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BEFORE THE BOARD OF COUNTY COMMISSIONERS

FOR COLUMBLA, COUNTY, OREGON

In the Matter of the Application of NW Aggregates Co. )
for a Major Map Amendment (Agricultural Resource )
to Mineral and Aggregate Resource) and Zone Change )
from Primary Agriculture - 80 Acres (PA - 80) )
to Surface Mining (SM) (Application No. PA 17-01 )
andZC l7-01)

ORDINANCE No. 2016-9

The Board of County Commissioners for Columbia County, Oregon, ordains as follows:

SECTION TITLE1.

This Ordinance shall be known as Ordinance No. 2016-9

SECTION 2. AUTHORITY

This Ordinance is adopted pursuant to ORS 197.175,203.035,203.045, and 215.050.

SECTION 3 PURPOSE

The purpose of this Ordinance is to approve the application of NW Aggregates Co. for
Comprehensive Plan andZoningMap Amendment (PA 17-01 andZC 17-01) to allow for an

approximately 153-acre expansion of the Bates Roth Aggregate site near Scappoose, Oregon.

Specifically, this Ordinance changes the property's Comprehensive Plan designation from
Agricultural Resource to Mineral and Aggregate Resouce and theZoningMap designation from
Primary Agriculture-80 (PA-SO) to Surface Mining (SM). The Ordinance also authorizes

surface mining use of the property subject to conditions.

SECTION 4 PROCEDURAL HISTORY

Following proper notice, the Columbia County Planning Commission held a public

hearing on the application on September 12,2016. The Planning Commission then voted and

issued afinal order recommending approval of the application with conditions.

The application was then scheduled for a public hearing before the Board of County
Commissioners ("Board"). Notice of the public hearing was mailed on September 29,2016, and

published in the Spotlight newspaper. The Board held the hearing on October 26,2016, and

voted to open the record to new evidence. At the close of the hearing, the Board continued
deliberations to November 9, 2016. During their deliberations on November 9, the Board voted

to reopen the record to allow additional written evidence until November 29,2016; written
rebuttal evidence until December 6,2016; and final written argument until December 13, 2016.
The Board also continued their deliberations to December 14,2016.
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On December 14,2016, the Board deliberated and voted to tentatively approve the
application subject to conditions as recommended by staff. The record in this proceeding
includes the record before the Planning Commission and all evidence and testimony received by
the Board at their hearing and during the subsequent reopening of the record as described above.
The record was physically present and available for review by the Board at the time of their
deliberations on December 14,20l6,when the tentative decision was rendered.

SECTION 5 FINDINGS AND CONCLUSIONS.

The Board of County Commissioners adopts the following as findings in support of its
decision:

The Board Communication dated December 7,2016 (without attachments),
attached hereto as Exhibit B and incorporated herein by this reference.

The Staff Report dated October 19, 2016 (without attachments), attached hereto
as Exhibit C and incorporated herein by this reference, to the extent those findings
do not conflict with the findings in Exhibit B and the supplemental findings
herein.

3. The following supplmental findings

A The Scappoose Drainage Improvement Company ("SDIC") contested the
impact upon the district from the proposed mining. The Board has
reviewed the Groundwater and Surface Water Impacts Assessment dated
April2016 submitted with the application and agrees with the following
conclusions from that report:

((c
Based on the long term monitoring at Bates Roth and additional
data collected as part of this assessment, no significant impacts to
groundwater quality, quantity, or behavior are anticipated as a
result of the proposed mine expansion.
The expansion is not expected to alter the flow of surface water in
the vicinity of the Site. Additionally, no surface water quality
impacts are anticipated as a result of the proposed expansion.
The proposed mine expansion is not anticipated to pose additional
flood risk at the Site or within the SDD. Flood control dams along
the Columbia and Willamette Rivers, levees, and the continued
efforts of the SDIC have significantly reduced the flood risk in the
SDD."

Further, the Board has reviewed the Technical Memorandum from Golder
Associates dated November 29,2016, which demonstrates that very
limited additional seepage will occur because of the mining activity and
that mining will approximate existing conditions. The Board agrees with
the conclusions contained in the Technical Memorandum. No testifier
questioned the determination set forth in the Application as supported by

1

2.
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the Groundwater and Surface Water Impacts Assessment that the potential

conflict was insignificant. Given the evidence, the Board finds that no

significant impact upon groundwater has been identified and that the

Application shall be approved.

The Board further finds that a reasonable and practical measure to

minimize any potential conflict is the imposition of Condition 24.

Condition 24 requires a groundwater monitoring and cost reimbursement
program at the Site.

Condition 24 requires the Applicant to continue an existing ground water

monitoring plan and provides the SDIC with a formula through which it
can recover additional pumping costs from the Applicant. The Board

finds that the condition allows the SDIC to recover additional pumping
costs and with the additional monitoring requirements additional data will
be available to evaluate whether additional pumping costs have been

incurred. The Board finds that this condition is a reasonable and practical

measure which minimizes any potential conflict between the Applicant's
surface mining proposal and the SDIC operations.

B. The SDIC raised another issue related to the requirements for an internal
drainage study. While the Board finds that the issue is not relevant to the

Goal 5 criteria related to impacts, the Board understands that the drainage

district is obligated to prepare internal drainage studies on a periodic,
approximately 10 year period basis. When conditions on the ground

change physically, but not due to a mapping amendment, the drainage

district may be required to prepare an internal drainage study. The mere

mapping of the Site does not alter the conditions on the ground and

therefore any requests for the Applicant to prepare an internal drainage

study is simply premature.

John and Marit Olsen have raised a concern that surface mining will
impact their 1940s-era well. The Applicant provided expert testimony
that the well will not be impacted. However, the Board finds that

Condition 3lwould assure that any potential conflict is minimized. The

Board finds that this condition is a reasonable and practical measure to

minimize any potential conflict.

SECTION 6. AMENDMENT AND AUTHORZATION.

The Board hereby approves Application PA 17-01 andZC 17-01 and authorizes the

amendment of the Comprehensive Plan, as shown in Exhibit A, attached hereto and incorporated

herein by this reference, to change the property's Comprehensive Map designation from
Agricultural Resource to Mineral and Aggregate Resource and to change the property's zoning

from Primary Agriculture-8O (PA-80) to Surface Mining (SM), subject to the following
conditions:

C
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1

2.

4

5

6

8.

9.

The Applicant shall reclaim the site in accordance with County standards. The
required post mining use shall be fish and wildlife habitat with pond(s).

Prior to mining, the Applicant shall obtain a Site Design Review for the site, as
required to satis$ the requirements of the Zoning Ordinance.

The Applicant shall provide vegetated berms and fencing, phasing of which shall
be determined during Site Design Review. Six-foot chain link fences shall be
installed, protecting active mining areas.

The Applicant shall surface the access road with gravel

The Applicant shall water the access road as necessary to control dust.

The Applicant shall post a 10 mph speed limit for all vehicles on site. The
applicant shall enforce such speed limit.

The Applicant shall water all disturbed areas during dry-weather operations when
bulldozers and/or front-end loaders are operating.

The Applicant shall spray water on the conveyor at all transfer points, as needed.

The Applicant shall maintain existing trees within the setback areas (excluding
hybrid cottonwood trees, agricultural crops or berm areas) and shall vegetate
perimeter berms when constructed. The applicant shall vegetate overburden
stored on site, as needed.

The Applicant shall wash away any dust or mud tracked onto Honeyman Road as
needed.

The Applicant shall limit hours of operation to 7:00 a.m. to 6:00 p.m., Monday
through Sunday, including maintenance of and work of mining equipment which
creates any off-site noise.

The Applicant shall observe minimum extraction setbacks of 50 feet from public
rights-of-way (Honeyman Road) and from the riparian corridors along the Evans
Slough and drainage ditches adjacent to the site. Extraction setbacks shall be 200
feet from any zone which allows residences as permitted or conditional uses,
unless a variance to these setbacks is applied for and approved or consent to
reduce the setback received from adjoining property owners.

The Applicant shall not allow stormwater to be discharged offsite. For purposes
of this condition, "stormwater" shall include "upwelling groundwater".

The applicant shall provide for stormwater/erosion considerations along the
Evans Slough and adjacent drainage ditches in accordance with the u.s. Army

J

7

10.

I l.

12

13.

t4.
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t6

t7.

t9

20.

2t.

23

Corps of Engineers and Oregon Division of State Lands permit requirements.

The Applicant will be required to install a silt fence for protection of
stormwater/erosion considerations along of the Evans Slough and drainage

ditches.

15. The Applicant shall not store fuels or other contaminants onsite.

The Applicant shall notify SHPO and the appropriate tribes in the event that
prehistoric or historic cultural materials are encountered on the site. The

archaeology consultant or a qualified archaeologist shall be called in to evaluate

the discovery and recommend subsequent courses of action in consultation with
the tribes and SHPO.

Operations at the site shall comply with the applicable noise standards of the

Department of Environmental Quality.

18 The Applicant shall be required to construct noise berms (as necessary) on the site

in accordance with Exhibit B, Noise Study in the application.

The Applicant shall be required to construct an six-foot-high visual berm along

the southern, western and eastern boundaries of the site, and all locations as

depicted on Exhibit 4, Figures 3 and 4 in the application.

22.

The slopes of the ponds will be contoured (cut) during the excavation process

rather than deposition of fill material, with a safety bench that will be excavated

to allow slope stability and safety egress from the ponds. Gradients shall be

constructed in accordance with the Phasing & Mining Operating Plan in Exhibit 4
(Figures 3 and 4) of the application as follows - Slopes will be 2:l to
3:l(horizontal to vertical) above the water, with a 5-foot wide bench in shallow
water, slopes of 1.5: 1 (horizontal to vertical) from the bench to -7 5 MSL, and I : I
(horizontal to vertical) from -75 MSL to approximately -150 MSL.

Applicant shall provide a legal description of the subject property to be rezoned to

Surface Mining, prior to final approval of the Board of County Commissioners.

Any required berms near riparian or wetland areas pursuant to this plan

amendment shall be located in accordance with U.S. Army Corps of Engineers

and Oregon Division of State Lands permit requirements. Any berms required
pursuant to this plan amendment shall be located outside any applicable riparian
or wetland setback areas.

The applicant shall comply with all requirements of the U.S. Army Corp of
Engineers and Oregon Division of State Lands, and obtain any permits required

by such agencies.
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24.

a

The Applicant shall continue the approved ground water monitoring program at
the Bates Roth property and, upon approval of PA17-01 and zclT-\|, expand the
monitoring program to include the proposed mining site and include the following
as summarized onpage 9 of the Golder Associates Technical Memorandum dated
November 29,2016:

Groundwater elevation monitoring of three existing peizometers on the
Bible College property;
lnstallation of five additional co-located piezometers along the Evans
Slough to monitor groundwater elevations in the shallow fine grain
overburden and gravel units compared to the Evans Slough elevations;
Slug testing of the Bible College piezometers to obtain site-specific
estimates of the hydraulic conductivity in the fine grain overburden and
gravel unit;
Installation of a staff gauge to measure surface water elevations in the
Evans Slough;
Installation of a staff gauge to measure surface water elevations in the
future Bible College mine pit; and

Quarterly reporting to the SDIC and annual reporting to the USACE.

When fully implemented, the expanded Bates Roth monitoring program will
comprise:

Continuous groundwater elevation data from 20 piezometers recorded at
l-hour intervals;
Continuous surface water elevation data in the Santosh Slough and Evans
Slough recorded at 1-hour intervals;
Continuous mine pit surface water elevation data from 3 locations in the
Bates Roth and Bible College mine pits recorded at l-hour intervals;
Compilation of Columbia River level data from the NOAA gauging
station in St Helens;
Compilation of precipitation and meterological data from the Scappoose
Industrial Air Park; and

Quarterly hydrogeological reporting to the SDIC and annual reporting to
the USACE; including tabulated data, hydrographs, and figures.

Additional hydrogeological data information collected in the interim from the
existing and expanded monitoring program as discussed above, will be
contributed to the SDIC and USACE to strengthen the existing data set for an
updated interior drainage analysis, if such update is required in the future.
The expanded monitoring program shall include any further enhancements as may
be determined by DOGAMI as necessary to:

A. Measure groundwater elevations in on-site wells, surface water elevations
in Santosh and Evans Sloughs on or adjacent to the site, and mine pool
water levels;

a

a

a

a

a

a

a

a
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B.
C.
D.

Take automated readings at approximately l-hour intervals;
Accumulate and manage data, including precipitation and river levels; and

Analyze the data to evaluate whether mine water levels behave differently
than ground water levels and using the generated data, estimate the
amount of groundwater seepage, if any, attributable to mining of the
proposed mining site. The existing monitoring program provides for
annual reporting to the U.S. Army Corps of Engineers. The expanded

monitoring program shall include annual reporting to the Army Corps of
Engineers and quarterly reporting to the SDIC. The Applicant shall
compensate the SDIC for demonstrated increased costs of pumping caused

by mining of the site.

All access points for this property will need to have access permits from the Road

Department issued for them.

Maintenance and work on mining equipment, creating significant off-site noise,

will be limited to hours of operation 7:00 AM to 6:00 P.M Monday through
Sunday.

The applicant will comply with Department of Environmental Quality (DEQ)
regulations regarding water quality.

If it is determined that any portion of the Bible College mining site area is within
the 1500 foot impactareaof any existing mining sites in the area, the Applicant
shall record a covenant agreeing not to sue for impacts related to the lawful
conduct of mining on those sites.

The post mining use will be Fish and Wildlife Habitat. A detailed plan for the
Fish and Wildlife Habitat use for this site will be submitted for review and

approval by the County in an application for Design Review. The plan shall be

developed in consultation with the Oregon Department of Fish and Wildlife; be

integrated with the post-mining uses on the applicant's adjacent mining properties

and inter-connected with these properties by a system of trails.

The applicant shall comply with all applicable Oregon Department of
Environmental Quality regulations regarding air quality including any air
contaminant discharge permit conditions for point source pollutants and

greenhouse gas reporting, if applicable. The applicant shall comply with the dust

control plan submitted as a part of the application andlor the requirements of
Oregon DEQ for dust control whichever is more restrictive.

The applicant shall compensate adjacent landowners for any degradation of well
water quality due to the proposed mining which requires it to be treated to meet

potable standards.

25

26

27

28

29

30.

31.

ORDINANCE No. 2016-9 Page 7 of 8



SECTION 9 SEVERABILITY

If any portion of this Ordinance is for any reason held invalid by any court of competent
jurisdiction, such portion shall be deemed as a separate, distinct, and independent portion, and
such holdings shall not affect the validity of the remaining portion of this ordinance.

SECTION 10. SCRTVENER'S ERRORS

Scrivener's effors in any portion of this ordinance may be corrected by order of the
Board of County Commissioners.

1l EMERGENCY CLAUSE.

This Ordinance, being immediately necessary for the health, safety and welfare of the
citizens of Columbia County, an emergency is declared to exist, and it shall become effective
upon adoption.

DATED this _ day of December, 2016.

