Date:

July 21, 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 10-184030 EN
GENERAL INFORMATION
Applicant:

Bureau of Environmental Services
Attention: Chis Lastomirsky
1120 SW 5th Ave., #1000
Portland, OR 97204-1912
503-823-5489

Representative:

Vigil-Agrimis Inc.
Attention: John Vlastelicia
819 SE Morrison St., Ste. 310
Portland OR 97214

Other Owners:

Ruth Pruitt & Henry Moshberger
159 SW Florence Avenue, D 19
Gresham, OR 97080

Site Address:
Legal Description:

14333 E NE Whitaker Way
LOT 2, PARTITION PLAT 2002-1, and SECTION 24 1N 2E, TL 1100
3.48 ACRES
R649820020 and R942240360
1N2E24 02404 and 1N2E24 B 1100
2545
Argay, contact Troy Palmquist at 503-256-5445.
Columbia Corridor Association, contact Peter Livingston at 503-7962892.
East Portland Neighborhood Office, contact Richard Bixby at 503-8234550.
Columbia South Shore - Southern Industrial
Special Flood Hazard Area.
IG2cs—General Industrial 2 base zone, with Environmental
Conservation and Scenic Resources overlay zones.
EN—Enviromental Review
Type II, an administrative decision with appeal to the Hearings Officer.

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

Decision Notice for LU 10-184030 EN

Page 2

Proposal: The City of Portland Bureau of Environmental Services (BES) proposes to construct
a water quality facility to treat stormwater runoff in the vicinity of NE 148th Avenue and NE
Sandy Boulevard. The project is located within the City of Portland’s Columbia South Shore
Plan District (CSSPD), and portions of the project are located within designated Environmental
Conservation overlay zones.
The project site is located within a 294-acre drainage basin. Stormwater from this basin is
currently untreated and discharges to the Columbia Slough through a network of underground
pipes and roadside ditches. The City of Portland purchased the subject property in 2002 to
develop the site with a stormwater management facility, to improve water quality in stormwater
entering Columbia Slough. This will address Total Maximum Daily Load (TMDL) requirements
for the slough and help the City meet its federal National Pollutant Discharge Elimination
System (NPDES) requirements for stormwater pollutant management.
The project involves constructing a dry pond treatment system with a concrete forebay.
Stormwater will pass from the concrete forebay through two water quality pools prior to
discharging to a forested area to the north of the pools. Water discharged from the second pool
will proceed northward via overland flow before entering the existing drainage ditch that
extends along the eastern perimeter of the site. Berms will be graded at three locations on the
property to help direct flow to the property’s northeastern corner. New piping will be installed
to convey water from the property’s drainage ditch to a Multnomah County Drainage District
(MCDD) ditch located to the northeast of the property, across NE Whitaker Way. Bank
stabilization activities including placement of rock and native plants, will occur in the
drainageways at the pipe inlets and outlets. Final design of the project will be reviewed and
approved by BES’ Chief Engineer.
The majority of the project elements, including the new concrete forebay and the two water
quality pools, are located outside of environmental zones. Project activities within
environmental zones are identified as Area A and Area B, on the attached figures. Work
activities within these areas are within City-mapped environmental zones and must be
approved through environmental review. This work is the subject of this environmental review.
Area A: Placement of fill and grading will be required to construct an earthen berm in Area A.
The footprint of the berm will be approximately 1,060 square feet. Approximately 13
cubic yards of fill material will be placed within this footprint. No trees greater than 6
inches in diameter (at breast height) will be removed for the berm’s construction.
Vegetation disturbed for construction of the berm consists primarily of non-native
grasses, blackberry, and smaller trees.
Area B: The installation of piping to convey water to the MCDD drainageway northeast, across
NE Whitaker Way will involve disturbance within Area B. Activities in Area B will include
the excavation of a trench and installation of the pipe. Portions of the drainageway
disturbed for pipe installation will be stabilized by the placement of rock and native
plants. The footprint of the new pipe and bank stabilization will be approximately 410
square feet. No trees greater than 6 inches in diameter will be removed in Area B.
Note that installation of stormwater piping below the public right-of-way of NE Whitaker Way is
exempt from the environmental regulations of Chapter 33.515, according to 33.515.274. H.
Relevant Approval Criteria: Portions of the site are within the City’s Environmental
Conservation overlay zone, within Portland’s Columbia South Shore Plan District. Zoning Code
section 33.515.276 B.1 stipulates that grading, and removal of native vegetation, within the
environmental zones require approval through Environmental Review. In addition, the
Columbia South Shore Plan District development standards listed in 33.515.278 must be met.
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In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:


