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SECTION I – INTRODUCTION

SECTION I
INTRODUCTION
A.

Purpose

The purpose of the Powell Butte Master Plan is to provide a "big picture" view of
future development on the Butte. It allows the City and interested parties to review
development on the Butte as a whole, avoiding piecemeal review of individual projects.
It includes conditions on development to ensure that the individual and cumulative
impacts of future development will not conflict with the environmental resources on and
around the Butte.
The Master Plan also is intended to simplify the development review process for
the City. The Water and Parks Bureaus can avoid repeated conditional use reviews and
environmental reviews for each future development by following the development
provisions herein. This enhances the efficiency and coordination of the bureaus
responsible for managing the Butte.
Powell Butte is a key element in the water supply system for the Portland
metropolitan region due to its location, elevation and size. Its location provides for
essential connections to the region’s two primary water supplies: the Bull Run Reservoir
and the Columbia South Shore Wellfield. Its elevation assures that storage facilities on
the Butte can distribute water by gravity flow to most of the major water supply system
storage and distribution points in the region. Its size allows ample space for major water
facilities. Its location allows relatively easily access for facility construction, operation
and maintenance.
Powell Butte also offers unique recreational, educational and environmental
opportunities to the citizens of Portland and the region. There are trails on the Butte for
pedestrians, bicyclists and equestrians. Its upland meadow, forest and wetland habitats
above Johnson Creek provide for a wide variety of plant and animal species. Powell
Butte also provides aesthetic values from on and off-site. Most of the major peaks in the
region, and much of the City, are visible from the Butte. In turn the open meadow on the
summit and forested sides of the Butte are visible throughout much of the City, providing
visual relief from the urban environment.
The City owns all but the fringes of the Butte. Given the unique attributes of the
Butte, the City must plan for and manage it to protect the long-term public interests it
serves.
B.

Process History

This Conditional Use Master Plan implements the first 10-years of the planned
water system and park amenities set forth in the 1996 Powell Butte Facilities Master Plan
(Facilities Plan).
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The Portland City Council adopted the 1996 Facilities Plan to provide a
framework for the future of the Butte. The Facilities Plan was based on an extensive
public involvement process that included representatives from various City Bureaus, City
Commissioners’ offices, neighborhood associations, schools, environmental
organizations, recreational interests, and water districts. The Facilities Plan also reflects
input from the general public at several open houses and from meetings with
neighborhood associations representing areas near Powell Butte.
Development of this Conditional Use Master Plan and its approval by the City
Council required additional engineering and environmental analysis of planned facilities
identified in the 1996 Facilities Plan. This additional technical information, contained
herein, was required to address specific City Code requirements to gain Master Plan
approvals. Further, some planned facilities identified in the 1996 Facilities Plan (ex.
Radio Frequency Monopole Tower), are not included in the Conditional Use Master Plan
because the City Council found them to be inconsistent with the City’s Zoning Code
Standards. For these reasons, future development (YR 2003 – YR 2013) on Powell Butte
should be guided by the provisions set forth in the Conditional Use Master Plan, not the
1996 Facilities Plan. Where there is a land use conflict between the two documents, the
Conditional Use Master Plan shall prevail.
The Conditional Use Master Plan was initially approved by the City’s Hearings
Officer on July 12, 2002. This decision was appealed to the City Council by the
Centennial and Pleasant Valley Neighborhood Associations. On November 13, 2002 the
City Council voted to deny the appeal, modified some of the conditions, and initially
approved the Master Plan. The City Council decision was appealed to the Land Use
Board of Appeals (LUBA) by the Centennial and Pleasant Valley Neighborhood
Associations. In March, 2003 LUBA remanded the decision back to the City Council to
address issues of cumulative impacts. On July 9, 2003 the City Council considered the
remand from LUBA, voted unanimously to adopt revised findings to address the issue of
cumulative impacts, and again approved the Conditional Use Master Plan as was
originally approved on November 13, 2002. The final decision by the City Council was
ordered on July 15, 2003. The revised findings are contained herein.
C.

Organization of the Master Plan
There are four significant parts to the Master Plan. These include:
Section II – Summary of the approved water and park amenities including the
approved site plan and conditions.
Section III – Detailed land use approval, history, findings, development standards
and review process.
Section IV – Background and technical details on the approved water facilities
and park amenities.
Appendices follow the text of the Master Plan.
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SECTION II – SUMMARY OF APPROVED CUMP

SECTION II
SUMMARY OF APPROVED
CONDITIONAL USE MASTER PLAN
Project Phases and Schedule
The Powell Butte Conditional Use Master Plan (CUMP) sets forth a plan for
water and park-related developments on Powell Butte in southeast Portland. The plan
includes two phases for the purpose of implementation. Phase I projects are proposed to
begin construction within 10 years of the date of the final Council Order of the CUMP
which is July 15, 2013. This CUMP approval is only applicable to identified Phase I
projects. Approvals for development or uses shown in the CUMP that have not begun by
July 15, 2013 expire and those developments or uses are subject to the land use
regulations in place at that time. (LUR 00-00414 CU MS EN EV AD)
Phase 2 projects may be constructed on Powell Butte beyond the 10 year CUMP
schedule. Additional City land use approval, including a new Conditional Use Master
Plan, will be required for all Phase 2 projects begun 10 or more years after July, 2013.
(LUR 00-00414 CU MS EN EV AD)
The City Council adoption of the Powell Butte CUMP expires three years from
the date it is recorded (July 15, 2003) unless:
A building permit has been issued, or
The approved activity has begun (LUR 00-00414 CU MS EN EV AD).
A building permit, occupancy permit, or development permit must be obtained
before carrying out the approved CUMP projects. Permittees must demonstrate
compliance with:
All conditions imposed herein.
All applicable development standards, unless specifically exempted as a
part of this land use review.
All requirements of the Building Code.
All provisions of the Municipal Code of the City of Portland, and all other
applicable ordinances, provisions and regulations of the City. (LUR 0000414 CU MS EN EV AD)
Approval Process Changes
The CUMP was adopted and then a final Order was issued by the Portland City
Council on July 15, 2003. This final approval incorporated CUMP changes and
additional land use findings made during the hearings process, Land Use Board of Appeal
(LUBA) review and subsequent final City Council adoption of the CUMP. These
changes and additions from the land use record are incorporated herein and are reflected
in the following summary.
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Environmental and Adjustment Approvals
The adopted CUMP also includes development provisions and conditions that
address Environmental Review for both proposed development and prior vegetation
removal violations. Adjustments are allowed to remove trees greater than six inches in
diameter, limited to species listed as Nuisance Plants or Prohibited Plants on the Portland
Plant List, Hawthorn trees and trees shown in the CUMP as being removed for planned
Phase I construction of water supply facilities. (LUR 00-00414 CU MS EN EV AD)
Substantial Conformance with Site Plan
Implementation of the CUMP water and park developments are allowed through a
Type II land use review process subject to approval criteria set forth in Section III, Land
Use Decision. The Type II land use process is applicable provided that the project as
proposed is within substantial conformance with the CUMP site plan. The CUMP
provides guidelines for substantial conformance. These guidelines include:
The development or use is no greater than 110% larger or more intense
than that shown on the approved Master Plan site plan, or
The disturbance area is no greater than 110% of that shown on the
approved Master Plan site plan.
Development which exceeds these guidelines requires review through a Type III land use
process. (LUR 00-00414 CU MS EN EV AD)
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SECTION II – A & B – WATER AND PARK
SYSTEM IMPROVEMENTS

Summary of Approved Development
Table 2-1 provides a summary of the approved water and park developments for
Powell Butte. Brief notations of the major conditions that apply to each use are also
identified. These are not all of the conditions that are applicable to the development. A
detailed list of conditions is contained in Section III, Land Use Decision. The summary
further notes the dates in which the planned development is required to be implemented.
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Water System Improvements

Approved Development

TABLE 2-1
Powell Butte Master Plan Summary
Approved Development and Conditions
Conditions Required
Date Required
Figure Reference (if applicable)

Park System Improvements

Approved Development

TABLE 2-1
Powell Butte Master Plan Summary
Approved Development and Conditions
Conditions Required
Date Required
Figure Reference (if applicable)

List of Approved Development
The narrative list of approved CUMP development is presented below. This list
was taken from the City Council decision documents and reflects the approved project
dimensions, exclusions and changes made to the CUMP through the decision process.

Phase 1
Water System Improvements
1. Seismic upgrades to the existing underground storage reservoir.
2. Construction of 2 new underground reservoirs: 50 million gallon reservoir at the
530 foot elevation adjacent to the existing reservoir, and a 20 million gallon
reservoir at the 600 foot elevation on the southeast side of the butte.
3. Construction of two new 84-inch diameter conduits in a shared trench on the east
and north side of the butte. One pipeline will supply water to the reservoirs from
the Bull Run Watershed east of the City. The second pipeline will be an
emergency overflow from the new 530-foot reservoir. This pipeline will
discharge at an existing outfall at Johnson Creek.
4. Construction of a 66-inch diameter conduit connecting the 600-foot reservoir to
the regional water supply system to the south. Final alignment is dependent on
further off-site analysis.
5. Construction of a new 30x100-foot pump station and hydropower generator for
the east side of the butte. This facility will pump water to the 600-foot reservoir
during the summer or periods of low water. During winter or periods of high
rainfall, water would be gravity fed to the hydropower facility, generating
electricity.
Park Improvements
1. Construction of one new trail and one new trail segment and closure and
revegetation of several unauthorized trails. New trails will be widened, as will an
improved asphalt trail that will have suitability spaced level areas in order to
comply with ADA standards.
2. Minor re-contouring and stabilization for the existing slope southwest of the
public parking area in order to create a grass amphitheater for an outdoor teaching
area.
3. Removal of the mobile home west of the public parking lot that currently serves
as the caretaker’s residence and construction of a new wood frame caretaker
dwelling.
4. Construction of a new 5,000 square-foot one-story maintenance building and an
uncovered storage area of approximately 40,000 square-feet. A double row of
trees shall be planted on the south and west sides of the maintenance yard. The
fence around the maintenance yard shall be painted to reduce its visual impact.
5. Redevelop the area currently used to store maintenance equipment as an
information kiosk.
Powell Butte Master Plan

July 2003
Page 8

6. Pave and stripe the upper gravel parking area, including drop-off areas and two
handicapped parking spaces.
7. Modify restroom facilities to comply with ADA standards.
8. Designate a 100+ or – acre area in the southeast of the park for wildlife. Visitor
access to this area will be limited or prohibited.
Mitigation Improvements (Environmental Violation)
1. Removal of non-native Himalayan Blackberry and English Ivy from four site
areas in the Environmental Overlay Zones south and east of the Park and north of
Johnson Creek, as well as removal of these species from an area in a residential
zone east of the Park. Each area will subsequently be planted with native trees,
shrubs, and groundcovers as identified on Portland’s Native Plant List.
2. Construction of a split-rail fence and information kiosk east of the Park boundary
in area designated Mitigation/Remediation Site 4 Middle on the site maps.
3. Removal of a small shed from area designated Mitigation/Remediation Site 2.
Adjustments to Zoning Code Standards for Phase I Development
1. To 33.535.205.A, to allow removal of trees greater than six inches in diameter.

Phase 2
Water System Improvements
1. Two additional 50 million gallon underground reservoirs.
2. An 84-inch transmission conduit from Bull Run Reservoir.
3. A water treatment plant if warranted by future studies, including a siting
alternatives analysis.
Park Improvements
1. A second parking lot to the north of the existing parking lot if warranted based on
future traffic studies.
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SECTION II – C – SITE PLAN

Site Plan Drawings
The site plan for the Powell Butte Conditional Use Master Plan consists of
multiple drawings which depict the various aspects of approvals. Further details of the
site plan drawings are contained in Section IV of this plan. These individual site plans
are contained as follows and include:
Site Plan Drawings:
Zoning
Water Facilities
Park Facilities
Storage Building/Maintenance Yard
Pedestrian Connection to Park Center
Mitigation/Remediation Site 1
Mitigation/Remediation Site 2
Mitigation/Remediation Site 4E
Mitigation/Remediation Site 4W and 5
Mitigation/Remediation Site 4M

Powell Butte Master Plan
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Figure 2-C2
Figure 2-C3
Figure 2-C4
Figure 2-C5
Figure 2-C6
Figure 2-C7
Figure 2-C8
Figure 2-C9
Figure 2-C10
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SECTION II – D – CONDITIONS OF APPROVAL

Conditions of Approval
The Powell Butte CUMP was approved with conditions. These conditions are in
addition to the development standards set forth within Section III. The conditions of
approval are as follows:
A. The Conditional Use Master Plan shall expire ten years from the date this
approval becomes effective (July 15, 2003). Approvals for development
or uses shown in the Master Plan that have not begun by the date of this
Plan also expire and those developments or uses are subject to the land use
regulations in place at that time.
B. Prior to issuance of any permit for any development or use approved by
this Master Plan, the applicant shall update the Master Plan document and
site plan, incorporating all modifications required by this approval and
deliver four copies to the Land Use Review Section of the Office of
Planning and Development Review.
C. Master Plan approval is limited to only those items listed in Phase I. The
Master Plan document shall be modified as necessary to reflect this.
D. The Radio Frequency Transmission Facility, including the tower, shall be
eliminated from the site plan and Master Plan.
E. The storage building shall be a maximum of 5,000 square feet within a
maintenance yard of 40,000 square feet as shown on the site plan. The
maintenance yard shall be in the location and general design as set forth
on the site plan and landscaping shall exceed L3 landscaping standards on
the south and west sides of the yard by planting a double row of trees on
those sides generally consistent with the site plan. The fence around the
maintenance yard shall be painted to reduce its visual impact.
F. The Master Plan site plan and all other applicable maps in the Master Plan
document shall be modified to include those lands added to the Plan since
initial Plan submittal (newly-acquired land and Bull Run pipeline and
reservoir overflow line corridors).
G. Development standards are modified and contained within Section III.
H. The Development Review Process Table for future development is
modified and contained within Section III.
I. All disturbance areas shall be revegetated with native groundcover.
Planting can be either with potted growth or seeding, but must be at a level
that will achieve 80% groundcover within one growing season. At least 8
species of plants must be used. Fifty percent of any seed mix must be
grass and 50 percent flowers when measured by area covered. If cover
and species requirements are not met within one year or two growing
seasons from final inspection, replanting is required and the requirements
of this section must be met within one year of replanting.
J. The applicant shall monitor the survival rate of all planting used for
remediation for the environmental violation for at least three years. An
80% survival rate for trees and shrubs and 80% groundcover is required.
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If the number of trees and shrubs or amount of groundcover drops below
this level, new planting to achieve the required level shall be installed.
K. Improvement of the upper parking lot shall include striping of over-size
stalls to accommodate bicycle loading/unloading, and striping of drop-off
areas and handicapped parking spaces. Trees shall be planted uphill from
the parking lot to provide shade to at least one-third of the parking lot
surface. Selection of the species to be planted, and the spacing and
locations of the trees shall be coordinated with the City Forester, with
consideration to be given to balancing the desire for shade against
avoiding adverse impacts on the designated vistas and scenic resources
from uphill of the trees.
L. Prior to issuance of any development permit for any park or recreation
improvement, including any parking lot improvements, applicant shall
improve the existing pedestrian connection adjacent to the main access
road between SE Powell Boulevard at SE 162nd Avenue and the park
center, to provide a continuous 6-foot wide gravel surface.
M. Prior to issuance of any development permit for any park or recreation
improvement, including any parking lot improvements, bicycle parking
facilities shall be provided in the vicinity of the park center, consistent
with Zoning Code requirements.
N. To assure an appropriate balance in scheduling the construction of new
water system and park facilities, development of the 50 million gallon
reservoir shall be coincident with development of the following parks
facilities: parking lot improvements, interpretive center/public restroom
remodeling, maintenance yard and storage building, and relocation of the
caretaker residence.
O. Within one year of Master Plan approval, applicant shall plant trees to
provide shade to the planned detention pond location. The trees shall
consist of at least 101 deciduous native trees listed on the Portland Plant
List. The trees shall be planted south and southwest (uphill) of the
planned detention pond location that is indicated on the Phase 1
Hydrology Exhibit of the Powell Butte Hydrology, Detention and Water
Quality Report. The trees shall be at least six feet in height and spaced at
an average of 10 feet on centers. The trees shall be planted in a band
approximately 16 feet deep with no root ball closer than six feet from the
edge of the pond.
P. Within the tree removal corridor for the pump station, final design of the
pipeline will continue to analyze alternative pipeline alignment options to
preserve, if practical and feasible, large Douglas fir trees in the approved
tree removal corridor. The mitigation/restoration plan for the pump
station will include planting of Douglas fir trees on both sides of the
pipeline trench. The access road and staging/parking area for the pump
station shall be finished with a gravel surface.(LUR 00-00414 MS CU EN
AD)
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SECTION III – LAND USE DECISION

SECTION III – A & B – HISTORY OF LAND USE
DECISION/APPLICABLE DOCUMENTS

SECTION III
LAND USE DECISION
History of Land Use Decision
This Conditional Use Master Plan implements the first 10-years of the planned
water system and park amenities set forth in the 1996 Powell Butte Facilities Master
Plan.
The Portland City Council adopted the 1996 Facilities Plan to provide a
framework for the future of the Butte. The Facilities Plan was based on an extensive
public involvement process that included representatives from various City Bureaus, City
Commissioners’ offices, neighborhood associations, schools, environmental
organizations, recreational interests, and water districts. The Facilities Plan also reflects
input from the general public at several open houses and from meetings with
neighborhood associations representing areas near Powell Butte.
Development and City Council approval of the Conditional Use Master Plan
required additional engineering and environmental analysis of planned facilities
identified in the 1996 Facilities Plan. This additional technical information, contained
herein, was required to address specific City Code requirements to gain Master Plan
approvals. Further, some planned facilities identified in the 1996 Facilities Plan (ex.
Radio Frequency Monopole Tower), are not included in the Conditional Use Master Plan
because the City Council found them to be inconsistent with the City’s Zoning Code
Standards. For these reasons, future development (YR 2003 – YR 2013) on Powell Butte
should be guided by the provisions set forth in the Conditional Use Master Plan, not the
1996 Facilities Plan. Where there is a land use conflict between the two documents, the
Conditional Use Master Plan shall prevail.
The Conditional Use Master Plan was initially approved by the City’s Hearings
Officer on July 12, 2002. This decision was appealed to the City Council by the
Centennial and Pleasant Valley Neighborhood Associations. On November 13, 2002 the
City Council voted to deny the appeal, modified some of the conditions, and initially
approved the Master Plan. The City Council decision was appealed to the Land Use
Board of Appeals (LUBA) by the Centennial and Pleasant Valley Neighborhood
Associations. In March, 2003 LUBA remanded the decision back to the City Council to
address issues of cumulative impacts. On July 9, 2003 the City Council considered the
remand from LUBA, voted unanimously to adopt revised findings to address the issue of
cumulative impacts, and again approved the Conditional Use Master Plan as was
originally approved on November 13, 2002. The final decision by the City Council was
ordered on July 15, 2003. The revised findings are contained herein.
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Applicable Land Use Decision Documents
The lengthy land use process for review and approval of the Powell Butte CUMP
involved discussion and ultimately changes to some of the project elements. These
changes are reflected in this document. The detailed history of these changes, the
discussion that led to the changes and the decisions supporting the changes are contained
within the following documents from the land use record:
December 2000 Application – Powell Butte CUMP
December 2000 Revised Application Document
January 23, 2002 Revised Application to include Emmert Property
July 12, 2002 Decision of the Hearings Officer
October 2, 2002 Applicant’s Supplemental Material to Council
November 12, 2002 Applicant’s Revision to Conditions
November 13, 2002 City Council Decision to Deny Appeal
July 9, 2003 City Council Decision to amend findings on cumulative impacts and
approve the CUMP
Record of Findings for decisions through the Appeal Process
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SECTION III – C – LAND USE DECISION

Land Use Decision – Approval of the Powell Butte CUMP
The City Council decision that approved the Powell Butte CUMP is contained in
the following July 15, 2003 action regarding LUR 00-00414 CU MS EN EV AD. The
November 21, 2002 City Council decision is also included because it contains the
complete list of conditions that are only referenced in the July 15, 2003 decision.
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JULY 15, 2002 CORRESPONDENCE

NOVEMBER 21, 2002 CORRESPONDENCE

SECTION III – D – LAND USE REVIEW PROCESS &
APPROVAL CRITERIA

Land Use Review Process and Approval Criteria
Future planned uses for the Powell Butte CUMP are allowed consistent with the
following table. Table 3-D1 identifies the types of uses expected during the phased
development of water and park facilities on Powell Butte. The land use review process
required for each type of planned use is based on the potential impact the development is
expected to have. The approval criteria to be used to evaluate each planned use are also
set forth in the table. Most of the planned uses that are identified on the CUMP site plans
are allowed through a Type II land use process. The approval criteria for these Type II
planned uses requires that the planned development be consistent with the CUMP and is
completed in a way that ensures that there is no net loss of resource values as a result of
the development on Powell Butte.
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TABLE 3-D1
Land Use Review Process and Approval Criteria
Development, Use, or Action
TYPE I REVIEW
Contraction of Master Plan Boundaries

Expansion of Master Plan Boundaries when
The expansion area is five acres or less in
size
In combination with all other expansions
since the effective date of Conditional Use
Master Plan approval, total area of the
proposed and all previous expansions do not
exceed 10% of the Master Plan area.
TYPE II REVIEW
Allowed by the Master Plan and
Does not require a higher level of review.
Except for trail improvements, the
development or use and disturbance area is
outside of the Environmental Protection
Zone.
The development or use is no greater than
110% larger or more intense than that
shown on the approved Master Plan site
plan.
The disturbance area is no greater than
110% of that shown on the approved Master
Plan site plan.

Powell Butte Master Plan

Approval Criteria
The area to be removed from the Master
Plan does not include any development,
including environmental mitigation areas,
that has been approved on the approved
Master Plan site plan.
All Zoning Code requirements and Master
Plan requirements will continue to be met.
This includes Zoning Code requirements
(such as minimum lot size) for the area
that is removed from the Master Plan.
Scenic resources will be protected.
Natural resource values, including wildlife
corridors and important habitat areas, will
be protected.
The purpose of the Master Plan and intended
character of the Master Plan site will continue
to be met with the expansion.

The development or use is in substantially
the same area as shown on the approved
Master Plan site plan.
The construction management plan
prevents adverse impacts to areas outside
of the approved disturbance area.
A mitigation/restoration plan ensures no
net loss of resource values.
Views from Scenic Viewpoints shown on
page 68 of the Scenic Resources
Protection Plan will not be blocked or
impaired.
Designated outdoor storage and
maintenance areas and maintenance
buildings will be landscaped to mitigate
for adverse impacts to scenic views from
Scenic Viewpoints shown on page 68 of
the Scenic Resources Protection Plan.
July 2003
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Construction of new trail or relocation of an
existing trail

TYPE III REVIEW
Allowed by the Master Plan and exceeds the
thresholds for a Type I or Type II review.

There are no additional traffic impacts that
require traffic improvements or additional
parking spaces.
All Zoning Code requirements are met
unless superceded by the Master Plan
All Master Plan standards are met.
The construction management plan
prevents adverse impacts to areas outside
of the approved disturbance area.
A mitigation/restoration plan ensures no
net loss of resource values.
The trail is not in the Environmental
Protection Zone
The development or use is in substantially
the same area as shown on the approved
Master Plan site plan.
The applicable requirements of the
Environmental Zone are met.
Scenic resources are protected.
The purpose of the Open Space Zone is
met.
Services are capable of serving the
expanded development or use.
Adverse impacts to surrounding
residential areas are minimized
All Zoning Code requirements are met
unless superceded by the Master Plan
Scenic resources are protected.
The purpose and intended character of the
Open Space Zone is met.
Adverse impacts to surrounding
residential areas are minimized

Expansion of Master Plan Boundaries when
The expansion area is greater than five acres
in size or
In combination with all other expansions,
total area of expansion is greater than 10%
of the Master Plan area.
Uses not allowed by the Master Plan
Major Amendment to a Conditional Use
Master Plan
Contraction of Master Plan Boundaries that
Major Amendment to a Conditional Use
cannot meet the approval criteria for a Type I
Master Plan
review
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SECTION III – E – DEVELOPMENT STANDARDS

Development Standards
The standards in Table 3E-1 apply to development in the Master Plan boundary.
If a planned development is a permitted use (see Land Use Review Process and Approval
Criteria Table above) under the CUMP, the development would be subject to the
following standards.
These standards generally are a hybrid of the land use standards that would
normally apply to allowed and conditional uses in the OS zone. When more than one
standard in the City Code applies, the standards in the following table generally reflect
the more stringent of the requirements, except when inconsistent with the purposes of the
CUMP. Where the OS zone does not contain or cross-reference to a standard for a given
subject, the CUMP generally proposes a standard consistent with or more stringent than
that required for development in the Single Dwelling Residential zone or in PCC Chapter
33.200, et seq.
If a planned development for Powell Butte will not comply with the standards in
the following table, it is permitted if the City approves an adjustment to the relevant
standard(s) consistent with the standards and procedures in Portland City Code chapter
805.
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TABLE 3-E1

POWELL BUTTE CUMP DEVELOPMENT STANDARDS
Subject

Standard

Minimum building
setback
Minimum outdoor
activity setback

20 feet from p-zoned lands, and 1 foot from the property
boundary for every 1 foot of building height.
25 feet from an R-zoned property if not illuminated; 50 feet from
an R-zoned property if illuminated; 20 feet from p-zoned lands.

Minimum parking
setback
Extensions into
setbacks
Exterior storage

10 feet from a site or p-zone boundary when improved to an L2
standard; 20 feet when improved to an L1 standard. 1
Minor building projections may extend into a setback as
provided in PCC 33.110.220.C.
Exterior storage of materials, equipment and solid waste shall
comply with the setback standards for buildings. The periphery
of such storage areas shall be landscaped to an L3 standard4
except at entries to such areas.

Mechanical
equipment

The periphery of mechanical equipment located on the ground
shall be landscaped to an L3 standard.4 Mechanical equipment
on roofs shall be screened from view from the ground level of
any abutting R-zoned lands.
Hazardous substances Storage and use of consumer quantities of hazardous substances
is permitted consistent with applicable requirements of this Plan,
(see PCC 33.140.120 for
the Building Code and the Fire Bureau. Temporary storage and
definitions)
use of package quantities of hazardous substances is permitted in
conjunction with an emergency declared by the Director of the
Water Bureau. If Portland City Code Title 33 is amended to
allow it, storage and use of package quantities of hazardous
substances not in conjunction with an emergency is permitted
consistent with applicable standards.
Landscaping and
Required landscaping and screening shall comply with
screening
applicable provisions of Portland City Code sections 33.248.030
through 33.248.070. Plantings required for environmental
mitigation shall comply with Portland City Code section
33.248.090 and 33.430.
Pedestrian and
Pedestrian and bicycle trails shall be improved to meet minimum
bicycle trails
standards of the Portland Pedestrian Guide (Office of
Transportation Engineering and Development, 1998).
Equestrian trails
Equestrian trails shall be at least 5 feet wide and shall be
surfaced with bark or wood chips or other suitable natural
material.
1

Topography and/or existing vegetation may fulfill landscape requirements when they result in equal or
better screening.
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Building height

There is no maximum building height.

Fences

Fences are permitted up to 8 feet high and of any material,
provided they do not obstruct sight distance at intersections and
are within approved disturbance areas.

Utility lines and
outfalls

The disturbance area shall be no more than 40 feet wide for a
public outfall or utility line with a diameter of 48 inches or more
and shall be no more than 30 feet wide for a public outfall or
utility line with a diameter less than 48 inches. Disturbance
areas shall be planted with native species on the Portland Plant
List according to the following densities:
(1) Three different native shrub species are required at a
minimum two gallon size on three foot centers planted at a
density of two plants per ten square feet;
(2) The remaining area must be planted with native
groundcover; The remaining area must be planted with native
groundcover Planting can be either with potted growth or
seeding, but must be at a level that will achieve 90%
groundcover within one growing season. At least 8 species of
plants must be used. Fifty percent of any seed mix used must be
grass and 50 percent flowers when measured by area covered. If
cover and species requirements are not met within one year or
two growing seasons from final inspection, replanting is required
and the requirements of this section must be met within one year
of replanting.
(3) On slopes greater than 30 percent, live stakes 1/2 to 11/2
inches in diameter, may be substituted for (1) and (2) above.
Stakes must be installed at a density of 2 to 4 stakes per square
yard on two to three foot triangular spacing.
Outfalls may discharge storm water or overflow into Johnson
Creek if designed to reduce potential erosive effects and if
authorized by applicable state and federal permits.
Trees may be removed if they are not in an Environmental
Protection Zone and:
Are species listed as Nuisance Plants or Prohibited Plants on
the Portland Plant List, hawthorne trees, or trees shown in
the Master Plan as being removed for construction of water
supply facilities as approved through this Mater Plan, or
Within ten feet of any proposed structure /building or five
feet of the periphery of paving, outdoor activity areas
driveways or utility line corridors shown on the approved
Site Plan, or
Smaller than six inches in diameter measured four feet above
grade, or
May block views from scenic viewpoints as listed on page

Tree preservation,
removal and
replacement
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68 of The Scenic Resources Protection Plan, as determined
by the City Forester or
Otherwise specifically allowed to be removed in the
Conditional Use Master Plan.
Trees not on the Portland Plant List in the open meadow area
shown on the Site Plan may be removed without replacement.
Other trees may be removed if the City Forester finds that they
are diseased or damaged or otherwise pose an immediate hazard
to people or property.
A separate permit from the City Forester is required to plant,
remove, prune, spray, or maintain any tree located on public
property or the public right-of-way.

Excavations and fills

Except for trees removed from the open meadow area, trees that
are removed shall be replaced with native species. A permit
from the City Forester is required to plant, break, prune, spray,
remove, or impact trees on City Property, including Powell
Butte. Mitigation for permitted tree removal will be determined
by the City Forester. Mitigation requirements will be consistent
with mitigation requirements at other public properties and will
not be less than the following:
For every six inches of diameter of tree removed, at least
three trees shall be replanted on the site at least ten feet from
a paved surface and 20 feet from a structure.
The replacement trees must be a minimum of one-half inch
diameter and selected from the Plant List
Excavations and fills shall comply with Portland City Code
chapter 33.830. In addition, to the extent practicable given the
needs of the structure in question, fills and structures shall
balance excavations so that original contours are restored.

Erosion control

Erosion Control shall conform to the Erosion Control Manual
(2000), City of Portland, Bureau of Environmental Services, and
PCC Chapter 24.70 (Clearing, Grading and Erosion Control).
All development between November 1 and April 30 of any year
which disturbs more than 500 square feet of ground, requires wet
weather measures described in the City’s Erosion Prevention and
Sediment Control Technical Guidance Handbook.

Traffic management
and monitoring

At least every five years the applicant shall monitor traffic
volume on the Butte on a daily basis during peak usage periods.
The applicant shall submit a traffic impact study to the Office of
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Transportation when monitoring shows that average daily
vehicle trips to the site during peak usage exceeds 110 percent of
the traffic volume reported in the traffic study conducted in
support of the 2000 Master Plan. Based on the new traffic study,
the Director of the Office of Transportation may require the
applicant to improve the Powell Boulevard frontage of the site or
other nearby street sections or intersections affected by the
increased traffic to maintain the design capacity of those streets,
to improve intersections functioning below a level of service D,
or to remedy existing hazards in an amount roughly proportional
to the impact of traffic associated with the Butte.
Vehicle and bicycle
parking

At least 40 vehicle parking spaces and at least 10 bus/trailer
spaces shall be provided in phase 1, except that interior
landscaping is not required. Parking spaces shall comply with
Portland City Code Chapter 33.266.130. At least 10 short term
bicycle parking spaces that comply with Portland City Code
Chapter 33.266.220 shall be provided in phase 1. No bicycle
spaces are required to be covered. Bicycle spaces shall be
situated in the vicinity of the parking lot or activity areas.

Signs

Signs shall comply with Portland City Code Chapter 33.286,
except that signs that are not oriented to or intended to be legible
from off-site shall be exempt.
Street trees will be native species where practical as determined
by the City Forester. No permit will be issued for trees listed as
a nuisance plant or prohibited plant on the Portland Plant List.
Tree placement will be determined by the City Forester. Street
trees shall also comply with Portland City Code Chapter 20.40
and 33.430.
Exterior lights shall be designed, placed and operated so they do
not shine into or onto p-zoned or R-zoned lands and so that they
minimize their visibility from off-site
Standards that are not specifically stated here shall be those of
the Zoning Code (base zone as modified by the plan district or
overlay zone)

Street trees

Lighting

All Other Standards
(to be added at the
end of the table)
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SECTION III – F & G – POWELL BUTTE CUMP
BOUNDARY & CUMP EXTENSIONS

Powell Butte CUMP Boundary
The Powell Butte CUMP boundary includes all contiguous land owned by the
City or over whose use and development the City can exercise greater than possessory
control. The boundary is depicted on Figure 3-G1.
The City may acquire additional land on and abutting Powell Butte, adjacent to or
in the vicinity (within approximately 1,500 feet) of the existing plan boundary. Such land
could be used to expand recreational facilities, to protect and buffer significant natural
resources on the Butte, and/or to provide areas for additional public water facilities. The
City will decide on a case by case basis whether to acquire additional property when such
property comes onto the market. Expansion of the CUMP boundary is subject to specific
land use approval criteria and the review process outlined within the above section titled
“Standards and Review Process”.
Extension of the Term of the CUMP
Portland City Code Section 33.820.060 provides that the maximum term for a
master plan is ten years. The term of the Powell Butte CUMP may be extended beyond
ten years by submitting an application under PCC Chapter 430.820 at any time during the
ten-year term of the CUMP.
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SECTION III – H – LAND USE FINDINGS

Land Use Findings
The land use findings supporting the July 15, 2003 City Council decision to adopt
the Powell Butte CUMP are contained herein. The findings have not been altered to
match reference pages noted in the findings to those figures and tables contained within
this final revised Powell Butte CUMP. Therefore, to the extent the reader is interested in
matching the findings with the application, they will need to reference the Powell Butte
Master Plan December, 2000 Application for a Conditional Use Master Plan, a
Conditional Use Permit, Environmental Review, and Adjustments.
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FINDINGS AND DECISION
OF THE CITY COUNCIL
LUR 00-00414
I.

