
BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR COLUMBIA COLINTY, OREGON

In the Matter of the Application by the Columbia County )
Sheriff and Morse Bros, Inc. For a Conditional Use Permit, ) Final Order No. 6-2007
Site Design Review and Change in Operating Hours at )
the Reichold Mining Site )

WHEREAS, on September 25,2006, the Columbia County Sheriff s Department filed an
application foraConditional Use Permit(CU 07-08), amended Site DesignReview(DR07-01), and
Administrative Review of Operating Hours (AR 07-03) to site a firing range on approximately 12
acres of the 134.22 acre Reichold Mining Site which is zoned Surface Mining (SM); and

WHEREAS, the Columbia County Board of Commissioners took original jurisdiction over
the applications; and

WHEREAS, on January 10,2007 ,the Board of County Commissioners held a hearing on the
applications; and

WHEREAS, after hearing testimony and receiving evidence, the Board closed the hearing,
deliberated on the matters and voted to tentatively approve CU 07-08, DR 07-01 and AR 07-03;

NOW, THEREFORE, IT IS HEREBY ORDERED as follows:

The Board of County Commissioners adopts the findings of facts and conclusions of law set
forth in the Staff Reports to the Board of County Commissioners for CU 07-08, DR 07-01
and AR 07-03, which are attached hereto as Attachments l, 2, and3, respectively, and are
incorporated herein by this reference.

The Applications for CU 07-08, DR 07-01 and AR 07-03,are APPROVED subject to the
following conditions of approval:

1. For CU 07-08 and DR 07-01:

This permit shall become void 2 years from the date of the final decision if
development of the site as a firing range has not begun on the property.
Extensions of time may be granted by the Planning Director if requested in
writing before the expiration date and if the applicant was not responsible for
the failure to develop.

The applicant shall submit a lighting plan to be approved by the planning
Director, which addresses location and type of outdoor lighting on the site
with adequate proof that lights will be shielded so as not to shine directly on
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c.

2. For AR 07-03:

ilt
ilt
t/t
t//
t/l

adjacent properties and the Highway.

The applicant shall submit an access, parking and circulation plan, to be
approved by the Planning Director, in accordance with Section 1405 of the
cczo with the inclusion of I ADA compliant handicap parking space and
I loading space.

The applicant shall submit a landscaping plan to be approved by the planning
Director, which indicates the type and location of vegetation.

The applicant shall provide documentation in the form of a well log, showing
that an adequate water supply is available on site prior to the issuance of a
building permit.

A permit shall be acquired for siting of the holding tank for sewage disposal
prior to the issuance of a building permit.

A revision shall be made to the existing Eagle Biological Assessment and
Management Plan specific to the proposed use and shall be approved by the
oregon and us Department ofFish and wildlife. The applicant shall comply
with the recommendations of the approved assessment.

The applicant shall conduct a noise impact study for the firing range and shall
comply with recommendations generated therefrom.

The applicantshall complywith standard operatinghours of7:00 a.m. to 6:00
p. m., Monday through Sunday unless a change of operating hours is approved
pursuant to Section 1044.5 of the Zoning Ordinance (AR 07-03).

Building permits shall be obtained for siting of the classroom, restroom
facilities and cleaning room.

d.

e

f.

ob'

h.

1.

a. Approval is contingent upon compliance with the conditions of approval for
CU 07-08 and DR 07-01.
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Dated this

Approved as to form

Office of the County Counsel

The Applicant shall comply with conditions imposed by the Board of
commissioners stemming from the noise impact survey produced by the
DSA Company for mitigation of noise impacts.

day of 2007.

BOARD OF COMMISSIONERS
, OREGON

b.
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ASSOCIATED
LAIID USE ACTIONS:

APPLICATION COMPLETE:

APPLICABLE REYTEW CRITBRIA:

Columbia County Zoning Ordinance
Section 1040 Surface Mining
Section 1120 Sensitive Bird Habitat Overlay
Section 1503 Conditional Uses
Section 1600 Administration

ATTACHMENT I

To site a firing range and law enforcement training facility on a portion of
land zoned Surface Mining (sM) to be reviewed as a conditional use
allowable under S ection rcqz .q orthe Columbia county zoningordinance.

PA 07-0 1, AR 07-03, DR 07-0 I & operating permit #0s-007 7 (amendment)

10/02/06 150 DAY DEADLTNE z 03t01/07

)
COLUMBIA COUNTY BOARD OF COMMISSIONERS

STAFF REPORT
January 3,2007

Amendment of post Mining Use

HEARING DATE: January 10,2007

FILE NUMBER: cu 07-08

APPLICANT: Columbia County Sheriff
901 Port Avenue
St Helens, OR 97051

OWNER: Morse Bros.,Inc (MBI)
32260 Old Highway 34
Tangent, OR 97389

PROPERTY LOCATIONI On Columbia River Hwy. North of Dyno NobeVAirgas

TAX ACCOUNT NUMBER: 5l l7-000-00200

Surface Mining (SM)

t34.22 acres

ZONING:

REQUEST:

,SIZE:
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BACKGROUND:

The columbia county Sheriff is seeking approval to site a firing range and law enforcement weapons trainingfacility on land owned by Morse Bros., rnc. 6rrang, currently upprou.d for gravel mining. The county Sheriffexisting firing range facilities, located in the '*uit"r, pit', has been in use for over 25 years and is deemedinadequate, in terms of size and training support, for the needs of various agencies that utilize the site. The FederalBureau of Investigation (FBr) has presented the county with an opportuniiy to build a state of the art complex tobe used by various agencies in the region. other lani use applications associated with this request include anAdministrative Review (AR 07-03), Design Review (DR 07-0i) and an operating permit #05-0077Amendment.
Through this application (cu 07-08) the applicants are requesting approval of the proposed use under conditional
use provisions of the. Surface Mining (SM) zone which utlo* uuiidingr or structures of a public nature not inconjunction with mining operations. In the Administrative Review requist (AR 07-03) the applicants are seeking
approval for the mining operator to excavate the proposed shooting range siie on an expedited schedule, 24 hoursa day 7 days a week, until the site is ready for range ievelopment. Additionally, the applicants are requesting anamendment to the approved operating hours, to operate the range facilitywhen completed, outside of the scope ofallowable operating hours in the surface mining zone. The Design Rwiew is for siting of the firing range andoperating permit is to excavate the site to approiimately 55 feet below the existing surface. The proposed firing

range and weapons training facility is to be used by local and federal law enforcement agencies during the week andwill be available to the general public on the weekends. Structures to be sited for the firing range include aclassroom, cleaning room, restroom facilities and a tower.

The subject Tax Lot properfy is 134.22 acres in size, ofwhich approxim ately l;..}acres will be utilized for the firing
range complex, and located on Columbia River Highway approximately ziq mlenorthwest of Columbia City. Thesubject Tax Lot property currently houses the Reichhold Mining site, approved through Design Review 03-06,

'which is currently active and located directly north of the proposed firing range. Historically the larger sitepreviously housed the Columbia County fairgrounds and racetrack. Various concerts, approved through temporary
permits, have been held on the Tax Lot site more recently. The general area is characteized as sparselydeveloped,
rural industrial in nature with Dyno Nobel and Airgas tocated airectly south ofthe proposed site and Columbia RiverPUD located to the north of the subject Tax Lot parcel. A large forested hill is to the west of the subject property,
zoned for Primary Forest, with no development. The site will be accessible via a driveway off Hwy. 30 that serves
Dyno Nobel and Airgas. The proposed method of sewage disposal is a holding tank and water will be supplied
through a private well.

The approximately 12.0 acremnge site does not contain any flood h azwdareas and the National Wetlands Inventory
(NwD'Trenholm'Map doesnotindicatethepresenceofwetlands. The StHelens-ColumbiaCityCpACBeakmaps
do not present the indication of Big game Habitat nor any other threatened or endangered plants and/or wildlife for
the I2'0 acre site' However, the subject site is close in iroximity to an identified Bald eagle nesting and breeding
site (NG 28). Therefore siting of the firing range shall be in accordance with section 1120 Sensitive Bird Habitat
Overlay' Emergency services are provided by Columbia River Fire and Rescue and the Columbia County Sheriff
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REVIEW CRITERIA & FINDINGS:

COLUMBIA COUNTY ZONING ORDINANCE:

Section 1040 SURFACE MINING

l04l Pumose:

' 1 To provide for development and utilization of deposits of aggregate and resource materials.

To provide for the protection and utilization of these resources in a manner which does not
conflict with other land uses.

.3 To assure economy in handling and transportation costs by locating removal, processing, and
storage activities in as close proximity to the point of end use as feasible.

Finding 1: The applicants are proposing to use approximat ely 12.0 acres for siting of the firing range within the
134.22 acre subject parcel. The Reichhold Mining Site, approved through DR 03-06, is located on th" subject
property and currently operational. The proposed use shouldpose minimal impact to adjacent uses and numerous
measures will be implemented to mitigate any potential 

"onflictr. 
The proposed use will be relatively similar in

nature to adjacent uses Dyno NobeVAirgas to the south and the Reichhold Mining site to the north in regards to
rintensity of use, Siting of the firing range in the proposed location will not conflict with the potential of future
surface mining on the subject parcel,

1043 Conditional Uses: The following uses may be permitted if found in conformance with Section 1044
and Section 1503 of this Ordinance:

.4 Buildings, structures, anduses ofapublicworks,public service, orpublicutilitynature when
not necessary to the operation ofan aggregate site.

F'inding ?: In the Surface Mining (SM) zone uses of a public nature not in conjunction with the operation of an
aggregate site are permitted as a conditional use when found in conformance with Section 1044 and 1503 of the
ColumbiaCountyZoningOrdinance. Theproposedfiringrangewillprimarilyservepublicandgovemmentagencies
including Columbia County law enforcement and the Federal Bureau of krvestigation. Builiings and structures
proposed for the firing range include a classroom, restroom facilities, firearms cleaning room and range tower which
will be reviewed in Design Review 07-01.

1044 Operatins Standards: All mineral resowce operations, either permitted or allowed byconditional
use, shall conform to the following standards:

.1 The landowner and operator shall be jointly responsible for signrng the application.

-2 The operator and landowner must remain in compliance with, and be responsible for, all the
requirements of affected agencies.

,2
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3 Lot or parcel size: The minimum parcel size for a permitted or conditional use shall be 2
acres.

Finding 3: A landowner's consent signed by the President of Morse Bros., Inc. was submitted allowing the
Columbia County Sheriff to apply for the subject Conditional Use Permit. In addition, a license agreement was
submitted indicating all of the terms and regulations of the agreement between Columbia County and Morse Bros.
The Operator and landowner shall comply with any requirements or conditions imposed by affected agencies
relating to the proposed use. The subject property i s ll4.i2acres in size of which approxim ately l2.1acres will be
utilized for the firing range and law enforcement training facility.

'4 Operatine Setbacks: Each aggregate site within the district shall observe the following
minimum setbacks:

A. No exhaction orremoval ofaggregate is permittedwithin 50 feet of theright-of-way
of public roads or easements ofprivate roads.

B. No extraction or removal of aggregate is permitted within 50 feet of anotherpropertS
nor within 200 feet of a residence or zoning district which allows a residenci as-a
permitted use, without written consent of the property owner(s).

C. Processing equipment and batch plants shall not be operated within 50 feet ofanother

il?tf lil;jii:l,TTn::*:Tifi r;s?::y:ffii1?"#:"fr ri;ffi:enand

'Fipding 
4: Section 1044.4 pertains to aggregate mining operations where extraction of natural resources is the

primary use. The proposed firing range and law enforcemeni haining facility site will be excavated to a level of 55,
below the surface. The excavated firing range area will maintain a 501 setbacl from all property lines and public and
private roads. Berms, fencing and a roadway will be located within the 50' setback area.

-5 Operating Hours: Operation shall not start before 7:00 a.m.,nor continue after 6:00 p.m.
daily' except as authorized by Subsection 1046. The Department may exempt isolated
aggregate sites from the established operating hours. Notice of the proposed change in
operating hours must be provided to all property owners within a 1,000 foot radius olth.
aggregate site and to owners ofproperty adjacentto private aggregatesite access road. Ifno
request for a public hearing is made within ten calendar days of mailing said notice, the
operating hours shall be changed as requested by the aggregateoperator. The Commission
may, at any time, require resumption of standard operating hours. If a request is made for
a public hearing, adjustment of standard operating hours shall be determined bythe County.
The Department may approve one period ofextended operation beyond the 7:00 a.m. to 6:00
p.m. operating hours once every six months, not to exceed a two week period.

