used as an aggregate mining site. The property is currently zoned as Exclusive 
Farm Use. The SROZ proposes to rezone approximately SO additional acres of the property to allow for further 
mining operations. 

The Echo Rock Pit location is adjacent to Snow Road, which intersects with Highway 320 (Oregon Trail Road) 
approximately 1.7 miles to the north. The vicinity map is shown in Figure 1, attached to this letter. 

Background Conditions 
Due to the small timeframe between the existing year {2024) and the proposed SROZ year (2026), and the relative 
rural nature of the locations of both the SROZ and the Snow Road / Oregon Trail Road intersection, no 
background growth rate is assumed or applied for the 2026 SROZ condition. 

Proposed Conditions 
The SROZ is assumed to be completed by 2026, in which full operation of the expanded mining area would be 
possible. The Client has stated that they do not intend to increase mining production as a result of the proposed 
SROZ. The existing Echo Rock Pit area intends to remain functional after the SROZ, but as the rock is depleted 
from the original 33 acres, the SROZ will be mined to extend the operation at the existing rate of removal with no 

1325 SE TECH CENTER DR , STE 140, VANCOUVER , WA 98683 • 360 . 695 , 3488 MAIN • 866 727 . 0140 FA X • PBSUSA COM 
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HNS, Inc. 
Traffic Impact Study for the SROZ of Echo Rock Pit 
September 12, 2024 
Page 2 of 3 

significant increase in traffic. A modest 10% increase in trips with the SROZ in place is assumed based on the 
larger area for potential mining operations. 

TRIP GENERATION 
The number of trips generated for the SROZ is not based on the Institute of Transportation Engineers Trip 
Generation Manual, as there is no appropriate land use code commensurate with a mining facility. Instead, PBS is 
utilizing existing traffic counts provided by the Client to correlate a high-use trip generation for the proposed 
SROZ. The Client provided PBS with timed traffic count information (gathered on August 20, 2024) that will be the 
basis for this trip generation. 

PBS assumes that all trips to and from the project site will go through the Snow Road/ Oregon Trail Road 
intersection, with all trips headed to and from Snow Road. The AM peak hour was found to be 7:30-8:30 AM for 
existing project trips. The PM peak hour was found to be 4-5 PM for existing project trips. Trip generation results 
are summarized in Table 1 and the traffic count data is attached. 

Table 1. Trip Generation-SROZ-Echo Rock Pit 

Condition Existing Site 
Proposed SROZ & 

Existing Site 

Vear 2024 2026 

Average Daily Trips (ADT) 65 71 

Peak Hour Trips AM PM Weekday AM PM Weekday 

In 3 7 34 3 8 37 

Out 3 4 31 4 s 34 

Total Trips 6 11 65 7 13 71 

The existing Echo Rock Pit generates 65 vehicle trips during a typical weekday, including 11 during the PM peak 
hour and 6 during the AM peak hour. 

The proposed SROZ with the existing Echo Rock Pit area is anticipated to generate 71 vehicle trips during a typical 
weekday, including 13 during the PM peak hour and 7 during the AM peak hour. 

The number of heavy vehicle trips for the existing Echo Rock Pit is 16 trips during a typical weekday, including 
2 trips in the PM peak hour and 1 during the AM peak hour. Heavy vehicle percentage of trips is found to be 25% 
for a typical weekday, 18% for the PM peak hour, and 17% for the AM peak hour. This trend is assumed to 
continue with the SROZ, adding 2 heavy vehicle trips to the typical weekday and no new heavy vehicle trips in the 
PM and AM peak hours. 

TRIP DISTRIBUTION 
The proposed trip distribution of primary trips is based on the provided traffic counts and on engineering 
judgement. The proposed primary trip distribution pattern is as follows: 

• 90% to and from Oregon Trail Road east of Snow Road 
• 5% to and from Oregon Trail Road west of Snow Road 
• 5% to and from Echo Meadows Road north of Oregon Trail Road 

78273.000 
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HNS, Inc. 
Traffic Impact Study for the SROZ of Echo Rock Pit 
September 12, 2024 
Page 3 of 3 

The distribution pattern above represents an external distribution of the primary trips entering and exiting the 
study area. The proposed trip distribution and trip assignment of the SROZ is shown in the attached Figure 2. 

CONCLUSION 
The existing Echo Rock Pit generates 65 vehicle trips during a typical weekday, including 11 during the PM peak 
hour and 6 during the AM peak hour. 

The proposed SROZ with the existing Echo Rock Pit area is anticipated to generate 71 vehicle trips during a typical 
weekday, including 13 during the PM peak hour and 7 during the AM peak hour. 

The number of heavy vehicle trips for the existing Echo Rock Pit is 16 trips during a typical weekday, including 
2 trips in the PM peak hour and 1 during the AM peak hour. Heavy vehicle percentage of trips is found to be 25% 
for a typical weekday, 18% for the PM peak hour, and 17% for the AM peak hour. This trend is assumed to 
continue with the SROZ, adding 2 heavy vehicle trips to the typical weekday and no new heavy vehicle trips in the 
PM and AM peak hours. 

The proposed trip distribution of primary trips is based on the provided traffic counts and on engineering 
judgement. The proposed primary trip distribution pattern is as follows: 

• 90% to and from Oregon Trail Road east of Snow Road 
• 5% to and from Oregon Trail Road west of Snow Road 
• 5% to and from Echo Meadows Road north of Oregon Trail Road 

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. 

CLOSING 
Please feel free to contact me at 360.213.0418 or pj.mckelvey@pbsusa.com with any questions or comments. 

Sincerely, 

1 (( /11~ Jftrr/ 
Pierce-Jon McKelvey, PE, PTOE 
Project Traffic Engineer 

Attachment(s): 

PJM:JAM:tl 

78273.000 

Figure 1. Vicinity Map 
Figure 2. Proposed Trip Distribution and Assignment 
Traffic Count Data 
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Traffic Impact Study 
HNS, Inc. 

~PBS 

SITE 

Vicinity Map 
Special Resource Overlay Zone - Echo Rock Pit 

Tax Lot 12800 
Umatilla County 

FIGURE_1_ 

September, 2024 
PBS Project 78273.000 
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Traffic Impact Study 
HNS, Inc. 
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Light Wei,::ht Vehicles 

OR Troll East Time Count 

7:05am 
7:IOem 
7:15am 
7:17am 
7:30am 
7:35am 
7:41am 
7:46am 
7:55am 
8:0lem 
8:05am 
R:ISem 
8:23am ? 
IC:3Sam 
8:43am 
R:59am 
9:04am 
9:20am 

9:25am 
9:32am 
9:44am 
9:54am 
10:03am 
10:10am 

10:20am 
10:27am 
10:52am 
11:03am 
11:15am 
11:25am 
11:31am 
11:40am 
11:51am 
12:10pm 
12:30pm 
12:52pm 
1:10pm 

1:22pm 
1:47pm 
2:04pm 
2:15pm 
2:50pm 

3:02pm 
3:12pm 
3:22pm 
3:50pm 
4:10pm 
4:30pm 
4:43pm 
4:45pm 
4:59pm 
5:05pm 
5:08pm 
5:10pm 
5:15pm 
5:20pm 
5:30pm 
6:00pm I 

Total 6-1 

OR Trail West 

Total 

TRAFFIC ACTIVITY - ECHO ROCK PIT 
August l0, 2024 

Time Count OR Trail East entering Snow Rd 
7:01am 
7:15am 
7:30am Total 
7:44am 
7:52am 
R:Olam 
R:lOam 
8:20am 
R:2Sam 
8:33am 
8:40am 
R:42am 
8:50am 
M:57am 

9:04am 
9:13am 
9:22am 

9:30am 

9:38am 

9:50am 
10:05am 
10:20am 
10:31am 
10:44am 
11:59am 
12:10pm 
12:23pm 
12:34pm 
12:44pm 
1:04pm 
1:33pm 

1:53pm 

2:10pm 
2:23pm 
2:45pm 
2:59pm 

3:11pm 
3:24pm 

3:35pm 
3:43pm 
3:53pm 
4:03pm 
4:08pm 
4:21pm 
4:J5pm 
4:40pm 
4:43pm 
4:53pm 
5:03pm 
5:15pm 
5:23pm 
5:31pm 
5:37pm 
5:45pm 
5:59pm 

59 

Time Count OR Trail Easl entering Echo Meadows Rd Time Count 
4:03pm I 8:05am 

ft:30om 
9:10am 
9:29am 
11:00am 
4:45pm 
5:15pm 
5:30pm 

Total B 

OR Trail \Vest entering Snow Rd Time Count 

Total 

7:15am 
7:45am 
8:10am 

9:24am 
10:14am 
11:27am 
12:21pm 
12:45pm 
1:10pm 
1:30pm 
1:44pm 
1:55pm 
2:14pm 
2:35pm 
2:59pm 
3:09pm 
3:23pm 
3:30pm 