GENERAL INFORMATION
File No.: 00-00414 CU MS EN EV AD
Appellants: Louise Cody, Centennial Community Neighborhood Association, 1515
SE 151st Avenue, Portland, OR, 97233; Linda Bauer, Pleasant Valley
Neighborhood Association, 6232 SE 158th , Portland 97236
Applicant/ Property Owner: Robert Willis, Portland Bureau of Water Works,
1120 SW 5th Avenue, Portland, OR, 97204; Jim Sjulin, Portland Parks Bureau,
1120 SW 5th Avenue, Portland, OR 97204
Applicant's Representative: Kevin Hanway (consultant) Becky Crockett,
Montgomery Watson Harza, Inc, 111 SW 5th, Suite 1770, Portland, OR, 97204
OPDR Staff Representatives: Duncan Brown and Stephen Shane
Site Address: 16198 and 15800 SE Powell Blvd.
Legal Description: TL 2300 Lot 1 Block 5, Anderegg Meadows; TL 3400 Lot
5&6, And TL 2500 Lot 13, Lot 14, and TL 2401 Split Plus R99318-0740
(R340541), Jennelynd Ac; Lot A, Johnson Creek Pk; Lot 5-10, Lot 11&12, Lot 1318, And Lot 19, Sycamore Ac; TL 1100, TL 1200, And TL 700, Section 12 1S2E;
TL 400, TL 300, And TL 200, Section 13 1S2E; TL 400, TL 500, Section 07 1S3E;
TL 3700 Split Map 99318-0870, TL 900, And TL 1700 Split Map 99318-0520,
Section 18 1S3E
Tax Account Nos.: R025703610, R428500500, R428501850, R431100010,
R816600170, R816600400, R816600480, R816600720, R992124320,
R992124340, R992124390, R992130040, R992130050, R992130060,
R993071210, R993075180, R993180520, R993180750, R993180870, R428501910
State ID Nos.: 1S2E13C 00600; 1S2E13D 00400, 00500, 00600, 00700, 00800;
1S2E12DA 01100, 01200; 1S2E12 00700; 1S2E13 00300, 00200; 1S3E07C 00400,
00500; 1S3E18C 03700; 1S3E18B 00900, 01700, 02300, 02401, 02500, 03400
Quarter Sections: 3445, 3446, 3447, 3545, 3546, 3547, 3548, 3645, 3646
Neighborhood: Pleasant Valley
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District Coalition: East Portland Neighborhood Office
Plan District: Johnson Creek Basin, South Subdistrict
Other Designations: Outer Southeast Community Plan
Zoning:OS (Open Space); R10 (Single-Dwelling Residential with 10,000 square
foot lots), R7 (Single-Dwelling Residential with 7,000 square foot lots), R5
(Single-Dwelling Residential with 5,000 square foot lots), R2 (Single-Dwelling
Residential with 2,000 square foot lots), c,p Conservation and Protection
Environmental Overlays, a Alternative Design Density Overlay, note: The site has
been inventoried in and portions of it are protected through the Scenic Resources
Protection Plan. Implementation of the Scenic Resource Protection Plan is through
the Environmental Resources Zone and applicable reviews.
Land Use Review: Type III CU MS (Conditional Use and Conditional Use
Master Plan Review), EN (Environmental Review), EV (Environmental Violation
Review), AD (Adjustment Review)
Public Hearing: The hearing was held on October 2, 2002, in the Portland City
Council chambers. The record was closed at the end of the hearing.
Testified at the Hearing: Duncan Brown (OPDR Staff Representative); Kevin Hanway,
Montgomery Watson Harza Inc., 111 SW 5th Avenue, #1770, Portland, OR, 97204;
Louise Cody, Centennial NA, 1515 SE 151st Avenue, Portland, OR, 97233; Linda Bauer,
Pleasant Valley NA, 6232 SE 158th, Portland 97236; Jim Sjulin, City of Portland, Bureau
of Parks and Recreation; Robert Willis, City of Portland, Bureau of Water Works.
FILE HISTORY
HEARINGS OFFICER’S DECISION:
--Approval with conditions of a Conditional Use Master Plan, Environmental Reviews
and an Adjustment to allow removal of trees greater than six inches in diameter.
--Denial of a Conditional Use for a Radio Frequency Transmission Facility and an
Adjustment to eliminate the requirement for interior landscaping for parking.
APPEAL: Separate appeals were filed by the Centennial and Pleasant Valley
neighborhood associations. Although some of the same points were raised in both
appeals, the details of each appeal are listed below. The appeals forms filed by the two
neighborhood associations are included in the record as Exhibits I-1 and I-2.
Pleasant Valley Neighborhood Association raised the following points in its appeal:
1. Limit approval of the adjustment for removal of trees greater than six inches in
diameter to only nuisance trees listed on the Nuisance plant list for failure to comply
with 33.805.040.E.
2. The conditional use master plan does not comply with 33.820 or 33.815.
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3. Opposes development standards allowing removal of trees within 10 feet of a paved
surface and 20 feet of a structure, rather than within 5 feet of a paved surface and 10
feet of a building.
4. Opposes Environmental Review approval for violations for failure to comply with
33.430.250.G.2.b.
5. Opposes Environmental Review approval for failure to comply with 33.430.250.A.1.
6. Opposes the approval of the area of the maintenance yard as requested by Applicant.
Centennial Community Association raised the following points in its appeal:
1. Failure to include water treatment plant in the conditional use master plan violates
33.820.050.
2. Approval of the adjustment for removal of trees greater than six inches in diameter
violates 33.805.040.A, B, E, and F because the number of trees to be removed at the
pump station site is excessive.
3. Approval of the maintenance yard and storage building as requested by Applicant
violates prohibition on a permanent use justified by a use that is only temporary,
creates impervious area in conflict with Johnson Creek Basin Plan, violates
33.535.010, and violates limitations on development in a viewshed.
4. Opposes approval of Resource Enhancement projects that involve the use of
herbicides for failure to receive environmental review approval and violates
33.100.010.
PROPOSAL: The applicant requests a Conditional Use Master Plan for water and parkrelated developments on Powell Butte in southeast Portland. The applicant proposes to
implement the Master Plan in two or more phases. Phase 1 projects are proposed to
begin construction within 10 years of the date that Council approves this application.
Phase 2 projects may be constructed over the subsequent 40 years or more. Additional
City land use approval, including a new Conditional Use Master Plan, will be required for
all Phase 2 projects begun ten or more years after adoption of the Master Plan. During
Phase 1, the applicant proposes mitigation for prior removal of non-native trees from an
Environmental Zone. Following are the projects included in the master plan:

1.
2.
3.

4.

PHASE 1
Water system improvements
Seismic upgrades to the existing underground water storage reservoir;
Construction of 2 new underground reservoirs: 50 million gallon reservoir at the 530
foot elevation adjacent to the existing reservoir, and a 20 million gallon reservoir at
the 600 foot elevation on the southeast side of the butte.
Construction of two new 84-inch diameter conduits in a shared trench on the east and
north side of the butte. One pipeline will supply water to the reservoirs from the Bull
Run Watershed east of the City. The second pipeline will be an emergency overflow
from the new 530-foot reservoir. This pipeline will discharge at an existing outfall at
Johnson Creek.
Construction of a 66-inch diameter conduit connecting the 600-foot reservoir to the
regional water supply system to the south. Final alignment is dependent on further
off-site analysis.

Powell Butte Master Plan

July 2003
Page 54

5. Construction of a new 30x100-foot pump station and hydropower generator for the
east side of the butte. This facility will pump water to the 600-foot reservoir during
the summer or periods of low water. During winter or periods of high rainfall, water
would be gravity fed to the hydropower facility, generating electricity.
6. Location of a 175-foot tall RF monopole tower on the north side of the Butte, to relay
information to other Water Bureau facilities in the area. A maximum eight-foot
diameter dish and one or more surveillance cameras are proposed on the upper part of
the tower. Two small associated buildings will be sited close to the tower.
Park improvements
1. Construction of one new trail and one new trail segment and closure and revegetation
of several unauthorized trails. New trails will be widened, as will an improved asphalt
trail that will have suitably spaced level areas in order to comply with ADA
standards.
2. Minor re-contouring and stabilization for the existing slope southwest of the public
parking area in order to create a grass amphitheater for an outdoor teaching area.
3. Removal of the mobile home west of the public parking lot that currently serves as
the caretaker’s residence and construction of a new wood frame caretaker dwelling.
4. Construction of a new 10,000 square-foot one-story maintenance building and an
uncovered storage area of approximately 80,000 square feet west of the public
parking lot. Uphill plantings will screen the storage area from the park center. This
proposal was modified at the hearing with applicant requesting a 5,000 square foot
storage building within a 40,000 square foot maintenance yard.
5. Redevelop the area currently used to store maintenance equipment as an information
kiosk.
6. Pave and stripe the upper gravel parking area, including drop-off areas and two
handicapped parking spaces.
7. Modify restroom facilities to comply with ADA standards.
8. Designate a 100+-acre area in the southeast of the park for wildlife. Visitor access to
this area will be limited or prohibited.
Mitigation Improvements (Environmental Violation)
1. Removal of non-native Himalayan Blackberry and English Ivy from four site
areas in the Environmental Overlay Zones south and east of the Park and north of
Johnson Creek, as well as removal of these species from an area in a residential
zone east of the Park. Each area will subsequently be planted with native trees,
shrubs, and groundcovers as identified on Portland’s Native Plant List.
2. Construction of a split-rail fence and information kiosk east of the Park boundary
in area designated Site 4 Middle, on Exhibit C-7.
3. Removal of small shed from area designated Site 2, on Exhibit C-5.
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PHASE 2
Water System Improvements
1. Two additional 50 million gallon underground reservoirs.
2. An 84-inch transmission conduit from Bull Run Reservoir.
3. A water treatment plant if warranted by future studies, including a siting
alternatives analysis.
Park Improvements
1. A second parking lot to the north of the existing parking lot if warranted based on
future traffic studies.
Adjustments to Zoning Code standards for Phase 1 development:
1. To 33.266.130.G.3.a(1), to eliminate the requirement for interior landscaping for
parking.
2. To 33.535.205.A, to allow removal of trees greater than six inches in diameter
APPROVAL CRITERIA In order to be approved, the proposal must meet the following
approval criteria:
Code Section
Review
33.815.100
Uses in the Open Space Zone (Conditional Uses)
33.815.225
Radio Frequency Transmission Facilities (Conditional Uses)
33.274.040.C
Development Standards for Radio Transmission Facilities
33.815.230
Rail Lines and Utility Corridors (Conditional Uses)
33.820.50
Conditional Use Master Plans
33.430.250.A-C, E-G Environmental Review Approval Criteria
33.480.040
View Corridor
33.805.040
Adjustments
Goal 6
Transportation Element of the Comprehensive Plan
II.

ANALYSIS

Site and Vicinity: Powell Butte is situated in southeast Portland between SE Powell
Boulevard and SE Foster Road and between roughly SE 143rd and 163rd Avenues. It is
just north of Johnson Creek and the Springwater Corridor. Its forested side slopes rising
about 400 feet above the surrounding terrain make the Butte a dominant visual element in
the region.
Site Development and Activities. Figures 4 and 5 of the Plan, Exhibit A, show existing
uses and development on the Butte and surrounding properties. The majority of the Butte
is undeveloped and relatively undisturbed. The steep side slopes of the Butte are forested
with a mix of deciduous and evergreen forest. The summit of the Butte consists of
mostly open grassy meadow and an abandoned orchard. The meadow in the southwest
corner of the Butte summit has been substantially overrun by invasive non-native
hawthorn trees and Himalayan blackberries.
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There are now four water reservoirs on the Butte. The Powell Valley Water District
owns and operates three above-ground reservoirs with capacities of 7, 3 and 0.2 million
gallons. The Portland Water Bureau owns a 50 million gallon underground reservoir,
situated in the north-central portion of the site. Water is delivered to the Water Bureau’s
facility by gravity flow from the Bull Run reservoir through three large-diameter
underground pipelines located on the east face of the Butte. These pipelines were
constructed between 1911 and 1935 and have a combined capacity of 210 million gallons
per day.
In addition to water facilities, the Butte is developed for recreational uses. Located at the
northeast corner of the summit is a gravel-covered lot that provides parking for about 39
vehicles in the upper area. The lower portion of the lot is for horse trailers and bus
parking. A small building adjacent to the parking lot provides public rest rooms, park
information and storage. A caretaker’s dwelling, consisting of a double-wide
manufactured home, is situated to the northwest (downhill) of the parking lots. Trails
surfaced with asphalt, gravel or bark provide access throughout the Butte and off-site for
pedestrians, equestrians, and bicyclists. There also are numerous unofficial “volunteer”
trails created by park users.
Stormwater runoff in the area of the Water Bureau’s reservoir and the Park Bureau
facilities is collected in drainage channels and a concrete drainage swale adjoining the
existing City reservoir. These drainage improvements were developed to reduce the
potential for landslides along the less stable slopes on the north side of the Butte. Smaller
turf- or metal-lined swales occur elsewhere on the Butte. Stormwater from these
facilities is directed to Johnson Creek. Runoff from the access drive is collected in grassy
swales alongside the drive and discharged to the north to the City’s storm sewer system.
There are numerous fences on the Butte, some in use and some abandoned. The aboveground reservoirs on the Butte are enclosed by cyclone fences. The pond in the southeast
portion of the summit meadow is fenced to protect ducks and other wildlife in the pond
from park users’ dogs. Other sections of livestock fencing remain from when the Butte
was used for agriculture. These historic fences occur throughout the Butte, along the site
boundaries, at the edge of the meadow/forest and within the meadow area.
Surrounding Land Uses and Zoning. The Butte is surrounded largely by residential
development on a variety of lot sizes. Future development potential in the vicinity is
limited. Most surrounding lots are developed to the extent permitted by zoning or are
constrained by natural features, access limits or other conditions.
West of the site is a 2 million gallon reservoir owned by the Powell Valley Road Water
District. The Springwater Corridor Trail skirts the south edge of the Butte. Johnson
Creek is south of the trail. The Portland Gun Club is roughly one-quarter-mile east of the
site.
While most of the land on Powell Butte is zoned Open Space (OS), much of the land
around the Butte is zoned R5, R7 (or LR7 on lands not yet annexed into Portland) or R10
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(Single Dwelling Residential). There are small areas of R2 and R3 (Multi Dwelling
Residential) to the east and R20 (Single Dwelling Residential) across Johnson Creek to
the south. Land south of the Butte also is in the Environmental Overlay Zone and the
Johnson Creek Plan District.
Access to the Butte. Vehicular access to the Butte is provided by means of a paved 20foot wide driveway that extends south from SE Powell Boulevard at SE 162nd Avenue
(both arterial streets). The driveway rises from about 225 feet above mean sea level at
SE Powell Boulevard to about 500 feet above mean sea level at the parking lot. Bicycle
and pedestrian access is or will be provided from SE Powell Boulevard via the driveway
and existing and planned trails from SE 148th and 158th Avenues to the north, SE Ellis,
Raymond and Holgate Streets to the west, and SE Circle Avenue to the east. Trail access
to the Butte also is provided to and from the Springwater Corridor Trail south of the
Butte.
History of the Butte. The Butte is one of a series of volcanic lava domes in the eastern
part of the metropolitan Portland area referred to collectively as the Boring/East Buttes
Lava Domes. In April, 1925, the City of Portland purchased a portion of the Butte, the
556-acre Wilson Homestead, to preserve a site for future water reservoirs. Subsequent
purchases of abutting properties expanded the City’s holdings to the current 600+ acres.
After the initial purchase the City leased the property to the owners of the Meadowland
Dairy, who grazed livestock on the Butte until about 1980.
Development of public water facilities on Powell Butte began in the 1960’s with the
construction of the first of the Powell Valley Road Water District’s two above-ground
reservoirs. The second reservoir was constructed in the 1970’s. Construction of the City
of Portland’s 50 million gallon (mg) underground reservoir was completed in 1980. The
City built drainage channels on the Butte in 1982 to alleviate landslide problems on its
north slope. In 1983, the City built a 66-inch diameter water transmission line from the
Butte to serve Portland and Washington County customers.
The Butte also provides important recreational amenities, including significant wildlife
habitat and panoramic views. These amenities have always attracted informal (and until
1990, unauthorized) use by hikers, horseback riders, bird watchers and various other
users. In 1987 the City officially established the Butte as a natural resource-based park,
managed by the Portland Bureau of Parks and Recreation. The park was opened to the
public in 1990.
The Parks Bureau prepared the first Powell Butte Facilities Plan in 1986. The City
Council adopted that plan the following year. The 1986 Facilities Plan provided for
development and use of the Butte by the Parks Bureau for park and recreation purposes
and by the Water Bureau for water service-related uses. In 1996 the City updated the
Facilities Plan, providing more detail regarding the size, location and timing of specific
uses proposed in the Conditional Use Master Plan. The Portland City Council adopted
the 1996 Powell Butte Facilities Plan on December 4, 1996. The document was not
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approved as a land use planning document and contains no conditions which are required
to be satisfied in this land use application.
Land Use History: There have been a number of quasi-judicial land use reviews on the
site:
CU 95-73: Conditional Use Request for water storage area on Powell Butte.
CU 29-77: CU request to construct one 50 million or two 25 million gallon storage
reservoirs with a future expansion to a capacity of 200 million gallons.
CU 15-89: Approval of a Conditional Use in order to establish a Powell Butte Nature
Park generally in accordance with the proposed Powell Butte Master Plan.
94-00705 EN: Controlled burn of open meadow portions of Powell Butte Nature
Park.
00-00275: Construction of water pumping station, disinfectant tank and emergency
overflow detention facility (on land adjacent to Center St).
BLD 96-02497: Test boring for future Powell Butte reservoir development
(Environmental Plan check).
Agency Review: A “Request for Response” was mailed April 23, 2002, prior to the
initial public hearing. The following responses were received:
Bureau of Environmental Services stated:
Sanitary sewer service is nearby and adequate to serve the proposed use.
Stormwater requirements not part of the Zoning Code may change during the life
of the master plan.
Stormwater discharge from the site shall meet the conditions of the Johnson Creek
Basin Plan District, and any new stormwater discharge entering Johnson Creek
will be reviewed by Environmental Services and must meet any DEQ
requirements or permits.
On-site stormwater management requires documentation from OPDR verifying
the suitability of on-site disposal.
No justification to eliminate the interior landscaping requirement has been
provided by the applicant. The Adjustment discussion fails to address how excess
surface runoff volume, impervious surfaces and increased surface runoff
temperatures will be mitigated.
The Adjustment for tree removal should be limited to the area of the
environmental violation and removal of weedy species in the meadow area of
Powell Butte
Water Bureau stated that services are available and adequate for the proposed use.
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Site Development Section of OPDR noted that details on proposed projects are
lacking (stormwater disposal, sanitary service, construction management plan), and
that inspections associated with the requirements of the land use review will be
conducted through the building permit process.
Bureau of Transportation Engineering and Development commented on how the
proposal meets transportation-related requirements. These comments are included in
findings under the applicable approval criteria.
Forestry Division of the Bureau of Parks and Recreation noted that a permit is
required from the City Forester to plant, remove, prune, spray, or maintain trees
located in City parks or other public areas and that the Powell Butte Conditional Use
Master Plan does not address these requirements. It then suggested several changes
to the Plan in order to incorporate these regulations (discussed in findings below).
Neighborhood Review: A “Notice of Proposal in Your Neighborhood” was mailed
on May 6, 2002. No written responses were received from either the Neighborhood
Association or notified property owners in response to the proposal. Testimony from
neighbors was received by the Hearings Officer as oral and written testimony at the
hearing and in written form after the hearing during the open comment period.
ZONING CODE APPROVAL CRITERIA
33.815 CONDITIONAL USES
33.815.010 Purpose. Certain uses are conditional uses instead of being allowed
outright, although they may have beneficial effects and serve important public interests.
They are subject to the conditional use regulations because they may, but do not
necessarily, have significant adverse effects on the environment, overburden public
services, change the desired character of an area, or create major nuisances. A review of
these uses is necessary due to the potential individual or cumulative impacts they may
have on the surrounding area or neighborhood. The conditional use review provides an
opportunity to allow the use when there are minimal impacts, to allow the use but impose
mitigation measures to address identified concerns, or to deny the use if the concerns
cannot be resolved.
Comment: Multiple uses are proposed under the Conditional Use Master Plan. As a
result three sets of Conditional Use approval criteria apply: 33.815.100 (Uses in the
Open Space Zone) for the reservoir and park facilities; 33.815.225 (Radio Frequency
Transmission Facilities) for the RF monopole and equipment; and 33.815.230 (Rail Lines
and Utility Corridors) for the water supply pipeline. The master plan identifies the
individual and cumulative impacts of the proposed uses and the mitigation measures,
where necessary or appropriate, for those impacts. Below are the criteria, each followed
by findings of how they are met by the proposal.
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33.815.100 Uses in the Open Space Zone. These approval criteria apply to all
conditional uses in the OS zone except those specifically listed in other sections below.
The approval criteria allow for a range of uses and development which are not contrary to
the purpose of the Open Space zone. The approval criteria are:
A.

Character and impacts.
1.

The proposed use is consistent with the intended character of the specific OS
zoned area and with the purpose of the OS zone;
[The purpose of the OS zone is set forth in the Code as follows:
33.100.010 Purpose. The Open Space zone is intended to
preserve and enhance public and private open, natural, and
improved park and recreational areas identified in the
Comprehensive Plan. These areas serve many functions
including:
• Providing opportunities for outdoor recreation;
• Providing contrasts to the built environment;
• Preserving scenic qualities;
• Protecting sensitive or fragile environmental areas; and
• Preserving the capacity and water quality of the stormwater
drainage system.]

Findings: The intended character of the Powell Butte site is a natural open space
and park, as well as a site for water reservoirs and other transmission and
distribution facilities.
The City of Portland purchased the Wilson Homestead in 1925 to preserve a site for
future water reservoirs. At that time, the Anderegg family was farming the property
under a lease from the Wilsons. The Andereggs continued to farm the land,
operating under a lease from the City until 1946, then without a lease but with an
understanding that they would act as caretakers of the property until farming ceased
prior to 1980. Although the City considered several alternative uses for the
property throughout this period, the City each time reconfirmed its plans to develop
water reservoirs at the site. Development of Powell Butte for water facilities began
in the 1960’s when the Powell Valley Road Water District developed its first aboveground reservoir. The District developed a second above-ground reservoir in the
1970’s. The City of Portland began the design of the existing 50 million gallon
buried reservoir in 1977, and the construction of that facility was completed in
1980. A major transmission pipeline, the Washington County Supply Line, was
built in 1983.
In 1983 the Water Bureau and the parks Bureau agreed to participate in a
collaborative effort to develop and manage the Butte both as a park and for water
facilities, because of the inherent compatibility between the two uses. A Master
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Plan for Powell Butte was developed by Parks Bureau staff in 1986, funded in part
by the Water Bureau and through a grant from the federal Land and Water
Conservation fund. The plan provided for park uses that would be consistent with
existing plans and requirements of the Water Bureau. In 1987 the City adopted an
Interbureau agreement between the Water and Parks Bureaus setting forth the
specific roles, responsibilities and uses of Powell Butte. Key provisions of the
agreement include:
The Water Bureau shall retain ownership of the Butte;
The Parks Bureau will use and develop Powell Butte as a public park based on
the development plan described in the 1986 Powell Butte Master Plan.
Amendments to that plan shall be reviewed and approved by the Water Bureau
and be consistent with U.S. Department of Interior regulations dealing with
property developed with Land and Water Conservation funds. The central
“crown” area of the Butte shall be designated as a “critical water supply area”
subject to the Water Bureau’s unrestricted right to place water service facilities
on or beneath its surface, subject to a requirement that the Water Bureau
provide six months notice prior to construction of water facilities on the Butte;
and
The agreement is in perpetuity, with the parties acknowledging that the City’s
water needs are paramount and will require the placement of future water
facilities on or beneath the surface of Powell Butte in both the critical and noncritical water use areas.
Powell Butte Park is developed as a large natural area for wildlife and recreation.
The uses which would be permitted by the proposed Master Plan are consistent with
the intended character of the specific OS-zoned area because the vast majority of
the Butte will continue to be a large natural area for wildlife and recreation in the
midst of urban development, while at the same time meeting the unique needs of the
region for a central water supply facility.
The proposed Master Plan is consistent with the purpose of the OS zone because it
will maintain a sizable public open space and natural area in an urban area,
providing contrasts to the surrounding built environment; provide opportunities for
public recreation and environmental education focused on the resources of the
Butte; preserve the more fragile forested portions of the Butte in its natural state;
and protect water quality by providing new and enhanced stormwater quality
treatment measures (such as swales) and options for the City. Further, the master
plan carries out the historically established compatible uses of municipal water
system management and public use of an urban open space.
The majority of the proposed water storage and transmission facilities are consistent
with the intended character of the Butte because they will be underground, with the
surface revegetated and restored to pre-existing grades, so that the open space and
scenic qualities of the butte are maintained. These proposed facilities will be
located toward the top of the butte and will not impact or disturb the sensitive
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forested areas near the boundaries that are identified by the City for preservation
through application of the Environmental Protection Zone.
Park-related development is in an area already being used for similar activities, and
represents a limited expansion with some relocation to serve recreation activities
more efficiently, provide greater accessibility, and reduce environmental and scenic
impacts. Relocation of the caretaker house will continue to allow on-site 24-hour
security while being less obtrusive.
The location and height of the proposed RF tower within a significant scenic site
and viewshed from the top of Powell Butte to the northeast (inventoried and
protected under the Scenic Resources Protection Plan) may not be consistent with
the purpose of the OS zone. In spite of proposed perimeter landscaping, the 175foot-high monopole will extend well above any shrubs or trees and into the view of
visitors on the site. The applicant has not provided adequate justification for the RF
facility. It is expected that the tower would have adverse visual impacts on scenic
views on the Butte. At the initial public hearing before the Hearings Officer the
Water Bureau indicated that, if this portion of its proposal were denied, it would in
the future resubmit a detailed proposal for a master plan amendment to allow a
monopole.
The maintenance yard described in the Plan text is proposed to be 80,000 square
feet (almost two acres, or 200 x400 feet) with a 10,000 square-foot maintenance
building. However, the Master Plan Site Plan shows a maintenance yard of only
3200 square feet (40x80 feet) with a building of about 500 square feet in it. At the
initial public hearing the applicant modified its proposal to a 5,000 square foot
building included in a 40,000 square foot maintenance yard. Neighbors testifying at
the initial hearing and submitting written testimony during the open comment
period supported the staff recommendation of a 3,200 square foot maintenance
facility.
The Applicant acknowledged that its application contained a site map with a 3,200
square foot maintenance yard. However, the applicant stated that the master plan
documents referenced a 10,000 square foot one-story building within a maintenance
yard area of about 80,000 square feet (the facility to be shared by Parks and Water).
The applicant asserts that the 3,200 square foot staff recommended maintenance
yard is “overly restrictive.” Applicant goes on (Exhibit H.28, page 2) and states:
“An enclosed yard of 80’ x 40’ (3,200 sq.ft.), leaves approximately 2,200
sq.ft. of usable area after deducting the area consumed by a 5’ setback around the
perimeter. That balance – approximately the size of a house – will allow only
enough area for a very small storage shed and parking and maneuvering space for
one or two vehicles. There would be no benefit to either of the bureaus in
developing such a limited site. The expense involved in the development would
outweigh the benefits.
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The purpose of developing the maintenance yard and storage building is to
enhance the ability of the bureaus to maintain their facilities at the park. If they are
only able to store a very limited quantity of supplies and a small piece of equipment
in the building, and park one or two vehicles while they visit the park, their
maintenance abilities will not be enhanced to any degree. Instead, they would be
better off continuing to store all materials and equipment offsite, and having crews
continue the current inefficient method of starting their days at those locations and
hauling their equipment and supplies to the park.”
At the initial public hearing before the Hearings Officer the applicant reduced its
request to a 5,000 square foot building within a 40,000 square foot yard. Further,
after that hearing the applicant, in response to questioning by the Hearings Officer,
submitted additional evidence demonstrating the need for a 5,000 square foot
building and 40,000 square foot maintenance yard.
The Applicant’s suggested demonstration of need for the 5,000 square foot building
and 40,000 square foot maintenance yard can be found, in full, in Exhibits H.13
(pages 3 to 8, plus diagrams) and H.28 (pages 2 to 4). The applicant’s statements
which demonstrate need for the facility are summarized here:
Currently there is a shortage of storage, staging, and crew parking facilities at the
Park; and
The Water Bureau’s maintenance/storage yard is located a substantial distance
from the Park (North Interstate Avenue close to the Rose Garden); and
The proposed storage building would be shared by the Water Bureau and Parks
Bureau for office space and storage space in support of operating and
maintenance of the Park; and
Water and Parks would each have an office; and
Equipment and supplies to be stored onsite in the building would be a generator,
backhoe and tractor, brush cutters, chainsaws, pesticide applicators, survey
equipment and small open-seated Cushman vehicles, open storage bins, locked
storage for water bureau chemicals, portable toilet, firefighting equipment,
portable water tank and other items; and
The paved maintenance yard would provide space for parking spaces for crew and
volunteer worker vehicles, sand and gravel stockpiles, storage for recycled
utility poles and railroad ties, storage of plants for restoration and revegetation
projects; and other uses.
The applicant also included, in its justification of need for the maintenance yard,
construction activities and other temporary uses. The Council finds that the
construction activities and temporary uses are not justification for a permanent
development.
With the greater number of facilities on the butte, the Water Bureau’s maintenance
obligations will substantially increase over current levels. As Powell Butte is the
hub between the City’s water sources and the distribution system to City residents
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and to the City’s regional wholesale customers, maintaining these facilities is a
critical task.
The Parks Bureau’s maintenance obligations will also increase to assure that the
enhancements gained from the planned trail improvements and the resource
enhancement projects (such as removal of hawthorne trees) are not lost to
encroachments from hawthorne, ivy, blackberries and other nuisances allowed to
re-invade the meadow due to lack of grounds maintenance.
Employee and volunteer parking and outdoor storage uses to satisfy these increased
maintenance obligations will consume most or all of the available space in the
maintenance yard. Applicant noted a number of uses for the yard area: outdoor
storage of gravel and sand for ongoing trail maintenance and road application;
storage of plants for restoration projects; storage of large utility poles for access
management within the park; temporary storage of large equipment; and 4 parking
spaces for city-owned vehicles. In addition, parking will be available for the
personal vehicles of the water and parks crews, so they can report to work at the
park office rather than to existing offsite central offices.
Employees of the Water Bureau and the Parks Bureau also presented evidence on
the need for a 40,000 sq. ft. maintenance yard in oral testimony before the City
Council. The Parks Bureau employee stated that additional maintenance facilities
are needed at Powell Butte Park because of the size of the park and the scale of the
maintenance needs. He stated that the area of the proposed yard is appropriate
because it is comparable to that of an existing Parks yard that serves maintenance
uses of a similar scale to that proposed for the Powell Butte yard. The Water
Bureau employee stated that onsite storage of maintenance equipment and supplies
will be necessary to meet the increased maintenance needs of the additional water
facilities. He also stated that the area of the yard is needed to serve the park and
water uses included only in phase one of the master plan, and that the yard had not
been oversized to meet potential uses that might be added to the park in later
phases.
The evidence provided by the applicant, and summarized briefly above,
demonstrates that there is a need for a building and outside storage area within
Powell Butte Park. Applicant presented extensive evidence supporting the size of
the proposed maintenance yard and storage building. The Council finds that a
5,000 square foot building within a 40,000 square foot yard, located within Powell
Butte Park, is needed and supported by the evidence.
The Council also finds that the location of the proposed 5,000 square foot building
within a 40,000 square foot maintenance yard will allow for adequate open space
for park uses. It was suggested before the Hearings Officer that the yard could be
located within the master plan boundary at the Emmert site, since that site is already
developed for similar kinds of uses. The Emmert site is not appropriate, for several
reasons. First, there is no direct access through the park between the Emmert site
Powell Butte Master Plan

July 2003
Page 65

and the park center and the adjacent water facilities. The Emmert site is isolated on
the south boundary of the park. Before any maintenance activities at the park center
or the adjacent reservoirs and conduits could be performed, crews and materials
would have to be transported from the Emmert site around the park on city streets to
the main access road and the park center. The transport activities would increase
traffic on surrounding streets and on the access road in and out of the park center.
The efficiencies sought by locating the storage and yard at the park would also be
lost by locating them at a site such as the Emmert site, away from the areas where
most of the work will be needed. In addition, the Emmert site was procured for
restoration purposes to increase the natural areas of the park. Once the Emmert site
has been restored, the park’s native vegetation and wildlife corridor connection to
Johnson Creek will be greatly enhanced. Development of a maintenance and
storage yard at that site would be incompatible with those functional values.
Locating the yard in the vicinity of the park center will place the crews, equipment
and supplies close to the parks and water facilities that will be most in need of
maintenance and operations support. This site will have the least impact on the
natural and scenic resources of the Butte.
The site that is proposed achieves that goal through a combination of topography
and screening. The proposed yard is located adjacent to the treeline at the
northwest corner of the park center. This location is set off from the park center
without being too far from the park and water facilities. Improvements at the site
already demonstrate that a large facility at this location can be thoroughly screened
from view. Immediately adjacent to the proposed yard site are two reservoirs
owned by Powell Valley Water District. These reservoirs, which together cover an
area nearly twice the size of the proposed yard (approximately 200’x400’), are
totally hidden from view by the surrounding trees (see Exhibit I-6).
A similar buffer of trees will be equally effective at screening the proposed yard
from view. The Bureaus propose to exceed the L3 landscaping standard on the
south and west sides of the yard by planting a double row of trees on those sides,
rather than the single row required by code. Those trees could be planted
immediately so that they could become well established for screening by the time
the Bureaus are ready to proceed with construction of the yard.
The topography of the proposed site also will aid in screening the yard and building
from views from trails above the yard. The site is not flat, but drops off to the
northwest across the site and away from view from higher points on the Butte. This
grade will enhance the effectiveness of the landscape screen, which will be planted
on the slope above the yard. The final design for the yard and building may also
conclude that the storage building could be located on the northern, lower portion of
the yard. This would allow the grade to assist in reducing its visual impact.
While other sites in the park center vicinity could accommodate the proposed yard,
their impact on scenic resources would be much greater. Review of other sites
indicate they are closer to and more plainly visible from the access road and the
park center, and they would also be clearly visible from the trails and other
overlooks at higher elevations on the butte. While the sites could be screened with
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trees and landscaping, that would still create visual impacts because the other sites
are located in what are now open meadow areas with no structures or trees.
Because the proposed site backs up to the treeline and is located away from the
main access road and park center, its visual impact is significantly reduced in
comparison to these alternate sites.
Therefore, the proposed site will create the least adverse impact on scenic resources
of the available sites near the park center.
In addition, the proposed site will have minimal impacts on other resource values.
The site has a few small trees that will need to be removed, but it is on the edge of
the open meadow area. (See Exhibit H-9) The yard will exceed the minimum
setback from the treed area in the “p” overlay zone on the Butte. Use of the
meadow edge by the yard will be mitigated by the meadow restoration activities
(clearing of hawthorn trees) that are also a part of the master plan application.
Additional mitigation may be proposed at the time of the application for
development of the yard. The site has become overgrown with Himalayan
blackberries and non-native Hawthorns. The proposed yard is located adjacent to
an existing Water Bureau access road leading past the Powell Valley Water District
reservoirs.
Access to the yard does not require construction of a new road. Runoff from the
yard will be managed in accordance with the plans provided in the Hydrology and
Stormwater Management Plan (Appendix D to the CUMP application).
Therefore, the proposed yard and storage building will have less impact on scenic
resources than would other nearby sites. The proposed site also will have minimal
impacts on other natural resources. Those impacts will be managed through on-site
landscaping and a stormwater management plan. Mitigation for scenic and other
resource impacts will be provided through screening at the proposed site and
through restoration of open meadow elsewhere on the Butte.
With conditions requiring elimination of the RF facility and limiting the
storage/office/maintenance building to 5,000 square fee within a 40,000 square foot
maintenance as shown on Exhibit H.29, this criterion [33.8115.100.A.1] is met.
2.