BOARD OF COUNTY COMMISSIONERS
FOR COLUMBTA COUNTY, OREGON

Approved as to form

By: Anthony Hyde, Chair
Office of County Counsel

Henry Heimuller, Commissioner
Recording Secretary

By:
Jan Greenhalgh

First Reading:
Second Reading:
Effective Date:

By:

By:

By:
Earl Fisher, Commissioner

2016
20r6
2016
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EXHIBIT A

AMENDMENT TO COMPREHENSIVE PLAN

Added text is shown in bolded italics; no deletions are proposed

PART XVI. GOAL 5

Article VI. SURFACE MINING

TABLE XVI.2
[Amended by Ordinance No. 98-01 eff. 6129198; Ordinance No. 2000-4 eff. 1ll13/00]

SIGNIFICAIIT AGGREGATE SITES & POST MINING USE

INW Aggregates/Glacier]Meier Site

t...1

Bible College Site [NW Aggregates]
(B ate s-Roth E xp an s io n)

3 I 06-000-001 00

3106-000-00101
3 I 06-000-00200
3 I 06-000-00504
3 l 06-000-00505
3 1 06-020-001 00

3 l 06-020-00101
3 I 06-020-00200
3106-020-01800
3106-020-01900
3 l 06-020-02000
4l 30-040-01 800

4132-000-01000

4133-000-00500
3105-000-00100

Surface Mining
NOT

Approved

lFile: PA17-01& ZC 17-01

Ordinance No. 2016-09

"Fish & llildlife Habitat'l
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BOARD C OMMUNICATIIil\IBIT B

FROM THE LAND DEVELOPMENT SERVICES DEPARTMENT
MEETING DATE: December 14,2016 Regular Meeting

TO:

FROM:

SUBJECT:

Rebuttal To
6,2016

29, 2016 technical memorandum

BOARD OF COUNTY COMMISSIONERS

Todd Dugdale, Director of Land Development Services

P AT7 -OI I ZCIT -OI PLAN AMENDMENTiZONE CHANGE
NW AGGREGATES BATES/ROTH MINING SITE EXPANSION
Board Deliberations

T

DATE: December 7,2016

SUMMARY:

The Board closed the record for testimony_after a public hearing on this matter at their meeting
on Wednes{ay,^Qgtober 26,2016 and set the matte} over for deliberations at their meeting on
November 9,2016. At the request of the Scappoose Drainage Improvement Company(SD-IC),
the Board reopened the record to written testimony until 1 t7zgtrc,to rebuttal unilt tiiette iia
for final arguments by the applicant by 12113116. 

-

The Board received the following additional testimony and rebuttal during the re-opened written
testimony and rebuttal period as follows:

Additional Testimony:
l) November 4,2016: From the SDIC. A November 3,2016 email from Jim Burton of the U. S.
Army Cgrls of Engineers(USACE) responding to questions from the SDIC about whether the
propos.ed mining would.require a new or updaie int-erior drainage analysis in conjunction with
periodic levee certification evaluations.
2)November 2I, 2016: From John and Marit Olsen, owners of a farm adjacent to the proposed
min_e site gxpreqslg concems about mining impacts on water quality iniheir well.
3) November 2I,2016: Flom Mary Duvall, Lost Creek Road, elatslianie expressing concems
tlgyt greenhonle gas emissions from the proposed mining operation and lois of fainland.
4) November 17,2016: From Darrel Whipple 76439 Alston-Mayger Road, Rainier expressing
concerns regarding air quality and greenhouse gas emission implcts from ihe proposed miniig
operation.
5)November 29 , 2016: From Golder and Associates, hydrogeologists, on behalf of the applicant,
responding to concerns by SDIC about potential seepage impacts on their pumping costi.'

the November
of the applicant.

To assist the Board in deliberations, Staff is responding with comments and recommendations
concerning.several questions raised by the Board relatftg to their review of the application as
well as additional testimony-and rebuttal summarized above and attached. Staff reiponses and
recommendations are provided below.

Final Arzuments:
December 7,2016: Applicant's Final arguments are attached.

1) The Board asked whether the applican_t's proposed post mining use for the property and
a plan to implement could be better clarified.

The applicant-proposed"water impgun{ment" for the post-mining use and provided a conceptual
reclam.ation plan !o implement it. Should the application be appr&ed, the Iioard has the
authority to-specify.the post mining use and require that a plair^for the post-mining use be
detailed in the required application to the County for design review. Sfaff advises-that the
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EXHIBIT B

applicant's post-mining use proposal can be better specified as "Fish and Wildlife Habitat"and
sfi|uld be d^etailed in a plan thaf integrates the use with the post-mining uses of the other adjacent
mines owned and operated by the applicant. Staff recommends the addition of a new condition to
those conditions reiommend-ed in the Staff Report dated l0ll9l16 to specify and provide for
review and approval of conceptual plans for the post mining use.

29) The post mining use will be Fish and Wildlife Habitat. A detailed plan for-the- 
Fish and Wildlife Habitat use for this site will be submitted for review and
approval by the County in an application for Design Review. Th_e plan shall
bb developed in consultation with the Oregon Department of Fish and
Wildlife; -be integrated with the post-mining uses on the applicant's adjacent
mining propertiei and inter-connected with these properties by a system of
trails.

2) The Scappoose Drainage Improvement Company(SDIC) submitted additional testimony
with conceins about potential impacts that the expanded Bates Roth mininguse maylave
on the drainage systern within the levee protected area and the potential for increased cost
of their operations including:

a) Increased pumping costs due to increased seepage water from the mine.
b) Increased 

-engineeiing 
costs for a new interior drainage analysisrequired- by the

proposed mining siteln conjunction with the Corps of Engineer's periodic levee
re-certification process.

The SDIC submitted responses from Jim Burton of the U.S Army Corps of Engineers to their
questions concerning whether the proposed mining would triqger a new_interior drainage
analysis to determine any impacts of any increased volumes of water within the District due to
mining in conjunction with the Corps ten year cycle of levee evaluation.

Staff could find no historical information from the years of mining by the applicant in the SDIC
nor data from other comparable mining sites clearly demonstrating that mining generates a _ .

significant increase in grbundwater wiihin the levee district and in_relatg{ numping^ctsll..Tlis
cJnclusion is fuither documented in the Technical Memorandum dated November 29,2016by
Golder Associates, hydrologists for the applicant, submitted in the reopened testimony period. In
regulating mining inihe SDIC, DOGAMI has required monitoring programs to evaluate impacts
of minin!'on drainage and groundwater. Staff believes that the approved gr,ound water
monitoriig program-cunenily in place for the original Bates Roth site should continue as noted
in recomriehded condition#24 of the 10119116 Staff report. However, in light of new testimony
by the SDIC and responses by Golder and Associates for the applicant and the need expressed by
USACE to make sur:e that the groundwater monitoring program adequately evaluates and
addresses any possible additional seepage that would add water to the drainage -slstem which
must be pump60 by the SDIC, staff recommends that this condition be amended. Amendments to
condition #24 shoildrequire that the current monitoring program be expanded to include the
proposed site, enhanced 

-as 
recommended on page 9 o{the November 9,2016 Golder Associates

Technical Memorandum and include modifications, if any, by DOGAMI to address

hydrological impacts of mining on groundwater levels and quantitl-es q the SDIC. The-expanded
nionitoring program should bosubmitted as a part the application for D-esign-Review. In
addition, c-hanges to the monitoring program for the proposed site should include annual
reporting to the Corps of Engineeri and more frequent reporting to the SDIC, perhaps quarterly.

3) What is the effect of the Surface Mining Impact Overlay (SMIO) zone?

The SMIO Overlay zone does not prohibit any uses allowed in the underlying zoning.district.
The underlying zoning district for all properties in the impact area is the Primary Agriculture
(PA-S0) zone.-The SMIO applies the-development standards of the PA-80 zone andprovides for
the Director or review authority to review any noise, dust and vibration sensitive uses for its
possible impacts from the mining operation. The Director may require_ specificatiols or analysis
prepared by an engineer or other qualified personthat desired standards are or ca^n be met by
imfosing additionat setbacks or imposing other measures such as ve€etative buffers, berms,

E$nlOftb, double pane windows, re{ffifHendir$Ol20lQotgion of the windows, etc. Onpsgs I



EXHIBIT B

required measure for a new approved use in the SMIO overlay would be that the owner would be
required to record a "Covenant not to Sue" restricting present and future owners from
1emgns{ajing against or objecting to permitted mining activities allowed on the adjoining
Surface Mining zone.

With respect to the.Ols_en Property to the southwest, Joe Baker testified that the SMIO Overlay
district would restrict their uses, such as, not allow a "Bed & Breakfast". This is not true. A 6ed
{ b1ryklitst facility (B&B) is may be allowed as a Conditional Use, Type II Home Occupation in
the PA-80 zone after review by the Planning Commission. A proposed g&g would be reviewed
for compliance_with standards of both the PA-80 zone and the SMIO and depending on the
distance from the.proposed bed & breakfast facility to the property line of th-e mining operation,
ifnoise, dust or vibration levels are too extreme for the appliCantt use, an engineerioiie or
vibration sQdy may b9 required at the time of application. Or, the applicant may propose
vegetative planting g$erms to mitigate unwanted noise, dust or vibration fromitie eiisting
mining operations. NW Aggregates is required to minimize noise, dust and vibration emislions
from the mine site to a level compliant to the DEQ standard. Any mitigation beyond the DEQ
standard is the responsibility of the owner/developer.

4) Written Testimony From John and Marit Olsen dated 11110116 Expressing Concerns
Over Possible Impacts of Mining on Their Well.

F 6 of the l0ll9l16 Staff Report references the May,2016, water and Surface
Evaluation on the Ba anslon

!) Written Testimony From Darryl Whipple dated ll/17116 and Mary Duvall received on
l_1121116 Expressing Concerns About The Impacts of Mining on the Loss of Farmland, Air
Quality, and Greenhouse Gas Emissions.

The issue of allowing mining on farmland and impacts on adjacent farming practices is
addressed in the Goal 5 Aggregate Resources review process and criteria covered in the l0l19/16
Staff Report, particularly Findings 22-34. The site qualifies as a significant aggregate resource
site and as such is required to be protected using the Goal 5 proceis contained in Section 1030
of the Zoning Ordinance.

Oregon DEQ air quality regulations apply to the proposed mining operation and it is anticipated
that the elpanded site will be subject to a standard a-ir contaminant discharge permit as currently
required fo1 the_ applicant's existing adjacent operations. The suggestion that the County
establish a local policy on limiting greenhouse gases, even if appiopriate, has not been 

-

considered and could not be applied to this application. The State has established greenhouse
emission-goals and a reporting protocol for major contributers of greenhouse gases. Oregon DEQ
does not believe the proposed mining operation would even meetihe threshoft of 2,5001ons pei
Y-!ar foL reporting. A new condition is recommended by staff requiring that the applicant obtain
all applicable air quality permits, comply with greenhouse gas emission reporting-,if applicable,
as required by lhe Oregon Department of Environmental Quality and comply widr the clust
control plan submitted to the County with the application.

ATTACHMENTS:
l. |tlt{ lttan_ges to- recommended conditions of approval in the October 19,2016 Staff Report.
2. Additional Testimony/Rebuttal
,*tffiltfi"nt' s Fin al Ar gu ments
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EXHIBIT C

COLUMBIA COUNTY BOARD OF COMMISSIONERS
Staff RePUort

Plan Amendment andZone Chanse

October 26,2016HEARING DATE:

FILE NUMBERS:

APPLICANT/OWNER:

PROPERTY LOCATION:

PRESENT ZONING:

PA 17-01
zc l7-0r

Northwest Aggregates Co.
34855 N. Honeyrnan Road
Scappoose, Oregon 97 056

Approximately 3 miles northeast of Scappoose, Oregon

Mineral and Aggregate Resource

(PA-80) Primary Agriculture

REQUEST: A post acknowledgment plan amendment and zone change, designating an

expansionof presently permitted Bates Roth Aggregate Site by 153 acres encompassing
a site referred to as the Bible College Site, as a significant mineral and aggregate
resource site in the Columbia County Comprehensive Plan, and authorizing a surface
mining use. This request will amend the Columbia County Comprehensive Plan Map
andZoningOrdinance Map for the identified site.

APPLICATION RECEIVED: July 5, 2016

DEEMED COMPLETE: July 25,2016

180-DAY DECISION DATE: January 21,2017

PRESENT COMPREHENSIVE
PLAN DESIGNATION: Agricultural Resource

PROPOSED COMPREHENSIVE
PLAN DESIGNATION:

PROPOSED ZONING: (SM) Surface Mining

SUBJECT PROPERTY:

"Siteo' - Total Tax Lot area: 153.87 acres Mine site: 130 acres

S:\BOARD OF COMMISSIONERS\2016 Agcnda Packetsu0l6-10-26\StaffRpt PA l'1-'lZCl?-01 Bates Roth Expansion(Biblc Collego) BOC l0-26 wpd I
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Tax Account Numbers Zoninq
Acreage
(Assessor)

83.97
3.5

60.0s

(GIS & applicant)

4NlW32-00-01000
4N1W33-00-00500
3N1W05-00-00100

PA-80
PA-80
PA-80

88.73
5.09

60.05

Tax Lot Total Acres = 147.52 1s3.87

FIGURE I BIBLE COLLEGE MINING SITE (2014 cEO Maps)

S:\BoARD oF CoMMISSIoNERS\201 6 Agenda Packets\2016-l 0-26\staffRpt PA l'7-olzcl7-ot Bares Roth Expansion(Biblc College) BoC l0-26.wpd 2
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BACKGROUND:

Northwest Aggregates Co., hereinafter known as the applicant, has submitted an.application for a
post acknowG-dgrient plan amendment ("PAPA") to authorize fggregate_extraction in 3 phases

bf tn" expansioisite consisting of approximately 130 acres of the total 153.87 tax lot ownership
acres. The applicant owns additionalacreage and mine sites in the vicinity

The applicant requests that the County's invenlory of significant Goal 5 aggregate resource sites

includd this new'expanded site (Bible College) and authorize mining on the site under section
1030 of the Zoning-Ordinance. The rock that is mined on the site will be transported by-
conveyor to the ex'isting nearby Northwest Aggregates Processing Facility where the rock will be

processed and shipped.

Once mining has ceased, the applicant proposes to reclaim as an open water body.-The expected
duration of lhe project is estimated at l-2 years or more, however the exact life of the operation
will be determined by market demand.

The subject property is located approximately 3 miles northeast 9f th9 City of Scappoose 1nd is
contigu6us tb tde Bites Roth grav-el pit to its north. Other old mine sites are in the immediate
vicinity, north. The existing regional Santosh Aggregate Processing and loading facility is
located a half mile or so to the northwest of the subject property. Besides mining operations,
large agricultural parcels generally characteize the area with some homes located along
Honeyman Road tb the northeast and southwest of the subject property.

Excavated material from the site willbe transported via conveyor belt to the existing Santgqlt
processing facility. Truck and maintenance vehicles access to and from the mining site will be

irrovided lhrougtrthe Bates Roth site. Once the mined material is separated and ready for.1a]9,,

approximatelyT6% of the processed material will be transported to.marketvia-b,a1ge_1and24o/o
vii trucks. For outgoing algregate material to reach the closest majol arteial (U.S. Hwy. 30) by
truck, the truck traffic witt G routed from the main entrance of the Northwest Aggreglt_e_

Santosh processing and loading facility down Honeyman Road to its intersection with West
Lane. The majoriiy of trucks riill pro6eed south on West Lane Road to its intersection with the
Crown ZellerbachRoad where the trucks will turn right and proceed to Hwy 30 signalized
intersection. For material heading for markets north on Hwy 30, trucks will proceed west on
West Lane Road to Hwy 30 and turn right at the intersection.

Topographically, the site is flat, there maybe a gentle_slope to the south tolvard Evans Slough'
Th^e pioliose mine site is bordered by smdll draiiage ditches to the east and west, to the north is
the Iiates Roth mine site; and, the Evans Slough, f major drainage collector borders to the south
and southwest. A wetland study was conducted by Terra Science Inc. in 2013 and verified by
the applicant consultant, Goldei Associates, that the site has approximately 45 acres of stand-

alone wetlands. (By stand-alone wetlands, staff means the wetland is not associated with a
waterway, stream oi lake.; These stand-alone identified wetland areas are actually_manmade
berms and basins, probabiy constructed for agricultural purposes. The National Wetland
Inventory map, Si.^Helens-Quadrangle, identfies these areas as open water, as they are lakes or
ponds driring wet months, a majority of the year. Summer vegetation o1tle subject property is
'composed niainty of blackberrybriars on th6higher berm areas and agricultural low valued
hydiic grasslandin basins between berms. The site is presently^used for pasture grazing'.There
aie ver! few trees on the site, some along the boundaries. Staff was not able to inspect the
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s.oythery boundary, the Evans Slg"g! side, that contains some trees and riparian vegetation along
this wetland nlTrian corridor. The Evans Slough is a major waterway. It^is mappei on the
Department of Forestry Stream Classification Map but not identifiedbs fish bearing, as none of
the streams in the Scappoose bottoms lands are clbssified for fish habitat, except fo"r the
Multromah Chanel and Scappoose Bay.