Finding5: The applicants haverequested an administrativereview (AR07-03), tobeprocessed inco4junctionwith
the conditional use permit (CU 07-08) and design review (DR 07-0i), to vary the operating hours approved for the
MBI Reichhold Site (DR 03-06). The subject property and prior approval are in ro*pti*"J*itt standard operating
hours of 7:00 q t9 6:00 pm as required by Section 104i.5. An-exception to these standards is requested for the
tpproximately 12.0 acre site for the firing range and law enforcement training facility. Due to the availability of
,mding, the applicants are requesting an amendment to the operating hours during development of the site to' 

expedite the process. Included in requests for amendments to operating hours are allowance to operate 24 hours per
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day 7 days a week to excavate the site to the requested elevation and transport materials from the I2.0 acresite to
the conveyor tunnel at the approved Reichhold site. Additionally, u r"qu"rt has been made for amendment of the
operating hours for the firing range and training facility to permit 7:00 amto l0:00 pm Monday through Saturday
and noon to 9:00 pm on Sunday. A condition of approval of this request shall be that the firing range and law
enforcement training facility adhere to the standard operating hours of Z:OO am to 6:00 pm, seven days a week. A
request for amendment to operating hours standards will be reviewed in the associated administrative review (AR
07-03) request.

Visual Impacts: Existing trees and other natural vegetation adjacent to any public park,
residential development, public road, or residential zoning district shall be preserved for a
minimum width of 25 feet. Screening shall be provided at the boundary of the property on
which the surface mining operation is located. If such trees and other vegetation are
insufficient to provide a screen, such screening may be accomplished by one or more of the
following:

A. A sight-obscuring fence or wall;

B. A landscaped berm or preservation of a natural slope;

C. Use ofnative vegetation, or plants and trees with demonstrated ability to thrive under
the anticipated conditions.

Finding 6: Mrnimal vegetation is present on the subj ect property that would provide an adequate means of screening
the proposed firing range. The applicants are proposing to construct a 12'tngltberm around the perimeter of thI
,firing range with a 6'high security fence enclosing the entire facility. Berms to be constructed around the site shall
be landscaped to ensure that dirt/dust does not adversely affect the operations of Airgas located directly south of
the subject firing range. Visual impacts will be further reviewed in the associated Design Review pn Oi-Ot) staff
report.

.7 Access: The operation shall have access to a public road with two-way capacity. The
County may impose weight/load restrictions and./or require the operator to posian adequate
surety bond for road repairs. An on-site access or service road used for mining shall be dust-
free at all points within 300 feet of a public road or residence off the property being mined.

Finding 7: The applicants are proposing to access the site via the previously approved and existing access from
Highway 30 that serves the Reichhold site and Airgas. An additiooal a.r"s, road is proposed aroundihe perimeter
of the fiting range that shall be sited in accordance to County Road Department standards.

.8 Noise: Each aggregate site shall operate with the applicable noise standards required by the
Department of Environmental Quality or other state or federal agencies.

Findine 8: A noise impact assessment was submitted for the Design Review of the Reichhold Mining site located
directly north of the proposed firing range. Potential noise impacts were mitigated through construction of berms
and buffers of scrapers associated with mining. Considering the proposed use is different in nature and will
potentially create more adverse noise impacts a study shall be conducted. The applicants have indicated that the
DSA Company is conducting a noise survey for the range. Any findings resulting from the survey for mitigation of

rise impacts shall become consideration for conditions of approval.

6
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'9 Water Oualitlt All aggregate sites in the district shall be operated in a manner which will
not create turbidity, cause siltation, deposit undesirable materials, or adversely affect water
temperatures in any stream, drainage, or river. In addition, the operator shall not cause
contamination of groundwater or change a stream channel unless the channel change has
previously been approved by all applicable state and federal agencies. Provisions for settling
ponds, diversion dikes, channels, and other strucfures maybe required to protect these water
resources.

Finding 9: Section 1044.9 pertains to aggregate mining operations where extraction of natural resources is the
primary use. The proposed site will be excavated to a levil of 55' below the surface and should not adversely affect
any water features on the subject property. The only significant water feafure is the presence ofwetlands at the base
of the hill northwest of the proposed firing range. The Reichhold Mining site is closer in proximity to the wetlands
and has been excavated to a level orr", t*i"" what is proposed for the firing range, indicating that ground water
contamination will not be a point of concem for this proposal.

.10 Archeological Sites:

A. Prior to excavation - All sites proposed for excavation shall be inventoried for their
archaeological significance in accordance with standards set by the State
Archaeologist. If an area proposed for excavation is found to contain an
archaeological site(s), the Planning Commission shall hold a public hearing, in
accordance with Section 1603, to review testimony regarding the site(s) and establish
mezrsures to mitigate potential conflicts as necessary.

The State Archaeologist shall be notified of such public hearings.

B. During Excavation - Ifan archaeological site(s) is found during excavation, all work
which would impact the site shall halt immediately and the requirements outlined in
Section 1044.10A. shall be met.

Finding 10: The applicant included an archaeological investigation report with File AR 03-02 and an abstract can
be found in the opelating permit application. The results of the Archaeological investigation concluded there are
cultural resources found on the Reichhold site, Specifically the site coritained flaked cobble tools commonly
referred to as cobble choppers. The site investigation was conducted by a portland company, Applied
ArchaeologicalResearch, which conclude the site is not considered to be a significant cultural resource and that no
further investigation of the site is warranted. The State Archaeologist has alio reviewed the archaeological report
conducted by Applied Archaeological Research and concurs with their findings that the site is not a significant
cultural resource. All work will be required to stop if additional cultural resources are found during excavation.

.11 Erosion: The erosion of surfaces affected by mining activities shall be controlled by
plantings of ground cover and other modes which protect these surfaces.

Finding 1l: As noted earlier, the site will only be excavated during development to achieve a level of 55' below
the surface. Therefore, erosion is not a long term concem for this proposal. iZ'ngnberms will be sited around the
'erimeter ofthe firing range for safety purposes and noise reduction. Th" propor"b b.r-, shall be landscaped with

. ppropriate ground cover to prevent erosion due to wind. The floor ofthe firing range will consist mostly of crushed' 
rock with asphalt for firing areas and lanes. Drainage will be internally mitigated through infiltration and a french
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drain system to prevent any potential erosion problems due to storm water runoff.

.12 Slopes and Gradin$. Excavations, both above and below water level, shall be maintained in
an operationallyand environmentallysafe conditionbycomplyingwith standards established
by the Oregon Safe Employment Act (ORS 654.001 to 654.295 and 654.991), the Oregon
Safety and Health Act of 1970 (19 U.S.C. 651 et. seq.), the Department of Geology and
Mineral Industries, and the regulations of other affected agencies.

Finding 12: Excavation, for the period of development of the proposed firing range, shall comply with all
applicable provisions and the Surface Mining Administrator will ensureihat mining of thi site is conducted in a safe
manner according to the appropriate regulationS through review of the operating permit.

Land Reclamation: A land owner or operator of an aggregate site shall, in advance of any
excavation of aggregate materials, prepare and submit a site reclamation plan in accord with
the requirements ofthe Surface Mining and Land Reclamation Ordinance. Reclamation must
return the land to natural condition or return it to a state compatible with the livability, value,
and appropriate development of the affected land and adjacent properfy. Reclamation shall
begin within 12 months after mining activities cease on any segment of the area where
mining has occurred and shall be completed within 3 years after mining activities cease. This
does not apply to any land being used as plant site, stock pile, or work area for ongoing
extracting mining operation.

Finding 13: A site reclamation plan has been submitted in accordance with the requirements of the Surface
Mining. and ttan{ Reclamation Ordinance. The Surface Mining Administrator must approve the reclamation
plan prior to beginning development on the site.

1045 Modification of Standards: The above standards may be modified by the Planning Commission
after public hearing and notification to property owners within 1,000 feet of the subject property
and to owners adjacent to private aggregate site access roads. A Site Design Review for a
Conditional Use in this zone may be processed concurently with the Conditional Use permit
with a single hearing and a single fee which will be the higher of the 2 permit fees.

Finding 14: The Commission may modiff the above standards after a public hearing and proper notification. A
site design review (DR 07-01) was submitted to be processed with this conditional use trqo"rt to be heard at
the January 10,2007 Board of commissioners public Hearing.

Continuing with the Columbia County Zoning Ordinance:

Section 1120 SENSITIVE BIRD HABITAT OVERLAY

.13

Purpose: The purpose of the Sensitive Bird Habitat Overlay Zone is to insure that habitat areas
identified as critical for the survival of the Northern Bald Eagle, Great Blue Heron, and Band-
tailed pigeon are protected from the effects of conflicting uses or activities. This objective shall
be achieved through the development of site specific managemeni plans that are developed to
insure that proposed uses and activities will neither deshoy nor result in the abandonment of
sensitive bird habitat areas.

ll22 Definition of Habitat Sites: All Northem Bald Eagle nests and roosts, Great Blue Heron
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rookeries, and Band-tailed pigeon mineral springs identified in the Columbia County
Comprehensive Plan shall be subject to the requirements of the Sensitive Bird Habitat Overlay
zone. When additional sites are identified by the Oregon Department of Fish and Wildlife, they
shall be added to the Comprehensive Plan map #42 titled Wetland Areas and Sensitive Bird
Habitat Sites of Columbia County and become subject to the requirements of the Sensitive Bird
Habitat Overlay Zone.

ll23 Permitted Uses: Uses permitted in the underlying zone(s) are permitted or conditionally
permitted in the Sensitive Bird Habitat Overlay Zone subject to the additional procedurl and
requirements of Sectio n 1124.

ll24 Development Standards: The following review procedure and criteria shall apply:

.l The review procedure is initiated when: Columbia County receives a request for a
development permit that may affect a sensitive bird habitat.

.2 A proposed use or activity is considered to have the potential for affecting a sensitive bird
habitat if it is located within a quarter mile of an eagle nest or roosting site, or it is within
six hundred (600) feet of a heron rookery or Band-tailed pigeon mineral spring.

.3 If a proposed use or activity meets the locational criteria of subsecti on 1124.2, Columbia
county shall noti$ the oregon Department of Fish and wildlife.

Upon notification, the Oregon Department of Fish and Wildlife shall review the proposed
use or activity and make a determination of whether the use or activity has the potential
for adversely affecting a sensitive bird habitat area. In making this review and
determination, the Oregon Department of Fish and Wildlife shall consult with the
affected landowner(s) and appropriate state agencies. The determination shall be
completed within seven working days of the receipt of the notice from Columbia County.

A sensitive bird habitat will be considered affected by a use or activity if it is located
within 660 feet of an eagle site or within 300 feet of a heron rookery or pigeon mineral
spring. However, the Oregon Department of Fish and Wildlife may determine that uses
and activities located further from the sensitive habitat also will affect the site because of
unique site conditions such as topography. The basis for such a finding shall be spelled
out in the Oregon Department of fish and Wildlife's determination of impact.

If the Oregon Department of Fish and Wildlife determines that the sensitive habitat area
will not be affected, Columbia County may proceed with the processing of the permit
application.

,7 If the Oregon Department of Fish and Wildlife determines that the site would be affected,
the Oregon Departrnent of Fish and Wildlife shall work with the affected property owner
in the development of a site specific habitat protection plan. The plan shall consider
nesting trees, critical nesting periods, roosting sites, and buffer areas.

''- -,'oinding 15: According to the St Helens-Columbia City CPAC Beak maps the subject property is located in a
section with a presence of a Bald eagle breeding site. An identified nest is present approximat ely ll4 mile
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northwest of the proposed firing range. As a part of the previously approved Design Review (DR 03-06) for the
Reichhold Mining site the applicants submitted a Bald nagle Bioioglcal Assessment and Site-Specific
Management Plan with the surface mining operating permit. fhe gald Eagle review did identiff a nest site on an
adjacent property to the west, known as the fairgrounds nest, and an alternate nest site on Goat Island, in the
nearby Columbia River. The fairground nest is located near the southwest corner of the site, in a tree on the
hillside, directly above the existing pond. The Goat Island nest is located on Goat Island, approximately one
mile northeast of the Reichhold site. Staff met with wildlife biologists from the Oregon & US Department of
Fish and Wildlife (ODFW) on site on ll/14106. The representativis expressed concerns regarding completeness
of the applications, potential noise impacts and amendments to the exisling eagle biologcJ assessment (see
attached letter). The applicants shall consult with the Oregon and US Department of Fish and Wildlife and
develop a site specific bald eagle management plan regarding the proposal and submit documentation of
approval from ODFW.