Section 33.515.280 D.1 and D.2

FACTS
Site and Vicinity: The project will be constructed on two parcels situated in northeast
Portland, along the north side of NE Sandy Boulevard at NE 145th Avenue. NE Whitaker Way
runs between the southeast property and the northwest property. The project site is
structurally undeveloped and is largely vegetated. An elevated paved trail runs from north to
south along the western property boundary. A stormwater drainageway parallels the property’s
eastern border, along an adjacent private drive. Flows from this drainage currently enter a
culvert beneath NE Whitaker Way and discharge to a city storm pipe, which outfalls to the
Columbia Slough to the north.
Vegetation on the southern portion of the property is dominated by Himalayan blackberry and
black cottonwood. Tree species on the northern portion of the property include willow, black
cottonwood, and red alders. The herbaceous layer includes reed canarygrass, Himalayan
blackberry, common velvet grass, common rush, and various broadleaf weeds. A small (0.01
acre), isolated swale wetland is located in the central portion of the property. A larger (0.35
acre) forested wetland is located on the northeastern portion of the property; and is
hydrologically connected to the drainage on the property’s eastern boundary.
Zoning: The zoning designation on the site includes the General Industrial 2 (IG2) base zone,
with Environmental Conservation (“c”), and Scenic Resources (“s”) overlay zones (see zoning on
Exhibit B). The site is also situated in the Columbia South Shore Plan District.
The IG2 zone is one of the three zones that implement the Industrial Sanctuary map
designation of the Comprehensive Plan. This zone provides areas where most industrial uses
may locate, while other uses are restricted to prevent potential conflicts and to preserve land
for industry. IG2 areas generally have larger lots and an irregular or large block pattern. The
area is less developed, with sites having medium and low building coverages and buildings
which are usually set back from the street. The provisions of this zone allow this use; these
provisions are not specifically addressed through this Environmental Review.
Environmental overlay zones protect environmental 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. They protect the most
important environmental features and resources while allowing environmentally sensitive
urban development where resources are less sensitive. The purpose of this land use review is
to ensure compliance with the regulations of the environmental zones.
The “s” overlay zone is intended to protect Portland’s significant scenic resources. The
purposes of the Scenic Resource zone, to enhance the city’s appearance and protect scenic
views, are achieved by establishing height limits, establishing landscaping and screening
requirements, and requiring preservation of identified scenic resources. In this location the “s”
overlay designates View Corridor #22 in the Scenic Resources Protection Plan. Development
and vegetation in this area is limited to 125 feet in height. This standard must be shown to be
met at the time permits are issued. The plantings indicated by the applicant will meet this
standard.
The Columbia South Shore plan district regulations encourage the development of the
Columbia South Shore as an industrial employment center which is intended to attract a
diversity of employment opportunities. The plan district regulations also protect significant
environmental and scenic resources and maintain the capacity of the area infrastructure to
accommodate future development. The Columbia South Shore Plan District has specific
environmental regulations and the purpose of this review is to ensure that the proposal meets
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the special environmental standards and approval criteria for Columbia South Shore
environmental zones.
Environmental Resources: The application of the environmental overlay zones is based on
detailed studies that have been carried out within ten separate areas of the City.
Environmental resources and functional values present in environmental zones are described
in environmental inventory reports for these study areas.
The Project Site is identified as Resource Site “V” in the Natural Resources Protection Plan for the
Columbia South Shore (Portland Bureau of Planning 2000). The resource functions and values
identified for Resource Site V are listed below.


Groundwater recharge/discharge, drainage, flood storage/desynchronization, erosion
control/sediment trapping, pollution/nutrient retention/removal, wildlife habitat,
node/refuge.