The applicant ind_icates that they^will avoid _grinlg into the riparian corridor by imposing a 50
feet setback and 50 feet setback for the smaller drainage waybordering to the i:ast.' Theiite is
withinJhe Scappoose Drainage District. Emergency Servic6s are prov'ided by the Scappoose
Rural Fire Protection District and the Columbia Coirnty Sheriff.

SOILS:

EXHIBIT C

Soils on the S are as follows:

42 - Rafton Silt Loam, Protected
48 - Sauvie Silty Clay, loam, Protected

Source Soil

CURRENT GOAL 5 AGGREGATE INVENTORY STA

REVIEW CRITERIA:

Columbia County Zonrng Ordinance
Section 1030
Section 1040
Section 1502
Section 1603
Section 1605
Section 1607
Section 1608

Ag.Capability
Class

IIIw
IIw

OR. SCS Issued November 198 6, Field
the United States Department of

Agriculture, in cooperation with Oregon Agriculture Experiment Station.

This document discusses details of the soil types listed above and
classifies both as Prime Farmland soils.

TUS

f4":."Ujqqt site is not listed as a significant aggregate site in the 1985 Comprehensive plan nor
is it listed in the 1998 amen{ment (Ord. 98-01)oianyupdates of the Minerbl and Aggregate
ltYgntgly, approved by the County Commissioners. The Comprehensive Plan has a-fabl-e XVI-
2..Significant Aggregate.Sites and Po_st Mining Uses, and a probess for adding any new sites.
T!9 9ulgnt application is the start of the process to add the subject site to thJ County Inventory
of Significant Aggregate Sites.

Amendments to Permit Surface Mining
Surface Mining
Zone Changes (Map Amendments)
Quasi-Judicial Public Hearings
ZoneChange - Major Map Amendment
Consistency with the Comprehensive Plan
Contents ofNotice

Puge
s -28
29 -37
37 -38
39-40
40
40
4t

Comorehensive Plan
Economy 4l - 43
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EXHIBIT C

Transportation
Goal5: Surface Mining
Air, Land, and Water Resources

STARTING WITH
CO COTINTY ZONING ORDINANCE

43-45
4s-47
47 -48

Section 1030 Amendments to Permit Surface Mining

1031 Purpose:

.1 To protect mineral and aggregate resources for present and fufure use.

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

.3 To provide a process to consider amendments to the comprehensive plan
and implementing ordinances to permit surface mining consistent with
OAR 660 Division23 (1996).

.4 To insure that aggregate resource sites which have been determined to be
significant and which, based on the evidence in the record, the County
finds suitable for protection from other conflicting uses, are zoned for
surface mining.

.5 This section does not apply to property located within the boundaries of
incorporated cities, absbnt specific provisions in an agteement between the
City and the County to apply some or all of the County's ordinance.

Definitions: The following definitions of terms are applicable for Section 1030

.1 "Aggregate Resources" are natural occurring concentrations of stone, 
_

rock, sand and gravel, decomposed granite, lime, pumice, cinders, and
other naturally occuning solid materials used in road building.

1032

.2 "Conflicting use" is a use or activity that is subject to land use regulations
and that would interfere with, or be adversely affected by, mining or
processing activities at a significant mineral or aggregate resource site, as

specified in 1034.4, 1036.2 and 1037.5.

"ESEE consequences" are the positive and negative economic, social,
environmental, and energy (ESEE) consequences that could result from a
decision to allow, limit, or prohibit a conflicting use.

"Existing site" is a significant aggregate site that is lawfully op,erating, or
is included on an inventory in an acknowledged plan, on or before
September 1,1996.

.J

.4

5
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EXHIBIT C

5 Expansion area" is an aggregate mining area contiguous to an existing
site.

Findins 1:

.6 "Mining" is the extraction and processing of mineral or aggregate
resources, in the manner provided under ORS 215.298(3).

.7 "Minimize a conflict" means to reduce an identified conflict to a level that
is no longer significant. For those types of conflicts addressed by local,
state, or federal standards (such as the Department of Environmental
Quality standards for noise and dust levels) to "minimize a conflict"
means to ensure conformance to the applicable standard.

.8 "Mining area" is the area of a site within which mining is permitted or
proposed, excluding.undisfurbed buffer areas or areas on a parcel where
mining is not authorized.

.9 "Processing" means the activities described in ORS 517.750(11).

.10 "Protect" means to adopt land use regulations for a significant mineral or
aggregate site in order to authorize mining of the site and to limit or
prohibit new conflicting uses within the impact area of the site.

. I I "Wi{th of aggregate layer" means the depth of the water-lain deposit of
sa_nd, stones, and pebbles of sand-sized fraction or larger, minus-the depth
of the topsoil and non-aggregate overburden. ("Width" is thickness;
thickness is measured by subtracting the depth of the bottom of the
overburden layer from the depth of the bottom of the aggregate layer.)

.12 "Impact area" is a geographic area within which conflicting uses could
adversely affect a significant Goal 5 resource.

The above-mentioned purpose and definitions will apply to the following review.

Continuins with the Columbia Countv Ordinance:

s:\BOARD OF CoMMISSIONERSU0 l6 Agcnda PackotsV0 l6-l 0-26\5(affRpt PA l'1-llzcl7-01 Barcs Roth Expansion(Bible Collegc) BOC l0-26.wptl

1033 Process: The following process shall be used to designate a site for surface mining
activity:

1. - All applications requesting a designation for surface mining activities
must follow the requirements of Subsections 1033, 1034, 1035 and 1036.

.2 Three zones specifically permit surface mining activity through a
conditional use process: the Primary Agriculture Zon-e pe-:8), the Forest-
Agriculture Zone (FA-19), and the Primary Forest Zone (PF-76). Surface mining
ryay be permitted, but only conditionally, in these three zones, if the applicant
does not wish to seek the Surface Mining Zone (SM) and Goal 5 protection.

.3 Nothing in this section shall prevent the County from adopting additional
clear and objective standards to protect significant Goal 5 resourCes included in

6
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EXHIBIT C

an acknowledged inventory from some or all-conflicting uses in addition to the
minimum required standards in the surface mining zone.

.4 The County may update its inventory of significant aggregate sites and
amend the Comprehensive Plan by following the process contained in OAR 660-
23-180 and the Columbia County Comprehensive Plan.

.5 The County shall follow the process described in this Section to determine
whether an aggregate site is significant.

.6 The County shall follow the process described in this Section to decide
whether or not to authorize the mining of a significant mineral or aggtegate site.

.7 For a significant mineral and aggregate site where mining is allowed, the
County shall decide on a program to protect the site from new off-site_confliqti"g
uses by following the standard ESEE process in OAR 660-23-040 and 660-23-
050 with regard to such uses.

Finding 2: The site is zoned primary agriculture, which allows surface mining as a

cond-ilionai use. However, the applicant is requesting to have the site protected as a significant
aggregate resource site in the Comprehensive Plan, and the site to be re-zoned to surface mining
according to the process inCCZO Section 1033.

Continuing with the Columbia Countv Zonins. Ordinance

1034 Application for Plan Amendment and Zone Change to Surface Minins (SM) Requestinq
Goal5 Protection:

An application submitted pursuant to this section may be scheduled for review
afterlhe Director has determined it complete. An application for a SM zone
requesting Goal5 protection shall contain the following information:

.l Information regarding location, quality and quantity of the resource,
sufficient to determine whether the standards and conditions in Section 1035 are

satisfied.

Finding 3: The Director issued a letter that the application was complele og July 25,2016
and have its initial review by the Planning Commission on September 12,2016. The applicant
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Continuins with Columbia Countv Zonins Ordi Section 1034.'

Continuins with Columbia Countv Zonins Ordinance Section 1034:

Continuing with Columbia Zonins. Ordinance Section 1034

The application includes in Exhibit B a For M Bible Co
possible norse sources

treatments will an earthen berm with top
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.2 Plans for the reclamation of the site.

Fin9ine 4: .Theapplicant states: "The site will be reclaimed as an open water body." The
{PPlicant provided lerm and contour specifications and a mapped 'Conceptual Reclamation
Plan' submitted as Exhibit { (Figure 5). This map indicates the area to be reclaimed as open
water, as well_as. a profile of the contouring that will take place on its edges. The applicairt has
submitted sufficient information for a conceptual reclamaiion.

.3 A traffic impact assessment within one mile of the entrance to the mining
area sufficient to address criteria in Section 1036(3Xb).

Findine 5: The applicant has submitted as 'Exhibit F' to the application package a Traffic
Impact Assglsqrent. prepSlqd by Kittelson & Associates, Inc. dated May 2076. T[e anaijffi
looks at traffic impacts within one mile of the entrance to the mining sit-e. Regarding traffic
safety no safety deficiencies are apparent and no mitigation measures are suggested.-The
expansion site is not_g1pec_ted introduce ary new tripi to the transportation network beyond
existing level. The Bible College expansion site will maintain current trips to and from the
processing plant after a twenty year horizon. The report concludes that line of sight distances are
adequate. for the all the studied intersections. The an-alysis determined that all of the study
intersections are forecast to operate with acceptable levels of service during weekday a.m. and
p^.m._peak h9rys. The analysis conc-ludes that the application complies with State Tiansportation
Goal 12 and that there were no traffic conflicts regaiding road capacity, alignment or other truck
related conflicts and that the proposed use will 

-noi 
significantly affect the tiansportation facility.

Staff finds that the applicant has submitted sufficientlnformation, and will be r-eviewed under 
-

applicable criteria in 1036(3Xb) per Finding 19.

.4 Identification of all existing and approved conflicting uses within the
impact area(s) proposed to satisfy the purposes of 1036.1 an-d 1037.S.
Identification of all proposals to minimize any conflicts with approved uses
within the impact area(s).

Findine 6: The applicant has inventoried existing and approved uses within the 1500 foot
impact area and identified potential conflicting uses. Therehbs been no technical studies, factual
data or information presented by the applicanlor from any other source that the impact area
shoyld less than or greater than-1,500 ieet from the boundary of the proposed mine site. The
]PPlicant prepared Table J, p.age 22 of the application Existine and Approved Land Uses within
Impact Area for each tax lot in the impact area.

Exhibit C Ordinance No. 2016-9
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level elevation of 18 feet MSL. This recommended noise berm is located on the north side of the
existing Bates Roth site near the wetland mitigation area- The study concludes that noise
mitigatli,on measures must be included with the mining plln to ensure the noise radiatrn1 from the
miniirg operations in the Bates & Roth site will meetDEQ noise regulation criteria. The noise
mitiga-tioir measures include a noise control berm which, when constructed, will meet the DEQ
noisE criterion to minimize noise levels consistent with Goal 5 rule and Section 1030 of the

ZoningOrdinance. Therefore staff finds that the applicant's noise study which is included as

part ofthis staff report has addressed noise related conflicts within the impact area proposed to
iatisfy the purposes of 1036.1 and 1037.5 and has identified noise mitigation measures to
minimize any conflicts with approved uses within the impact area.

The applicant has submitted in Exhibit F Traffic Impact Analvsis, for the expanded Bible
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The application includes an archaeology section with a Cultural
of the Bates

College site, dated May 2016. The study concludes that the project complies with the State
Transportation planning rule.and no taffic conflicts were found with refard to roadway
c-apa9ity, roadway_cross-section and alignment, or other truck-related conflicts. Also, il found
that because no additional trips will be added to the roadway network, specific traffic safety
moderations will not merit any recommended mitigation measures. The report does conclude
that the intersection of US 3OAVest Lane Road/lVikstrom Road left turn operates at below norm
conditions, and the left turn at this intersection should not be used by haul^traffic. Staff finds that
traffic was identified.

and
,2016,

survey concluded that old maps the area I 8s4
Hunt, show that historically the property was mainly
built and dams constructed along the Coiumbia and 

-
a

seasonal very high water. Also, over most of the subject property, the ground has been
manipulated jo form agricultural irrigation cells. The 40 borings conducted by the surveyors
{"""9 no.prehistoric or historic artifacts or deposits were encorlhtered during discovery probing
for this site. The report does include a caveat that in the event that cultural iesources are
discovered that appropriate courses of action should be made to address the discovery which
would inclupe a stop to mining activity and notification of the archaeology consultant and tribes
Staff finds that cultural resources were identified.

surmised that Native Americans, probably
the Columbia and lower Willamette rivers,

a lake or on the west side inundated
occupied by the
did not habitat

by water. The study
one of the Chinookan nations along

in this area because of the wetness and

Assessment for the Colle
report Goal resources and

The applicant submitted
report dated June 14,20

aGoal5N
I

concludes that there are no conflicts with identified Goal5 resources. On Wildlife
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Some wetland areas were delineated and identified within the boundary of the subject property
which are not identified on the County NWI Wetland Map. These wetiands identified'by Tena
Science, Inc. in a22013 study are actu_ally within an areabf man made basins. The applicant
lnlelds mitigatio^n for these wetlands from the mining operation. The submitted plancalls for a
50-foot setback from Evans Slough and the inland drain-age ways maintained by fhe Drainage
District. According to the.applicant,. wetland areas will not be iubject to waterievel change"s as a
result of the proposed mining operation.

 ccording to the Col_"!_Comprghe_1sive Plan, part XVI, Article x, (BXl.Xd.) and zoning
Ordinance, Section Il72( .)(!.-& 5.),the Evans Slough and the unnimdO stough running-north
south on the western border 9f tlre !-"bj"9! property are significant wetlands and"are requiied to
have a 25 foot riparian corridor buffer. Th-e appli6ant proposes a 50 foot riparian corridor buffer

Exhibit C Ordinance No. 2016-9
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Continuine with Columbia Zonins. Ordinance Section 1034:

Continuins with Columbia Countv Zoninp Ordinance Section 1034

SIBOARD OF COMMISSIONERSVo I 6 Agenda Packets\2o I 6-l 0-26\StaffRpt PA l'1-OIZClT-01 Batcs Roth Expansion(Biblc Collcgc) BOC l0-26.wpd

along both drainage ways, that are used to carry water in the Drainage District.

In summary the submitted application finds no conflicts with surface-water and groundwater
conditions or with traffic cohditions. The application does identify conflicts with noise and
potential air quality conflicts due to dust. The applicant proposes to mitigate the potential
^conflicts 

by cbntinuing and enhancing a ground water program, constructing noise berms,
providing ietbacks from riparian areas, mitigating disturbed jurisdictional wetlands, avoiding
cultural resources and following a dust control plan.

.5 A site plan showing the location, area, dimensions, acreage, and legal
description of the parcel to be developed or used, together with ngrtl point, scale,
date olapplication, contours for all intended uses and phases, including
incremental and total volumes of the resources to be mined.

Findine 7: The applicant has submitted a series of maps and figures that show the location,

ffiasions, aci€age, and legal description of the parcels subject to this application. The
maps and figures includl: a nortliarrow, sbale, date of application, contouts, and mention of
phases but d'oes not specifically note incremental volumes of aggregate to be mined per phase
per area per acreage.

Specifically the application includes Exhibit 4: Operation and Reclamation Plan Set with Figures
I through 15. ffrei6 figures include a Site Plan of Existing Conditions. Different-mapf are-within
the Mining Plan which show the following information: Figure 1, 'Cover lugq] show_ing the
location, ploximity, area of the property to be mined; Figure 2, 'Existing Conditions Plan'
showing 6xisting property boundary, wetlands, and water features ol an aerjalpho-to; Figure 3,
'Phasing & Mining Plant indicating three phases following the numbered phases for the Bates
Roth sit-e. FigureZ, 'Phasing and Miningplan Detail' shows the co_nveyor system, setback
information, iisual and sound berm locations. Figure 5, shows the Conceptual Reclamation
Plan, at water's edge 10 foot contours, the pit floor at -146'MSL, setbacks etc. Figqe_ 6, Mining
Cross Sections of the Bible College Expansion Site. The applicant has submitted sufficient
information to review the proposal.