3:43pm 
4:10pm 
4:23pm 
4:34pm 
4:44pm 
5:15pm 
5:34pm 
5:54pm 

26 
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OR Trail West toteriog Echo Meadows Rd Time Count Ecbo Meadows Rd cnteri■ g OR Trail East 
7:09am I 
8:10am I 
8:23am 
8:44am 
8:59am 
9:20am 
9:40am 
10:09am 
10:20am 
10:39am 
10:43am 
11:15am 
11:22am 
11:39,m 
12:04pm 
12:41pm 
1:14pm 
1:20pm 
1:23pm 
1:45pm 
2:32pm 
2:48pm 
3:17pm 
3:39pm 
4:03pm 
4:05pm 
4:10pm 
4:11pm 
4:32pm 
4:43pm 
4:56pm 
5:01pm 
5:21pm 
5:28pm 
5:44pm 
5:58pm 

Total 
Total 36 

Time 
7:09am 
7:15am 
7:30am 
7:44am 
7:50am 
8:03am 
8:15am 
8:23am 
8:31am 
8:35,m 
8:46am 
8:59am 
9:39am 
9:48,m 
10:22am 
10:53,m 
11:03am 
12:01pm 
12:15pm 
1:20pm 
1:44pm 
1:58pm 
2:13pm 
2:25pm 
2:55pm 
3:13pm 
3:>Zpm 
3:51pm 
4:01pm 
4:05pm 
4:09pm 
4:11pm 
4:16pm 
4:24pm 
4:35pm 
5:03pm 

Count Echo Meadows Rd entering OR Trail West TJme Count Ec:bo Meadows Rd catering Snow Rd Time Count 
I 8:ISom 4:45pm 

10:13am 

Total 

37 

12: I 0pm Total 
2:15pm 
4:05pm 
4:10pm 
4:54pm 
5:25pm 
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Heavy Weight Vehicles 
Snow Rd entering OR Trell East Time Count Snow Rd entering OR Trall West Time Count Snow Rd entering Echo Meadows Rd Time Count 

7:30am I 12:40pm 9:12am HV Trip To!ol 
8:05am 3:15pm \(, 

8:30am HVPMTnpT<>ml 
9:20am Total 2 Total 
10:08am IN AM Trip To,.I 
11:21am I 

12:15pm HV¼(orTrit)j. 
12:55pm l5% 
2:13pm 
2:41pm 
3:10pm 
3:33pm 
4:08pm 
4:23pm 
4:45pm 
5:10pm 
5:30pm 

5:48pm 

Total lg 

OR Trail East Time Count 
9:10am 
L0:1Sam 
11:05am 
12:14pm 
1:05pm 
3:20pm 
3:45pm 

4:16pm 
4:53pm 

Total 

OR TrallWest T!mt Count 
~·34i'.t.m 
?: 11'm 
J0;?3:1m 
11 : 10,m 
12::?Spm 
1:30~m 
3:40pm 

~:30Jlfll 
5· Opn, 

Total 
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OR Trail East entering Snow Rd 

Toto.I 

Time 
8: !Sam 

4:30pm 

Count OR Trail East entering Echo Meadows Rd Count OR Trail West entering Snow Rd 
I 
1 Tolal Tola! 

Time 
9:20am 

Count OR Trail West entering Echo Meadows Rd 

Total 

Count Echo Meadows Rd entering OR Trail East Count 
0 

Tolo.l 
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Echo Meadows Rd entering OR Trail West Count Echo Meadows Rd entering Snow Rd 

Tola( 

Tolal 

Time Count Snow Rd entering OR Trail East 
10:49am I 

1:23pm 

3:33pm 

Total 

Time Count Snow Rd entering OR Trail West Count Snow Rd entering Echo Meadows Rd Count 
9:20am I o 
10:21am 1 Total O Tolol 

11:05am 

12:10pm 

12:43pm 

2:14pm 

3:30pm 

3:50pm 

4:15pm 
5:23pm 

10 
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October 8, 2025 

Umatilla County Planning Division 
216 SE 4th Street, Room 104 
Pendleton, Oregon 97801 

Via email: 
Cc: 

Regarding: 

planning@umatillacounty.gov 
megan.davchevski@umatillacounty.gov 

Addendum to Trip Generation Letter 
Special Resource Overlay Zone of Echo Rock Pit 
Umatilla County Tax Lot 12800 
Apex Project 78273.000 

Dear Umatilla County Planning Division: 

RENEWS: DECEMBER 31, 2024 

This letter addresses additional heavy and normal vehicle trips brought up by the Umatilla County Planning 
Division for the proposed Special Resource Overlay Zone (SROZ) of tax lot 12800 in Umatilla County, Oregon. This 
letter will serve as an addendum to the original Trip Generation Letter, dated 9/12/2024. 

To the best of my knowledge, this includes: 

• The addition of one (1) heavy water truck that will be running during operations for dust control for a 
total of two loads worth of water (totaling 2 trips to the ADT). These are considered additional to the trip 
generation provided in the Trip Generation Letter. 

o This assumes that the water trucks will be kept on-site during non-business hours and will not 
perform further trips to be stored off-site. 

• The personnel trips associated with manning the rock crusher machinery (assumed to be 4 employees, 
totaling 8 trips to the ADn are NOT considered additional to the trip generation in the Trip Generation 
Letter, as they were accounted for in the access point traffic data provided by Echo Rock Pit. 

The additional 2 ADT trips due to the water truck do not change any findings or conclusions from the Trip 
Generation Letter. The trips will slightly change the ADT and heavy vehicle percentage of the letter. 

Please feel free to contact me at 360.213.0418 or pj.mckelvey@apexcos.com with any questions or comments. 

Sincerely, 

f {JI- flt~/ 
PJ McKelvey, PE, PTOE 
Traffic Engineer 
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September 18, 2025 

HNS INC. 
Jeff & Michelle Hines 
PO Box 126 
Echo, OR 97826 

RE: Available Water for Rock Pit Dust Abatement 

Dear Jeff & Michelle, 

The city of Echo is honored to work with your company, and we appreciate all 
you do for the community. It is our understanding that the Umatilla County 
Planning Office has conce1·ns that you do not have enough water at your disposal to 
properly perform dust abatement activities at your rock pit just southwest of the 
city limits. 

To answer this question, I have spoken directly with our Public Works Director 
Scott Morris, and he assures me that the city has ample water to supply any 
amount of water you need. You are equipped with water trucks, and we have 
hydrant meters that you have used in the past and you have a current up to date 
utility account with the city of Echo utility department. 

As you are aware, the city recently added another 500k water storage facility 
and also connected our city water system to the city of Stanfield's system which has 
opened up many possibilities for the city of Echo. Our available water storage went 
from 350k gallons to 1.85 million gallons with the combined water storage tanks in 
Echo and Stanfield. We can dedicate several hydrants around the city that will 
meet your needs for the dust abatement and of course traffic safety on our streets. 

In conclusion, the city of Echo has ample water capacity to supply the HNS rock pit 
with all the dust abatement water you will ever need. 
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David Slaght, City Administrato1· 

cc. Scott Morris, Public Works Director; Chad Ray, Mayo1· 
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Applicant's Conceptual Reclamation Plan 

Oregon Department of Geology and Mineral Industries 
Mineral Land Regulation and Reclamation Program 

229 Broadalbin Street SW 
Albany, OR 97321-2246 

(541) 967-2039 
FaK(541)967-2075 

Application Reclamation Plan Map I 
Reclamation Plan Map Requirements 
The following items must be shown on all maps provided to DOGAMI: 

□ DOGAMI Site Number (If available) 

.g..,,ermlttee Name 

.,i:::;vt.itap Name 

D-"oate Drafted 

_.P,-scale 

J.a" North Arrow 

ca'L~gal Description (Township, Range, Section and tax lot) 

The followlng features are dellneated on the required Redamatlon Plan 6, (check a.II that apply): 

Proposed Operating Permit Boundary (required) yes D no 

Post Mining Topography D yes ifno D not applicable 

Post Mining Drainage Pattern D yes D no rzf not applicable 

Final Slope/Benching Configuration E1' yes D no D not applicable 

Cut/Fill Slopes -EJ yes D no ~ot applicable 

Backfill Locations D yes D no · not applicable 

Location of Engineered Structures or Fill ~ es D no D not applicable 

Cross Sections yes D no D not applicable 

Legends: 
Legends are a useful tool to explain what the line types and symbols denoted on a map represent. If a legend Is 
used, the applicant must display the line type or symbol that denotes a feature or features on the map with text 
explaining what the symbol or line type Is. Te><t: cannot be used in lieu of displaying the symbol In the legend. 