Continuing with the Columbia County Zoning Ordinance:

Section 1503 CONDITIONAL USES:

Granting a Permit: The Commission may grant a Conditional Use Permit after
conducting a public hearing, provided the applicant provides evidence substantiating that
all the requirements of this ordinance relative to the proposed use are satisfied and
demonstrates the proposed use also satisfies the following criteria:

A' The use is listed as a Conditional Use in the zone which is currently applied to the
site;

Finding 16: The applicants are proposing to site the firing range and law enforcement training facility on land
zoned Surface Mining (SM). Conditional uses are permitted in the Surface Mining zone when found in
conformance with section 1044 (findings 3-13) and 1503 of the ZonngOrdinance. Section l044.4reads:
"Buildings, skuctures, and uses of a public works, public service, or publi" utility nature when not necessary to
the operation of an aggregate site." The proposed use is public in nature as it will serve local and federal
govemment law enforcement agencies.

B. The use meets the specific criteria established in the underlying zone:

Finding 17: Conditional uses are permitted in the Surface Mining zone when found in conformance with
Sections 1044 and,.l503. The proposed use is reviewed under the provisions of the Surface Mining (SM) zone in
findings 1-13 of this staffreport.

C. The characteristics of the site are suitable for the proposed use considering size,
shape, location, topography, existence of improvements, and natural features;

Finding 18: The subject properfy is well suited for the proposed use considering size, shape, location,
topography, existence of improvements, and nafural features. The subject tax account is l34.22acres in size of
which approximately 12.0 acres will be used for the proposed firing range and law enforcement training facility.
The location of the proposed site is industrial and rural in nature *ith nytto Nobel and Airgas adjacentio the
:uth and the Reichhold Mining site located directlynorth on the r"-r i*""1. No residential structures are\'- ..present for approximately I mile in any direction from the proposed site. ttre applicants are proposing to

excavate to a level of 55' below the surface with 12' earthen berms around the perimeter for ih. ntittg t*g"
cu 07-08 page 9 of 14
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creating a safer means of disposing firearms rounds. The topography and natural features of the site are
conducive to the proposed use because of the presence of alarge foiested hill behind to the west so that in the
event that an errant round leaves the site it will not travel far.

D. The site and proposed development is timely, considering the adequacy of
transportation systems, public facilities, and services existing or planned for the
area affected by the use.

Finding 19: The subject site is ideally accessible from Columbia River Highway via an approximately 500'
driveway that additionally serves Airgas and Dyno Nobel. The applicants are proposing to ilte a holding tank for
sewage disposal and drill a well for method of water supply. Staff finds that public facilities and services
existing or planned for the area are adequate for the proposed use.

E. The proposed use will not alter the character of the surrounding area in a manner
which substantially limits, impairs, or precludes the use of surrounding properties
for the primary uses listed in the underlying district;

Finding 20: The subject parcel is located within an industri al areaalong Columbia River Highway including
zoningdesignations Surface Mining (SM) or Rural Industrial Planned Development (RIPD). e maiority of other
lands in the vicinity are of a resource nature with zoning designations PrimaryForest (pF-76) and primary
Agriculture (PA-38). The table below illustrates property owners within 1000' feet, as required for noticing of
proposed uses within the Surface Mining zone, from the property boundaries of the 134.22 acre subject picel.
The proposed firing range is approximately 12.0 acres on the southem portion of the 134.22 urr" ,,rbi."i parcel.

,. Wtjhtl the 1000' notice area there are 3 residential dwellings to the t o.th, which are actually approximately I
mile from the proposed firing range. Other uses in the area include Dyno Nobel, Airgas anaCotumUia River
PIID located along Highway 30. The proposed firing range and law enforcement training facility will not alter
the character of the surrounding areabecause it will not pose any greater impact than the uses within the general
vicinity. Staff does not feel the use would impair or preclude sunounding property owners

TAXACCOT'NT# ACRES ZONE USE OWNER TAX CODE
5 I 08-000-00100 406.67 PA-38 DI Stock Ranch Harry & MichaelKem 7

s108-030-00200 7.tt FA-19 ODOT N/A

5108-030-00300 1.70 FA-I9 35251 ChaneyLane Kenneth & JennyHicks N/A

5 108-030-0030 I 2.78 FA-I9 35371 ChaneyLane Tyron Lee N/A

5 I 08-030-00400 0.67 FA-I9 64109 Columbia River Hwy. David & Lorene Jordan N/A

5 I l6-000-00100 102.80 PA-38 DI Stock Ranch Harry & Michael Kem 7

5 I l6-000-00200 61.04 RIPD Morse Bros., [nc. (lvIBI) 6

5 I r6-000-00201 21.49 RIPD Dyno Nobel 4

5 l I 6-000-00300 92.79 RIPD Morse Bros., Inc. (N(BD 4

t.22 CS-I Kinder Cemetery Dale & Alberta Cooper N/A

65.40 PA-38 DI Stock Ranch Harry & MichaelKem 7

5l 16-000-00400

5 I l7-000-00100
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5 l I 7-000-00200 134.22 SM Morse Bros., Inc. (MBI) 4

5 I I 7-000-00203 61.02 RIPD Dyro Nobel /Airgas Dyno Nobel, Inc 4

5 I I 7-000-00204 46.t6 PF-76 David Thompson Sr. 8

5 I 17-000-00205 32.t6 PF-76/
RIPD

Fred & Mary Ellen Bemet 8

5 I I 7-000-00300 r I 1.93 SM Morse Bros., Inc. (MBI) 7

5 I I 7-000-00302 4.62 SM Columbia River PUD Rick Lugar N/A

5 I I 7-000-00400 80.0 PF-76 Forestland Longview Fibre 6* 4= Disqualified Farm Use (Suspension); 6= Designated Forest land (includes Reforestion); 7= Farm-Use (Zoned & Non-Zoned); 8= Optional Timber Tax

F The proposal satisfies the goals and policies of the Comprehensive Plan which
apply to the proposed use;

COLUMBIA COUNTY COMPREHENSTVE PLAII:

SU-RFACE MINING

GOAL:

, to protect andutilize appropriately the mineral and aggregate resources of Columbia County.

POLICIES: It is the policy of the County to:

2- Consider the preservation of aggregate material in all its land use actions.

3' Pay special attention to any development adjacent to mineral and aggregate resources and take
the necessary steps to minimize the impacts of development on these resources.

Finding 21: The applicants are proposing to site the firing range on approximately 12.0 acres of al34.Z2 a."e
parcel which has been approved for surface mining operations;d cunently houses the Reichhold aggregate
mining site. The proposed firing range will be located directly south of the Reichhold mining operation at tfre
very southem end of the subject parcel. Dyno Nobel and Airgas are located directly south of tnis proposed site.
All necessary steps are being taken into consideration for siting of the range so that adjacent uses are not
adversely affected.

Continuing with Zoning Ordinance Section 1503.5:

G. The proposal will not create anyhazndous conditions.

Finding 22: Numerous measures are proposed to reduce any potential risk associated with a firing range. The
-ange itself will 

99 55'below the ground surface with berms both inside the range and around the perimeter. A
\. ..:curity fence will also suround the complex. Shooting will only be conducted by a certified firearms

instructor.
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'6 Desi8n Review: The Commission mayrequire the Conditional Use be subject to a site
design review by the Design Review Board or planning commission.

Finding 23: A Design Review application (DR 07-01) has been submitted in conjunction with this
conditional use permit, Administrative Review 07-03 and operating permit #05-0077 Amendment.

cootioring with th. columbia countv Zooing ordinan.e:

Section 1600 ADMINISTRATION

t612

COMMENTS:

Special Hearings: The Board of County Commissioners, in its discretion, may order any
quasi-judicial land use application or type of quasi-judicial land use application to be heard at a
Special Hearing in lieu of a hearing before thePlanning Commission or the Board of County
Commissioners.

Finding 24: Due to availability of funding from the Federal Bureau of Investigation the Columbia County
Board of Commissioners took jurisdiction of all land use requests associatea wittr siting of the firing range and
law enforcement training facility in order to expedite the process.

I

2

3

4

5

6.

7

The Sanitarian has reviewed the application and has no objections to its approval as submitted
with comments: "The holding tank will require to be installed under u p"r-it from this office.,,

The St Helens CPAC has reviewed the application and has no objections to its approval as
submitted.

The Building Official has reviewed the application and has no objections to its approval as
submitted with comments: "Will need building permits for offices and structures.,'

Columbia River Fire & Rescue has reviewed the application and has no objections to its approval
as submitted with comments: " I have discussed u"."rr and fire flow with Lt. Sirn-ons alieady."

The CountyRoad Department has reviewed the application and has no objection to its approval
as submitted.

Columbia River PIID has reviewed the application and has no objections to its approval as
submitted with comments: " Please keep us notified of all future actions and progress."

Columbia City has reviewed the application and has reviewed the application and has no
objections to its approval as submitted.

The Oregon Department of Fish and Wildlife in coordination with the U. S. Fish and Wildlife
Service submitted a letter dated November 16,2006 (see attached) recommend that the applicant
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develop a site-specific management plan for the bald eagles, known to have nesting sites in the
area.

No other comments have been received from notified nearby property owners or govemment agencies as of the
date of this staffreport (January 3,2007).

STAFF' CONCLUSIONS & RECOMMENDATION:
A new firing range for local law enforcement practice and training has been needed for some time. The present
firing range is too small and inadequate. The SherifPs office has chosen a site with good access and suitable for
the proposed use.

CONDITIONS OF APPROVAL: (Same as conditions in the Design Review DR 07-01)

1' This permit shall become void 2yearcfrom the date of the final decision if development of the site has
not begun on the properly. Extensions of time may be granted by the Planning Director if requested in
writing before the expiration date and if the applicant was not responsible for the failure to develop.

2. The applicant shall submit a lighting plan, to be approved by the planning director, which
addresses location and type of outdoor lighting otr tft" site with aiequate proof that lights will be'' shielded so as to not shine directly on adlacent properties and the Highway

3. The applicant shall submit an access, parking and circulation plan, to be approved by the
planning director, in accordance with Section 1405 of the CCZO with the inclusion of I ADA
compliant handicap parking space and I loading space.

4. The applicant shall submit a landscaping plan, to be approved by the planning director, which
indicates type and location of vegetation

5. The applicant shall provide documentation, in the form of a well log, that an adequate water
supply is available on site prior to the issuance of any building permits.

6. A permit shall be acquired for siting of the holding tank for sewage disposal prior to the issuance
of any building permits.

7. A revision shall be made to the existing Eagle Biological assessment and management plan
specifig to the proposed use and approved bythe Oregon and US Department oifish and
wildlife. The applicant shall comply with the recommendations of the approved assessment.

8' A noise impact study for the firing rangeshall be conducted and the recommendations from the
study as approved by the Director shall be complied with by the applicant.

, 9. The applicant shall complywith standard operating hours of 7:00 am to 6:00 pm, Monday
through Sunday unless a change of operating hours is approved pursuant to Section 1044.5 of the
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10.

cczo (AR 07-03).