Adequate open space is being maintained so that the purpose of the OS zone
in that area and the open or natural character of the area is retained;

Findings: The proposed major development on the site will be underground
reservoirs. This allows ground above the reservoirs to be seeded in native grasses.
This will result in the open space character of the Butte being maintained. Most
other buildings and development such as the new caretaker’s house, parking lot,
pump station for the 20 million gallon reservoir, and kiosk are very small in
proportion to the site and will not detract from the open and natural character of the
site. What is of concern, however, is the location and size of the proposed
maintenance facility and RF tower. The RF tower within a designated significant
scenic viewshed from the top of Powell Butte to the northeast. The 175-foot-high
Powell Butte Master Plan

July 2003
Page 67

monopole will extend well above existing and proposed shrubs or trees and well
within view of visitors on the site. Applicant did not appeal the Hearings Officer’s
denial of the RF facility.
The maintenance yard described in the Plan text was originally proposed to be
80,000 square feet (almost two acres, or 200x400 feet) with a 10,000 square-foot
maintenance building. However, the Master Plan Site Plan shows a maintenance
yard of only 3,200 square feet. Applicant revised its request for the proposed
building to be a maximum of 5,000 square feet within a 40,000 square foot
maintenance yard. The justification given for the 5,000 square foot building within
a 40,000 square foot yard is discussed in response to 33.815.010 A.1 above and is
incorporated by this reference into this finding.
With conditions requiring elimination of the RF facility and limiting the
storage/office/maintenance building to 5,000 square fee within a 40,000 square foot
maintenance yard as shown on Exhibit H.29, this criterion is met.
3.

City-designated environmental resources, such as views, landmarks, or habitat
areas, are protected or enhanced.

Findings: The proposed maintenance facility and RF tower are proposed to be
located within a designated significant scenic viewshed from the top of Powell
Butte to the northeast. The 175-foot-high monopole will extend well above any
existing or proposed shrubs or trees and into the view of visitors on the site..
The maintenance yard described in the Plan text was originally proposed to be
80,000 square feet (almost two acres, or 200 x 400 feet) with a 10,000 square-foot
maintenance building. However, the Master Plan Site Plan shows a maintenance
yard of only 3,200 square feet. The applicant revised its request for the proposed
building to be a maximum of 5,000 square feet within a 40,000 square foot
maintenance yard. The justification given for the 5,000 square foot building within
a 40,000 square foot yard is discussed in 33.815.010 A.1 above and is incorporated
by this reference into this finding.
Applicant demonstrated in testimony before the Council that the maintenance yard
has been sited to avoid a drainage wetland area south of the maintenance yard site.
Applicant also presented photographs demonstrating that the maintenance yard will
not interfere with views, and will, in fact, be visible only against the trees behind
the site and only from a small area adjacent to the location of the proposed yard.
Further, the topography of the park will obscure the yard from park visitors’ views
from above the existing reservoir, which forms a bench overlooking and blocking
the view of the maintenance yard.
With conditions requiring elimination of the RF facility and limiting the
storage/office/maintenance building to 5,000 square fee within a 40,000 square foot
maintenance as shown on Exhibit H.29, this criterion is met.
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B.

Public services.
1.
2.

The proposed use is in conformance with either the Arterial Streets
Classification Policy or the Downtown Parking and Circulation Policy,
depending upon location;
The transportation system is capable of safely supporting the proposed use in
addition to the existing uses in the area. Evaluation factors include street
capacity and level of service, access to arterials, transit availability, on-street
parking impacts, access requirements, neighborhood impacts, and pedestrian
safety;

Findings: The site has multiple pedestrian, bicycle, and equestrian access points
for park and recreation activities. All access points except the main entrance are
from Local Service Streets except SE Holgate Boulevard. The access at Holgate
enters the west side of the Park and is a designated City Walkway. The only motor
vehicle entrance point is a private road extending from the intersection of SE 162nd
Avenue and SE Powell Boulevard. Southeast 162nd Avenue is a designated
District Collector Street, Minor Transit Street, City Bikeway, City Walkway, and
Minor Truck Street. Southeast Powell Boulevard is a designated Neighborhood
Collector, Minor Transit Street, City Bikeway, City Walkway, and Major Truck
Street.
The applicant has prepared an analysis of parking and transportation conditions at
Powell Butte Park. The analysis (Lancaster Engineering, 1999) demonstrates that
the parking supply on the site is adequate for current and expected park visitor
parking demand. The analysis further demonstrates that the intersection of SE
Powell Boulevard at SE 162nd Avenue, which serves the main entrance to the park,
operates at an acceptable level of service consistent with City requirements. The
Bureau of Transportation Engineering and Development has reviewed the proposal
for its conformance with street designations and for potential impacts upon
transportation services and concluded that the public transportation system is
capable of safely supporting the proposed uses.
This criterion is met.
3.

Public services for water supply, police and fire protection are capable of
serving the proposed use, and proposed sanitary waste disposal and
stormwater disposal systems are acceptable to the Bureau of Environmental
Services.

Findings: The Water Bureau has provided documentation into the Record that
services are available. The Bureau of Environmental Services has provided
documentation into the Record that sanitary sewer service is available and adequate
to serve the site, that stormwater discharge from the site must meet both BES
requirements and regulations of the Johnson Creek Plan District, and that on-site
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stormwater disposal requires documentation from OPDR verifying the suitability of
on-site disposal. The BES requirements are capable of being satisfied at the time of
development. The Fire and Police Bureaus received notice of the proposal and did
not submit comments or object to the application. This criterion is met.
C.

Livability. The proposal will not have significant adverse impacts on the livability
of nearby residential-zoned lands due to:
1. Noise, glare from lights, late-night operations, odors, and litter; and
2. Privacy and safety issues.
Findings: Uses proposed in the Master Plan will not adversely affect the livability
of nearby residential-zoned lands, because:
•

Nearby residentially-zoned land is defined, for the purposes of this
decision, as those residential properties located within 400 feet of the
proposed Master Plan boundary. The required legal notice area extends
400 feet from the site boundaries, and in this case, because the Powell
Butte property is so large and surrounded by residential uses a street by
street description is impractical. The 400 foot distance includes the
majority of residences which could be adversely impacted by this Master
Plan.

•

Residential-zoned lands are physically separated from the proposed
development and associated uses by substantial distances, and are screened by
topography and/or vegetation. The northwest corner of the 50 million gallon
reservoir is approximately 175 feet from a residential zone, and the pump
station is approximately 50 feet from a residential zone. In both cases, the areas
between the planned structure and the property line is screened from the
adjacent residential zone by dense woods. The uses at the park center and the
other master plan developments are a minimum of 1000 feet from adjacent
residential areas. Therefore, to the extent the proposed uses generate any
additional activity, noise or other impacts, the impacts of those uses would
dissipate to an undetectable level by the time they reach adjoining residentiallyzoned lands.

•

Additional native vegetation will be planted along the boundary of the site east
of the park center to further screen and buffer adjacent residential construction
there.

•

Water facilities in Phase 1 of the Master Plan are passive in nature. After
construction and onsite environmental restoration or mitigation is complete, the
operation of the facilities will not generate noise, glare from lights, odors or the
potential for litter, and will not require late-night maintenance operations except
during emergencies. Noise generated within the pump station will be
undetectable to residents of adjacent properties through the combination of the
structure’s setback from the property line, the forested buffer to be retained
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within that setback, and by the structure itself. The proposed water facilities are
not occupied by Water Bureau personnel, they do not attract members of the
general public, and they do not pose a hazard. Therefore, they will not raise
privacy or safety issues. Above-ground portions of the facilities will be fenced
and buffered as needed to protect the public and to deter vandalism and theft.
•

Potential impacts on livability due to increased public activities from proposed
park development in Phase 1 of the Master Plan are addressed. They include
isolation of recreational activities from surrounding private property;
minimizing night operations and management practices, including a full-time
resident caretaker; and use of surveillance cameras, if needed.

All proposed park activity areas are situated well away from surrounding
residential-zoned property except where trails enter the park. This achieves greater
isolation and proportionately reduces the potential for perceptible impacts to
surrounding residents. Trail connections exist and will be retained at SE 148th
Avenue, SE Holgate Street, SE Raymond Street, SE Ellis Street, Springwater
Junction, SE Anderegg, and SE Powell Boulevard. Having multiple trail access
points results in spreading the impacts of access over the various connections so
that no single connection point is unreasonably burdened. Each connection is at a
public right-of-way and does not require or encourage access across adjoining
private property. Therefore these connections do not raise safety or privacy
impacts.
Current park operations and management techniques that limit potential impacts to
surrounding residents will continue. The park is closed to the public from dusk to
dawn, avoiding potential impacts from light and glare or security concerns from
nighttime use. The resident caretaker provides surveillance on the site and
enforcement of park rules. Trash receptacles and rest room facilities are provided
and maintained in the park center to limit potential litter problems. No odorproducing activities currently exist or are proposed.
This criterion is met.
D.

Area plans. The proposal is consistent with any area plans adopted by the City
Council such as neighborhood or urban renewal plans.
Findings: The proposed project site is included within the area covered by the
Pleasant Valley Neighborhood Plan. That plan was adopted by City Council on
March 25, 1996. It contains policies and objectives that guide development and
land uses throughout the neighborhood. The proposed Conditional Use Master Plan
is a continuation and expansion of uses and activities that are supported and
encouraged by the Pleasant Valley Neighborhood Plan. The proposed Conditional
Use Master Plan preserves and enhances the ecosystem by planting and maintaining
native vegetation, provides expanded recreation opportunities for Powell Butte, and
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supports long-term expansion plans for the regional water system. This criterion is
met.
Conclusion: The proposed Conditional Use Master Plan for Powell Butte is largely
extending existing uses and activities, expanding recreation opportunities within the
carrying capacity of the site, enhancing natural resources, and supporting long-term
expansion of the regional water supply. The RF facility is not justified at this time.
As future needs are identified in greater detail, amendments to the Master Plan that
include these items can be proposed. However, until that need is established, the
applicable approval criteria cannot be met for the RF facility. The other uses
proposed in phase 1 of the master plan do meet the approval criteria for conditional
uses.
33.815.225 Radio Frequency Transmission Facilities. These approval criteria allow
Radio Frequency Transmission Facilities in locations where there are few impacts on
nearby properties. The approval criteria are:
Comment: The applicant requests approval for a 175-foot-tall monopole RF
facility on the northeast corner of the site. Part of the justification for the pole
location (although not the height) is the desire to add security cameras to allow
remote monitoring of the park. Accessory uses of the pole are not criteria for
approval of the RF facility; each need must stand on its own. Therefore, reference
of the security camera facility is not included in this section, but is discussed under
the general approval criteria for uses in the OS zone, above.
B.

Approval criteria for facilities operating at 100 watts ERP or less, proposing to
locate on a tower in an OS or R zone, or in a C, E, or I zone within 50 feet of an R
zone:
1.

The applicant must prove that a tower is the only feasible way to provide the
service;

Findings: The applicant states that the RF monopole must be located at that site
“...to achieve the necessary line-of-site to other water facility telemetry installations
at Mt Scott, Lookout Point, Rocky Butte and/or Council Crest and to have the
necessary physical relationship to water systems on the Butte.” The applicant
further states that there are no other nearby towers that can serve the needs of the
Water Bureau. No inventory of nearby towers has been given. No discussion of
use of towers in a less obtrusive location or several smaller towers in less visible
locations has been given. No diagrams or maps were included showing the location
of other Water Bureau facilities and their relationship to the proposed tower
location. Because there is insufficient information it cannot be determined that this
criterion is met.
2.

The tower, including mounting technique, must be sleek, clean, and
uncluttered;
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Findings: The proposed monopole will be freestanding and, according to the
applicant, the smallest diameter possible. Antenna mounting technique has not
been decided, so this criterion cannot be met at this time.
3.

The visual impact of the tower on the surrounding area must be minimized.
This can be accomplished by one or more of the following methods:
a.
Limiting the tower height as much as possible given the technical
requirements for providing service and other factors such as whether the
tower will provide co-location opportunities;
b. Planting trees around the tower as a way to soften its appearance. The
variety and spacing of the trees will be determined based on the site
characteristics, tower height, and other co-location factors; or
c.
Other methods that adequately minimize visual impact;

Findings: The tower location is in the center of a designated significant viewshed
from the top of Powell Butte, inventoried as part of the City’s Goal 5 Scenic
Resource Protection Plan. As noted above, the applicant has not provided enough
information to determine if the tower height and location is necessary. The tower
base will be landscaped to L3 standards, screening the lower part, but potentially
blocking the scenic view. Although the applicant states that the tower “...will be
painted to soften its visual impacts...,” no color or paint scheme has been proposed.
This criterion is not met based on the findings above.
4.

Accessory equipment associated with the facility must be adequately
screened. If a new structure will be built to store the accessory equipment, the
new structure must be designed to be compatible with the desired character of
the surrounding area;

Findings: The equipment shelter will be screened and landscaped to L3 standards,
but the shelter housing elevations, size, and location are not shown in the Plan, so
there is insufficient information to determine if this criterion is met.
5.

Public benefits of the use outweigh any impacts which cannot be mitigated;
and

Findings: The proposed RF communication facility will relay essential
information regarding reservoir water levels and transmission pipeline flow rates
necessary to coordinate water facility operations throughout the region. However,
aesthetics, views, and natural character of the Butte will be adversely impacted
from the proposed 175-foot-high tower. Although the public benefit may be
substantial, the applicant has not shown under criterion 3 above how impacts are
minimized. Until that is done, it is not possible to determine if this criterion can be
met.
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6.

The regulations of Chapter 33.274, Radio Frequency Transmission Facilities
are met.

Findings: Following are the applicable requirements of 33.274, each followed by
comments as to how they are or are not met.
33.274.040 Development Standards
A. Purpose. The development standards:
Ensure that Radio Frequency Transmission Facilities will
be compatible with adjacent uses;
Reduce the visual impact of towers in residential and open
space zones whenever possible;
Protect adjacent populated areas from excessive radio
frequency emission levels; and
Protect adjacent property from tower failure, falling ice,
and other safety hazards.
B. When standards apply. Unless exempted by 33.274.030,
above, the development standards of this section apply to
all Radio Frequency Transmission Facilities. Applications
to modify existing facilities regulated by this chapter are
only required to meet the standards of Paragraphs C. 3,
C.4, C.5, C.6, and C.9, below, in addition to any previous
conditions of approval. Increasing the height of a tower is
not considered modification of an existing facility.
C. General requirements
1. Tower sharing. Where technically feasible, new
facilities must co-locate on existing towers or other
structures to avoid construction of new towers.
Requests for a new tower must be accompanied by
evidence that application was made to locate on
existing towers or other structures, with no success; or
that location on an existing tower or other structure is
infeasible.
The applicant states that no towers exist in the area that can serve the proposed
activity, but has provided no inventory of existing towers, or evidence that
application was made to locate on existing towers or other structures with no
success.
The applicant also states that the tower is needed at this location to provide security
through mounting surveillance cameras. Camera location is not an RF use and, if
necessary, cameras can be located on other structures or other (lower) poles.
Location of the tower must be justified on communication needs alone.
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This requirement is not met.
2. Grouping of towers. The grouping of towers that
support facilities operating at 1,000 watts ERP or more
on a site is encouraged where technically feasible.
However, tower grouping may not result in radio
frequency emission levels exceeding the standards of
this chapter.
Only a single tower is proposed, so this requirement does not apply.
3. Tower finish. For towers not regulated by the Oregon
Aeronautics Division or Federal Aviation
Administration, a finish (paint/surface) must be
provided that reduces the visibility of the structure.
Although the applicant states that the tower “...will be painted to soften its visual
impacts...,” no color or paint scheme has been proposed. It should be noted that the
tower, as proposed, will extend significantly above the summit of the Butte, so it is
likely that the Federal Aviation Administration will require a bright color scheme.
This requirement is not met.
4. Tower illumination. Towers must not be illuminated
except as required for the Oregon State Aeronautics
Division or the Federal Aviation Administration.
The tower will not be illuminated unless required by the Federal Aviation
Administration. It should be noted that the tower, as proposed, will extend
significantly above the summit of the Butte, so it is likely that the Federal Aviation
Administration will require a flashing lighting arrangement.
5. Radio frequency emission levels. All existing and
proposed Radio Frequency Transmission Facilities are
prohibited from exceeding or causing other facilities to
exceed the radio frequency emission standards
specified in Table 274-1, except as superseded by Part
1, Practice and Procedure, Title 47 of the Code of
Federal Regulations, Section 1.1310, Radio Frequency
Radiation Exposure Limits.
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Frequency Range
100 KHz – 3 MHz
3 MHz – 30 MHz
30 MHz – 300 MHz
300 MHz – 1500 MHz
1500 MHz – 300 GHz
Notes:

Table 274-1
Radio Frequency Emission Standards [1]
Mean Squared
Equivalent PlanMean Squared Electric
2
2
Magnetic (H ) Field
Wave Power Density
(E ) Field Strength
(mW/cm2) [4]
(V2/m2) [2]
Strength (A2/m2) [3]
80,000
0.5
20
4,000 (180/ft2) [5]
0.025 (180/ft2)
180/f 2
800
0.005
0.2
4,000 (f/1500)
0.025 (f/1500)
f/1500
4,000
0.025
1.0

[1] All standards refer to root mean square (rms) measurements
gathered by an approved method.
[2] V2/m2 = Volts squared per meter squared.
[3] A2/m2 = Amperes squared per meter squared.
[4] mW/cm2 = Milliwatts per centimeter squared.
[5] f = Frequency in megahertz (MHz).

No calculations are given to show that this requirement is met.
6. Antenna requirements. The antenna on any tower or
support structure must meet the minimum siting
distances to habitable areas of structures shown in
Table 274-2. Measurements are made from points A
and B on the antenna to the nearest habitable area of a
structure normally occupied on a regular basis by
someone other than the immediate family or
employees of the owner/operator of the antenna. Point
A is measured from the highest point of the antenna
(not the tower) to the structure, and Point B is
measured from the closest point of the antenna to the
structure.
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Table 274-2
Distance Between Antenna and Habitable Area of Structure
(Where f is frequency in megahertz.)
Point A:
Minimum Distance
from Highest point
of Antenna to
Habitable Area of
Structure (feet)

Point B:
Minimum Distance
from Closest Portion
of Antenna to
Habitable Area of
Structure (feet)

<100 watts

10

3

100 watts to 999 watts

15

6

11
f/0.67
45
780/vf
20
17.5
f/0.4
75
1300/vf
34

5
f/1.5
20
364/vf
10
8
f/0.91
33
572/vf
15

Effective Radiated Power

1000 watts to 9.999 Kw

10 Kw plus

Frequency (MHz)

<7
7-30
30-300
300-1500
>1500
<7
7-30
30-300
300-1500
1500

The applicant states that this requirement will be met, and it is likely, because of the
175-foot height of the monopole that the antenna array will be high enough.
However, the antenna design and location on the monopole has not been chosen, so
it cannot be determined at this time if this requirement is met.
7. Setbacks. All towers must be set back at least a
distance equal to 20 percent of the height of the tower
or 15 feet, whichever is greater, from all abutting R
and OS zoned property and public streets. Accessory
equipment or structures must meet the base zone
setback standards.
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The monopole will be set back 200 feet or more from the site boundaries and from
the nearest R-zoned land. Accessory equipment and structures will meet the OS
base zone setback standards. This requirement is met.
8. Guy anchor setback. Tower guy anchors must meet
the main building setback requirements of the base
zone.
The monopole will be freestanding, with no guy wires. This requirement does not
apply.
9. Landscaping and screening. The base of a tower and
all accessory equipment or structures located at grade
must be fully screened from the street and any abutting
sites as follows:
...b. In OS or R zones or within 50 feet of an R zone.
A tower and all accessory equipment or structures
located in an OS or R zone or within 50 feet of an
R zoned site must meet the following landscape
standards:
(1) Tower landscaping. A landscaped area that is
at least 15 feet deep and meets the L3 standard
must be provided around the base of the tower.
(2) Accessory equipment and structures. A
landscaped area that is at least 10 feet deep and
meets the L3 standard must be provided around
the base of all accessory equipment or
structures located at grade.
The applicant states that this requirement will be met but does not provide detailed
landscape plans to show how.
10. Tower design.
a. For a tower accommodating a Radio Frequency
Transmission Facility of 100,000 watts or more,
the tower must be designed to support at least two
additional transmitter/antenna systems of equal or
greater power to that proposed by the applicant and
one microwave facility, and at least three two-way
antennas for every 40 feet of tower over 200 feet
of height above ground.
b. For any other tower, the design must accommodate
at least three two-way antennas for every 40 feet of
tower, or at least one two-way antenna for every
20 feet of tower and one microwave facility.
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c. The requirements of Subparagraphs a. and b.
above may be modified by the City to provide the
maximum number of compatible users within the
radio frequency emission levels.
The applicant states that the tower is capable of accommodating additional
transmitter/antenna systems as required, but will not allow the additional arrays
because of security camera locations on the tower. An Adjustment is required to
deviate from this requirement, but has not been applied for. Until an Adjustment is
granted this requirement is not met.
11. Mounting device. The device or structure used to
mount facilities operating at 100 watts ERP or less to
an existing building or other non-broadcast structure
may not project more than 10 feet above the roof of
the building or other non-broadcast structure.
The proposed facility will be free-standing. This criterion does not apply.
12. Abandoned facilities. A tower erected to support one
or more Federal Communication Commission licensed
Radio Frequency Transmission Facilities must be
removed from a site if no facility on the tower has
been in use for more than six months.
When the tower is abandoned, this criterion will apply.
D. Additional requirements in OS, R, C, and EX zones
and EG and I zones within 50 feet of an R zone.
1. Purpose. These additional regulations are intended to
ensure that facilities operating at 100 watts ERP or
less have few visual impacts. The requirements
encourage facilities that look clean and uncluttered.
2. Standards. In addition to the regulations in Subsection
C., above, facilities operating at 100 watts ERP or less
located in OS, R, C, or EX zones or EG or I zones
within 50 feet of an R zone must meet all of the
following standards:
a. Antennas mounted on towers. Triangular “top hat” style
antenna mounts are prohibited. Antennas must be mounted
to a tower either on davit arms that are no longer than 5 feet,
flush with the tower, within a unicell style top cylinder, or
other similar mounting technique that minimizes visual
impact.
b. Antennas mounted on existing buildings or other nonbroadcast structures. This standard only applies to facilities
Powell Butte Master Plan

July 2003
Page 79

located in OS or R zones or within 50 feet of an R zone. The
visual impact of antennas that are mounted to existing
buildings or other non-broadcast structures must be
minimized. For instance, on a pitched roof, an antenna may
be hidden behind a false dormer, mounted flush to the facade
of the building and painted to match; mounted on a structure
designed with minimal bulk and painted to fade into the
background; or mounted by other technique that equally
minimizes the visual impact of the antenna. The specific
technique will be determined by the conditional use review.
c. Lattice. Lattice towers are not allowed.
The applicant states that a triangular “top hat” antenna will not be used. The tower
will be freestanding and not attached to a building. The tower will be a monopole
and not a lattice-type structure.
Conclusion: Although an RF tower and facility to transmit data may be desirable,
it is clear from the lack of information provided by the applicant that the request is
premature. There is insufficient detail at this time to be able to determine if the
applicable standards and approval criteria are met. It is suggested that the applicant
wait until specific communication needs are determined, and then amend the Master
Plan as necessary. Until that time, the RF request must be denied.
33.815.230 Rail Lines And Utility Corridors. These approval criteria allow Rail Line
And Utility Corridor uses where their location will not unduly interfere with other land
uses and with the street system. The approval criteria are as follows:
A.

B.

The proposed rail line or utility corridor is sufficiently separated from nearby land
uses so as to allow for buffering of the uses, especially in residential areas. In the
case of railroad lines, separation distances should consider the expected number,
speed, size, types, and times of trains; and
The rail line or utility corridor will not substantially interfere with present or
probable future road systems and traffic volumes.
Findings: The master plan includes a utility corridor for the conduits from Bull
Run starting at the eastern boundary of the park along Circle Avenue and
continuing up the hill to the planned reservoirs. Under PCC Section 33.815.230 the
utility corridor may not substantially interfere with present or probable future road
systems and traffic volumes. A Street Connectivity Study recommends that a street
connection be made from Circle Avenue through to Powell Butte Estates as part of
any new development. Such a street would cross the utility corridor. There is no
street currently over the conduit corridor at that location.
The utility corridor is sufficiently separated from nearby uses to allow for
appropriate buffering. The utility corridor is a 50-100-foot-wide series of tracts
owned by the Water Bureau or on easements extending through the Powell Butte
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Estates, Powell Butte Heights, and Anderegg Meadows subdivisions on the east
flank of Powell Butte and east to the Portland City Limits. Except for a pump
station that is located on Tax Lot 2500 1S3E18B, south of Powell Butte Heights
and west of 5335 SE Circle Avenue (just inside the east boundary of Powell Butte
Park), future water supply lines in the corridor will be underground and will not
have an impact on surrounding residences. The pump station will be set back 40
feet from the nearest residential lot, and maintenance parking will be on the south
side of the building, away from the homes. Evergreen trees will be planted on the
periphery of the pump house, helping to screen the building and minimize visual
impacts. No noise beyond that of the electric motors from the pump house will be
generated.
The utility corridor will not present any interference if the recommendation for a
street connection from Circle Avenue to Powell Butte Estates is implemented. The
conduits will cross under many streets before reaching Powell Butte, many of which
will carry higher traffic levels and heavier loads. The design criteria for the buried
pipeline at those points, and at a Circle Avenue crossing, will address the additional
cover and materials requirements necessary to assure that stresses from vehicle
traffic do not damage the conduits or require any limitations on the loads over the
new connection. The conduit utility corridor does not interfere with any existing
street and will not interfere with future road systems and traffic volumes if a
connection is required from Circle Avenue to Powell Butte Estates.
These criteria are met.
33.820 CONDITIONAL USE MASTER PLANS
33.820.10 Purpose. A conditional use master plan is a plan for the future development
of a use that is subject to the conditional use regulations. Expansions of the
use may have impacts on surrounding neighborhoods and on public services
that are better addressed through the review of the master plan than through
reviewing the expansions individually over time. In addition, by creating
long term plans, some impacts may be prevented that would have occurred
with uncoordinated piecemeal expansions. The development of a master
plan is intended to provide the surrounding neighborhoods and the City with
information about, and an opportunity to comment on, the use's plans for
future development. The plan also enables the operator of the use and the
City to address the effects of the future development. Finally, an approved
master plan is intended to ensure that the use will be allowed to develop in a
manner consistent with the plan. Master plans may be completed at various
levels of detail. Generally, the more specific the plan, the less review that
will be required as the future uses and development are built.
Findings: The master plan presents the plans for the future development of water
and parks facilities at Powell Butte Nature Park, allowing a single review of the
cumulative impacts of those uses by the City and by surrounding neighborhoods.
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The master plan identifies the impacts that are likely to occur as a result of the
construction of the proposed developments, and also how those impacts will be
mitigated. The level of detail included in the plan is appropriate for the types and
scale of uses that are proposed. That is, the proposed facilities and their locations
are identified with sufficient detail to allow the impacts of those developments to
be evaluated, and to confirm that the proposed mitigation measures are adequate
to address the development impacts. Future reviews will be required for the final
designs of the proposed facilities. The plan includes development standards and
identifies the procedures for future review of the approved developments.
This criterion is met.
33.820.20 What is covered by a Master Plan
A. Present uses. A conditional use master plan is for the entire use, including
portions of the use on lands where the use is allowed by right, and all affiliates on
or abutting the site. For the purpose of this chapter, an affiliate means any entity
that is related to the use in such a way that either the use or the entity controls
the other, or both are under control of a third party. Control means the power to
decide and direct the use of land, structures, and other resources.
B. Proposed and potential uses. The conditional use master plan covers any
specific uses or development proposals being requested, called the "proposed use"
in this chapter, and possible future uses or development, called the "possible
future uses."
C. Boundaries. The conditional use master plan may encompass lands not presently
controlled by the use. The plan will not take effect for those lands until they are
under control of the applicant.
Findings: The master plan covers all of the existing uses at Powell Butte. These
uses include, but are not limited to, the existing 50 million gallon reservoir, the two
Powell Valley Road Water District reservoirs, water transmission lines, stormwater
management and drainage improvements, and the outfall at Johnson Creek, as well
as the existing developed trail system, trail markers and rest areas, fencing, the
parking lot and park center improvements, and the caretaker’s residence. The site
boundaries controlled by the master plan are shown in exhibit H-29; all of the area
within these boundaries are under the control of the applicants.
The master plan covers the proposed phase 1 uses. The Master Plan proposes
numerous development and activity elements in two phases: the first within a tenyear period, and the second during the subsequent forty years. The phase one uses
are described in pages 43-57 of the Plan and summarized in Table 1, page 15, of the
Plan and include:
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Phase 1 (within ten years of Plan adoption)
Water system improvements
Seismic upgrades to the existing underground water
storage reservoir;
Construction of two underground reservoirs: a 50 million
gallon reservoir at the 530 foot elevation adjacent to the
existing reservoir, and a 20 million gallon reservoir at the
600 foot elevation on the southeast side of the Butte.
Construction of two 84-inch diameter conduits in a shared
trench on the east and north side of the Butte. One
pipeline will supply water to the reservoirs from the Bull
Run Watershed east of the City. The second pipeline will
be an emergency overflow from the new 530-foot
reservoir, and will discharge at an existing outfall into
Johnson Creek.
Construction of a 66-inch diameter conduit connecting the
600-foot reservoir to the regional water supply system to
the south, and an overflow pipeline from the new reservoir
to the new 84-inch emergency overflow pipe. Final
alignment is dependent on further off-site analysis.
Construction of a combination pump station/hydropower
generator for the east side of the Butte. This facility will
pump water to the 600-foot reservoir during the summer
or periods of low water. During winter or periods of high
rainfall, water would be gravity fed to the hydropower
facility, generating electricity.
Location of a 175-foot tall RF monopole tower on the
north side of the Butte, to transmit information to other
Water Bureau facilities in the area. A maximum eightfoot diameter dish and one or more surveillance cameras
are proposed on the upper part of the tower. Two
associated buildings will be sited close to the tower.
Park improvements
Construction of five new trails, and closure and
revegetation of several unauthorized trails. New trails will
be widened, as will an improved asphalt trail that will
have suitably spaced level areas in order to comply with
ADA standards.
Minor re-contouring and stabilization for the existing
slope southwest of the public parking area in order to
create a grass amphitheater for an outdoor teaching area.
Removal of the mobile home west of the public parking
lot that currently serves as the caretaker’s residence and
construction of a new wood frame caretaker dwelling.
Construction of a new 5,000 square-foot one-story
maintenance building and an uncovered storage area of
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approximately 40,000 square feet west of the public
parking lot. Uphill plantings will screen the storage area
from the park center.
Redevelop the area currently used to store maintenance
equipment as an information kiosk.
Pave and stripe the upper gravel parking area, including
drop-off areas and two handicapped parking spaces.
Modify restroom facilities to comply with ADA standards.
Designate a 100+-acre area in the southeast of the park for
wildlife. Visitor access to this area will be limited or
prohibited.
Mitigation Improvements (Environmental Violation)
Removal of non-native Himalayan Blackberry and English
Ivy from four site areas in the Environmental Overlay
Zones south and east of the Park and north of Johnson
Creek, as well as removal of these species from an area in
a residential zone east of the Park. Each area has been
replanted with native trees, shrubs, and groundcovers as
identified on Portland’s Native Plant List.
Construction of a split-rail fence and information kiosk
east of the Park boundary in area designated Site 4
Middle.
Removal of small shed from area designated Site 2.
Because 33.820.060 limits Plan duration to a maximum of ten years, the second
phase cannot be approved as part of the Plan, but is included to provide a longterm perspective of the Water Bureau goals. Listing in this document of
developments that may occur in phase 2 does not, in any way, suggest that they
should or could be approved in a future land use application. The phase 2 uses
identified in the master plan are:
Phase 2 (more than ten years from Plan adoption-not
approved as part of the Plan)
Water System Improvements
Two additional 50 mg underground reservoirs.
An 84-inch transmission conduit from Bull Run Reservoir.
A water treatment plant if warranted by future studies.
Park Improvements
A second parking lot to the north of the existing parking
lot if warranted based on future traffic studies.
Because these uses are so speculative or are likely to occur beyond the term of the
master plan, these uses do not qualify as “possible future uses.” Applicant’s
decision not to include a water treatment plant among the possible uses in phase 1
of the master plan is consistent with the phasing approach for a master plan as
defined in the Code. The possibility that a new water treatment plant will be sited
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at the park is too speculative at this time to require that it be included among the
“possible future uses” that must be included in the ten-year conditional use master
plan application. Development of a new water treatment plant is not included in the
Water Bureau’s 10-year capital improvement program; funding has been identified
only for a public involvement program, a siting study, and development of a plan
for implementing the resulting treatment decisions. The Council has not selected
from among the potential sites that have been identified for such a facility.
The purpose of the requirement for including all possible future uses – to allow for
a comprehensive review of the cumulative impacts of the proposed uses – is also
satisfied without the inclusion of the treatment plant at this time. The cumulative
impacts of the uses included in phase 1 have been identified and evaluated in the
master plan. Although some objections have been raised to the impacts of the
maintenance yard and the pump station as individual facilities, no objections have
been raised to the cumulative impacts of the entire group of facilities that are
included in phase 1. Therefore, we conclude that the cumulative impact of these
facilities is acceptable. If the Council’s decision after a public process on the siting
of a water treatment plant ultimately is to locate the plant at the park, a major
amendment to the master plan would be required. The additional and cumulative
impact of that treatment plant will be addressed during the review of that
amendment request.
With a condition limiting master plan approval to only those elements listed in
phase 1 [with the exception of the RF tower], this criterion is satisfied.
33.820.050 Approval Criteria. Requests for conditional use master plans will be
approved if the review body finds that the applicant has shown that all of the following
approval criteria are met:
A.

