Date:

April 30, 2012

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 12-115539 GW
GENERAL INFORMATION
Applicant:

Portland Bureau of Parks and Recreation
Attention: Travis Ruybal
1120 SW 5th Ave #1302
Portland, OR 97204-1912

Representative:

PBS Engineering + Environmental
Attention: Skip Haak
4412 SW Corbett Avenue
Portland, OR 97239

Site Address:

Oaks Bottom Wildlife Refuge: west of SE Sellwood Boulevard, between
SE 7th Avenue and SE Knapp Street, north to SE Reedway Street.
TL 500 2.40 ACRES, SECTION 14 1S 1E; TL 100 25.71 ACRES,
SECTION 14 1S 1E; TL 1000 0.50 ACRES CEMETERY LAND
POTENTIAL ADDITIONAL TAX, SECTION 23 1S 1E; TL 1300 0.56
ACRES, SECTION 23 1S 1E; TL 1100 0.13 ACRES, SECTION 23 1S
1E; TL 500 6.31 ACRES, SECTION 23 1S 1E
R991141230, R991141240, R991230490, R991230560, R991230570,
R991230670, R991230680, R991230500
1S1E14C 00500, 1S1E14C 00100, 1S1E23BA 01000, 1S1E23BA
01300, 1S1E23BA 01100, 1S1E23 00500, 1S1E23 400, 1S1E23 100
3531, 3532, 3631, 3730, 3731, 3830
Sellwood-Moreland, contact Ellen Burr at 503-234-2233.
Sellwood-Westmoreland, contact Chuck Martin at 503-230-9401.
East Portland Neighborhood Office, contact Richard Bixby at 503-8234550.
None
100- year floodplain,
OS n q g s -- Open Space base zone with River General (g), River
Natural (n), River Water Quality (q), and Scenic Resources (s) overlay
zones

Legal Description:

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Other Designations:
Zoning:
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R5 a n, R2.5 a d zones, Residential base zones with Alternative Design
Density (a), Design (d), and River Natural Greenway (n) overlay zones
GW –Greenway Review
Type II, an administrative decision with appeal to the Hearings Officer.

Proposal: The applicant (Portland Parks & Recreation) is requesting a Type II Greenway
Review for the Oaks Bottom Bluff Trail Restoration Project. The trail is located along the
eastern side of the Oaks Bottom Wildlife Refuge at SE 7th Avenue and SE Sellwood Boulevard,
east of the Willamette River.
The Oaks Bottom Bluff Trail is a soft surface (earthen) trail, just over 1 mile long, starting north
of Sellwood Park and terminating at an existing paved trail (North Woodlands Trail). The
existing trail ranges from 3 to 5 feet in width and lies at the foot of the slope adjacent to the
Oaks Bottom wetland. The trail is very popular and sees significant pedestrian activity. The
trail is used by a variety of groups for educational purposes, bird watching and other activities.
The trail is over 6,900 linear feet and has been in place since the early to mid-1970s. Low-lying
portions of the trail along the Oaks Bottom wetland are regularly inundated during winter,
blocking its use. Other portions of the trail are prone to landslides, creating safety risks for
trail users. The goals of the project are to rehabilitate and upgrade the existing trail to improve
long-term sustainability, stabilize landslide-prone slopes, decommission a portion of the trail
that is not sustainable, and enhance trail entrances. The project entails constructing
boardwalks along segments of the trail that are seasonally inundated by high water associated
with the adjacent Oaks Bottom wetland, construction a new 30–foot wide overlook, obliterating
the segment of the existing trail in the landslide area, and unauthorized trails, undertaking an
aggressive revegetation plan, removing invasive species, and enhancing the trail entrances to fit
within the natural environment in which they are located. At the same time, Portland Parks &
Recreation will be conducting normal maintenance of the trail tread.
The trail corridor will also be improved by removing three hazard trees. All three trees pose a
safety risk to trail users and members of the construction crew. No other trees are planned for
removal. Overhanging limbs and vegetation encroaching within the trail corridor will be
removed to provide a clear zone 7 feet wide and 8 feet high.
There are three stream crossings along the trail: two over perennial streams and one over an
intermittent stream. The two crossings over perennial streams currently have bridges in good
condition. The project proposes only to repair the existing decking and railings of these bridges.
The third crossing is a small footbridge which has been recently replaced. No new stream
crossings are proposed. Stepping stones will be placed at seeps or drainages.
All four entrances to the trail will be improved. Existing bollards, metal entry access way, and
fencing will be removed at the entrances. Retaining walls, benches, stairs, split rail fences, bike
rack, and new bollards, and signs will be installed.
Installation of native plants and removal of invasive species will enhance existing plant
communities. Ivy will be removed from select areas along the trail. In addition, ivy and other
invasive species (e.g., Himalayan blackberry) will be removed from planting areas prior to
installing plants. Native herbaceous, shrub, and tree species will be planted in disturbed areas
and other select areas along the trail, to stabilize slopes, reduce erosion, and improve habitat.
The desired future condition is Oak Woodland. Native plant species will be selected that meet
this requirement and provide fibrous, deep roots to decrease future landslide potential.
Much of the work will be done by hand with the assistance of some small mechanized
equipment, such as a compact walk-behind rubber tracked carrier, and a tracked
bulldozer/excavator specially designed for trail construction. This equipment will have a
narrow track width to minimize soil disturbance and improve mobility.
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The trail will be closed during construction. The closure is expected to be approximately 60
days.
All but a very small portion of the project lies within areas zoned Open Space with Greenway
overlay zones (River Natural, River General, and River Water Quality). Most of the trail lies
within the wetland setback which is within or riverward of the Greenway Setback in the River
Water Quality overlay zone. Project elements triggering the Type II Greenway Review include
new entryway construction, new boardwalks, interpretive overlook, replacement of retaining
walls with larger walls, associated grading, and tree removal. Exempt elements of the project
include maintenance of the trail tread, replacement of existing bridge railings and decking,
other repairs to existing development, and new signage.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:



33.440.350 Greenway Review
Willamette Greenway Design Guidelines

FACTS
Description of the Site: Situated in Southeast Portland along the Willamette River, the Oaks
Bottom Bluff Trail (OBBT) is over 6,900 linear feet and has been in place since the early to mid1970s, perhaps even longer.
Low-lying portions of the trail along the Oaks Bottom wetland are regularly inundated during
winter blocking use of the existing trail. When the trail is inundated, some trail users create
routes at higher elevations on steeper slopes around the inundated areas, which disturbs soil
and vegetation causing erosion and negatively impacting habitat on the hillslopes. In others
areas, volunteers have constructed retaining walls where hillsides were unstable and
footbridges where the trail crosses creeks.
A portion of the trail north and northeast of Sellwood Park lies in an area prone to landslides.
Unfortunately, the combination of stormwater runoff from upslope areas and steep slopes has
resulted in landslides and failure of some of the old retaining walls. Frequent closures of the
trail in the landslide-prone area have occurred.
Zoning: The zoning designation on the site includes the Opens Space (OS) base zone, with
River General (g), River Natural (n), River Water Quality (q), and Scenic Resources (s) overlay
zones (see zoning on Exhibit B).
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 is therefore not
addressed through this Greenway Review.
The Greenway overlay zones are 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 Scenic Resources 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.
Greenway Resources:
The following functional values from Metro’s Title 3 may exist within the project site:
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Providing a vegetated corridor to separate protected water features from development
Maintaining or reducing stream temperatures
Maintaining natural stream corridors
Minimizing erosion, nutrient and pollutant loading into water
Filtering, infiltration and natural water purification
Stabilizing slopes to prevent landslides contributing to sedimentation of water features