Building permits shall be acquired for siting of the classroom, restroom facilities and cleaning
room.
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ATTACHMENT 2

IIEARING DATE:

F'ILE NUMBER:

APPLICANT:

OWNER:

PROPERTY LOCATION:

TAXACCOUNT NUMBER:

ZONING:

SIZE:

\$EQUEST:

ASSOCIATED
LAND USE ACTIONS:

APPLICATION COMPLETE:

APPLICABLE REVIEW CRITERIA:

COLUMBIA COUNTY BOARD OF COMMISSIONERS
STAFF REPORT

January 3,2007

January I0,2007

DR 07_01

C^olumbi a County Sheriff
901 port Avenue
St Helens, OR 97051

Y:ry-r Bros., Inc (MBD
32260 Old Highway 34
rangent, OR 973g9

On Columbia River Hwy. North of Dyno NobeVAirgas
5 1 I 7 -000_00200 (13 4.22 acres)

Surface Mining (SM)

12 acres
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#05 :01TUamendment)10/02/06 
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Section 1040
Section 1120
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BACKGROUND:
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' largef 190 acres currently containing approval for gravel mining. In March 2002 theBoard of Commissioners
adopted Ordinance No. 2002-1, approving a Post Acknowledgment plan Amendment for Morse Bros. Inc. to
surface mine the Reichold Site approximately 190 acres site. kr February 2003 Design Review DR 03-06 was
approved for the mining site with conditions. For clarity and consistency, these two previously approved decisions
with conditions need to be amended with this application to reflect the new firing range use on the southern 12 acres.
The amendments and/or changes in previously approved conditions are reviewea in this StaffReport under CCZO
Section 1044 below.

The County Sheriff existing firing range facilities, located in the 'Watters pit', has been in use for over 25 years and
is deemed inadequate, in terms of size and training support, for the needs of various agencies that utilize the site.
The Federal Bureau of Investigation (FBI) has presenied the County with an opporruniiy to build a state of the art
complex to be used by various agencies in the region. Other land use applications associated with this request
include a Conditional Use CU 07-08, Administrative Review 07 -03and an Operating permit #0s-0077 Amendment.
The applicants are seeking approval of the proposed use under conditionai us" prorrisions of the Surface Mining
(SM) zone which allow buildings or structures of a public nature not in conjunction with mining operations.
Through this application (DR 07-01) siting of the firitrg range will be reviewed in accordance with all applicable
ordinances addressing form and function of the ptopor"d use. In the Administrative Review request (AR-07-03),
the applicants are seeking approval for the mining operator to excavate the proposed shooting range site on an
expedited schedule,24 hours adayT daysaweek, until the site is readyforrange development. Additionally, the
applicants are requesting an amendment to the approved operating hours in order to operate the range facility, when
completed, outside of the scope of allowable operating ho*r in the surface mining zone. The operating permit
application would modiff the current operating permit for the Reichold Site to allow mining in the 400 feet setback
area along the southerly parcel line to approximately 55 feet below the existing surface. The required 50 feet
setback from the adjoining Dyno Nobel parcel will be maintained. The proposed firing range and weapons training
facility is to be used by local and federal law enforcement agencies Auring the week and will be available to the
Seneral public on the weekends. Structures to be sited for the firing r-g! include a classroom, cleaning room,
restroom facilities and a tower.

The subject Tax Lot is 134.22 acres in size, of which approxim ately 12.0 acres will be utilized for the firing range
complex. It is located on Columbia River Highway appro ximately i/4mile northwest of Columbia City. 1.fre targ!,.
subject Tax Lot parcel currentlyhouses the Reichhold Mining site, approved through Design Review 03-06, which
is currently active.andfocated directly north of the ptopor"d firingrange. Historically the larger site previously
housed the Columbia County fairgrounds and racetrack. Various Jon""]tr, approved thto"gh temporary permits,
have been held on the Ta"x Lot parcel more recently. The general areais characieri zed. assparsely developld, rural
industrial in nature with Dyno Nobel and Airgas iocated-tlirectly south of the proposed site and Columbia River
PUD located to the north of the subject Ta:r I,ot parcel. A large forested hill is to the west of the subject properfy,
zoned for Primary Forest, with no development. The site will Le accessible via a driveway that serves Dyno NoUll
and Airgas' The proposed method ofsewage disposal is a holding tank and water will be zupplied through aprivate
well.

The approximately 12.0 acrerarrge site does not contain anyflood hazard areas and the National Wetlands Inventory
(NWD 'Trenholm' Map does not indicate the presence ofwetlands. The St Helens-Columbia City CpAC Beak maps
do not indicate the presence of Big game Habitat nor any other threatened or endangered plants and/or wildlife for
the I2'0 acre site. However, the subject site is close in proximity to an identified Bald eagle nesting and breeding
site (NG 28). Therefore siting of the firing range shall be in accordance with section 1120 Sensitive Bird Habitat
Ovetlay. Emergency services are provided by Columbia River Fire and Rescue and the Columbia County Sheriff.
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REVIEW CRITERIA & FINDINGS:

COLUMBIA COUNTY ZONING ORDINANCE:

Section f040 SURFACE MINING

1041 Purpose:

I To provide for development and utilization of deposits of aggregate and resource materials.

'2 To provide for the protection and utilization of these resoruces in a manner which does not
conflict with other land uses.

'3 To assure economy in handling and transportation costs by locating removal, processing, and
storage activities in as close pioximity to ttre point of end use as feasible.

Finding 1: The applicants are proposing to use approximately 12 acres for siting of the firing range within the
134'22 acre subject parcel. The Reichhold Mining Site, approved through DR 03-06, is located o1 th" subject
propertyand currentlyoperational. The Surface MnngZone allows, trndei conditional use, uses of apublic works
or public service nafure when such uses are not necessary for the operation of the aggregate site. The proposed use
should pose minimal impact to adjacent uses and measures can beimplemented to mitigate anypotential conflicts.
The proposed use will be relatively similar in nature to adjacent uses Dyno NobeyAirgas iothe south and the
Reichhold Mining site to the north in regards to intensity of use. Siting of ttre firing range-in the proposed location
will not conflict with the potential of future surface mining on the zubject tax lot parcel. lSee CU 07-0g Staff
Report)

1043 Conditional Uses: The following uses maybe permitted if found in conformance with Section 1044
and Section 1503 of this Ordinance:

'4 Buildings, structures, and uses of a public works, public service, or public utilitynature when
not necessary to the operation of an aggregate siie.

Finding 2: In the Surface Mining (SM) zone uses of a public nature not in conjunction with the operation of an
aggregate site are permiued as a conditional use when found in conformance with Section 1044 and 1503 of the
ColumbiaCountyZoningOrdinance. Theproposedfiringrangewillprimarilyservepublicandgovernmentagencies
including Columbia County law enforcement and the Federal Bureau of Investigation. Buiiiings and structures
proposed for the firing range include a classroom, restroom facilities, firearms clianing room -d ,*g" tower.

1044 Operating Standards: All mineral resource operations, either permitted or allowed by conditional
use, shall conform to the following standards:

.1 The landowner and operator shall be jointly responsible f,or signing the application.

.2 The operator and landowner must remain in compliance with, and be responsible for, all the
requirements of affected agencies.
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.3 Lot or parcel size: The minimum parcel size for a permitted or conditional use shall be 2
acres

Finding 3: A landowner's consent signed by the President of Morse Bros., Inc. was submitted allowing the
Columbia County Sheriff to apply for the subject Conditional Use Permit. In addition, a license agreement was
submitted indicating all of the terms and regulations of the agreement between Columbia County and Morse Bros.
The Operator and landowner shall comply with any requirements or conditions imposed by affected agencies
relating to the proposed use. The subject property is 134.22 acres in size of which approxim ately L2.1acres will be
utilized for the firing range and law enforcement haining facility. If this application- for a firing range is approved
and amendments are approved for DR 03-06, the ming operator must continue to comply with all ofihe conditions
of DR 06-03 that are unmodified.

.4 Operating Setbacks: Each aggregate site within the district shall observe the following
minimum setbacks:

A. No extraction or removal of aggregate is permitted within 50 feet ofthe right-of-way
ofpublic roads or easements ofprivate roads.

B. No extraction orremoval ofaggregate is permitted within 50 feet ofanotherproperty,
nor within 200 feet of a residence or zoning district which allows a residenci as a
permitted use, without written consent of the property owner(s).

C. Processing equipment andbatchplants shall notbe operatedwithin 50 feet ofanother
' propefty without written consent ofthe property owner(s). Processing equipment and

batch plants shall not operate within 50 feet of a public road righrof-way.

Finding 4: The post-mining use for the land under considerati on, !2acres of a total 30 acres, was approved in DR
03-06 as "Existing Industrial Land" and not to be mined, therefore, not part of the mining setback. Section 1044.4
pertains to aggregatemining operations where extractionofnaturalresources is theprimaryuse. Theproposed firing
range and law enforcement training facility site will be excavated to a level of 55' below the surface, if the
amendments to the Operating Permit are approved. The excavated firing range area will maintain a 50' setback from
all property lines and public and private roads. Condition # 5 of DR 03-06 should be amended by adding the
following sentence: " The land used for the Firing Range shall be removed from consideration as being within the
'setbacks' of the property; and, the mining site is therefore not subject to requirements of 1044.4 setbacks from the
firing range property.

.5 Operating Hours: Operation shall not start before 7:00 a.m., nor continue after 6:00 p.m.
daily, except as authorized by Subsection 7046. The Deparhnent may exempt isolated
aggregate sites from the established operating hours. Notice of the proposed change in
operating hours must be provided to all property owners within a 1,000 foot radius of the
aggregate site and to owners ofproperty adjacent to private aggregatesite access road. Ifno
request for a public hearing is made within ten calendar days of mailing said notice, the
operating hours shall be changed as requested by the aggregateoperator. The Commission
may, at any time, require resumption of standard operating hours. If a request is made for
a public hearing, adjustment of standard operating hours shall be determined by the County.
The Department may approve one period of extended operation beyond the 7:00 a.m. to 6:00
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p'm. operating hours once every six months, not to exceed a two week period.

Findins 5: The applicants have requested an administrative review (AR 07-03), to be processed in conjunction with
the conditional use permit (CU 07-0s) and design review (DR 07-01), to vary the operating hours approved for theMBI Reichhold Site (DR 03-06). The subject property and prior approrral ar" in compliance with standard operating
hours of 7:00 am to 6:00 pm as required by Section toqi.s. An exception to these standards is requested for theapproximately 12 acre site for the firing range and law enforcemerrf t uini.rg facility. Due to the availability offunding, the applicants are requesting an amendment to the operating trourJ during development of the site toexpedite the process' Included in requests for amendments to operating hours are allowance to operate 24 hours per
day 7 days a week to excavate the site to the requested elevation and Lansport materials from the 12.0 acresite to
the conveyor turnel at the approved Reichhold site. Additionally, u r"qu.rt has been made for amendment of the
operating hours for the firing range and training facility to permit 7:00 am to 10:00 pm Monday through Saturday
and noon to 9:00 pm on Sunday. A condition of appiovai of this request shall be ihat the firing range and law
enforcement training facility adhere to the standard operating hours oiz,oo am to oroo p-,r.u"rr"aays a week. A
request for amendment to operating hours standards will be reviewed in the associated ud-inirt utive review (AR
07-03) request' There has been no comments or evidence presented in the record that changes in the operating
hours, as requested, would be detrimental to the public or to any near by property owners.

If AR 07-03 for changes to operating hours is approved, Condition #3 of DR 03-06 should be amended to read:
"Operating hours within the subject 12 acre properry are requested to change. The operating hours within the
original mining atea are not changed except for allowing material that is mineA withinihe subject 12 acres to be
transported via loader or conveyor to the conveyor tunnelinat is in the original mining area in orier for the material
to be conveyed to the Waterview processing site on a l}hours per day andT days per week basis.,,

'6 Visual Impacts: Existing trees and other natural vegetation adjacent to any public park,
residential development, public road, or residential ,o ngdistrict shall be preserved for a
minimumwidth of 25feet. Screeningshallbeprovided ittt"boundaryofthepropertyon
which the surface mining operation is located. If such trees and other vegetation are
insufficient to provide a screen, such screening may be accomplished by one or more of the
following:

A. A sight-obscuring fence or wall;

B. A landscaped berm or preservation of a natural slope;

C. Use ofnative vegetation, orplants andtrees with demonstrated abilityto thrive under
the anticipated conditions.

Finding 6: Minimal vegetation is present on the subject property that would provide an adequate means ofscreening
the proposed firing range. The applicants are proposing to construct a 12' high berm around the perimeter of the
firing range with a 6'high security fence enclosing the entire facility. The berm to be constructed around the site
shall be landscaped to ensure that dirt/dust does not adversely affect ihe operations ofAirgas located directly south
of the subject firing range. The applicants have proposed to plant the berms around the perimeter with a mix of fastgowing deciduous trees such as poplar and evergreen tiees along with a suitable groundcover that will be

:aintained with an automatic irrigation system.
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' Eartfien berms for the adjacent mining area shall be in accordance with the approved operating permit relative tothe original mining area except as may be modified for the subject 12 acrefiring range.