The master plan contains the components required by 33.820.070;
Findings: Below are listed the Plan components required Section 33.820.070, each
followed by a discussion of how they are met.
33.820.070 Components of a Master Plan. The applicant must
submit a master plan with all of the following components. The
review body may modify the proposal, especially those portions
dealing with development standards and review procedures. The
greater the level of detail in the plan, the less need for extensive
reviews of subsequent phases. Conversely, the more general the
details, the greater the level of review that will be required for
subsequent phases.
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A. Boundaries of the use. The master plan must show the
current boundaries and possible future boundaries of the use
for the duration of the master plan.
Boundaries of the Master Plan are shown on Figure 6 of the Plan document, Exhibit
A. It includes all contiguous land owned by the City or over whose use and
development the City can exercise greater than possessory control (such as
easements). Since Plan submission, the boundaries have been expanded to include
land to the east and south of Powell Butte. These areas were included in the public
notice.
In the future the City may acquire additional land adjacent to the Plan area to
expand recreation facilities, protect and buffer significant natural resources, or
provide additional water facilities that are unforeseen at this time. The applicant
requests authority to expand Plan boundaries subject to approval criteria and review
procedures contained in the Plan. This request is discussed under Component K
below.
Any modifications resulting from this review will need to be incorporated into the
Master Plan so there is a single document available that contains all approvals.
Prior to any development under this plan, a new Master Plan document
incorporating all required changes must be produced and four copies delivered to
the City.
With a condition requiring creation of a revised final Master Plan document
incorporating all changes required by this land use review, this requirement is
satisfied.
B. General statement. The master plan must include a narrative that
addresses the following items:
1. A description in general terms of the use's expansion plans for the
duration of the master plan;
2. An explanation of how the proposed uses and possible future uses
comply with the conditional use approval criteria; and
3. An explanation of how the use will limit impacts on any adjacent
residentially zoned areas. The impacts of the removal of housing
units must also be addressed.
The Plan describes the developments that are proposed to be developed during the
term of the master plan. See the listing under the discussion of the previous
criterion. The Plan also describes how the Conditional Use approval criteria of
Zoning Code Chapter 33.815 are met. That item is discussed previously in this
decision.
The phase 1 proposed uses will not adversely impact adjacent residential areas
because the park activity is generally separated from the neighborhoods by
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relatively large distances, significant topographic changes, and substantial
vegetation. Proposed park uses will not generate significant noise and will be
limited by park operating hours to daytime operations. Parking, trailheads, and
pedestrian pathways are provided in numbers and locations sufficient to reduce the
likelihood that park users will trespass on or otherwise interfere with the privacy or
security of adjoining residential property. With the exception of trailhead access
points, proposed park development is in the park interior, away from adjacent
residences. The main park entry is a private driveway that connects directly to SE
Powell Boulevard, an arterial street, and does not have access to adjacent residential
property.
The water reservoir is also toward the park interior, so ongoing operations after
construction will use the park entry road and be separated from the residential area.
Water supply pipelines will extend from the park east toward Johnson Creek, and
be in a utility corridor that passes through the adjacent residential area. With the
exception of a pump station on the east park boundary, most pipeline-related
facilities will be underground and have no impact on residential uses or activities.
The only residence that will be removed as part of this Plan will be the Powell Butte
Park caretaker’s manufactured home, which will be replaced with a more
permanent structure.
Impacts on adjacent residential development are also discussed earlier in this
decision under the Conditional Use approval criteria of 33.815.
With a condition limiting Master Plan approval to only those elements listed in
Phase 1, this requirement is satisfied.
C. Uses and functions. The master plan must include a
description of present uses, affiliated uses, proposed uses, and
possible future uses. The description must include
information as to the general amount and type of functions of
the use such as office, classroom, recreation area, housing,
etc. The likely hours of operation, and such things as the
approximate number of members, employees, visitors, special
events must be included. Other uses within the master plan
boundary but not part of the conditional use must be shown.
The Plan describes present uses and development, and proposes numerous
development and activity elements in two phases: the first within a ten-year period,
and the second during the subsequent forty years. (Because 33.820.060 limits Plan
duration to a maximum of ten years, the second phase cannot be approved as part of
the Plan, but is included to provide a long-term perspective of the Water Bureau
goals.) Proposed uses have been described in the Master Plan and listed above in
discussion relating to the Conditional Use criteria. The master plan, supported by
evidence presented in the hearings, details the planned locations, dimensions, and
capacities of the proposed developments, and describes the hours of use and how
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they will be used. This includes detailed information on the types of uses that will
be included in the maintenance yard / storage building facility, such as the number
and types of vehicles that will be parked and stored there, and the various types of
equipment and supplies that will be stored there. [These uses were described earlier
in this decision under the criteria for Conditional Uses.] By listing the proposed
developments and uses in the Master Plan, and by presenting evidence on the
manner in which the developments will be used or operated, this requirement is
satisfied.
D. Site plan. The master plan must include a site plan, showing
to the appropriate level of detail, buildings and other
structures, the pedestrian, bicycle, and vehicle circulation
system, vehicle and bicycle parking areas, open areas, and
other required items. This information must cover the
following:
1. All existing improvements that will remain after
development of the proposed use;
2. All improvements planned in conjunction with the
proposed use; and
3. Conceptual plans for possible future uses.
4. Pedestrian, bicycle, and transit facilities including
pedestrian and bicycle circulation between:
a. Major buildings, activity areas, and transit stops within the
master plan boundaries and adjacent streets and adjacent
transit stops; and
b. Adjacent developments and the proposed development.
A site plan that includes all of the required elements listed above has been included
in the application. The level of detail provided is appropriate for the master plan.
Water transmission and storage facilities have not been fully engineered pending
Conditional Use approval, so detailed appearance and location of above-ground
structures such as vents and access points are unknown. However, the capacities,
locations and dimensions of the water facilities are clearly identified. Park facilities
such as the parking lot design, caretaker’s residence, maintenance facility, and park
buildings, are also shown only in conceptual form, although the locations and
dimensions of those facilities are also clearly shown. There will be review of
Master Plan elements prior to construction (pages 21-32 of the Master Plan, Exhibit
A). The future review aspects of the Plan are discussed below under Section E
(Development Standards). This requirement is met.
E. Development standards. The master plan may propose standards that
will control development of the possible future uses that are in addition
to or substitute for the base zone requirements and the requirements of
Chapters 32.32 and 32.34 of the Sign Code. These may be such things
as height limits, setbacks, FAR limits, landscaping requirements,
parking requirements, sign programs, view corridors, or facade
Powell Butte Master Plan

July 2003
Page 88

treatments. Standards more liberal than those of the code require
adjustments.
Development standards are proposed in the Plan (pages 26-29 of the Master Plan,
Exhibit A). They are generally consistent with as the OS base zone standards,
although there are several exceptions. In order to retain the open space and natural
resource character of the site, several modifications to Table 3 (Proposed Master
Plan Development Standards) on pages 26-29 of the Plan, Exhibit A, must be made.
The following is a list of the changes and the reasons for them:
Subject
Building
Height (p
27)

Reason for Change
This section should be deleted.
There is a 50-foot maximum
height limit for buildings in the OS
zone. None of the proposed
buildings need to exceed this limit.
Towers are exempted under
certain circumstances. Zoning
Code standards are adequate and
should be used.
Utility Lines ...(2) The remaining area must be
Major purposes of the
and
planted with native groundcover
groundcover include erosion
Corridors (p Planting can be either with potted
control and biodiversity.
27)
growth or seeding, but must be at a level Recommended changes emphasize
that will achieve 90% groundcover
the need to achieve maximum
within one growing season. At least 8
groundcover in the minimum time,
species of plants must be used. Fifty
reducing erosion potential and
percent of any seed mix used must be
stormwater contamination. They
grass and 50 percent flowers when
also allow a choice of planting
measured by area covered. If cover and methods that will achieve the
species requirements are not met within desired end result, and can take
one year or two growing seasons from
into account availability of plants
final inspection, replanting is required
or seeds, season, topography, and
and the requirements of this section must other variables that affect plant
be met within one year of replanting.
growth and survival rates.
(3)...
Specifying number of species
increases the variety of food for
native birds and animals, provides
scenic and amenity values, and
generally adds to the biodiversity
of the area. These requirements
are the same as those of Transition
Area revegetation for the
Columbia South Shore Plan
District.
Tree
Trees may be removed if they are not in Recommended changes are in part
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preservation,
removal, and
replacement
(p 27)

Tree
preservation,
removal, and
replacement
(cont.)

an Environmental Protection Zone and:
Are species listed as Nuisance Plants
or Prohibited Plants on the Portland
Plant List, hawthorne trees, or trees
shown in the Master Plan as being
removed for construction of water
supply facilities as approved through
this Mater Plan, or
Within ten feet of any proposed
structure /building or five feet of the
periphery of paving, outdoor activity
areas driveways or utility line
corridors shown on the approved Site
Plan, or
Smaller than six inches in diameter
measured four feet above grade, or
May block views from scenic
viewpoints as listed on page 68 of
The Scenic Resources Protection
Plan, as determined by the City
Forester or
Otherwise specifically allowed to be
removed in the Conditional Use
Master Plan.

suggested by the City Forester and
in part to include tree removal
requests that are specifically part
of the Conditional Use Master
Plan.

Trees not on the Portland Plant List in
the open meadow area shown on the Site
Plan may be removed without
replacement.
Other trees may be removed if the City
Forester finds that they are diseased or
damaged or otherwise pose an
immediate hazard to people or property.
A separate permit from the City Forester
is required to plant, remove, prune,
spray, or maintain any tree located on
public property or the public right-ofway.
Except for trees removed from the open
meadow area, trees that are removed
shall be replaced with native species. A
permit from the City Forester is required
to plant, break, prune, spray, remove, or
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impact trees on City Property, including
Powell Butte. Mitigation for permitted
tree removal will be determined by the
City Forester. Mitigation requirements
will be consistent with mitigation
requirements at other public properties
and will not be less than the following:
For every six inches of diameter of
tree removed, at least three trees
shall be replanted on the site at least
ten feet from a paved surface and 20
feet from a structure.
The replacement trees must be a
minimum of one-half inch diameter
and selected from the Plant List.
Street trees Street trees will be native species where
(p 28)
practical as determined by the City
Forester. No permit will be issued for
trees listed as a nuisance plant or
prohibited plant on the Portland Plant
List. Tree placement will be determined
by the City Forester. Street trees shall
also comply with Portland City Code
Chapter 20.40 and 33.430.
All Other
Standards that are not specifically stated
Standards
here shall be those of the Zoning Code
(to be added (base zone as modified by the plan
at the end of district or overlay zone)
the table)

Suggested by the City Forester.

This addition should clarify that
there will continue to be
development standards not
specifically mentioned in the
Master Plan that will have to be
met.

With these changes this requirement is met.
F. Phasing of development. The master plan must include the
proposed development phases, probable sequence for
proposed developments, estimated dates, and interim uses of
property awaiting development. In addition the plan should
address any proposed temporary uses or locations of uses
during construction periods.
Two development phases are proposed: one for projects up to ten years from Plan
approval, and the second for others beyond ten years. Zoning Code section
33.820.060 limits the Master Plan to those projects or activities that are begun
within ten years, so Phase 2 cannot be approved as part of this Plan. Therefore,
only one phase, with all Phase 1 projects listed in Table 1 on page 15 of the Plan, is
necessary for this master plan. The Bureaus have noted that funding limitations
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will determine the precise schedule for the development of each of the facilities,
although all of the developments will occur within ten years. The conditions of
approval require certain improvements to be made prior to the identified phase 1
uses. They include an improved pedestrian connection from the park center and the
addition of bicycle parking facilities. The conditions also require the parking lot
improvements, interpretive center/public restroom remodeling, maintenance yard
and storage building, and relocation of the caretaker residence to occur coincident
with development of the 50 million gallon reservoir.
The master plan identifies the interim uses of all property awaiting development as
park use. The plan addresses stormwater management facilities as temporary uses
during construction of phase 1 facilities as well as temporary construction-period
disturbance areas and parking requirements.
With a condition limiting Master Plan approval to only those items listed in Phase
1, this requirement is satisfied.
G. Transportation and parking. The master plan must include
information on the following items for each phase.
1. Projected transportation impacts. These include the
expected number of trips (peak and daily), an analysis of
the impact of those trips on the adjacent street system, and
proposed mitigation measures to limit any projected
negative impacts. Mitigation measures may include
improvements to the street system or specific programs to
reduce traffic impacts such as encouraging the use of
public transit, carpools, vanpools, and other alternatives to
single occupancy vehicles.
2. Projected parking impacts. These include projected peak
parking demand, an analysis of this demand compared to
proposed on-site and off-site supply, potential impacts to
the on-street parking system and adjacent land uses, and
mitigation measures.
The applicant has prepared an analysis of parking and transportation conditions at
Powell Butte Park. That analysis (Lancaster Engineering, 1999) demonstrates that
parking supply on the site is adequate for current and expected park visitors. The
analysis further demonstrates that the intersection of SE Powell Boulevard at SE
162nd Avenue, which serves the main entrance to the park, operates at an
acceptable level of service consistent with City requirements. This is adequate to
serve the needs of projected future parks and water facilities at Powell Butte. The
master plan includes requirements to conduct new traffic analyses at five-year
intervals. Providing parking for City vehicles and equipment, and for city
employee’s vehicles, in the maintenance yard will assure that the park center
parking lot will be adequate to serve the needs of park visitors. This criterion is met.
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H. Street vacations. The master plan must show any street
vacations being requested in conjunction with the proposed
use and any possible street vacations which might be
requested in conjunction with future development. (Street
vacations are under the jurisdiction of the City Engineer.
Approval of the master plan does not prejudice City action on
the actual street vacation request.)
No street vacations are requested with the Plan.
I. Adjustments. The master plan must specifically list any
adjustments being requested in conjunction with the proposed
use or overall development standards and explain how each
adjustment complies with the adjustment approval criteria.
Two Adjustments are requested: elimination of the interior landscape requirements
for the parking lot, and a request to remove trees less than six inches in diameter.
The Plan includes a discussion of how the approval criteria are met; this decision
reviews the requested adjustments in a separate section under Adjustments. To the
extent that the Adjustment approval criteria are met, this requirement is also met.
J. Other discretionary reviews. When design review or other
required reviews are also being requested, the master plan
must specifically state which phases or proposals the reviews
apply to. The required reviews for all phases may be done as
part of the initial master plan review, or may be done
separately at the time of each new phase of development. The
plan must explain and provide enough detail on how the
proposals comply with the approval criteria for the review.
In addition to the Conditional Use Master Plan and Adjustment reviews,
Environmental Review for both proposed work in the Environmental Zone and for
past violations of Environmental Zone requirements are part of the review of this
one-phase master plan. The master plan includes explanations on how both
required environmental reviews are satisfied; these reviews are discussed later in
this report. To the extent that the applicable approval criteria for the environmental
reviews are met, this requirement is, therefore, also met.
K. Review procedures. The master plan must state the
procedures for review of possible future uses if the plan does
not contain adequate details for those uses to be allowed
without a conditional use review.
Because of the large scale of the plan and relatively long term for implementation
(the full ten years is expected for Plan elements, and a much longer time period forty years or more for additional water system development), it is not possible to
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accurately determine full design details and impacts at this time. As the various
Plan elements are financed and designed, alterations from the Plan (including
expansion of Plan boundaries) may be necessary. To accommodate both minor and
major unanticipated events, additional reviews are proposed for virtually all future
development. The Plan identifies review levels for a variety of uses and activities,
but does not include any criteria for granting approval of the proposed uses and
activities. Review approval criteria must be included to ensure that the appropriate
Code approval criteria continue to be met with the specific design as they were with
the Master Plan and more conceptual proposal. For development and uses approved
under the Master Plan this requires enough additional information to show that the
size, location, and method of development of the use will meet the purpose of the
Open Space zone, protect significant scenic views, result in no loss of resource
values, and not overburden City services (especially traffic). Those reviews,
however, should not revisit issues that have been resolved through the Master Plan
itself. For example, for a development that is no more than 110% of the size and is
at the location approved in the master plan, the appropriateness of the basic use, its
intensity and general location, and compliance with environmental review criteria
have already been demonstrated and cannot be revisited.
Below are the levels of review and master plan approval criteria for phase 1
developments or for amendments to the plan. They would replace the Master Plan
text found on pages 21-31 dealing with future reviews and Table 4 on page 32.
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Development, Use, or Action
TYPE I REVIEW
Contraction of Master Plan Boundaries

Approval Criteria

The area to be removed from the Master
Plan does not include any development,
including environmental mitigation
areas, that has been approved on the
approved Master Plan site plan.
All Zoning Code requirements and
Master Plan requirements will continue
to be met. This includes Zoning Code
requirements (such as minimum lot size)
for the area that is removed from the
Master Plan.
Scenic resources will be protected.
Natural resource values, including
wildlife corridors and important habitat
areas, will be protected.
The purpose of the Master Plan and intended
Expansion of Master Plan Boundaries when
The expansion area is five acres or less in character of the Master Plan site will
continue to be met with the expansion.
size
In combination with all other expansions
since the effective date of Conditional
Use Master Plan approval, total area of
the proposed and all previous expansions
do not exceed 10% of the Master Plan
area.
TYPE II REVIEW
Allowed by the Master Plan and
The development or use is in
substantially the same area as shown on
Does not require a higher level of review.
the approved Master Plan site plan.
Except for trail improvements, the
The construction management plan
development or use and disturbance area
prevents adverse impacts to areas outside
is outside of the Environmental
of the approved disturbance area.
Protection Zone.
The development or use is no greater than
A mitigation/restoration plan ensures no
110% larger or more intense than that
net loss of resource values.
shown on the approved Master Plan site
Views from Scenic Viewpoints shown
plan.
on page 68 of the Scenic Resources
The disturbance area is no greater than
Protection Plan will not be blocked or
110% of that shown on the approved
impaired.
Master Plan site plan.
Designated outdoor storage and
maintenance areas and maintenance
buildings will be landscaped to mitigate
for adverse impacts to scenic views from
Scenic Viewpoints shown on page 68 of
the Scenic Resources Protection Plan.
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Construction of new trail or relocation of an
existing trail

TYPE III REVIEW
Allowed by the Master Plan and exceeds the
thresholds for a Type I or Type II review.

Expansion of Master Plan Boundaries when
The expansion area is greater than five
acres in size or
In combination with all other expansions,
total area of expansion is greater than
10% of the Master Plan area.
Uses not allowed by the Master Plan
Contraction of Master Plan Boundaries that
cannot meet the approval criteria for a Type I
review

There are no additional traffic impacts
that require traffic improvements or
additional parking spaces.
All Zoning Code requirements are met
unless superceded by the Master Plan
All Master Plan standards are met.
The construction management plan
prevents adverse impacts to areas outside
of the approved disturbance area.
A mitigation/restoration plan ensures no
net loss of resource values.
The trail is not in the Environmental
Protection Zone
The development or use is in
substantially the same area as shown on
the approved Master Plan site plan.
The applicable requirements of the
Environmental Zone are met.
Scenic resources are protected.
The purpose of the Open Space Zone is
met.
Services are capable of serving the
expanded development or use.
Adverse impacts to surrounding
residential areas are minimized
All Zoning Code requirements are met
unless superceded by the Master Plan
Scenic resources are protected.
The purpose and intended character of
the Open Space Zone is met.
Adverse impacts to surrounding
residential areas are minimized
Major Amendment to a Conditional Use
Master Plan
Major Amendment to a Conditional Use
Master Plan

As amended, the master plan requires a Type II review for most developments.
This level of review is appropriate because the impacts of the phase 1 uses do not
justify requiring a public hearing on every development. Environmental review and
the other discretionary reviews of the master plan are completed in the current
decision; this decision concludes that the proposed phase 1 uses are appropriate for
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the park and comply with the applicable code criteria, that no significant
detrimental impacts are caused by the phase 1 developments, and that the mitigation
that has been proposed for the impacts that do occur will be adequate. Therefore,
automatically requiring a public hearing for each phase 1 development is
unnecessary. The Type II review that is provided assures that an administrative
review is conducted in compliance with the development standards, that interested
parties will have an opportunity for input on issues of interest to them, and also
assures the right to appeal if that party disagrees with the administrative decision.
The approval criteria included in this revised table are adequate to assure that the
development is consistent with what is approved in the master plan and that the
purposes of the Code are achieved in the final designs of the proposed
developments. They do so by:
Confirming that the proposed development is substantially similar to and is in
substantially the same location as is approved in the master plan. This ensures
that the impacts of the development will be consistent with those that have
been reviewed by the Council for this decision.
Confirming that the measures to be taken – the construction management plan
and the mitigation/restoration plan – to minimize or mitigate for impacts
include the measures described in the master plan. This decision concludes
that these measures are adequate, if implemented, to prevent significant
detrimental impacts to natural resources and functional values on the site, and
to prevent other adverse impacts to adjacent properties and uses. The
construction management plan must prevent adverse impacts to areas outside
of the approved disturbance area, and the mitigation/restoration plan must
include measures that ensure no net loss of resource values as a result of the
development.
Assuring that particular attention will be paid to protection of views from
scenic viewpoints. Under a Type II procedure, a proposed development may
be up to 10% larger or more intense than what is approved in the master plan.
Under these approval criteria, those modifications may not result in
modifications to the structures that will impair views, and the maintenance
yard must be landscaped to mitigate for any potential impacts on views from
designated scenic viewpoints. For proposed developments that exceed the
threshold of the Type II review, additional environmental review will be
required to assure that resource impacts are adequately evaluated, and other
reviews (such as a traffic analysis) may be required to evaluate potential
impacts on surrounding areas.
Assuring compliance with all standards of the master plan and all zoning code
requirements that are not superceded by the master plan.
With the changes reflected in the table above, this requirement is met.
B.

The proposed uses and possible future uses in the master plan comply with the
applicable conditional use approval criteria;
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Findings: The Plan describes how the Conditional Use approval criteria of Zoning
Code Chapter 33.815 are met. This item was discussed previously in this decision
under the Conditional Use criteria; the Council concluded that the master plan
complies with the applicable conditional use criteria. To the extent that the
applicable approval criteria are met as previously discussed, this criterion is also
met.
C.

The proposed uses and possible future uses will be able to comply with the
applicable requirements of this Title, except where adjustments are being approved
as part of the master plan.
Findings: Two Adjustments are proposed: elimination of interior landscape
requirements for parking lots and permission to remove trees greater than six inches
in diameter. The Plan demonstrates how, with granting of Adjustments and other
reviews requested in this application, the applicable requirements of the Zoning
Code can be met. This decision reviews the master plan’s approach to compliance
with the applicable requirements of the code. A number of conditions and changes
to the Plan are also included in this decision. With these conditions and changes,
this criterion is met.

33.820.060 Duration of the Master Plan. The master plan must include proposed uses
and possible future uses that might be proposed for at least 3 years and up to 10 years.
An approved master plan remains in effect until development allowed by the plan has
been completed or the plan is amended or superceded.
Findings: As noted previously, the Master Plan proposes two phases: one for
projects begun within ten years of Plan adoption, and the second for projects after
the ten-year period. Zoning Code section 33.820.060 limits Master Plan duration to
a maximum of ten years, so Phase 2 cannot be approved as part of this Plan.
Additionally, there has been no analysis of projects proposed under Phase 2, so it
cannot be concluded that the land use approval criteria are met for those projects.
Therefore, only one phase, with all Phase 1 projects listed in Table 1 on page 15 of
the Plan, can be done.
The inclusion of a water treatment plant in phase 2 of the master plan is appropriate.
The possibility that a new water treatment plant will be sited at the park is too
speculative at this time to require that it be included among the phase 1 “possible
future uses” that must be included in a conditional use master plan application.
Development of a new water treatment plant is not included in the Water Bureau’s
10-year capital improvement program; funding has been identified only for a public
involvement program, a siting study, and development of a plan for implementing
the resulting treatment decisions. The Council has not selected from among the
potential sites that have been identified for such a facility.
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With a condition limiting Master Plan approval to only those elements listed in
Phase 1, this requirement is satisfied.
33.537 JOHNSON CREEK BASIN PLAN DISTRICT
33.537.010 Purpose
The Johnson Creek Basin plan district provides for the safe, orderly, and
efficient
development of lands which are subject to a number of physical
constraints, including significant natural resources, steep and hazardous
slopes, flood plains, wetlands, and the lack of streets, sewers, and water
services. At certain locations, the density of development is limited by
applying special regulations to new land division proposals. In addition,
restrictions are placed on all new land uses and activities to reduce
stormwater runoff, provide groundwater recharge, reduce erosion, enhance
water quality, and retain and enhance native vegetation throughout the
plan district. At other locations, development is encouraged and
mechanisms are included that provide relief from environmental
restrictions.
This plan district is intended to be used in conjunction with environmental
zoning placed on significant resources and functional values in the
Johnson Creek basin, to protect resources and functional values in
conformance with Goal 8 of the Comprehensive Plan and Statewide
Planning Goal 5.
Findings: Appellant Centennial Community Association contends in their appeal that the
maintenance yard violates the purpose of the Johnson Creek Basin Plan District. The
applicable portions of the Purpose section are the statements regarding limitations on all
new land uses and the direction that the plan be used in conjunction with the
environmental zone. Compliance with the environmental zone is addressed in a separate
section of this decision. The restrictions imposed on new development are stated in PCC
33.537.205 and are discussed below. To the extent that the maintenance yard complies
with the environmental zone and 33.537.205, this criterion is met.
33.537.205 Site Development Standards
A. Tree removal. Trees greater than six inches in diameter may be removed only
in
the following situations:
1. When they are within 10 feet of an existing or proposed building or 5 feet of a
paved surface;
2. When they are diseased or pose an immediate danger, as determined by the
City Forester or a certified arborist; or
3. When they are below the ordinary high water level of Johnson Creek.
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B. Impervious surface. No more than 50 percent of any site may be developed in
impervious surface. Building eaves are included in the calculation of impervious
surface.
C. Stormwater collection. All storm water originating on the site must be
managed
to ensure that development on the site does not contribute to flooding. Stormwater
collection systems must be designed so that the post-development stormwater
flow
rate off the site is no greater than the pre-development flow rate off the site.
Findings: Development of the maintenance yard does not require the removal of any
trees greater than six inches in diameter. The Powell Butte site totals approximately 600
acres; the maintenance yard has an area of approximately one acre, approximately half of
which will be impervious surface. This impervious area is far below the 50% limit of this
criterion. The stormwater management plan provides for collection of runoff from this
site for diversion to the comprehensive stormwater treatment and discharge system for
the park. These measures will limit post-development flow to pre-development rates.
This criterion is met.
33.430 ENVIRONMENTAL ZONES
33.430.010 Purpose. Environmental zones protect resources and functional values that
have been identified by the City as providing benefits to the public. The environmental
regulations encourage flexibility and innovation in site planning and provide for
development that is carefully designed to be sensitive to the site's protected resources.
The environmental regulations also carry out Comprehensive Plan policies and
objectives.
The Master Plan addresses compliance with the environmental review regulations. The
application was found complete by the City of Portland Bureau of Development Services.
33.430.80 Items Exempt From These Regulations
The following items, unless prohibited by Section 33.430.090, below, are exempt from
the regulations of this chapter:
C. Existing development, operations, and improvements, including the following
activities:
5. Removing a tree listed on the Nuisance or Prohibited Plant Lists. Removing
other trees or portions of trees when they pose an immediate danger, as
determined by the City Forester or a certified arborist. Removing these portions
is exempt only if all sections of wood greater than 12 inches in diameter remain,
or are placed, in the resource are of the same ownership on which they are cut.
Appellants contend that the use of herbicides is not permitted because no environmental
review of the use of herbicides was included in the master plan application. Applicant
has submitted documentation (Exhibit I-5) demonstrating that herbicides will be used to
remove plants on the Nuisance and Prohibited Plants list. Removal of plants on the list is
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exempt from environmental review. PCC 33.430.080.C.5. Applicant’s documentation
also includes the Parks Bureau’s Integrated Pest Management program policies which
assure that water resources and Water Bureau facilities are protected against
contamination from herbicide uses. These policies assure that this activity will not result
in significant detrimental impacts on the resources or functional values of Powell Butte.
The proposed plant removal, by use of herbicides or any other method, is exempt from
environmental review, and Appellant’s claim is denied.
33.430.240 Supplemental Application Requirements
In addition to the application requirements of Section 33.730.060, the following
information is required for an environmental review application:
A. Supplemental site plan requirements. One copy of each plan must be at a
scale
of at least one inch to 100 feet. Site plans must show existing conditions,
conditions existing prior to a violation, proposed development, and construction
management. A mitigation site plan is required whenever the proposed
development will result in unavoidable significant detrimental impact on the
identified resources and functional values. A remediation site plan is required
whenever significant detrimental impacts occur in violation of the Code and no
permit was applied for. The Director of OPDR may waive items listed in this
Subsection if they are not applicable to the specific review; otherwise they must
be
included. Additional information such as wetland characteristics or soil type may
be requested through the review process.
1. Site plans must show the following:
a. For the entire site:
• 100-year floodplain and floodway boundaries;
• Boundaries of the resource area and the transition area. These
boundaries may be scaled in relation to property lines from the
Official City Zoning Maps;
• Topography shown by contour lines at two foot vertical contours in
areas of slopes less than ten percent and at five foot vertical contours
in areas of slopes ten percent or greater;
• Drainage patterns, using arrows to indicate the direction of major
drainage flow; and
• Existing improvements such as structures, or buildings, utility lines,
fences, etc.
b. In areas of the site that have been or will be disturbed:
• Distribution outline of shrubs and ground covers, with a list of most
abundant species;
• A grading plan showing proposed alteration of the ground at two foot
vertical contours in areas of slopes less than ten percent and at five
foot vertical contours in areas of slopes ten percent or greater; and
• Trees greater than six inches in diameter, identified by species. In the
case of violations also indicate those that were cut or damaged by
stump diameter and species.
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c. In areas of the site that are and will remain undisturbed: Tree crown
cover outline, and generalized species composition.
2. A construction management site plan including:
• Areas that will be disturbed, including equipment maneuvering areas;
• Areas where existing topography and vegetation will be left
undisturbed;
• Location of site access and egress;
• Equipment and material staging and stockpile areas;
• Erosion control measures; and
• Measures to protect trees and vegetation.
3. A mitigation or remediation site plan including:
• Dams, weirs, or other in-water structures;
• Distribution outline, species composition, and percent cover of ground
covers to be seeded or planted;
• Distribution outline, species composition, size, and spacing of shrubs
to be planted;
• Location, species, and size of each tree to be planted;
• Stormwater management features, including retention, infiltration,
detention, discharges, and outfalls;
• Water bodies to be created, including depth;
• Water sources to be used, including volumes; and
• Information showing compliance with Section 33.248.090, Mitigation
and Restoration Plantings.
Figures 7 through 12 of the master plan (Exhibit A-1) contain the site plan information
required by A.1. Appendix B of the master plan is a construction management plan that
addresses the requirements of A.2. The code requires a mitigation plan only for
developments that have significant detrimental impacts. [33.430.240.B.3 states that “the
purpose of a mitigation or remediation plan is to compensate for unavoidable significant
detrimental impacts that result from the chosen development alternative or violation as
identified in the impact violation.”] Later in this decision, we conclude that the proposed
phase 1 developments do not result in any significant detrimental impacts; therefore, no
mitigation plan is required of this master plan.
The application was found complete by the City of Portland Bureau of Development
Services.
B. Supplemental Narrative. The following is required:
1. Impact evaluation. An impact evaluation is required to determine compliance
with the approval criteria and to evaluate development alternatives for a
particular site. The alternatives must be evaluated on the basis of their
impact on the resources and functional values of the site. In the case of a
violation, the impact evaluation is used to determine the nature and scope of
the significant detrimental impacts. To the extent that the site resources and
Powell Butte Master Plan

