Date:
To:
From:

March 8, 2013
Interested Person
Kate Green, Land Use Services
503-823-5868 / Kate.Green@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 the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition
then scroll to the relevant Neighborhood, and case number. If you disagree with the
decision, you can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 12-141042 EN
GENERAL INFORMATION
Applicant:

Bureau of Environmental Services (contact: Ronda Fast)
1120 SW Fifth Avenue, Suite 1000 / Portland OR 97204
Portland Parks and Recreation (contact: Emily Roth)
1120 SW Fifth Avenue, Suite 1302 / Portland OR 97204

Site Address:

7125 SE MCLOUGHLIN BOULEVARD

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:

TL 200 41.23 ACRES, SECTION 24 1S 1E; TL 500 0.05 ACRES, SECTION
24 1S 1E; TL 201 0.71 ACRES PARK, SECTION 24 1S 1E
R991240720, R991241600, R991242320
1S1E24 00200, 1S1E24CB 00500, 1S1E24 00201
3732

Neighborhood:
Business District:
District Coalition:

Sellwood-Moreland, contact Ellen Burr at 503-234-2233
Sellwood-Westmoreland, contact Tom Brown at 503-381-6543.
Southeast Uplift, contact Bob Kellett at 503-232-0010

Zoning:

Open Space (OS)
Environmental Conservation (c)
Environmental Protection (p)
Johnson Creek Basin - Flood Risk
Westmoreland Park, Crystal Springs Creek, Flood Hazard Area, Resource
Site 2/Johnson Creek Basin Protection Plan, Metro Title 13

Plan District:
Other Designations:
Case Type:
Procedure:

Environmental Review (EN)
Type II, an administrative decision with appeal to the Hearings Officer