Nearly the entire project site is forested. Small openings occur in the forest canopy in a few
locations and the width of the forested area within and adjacent to the project site varies.
Overall, however, canopy coverage is high. The high canopy coverage and dense understory
vegetation separate development along the top of the bluff from the Oaks Bottom wetland and
small streams and seeps flowing into the wetland. The forest and understory vegetation also
provides shade to minimize warming of stream temperatures, stabilizes soil to prevent erosion
and landslides, and filters runoff. Stream corridors within the escarpment or bluff have a
natural character but have likely been affected by development at the bluff crest and further
east and south. The Oaks Bottom Bluff Trail does lie within the forest, but has little to no
impact on trees and minimal impact on understory vegetation. However, near Sellwood Park, a
portion of the trail exists within an area prone to landslides. Old retaining walls in this area
have deteriorated causing slopes above the walls to fail. These slope failures have delivered
sediment to areas lower on the hillslope but not to any water features.
Impact Analysis and Mitigation Plan: A description of the proposal was provided on pages
two and three 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, and proposed mitigation.
Development Alternatives:
Several alternatives were considered before selecting a preferred alternative to submit for land
use review. Besides a No Action alternative, other alternatives considered included: 1) a change
in the alignment of the trail; 2) a different design for the trail within the areas of seasonal
inundation; and 3) repairing the trail segment near Sellwood Park affected by landslides.
Alternative 1 would move the trail outside the wetland setback and 100-year floodplain.
Alternative 2 would use fill to raise the level of the trail above the inundation elevation rather
than constructing boardwalks. Alternative 3 would repair existing retaining walls to stabilize
the hillslope. These alternatives are described in more detail below.
No Action - The No Action alternative does not address the current deficiencies in the trail, so
this alternative was rejected. The segment of trail near Sellwood Park affected by landslides is
currently closed, because it is unsafe for trail users. Moreover, the failure of old retaining walls
along this segment of trail is contributing to the movement of the hillslope, thereby
contributing to the degradation of habitat. The No Action alterative would also not address the
inundation of portions of the trail, which causes trail users to create unauthorized trails
around the inundated areas. These unauthorized trails cause erosion of the hillslope and
degrade habitat. The No Action alternative also fails to address other deficiencies such as
deteriorated bridge railings and trip hazards within the tread of the trail.
Alternative 1 - Realignment of the trail higher up the hillslope would alleviate the problems
caused by inundation along the Oaks Bottom Bluff Trail. The adjacent hillslope above the
existing Oaks Bottom Bluff Trail is steep. A new trail constructed on this steep slope would
require retaining walls and would likely incur higher maintenance costs. In addition, trail
construction would likely have significant impact on trees, and on destabilizing the hillslope.
Although a trail located at a higher elevation would alleviate the seasonal inundation currently
experienced along portions of the trail, construction of a mid-slope trail would be expensive,
would adversely affect habitat, might be unstable, and could incur higher long-term
maintenance costs. For these reasons, this alternative was rejected.
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Alternative 2 - To eliminate problems caused by seasonal inundation of the trail, PPR
considered raising the elevation of the trail with fill instead of using boardwalks. Fill is an
attractive solution, because the long-term maintenance costs would be less than required for
boardwalks. However, the placement of fill would increase the amount of earthwork and level of
impact relative to the preferred alternative. In addition, this alternative requires the placement
of a substantial quantity of fill in the wetland setback. For these reasons, this alternative was
rejected.
Alternative 3 - PPR considered repairing the existing trail segment near Sellwood Park affected
by landslides; however, the cost of the repair and long-term maintenance costs exceeded the
benefits provided by the trail segment. Even if existing retaining walls were repaired, there was
no way to guarantee that hillslopes would not move in the future. The high cost of repair plus
the likelihood that hillslopes could move in the future leading to higher maintenance costs
caused PPR to reject this alternative. Instead, permanently closing the trail and then scarifying
and revegetating the existing trail will help to stabilize the hillslope.
Construction Management Plan (CMP):
Much of the work will be done by hand with the assistance of some small mechanized
equipment. Mechanized equipment likely to be used includes compact walk-behind rubber
track carriers and a tracked bulldozer/excavator specially designed for trail construction. This
equipment will have a narrow track width to minimize soil disturbance and improve mobility.
The Oaks Bottom Bluff Trail (OBBT) and portions of the North Woodlands Trail will be closed
during construction. The closure is expected to be approximately 60 days. The contractor will
be allowed to stage equipment and materials at the Milwaukie Trailhead and use the North
Woodlands Trail as an access route to the construction site. Staging also may occur in the
South Fill area (“capped landfill”) near Trail Entry #3. Access to this staging area is via an
existing gravel road that connects to SE Grand Avenue south of Sellwood Park.
Minor excavation will be required for retaining walls, foundation piers, and abutments. All
excavated material will be removed from the project area; no net change in grade will occur.
Specific construction practices and requirements are included in the plans and specifications
for the project, and further defined in permits that will be issued for the project. Construction
is planned to begin in August 2012 and be completed in November 2012. Following is a general
discussion of strategies aimed at minimizing adverse impacts from construction activities. See
Exhibits C.L3.0 to C.L3.7 for construction management plans.
The plans prepared by PPR include several measures to protect undisturbed areas from impact
during construction:
 Specific Construction staging areas and access routes have been designated to limit
impacted areas. The contractor will be allowed to stage equipment and materials at the
Milwaukie Trailhead and use the North Woodlands Trail as an access route to the
construction site. Staging also may occur in the South fill area (“capped landfill”) near Trail
Entry #3. Access to this staging area is via an existing gravel road that connects to SE
Grand Avenue south of Sellwood Park.


Equipment will be confined to access routes, staging areas, and work limits. Parking,
moving, operating, or maintaining equipment in adjacent areas will be prohibited, unless
prior approval is received from PPR.



Equipment used to perform the work along the trail will be designed specifically for trail
construction or have a narrow track/wheel width that can be accommodated by the existing
trail tread width.



