Date:

June 28, 2011

To:

Interested Person

From:

Stacey Castleberry, Land Use Services
503-823-7586 / Stacey.Castleberry@portlandoregon.gov

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
reasons for the decision are included in this notice. If you disagree with the decision, you can
appeal it and request a public hearing. Information on how to appeal this decision is listed at
the end of this notice.

CASE FILE NUMBER: LU 11-136820 GW
GENERAL INFORMATION
Applicant:

Jeremy Person
City of Portland, Bureau of Environmental Services
1120 SW 5th Ave Rm 1000
Portland, OR 97204
503-823-2024
Allan Schmidt
City of Portland, Parks And Recreation
1120 SW 5th Ave, Room 1302
Portland, OR 97204
503-823-6005

Site Address:
Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Other Designations:
Zoning:
Case Type:
Procedure:

6404 SW BEAVER AVE
LOT A INC PT VAC STS LOT B&C, HANNAH MASONS ADD; LOT 1122 TL 300, SOUTHERN PORTLAND
R357100010, R780208140
1S1E22A 00100, 1S1E15DC 00300
3630
South Portland Neighborhood Association, contact Jim Davis at 503248-9820.
South Portland Business Association, contact Brian Alfano at 503-2885661.
Southwest Neighborhoods Inc., contact Leonard Gard at 503-823-4592.
Macadam Plan District
Special Flood Hazard Area; Floodway
OSdqr—Open Space base zone, with Design, River Water Quality, and
River Recreational Greenway overlay zones
GW—Greenway Review
Type II, an administrative decision with appeal to the Hearings Officer.

Proposal: The applicant proposes to reconstruct the Willamette Park Boat Ramp Swale to
improve water quality treatment of stormwater before it enters the Willamette River. The
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project will retrofit a vegetated bioswale that was constructed at Willamette Park approximately
10 years ago. The swale was designed to treat stormwater from the eastern half of the large
boat ramp parking lot, a source of auto and recreational vehicle pollutants, before discharging
directly into the Willamette River. The project will also enhance aquatic and terrestrial habitat
in the Willamette River riparian area, with new riparian plantings.
The project proposes to reconstruct the existing swale in approximately the same footprint and
using the same outfall location. The reconstruction will improve water quality of stormwater
runoff to the Willamette River and improve one acre of riparian corridor along the river.
The swale will improve treatment of runoff from approximately 1.4 acres of impervious area
from the boat ramp parking lot and from 0.2 acre of landscaped area.
The pedestrian/bike trail will be moved away from a chronically flooded section of the park,
and 50 feet of compacted gravel pathway will be restored with native plantings.
In order to achieve a fully functioning swale in this location, the existing bike/pedestrian trail
will be relocated to eliminate the swale crossing and culvert. The existing bike and pedestrian
path will be replaced with 140 feet of 9-foot wide raised concrete sidewalk. This relocation will
also benefit trail users by relocating the trail away from a chronically flooded area.
Enhancements will be made in the adjacent approximately 1 acre of riparian area
north/northeast of the swale. Native plants will replace encroaching invasive plants,
supplementing the understory plants in and around the existing alder and black cottonwood
canopy. Native trees will be planted as needed and appropriate to mitigate for trees that are
being removed from the existing swale.
The project site is within the City’s River Water Quality and River Recreational Greenway
overlay zones. Exterior alterations to development in the Greenway overlay zones requires
approval through Greenway Review. Therefore a Type II Greenway Review is required for this
proposal.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are found in Section 33.440.350, Greenway Approval Criteria, and the
Willamette Greenway Design Guidelines.

FACTS
Site and Vicinity: The project site is in Willamette Park. The park is 26.49 acres including a
boat dock, boat ramp, picnic areas, restroom, dog off-leash area, tennis courts, soccer fields,
and a play ground. The boat ramp is the highest use boat launch in the city of Portland. The
site proposed for the swale reconstruction is contiguous with the existing stormwater swale
that receives runoff from the boat ramp parking lot. Along the Willamette River north of the
swale is 570 feet of riparian vegetation adjacent to the Willamette Park mudflat on the
Willamette River.
Habitat: From the Willamette River Wildlife Habitat Inventory (BPS, 1986). “Willamette Park
consists primarily of large expanses of grasses areas, with a scattering of trees, particularly at
the southern end. The park has no other water sources apart from the Willamette River, and
has no cover along most of the shoreline. There is also very little food. The park receives high
human usage and is very physically disturbed.”
The Willamette River Wildlife Habitat Inventory ranking is IV and V due to rip-rapped river banks
and landscape vegetation in this section of the river.
The Willamette River supports ESA listed species and provides critical habitat for steelhead and
Chinook salmon. The river is listed by the State of Oregon DEQ – 303 (d).
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Zoning: The site is zoned OSdqr—Open Space base zone, with Design, River Water Quality,
and River Recreational Greenway overlay zones. The site is also in the Macadam Plan District.
The Open Space base zone is intended to preserve public and private open and natural areas to
provide opportunities for outdoor recreation and a contrast to the built environment, preserve
scenic qualities and the capacity and water quality of the stormwater drainage system, and to
protect sensitive or fragile environmental areas. No new uses are proposed within the OS zone
and the provisions of the zone do not apply to the proposal. The OS zone regulations are
therefore not addressed through this Environmental Review.
The Design overlay zone promotes the conservation and enhancement of areas of the City with
special historic, architectural or cultural value. The proposal is exempt from Design Review
(33.420.045).
The Greenway overlay zone is intended to protect, conserve, enhance, and maintain the
natural, scenic, historical, economic, and recreational qualities of lands along Portland's rivers;
establish criteria, standards, and procedures for the development of land, change of uses, and
the intensification of uses within the greenway; and implement the City's Willamette Greenway
responsibilities as required by ORS 390.310 to 390.368 and Metro’s Title 3. The purpose of
this land use review is to ensure compliance with the regulations of the greenway overlay
zones.
The Macadam Plan District contains a set of regulations designed to preserve and promote the
unique character of the Macadam area. In addition to special development standards for the
district, the regulations restrict auto-oriented uses and development, limit signs, allow for
future light rail, and provide view corridors to the Willamette River. The standards of this plan
district will have to be met and are discussed below in the Development Standards section of
this report.
Impact Analysis and Mitigation Plan: A full description of the proposal was provided on page
one of this report. The following discusses development alternatives other than the one
proposed, that were considered by the applicant. The following additionally describes the
proposed construction management plan, mitigation and monitoring proposal. This
information is specifically required for proposals within the River Water Quality Greenway
overlay zone.
Development Alternatives:
Due to the topography of the parking lot, the soil types, the topography of the Park, and the
location of the river, no other location is available or suitable to attain the project goals which
are to; 1) treat the stormwater runoff from the parking lot and 2) enhance the riparian corridor
of the Willamette River in the Park. Three alternatives were evaluated for this project, and
summarized in the table below. For each of the three alternatives the applicant evaluated the
range of opportunities in the same location. The preferred alternative was chosen based in the
long term benefits to the water quality and wildlife resources related to the Willamette River
and the amenity that it will provide to the Park.
The greatest benefit to the river dependent functional values is provided in Alternative #3, the
preferred alternative.