'7 Access: The operation shall have access to a public road with two-way capacity. The
County may impose weight/load restrictions and/or require the operator to post an adequate
surety bond for road repairs. An on-site access or service road used for mining shall be dust-
free at all points within 300 feet of a public road or residence off the property being mined.

Finding 7: The applicants are proposing to access the site via the previously approved and existing access from
Highway30 that serves the Reichhold site directlynorth. An additional access ioad is proposed aroundtheperimeter
of the firing runge that shall be sited in accordance to County Road Department standards, and will require and
access permit for the new use.

'8 Noise: Each aggregate site shall operate with the applicable noise standards required by the
Department of Environmental Quality or other state or federal agencies.

Finding 8: A noise impact assessment was submitted for the Design Review of the Reichhold Mining site located
directlynorth of the proposed firing range. Potential noise impacts were mitigated through conskuction ofberms
and buffers of scrapers associated with mining. Considering ttre propor"duse is different in nature and willpotentially create more adverse noise impacts, a study for the n* urc will be required. The applicants have
indicated that the DSA Company is conducting a noise survey for the range. Any findings resulting from the survey
for mitigation of noise impacts maybecome conditions of approval.

'9 Water Oualitv: All aggregate sites in the district shall be operated in a manner which will' not create turbidity, cause siltation, deposit undesirable materials, or adversely affect water
temperafures in any stream, drainage, or river. In addition, the operator shall not cause
contamination of groundwater or change a stream channel unless the channel change has
previouslybeen approved by all applicable state and federal agencies. provisions for sJttling
ponds, diversion dikes, channels, and other structures may beiequired to protect these water
resources.

Finding 9: Section 1044.9 pertains to aggregate mining operations where extraction of natural resources is theprimary use. The proposed site will be excavated to a level of 55'below the surface. At this depth mining will be
above the ground water table and should not adversely affect water quality or quantity on the subject property. The
only significant waterft{ot" is the presence of wetlands at the base of the hill northwest of the proposed firing
range' The Reichhold Mining site is closer in proximity to the wetlands and avoided in their mining plan. With
gtavel extraction occurring to a level over twice what is proposed for the firing range in the north pit, indicates that
ground water contamination will not be apoint of concirn for this proposal.

.10 Archeological Sites:

A. Prior to excavation - All sites proposed for excavation shall be inventoried for their
archaeological significance in accordance with standards set by the State
Archaeologist. If an area proposed for excavation is found to contain an
archaeological site(s), the Planning Commission shall hold a public hearing in
accordance with Section 1603, to review testimonyregarding the site(s) and establish
measures to mitigate potential con{licts as necessary.
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The State Archaeologist shall be notified of such public hearings.

B. During Excavation - Ifan archaeological site(s) is found during excavation, all work
which would impact the site shall halt immediately and the req-uirements outlined in
Section 1044.10A shall be met.

Finding 10: The applicant included an archaeological investigation report with File AR 03-02 and an abstract can
be found in the operating permit application. Th; results of t[e Archaeological investigation concluded there arecultural resources found on the Reichhold site. Specifically the site coniained flaked cobble tools commonly
referred to as cobble choppers. The site invesligation wN conducted by a portland company, Applied
Archaeological Research, which concluded the site is not considered to be a significant cultural resource and that
no further investigation ofthe site is wa;ranted. The State Archaeologist has also reviewed the archaeological report
conducted by Applied Archaeological Research and concurs with their findings that the site is not a significant
culfural resource. All work will be required to stop if additional cultural resources, besides cobble choppers, arefound during excavation.

'11 Erosion: The erosion of surfaces affected by mining activities shall be controlled by
plantings of ground cover and other modes which protect these surfaces.

Finding 11: As noted earlier, the site will only be excavated during development to achieve a level of 55, below
the surface' Therefore, erosion is not a long term concern for this pr6posal. 12' *tigt berms will be sited around theperimeter of the firing range for safetypurposes and noise reduction. th" propored berms shall be landscaped with
appropriate ground cover to prevent erosion due to wind. The floor ofthe dring range will consist mostly of crushed
rock with asphalt for firing areas and lanes. Drainage will be internallymitigated through infiltration and a french'lrain system to prevent anypotential erosion probGms due to storm water runoff.

'12 Slopes and Grading: Excavations, both above and below water level, shall be maintained in
an operationally and environmentally safe condition by complying with standards established
by the Oregon Safe Employment Act (ORS 654.001 to 654.295 and 654.991), the Oregon
Safety and Health Act of 1970 (19 U.S.C. 651 et. seq.), the Deparrment of Geology ind
Mineral Industries, and the regulations of other affected agencies.

Finding 12: Excavation, for the period of development of the proposed firing range, shall comply with all
applicable provisions and the Surface Mining Adminiitrator will ensure that mining ofthi site is conducted in a safe
manner according to the appropriate regulations through review of the operating permit.

'13 Land Reclamation: A land owner or operator of an aggregate site shall, in advance of any
excavation of aggregate materials, prepare and submit a sitJ reclamation plan in accord with
the requirements ofthe Surface Mining and Land Reclamation Ordinance. Reclamation must
return the land to natural condition orreturn it to a state compatible with the livability, value,
and appropriate development ofthe affected land and adjacent property. Reclamation shall
begin within 12 months after mining activities cease ott uny-r"g*ent of the area where
mining has occurred and shall be completed within 3 years aftei mining activities cease. This
does not apply to any land being used as plant site, stock pile, or iork area for ongoing
extracting mining operation.

.nding 13: Originally, the subject 12 acre site was part of "Existing Industrial Land" as far as an approved
fost-mining use. The 12 care site was not to be mined in the original mining plan. A new site reclamation plan
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has been submitted in accordance with the requirements of the Surface Mining and Land Reclamation
Ordinance. The Surface Mining Administrator must approve the reclamation plan prior to beginning
development on the site. The Surface Mining Administrator has addressed compliance issues in the Operating
Permit Amendment application.

1045 Modification of Standards: The above standards may be modified by the Planning Commission
after public hearing and notification to property owners within 1,000 feet of the subject property
and to owners adjacent to private aggregate site access roads. A Site Design Review for a
Conditional Use in this zone may be processed concurrently with the Conditional Use permit
with a single hearing and a single fee which will be the higher of the 2 permit fees.

Finding 14: The Plaruring Commission or the Board of Commissioners for Special Hearings may modify the
above standards after apublic hearing and proper notification. A site conditional use (CU07-08) was submitted
to be processed with this design review use request to be heard concurrently at the January 10,2007 Board of
Commissioners Public Hearing.

Continuing with the Columbia Coung Zoning Ordinance:

Section 1120 SENSITM BIRD HABITAT OVERLAY

lr2l Purpose: The purpose of the Sensitive Bird Habitat Overlay Zone is to insure that habitat areas
identified as critical for the survival of the Northern Bald Eagle, Great Blue Heron, and Band-
tailed pigeon are protected from the effects of conflicting uses or activities. This objective shall
be achieved through the development of site specific management plans that are developed to
insure that proposed uses and activities will neither destroy nor result in the abandonment of
sensitive bird habitat areas.

ll22 Definition of Habitat Sites: All Northem Bald Eagle nests and roosts, Great Blue Heron
rookeries, and Band-tailed pigeon mineral springs identified in the Columbia County
Comprehensive Plan shall be subject to the requirements of the Sensitive Bird Habitat Overlay
zone. When additional sites are identified by the Oregon Department of Fish and Wildlife, they
shall be added to the Comprehensive Plan map #42 titled Wetland Areas and Sensitive Bird
Habitat Sites of Columbia Counlv and become subject to the requirements of the Sensitive Bird
Habitat Overlay Zone.

ll23 Permitted Uses: Uses permitted in the underlying zone(s) are permitted or conditionally
permitted in the Sensitive Bird Habitat Overlay Zone subject to the additional procedure and
requirements of Section I I24.

ll24 Development Standards: The following review procedure and criteria shall apply:

The review procedure is initiated when: Columbia County receives a request for a
development permit that may affect a sensitive bird habitat.

A proposed use or activity is considered to have the potential for affecting a sensitive bird
habitat if it is located within a quarter mile of an eagle nest or roosting site, or it is within
six hundred (600) feet of a heron rookery or Band-tailed pigeon mineral spring.

I

.2
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4

If a proposed use or activity meets the locational criteria of subsecti on ll24.2,Columbia
county shall notify the oregon Department of Fish and wildlife.

Upon notification, the Oregon Department of Fish and Wildlife shall review the proposed
use or activity and make a determination of whether the use or activity has the potential
for adversely affecting a sensitive bird habitat area. In making this review and
determination, the Oregon Department of Fish and Wildlife shall consult with the
affected landowner(s) and appropriate state agencies. The determination shall be
completed within seven working days of the receipt of the notice from Columbia County.

A sensitive bird habitat will be considered affected by a use or activity if it is located
within 660 feet of an eagle site or within 300 feet of a heron rookery or pigeon mineral
spring. However, the Oregon Department of Fish and Wildlife may detirmine that uses
and activities located further from the sensitive habitat also will affect the site because of
unique site conditions such as topography. The basis for such a finding shall be spelled
out in the Oregon Department of fish and Wildlife's determination of impact.

If the Oregon Department of Fish and Wildlife determines that the sensitive habitat area
will not be affected, Columbia County may proceed with the processing of the permit
application.

.5

.6

.7 If the Oregon Deparhnent of Fish and Witdlife determines that the site would be affected,
the Oregon Department of Fish and Wildlife shall work with the affected property owner
in the development of a site specific habitat protection plan. The plan shall consider
nesting hees, critical nesting periods, roosting sites, and buffer areas.

Finding 15: According to the St Helens-Columbia City CPAC Beak maps the subject properfy is located in a
section with a presence of a Bald eagle breeding site. An identified nest is present upp-*i-ut"ly l/4 mile
northwest of the proposed firing range. As a part of the previously approved Designiteview @i 03-06) for the
Reichhold Mining site the applicants submifted a Bald Eagle Biologiial Assessment and Site-Specific
Management Plan with the surface mining operating permit. The Bald Eagle review identified a nest site on an
adjacent property to the west, known as the fairgrounds nest, and an alternate nest site on Goat Island, in the
nearby Columbia River. The fairground nest is located near the southwest comer of the site, in a hee on the
hillside, directly above the existing pond. The Goat Island nest is located on Goat Island, approximately one
mile northeast of the Reichhold site. Staff met with wildlife biologists from the Oregon & U-S Department of
Fish and Wildlife on site on 11114/06. The representatives expressed concerns regarding completiness of the
applications, potential noise impacts and amendments to the existing eagle biologicat assessment. As per letter
dated November 16,2006, from Susan Barnes Department of Fish anO WitAme, ihe applicant shall thoroughly
assess potential impacts of the proposed firing range to the bald eagles in a site specific management plan.

Continging with the Columbia County Zoning Ordinance;

Section 1300 SIGNS

1301 Use: No sign may be established, altered, or expanded hereafter in any district in Columbia
County, except in accordance with the provisions outlined in this Section. The sign provisions
apply to signs established in conjunction with any use in the county. [Amended by ordinance 2002-02,
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eltr.6/t2/02J.

Finding 16: The design review application indicates that signs are not proposed at this time. Should the
applicants choose to site a sign for the proposed use a permit shall be acquired and construction and design of
the sign shall conform to all applicable provisions of Section 13 l3 Commercial and Industrial Districts.

cootioriog *ith th. colo-bi" Coroty Zooiog o.dio"o..t

Section 1400 OFF-STREET PARKING AND LOADING

l40l General Provisions: At the time of the erection of a new build.ing, or an addition to an existing
building, or any change in the use of an existing building, structure, or land which results in an
intensified use by customers, occupants, employees, or other persons, oftstreet parking and
loading shall be provided according to the requirements of this section.

1402 Continuing Oblieation: The provisions for and maintenance of off-street parking and loading
facilities shall be a continuing obligation of the property owner. No building or any other
required permit for a structure or use under this or any other applicable rule, ordinance, or
regulation shall be issued with respect to off-street parking and loading, or land served by such
land, until satisfactory evidence is presented that the property is, and will remain, available for
the designated use as a parking or loading facility.