0 1 i~go11 l)ep,11 , 1rn: ril ol C~<-ology l!, l\/li11P1 al l11clu',I r ie\ I /\pplir ,1 ii," 1 He, l..~ ina i inn I •1 2111 11/l,ip Fo, n 1 (02/H.1 [8) 
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Applicant's Conceptual Recla-matron Plan 
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MAUL 
FOSTER 
ALONGI Memorandum 

To: Jeff Hines 

From: Fawn Lengvenis 

Re: Qualitative Emissions Analysis-Mule Shoe Mine 

Date: October 20, 2025 

Project No.: M3237.01.001 

Maul Foster & Alongi, Inc. (MFA) has been retained by Mr. Jeff Hines to prepare a qualitative analysis 
of emissions and their potential impacts from Mule Shoe Mine in Echo, Oregon. MFA understands 
that the quarry extracts raw hard rock, processes the material to the desired finished product 
specifications, and transports the finished ¾ minus gravel offsite for sale. 

Introduction 
MFA understands that the quarrying activities include removal of overburden, preparation of hard 
rock removal areas (including blasting activities), digging, crushing and screening of oversized 
material, and transport of finished product. The mine operates under a General Air Contaminant 
Discharge Permit (ACDP) issued by Oregon Department of Environmental Quality (ODEQ). Emissions 
from these quarrying activities will consist primarily of course particulate matter (dust) and 
combustion gases. The combustion gases include nitrogen oxides (NOx) and carbon monoxide (CO), 
which are typically generated by blasting events and engine operation (e.g., mobile vehicles). The 
mine is in a remote area and does not operate daily. According to Google Earth, the closest 
residential property is approximately 1,169 meters away, and the second closest residential property 
is approximately 2,047 meters away. The information presented in this memo provides information 
supporting the following key conclusions: 

• Course particulate emissions from mechanical activities settle out of suspension close to the 
source of generation. 

• Fine particulate emissions that may remain suspended for longer distances are subjected to 
increasing dispersion with increasing distance from the source of generation (i.e., the emissions 
tend to fan out as they travel downwind). 

• The quarry employs dust mitigation measures to further minimize the generation of particulate 
emissions at the source. 

• Gaseous pollutants will remain airborne and be subjected to significant dispersion downwind of 
the Quarry. 

• Based on the types of processes that will occur with a typical quarry operation, emissions 
generated are unlikely to have a significant effect on surrounding areas. 

3140 NE Broadway, Portland, OR 97232 I www.maulfoster.com 
© 2025 Maul Foster & Alongi, Inc. Attachment 9 
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Jeff Hines 
October 20, 2025 

Particulate Emissions 

Project No. M3237.01.001 
Page 2 

As stated previously, particulate emissions from the quarry are generated by blasting, material 
removal and handling, processing through a crusher to produce finished gravel, and dust generated 
by vehicles travelling on unpaved roads. Particulate matter is primarily produced from mechanical 
forces. There will be small amounts of condensable particulate matter from blasting gases and the 
generator, but those are less than 1% of the total particulate matter. 

Particulate Emissions from Mechanical Forces 

Mechanical forces are essential to a quarrying operation because they include activities such as 
digging, scraping, crushing, etc. These activities typically result in course particulate emissions (see 
figure 1). 

Figure 1. 1 
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At Mule Shoe Mine, particulate emissions are primarily generated by mechanical activities, and only 
a small fraction of the total particulate emitted is fine particulate matter of <2.5 microns in 
aerodynamic diameter (PM2.s). This is reflected in emission factors for quarrying activities published 
in Chapter 11 "Mineral Products Industry" of the United States Environmental Protection Agency (US 
EPA) AP-42: Compilation of Air Emission Factors. AP-42 Table 11.19.2-2 provides emission factors 
for crushed stone processing operations. The PM2.5 emission factor for tertiary crushing controlled by 
wet suppression is 0.000096 pounds per ton of material crushed. This represents only 8% of the 
total particulate matter emission factor, 0.0012 pounds per ton of material crushed. Additionally, the 

11 US EPA, Air Quality Criteria for Particulate Matter, Volume I of II, 2004. Figure 2-6 
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unpaved roads emission factor data in AP-42 Chapter 13.2.2 indicates that PM2.s emissions 
represent only 3 percent of total particulate emissions. Mule Shoe Mine implements water 
suppression on its roads to further reduce fine particulate emissions. 

Particulate Emissions from Blasting 

Blasting happens infrequently at the quarry. According to United States Environmental Protection 
Agency (US EPA) AP-42 Chapter 13 "Explosive Detonation", emission factor estimates for stone 
quarry blasting operations are not provided due the sparsity and unreliability of available tests. 
Although emission factors for non-coal mine blasting are difficult to quantify, the transport of 
particulate matter after blasting has been documented. 

Particulate Transport 
The size of the particulate generated is important when evaluating air quality because larger 
particulates are more likely to settle out of suspension relatively close to the source of generation, 
and the smaller quantity fine particulate will likely settle out of suspension over a farther distance. 

Particulate Transport from Road Dust and Mechanical Forces 

When considering crushing activities, only 8% of particulate emissions generated are considered 
"fine" and likely to travel beyond a few hundred feet from the point of generation. Regarding road 
dust emissions, the United States Department of Agriculture Forest Service conducted a study1 on 
the transport and deposition of road dust emissions concluded that, even without the application of 
particulate mitigation measures: 

• 99% of the large particulate (larger than 10 microns in aerodynamic diameter) dropped out of 
suspension within 70 meters of the point of generation. 

• 90% of all particulate matter from road dust and mechanical forces dropped out of suspension 
within 500 meters distance. 

Particulate Transport from Blasting Activities 

Mule Shoe Mine blasts infrequently as its main activities are mechanical. The height of the pit wall 
ranges from 20 feet to 85 feet. While emission factors for non-coal mining are difficult to quantify, 
blasting likely produces increased fine particulate matter in comparison to road dust or mechanical 
forces. The transport of particulate from hard rock blasting was evaluated in 2023 and published in 
the Journal of Mining Ecology and Subsoil Management. The study "The Assessment of Blast­
Induced Dust in an Urban Site Quarry" 2 compared several blasting operations akin to the type 
performed at Mule Shoe Mine. Particle mass size and dispersion were measured with in situ 
monitors downwind of the blast sites. The key conclusions from the study were: 

• PM decreased from gram to milligram grades in the first 100 meters of distance. 

• 99% of the large particulate (larger than 10 microns in aerodynamic diameter) dropped out of 
suspension within 70 meters of the point of generation. 

• 99% of coarse particulate (between 10 and 2.5 microns in aerodynamic diameter) dropped out 
of suspension within 400 meters of the point of generation. 

2 Sahinoglu, Ulku Kalayci. 2023 "The Assessment of Balst-lnduced Dust in an Urban Site Quarry," Mining Ecology and 
Subsoil Management, no 3: ,DOI: 10.1134/S106273913030195 
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• 99% of all fine particulate (equal to or less than 2.5 microns in aerodynamic diameter) dropped 
out at 496 meters. 

• All PM fractions ultimately settled at an approximate distance of 535 meters. 

As seen in Figure 2 below, Mule Shoe Mine is in the center of a 535-meter particulate deposition 
area as indicated by the circle. The boundary of this circle indicates the distance at which all PM 
fractions would dissipate if no mitigation measures were implemented. This is still approximately 
634 meters from the nearest residence. 

Particulate Mitigation 
MFA understands the quarry is committed to employing various mitigation measures to minimize 
particulate emissions. These can significantly reduce the magnitude and frequency of the potential 
dust releases. Wet suppression techniques used at Mule Shoe Mince include using a water truck on 
all roads and processing areas, and operating spray bars on the processing equipment. Data from 
the Western Regional Air Partnership indicates that regular watering of unpaved roads reduces 
particulate emissions by up to 7 4% and employing wet suppression methods on processing 
equipment reduces particulate emissions by 50 to 90%. 

Conclusion 
Mule Shoe Mine operates under a General Air Contaminant Discharge Permit issued by Oregon 
Department of Environmental Quality (ODEQ). Emissions from the quarrying activities will consist 
primarily of course particulate matter. Emission of combustion gases, primarily nitrogen oxides (NOx) 
and carbon monoxide (CO) are expected to be minimal and these types of gaseous pollutants will 
remain airborne and be subject to significant dispersion downwind of the Quarry. 

The mine is located in a remote area, with the closest residential property approximately 1,169 
meters away and the second, approximately 2,047 meters away. All fractions of particulate matter 
from quarrying and transport are expected to deposit within 535 meters, well short of any residential 
location. Further, the quarry employs dust mitigation measures (road watering and spray bars) to 
further minimize the generation of particulate emissions at the source. These mitigation measures 
can reduce particulate emissions by as much as 7 4-90%. Based on the types of processes that occur 
and the remoteness of mine, emissions generated are unlikely to have a significant impact on 
surrounding areas. None of these impacts are expected to represent a nuisance to neighboring 
properties given the distances to nearest residences. 
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Figure 2. Mule Shoe Mine with 535 Meter Radius 
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Technical Memorandum 

Muleshoe Rock Quarry- Assessment of Sound Levels 

Date: October 17, 2025 

Project Name: Muleshoe Rock Quarry 

Attention: HNS, Inc. 