.6 The documentation, as applicable, required for any application for a site
design review as set forth in Section 1550.

Findine 8: The applicant proposes to submit a site design review application at alater date if
dre PAF-A and zone cliange application is approved. The applicant has not submitted
documentation addressing sit-e-design review criteria, Section 1550 of the Zoning Ordinance,
with this application. OAn 660-23--180(4Xe) states that local governments_m?y lequire.
additional iand use review, such as site plan review, once mining is allowed. If this mining
application is allowed, a site design review application is required to evaluate other factors
aiiociated with miningthat are not reviewed in the Plan Amendment process.

Exhibit C Ordinance No. 2016-9
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with Ordinance Section I

with Columbia Ordinance Section 1

Continuins with Columbia Countv Zonins Ordinance Section 1034
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.7 Provisions for landscaping and screen planting of all parts of the site.

Findi4g 9: -.Exhibit 4, Figure 5 provides details of the landscaping and screen-planting of the
site. The applicant proposes to construct Visual and Noise bermi with the overburden ofthe
site. The visual berms will be approximately 6 foot average height. Noise berm height will be
up.to 17 feet. Notes, Figure 5 states "Berms will be planted Oregon Ash and Red Aiders at 10'-
l2'on center in groves, and near the water's edge -native willows and black cottonwood with
groundcov^er to.protect against erosion. Staff finds that the proposed landscaping and screen
plantingsfor.this PAPA proposal are adequate, however, a more detailed landiscaping and screen
plantingdetail will be required for review and approval of the site design review app'iication to
be submitted at a later date.

.8 P,rovisions for preventing the collection and stagnation of water in all
stages of the operation.

Tild=inelQ: The applicant will avoid creating stagnant water by excavating the pit to minus
150 feet below ground_level, creating a pond that is approximately 140 feet diep. No shallow
qonds. are anticipated that may become stagnant. The-application states in Exhi6it E, Hydrology,
that, the Ploposed mining at the expansion-site is not eipected to impact groundwater or surf;Ce
water quality or change the behavior of the existing hydrologic mechanici. Water levels in the
mined excavations will reflect surrounding ground witer levlls and will respond to SDIC
Pulnping as they do now. Mining is not expected to alter existing ground water conditions or
behavior. The applicant has submitted sufficient information foitfiis criteria review.

.9 Plans, profiles, and cross-sections of all access roads.

Tindine 11: Access to utt4 from the proposed site will be obtained via the existing access
driveway along Honeyman Road. The access road will be used for front end loaderJ,
maintenance trucks, and water truck access to the site. The applicant proposes to transport the
mined resource above ground and through a tunnel under Honeyman noia via a conveyor
system to their existing aggregate processing center, thereby eliminating the need for an

-etgineered 
roadway.gut onto the property. The aggregate r-esource wilfthen be processed at the

NW-Aggregates Facility across Holgyman Road as the applicant has been doing for years. The
crushed, sorted and stacked rock will either be loaded onlo barges or trucks foriransport to the
market. Sq-"-._"tV six percent (760/0) of the mined resource from the Bible College Expansion
property will be trans_ported via barge from the Santosh Barge Facility at NW Aggregates while
lventy four percent (24%) of the mined resource from the gible Colli:ge -Bates A notn
Expansionproperty will be trucked from the NW Aggregates processing facility. A plan,
profilg, and cross-section of the proposed access road-was not-provided since aioad will not
really be needed to mine the site other than for a front end loader, maintenance, and water trucks
It is for these reasons that plans, profiles, and cross-sections of the access road were not
submitted. Staff agrees that at this point in the review process the plans, profiles, and cross-

Exhibit C Ordinance No. 2016-9
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sections of the access road are not needed. This criterion is met.

Continuing with Columbia Countv Zoning Ordinance Section 1034:

.10 All plans prepared and submitted shall be at a scale no smaller than one
inch to 200-feet, witfi 5 foot contours, and such information shall be furnished for
a distance of not less than 1500 feet beyond the site to determine the impact of the
operation on adjacent and surrounding lands.

Finding 12: The applicant provided maps at appropriate scales for the submitted maps to show
detailsEitre project, given its size of 130 acres. This criterion is met.

Continuins with Columbia Countv Zonrns Section 1034:

.1 I A proposal to comply with the operating standards described in Section
1044 andthe Columbia County Surface Mining Ordinance.

Findine 13: The applicant has provided responses to the operating standards in Section 1040
inffil-ing Section 1044. Columbia County Surface Mining Ordinance was repealed by
Ordinande No. 2009-5 dated July 1, 2009. The applicant has provided a proposal to comply with
the operating standards described in Section 1044 as set forth in the Applicant's.response to 

.

sections 104-0 - 1046. See staff findings 38 through 53 below addressing compliance with this
criterion.

Continuins with Columbia Countv Zonins. Section 1034:

Continuins with Columbia Countv Zoninp Ordinance:
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.12 A proposal to allow, limit or prevent future conflicting uses. The proposal
may include, but is not limited to, a surface mining impact overla,y zone as

provided by Subsection 1038; site agreements with the owners of neighboring 
^

property within the impact area; or, other enforceable conditions onapproval of
ilosl acknowledgment plan amendment to allow mining, which would address the
impacts of future conflicting uses.

Findine 14: The applicant has conducted an ESEE analysis and discusses a program to
acEGneGoat 5 in Exhibit K of the application. The ESEE analysis submitted with the
application suggests, "...that limiting future conflicting uses provide adequate protection to the
Site 1s;c Site) w:hile placing the leastamount of restriction on future,deygfoppgnt". The
apphbant hai provided 6 specific recommendations (See page 12- 13 of Exhibit K) that plopose
a-dreans to allbw, limit or prevent future conflicting uses that are necessary to formalize the
County's determination that the site is a significant Goal 5 mineral-and_aggregate site and to
implement the County's decision to allow mining of the site. Staff finds that the proposed
conditions adequately address the criterion. Staff finds that the criterion is met.

Exhibit C Ordinance No. 2016-9
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Findine 15: The applicant has submitted information regarding quanhty,
Resource

resource underlaying the Bates & Roth
specifications for base rock (inasmuch as

Continuins with Columbia Countv Ordinance:
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1035 Criteria for Determining Siqnificance: An aggregate site shall be considered
signific q.runii7y, "quality, 

and locatio" of tn.
resource demonstrates that the site meets the following criteria:

I A representative set of samples of aggregate material in the deposit on the
site meets Oregon Department of Transportation (ODOT) specifications for base
rock for air degradation, abrasion, and sodium sulfate soundness; AND,

.2 The estimated amount of material is more than 2,000,000 tons; OR,

.3 The aggregate site is on an inventory of significant aggregate sites in the
Comprehensive Plan, as of September 1, 1996; OR,

.4 The operator of a site which is on the surface mining inventory wishes to
expand theexisting site, and on March 1,1996 had an enfoiceable pr6perty
interest in the expansion area.

.5 Notwithstandlt€ subsections .l through .3 of this section, an aggregate
site is not significant if more than35o/o of the proposed mining area consists of
soil classified as Class I on Natural Resource and Conservation Service (NRCS)
maps as of September_1,1996; OR, if more than 35% of the proposed mining area
consists of soil classified as Class II, or of a combination of Class II or Class I or
U{gue soil on NRCS ryaps available as of September l, 1996, unless the average
width of the aggregate layer within the mining area exceeds 60 feet.

quality and
Evaluation

Golder

location
Bates &

s

aggregate); however, the applicant provided test results for air degradation, abrasion, and sodium
sulfate soundness.

The Golder Associates report states that there are, as a conservative estimat e, 43.7 million tons
of aggregate resource at the Bible College, Bates & Roth Property Expansion site. Therefore,
the property exceeds the quantity criteria of 2,000,000 tons requiied iiCCZO section 1035(.2).

The proposed sitj:-is not listed as a significant aggregate site in the Columbia County
Comprehen{ve !f1n According to the Columbia County Soil Survey the Bible Coilege Site
contains Rafton Silt Loam, Protected Capability Class IIIw and Sauvie Silty Clay, loair,
Protected trw; Sifton Loam Capability Class IIIs. Staff finds the site meets the ciiteria to be
considered a_ significant Goal 5 aggregate resource because the aggregate resource meets ODOT
aqllity_ standard^s and the site contains greater than 2 million tons of aggregate. The average
yidtft (depth) of the aggregate layer exceeds 60 feet; so, the soil classlficalions of prime
farmland or unique soils are irrelevant. The criterion is met.

Exhibit C Ordinance No. 2016-9
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1036 Criteria for Decision: For a significant site, the County will make its decision
urfrettrei mining is permitted based on the following process and criteria after
receipt of a complete application:

.1 An impact arcalarge enough to include uses listed in subsection .3 below
will be establiihed for the purpose of identifying existing and approved conflicts
with proposed mining and processing activities. An impact area established for
the purposes of this subsection shall be 1500 feet from the proposed mining area

unless:
A) It can be demonstrated by the applicant that all existing 

-
conflicting uses ars located within a lesser distance, an impact a19a w-ith
an inegular distance may be established if it is found to be capablg 9f ^
accurately depicting the presence of existing conflicting uses suitable for
the purposes of this section; OR,

B) Factual data and information indicates a significant
potential conflict exists beyond this distance. In that case, a larg-er arca
may be established for that conflicting use. The factual data and
inf6rmation for the expanded impact area must be submitted within 14

days after the first evidentiary hearing on the application.

Finding 16: Staff finds the applicant has established an impact boundary of 1500 feet. Staff
fin-as t[-at no factual data or otheilnformation indicates a significant conflict exists beyond this
distance. The criterion is met.

EXHIBIT C

Continuine with Columbia Zonins, Ordinance Section 1 036

Continuins with Columbia Countv Zonins. Ordinance Section 1 036:

For determination of conflicts from the proposed mining of a significant
aggregate site, only the following will be considered:

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

.2 A11 existing and approved land uses in the impact area shall be
determined that will be adversely affected by the proposed mining
operations, and the predicted conflict will be specified for each use.

Findins 17: The applicant has inventoried existing 1qd lRproyed try-t wjthin the 1500-foot
iii!ilt area and identified potential conflicting uses. (Table 1 - Page 22 of application). Thg
1500' impact arcawas meaiured from the perimeter of the site. Accordle !o the_ applicant, there
are no approved dwellings, only existing dwellings. The technical studies found no conflicts
with vibrition levels, suiface-*ater and groundwater conditions, traffic conditions, cultural
resources, natural resources, or agricultuial practices. The application did identify noise and
potential air quality conflicts due to dust.

.J

S:\BOARD OF COMMISSIONERS\2o16 Agcnda Packctsg0l6-10-26\StaffRpt PA l'1-llZCl'7-01 Bates Roth Expansion(Bible Collcgc) BOC 10-26 wpd

Exhibit C Ordinance No. 2016-9

15



EXHIBIT C

Findiqql9:, ]!g applicant has submitted technical studies conducted by CSTI Acoustics dated
April 5,20.16 (Exhibit B) to determine if whether the proposed mining operations would create
noncompliant noise conditions-at nearby residences. Noadditional nois-e berms are required for
noise.mitigation on site. Conflicts with noise, potential conflict with air quality due to dust
(applicatio,n p.?4) and vibration were identified in Exhibit B, Exhibit C arid Eihibit D, dated
ApriJ anp June 2016. Even_though the proposed mining plan would be compliant with-DEQ
standards forthese potential conflicts, the applicant proposes to mitigate theie impacts to within
DEQ acceptable standards by implementing noise bermi and dust-control measur-es as stated in
the application. This criteria is met.

Continuins with Columbia Countv Zonins Section 1036.3:

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

Findine 19: A Anal Bates dated May 2016
by Golder Associates can be AS t "F" in the s analysis looked at
potential conflicts within
the one-mile impact area.

the one-mile intersection impact area as well as intersections outside
The analysis looked at the following intersections:

. U.S.30/Crown Zellerbach. U.S. 30/West Lane Road. West Lane Road/Honeyman Road. Honeyman Road/Hogan Ranch Road. Honeyrnan Road/Proposed Site Access Driveway

The Applicant intends to maintain existing production levels. Therefore, the report concludes
"the-project would_not add additional vehicles to the roads but would instead m^aintain existing
levels of truck traffrc"-.. The traffic study assumes that 90 percent of the truck trips using Hwy30
wi!!yse the signalized intersection at Crown Zellerbach and tO percent will use the inte-rsection
of West Lane Road. Th. study.also notes that a conveyor system would be used to transport the
mined resource from_the mine site, over Santosh Slough and under Honeyman Road to the NW
Aggregates Santosh Site for processing.

The traffic impact study does analyze potential conflicts for all of the roads used as a result of
the extraction of the ?E{egate resource from the Bates & Roth and Bible College properties.
The traffic study addressed the long-term traffic generation and concluded that-th6
transportation conditions are the same because the project does not add vehicle trips to the
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EXHIBIT C

roadway network. Staff finds that the criterion is met provided the site is mined as proposed in
this application.

Continuins with Columbia Countv Zonins. Ordinance Section 1036.3:

C) Safety conflicts with existing public airports duelo bird' 
attractants, i.e., open water impoundments, shall be addressed
according to the processes established in statute or administrative
rule, or in local oldinances enacted to implement statute and
administrative rule.

Findine 20: The Columbia County Board of Commissioners adopted Ordinance No. 2000 -
O-ffiiEn- tates an exception to Goal 5 to prohibit aggregate mining within 5,000 feet of a
nrnway at the Scappooie tndustrial Airpaik. This exception is included in the Goal 5 Errception
Statement on page i82 of the County Comprehensive Plan. The applicant states that, "The Site
is more than i,0d0 feet from the end of the nearest runway at Scappoose Industrial Airpark.
Staff finds that this criteria is met.

Continuine with Columbia Countv Zonine Ordinance Section 1036.3:

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

Findine 21: The applicant has submitted, Goal5 Assessment
TheColleee Propertv, dated June

Comprehensive Plan adopted
presence of 2 wetlands on the
Evans Slough and a north-s
and southern borders of the subject
50'buffer between the wetland and

subject property. These two wetlands are associated with the
outh running drainage ditch. These identified wetlands are the west

The applicant stated in the application that a

14,2016 (also see Finding 6 on pg 10

the National Wetland lnventory MaP,

mine property.
mining will be

"St. Helens"

observed for these two wetlands. This

the

criterion is met for wetland/riparian resources.

The application includes an assessment of fish and wildlife habitat in the Goal 5 Natural
Resour^ce Assessment, Exhibit H. The site is not located in a Big Game Habitat or White Tail
Deer habitat area. The site is located in a Major Waterfowl Habitat, migratory bird use area.

This habitat area will be protected with the applicant proposal to maintain a 50 feet buffer from
Evans Slough and other drainage ditch, to pr-eierve these feeding and resting.locations as natural
with little impact to these waterfowl habitat areas. There are no anticipated impacts to
threatened, endangered and sensitive plant or wildlife or sensitive lPecies, as non are identified
in the Compreheniive Plan. For these reasons, no conflicts with significant wildlife habitat are

identified.