Work limits are shown on the plans and “No Work” areas are clearly marked.
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Erosion and sediment will be controlled using best management practices. The majority of the
earthwork will occur during August and September when the likelihood of rainfall is low.
Sediment control measures (straw wattles, sediment fence) will be installed on the downslope
side of the trail where work is proposed. Seeding of disturbed soils with native herbaceous
species will be done, if necessary, to stabilize soil following construction.
In lieu of the standard tree-protection fencing, the project will incorporate high visibility tree
protection along the entire existing path alignment. Options for this may include, rope strung
between trees with appropriate tree protection signage. Where there are significant gaps in
trees where rope is not viable a combination of flagging tree limbs and posted signs on posts
will be incorporated as directed by Portland Parks Urban Forestry.
Unavoidable Impacts:
The project is not expected to have any significant detrimental impacts to functional values. To
the contrary, the project should enhance functional values by obliterating several segments of
existing and unauthorized trails, revegetating these areas and other disturbed areas,
constructing boardwalks in areas prone to seasonal inundation, and reconstructing retaining
walls to prevent future failure of slopes. Very little of the work will occur outside the existing
footprint of the trail and much of that work will only temporarily disturb existing vegetation.
Upon completion of work, all temporarily disturbed areas will be revegetated. None of the other
alternatives considered provide the same enhancements of functional values while enhancing
other benefits to the public.
Construction will result in roughly 150 square feet of new disturbance. Areas permanently
impacted include the location for piers supporting the overlook and new retaining walls. All of
these areas are currently sparsely vegetated or only vegetated with herbaceous species.
Proposed Mitigation:
The project is not expected to have any significant detrimental impacts to functional values,
because the trail will not be realigned and work outside the existing footprint will be limited. In
addition, the proposed project will reduce habitat destruction caused by unauthorized trails,
reduce erosion, eliminate a segment of trail in a landslide-prone area, and enhance the existing
plant community by removing invasive species and planting of native herbaceous, shrub, and
tree species. Over the long term, the project should have a significant positive impact on
functional values.
The project will enhance functional values. Approximately 900 feet of trail in a landslide-prone
area will be permanently closed and revegetated. Several hundred feet of unauthorized trail will
be scarified and revegetated. The construction of approximately 500 feet of boardwalk will
reduce the likelihood of future creation of unauthorized trails and prevent erosion of the
existing formal trails in the area of the boardwalks. Three hazard trees will be removed, which
will have a minor effect on canopy cover. The proposed planting of over 2,000 shrubs and trees
and removal of ivy and other invasive species will offset any loss of under and overstory
vegetation.
The project will enhance habitat in several ways. Closing landslide-prone and unauthorized
trails, and revegetation of the disturbed areas will minimize future soil movement in the area.
This work will restore habitat destroyed or disturbed by the unauthorized trails, and areas
disturbed by construction, trail users, or natural causes will be revegetated. Invasive species
will be removed and replaced with native herbaceous, shrub, and tree species.
Enhancements are anticipated over the short and long term from several design elements.
These elements include not realigning the trail, limiting work outside the existing trail
footprint, adding boardwalks to prevent future creation of unauthorized trails, obliterating and
revegetating unauthorized trails and an existing segment of trail subject to landslides, restoring
areas temporarily disturbed by construction, removing invasive species, and planting native
plant species to revegetate existing disturbed areas and enhance the existing plant community.
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Mitigation for unavoidable permanent impacts will include planting native species in several
areas totaling 14,000 square feet and removing invasive ivy from three areas totaling 15,000
square feet. Areas impacted by the project are sparsely vegetated or only vegetated with
herbaceous species. Plant species to be installed include native trees, shrubs, and herbs and
will support the desired future condition, which is oak woodland. Sixty six trees, 1,987 shrubs,
and 74 herbs will be planted. See Exhibits C.L4.0 – C.L4.6 for additional details on plant
species, plant numbers, and planting locations. All planting and ivy removal will be performed
by the BES Watershed Revegetation Program staff. The plant installation and ivy removal will
be performed during the fall following completion of the trail work.
Monitoring of planting and ivy removal areas will be conducted by PPR staff in fall 2013 and fall
2014. A single performance benchmark has been established to evaluating success of the
mitigation: Survival of trees and shrubs shall be no less than 80 percent one year following
installation. If this performance benchmark fails to be met, then PPR will implement
contingency actions. The primary contingency action is replanting. If plants die, PPR staff will
investigate why the die off occurred and then make recommendations for new plantings. Based
on results of the investigation, PPR may elect to use different species or different form types
(e.g., containerized plants, larger plants, seed) to better meet the performance benchmark.
Land Use History: City records indicate that prior land use reviews have been conducted for
this site. Exhibit G.2 in the application case file provides a complete summary of all these land
use reviews. None of those land use reviews have direct bearing on the current proposal.
Previous land use reviews that relate to the project include LU 06-140071 GW, LUR 01-00011
CU GW, and LU 03-112079 GW. PPR staff met with Bureau of Development Services (BDS)
staff recently and conducted a site inspection to assess current conditions relative to prior
permit conditions. BDS required additional plantings as a result of the site inspections. All
required plantings have been provided by the applicant and all conditions of approval of the
former land use reviews have been met.
Agency and Neighborhood Review: A Notice of Proposal in your Neighborhood was mailed on
March 29, 2012.
1. Agency Review: Several Bureaus and agencies have responded to this proposal. All City
service bureau comments have been addressed by the applicant. Please see Exhibits E.1
through E.5 for details.
2. Neighborhood Review: No written responses have been 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.
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;
Guidelines:
1. Structure Design. The Greenway Setback area should be complemented and enhanced by
designing, detailing, coloring, and siting structures and their entrances to support the pedestrian
circulation system, including both the Greenway trail and access connections.
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2. Structure Alignment. Where surrounding development follows an established block pattern,
alignment with the block pattern should be considered in structure placement. Structure
alignment should also take into account potential view corridors from existing public rights-of-way
or acknowledged viewpoints. The pedestrian access system should be designed to take advantage of
these alignments.
Findings: The project lies within the River Water Quality zone and within 50 feet of wetlands, an area
included in the greenway setback. All proposed structures (i.e., boardwalks, overlook, and retaining walls)
are associated with the renovation of the existing Oaks Bottom Bluff trail. No changes to the trail
alignment are proposed, except a very minor change at the southern entrance (Trail Entry #2) to reduce
erosion and disturbance to habitat while improving access to the trail. Improvements at other trail
entrances are also proposed. The renovation of the trail, including the proposed structures, is designed to
improve year-round access and safety while reducing detrimental effects caused by trail users. The
proposal is consistent with this issue.
Issue B. Public Access: 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 integration of the Greenway trail into new
development, as well as the provision of features such as view points, plazas, or view corridors;
Guidelines:
1. Public Access. New developments should integrate public access opportunities to and along the
river into the design of the Project. This includes the Greenway trail, formal viewpoints, access
connections to the Greenway trail, and internal site pedestrian circulation.
2. Separation and Screening. The pedestrian circulation system, including Greenway trail,
viewpoints, and trail access connections, should be designed to ensure adequate separation and
screening from parking, loading, circulation routes, external storage areas, trash dumpsters, exterior
vents, mechanical devices, and other similar equipment.
3. Signage. Access connections should be clearly marked.
4. Access to Water’s Edge. Where site topography and conservation and enhancement of natural
riverbank and riparian habitat allow, safe pedestrian access to the water’s edge is encouraged as part
of the Project.
Findings: The project entails renovation of the existing Oaks Bottom Bluff Trail. Existing connections
with the Greenway Trail, Sellwood Park, and North Woodlands Trail will be maintained. The project
includes construction of an overlook to provide better viewing opportunities of the Oaks Bottom wetland.
Except for the trailhead at Sellwood Park, the trail is separated from the parking areas and other features
mentioned in the design criteria.
All entrances will receive new signage.
The trail is located over 600 feet from the Willamette River; however, the trail is located to provide easy
access to the water that ponds seasonally in the Oaks Bottom wetland. Boardwalks are proposed along
sections of the trail, because these sections are regularly flooded during winter, causing trail users to
create unauthorized trails around the flooded sections.
The proposal is consistent with this issue.
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;
Guidelines:
1. Natural Riverbanks. The natural riverbank along the Willamette River should be conserved and
enhanced to the maximum extent practicable. Modification of the riverbank should only be
considered when necessary to prevent significant bank erosion and the loss of private property, or
when necessary for the functioning of a river-dependent or river-related use.
2. Riparian Habitat. Rank I riparian habitat areas, as identified in the wildlife habitat inventory,
should be conserved and enhanced with a riparian landscape treatment. Other riparian habitat
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should be conserved and enhanced through riparian landscape treatments to the maximum extent
practical. Conservation however does not mean absolute preservation. Some discretion as to what
vegetation should remain and what can be removed and replaced should be permitted. Riparian
habitat treatments should include a variety of species of plants of varying heights that provide
different food and shelter opportunities throughout the year.
Findings: Although the trail is located over 600 feet from the Willamette River, the habitat in the Oaks
Bottom Wildlife Refuge is given the highest ranking, Rank I, by the Lower Willamette River Wildlife Habitat
Inventory. However, the Oaks Bottom Bluff Trail is found within the Upland Mixed Forest habitat and this
issue does not apply.
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 incorporate the use of vegetation
where possible;
Findings: The trail is located over 600 feet from the Willamette River within the Upland Mixed Forest
habitat and this issue does not apply.
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.
Guidelines:
1. Landscape Treatments. The landscape treatment should create an environment which
recognizes both human and wildlife use. Areas where limited human activity is expected should
consider more informal riparian treatments. Areas of intense human use could consider a more
formal landscape treatment. The top of bank may be considered a transition area between a
riparian treatment on the riverbank and a more formal treatment of the upland.
2. Grouping of Trees and Shrubs. In areas of more intense human use, trees and shrubs can be
grouped. The grouping of trees and shrubs allows for open areas for human use, and has the
secondary value of increasing the value of the vegetation for wildlife.
3. Transition. The landscape treatment should provide an adequate transition between upland
and riparian areas and with the landscape treatments of adjacent properties.
Findings: Proposed mitigation plantings are described on pages 6 and 7 of this report. The project will
renovate the Oaks Bottom Bluff Trail, will improve year-round usability of the trail and reduce adverse
effects associated with existing use. Boardwalks will be constructed in areas where the existing trail is
regularly inundated during winter, which will reduce the potential for future unauthorized trails around
these areas of inundation. These unauthorized trails disturb soils and vegetation and destroy wildlife
habitat. The project also intends to remove invasive species and revegetate other disturbed areas along the
trail, as well as obliterate and revegetate a segment of the trail in a landslide-prone area. All plantings will
be designed to enhance the existing plant community and increase habitat value while being compatible
with trail users.
Where possible and appropriate, trees and shrubs will be planted in groups, and the proposal is consistent
with this issue.
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: The Oaks Bottom Bluff Trail is a connecting trail to the Willamette Greenway Trail, and this
issue does not apply.
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
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viewpoint on the property”. These guidelines provide direction about the features and design of viewpoints,
as required at specific locations;
Findings: There are no public viewpoints identified in the Willamette Greenway Plan in or adjacent to the
project area. The nearest viewpoint is along the Willamette River west of the project.
An overlook will be constructed adjacent to the Oaks Bottom Bluff Trail. This overlook will allow viewing of
the Oaks Bottom wetland. The overlook will be set on concrete foundation piers designed to support the
overlook structure and minimize soil disturbance. The shape of the overlook will approximate a semicircle. The overlook will be 18 feet long and 30 feet wide. No trees will be removed and disturbance to
other vegetation will be kept to a minimum. New plantings of shrub and herbaceous species are proposed
along the northern and southern edges of the structure to screen the overlook from view of trail users and
others. The proposal is consistent with this issue, although 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: There are no view corridors identified in the Willamette Greenway Plan in or adjacent to the
project area. There are viewpoints at Oaks Parks and at the trailhead/parking area for the North
Woodlands Trail at SE Milwaukie Avenue. Both viewpoints are outside the project area and unaffected by
the project. The only view corridor nearby is south of Sellwood Park looking west along the Sellwood
Bridge. It, too, is unaffected by the project and this issue does not apply.
B. River frontage lots in the River Industrial zone.
Findings: The project is located in the River Natural, River Water Quality, and Scenic Resource zones and
not the River Industrial zone. This criterion does not apply.
C. Development within the River Natural zone. The applicant must show that the proposed