Impact Analysis and Mitigation Plan: A description of the overall proposal was provided on
page one of this report. The following discusses the proposed construction management plan,
mitigation and monitoring proposal.
Construction Management Plan (CMP):
Construction access for the creation of the new berm within Area A will be provided by NE
Whitaker Way. The circular drive at its west end allows for continuous, one-way traffic
adjacent to the site on NE Whitaker Way. NE Whitaker Way will also provide direct access for
the drainageway bank stabilization and pipe installation activities.
Construction activities will be accomplished with standard construction equipment such as
dump trucks, graders, backhoes, and excavators. An equipment staging and stockpile area will
be located on the property’s southeastern portion, outside of environmental zones.
Erosion control for the project will be implemented in accordance with the City of Portland’s
Erosion Control Manual, dated March 1, 2008. Exclusion zone fencing will be installed in both
environmental zoned areas prior to construction to clearly delineate work areas and prevent
unnecessary ground and vegetation disturbance. All work below the ordinary high water
(OHW) level of the drainage ditches will be performed during the Oregon Department of Fish
and Wildlife (ODFW)-recommended in-water work period for the Columbia Slough, which is
June 15th to September 15th. The drainageway outfall and bank stabilization work area will be
dewatered and isolated from the downstream portion of the ditch through the use of
appropriate measures such as sand bags and plastic sheeting. A sediment fence will be
installed across the ditch below the isolated work area.
Unavoidable Impacts:
The Columbia South Shore Natural Resources Protection Plan identifies the following functions
and values provided in environmental zones in Resource Inventory Site “V”:
Groundwater Recharge/Discharge
The project site is situated at low elevation in relatively close proximity to the Columbia Slough.
Seasonal high groundwater levels on the northern portion of the property are near (or above)
the ground surface during portions of the year, as evidenced by the seasonal ponding in low
spots. The proposed facilities and grading promote stormwater retention and infiltration, and
promote groundwater recharge on the site. The area’s hydrogeologic connection to Columbia
Slough and the Columbia River will not be affected.
Drainage
There are no natural watercourses (e.g., streams) on the site. A roadside drainageway runs
along the property’s eastern edge, adjacent to a paved private drive. The project will direct
stormwater to the site that will be routed through the new dry pond treatment system prior to
discharging to the north end of the site. The drainage pattern on the northern portion of the
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property will not be changed; surface flows will continue to drain towards the low point at the
property’s northeastern corner.
Flood Storage/Desynchronization
The project site is not located within the 100-year floodplain. The constructed treatment
facilities provide additional capacity for the retention of surface runoff piped to the site from the
surrounding areas.
Erosion Control/Sediment Trapping
Vegetation disturbance and grading for the new berm, pipe installation, and bank stabilization
work will temporarily increase the erosion potential in these areas during construction.
However, erosion and sediment control practices will minimize the effects of the construction
disturbance, and subsequent revegetation efforts will stabilize exposed soils. Protective riprap
placed in the drainage ditch at the outlet of the new piping beneath NE Whitaker Way will also
minimize the potential for bank erosion at this location.
The “sediment trapping” value of the site will be improved by the project. The proposed dry
pond stormwater treatment system provides new opportunity for suspended sediment removal
from area stormwater discharges, which are currently piped to the Columbia Slough untreated.
Pollution/Nutrient Retention/Removal
The proposed site improvements are designed specifically to improve the water quality of
stormwater discharges to Columbia Slough. The routing of basin stormwater flows through the
site’s treatment facilities will provide pollutant and nutrient retention/removal for stormwater
runoff that currently enters Columbia Slough untreated. Water quality of stormwater
discharges will benefit from suspended solids settling within the pools and through biofiltration
both within the vegetated pools and after water is discharged from the pools.
Wildlife Habitat/Refuge
The proposed project involves minor vegetation disturbance and grading for the creation of a
berm at the northern end of the site. This perimeter area of non-native grasses, blackberry and
small trees provides limited habitat value for small birds and mammals, although it is more of a
transition area between the more mature forest to the south and the roads/development to the
north and northwest. The creation of a berm at this location will provide some additional
physical separation between the forest on the property and the roads/development to the north
and northwest. The berm will be revegetated with native plant species following construction
and will buffer wildlife habitat to the south from traffic and human activity to the north.
Proposed Mitigation:
The proposed project involves removing invasive species and replanting environmental zoned
areas with native species. The BES Watershed Revegetation Program will be responsible for the
revegetation activities associated with this project.
The following revegetation plan description was provided by BES specifically for this Land Use
Review application.
BES will provide and install all plant materials and maintain enhancement plantings for 5
years as part of this water quality facility and site restoration project. This revegetation plan
specifically details the planting of the environmental zones in the project area, which total
approximately 11,598 square feet. Revegetation activities will include initial site preparation,
follow-up treatment of invasive non-native vegetation, and additional plant installation as
necessary. Monitoring will occur at least once annually in years one through five.
BES’ Watershed Revegetation Program will provide native seed to the construction contractor
for application to all exposed/disturbed soils within the project boundaries including all graded
areas, access roads, staging areas, and stockpile areas. Additionally, the Watershed
Revegetation Program will apply native seed to other areas within the project boundary to
provide competition to invasive plant species and aid in vegetation management. Species
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composition of the native seed mix is shown in the seed list table below. All seed material will
be collected and/or propagated from local seed sources to help maintain local genetics and
improve survival. Seed will be applied during and after construction activities in summer/fall
2012.
NATIVE HERBACEOUS SEED LIST
Native Grasses
Common Name
California Brome
Bromus carinatus
Blue Wild Rye
Elymus glaucus
Roemer’s Fescue
Festuca roemerii
Slender Hair Grass
Deschampsia elongata
Meadow Barley
Hordeum brachyantherum
Large-Leaved
Lupine
Lupinus polyphyllus
Self-Heal
Prunella vulgaris
Yarrow
Achillea millefolium
Canada Goldenrod
Solidago Canadensis
Total Lbs/Acre

Lbs/Acre
5
7
6
2
2
1
1
0.5
0.5
25

BES will provide and install all native woody plant materials, as listed below. Materials will
consist of native trees and shrubs in the form of bare-root seedlings. Most plant materials are
collected and/or propagated from a Portland metro area wild population/seed source.
Installation of these materials shall occur in winter 2013.
Species

NATIVE PLANT LIST FOR C-ZONE AND C-ZONE TRANSITION AREA
Common Name
Plant Densities

Trees
Crataegus douglasii
Fraxinus latifolia
Populus trichocarpa
Malus fusca

Black Hawthorn
Oregon Ash
Black Cottonwood
Pacific Crabapple

Shrubs
Spiraea douglasii
Rosa pisocarpa
Sambucus racemosa
Cornus sericea
Physocarpus capitatus

Spiraea
Swamp Rose
Red Elderberry
Red Osier Dogwood
Pacific Ninebark

(1 tree per 500 SF of area)
~23 trees

(3 shrubs per 500 SF of
area)
~69 shrubs

Actual numbers of specific plants may be adjusted and species substitutions may be made
depending on availability of plant stock. Trees will be planted in clusters of at least 3, on
approximately 8-foot spacing, and each tree will be protected with a vexar mesh tube to reduce
mortality due to herbivore damage. Shrubs will be planted in clusters of three and staked with
bamboo.
Monitoring Plan for Mitigation:
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. 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.
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Non-native vegetation will be suppressed by mechanical or chemical means for the first five
years. Cutting and/or spraying treatments will occur 1-4 times annually, depending on
regrowth of exotic vegetation. If survival of planted seedlings falls below acceptable levels,
maintenance will be intensified and high-mortality areas will be interplanted (see below). It is
expected that after the first five years, native trees and shrubs will be well established.
SCHEDULE OF PLANTING, MONITORING, AND MAINTENANCE
Schedule

Task

Details
•
Introduction of native grass seed.
•
Will occur during and immediately after construction

Summer/Fall
2012

Non-Native Vegetation
Removal, Erosion
Control, and Seeding

Winter/Spring
2013

Planting

•
•

Includes all labor and materials for the initial plantings.
Includes installation of animal damage control
prevention materials.