Proposal: The Bureau of Environmental Services proposes to reconfigure a section of Crystal
Springs Creek that currently flows into a concrete lined pond (Duck Pond) in Westmoreland Park.
The work is intended to replace the existing pond and manicured grass perimeter with a
meandering stream channel and adding pools, riffles, and glides, in order to improve water quality
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conditions and habitat for aquatic and terrestrial species. Native trees and shrubs are also
proposed to be installed to shade and cool the water and improve wildlife habitat.
Westmoreland Park has an Environmental Conservation (c) designation and an Environmental
Protection (p) overlay extends across Crystal Springs Creek. The proposed work in and adjacent to
the stream channel includes resource enhancement activities; public recreational facilities, and a
stormwater outfall, so the proposal is subject to a Type II Environmental Review.
BES has indicated the proposed project is intended to create a healthier park environment for
people and native wildlife, improve water quality, and enhance the recreational experience in the
park. The work activities will include the following:
Resource Enhancement Projects:
 Remove concrete lining along creek and Duck Pond banks;
 Remove 7 trees;
 Demolish an existing playground (to be relocated as a separate project through Portland Parks);
 Regrade and realign the creek channel to west side of Duck Pond and place approximately
7,080 cubic yards of fill to create wetlands in the balance of the pond area;
 Remove approximately 6-inches of sediment to expose natural gravel substrate within project
reach;
 Excavate pools and riffles in creek;
 Place coarse gravels, cobbles, and large wood (LWD) to create salmon rearing and refuge
conditions;
 Install nearly 15,000 native plantings (and an irrigation system) to restore an average 30-foot
width riparian corridor on both banks;
 Remove one trail bridge; and
 Install cedar split-rail fence to protect the plantings
Public Recreation Facilities:
 Realign the pedestrian trail system to connect to the existing bridges and to a new boardwalk,
a new walkway to the water, and new viewing platforms;
 Install a new wood-fiber trail along SE 22nd Avenue
 Install educational and interpretive signs; and
 Install new and relocated picnic tables, benches, and light fixtures
 Remove 7 trees for the trails.
Outfall:
Modify and upsize an outfall to the stream channel for stormwater disposal, and add rock and
plantings to dissipate flows and minimize erosion at the end of pipe.
In addition, as part of the stream channel renovations, an existing vault and pump used to extract
water from the stream for irrigation within the park is proposed to be repaired and replaced. Parks
and BES have been informed that the repair/replacement must be accomplished in accordance with
an Environmental Code Exemption (33.430.080.C.1); otherwise, those activities will be subject to a
Type III Environmental Review. This pending application does not include evaluation of activities
related to the vault and pump.
Relevant Approval Criteria: In order to be approved, this proposal must comply with the
approval criteria of Title 33. The relevant approval criteria are:
33.430.250 Environmental Review Approval Criteria
A. Public safety facilities, rights-of-way, driveways, walkways, outfalls, utilities, land
divisions, Property Line Adjustments, Planned Developments, and Planned Unit
Developments.
B. Resource enhancement projects.
C. Public recreational facilities.
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FACTS
Description of the Site: Westmoreland Park is approximately 43-acres, and is located in the
Sellwood-Moreland neighborhood. The park is bounded by SE Bybee Boulevard (north), SE
McLoughlin Boulevard (east), SE Nehalem (south) and SE 22nd Avenue (west). Crystal Springs
Creek runs through the park from the north to the south. The park is developed with extensive
active and passive recreational amenities, from sports fields, parking areas, play structures, and a
casting pond to an open pond (known as “Duck Pond”), stream channel, and picnic areas. Much of
the park is planted with non-native ornamental plantings, though there are groupings of native
trees dispersed throughout the park.
Zoning: The park is in the Open Space (OS) zone. The Open Space zone is intended to preserve
and enhance public and private open, natural, and improved park and recreational areas
identified in the Comprehensive Plan.
Portions of the stream channel are within the Environmental Protection (p) overlay zone, and
the balance of the park has an Environmental Conservation (c) overlay. The environmental
overlay zones are applied wherever the City determines that significant resources and functional
values are present. 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 site is also within the Johnson Creek Basin Plan District-Flood Risk Area. The Johnson
Creek Basin plan district provides for the safe, orderly, and efficient development of lands which
are subject to a number of physical constraints, including significant natural resources, steep and
hazardous slopes, flood plains, wetlands, and the lack of streets, sewers, and water services.
Environmental Resources: The application of the environmental overlay zones is based on detailed
studies that have been carried out within eight 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 mapped within the Johnson Creek Basin Protection Plan as Site #2. The plan
includes the following description of Site #2: This highly modified site is a flat, historic floodplain
now primarily a landscaped City Park (Westmoreland Park), a municipal garden (Rhododendron
Gardens), and a golf course (Eastmoreland). Site #2 also includes portions of Crystal Springs and
Johnson Creek.
Significant resource values on the project site include water, flood storage, storm drainage, fish
and wildlife habitat, scenic, aesthetic, and heritage, recreation, and education. The plan notes that
native vegetation is limited due to extensive lawn cover; however, the Crystal Springs is noted as
one of the few creeks in the Portland area that still supports a population of native cut throat trout
and steelhead.
The plan expressly identifies the removal of the concrete channel lining of Crystal Springs Creek
and the reestablishment of native riparian and wetland plantings as a site-specific compatible use
and activity.
Impact Analysis and Mitigation Plan: BES provided the following development alternatives that
were considered in order to identify which alternative that would create the least detrimental
impacts (Exhibit A, A.1 and A.2). BES also provided a description of the proposed construction
management plan, mitigation and monitoring for the proposal (Exhibits A, A.1 and A.2).
Development Alternatives: The project includes many elements and BES has provided this
summary of the development alternatives considered for the following features:
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Trail System: A number of alternatives were explored in regard to public recreational trails within
Westmoreland Park. Three options, explored by the project design team, are detailed below:
1- Remove recreational trails entirely
Conversion of this public park, established in the 1930’s, into a natural area with restricted public
access would generate a great deal of ire within the community. The park is a community asset
and the amenities in the park (lighted sports fields, lawn bowling, etc) draw regional users. Trails
within the park are used extensively by nearby residents and visitors.
The Master Plan process, completed in the early 2000’s, included extensive public involvement
and there was an expectation from the public to follow through with the features and amenities
included in that document. The Preferred Alternative, approved by the Citizen Advisory
Committee and City Staff, agreed that habitat enhancements can be achieved while taking
advantage of environmental educational opportunities. Trails would serve as a gateway to
providing educational opportunities – without them, educational opportunities would be limited
and passive.
To address Endangered Species Act compliance, the City determined, as described in the Master
Plan, that a major focus of the master planning process would be on water quality improvements,
habitat restoration and environmental education. Without the public using the site, there can be
no education. This project is an opportunity to educate the public and design public use in a way
that does not diminish the restoration values in the park.
2- Replace trails in same location
According to the adopted Master Plan document (2002), the existing public recreational trail
system works well, but some areas are in need of repair. For some of the year, during time of
high groundwater and excessive rainfall, portions of the trail system are flooded and unusable.
This causes further erosion and trampling in other areas of the park.
Currently, most of the trail alignment is at the edge of the duck pond – there is no vegetated buffer to
prevent erosion, prevent human and waterfowl access, and no shade along the water. To address
water temperature and sedimentation issues, the duck pond will be transformed to a more-narrow
stream channel. The stream channel will include the addition of pools, riffles, and glides – all
improvements for fish habitat. Trees shrubs and other native plants will be planted along the creek