development, excavation, or fill within the River Natural zone will not have significant detrimental
environmental impacts on the wildlife, wildlife habitat, and scenic qualities of the lands zoned River
Natural. The criterion applies to the construction and long-range impacts of the proposal, and to
any proposed mitigation measures. Excavations and fills are prohibited except in conjunction with
approved development or for the purpose of wildlife habitat enhancement, riverbank enhancement,
or mitigating significant riverbank erosion.
Findings: The project entails renovation of the existing Oaks Bottom Bluff Trail. The project will include
the following work:
 Construction of boardwalks to improve year-round usability of the trail, reduce creation of
unauthorized trails and associated habitat destruction, and reduce erosion of the trail surface;
 Construction of a 540-square foot overlook to enhance viewing opportunities of the Oaks Bottom
wetland from the trail;
 Obliteration and revegetation of 900 feet of existing trail plus an undetermined length of
undocumented trail;
 Minor excavation to construct abutments and pier foundations for the boardwalks and overlook; and
 Planting of native herbaceous, shrub, and tree species to stabilize hillslopes, control erosion, and
enhance wildlife habitat.
Construction management for the project is described on pages 5 and 6 of this report. The project will
remove three hazard trees: two downed trees overhanging the trail and one tree in poor health adjacent to
the trail. All pose a safety hazard to trail users, as well as members of the construction crew. No other
trees are proposed for removal, and vegetation disturbance will be kept to the minimum necessary for
construction. Areas temporarily disturbed by construction will be restored. Restoration may include, but
not be limited to, scarifying compacted soil and replacing vegetation.
Cut and fill volumes for the project will be balanced. Approximately 171 cubic yards of excavation will be
required for retaining walls, foundation piers, and abutments. Rock fill and concrete will replace the
excavated material resulting in no net change. Excavated material will be removed from the project area.
The maintenance of the trail tread is expected to produce a net cut of 22 cubic yards. The applicant’s
construction management plan (pages 5 and 6), in conjunction with the invasive species removal plan and
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native planting plan (pages 6 and 7) will ensure there are no significant detrimental impacts on
environmental resources and this criterion is met by the proposal.
D. Development on land within 50 feet of the River Natural zone.
Findings: The project lies within the River Natural zone and will not have a significant detrimental
environmental impact on this zone, as described in findings for Criterion C, above. This criterion is met.