Prepared By: Mark Bastasch, P.E. (OR), INCE Bd. Cert./ Jacobs 

1. Introduction 

1.1 Purpose 

Jacobs 

2020 SW Fourth Avenue 
Suite 300 
Portland, OR 97201 
United States 
T +1 .503.235.5000 

wwwJacobs.com 

Jacobs was retained by HNS, Inc. (HNS) to review the existing Muleshoe Rock Quarry located south of 
Echo, Oregon, in Umatilla County. The purpose of the review was to identify the Muleshoe's sound levels in 
accordance with the Oregon Department of Environmental Quality (DEQ) noise rule (Oregon 
Administrative Rule [OAR] 340-035). 

1.2 Reviewer Qualifications 

This review was conducted by Mark Bastasch. Mr. Bastasch has more than 20 years of experience 
conducting acoustical evaluations and working with multimedia environmental permitting and design 
teams. He is one of approximately 20 individuals in the State of Oregon who holds an Acoustical 
Professional Engineering (P.E.) degree and is also Board Certified by the Institute of Noise Control 
Engineering. Mr. Bastasch was appointed by the Oregon State Board of Examiners for Engineering and 
Land Surveyors to develop and grade the P.E. exam in Acoustics. He is a member of the Acoustical Society 
of America and participates in American National Standards Institute (ANSI) standards development 
activities. Mr. Bastasch is a member of the U.S. National Committee Technical Advisory Group to the 
technical committee with a focus on wind turbines. He served as a U.S. representative to the International 
Organization for Standards during its recent update to the calculation standard for sound propagation 
outdoors. 

Mr. Bastasch's acoustical permitting and design experience extends throughout the U.S. power and 
infrastructure sectors and he has supported multiple design and engineer, procure, construct efforts both 
domestically and internationally, each of which has fully complied with applicable regulatory limits. 
Internationally he served as lead acoustical consultant on Australia's largest coal seam, gas-fueled, air­
cooled, combined-cycle power plant and domestically on Power Engineering's Best Gas-fired Project 
for 2013 (the Empire Generating Project in Rensselaer, New York). In Oregon, Mr. Bastasch has worked on 
numerous energy and infrastructure projects for both public and private clients. Additionally, he supported 
the joint Oregon DEQ and Oregon Department of Energy rulemaking proceedings that modified the 
Oregon Noise Rule to specifically address wind energy facilities. 
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2. Quarry Overview 

Jacobs understands that HNS owns and operates the Muleshoe Rock Quarry and has done so for many 
years. The quarry is located in a rural area and the closest neighboring residences are over a mile away. 
During the quarry's operational history, no noise complaints have been received, according to HNS. Given 
the past excavations, there is now a substantial hole which is where the equipment is located. HNS intends 
to continue operations of the quarry in the excavated hole. 

The Muleshoe Rock Quarry and surrounding area are depicted on Figure 1 (Attachment 1 ). The excavated 
hole from quarrying activities is visible in the aerial photography and photographs provided by HNS 
(Attachment 2). Such excavations result in blocking the line-of-sight between the noise source and the 
noise receiver and act as a substantial noise barrier to further reduce the level of noise at the receiver 
beyond the reduction afforded by distance alone. 

The closest residence, labeled RO 1, to the Muleshoe Rock Quarry is over approximately 5,300 feet to the 
east. An additional residence, R02, was identified approximately 7,300 feet to the north. 

3. Acoustical Overview 

Decibels cannot be directly added arithmetically (for example, 50 A-weighted decibels [dBA] plus SO dBA 
does not equal 100 dBA). When two sources of equal level are added together, the result will always be 3 
decibels (dB) greater (for example, 50 dBA plus 50 dBA equals 53 dBA, and 70 dBA plus 70 dBA equals 
73 dBA). If the difference between the two sources is 10 dBA, the level (when rounded to the nearest 
whole dB) will not increase (for example: 40 dBA plus 50 dBA equals 50 dBA, and 60 dBA plus 70 dBA 
equals 70 dBA). 

The decrease in sound level caused by distance from any single sound source normally follows the inverse 
square law; that is, the sound pressure level changes in inverse proportion to the square of the distance 
from the sound source. In a large open area with no obstructive or reflective surfaces, it is a general rule 
that at distances greater than approximately the largest dimension of the noise-emitting surface, the 
sound pressure level from a single source of sound drops off at a rate of 6 dB with each doubling of the 
distance from the source. Sound energy is absorbed in the air as a function of temperature, humidity, and 
the frequency of the sound. This attenuation can be up to 2 dB over 1,000 feet. The drop-off rate will also 
vary based on terrain conditions and the presence of obstructions in the sound's propagation path. These 
factors are considered in the development of acoustical models. 

The sound level attributable to project activities at any particular location will primarily depend on the 
sound level of the source, the distance between the source and the receiver, and the path between the 
source and receiver. Distance often provides the primary and greatest reduction in sound level in sparsely 
populated areas. When compared to the source sound level reference distance of 50 feet, the sound level 
at 5,000 feet would be reduced by 40 decibels. That is, activities that yield 80 dBA when evaluated at 50 
feet would be reduced by distance alone to 40 dBA (80 - 40 = 40). For comparison purposes, a sound 
level reduction of 10 dB is considered half as loud, and a sound level reduction of 20 dBA would be one­
quarter as loud. Absorption of sound by both the atmosphere and ground would further reduce sound 
levels. Terrain that blocks the line-of-sight between the source and receiver, such as the walls of the 
excavated pit, acts as a sound barrier and further reduces sound levels. A typical minimum sound barrier 
reduction would be 5 dBA for a barrier or berm that just blocks the line-of-sight between the source and 
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receiver while more typical reductions for a well-designed barrier would be expected to exceed 10 dBA 
and tall barriers or deep excavations may approach or exceed 20 dBA. 

4. Oregon DEQ Sound Regulations 

Industrial and commercial noise standards promulgated by DEQ are contained in OAR 340-035-0035, 
"Noise Control Regulations for Industry and Commerce" (DEQ Noise Rules). The DEQ Noise Rules provide 
two types of noise limits for new industrial or commercial noise sources on a previously unused site.1 

Specifically, OAR 340-035-0035(1)(b)(B)(i) limits the increase over existing ambient levels to 10 dBA 
while ensuring that a given project does not exceed the levels identified in Table 8 of the OAR. For existing 
noise sources or new noise sources on previously used sites, the rule refers to OAR Table 7 or Table 8, 
respectively. 

Table 1 shows the "Table 8" daytime and nighttime statistical noise limits referenced in the DEQ Noise 
Rules. The Table 8 noise limits are identical to the "Table 7" noise limits. As shown in the first line of Table 
1, the lowest sound level limits are established for the Lso metric. Lso is defined as the median, where 50 
percent of the hourly measurement interval is above this level and 50 percent is below. 

Table 1. Industrial and Commercial Noise Standards (Oregon DEQ "Table 7" and "Table 8" Limits) 

Statistical Descriptor 

Lso 

L10 

L1 

Source: OAR 340-35-0035, Table 7 and Table 8. 

55 

60 

75 

https://secure.sos.state.or.us/ oard/viewSi ng leRule.action ?rule VrsnRsn=3 1 83 70 

50 

55 

60 

Given that the Muleshoe Rock Quarry is an existing operation, the sound level limits in Table 1 are 
anticipated to be the controlling noise criteria for assessing sound levels. In addition, OAR 340-035-
0035( 1 )(f) establishes standards that regulate octave band sound pressure levels and audible discrete 
tones. Such standards can be applied by DEQ when it believes the limits discussed above do not 
adequately protect the health, safety, or welfare of the public. 

OAR 340-035-0035(5) provides exemptions for emergency equipment, warning devices not operating 
continuously for more than 5 minutes, sounds that originate on construction sites, and sounds created in 
construction or maintenance of capital equipment. 

The noise limits apply at "appropriate measurement points" on "noise-sensitive property." The 
"appropriate measurement point" is defined in the DEQ Noise Rules under OAR 340-35-0035(3)(b) as 
whichever of the following is farther from the noise source: 

1 
A •previously unused industrial or commercial site• is defined in OAR 340-035-0015(4 7) as property which has not been used by any 

industrial or commercial noise source during the 20 years immediately preceding commencement of construction of a new industrial or 
commercial source on that property. 
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• 25 feet (7.6 meters) toward the noise source from that point on the noise-sensitive building nearest 
the noise source 

• That point on the noise-sensitive property line nearest the noise source 

"Noise-sensitive property" is defined in OAR 340-35-0015(38) as "real property normally used for 
sleeping, or normally used as schools, churches, hospitals, or public libraries. Property used in industrial or 
agricultural activities is not noise-sensitive property unless it meets the foregoing criteria in more than an 
incidental manner." 

The regulation of noise differs from that of air pollutants in that while some facilities may require air 
pollution discharge or operating permit, there is no noise permit program. Additionally, as stated in OAR 
340-035-0110, DEQ has suspended the administration of the noise program: 

In 1991, the Legislative Assembly withdrew all funding for implementing and administering ORS 
Chapter 46 7 and the Department's noise program. Accordingly, the Commission and the Department 
have suspended administration of the noise program, including but not limited to processing requests 
for exceptions and variances, reviewing plans, issuing certifications, forming advisory committees, and 
responding to complaints. Similarly, the public's obligations to submit plans or certifications to the 
Department are suspended. 

