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To:
From:

May 10, 2013
Interested Person
Stacey Castleberry, Senior Planner
503-823-7586 / Stacey.Castleberry@portlandoregon.gov
Douglas Hardy, Senior Planner
503-823-7816 / Douglas.Hardy@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 13-122862 CU GW AD
GENERAL INFORMATION
Applicants:

Glenn Eisner / Portland Fire and Rescue
1135 SE Powell Boulevard / Portland, OR 97202
Connie Johnson / City of Portland Facilities Services
1120 SW 5th Avenue, Room 1204 / Portland, OR 97204

Representatives:

Aaron Whelton / Whelton Architecture
5310 N Concord Avenue / Portland, OR 97217
David Suttle / Whelton Architecture
5310 N Concord Avenue / Portland, OR 97217

Site Address:

5 SE Madison Street

Legal Description:

Inc. Pt Vac St & Inc Riparian Rts Out To Harbor Line Block 10 Exc E
555', East Portland
R226500480
1S1E03AD 03900
3130
Buckman, contact Susan Lindsay at 503-725-8257
Southeast Uplift, contact Bob Kellett at 503-232-0010
Central City - Central Eastside
OSg –Open Space with a River General Greenway overlay zone
Conditional Use/Greenway/Adjustment
Type II, an administrative decision with appeal to the Hearings Officer.

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

Proposal: In 2012, a Conditional Use, Greenway and Adjustment review was approved (LU 12138059 CU GW AD) to allow Portland Fire and Rescue to replace outdated facilities at the
existing Fire Station 21, which provides both marine and land based fire and rescue services.
The upland portion of the approved project included demolishing the existing one-story, 5,635
square-foot fire station and replacing it with a two-story, 7,650 square-foot station. The station
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included living quarters for fire personnel as well as land-based fire and rescue apparatus
serving Portland’s Inner East Side neighborhoods and the Eastbank Esplanade. An
Adjustment approved reducing the minimum required building setbacks for the fire station
from the east and west property lines. The upland portion of the approved project also
included a meeting room located north of the upland fire station, as well as upgrades to the
North Plaza which included pavers, lighting, benches and landscaping. The in-water portion of
the approved project included two new boat houses located at the north end of the existing
Madison Street Dock that will shelter three emergency response watercraft.
Portland Fire and Rescue is now requesting several modifications to the original approval that
affect only the upland portion of the project and the riverbank. No changes are proposed to the
approved boat houses. These changes are as follows:
Upland Fire Station Revisions


Increase the north/south dimension of the building from 103’4” to 112’.



Decrease the approved east building setback from between 9’5” and 11’9” to as small as 7’;
and decrease the approved west building setback from 11’4” to 8’.



Relocate the meeting room from the separate building north of the fire station to within the
fire station.



Change the window area on all building facades.



Change exterior finish materials and colors on all building façades.



Include solar panels on the roof.



Eliminate the eco-roof from the proposal.



Include mechanical condenser units in the revised proposal.

Revisions to North Plaza Improvements, Landscaping, Riverbank Plantings:


Eliminate the previously proposed North Plaza paving, seating, lighting, and landscaping
improvements; remove the North Plaza from the development “work limit” boundary.



Reduce the area that the Greenway riverbank plantings will extend north of the fire station,
from approximately 98’ to approximately 68’.



Remove proposed planters spaced 8’ apart, that were intended to prevent parking in the
North Plaza.



Expand the construction staging area to include a larger portion of the adjacent parking lot
located east of the fire station, and provide temporary construction access and staging
through the North Plaza.



Reroute the Eastbank Esplanade Trail around the east perimeter of the construction
staging area for the 14-month duration of the construction project.

The changes above also require modifying the following conditions of approval that were applied
to the Greenway Review approved in 2012:


Condition D.4: This condition required a planting plan along the riverbank that was in
substantial conformance with the approved mitigation/landscape plan (Exhibit C.7). The
applicant is now proposing a mitigation/planting plan that is in conformance with what was
approved as part of prior Greenway Review (LUR 99-00565 GW).



Condition D.5: This condition required any unobstructed opening in the North Plaza area
be limited to 8’ in width to preclude vehicles from parking in this area. Portland Fire and
Rescue proposes deleting this requirement in order to allow emergency access from both
ends of the apparatus bay. The area is proposed to be signed to prohibit parking.
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Condition F (opening paragraph and F.3): These elements of Condition F specified the
minimum number of trees, shrubs, and groundcover that would be planted on the site,
including the North Plaza, in order to meet the Greenway landscape requirements. Since
the North Plaza is no longer included in the project improvement area, and due to the
physical limitations of the site and development, the applicant proposes to reduce the
amount of landscaping required by Condition F.