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: The project lies within the River Water Quality zone and within 50 feet of wetlands, an area
included in the greenway setback. The habitat in the Oaks Bottom Wildlife Refuge is given the highest
ranking, Rank I, by the Lower Willamette River Wildlife Habitat Inventory. The Oaks Bottom Bluff Trail is
found within the Upland Mixed Forest habitat but occurs at the border of this habitat and the Freshwater
Marsh and Freshwater Swamp habitats.
Construction management techniques that will prevent impacts to surrounding areas are described on
pages 5 and 6 of this report. The project will cause minor short-term impacts, but restoration of
disturbed areas, improvements to the trail to keep pedestrians above the water level, along with retaining
wall repairs to stabilize slopes and large-scale native plantings will improve water quality, slope stability,
and wildlife habitat. Over the long term, the project will have significant benefits to wildlife habitat and
will not have significant detrimental environmental impacts, as described in findings for Criterion C,
above. 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:
1. The proposal will not result in the significant loss of biological productivity in the
river;
2. The riverbank will be protected from wave and wake damage;
3. The proposal will not:
a. Restrict boat access to adjacent properties;
b. Interfere with the commercial navigational use of the river, including transiting,
turning, passing, and berthing movements;
c. Interfere with fishing use of the river;
d. Significantly add to recreational boating congestion; and
4. The request will not significantly interfere with beaches that are open to the public.
Findings: The project is located over 600 feet from the Willamette River and will have no impact to
biological productivity or access, whether by commercial or recreational boaters or pedestrians. This
criterion is met.
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.
Findings: The proposal is for improvements to the Oaks Bottom Bluff trail and is considered a
public recreational facility. Therefore the approval criteria listed in Zoning Code section
33.440.350 G.4 a through g apply.