Decision Notice for LU 11-136820 GW

Page 4

Construction Management Plan:
Construction for this project will begin in early September 2011 and take approximately 2
weeks to complete. The construction site will have a 4-foot tall orange construction fence at the
construction limits and no heavy equipment or construction activities will be allowed outside of
this area. Trees inside the construction area that are to be retained will have a 4-foot tall
orange construction fence at the Root Protection Zone.
This project will be constructed during dry summer months so as to limit the chances of rain
events causing erosion and sedimentation from the construction site. Several erosion control
measures will be taken however to guard against unexpected rain events. There are no storm
drain inlets in the vicinity, however, the swale inlet will have to be blocked during construction
thus forcing any run-off to bypass the swale, follow the existing curb and exit to the river next
to the dock ramps. Coir blanket sediment mats will be laid in this area to trap sediment from
runoff. Straw wattles will be placed at the foot of the construction fence on the downslope side
of the construction area to keep sediment from leaving the construction area. At the end of
each work day, project staff will sweep the adjacent parking lot area and entry drive to clean up
dirt from vehicle tires exiting the construction area.
Unavoidable Impacts: The functional values of the water quality resource will be improved
through the reconstruction of the underperforming water quality swale that is currently in the
site. The project is a high priority stormwater retrofit identified by BES due to its potential to
benefit water quality and riparian habitat functions.
The significant detrimental impacts of the project include the loss of 10 trees larger than 6
inches in diameter. The proposed mitigation for this impact is outline in the attached
mitigation plan, and indicates a net gain in trees (see also tree replacement table below). A
total of 140 trees and 1210 shrubs will be planted in the project area to mitigate the loss of
trees and to meet the intended goal to enhance the vegetation buffer in the riparian corridor.
Proposed Mitigation:
The Bureau of Environmental Services will partner with Portland Parks and Recreation (City
Nature and SW Service Zone) to provide and install all plant materials and maintain
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enhancement plantings for 5 years as part of this swale construction project. The plantings will
help positively address the following functional values:
1.
2.
3.
4.
5.

Provide a vegetated corridor to separate protected water features from development
Maintain or reduce stream temperatures
Maintain natural stream corridors
Minimize erosion, nutrient and pollutant loading into water
Filtering, infiltration, and natural water purification

To achieve these goals, the project is divided into six distinct planting areas based on existing
conditions and construction disturbance. Zones A-E include the riparian restoration area,
while Zone F includes the swale landscape. Installation will differ per zone and will include the
application of native seed to establish a native herbaceous ground cover and the installation of
woody plant materials (bare-root trees, bare-root shrubs, containerized shrubs and B&B trees)
on approximately 0.78 acres surrounding and including the construction area. A total of 200
trees and 1150 shrubs are listed on the “Plant Legend,” to be planted.
Maintenance for Zones A-E will include initial site preparation, follow-up treatment of invasive
non-native vegetation, and additional plant installation as necessary. Zone F will require a
slightly different maintenance regime including treatment of invasive non-native vegetation,
sediment removal, inlet and forebay clearing and replanting of dead plants. All plants will
receive irrigation water as deemed necessary to plant survival.
Monitoring Plan for Mitigation:
Monitoring for zones A-E will occur at least once annually in years one through five, and
quarterly for Zone F. BES has prepared monitoring and documentation guidelines for upland,
riparian and wetland areas to assess conditions and identify trends in order to increase the
continued success of planting projects and have included them as an appendix to this
application. Monitoring includes assessment of plant mortality and its causes. BES will
interplant areas where stocking falls below a level that will ensure occupancy of the site by
native plants within 10 years. BES may prescribe other treatments to reduce further plant
mortality or to further enhance project areas.

LUR 00-00530 GW

Greenway Review for new stormwater facilities for the boat ramp
parking lot; new trails, picnic areas and viewpoint areas.