Maintenance &
Monitoring

•
•
•

Will occur on a quarterly basis.
Plant watering will occur on as as-needed basis.
Replanting some areas, as necessary due to plant
mortality.
Perform vegetation management. By cutting, mowing,
and spraying non-native vegetation until planted trees
and shrubs are established.
Provide monitoring results yearly and upon request to
permitting agencies.

Summer 2013
through
December 2017

•
•

Land Use History: City records indicate that prior land use reviews include the following:
•
LUR 93-00807 EN – Approved with conditions a trunk sewer construction project extending
sanitary sewers from the Airport Way No. 2 Pump Station to the area between the south
slough, Sandy Blvd, NE 148th, and NE 158th.
•
LUR 00-00737 EN – Approved with conditions a right-of-way dedication in the
environmental conservation overlay zone. Construction of the roadway was not addressed
as part of this environmental review and an additional environmental review is required for
the NE 148th Avenue street improvements. The applicant paved a 20 foot wide roadway in
the NE 148th Avenue right-of-way under a Portland Transportation revocable permit which
was considered a temporary emergency measure per 33.430.080.B.
•
LUR 01-00376 MP AD - Approval of a Minor Partition and Adjustment to waive the
Columbia South Shore revegetation standards with mitigation at the Prison Pond
Meanders.
•
LUR 01-00505 EN – Approved with conditions restoration and enhancement of a 7.5 mile
reach of the Columbia Slough between NE 13th Avenue and NE 158th Avenue.
•
LU 03-150606 AD - Approval of an Adjustment to relocate the area approved in LUR 0100376 MP AD for revegetation of the vegetative transition area.
•
LU 03-148149 EV EN - Approval of an Environmental Violation review to remediate fill and
stockpiling in the environmental zones, and Environmental review to approve future
development area and to modify the environmental zone boundary. Note that all conditions
of approval of this land use review continue to apply.
Agency and Neighborhood Review: A “Notice of Proposal in Your Neighborhood” was mailed
on April 14, 2011. No comments were received from surrounding neighbors. The following
Bureaus have responded with no issues or concerns:
•
•
•
•
•
•

BDS Site Development Section
Portland Water Bureau
BDS Life Safety Section
Bureau of Environmental Services
Bureau of Transportation Engineering
Multnomah County Drainage District No. 1

Decision Notice for LU 10-184030 EN

Page 8

• Oregon Department of State Lands (did indicate need of onsite inspection)