G.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
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resource area than other practicable and significantly different alternatives
including alternatives outside the River Water Quality overlay zone setback;
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;
c. The public benefits of the proposal outweigh all significant detrimental impacts;
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;
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;
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: The project will renovate the existing Oaks Bottom Bluff Trail. No change in alignment is
proposed; however, an unstable segment of the existing trail will be obliterated and revegetated. This
segment of trail has experienced numerous small landslides and is too costly to repair and maintain over
the long term. The applicant assessed 4 alternatives to the proposal and they are described on pages 4
and 5 of this report. By minimizing construction impacts and maintaining the existing trail alignment the
applicant will minimize impacts to greenway functions and values.
Two design features will reduce impacts occurring along the existing trail. First, the proposed boardwalks
will reduce the creation of unauthorized trails and the associated destruction of habitat. In addition, the
boardwalks will reduce erosion and sediment runoff from the formal trail. The boardwalks will be
supported by piers, which will require a small amount of excavation for each pier. Excavated material will
be removed from the construction area. Second, the installation of stepping stones at drainages crossing
the existing trail will reduce the potential for erosion.
The location of the proposed overlook was selected to have the least impact to the surroundings. No trees
will be impacted, and ground disturbance can be kept to the minimum needed to construct foundation
piers.
There are three stream crossings along the trail: two over perennial streams and one over an intermittent
stream. The two crossings over perennial streams currently have existing bridges in good condition. The
project proposes only to repair the existing decking and railings of these bridges. The third crossing is a
small footbridge measuring 4 feet wide by approximately 6 feet long, which has been recently replaced. No
new stream crossings are proposed.
The project will provide several public benefits. These benefits include enhanced year-round use of the
trail, improved viewing opportunity of the wetland, reduced long-term maintenance costs, and improved
safety. The public will also benefit from the revegetation of disturbed areas and enhancement of the
natural area with plantings.
The applicant describes construction management techniques designed to prevent impacts to areas
designated to be left undisturbed (pages 5 and 6 of this report). The potential for erosion and sediment
delivery to areas adjacent to the trail will be reduced over the long term by construction of boardwalks and
installation of stepping stones. Obliteration and revegetation of an existing segment of the trail within a
landslide-prone area will help to stabilize the hillslope and reduce the potential for soil movement
downslope. Unauthorized trails and other disturbed areas currently along the existing trail will be
revegetated to restore habitat and control erosion.
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The applicant’s proposal to mitigate all unavoidable impacts is described on pages 6 and7 of this report.
Enhancements are anticipated over the short and long term from several design elements. These elements
include using the existing trail alignment, limiting work outside the existing trail footprint, adding
boardwalks to prevent future creation of unauthorized trails, closing and revegetating unauthorized and
unstable trails, restoring areas temporarily disturbed by construction, removing invasive species, and
planting 66 native trees and 1,987 native shrubs to revegetate disturbed areas and enhance the existing
plant community. As a result, impacts from the project will be minimized and mitigated and these criteria
are met.
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:

H.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: The applicant’s proposal to mitigate all unavoidable impacts is described on pages 6 and 7 of
this report. Plantings shown on the Mitigation Planting Plans will within the project site, inside the
Portland city limits and this criterion is met.

H.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: The applicant, Portland Parks and Recreation, owns the mitigation site. This criterion is met.