Noise may be evaluated in response to complaints by various other parties as noted on DEQ's "Finding 
Solutions to Noise Problems" website (https://www.oregon.gov/deq/Resident ial/Paqes/noise.aspx). It is 
understood that the Muleshoe Rock Quarry has been operating for multiple years without any noise 
complaints. 

5. Quarry Sound Levels 

Heavy equipment sound levels were published in the Federal Highway Administration's (FHWA's) Roadway 
Construction Noise Model (FHWA 2006) and the Federal Transmit Administration's Transit Noise and 
Vibration Impact Assessment Manual (FTA 2018). The report data represent one of the most recent and 
comprehensive tabulation of noise from common pieces of heavy equipment associated with construction. 
FHWA data indicate a front-end loader would be 80 dBA at 50 feet and a dozer would be 85 dBA at 50 
feet. Data collected at a larger facility consisting of an aggregate mine with rock processing, concrete 
batch plant (referred to as Ready Mix Plant), and asphalt plant operations provide additional reference 
Levels (LSA Associates, Inc. 2006). Rock processing was reported as ranging from 76 to 79 dBA at 50 feet, 
including some background noise, while aggregate mining from the larger facility yielded 77 dBA at 50 
feet. 

Based on the published sound levels stated above, it is reasonable to assume a reference sound level of 
79 dBA at 50 feet from the rock processing plant, 77 dBA at SO feet from the aggregate mining, two front­
end loaders each at 80 dBA at 50 feet, and one dozer at 85 dBA at 50 feet, resulting in a combined 
average sound level of 88 dBA at 50 feet. As discussed above, distance attenuation to 5,000 feet provides 
a 40 dBA reduction, resulting in 48 dBA at 5,000 feet. This is less than the "Table 8" daytime criteria of 55 
dBA. Shielding by terrain as the equipment is located within the excavated hole would be expected to 
further reduce sound levels. 

While these sound levels are also below the nighttime criteria of 50 dBA, operations are understood to be 
limited to daytime hours. 
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6. Conclusion 

Based on published sound data for similar operations, experience in evaluating reductions from distance, 
terrain barrier effects, and the reported lack of operational complaints throughout the quarry's operational 
history (including when the equipment was not in the hole), it is reasonable to conclude that the quarry 
satisfies DEQ noise requirements at the closest residence, which is over 1 mile away. A more detailed 
assessment can be considered when and if a noise complaint is received. As described in this technical 
memorandum, the acoustical calculations and operational history do not indicate that a more detailed 
assessment is warranted at this time. 

7. References 

Federal Highway Administration (FHWA). 2006. Roadway Construction Noise Model. 

Federal Transit Administration (FTA). 2018. Transit Noise and Vibration Impact Assessment Manual. FTA 
Report No. 0123. September. 

LSA Associates, Inc. 2006. Noise Impact Analysis - Sanger-Centerville Project. October. 
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Photolog 

Photographs of Muleshoe Rock Quarry 

Project Name: Muleshoe Rock Quarry 

Attention: HNS, Inc. 

Date: October 2025 

Photograph 1: Northeast Side of Pit 

Location: Northeast Side of Pit 

Taken by: HNS, Inc. 

Jacobs 

Jacobs Engineering Group Inc. 

2020 SW Fourth Avenue 
3rd Floor 
Portland, OR 97201 
United States 

T + 1.503.235.5000 

www.jacobs.com 
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Photograph 2: East Side of Pit 

Location: East Side of Pit 

Taken by: HNS, Inc. 

2 

Attachment 10 
Page 10 of 17 

Exhibit 12, Additional Information 
Page 58

 
301



Photolog 

Photograph 3: Southeast Side of Pit 

Location: Southeast Side of Pit 

Taken by: HNS, Inc. 
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Photograph 4: South Side of Pit 

Location: South Side of Pit 

Taken by: HNS, Inc. 
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Photograph 5: Road Leading to the West 

Location: Road Leading to the West 

Taken by: HNS, Inc. 
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Photograph 6: Southwest Side of Pit 

Location: Southwest Side of Pit 

Taken by: HNS, Inc. 
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Photograph 7: North Side of Pit 

Location: North Side of Pit 

Taken by: HNS, Inc. 
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Photograph 8: Northwest Side of Pit 

Location: Northwest Side of Pit 

Taken by: HNS, Inc. 
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Photograph 9: Additional South Side of Pit 

Location: Additional South Side of Pit 

Taken by: HNS, Inc. 
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UMATILLA COUNTY 
PLANNING COMMISSION HEARING 

October 23, 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, October 23, 2025, 6:30pm 
 

** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** ** **  
COMMISSIONERS 
PRESENT: Sam Tucker, Chair, Tami Green, John Standley, Emery Gentry, Andrew 

Morris, Malcolm Millar and Jim Setzer 
 
COMMISSIONER  
PRESENT VIA ZOOM:  Kim Gillet  
 
 

COMMISSIONERS  
ABSENT:  Ann Minton, Vice Chair 
 
 
 

PLANNING STAFF: Megan Davchevski, Planning Manager, Carol Johnson, Senior Planner, 
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 6:30PM and read the Opening Statement. 

 
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. 
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Chair Tucker called for any abstentions, bias, conflicts of interest, declarations of ex parte contact 
or objections to jurisdiction. Chair Tucker stated he had represented Ms. McLane and Mr. Richard 
“Dick” Snow in the past, but this would not affect his decisions. No other reports were made.  

Chair Tucker called for the Staff Report. 

STAFF REPORT 

Mrs. Megan Davchevski started by stating that the application was first submitted to the 
Planning Division in November 2024. Staff sent an incompleteness letter on December 15, 2024, 
and provided a detailed list of necessary information. Up to that point, staff had not received 
much of the requested information. 

She shared that the applicant submitted some of the requested information on June 10, 2025. 
However, at the first evidentiary September 18th hearing, the applicant requested a continuance 
to October 23, 2025, so that additional evidence could be submitted to the record. No staff report 
was given nor testimony was heard at the September 18th hearing.  

Mrs. Davchevski explained that Staff previously notified the applicant with the deadline for 
submitting evidence so it could be included in the Planning Commission packets. However, on 
October 13th, staff were informed that the applicant would be providing information at the 
hearing. The packet for the October 23rd hearing was the same as the previous packet, with the 
exception of the applicant’s September 18th letter requesting the continuance, which was marked 
as Exhibit 11. 

Mrs. Davchevski stated that the applicant requested to add a portion of Tax Lot 12800 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 was a 67-acre portion of Tax Lot 
12800 (according to Planning’s GIS mapping), which was 208.98 acres, although the application 
stated the site would be approximately 47.39 acres in size. Due to the acreage discrepancies, the 
public notice used the acreage generated by the Planning Departments’ GIS mapping software.  

Mrs. Davchevski stated that the proposal, if approved, would add this site as a large significant 
site onto the County’s Goal 5 inventory of significant sites in the County’s Comprehensive Plan. 
The applicant desired to establish this Large Significant Site with protections under Goal 5 and 
requested that the decision allow mining (including blasting), processing, stockpiling and an 
office with a scale. 

She shared there were a number of Exhibits, several with attachments, that were included in the 
Table of Contents. Exhibits included the original application, completeness letter, the 
supplemental application and several email chains between County Staff, the Applicant and their 
representatives. 
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Mrs. Davchevski reiterated that notice of the applicant’s request were 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. 

Mrs. Davchevski stated the criteria of approval were 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. 

Mrs. Davchevski shared that the subject property’s 1989 Conditional Use Permit (CUP) for 
mining had recently been under the Planning Commission’s review for consideration of 
revocation, which resulted in a renewal of the CUP. Prior to conducting mining activities, the 
mining operator must also obtain a Department of Geology and Mineral Industries (DOGAMI) 
Operating Permit. She explained that the Snow Pit was 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 permit mining, Staff requested a condition of 
approval 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 were not on the 
County’s list of significant sites at the time expansion occurs; this would be pursued through the 
Goal 5 process with the current state requirements. As stated within the findings document, 
although the applicant was 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 was reviewed as a new aggregate site. 

Mrs. Davchevski explained the process of approval by the County involved review by the 
County Planning Commission with a recommendation to the Board of County Commissioners 
based on facts and evidence in the record. The Planning Commission was tasked with 
determining if the application satisfied the criteria of approval based on the facts in the record. 
Staff had provided Preliminary Findings of Fact and Conclusions of Law based on the 
applicant’s supplied information.  

Mrs. Davchevski stated Staff have found several criteria of approval that have not been satisfied. 
She further explained that the Planning Commission may agree with Staff or may make 
additional findings stating how the applicant had satisfied those requirements. Although Staff 
were recommending denial based on the provided information, a set of Precedent and 
Subsequent Conditions of approval were included for consideration should the request be 
approved. 