to provide shade, reduce excessive water temperatures, and improve wildlife habitat.
The existing trail location is inappropriate in terms of flooding impacts and habitat protection.
Moving the trail farther away from the creek to higher ground both protects the creek and lessens
impacts from flooding.
3- Replace trails in alternative locations
An improved hierarchy of trails and pedestrian links was recommended for Westmoreland Park in
the Master Plan. The trail system would offer improved accessibility throughout the park but move
the trails to locations out areas that frequently flood and allows space for plantings along the
Creek to better protect riparian resources. The current proposal adheres to the recommendations
in the Master Plan and provides increased protections to the riparian corridor over existing
conditions.
An Army Corps analysis of the costs-benefits of various individual restoration elements concluded
that a riparian buffer of at least 30 feet would significantly improve water temperatures, in-stream
cover and canopy cover and wildlife habitat.
A split-rail fence and the corridor of dense plantings will deter public and animal access within
the vegetated buffer. This fence and moving trails farther from the creek will ensure the long-term
viability of the habitat benefits of the project.
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Boardwalk & overlook: Three options were explored for the boardwalk and overlook:
1- No boardwalk or trail features
This site has been a developed park for almost a century. Removal of these park features would
not be in the public’s interest. However, greater protections for natural resources on the site can
be achieved while moving the features farther from the resource – or in this case, above the
resource.
The community currently enjoys unhindered views of open water and the proposed restoration
will change the look and feel of the park considerably. Through the Master Plan process, every
effort was made to address the concerns about loss of open water views, aesthetics, safety,
reduction of property values, limitations on water access by designing provisions for intermittent
views of the creek, water access and passive and active recreation.
There are no alternative locations within the park to replace these features outside of
environmental zones. Removing these trails within the park would not be in the public’s interest
and opens the possibility for trespass.
2- Pathway at ground level
Reconstructing trails at ground level through the reconstructed wetland would increase overall
disturbance areas, raise maintenance concerns, and potentially harm the integrity of the
restoration efforts.
Currently, the trails at ground level suffer from damage due to high ground water, especially
during the winter months which would render the trails unusable and unmaintainable during the
wet months.
A pathway at ground level also does not provide opportunities for views of the creek and the
restoration project and renders the trails unusable for most of the year. A pathway at ground
level does not adequately protect environmental resources from park users.
3- Boardwalk raised above wetland
Through the Master Plan process, the public recommended specific features including a
boardwalk through the wetland, construction of an overlook at the new stream channel, creation
of a formalized access point and installation of educational and interpretive signage and displays.
These features are included in the current proposal and are designed to mitigate for the loss of
open water views and unhindered water access and provide educational opportunities for park
users.
The boardwalk is designed to prevent intrusion into the sensitive habitat and provide
opportunities for passive recreation and education. The alignment of the boardwalk generally
follows the recommendation from the Master Plan process.
The boardwalk was originally designed to be 10-feet-wide and constructed of a sustainably
harvested, rot resistant, wood with railings on each side. After initial cost estimates and direction
from Portland Parks, the boardwalk width was reduced to 8-feet-wide. The narrower width will
require the boardwalk be closed to pedestrians during maintenance activities but provide the
same benefits while decreasing costs.
Two viewing platforms, one on the east side and one on the west side, will extend over the creek.
The platforms will be the same material as the boardwalk (wood). The northern most viewing
platform will transition to a pervious asphalt trail where the boardwalk elevation and the ground
elevation converge in the riparian marsh. Both platforms will have the same railings as the
boardwalk. The platforms will have angled corners to provide a wider panoramic view of the
landscape.
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Educational interpretive signage will be concentrated in these locations on the boardwalk and
viewing platform areas.
Picnic tables and benches: The entire site is within environmental zones and has been a park (with
picnic tables and benches) for nearly a century. The condition of the existing concrete picnic area
pads has deteriorated over time and replacement of these features were recommended in the Master
Plan process.
All existing tables and benches will be replaced at a 1:1 ratio, resulting in no net change in the
number of tables and benches throughout the park.
Tables and benches will be more strategically located to improve usablility, protect resource areas,
and improve ADA access. Previously inaccessible by ADA standards, 6 picnic pads now meet ADA
accessibility requirements, for a total of 20-percent. Benches are located so that ADA companion
seating is available.
Public access point: Three alternatives were considered regarding public access to the creek.
Currently, the banks of the duck pond are currently void of vegetation due to overgrazing by
waterfowl, proximity of existing trails, and lack of physical barriers.
1- No public access point
In the master plan process, the public recommended the creation of a formalized access point,
consolidating access to this public gem to a single location, a considerable improvement over
existing conditions. Providing a single access point to the creek in a safe area will allow for
educational opportunities, research groups, and prevent trampling of resources elsewhere in the
park.
2- Large public access point near SE 22nd Avenue
The Master Plan called for a relatively large public water access point on the west side of the
creek near SE Knapp Street. After further review, the project team was concerned not only with
the size of the access as shown in the Master Plan and the proximity to roadways. The location
shown in the Master Plan was larger than what project designers felt was necessary and
required additional disturbance within root protection zones of existing trees.
The location of the public access ramp was originally proposed near SE Knapp intersection.
Parks maintenance staff worried that an errant driver would misinterpret the asphalt paving of
the access point as a drop-off area or a parking area.
Originally, an approximately 20 by 20 foot at-grade access ramp was proposed on the west side
of the creek near SE Knapp Street. Instead, public access to the water will be localized to one,
smaller, at-grade point on the west side of the creek, near the relocated play area (a separate
Parks project). This access point is proposed to be 10 by 15 feet pervious asphalt ramp, sloped to
the water’s edge. This ramp will promote public access, provide optimal surveillance (near the
restrooms and relocated playground), and will be constructed so that it does not compromise bank
stability. This alternative has a smaller overall footprint than alternative 2 and is proposed in a
location that will minimize crowding.
3- Small public access point near restroom/future playground location
Public access to the water will be localized to one point on the west side of the creek, near the
play area, directly south of the vehicular bridge. This access point consists of a pervious asphalt
ramp, sloped to the water’s edge. This ramp will promote public access without compromising
bank stability or environmental sensitivity.
The public currently enjoys unhindered access to creek banks along most of the length of the
creek within the park. This restoration project will greatly improve the riparian corridor by
installing an on-average 30 foot planting corridor, move trails farther from the creek to
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accommodate the planting buffer, and install a split-rail fence to protect this area from people and
dogs.
The small public access point will serve as replacement for the unhindered access to the creek
that the public currently enjoys while also allowing for greater protections in the remaining
restoration area, nearly 2,400 of stream length.
Lighting: Generally, lighting will be relocated and replaced to match existing lighting within the park.
Total trail length will increase, and therefore some lighting will be added. The light poles will match
existing poles and fixtures, or updated poles specified in accordance with the City of Portland
standards.
All lights on the west side of the creek (totaling 14) will be removed during construction. Twenty two
lights will be installed to illuminate the new pathways. These lights will parallel the new path from