Finding 17: The design review application states: "The parking on the subject property will be head-in
parking at the base of the slope west of the buildings and access road loop (see exhiblt 4 and 4b). The parking
area will be covered with compacted crushed rock. This area is approximately 140 feet by 50 feet."

1405 Plans Required: A plot plan shall be submitted in duplicate to the Director with each application
for a building permit or for a change of classification to OP. The plot plan shall include the
following information :

.1 Dimensions of the parking lot.

.2 Access to streets and location of curb cuts.

.3 Location of individual parking spaces.

.4 Circulation pattern.

.5 Grade and drainage.

.6 Abutting property.

.7 A landscaping plan which shall include the location and names of all vegetation, and the
location and size of fencing or other screening material. This plan shall be approved by
the Director.

'!ut!ing :g: Plans submitted as a part of this design review application do not specifically address the design
-;nd function of off street parking and loading axeils for the proposeO firing t*g". As noted previously, the
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applicants indicate a parking area of approximately 7,000 square feet and the location and surface type. As a
condition of approval the applicants shall submit a parking plan which adequately addresses dimensi,on, access,
circulation, g[ade and drainage. Landscaping of the parking lot will not be requirld due to the nature of the
proposed use.

l4l0 Size:

-l The standard size of a parking space shall be 9 feet by 18 feet.

.2 Handicapped parking spaces shall be 12 feetby 1g feet.

.3 Parallel parking, the length of the parking space shall be increased to 22 feet.

l4lt Aisles: Aisles shall not be less than:

.1 25'0" in width for 90 degree parking;

.2 20'0" in width for 60 degree parking;

.3 20'0', in width for 45 degree parking; and

.4 l2'0', inwidth for parallel parking.

Finding-l9: Approximately one row of 14 standard parking spaces and I handicapped space would be available
' considering the proposed dimensions of the parking area and standards for size of rpu".i and aisles. The
proposed use does not fall within a category addresied in Section 1416 Minimum Required Off-Street parking
Spaces, therefore an equivalent shall be determined by the Director as described in Sectio n l4lT "UnspecifieJ
LJses". Staff determines that the area proposed for off-street parking is adequate for the proposed use. The
applicant shall include I ADA handicap space for the parking lot. One loaAing space stratt atso be made
available as close in proximity to the holding tank as possible for proper disposal of waste without disruption to
parking and circulation of vehicles.

Continuing with the Columbia County.Zoning Ordinance

Section 1550 SITE DESIGN REVIEW

The Site Design Review process shall apply to all new development, redevelopment, expansion, or
improvement of all community, govemmental, instifutional, commercial, industrial and multi-familyresidential
(4 or more units) uses in the County.

.1 T)4pes of Site Design Review:

Type 1:

criteria:
Projects, developments and building expansions which meet any of the following

1 are less than 5,000 sg.ft., and are less than 10% of the square footage of an existing

DR 07-01
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J

Increase the number of dwelling units in a multi-family project.

Increase the height of an existing building.

Projects, developments and building expansions which meet any of the followingTWe2:
criteria:

1' have an area of 5,000 sq.ft. or more, or are l}Yo or more of the square footage of an
existing structure.

2- Change the category of use (e.g., commercial to industrial, etc.).

3. New off-site advertising signs or billboards.

4' Anyproject meeting any of the Type2 criteria shall be deemed a Tlpe 2 Design Review
application

'2 Desi8n Review Process: The Planning Director shall review and decide all Tlpe I Site Design
Review applications. The Planning Commission shall review all Tlpe 2 Design Review
applications. Applications shall be processed in accordance with Sections 1600 and 1700 of this
ordinance.

Finding 20: The proposed area of improvements for the firing range and law enforcement training facility is
approximately 12 acres in size. The area proposed for developmentis greater than 5,000 square feet, therefore

' Jhe. 
an- qlication will be processed as a Type tr Design Review. The Board of County Commissioners took

iurisdiction over review of the request as allowable under section 1612 "Specral Hearings of the Columbia
County Zoning Ordinance".

Pre-application ConfeJence: A pre-application conference is required for all projects applyrng
for a Site Design Review, unless the Director or his/her designate determines-it is unnecer;rry
The submittal requirements for each application are as defined in this section and the standards
of the applicable zone, andwill be determined and explained to the applicant at the pre-
application conference.

.3

Pre-application Conference Committee: The committee shall be appointed by the planning
Director and shall consist of at least the following officials, or theiidesignated staff members.
Only affected officials need to be present at each pre-application conference.

a) The CountyPlanning Director.
b) The CountyDirector of public Works.
c) The Fire Marshal of the appropriate Rural Fire District.
d) The CountyBuilding Official.
e) The County Sanitarian.
0 A city representative, for projects inside Urban Growth Boundaries.g) Other appointees by the Planning Director, such as an Architect, Landscape Architect,

real estate agent, appropriate officials, etc.

' --rlinding 21: A pre-application conference was held with the applicant where an application submittal
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checklist was provided indicating those items needed for submittal as a part of the design review application.

'5 Submittal documents: The following documents, when applicable, are required for a Site Design
Review. The scope of the drawings and documents to be included will be determined at the prJ-
application conference by the Pre-application Conference Committee, and a Site Design Review
Submittal Checklist will be given to the applicant, documenting which items are deemed not
applicable or not necessary to determine compliance with County and State standards, with a
short explanation given for each item so determined

History.
Project narrative.
Existing site plan.
Proposed site plan.
Grading plan.
Drainage plan.
Wetland mitigation plan.
Landscaping plan.
Architectural plans.
Sign drawings.
Access, parking and circulation plan.
Impact assessment.
Site Design Review Submittal Checklist.

Finding 22: A majority of the above provisions have been satisfied or addressed with the Design application''submitted. Elements of the design review application determined inadequate for review include a taniscaping
plan, sign plan and access, parking and circulation plan. If a sign is proposed the applicants shall submit a
proposal conform'ing to Section 1300 Signs of the ZomngOrdinance. A conditior, oiupproual of this application
shall be submittal of a landscaping and access, parking and circulation plan conforming to County standards.

'6 Site Plan Submittal and Analysis: The applicant shall submit an application and any necessary
supplemental information as required by this ordinance to the Land Development Services
Deparlment. The Planning Director or designate shall review the application and check its
completeness and conformance with this ordinance. Once a Type i application is deemed
complete, it shall be scheduled for the earliest possible hearing Lefore in. ft*rring Commission.
A staff report shall be prepared and sent to the applicant, the plaruring Commission, and any
interested party requesting a copy.

.7 Planning Director Review: All Type I design review applications will be processed by the
Planning Director or designate according to Sections tOOt, 1602 and 1609 of this ordinance. If
the Director determines that the proposed development meets the provisions of this ordinance,
the director may approve the project and may auich any reasonable conditions.

'8 Planning Commission Review: The Planning Commission shall hold a public hearing for all
Type2 Design Review applications according to Sections 1603, 1604 and 1608 of this ordinance.
If the Planning Commission determines that the proposed devel,opment meets the provisions of
this ordinance, it may approve the project. The Ftanning Commission may attachanyreasonable
conditions to its approval of a site plan.

A.
B,
C.

D.
E.
F.
G.
H.
I.
J.

K.
L.
M.
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'9 Compliance: Conditions placed upon the development of a site are also placed upon any
building permits issued for the same site. These ionditions shall be met ty the developir prior to
an occupancy permit being issued by the Building Official, or as an alternative, a bond shall be
posted equal to l25o/o of the estimated cost of theunfinished work, to ensure completion within 1
year of occupancy. If all improvements are not completed within the l-year 66n6 period, the
County may use the bond to complete the work.

Finding 23: This application is being reviewed as a Tlpe tr site design review that will be heard at a January
t0,2007 public hearing by the Columbia CountyBoard of Commissioners. Conditions of approval maybe
placed on the development as deemed necessary by the Board of Commissioners. Conditions of approval shall
be satisfied prior to construction or issuance of building permits.

'10 Existing Site Plan: The degree of detail in the existing site plan shall be appropriate to the scale
of the proposal, or to special site features requiring 

"*"fuI 
design. An exisiing site plan shall

include the following, unless it is determined by the Planning Director that the information is not
applicable or is not necessary to determine compliance with bo*ty and State standards, and a
short explanation will be given for each item so determined:

A. A vicinity map showing location of the property in relation to adjacent properties, roads,
pedestrian ways and bikeways, and utility access. Site features, manmade or natural,
which cross property boundaries are to be shown.

B. A site description map at a suitable scale (i.e. l":100'; 1":50'; or l":20') showing parcel
boundaries and gross area, including the following elements, when applicable:

l. Contour lines at the following minimum intervals:

a. 2 foot intervals for slopes 0-20%;

b. 5 or 10 foot intervals for slopes exceeding2}yo;

c. Identification of areas exceeding 35% slope.

In special areas, a detailed slope analysis may be required. Sources for slope
analysis include maps located at the U.S. Natural Resources Conservation-Service
office.

Potential natural hazard areas, including potential flood or high ground water,
landslide, erosion, and drainage ways. An engineering geologic studymaybe
required.

Wetland areas, springs, wildlife habitatareas, wooded areas, and surface features
such as mounds and large rock outcroppings.

Streams and stream corridors.

2

3

4.

5,

6.
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7. Significant noise sources.

8. Existing structures, improvements, utilities, easements and other development.

9. Adjacent property structures and/or uses.

Finding 24: The applicant submitted an existing site plan and vicinity map which adequately addresses the
above standards. A topographical survey map was submitted displaying conto,rrc at} footintervals. Slope
analysis on this site is not required since the site is relatively nat. ttreie does not appear to be any other
potential natural hazards on the property.

' 1 1 Proposed Site Plan: A complete application for design review shall be submitted, including the
following plans, which may be combined, * upptop.iate, onto one or more drawings, unless it is
determined by the Planning Director that the information is not applicable or is not necessary to
determine compliance with County and State standards, and a short explanation will be given for
each item so determined:

A. Site Plan: The site plan shall be drawn at a suitable scale (i.e. 1t':100', 1":50', or I ":20')
and shall include the following:

I The applicant's entire property and the surrounding area to a distance sufficient to
determine the relationships between the applicant's property and proposed
development and adjacent properties and developments.

Boundary lines and dimensions of the property and all proposed property lines.
Future buildings in phased development shall be indicated.

Identification information, including names and addresses ofproject designers.

Natural features which will be fillized,in the site plan.

Location, dimensions and names of all existing or platted roads or other public
ways, easements, and railroad rights-of-way on or adjacent to the property, city
limits, section lines and comers, and monuments.

Location and dimensions of all existing structures, improvements, or utilities to
remain, and structures to be removed, all drawn to scale.

Historic structures, as designated in the comprehensive plan.

Approximate location and size of storm water retention or detention facilities and
storm drains.

9 r,ocation and exterior dimensions of all proposed structures and impervious
surfaces.

2.

3,

4.

5.

6

7

8

Location and dimension of parking and loading areim. pedestrian and bicycle

DR 07-01
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circulation, and related access ways. Individual parking spaces shall be shown.

11. orientation of structures, showing entrances and exits.

12. All exterior lighting, showing type, height, wattage, and hours of use.

13. Drainage, including possible adverse effects on adjacent lands.

14. Service areas for waste disposal and recycling.

15. Noise sources, with estimated hours of operation and decibel levels at the property
boturdaries.

16. A landscaping plan which includes, if applicable:

a. Location and height offences, buffers, and screening;

b. Location of terraces, decks, shelters, play areas, and common open spaces;

c. Location, t1pe, size, and species of existing and proposed shrubs and trees;
and

d. A narrative which addresses soil conditions and erosion control measures.

t@!Ug-25: The applicant submitted a proposed site plan that adequately addresses a majority of the above
provisions. The proposed site plan illustrates the location of the firing rffig€, berms, roadways, .lurrroo*,
restroom facilities, cleaning room and tower. Elements of the proporid site plan not illustrated which may
require further review include: location of stormwater retention facilities and storm drains, location and
dimension of all parking and loading areas, exterior lighting and a landscaping plan.

B. Grading Plans: A preliminary grading plan indicating where and to what extent grading
will take place, including general contour lines, slope ratios, slope stabilization pioporulr,
and natural resource protection proposals.