Mrs. Davchevski concluded that following the Planning Commission’s recommendation, the 
Board must also hold a public hearing(s) and decide whether or not to adopt the proposed 



 

October 23, 2025; Umatilla County Planning Commission DRAFT Minutes 4 

amendments. The Board hearing was de-novo; evidence and testimony could be submitted for 
inclusion in the record. The Board hearing was scheduled for December 10, 2025 at 10am. 

Staff found these five criteria had 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 

Commissioner Gentry expressed confusion regarding vague terminology used by the County. He 
referenced the packet, page 15, fourth paragraph, “…this is unverified without additional soil 
samples representing the entire proposed aggregate site.” He asked for clarification on what an 
appropriate sample was. Commissioner Gentry also requested that the County provide a more 
detailed outline of the sampling requirements to fulfill the necessary obligations for the proposed 
site. Mrs. Davchevski stated that when applicants’ retrieve their samples, they then send the rock 
samples into a lab. The lab will test the rock for quality, comparing it against ODOT's (Oregon 
Department of Transportation) requirements. She noted that she did not know the necessary 
depth of the excavation for these samples, mentioning it was likely dependent on the site. Mrs. 
Davchevski stated that ODOT has specific requirements necessary to accept material for use 
within their projects. Commissioner Gentry stated he would expect there to be a basic 
requirement for depth and quantity per area. 

Mrs. Davchevski discussed the requirements for submitting material samples related to a 
proposed mining site, noting that neither the county nor the Oregon Administrative Rules specify 
how deep the sample must be taken. Operators are mandated to submit a representative set of 
sample lab reports, which are used to demonstrate if the material complies with ODOT 
standards. Mrs. Davchevski stated the term "representative" means the samples must accurately 
reflect the specific site the applicants intend to mine. Mrs. Davchevski reviewed a submitted map 
showing current sample locations (indicated by black dots and red text) and the existing 
excavated area. She suggested that for the material to be truly representative of the area 
designated for the overlay, samples should be taken across the whole site intended for that 
overlay, suggesting new sample locations in various areas to ensure adequate coverage. 

Commissioner Standley asked if the applicant’s had received their necessary permits through 
DOGAMI, and if so, would they be able to operate the quarry under the previous Conditional 
Use Permit approval. Mrs. Davchevski stated if DOGAMI granted an operating permit, then yes, 
they could have operated. Commissioner Standley questioned the ODOT specifications and 
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asked for further clarification. Mrs. Davchevski shared an excerpt from OAR 660-023-0180 
(3)(a), page 13 in the packet.  

Commissioner Morris stated no update was provided regarding the applicants’ status with 
DOGAMI. Mrs. Davchevski agreed and stated the applicant might be able to share more in their 
testimony. She had suggested that information should have been provided to her with enough 
time for review and to include it in the packet. This preparation was intended to allow the 
Planning Commissioners enough time to review the material before the meeting that night. The 
record was also open for anyone to provide additional written material. Ultimately, the Planning 
Commission held the responsibility of determining if they felt they had adequate time to review 
the materials or if they desired additional time. However, she stated, the applicant signed a 
waiver stating the County needed to provide a decision no later than December 12, 2025.  

Commissioner Setzer and Commissioner Morris had questions regarding the samples provided 
by the applicant and whether Staff felt those were representative of the entire site. Mrs. 
Davchevski shared that with the new PAPA (Post-Acknowledgement Plan Amendment) 
requested area she had not received any lab reports for samples other than those of the currently 
mined area. She stated the samples should be representative for the entire AR overlay zone; 
while current samples meet ODOT requirements, Staff didn’t think it was representative of the 
entire site. She stated this was what the Planning Commission had to determine, whether the five 
samples from the already mined pit are representative of this entire acreage.  

Chair Tucker clarified that the Planning Commission was responsible for determining whether it 
was a reasonable conclusion to agree with Staff that the five sites are not representative; or 
whether the five sites are adequate in their opinion and, based on these sites, approve as 
representative of the site. 

Chair Tucker described the packet as very complex and technical writing, acknowledging that 
some of the content was difficult to grasp. He suggested a page-by-page review process where 
Staff would identify specific sections where the application was deemed inadequate and provide 
a simple explanation of the inadequacy. After pinpointing the unsatisfied items, the group could 
then ask what measures would be necessary to achieve adequacy. Chair Tucker stated this 
focused method would allow the Planning Commissioners to gain a clearer understanding of the 
issues by concentrating solely on the items that were not satisfied, as many other items were 
already approved or met criteria. 

Mrs. Davchevski went through the unmet criteria, as found on page 2 of the packet, in larger 
detail those sections can be found on the following pages: 

• Page 13, OAR 660-023-0180(a), She stated the samples have to be representative of the 
site, meet ODOT quality standards, and demonstrate the quantity there. Mrs. Davchevski 
stated she was unsure how they configured the quantity for the site and stated they also 
hadn’t accounted for overburden.  
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• Page 17, OAR 660-023-0180(5)(b), She stated was related to conflicts created by the site 
and before analyzing conflicts we must know what activities the site was going to 
produce. The applicants weren’t specific of what activities, thus, there was no way to 
demonstrate what kind of dust, noise, etc. would be produced. She explained that in a 
recent LUBA (Land Use Board of Appeals) decision from a 2023 aggregate site, the 
County, based on information provided from the applicant, found that the operation 
would create dust, noise and other discharges. She stated that LUBA found this 
inadequate, and required specification what other discharges exist, types of activities and 
at what level. They required information regarding activities and mitigation to reduce 
noise, dust, etc. in order to make adequate findings. 

• Page 27-28, OAR 660-023-0180(7)(f), She stated this information, was confirmed from 
the recent LUBA case, that the County must not defer reviewing a reclamation plan, but 
they must review a conceptual reclamation plan; which the applicant had not provided. 
This type of plan would give a general idea of how they plan to mine, and then how they 
would reclaim the sites by replacing the top soil and include the use of the property post 
mining.  

• Page 44, UCDC 152.587(A)(5), states the site complies with OAR 660-023-0180, so if 
the Planning Commission finds they meet the above Oregon Administrative Rule, then 
this would also be compliant. 

• Page 48, Statewide Planning Goal 5 

Proponent: Mrs. Carla McLane, Consultant to the applicant’s, 170 Van Buren Dr, 
Umatilla, OR 97882; Mrs. Carla McLane, representing Jeff and Michelle Hines, addressed the 
claim that the site failed to meet the requirements for quantity and quality. McLane stated that 
the quantity standard was met, as the site contained at least 15 million tons, and likely more. She 
noted that even after accounting for 10% overburden, the remaining 14 million tons significantly 
exceeded the 500,000 tons required for the site to be acknowledged as significant. She 
highlighted a discrepancy in acreage calculations, explaining that their team considered the site 
to be 47 acres in its’ entirety, based on the survey they were using. She stated this differed from 
the staff's calculation of 67 acres, which included the western area where the stockpile area, 
scale, and a future shop were located, an area staff had included in their impact map.  

Mrs. McLane shared that an initial sample was taken from the expansion area to the north. The 
test from this sample was included in their exhibit which confirmed that the material met the 
ODOT standard. A new map also detailed the sample locations, confirming that the tested 
material came from the northern edge of the expansion area (Exhibit 12, Page 22). 

Mrs. McLane confirmed that the five historical rock samples were taken at different depths, but 
none from the surface.  

Mr. Jeff Hines, 210 West Main Street, PO Box 322, Echo, OR 97826; Mr. Jeff Hines stated 
that they hired someone who was certified through the State of Oregon to take samples. He 
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mentioned that the mine had opened in 1989. According to Mr. Hines, multiple samples were 
taken from the site since that time, and none had ever failed. He explained that ODOT ran those 
tests, and that a sodium sulfate test can take about a month to run. Furthermore, Mr. Hines stated 
that the results from the most recent sample taken and test performed were received on that 
Monday. 

Mrs. McLane stated the five previous samples were taken from the center of the currently mined 
site and the new sample, dated September 21, 2025, was taken near the north of the currently 
mined site. She stated they feel they have met the quantity and quality of the sample and it 
should be deemed representative of the site. 

Jennifer Bragar, Attorney, Tomasi Bragar DuBay, 121 SW Morrison, Suite 1850, Portland, 
OR 97204; Ms. Jennifer Bragar discussed the legal requirements regarding site sample 
sufficiency by stating that she had briefly reviewed LUBA 2022-060, Beath et al v. Douglas 
County, a case which noted that more than one sample was needed. She asserted that the existing 
record already contained plenty of samples that were sufficient to demonstrate the 
representativeness of the site, emphasizing that the samples applied to the entire site, not solely 
to the expansion area. 

Commissioner Morris and Commissioner Setzer had some concerns regarding the samples taken 
from the currently mined site 19 acres, of which five samples had been taken, and the new 
expanded area which added about 28 additional acres and only one sample had been provided 
from that area. Mrs. McLane gave an expanded history of how basalt flows are deposited and 
went into much detail of some of the history of this area to explain more to the Planning 
Commissioners. 