July 2003
Page 102

functional values are part of a larger natural system such as a watershed, the
evaluation must also consider the cumulative impacts on that system. The
impact evaluation is based on the resources and functional values identified
as significant in the reports listed in section 33.430.020;
a. An impact evaluation includes:
(1) Identification, by characteristics and quantity, of the resources and
their functional values found on the site;
(2) Evaluation of alternative locations, design modifications, or
alternative methods of development to determine which options
reduce the significant detrimental impacts on the identified resources
and functional values of the site; and
(3) Determination of the alternative that best meets the applicable
approval criteria and identify significant detrimental impacts that are
unavoidable.
The Powell Butte Master Plan area is almost entirely within an Environmental Zone.
Natural resources identified on the Butte include aesthetic and scenic resources,
opportunities for education and recreation and a diversity of wildlife and wildlife
habitats. Following is a summary of resources and their functional values.
Vistas
Powell Butte provides expansive vistas in all directions with very high scenic quality.
Mt. St. Helens, Mt. Rainier, Mt. Adams, Mt. Hood, the forests of the Clackamas, Sandy
and Bull Run watersheds, and most of the surrounding Boring Lava buttes are visible
from the upper slopes of the Butte. The Scenic Resources Protection Plan, adopted by
the City Council in March 1991 designates six scenic viewpoints for protection on the
Butte.
Vegetation and Wildlife Habitat
The Butte provides a wide range of vegetation and wildlife habitats ranging from an
expansive open grassy meadow on the top, and a shrub scrub transition area on the upper
slopes to the south and west, to a mid-serial stage forest area around the base and steep
side slopes. There also is an abandoned orchard on the west side of the summit that
provides unique habitat opportunities. This broad range of vegetation habitats provide
forage, perch, roost and nesting opportunities for a variety of wildlife species. The Butte
provides very important wildlife habitat within Johnson Creek and the Portland
metropolitan area. The combination of forest and grassland, located adjacent to Johnson
Creek, is rare in the urban area.
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Education and Recreation
The Butte also provides a range of unique education and recreation opportunities.
Existing pedestrian, bicycle and equestrian trails provide opportunities for exercise and
enjoyment of the natural area and scenic vistas available on the Butte, as well as
connections to the adjacent Springwater Corridor. The broad range of flora and fauna
that live on or pass through the site provide educational opportunities for park users.
Impact on Resources
Construction within the “c” zone on the Butte will impact environmental resources and
their functional values. Construction will involve removal of existing vegetation and
alterations to the existing topography in the "c" zone. Vegetation removal will be
primarily limited to grasses, shrubs and blackberries, and to removal of trees listed on the
City’s Nuisance and Prohibited Plants Lists. Construction of the pump station will
require the removal of approximately 50 mature trees (primarily alder and maple, but also
including several fir and cherry trees) over 6” in diameter.
The areas of disturbance for the water facility improvements planned for the next ten
years is shown on Figures 8, 15, and 17 of the Master Plan. Disturbed areas will be recontoured to generally match the existing topography and re-vegetated with native plants,
restoring and improving the habitat. The pump station disturbance area may not have the
original contours restored, depending on whether the pump station structure is partially
buried. However, that site will be graded to manage surface water so that it drains to the
detention pond to be constructed nearby.
Construction will generate dust, noise and traffic on the Butte. However these impacts
will be short term and will be mitigated through compliance with the proposed
construction management plan. No substantial impacts are anticipated after development
is complete.
The development in the proposed Master Plan will have only minor impacts on existing
aesthetic and scenic resources, and some will be positive. Most of the water facilities
will be underground and invisible once construction is complete. Some of the above
ground facilities are intended to enhance uses already in existence in the park, such as the
maintenance building and caretaker dwelling. Although new structures are proposed in
new locations, the structures will be designed to reflect their setting in the park, and they
will be sited and landscaped to minimize their visual impacts.
The proposed trails will provide new legal access to the Butte, increasing the potential for
human disturbance of wildlife. These impacts will be mitigated by selecting trail
alignments that avoid potentially sensitive wildlife areas and steep slopes. Existing
“volunteer” trails are likely to have greater adverse impacts as they often travel straight
downhill, increasing erosion potential from storm water runoff. “Volunteer” trails will be
removed and re-vegetated to eliminate their adverse impacts.
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Replacement and relocation of the existing caretaker dwelling will have no long term
adverse impact on environmental resources. The proposed new site is approximately 150
feet south of the existing residence. The proposed location for the residence takes
advantage of the topography of the Butte to make it less visible from off-site. The
proposed site also will allow the caretaker to better monitor activities in the park center.
The disturbance area for the relocated facility will not exceed the size of the existing
disturbed area. The existing disturbed area will be re-graded and re-vegetated consistent
with surrounding natural conditions.
While paving the existing gravel parking lot may have adverse visual impacts by
converting the existing rural character of the parking lot to a more urban character, these
impacts will be substantially outweighed by reductions in dust, noise and the frequency
of maintenance required. Paving the existing packed gravel parking lot will cause a
slight increase in storm water runoff. Curbing will be limited to minimize concentration
of runoff and maintain existing sheet flow storm water discharge. Runoff from the
parking lot will be detained and treated before discharge. The increase in runoff will be
offset by the proposed planting of trees in the vicinity of the parking lot, consistent with
Bureau of Environmental Services (BES) Stormwater Manual standards.
The interpretive center/information kiosk will be entirely contained within an existing
structure. This facility will have no adverse impacts once modification of the structure is
completed. In addition, the information provided by this facility may help reduce adverse
impacts caused by park users by educating them about the potential impacts of their
activities, e.g., that leaving the designated trails can contribute to erosion problems and
disturbance of wildlife.
The proposed 5,000 square foot storage/office building within a 40,000 square foot
maintenance/storage yard will have some visual impact upon the Park. Exhibit H.13
contains a “Powell Butte Master Plan Maintenance Yard and Storage Building
Conceptual Site Plan” showing the location of this facility in relationship to the existing
Powell Valley Water “existing tank.” Also included in Exhibit I-4 is a series of photos
showing, from different vantage points, the maintenance facility location. These photos
demonstrate that the yard will be visible from only a small area of the park adjacent to the
yard, and that existing topographic features on the butte obscure the site from the view of
most of the park uphill from the maintenance yard site.
The conceptual site plan, photos, and Figure B-3 of the 1996 Master Plan demonstrate the
following: (1) the proposed maintenance facility is in close proximity to the Powell
Valley above ground water tanks; and (2) the tanks and proposed maintenance building
and yard are not within the shaded areas of impact of a designated scenic viewpoint (per
Figure B-3); and (3) the applicant’s proposed landscaping will effectively screen the view
of the facility from most locations within the park. And, the Council finds that, with the
conditions of approval in this decision, the maintenance facility will have only a small
impact on resources.
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The impact of the developments on the functional values of the park are as follows:
The Johnson Creek Basin Protection Plan identifies 9 significant resource values
provided by Powell Butte: water, storm drainage, aesthetics, scenic, pollution and
nutrient retention and removal, sediment trapping, recreation, education, and heritage.
The following narrative summarizes these resources and their functional values, and
evaluates the impacts on them of the proposed master plan developments. Where
appropriate, some of these resource values have been combined into a single listing.
Water
The master plan identifies several wetlands and potential wetlands around the butte.
Swales around the fringe of the butte serve as drainageways. One of these drainage areas
is located near the site of the maintenance yard. Johnson Creek, a perennial stream, flows
below the park, but there are no flowing streams in the park.
Impact
The water resources in the park will not be impacted by the master plan developments.
The maintenance yard and other park and water facilities have been sited to avoid
wetlands and drainageways. The development of master plan facilities may allow
enhancement of some wetlands by diversion of surface flows. The construction
management plan and stormwater management plan will prevent impacts to Johnson
Creek from erosion and contaminated runoff.
Storm Drainage / Pollution and Nutrient Retention and Removal / Sediment
Trapping
The largely undeveloped 600-acre nature park provides open meadow and tree-covered
slopes that serve important stormwater management and water quality protection
functions to the Johnson Creek Basin. The butte consists of two major types of habitat:
an open grassland (approximately 400 acres) and a mid-serial stage forest (approximately
200 acres). Existing impervious surfaces are extremely limited. They include only the
access road, the park center building, the caretaker’s residence, and the existing Water
Bureau reservoir. The large pervious area provides extensive recharge opportunities.
This minimizes uncontrolled surface flows, which can be erosive and carry sediment and
other contaminants to Johnson Creek. The shrubs and ground cover vegetation on the
slopes protect the soil from erosion, and also serve to trap sediment carried by the small
amount of surface flow, preventing it from being carried to the creek. The trees, which
cover approximately one-third of the site, also assist in removing pollutants from the air.
Impact
The water quality and pollution removal functions of the butte will not experience
significant detrimental impacts due to master plan developments. The proposed master
plan developments will increase impervious surfaces on the butte by approximately 12
acres, or 2% of the 600-acre park area. The impacts of that development are minor and
will be mitigated. Most of the development area (approximately 8 acres) consists of
buried reservoirs and pipelines; the surfaces above those facilities will be restored to
natural contours and revegetated with native grasses to retain the sediment-trapping and
erosion control functions. A storm water management plan has been prepared to collect
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and detain stormwater runoff from all of the facilities, to allow contaminants to be
filtered out of the water before it is discharged to Johnson Creek and to manage the
temperature of the discharge.
Aesthetics / Scenic
The view of the forest and meadows on the butte provide offsite scenic values. Satisfying
the need for opportunities to view open areas that provide a visual break from continuous
development is an important function. Vistas within the park also provide aesthetic
values. The value of the vistas from the Butte to areas offsite is discussed in the master
plan application.
Impact
Aesthetic and scenic resources on the butte will not experience significant detrimental
impacts. Disturbance areas will be visible onsite during the construction period, but most
of the new facilities will not be visible after construction. The new reservoirs will be
buried, with the original topographic contours and surface vegetation restored. The pump
station site is not visible from off the butte, and it will be screened from the view of
adjacent properties by a forested buffer. The maintenance yard and storage building will
impact the view onsite only from a small area of the park, limited to the trails in the
immediate vicinity of the yard. The fence around the maintenance yard will be painted in
a neutral color to minimize its visual impact, and the yard will also be heavily screened
by newly planted trees around its perimeter. As these trees mature, they will totally
screen the facility from onsite views in the same manner as has occurred with the Powell
Valley Road Water District reservoirs on the adjacent site.
Heritage / Recreation / Education
The butte was purchased by the City in 1925 as a future site for its water reservoirs and
distribution facilities, but was leased for grazing purposes until 1980. Some of the fences
erected by the dairy remain, and the retained open meadow reflects the use of the butte
for grazing. Pedestrian, equestrian and bicycle trails provide recreational access
throughout the park, providing opportunities for exercise, enjoyment of the vistas on and
from the Butte, as well as providing a connection to the adjacent Springwater Corridor,
along Johnson Creek.
The plants and wildlife on the butte provide opportunities for exploration and research on
resources that are not typically prevalent in urban areas. These resources include native
plants, native wildlife, urban/natural area interaction, watershed enhancement and surface
water management. These resources and the water system facilities also provide
opportunities for educational activities about the City’s water distribution system.
Impact
The master plan will not have any significant detrimental impacts on the heritage,
recreation and education resources. The proposed developments will not impact any of
the remaining fences, and eliminating the invasive hawthorne trees to restore the open
meadow will enhance the open meadow heritage. Improvement of the trail system will
enhance the recreational opportunities and will reduce conflicts between different user
groups. Access to some areas of the park will be temporarily disrupted during
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construction of the proposed master plan facilities; however most of the park will remain
open and accessible throughout construction. The new facilities will not interfere with
educational opportunities, and the amphitheater to be created at the park center will
improve the educational experience for small groups visiting the butte.
Because denial is recommended for the Radio Frequency Transmission Facility, this use
is not discussed under the environmental review portion of the decision.
Following is a summary of alternative locations, design modifications, and alternative
methods to reduce impacts on natural resources:
•

Existing 50 mg reservoir: The existing 50 mg reservoir must be reinforced to
comply with current seismic design requirements. Because this is an existing
facility on the Butte, no alternatives are available.

•

Maintenance Building: The need for a maintenance yard at this location was
discussed earlier in this decision under the Conditional Use criteria. The park
maintenance building must be located on the Butte to house necessary general
maintenance equipment for Butte activities. Locating this structure elsewhere
would create additional adverse impacts by increasing the number of vehicle trips to
and from the Butte to obtain necessary equipment. Locating the maintenance
facilities offsite will also reduce the ability of the Parks and Water Bureaus to
perform the increased maintenance responsibilities that will result from the
improvements to the park that will be made by the phase 1 master plan
improvements. This facility will be constructed adjacent to the existing above
ground reservoirs owned by the Powell Valley Road Water District. The trees
behind this site will reduce the visual impact of the yard. Additional trees and
shrubs will be planted to screen this facility from view. The topography of the site,
sloping downhill and away from the rest of the park, will also minimize the portions
of the development that will be visible. Although the Council finds that the yard is
needed, it encourages applicant, when the final design is prepared, to investigate the
potential to reduce the area of the yard and to minimize impervious are.

•

Proposed reservoirs and conduits: The proposed new water storage, transmission
and distribution facilities must be constructed on the Butte in order to connect to
existing and planned gravity flow facilities and to allow coordination and
integration with existing water facilities on and near the Butte. The existing
facilities at Powell Butte are the hub of the City’s water storage and distribution
system. All of the City’s water supply flows through Powell Butte on its way to the
City’s customers. Water is transported by gravity flow from the Bull Run reservoir
to the facilities on the Butte for storage and distribution. Water from the City’s
Columbia South Shore well field is also pumped to these facilities for distribution.
Water is then distributed by gravity flow to ultimate users throughout the region.
Gravity flow would be impossible if this facility is at a lower elevation elsewhere in
the region. Without the elevation provided by the facilities on the Butte, pump
stations would be required throughout the distribution system. These facilities
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would be extremely costly to build and to operate, and pumped facilities are less
reliable than transmission systems that rely on gravity flows. The new facilities are
intended to work together with the existing and proposed future water facilities to
provide ultimate storage capacity of 200 million gallons to serve the identified
needs of the system. In order to achieve this integration, the new reservoirs must be
constructed on the Butte adjacent to the existing reservoir.
The water storage reservoirs are sized to meet the demands identified by the Water
Bureau. Even as broad-based water conservation programs implemented by the
Bureau (e. g., the BIG program, aimed at improving water use efficiency by
Business, Industry and Government users, the Businesses for an Environmentally
Sustainable Tomorrow/BEST conservation awards program, residential customer
media and workshop education programs) improve water use efficiency, projected
population growth in the City and in the other communities served by the Portland
water supply system will require an overall increase in water supply capabilities.
Adding a new conduit from Bull Run and increasing storage capacity are necessary
to achieve that objective. These facilities must be located at Powell Butte to assure
gravity flows can be provided to the entire region served by the system.
The alternatives to building the proposed reservoirs at the proposed capacities are to
build more, smaller facilities or a single larger facility. Building smaller reservoirs
would create greater impact on the Butte because it would require an increase in the
number and duration of construction activities. This added construction activity
would result in increased physical disturbance of the site and prolonged disturbance
of the recreational and scenic resources at the Butte.
On the other hand, the three proposed reservoirs could not be combined into a
single reservoir without greatly increasing the impact on the Butte’s resources. The
20 mg reservoir at the 600-foot level is necessary to provide sufficient elevation to
serve part of the City water system’s territory. The 530-foot elevation of the other
two proposed reservoirs is adequate to serve the rest of the system with gravity
flows. The configuration and sizing of the proposed reservoirs minimizes the
impact on the resources of the Butte by clustering the facilities in the 530-foot
elevation area already disturbed, and minimizing the size of the facility and
disturbance at the 600’ elevation. Burying the reservoirs also results in the least
impact on functional values, compared to any above-ground construction options.
The short term construction impacts of these facilities will be minimized by
adherence to the development standards and construction management plan which
provides for excavation to occur during the dry season, off-site disposal of the
majority of excavated material, and erosion control measures and other techniques
to limit construction impacts on resources and functional values within the “c”
zone. The long term impacts of the facilities are minimized by placing them
underground, and by re-grading and re-vegetating the disturbed areas to replicate or
improve existing conditions.
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Pump Station: The pump station and hydropower generator is necessary to pump
water from the 530-foot elevation reservoirs to the proposed 600-foot elevation
reservoir. The gravity-fed conduits from Bull Run are not capable of delivering
water to the higher reservoir elevation during summer months when the Bull Run
reservoir water elevation is drawn down. For the pumps to operate properly, they
must be placed at an elevation at least 30 feet below the bottom of the 530-foot
reservoirs. The bottom of the 530-foot reservoirs is at 487 feet, requiring an
elevation of no higher than 457 feet for the pump station. If the pumps are placed at
a higher elevation, air pockets could form within the water being pumped,
destroying the pumps. The ground elevation at the pump station site is between 440
and 450 feet, which is a minimum of 37 feet below the bottom elevation of the 530foot reservoirs.
Alternative sites were examined. The pumps could be located anywhere along the
conduit corridor between the 530-foot reservoirs and the proposed location,
providing that the elevation is appropriate. The elevations within the park west of
the proposed location are too high to satisfy the operating requirements described
above. The conduit corridor itself is not an appropriate location because the pump
station structure would be too large to fit within the corridor without creating
conflicts with the conduits. Those limitations restrict the siting to a location
between the proposed location and where the 600-foot reservoir inlet pipe meets the
conduit corridor. The location where the outlet pipe and conduits meet would have
greater adverse impacts. The pump station (approximately 100x30 feet) would be
visible to adjacent residences and from within the conduit corridor to the east; a
facility of that size would be hard to effectively screen from the view of the
adjacent residences, many of which will be two stories. The proposed site is the
most appropriate site because it is located at the rear of a bench and will remain
surrounded by mature trees, eliminating any offsite visual impacts from the clearing
of the site. Exhibit 22 shows the tree line extends about 40 feet north from the
proposed pump station site, and remaining intact. The surrounding area will also be
revegetated with shrubs and trees from the native plant list to mitigate the views
toward the site of any park users who approach the eastern park boundary.
Applicant evaluated the potential to reduce impacts by burying the facility;
however, the evaluation demonstrated that this would not reduce the number of
trees to be removed or the width of the disturbance corridor, because the pipelines
to and from the reservoir will still require a corridor of that width.
Conduit Corridor: No significant detrimental impacts will occur as a result of
developing the conduit corridor. The corridor has already been cleared of trees and
replanted with native vegetation. The conduits will be totally buried so will create
no visual impacts. The stormwater management plan will prevent detrimental
impacts from runoff during and after construction. No suitable alternative locations
are available for the conduits. Coming from the City’s Bull Run source, they must
enter the park from the east. The proposed alignment is adjacent to existing
residential development as it approaches the park and follows existing residential
developments as it extends toward the park center. A corridor farther south along
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the park boundary would have greater detrimental impacts because those areas are
currently less disturbed, and such an alignment would also require a crossing of
Johnson Creek. The existing residences to the north of this alignment would
preclude any other alignment except for one that extends directly south from Powell
Boulevard. Such an alignment would create greater impacts on functional values. It
would have to cross the park center to reach the existing and proposed reservoirs.
Construction of that segment would significantly disrupt recreational use of the
park, since the existing access road, which provides the only vehicle access to the
park, would be closed for the construction period. Such an alignment would also be
much less efficient for the operation of the water system, as it would require several
redirections in the flow to serve the new 600’ elevation reservoir.
•

Construction Activities: A condition of this decision requires certain parks
improvements to be made at the same time as the development of the 50 MG
reservoir occurs. This will result in coordination of construction activities and will
minimize the period of disturbance on the Butte. The construction management
plan identifies disturbance areas and areas to be left undisturbed, site access and
egress locations, staging and stockpile areas, erosion control measures, and
measures to protect existing trees and vegetation.

As was discussed in the previous section of this decision, no mitigation plan is required
for this master plan since we find that no significant detrimental impacts will occur as a
result of the phase 1 developments.
The application was found complete by the City of Portland Bureau of Development
Services. PCC 33.240(B)(1) submittal requirements were complete at the time of
application submittal.
In addition to the completed submittal requirements of PCC 33.240(B)(1), the following
findings from the record show how the Phase I Powell Butte Conditional Use Master Plan
projects cumulatively do not result in significant detrimental impacts to the site. This can
be shown because the projects individually have neutral to beneficial environmental
impacts and therefore, cumulatively, have neutral to beneficial impacts.
The following findings from the record address various aspects of the Phase I
development and conclude that they do not have a significant detrimental impact on
resources or functional values:
A.

Public safety facilities, roads, driveways, walkways, outfalls, utilities, land
divisions, and planned unit developments (PUDs). Within the resource areas of
environmental zones, the applicant's impact evaluation must demonstrate that all of
the general criteria in Paragraph A.1 and the applicable specific criteria of
Paragraphs A.2, 3, or 4, below, have been met:
1.

General criteria for public safety facilities, roads, driveways, walkways,
outfalls, utilities, land divisions, and PUDs;
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b.

There will be no significant detrimental impact on resources and
functional values in areas designated to be left undisturbed;

Findings: Areas designated to be left undisturbed will not suffer significant
detrimental impacts from the development of the phase 1 elements. Construction
will generate dust, noise and traffic on the Butte. However these impacts will be
short term and will be mitigated through compliance with the proposed construction
management plan. The stormwater management plan will also assure that runoff
from construction areas will not adversely affect other areas on the butte. The
development proposed in the Master Plan will have only minor impacts on existing
aesthetic and scenic resources, and some will be positive. Most of the water
facilities will be underground and effectively invisible once construction is
complete.
No substantial impacts are anticipated after development is complete. The storm
water system will not have a significant detrimental impact on resources or
functional values in those areas, because any portion of that area disturbed during
construction will be replanted with native-species vegetation, and because the storm
water in the system will pass through those areas (if at all) in a pipe, reducing the
potential for erosion over time and increasing plant survival.
The buried utility connections will not have a significant detrimental impact on
resources or functional values in those areas, because any portion of that area
disturbed during construction will be replanted with native-species vegetation, and
because the utility connections will be underground, rather than above ground
where the principal resources and functional values are situated.
c.

The mitigation plan demonstrates that all significant detrimental impacts
on resources and functional values will be compensated for;
Findings: Construction within the “c” zone on the Butte will temporarily impact
environmental resources and their functional values. Construction will involve
removal of existing vegetation and alterations to the existing topography in the "c"
zone. Vegetation removal will be primarily limited to grasses, shrubs and
blackberries, and to removal of trees listed on the City’s Nuisance and Prohibited
Plants Lists. Construction of the pump station will require the removal of
approximately 50 mature trees (primarily alder and maple, but also including some
fir and cherry trees) over 6” in diameter.
None of the development will result in significant detrimental impacts on the
resources and functional values of the park. Disturbed areas will be re-contoured to
match the existing topography to the extent feasible, and re-vegetated with native
plants, restoring and improving the habitat. The areas of disturbance for the water
facility improvements planned for the next ten years are shown on Figures 8, 15,
and 17 of the Master Plan. The pump station disturbance area may not have the
original contours restored, depending on whether the pump station structure is
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partially buried. However, that site will be graded to manage surface water so that
it drains to the detention pond to be constructed nearby. Although the development
of the pump station will result in the removal of approximately 50 trees, the
disturbance area will remain surrounded by trees, and native plantings will be made
at this site and elsewhere in the park to mitigate for the necessary tree removal.
All mitigation will be performed on Powell Butte within the boundaries of the
property owned by the City, which is all within the Johnson Creek watershed. The
impact of the buried utilities is limited to the temporary trenching for the utility
lines and the construction activity associated with trenching and laying the lines.
The construction management plan addresses those impacts by requiring regrading
to the original grades and replanting of the disturbed area with native plants, but
does not include plant specifications.
The stormwater management facilities will be planted with appropriate native
plants, and will be lined with impervious material to prevent percolation that could
destabilize the north slope of the Butte.
3.

Roads, driveways, walkways, outfalls, and utilities;
a.

The location, design, and construction method of any outfall or utility
proposed within the resource area of an environmental protection zone
has the least significant detrimental impact to the identified resources
and functional values of other practicable alternatives including
alternatives outside the resource area of the environmental protection
zone;

Findings: There are no other practicable locations for the proposed storm water
features of the project, because they are needed to accommodate storm water from
impervious surfaces where the storm water is generated. Moreover, storm water
systems rely on gravity; water flows downhill. Therefore storm water facilities
must extend downslope of new impervious surfaces. However, the geology of the
north face of the Butte further constrains where storm water can be directed.
Discharge of storm water to the north risks further destabilizing of that slope, which
would endanger the residential development below. The methods used to address
storm water are intended to minimize adverse impacts. There is no significantly
different practicable alternative to storm water management that would have less
impact. The Stormwater Management Plan minimizes the disturbance of the site by
planning for the proposed phased construction. The detention and water quality
facilities are conservatively sized but are located to serve the construction of phase
2 facilities, after they have served the same purposes for phase 1 facilities. The
design and calculations for the storm water facilities are also based on Johnson
Creek Basin Plan requirements limiting the increase of flows to Johnson Creek, and
utilize DEQ best management practices. The detention and water quality ponds will
also be shaped and landscaped to minimize their impact on the scenic
characteristics of the Butte
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Similarly the buried utility facilities and connections have to be located as proposed
to connect to the relevant elements of the regional water system in an efficient and
safe way. There is no place else other than Powell Butte where the water from Bull
Run can be routed. There are no significantly different alternative routes on the
Butte that would have less impact. The impact of the major pipelines is minimized
by using existing utility corridors. Any alternative route on the Butte would have
greater adverse impacts.
b.

There will be no significant detrimental impact on water bodies for the
migration, rearing, feeding, or spawning of fish; and

Findings: There are no fish-bearing streams on Powell Butte. The only fishbearing stream that could potentially be impacted by the development is Johnson
Creek, located south of the Butte. The reservoirs, conduits, and buried utility
connections will have no impact on fish, due to the measures provided in the
stormwater management plan included in the master plan. The Water Bureau will
discharge some storm water to Johnson Creek as it has in the past, but the
stormwater management plan provides for detention facilities to prevent an increase
in stormwater discharge over what is now occurring. The applicant will treat storm
water from the Butte before it is discharged, as directed in the stormwater
management plan (Appendix D of the Master Plan), so that the quality of the water
will not have a detrimental impact on fish habitat. In addition, the applicant has
volunteered to plant trees uphill of the detention pond site prior to development of
the detention facility. This will allow the trees to mature before putting the pond
into use, so that the trees will be more effective at preventing the detained water
from gaining heat prior to discharge to Johnson Creek. The discharge at the Johnson
Creek outfall is well established and does not cause erosion or other adverse effects
to the habitat. Therefore storm water impacts will not be significantly adverse to
fish habitat. This criterion is met.
B.

Resource enhancement projects. In resource areas of environmental zones,
resource enhancement projects will be approved if the applicant's impact evaluation
demonstrates that all of the following are met:
1. There will be no loss of total resource area;
2. There will be no significant detrimental impact on any resources and
functional values;
3. There will be a significant improvement of at least one functional value.
Findings: Vegetative management projects, including tree removal from the
meadow area, are considered resource enhancement projects. The resource
enhancement activities will not reduce the total resource area. They will not change
the size of the resource area. However, they will improve the quality of the habitat
resources on the site. The resource enhancement activities will result in significant
improvement of at least one functional value. The open grassy meadow is a
significant distinguishing feature of the Butte summit. However this open area is
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being invaded by Himalayan blackberries and non-native hawthorn. Left
unchecked, these invading species will eventually take over the open meadow
portion of the Butte. Implementation of the vegetation management project will
check this invasion. Non-native plants will be removed and replaced with native
grasses on the Portland Plant List, maintaining and enhancing the resource values of
the open meadow habitat on the Butte. As noted earlier in this decision, removal of
plants on the Nuisance and Prohibited Plants lists is not subject to environmental
review. Therefore, the use of herbicide as one means of eradicating the hawthornes
and blackberries from the meadow is permitted without environmental review.
These criteria are met.
2.

The public benefits of the proposal outweigh all significant detrimental
impacts;

Findings: The public recreation facilities may have some minor impacts, but they
will not have significant detrimental impacts. On the contrary the trail work will
reduce degradation of existing trail areas. By removing and revegetating
“volunteer” trails, and by better defining the separation of user types on trails, the
areas disturbed by trails and users will be reduced, resulting in significant
improvement of those areas downhill of existing trails. . The interpretive facility
and teaching area will enhance public education about the sensitivity of the Butte,
potentially reducing unintentional user effects. Trails on the Butte have a variety of
design guidelines and criteria. As trails become designated for specific park users,
trail design guidelines can become more specific to meet their needs and the site
conditions. All trail improvements are scheduled within the first ten year time
period, except where future water facilities directly affect the work.
There will be additional benefits. The improved ADA asphalt trail will require
grading adjustments for resting/pausing points and width increases to function
additionally as a multi-purpose trail. Widths for the multi-purpose trails will vary
from 3-5 feet depending on location and anticipated use. For example, the Orchard
Loop Trail could be designed to feel like a “country road,” working with the
historical character of the place and yet still providing access. Remote trails will be
kept to a minimum for the site conditions and usage.
Pedestrian access is permitted on all trails, and has the maximum flexibility for
design criteria, while satisfying the requirements of the Portland Pedestrian Guide.
The minimum trail standards for pedestrians are a 2-foot width and an undefined
trail surface that provides good drainage and/or minimum soil loss. Initially the trail
surface is excavated +/- 3 inches, with gravel used where necessary for trail
stability; this applies to all trails except the ADA trail. The clearance zone width is
a minimum of 4 feet with a height of 8 feet. Several surfaces may be used on the
trails; this will depend on cost, availability, and the amount and type of use.
To encourage bicycle use on the designated trails, trail construction and design will
create a variety of experiences. The minimum bicycle trail standard while sharing
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with pedestrians is a 2-3 foot path width, and clearance zones of 4 feet wide and 8
feet of height.
Equestrian trails will be shared with pedestrians. Equestrians will only ride with
bicyclists on the multi-purpose trails, never sharing a narrow trail exclusively with
bicyclists. Equestrian trails will need a greater clearance zone in height of 12 feet
and a minimum width of 5-6 feet. Equestrian trails will carefully consider the site
conditions that could cause soil disturbance and compaction. Trails will need good
drainage and compacted surface material for solid footing.
A large majority of the trails identified in the Master Plan currently exist on the
Butte. These existing trails will be maintained and improved. Four trails for hiking
and bicycling are proposed: a revised Goldfinch Trail, 148th Entry to Holgate Trail,
a connection for Raymond Street Entry to the junction of Cedar Grove and Mt.
Hood Trails, and improving an existing habit trail between Mt. Hood Trail and Wild
Hawthorn Trail. The proposed trails will consider the site conditions and minimize
the disturbance resulting from constructing the trails. Trails will be constructed
with hand tools or with small low impact machinery equipped with wheels instead
of tracks. Wheeled vehicles have less impact on the ground and vegetation than do
tracked vehicles.
The one identified trail to be abandoned is a portion of the Wildhorse Trail on the
west side. This trail is located in a sensitive area. Abandoned trails will also include
“volunteer” or “habit” trails. Abandoning existing trails will involve repairing the
site of the impact by site and plant restoration, signage/education, and enforcement.
The construction tools used for this task are much of the same as those used in
restoring a site that has been damaged.
4.

There will be no significant detrimental impact on resources and functional
values in areas designated to be left undisturbed.