The proposed mining operation "does not pose a conflict with other ?ggregate resource sites, as

the igg;egate resour6e is not sensitive to any mining discharges-and_is not disturbed bymining
activitieslt the other nearby NW Aggregates site to the north of and across HoneSrman Road
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EXHIBIT C

from the subject property. This criterion is met for aggregate resources

Continuins with Columbia Countv Zonins. Ordinance Section 1036.3:

Continuing with Columbia Countv Zonins Ordinance Section 1 036.3 :

232
Ordinance was

E) Conflicts with agricultural practices; and

Tindine 2?: Thirteen of the twenty existing tax lots within the 1,500 feet impact area are uses
designated as agricultural prac_tices, including farm use, pasture, and poplar treb production. The
other seven are designated as SurfaceJvlining This information is prbvided on table I on page
2] o-f the ap_p,lication and on page 5 of the technical study, Agricultural Resource Conflict ' "
Evaluation Update fol tle Bible.College site. The technicalstudy on Agricultural Impacts
concluded that several characteristics of the mining operation could posslibly conflict ivith far-
uses,-includin^g traffic on public roads, the generation-of noise and discharges of dust. The
installation of noise control berms will keep noise levels at or below DBQ-noise regulation
standards; a dust control pro€ram will redu-ce the level of dust emissions'iuittrin apflicable
regulatory standards; gtound water will not experience changes due to mining and no significant
chlleep to the aquifer.recharge y9 anticipated; no new vehidle trips and therEfore no sifirificant
traffic_impacts are anticipated. Therefore it is not anticipated thatihere will be conflictito
agricultural practices within or beyond the 1500 foot impact area The technical studies did not
identify any conflicts with agricultural uses. Staff concurs with these assessments, that, "The
proposed mining operation will not force a significant change in, or significantly increase the
cost of, accepted_farm or forestjrractices currently in place within the TS00-foof impact area
surrounding the Bible College Expansion property." There were no comments to dite from
nearby property owners who conduct farmpractiCes. The Oregon Department of Agriculture has
not commented on this proposal as oJthe date of this staff report. Staff does not expect any
conflicts between mining and agricultural uses. The criterion is met for agriculturaf practiies.

F) Other conflicts for which consideration is necessary in order to
carry out the provisions of the Columbia County Surface Mining
Ordinance or ordinances pursuant to ORS 5I7.780.

This criterion is not applicable. The columbia county surface Mining
repealed by Ordinance No. 2009-5 effective July l, 2009.
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EXHIBIT C

Continuins with Columbia Countv Zonins. Ordinance Section 1 036:

To determine whether
agricultural practices o

would not:

Continuins with Columbia Countv Zoninp ce Section I 036:

.4 Determine reasonable and practicable measures which can be required of
the mining activity, which minimize the conflicts identified in paragraph_1036.3,
above. If reasonable and practical measures are identified to minimize all
identified conflicts, mining shall be allowed atthe subject site with the required
conditions. If identified conflicts cannot be minimized then Subsection .5 applies
and ESEE analysis is required.

proposed measures would minimize conflicts to
findings must be made that the mining activity

A) Force a significant change in accepted farm or forest practices on
surrounding lands devoted to farm or forest use; or

B) Significantly increase the cost of accepted farm or forest practices on
surrounding lands devoted to farm and forest use.

Findine 24: The applicant reviews this criteria on page 28 &29 of the application. Staff finds
th-at mmilg activity witt not force a significant change or significantly increase_the cost of farm
or forest piactices in the area. Staff finds there are no forest uses in the area and that hybrid
poplar plantations are afarmuse. Staff finds no conflicts with s-unouqding forest and farm uses.

Th-e su6mitted application finds no conflicts with vibration levels, surface-water and
groundwater conditions, natural resources or traffic condition_s. The application's technical
itudies do identify potential conflicts with noise and potential air quality conflicts due to dust for
certain agricultural uses. The applicant proposes to minimize the potential noise conflicts by
reconstnlcting a noise berm north of the Bates Roth mining site, observing setbacks from
riparian areas, and following a dust control plan. The dust control plan is outline on page 28 &
29 of the application.

The applicant states that all potential conflicts can be minimized; therefore qn ES-pE analysis is
not required. The applicant did submit an ESEEanalysis to determine whether allow,limit or
prevent new conflicting uses in the impact area if mining is allowed, see Exhibit K. If the
Flanning Commission finds any confli-cts that have not been minimized,the |Pplicant would be
requiredto complete an adequate ESEE analysis of the impacted use, verse allowing mining.
Th^e applicant has proposed reasonable and practicable measures to minimize identified noise
and air quality conhicts. These measures will be required as a condition of mining. The
criterion is met.

.5 For any existing conflicts that cannot be minimized, the ESEE
consequences of eitheiallowing, limiting, or not allowing mining 1t tfre sit-e will
be det6rmined and analyzed. A determination shall be made that the benefits to
the public outweigh the detriments suffered as a result of said conflicts. Using the
ESEE analysis, afrnaL decision willbe made by determining:
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EXHIBIT C

A) The degree of adverse effect on existing land uses in the impact area;

B) Reasonable and practicable measures that could be taken to reduce the
identified adverse effects; and

C) the probable duration of the mining operation and the proposed post-
mining use of the site.

conditions and
later date but prior to

Finding 2=5: The applicant has provided data and analysis demonstrating that there are no
conflicts that cannot be minimized, see page 29 of the application. Staff frnds that there are no
potential conflicts that the applicant has not addressed, and that there are no conflicts that cannot
be.minimized-by msasures proposed by the applicant and required as a condition of mining
being allowed.

Continuins Columbia Countv Ordinance:
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1037 Protection of Minins Activities Where Mining is Allowed

.1 - Where mining is allowed through the process outlined in this ordinance,
the p.lan map and zoning map shall be amended to allow such mining. Any
required measures to minimize conflicts, including special condition-s and 

-

procedures regulating mining, shall be clear and otljective.

Figding 26: If mining is allowed at this site, the plan and zoning maps will be amended to
reflect the approval, and conflict minimization measures will be ifrplemented.

The application states that clear and objective measures to minimize conflicts are summaized,in
the technical studies and the applicant's response to subsection 1036.4" (page 23 &29) which
identify potential conflicts with noise and pbtential air quality conflicts d:ueio dust. Trhe
applicant proposes to mitigate the potential conflicts by^consiructing noise berms, setbacks from
riparian areas, and following a dust control plan.

The Board of Commissioners may impose other clear and objective special
procedures to minimize conflicts. Further conditions may be attached, at a
mining, as part of the Site Design Review.

'2 Anyadditional land use review processes, like Site Design Review, shall
not exceed the minimum review necessary to assure compliance with this Section
and OAR 660 Division23, and shall not provide opportunities to deny mining for
reasons unrelated to this Section, or attach additional approval requirements, -
except with regard to mining or processing activities: -

Staff finds that the measures to minimize conflict identified by the applicant and noted above are
clear and objective.

Continuins with Columbia Countv Zonins Section 1037

20
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EXHIBIT C

A) For which the zone change and Plan Amendment application does
not provide information sufficient to determine clear and objective
measures to resolve identified conflicts;

B) Which were not requested in the application;

C) For which a significant change to the type, location, or duration of
the activity shown on the Zone Change and Plan Amendment application
is proposed by the operator.

Findine 27: If the PAPA application is approved and mining is allowed at the subject.site, the

aptiicanffilil be required to o6tain a site design review approval prior to beginning mining
abiivities at the site.- This will allow staff and citizens to review information that may not have

been included in the PAPA application, address issues that are not pqrt of the Goal 5 pro_cess,

and evaluate any proposed changes in activity. This review and resultilg_cqrditions shall be

only those neceisbry to comply with Section 1550, Design Review, and OAR 660 Division 23.

with 1 7

.3 Where mining is allowed under the process included in this Section, a post
mining use shall be determined and provided for in Table XVI-2 of the
Compiehensive Plan and land use regulations. For significant aggregate sites on
Chsi I, II and Unique farmland, the County shall adopt plan and land use

regulations to limit post-mining use to farm uses under ORS 215.203, uses listed
unler ORS 215.2tf1t; or 215.283(l), and fish and wildlife habitat uses, including
wetland mitigation banking.

Findine 28: If mining is allowed at this site, Table XVI-2 will be amended to include this
particular site. The site is comprised of prime farmland soils (See page 3 above).The
post-mmmg
habitat.

use of this site will include open water body features such as fish and

Continuins with Columbia Countv Zonrnu Section 1037:
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.4 The County shall allow a currently approved aggregate processing
operation at an existing site to process material from a new or expansion site
without requiring a reauthorizition of the existing processing operation unless
limits on such piocessing were established at the time it was approved by the
County.

Findine 29: The mined material recovered Bates & Roth Expansion, Bible College s-ite will be

proffi at the NW Aggregatelsantosh processing facility that is to the northw-est of the subject

froperty and across Honeyman Road. Any violations, which m?y e_xlrst at the NW
Aglreg-ates/Glacier NW Santosh processing plant,lgust b.e leso-ly_e,{ through code enforcement
pr6iedures, not through this amendment process. The existing NW Aggregates/Glacier NW
Santosh processing facility will not require reauthorization.

Exhibit C Ordinance No. 2016-9
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EXHIBIT C

Continuins with Columbia Countv Zoninp Section 1037

Continuins with Columbia C Zonins Ordinance 1037

with Columbia County Zonins, Ordinance Section 1037
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.5 - Where mining is allowed under the process included in this Section, for a
significant mineral and aggregate site, new 

-conflicting 
uses proposed within the

sPecified impact area surounding the mine shall be allowed, limiteO or not
allowed, by following the standard ESEE process in OAR 660-23-040 and 660-
23-050. For the pulposes of this subsection, the impact area shall be a minimum
of 1500 feet from the boundaries of the mining area unless a greater distance is
identified and allowed under 1036.1.

Fiqdine 30; 
_ lhe gpn]i.cant perform_ed an ESEE analysis on new and permitted conflicting uses

and concluded that limiting new co^nflicting uses within the 1500 foot impact areathroughThe
use of the Surface Mining^Impact Overlay would be the most appropriate way to protecithe site.
See Exhibil Sp^d p. 3l of the application. The applicant propbies to limit cbnflicting uses
within the 1500-foot impact area by applying a Su-rface Minin-g Impact Overlay zone (StrrtIoy to
be administered by the County

.6 where mining is allowed under the process of this Section and a
Surface Mining (SM) designation is approved for the site, a Surface
Mining Impact overlay (sMIo) zoneihall be created surrounding the
surface mining zone, except when the impact area(s) are located i-n an
Urban Growth Boundary, and except where the County has no
jurisdiction. The Surface Mining Impact overlay zone lsluro) shall, at a
minimum, encompass the same boundary as determined under 1036.1.
The county shall establish specific conditions of approval for sites, and
their designated impact areas that extend into an Ur6an Growth Area.

Findine 31: 
__ _ 

If mining is allowed, a Surface Mining Impact Overlay zone shall be created to
encompass all_land within 1500 feet of the perimeter of tlle site. Theimpact area is not within an
urban growth boundary.

.7 In lieu of having a Surface Mining Impact Overlay zone
imposed o1lhe impact area of an approvedmining activity, the owner or
operator of the mine.and the property owners of the impact arcamay
propose agreement(s) or other enforceable conditions on approval of
mining activity, the,provisions of which satisfy any and all negative
impacts of the conflicting use to the mutual satisfaction of the operator
and owners of.properties with future conflicting uses. Such agreements or
conditions shall be recorded with the County Clerks office and run with
the land, and shall be binding on all future owners, until reclamation is
realized and mining activity ceases.

Ti"94q 33 .The applicant does not propose private agreements with property owners within
the 1500-foot impact area. The applicanf has proposed conflict minimiiation measures to

Exhibit C Ordinance No. 2016-9
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1038 Surface Mining Impact Overlav Zone (SMIO)

.1 The purpose of the Surface Mining Impact Overlay Zone is to provide for
the development and utilization of lands within the area of impact.of a significant
mineral anh aggregate resource site, zoned Surface IVlining (Stut), in order to 

_

maintain that unique deposit of material for extraction and future uses of the SM
Zone,to encourage compatible uses and to avoid the establishment of
incompatible usei through location, design and notification.

.2 The location of a Surface Mining Impact Overlay Zone will be designated

atthetime of designation of SM Zoned site. It will be the area defined as the
impact area underlubsection 1032.2 and determined under 1034.4,1036.1 and 

_

1037.5. For existing SM Zoned sites the owner or operator of the site shall apply
for such designation within2 years of enactment and final approval of this
amendment.

Findine 33: If this mining applicationis approved, the County will limit uses that conflict
wTtr srg-nific ant aggregate r6so,,tjrce sites by implementing a Surface Mining_ Impact Overlay
(SMIO) zone wit6iln l-500 feet of the Site ls determined in the applicant Exhibit 3, Figure 1

Impact AreaZoning Map.

EXHIBIT C

reduce conflicts with adjacent uses to a level that is no longer significant.

with

Continuins with Columbia Countv Zonins. Section 1038

B) Dust Reduction

.3 Relationship to the standards of the underlying zoningdistricts: 
_

The provisions of the Surface Mining Impact Overlay District are intended
to supplement the provisions of the underlying zoning-districts. In
addition to the dev-elopment standards of the primary district, the
establishment of noise, dust and vibration sensitive uses and the creation
of new parcels within the Surface Mining Impact Overlay District (SMIO)
shall be subject to the following:

A) Setbacks:
--TE location of new noise, dust or vibration sensitive uses,

constructed after the establishment of the SMIO district, shall be
situated on the parcel to minimize potential adverse effects of
noise, dust or vibration. Their location shall take into
consideration the surrounding topography and transportation
system and, if necessary, setbacks grea.tgr than those required by
tfie underlying district may be imposed by the review authority.

may be owners ofnew noise, dust or
vibration sensitive uses constructed after the establishment of the
SMIO district when determined by the review authority to be
necessary to ensure compliance by surface mining operator with
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EXHIBIT C

Continuine with Columbia Countv Zonins. Ordinance Section 1038

.4 Land Use Approval and permit Review:
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applicable regulations and conditions of the Operating permit.
Reduction measures may include, but not limited to, 6erms, walls,
vegetative buffers, insulation, double pane windows, reflective
siding, foundation washer insulation, orientation of windows. The
nature and extent of the reduction measures shall be determined by
the review authority.

C) Covenant Not To Sue:
Prior to issuance of any building permits for new noise, dust or
vibration sensitive uses after the establishment of a SMIO District,
the owner shall sign and record in the County Clerk's Office, a
"Covenant Not To Sue" or other instrument which restricts present
and future owners from remonstrating against or objecting tb
permitted mining activities allowed in the nearby SM nistrict.

D) Creation of New Lots or Parcels:
A notation shall be placed on an instrument creating a new lot or
parcel w_hich states that the lot or parcel is within a Surface Mining

'effi f"'s1il,??.Ji"l,,f yi?#1t,'#3Jff :lif ffi dlandardsof 

-

Finding 34: Any new uses in the SMIO District shall minimize potential adverse effects of
noise, dust or vibration. Setbacks for new uses shall be allowed after consideration to minimize
potential adverse effects of noise, dust or vibration. Their location shall take into consideration
the surrounding topograqhy and transportation system and, if necessary, setbacks greater than
those required by the underlying district may beimposed by the review-authority.

A1y new uses in the SMIO District will be required to implement noise, dust and vibration
reduction measures that qay_ include, but not be limited to, berms, walli, vegetative buffers,
insulation, double pane windows, reflective siding, foundation washer insulition, and orieniation
of windows.

The applicant for new uses and or the owner of land in the SMIO district will be required to sign
and record a waiver of remonstrance ("Covenant Not to Sue") which states that present and 

e

future owners of property within the SMIO District shall not iemonstrate againsi or object to
permitted mining activities allowed in the nearby surface Mining Diskict. -

Any lew lots.or parcels created in the SMIO District shall have a notation placed on the deed
Tg-Pl"l whj9h states that the lot or parcel is within a Surface Mining Impabt Overlay District
(SMIO) and is subject to the standaids of Columbia County Zoningbrdinance Subsi:ction 1038.

Staff finds that if this application is approved, the County shall require that the new uses in the
SMIO district follow all of the above limitations in ordei to proteci the significant Goal 5
aggregate resource. The criteria are met.
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Prior to the commencement of any development activity involving the
construction of new structures or substantial modification of existing
structures requiring a building permit for a use that is noise, dust or
vibration seniitive and is allow-ed in the SMIO and its underlying district,
the development activity must first be reviewed for compliance with
applicable^standards ofihis Section 1030 agd underlying zoning district
air^O Ue granted approval by the Director. The Director shall review plans

submitt-ed for a 6riilding p-ermit and may request additional or amended
plans, specifications or-analysis prepared by_an engineer or other qualified
person,ihowing that the applicable standards are met or can bq T-.-t bV

ipecified development standards. Review bV tl_" Director shall follow
Section 1600 sttff Approval, subject to its notifications and appeal.