ZONING CODE APPROVAL CRITERIA
33.515.280 COLUMBIA SOUTH SHORE ENVIRONMENTAL REVIEW
D.
Approval criteria.
1. Fill or destruction of a natural resource in an EC zone will be approved if the review
body finds that:
a. All resource values listed in Table 2-3 of the Natural Resources Protection Plan for the
Columbia South Shore being altered or destroyed will be replaced through mitigation.
If the mitigation site is within a protected resource, values that already exist do not
count towards mitigation;
Findings: A discussion of the project’s relation to site resources and values is presented
above in pages 4 through 7. The project will not destroy or adversely alter in the long-term
the functional values of site resources, as identified in Table 2-3 of the Natural Resources
Protection Plan for the Columbia South Shore.
All environmental conservation zone transition areas on BES property (whether disturbed
by construction or not) will be revegetated as indicated in the Revegetation Plan presented
in this narrative, and all areas of the off-site property affected by construction disturbance
will be revegetated as well. The Revegetation Plan involves establishing native herbaceous
groundcover, shrubs, and trees on the environmental conservation zone portions of the site,
where vegetation currently consists largely of non-native species.
This criterion is met.
b. The mitigation is in the Columbia South Shore Plan District and abuts or is within a
protected resource;
Findings: The proposed mitigation plan is described above in pages 5 through 7. The
revegetation plan covers areas both within the protected resource area of a environmental
conservation zone and in transition areas. This criterion is met.
c. If the mitigation area abuts a protected resource, the mitigation area will be at least
110 percent of the size and values of the altered resource area;
d. If the mitigation area is within a protected resource:
(1) The mitigation area will be at least 330 percent of the size of the altered area; and
will replace at least 110 percent of the values of the altered resource area; and
(2) Mitigation will be provided for all resource values lost, including those lost in the
protected resource as part of the mitigation efforts.
Findings: Construction of the berm, and installation of piping and bank stabilization work
will disturb approximately 1,500 square feet in the environmental zone. The revegetation
plan for this project covers approximately 11,598 square feet within environmental
conservation zone resource and transition areas. It will include planting 23 native trees
and 69 native shrubs. The mitigation area covers 773% of the altered resource area.
The proposed project will not result in permanent loss of resource values. Temporary
impacts to “wildlife habitat” and “erosion control/sediment trapping” values from
construction disturbance will be mitigated through the proposed revegetation efforts.
These criteria are met.
e. The maintenance plan insures that maintenance and protection of resource
mitigation areas and associated functions and values for 5 years after success has
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been achieved. The 5 year period will begin when the Bureau receives and approves a
report from the applicant which describes the manner in which mitigation success
has been achieved. Success shall be defined in the approved mitigation plan to
include:
(1) Full achievement of required resource values; and
(2) Compliance with development standards of Section 33.515.278.
Findings: The Maintenance Plan outlined by BES’ Watershed Revegetation Program is
presented above in pages 6 and 7. It involves quarterly monitoring and maintenance of
revegetation areas, beginning the summer after planting is complete. BES will coordinate
with BDS, as needed, to ensure monitoring, maintenance, and reporting requirements are
sufficiently addressed. This criterion is met.
D. 2. Removal of vegetation in an environmental zone or planting of native vegetation if
not required in a protected natural resource will be approved if the review body finds
that all activities will result in no loss of resource values identified in Table 2-3 of the
Natural Resources Protection Plan for the Columbia South Shore.
Findings: The proposed revegetation plan involves non-native species removal and planting
of natives to establish native herbaceous ground cover, shrubs, and trees within
environmental conservation zone resource and transition areas. These efforts will provide
long-term enhancement of vegetative structure and diversity and will not result in
permanent loss of resource values. The project will improve resource values in the
immediate project area, through replanting with native species; as well as in the Columbia
Slough by improving water quality. 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.
CHAPTER 33.515.278 DEVELOPMENT STANDARDS
Stormwater discharges in an environmental zone are a permitted use under Zoning Code
Section 33.515.276.A.2.d provided that they comply with the development standards of Zoning
Code Section 33.515.278. Vegetation removal and grading in an environmental zone also are
allowed per 33.515.276.B.1 if these activities comply with the development standards of
33.515.278. The development standards of 33.515.278 are outlined and addressed individually
in this section.
33.515.278 Development Standards
A. Except for temporary uses and as specified in Paragraph A.6, land uses and
activities on lots or sites which contain an environmental zone on any portion of them
require revegetation of the vegetated transition area as follows:
1. Species must be classified as native on the Portland Plant List, and not be
classified as prohibited or nuisance plants;
Response: The species comprising the herbaceous seed mix, shrubs, and trees identified in
BES’ Revegetation Plan for the site are classified as native on the Portland Plant List and are
not classified as prohibited or nuisance plants. This standard is met.
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2. Planting must cover 90 percent of the ground within one year or two growing
seasons after planting;
Response: BES will monitor the site for indicators of revegetation success (including
coverage) at least once annually in years one through five. The monitoring will include an
assessment of plant mortality and its causes, based on monitoring and assessment
guidelines developed by BES’ Watershed Revegetation Program. Maintenance of revegetation
areas, including invasive species removal and replanting with native species, will occur one
to four times annually (based on need) in the first five years after planting. This standard is