Conversations persisted between Commissioner Morris, Chair Tucker, Mrs. McLane regarding 
the previously mined site. Mrs. Davchevski stated the application was to apply the AR overlay to 
the entire site, so the previous permit would not come into play for what was currently proposed. 

Mrs. McLane explained the next criteria raised by staff related to the conflicts created by the site, 
referring to the LUBA decision on Coleman v. Umatilla County. She explained the 1,500-foot 
impact area was really for the benefit of the mine and to alert anyone who would want to place a 
home in this area they are doing so at their own risk. She explained Staff mentioned dust and 
noise impacts as primary conflicts on this site. Mrs. McLane explained that the wind patterns in 
this area were predominantly from the southwest to the northeast, and that current topography 
mitigated the dust and noise generated on the mine floor because of the large rock wall situated 
to the north. 

Commissioner Gentry asked if the regulatory agency can quantify the amount of dust and was 
there regulation by that agency if a complaint was reported. Mrs. McLane stated the Department 
of Environmental Quality (DEQ) is the regulatory agency for dust. Within the pit, the crushers 
have a device called an ACDP, an air contaminant discharge permit, which is regulated by DEQ 
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on dust emitted. She referred to their exhibit (Exhibit 12, pages 6-9) which addressed the issues 
regarding noise and dust. She also referred to the letter from Maul, Foster and Alongi (Exhibit 
12, pages 44-48) who performed the Qualitative Emissions Analysis and potential impacts of the 
Muleshoe mine. The information shared within this report talks about how far Particulate Matter 
(PM) travels and the size of PM as it travels from the pit into the 1,500-foot impact area. She 
stated there were a drastic reduction and most of the PM would be caught by the existing north 
rock face. 

Mrs. McLane also stated they worked with Jacobs, memo from Mark Bastasch, PE, who were 
retained by HNS, Inc to identify the sound levels in accordance with Oregon DEQ noise rules 
(Exhibit 12, pages 49-65). She stated Mr. Bastasch came to similar conclusions with the natural 
terrain along with the remoteness of the site and a lack of sensitive receptors. Mrs. McLane 
stated the analysis from Jacobs concluded that noise levels, of the various equipment proposed 
for use on the site, was projected at 76 to 85 dBA at fifty-feet. She stated Mr. Bastasch combined 
the individual sound levels to identify combined average sound level of 88 dBA and at 5,000-feet 
it was projected the sound would decrease down to 40 dBA. 

Mrs. McLane shared that the mining site will likely extend past the lifetime of the current 
owners. She expressed that the plan involved reclaiming the site for dryland farming, or 
potentially planting native grasses for grazing. Mrs. McLane also pointed out that if irrigation 
was established, wheat could be planted and harvested. Furthermore, she noted that their 
Conceptual Reclamation Plan Map was submitted to DOGAMI and included the necessary 
requirements (Exhibit 12, page 42-43). 

Mrs. McLane stated the last two criteria listed by Staff as not being met includes UCDC 
152.587(A)(5) [complies with OAR 660-023-0180] and Statewide Planning Goal 5. She 
reiterated that if the Planning Commission felt that the applicants had met criteria one through 
three then they have also met the standards under those final fourth and fifth criteria mentioned 
above. 

Chair Tucker stated the Planning Commissioners would find this information on pages 55-56 of 
the packet they would find the five criteria addressed by Staff and the Applicants. 

Mrs. McLane affirmed that the sites on the list were significant because they met the necessary 
criteria concerning quantity, quality, and other related items, making them eligible for Goal 5 
protections. Mrs. McLane and Ms. Jennifer Bragar thoroughly reviewed the Staff Report and 
specified which conditions they had comments on or believed were no longer relevant to the 
application, particularly since they had submitted additional information that satisfied the criteria 
previously reported as unmet (as detailed in Exhibit 12, pages 12-18). 

Mrs. McLane concluded that they included a proposed motion that was in support of the 
testimony for the Planning Commissioners. 
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Ms. Bragar concluded that the applicants have also included a supplemental traffic engineer 
response because there was some question about trip generation. She stated the applicant wanted 
to provide as much responsive information as possible in a short amount of time. She added that 
they've really scurried over the last month to put together the experts and submitted necessary 
test reports so the Planning Commission would have the information they need to make an 
informed decision. 

Mr. Hines reiterated, stating as soon as the last hearing was continued, they were working to 
gather details so they could provide a complete application. 

Mr. Lloyd Piercy, 33927 Riverview Dr, Hermiston, OR 97838; Mr. Lloyd Piercy, the 
property owner whose land borders the Hines’ property, stated that his family were the people 
most impacted by the gravel pit operation. His daughter and son-in-law lived in the closest 
house, situated about a mile away. Mr. Piercy emphasized that due to the distance and the terrain, 
they could not hear the machinery or blasting from the home. He explained that one had to be at 
the very top of the hill to hear the machinery, which only sounded like a tractor running a quarter 
mile away, a typical noise in farm country that did not cause disruption. 

The gravel pit had been in constant operation for the approximately 25 years that Mr. Piercy 
owned his property, having previously been run actively by Dick Snow. The factors that 
mitigated sound also mitigated dust. Mr. Piercy did not really see any dust from the mining 
operation, noting that dust on a windy day resulted more often from vehicles passing on the road 
than from the mine. The operators always warned Mr. Piercy when they were blasting, a courtesy 
Mr. Piercy appreciated because the only road near the pit was their private road, and they did not 
want anyone driving on it during a blast. Mr. Piercy also pointed out that he maintained organic 
fields, including a vineyard and a blueberry field, which were very sensitive to intrusion, but he 
certainly did not see anything from the operation that might have damaged the crop or its 
reputation. Mr. Piercy reported his main concern were that trucks remained respectful on the 
road going in and out, which they had always been. 

Mr. John “Bink” Ramos, PO Box 422, Echo, OR 97826; Mr. Bink Ramos asked how often 
the Planning Commissioners had made a decision without looking at the problem or the issues. 
Chair Tucker advised to Mr. Ramos that this would be a problem and would be considered Ex 
Parte contact and would present an issue for the Planning Commissioners to do so.  

Mr. Ramos stated that he had lived in Echo, working as a crop consultant for 35 years, and had 
been involved in agriculture for the majority of his life. Mr. Ramos defended the quarry against 
claims of dust and pollution, arguing that the pit did not produce enough dust, debris, or 
particulate matter to cause problems for him or his wife, who suffered from severe allergies. He 
claimed that the farming practices going on in the surrounding agricultural areas produced more 
dust than the Muleshoe quarry would. He even estimated that he created more dust going down 
his own driveway.  
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Regarding noise, Mr. Ramos generally did not hear or feel when Jeff blasted. Furthermore, he 
mentioned that if the rock wall was 85 feet high, most noise likely ricocheted back toward the 
south. Mr. Ramos concluded that the quarry's impact on his life and the community's lives was 
negligible from a pollutant standpoint. Conversely, he emphasized the negative consequences of 
restricting the quarry, stating that removing a competitor from the market nearly created a 
monopoly and caused prices to rise. He shared that the lack of access to the rock resource 
personally cost him, requiring him to source material from distances of 10 to 20 miles away for 
his family farm, which was located less than a mile and a half from the pit. 

Mr. Kent Madison, 29299 Madison Rd, Echo, OR 97826; Mr. Kent Madison advocated 
strongly for the approval of a Goal 5 permit, emphasizing that the basalt resource in that area was 
basically non-existent except for the pit under consideration. He stressed the need for the 
resource, pointing out that the cost associated with transporting the required quality of rock from 
Pendleton was outrageous, which had led him to put their projects on hold while waiting for such 
resources to become available. Furthermore, he criticized the Planning Department, stating that 
they were "absolutely the worst" at providing a clear definition of the requirements necessary to 
meet the application criteria. Ultimately, Mr. Madison urged the Planning Commission to 
approve the location as a Goal 5 aggregate resource. 

Neutral: William Stevenson, owner of All American Testing, 819 SW 6th Street, Pendleton, 
OR 97801; Mr. William Stephenson stated that he is a certified technician in ten different 
disciplines and possessed over twenty national highway certifications, mainly dealing with 
materials testing and inspections. He explained that he had tested materials from this specific 
quarry multiple times, primarily for ODOT projects. Mr. Stephenson detailed the stringent 
quality requirements for ODOT materials, which included durability tests such as sodium sulfate 
soundness, LA abrasion, and the Oregon Air Degradation Test. Mr. Stephenson characterized the 
quarry as a good, hard rock source comprising of generally consistent basalt layers, proving to be 
a centrally located and highly durable material. He noted that base rock created from the pit in 
the previous year was used on the interstate and passed the product compliance test at that time. 
Basalt was deemed ideal for structures or highways, including bridges, due to its high specific 
gravity, low absorption, and low porosity. Furthermore, he explained that a hard rock source was 
advantageous because the material was already 100% fractured after blasting, which satisfied the 
fracture requirements increasingly sought by building officials. Based on his visits, Mr. 
Stephenson added that the quarry was difficult to see until one arrived close because of the deep 
terrain which restricts both dust and noise. 