The current Greenway Review will have the effect of revising LUR 00-00530 GW, with regards to
trails, stormwater facilities and plantings. The approved development shown on site plans for
LUR 00-00530 GW, and conditions of approval, for work outside of the work area delineated for
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the current proposal, will continue to apply to the site. Permit plans must demonstrate how
the requirements of LUR 00-00530 GW continue to be met.
Summary of Applicant’s Statement: The project proposes to reconstruct the existing swale in
approximately the same footprint and using the same outfall location. The reconstruction will
improve stormwater runoff to the Willamette River and improve the riparian vegetation corridor
along the river. When complete the project will provide the following measurable benefits:
 Improved treatment of runoff from approximately 1.4 acres of impervious area from the boat
ramp parking lot
 Improved treatment of runoff from 0.2 acre of landscaped area
 Per the 2008 Stormwater Management Manual (SWMM), this swale is designed to meet
Category 3 for Pollution Reduction.
 Public safety will be improved by replacing tall, overgrown vegetation with shorter plants in
the swale and view corridors into the site.
 Improvements will be made to the pedestrian/bike trail by relocating it away from a
chronically flooded section of the park.
 Enhancements will be made to 1 acre of Willamette River riparian area
 Removal of 50 feet of compacted gravel path, restore with native plantings.
The applicant looked at alternative plans, described above, and chose alternative #3 because it
most fully answered the project objectives. The new swale will be a continuous, open channel,
trapezoidal shape at approximately 180 feet in length. Construction materials and plants will
be native to the Willamette River riparian area. Check dams will be constructed of low
elevation native angular rock. Plants in the swale and adjacent riparian mitigation area will be
natives chosen from the Portland Plant list.
Agency and Neighborhood Review: A Notice of Proposal in your Neighborhood was mailed on
May 27, 2011.
1. Agency Review: Several Bureaus and agencies have responded to this proposal. Please
see Exhibits E for details. The comments are addressed under the appropriate criteria for
review of the proposal, or included as conditions of approval if required to meet City titles other
than Title 33.
2. Neighborhood Review: No written responses were received from either the Neighborhood
Association or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA

33.440.350 Greenway Review Approval Criteria
The approval criteria for a greenway review have been divided by location or situation. The
divisions are not exclusive; a proposal must comply with all of the approval criteria that apply
to the site. A greenway review application will be approved if the review body finds that the
applicant has shown that all of the approval criteria are met.
A. For all greenway reviews. The Willamette Greenway Design Guidelines must be met for all
greenway reviews.
Findings: The Willamette Greenway Design Guidelines address the quality of the environment along the
river and require public and private developments to complement and enhance the riverbank area. The
Design Guidelines are grouped in a series of eight Issues:
Issue A. Relationship of Structures to the Greenway Setback Area: This issue “applies to all but
river-dependent and river-related industrial use applications for Greenway Approval, when the
Greenway Trail is shown on the property in the Willamette Greenway Plan.” These guidelines call for
complementary design and orientation of structures so that the greenway setback area is enhanced.
The guidelines address structure design and structure alignment.
Findings: No structures are proposed as part of this project. This issue does not apply.
Issue B. Public Access: This issue “applies to all but river-dependent and river-related
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industrial use applications for Greenway Approval, when the Greenway Trail is shown on the property in
the Willamette Greenway Plan.” These guidelines call for integration of the Greenway Trail into new
development, as well as the provision of features such as view points, plazas, or view corridors. The
guidelines address public access, separation and screening, signage, and access to the water’s edge.
Findings: No new public access points to the river will be included in this project. The Greenway
Trail is existing and runs through the center of the existing swale. It has a gravel loop trail that
spurs off the eastern side. The gravel loop trail will be removed and decommissioned to allow for the
riparian habitat area along the river’s edge. The Greenway trail crossing the swale will be eliminated
and the trail will be relocated to run in a northwesterly direction along the curb edge to meet up
with the trail where it connects to the parking lot. Pedestrian access to the river is provided at the
boat ramp immediately south and adjacent to this project.

The swale landscaping will allow for viewing of swale functions by pedestrians and will provide a
transition from the parking lot to the natural riparian area. The landscape has been designed to
encourage views from the Greenway trail through the site and to the river.
The conservation and habitat enhancement goals of this project shift pedestrian access out of
riparian areas. Safe pedestrian access to the river is provided at the boat ramp immediately south of
the project site. Access to the river is maintained, along with view corridors and vegetative
screening and these guidelines will be met.
Issue C. Natural Riverbank and Riparian Habitat: This issue “applies to situations where the river
bank is in a natural state, or has significant wildlife habitat, as determined by the wildlife habitat
inventory.” These guidelines call for the preservation and enhancement of natural banks and areas
with riparian habitat.
Findings: No construction work will be performed below the top of bank. The construction site is

proposed by the applicant to be replanted and maintained as a riparian habitat area. Two nuisance
Norway maple trees are proposed to be removed, and other invasive plants such as blackberry will
be eradicated. The site will be replanted with native vegetation appropriate for stormwater facilities
and which also provide habitat benefits to the adjacent riparian area.
The site is also the subject of Land Use Review LU 00-00530 GW. This Greenway Review required
extensive plantings (LUR 00-00530 GW Exhibit C.5) to rehabilitate the riverbank and increase vegetative
cover and diversity, to better serve wildlife needs and aesthetics along the river. The project area
delineated for the current land use review covers much of the planting area specified for LUR 00-00530
GW, but a portion of the LUR 00-00530 GW planted area is outside the limits of the current project.
These areas outside the proposed construction area are still required to be planted as shown on Exhibit
C.5 of LUR 00-00530 GW. Together, the plantings proposed in the applicant’s current mitigation plan,
along with those beyond the project area, but required for LUR 00-00530 GW, will enhance the river
bank and improve riparian habitat and these guidelines will be met.
Issue D. Riverbank Stabilization Treatments: This Issue “applies to all applications for Greenway
Approval.” This guideline promotes bank treatments for upland developments that enhance the
appearance of the riverbank, promote public access to the river, and incorporates the use of vegetation
where possible;
Findings: No construction will be preformed below the top of bank. Access to the river will be
maintained via the adjacent boat ramp and docks. If the plantings along the riverbank that were
required for LUR 00-00530 GW area provided, the riverbank will be both stabilized and enhanced
with native riparian vegetation and this guideline will be met.
Issue E. Landscape Treatments: This Issue “applies to all applications for Greenway Approval which
are subject to the landscape requirements of the Greenway chapter of Title 33 Planning and Zoning of
the Portland Municipal Code.” This Issue calls for landscaping treatments that create a balance
between the needs of both human and wildlife populations in the Greenway Setback area or riverward
of the Greenway Setback.
Findings: The landscape treatment for this site will distinguish pedestrian use from the natural
riparian zone by removing walking paths from riparian areas, in order to enhance riparian
vegetation and wildlife. Realignment of the trail farther upland of the riparian area balances human
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access needs with wildlife habitat enhancement. The informal swale landscaping will allow viewing
of swale functions (including wildlife) by pedestrians and will provide a transition from the parking
lot to the natural riparian area. The landscape has also been designed to encourage views from the
Greenway trail through the site and to the river.
The plantings in and around the swale will create a transition from native riparian areas to areas
more intensively used by people using the park: between the riparian area and the existing parking
lot, and between the riparian area and formal park lawn areas. The Greenway trail will further
separate the more formal park areas from the natural, informal riparian areas. Riverward of the trail
the landscape will slowly transition to the riparian zone, with careful attention not to place masses
of large plants too close to the trail for safety concerns.
The proposed landscaping creates a balance and transition between human use and wildlife habitat
and meets these guidelines.
Issue F. Alignment of Greenway Trail: This issue “applies to all applications for Greenway Approval with
the Greenway Trail shown on the property in the Willamette Greenway Plan.” These guidelines provide
direction for the proper alignment of the greenway trail, including special consideration for existing habitat
protection and physical features in the area of the proposed alignment;
Findings: This project will not detract from the year-round use of the Greenway trail, but rather will