met.
3. 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; and
Response: The Revegetation Plan for this project identifies species of native trees, shrubs,
and herbaceous ground cover to be used. The native herbaceous seed list specifies a mix of
nine species. Five of these are grasses and four are flowers, which will result in a roughly
50/50 grass/flower mix when measured by area covered. This standard is met.
4. If cover requirements are not met within one year from issuance of an occupancy
permit, final inspection, or certificate of completion, replanting is required and the
requirements of this section must be met within one year or two growing seasons of
replanting.
Response: BES will monitor the site for indicators of revegetation success (including
coverage) at least once annually in years one through five. The monitoring will include an
assessment of plant mortality and its causes, based on monitoring and assessment
guidelines developed by BES’ Watershed Revegetation Program. Maintenance of revegetation
areas, including invasive species removal and replanting with native species, will occur one
to four times annually (based on need) in the first five years. This standard is met.
5. Plants used for revegetation may also count towards other landscaping
requirements.
Response: Not applicable. Other landscaping requirements do not apply to the proposed
work in the site environmental conservation zones.
6. Exception for sites with an existing nonconforming use, allowed use, limited use,
or conditional use. Sites with an existing nonconforming use, an allowed use, a
limited use, or a conditional use are subject to the following regulations:
a. Required improvements. When alterations are made to a site that does not meet
the standards of A.1-5, above, the site must be brought into conformance with the
standards of A.1-5. The cost of meeting the standards of A.1-5 may be counted toward
the cost of upgrades required by Subsection 33.258.070.D. However, the standards of
A.1-5 must be met first.
b. Area of required improvements. Except as provided in 33.258.070.D.2.c(2),
Exception for Site With Ground Leases, required improvements must be made to the
entire site.
c. Timing and cost of required improvements. The timing and cost of the required
improvements is specified in 33.258.070.D.2.d. However, where 33.258.070.D.2.d
refers to the standards listed in subparagraph 33.258.070.D.2.b, the standards of A.1-5
are also included.
Response: Not applicable.
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B. Land uses, land divisions, and activities within an environmental zone must meet
the following standards:
1. Revegetation in a vegetated transition area must meet the following:
a. Species must be classified as native on the Portland Plant List, and not be
classified as prohibited or nuisance plants;
Response: The herbaceous seed mix, shrubs, and trees identified in BES’ Revegetation Plan
for the site are classified as native on the Portland Plant List and are not classified as
prohibited or nuisance plants. This standard is met.
b. Planting must cover 90 percent of the ground within one year or two growing
seasons after replanting;
Response: BES will monitor the site for indicators of revegetation success (including
coverage) at least once annually in years one through five. The monitoring will include an
assessment of plant mortality and its causes, based on monitoring and assessment
guidelines developed by BES’ Watershed Revegetation Program. Maintenance of revegetation
areas, including invasive species removal and replanting with native species, will occur one
to four times annually (based on need) in the first five years. This standard is met.
c. 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; and
Response: The Revegetation Plan for this project identifies species of native trees, shrubs,
and herbaceous ground cover to be used. The native herbaceous seed list specifies a mix of
nine species. Five of these are grasses and four are flowers, which will result in a roughly
50/50 grass/flower mix when measured by area covered. This standard is met.
d. If cover and species requirements are not met within one year or two growing
seasons from issuance of an occupancy permit, final inspection, or certificate of
completion, replanting is required and the requirements of this section must be met
within one year of replanting.
Response: BES will monitor the site for indicators of revegetation success (including
coverage) at least once annually in years one through five. The monitoring will include an
assessment of plant mortality and its causes, based on monitoring and assessment
guidelines developed by BES’ Watershed Revegetation Program. Maintenance of revegetation
areas, including invasive species removal and replanting with native species, will occur one
to four times annually (based on need) in the first five years. This standard is met.
e. Plants used for revegetation may also count towards other landscaping
requirements.
Response: Not applicable. Other landscaping requirements do not apply to the proposed
work in the site environmental conservation zones.
2. Revegetation in a protected resource must meet the following:
a. Species must be classified as native on the Portland Plant List, and not be
classified as prohibited or nuisance plants;
Response: The herbaceous seed mix, shrubs, and trees identified in BES’ Revegetation Plan
for the site are classified as native on the Portland Plant List and are not classified as
prohibited or nuisance plants. This standard is met.
b. Planting must cover 90 percent of the ground within one year;
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Response: BES will monitor the site for indicators of revegetation success (including
coverage) at least once annually in years one through five. The monitoring will include an
assessment of plant mortality and its causes, based on monitoring and assessment
guidelines developed by BES’ Watershed Revegetation Program. Maintenance of revegetation
areas, including invasive species removal and replanting with native species, will occur one
to four times annually (based on need) in the first five years. This standard is met.
c. Figure 2-3 of the Natural Resources Protection Plan for the Columbia South Shore
lists all protected natural resources in the plan district and identifies their resource
values. If a site is a riparian area, Subsubparagraph (1) must be met. If a site is not a
riparian area, but is a meadow or open space without trees, Subsubparagraph (2) must
be met. All other sites must meet Subsubparagraph (1).
(1) Planting requirements with trees:
• At least 8 species of plants must be used;