Findine 35: If this application is approved, the Director will berequired to {ryi{tttallvely
ffiischarges.eirsitiveuseswithinthesiteimpactareaaSindicatedinExhibit3..Impact
Area".

EXHIBIT C

Continuins with Columbia Tonins Ordinance Section I 038:

.5 Required Findings:

The Director shall make the decision for
the Surface Mining Impact Overlay Zone
findings:

Continuins with Columbia Countv Zonins. Ordinance Section 1038:

A) The proposed use will not interfere with or cause an adverse' 
impact on the lawfully established and lawfully operating mining
operations;

B) The proposed use will not cause or threaten to cause the.mining- 
operation to violate any applicable standards of this section, or
terms of any approved Surface Mining Zoning conditions, or terms
of the Surface Mining Operating Permit.

C) Any setbacks or other requirements of this subsection shall be
clear and objective.

approval with conditions within
(SMIO) based on the following

Findine 36: If this application is approved, the Director will review any new discharge

sensitiG uses in the site impact area according to the criteria above.

.6 Nonconforming uses and structures:

Nonconforming uses and structures legally existing on or before the

effective date oTthis Section may continue provided that, should the uses
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EXHIBIT C

Section 1040 SURF' MINING SM

Continuins with Columbia Countv Zoni Ordinance:
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or structures be modified so as to become more nonconforming, the owner
of such structures or uses first obtain land use approval pursuailt to this
Subsection.

Fin9i$e 37: If this application is approved, the Director will review any proposed
modifications of nonconforming usei bnd structures pursuant to the criteiia found in this
subsection.

l04l Purpose:

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

.2 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, pr-ocessing, and storage activities in as close proiimity to-the
point of end use as feasible.

Eindinq 38: . Tlt appli.cgt has requested_a PAPA application to amend the County
Comprehensive Plan andZoning Code to allow for the development and,utllizationbf th.
aggrggale resource aj th9 Bible Co.llege site, while providing Goal 5 protection. This process is
required to provide for the protectiorrandutllizatioir of thisiesourceln a manner whicir does not
conflict with other land uses. The existing Ny  ggt.gut.r Santosh processing and shipfing
facility will be utilized to assure economy in handling ind transportaiion costs"of the mined"
?ggregate from the Bible College site since-the remoial, procesiing and storage will take place
in relatively close proximity to the Portland Metropolitai Area.

L042 Permitted Use$: 
-The followilguses shall be permitted subject to compliance

with Seffiir T04ZanEall.ojhq appticiute rute;,.4*A;;;;or statutes governing such
uses., including the Columbia County Comprehensive Plan, the Surface-Miningind Land
Reclamation ordinance, the Zoning ordinance of Columbia County, and oreg"on
Department of Environmental Quality rules governing sewage disposal, air, ind,water
quality:

.1 Removal, excavation, and processing of aggregate materials.

.2 Equipment and structures, except residences, which are necessary or
accessory to the operation ofanaggregate sife. r

.3 Storage of heavy equipment necessary for operation.

.4 Agricultural practices.

Exhibit C Ordinance No. 2016-9
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EXHIBIT C

Aggregate stockpiling.

Sedimentation ponds when used in conjunction with aggregate removal
operations.

.7 The managing, growing, and harvesting of timber and forest products,
including ahebderation of accessory equipment used in the manufacturing,
growing, and harvesting of forest products.

.8 Concrete and asphalt batch plant on a temporary basis not to exceed 60
days.

Finding 39: The applicant responds to this criteria on page 33 of the -aPPlication 
as follows:

The applicant proposes to excavate aggregate below the water table at the site, and transport
aggrefate via a conveyor system to the NW Aggregates Santosh facility for proccssing.
,fc-ceJsory mining activities will include removal of overburden, construction ofberms,-watering
for dust control, and reclamation of disturbed areas. Equipment used on-site will include an

dragline or electric cutter/suction dredge, gtader,bulldozer, front-end loader(s), conveyor _ -

sysiem, water truck, and service vehicl-es. 
-Staff 

agrees that the applicant's proposed use of the
site is compatible with the requirements of subsection 1042.

Continuins with Columbia Corrntv Zonin p C)rdinance

5

6

r043 Conditional Uses: The following uses may be permitted if found in
;onffi-ance with Section 1044 arld Section 1503 of this Ordinance:
.l All permitted uses within the designated 1O0-year floodplain

identified in Section 1042 (except item .2, if such uses are portable in
nature; items .4 agricultural, and .7 forest uses) shall be reviewed by the
Planning Commission to ensure floodplain requirements are met.

.2 Sanitary landfill, landfill, or solid waste transfer station.

.3 Public or private parks and recreation areas may be permitted only
in conjunction with reclamation of the site.

.4 Buildings, structures, and uses of a public works, public service, or
public utility nafure when not necessary to the operation of an aggregate
site.

.7 Sale of products such as concrete pipe, concrete forms, and the like
related to aggregate materials in conjunction with the removal, processing,
or excavation of aggregate materials or in conjunction with the

S:\BOARDOFCOMMISSIONERS\2016AgcndaPacketsV0l6-10-26\StallRptPA l7-Olzcl'l-0lBatesRothExpansion(BiblcCollege)BOC10-26wpd 27

.5 A residence for the caretaker, operator, or property owner. No
more than one residence may be permitted.

.6 Manufacture and fabrication of concrete and aggregate products if
accessory to removal, processing, or excavation of aggregate materials.
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EXHIBIT C

manufacture and fabrication of concrete and aggregate products.

.8 Concrete or asphalt batch plant.

Findig 40: . The applicant has not applied for a conditional use permit for any of the above
uses. This criteria does not apply.

Continuing with Columbia Countv Zonins Ordinance:

1044 QperatilrF 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 for signing the
application.

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

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

Findinejl: Brip Willman, Golder Associates Senior Geologist, has been granted special
power of attorney by Northwest Aggregates to sign the application PA 17-01 ZCltl-O[for tne
property owners and operators. The application states that, "The applicant understands that the
landowner and operator will be required to jointly sign the application for a mining permit." The
landowner and operator will be required to iemain in compliahce with all affected-alencies. The
site is approximately 130 acres in size, thus exceeding th€Z-acre minimum parcel si2e.

Continuins with Columbia Countv Zonins Ordinance Section 1044

Findine 42:

.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
of the right-of-way of public roads or easernents bf private roads.

B. No extraction or removal of aggregate is permitted within 50 feet
o{1n9th_9r property, nor within 200 feet of a residence or zoning district,
which allows a residence as a permitted use, without written consent of
the property owner(s).

C. Processing equipment, batch plants, and manufacturing and
fabricatingplants shall not be operated within 50 feet of another property,
without written consent of the property owner(s). Processing equipmeni,
bqtgh n!4qs, and manufacturing and fabricating plants shall not-operate
within 50 feet of a public road right-of-way.

CCZO Section 1044(A) does not permit extraction or removal of aggregate within
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50 feet of the right-of-way of public roads or easements of public roads.. Jhg.Apgficant's.mining
plan Exhibit 4, Figure 4 showi that the Appl.icant prop_o_ses to comply withthis 50' setback

iestriction. The only public road near thamine site is Honeyman Road in the northwest comer
of the Bible College mining area.

CCZO Section 1044(8) does not permit extraction or removal of aggregate within 50 feet of
another property, noi within 200 ieet of a residence or zoning districlwhich allows a residence

as a permitt^ea riie, without wriffen consent of the property owners. The_4pplicaTt'f mining plan
Bxhibit 4,Plate 4 shows that the Applicant propoieslo comply with a 50'setback from all
adjacent property or any adjacent puUtic road. The proposed mining sitg i; not adjacent to any
reiidentiil units or RR-5 zoned prbperty. The application complies with this criteria.

CCZO Section 1044@ does not permit processing equipment, batch plants, and manufacturing
and fabricating plants within 50 feet of another property, without written consent g{qhe. property
owners. Furth-eimore, processing equipment, bttch plants, and manufactqing_3nd fabricating
plants shall not operate within Sd feet of a public road right-of-yay. .The Applicant does not
propor" to have processing equipment, batih plants, and manufacturing a-nd fabricating plants on
the property. If ihe Applic-ant later proposes to have such equipment or plants.on the property,
the Apilic;nt must comply with the 50r setback from another property or public road right-of-
way.

EXHIBIT C

Continuins with Columbia Countv Zonrns Section 1044:

432
days a week.

Continuins with Columbia Countv Zonins. Ordinance Section 1044:

.5 Operatinq Hours: Operation shall not start before 7:00 a.m., nor continue
after 6:6Tlm@he Department may exempt isolated aggregate sites from
the establiihed opeiating houis. Notice of the proposed change in op-erating hours
must be provided to all property owners within a 1,000-foot radius of the
aggregaie site and to owners ofproperty adjacent to-private aggregate site access

rJia. -If no request for a public heaitng is made within ten calendar dlys o_f

mailing said notice, the operating hours shall be changed as requested by the 
^

aggre{ate operator. The eommiision may,7t any time_,reqlire.resum-ption of
silirdird op^erating hours. If a request is made for a public hearing, adjustment of
standard operating hours shall be deter-mined by the Cgqnty. The Department
may approve one period of extended operation beyond the 7:00 ?.m. t9 6:00 p.m.
opdrafing hours once every six months, not to exceed a two-week period.

The applicant proposes standard operating hours of 7:00 a.m. to 6:00 p.m. seven

"",0"0ffi*u*ifl'15':;'affi Hfifl l3#:i'H:lf i?'xit*xfit''
diitrict shail be preserved for a minimum width of 25 feet. Screening shall be
provided at the 6oundary of the property on which the surface mining operation is

iocated. 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;
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EXHIBIT C

Continuins with Columbia Countv Zonins Ordinance Section 1044:

Continuins with Columbia Countv Zonins Ordinance Section 1044:

Continuins with Columbia Countv Zonins Ordinance Section I 044:
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B. A landscaped berm or preservation of a natural slope;

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

Findine 44.= - All trees-and vegetation within 25 feet of a public road that provide adequate
screening g.f th: site will be preserved as a visual buffer. fhe applicant wili be required'to
maintain all existing trees for this purpose. The applicant prop6ies visual berms on all sides of
Se.nr9n9s9a mine site eircept t9 th.lortl, bordering the Eiates Roth mining site as depicted of
Exhibit 4, Figure 4 Phasing and Mining Plan Detail.

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

Sg lS:. The site will have access to Honeyman Road through the access point to the Bates
Roth mine site, on the east side of Honeyman Road. Aggregate from the site wiil be moved by
conveyor belt under Honeyman Road west to the NW Afgrdgates/Glacier NW Santosh
processing plant. Honeyman Rgad is a two-lane, paved pnUfic righrof-way. The applicant has
included a dust control plan with this application ihat indludes wltering ani graveling the road
and access point to keep dust down

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

Findine 16: _The applicant has_included a technical Noise Study analysis conducted by a
legitgred professional engineerfor both the Bates Roth and Bibla College sites . (See Exhibit
B). lhe CCSI Acoustics study determined that under a worst case scenaiio, the Bates Roth site
would not comply with applicable DEQ noise standards, on the north side near Noise Sensitive
Receiver NSR-4 . A noise berm extension is recommended in this area. According to the study
the entire perimeter ofthe Bible College site is in compliance with the Oregon DEQ noise
criteria and would not be required to build noise berms.

.9 Wgtel Qu4itv: All aggregate sites in the district shall be operated in a
manner which will not create turbidity, cause siltation, deposit undlesirable
materials, or adversely affect water temperatures in any stream , drainage, or river
In addition, the operator shall not cause contaminationof groundwateioi change
a stream channel unless the channel change has previously been approved by all
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EXHIBIT C

applicable state and federal agencies. Provisions for settling ponls, diversion
dikes, channels, and other structures may be required to protect these water
resources.

Finding 47: The applicant has included a technical

through grading. (Also see Finding 6,P9.9)

The report concludes that, ... the existing monitoring, past investigations, and analysis indicate
mininj will not result in an elevated threat of ground water level changes, including anyprivate
wells i-n the vicinity, or ground water seepage, surface water flooding 9r ry-c-r9as:ed_pumping.
within the SDIC diained area. The proposed expansion of mining at the Bible College site is not
expected to adversely impact groundwater or suiface water quality or change the behavior of the
hybrologic system. Golder recommends including the Site piezometers jglo. the routine lottg--
term grdund monitoring program currently conducted by the_applicant. Without any furtherdata
Staffnnds that any watii quatity conflicts will be minimized through measures implemented
and associated with this application.

Continuine with Columbia Countv Zonins Ordinance Section 1044:
.10 ArcheoloeicalSites:

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 measures to
mitigate potential conflicts as necessary.

The State Archaeologist shall be notified of such public hearings.

B. During Excavation - If an archaeological site(s) is found dg.ring
excavation, aI work which would impact the site shall halt immediately
and the requirements outlined in Section 1044.10A shall be met.

Finding 48: The application includes a report titled, Cql!.ufa1=Resgyrce Survev and Discov.erv
Fro6inE of the Bates & Roth Expansion Propertv (See Exhibit_G). The re-port was conducted to

istorical archaeologic.al resources that may be

eligible for inclusion iir the National Register are preselt within the P_r9jec!-area , or may be 
.

im[acted by the proposed mining operatlon. (Also see Finding 6, Pg l0)- The report concluded
that no evidence archaeological materials or deposits were observed or discovered from 40
shovel probes along the foot of the dike along Evens Slough. This_was not astounding because
earlier maps indic a:te that the area was covered by lakes, ponds and marshes for much of the_ year
prior to th^e construction of the dike along the Multnomah Channel and upper river dams. No
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EXHIBIT C

cultural resources have been identified on the Bible College Roth property. Staff finds that this
application provides adequate information and meets the above criteria to address cultural
resornces if thgy- are found on the pr_gperty. A condition of approvalthat, "If an archaeological
site(s) is found during excavation, all work which would imfact the site ihall halt immediitely
and the requirements outlined in Section 1044.10B shall be inet."

Continuins with Columbia Countv Zoninp Section 1044:

.11 Elo,sioni The erosion of surfaces affected by mining activities shall be
controlled by plantings of ground cover and other modes, wtrictr protect these
surfaces.

SqUg-49: l!9 applicant has included a Stormwater Control Plan which is part of the MininePlapExhibit4,Figure7.Accordingtothep@aimedareaswillbe@-fi
to drain toward the pond(s) and all disturbed areas will be planted to protect against erosioi. The
applicant states that the plan proposes to manage all stormwater on-siie, wherd it will be directed
into the excavationponds. Berms will be consiructed on portions of the south, east and west
sides of the site to further protect stormwater from leavin! the site. The berms will be planted
with groundco-ver, shrubs, and/or trees to enhance soil sta6ility and prevent erosion. Stafffinds
that erosion of surfaces affected by mining activities have been adequately addressed.

Continuins with Columbia Countv Zoninp Ordinance Section 1044

.t2 and
be ln an
complying with standards
654.001 to 654.295 and 654.991), the
U.S.C.651 et. seq.),

Excavations, both above and below water level, shall
and environmentally safe condition by

by the Oregon
Oregon Safety

Safe Employment
and Health Act of

Act (ORS
1970 (r9

the Department of Geology
affected agencies.

and Mineral Industries, and the

Flldine 5,0:- The applicant has provided plans, Exhibit 4, Operation and Reclamation Plan,
which includes. Figureg!. and 4, lhping and Mining Operating Plan; Figure 5, Conceptual
Reclamation Plan; and Figure 6, Mining Cross Sections that indicate slo-pes and gradiirg will be
maintained in safe condition. 