Findings: The areas to be left undisturbed are shown on Figure 9 of the Master
Plan. Trail construction will be conducted in accordance with the construction
management plan, which defines the types of equipment to be used, the limits of the
construction areas, and the methods to be followed to minimize disturbance through
grading and other activities.
Proposed trails will provide access to the Butte from surrounding areas. Public
access creates the potential for adverse environmental impacts. However such
impacts will not be significant. Informal access is available under existing
conditions via the informal “volunteer” trails. These “volunteer” trails frequently
travel straight up and down hills, increasing potential runoff and erosion. Replacing
these illegal trails with properly designed and constructed trails will reduce the
environmental impacts on the Butte. Enhanced signing and enforcement will limit
creation of new volunteer trails. Therefore the new facilities will not cause
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significant adverse impacts and will reduce the impacts that occur under existing
conditions.
33.430.250 E. Other development in the Environmental
Conservation zone or within the Transition Area only. In
Environmental Conservation zones or for development within
the Transition Area only, the applicant's impact evaluation
must demonstrate that all of the following are met:
1. Proposed development minimizes the loss of resources
and functional values, consistent with allowing those uses
generally permitted or allowed in the base zone without a
land use review;
2. Proposed development locations, designs, and
construction methods are less detrimental to identified
resources and functional values than other practicable and
significantly different alternatives;
3. There will be no significant detrimental impact on
resources and functional values in areas designated to be
left undisturbed;
4. The mitigation plan demonstrates that all significant
detrimental impacts on resources and functional values
will be compensated for;
5. Mitigation will occur within the same watershed as the
proposed use or development and within the Portland city
limits except when the purpose of the mitigation could be
better provided elsewhere; and
6. The applicant owns the mitigation site; possesses a legal
instrument that is approved by the City (such as an
easement or deed restriction) sufficient to carry out and
ensure the success of the mitigation program; or can
demonstrate legal authority to acquire property through
eminent domain.
Development within the Environmental Conservation overlay zone (“c” zone)
occurred at Site 1 and Site 4 West. Site 4 West is zoned R10 ‘c’ and the southwest
portion of Site 1 is zoned OS ‘c’. In the Open Space Zone, Agricultural and Open
Space (including parks) are the only uses permitted without a land use review. The
removal of non-native plants on site 1 is consistent with agricultural and open space
use, and replanting with native shrubs and grasses will not affect the potential for
those uses on that site. In the R10 zone, agricultural use and single-family
residential uses are the only uses allowed without a review. Removal of trees and
invasive non-native vegetation is consistent with those uses, and planting of native
grasses will not affect potential residential uses for this site.
The functional values identified for both sites can be found in the Johnson Creek
Basin Protection Plan (JCBPP) within the area designated Site 29. Functional
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values for this area include water, storm drainage, scenic views, pollution and
nutrient retention and removal, sediment trapping, recreation, education, and
heritage. Additional functional values at sites 1 and 4W included foraging and
cover habitat for birds and small mammals. There were no significant detrimental
impacts to functional values at either site. The loss of resources that did occur due
to this development was minimized by the restricted areas in which the
development occurred and due to the mitigation plantings made on the two sites as
part of the development.
The principal activity at both sites involved the removal of non-native Himalayan
blackberry. Other than the trees that were removed on site 4W, vegetation removal
was limited to non-native plants that occurred throughout both sites. These invasive
species detracted from the overall functional value of the sites, detracting from
scenic values and sediment trapping / pollution and nutrient retention and removal
functions. The functional value of Site 1 has been improved by planting five
species of native shrubs from the Portland Plant List. Plant diversity has been
improved and food sources for wildlife have increased. Scenic values along the
Springwater Corridor have improved due to the replacement of non-native
vegetation with native species. None of the other functional values identified for
Site 1 were negatively impacted.
It was necessary to also remove 19 red alders from Site 4 West in order to facilitate
the proposed placement of the reservoir conduit. The majority of the removed trees
were under 10 inches in diameter and provided slope stability and cover for
wildlife. Slope stabilization (critical to the functional values of sediment trapping
and pollution and nutrient retention and removal) has been maintained by the
establishment of native grasses specifically designed for erosion control. The
wildlife habitat resources provided by these trees – cover, roosting and foraging –
continues to be provided by the existing mature trees and undergrowth which
extend over large areas both north and south of the conduit corridor. Two Douglas
fir trees have also been planted on this site as mitigation for those resources.
Removal of the trees improved the scenic and aesthetic values of Site 4W,
continuing the meadow at the bottom of the hill on site 4E.
The impacts of the development were limited to the two sites, and no significant
detrimental impacts on resources or functional values occurred as a result of this
development in areas designated to be left undisturbed. The mitigation plantings
were well suited to soil conditions at the two sites and established quickly. Erosion
control measures were in place until that time.
Mitigation plantings were made on these sites and the other violation sites, all
within the same watershed. The City owns all of these mitigation areas and all
mitigation plantings occurred on the same sites that were cleared of vegetation.
Since these sites are within areas regularly maintained by City personnel, the
continued success of the mitigation plantings can be monitored on a consistent
basis.
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In conclusion, all of the approval criteria listed above are met.
33.430.250.F. Other development in the Environmental
Protection zone. In Environmental Protection zones the
applicant's impact evaluation must demonstrate that all of the
following are met:
1. All sites within the Portland city limits, in which the
proposed use or development is possible, are also in the
resource areas of Environmental Protection zones;
2. Of these sites, development on the proposed site would
have the least significant detrimental environmental
impact;
3. There is a public need for the proposed use or
development;
4. The public benefits of the proposed use or development
outweigh all significant detrimental impacts;
5. There will be no significant detrimental impact on
resources and functional values in areas designated to be
left undisturbed;
6. The mitigation plan demonstrates that all significant
detrimental impacts on resources and functional values
will be compensated for;
7. Mitigation will occur within the same watershed as the
proposed use or development and within the Portland city
limits except when the purpose of the mitigation could be
better provided elsewhere; and
8. The applicant owns the mitigation site; possesses a legal
instrument that is approved by the City (such as an
easement or deed restriction) sufficient to carry out and
ensure the success of the mitigation program; or can
demonstrate legal authority to acquire property through
eminent domain.
Development within the Environmental Protection Zone (“p” zone) occurred at Site
2, Site 4 East and Site 5. Site 2 and Site 4 East are zoned R5p and are in the
Johnson Creek Floodplain. SE Circle Avenue separates the two sites. Site 5 is zoned
R7p and is located on the eastern boundary of Powell Butte Nature Park. Each site
is within the Portland city limits.
Development activities at each site did not have significant impacts to the overall
functional values that were present. One western red cedar tree was removed from
Site 2 and five hardwood trees were removed from Site 4 East. In each case,
cumulative canopy cover for each site was not adversely affected. Eleven trees were
removed from Site 5 for the purpose of providing a cleared space for locating the
pump station and associated conduit. The site remains primarily wooded, similar to
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the surrounding area. Tree removal occurred in the interior of the site, leaving
wooded buffers screening the cut trees from the view of adjacent properties. Scenic
values of the site were thus not impacted.
The only development structures erected at the site were wooden split-rail fences at
the boundaries of sites 2, 4 East and 5. The purpose of the structures is to provide
delineation between the Park and the adjacent private properties. By using wooden
materials rather than a chain-link fence, the wildlife mobility resource and the
functional value of scenic appearances are maintained. The scenic appearance of
Site 2 was also improved by the removal of an existing wooden shed.
No resources or functional values were lost as a result of the restoration work. Any
detrimental impacts were minimal and were outweighed by the public benefit of
improving the functional value of the areas bordering Powell Butte and restoring
diversity of native habitat. Grading at all sites was limited to the removal of 2 cubic
yards of topsoil from site 2 from the boundary area of the Environmental Protection
Zone. The loss of two yards of topsoil is a negligible impact to the overall site area.
Non-native vegetation was replaced in each site area with native vegetation listed
on the Portland Plant List, thereby improving the species and habitat diversity of
each site. This mitigation planting and the erosion control measures in place during
and after development, assured that there were no significant detrimental impacts
on resources and functional values in areas designated to be left undisturbed.
A public need exists for the conduit that will be extended through Site 4 East and
Site 5. There are currently two conduits that deliver water to Powell Butte and
subsequently to the City from the Bull Run Reservoir. Both must be in operation to
satisfy the water demands of the City. A third conduit is necessary to provide for a
back-up facility in the event of a structural failure of the existing conduit. Potential
alternate locations for the conduit were discussed earlier in this decision. All of
these alternates would also involve crossing environmental protection zones.
Because this alignment follows existing residential development and better serves
the operational needs of the water system, the Council finds that this alignment will
have the least environmental impact. Site 5 is also the location for the pump station
needed to provide water to the proposed 20 million gallon reservoir during periods
of low water, particularly during the summer months. This reservoir and the
affiliated development will provide gravity flow service to development at higher
elevations surrounding the butte. A public need for the development is therefore
demonstrated. This decision addressed earlier under the environmental review of
the phase 1 developments the potential alternate sites for the pump station and
found that this site would have the least impact on resources.
All mitigation occurred on the same properties on which the clearing took place.
The three sites discussed above are owned by the City of Portland.
The above findings from the record show how the Phase I Powell Butte Conditional
Use Master Plan projects cumulatively do not result in significant detrimental
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impacts to the site. This can be shown because the projects individually have
neutral beneficial environmental impacts and therefore, cumulatively have neutral
to beneficial impacts.
33.430.250 Approval Criteria. An environmental review application will be approved
if the review body finds that the applicant has shown that all of the applicable approval
criteria are met. When environmental review is required because a proposal does not
meet one or more of the development standards of Section 33.430.140 through .170, then
the approval criteria will only be applied to the aspect of the proposal that does not meet
the development standard or standards.
A.

Public safety facilities, roads, driveways, walkways, outfalls, utilities, land
divisions, and planned unit developments (PUDs). Within the resource areas of
environmental zones, the applicant's impact evaluation must demonstrate that all of
the general criteria in Paragraph A.1 and the applicable specific criteria of
Paragraphs A.2, 3, or 4, below, have been met:
1.

General criteria for public safety facilities, roads, driveways, walkways,
outfalls, utilities, land divisions, and PUDs;
a.

Proposed development locations, designs, and construction methods
have the least significant detrimental impact to identified resources and
functional values of other practicable and significantly different
alternatives including alternatives outside the resource area of the
environmental zone;

Findings: The discussion in the previous section of this decision (33.430.240.B.1)
addressed the potential alternative locations, designs and construction methods for
then phase 1 developments.
b.

There will be no significant detrimental impact on resources and
functional values in areas designated to be left undisturbed;

Findings: Areas designated to be left undisturbed will not suffer significant
detrimental impacts from the development of the phase 1 elements. Construction
will generate dust, noise and traffic on the Butte. However these impacts will be
short term and will be mitigated through compliance with the proposed construction
management plan. The stormwater management plan will also assure that runoff
from construction areas will not adversely affect other areas on the butte. The
development proposed in the Master Plan will have only minor impacts on existing
aesthetic and scenic resources, and some will be positive. Most of the water
facilities will be underground and effectively invisible once construction is
complete.
No substantial impacts are anticipated after development is complete. The storm
water system will not have a significant detrimental impact on resources or
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functional values in those areas, because any portion of that area disturbed during
construction will be replanted with native-species vegetation, and because the storm
water in the system will pass through those areas (if at all) in a pipe, reducing the
potential for erosion over time and increasing plant survival.
The buried utility connections will not have a significant detrimental impact on
resources or functional values in those areas, because any portion of that area
disturbed during construction will be replanted with native-species vegetation, and
because the utility connections will be underground, rather than above ground
where the principal resources and functional values are situated.
This criterion is met.
c.
d.
e.

The mitigation plan demonstrates that all significant detrimental impacts
on resources and functional values will be compensated for;
Mitigation will occur within the same watershed as the proposed use or
development and within the Portland city limits except when the purpose
of the mitigation could be better provided elsewhere; and
The applicant owns the mitigation site; possesses a legal instrument that
is approved by the City (such as an easement or deed restriction)
sufficient to carry out and ensure the success of the mitigation program;
or can demonstrate legal authority to acquire property through eminent
domain.

Findings: Construction within the “c” zone on the Butte will temporarily impact
environmental resources and their functional values. Construction will involve
removal of existing vegetation and alterations to the existing topography in the "c"
zone. Vegetation removal will be primarily limited to grasses, shrubs and
blackberries, and to removal of trees listed on the City’s Nuisance and Prohibited
Plants Lists. Construction of the pump station will require the removal of
approximately 50 mature trees (primarily alder and maple, but also including some
fir and cherry trees) over 6” in diameter.
None of the development will result in significant detrimental impacts on the
resources and functional values of the park. Disturbed areas will be re-contoured to
match the existing topography to the extent feasible, and re-vegetated with native
plants, restoring and improving the habitat. The areas of disturbance for the water
facility improvements planned for the next ten years are shown on Figures 8, 15,
and 17 of the Master Plan. The pump station disturbance area may not have the
original contours restored, depending on whether the pump station structure is
partially buried. However, that site will be graded to manage surface water so that
it drains to the detention pond to be constructed nearby. Although the development
of the pump station will result in the removal of approximately 50 trees, the
disturbance area will remain surrounded by trees, and native plantings will be made
at this site and elsewhere in the park to mitigate for the necessary tree removal.
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All mitigation will be performed on Powell Butte within the boundaries of the
property owned by the City, which is all within the Johnson Creek watershed. The
impact of the buried utilities is limited to the temporary trenching for the utility
lines and the construction activity associated with trenching and laying the lines.
The construction management plan addresses those impacts by requiring regrading
to the original grades and replanting of the disturbed area with native plants, but
does not include plant specifications.
The stormwater management facilities will be planted with appropriate native
plants, and will be lined with impervious material to prevent percolation that could
destabilize the north slope of the Butte.
This criterion is met.
3.

Roads, driveways, walkways, outfalls, and utilities;
a.

The location, design, and construction method of any outfall or utility
proposed within the resource area of an environmental protection zone
has the least significant detrimental impact to the identified resources
and functional values of other practicable alternatives including
alternatives outside the resource area of the environmental protection
zone;

Findings: There are no other practicable locations for the proposed storm water
features of the project, because they are needed to accommodate storm water from
impervious surfaces where the storm water is generated. Moreover, storm water
systems rely on gravity; water flows downhill. Therefore storm water facilities
must extend downslope of new impervious surfaces. However, the geology of the
north face of the Butte further constrains where storm water can be directed.
Discharge of storm water to the north risks further destabilizing of that slope, which
would endanger the residential development below. The methods used to address
storm water are intended to minimize adverse impacts. There is no significantly
different practicable alternative to storm water management that would have less
impact. The Stormwater Management Plan minimizes the disturbance of the site by
planning for the proposed phased construction. The detention and water quality
facilities are conservatively sized but are located to serve the construction of phase
2 facilities, after they have served the same purposes for phase 1 facilities. The
design and calculations for the storm water facilities are also based on Johnson
Creek Basin Plan requirements limiting the increase of flows to Johnson Creek, and
utilize DEQ best management practices. The detention and water quality ponds will
also be shaped and landscaped to minimize their impact on the scenic
characteristics of the Butte
Similarly the buried utility facilities and connections have to be located as proposed
to connect to the relevant elements of the regional water system in an efficient and
safe way. There is no place else other than Powell Butte where the water from Bull
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Run can be routed. There are no significantly different alternative routes on the
Butte that would have less impact. The impact of the major pipelines is minimized
by using existing utility corridors. Any alternative route on the Butte would have
greater adverse impacts.
This criterion is met.
b.

There will be no significant detrimental impact on water bodies for the
migration, rearing, feeding, or spawning of fish; and

Findings: There are no fish-bearing streams on Powell Butte. The only fishbearing stream that could potentially be impacted by the development is Johnson
Creek, located south of the Butte. The reservoirs, conduits, and buried utility
connections will have no impact on fish, due to the measures provided in the
stormwater management plan included in the master plan. The Water Bureau will
discharge some storm water to Johnson Creek as it has in the past, but the
stormwater management plan provides for detention facilities to prevent an increase
in stormwater discharge over what is now occurring. The applicant will treat storm
water from the Butte before it is discharged, as directed in the stormwater
management plan (Appendix D of the Master Plan), so that the quality of the water
will not have a detrimental impact on fish habitat. In addition, the applicant has
volunteered to plant trees uphill of the detention pond site prior to development of
the detention facility. This will allow the trees to mature before putting the pond
into use, so that the trees will be more effective at preventing the detained water
from gaining heat prior to discharge to Johnson Creek. The discharge at the Johnson
Creek outfall is well established and does not cause erosion or other adverse effects
to the habitat. Therefore storm water impacts will not be significantly adverse to
fish habitat. This criterion is met.
c. Water bodies are crossed only when there are no practicable alternatives
with fewer significant detrimental impacts.
Findings: No water bodies will be crossed. This criterion does not apply.
B.

Resource enhancement projects. In resource areas of environmental zones,
resource enhancement projects will be approved if the applicant's impact evaluation
demonstrates that all of the following are met:
1. There will be no loss of total resource area;
2. There will be no significant detrimental impact on any resources and
functional values;
3. There will be a significant improvement of at least one functional value.
Findings: Vegetative management projects, including tree removal from the
meadow area, are considered resource enhancement projects. The resource
enhancement activities will not reduce the total resource area. They will not change
the size of the resource area. However, they will improve the quality of the habitat
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resources on the site. The resource enhancement activities will result in significant
improvement of at least one functional value. The open grassy meadow is a
significant distinguishing feature of the Butte summit. However this open area is
being invaded by Himalayan blackberries and non-native hawthorn. Left
unchecked, these invading species will eventually take over the open meadow
portion of the Butte. Implementation of the vegetation management project will
check this invasion. Non-native plants will be removed and replaced with native
grasses on the Portland Plant List, maintaining and enhancing the resource values of
the open meadow habitat on the Butte. As noted earlier in this decision, removal of
plants on the Nuisance and Prohibited Plants lists is not subject to environmental
review. Therefore, the use of herbicide as one means of eradicating the hawthornes
and blackberries from the meadow is permitted without environmental review.
These criteria are met.
C.

Public recreational facilities. In resource areas of environmental zones, public
recreational trails, rest points, view points, and interpretative facilities will be
approved if the applicant's impact evaluation demonstrates that all of the following
are met:
1.

Proposed development locations, designs, and construction methods are less
detrimental to identified resources and functional values than other practicable
and significantly different alternatives;

Findings: Following is a summary of alternative locations, design modifications,
and alternative methods to reduce impacts on natural resources:
•

Park Facilities: The park facilities must be located in the “e-p” and “e-c”
overlay areas in order to serve their intended function of providing
opportunities for natural resource-based public recreation and education.
With the exception of the trails, these facilities are concentrated in the
currently developed northeast area of the Butte. This will minimize
development and activity elsewhere on the Butte. The caretaker dwelling
must be located on the Butte in the vicinity of the park center to serve its
intended function of enhancing security and enforcement of park rules.
Relocating the dwelling will provide a better view of the parking lots and
facilities, increasing security in this area of the Butte. The existing caretaker
residence is connected to the City’s sanitary sewer system, and the new
residence will use that connection as well. Revegetating the existing
disturbance area, and any trenching necessary for connecting the new
residence to the sewer, will ensure that this development results in no loss of
resource value.
Parking Lot Surfacing: Paving the parking lot will reduce noise and dust
compared to the existing improvements and will help bring the parking lot
into compliance with city code and ADA requirements. By providing for
more efficient use of existing parking through clearly marking parking spaces,
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the improvement will also avoid the potential need for expanding the supply
of parking at the Butte. Alternatives to paving include limiting paving to the
spaces required for ADA compliance, the use of a pervious parking surface, or
simply not paving the area, in order to preserve the rural character of the site.
The Parks Bureau has committed to the neighborhood associations in the
vicinity of the Butte to further explore those alternatives before proceeding
with any parking area improvements. The proposed paving limits the impacts
on the Butte and avoids the need for expanding the parking area. The lot will
not be curbed, and this application requests an adjustment to the requirement
for interior landscaping. Through these features, the proposed parking lot
design best meets the applicable code requirements and minimizes the impacts
on the character of Powell Butte.
•

Trails: The proposed trails must be developed in the “e-p” and “e-c” overlay
zone in order to serve their intended function of providing opportunities for
natural resource-based public recreation and education. The trails provide
access to the designated viewpoints and provide park users an opportunity to
observe the wide variety of flora and fauna which exists on the Butte. The
proposed routes and access points provide user access to a large portion of the
park. Existing trails must be modified to comply with current ADA
requirements and to enhance access to the park for people of all physical
abilities.
Trail alignments, materials, drainage and construction methods were selected
to limit the potential impacts of the proposed trails, based on the intended
users, i.e., hiking, bicycles, equestrian or multi-use. Existing unauthorized
trails will be eliminated by re-grading and replanting the impacted areas.
Enhanced signage, education and enforcement will be provided to limit
creation of additional unauthorized trails. Trails are routed away from the
proposed designated wildlife area to prevent intrusions and other impacts from
human activities in this area in the southeast corner of the site. This exclusive
wildlife habitat area will provide a “safe” area for wildlife during vulnerable
life stages such as nesting and rearing offspring and will also provide cover
areas for wildlife species that are more sensitive to the presence of humans and
pets.

This criterion is met.
2.

The public benefits of the proposal outweigh all significant detrimental
impacts;

Findings: The public recreation facilities may have some minor impacts, but they
will not have significant detrimental impacts. On the contrary the trail work will
reduce degradation of existing trail areas. By removing and revegetating
“volunteer” trails, and by better defining the separation of user types on trails, the
areas disturbed by trails and users will be reduced, resulting in significant
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improvement of those areas downhill of existing trails. . The interpretive facility
and teaching area will enhance public education about the sensitivity of the Butte,
potentially reducing unintentional user effects. Trails on the Butte have a variety of
design guidelines and criteria. As trails become designated for specific park users,
trail design guidelines can become more specific to meet their needs and the site
conditions. All trail improvements are scheduled within the first ten year time
period, except where future water facilities directly affect the work.
There will be additional benefits. The improved ADA asphalt trail will require
grading adjustments for resting/pausing points and width increases to function
additionally as a multi-purpose trail. Widths for the multi-purpose trails will vary
from 3-5 feet depending on location and anticipated use. For example, the Orchard
Loop Trail could be designed to feel like a “country road,” working with the
historical character of the place and yet still providing access. Remote trails will be
kept to a minimum for the site conditions and usage.
Pedestrian access is permitted on all trails, and has the maximum flexibility for
design criteria, while satisfying the requirements of the Portland Pedestrian Guide.
The minimum trail standards for pedestrians are a 2-foot width and an undefined
trail surface that provides good drainage and/or minimum soil loss. Initially the trail
surface is excavated +/- 3 inches, with gravel used where necessary for trail
stability; this applies to all trails except the ADA trail. The clearance zone width is
a minimum of 4 feet with a height of 8 feet. Several surfaces may be used on the
trails; this will depend on cost, availability, and the amount and type of use.
To encourage bicycle use on the designated trails, trail construction and design will
create a variety of experiences. The minimum bicycle trail standard while sharing
with pedestrians is a 2-3 foot path width, and clearance zones of 4 feet wide and 8
feet of height.
Equestrian trails will be shared with pedestrians. Equestrians will only ride with
bicyclists on the multi-purpose trails, never sharing a narrow trail exclusively with
bicyclists. Equestrian trails will need a greater clearance zone in height of 12 feet
and a minimum width of 5-6 feet. Equestrian trails will carefully consider the site
conditions that could cause soil disturbance and compaction. Trails will need good
drainage and compacted surface material for solid footing.
A large majority of the trails identified in the Master Plan currently exist on the
Butte. These existing trails will be maintained and improved. Four trails for hiking
and bicycling are proposed: a revised Goldfinch Trail, 148th Entry to Holgate Trail,
a connection for Raymond Street Entry to the junction of Cedar Grove and Mt.
Hood Trails, and improving an existing habit trail between Mt. Hood Trail and Wild
Hawthorn Trail. The proposed trails will consider the site conditions and minimize
the disturbance resulting from constructing the trails. Trails will be constructed
with hand tools or with small low impact machinery equipped with wheels instead
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of tracks. Wheeled vehicles have less impact on the ground and vegetation than do
tracked vehicles.
The one identified trail to be abandoned is a portion of the Wildhorse Trail on the
west side. This trail is located in a sensitive area. Abandoned trails will also include
“volunteer” or “habit” trails. Abandoning existing trails will involve repairing the
site of the impact by site and plant restoration, signage/education, and enforcement.
The construction tools used for this task are much of the same as those used in
restoring a site that has been damaged.
This criterion is met.
3.

Areas disturbed during construction, that do not contain permanent
development, will be restored with native vegetation that is similar to the
vegetation existing on the site and found on the Portland Plant List; and

Findings: Construction of the proposed trails and interpretive facilities will not
create significant disturbance areas beyond the existing disturbance area in the park
center and the edge of the trails. Any disturbance areas that extend beyond the trail
surface will be replanted with native vegetation consistent with that currently onsite
and found on the Portland Plant List.
The teaching area will not involve any “permanent development.” Construction
will be limited to minor re-grading and stabilization of the existing topography to
create a grass amphitheater. The disturbance area will be replanted with native
grasses.
This criterion is met.
4.

There will be no significant detrimental impact on resources and functional
values in areas designated to be left undisturbed.

Findings: The areas to be left undisturbed are shown on Figure 9 of the Master
Plan. Trail construction will be conducted in accordance with the construction
management plan, which defines the types of equipment to be used, the limits of the
construction areas, and the methods to be followed to minimize disturbance through
grading and other activities.
Proposed trails will provide access to the Butte from surrounding areas. Public
access creates the potential for adverse environmental impacts. However such
impacts will not be significant. Informal access is available under existing
conditions via the informal “volunteer” trails. These “volunteer” trails frequently
travel straight up and down hills, increasing potential runoff and erosion. Replacing
these illegal trails with properly designed and constructed trails will reduce the
environmental impacts on the Butte. Enhanced signing and enforcement will limit
creation of new volunteer trails. Therefore the new facilities will not cause
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significant adverse impacts and will reduce the impacts that occur under existing
conditions.
This criterion is met.
G.

Corrections to violations. For corrections to violations of this Chapter the
application must meet all applicable approval criteria stated in subsections A
through F above (in this review, applicable criteria are A through C), and
paragraphs 1, 2.b and 2.c, below. If these criteria cannot be met, then the
applicant’s remediation plan must demonstrate that all of the following (Criteria 1
and 2a, 2b, and 2c) are met:
Findings: In February 2000, the Water Bureau applied for a permit for
maintenance clearing, minor development and mitigation planting at several sites
within or near Powell Master Plan Area located in southeast Portland. One site is in
the southeast corner of the park, adjacent to the Springwater Corridor trail. The
other sites were on the eastern boundary of the Park, located within the Conduit 5
corridor and adjacent to Johnson Creek. The activities at each of these sites
consisted of clearing invasive non-native vegetation, primarily English ivy and
Himalayan blackberry, and replanting with native shrubs and ground covers. A
number of trees were removed, including trees in the hillside corridor of Conduit 5.
The work also included erection of a split-rail fence along segments of the Conduit
5 corridor. The purpose of the project was to remove non-native vegetation and, on
several sites, removal of trees in the path of anticipated future pipeline
development. The work was completed in December of 2001.
Although a site development permit was issued, OPDR later determined that the
application should have been processed through an environmental review and has
deemed the activities to be a violation of the Environmental Review Requirements.
The Water Bureau did not attempt to evade City regulations; the work was done
with a site development permit issued by the Office of Planning and Development
Review.
Several development standards for Environmental Review were not met when the
violation occurred. Specifically, the disturbance areas within the sites exceeded the
maximum allowed (33.430.140 A), the disturbance areas did not meet all setback
requirements (33.430. 140 B and C), the total diameter of trees removed exceeded
allowable limits (33.430. 140 G), and replacement shrubs were smaller than
required (33.430.140 H). However, the restoration work did not impair the
functional values on these sites. Site habitat was generally improved by the
removal of non-native invasive vegetation and the establishment of a mix of native
plants and trees that will improve site diversity and quality. The replanting program
as a whole also exceeded that required by Table 430-2. As mitigation for smaller
replacement plants, more than 30 times as many shrubs (1,892) were planted as
opposed to the 69 that are required by Table 430-2.
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For violations of the regulations of Zoning Code Chapter 33.430, the applicant must
demonstrate that the approval criteria in Section 33.430.250 G are met. The criteria
of Section 33.430.250.G require that the violation first be examined in light of the
approval criteria that would have normally applied to the violation activity if a
permit had been applied for prior to the activity. The relevant subsections in this
case are Sections 33.430.250 E and F.
Site Area Descriptions:
Site 1: Site 1 is adjacent to the Springwater Corridor and is approximately 500 feet
in length. The zoning for this site is OSc, p. The area was densely overgrown with
Himalayan Blackberry, which was removed. The site has been replanted with native
vegetation including vine maple, blue elderberry and native grasses. The plantings
are well established.
Site 2: Site 2 is a mesic area zoned R5p that occurs between SE Circle Avenue and
Johnson Creek. This site was also overgrown with Himalayan blackberry, which
was cleared from the site. One red cedar tree with an approximate caliper of 16
inches was removed from the site. The wetlands portion of the site was left
undisturbed. The site has been replanted with 18 native trees (Oregon ash and
western red cedar), native shrub species and groundcover.
Site 3: This area south of Johnson Creek was part of the project but is an
unincorporated area outside the Urban Growth Boundary. Therefore, it is not part of
this review.
Site 4 East: This site is also zoned R5p. The area was overgrown with Himalayan
blackberry at its eastern and western edges. The interior of the site is wooded and
had contiguous areas of English ivy both on the ground and climbing the trees. Both
of these non-native plants were removed from the site. In addition, five trees that
were located in the planned easement for conduit 5 were removed. Both a meadow
mix and forest mix of native vegetation were planted at this site.
Site 4 Middle: This site is zoned R10. Work in this area included removal of
nuisance vegetation and a fence. Open areas were revegetated using a meadow mix
and 17 Douglas firs were planted along the north and south boundary of the site.
Two trails, an information kiosk and erection of split-rail fences on the north and
south boundary of the site were also installed. Since no Environmental overlay
designation applies to this site, it is not subject to environmental review and is not
part of the violation.
Site 4 West: This hillside site is zoned R10 and R10c. The route for conduit 5
extends through this site. Areas of blackberries were removed as were 19 alder trees
to facilitate future placement of the pump station and associated conduit. Native
groundcover that develops a dense and quickly spreading root system has been
chosen to stabilize the impacted slope. A split-rail fence was constructed on the
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south boundary of the site that connects to the fence on the south boundary of Site 4
Middle.
Site 5: This site is zoned R7p. The site is proposed for the location of a pump
station and associated conduit which will serve Water Bureau facilities in the park.
Eleven trees were removed from the corridor for the new conduit route and access
to the pump station. As mitigation, 11 Douglas firs were planted in locations not
affected by the planned development. Snowberry was planted to stabilize slopes at
the lower end of the site and a meadow mix was planted above this area.
The criteria found under Section E and F below apply to the removal of vegetation
from the site areas discussed above. The approval criteria provide a mechanism to
determine if any of the completed work could have been approved if the applicant
had applied for a land use review. The applicant must address all of Section G (1,
2a, 2b, and 2c), below, including the criterion for no permanent loss of any type of
resource or functional value.
33.430.250 E. Other development in the Environmental
Conservation zone or within the Transition Area only. In
Environmental Conservation zones or for development within
the Transition Area only, the applicant's impact evaluation
must demonstrate that all of the following are met:
2. Proposed development minimizes the loss of resources
and functional values, consistent with allowing those uses
generally permitted or allowed in the base zone without a
land use review;
2. Proposed development locations, designs, and
construction methods are less detrimental to identified
resources and functional values than other practicable and
significantly different alternatives;
3. There will be no significant detrimental impact on
resources and functional values in areas designated to be
left undisturbed;
4. The mitigation plan demonstrates that all significant
detrimental impacts on resources and functional values
will be compensated for;
5. Mitigation will occur within the same watershed as the
proposed use or development and within the Portland city
limits except when the purpose of the mitigation could be
better provided elsewhere; and
6. The applicant owns the mitigation site; possesses a legal
instrument that is approved by the City (such as an
easement or deed restriction) sufficient to carry out and
ensure the success of the mitigation program; or can
demonstrate legal authority to acquire property through
eminent domain.
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Development within the Environmental Conservation overlay zone (“c” zone)
occurred at Site 1 and Site 4 West. Site 4 West is zoned R10 ‘c’ and the southwest
portion of Site 1 is zoned OS ‘c’. In the Open Space Zone, Agricultural and Open
Space (including parks) are the only uses permitted without a land use review. The
removal of non-native plants on site 1 is consistent with agricultural and open space
use, and replanting with native shrubs and grasses will not affect the potential for
those uses on that site. In the R10 zone, agricultural use and single-family
residential uses are the only uses allowed without a review. Removal of trees and
invasive non-native vegetation is consistent with those uses, and planting of native
grasses will not affect potential residential uses for this site.
The functional values identified for both sites can be found in the Johnson Creek
Basin Protection Plan (JCBPP) within the area designated Site 29. Functional
values for this area include water, storm drainage, scenic views, pollution and
nutrient retention and removal, sediment trapping, recreation, education, and
heritage. Additional functional values at sites 1 and 4W included foraging and
cover habitat for birds and small mammals. There were no significant detrimental
impacts to functional values at either site. The loss of resources that did occur due
to this development was minimized by the restricted areas in which the
development occurred and due to the mitigation plantings made on the two sites as
part of the development.
The principal activity at both sites involved the removal of non-native Himalayan
blackberry. Other than the trees that were removed on site 4W, vegetation removal
was limited to non-native plants that occurred throughout both sites. These invasive
species detracted from the overall functional value of the sites, detracting from
scenic values and sediment trapping / pollution and nutrient retention and removal
functions. The functional value of Site 1 has been improved by planting five
species of native shrubs from the Portland Plant List. Plant diversity has been
improved and food sources for wildlife have increased. Scenic values along the
Springwater Corridor have improved due to the replacement of non-native
vegetation with native species. None of the other functional values identified for
Site 1 were negatively impacted.
It was necessary to also remove 19 red alders from Site 4 West in order to facilitate
the proposed placement of the reservoir conduit. The majority of the removed trees
were under 10 inches in diameter and provided slope stability and cover for
wildlife. Slope stabilization (critical to the functional values of sediment trapping
and pollution and nutrient retention and removal) has been maintained by the
establishment of native grasses specifically designed for erosion control. The
wildlife habitat resources provided by these trees – cover, roosting and foraging –
continues to be provided by the existing mature trees and undergrowth which
extend over large areas both north and south of the conduit corridor. Two Douglas
fir trees have also been planted on this site as mitigation for those resources.
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Removal of the trees improved the scenic and aesthetic values of Site 4W,
continuing the meadow at the bottom of the hill on site 4E.
The impacts of the development were limited to the two sites, and no significant
detrimental impacts on resources or functional values occurred as a result of this
development in areas designated to be left undisturbed. The mitigation plantings
were well suited to soil conditions at the two sites and established quickly. Erosion
control measures were in place until that time.
Mitigation plantings were made on these sites and the other violation sites, all
within the same watershed. The City owns all of these mitigation areas and all
mitigation plantings occurred on the same sites that were cleared of vegetation.
Since these sites are within areas regularly maintained by City personnel, the
continued success of the mitigation plantings can be monitored on a consistent
basis.
In conclusion, all of the approval criteria listed above are met.
(The following discussion of section F applies to Sites 1, 2, 4 East and 5, which are
within the ‘p’ overlay zone.)
33.430.250.F. Other development in the Environmental
Protection zone. In Environmental Protection zones the
applicant's impact evaluation must demonstrate that all of the
following are met:
1. All sites within the Portland city limits, in which the
proposed use or development is possible, are also in the
resource areas of Environmental Protection zones;
2. Of these sites, development on the proposed site would
have the least significant detrimental environmental
impact;
3. There is a public need for the proposed use or
development;
4. The public benefits of the proposed use or development
outweigh all significant detrimental impacts;
5. There will be no significant detrimental impact on
resources and functional values in areas designated to be
left undisturbed;
6. The mitigation plan demonstrates that all significant
detrimental impacts on resources and functional values
will be compensated for;
7. Mitigation will occur within the same watershed as the
proposed use or development and within the Portland city
limits except when the purpose of the mitigation could be
better provided elsewhere; and
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8. The applicant owns the mitigation site; possesses a legal
instrument that is approved by the City (such as an
easement or deed restriction) sufficient to carry out and
ensure the success of the mitigation program; or can
demonstrate legal authority to acquire property through
eminent domain.
Development within the Environmental Protection Zone (“p” zone) occurred at Site
2, Site 4 East and Site 5. Site 2 and Site 4 East are zoned R5p and are in the
Johnson Creek Floodplain. SE Circle Avenue separates the two sites. Site 5 is zoned
R7p and is located on the eastern boundary of Powell Butte Nature Park. Each site
is within the Portland city limits.
Development activities at each site did not have significant impacts to the overall
functional values that were present. One western red cedar tree was removed from
Site 2 and five hardwood trees were removed from Site 4 East. In each case,
cumulative canopy cover for each site was not adversely affected. Eleven trees were
removed from Site 5 for the purpose of providing a cleared space for locating the
pump station and associated conduit. The site remains primarily wooded, similar to
the surrounding area. Tree removal occurred in the interior of the site, leaving
wooded buffers screening the cut trees from the view of adjacent properties. Scenic
values of the site were thus not impacted.
The only development structures erected at the site were wooden split-rail fences at
the boundaries of sites 2, 4 East and 5. The purpose of the structures is to provide
delineation between the Park and the adjacent private properties. By using wooden
materials rather than a chain-link fence, the wildlife mobility resource and the
functional value of scenic appearances are maintained. The scenic appearance of
Site 2 was also improved by the removal of an existing wooden shed.
No resources or functional values were lost as a result of the restoration work. Any
detrimental impacts were minimal and were outweighed by the public benefit of
improving the functional value of the areas bordering Powell Butte and restoring
diversity of native habitat. Grading at all sites was limited to the removal of 2 cubic
yards of topsoil from site 2 from the boundary area of the Environmental Protection
Zone. The loss of two yards of topsoil is a negligible impact to the overall site area.
Non-native vegetation was replaced in each site area with native vegetation listed
on the Portland Plant List, thereby improving the species and habitat diversity of
each site. This mitigation planting and the erosion control measures in place during
and after development, assured that there were no significant detrimental impacts
on resources and functional values in areas designated to be left undisturbed.
A public need exists for the conduit that will be extended through Site 4 East and
Site 5. There are currently two conduits that deliver water to Powell Butte and
subsequently to the City from the Bull Run Reservoir. Both must be in operation to
satisfy the water demands of the City. A third conduit is necessary to provide for a
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back-up facility in the event of a structural failure of the existing conduit. Potential
alternate locations for the conduit were discussed earlier in this decision. All of
these alternates would also involve crossing environmental protection zones.
Because this alignment follows existing residential development and better serves
the operational needs of the water system, the Council finds that this alignment will
have the least environmental impact. Site 5 is also the location for the pump station
needed to provide water to the proposed 20 million gallon reservoir during periods
of low water, particularly during the summer months. This reservoir and the
affiliated development will provide gravity flow service to development at higher
elevations surrounding the butte. A public need for the development is therefore
demonstrated. This decision addressed earlier under the environmental review of
the phase 1 developments the potential alternate sites for the pump station and
found that this site would have the least impact on resources.
All mitigation occurred on the same properties on which the clearing took place.
The three sites discussed above are owned by the City of Portland.
This criterion is met.
33.430.250.G Corrections to Violations For corrections to violations of this
Chapter the application must meet all applicable approval criteria state in
subsections A through F above, and paragraphs 1, 2.b and 2.c below. If these
criteria cannot be met, then the applicant’s remediation plan must demonstrate
that all of the following are met.
The council finds that all applicable criteria (subsections E and F of 33.430.250) have
been met. The requirements of subsection G are addressed below.
1.