shift the trail farther upland and away from seasonally flooded areas. The Greenway trail is
proposed to be rerouted around the perimeter of the project site, and farther away from the swale
and riparian areas. This will allow for additional riparian area, and discourage pedestrian use that
may cause environmental damage on the river banks. The proposed landscape design encourages
views into the site, as well as from the trail to the river, and these guidelines are met.
Issue G. Viewpoints: This issue “applies to all applications for Greenway Approval with a public viewpoint
shown on the property in the Willamette Greenway Plan and for all applications proposing to locate a
viewpoint on the property”. These guidelines provide direction about the features and design of viewpoints,
as required at specific locations;
Findings: There is no designated viewpoint at this site. This issue does not apply.
Issue H. View Corridors: This issue “applies to all applications for Greenway Approval with a view
corridor shown on the property in the Willamette Greenway Plan”. These guidelines provide guidance in
protecting view corridors to the river and adjacent neighborhoods;
Findings: This site includes the east portion of the Vermont Street View Corridor as described in
chapter 33.550 of the Macadam Plan District. The corridor will be preserved as part of this project.
No structures are to be constructed. No coniferous trees will be placed within the view corridor.
Landscape treatments within the Vermont Street View Corridor will be kept low, so as to not block
views. Deciduous trees will be planted around the edges of the view corridor to help frame views.
These guidelines will be met.
B. River frontage lots in the River Industrial zone.
C. Development within the River Natural zone.
D. Development on land within 50 feet of the River Natural zone.
Findings: The site does not have a River Industrial, River Natural designation and is not within 50 feet a
River Natural designation. These criteria do not apply.
E. Development within the Greenway Setback. The applicant must show that the proposed

development or fill within the Greenway Setback will not have a significant detrimental
environmental impact on Rank I and II wildlife habitat areas on the riverbank. Habitat rankings
are found in the Lower Willamette River Wildlife Habitat Inventory.
Findings: From the Willamette River Wildlife Habitat Inventory (BPS, 1986). “Willamette Park
consists primarily of large expanses of grasses areas, with a scattering of trees, particularly
at the southern end. The park has no other water sources apart from the Willamette River,
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and has no cover along most of the shoreline. There is also very little food. The park
receives high human usage and is very physically disturbed.”
The Willamette River Wildlife Habitat Inventory ranking is IV or V due to rip-rapped river
banks and landscape vegetation in this section of the river.
The Willamette River supports ESA listed species and provides critical habitat for steelhead
and Chinook salmon. The river is listed by the State of Oregon DEQ – 303 (d). The
improvements to the stormwater facility at the park, in concert with riparian plantings, will
improve water quality entering the Willamette River. Downstream in-water conditions will
be improved as a result this project.
The project will reuse the same outfall as the previous swale, eliminating the need for a new
outfall to be constructed. 10 trees will be removed from the Greenway Setback. Nine trees
are over 6 inches in diameter; and 1 tree is a 15-inch Norway maple. The Norway maple is
considered a nuisance plant. The site will be replanted with native trees and shrubs from
the Portland Plant List. No work will occur below the top of bank. A mitigation plan is
attached as Exhibit C.8. A total of 200 trees and 1150 shrubs are listed on the “Plant
Legend,” to be planted.
This criterion is met.
F. Development riverward of the Greenway Setback. The applicant must show that the proposed

development or fill riverward of the Greenway Setback will comply with all of the following criteria:
Findings: There will be no development riverward of the Greenway Setback
This criterion is not applicable.
G. Development within the River Water Quality overlay zone setback. If the proposal includes