-Slope_ 
gradients will be constructed to provide slop-e stability and

safe egress.frory th9 excavated ponds. The slopes will be contoured (cut) during the excavation
process rather than by deposition of fill material. The slopes of the pond will bJ contoured with
slopes set forth in Exhibit 4.

regulations of other

Continuins with Columbia Countv Zonins Ordinance Section 1044

; 
ji","ffi 

"1#l;y,:H#gi:iln;l,T"x'f fif, *?sitesha,,,in
reclamation P!an_in accord with the requirements oTtlie Surface Mining and Land
Reclamation Ordinance. Reclamation must return the land to natural c-ondition or
return it to a state compatible with the livability, value, and appropriate
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The applicant has not requested an emergency exception. This criterion is not

Continuine with Columbia Countv Zonins. Ordinance:
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development of the affected land and adjacent property. Reclamation shall begin
within^l2 months after mining activities cease on any segment of the area where
mining has occurred and shallbe completed within 3 years after mining activities
cease.-This does not apply to any land being used as plant site, stockpile, or work
area for ongoing extracting mining operation.

Finding 51: The applicant has submitted a graphic Colcep,tual.Recl?lTationllan as Figure 5

of Eilifiit 4 of the Miiring Plan. The application states that the site will be reclaimed as an open

water body. The reclaimed ponds will b-e shaped to have irregular shorelines and underwater
slopes designed in accordance with Columbia County regulations.

Berms that were created and vegetated during the operational life of the mine will be retained as

part of the reclamation. Staff finds that adequate conceptual reclamation information has been

irrovided with this application. Compliance will be verified in review of the Site Design Review
application should the Plan Amendment be approved.

Findine 52: The applicant has not requested any modification of standards with this
appiilAiola fhe plirining Commission may mo{ify standards with a publicheariqg and proper
ttotice. The applicant intdnds to apply for asite design review upon approval of this request.

Continuing with Columbia Countv Zoning Ordinance:

1046 Emergencv Exceptions: The Department may p-ermit the immediate initiation of
@perationwhichordinarilywould-requireanapproved
Conditional Use Pirmit, if necessary to prevent potentially serious damage to-
property or threat to human life. The Department may permit the initiation of
iucL an aggregate operation only when alfected state,agencies have issued
necessarylermits and have atteited to the urgency of th9 situation. The
Department may adjust operation standards as contained in Section 1044 to
ensure the protection of liuman life and property. An aggregate o-peration
approved under this section shall cease once the threat to human life and property
ts no longer serious or imminent.

Findine 53:
applicable.
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JJ



EXHIBIT C

Zone Chanpes Amendments):

542 The applicant is requesting approval of a Post Acknowledgment Plan Amendment
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Tltq.. q_e two types of zone changes, which will be considered by the Commission:
Major Map Amendments and Minor Map Amendments.

_l Yaior Mgp Alqendments are defined as zone changes, which require the
Comprehensive Plan Map.to be amended in order to allow ihe propose dZone Change to
conform with the Comprehensive Plan. The approval of this type bf Zone Change ii a2-
step process:

A. The Commission shall hold a hearing on the proposed Zone Change,
either concurrently or following a hearing, oh the proposed amendment tJthe
Comprehensive Plan, which is necessaryto allow the proposed zoning to conform
with the Comprehensive Plan. The Commission may recbmmend apfroval of a
Ilajor Map Amendment to the Board of Commissioners provided tdtiy nna
adequate evidence has been presented at the hearing subslantiating th6 following:

1. The proposedZone Change is consistent with the policies of the
Comprehensive Plan;
2. The proposedZone Change is consistent with the Statewide
Planning Goals (ORS 197); and
3. . The property and affected area is presently provided with adequate
facilities, services, and transportation networks to zupport the use, or iuch
facilities, services and transportation networks are pl-anned to be provided
concurrently with the development of the property.

B. Final approval of a Major Map Amendment may be given by the Board of
Commissioners. The Commissioners shall hold a hearing on the prbposed Zone
Change githe.r concurrently or following a hearing on the proposeb
Comprehensive Plan Amendment, whiCh is necessary to tlow the proposed
_zgning_t9 conform with the comprehensive Plan. The Board may ippiove a
Major Map Amen4ry_"tt provided they find adequate evidence has been presented
substantiating the following:

I . The propos ed Zone Change is consistent with the
policies of the Comprehensive Plan;

2. The proposedZone Change is consistent with the
Statewide Planning Goals (ORS 197); and

withadequatefacilitieJ*si:3,%eT"xffi f j,,1Ti:1'li?l"JJy,ilr'"'*"
the use, or. quch facilities, services and transportation networks are pianned
to be provided concurrently with the development of the property.

'3 AltemateZones: If the Commission determines that azone other than the one
b^.itg proposEd willldequately allow the establishment of the proposed use, the
Commissiol may substitute the altemate zone for the proposed zohe in either the Major
Map Amendment or the Minor Map Amendment proc-edures.

Section 1502
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(PAPA) application, which will change th.e CgmprehensivePlSn Mag from.Agricultural
it"ro.tr"" ^to 

Aggreg-ate Resource and the Zoning-Map from Primary AgtclftuT to Surface

Mining for thJs-itel fnis proposed zone chagge is beingprocessefl-as a Major Map Amend.melt
becauie the request will r6quire the official Compreheniive Plan Map to bgamended in order for
the official ZoiingMap and the Comprehensive Plan to be in agre_ement. The fnlic_ant has also

requested that the-site (Approximatelt 153 acres) be listed 9n tlg tnvqltgrf of .Significant.
Mineral Resources. Gdaiiand policies of the Comprehensive Plan will be reviewed later in this
report. The applicant has addreised the Comprehensive Plan in Exhibit L and the Statewide
pl^anning Coati in Exhibit M. Staff finds that the site is current$ pro-vided with adequate

facilitid and services for the proposed use as noted in Exhibit N. Adequate transportation
networks are discussed in the application in Exhibit F.

EXHIBIT C

Continuine with Columbia Countv Zoninq Ordinance:

Section 1603 Quasi iudicial Public Hearings:

As provided elsewhere in this ordinance, the Hearings Of!c.e1, Planning
Commission, or Bbard of Commissioners may approve certain actions, which are in
conformance with the provisions of this ordinance. Zone Changes, Conditional Use Permits,
Major Variances, and Temporary Use Permits shall be reviewed by the appropriate body and

may be approved using the following procedures:

..1^ The applicant shall submit_an application_pd py necessary supplemental
rnformation as required by this ordinante to the Planning Department. The
application shall6e reviewed for completeness ?gq th9 appli-cant notified in
writing of any deficiencies. The application shall be deemed complete upon
receiplof all pertinent information.- If an applicatln for a p_ermit or zone change
is iniomplete, the Planning Department shall notify the applicant of exa_ctly what
information ii missing witlin 5 days of receipt of the application and allow the
applicant to submit the missing information. The application shall be deemed

cbinplete for the purpose of this section upon receipt by the Planning Department
of the missing information. leffective 7-15-9n

;3,.,,*,3llJ,f,ti'J"l,itt3d-,"ff $,xffi 1!'3T;ili,t3,in:",i:j;li'$8if+:,
The Dirbctor will publiih a notice of the request in a paper of general circulation-
not less than 10 calendar days prior to the scheduled public hearing. Notic_e! will
also be mailed to adjacent inaiviauat property owners in accordance with ORS
197.763. leffective 7-15-9n

[Note: ORS 197.763 requires 20 days notice (o1 l0 days before the first hearing
if there will be 2 or more hearings), and that notice be provided to property ,
owners within 100' (inside UGBs), 250' (outside UGBs), or 500' (in farm or forest
zones).1

.3 At the public hearing, the staff, applicant, and interested parties may
present informition relevant to the criteria and standards_pertinent to- the proposal,
giving rsasons why the application should _or should 1oj_b9g+roved, or what
modifications are necessary for approval' leffective 7-15-97f
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.I .- . {PProval gf any action.bV^the Planning Commission at the public hearing
shall be by procedure outlined in Ordinance 91-2. leffective 7-I S-gn

Eiq$+g Sl* This application, PA 17-01, for a Post Acknowledgment Plan Amendment
(PAPA)_will be_schedulqa_gt twopublic hearings: one before thJCounty Planning Commission,
he.ld 9q September ,12,2016; and the other before the Board of County iommissioners
scheduled for October 26,2016.

Continuing with Columbia Countv Zoninq Ordinance:

Section 1605 Zone Chanse - Major Map Amendment:

The hearing lor a g,ajor map amendment shall follow the procedure established in
Sections 1502,1502.1,I502.1A and 1502.18. This hearing cannot result in the approval
of a major map amendment. The Commission may make a-recommendation to the Board
of Commissioners that such a zone change be granted. Approval by the majority of the
Commission is necessary in order to malie recommendati6n to the Board of
Commissioners. The Board of Commissioners hearing on the proposed zone change -
major lnap amendment will be on the record unless a majoritybf the Board votes t5
allow the admission of new evidence.

{i,t}dinq 56.' The hearing-for this PAPA application, which is a major map amendment, will
follow the above mentioned procedures Tlie Planning Commission witt trdta a quasi-judicial
hearing and make a recommendation to the Board of eommissioners. The Board'of
Commissioners will then hold a hearing and make a formal decision to allow, allow with
conditions, or prohibit surface mining at this site.

EXHIBIT C

Columbia Countv Zoning Ordinance

Consisten with the Comn rehensive Plan:

Continuins with

All amendments to the Zoning Ordinance Text and Map shall be consistent with the
Comprehensive Plan Text and Maps.

.1 The Commission shall hold a hearing to consider the proposed
amendments and shall make a recommendatJon to the Board bf Commissioners
with regard to the proposed amendments. The Board of Commissioners shall
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hold at least one hearing to consider the proposed amendments. Both the
Commission and the Board of Commissioners hearings will require notice in the
manner outlined in Section 1611.

Findine 57: The applicant proposes to amend the 
^Comprehensive-Plan 

designation of the site

@-egate Resource andthe Zoning designation of the site toSurface Mining. These

ameidmints would allow the Comprehensive Plan and Zoning Ordinance to be consistent with
each other. The applicant proposes to designate the site (Approximately 153 acres) as a

significant Goal 5^mineral and aggregate resource site on the county's.inventory of aggregate

,eio*c"r. The Board will hold ifieaiing after receiving a recommendation from the Planning
Commission after their public hearing scheduled for Septembet 12,2016.

EXHIBIT C

Continuins with Columbia Countv Zonins. Ordinance

Section 1608 Contents of Notice:

Notice of a quasi-judicial hearing shall contain the following information:

.1 The date, time, and place of the hearing;

.2 A description of the subject property, reasonably calculated to give notice
as to the actual location, including but not limited to the tax account
number assigned to the lot or parcel by the Columbia County Tax
Assessor;

.3 Nature of the ProPosed action;

.4 lnterested parties may appear and be heard;

.5 Hearing to be held according to the procedures established in the Zoning
Ordinance.

Findine 58: The notice was published in the local newspaper,s containing all of the above

mAIid--eA rnformation and was published in the local news media at least 10 days prior to the
hearing. tndividual notice containing the above information was provide to surrounding
property owners within 1,500 feet of the subject property line.

Continuine wi the Comorehensive Plan A Provisions

COLUMBIA COUNTY C PLAN:

Part X EC OMY

GOALS:

1 To strengthen and diversify the economy of Columbia County and insure stable
economic growth.
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EXHIBIT C

2. To utilize Columbia County's natural resources and advantages for expanding and
diversi$ring the economic base.

POLICIES: It shall be a policy of the County to:

l. Encourage the creation of new and continuous employment opportunities

2. Encourage a stable and diversified economy.

3. Reflect the needs of the unemployed and of those persons who will enter the labor market
in the future.

4. Place the County in the.position of being able !o respond to market opportunities by
providing technical assistance in locating available sites for developmbnt.

5. Encourage the activity of the community organizations, which work for sound economic
development.

6. Preserve prime maritime industrial sites from pre-emptive uses until needed for industrial
uses.

7. Protect identified aggregate resources until they are extracted, and plan for the
reclamation and fufure productive uses of those sites.

8. Reserve valuable industrial sites for industrial uses.

9. Encourage the trade and service sectors and the recreation industry to insure greater
revenue spending locally.

10. Support improvements in local conditions in order to make the area
attractive to private capital investment. Consideration of such factors as
the following shall be undertaken:

A. Tax incentives
B. Land use controls and ordinances
C. Capital improvements programming

11. coordinate with public utility companies to insure energy supplies are
available to areas programmed for development and redevelopment.

12. Encourage new industrial growth within the urban areas so as to utilize
existing public facilities.

13. Encourage- indgs{y, whichleeds or can benefit from the locational advantages of an
airport and- its facilities, to locate adjacent to one of the airports in the Counly. Create an
Airport Industrial district to facilitate this policy. [added 7-9jJ

I+9iTg62: The applicant addresses the Economy section of the Comprehensive Plan in
Exhibit L, pages 5-6. The applicant also provided ah Economic and Fisial Impact Analysis in
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EXHIBIT C

Exhibit I. Staff finds that allowing the expansion onto the site would encourage continuous
employment opportunities for 38 full time mining jobs. Expansion of the site will encourage

loc-al economiiitaUltity that will continue to encourage a stable and diversified economy. Al
indirect employment iri supporting industries such as local merchants, trucking and construction
funher enhinc6s the economy of the area. Continued mining operations would_generate property
taxes, extraction tax, and recapture of farm defenal payments, as well. Policy 7 applies to._th9

entire site; specificaily it statei that identified aggregate resources s_hould be protected until they
are extracted. Staff finds no conflicts with the Economy section of the Comprehensive Plan.

1

with the

Part XIII TRANSPORTATION

GOAL:

The creation of an efficient, safe, and diverse transportation system to serve the needs of
Columbia County residents.

OBJECTTVES:

I To utilize the various modes of transportation that are available in the County to provide
services for the residents.

2. To encourage and promote an efficient and economical transportation system to serve the

commercialand industrial establishments of the County.

3. To improve the existing transportation system.

POLICIES:

1. The County shall undertake the development of a detailed transportation plan that should
contain the following minimum elements:

A. The development of a road classification system.

B. The development of road standards for all different types of roads over which the
County has jurisdiction.

C. The location of future arterial streets inside the urban growth boundaries.

D. Review the status of all county roads.

E. A review of all incorporated rights-of-way and a determination of whether or not the
County should pursue the vacation of them.

F. A study of ways to maintain and upgrade the current county road system.

2. The dedication of adequate rights-of-way to meet the standards set in the Transportation
Plan shall be required bf any person seeking aZone Change, Conditional Use Permit,
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EXHIBIT C

Continuins with the Columbia Countv ve Plan:

Part XVI Goal 5 Onen Sn Scenic and Historic Areas- and Natural Areas
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Subdivision, or Partition. The developer of a subdivision in an urban growth area will be
required to make the appropriate improvements to any related street to-meet the standards
set in a Transportation Plan.

3. {PPropriate off-site improvements to county roads shall be required whenever a
development results in a major increase in traffic on an existing county road.

4. The County will work with the State Highway Department to limit the number of access
points onto arterial roads. Direct access to U.S. Hlghway 30 will be limited as much as is
practical in or4er to reduc_e the potential for congestion and conflicting traffic patterns,
which would disrupt the flow of traffic.

5. Industrial uses shall be encouraged to locate in such a manner that they may take
advantage of the water and rail transportation systems, which are availableio the County.

6. The County will support reducing the number of rail crossings.

7 . T!9 C9u1tf will work with the Port of St. Helens to encourage the establishment and use
of dock facilities.

8. The two existing airports, in Scappoose and Vernonia, will be zoned with a landing field
ov9r11Y zone that incorporates the height restrictions set by the Federal Aviation
Administration. It will allow the development of airport r-elated industrial uses.

9. Restriction of the location of new pipelines and high voltage transmission lines to within
existing rights-of-way will be encouraged whenever possi6le.

10. The County will study proposals, when presented, to develop modes of
transportatio_n as an altemative to the automobile. If these proposals
prove to be feasible, the County will work to implement them.