The remediation is done in the same area as the violation; and

Findings: All remediation activity was undertaken on the same sites where the
clearing violations occurred. This criterion is met.
2.

The remediation plan demonstrates that after its implementation there will be:
a.

No permanent loss of any type of resource or functional value;

Findings: The Council finds that all of the criteria in subsections E and F are met;
therefore, demonstrating compliance with subsection G.2.a is not required under the
Code. However, the requirements of that subsection are met by this development,
as described below.
The primary activity at the sites in question was the removal of nuisance vegetation.
A total of 36 trees were also removed, with the majority removed from a public
utility corridor in anticipation of future placement of a water conduit. The intent of
the applicant was to minimize the impact to natural resources from the water-related
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improvements currently under review as part of the proposed Powell Butte Master
Plan, while improving habitat and species diversity. The primary development was
tree removal from Site 4 west and Site 5. Nineteen red alder trees were removed
from Site 4 in order to facilitate the placement of the proposed conduit and 11 trees
(9 alders and two cherry trees) were removed from Site 5. These trees provided the
functions of cover, roosting and perching, and probable food source for migratory
and resident birds.
The applicant has planted 58 replacement trees and 1,892 replacement shrubs. More
than 30 times as many shrubs (1,892) were planted as the 69 that are required by the
Code. These plantings occurred over all 5 of the violation sites, and are adequate to
mitigate for the impact resulting from the development on resources and on the
related habitat, plant diversity, pollution and nutrient retention and removal, and
erosion control values. The applicant reviewed the planting plan with the BES
revegetation coordinator for the Johnson Creek basin, who agreed that the plan was
appropriate and sufficient to mitigate for the impacts of the development.
To assure continued compliance with this criterion, a monitoring and maintenance
plan must be set in place ensuring 80% groundcover, shrub, and tree survival rate
for at least three years. At that time plants should be established and able to resist
invasive species overwhelming them. With this as a condition of approval, this
criterion is met.
b.

A significant improvement of a least one functional value; and

Findings: The remediation plan has resulted in significant improvement of at least
one functional value. The remediation plan improves habitat functions of these sites
by increasing the diversity of native species and plants used by wildlife for food,
cover and forage on the sites. Habitat diversity has been improved by the opening of
a forested area in Site 5, which will benefit birds and small mammals using
meadow-type habitat. Scenic values have been improved by the elimination of nonnative plant species from each of the sites. Other existing functional values have
either been retained or will suffer no negligible impacts from the mitigation.
Overall, the sites retain their natural appearance and their value as scenic resources
adjacent to a city park. No structures other than two wooden fences have been built
on the sites.
This criterion is met.
c.

There will be minimal loss of resources and functional values during
remediation until the full remediation program is established

Findings: There will be minimal loss of resources and functional values during
remediation because the sites all remain in natural resource use, and because the
activities that resulted in the violation did not significantly impact the functional
values of the sites. Extensive revegetation of the developed sites, including
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planting of grasses, shrubs and trees as described under the previous criterion,
mitigated for the vegetation that was removed. Invasive nuisance vegetation was
removed from each site and most sites were revegetated with a diverse mix of
native grasses and shrubs from the Portland Native Plant List. The grasses and
shrubs have been quickly established. The site areas will continue to be monitored
by Parks Bureau employees for long-term remediation success of all of the
revegetation.
To assure continued compliance with this criterion, a monitoring and maintenance
plan must be set in place ensuring 80% groundcover, shrub, and tree survival rate
for at least three years. At that time plants should be established and able to resist
invasive species overwhelming them. With this as a condition of approval, this
criterion is met.
33.480.040 A. View Corridors. All development and vegetation with a view
corridor designation in the Scenic Resources Protection Plan are subject to the
regulations of this
Subsection.
1. Purpose. The intent of the view corridor designation is to establish maximum
heights within view corridors to protect significant views from specific
viewpoints.
2. Standard. All development within the designated view corridors are subject to
the height limits of the base zone, except when a more restrictive height limit
is established by the view corridor. In those instances, the view corridor
height limit applies to both development and vegetation. Public safety
facilities are exempt from this standard.
Findings: The Scenic Resources Protection Plan designates a view corridor from the
crest of the butte for the view to the north and northwest. The view corridor prevents
developments that would extend above the treeline to interfere with the existing view.
Phase 1 developments within this corridor include the antenna tower, the 50 MG
reservoir, the maintenance yard and storage building, and the park center improvements.
The antenna tower, at 175 feet, would extend well above the treeline and would interfere
with the view. The other developments are all within the base zone building height and
would not extend into the view corridor. In particular, The maintenance yard and storage
building will be low profile uses located low on the slope near the edge of the open
meadow and will not be visible from the designated viewing area. In addition, they will
not block the view to areas offsite from areas lower on the slope where the maintenance
yard will be visible. Therefore the size and location of the maintenance yard is consistent
with the requirements for development in a view corridor. This criterion is not met for
the antenna tower. This criterion is met as to all the other phase 1 developments.
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33.805 ADJUSTMENTS
Two Adjustments are requested: elimination of the requirement for interior landscaping
for parking (33.266.130.G.3.a[1]), and removal of trees greater than six inches in
diameter (33.535.205.A). The tree removal adjustments can be further broken down as
(1) the removal of 50+ trees of greater than 6” to accommodate the proposed pump
station; and (2) removal of invasive non-native trees to restore the upper meadow; and (3)
to reflect the violation of the Johnson Creek Plan violation and environmental zone
violation when trees were removed as part of site clearing and maintenance. Following
are the Adjustment approval criteria, each followed by separate comments, where
applicable, on how they are met, not met, or are met with conditions.
33.805.010 Purpose. The regulations of the zoning code are designed to implement the
goals and policies of the Comprehensive Plan. These regulations apply city-wide, but
because of the city's diversity, some sites are difficult to develop in compliance with the
regulations. The adjustment review process provides a mechanism by which the
regulations in the zoning code may be modified if the proposed development continues to
meet the intended purpose of those regulations. Adjustments may also be used when
strict application of the zoning code's regulations would preclude all use of a site.
Adjustment reviews provide flexibility for unusual situations and allow for alternative
ways to meet the purposes of the code, while allowing the zoning code to continue to
provide certainty and rapid processing for land use applications.
33.805.040 Approval Criteria. The approval criteria for signs are stated in Title 32.
All other adjustment requests will be approved if the review body finds that the applicant
has shown that either approval criteria A. through F. or approval criteria G. through I.,
below, have been met. Adjustments to the ground floor window requirements of this
Title must also meet the additional requirements stated in the ground floor window
sections in the base zones.
A.

Granting the adjustment will equally or better meet the purpose of the regulation to
be modified; and
Findings: Parking Lot Landscaping. Purpose of the requirement for interior
landscaping is found in 33.266.130.A, which states:
33.266.130 Development Standards for All Other Uses
A. Purpose. The development standards promote vehicle
areas which are safe and attractive for motorists and
pedestrians. Vehicle area locations are restricted in some
zones to promote the desired character of those zones.
Together with the transit street building setback standards
in the base zone chapters, the vehicle area restrictions for
sites on transit streets and in pedestrian districts:
Provide a pedestrian access that is protected from auto
traffic; and
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Create an environment that is inviting to pedestrians
and transit users.
The parking area layout standards are intended to promote
safe circulation within the parking area, provide for the
effective management of stormwater runoff from vehicle
areas, and provide for convenient entry and exit of
vehicles. The setback and landscaping standards:
Improve and soften the appearance of parking areas;
Reduce the visual impact of parking areas from
sidewalks, streets, and especially from adjacent
residential zones;
Direct traffic in parking areas;
Shade and cool parking areas;
Reduce the amount and rate of stormwater runoff from
vehicle areas;
Reduce pollution and temperature of stormwater
runoff from vehicle areas; and
Decrease airborne and waterborne pollution.
The parking lot presently consists of two functional areas (upper area is for car
parking and the lower portion of the lot is for horse trailers) connected by a
perimeter drive. Within that area is a large landscaped island about twice the size
of the parking lot (spaces and maneuvering area). According to the definition of
interior landscaping (33.266.130.G.3.f. and g.), the island is considered interior
landscaping. Potential future parking is proposed in this landscape island area, but
the remainder is estimated by OPDR staff to still be well above the minimum
requirement of ten percent of the parking and maneuvering area. Elimination of
interior landscaping would result in a paved lot that could be as large as 300 x 300
feet without any visual relief. Stormwater runoff would have to be treated outside
of the lot area, potentially conflicting with park activities. Lack of landscaped areas
would also eliminate pedestrian refuges and increase conflicts between pedestrians
and cars. Lack of landscaping would allow the parking area to overheat due to lack
of shading and create a major adverse visual impact from the inventoried scenic
viewpoints at the summit of the Butte, and along trails, reducing the recreational
experience of park users. This criterion is not met.
Tree Removal. Purpose of the tree removal limitation is found in 33.535.010,
which states:
33.535.010 Purpose
The Johnson Creek Basin plan district provides for the safe,
orderly, and efficient development of lands which are subject
to a number of physical constraints, including significant
natural resources, steep and hazardous slopes, flood plains,
wetlands, and the lack of streets, sewers, and water services.
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At certain locations, the density of development is limited by
applying special regulations to new land division proposals.
Class I and II lands are given priority for designation as
common open space in PUDs and cluster subdivisions, and
preservation of existing vegetation on Class I, II, and III lands
is encouraged. In addition, restrictions are placed on all new
land uses and activities to reduce stormwater runoff, provide
groundwater recharge, reduce erosion, enhance water quality,
and retain and enhance native vegetation throughout the plan
district. At other locations, development is encouraged and
mechanisms are included that provide relief from
environmental restrictions.
This plan district is intended to be used in conjunction with
environmental zoning placed on significant resources and
functional values in the Johnson Creek basin, to protect
resources and functional values in conformance with Goal 8
of the Comprehensive Plan and Statewide Planning Goal 5.
Findings: The Water Bureau requests an adjustment to the requirements of PCC
33.535.205.A. because the Master Plan proposes the removal of approximately 50
trees over six inches in diameter to accommodate the pump station and conduits and
associated excavation and grading. The Master Plan also proposes the general
removal of invasive non-native trees to restore open meadow areas. Additionally, a
number of trees were removed from the water supply pipeline right-of-way from
Bull Run without proper permits (discussed as an Environmental Violation
elsewhere in this report), and an “after-the-fact” Adjustment is required.
Permitting tree removal within the pipeline right-of-way, pump house boundaries,
and the meadow meets the purposes of the Plan District.
The general removal of invasive non-native trees in the open meadow area will
expand and restore the open meadow habitat on that part of the Butte while
eliminating threats to native trees and other native vegetation from the invasive and
non-native species. Cleared areas will be replanted with native meadow grasses to
reduce runoff and erosion.
The removal of trees at the pump station location will permit the orderly
development of a necessary facility where no alternative location is feasible. The
Stormwater Management Plan includes detention and treatment facilities to control
and treat runoff from the cleared area, and to control erosion during the construction
period. The mitigation plan provides for plantings of native grasses and trees to
restore native vegetation and to control erosion after construction is complete.
Granting the adjustment to authorize tree removal within the violation area (pipeline
right-of-way) also meets the purposes of the Johnson Creek Basin Plan District
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because the trees have been replaced within the general area of their original
location and because the functional values provided by these trees is preserved by
the retention of the surrounding trees and by the mitigation plantings. The primary
purpose for these restrictions is, in conjunction with the Environmental Zone, to
protect significant resources and functional values. Functional values that were
provided by the trees have been preserved through remediation plantings and by
preserving the surrounding tree cover. The full tree canopy remains intact over the
area within this project. Only Site 4 West, where a number of alders were removed,
is now cleared of trees. However, the tree cover and perching opportunities
provided by trees on both sides of that corridor remain intact, and the habitat
function of the corridor has been improved by removal of the invasive nuisance
vegetation that was below the trees.
This criterion is met.
B.

If in a residential zone, the proposal will not significantly detract from the livability
or appearance of the residential area, or if in an OS, C, E, or I zone, the proposal
will be consistent with the desired character of the area; and
Findings: Intended character of the area is determined by the purpose of the basic
zones and allowed uses within them. The vast majority of the site is within the OS
Open Space zone and is intended to be used as a park (allowed outright in all base
zones applied to the site) and water storage facility (a basic utility and utility
corridor, allowed as a Conditional Use). Purpose of the OS Open Space Zone, is
found in 33.100.010 and states:
33.100.010 Purpose
The Open Space zone is intended to preserve and enhance
public and private open, natural, and improved park and
recreational areas identified in the Comprehensive Plan.
These areas serve many functions including:
Providing opportunities for outdoor recreation;
Providing contrasts to the built environment;
Preserving scenic qualities;
Protecting sensitive or fragile environmental areas; and
Preserving the capacity and water quality of the
stormwater drainage system.
Parking Lot Landscaping. Elimination of interior landscaping for the parking lot
would allow large areas of paving without relief. The parking lot presently consists
of two functional areas (upper area is for car parking and the lower portion of the
lot is for horse trailers) connected by a perimeter drive. Within that area is a large
landscaped island about twice the size of the parking lot (spaces and maneuvering
area). According to the definition of interior landscaping (33.266.130.G.3.f. and
g.), the island qualifies as interior landscaping. Potential future parking is proposed
in this landscape island area, but the remainder is estimated by OPDR staff to still
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be well above the minimum requirement of ten percent of the parking and
maneuvering area. Elimination of interior landscaping would result in a paved lot
that could be as large as 300x300 feet without any visual relief. Stormwater runoff
would have to be treated outside of the lot area, potentially conflicting with park
activities. Lack of landscaped areas would also eliminate pedestrian refuges and
increases conflicts between pedestrians and cars. Lack of landscaping would allow
the parking area to overheat due to lack of shading and create a major adverse
visual impact from the inventoried scenic viewpoints at the summit of the Butte, as
well as trails, reducing the recreational experience of park users. The Bureau of
Environmental Services also objects to the proposed Adjustment, stating that they
are needed to provide for water quality needs for the Johnson Creek basin and to
detain stormwater flows and reduce flooding. This criterion is not met.
Tree Removal. Purpose of the request is to remove invasive trees from a large
meadow, remove trees from a water system right-of-way to allow construction of a
new supply line and pump station, and for maintenance of the right-of-way to allow
equipment access (which resulted in the Zoning Code violation).
The meadow area is within an Open Space Zone. Tree removal will allow meadow
restoration, helping to keep trees out of an area devoted to recreation and protecting
this rare (in an urban area) and sensitive open meadow habitat.
The pump station is within a residential zone. The proposed tree removal is
screened from the adjacent residential development by retention of a tree buffer
north of the site approximately 40 feet in width. The clearing is also surrounded on
the three other sides by existing mature trees. In addition, the clearing is located at
the rear of a relatively level bench on the slope, so that trees retained east of the
clearing will screen the clearing from view to the east, even at a distance. Impacts
from the pump station itself (potential impacts include noise) will be prevented by
designing the structure to contain noise and by selecting equipment that minimizes
the noise produced during operations. The pump station development will also
include landscaping of this site to enhance its attractiveness. As a result, the
proposed tree removal does not detract from the appearance or livability of the
residential area.
The pipeline right-of-way in which the trees have already been removed is zoned
for low density residential use, and is characterized by large lots of a semi-rural
nature, with gardens and pastures. Tree removal created a meadow-like appearance
along the right-of-way, but in an artificial linear manner. Mitigation and restoration
in the form of tree and groundcover planting softened the visual impact that might
otherwise have detracted somewhat from the livability of the area. Because of this
mitigation the livability and residential appearance of the area is retained and this
criterion is met.
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C.

If more than one adjustment is being requested, the cumulative effect of the
adjustments results in a project which is still consistent with the overall purpose of
the zone; and
Findings: Two Adjustments are proposed: elimination of interior parking lot
landscaping and removal of trees over six inches in diameter. It is not the
cumulative impacts that cause an inconsistency with the purpose of the zone, but
the failure of one request (interior parking lot landscaping) to meet the purpose that
cause this criterion to be not met. With denial of the Adjustment for eliminating
interior landscaping for the parking lot this criterion is met.
The remaining adjustment requests, for tree removal, are unrelated to each other
both in location and in impacts. The park is a 600-acre site, and these two activities
are separated from each other by a great distance. The meadow area is on the top of
the butte, generally on the west and southerly sides of the park area. Tree removal
in this area has no detrimental impacts and serves to enhance the resources and
functional values of the park. The tree removal for the pump station and the
violation areas occurred on the eastern fringe of the butte. These areas are not
visible from the open meadow area where the nuisance tree removal will occur.
The impact of removing these trees is not heightened in any manner by the removal
of the nuisance trees. This criterion is met for the tree removal.

D.

City-designated scenic resources and historic resources are preserved; and
Findings: Parking Lot Landscaping. Elimination of the requirement for interior
landscaping would have a major visual impact from an important scenic viewpoint
inventoried under the City’s Scenic Resources Protection Plan. Existing parking lot
boundaries are about 300x300 feet, and removal of the landscape island that
presently exists would result in a large parking area without any visual relief, out of
proportion in scale to surrounding park facilities such as the restrooms, caretaker’s
house, and maintenance building and yard (as shown on the Site Plan). No
mitigation is proposed. This criterion is not met for the parking lot landscaping.
Tree Removal. Removal of non-native vegetation in the meadow will enhance the
scenic resource of that viewshed by expanding the natural meadow available for
viewing, and by eliminating threats to the native trees in the adjacent forested area
posed by the invasive species. The proposed tree removal at the pump station site
will be screened from the view from the crest of the Butte by the trees that will be
retained on the steep slope above (west of) the pump station site. Proposed tree
removal areas does not affect designated historic resources.
No designated scenic resources or historic resources are located in the area on
which the tree removal violation occurred. This criterion is met for tree removal.

Powell Butte Master Plan

July 2003
Page 143

E.

Any impacts resulting from the adjustment are mitigated to the extent practical; and
Findings: Parking Lot Landscaping. Additional native vegetation is proposed
around portions of the parking area as mitigation. However, the large unbroken
area of the possible parking area will still be visible from the park, and other
impacts such as lack of shade, stormwater disposal, and pedestrian safety are not
addressed. This criterion is not met.
Tree Removal. Tree removal in the meadow area will not have any detrimental
impacts but instead will enhance a native habitat that is rare within an urban area,
mitigating for lost values provided by the hawthorne trees (some food, perching,
resting, and nesting habitat for birds). Tree removal within the pipeline right-ofway and pump house location are mitigated by removing invasive and non-native
plants, and planting native trees, shrubs, and groundcover nearby (detailed in the
Environmental Review portion of this report). These actions increase biological
diversity and enhance habitat. Applicant has also agreed to continue to evaluate,
during final design, the potential for adjustments to the alignment of the conduit
route from the pump station to the 600’ elevation reservoir to reduce the number of
trees that must be removed; the evaluation that has been performed determined that
the corridor necessary to accommodate the pump station and pipelines could not be
narrowed. This criterion is met for tree removal.

F.

If in an environmental zone, the proposal has as few significant detrimental
environmental impacts on the resource and resource values as is practicable;
Findings: Parking Lot Landscaping. The applicant states that the reduction in the
number of trees and landscaped area when compared to the park as a whole is
insignificant, but does not address other environmental impacts such as cooling of
the parking lot through shading, stormwater detention and disposal, water quality,
and scenic amenities. This criterion is not met.
Tree Removal. Removal of invasive trees from the meadow area will not have
detrimental impacts and will increase habitat diversity and overall resource values
of Powell Butte Park. Tree removal from the pipeline right-of-way and pump
station location are necessitated by the dual nature of Powell Butte - a park and a
location for regional water supply facilities. This tree removal will not have any
significant detrimental impacts since all of the functional values provided by these
trees continue to be met by the surrounding trees in undisturbed areas, and by the
mitigation plantings of trees, grasses and shrubs that has occurred. With the
mitigation proposed and restoration already provided, impacts to the resource are
minimized and this criterion is met for tree removal.
Conclusion: The criteria for approval of adjustments for the requested tree
removal are met. Powell Butte is a recreation area, natural resource and scenic site,
and location for regional water supply facilities. Because of the multiple use nature
of the Butte, compromises and balancing of needs must be made. Tree removal
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requirements are generally intended to help retain and protect the natural
environment and character of the area. However, there may be situations where an
equal or greater need (domestic water supply) may necessitate tree removal. The
applicant proposes limited tree removal to allow greater capacity to the water
system, and is offsetting it with mitigation and restoration that will result in no
significant detrimental impacts and no net loss of resource values. Tree removal in
the meadow on top of the Butte will also result in an enhancement of the area,
providing greater environmental diversity, enhanced scenic views, and recreation
opportunities. This Adjustment has merit and is approved.
The Adjustment to parking lot interior landscaping, however, does not meet the
purpose of the requirement. The existing parking pattern provides a large interior
island with landscape extensions further into the existing parking areas, meeting
landscape requirements. Even with the proposed lot expansion, the interior
landscape requirements would continue to be met, so the Adjustment is
unnecessary. In summary, there is no merit to the Adjustment and it should be
denied.
DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not
have to meet the development standards in order to be approved during this review
process. The plans submitted for a building or zoning permit must demonstrate that all
development standards of Title 33 can be met, or have received an Adjustment or
Modification via a land use review prior to the approval of a building or zoning permit.
PLANS AND POLICIES
TRANSPORTATION ELEMENT OF THE COMPREHENSIVE PLAN
Ordinance No. 165851, passed by the City Council on September 23, 1992, resulted in an
updating of the City Arterial Streets Classification Policy (ASCP) and an amendment to
Title 33, the Portland Zoning Code. In reviewing land use requests done as Goal
Exceptions, Comprehensive Plan Map Amendments, Zone Changes in compliance with
the Comprehensive Plan, Conditional Uses and Master Plans, the Classification
Descriptions, and the Maps are used as mandatory approval criteria.
Findings: The Bureau of Transportation Engineering and Development has reviewed the
proposal for its conformance with the Transportation Element of the Comprehensive
Plan, and for potential impacts upon transportation services. The applicant has prepared
an analysis of parking and transportation conditions at Powell Butte Park. That analysis
(Lancaster Engineering, 1999) demonstrates that parking supply on the site is adequate
for current and expected park visitor parking demand. The analysis further demonstrates
that the intersection of SE Powell Boulevard at SE 162nd Avenue, which serves the main
entrance to the park, operates at an acceptable level of service consistent with City
requirements.
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Park improvements include paving of the upper parking lot and striping for parking stalls,
drop-off areas and handicapped parking spaces. Because there is a substantial amount of
bicycle loading and unloading that occurs at the park, the applicant’s engineer
recommended that the striped parking stalls be designed slightly oversize in length and
width. This recommendation is appropriate and should be implemented.
Comprehensive Plan Transportation Policies are used as approval criteria for this review.
The proposed water system and park improvements are generally consistent with those
policies. However, to fully meet the intent of Policy 6.11 Pedestrian Transportation, and
Policy 6.12 Bicycle Transportation, additional pedestrian and bicycle improvements are
necessary as part of Phase 1 improvement of the park. While a new pedestrian
connection from Powell Boulevard to the park center would be desirable, the topography
and site boundaries make such a connection unfeasible. Applicant presented evidence to
the Council (Exhibit I-6) demonstrating that a pedestrian path complying with ADA
design requirements would be too steep and involve too many switchbacks to be feasible
for use by pedestrians and persons with disabilities. Further, the proposed path would
likely attract skateboarders or bicyclists attempting dangerously fast trips down the steep
winding path. Improvement of the existing pedestrian connection will serve the purpose
of the plan policy. With the addition of the following improvements all relevant
Transportation Policies can be met.
1. Improve the existing pedestrian connection adjacent to the main access road between
SE Powell Boulevard at SE 162nd Avenue and the park center, to provide a 6-foot
wide gravel surface.
2. Provide bicycle parking facilities in the vicinity of the park center.
Conclusion: The proposed Master Plan for Powell Butte can meet all applicable
transportation-related approval criteria, provided the following pedestrian and bicycle
improvements are provided as part of park development:
1. Improvement of the upper parking lot shall include striping of over-size stalls to
accommodate bicycle loading/unloading, and striping of drop-off areas and
handicapped parking spaces.
2. The pedestrian connection adjacent to the main access road between SE Powell
Boulevard at SE 162nd Avenue and the park center shall be improved to provide a
6-foot wide gravel surface.
3. Bicycle parking facilities shall be provided in the vicinity of the park center,
consistent with Zoning Code requirements.
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III. CONCLUSIONS
The request is for approval of a Conditional Use Master Plan and related reviews to carry
out the updated master plan for Powell Butte that was adopted by City Council in 1996.
The 1996 master plan calls for renovation, relocation, replacement, or expansion of
existing water supply and recreation developments. Included is a maintenance program
to enhance the scenic and natural resources that are an important element in
neighborhood character as well as the environmental health and vitality of the Johnson
Creek basin. Although major upgrading and expansion of the water reservoir and
distribution system is proposed, little impact on the surrounding area will occur after
construction. Proposed changes to park facilities represent only a moderate expansion of
low-impact or passive recreation activities, so any increase in traffic, noise, and other
impacts to the neighborhood will be negligible. The disturbance areas for construction of
the expanded development will be substantial (particularly with the water reservoirs), but
the long term impacts will be minimized by the measures called for in the construction
management plan and the stormwater management plan. Restoration of the disturbance
areas and ongoing enhancement and maintenance efforts will prevent significant
detrimental impacts and will increase the quality of existing natural resources on Powell
Butte.
Because of the large scale of the Master Plan, it is not possible to have the details
necessary to give full land use approvals at this time. Future land use reviews will be
necessary to ensure that all land use requirements are met. As modified by applicant at
the hearing before the Council, the development standards and the review processes for
these developments will meet the purpose of the applicable land use regulations and
requirements, simplify and clarify future reviews, and emphasize the items that are of
greatest importance (environmental protection, scenic protection, and minimization of
off-site impacts).
The proposed RF tower and equipment facility lacks justification and cannot be included
in the Plan at this time. As Master Plan development proceeds, more specific needs for
wireless communication facility can be determined, and applicant can request a plan
amendment to accommodate this element, if warranted.
Finally, the Adjustment for interior landscaping does not meet approval criteria and
should be denied. However, as was pointed out in the findings, the center landscaped
island in the existing lot meets the definition for interior landscaping and, even if the
parking area is expanded as proposed, will be significantly larger than what is required.
It is important to note that only those items specifically identified and approved for Phase
I of this application are part of the approved Master Plan. Elements noted in Phase II are
only included as an insight into what the applicant may propose in the future and any
mention of an item or element from Phase II in this decision is not approved or given an
advantage in any subsequent land use application process.
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Much of the Council’s interest in this hearing was focused on the proposed maintenance
yard. Based on the evidence presented by Applicant in the master plan and at the
previous hearing, and on the testimony of the Parks Bureau and Water Bureau
representatives before the Council, the Council finds that there is a need for the
maintenance yard and storage building with the area and dimensions proposed by the
applicant. Furthermore, the Council concludes that the location of the yard on the butte
and the proposed landscape screening minimize any visual impacts resulting from this
development. The yard will be visible from only a small area on the butte, and will soon
be screened from view by the landscape buffer, as has been demonstrated by the adjacent
Powell Valley Water District reservoirs. However, the Council encourages applicant,
during the final design of this facility, to look for opportunities to reduce the area of the
yard and particularly to reduce the impervious paved area within the yard. These
measures, if feasible, will further reduce the impact of this facility on the visual and other
resources in the park.
Applicant requested the consideration and approval of a concept of “mitigation banking.”
The rationale in support of mitigation banking is set forth in Exhibit H.13. OPDR staff,
although acknowledging that the concept had merit, recommended against approving the
a specific mitigation plan (See Exhibit H.26, June 20, 2002 Wenger Memo). The Council
also acknowledges that the mitigation banking concept may well be entirely appropriate
to be included in the Master Plan. However, the Council agrees with OPDR staff that
approval of the plan proposed mitigation banking by the applicant is premature and
additional conceptual and point by point procedural discussion is necessary. Therefore,
the Council did not include the recommended “mitigation banking” condition as
proposed by the applicant in this approval. The concept of the proposed mitigation bank
has promise, and Applicant is encouraged to further develop the concept as part of the
review of any mitigation/restoration plan or resource enhancement plan development
proposed for mitigation banking.
The Master Plan is well prepared and adequately detailed. It is approved with conditions.
IV. DECISION
Deny the appeals of the Pleasant Valley Neighborhood Association and the Centennial
Community Neighborhood Association, and uphold the Hearings Officer’s decision
for:
Approval of a Conditional Use Master Plan for Powell Butte Park and surrounding
area as shown on the Site Plan, Exhibit C and as described in the Powell Butte Master
Plan, Exhibit A1, and the boundary expansions that include land reviewed for the
environmental violation, Exhibit A2, for uses in the Open Space Zone, and uses in utility
corridors.
Approval of Environmental Review for development and activities included in the
Powell Butte Master Plan.
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Approval of Environmental Review for vegetation removal and ground disturbance
violations within an Environmental Zone.
Approval of an Adjustment to 33.535.205.A to allow removal of trees greater than six
inches in diameter, limited to species listed as Nuisance Plants or Prohibited Plants on the
Portland Plant List, hawthorne trees, and trees shown in the Master Plan as being
removed for construction of water supply facilities as approved through this Master Plan.
Denial of a Conditional Use for a Radio Frequency Transmission Facility.
Denial of an Adjustment to 33.266.130.G.3.a(1) to eliminate the requirement for interior
landscaping for parking.
Approvals shall be in substantial conformance with the site plan, Exhibit C, and are
subject to the following conditions:
A.