development, exterior alterations, excavations, or fills in the River Water Quality overlay zone
setback the approval criteria below must be met. River-dependent development, exterior
alterations, excavations, and fills in the River Water Quality zone are exempt from the approval
criteria of this subsection.
1. Streets, right-of-way dedications, driveways, walkways, outfalls, and utilities.
For streets, right-of-way dedications, driveways, walkways, outfalls, and utilities, the
applicant's impact evaluation must demonstrate that all of the following are met:
a. Proposed development or right-of-way (ROW) locations, designs, and construction
methods have the least significant detrimental impact to the functional values of
the water quality resource area than other practicable and significantly different
alternatives including alternatives outside the River Water Quality overlay zone
setback;
and.
b. The location, design, and construction method of any outfall or utility proposed
within a River Water Quality overlay zone has the least significant detrimental
impact to the functional values of the water quality resource area than other
practicable alternatives including alternatives outside the River Water Quality
overlay zone setback;
Findings: This project is to retrofit an existing swale that lies partially within the Greenway
Setback in the River Water Quality overlay zone. In order to effectively treat the stormwater
from the parking lot above the diversion berm, the swale needed to be located as it
presently is, and use the entire length from the end of the berm to the top of bank. The
parking lot and landscaped areas for which stormwater is to be treated are situated within
the River Water Quality overlay zone, and the treatment swale must be situated downslope
from the collection areas. This arrangement places the treatment swale in the River Water
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Quality overlay zone setback. Given the location of the existing stormwater swale in this
area, there are no other arrangements that would result in fewer environmental impacts.
The applicant’s alternatives analysis is presented on pages 3 and 4 of this report. Available
alternatives consist of variations of upgrading the existing swale, in the current location.
The applicant’s proposal will provide the most beneficial improvement to water quality in
the river, along with significant enhancement of the riparian resources, and this criterion is
met.
c. Water bodies are crossed only when there are no practicable alternatives with
fewer significant detrimental impacts. Where a water body is crossed, the location,
design, and construction method of that crossing has the least significant
detrimental impact to the functioning of the water body and considering
practicable alternatives;
Findings: No water bodies will be crossed. The criterion does not apply
d. There will be no significant detrimental impact on functional values in areas
designated to be left undisturbed within the River Water Quality overlay zone
setback;
Findings: The construction management plan (CMP) and mitigation plan are describe on
pages 4 and 5 of this report. The CMP will be effective because it provides realistic limits to
disturbance while containing the necessary elements (e.g., highly visible construction
fencing, a workable erosion control plan, and tree protection) and it is apparent that the
applicant has carefully thought through the potential impacts of construction activities on
the property.
Construction methods used on this project include heavy machinery use, trucking, and
hand tools. No heavy machinery or trucking will be permitted beyond the top of bank and
no work will occur riverward of the Greenway Setback. No permanent impacts are
anticipated. Any temporary detrimental impacts that cannot be avoided will be mitigated as
shown on the mitigation plan.
The proposed CMP (see Exhibits C.6 and C.7) will provide protection for the resources and
values in areas designated to be left undisturbed for these reasons. Areas shown on the
plans as outside the construction limits will be left undisturbed. The project will remove
invasive plants and plant native trees and shrubs in these areas, thereby increasing their
functional value.
Further, with regards to impacts on the flood storage capacity in this area, BDS Site
Development staff have provided the following comment: “The site is located in the
floodway of the Willamette River. The proposal is to make minor modifications to the
existing swale within nearly the same footprint area and reuse the existing outfall,
surrounding topography will remain unchanged. All work will take place below the base
flood elevation of 33' NAVD, and a net excavation of 100 cubic yards to be removed from the
site is proposed. No net rise in the 100 year flood elevation is expected from these minor
changes.
With regards to considerations during construction, BES offers the following request: “There
is a 30-inch CSP storm line from the west portion of the subject parking lot that appears to
discharge to the river just north of the loading ramp…..The location of the existing outfall of
the 30” Parks Bureau line appears to be close to the existing outfall for the swale and
should be shown on future plans. At time of construction, the relative location of the
outfalls should be taken into consideration to avoid any future conflict.”
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With regards to construction techniques, BES has provided the following comments: “The
applicant is proposing to modify the existing outfall to the Willamette. The outfall should be
constructed using handheld equipment to minimize disturbance, should be designed so as
to not endanger slope stability or cause erosion, and should not endanger any nearby
sanitary sewer pipes. Appendix A.4 of the SWMM provides technical design guidance.”
Therefore, with conditions that construction be conducted using only hand held equipment,
and that all existing outfall pipes, along with other infrastructure within the site, be shown
on all permit plans, this criterion can be met.
e. All significant detrimental impacts on functional values that cannot be avoided
will be mitigated by meeting the requirements of Subsection 33.440.350.H.
and
f.

The mitigation plan ensures that the proposed development will not contribute to
a cumulative loss of functional values over time.

Findings: The proposed mitigation plan is described on page 5 of this report. It will offset
1,146 square feet of permanent disturbance area and 1,421 square feet of temporary
disturbance area, and mitigate the removal of eight trees. The mitigation plant legend (see
Exhibit C.9) lists 200 trees and 1,150 shrubs to be planted.
The project will improve the functional values of the water quality resource in the following
ways:
•

Provide a vegetated corridor to separate protected water features from development. The
project was developed with the intent to enhance the vegetated riparian corridor of the
Willamette River in Willamette Park. The vegetated corridor will be enhanced with native
plants chosen from the Portland Plant List. All materials used in the construction of the
swale, including the check dams and outfall materials are of native content and are
designed to look and function in a “natural” manner.

•

Maintain or reduce stream temperatures. This project will plant large native trees in the
riparian corridor.

•

Maintain natural stream corridors. The project was developed with the intent to
enhance the vegetated riparian corridor of the Willamette River in Willamette Park. The
vegetated corridor will be enhances with native plants chosen from the Portland Plant
List.

•

Minimize erosion, nutrient and pollutant loading into water. This project is designed to
retrofit an existing swale that lies partially within the Greenway Setback. In order to
effectively treat the stormwater from the parking lot above the diversion berm, the swale
is located strategically to use the entire length from the end of the berm to the top of
bank. This length will ensure that 100% of the water quality storm will be treated before
discharging to the outfall in the Willamette River. During construction erosion will be
controlled as detailed in the construction management plan. The stormwater swale is
designed to reduce the amount of sediment discharge to the Willamette River

•

Filtering, infiltration and natural water purification. The project will build a swale using
vegetation to filter and purify the runoff from the boat ramp parking lot.