SE Lambert Street to SE Bybee Avenue. Because the new path extends farther south than the current
trail, an additional 8 lights will be added to the lighting total.
The existing lights are spaced between 80- and 120-feet apart. New lights were placed near the
intersection of the north/south trails and the east/west trails. Additional lights were distributed
between these intersections to provide lighting at regular intervals. The new lights are spaced
between 65- and 100-feet apart.
The new luminaires and light poles are specified to match the existing lights as close as possible. The
light poles were specified to match the existing poles (Stress-Crete model number 20B-13661-C).
Poles are mounted on a base with four bolts. The existing lamp is no longer manufactured; however
the same manufacturer makes an equivalent product (KIM PT-MX21P5-150HPS240-S55, dark
bronze). A new breaker will be required to run the 1-inch electrical conduit from the control panel box
in the restroom building, across the creek, to the new lighting location. Four different runs of conduit
and wire will be required to achieve this. A mid-size hand hole will be installed between SE Knapp
Street and SE Rex Street to house the junction of the north run, south run, and the run connecting to
the existing panel board.
Education/interpretive signage: Restoration within Westmoreland Park is a significant opportunity
to provide environmental educational within the City of Portland. The public recreation facilities all
are venues for educating the public about endangered species, wetland habitat, restoration actions,
waterfowl interactions (no feeding), flood storage, and water quality. Exact location of educational
signage are not known at this time, but will not require any additional disturbance and likely be
consolidated to the boardwalk and viewpoint areas, where people are likely to congregate.
Bridges: One bridge is removed as part of this project and the rest will remain in place. While the
generally the condition of the bridges is moderate to poor, there is no funding to replace them as part
of this project, and there is no immediate need to do-so.
BES and Portland Parks are partnering with the Army Corps of Engineers for this project and the
cost-sharing arrangement is split differently for restoration features and recreation features. The
cost-share arrangement for restoration features is split 65% Army Corps and 35% City of Portland.
For recreation features, the cost share arrangement is 50% Army Corps and 50% City of Portland. So
the city’s money for restoration features goes farther than for recreation features.
Bridge replacement would be a recreation feature, and there is limited funding for recreation features.
The priority for funding is placed on trail replacement, construction of the boardwalk and overlook,
and replacement picnic pads and benches.
Irrigation: Irrigation plans sheets show irrigation installation in the wetland area. This irrigation is
designed for a 2-year lifespan but the system will remain in place and used during unseasonably dry
times beyond the 2-year period.
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Parks considered removing the irrigation system after the 2-year establishment period, but unlike
restoration sites or natural areas, this site is a developed park, and is therefore managed differently.
Given the level of public use of the park, plant establishment is crucial to meet public expectations in
a highly visible and regionally significant park, PP&R elected to keep the irrigation system in case it’s
needed beyond the 2-year establishment timeframe.
Outfall: Overflow trail drainage was deemed necessary for a portion of the wood fiber trail to ensure
that the trail is usable throughout the year and to ensure that Parks maintenance criteria could be
met. During high ground water events, the wood fiber chips would damage the trail and it would be
unusable.
An evaluation done by the project engineer determined that during a 2-year, 24-hour storm event,
ground water levels will be at the trail elevation, so in order to sufficiently drain the trail, an overflow
system is required and will discharge to the creek, however end-of-pipe treatment will be added to
dissipate flow.
A number of alternatives were considered:
1. The original proposal was to convey roof water from the maintenance building to a new bioswale
north of the building, then tie the path water into the existing 2” pipe. This proposal is shown on
the current set of plans. After further evaluation by BES engineers and project managers, this
proposal is no longer the best option for the following reasons:
 Per the Master Plan, the maintenance building is slated to be removed and a new building
constructed in the southern end of the park. Constructing a bioswale to manage roof water
for a building that will go away does not make practical sense.
 The bioswale, as proposed, has constructability issues. The plan details are not sufficient
enough for construction and not enough information is provided to determine if adequate
stormwater storage is available given high ground water conditions in the park.
 The pipe currently extends 2’ beyond the creek bank with no end-of-pipe treatment to
dissipate erosion and scour impacts.
 The condition of the 2” pipe is unknown. Given the building was constructed in the ‘30’s or
40’s, the condition of the pipe could be an issue during construction. Replacement could be
warranted, and a 4” pipe is standard practice today.
 The bioswale is proposed within a tree protection area.
2. A secondary proposal noted the complications with constructing a new bioswale, given the above
considerations, and the condition of the existing pipe. Therefore, a proposal was considered to
add another outfall for the wood fiber trail drainage only, rather than tying into the existing
pipe/outfall. The existing 2” pipe would remain. However, after discussions with BES
watershed managers, from the watershed health perspective, additional infrastructure
(pipes/outfalls) to the creek is not a desired part of the scope of a restoration project. Utilization
of the existing outfall would reduce overall disturbance areas.
3. Another proposal was to eliminate the overflow for the wood fiber trail and leave the building and
pipe as-is. An analysis completed by the project designer concluded that during a 2-year, 24
hour event the ground water table would rise to the path construction elevation, limiting the ability
for the wood fiber trail to collect and convey water away, preserving the path quality and
usability.
4. The final decision, after consideration of these alternatives, is to utilize and improve and existing
outfall. The existing 2” pipe will be upgraded to a 4’ pipe where it joins with the trail drainage
flows, at the “wye” connection. Rather than extend beyond the bank into the creek, the pipe will
be cut back and appropriately sized rock and plantings will minimize erosion and scour. This
solution will ensure that the trail is usable throughout the year, even during times of high ground
water.
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Drainage necessary for trail maintenance purposes – high ground water will cause the wood fiber
chips to lift and float away. Desire for soft surface trail a key recommendation from the public in
the Master Plan.
Constructing a bioswale or a planter for a building that will be demolished in the future (per the
Master plan) does not make practical sense. The condition of the building is poor and Parks will
demolish the building and construct a new maintenance building at the southern end of the park.
Construction Management Plan (CMP): The applicant proposes a number of measures to avoid and
minimize impacts from the construction activities. These measures are described in the project
narrative (Exhibits A, A.1 and A.2) and shown on the Demolition and Tree Protection Plans
(Exhibits C.13-C.15 and C.57-C.59). The measures include: designating specific work area limits
and limiting access points for construction equipment; scheduling in-water work in accordance
with state and federal regulations; implementing amphibian and fish rescue efforts throughout the
duration of the construction activities; installing and monitoring tree protective measures and
erosion and sediment controls throughout the construction activities; reusing logs for habitat and
bank structure; and monitoring the work to ensure project goals are achieved.
Impact Evaluation: Some of the significant impacts associated with the project include the
temporary diversion of the stream channel; extensive grading in and adjacent to the pond and
stream corridor; the installation of native plantings throughout the construction area; and longterm monitoring and maintenance of the resources on the site. The applicant identified a number
of these impacts will be beneficial (Exhibit A) and will result in improved aquatic and terrestrial
habitat for fish and wildlife; and expanded recreational and educational resources.
In particular, BES has noted the proposal will have the following benefits:
The long-term benefits of incrementally restoring Crystal Springs Creek are expected to exceed
potential temporary, short-term impacts associated with project construction. Project activities will
renovate approximately 2,400 feet of the creek to high-quality, fish-bearing habitat, and nearly 9
acres of riparian and wetland habitat. Specific benefits include:






Fish habitat and passage improvements by eliminating a heat and sediment source. Remove fine
sediments to reveal spawning gravels to increase spawning habitat. Riffles, pools, and large
woody debris will provide juvenile rearing habitat.
Large wood placement will reclaim desired habitat functions in the project area, while
simultaneously protecting creek banks, channel stability and hydraulic diversity. Placement of
wood will enhance aquatic habitat function and value by replenishing large key pieces of wood,
trapping sediments, diversifying flow patterns, and providing important rearing and refuge
habitat and cover to native fish. Placement of wood in-channel along the riparian area and in
floodplain areas will improve structural habitat diversity and provide key habitat-forming
features, thus providing the (natural) mechanisms to form and maintain key aquatic habitat.
Establishment of native plant communities in riparian, wetland and upland habitats will filter
sediments and nutrients, provide shade (thus reducing stream temperatures), and will provide
mid and long-term sources of wood and organics to the stream. Enhancing native plant
communities will provide important feeding, nesting, and migration areas for native birds,
amphibians, reptiles, and mammals that co-exist in the watershed complex.

Additionally, the proposed improvements to recreational features in the park will provide an
additional riparian buffer, create defined access points, interpretive signage, and passive and active
recreation areas. The design of recreation features includes a functional site layout of easily
accessible walkways and ramps. The design will be safe for pedestrian/bicycle use and public
events. Adequate space for maintenance and emergency response activities is considered in this
design. Vegetation is designed in a manner that ensures sight lines through the restored wetland and
park for public and user safety, per recommendations in the master plan. In addition, the landscape
discourages use by waterfowl in order to reduce their impact on water quality parameters.
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Potential impacts to the floodway were addressed in the land use response provided by BDS-Site
Development (Exhibit E.5), and are excerpted below:
Floodway Encroachment / No-Rise Analysis. The project is located within the Floodway of Crystal
Springs Creek. Development in the Floodway is prohibited unless a hydraulic no-rise analysis
demonstrates no increase in base flood elevations. The applicant originally submitted a
Hydraulics and Hydrology Report dated June 8, 2012 which concludes there is no rise in base
flood elevations. It was not clear, however, if the analysis was conducted in accordance with
FEMA no-rise analysis requirements. The no-rise analysis is required to utilize the current
effective hydraulic model, obtained from FEMA, as the starting basis for the analysis. The
Hydraulics and Hydrology Report was based on the Crystal Springs Creek Culvert Assessment
(CSCCA) model. It was not clear how this model may relate to the FEMA current effective model.
Further, an assessment of no-rise would be based on a comparison of an Existing Conditions Model
and Proposed Conditions Model. The Hydraulics and Hydrology Report only appears to compare
phases of the proposed work. The results must indicate no impact on 100-year flood elevations,
floodway elevations, and floodway widths. Further clarification regarding the no-rise analysis model
and results was requested prior to land use approval.
In response to the request for clarification, a new no-rise analysis and report prepared by BES,
dated February 22, 2013, was submitted. The report appears to have been prepared in
accordance with minimum FEMA requirements and is acceptable to BDS Site Development. The
report concludes there will be no-rise in base flood elevations as a result of the project.
The channel work is considered an alteration of a watercourse. As such, the applicant is required
to comply with 44 CFR 60.3.b.6:
“Notify, in riverine situations, adjacent communities and the State Coordinating Office prior to any
alteration or relocation of a watercourse, and submit copies of such notifications to the Federal
Insurance Administrator.”
And 44 CFR 60.3.b.7:
“Assure that the flood carrying capacity within the altered or relocated portion of any watercourse is
maintained”
The watercourse alteration will affect flooding conditions and the Floodway. BES is responsible to
submit the changes to FEMA within 6 months of the change in accordance with 44 CFR 65.3:
“A community's base flood elevations may increase or decrease resulting from physical changes
affecting flooding conditions. As soon as practicable, but not later than six months after the date such
information becomes available, a community shall notify the Administrator of the changes by
submitting technical or scientific data in accordance with this part. Such a submission is necessary so
that upon confirmation of those physical changes affecting flooding conditions, risk premium rates
and flood plain management requirements will be based upon current data.”
Additionally, impacts to existing trees were considered, as follows: A total of 14 trees will be
removed as part of the project activities. Seven trees will be removed as part of the stream channel
grading; these include two native alder trees (with trunk diameters of 10 and 26 inches) and five
non-native ornamental trees (flowering cherry trees with trunk diameters of 16, 17, and 18 inches;
and crabapple trees with trunk diameters of 6 and 8 inches). Seven other trees will be removed as
part of the new trails. These include one nuisance tree (Norway Maple), which is allowed to be
removed without review, one native alder trees (with a 6 inch diameter trunk), and five non-native
ornamental trees (flowering plum trees with trunk diameters of 12, 14, 14, and 20 inches; and
Sycamore Maple tree with a 24-inch diameter trunk). To replace the shading and habitat values
afforded by these trees, and as part of the overall revegetation efforts, a total of 388 trees, 1,994
shrubs, and 640 groundcover plants will be installed in the riparian and upland areas of the park.
All of these plantings will be native species, which will improve the habitat, scenic, recreational,
and educational values of the site.
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Monitoring and Maintenance Plan: BES proposes to monitor channel enhancements, plant
survival, and control invasive plants; and perform maintenance for a minimum 5 year period.
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. Most of the prior reviews are Conditional Use Reviews for sports fields and associated
structures. A prior review that involves the stream channel is summarized below:
LUR 92-00151 EN: Type III Environmental Review for the installation of a pump and intake pipe
along Crystal Springs Creek for an irrigation system in Westmoreland Park: Approved subject to
conditions related to native plantings, monitoring of the stream flow levels, and permits.
As noted in the proposal description, as part of the stream channel renovations, the pump used to
extract water from the stream for irrigation within the park is proposed to be repaired and
replaced. Parks and BES have been informed that the repair/replacement must be accomplished
in accordance with an Environmental Code Exemption (33.430.080.C.1); otherwise, those
activities will be subject to a Type III Environmental Review. This pending application does not
include evaluation of activities related to the vault and pump.
Agency and Neighborhood Review: A Notice of Proposal in your Neighborhood was mailed on
August 31, 2012.
Agency Review: Several Bureaus and agencies have responded to this proposal. Please see
Exhibits E for details. The comments are addressed under the appropriate criteria for review of the
proposal.
Neighborhood Review: Two written responses have been received from notified property owners.
The letters raise concerns about potential flooding and the elimination of the habitat and
recreational values provided by the pond.
BES responded to these concerns with the following information:
Potential Flooding: The Westmoreland Park project is intrinsically linked to the culvert replacement
project at SE Tacoma Street (LU 12-141030 EN). The projects will be constructed under one contract
with Hamilton Construction. The work will occur during the same in-water work window (July 15thAugust 31st) in 2013.
Functionally, these two projects are really one large project, but for the purpose of the land use
review, I separated them into two reviews because the Park review is a Type 2 review (due to
recreation components) and the Tacoma culvert review is a Type 1 review. Otherwise, I would have
submitted both projects as one large review. Six blocks also separate the two individual projects.
Hydrological modeling for the Westmoreland Park project, by itself, demonstrates a very small
increase in base flood elevations. However, together with the culvert project at Tacoma, the two
individual projects result in a decrease in flood elevations. Generally, if projects result in a rise in
flood elevations, a CLOMR (Conditional Letter of Map Revision) is required from FEMA, adding
additional process and uncertainty. Because the two individual projects together do not result in a
net rise in base flood elevations no CLOMR is required, which is another very important reason that
the two projects are intrinsically linked.
Pond: Understandably, there is a great deal of attachment to the pond and many feel that it is a
neighborhood institution that should not be changed. During the Master Plan process, a resident
survey was completed to find out what features should and should not be incorporated into a
restoration plan for Westmoreland Park. When asked about the elimination of the Duck Pond, 90% of
the respondents approved of this action. The majority of people felt, that although it will be sad to
lose it, it needs to be removed to address both human and ecosystem health concerns.
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The City has an obligation under the federal Clean Water Act and Endangered Species Act to improve
degraded conditions in our streams and waterways. Restoration actions also make our systems
more resilient to climate change and will protect communities from flooding and extreme events that
are expected. Doing nothing would miss this opportunity to meet regulatory obligations, build
resiliency in the system, while improving recreation opportunities in the park.
The significant loss of floodplain and aquatic habitat throughout the basin is a primary factor of
decline for salmon and native wildlife species. The remaining poor quality habitat cannot sustain
these threatened species in the long-term without habitat restoration. Crystal Springs Creek and
Westmoreland Park could provide critical rearing and refuge habitat for juvenile salmon, as well as a
diverse riparian corridor for wildlife species, if restoration is undertaken.
The duck pond causes significant water quality problems including raising water temperatures by
approximately 4ºF (2.2°C) due to its very shallow and broad profile with no shading. Within the park,
Crystal Springs Creek also suffers from elevated nutrient and bacterial concentrations likely from the
congregation of waterfowl. The open water of the duck pond and expansive manicured lawn areas
adjacent to the pond attract geese and ducks who have been conditioned to the steady handouts of
food.
A full study, completed by the Army Corps of Engineers, was done to identify the costs vs. benefits to
identify the most efficient set of combinations for providing the full range of restoration. These “best
buy” combinations provided the greatest increase in habitat units for the least increase in cost.
Constructing a new channel through the pond and providing a 30 foot or 50 foot planted riparian
buffer were the highest scoring options by far. These features provide significant improvements in
water temperatures, riparian cover, and wildlife habitat.
(The neighbor) Mr. Appleton is correct that humans cannot create a “natural” stream channel. Only
nature can do this. But this project will give nature the room it needs to function. The project will
restore a more-natural hydrology, provide a vegetated buffer from human use in a developed park,
and create opportunities for environmental education.