11. Columbia County will continue to support the efforts of COLCO
Transportation to supply public transit to the citizens of the County.

12. Special attention will be given to the needs of the handicapped whenever
the County considers a proposal for the provision of publiC transit.

Findinf 6=3: __The applicant has addressed this section of the Comprehensive Plan in Exhibit I,
pages 

.7 : 8'. Jl. applicant's Trafftc Impact Analysis was conducted in Mray 2016. The applicant
provided additional data that concludes that the traffic has not changed appreciably sinceihe
mining started time period. The applicant finds that since the site will not generat-e an increase
in traffic, it is consistent with this section.
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SURFA MINING

GOAL

EXHIB]T C

To protect and utilize appropriately the mineral and aggregate resources of Columbia
County.

POLICIES: It is the policy of the County to:

1. Develop an on-going program to determine the quality, quantity, location, andtype of
mineraf and agfegate resources in the County so that up-to-date material will be

available to make informed decisions.

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

talie the necessary steps to minimiie the impacts of development on these resources.

4. Recommend the establishment of an ad hoc committee to review inactive and

undeveloped sites identified in the surface mining_inv"tttgty u"9 q?k. recommendations
as to whether or not the sites should be zoned Surface Mining (SM) and protected upon
application of the Goal5 Process.

5. Designate as Surface Mining (SM) those sites with current active mining u"0. b$
reclairation permits as of January 20,1984 and the one inactive but.proposed 700-acre.

site in the Scappoose area. Change, upon completion of mining activities, those sites that
will revert to riies as indicated in-the reclamation plan or to uses compatible with
surrounding lands.

6. Designate iew mining deposits not shown on the. existing inventory as Surface-Mining
wheria report is obtaihed from a certified geologist, engineer/geologist, or qu-alified
engineering testing firm verifying the location, type,_quality, and quantity of the material
and when other steps of the Goal 5 process are satisfied.

7. Encourage timely utilization of mining resources to protect the site from incompatible
development on adjacent lands.

8. Require that allsites proposed for surface mining_beinventoried for their archaeological
significance in accordance with standards set by the State Archaeologist. If a1..
arihaeological site(s) is discovered, the Planning Commission shall hold a public hearing
to reviewlhe site(s) and establish measures to mitigate potential conflicts as necessary.

g. Retain in its possession lands it now owns which conJain aggregate material. The County
may permit plivate operators to mine county materials.

10. Require that proposals for new extraction operations be ac-companied by..
detiiled plani of the method of operation and assurances that the area will be suitably
reclaimed for uses designated by the plan.

1 1. Require that once mining andlor associated activi-ties_ (i.e. rock crushing) have

begun they shall be in aciordance with state standards and any more stringent standards

tha"t the C6unty may enact. In particularly sensitive areas, such as forestry, residential,
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EXHIBIT C

Continui with the C Countv Plan:

Part XVIII AIR. . AND WATER URCES
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agricultural, or wildlife habitat, the mining and associated operations shall be subject to
more restrictive standards to keep noise, dust, erosion, and other hazards to a level
compatible with the adjacent uses. Such standards may include requirements for barrier
isolation, set!3gks, operating times, concomitant reclamation, limiti to active mining
area, mining lifetime, water quality, and restrictions on on-site processing.

12. Prohibit extraction of sand and gravel from rivers and streams unless
{PPropriate regulating agencies such as the Oregon Department of Environmental
Quality,_Department of Fish and Wildlife, Oregon Statb Land Board, Division of State
Lands, Corps of Engineers, and Columbia County are in agreement and there is no other
economically feasible alternative.

13. Make all possible efforts to insure the retention of riparian habitat, the
. prevention of erosion and sedimentation, and maintenance of water quality, which

exists prior to extraction operations.
14. lnsure that extraction operations approved by the county and other

regulating agencies do not screen and wash witnin any river or stream. In
addition, settling ponds shall not discharge directly into any watercourse.

15. Require, as a minimum standard, that extractive industries have access to a public road
with two-way capability. 4s allowed by oRS 487.905, the county may impose
weight/load restrictions and may also require the operator to post in adequdte surety
bond for road repairs.

16. Encourage DOGAMI to conduct a comprehensive inventory of the mineral
resources. Upon.completion of this study, the County shallup-date zoning and other
implementing ordinances to accommodate newfound resources.

17. Prohibit 1ew or expanded mineral or aggregate mining operations within 5,000 feet
of the edge of a runway at Scappoose tnduitrialAirpark. -

18. Prohibit new. or.expanded water impoundments greater than or equal to one quarter (ll4)
lcre_in size, individually, or cumulatively, within 5,000 feet of th^e edge of a runway'at '
the Scappoose Industrial Airpark.

E+$+954 The applic-ant _addresses the surface mining policies of the Comprehensive plan in
Exhibit L, pages 9 - 12. Staff finds that the site is a signifiiant aggregate site cbnsidering
quality, guantlty and location. Detailed plans describing the met[6aJof operation and
reclamation of the site are included in th-e application in the Mining Plan, bxhibit 4. These are
preliminary in nature however the applicani iommits to providingiro.e detailed reclamation
plan, especially showing the setbaclis of mining from th6 riparian-corridor and the associated
berm along Evans Slough, with the surface. -ili"-g application for the site (Site Design Review).
Staff finds the ap_qlication is consistent with all of the surface mining policies of the 

-
Comprehensive Plan.
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EXHIBIT C

GOAL

To maintain and improve land resources and the quality of the air and water of the County

PO It shall be the policy of Columbia County to:

The following are comments that have been received from citizengroups, government agencies

or nearby property owners.

CORRESPONDENCE OF RECORDI

No other comments have been received from citizen groups, government agencies or nearby
property owners as of the date of this staff report September 1,2016.

Staff Comments: Scappoose Drainage Improvement Company - 6 page letter plus attachments
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l. Work with the appropriate State and Federal agencies to insure that State and Federal

water, air, and land resource quality standards are met.

Z. Comply with all applicable State and Federal standards and regulations regarding noise
pollution.

Findine 65: Studies have found that there is a conflict with noise and a conflict with air
qudffaust' as a result of the overall project. The applicant has addressed these criteria in
E*ttiUii B ,Noise Study; Exhibit C, Air Qu-ality Study; Exhibit L, Comp Plan Policy; as well as in
Exhibit H ,Goal 5 Resource. Before the appliiant mine the site they must first get a mining
permit from Oregon State DOGAMI. The-applicant proposes measures to mitigate these

ionflicts. Staff frnds the site would be consistent wifh the above standards with the proposed

mitigation measures in place.

\

NO Date Rec'd. FROM COMMENT

1 081041t6 CRFR (Scappoose)
Fire District

Have no objection

2 08/1 8/16 Scappoose Drainage
Improvement Co.

Letter in Opposition
Plus Attachments

J 081221r6 County Road
Department

No objection (no increase in traffic)

4 t0l04l16 Olsen, owner adjacent
farm property owner

Existing well, Concem over below water
table mining on this farm well
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EXHIBIT C
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SDIC asserts that mining (creat-ion-of open water contqinment) increases the amount of
\?::, sDIC.must pump out of the district. However, theyfind the amount of seepage ils

Qffigylt_1o determine. .Staff suggests that the only,way toVetermine the am6untbfieepage is
for SDIC to me-asure the amouit ofwater pumpid aid make comparisons of before 

"iaZft",water impoundment creation. (By metering or pumping capacity)

E1arys Slough^is 9 {gntficant water course flowing extensively for SDIC use and pumping.
Evaluation of minimum setbacks, in addition to tlle stundard-Sbfeet, from this tfgrifiroit
resource should be discussed.

Its logical that mining removes material and the area/volume of displaced materiat is filted
back in by.water, i.e. there is more watey within SDIC after mining. How that affects *ot",
level needing pumped is being debqted between \DIC ind the app"licant.

Any costs forllgtlqge analyis 1t99ded t^o be_ donefor SDIC, pertaining to an increase of
water in the SDIC district, should be offered/assisied , on a prorate shhre, by the minin!
industry.

STAFF COMMENTS. CONCLUSIONS AND RECOMMENDATIONS:

Based upon the findings of this report, the major decision points associated with the plan
Amendment to Aggregate Miningprocess and this particuiar PAPA application are as follows:

l) Determine whether the application is complete and adequately addresses the criteria in
the County Comprehensive Plan and criteria in Section 103b Zo;ing Ordinance, Amendments to
Permit Mining. Staff finds the application is complete and adequatdly addressei the
relevant criteria.

2- P.l"*,"ine whether the-aggregate resource is significant. Staff finds the aggregateresource,
Bible College site, meets the criteria regarding quantity, quality and location 6T111i ."rorrr". u.rd
is a significant aggregate site. The site contains bver 4l.niillion ton of good quality aggregate^

.3) fot significant Sggregate sites, local governments shall decide whether mining is permitted
by determining ifthere are conflicting uses in the area of influence (1500 feet) an? d6termimng
if identified conflicts:at-r.be adequately mitigated. Staff finds that ririning sh6uld Ue permitt
by imposing clear and object conditioris to mitigate identified impacts.

a)_SPmin-g ryin1qs is_aqp.1gv9{, the applicant must identify future conflicting uses and conduct
? _E!lF analysis. (See Exhibit K). Staflfinds that conflictirig uses would be limited within the
1SO0-foot,impact a-rea;1n!,implementation of a Surface Min-ing Impact Overlay zone (SMIO)
in the subject area be administeled by the County for future devElopinent within the imfact ai6a.
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STAFF CONCLUSION & RECOMMENDATION

Staff has reviewed the application and comments received and finds the PAPA application is 
^^

complete and the Plan Amendment process has been sufficiently_ltit^!9d._ Therefore, the Staff
and ihe Planning Commission forwards a recommendation of APEB.QV=A'L to the Board of
Commissioners-of this Bates and Roth Expansion (Bible College Site) for a Comprehensive Plan
Amendment andZone Change to allow surface mining on the subject property, with the
following conditions:

PROPOSED CONDITIONS
BIBLE COLLEGE SITE

1) The Applicant shall reclaim the site in accordance with County standards. The required
post mlning use shall be fish and wildlife habitat with pond(s).

EXHIBIT C

Prior to mining, the Applicant shall obtain a Site Design Review for the site, as required
to satisff the requirements of the Zoning Ordinance.

The Applicant shall provide vegetated berms and fenging, phasing o{w}t-ch shall be
detemiiired during Site Design Review. Six-foot chain link fences shall be installed,
protecting active mining areas.

The Applicant shall surface the access road with gravel .

The Applicant shall water the access road as necessary to control dust.

The Applicant shall post a 10 mph speed limit for all vehicles on site. The applicant shall
enforce such speed limit.

The Applicant shall water all disturbed areas during dry-weather operations when
bulldozers and/or front-end loaders are operating.

The Applicant shall spray water on the conveyor at all transfer points, as needed.

The Applicant shall maintain existing trees within the setba_ck areas (excluding hybrid
cottonwood trees, agricultural crops or berm areas) and shall vegetate perimeter berms
when constructed. Ttre applicant ihall vegetate overburden stored on site, as needed.

The Applicant shall wash away any dust or mud tracked onto Honeyrnan Road as needed.

The Applicant shall limit hours of operation to 7:00 a.m. to 6:00 p.m., Monday through
Sunday, including maintenance of and work of mining equipment which creates any off-
site noise.

2)

3)

4)

5)

6)
)

7)

8)

e)

10)

1l)

t2)
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The Applicant shall observe minimum extraction setbacks of 50 feeffiom public rights-
of-way (Honeyman Road) and from the riparian corridors,alglg tle pv-ansSlough and
drainage ditches adjacent to the site. Extraction setbacks shall be 200 feet from any zone
whichllows residences as permitted or conditional uses, unless a variance to these
setbacks is applied for and approved or consent to reduce the setback received from
adj oining property owners.
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EXHIBIT C

13)

t4)

1s)

16)

TheApplicant shall not allow stormwater to be discharged offsite. For purposes of this
condition, "stormwater" shall include "upwelling groun-dwater".

The applicant_shall provide for stormwater/erosion considerations along the Evans
Slough and adjacent drginage ditches in accordance with the u.S. Armt Corps of
Engineers and Oregon Division of State Lands permit requirements. The Afplicant will
be required to install a silt fence for protection of stormwbter/erosion considerations
along of the Evans Slough and drainage ditches.

The Applicant shall not store fuels or other contaminants onsite.

The.Applicant shall notify SHPO and the appropriate tribes in the event that prehistoric
or historic cultural materials are encountered on the site. The archaeology consultant or
a qualified archaeologist shall be called in to evaluate the discovery and iecommend
subsequent courses of action in consultation with the tribes and Sripo.

Operations at the site thall comply with the applicable noise standards of the Department
of Environmental Quality.

The Applicant 9h9ll b9 required to construct noise berms (as necessary) on the site in
accordance with Exhibit B, Noise Study in the application.

TheApplicant shall be required to construct an six-foot-high visual berm along the
lorlthern, western and eastern boundaries of the site, and all locations as depici=ed on
Exhibit 4, Figures 3 and 4 in the application.

The slopes ol!49 ponds will be contoured (cut) during the excavation process rather than
deposition of fill material, with q safetybench that will be excavated to allow slope
stability and safety egress from the ponds. Gradients shall be constructed in accordance
with.the Phasing_& Mining operating Plan in Exhibit 4 (Figures 3 and 4) of the
app-licatio-n as follows - Slopes will be 2:l to 3:1(horizontafto vertical) above the water,
with a 5-foot wide bench in shallow water, slopes of 1.5:1 (horizontal io vertical) from
the bench to -75 MSL, and I :l (horizontal to vertical) from -75 MSL to approximately -
150 MSL.

4nn_licant ghall provide a legal description of the subject property to be rezoned to
Surface Mining, prior to final approval of the Board of Counly iommissioners.

Any required berms near riparian or wetland areas pursuant to this plan amendment shall
be located in accordance with U.S. Army Corps ofEngineers and Oregon Division of
S-tate lands permit requirements, Any berms required-pursuant to thiJplan amendment
shall be located outside any applicable riparian or wetland setback areai.

The applicant shall comp^ly wr h all requirements of the U.S. Army Corp of Engineers
and Oregon Division of State Lands, and obtain any permits requiied by such alencies.

The Applicant.shall continue the approved ground water monitoring program. Prior to
beginning mining operations on the site, the Applicant shall instituti andinstall Site
piezometers as described in the Hydrology Impact Evaluation in Exhibit E of the
application. The monitoring program includei: measurement of groundwater elevations

17)

18)

le)

2r)

23)

20)

22)

24)
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in on-site wells; surface water elevation in Santosh and Evans Slough on or adjacent to

the site; mine pool water levels; and automated readings at approximately l-hour
intervafs. The monitoring program further includes accumulation and management of
data, including precipitati-oir aid.iver levels, and analysis of the_9ata to evaluate whether
mine water teidts behave differently than ground water levels. The monitoring program

provides for annual reporting to the-U.S. At-y Corps of-Engineerl. lhe monitoring

irtogra* also provideifor $l Applicant to.compepgate the SDIC for demonsttated
increase in coits for pumping caused by mining of the site.

25) All access points for this property will need to have access permits from the Road
Department issued for them.

26) Maintenance and work on mining equlpmgnl,^ c_realing significant off+ite noise, will be
' limited to hours of operation 7:06 AM to 6:00 P.M Monday through Sunday.

27) The applicant will comply with Department of Environmental Quality (DEQ) regulations
regarding water quality.

28) If it is determined thatany portion of the Bible College miningsite.area is within the
' 1500 foot impact areaof iriy existing mining sites in the_area,the ApPlicant shall record

a covenant alreeing not to zue for impacts related to the lawful conduct of mining on
those sites.

EXHIBIT C

CC: Northwest Aggregates Co.
Golder Associates
Assistant County Counsel, Robin Mclntyre

)

Attachments: Application Packet
Correspondence of Record

Exhibit C Ordinance No. 2016-9

Page47 of 47

47