In addition, Land Use Review LU 00-00530 GW required plantings on this site to rehabilitate the
riverbank and increase vegetative cover and diversity along the river. Areas outside the proposed
construction area are still required to be planted as shown on Exhibit C.5 of LUR 00-00530 GW. The
plantings proposed in the applicant’s current mitigation plan, along with those beyond the project area,
but required for LUR 00-00530 GW, will enhance the river bank and will help to prevent a cumulative
loss of functional values over time.
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With conditions related to planting the site as shown on Exhibit C.8, and Exhibit C.5 of
LUR 00-00530 GW, this project will enhance water quality in the Willamette River and
improve riparian habitat along the river. These criteria can be met.
2. Public safety facilities. For public safety facilities, the applicant’s impact
evaluation must demonstrate that all of the following are met:
Finding: This is not a public safety facility.
The criterion does not apply.
3. Resource enhancement projects. In the River Water Quality overlay zone setback,
resource enhancement projects will be approved if the applicant's impact evaluation
demonstrates that all of the following are met:
Finding: Although this project includes enhancement of water quality and riparian areas
along the Willamette River, it is not strictly considered to be a resource enhancement
project, but rather a development project with appropriate mitigation.
These criteria do not apply.
4. Public recreational facilities. 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:
a. Proposed development locations, designs, and construction methods have the least
significant detrimental impact to the functional values of the water quality resource
area than other practicable and significantly different alternatives including
alternatives outside the River Water Quality overlay zone setback;
Findings: This project will relocate 270 linear feet of the Greenway trail outside the River
Water Quality setback area in order to facilitate the construction of a new stormwater
treatment swale. The trail will be relocated to run alongside the parking lot curb between
the parking lot and the swale, thus completely out of the swale area. This location will have
the least detrimental impacts to the functional values of the water quality resource area.
b. Water bodies are crossed only when there are no practicable alternatives with
fewer significant detrimental impacts. Where a water body is crossed, the location,
design, and construction method of that crossing has the least significant detrimental
impact to the natural functioning of the water body, considering practicable
alternatives;
Findings: The exiting Greenway trail alignment crosses the existing swale at exactly one
point. The new swale and trail designs will eliminate this crossing. The trail was relocated
to the northern curb of the parking lot adjacent to the swale area. The new trail alignment
will not cross the new swale. This criterion does not apply.
c. The public benefits of the proposal outweigh all significant detrimental impacts;
Findings: The new trail alignment will direct users away from the riparian area and swale
treatment area. This will allow for better habitat conditions in the riparian area and better
stormwater treatment of the parking lot run-off. The public will benefit from improved
habitat quality along the river and improved water quality in the river. Additionally, the
new trail alignment will provide two informal view corridors into the riparian area and to the
river. This criterion is met.
d. Areas disturbed during construction that do not contain permanent development
will be restored with native vegetation appropriate to the site conditions and found on
the Portland Plant List;
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Findings: All areas disturbed during construction will be reregulated with native plantings
appropriate to site conditions and found on the Portland Plant List. See mitigation plan
Exhibit C.8 and C.9. This criterion is met.
e. There will be no significant detrimental impact on functional values in areas
designated to be left undisturbed within the River Water Quality overlay zone setback
Findings: To the extent that approval criterion 33.440.350 G.1.d, above, is met, this
criterion is also met.
f. All significant detrimental impacts on functional values that cannot be avoided will
be compensated for through a mitigation plan meeting the requirements of
Subsection 33.440.350.H
and
g. The mitigation plan ensures that the proposed development will not contribute to
a cumulative loss of functional values over time.
Findings: To the extent that approval criteria 33.440.350 G.1.de and f, above, are met,
these criteria are also met.
5. Other development, excavations, and fills in the River Water Quality overlay zone
setback. Where development, exterior alterations, excavation, or fill is proposed in
the River Water Quality overlay zone setback, the applicant's impact evaluation must
demonstrate that all of the following are met:
Findings: No additional development, other than the water quality swale and outfall, and
the trail realignment, all addressed in findings for the approval criteria listed above, is
proposed, and these criteria do not apply.
H. Mitigation or remediation plans. Where a mitigation or remediation plan is required by the

approval criteria of this chapter, the applicant's mitigation or remediation plan must
demonstrate that the following are met:

1. Except when the purpose of the mitigation could be better provided elsewhere,
mitigation will occur:
a. On site and as close as practicable to the area of disturbance;
b. Within the same watershed as the proposed use or development; and
c. Within the Portland city limits.
Findings: All mitigation work will occur on-site within the construction limits or in the
riparian habitat area immediately adjacent to the construction area.
This criterion is met.
2. The applicant owns the mitigation or remediation 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 or remediation plan; or can
demonstrate legal authority to acquire property through eminent domain;
Findings: Willamette Park is a publicly owned property of the City of Portland. It is
operated and maintained by City of Portland Parks and Recreation.
This criterion is met.
3. The mitigation or remediation plan contains a construction timetable and a
minimum 1 year monitoring and maintenance plan that demonstrates compliance
with Subsection 33.248.090.E and includes the following elements:
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Findings: The mitigation plan is in compliance with Subsection 33.248.090.E. All plant
materials will be sourced from local nurseries with local seed sources being preferred.
Plants will be installed with no additional support stakes or wires.
a. Identification of the responsible party or parties that will carry out the mitigation or
remediation plan.
b. Identification of clear and objective performance benchmarks that will be used to judge
the mitigation or remediation plan success; and
c. A contingency plan that indicates the actions to be taken in the event that performance
benchmarks are not met.
Findings: The mitigation plan will be carried out jointly by BES and PPR. BES will be
responsible for installation of required plantings, and PPR, as the property owner, will be
responsible for the establishment, long-term maintenance and monitoring.
This criterion is met