ZONING CODE APPROVAL CRITERIA
33.430.250 Approval Criteria
An environmental review application will be approved if the review body finds that the
applicant has shown that all of the applicable approval criteria are met. When
environmental review is required because a proposal does not meet one or more of the
development standards of Section 33.430.140 through .190, then the approval criteria will
only be applied to the aspect of the proposal that does not meet the development standard
or standards.
The proposed activities at Westmoreland Park trigger different Environmental Review approval
criteria based on the purpose and nature of the improvements. BES has indicated that the
primary purpose for the proposed activities at the park is to improve water quality and habitat
value of Crystal Springs Creek. Those changes to the pond, stream channel, and native planting
scheme are subject to Criterion B: resource enhancement projects.
The proposed site changes to the pond and stream channel, in turn, necessitate changes to
existing recreational features, including the relocation of trails and play and picnic areas. In
addition, new recreation elements (boardwalk, viewing platforms, access trails, and interpretive
signs) are also proposed, which incorporate improvements identified through the neighborhood
planning efforts undertaken by Portland Parks. A new under-drain system is also proposed to
accommodate stormwater runoff from the new and relocated trails. These relocated and new
recreational features are subject to Criterion C, public recreation facilities.
Revisions to an existing outfall are proposed to accommodate the new and relocated trails. These
elements are subject to Criterion A, as it pertains to outfalls.
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Each of these criteria is addressed, below, in the following order:
33.430.250 Environmental Review Approval Criteria
B. Resource enhancement projects.
C. Public recreational facilities.
A. Public safety facilities, rights-of-way, driveways, walkways, outfalls, utilities, land divisions,
Property Line Adjustments, Planned Developments, and Planned Unit Developments.
B. Resource enhancement projects. In resource areas of environmental zones, resource
enhancement projects will be approved if the applicant's impact evaluation demonstrates that
all of the following are met:
1. There will be no loss of total resource area;
2. There will be no significant detrimental impact on any resources and functional values; and
3. There will be a significant improvement of at least one functional value.
Findings: As noted in the proposal description, the proposed resource enhancement activities will
reconfigure the pond and stream channel in order to improve water quality conditions and habitat
for native aquatic and terrestrial species.
The Portland Zoning Code defines “resource enhancement” as follows:
• The modification of resources or functional values. This may include the short-term loss of
resources or functional values, to achieve improved quality or quantity of the resource or functional
values in the long term or for future desired conditions. It can include actions that result in
increased animal and plant species, increased numbers of types of natural habitat, and/or
increased amount of area devoted to natural habitat. It may also include improvements in scenic
views and sites, increased capacity for stormwater detention or infiltration, increased or improved
floodplain function, changes in water quantity or quality, changes in ecosystem type, or other
improvements to resources or functional values. A resource enhancement project must result in a
net gain in total functional value and improvement in the quality or quantity of resources on the site.
As noted in the section regarding Environmental Resources, above, significant resource values on
the project site include: water, flood storage, storm drainage, fish and wildlife habitat, scenic,
aesthetic, and heritage, recreation, and education.
During the construction activities, there will be short-term impacts to the open water, aquatic and
upland habitat, and the aesthetic and recreation resources on the site. Further, the
reconfiguration of the stream channel and regrading within the current boundaries of the Duck
Pond will result in some reduction of open water habitat. However, open water resources will
continue to be provided on the site, and these resource enhancement activities will improve
stream flows and flood plain functions of the stream channel. Further, though the changes to the
pond and stream channel will alter the location and type of recreational, scenic, and educational
resources at the park, the park will continue to provide a range of these resources.
Yet, as noted in the response from Site Development, the watercourse alteration will affect flooding
conditions and the Floodway. Therefore, in order to “(a)ssure that the flood carrying capacity within
the altered or relocated portion of any watercourse is maintained”, a condition will be made that the
applicant shall submit a flood map revision to FEMA within six months of project completion, or
as otherwise approved by FEMA.
In any event, as outlined in the response from BES: (u)pon project completion there will not be a
total loss of resource area. Rather, the total resource area will be greatly increased. The existing
pond, currently a source of heat and sediment will be transformed into a wetland and riparian
resource area. The overall health of the stream will be improved by removing concrete curbing from
the stream margins, creation of a wetland and an improved riparian corridor, creation of a pool-riffle
sequence, installation of large wood into the bank and stream, planting native vegetation and
removing fine sediment to expose spawning gravels to increase spawning habitat.
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Overall, the proposal will result in appreciable changes to the appearance of the site’s noted
resources. However, these changes are consistent with type of stream channel alterations
anticipated in the Johnson Creek Basin Protection Plan (which refers to removal of the concrete
channel lining of Crystal Springs Creek and the reestablishment of native riparian and wetland
plantings), and are intended to significantly improve the water quality and flood plain functions at
the site. Based on these factors, this criterion is met.
C. Public recreational facilities. In resource areas of environmental zones, public recreational
trails, rest points, view points, and interpretive facilities will be approved if the applicant’s
impact evaluation demonstrates that all of the following are met:
1. Proposed development locations, designs, and construction methods are less detrimental
to identified resources and functional values than other practicable and significantly
different alternatives;
2. The public benefits of the proposal outweigh all significant detrimental impacts;
3. Areas disturbed during construction, that do not contain permanent development, will be