Opponents: None 

Public Agencies: None 
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Rebuttal Testimony: Ms. Jennifer Bragar stated that the Planning Commission had just heard 
additional quantity and quality testimony that further supported the information provided that 
evening. She concluded with the hope for approval based on the applicant's motion. 

Mr. Hines stated there were questions regarding the quality and quantity of samples. He stated that 
other than the sample presented that evening they submitted more to ODOT for testing, however 
only one was completed in time. Chair Tucker stated he appreciated his stance and contrary to the 
quality of the quantity of the product it appeared the conflict was with whether the evidence was 
there to support the application if an appeal to LUBA was sought. 

Chair Tucker asked Staff and the Planning Commissioners if either party wanted to provide 
additional input or would like the opportunity to review the information provided by the applicant 
that evening and leave the record open so that some information could be responded to. Mrs. 
Davchevski stated the request to leave the record open would be a decision left to the Planning 
Commissioners. She requested to provide comment on conditions requested to be striked and to 
provide clarification why those conditions were provided. 

Mrs. Davchevski stated in the original application, the applicant didn't provide specific mitigation 
measures. She explained that left her to determine what mitigation measures could be put as 
sidebars. She compiled information alluded by the Board of County Commissioners and the 
Planning Commissioners on previous approvals. Mrs. Davchevski stated she provided preliminary 
guidelines for conditions of approval and some of these may not be applicable based on new 
evidence provided. Chair Tucker explained that now Mrs. Davchevski was going to address the 
conditions where she may disagree or believe where some were still necessary.  

Mrs. Davchevski stated that condition number four, starting on page 52 of the packet, regarded the 
closure of the 1989 permit. She added, that condition was included because, if the application were 
approved, the 1989 permit was moot. She explained that, in the distant future, if a planner 
referenced accessory use of the property, the previous permit would no longer be included; the 
closure was sought out as a general housekeeping item. However, she noted, that they could not 
terminate that permit without the applicants' request. 

Mrs. Davchevski addressed condition number five, which mandated obtaining a zoning permit. 
The applicant stated that the reclamation plan satisfied this particular condition. Mrs. Davchevski 
explained that obtaining the zoning permit finalizes the permit approval. When the applicant 
submitted the permit, Staff ensure the applicant had secured all necessary state permits, keeping 
copies of those permits, as well as a copy of the Reclamation plan, in the file. With that zoning 
permit, Staff also authorize mining at the site. In this case, it would be mining of outside that 
original boundary. Additionally, the zoning permit captured authorization for accessory structures 
related to the mining activities, such as the scale and the office. Mrs. Davchevski requested that 
the requirement for the zoning permit remain. 
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Mrs. Davchevski explained that condition number ten had been incorporated into the approval 
documentation because the Board of County Commissioners (Board) strongly desired its’ 
inclusion in those types of approvals. She explained, this specific condition served as a mechanism 
for the Community Development Department to address complaints. When the Board received 
calls and complaints about the pit, they could request that Code Enforcement investigate the issue. 

Commissioner Gentry had questions in regards to cleanliness of conditions seven & eight. Mrs. 
Davchevski stated she agreed with the applicant that it would fall into condition number one. She 
stated that those conditions, again, were added due to similar approvals and that is why it was 
included in this application as well. 

Conversations between Commissioner Standley and Commissioner Morris persisted on whether 
they should look at each individual conditions of approval or get a consensus of the conditions to 
vote because it would still go before the Board of County Commissioners. 

Chair Tucker reported on the discussion concerning the motion, detailing the suggestions from 
fellow Commissioners. Commissioner Standley suggested that the body should simply act on the 
motion and approve it as submitted. Conversely, Commissioner Morris suggested approving the 
motion, but making it subject to specific requirements. These requirements included subsequent 
additions to conditions and other requirements that would be agreed upon by both the applicants 
and Staff. Chair Tucker also weighed in, stating that he disagreed with confining the applicants to 
three blasts per year. 

Commissioner Millar asked how the determination of three blasts was decided upon. Mrs. 
Davchevski stated this was taken from previous approvals from similar applications. She stated 
her interpretation from Chair Tucker alluded that new evidence shows that limiting blasting should 
not be included and she was not contesting the Applicant’s request. 

Mrs. Davchevski explained that the final condition discussed, number thirteen, was taken directly 
from the applicant's blasting plan. She indicated that she did not oppose the applicant’s desire to 
modify this schedule. Mrs. Davchevski added that the schedule had previously been listed as 
Monday through Friday, but the applicant had requested that it now state Monday through Saturday 
instead. 

Conversations between Chair Tucker, Commissioner Gentry, Commissioner Morris, 
Commissioner Millar, Commissioner Standley and Mrs. Davchevski regarding whether the 
Planning Commission would like to keep the record open or close the record for deliberations. 
There were conversations that included suggested conditions of approval to remain and those to 
be removed. Mrs. Davchevski asked to keep conditions numbered four, and five to remain as 
written by staff and that condition number ten to include notification prior to blasting and 
notification records be provided to Community Development Department upon request. 
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Mrs. Davchevski reiterated the removal of conditions three, seven and eight and she had no 
concerns with the applicants’ requests to conditions eleven, twelve and thirteen.  

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 12; October 23, 2025, Letter and attachments from Jennifer M. Bragar, Attorney at Tomasi 
Bragar DuBay, and attachments on behalf of the applicant, Jeff and Michelle Hines. 

DELIBERATION & DECISION 

Chair Tucker asked for Mrs. Davchevski to provide a modified motion and she dictated as such, 
with modifications agreed upon by both Staff and the Applicant.  

Commissioner Standley made a motion to approve the Muleshoe Quarry PAPA request; 
Comprehensive Text Amendment #T-098-24 and Zone Map Amendment #Z-325-24 incorporate 
the Applicant’s supplemental submittal, including the attached updated reports, revised plans and 
fact-finding materials as findings in support of the application and modify the specific conditions 
that appear on page 52 of the Staff packet for this file as follows: 

Based on the additional materials provided by the Applicant that establish certain conditions are 
not applicable, remove Subsequent Conditions of Approval 3, 7, 8, 11, and 12; 

Revise Subsequent Conditions of Approval 2, 9, 10, and 13 as follows: 

Condition 2 will read, "Use of the access road across the subject property to the mine pit shall be 
limited to truck speeds of five miles per hour on gravel roads and 10 miles per hour on paved 
roads, and shall include water suppression to reduce dust on gravel roads." 

Condition 9 will read, "Apply water for dust control on the pit floor during times of material 
hauling and movement." 

Condition 10 will read, "Provide a pre-blast notification to the area property owners as set forth 
in this condition. The permittee shall send a written notice to those persons shown on the 
currently available Umatilla County tax roll for real property located within the 1,500-foot 
impact area and those within a 1-mile radius of the site that they may request a blasting 
notification at least 30-days prior to the first blasting activity and only if those property owners 
provide a telephone number for such notice. For those people who respond with a telephone 
number, permittee shall provide a telephone call with 7-day notice that a blast will occur at the 
mine. The permittee shall also provide a telephone call with a 7-day notice to the Echo Rural Fire 
District that a blast will occur. The mining operator is responsible for maintaining blast 
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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." 

Condition 13 will read, "Blasting is limited to the hours of 9am to 5pm, Monday through 
Saturday and blasting will not to occur on Federal Holidays." 

Subsequent Conditions of Approval 1, 6, 14, 15, 16, and 17 will remain as written in the 
Planning Commission packet on pages 52-53. 

Commissioner Green seconded the motion. Motion passed with a vote of 8:0 to recommend 
approval to the Board of County Commissioners.  

Voting Record:  

Yes - Commissioner Gentry, Commissioner Morris, Commissioner Green, Commissioner 
Standley, Commissioner Millar, Commissioner Gillet, Commissioner Setzer, Chair Tucker 

No – none.  

Absent - Commissioner Minton 

MINUTES  

Chair Tucker called for any corrections or additions to the September 18, 2025, meeting minutes. 
No other additions nor corrections were noted. 

Commissioner Morris moved to approve the draft minutes from September 18, 2025, meeting 
minutes, as presented. Commissioner Millar seconded the motion. Motion carried by consensus. 

Chair Tucker called for any corrections or additions to the September 25, 2025, meeting minutes. 
No other additions nor corrections were noted. 

Commissioner Gentry moved to approve the draft minutes from September 25, 2025, meeting 
minutes, as presented. Commissioner Standley seconded the motion. Motion carried by consensus. 

 

OTHER BUSINESS 

No new business to present. 
ADJOURNMENT 

Chair Tucker adjourned the meeting at 9:15PM. 
 

Respectfully submitted, 
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Shawnna Van Sickle,  

Administrative Assistant 
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