C. Architectural Drawings:

,*,", elevations and sections;

2. Building materials (color and type);

3. Floor plan.

Finding 26: A surface mining operating permit was submitted to be reviewed concurrently with associated
'pd u9e_approvals. Operating permit #05-0077,previously approved for the Reichhold site, was proposed to be

-,nended 
to reflect the proposal of the approximately 12 acres for the firing range site. A Grading Plan is not

-necessary in the Surface Mining zone if the excavation is part of an approved mining plan. The applicants are
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proposing to excavate the site to a level of 55'below the surface and use overburden as needed for elements
such as the berms' Transport of excavated materials will be through the conveyor tunnel at the Reichhold site to
the Waterview aggregate processing facility. The floor of the range will be covered with a minimum of 6,, of
compacted crushed rock. Architectural drawings were submitted with building elevations and sections, materials
and floor plans for the classroom, restroom facilities and cleaning room.

D. Signs: (see also ZoningOrdinance Section 1300)

l. Freestanding sign:

a. Location of sign on site plan;

b. Elevation of sign (indicate size, total height, height between bottom of
sign and ground, color, materials, and means of illumination).

2. On-Building Sien:

a, Building elevation with location of sign (indicate size, color, materials and
means of illumination);

b. Plot plan showing location of signs on building in relation to adjoining
properfy.

Finding 27: 
-No 

signs are proposed at this time. Any signs proposed in the future shall be sited in accordance\with section 1300 Signs of the ZoningOrdinance.

.12

A. General Provisions:

1. Existing plant materials on a site shall be protected to prevent erosion. Existing
trees and shrubs maybe used to meet landscaping requirements if no cuuing oi
filling takes place within the dripline of the trees or shrubs.

2. All wooded areas, significant clumps or groves of trees, and specimen conifers,
oaks or other large deciduous hees, shall be preserved or replaced by new
plantings of similar size or character.

B. Buffering Requirements:

1. Buffering and/or screening are required to reduce the impacts on adjacent uses
which.are of a different type. When different uses are separated by a right of way,
buffering, but not screening, may be required.

2. A buffer consists of an area within a required setback adjacent to a property line,
having a width of up to l0 feet, except where the Planning Commisiion requires a

tri,1li,lJ,i3l;rT*3.*'* 
equal to the length orthe propertv line adjacent to the
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Buffer areas shall be limited to utilities, screening, pedestrian and bicycle paths,
and landscaping. No buildings, roads, or parking areas shall be allowed in a
buffer area.

4. The minimum improvements within a buffer area shall include

a. one row of trees, or groupings of trees equivalent to one row of hees. At
the time of planting, these trees shall not be less than l0 feet high for
deciduous trees and 5 feet high for evergreen trees, measured from the
ground to the top of the tree after planting. Spacing of trees at maturity
shall be sufficient to provide a year-round buffer.

In addition, at least one 5-gallon shrub shall be planted for each 100 square
feet ofrequired buffer area.

c. The remaining area shall be planted in grass or ground cover, or spread
with bark mulch or other appropriate ground cover (e.g. round rock).
Pedestrian and bicycle paths are permitted in buffer areas.

C. Screening Requirements:

Where screening is required, the following standards shall apply in addition to
those required for buffering:

a. A hedge of evergreen shrubs shall be planted which will form a four-foot
high continuous screen within two years of planting; or,

b. An earthen berm planted with evergreen plant materials shall be provided
which will form a continuous screen six feet in height within two yearsi
The unplanted portion of the berm shall be planted in lawn, ground cover
or bark mulch; or,

c. A five foot or taller fence or wall shall be constructed to provide a
continuous sight obscuring screen. Fences and walls shall be constructed
of any materials commonly used in the construction of fences and walls
such as wood, brick, or other materials approved by the Director.
Comrgated metal is not an acceptable fencing material. Chain link fences
with slats maybe used if combined with a continuous evergreen hedge.

When the new use is downhitl from the adjoining zone or use being protected, the
prescribed heights of required fences, walls, or landscape screening along the
common property line shall be measured from the actual grade of the adjoining
property at the common property line. This requirement may be waived by the
adjacent properfy owner.

If four or more off-street parking spaces are required, off-street parking adjacent
to a public road shall provide a minimum of four square feet of landscaping for

3

b.

I

2

3
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4.

each lineal foot of street frontage. Such landscaping shall consist of landscaped
berms or shrubbery at least 4 feetin total height at maturity. Additionally, orr"
tree shall be provided for each 50lineal feet of street frontage or fractionthereof

Landscaped parking areas may include special design features such as landscaped
berms, decorative walls, and raised planters.

Loading areas, outside storage, and service facilities must be screened from
adjoining properties.

5

D. Fences and Walls:

1' Fences, walls or combinations of earthen berms and fences or walls up to four feet
in height may be constructed within a required front yard. Rear and side yard
fences, or berm/fence combinations behind the requiied front yard setbacl may be
up to six feet in height.

2. The prescribed heights of required fences, walls, or landscaping shall be measured
from the lowest of the adjoining levels of finished grade.

3. Fences and walls shall be constructed of anymaterials commonlyused in the
construction of fences and walls such as wood, brick, or other materials approved
by the Director. Comrgated metal is not an acceptable fencing material. Chain
link fences with slats may be used if combined with a continuous evergreen. hedge.

E' Re-vegetation: Where nafural vegetation or topsoil has been removed in areas not
occupied by structures or landscaping, such areas shall be replanted to prevent erosion.

Finding 28: Minimal vegetation is present on the subject properfy available to meet landscaping orbuffering
requirements' Berms, approxim ately 12'in height, will be rit.d *o*d the perimeter of the firing range with a 6,
security fence enclosing the entire complex. The berms around the complex will be planted with fast growing
deciduous trees and groundcover for screening and erosion control p-por"r. Staff finds that landscuping ir, 

-
designated parking areas is not necessary for the proposed use. Representatives from the Oregon and US
Department of Fish and Wildlife stressed the need for native plants that may facilitate in buffering of noise from
the firing range. As a condition of approval the applicants shall submitted adetailed landscaping il* including
types and location of vegetation.

.13 Standards for Approval:

The Planning Commission or Director shall make a finding with respect to each of the following
criteria when approving, approving with conditions, or denying an application:

A' Flood Hazard Areas: See CCZO $1100, Flood HazardOverlay Zone. All development
in Flood Hazard Areas must complywith state and Federal Guidelines.

nding 29: According to FEMA flood hazard,map 41009C0340C no portion of the approximat ely 12.0 a,"e
sfbject site is located within a flood hazard, area.
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' 'l B' Wetlands and Riparian Areas: Alteration of wetlands and riparian areas shall be in
compliance with State and Federal laws.

Finding 30: The National Wetlands Inventory NwD St. Helens map does not indicate the presence of a
wetlands on the 12.0 acre subject site. No hydric soilsare present on the subject property. Riparian corridor
standards and wetland buffers do not apply to this situation because there are no water features including
wetlands and riparian areas on the subject property.

C' Nafural Areas and Features: To the greatest practical extent possible, natural areas and
features of the site shall be preserved.

Finding 3l: There are no significant natural areas or features located on the 12.0 acre site.

D' Historic and Cultural sites and structures: All historic and culturally significant sites and
structures identified in the Comprehensive Plan, or identified for inclusion in the County
Periodic Review, shall be protected if they still exist.

Finding 32: This site has not been identified as a historically or culturally significant site in the
comprehensive plan. Further, it has not been included during a periodic ,.ui.* work task or any additional
studies.

E' Liehting: All outdoor lights shall be shielded so as to not shine directly on adjacent
properties and roads.

'Finding 33: The applicant did not address lighting in the design review application with the exception that if
exterior lighting is needed on the site it will be installed below grade anA snietaed so as to not shine upward .
Based on the request for operating hours of the facility exterior lighting will be needed for operation at night. A
condition of approval shall be submittal of an adequate lighting pt." -

.I4 Final $ite Plan Approval: If the Plaruring Director or Planning Commission approves a
preliminary site plan, the applicant shall finalizeall the site drawings and submit them to the
Director for review. If the Director finds the final site plan conforms with the preliminary site
plan, as approved by the Director or Planning Commission, the Director shall give approval to
the final site plan' Minor differences between the preliminary site plan and the finaLsite plan
may be approved by the Director. These plans shall be attached tolhe building permit
application and shall become apartof that permit.

Findine 34: Final site plans approved bythe Director shall be attached to the building permit.

Cootiouing with thu Colu-bi" Couoty Zooing Ordin"n.u:

Section 1600 ADMINISTRATION

1612 Special Hearings: The Board of County Commissioners, in its discretion, may order any
quasi-judicial land use application or [pe of quasi-judicial land use application to be heard at a
Special Hearing in lieu of a hearing before the Planning Commission or the Board of County
Commissioners.
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Finding 35: Due to availabilityof funding from the Federal Bureau of Investigation the Columbia County
Board of Commissioners took jurisdiction of all land use requests associated with siting of the firing range and
law enforcement training facility in order to expedite the process.

COMMENTS:

The Sanitarian has reviewed the application and has no objections to its approval as submitted
with comments: "The holding tank will require to be instailed under u p"noit from this office.,,

The St Helens CPAC has reviewed the application and has no objections to its approval as
submitted.

The Building official has reviewed the application and has no objections to its approval as
submitted with comments: "Will need buiidingpermits for officel and structures.',

Columbia River Fire & Rescue has reviewed the application and has no objections to its approval
as submitted with comments: " I have discussed u".mr and fire flow with tt. Si*-otrr ut r^uay;

The CountyRoad Department has reviewed the application and has no objection to its approval
as submitted.

Columbia River PUD has reviewed the application and has no objections to its approval as
submitted with comments: " Please keep us notified of all future actions and progress.,,

Columbia City has reviewed the application and has reviewed the application and has no
objections to its approval as submifted.

The Oregon Department of Fish and Wildlife (ODFW) has reviewed the application, along with a
representative from the U.S. Fish and Wildlife Service, and submitted a leiter dated November
16,2006 recommending that the applicant thoroughly assess potential impacts of the proposed
project to bald eagles in the project vicinity particularly from noise generating activities. ODFW
also recornmends that the applicant develop a site-specific management plan for the eagles that
includes specific measlues or restrictions and moniioring activities. (See letter under co-mments)

No other comments have been received from notified nearbyproperty owners or govemment agencies as of the
date of this staff report (January 3,2007).

STAFF CONCLUSIONS & RECOMMENDATION:

A new firing range for local law enforcement practice and training has been needed for some time. The present
firing range is too small and inadequate. The Sheriffs office has chosen a site with good access and suitable forthe proposed use. Staff recommends approval of the preliminary site design for the firing range; and to amend

cnditions ofApproval approved in DR 03-06:

1

2.

3

4.

5

6

7

8
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Amend Condition #3 to:
"Operating hours within the subject 12 acreproperty are requested to change. The operating
h9*l within the original mining area are noichanged except for allowing material that is mined
within the subject 12 acres to be transported via loader o, 

"orrr."yor 
to the conveyor tunnel that is

in the original mining area in order for the material to be conveyed to the Waterview processing
site on a 12 hours per day andT days per week basis.,,

Amend Condition #4to:
Earthen berms for the mining area shall be in accordance with the approved Operating permit
relative to the original mining area except as may be modified for the subject iz urr"site for a
firing range.

Amend Condition #5 by adding the following sentence to the existing language:
The 12 acres firing range property shall be removed from consiAeration as being within the
'setbacks' of the *ittitg property, and is trrrt"rot" n;;J*;=;o the mining setback
requirements.

Amend Condition #6to:
The applicant shall install a 6'high chain link fence around the entire perimeter of the active
mining area within the original designated mining area. The fence will be located behind the
berms and warning signs will be attached to the f.ttr" every 100 feet. A similar fence will be
installed around the perimeter of the firing range property as approved.

with the following conditions of approval:

COIYDITIONS OF APPROVAL:

I This permit shall become void 2 years from the date of the final decision if development of the site has
not begun on the properly. Extensions of time may be granted by the Planning Director if requested in
wrifing before the expiration date and if the applicant was not responsible forihe failure to develop.

The applicant shall submit a lighting plan, to be approved by the planning director, which
addresses location and type of outdoor lighting or th. site with aiequatelroof that lights will be
shielded so as to not shine directly on adjacent properties and the Highway.