• At least 2 species must be shrubs and 2 must be trees;
• Fifty percent of any seed mix must be grass and 50 percent flowers when measured by area
covered;
• One tree and 3 shrubs are required for every 500 square feet of planting area; and
• Trees and shrubs must be planted in clusters of at least 3.

(2) Planting requirements without trees:
• At least 8 species of groundcover plants must be used; and

• Fifty percent of any seed mix used must be grass and 50 percent flowers when measured by
area covered.

Response: “The Planting Requirements with Trees” outlined in subparagraph (1) above are
applicable to this project. The proposed Revegetation Plan for this project meets these
requirements, as follows:
• Four species of trees, five species of shrubs, and nine species of herbaceous ground
cover are specified in the Revegetation Plan.
• The herbaceous seed mix will consist of five grass species and four flower species,
resulting in a roughly 50/50 grass/flower mix when measured by area covered.
• The plant densities specified in the Revegetation Plan for the C-Zones are one tree and
three shrubs per 500 square feet of area.
• The Revegetation Plan specifies that trees will be planted in clusters of at least 3, on
approximately 8-foot spacing. Shrubs will also be planted in clusters of three.
Existing native vegetation located within site environmental conservation zones may be used
to help meet these requirements. Densities and spacing of new plantings may vary from the
above specifications to account for existing vegetation, as appropriate.
This standard is met.
d. If cover and species requirements are not met within one year from issuance of any
occupancy permit or final inspection, replanting is required and the requirements of
this section must be met within one year of replanting.
Response: BES will monitor the site for indicators of revegetation success (including
coverage) at least once annually in years one through five. The monitoring will include an
assessment of plant mortality and its causes, based on monitoring and assessment
guidelines developed by BES’ Watershed Revegetation Program. Maintenance of revegetation
areas, including invasive species removal and replanting with native species, will occur one
to four times annually (based on need) in the first five years. This standard is met.
e. Plants used for revegetation may also count towards other land scaping
requirements.
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Response: Not applicable. Other landscaping requirements do not apply to the proposed
work in the site environmental conservation zones.
3. Herbicides used for removal of vegetation must be listed by the U.S. Environmental
Protection Agency as appropriate for application in aquatic areas and use must be in
accordance with directions for application.
Response: Non-native vegetation will be suppressed by mechanical or chemical means for
the first five years after planting. The BES Watershed Revegetation Program will be
responsible for such maintenance. Only herbicides approved for aquatic use by the U.S.
Environmental Protection Agency will be used. Herbicide applications will be performed by a
licensed pesticide applicator in accordance with label directions. This standard is met.
4. Areas of cleared vegetation must be reseeded or replanted within one year of
vegetation removal.
Response: The BES Watershed Revegetation Program will provide native seed to the
construction contractor for application to all exposed/disturbed soils within the project
boundaries, including all graded areas, access roads, staging areas, and stockpile areas.
Seed will be applied during and after construction activities in summer/fall 2012.
Installation of native woody plant materials (trees and shrubs) will be performed by BES
within one year of vegetation removal, in winter 2013. This standard is met.
5. All development or activities which disturb ground or remove vegetation must
conform to Chapter 24.70, Clearing, Grading, and Erosion Control, and to follow the
Erosion Control Technical Guidance Handbook. In addition, the following standards
must be met:
a. Wet weather. 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 Erosion Control Technical Guidance Handbook. These measures
must be met until issuance of any occupancy permit or final inspection;
b. Maintenance. Erosion control measures must be maintained until 90 percent of all
disturbed ground is covered by vegetation;
c. Self inspection. Areas where the ground is disturbed must be inspected by or under
the direction of the owner at least once every 7 calendar days, within 24 hours of any
storm event greater than one-half inch of rain in any 24-hour period, or at any time
when water runoff occurs. These measures must be met until issuance of any
occupancy permit or final inspection; and
d. Record keeping. Records must be kept of all inspections. Instances of measurable
erosion must be recorded with a brief explanation of corrective measures taken. This
record must be available to the City and retained until final inspection.
Response: This BES project will be designed and implemented in accordance with the
requirements of Chapter 24.70 and the general practices described in the City’s Erosion
Control Manual. Additionally, BES will apply for coverage under the Oregon Department of
Environmental Quality’s National Pollutant Discharge Elimination System (NPDES) 1200-C
General Permit for Construction Stormwater Discharges. Erosion and Sediment Control
Plans will be prepared for the project to document measures and practices to be employed to
minimize erosion and prevent the movement of sediment from the site. Additionally, BES
acknowledges and will comply with the standards outlined above for wet weather
construction, maintenance, inspection, and record keeping. This standard is met.
6. Stormwater discharge must pass through water quality facilities which conform to
Chapter 17.38, Drainage and Water Quality.
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Response: The project site was purchased by the City of Portland specifically for the
purpose of constructing a stormwater treatment facility to improve water quality in
discharges to the Columbia Slough. This BES facility has been designed by BES staff in
accordance with the intent of Chapter 17.38, which is to provide for the effective
management of stormwater, groundwater, and drainage, and to maintain and improve water
quality in the Watercourses and Water Bodies within the City of Portland. This standard is
met.
7. Stormwater discharge into a mitigation area is not allowed unless it is part of a
mitigation plan.
Response: Direct stormwater discharges to a mitigation area are not proposed.
Revegetation within environmental conservation zones will occur on the northern portion of
the property and in work areas adjacent to an off-site drainage ditch, across NE Whitaker
Way. The proposed water quality facility will be located to the south of these environmental
conservation zones. Controlled discharges from the water quality facility will be to the
wooded area immediately to the north of the facility’s pools, which is approximately 300 feet
south of the nearest environmental conservation zone to the north. Overland flow will
generally proceed, as it does currently, north and northeastward across the site. New pipe
will be installed to convey flows from the drainage ditch at the site’s northeastern corner to
the drainage ditch across NE Whitaker Way, to the northeast of the property. This standard
is met.
8. Except for stormwater discharges, industrial or sanitary discharges, including
wastewater and overflow, into the slough system is not allowed.
Response: Discharges resulting from the proposed project will be limited to stormwater,
which will ultimately outfall to a drainage ditch connected to Columbia Slough. The project
does not involve industrial, sanitary, or other wastewater discharges. This standard is met.
9. Construction and ongoing maintenance for overhead or underground utilities,
including sanitary sewer connections to individual properties and stormwater outfalls,
cannot affect more than a 25-foot wide corridor across the resource. These activities
cannot result in the killing or removal of trees over 6 inches in diameter measured 41/2 feet above the ground.
Response: Utility improvements in the Environmental Zone include installing piping
beneath NE Whitaker Way to convey flows from the existing drainage ditch on the property’s
eastern perimeter to the drainage ditch located to the northeast of the site. This piping will
extend into the resource area of the environmental conservation zone. The length of the pipe
is approximately 105 feet. Construction of the pipes and maintenance of the pipe
inlets/outfalls will not affect more than a 25-foot wide corridor across the resource and will
not involve the killing or removal of any trees greater than 6 inches in diameter. This
standard is met.
10. Road improvements across the slough must be by bridge unless a water control