restored with native vegetation that is similar to the vegetation existing on the site and
found on the Portland Plant List; and
4. There will be no significant detrimental impact on resources and functional values in areas
designated to be left undisturbed.
Findings: This criterion requires the applicant to demonstrate that alternatives were considered
during the design of the proposal, and that there are no practicable alternatives that would be less
detrimental to the identified resources and functional values. In the detailed alternatives analysis
provided in the project narrative and summarized above, BES addressed how the proposed
development, design and construction methods will have fewer impacts to the site resources than
the other alternatives. BES also demonstrated how the project will provide significant public
benefits, which will outweigh the temporary impacts due to the construction activities.
Additionally, BES has provided a construction management plan, which includes measures that
will be implemented to avoid impacts to the resources outside of the designated construction area.
These measures will ensure the project and construction activities to not damage vegetation, or
generate erosion or downstream impacts to water quality and fish habitat.
Based on the foregoing, this criterion is met.
A. Public safety facilities, rights-of-way, driveways, walkways, outfalls, utilities, land
divisions, Property Line Adjustments, Planned Developments, and Planned Unit
Developments. Within the resource areas of environmental zones, the applicant's impact
evaluation must demonstrate that all of the general criteria in Paragraph A.1 and the
applicable specific criteria of Paragraphs A.2, 3, or 4, below, have been met:
Findings: The approval criteria related to Public Safety Facilities (33.430.250 A.2) and Land
Divisions, (33.430.250.A.4) do not apply to the proposal, so they are not addressed.
1. General criteria for public safety facilities, rights-of-way, driveways, walkways,
outfalls, utilities, land divisions, Property Line Adjustments, Planned Developments,
and Planned Unit Developments;
a. Proposed development locations, designs, and construction methods have the least
significant detrimental impact to identified resources and functional values of other
practicable and significantly different alternatives including alternatives outside the
resource area of the environmental zone;
b. There will be no significant detrimental impact on resources and functional values in areas
designated to be left undisturbed;
c. The mitigation plan demonstrates that all significant detrimental impacts on resources and
functional values will be compensated for;
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d. Mitigation will occur within the same watershed as the proposed use or development and
within the Portland city limits except when the purpose of the mitigation could be better
provided elsewhere; and
e. The applicant owns the mitigation site; possesses a legal instrument that is approved by
the City (such as an easement or deed restriction) sufficient to carry out and ensure the
success of the mitigation program; or can demonstrate legal authority to acquire property
through eminent domain.
3. Rights-of-way, driveways, walkways, outfalls, and utilities;
a. The location, design, and construction method of any outfall or utility proposed within the
resource area of an environmental protection zone has the least significant detrimental
impact to the identified resources and functional values of other practicable alternatives
including alternatives outside the resource area of the environmental protection zone;
b. There will be no significant detrimental impact on water bodies for the migration, rearing,
feeding, or spawning of fish; and
c. Water bodies are crossed only when there are no practicable alternatives with fewer
significant detrimental impacts.
Findings: BES provided an alternatives analysis, summarized above, which addresses how the
location, design, and construction methods of the selected alternative will have the least
detrimental impacts on the identified resources and functional values on the site. Based on that
analysis and the findings below, BDS staff concur that the selected alternative satisfies the
applicable criteria, as follows:
An existing 2-inch diameter pipe conveys roof water from a maintenance building directly into
Crystal Springs Creek, and extends approximately 2 feet beyond the creek banks. This existing
outfall is proposed to be replaced with a 4-inch diameter outfall in order to convey overflow
drainage from the new wood fiber trail under-drain system. As noted in the findings about Public
Recreation Facilities, above, a new drainage system will be installed underneath a portion of a new
wood fiber trail, and, due to high ground water levels in the Park, send overflow to the Creek. At
the ‘wye’ connection of the trail drainage and maintenance building roof water (shown on Sheets
C-21 and C-37), the pipe will be upgraded to a 4-inch diameter size, in order to match the size of
the trail under-drain piping system.
BES has indicated that drainage for a section of the wood fiber trail is necessary due to high
ground water conditions in the park and long term maintenance issues for the trail. Based on
information provided by the design engineers, BES has indicated only a very small amount of
water will be added to this outfall – based on calculations from a 2-year, 24-hour flood event, only
0.16 CFS or 7 gallons a minute will be added to the system. The overflow from the trail is
necessary to ensure that the trail is usable throughout the year, an important consideration for
the public, and to prevent maintenance issues with the trail in times of high ground water.
The location of the upsized outfall pipe will correspond to the location of the existing outfall; and
will daylight before reaching the bank. Rocks and plantings will be installed at the end of the
outfall pipe, in order to dissipate energy and protect the bank and creek bed from erosion and
scour. However, no specific planting scheme for the outfall has been provided. Nevertheless, with
a condition that plantings for the outfall must be provided in accordance with 33.430.180.G
(Environmental outfall standards), this will ensure sufficient plantings will be installed.
Overall, a small amount of discharge will be added and the size of the outfall pipe will increase
slightly; however, the outfall work will occur within the existing construction limits related to the
pond and stream grading, so other environmental resources on the site will not be impacted by
this change to the outfall size and design. Additionally, the related improvements at the end of the
pipe to reduce erosion and dissipate flows will minimize and limit impacts to the stream channel
and aquatic species. Based on these factors, these criteria are met.
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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.