H.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:
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 applicant intends that the City’s Bureau of Environmental Services Watershed
Revegetation Program staff will perform invasive species eradication and native tree, shrub, and
groundcover plantings as shown on Exhibits C.L4.0 through C.L4.6. The applicant will be required to
obtain a Zoning Permit at the end of the required monitoring period to demonstrate success of the
proposed mitigation plantings and this criterion will be 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 project will occur within the Scenic Resources Protection Overlay zone (33.480). In
addition, development standards listed for the Landscaping chapter (33.440.230) and the Trails
chapter (33.440.240) must be met at the time of permit application.
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CONCLUSIONS
The applicant (Portland Parks and Recreation [PPR]) proposes improvements along the Oaks
Bottom Bluff Trail including enhancing the trail entrances to fit within the natural environment
in which they are located; constructing boardwalks along segments of the trail that are
seasonally inundated by high water; constructing a 30-foot by 18-foot overlook; obliterating the
segment of the existing trail in a landslide-prone area; closing unauthorized trails; removing
invasive species and hazardous trees; and undertaking an aggressive revegetation plan. At the
same time, PPR will be conducting normal maintenance of the trail tread and existing bridges.
The condition of the existing trail creates a safety risk for trail users and is leading to increased
erosion and destruction of habitat. PPR is concerned that environmental functions could be
lost within the natural area if maintenance of the trail, including construction of boardwalks
and closure of a trail segment affected by landslides, is not performed.
The goals of the project are to rehabilitate and upgrade the existing trail to improve long-term
sustainability, stabilize landslide-prone slopes, decommission a portion of the trail that is not
sustainable, and enhance trail entrances to relate more to the natural environment in which
they are located.
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 a Greenway Review for construction of:
 new entryways,
 new boardwalks,
 an interpretive overlook,
 replacement of retaining walls,
 associated grading, and
 tree removal
all within the Greenway overlay zones, and in substantial conformance with Exhibits C.L2.0
through C.S1.2, as signed, and dated by the City of Portland Bureau of Development Services
on April 25, 2012. Approval is subject to the following conditions:
A. All permits: Copies of the stamped Exhibits C.L2.0 through C.S1.2 from LU 12-115539
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.L2.0 through C.S1.2.”
B. Temporary construction fencing shall be placed along the Limits of Construction
Disturbance for the approved development, as depicted on Exhibits C.L3.0 through C.L3.7
Construction Management Plans or as required by inspection staff during the plan review
and/or inspection stages.
1. A Portland Parks & Recreation arborist shall be on the construction site during
construction activities to oversee work near trees to ensure trees are not damaged
during construction.
2. No mechanized construction vehicles are permitted outside of the approved “Limits of
Construction Disturbance” delineated on Exhibits C.L3.0 through C.L3.7 Construction
Management Plans. 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.
C. A total of 66 trees, 1,987 shrubs, and native ground covers, selected from the Portland
Plant List, shall be planted, in substantial conformance with Exhibits C.L4.0 through
C.L4.6 Mitigation Planting Plans.
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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. All mitigation and remediation shrubs and trees shall be marked in the field by a tag
attached to the top of the plant for easy identification by inspectors. All tape shall be a
contrasting color that is easily seen and identified.
4. After installing the required mitigation plantings, the applicant shall provide a Third
Party Landscape Certification by a landscape architect or similar professional and
request inspection of Permanent Erosion Control Measures (IVR 210) by the Bureau of
Development Services, who will confirm that all required mitigation plantings have been
installed. A letter of certification from the landscape professional or designer of record is
required by the Bureau of Development Services to document that the plantings have
been installed according to the approved plans.
D. An inspection of Permanent Erosion Control Measures shall be required to document
installation of the required mitigation plantings.
1. The Permanent Erosion Control Measures inspection (IVR 210) shall not be approved
until the required mitigation plantings have been installed (as described in Condition C
above);
--OR-2. If the Permanent Erosion Control Measures inspection (IVR 210) occurs outside the
planting season (as described in Condition C above), then the Permanent Erosion
Control Measures inspection may be approved prior to installation of the required
mitigation plantings – if the applicant obtains a separate Zoning Permit for the purpose
of ensuring an inspection of the required mitigation plantings by March 31 of the
following year.
E. The land owner shall maintain the required plantings for two years to ensure survival
and replacement. The land owner is responsible for ongoing survival of required plantings
during and beyond the designated two-year monitoring period. The landowner shall:
1. Obtain a Zoning Permit for a final inspection at the end of the 2-year maintenance and
monitoring period. The permit must be finaled no later than 2 years from the final
inspection for the installation of mitigation planting, for the purpose of ensuring that
the required plantings remain. Any required plantings that have not survived must be
replaced.
F. 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 Castleberry
Decision rendered by: ____________________________________________ on April 25, 2012.
By authority of the Director of the Bureau of Development Services

Decision mailed: April 30, 2012.
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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 February
24, 2012 and was determined to be complete on March 15, 2012.
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 February 24, 2012.
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: July 13, 2012.
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 May 14, 2012 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.
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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 May 15, 2012 – (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
A. Applicant’s Statement
1. Applicant’s 2/24/12 Greenway Review Narrative
2. PBS 3/15/12 Response to Incomplete Letter/Narrative Addendum
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3. Applicant’s 4/12/12 Balanced Cut and Fill Addendum
B. Zoning Map (attached)
C. Plans/Drawings:
C.L0.0 Cover Sheet
C.L0.1 Zoning Map
C.L1.0 ~ C.L1.6 Existing Conditions Site Plans
C.L2.0 ~ C.L2.5 Proposed Development Plans
C.L2.6
Trail Details (attached)
C.L3.0 ~ C.L3.7 Construction Management Plans (attached)
C.L4.0 ~ C.L4.6 Mitigation Planting Plans (attached)
C.L5.0 ~ C.L5.4 Trail Profiles and Cross Sections
C.L6.0 ~ C.L6.2 Trail, Wall, and Erosion Control Details
C.L7.0 ~ C.L7.1 Alternatives Analysis
C.S0.0~ C.S1.2
Structural Notes and Details
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Site Development Review Section of BDS
2. Water Bureau
3. Bureau of Environmental Services
4. Life Safety Review Section of BDS
5. Site Development Review Section of BDS
F. Correspondence:
(No correspondence was received)
G. Other:
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).