structure is a necessary part of the design.
Response: Not applicable. The proposed project does not involve road improvements across
Columbia Slough.
11. Water quality monitoring facilities may be up to 100 square feet in area.
Response: Not applicable. Water quality monitoring facilities will not be located in
environmental zones.
12. In Employment and Industrial zones, new lots completely within the EP zone are
exempt from minimum lot size and shape requirements of Section 33.140.200, Lot
Size. All other new lots must meet the minimum size and shape requirements of
Section 33.140.200, Lot Size, outside of land zoned EP.
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Response: Not applicable. The proposed project does not involve the creation of new lots.
13. Location and design of any trail or recreation facilities must conform to standards
of the Columbia South Shore Plan District. All new trail easements must be in the
outer 25 feet of the environmental zone except as necessary to connect to existing
easements or trails on adjacent sites.
Response: The proposed project does not involve design or construction of any trail or
recreation facilities. The Columbia South Shore Plan District designates the Cross-Levee
Recreational Trail along the western perimeter of the property. Per Code Section
33.515.260.C, the requirement for trail improvements does not apply to the Cross-Levee
Recreational Trail, but the requirement for a trail easement, as outlined in 33.272.020, does
apply. The trail easement required in this case will not be located within any Environmental
Zone. This standard is met.
14. Construction of the trail or recreation facilities cannot result in the removal of
trees more than 6 inches in diameter, measured 4-1/2 feet above the ground and are
not required to be located within wetlands subject to state or federal regulations.
Response: Not applicable. The proposed project does not involve construction of the trail or
recreation facilities.
15. Staging areas for slough and drainageway maintenance may have up to 5,000
square feet of gravel, paving, structures, or other ground-disturbing uses or activities
exclusive of an access road. Access roads within an environmental zone may be up to
300 feet in length.
Response: Not applicable. The proposed project is not a slough or drainageway
maintenance project.
16. Water levels in the slough will be maintained at an elevation of between 5 and 10
feet mean sea level in order to preserve wetlands that are protected by an
Environmental zone. An exception to this standard is for maintenance or emergency
situations when a lower level is necessary.
Response: Not applicable. The proposed project does not involve, in either the short-term or
long-term, activities or operations that would significantly affect water levels in Columbia
Slough. The hydrology of the site’s existing forested wetland will be maintained through
continued high groundwater and controlled releases of treated stormwater from the
treatment facilities.
17. Nonconforming situations
a. Paved exterior areas in an EC or EP zone. Paved areas which do not meet Plan
District regulations must be removed from Environmental-zoned areas when the value
of the proposed alterations on the site is more than $10,000. However, required
changes costing over 10 percent of the value of the proposed alterations do not have
to be made.
b. Unpaved exterior areas. Unpaved exterior improvements must comply fully with
development standards at the time of development on the site. However, required
changes costing over 10 percent of the value of the proposed alterations do not have
to be made.
c. Removal of existing bridges, utilities, or public improvements is not required.
Response: Not applicable. The project site does not contain structures with paved or
unpaved “exterior areas”.
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CONCLUSIONS
The applicant proposes to construct a new water quality facility north of NE Sandy Boulevard
at NE 145th Avenue. The majority of the new facility will be constructed outside of the City’s
environmental zones, however, in order to direct treated water to a piping system to the
Columbia Slough, some work is needed within the environmental conservation overlay zone.
That work must be approved through Environmental Review.
A 1,000-square foot berm will be created to direct treated water toward an existing drainageway
and a proposed inlet and pipe that will carry water north east to a drainageway north of NE
Whittaker Way. The disturbance area in the environmental zone for this work will cover
approximately 1,500 square feet, and will be offset by over 11,000 square feet of mitigation
plantings.
The applicants and the above findings have shown that the proposal meets the applicable
approval criteria. Therefore, this proposal should be approved.
ADMINISTRATIVE DECISION
Approval of an Environmental Review for:
 Construction of an earthen berm, approximately 3 feet wide at the top;
 Construction of underground piping with associated inlet and outlet structures, to route
stormwater; and
 Construction of outfall piping energy dissipation pad, and bank stabilization within existing
drainageways;
all within the Environmental Conservation overlay zone, and in substantial conformance with
Exhibits C.3, C.4, C.5, and C.6, as signed, and dated by the City of Portland Bureau of
Development Services on July 18, 2011. Approval is subject to the following conditions:
A. The project will be reviewed and approved by BES’ Chief Engineer. Pursuant to
Sections 24.10.030 and 24.10.070 A, this project is exempt from any permitting
requirements of Chapter 24 of the Municipal Code because the proposed work will be
reviewed, performed and inspected under the authority of the BES Chief Engineer.
B. A total of 23 trees, 69 shrubs, and 11,000 square feet of native ground covers, selected from
the Portland Plant List, shall be planted, in substantial conformance with Exhibit C.5
Mitigation Plan.
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.
C. A separate Zoning Permit shall be required to document installation of the required
mitigation plantings.
D. The landscape professional or designer of record shall monitor the required plantings
for five years to ensure survival and replacement as described below. The land owner is
responsible for ongoing survival of required plantings beyond the designated five-year
monitoring period. The landscape professional shall:
1. Provide a minimum of two letters (to serve as monitoring and maintenance reports) to
the Argay Neighborhood Association and to the Land Use Services Division of the
Bureau of Development Services (Attention: Environmental Review LU 10-184030 EN)
containing the monitoring information described below. Submit the first letter within
12 months following approval of the Permanent Erosion Control Inspection of the
required mitigation plantings. Submit subsequent letters every 12 months following the
date of the first monitoring letter. All 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).
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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.5 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
Decision rendered by: ____________________________________________ on July 18, 2011.
By authority of the Director of the Bureau of Development Services

Decision mailed: July 21, 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 October
13, 2010, and was determined to be complete on April 7, 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 October 13, 2010.
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: August 5, 2011.
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
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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 August 4, 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
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 August 5, 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:
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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.
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
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

A. Applicant’s Statement
B. Zoning Map (attached)
C. Plans/Drawings:
1. Project area overview
2. Existing Conditions
3. Proposed Development (attached)
4. Revegetation plan (attached)
5. Construction Management plan (attached)
6. Development Details (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Site Development Review Section of BDS
2. Multnomah County Drainage District No. 1
3. Portland Water Bureau
4. Life Safety Review Section of BDS
5. Oregon Division of State Lands
6. Bureau of Transportation Engineering and Development Review
7. Bureau of Environmental Services
8. Multnomah County Drainage District No. 1
F. Correspondence:--none received
G. Other:
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1. Original LU Application
2. Site History Research
3. Incomplete Letter
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).