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. The proposal is subject to the development
standards listed in both the Greenway overlay zone and the Macadam Plan District chapters of
the Zoning Code.
33.440.230 Greenway Landscaping standards
B. Landscaping standards. Required greenway landscaping must comply with the standards
stated below.
1. A minimum of one tree for every 20 feet of river frontage.
2. A minimum of one shrub for every two feet of river frontage. However, if the greenway trail
is proposed to be wider than 12 feet, the shrub calculations will be based on a minimum of
one shrub per 25 square feet of area within and riverward of the greenway setback that is
not paved or reveted. Areas of high human use which provide public access to the river,
such as a beach, are exempt from the shrub calculations.
3. Remaining areas which are not paved or reveted surfaces must have living ground cover.
4. All trees and shrubs are to be planted generally within and riverward of the greenway
setback.
5. The standards are for calculation purposes only, and do not require or imply linear
planting. Grouping of trees and shrubs is encouraged, particularly on the riverbank.
C. Native plants. All landscaping must comply with the native plant requirement of the
Willamette Greenway Plan.
Findings: All landscaping within the greenway set back and riverward will comply with the
landscaping standards. A landscape mitigation plan and plant list area attached.
New trees and shrubs are proposed on the swale edges and interplanted among existing
established trees and shrubs in the 1-acre mitigation area and will exceed the minimum
greenway standard. A total of 200 tree and 1150 shrubs will be planted within the project
area. The river frontage of this project is 400 linear feet. A minimum of 20 trees and 200
shrubs will be planted just behind the top of bank to comply with standards B.1 and B.2 above.
The remaining plantings will be installed throughout the project area, and all bare surfaces will
be covered with native grass seed or shrubs.
Some invasive species are present in the swale and in the riparian enhancement area. Removal
of invasive species includes removal of two Norway maple trees --a nuisance plant. New trees
will be planted on site as mitigation for the loss. Other nuisance plants to be removed include
lesser celandine, ivy and blackberry.
These standards are met
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33.440.240 Public Recreational Trails
B. Public recreational trail requirements. All sites with a public recreational trail symbol
shown on the Official Zoning Maps must comply with the requirements of Chapter 33.272,
Public Recreational Trails, provide and install the official Greenway Trail signs as required by
the Parks Bureau, and meet the trail design guidelines contained in the Willamette Greenway
Plan.
C. Recreational trails in the River Natural and River Water Quality zones.
Recreational trails must be designed to minimize disturbances on the natural environment of
the River Natural and River Water Quality zoned lands.
Findings: Changes to the existing pedestrian/bike trail will bring the recreational trail
requirements closer to compliance with greenway standards by improving the safety of the trail
for users, and by improving the water quality related issues. Public safety will be improved by
replacing tall, overgrown vegetation with shorter plants in the swale and view corridors into the
site. The existing bike and pedestrian path will be replaced with 140 linear feet of 9-foot wide
raised concrete walkway.
In order to achieve a fully functioning swale in this location, the existing bike/pedestrian trail
will be relocated to eliminate the swale crossing and culvert. By relocating the trail beyond the
natural area adjacent to the river the project will reduce disturbances on the natural
environment of the River Water Quality zoned area of the project.
This standard is met
33.440.250 Public Viewpoints
Findings: No public Viewpoint has been identifies in the project area. This standard is not
applicable
33.440.260 View Corridors
A. Purpose.
B. Provision of corridors. All view corridors identified in the Willamette Greenway Plan must
meet the view corridor design guidelines contained in the Willamette Greenway Plan.
Findings: There is a View Corridor provision at this location. There is a 60 foot wide corridor
at the Vermont Street grid. The landscape vegetation plan will attain a balance between swale
function, riparian enhancement and the view corridor by careful placement of landscape trees
to protect the view. Plantings will also maintain a low profile and rely on deciduous plants.
This standard is met
The Macadam Plan District includes the following requirements:
33.550 Macadam Plan District
33.550.250 View Corridors
A. Ground level view corridors must be maintained along the rights-of-way of SW Miles, SW
Nevada, SW California, SW Vermont, SW Nebraska, SW Pendleton, and SW Richardson Streets.
These view corridors must be preserved by maintaining open space from SW Macadam Ave to
the ordinary high water line of the Willamette river and are measured 30 feet from each side of
the center line of these streets. Houses within the SW Miles Street view corridor are exempt
from these regulations. A 60 foot wide view corridor at ground level must also be maintained at
SW Carolina Street. This view corridor is directed northeasterly beginning at the intersection of
SW Macadam Ave and SW Carolina Street and extending so that the extension of the northern
edge of the view corridor meets the intersection of the mean low water line and the north
property line of River Lot 6, Southern Portland Addition.
This standard is met

CONCLUSIONS
The applicant proposes to reconstruct the existing stormwater swale immediately north of the
boat ramp at Willamette Park, and to realign the pedestrian trail that currently crosses the
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swale. The project will include regrading the swale area and removal of some vegetation. The
project area will be replanted with 200 trees and 1,150 shrubs, along with the requirement to
plant the riverbank as required for LUR 05-00530 GW.
The applicants and the above findings have shown that the proposal meets the applicable
approval criteria with conditions. Therefore, this proposal should be approved, subject to the
following conditions.

ADMINISTRATIVE DECISION
Approval of Greenway Review for:
 Reconstruction of the Willamette Park water quality swale
 Realignment of the pedestrian trail;
all within the Greenway River Water Quality and River Recreation overlay zones, and in
substantial conformance with Exhibits C.4 through C.9, as signed, and dated by the City of
Portland Bureau of Development Services on June 24, 2011. Approval is subject to the
following conditions:
Note: Please note, standards required by other City Titles for projects on Park and other Cityowned land may or may not be different than Land Use requirements:
•

Projects on Park managed land normally require a Non-Park Use Permit (NPUP) be issued
by Parks Property Management. Please call Maija Spencer at 503.823.7720 for more
information.

•

The project is on City-owned land. Therefore PCC 20.40 (Street Tree and Other Public Tree
Regulations) applies, in addition to any Land Use rules. Permits from Urban Forestry are
required to plant, prune (above and below ground) or remove trees of any size or species.

•

In addition, to other tree removal mitigation, Park standard mitigation for development /
improvement projects of diameter inch for inch is required. Mitigation trees usually cannot
be used to also satisfy other tree planting requirements. Prorated mitigation reductions due
to tree condition, nuisance plant designation or other factors may be considered on a case
by case basis. Alternative site mitigation and in-lieu fees may be considered.

•

Trees planted in developed parks and water quality facilities must be minimum 2" caliper
(5'-7' conifers) or larger. Trees planted in park natural areas must be 0.5" caliper or larger.

•

Tree protection, reviewed and approved by Urban Forestry, is required for all trees intended
to remain within project activity limits.

A.