OTHER TECHNICAL REQUIREMENTS
Technical decisions have been made as part of this review process, based on other City Titles, as
administered by other City service agencies. These related technical decisions are not considered
land use actions. If future technical decisions result in changes that bring the project out of
conformance with this land use decision, a new land use review may be required. The following is
a summary of technical requirements applicable to this proposal. This list is not final, and is
subject to change when final permit plans are provided for City review.
Bureau
Water Bureau/503-823-7404
www.portlandonline.com/water
Environmental Services/503-823-7740
www.portlandonline.com/bes
Fire Bureau/503-823-3700
www.portlandonline.com/fire
Transportation/503-823-5185
www.portlandonline.com/transportation
Development Services/503-823-7300
www.portlandonline.com/bds

Code Authority and Topic
Title 21 - Water availability
Title 17; 2008 Stormwater Manual
Title 31 Policy B-1 - Emergency Access
Title 17 - Transportation System Plan
Titles 24 - Building Code, Erosion Control, Flood plain,
Site Development

CONCLUSIONS
The applicant proposes stream channel alterations to the portion of Crystal Springs Creek within
Westmoreland Park, new designated accessways (trails, boardwalk, and view platforms) to and
around the stream, and an outfall modification to control runoff from the trail facilities. All of the
construction activities will occur within the boundary of a delineated work area, which will localize
impacts and protect other natural and recreational resources in the park. Subject to conditions
related to construction management, floodway capacity, and on-going maintenance activities, the
project is expected to result in improved water quality and habitat conditions within the stream
channel and adjacent environs, and the associated trails and accessways will provide recreational
facilities for environmental education and active and passive enjoyment of the stream and park
resources. Therefore, the proposed resource enhancement activities, recreational facilities, and
outfall changes should be approved.
Generally, permits would be required from the Bureau of Development Services (BDS) for the
proposed work activities. In this case, most of the project will be on plans approved by the Bureau
of Environmental Service (BES) Chief Engineer, so only the boardwalk, viewing platform
structures, and new native plantings will trigger permits from BDS.
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ADMINISTRATIVE DECISION
Approval of an Environmental Review for the following activities at Westmoreland Park:
Resource Enhancement Projects:
 Remove concrete lining along creek and Duck Pond banks;
 Remove 7 trees;
 Demolish an existing playground (to be relocated as a separate project through Portland Parks);
 Regrade and realign the creek channel to west side of Duck Pond and place approximately
7,080 cubic yards of fill to create wetlands in the balance of the pond area;
 Remove approximately 6-inches of sediment to expose natural gravel substrate within project
reach;
 Excavate pools and riffles in creek;
 Place course gravels, cobbles, and large wood (LWD) to create salmon rearing and refuge
conditions;
 Install and monitor nearly 15,000 native plantings (and an irrigation system) to restore an
average 30-foot width riparian corridor on both banks;
 Remove one trail bridge; and
 Install cedar split-rail fence to protect the plantings.
Public Recreation Facilities:
 Realign the pedestrian trail system to connect to the existing bridges and to a new boardwalk,
a new walkway to the water, and new viewing platforms;
 Install a new wood-fiber trail along SE 22nd Avenue;
 Install educational and interpretive signs;
 Install new and relocated picnic tables, benches, and light fixtures; and
 Remove 7 trees for the trails.
Outfall:
 Modify and upsize an outfall to the stream channel for stormwater disposal, and add rock and
plantings to dissipate flows and minimize erosion at the end of pipe.
This approval is subject to the following conditions:
A. The project must be in substantial conformance with Exhibits C.5, C.13-C.15, C.27-C.29,
C.68, and C.75-C.78, as signed and dated by the City of Portland Bureau of Development
Services on March 6, 2013.
B. All permits: The permit(s) for the boardwalk, view platforms, and native plantings must
include copies of the stamped Exhibits C.27-C.29, C.68, and C.75-C.78 and the conditions
listed below:
1. Revegetation plantings must be planted in substantial conformance with the Revegetation
Plan and Planting List (Exhibits C.75-C.78).
a. Plantings for the outfall must be provided in accordance with 33.430.180.G
(Environmental outfall standards).
b. Plantings must be installed between October 1 and March 31 (the planting season).
2. Prior to final inspection of the permit for the revegetation plantings, the applicant or the
designer of record must submit a Landscape Certification Form and certify that all the
plantings were installed in accordance with the approved plans. A copy of the Landscape
Certification Form must be provided to the BDS-Planner.
3. The applicant or designer of record must monitor the approved plantings for five years to
ensure survival and replacement of plantings.
C. The applicant shall submit a flood map revision to FEMA within six months of project
completion, or as otherwise approved by FEMA. A copy of the FEMA approval must be
provided to BDS-Site Development.
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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: Kate Green

Decision rendered by: ____________________________________________ on March 6, 2013
By authority of the Director of the Bureau of Development Services

Decision mailed: March 8, 2013
About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on May 15,
2012, and was determined to be complete on August 29, 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 May 15, 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 requested that the 120-day
review period be extended (Exhibit G.5). The 120 days will expire on: August 28, 2013.
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.
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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 March 22, 2013 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 March 25, 2013.
• 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.
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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. Supplemental Narrative
2. Revised Narrative
3. No-Rise Analysis
B. Zoning Map (attached)
C. Plans/Drawings:
General
1. Cover and Signature Sheet
2. Location Map, Vicinity Map and Sheet Index
3. Standard Symbols and Legends
4. Standard Abbreviations
5. Project Key Map (attached)
6. Project General Plan and Survey Control
Boring
7. Boring Locations
8. Legend, Notes, Boring Logs
Civil
9. Existing Site Plan and Utilities 1
10. Existing Site Plan and Utilities 2
11. Existing Site Plan and Utilities 3
12. Temporary Traffic Control Plan
13. Demolition Plan 1 (attached)
14. Demolition Plan 2 (attached)
15. Demolition Plan 3 (attached)
16. Demolition Details
17. General Erosion and Sediment Controls Notes
18. Erosion and Sediment Control Plan 1
19. Erosion and Sediment Control Plan 2
20. Erosion and Sediment Control Plan 3
21. Erosion and Sediment Control Details
22. Contractor Staging Area
23. Flow Diversion and Dewatering 1
24. Flow Diversion and Dewatering 2
25. Flow Diversion and Dewatering 3
26. Flow Diversion and Dewatering Sections and Details
27. Park Restoration Plan 1 (attached)
28. Park Restoration Plan 2 (attached)
29. Park Restoration Plan 3 (attached)
30. Park Restoration Sections and Details 1
31. Park Restoration Sections and Details 2
32. Park Restoration Sections and Details 3
33. Park Restoration Sections and Details 4
34. Irrigation Intake System Plan, Profile and Details—not reviewed as part of this application
35. Grading Plan 1
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36. Grading Plan 2
37. Grading Plan 3
38. Channel Plan and Profile 1
39. Channel Plan and Profile 2
40. Channel Plan and Profile 3
41. Pathway A Plan and Profile
42. Pathway B and D Plan and Profile
43. Pathway E and Boardwalk B Plan and Profile
44. Pathway F and Hardened Water Access Plan and Profile
45. Wood Fiber Trail Plan and Profile 1
46. Wood Fiber Trail Plan and Profile 2
47. Channel and Wetland Plan 1
48. Channel and Wetland Plan 2
49. Channel and Wetland Plan 3
50. Channel Sections 1
51. Channel Sections 2
52. Channel Sections 3
53. Channel Sections 4
54. Channel Sections 5
55. Wetland Sections 1
56. Wetland Sections 2
57. Tree Protection Plan 1
58. Tree Protection Plan 2
59. Tree Protection Plan 3
60. Tree Protection Table
61. Channel Alignment Data 1
62. Channel Alignment Data 2
63. Channel Alignment Data 3
64. Pathway A, B and E Alignment Data
65. Pathway F and Wood Fiber Alignment Data
66. Light Pole Locations
Structural
67. Standard Structural Notes
68. Boardwalk/View Platform Plan (attached)
69. Abutment Plan, Sections and Details
70. Boardwalk and Viewing Platform A Partial Plan
71. Boardwalk and Viewing Platform B Partial Plan
72. Boardwalk Sections and Details
73. Boardwalk Railing Elevations and Sections
74. Picnic Slab Plan and Section
Landscape
75. Planting Plan (attached)
76. Planting Plan (attached)
77. Planting Plan (attached)
78. Planting Schedule (attached)
79. Irrigation Plan
80. Irrigation Plan
81. Irrigation Plan
82. Irrigation Plan
83. Irrigation Plan, Irrigation Schedule and Notes
84. Planting Details
85. Irrigation Details
Electrical
86. Electrical Symbols, Legend and Abbreviations
87. Electrical Site Plan 1
88. Electrical Site Plan 2
89. Electrical Site Plan 3
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90. Electrical Details
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Portland Transportation
3. Water Bureau
4. Fire Bureau
5. Site Development/BDS
6. Urban Forestry/Parks
7. Oregon Department of State Lands (DSL)
F. Correspondence:
1. Lane Brown, September 18, 2013, concerned about potential flooding impacts
2. Jack Appleton, September 12, 2013, concerned about removal of pond habitat and recreation
G. Other:
1. Original LU Application
2. Site History Research
3. DSL Wetland Notification
4. Letter to applicant re: incomplete application
5. Timeline Extensions

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 503-8236868).