The Conditional Use Master Plan shall expire ten years from the date this approval
becomes effective. Approvals for development or uses shown in the Master Plan
that have not begun by the date of Plan also expire and those developments or uses
are subject to the land use regulations in place at that time.

B.

Prior to issuance of any permit for any development or use approved by this Master
Plan the applicant shall update the Master Plan document and site plan,
incorporating all modifications required by this approval and deliver four copies to
the Land Use Review Section of the Office of Planning and Development Review.

C.

Master Plan approval is limited to only those items listed in Phase 1. The Master
Plan document shall be modified as necessary to reflect this.

D.

The Radio Frequency Transmission Facility, including the tower, shall be
eliminated from the site plan and Master Plan.

E.

The storage building shall be a maximum of 5,000 square feet within a maintenance
yard of 40,000 square feet as shown on the Site Plan. The maintenance yard shall
be in the location and general design as set forth on Exhibit H.29 and landscaping
shall exceed L3 landscaping standard on the south and west sides of the yard by
planting a double row of trees on those sides generally consistent with Exhibit H.29.
The fence around the maintenance yard shall be painted to reduce its visual impact.

F.

The Master Plan site plan and all other applicable maps in the Master Plan
document shall be modified to include those lands added to the Plan since initial
Plan submittal (newly-acquired land and Bull Run pipeline and reservoir overflow
line corridors).

G.

Development standards are proposed in pages 26-29 of the Master Plan shall be
modified as follows:

Powell Butte Master Plan

July 2003
Page 149

Subject
Building Height (p
27)
Utility Lines and
Corridors (p 27)

Tree preservation,
removal, and
replacement (p 27)
(cont’d.)

Change

...(2) The remaining area must be planted with native groundcover
Planting can be either with potted growth or seeding, but must be at
a level that will achieve 90% groundcover within one growing
season. At least 8 species of plants must be used. Fifty percent of
any seed mix used must be grass and 50 percent flowers when
measured by area covered. If cover and species requirements are
not met within one year or two growing seasons from final
inspection, replanting is required and the requirements of this
section must be met within one year of replanting.
(3)...
Trees may be removed if they are not in an Environmental
Protection Zone and:
Are species listed as Nuisance Plants or Prohibited Plants on the
Portland Plant List, hawthorne trees, or trees shown in the
Master Plan as being removed for construction of water supply
facilities as approved through this Mater Plan, or
Within ten feet of any proposed structure /building or five feet
of the periphery of paving, outdoor activity areas driveways or
utility line corridors shown on the approved Site Plan, or
Smaller than six inches in diameter measured four feet above
grade, or
may block views from scenic viewpoints as listed on page 68 of
The Scenic Resources Protection Plan, as determined by the
City Forester or
Otherwise specifically allowed to be removed in the
Conditional Use Master Plan.
Trees not on the Portland Plant List in the open meadow area
shown on the Site Plan may be removed without replacement.
Other trees may be removed if the City Forester finds that they are
diseased or damaged or otherwise pose an immediate hazard to
people or property.
A separate permit from the City Forester is required
to plant, remove, prune, spray, or maintain any tree located on
public property or the public right-of-way.
Except for trees removed from the open meadow area, trees that are
removed shall be replaced with native species. A permit from the
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City Forester is required to plant, break, prune, spray, remove, or
impact trees on City Property, including Powell Butte. Mitigation
for permitted tree removal will be determined by the City Forester.
Mitigation requirements will be consistent with mitigation
requirements at other public properties and will not be less than the
following:
For every six inches of diameter of tree removed, at least three
trees shall be replanted on the site at least ten feet from a paved
surface and 20 feet from a structure.
The replacement trees must be a minimum of one-half inch
diameter and selected from the Plant List
Street trees
Street trees will be native species where practical as determined by
(p 28)
the City Forester. No permit will be issued for trees listed as a
nuisance plant or prohibited plant on the Portland Plant List. Tree
placement will be determined by the City Forester. Street trees
shall also comply with Portland City Code Chapter 20.40 and
33.430.
All Other Standards Standards that are not specifically stated here shall be those of the
(to be added at the
Zoning Code (base zone as modified by the plan district or overlay
end of the table)
zone)
H.

The following table shall replace the text found on pages 21-31 dealing with future
reviews and Table 4 on page 32 of the Master Plan:
Development, Use, or Action
TYPE I REVIEW
Contraction of Master Plan Boundaries

Approval Criteria

The area to be removed from the Master
Plan does not include any development,
including environmental mitigation
areas, that has been approved on the
approved Master Plan site plan.
All Zoning Code requirements and
Master Plan requirements will continue
to be met. This includes Zoning Code
requirements (such as minimum lot
size) for the area that is removed from
the Master Plan.
Scenic resources will be protected.
Natural resource values, including
wildlife corridors and important habitat
areas, will be protected.
Expansion of Master Plan Boundaries when The purpose of the Master Plan and
The expansion area is five acres or less intended character of the Master Plan site
will continue to be met with the expansion.
in size
In combination with all other
expansions since the effective date of
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Master Plan approval, total area of the
proposed and all previous expansions
do not exceed 10% of the Master Plan
area.
TYPE II REVIEW
Allowed by the Master Plan and
Does not require a higher level of
review.
Except for trail improvements, the
development or use and disturbance
area is outside of the Environmental
Protection Zone.
The development or use is no greater
than 110% larger or more intense than
that shown on the approved Master Plan
site plan.
The disturbance area is no greater than
110% of that shown on the approved
Master Plan site plan.

Construction of new trail or relocation of an
existing trail

TYPE III REVIEW
Allowed by the Master Plan and exceeds
the thresholds for a Type I or Type II
review.

Powell Butte Master Plan

The development or use is in
substantially the same area as shown on
the approved Master Plan site plan.
The construction management plan
prevents adverse impacts to areas
outside of the approved disturbance
area.
A mitigation/restoration plan ensures no
net loss of resource values.
Views from Scenic Viewpoints shown
on page 68 of the Scenic Resources
Protection Plan will not be blocked or
impaired.
Designated outdoor storage and
maintenance areas and maintenance
buildings will be landscaped to mitigate
for adverse impacts to scenic views
from Scenic Viewpoints shown on page
68 of the Scenic Resources Protection
Plan.
There are no additional traffic impacts
that require traffic improvements or
additional parking spaces.
All Zoning Code requirements are met
unless superceded by the Master Plan
All Master Plan standards are met.
The construction management plan
prevents adverse impacts to areas
outside of the approved disturbance
area.
A mitigation/restoration plan ensures no
net loss of resource values.
The trail is not in the Environmental
Protection Zone
The development or use is in
substantially the same area as shown on
the approved Master Plan site plan.
The applicable requirements of the
Environmental Zone are met.
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Scenic resources are protected.
The purpose of the Open Space Zone is
met.
Services are capable of serving the
expanded development or use.
Adverse impacts to surrounding
residential areas are minimized
All Zoning Code requirements are met
unless superceded by the Master Plan
Scenic resources are protected.
The purpose and intended character of
the Open Space Zone is met.
Adverse impacts to surrounding
residential areas are minimized

Expansion of Master Plan Boundaries when
The expansion area is greater than five
acres in size or
In combination with all other
expansions, total area of expansion is
greater than 10% of the Master Plan
area.
Uses not allowed by the Master Plan
Major Amendment to a Conditional Use
Master Plan
Contraction of Master Plan Boundaries that Major Amendment to a Conditional Use
cannot meet the approval criteria for a Type Master Plan
I review
I.

All disturbance areas shall be revegetated with native groundcover. Planting can be
either with potted growth or seeding, but must be at a level that will achieve 80%
groundcover within one growing season. At least 8 species of plants must be used.
Fifty percent of any seed mix used must be grass and 50 percent flowers when
measured by area covered. If cover and species requirements are not met within
one year or two growing seasons from final inspection, replanting is required and
the requirements of this section must be met within one year of replanting.

J.

The applicant shall monitor the survival rate of all planting used for remediation for
the environmental violation for at least three years. A 80% survival rate for trees
and shrubs and 80% groundcover is required. If the number of trees and shrubs or
amount of groundcover drops below this level, new planting to achieve the required
level shall be installed.

K.

Improvement of the upper parking lot shall include striping of over-size stalls to
accommodate bicycle loading/unloading, and striping of drop-off areas and
handicapped parking spaces. Trees shall be planted uphill from the parking lot to
provide shade to at least one-third of the parking lot surface. Selection of the
species to be planted, and the spacing and locations of the trees shall be
coordinated with the City Forester, with consideration to be given to balancing the
desire for shade against avoiding adverse impacts on the designated vistas and
scenic resources from uphill of the trees.
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L.

Prior to issuance of any development permit for any park or recreation
improvement, including any parking lot improvements, Applicant shall improve the
existing pedestrian connection adjacent to the main access road between SE Powell
Boulevard at SE 162nd Avenue and the park center, to provide a continuous 6-foot
wide gravel surface.

M.

Prior to issuance of any development permit for any park or recreation
improvement, including any parking lot improvements, bicycle parking facilities
shall be provided in the vicinity of the park center, consistent with Zoning Code
requirements.

N.

To assure an appropriate balance in scheduling the construction of new water
system and park facilities, development of the 50 million gallon reservoir shall be
coincident with development of the following parks facilities; parking lot
improvements, interpretive center/public restroom remodeling, maintenance yard
and storage building, and relocation of the caretaker residence.

O.

Within one year of master plan approval, Applicant shall plant trees to provide
shade to the planned detention pond location.

P.

Within the tree removal corridor for the pump station, final design of the pipeline
will continue to analyze alternative pipeline alignment options to preserve, if
practical and feasible, large Douglas fir trees in the approved tree removal corridor.
The mitigation/restoration plan for the pump station will include planting of
Douglas fir trees on both sides of the pipeline trench. The access road and
staging/parking area for the pump station shall be finished with a gravel surface.
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Dated this 15th day of July, 2003.
City Council of Portland Oregon

_______________________________________
Mayor Vera Katz

The application for this land use review was determined to be complete on April 10,
2002.
Recording the final decision. If this Land Use Review is approved, the final decision
must be recorded by the Multnomah County Recorder before the approved use is
permitted, any building or zoning permits are issued, or any changes to the
Comprehensive Plan Map or Zoning Map are made.
The applicant, builder, or a representative may record the final decision as follows:
By Mail: Send the two recording sheets (sent in separate mailing) and the final Land
Use Review decision with a check made payable to the Multnomah County Recorder
to: Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The
recording fee is identified on the recording sheet. Please include a self-addressed,
stamped envelope.
In Person: Bring the two recording sheets (sent in separate mailing) and final Land
Use Review decision with a check made payable to the Multnomah County Recorder
to the County Recorder’s office located at 501 SE Hawthorne Boulevard, #158,
Portland OR 97214. The recording fee is identified on the recording sheet.
For further information on recording, please call the County Recorder at (503) 988-3034.
Expiration of this approval. This decision expires three years from the date it is
recorded unless:
• A building permit has been issued, or
• The approved activity has begun, or
• In situations involving only the creation of lots, the land division has been recorded.
Applying for your permits. A building permit, occupancy permit, or development
permit must be obtained before carrying out this project. At the time they apply for a
permit, permittees must demonstrate compliance with:
• All conditions imposed here.
Powell Butte Master Plan

July 2003
Page 155

• All applicable development standards, unless specifically exempted as part of this land
use review.
• All requirements of the Building Code.
• All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
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EXHIBITS
Not Attached Unless Indicated
A. Applicant’s Statement:
1. Original Submittal (December 2000)
2. Additional Submittal for Environmental Violation
3. 120-day waiver
B. Zoning Maps (5) (attached)
C. Site Plans
1. General Master Plan (Powell Butte) (attached)
2. Park Center (attached)
3. General Map for Environmental Violation Sites
4. Environmental Violation Site 1 (attached)
5. Environmental Violation Site 2 (attached)
6. Environmental Violation Site 4E (attached)
7. Environmental Violation Site 4M (attached)
8. Environmental Violation Site 4W and 5 (attached)
D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5. Mailing list
6. Mailed notice
E. Agency Responses:
Bureau of Environmental Services
Bureau of Transportation Engineering and Development Review
Water Bureau
Site Development Review Section of OPDR
Bureau of Parks, Forestry Division
G. Other:
1. Original LUR Application
2. Site History Research
Hearings Officer Exhibits:
Received Before the Hearing
H. 1. OPDR Staff Report
2. Linda Bauer Memo
3. Phiamma Elias Letter
4. Robert Willis Letter
5. Loren Morse Letter
6. John Morse Letter
7. Sarah Morse Letter
8. Amendments to Staff Report
Received During the Hearing
9. Powerpoint Presentation
10. Aerial View of Area
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Received After the Hearing
11. Duncan Brown Memo
12. Louise Cody Letter
13. Applicant’s Response to Hearings Officer Question
14. Louise Cody Memo (corrected)
15. Jim Urbaniak Letter
16. Linda Bauer Letter
17. Supplemental Hearings Officer Order
18. Richard Hall Letter
19. Louise Cody Letter
20. Ric Balfour Letter
21. Bull Run Water Treatment June 2002
22. George S. Winslow Letter
23. Linda Bauer Letter
24. Linda Bauer Letter
25. Frank Krawczyk Letter
26. Duncan Brown Memo with attachment
27. Pleasant Valley NA Letter
28. Kevin Hanway Letter
29. Conceptual Site Plan – reduced-size copy of page from Exhibit H-13
Received by City Council
1.
2.
3.
4.
5.
6.
7.

Centennial Community Association decision appeal
Pleasant Valley Neighborhood Association decision appeal
Staff report – Powerpoint presentation
Centennial Community Association materials
Applicant’s Supplemental Materials
Applicant’s Powerpoint presentation
Parks Bureau Memorandum – Herbicide use at Powell Butte, and Integrated Pest
Management policy
8. Plan view of proposed pedestrian path
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SECTION IV – DETAILED DESCRIPTION OF
APPROVED FACILITIES

SECTION IV – A – EXISTING CONDITIONS

SECTION IV
DETAILED DESCRIPTION OF APPROVED FACILITIES
Existing Conditions
Location of Powell Butte
Powell Butte (the “Butte”) is situated in southeast Portland between Powell
Boulevard and Foster Road and between roughly SE 143rd and 163rd Avenues. It is just
north of Johnson Creek and the Springwater Corridor. See Figure 4-A1, Vicinity Map.
Its forested side slopes rising about 400 feet above the surrounding terrain make the Butte
a dominant visual element in the region. See Figure 4-A2, aerial photo with topography.
History of the Butte
The Butte is one of a series of volcanic lava domes in the eastern part of the
metropolitan Portland area referred to collectively as the Boring/East Buttes Lava Domes.
In April, 1925, the City of Portland purchased a portion of the Butte, the 556-acre Wilson
Homestead, to preserve a site for future water reservoirs. Subsequent purchases of
abutting properties expanded the City’s holdings to the current 578 acres. The City
leased the property to the owners of the Meadowland Dairy, who grazed livestock on the
Butte until about 1980.
Development of public water facilities on Powell Butte began in the 1960’s with
the construction of the first of the Powell Valley Road Water District’s two above-ground
reservoirs. The second reservoir was constructed in the 1970’s. Construction of the City
of Portland’s 50 million gallon (mg) underground reservoir was completed in 1980. The
City built drainage channels on the Butte in 1982 to alleviate landslide problems on its
north slope. In 1983, the City built a 66-inch diameter water transmission line from the
Butte to serve Portland and Washington County customers.
The Butte also provides important recreational amenities, including significant
wildlife habitat and panoramic views. These amenities have always attracted informal
(and until 1990, unauthorized) use by hikers, horseback riders, bird watchers and various
other users. In 1987 the City officially established the Butte as a natural resource-based
park, managed by the Portland Bureau of Parks and Recreation (the “Parks Bureau”).
The park was opened to the public in 1990.
The Parks Bureau prepared the first Powell Butte Master Plan in 1986 (the “1986
Facilities Plan”). The City Council adopted that plan the following year. The 1986
Facilities Plan provided for development and use of the Butte by the Parks Bureau for
park and recreation purposes and by the Water Bureau for water service-related uses.
The 1996 Facilities Plan is an update to 1986 Facilities Plan. The 1996 Facilities
Plan provides more detail regarding the size, location and timing of specific uses
identified in the Conditional Use Master Plan. The Portland City Council adopted the
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1996 Facilities Plan on December 4, 1996. (See Resolution No. 35571 in the Facilities
Plan document.)
Comprehensive Plan Map Designations and Zoning of the Butte
Most of Powell Butte is designated Open Space on the City Comprehensive Plan
Map, and it has a base zone of OS (Open Space). A small area on the east-central edge of
the site has a plan map designation of Low Density Single Family and a base zone of R10 (Single Dwelling Residential). The north roughly 450 feet of the Butte driveway and
a small triangular area in the northeast corner of the site has a plan map designation of
Medium Density Single Family and a base zone of R-2 (Multi Dwelling Residential).
See Figure 4-A3 Zoning Map.
The entire site, except the R-2-zoned portion, is subject to the Environmental
Overlay District. The forested slopes on the west and south sides of the Butte are in the
“p” (protection) zone, and the remainder of the Butte is in the “c” (conservation) zone.
The Environmental District protects significant resource values on the Butte, which
include water quality, storm drainage, aesthetic and scenic relief, pollution control,
nutrient retention and removal, sediment trapping, recreation, education and heritage. The
site is in the Johnson Creek Basin Plan District, which also protects the Butte’s natural
resource and flood control values.
The site also is in the Pleasant Valley subdistrict of the Outer Southeast
Community Plan area.
Existing Uses and Development on the Butte
The majority of the Butte is undeveloped and relatively undisturbed. The steep
side slopes of the Butte are forested with a mix of deciduous and evergreen forest. The
summit of the Butte consists of mostly open grassy meadow and an abandoned orchard.
The meadow in the southwest corner of the Butte summit has been substantially overrun
by invasive non-native hawthorn trees and Himalayan blackberries. Multiple scenic view
points are located on the Butte (see Figure 4-A4, Scenic Viewpoints) which provide
scenic vistas to several local land features in the city.
There are now four water reservoirs on the Butte. The Powell Valley Water
District owns and operates three above-ground reservoirs with capacities of 7 mg, 3 mg
and 0.2 mg,2 respectively. The Portland Water Bureau owns a 50 mg underground
reservoir, situated in the north-central portion of the site. Water is delivered to the Water
Bureau’s facility by gravity flow from the Bull Run reservoir through three largediameter underground pipelines. These pipelines were constructed between 1911 and
1935 and have a combined capacity of 210 million gallons per day.
In addition to water facilities, the Butte is developed for recreational uses. At the
northeast corner of the summit is a gravel-covered lot that provides parking for about 39
2

The 0.2 mg reservoir is not currently operated.
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vehicles. A second gravel lot for horse trailers and bus parking is located to the north,
downhill, of the main parking lot. A small building adjacent to the parking lot provides
public rest rooms, park information and storage. A caretaker’s dwelling, consisting of a
double-wide manufactured home, is situated to the northwest (downhill) of the parking
lots. Trails surfaced with asphalt, gravel or bark provide access throughout the Butte and
off-site for pedestrians, equestrians and bicycles. There also are numerous unofficial
“volunteer” trails created by park users.
Storm water runoff in the area of the Water Bureau’s reservoir and the Park
Bureau facilities is collected in drainage channels and a concrete drainage swale situated
adjoining the existing City reservoir. These drainage improvements were developed to
reduce the potential for landslides along the less stable slopes on the north side of the
Butte. Smaller turf- or metal-lined swales occur elsewhere on the Butte. Storm water
from these facilities is directed to Johnson Creek. Runoff from the access drive is
collected in grassy swales alongside the drive and discharged to the north to the City’s
storm sewer system.
There are numerous fences on the Butte, some in use and some abandoned. The
above-ground reservoirs on the Butte are enclosed by cyclone fences. The pond in the
southeast portion of the summit meadow is fenced to protect ducks and other wildlife in
the pond from park users’ dogs. Other sections of field fencing remain from when the
Butte was used for agriculture. These historic fences occur throughout the Butte, along
the site boundaries, at the edge of the meadow/forest and within the meadow area.
Access to the Butte
Vehicular access to the Butte is provided by means of a paved 20-foot wide
driveway that extends south from SE Powell Boulevard, a neighborhood collector street,
at SE 162nd Avenue. The driveway rises from about 225 feet above mean sea level at
Powell Boulevard to about 625 feet above mean sea level at the summit. Bicycle and
pedestrian access is or will be provided from Powell Boulevard via the driveway and
existing and planned trails from SE 148th and 158th Avenues to the north, SE Ellis,
Raymond and Holgate Streets to the west, and SE Circle Avenue to the east. Trail access
to the Butte also is provided to and from the Springwater Corridor Trail south of the
Butte.
Surrounding Land Uses and Zoning
The Butte is surrounded largely by residential development on a variety of lot
sizes. The development potential in the vicinity is limited. Most surrounding lots are
developed to the extent permitted by zoning or are constrained by natural features, access
limits or other conditions.
West of the site is a 2 mg reservoir owned by the Powell Valley Road Water
District. The Springwater Corridor Trail skirts the south edge of the Butte. Johnson
Creek is south of the trail. The Portland Gun Club is roughly 1/4-mile east of the site.
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Most of the land around the Butte is zoned R5, R7 (or LR7 in the County) or R10
(Single Dwelling Residential). There are small areas of R2 and R3 (Multi Dwelling
Residential) to the east and R20 (Single Dwelling Residential) across Johnson Creek to
the south. Land south of the Butte also is in the Environmental Overlay Zone and the
Johnson Creek Plan District. See Figure 4-A3, Zoning Map.
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SECTION IV – B – DEVELOPMENT SCHEDULE &
PROJECT PHASING

CUMP Projects and Phasing
1996 Facilities Master Plan Process
The 1996 Facilities Plan is the basis for the Powell Butte Conditional Use Master
Plan. The 1996 Facilities Plan was drafted, reviewed and revised in an 18-month long
planning process led by the Water Bureau in partnership with the Parks Bureau. Many
stakeholders interested in the Butte participated, including representatives of recreational
groups, environmental interests, neighborhood associations, schools, other City bureaus
and other water agencies.
Preparation and City Council approval of the Conditional Use Master Plan
required additional engineering and environmental analysis of planned facilities
identified in the 1996 Facilities Plan. This additional technical information, contained
herein, was required to address specific City Code requirements to gain Master Plan
approvals. Further, some planned facilities identified in the 1996 Facilities Plan (ex.
Radio Frequency Monopole Tower), are not included in the Conditional Use Master Plan
because the City Council found them to be inconsistent with the City’s Zoning Code
Standards. For these reasons, future development (YR 2003 – YR 2013) on Powell Butte
should be guided by the provisions set forth in the Conditional Use Master Plan, not the
1996 Facilities Plan. Where there is a land use conflict between the two documents, the
Conditional Use Master Plan shall prevail.
The process the City used to produce the 1996 Facilities Plan reflects a broad
consensus of the public and interested bureaus. The City informed and consulted the
public early and often. This process and public reviews of the Master Plan at several
neighborhood association meetings fulfill the requirements for bureau and public
involvement in formulation of a conditional use master plan (Section 33.820.040).
Proposed Projects and Phasing
The Master Plan is to be implemented in two or more phases. Phase 1 projects
are proposed to begin construction within 10 years, i.e., by 2013. Phase 2 projects may
be constructed over the subsequent 40 years or more, i.e., between 2013 and 2050. When
and if Phase 2 projects are developed depends on the future water needs of the region
and, in some cases, the results of additional studies. Additional City land use approval
will be required for Phase 2 projects. Information regarding Phase 2 projects is provided
here simply to provide context for Phase 1 projects and for proposed standards and
procedures for administration of the Master Plan.
Table 4-B1 lists the development projects proposed in each phase. A more
detailed description of each listed project follows the table.
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SECTION IV – C – WATER SYSTEM FACILITIES

Phase 1 Water Facilities:
The water facilities planned for Powell Butte over the next 10 years are illustrated
on Figure 4-C1. Details of these facilities are described below and further shown on
subsequent drawings contained herein (Figure 4-C1 – Figure 4-C12).
Seismic Upgrading of the Existing Reservoir - The existing 50 mg reservoir must
be reinforced to comply with current, more stringent, seismic design requirements. This
will involve digging a four- to six-foot deep trench around the existing reservoir and
strengthening the then-exposed reservoir walls.
Second 50 mg Underground Reservoir - A second buried 50 mg reservoir will be
built west of the existing reservoir. Its location is constrained along the north/south axis
by topography and the need to maintain a reservoir overflow elevation of 530 feet. The
reservoir would cover approximately 380 x 645 feet (245,100 square feet). It is critical
that storm water be removed from this area of the Butte to prevent landslides and
significant property damage such as have occurred in the past on the steep north slopes.
Storm water runoff from this reservoir will be collected and detained in water quality
ponds and then discharged to Johnson Creek via the existing storm water/overflow pipe
serving the existing 530-foot reservoir.
600-Foot Underground Reservoir - A 20 mg buried reservoir may be constructed
on the Butte with an overflow elevation of 600 feet. This higher reservoir is needed to
provide gravity flow service to development at higher elevations surrounding the Butte
and to better serve the region as a whole. The reservoir would measure approximately
440 x 220 feet (96,800 square feet).
Pump Station/Hydropower Generator - This facility will be used to pump water to
the new reservoir at the 600-foot elevation from the existing 530-foot elevation storage
reservoir during summer months when water levels in the Bull Run Reservoir are too low
to permit gravity flow to the 600-foot reservoir. During winter months water will flow
from the 600-foot reservoir to the lower reservoirs through a turbine generator to generate
electricity. The generator will be housed in a roughly 30- by 100-foot underground or
partially-buried structure on land at the central eastern edge of the Master Plan boundary.
Conduit 5 - Conduit 5 is an estimated 84-inch diameter underground pipeline that
will supply water to the reservoirs on the Butte directly from the Bull Run Watershed.
The conduit will approach the Butte from the east within city limits within an existing
100-foot wide right-of-way. The on-site segment of the pipeline will follow
approximately the alignment shown on Figure 4-C2.
Emergency Overflow Pipeline - An estimated 84-inch diameter underground
pipeline for routing of emergency overflow from the new 530-foot reservoir. This pipe
will be installed in the same trench as Conduit 5, and will provide a connection for
overflows from the proposed 600-foot reservoir. The pipeline will discharge at an
existing outfall at Johnson Creek.
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Regional Transmission Pipeline - This facility will consist of a roughly 66-inch
diameter pipeline connecting the 600-foot reservoir to the regional water supply system
to the south. This pipeline will travel off the Butte to the east before turning southeast
towards an as-yet undetermined destination. The final alignment for this facility is
dependent on further analysis of off-site alignments. However the on-site segment of the
pipeline is likely to follow approximately the alignment shown in Figure 4-C2.
Phase 2 Water Facilities:
Two Additional 50 mg Underground Reservoirs - The City expects to build two
additional underground reservoirs on the Butte to meet the long term water storage needs
of the region. These reservoirs will be situated west of the second 50 mg reservoir
proposed for construction in phase 1. These reservoirs must be on the Butte at an
elevation of approximately 530 feet in order to function in coordination with the existing
and proposed reservoirs.
Conduit 6 - The City expects to develop another major conduit from Bull Run to
replace existing conduits and/or to support water transmission from additional storage in
the Bull Run Watershed. The route and capacity of this underground pipeline will be
similar to Conduit 5.
Water Treatment Plant - A 500 million gallon per day (mgd) capacity water
treatment plant may be constructed on the Butte, subject to completion of a detailed
environmental assessment process. The treatment plant now is expected to consist of
about nine structures placed above or partially underground and situated south of (or
uphill from) the reservoirs, at the 550-foot elevation. See Figure 4-C13 for an illustration
of a possible location for a water treatment plant.
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SECTION IV – D – PARK AMENITIES

Phase 1 Park Facilities:
The park amenities planned for Powell Butte over the next 10 years are illustrated
on Figure 4-D1 – Figure 4-D7. Details of these park feature are further described below.
Parking Lot Improvements - The City will improve the existing upper gravel
parking lot surface. Surfacing the lot will reduce dust and noise, and will also allow the
City to paint stripes to define parking spaces. By identifying parking spaces, rather than
allowing the haphazard parking arrangement that now occurs, the lot area will be used
more efficiently, reducing the potential need for expanding this lot or paving the existing
lower lot. Two handicapped parking spaces and a drop-off area will also be provided to
comply with ADA guidelines. These improvements will bring the parking lot more into
compliance with City Code requirements.
Caretaker Dwelling - The City will remove the existing caretaker dwelling, a
double-wide mobile home. The dwelling site will be graded and replanted to restore it to
pre-existing natural conditions. The City will build a new wood frame caretaker dwelling
west of the parking lot. The frame structure will be designed in a farmhouse style to
reflect the agricultural history of the Butte. Relocating the dwelling site will enhance the
caretaker’s view of the parking lot and rest room area, improving on-site security. The
forested slopes and topography of the Butte will screen the relocated structure from view
from off-site.
Trail Improvements - Five new pedestrian and bicycle trails will be constructed
on the Butte. See Figure 4-D for trails to be abandoned or improved. With the new trails
in place, some of the unofficial “volunteer” trails created by park users and a portion of
the existing Wildhorse Trail will be abandoned and restored to natural conditions. The
remainder of the existing trails will be maintained and improved as needed.
Maintenance Building - The City will build a new maintenance building and yard
west of the existing Powell Valley Water District reservoir. The building will cover
roughly 5,000 square feet, and the storage area will contain about 40,000 square feet.
The Parks and Water Bureaus will share this facility. The storage yard will provide
secured short term parking for Water and Park Bureau vehicles (cars and light trucks)
while City staff inspect and maintain facilities on the Butte. Overnight parking is not
proposed. The facility will be screened from off-site view by existing vegetation and
topography. Proposed plantings uphill from the facility will screen it from view from the
park center.
ADA Improvements - Various improvements are necessary to comply with
current ADA standards. These include the parking lot improvements noted above;
reconstruction of trails to widen them, reduce grades and provide level resting areas; and
modifications to the existing restroom facilities.
Interpretive Center/Information Kiosk - The Parks Bureau now uses the east part
of the existing restroom building to store park maintenance equipment. After the Parks
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Bureau relocates this storage to the proposed park maintenance building, it will redevelop
the vacated area for use as an interpretive center/information kiosk that will display
information about the history of the park, wildlife and habitat, trails, park rules and other
relevant information.
Vegetation Management - Non-native vegetation, including hawthorn and
Himalayan blackberries, have taken over portions of the existing meadow. The City will
remove these plants and will replace them with native vegetation to restore the
predominantly grassy meadow. A variety of revegetation techniques may be used
including, but not limited to, controlled burning, hand-held and motorized equipment and
hand clearing.
Outdoor Teaching Area - The City proposes to build an outdoor teaching and
group gathering area, consisting of a small grass amphitheater southwest of the parking
area. This amphitheater will be created through minor re-contouring and stabilization of
the existing slopes to provide outdoor seating for groups of less than 100 people.
Exclusive Wildlife Area - The Parks Bureau will designate a roughly 100-acre
area in the southeast portion of the Butte summit exclusively for wildlife habitat. Visitor
access to this area will be limited or prohibited to create an area of undisturbed habitat for
species that may be especially sensitive to human disturbance.
Phase 2 Park Facilities:
Vegetation Management - The City will continue to remove non-native vegetation
and to replant those areas with native species in order to maintain the existing
predominantly grassy meadow.
Second Parking Lot - The City may build an additional parking area below the
existing parking lot if necessary to accommodate future increases in park use.
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APPENDIX A – POWELL BUTTE FACILITIES MASTER PLAN
(CONTAINED WITHIN THE LAND USE RECORD)

APPENDIX B – CONSTRUCTION MANAGEMENT PLAN

APPENDIX C – GEOLOGIC RECONNAISSANCE

APPENDIX D – TRAFFIC & PARKING ANALYSIS

APPENDIX E – POWELL BUTTE HYDROLOGY, DENTENTION AND
WATER QUALITY REPORT (STORMWATER MANAGEMENT PLAN)