All permits: Copies of the stamped Exhibits C.4 through C.9 from Case File # LU 11136820 GW and Conditions of Approval listed below, shall be included within all plan sets
submitted for permits (building, grading, Site Development, erosion control, etc.). These
exhibits shall be included on a sheet that is the same size as the plans submitted for the
permit and shall include the following statement, "Any field changes shall be in
substantial conformance with approved Exhibits C.4 through C.9.”

B. Temporary construction fencing shall be installed according to Section 33.248.068 (Tree
Protection Requirements), except as noted below. Construction fencing shall be placed
along the Limits of Construction Disturbance for the approved development, as depicted on
Exhibit C.6 and C.7 Construction Management Plan, or as required by inspection staff
during the plan review and/or inspection stages.
1. No mechanized construction vehicles are permitted outside of the approved “Limits of
Construction Disturbance” delineated by the temporary construction fence. All planting
work, invasive vegetation removal, and other work to be done outside the Limits of
Construction Disturbance, shall be conducted using hand held equipment.
2. Construction shall be conducted using only hand held equipment,
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3. All existing outfall pipes, along with other infrastructure within the site, shall be shown
on all permit plans.
C. A total of 200 trees, 1,150 shrubs, and 15,070 square feet of native ground covers, selected
from the Portland Plant List, shall be planted, in substantial conformance with Exhibits C.8
and C.9 Mitigation Plan; in addition to previously required plantings described below.
1. Plantings shall be installed between October 1 and March 31 (the planting season).
2. Prior to installing required mitigation plantings, non-native invasive plants shall be
removed from all areas within 10 feet of mitigation plantings, using handheld
equipment.
3. Areas outside the proposed construction area for LU 11-136820 GW shall be planted as
shown on Exhibit C.5 of LUR 00-00530 GW.
D. The landscape professional/designer of record shall monitor the required plantings for
two years to ensure survival and replacement as described below. The land owner is
responsible for ongoing survival of required plantings beyond the designated two-year
monitoring period. The landscape professional shall:
1. Provide a minimum of two letters (to serve as monitoring and maintenance reports) to
the South Portland Neighborhood Association, and to the Land Use Services Division of
the Bureau of Development Services (Attention: Environmental Review 11-136820 GW)
containing the monitoring information described below. Submit the first letter within
12 months following final planting of the required mitigation plantings; and the second
letter 12 months following the first. The letters shall contain the following information:
a. A count of the number of planted trees that have died. One replacement tree must
be planted for each dead tree (replacement must occur within one planting season).
b. The percent coverage of native shrubs and ground covers. If less than 80 percent of
the mitigation planting area is covered with native shrubs or groundcovers at the
time of the annual count, additional shrubs and groundcovers shall be planted to
reach 80 percent cover (replacement must occur within one planting season).
c. A list of replacement plants that were installed.
d. Photographs of the mitigation area and a site plan, in conformance with approved
Exhibit C.8 Proposed Mitigation Plan, showing the location and direction of photos.
e. A description of the method used and the frequency for watering mitigation trees,
shrubs, and groundcovers for the first two summers after planting. All irrigation
systems shall be temporary and above-ground.
f.

An estimate of percent cover of invasive species (English ivy, Himalayan blackberry,
reed canarygrass, teasel, clematis) within 10 feet of all plantings. Invasive species
must not exceed 20 percent cover during the monitoring period.

E. Failure to comply with any of these conditions may result in the City’s reconsideration of
this land use approval pursuant to Portland Zoning Code Section 33.700.040 and /or
enforcement of these conditions in any manner authorized by law.
Note: In addition to the requirements of the Zoning Code, all uses and development must
comply with other applicable City, regional, state and federal regulations.
This decision applies to only the City's environmental regulations. Activities which the City
regulates through PCC 33.430 may also be regulated by other agencies. In cases of overlapping
City, Special District, Regional, State, or Federal regulations, the more stringent regulations
will control. City approval does not imply approval by other agencies.
Staff Planner: Stacey M Castleberry
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Decision rendered by: ____________________________________________ on June 24, 2011
By authority of the Director of the Bureau of Development Services

Decision mailed: June 28, 2011
About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on May 4,
2011, and was determined to be complete on May 25, 2011.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on May 4, 2011.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the 120-day review period. Unless further extended by the applicant, the 120 days
will expire on: September 22, 20011.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Hearings Officer, which will
hold a public hearing. Appeals must be filed by 4:30 PM on July 12, 2011 at 1900 SW
Fourth Ave. Appeals can be filed Tuesday through Friday on the first floor of the Development
Services Center until 3 p.m. After 3 p.m. and Mondays, appeals must be submitted to the
receptionist at the front desk on the fifth floor. An appeal fee of $250 will be charged. The
appeal fee will be refunded if the appellant prevails. There is no fee for ONI recognized
organizations appealing a land use decision for property within the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s bylaws. Assistance in filing
the appeal and information on fee waivers is available from BDS in the Development Services
Center. Please see the appeal form for additional information.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
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information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Hearings Officer is final; any
further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 days
of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA at
550 Capitol St. NE, Suite 235, Salem, Oregon 97301, or phone 1-503-373-1265 for further
information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
issue. Also, if you do not raise an issue with enough specificity to give the Hearings Officer an
opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after July 13, 2011 – (the day
following the last day to appeal).
• A building or zoning permit will be issued only after the final decision is recorded.
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 the 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
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
• All conditions imposed herein;
• All applicable development standards, unless specifically exempted as part of this land use
review;
• All requirements of the building code; and
• All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED
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A. Applicant’s Statements
B. Zoning Map (attached)
C. Plans/Drawings:
1. Cover sheet
2. Existing Conditions
3. Tree Survey
4. Proposed Development (attached)
5. Proposed Development
6. Construction Management
7. Construction Management (attached)
8. Mitigation (attached)
9. Plant Legend (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Water Bureau
2. Site Development Review Section of BDS
3. Bureau of Environmental Services
F. Correspondence:
No correspondence from neighboring property owners was received.
G. Other:
1. Original LU Application
2. Site History Research
The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior to the
event if you need special accommodations. Call 503-823-7300 (TTY 503-823-6868).