The applicant shall submit an access, parking and circulation plan, to be approved by the
planning director, in accordance with Section 1405 of the CCZOwith the inclusion of 1 ADA
compliant handicap parking space and I loading space.

The applicant shall submit a landscaping plan, to be approved by the planning director, which
indicates type and location of vegetation

The applicant shall provide documentation, in the form of a well log, that an adequate water
supply is available on site prior to the issuance of any building p"r-itr.

A permit shall be acquired for siting of the holding tank for sewage disposal prior to the issuance
of any building permits.

3

4.

5

6.
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!
7 A revision shall be made to the existing Eagle Biological assessment and management plan

specific to the 12 acre firing range property and approved by the Oregon and Ui Department of
Fish and Wildlife. The applicant shall comply *itir th" r"ro*-"rrdations of the approved
assessment.

A noise impact study for the firing range shall be conducted and the recommendations from the
study as approved by the Director shalr be complied with by the applicant.

The applicant shall comply with standard operating hours of 7:00 am to 6:00 pm, Monday
fhrough Sunday unless a change of operating hours is approved pursuant to Section 1044.5 of the
cczo (AR 07-03).

Building permits shall be acquired for siting of the classroom, restroom facilities and cleaning
room.

8

9

10.
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ATTACHMENT 3

COLUMBIA UUUN'I'Y BOARD OF COMMISSIONERS
STAFF REPORT

January 3,2007

HEARING DATE:

FILE NUMBER:

APPLICAIIT:

OWNER:

PROPERTY LOCATION:

TAX ACCOUNT NUMBER;

ZONING:

SITE SIZE:

REQUEST:

ASSOCIATED
LAND USE ACTIONS:

APPLICATION COMPLETE:

APPLICABLE REVIEW CRITERIA:

Section 1040 Surface Mining

January 10,2007

AR 07-03

Co lumbia County Sheri ff
901 Port Avenue
St Helens, OR 97051

Morse Bros.,Inc (MBI)
32260 Old Highway 34
Tangent, OR 97389

On ColumbiaRiverHwy. North of Dyno NobeVAirgas

5 1 1 7-000-0 0200 (t3 4.22 acres)

Surface Mining (SM)

12 aqes

To amend required operatinghours in the surface Mining (sM) zone during
development of a firing range and operation of the facilif when completedl

PA 07-0 l,cu 07-08, DR 07-0 I & operating permit #05 -007 7 (amendment)

10/02/06 150 DAy DEADLINE z 03/0t/07

Page

3



..BACKGROUND:

The Columbia County Sheriff is seeking approval to site a firing range and law enforcement weapons trainingfacllity on land owned by Morse Bros., rnl. OagD, currently upprou"d for gravel mining. The county sheriffexisting firing range facilities, located in the 'watters pit', iras Leen in use for over 25 years and is deemed
inadequate, in terms of size and training support, for the needs ofvarious agencies that utilize the site. The Federal
Bureau of Investigation (FBI) has presented the County with an opportunif,, to build a state of the art complex to
be used by variot's agencies in the region. Other land use applicatlon, urro.iut"d with this request include a plan
Amendment PA 07-01, Conditional Use CU 07-08, Design Review 07-01and an operating permit #05-0077
Amendment' The applicants are seeking approval of the proposed use under conditional use provisions of the
Surface Mining (SM) zone which allow uuitaings or structures of a public nature not in conjunction with mining
operations' Through this applicatio" (4I 07-03)the applicants are requesting approval for the mining operator to
excavate the proposed shooting range site on utt 

"*p.dit"d 
schedule, z+ trours u auy 7 daysa week, until the site is

ready for range development. Additionally, the applicants are requesting an amendment to the approved operating
hours, to operate the range facility when completed outside ofttre scopeirallowable operating hours in the surfacemining zone' The Design Review is for siting of the firing range and operating permit is tJexcavate the site toapproximately 55 feet below the existing surface. The proposea firing range urrd *"upons training facility is to be
used by local and federal law enforcement agencies during the week *a *il be available to the general public on
the weekends' Structures to be sited for the firing range inc]lude a classroom, cleaning room, restro=om facilities and
a tower.

The subject Tax Lot property is l34.22acres in size, ofwhich approxim ately l;'Jacres will be utilized for the firing
range complex and located on Columbia River Highway approximat ely 3Amile northwest of Columbia City. ThI
subject Tax Lot property currently houses the Reichhotdtrni.ting sitq approved through Design Review 03-06,
which is currently active and located directly north of the profosed nring range. Historically the larger sitepreviously housed the Columbia County fairgrounds and racetrack. Various concerts, approved through temp orarypermits, have been held on the Tax Lot site more recently. The general area is charactenzed as sparselydeveloped,
rural industrial in nature with Dyno Nobel and Airgas tocatea dirictly south ofthe proposed site and Columbia River
PUD located to the north of the subject Tax Lot parcel. A large forested hill is to the west of the subject property,
zoned for Primary Forest, with no development. The site will be accessible via a driveway that serves Dyno Nobel
and Airgas' The proposed method of sewage disposal is a holding tank and water will be supplied through a private
well.

The approximately 12.0 acretange site does not contain any flood h azard areasand the National Wetlands Inventory
orwD 'Trenholm' Map does not indicate the presence ofwetlands. The St Helens-Columbia City CpAC Beak maps
do not present the indication ofBig game Habitat nor any other threatened or endangered plants and/orwildlife for
the l2'0 acre site. However, the subject site is close in iroximity to an identified Bald eagle nesting and breeding
site (NG 28). Therefore siting of the firing range shall be in accordance with Section I120 Sensitive Bird Habitat
Overlay' Emergency services are provided by Columbia River Fire and Rescue and the Columbia County Sheriff.

AR 07-03
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REVIEW CRITERIA & FINDINGS:

Section 1040 SURFACE MINING

1044 Operating Standards: All mineral resource operations, either permitted or allowed by conditional
use, shall conform to the following standards:

'5 Operating Hours: Operation shall not start before 7:00 a.m.,nor continue after 6:00 p.m.
daily, except as authorized by Subsection 1046. The Department may exempt isolated
aggregate sites from the established operating hours. Noiice of the proposed-change in
operating hours must be provided to all property owners within a 1,000 foot radius of the
aggregate site and to owners ofproperty adjacent to private aggtegatesite access road. Ifno
request for a public hearing is made within ten calendar aavs olmailing said notice, the
operating hours shall be changed as requested by the aggregateoperator. The Commission
may, at any time, require resumption of standard operating ho*r. ffu request is made for
a public hearing, adjustment of standard operating hours shall be determined by the County.
The Department may approve one period of extended operation beyond the 7:00 a.m. to 6:00
p.m. operating hours once every six months, not to exceed a two week period.

' 
Finding 5: The applicant is not seeking a zone change from the present designation of Surface Mining; butrinstead, is seeking a Conditional Use (CU 07-08) to operate a law enforcement firing rangewithin a mined outquaffy' The operating hours of the mining operations, still under the ownership of the mining operator, arepresumed to continue for the new use, if alllwed by Conditional Use. The applicants have requested anadministrative review (AR 07-03), to be processed in conjunction with the conditional use permit (CU 07-0g) and
design review (DR 07-01), to vary the oplrating hours approved for the MBI Reichhold sit;. The subject property
under prior approval are in compliance wilh standard operating hours of 7:00 am to 6:00 pm as required by Section1044'5' An exception to these standards is requested for the approximat ely :2.}acre siie for the firing range andlaw enforcement training facility. The applicants are requesting an u*"ndri"nt to the operating ordinance allowed
hours during development of the site to expedite the process. Included in requests for change to operating hours
are allowance to operate 24 hours per day 7 daysu *.& to excavate the site to the requested elevation and transport
materials from the 12.0 aqesite to the conveyor hrnnel at the approved Reichhold site. Additionally, a request hasbeenmadeforamendmentoftheoperatinghoursforthefiringrangeandtrainingfacilitytopermitT:00amto 

10:00pm Monday through saturday and noon to 9:00 pm on sunday. 
-

Currently, aggregate from the Reichhold mining site is processed at the Waterview site, which is close in proximity
to ColumbiaCity. MorseBroswas approved, through an administrativereview (AR03-03), tooperatetheaggregate
processing site 24 hours a day 7 days a week. As a condition of approval a noise monitoring progrrlm was
implemented to ensure that operations of the waterview site would not cieate any adverse noise impacts for nearby
properfy owners' A stipulation of the condition required an annual review of the noise monitoring for a period of
three years, after which a request may be made to terminate the review if not needed. Noise monitoring of the
Waterview site has produced results of little to no adverse noise impacts on property owners in Columbia City. The

'oposed fiting range and law enforcement training facility site would be more secluded in relation to proximity of
. "eighbors or swrounding uses that may be adversely affected by the proposed use. Additionally the applicants are

AR 07-03
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' o'rily'seeking to mine the site 24 hours a day 7 days a week during development of the site, which should only take
a couple of months. Staffs feels that operation of the site 24/7 will not adversely affect any surrounding property
owners during development. The applicants have indicated that the DSA Company is condutting a noise survey foi
the range' The survey is being conducted at the existing firing range and conditions of the proposed site will be
simulated to determine potential noise impacts. Any findings ,"rultirrg from the survey foi mitigation of noise
impacts shall become conditions of approval.

The other component of this request relates to amendment of operating hours for the firing range complex when
completetoallowT:00amto10:00pmMondaythroughSaturdayandnoontog:00pmonSunday. Section 1044.5
pertains to aggregate mining operations where extraction ofnatural resources is the primary use, and the operating
hours provision provides for the Director to allow exemptions to operating hours for isolated sites. The .5 p*ugruph
also allows for the Commission to review requested changes in operatinjno*r in non-isolated sites. The Director
has not determined the this mining site is isolated. As stated earlier, the proposed use is not near any con{Iicting
uses and surounding property owners would not be adversely affected 

-Uy 
u nri"g range and law enforcement

training facility' Varigus methods are proposed to be employed to reduce rrlir" s.r"h as .iting the firing range 55,
below the surface with berms around the perimeter. The applicant states that anoise survey ifteing conducted for
the range but has not been submitted with this application.

COMMENTS:

l ' The Sanitarian has reviewed the application and has no objections to its approval as submitted with
comments: "The holding tank will require to be installed under a permit from this office."

2' The St Helens CPAC has reviewed the application and has no objections to its approval as
submitted.

3 ' The Building Official has reviewed the application and has no objections to its approval as submitted
with comments: "Will need building permits for offices and structures."

4' Columbia River Fire & Rescue has reviewed the application and has no objections to its approval
as submitted with comments: " I have discussed access and fire flow with Lt. Simmons already."

5' The County Road Departrnent has reviewed the application and has no objection to its approval as
submitted.

6 ' Columbia River PUD has reviewed the application and has no obj ections to its approval as submitted
with comments: " Please keep us notified of all future actions and progress."

7. Columbia City has reviewed the application and has no objection to its approval as submitted.

8. The Oregon Department of Fish and Wildlife in coordination with the U. S. Fish and Wildlife
Service submitted a letter dated November 16,2006 (see attached) recommend that the applicant
develop a site-specific management plan for the bald eagles, known to have nesting sites in the area.

{o other comments have been received from notified nearbyproperty owners or govemment agencies as ofthe date
.rf this staff report (Novembe r I 5, 2006).
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STAFF CONCLUSIONS & RECOMMENDATION:
, A new firing range for local law enforcement practice and training has been needed for some time. The presentfiring range is too small and inadequate. The Sheriffs office has chosen a site with good access and suitable for

the proposed use without conflicting neighboring uses. Staff recommends AppROVAL of both variances: to themining operations to 24 hours / 7 daysfor site preparation ofthe shooting range, and for operation ofthe firing rangefrom 7:00 am to 10:00 pm Mondaythrough Sutorduy and noon to 9:00 pm on sunday.

CONDITIONS OF APPROVAL:

I ' Approval ofthis permit shall be subject to approval ofthe Conditional Use 07-0g permit and Design
Review 07-01.

2' TheBoard ofCommissioners andDirectorshall explorethefindings resulting from thenoiseimpact
survey produced by the DSA Company for mitig;tion of noise impacts foipossible conditions of
approval.

l
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