The changes proposed trigger a Type II Conditional Use Review, a Type II Greenway Review,
and a Type II Adjustment Review.
Approval Criteria
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The applicable approval criteria are:



33.815.223 Public Safety Facilities
33.805.040 Adjustment Approval Criteria




33.440.350 Greenway Approval Criteria
Willamette Greenway Design Guidelines

ANALYSIS
Site and Vicinity: Located at 5 SE Madison Street, Fire Station 21 stands on the east side of
the Willamette River adjacent to the East Bank Esplanade and just north of the Hawthorne
Bridge. Fire Station 21 (formerly Station 7, originally Engine 29, Boat 1) was built in 1960. The
marine and rescue station operated until the early 1990s when it was decommissioned. In
response to an increasing demand for water-borne emergency response along the downtown
stretch of the Willamette River, Fire Station 21 was returned to active service in 2009.
The fire station property is approximately 0.51 acre in area, and is currently developed with a
5,635 square-foot single-story fire station. The applicant proposes to use a portion of the
parking area located east of the fire station and Greenway trail, for construction staging. This
area is under the elevated Interstate 5 freeway and is owned by Oregon Department of
Transportation (ODOT). The temporary fire station will be situated south of SE Madison Street,
on vacant ODOT property southeast of the current fire station.
Adjacent development east of the fire station includes the Eastbank Esplanade, surface parking
lots and the elevated Interstate 5 freeway structure, with a variety of industrial-related
businesses and storage yards farther east. The Hawthorne Bridge is located immediately south
of the fire station.
The project area is within the boundaries of the Buckman Neighborhood and the Central City
Plan District, and is within less than 150 feet of the Hosford Abernathy Neighborhood.
Zoning: The zoning designation on the fire station site includes the Open Space base zone,
with the River General Greenway overlay zone. The parking area, construction staging, and
temporary facility will be situated in the General Industrial 1 base zone.
The Open Space (OS) 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. As a Basic Utility use, public safety
facilities are a Conditional Use in the OS zone. The purpose of this land use review is in part to
demonstrate how the Conditional Use approval criteria are met.
The General Industrial 1 (IG1) zone is one of three zones that implement the Industrial
Sanctuary map designation of the Comprehensive Plan. The zone provides areas where most
industrial uses may locate, while other uses are restricted to prevent potential conflicts and to
preserve land for industry. IG1 areas generally have smaller lots and a grid block pattern.
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The River General Greenway (g) overlay zone is intended to protect, conserve, enhance, and
maintain the natural, scenic, historical, economic, and recreational qualities of lands along
Portland's rivers; establish criteria, standards, and procedures for the development of land,
change of uses, and the intensification of uses within the Greenway; and implement the City's
Willamette Greenway responsibilities as required by ORS 390.310 to 390.368 and Metro’s Title
3. The purpose of this land use review is to demonstrate how the Greenway regulations are
met by the proposal.
Land Use History: Prior land use cases for the general project area include five Conditional Use
Reviews (CU 53-83, CU 43-85, CU 63-86, CU 127-87 and 7771-PA/CU 127-87/GP 23-87), 3
Greenway Reviews (GP 14-83, GP 10-86, GP 23-87), a Comprehensive Plan Amendment, Goal
Exception, Adjustment, and Zone Change (7771-PA/CU 127-87/GP 23-87). These reviews
occurred between 1983 and 1987 and most addressed fill for a freeway ramp and reconstruction of
portions of the existing Greenway trail. Several recent Greenway reviews have evaluated the
redevelopment of the Eastbank Esplanade (LUR 98-01025 GW, LUR 99-00565, LUR 00-00134 GW)
and included some of the properties in this project area.
LUR 00-00508 CU GW approved a Conditional Use and Greenway Review for a new dock structure
for fire and emergency response vessels adjacent to Fire Station 7.
LUR 00-00704 GW AD approved a Greenway Review for new parking areas and Adjustments to
landscaping and nonconforming upgrade requirements
LUR 01-00617 CP ZC approved along a large area of the eastbank a Comprehensive Plan Map
Amendment from Industrial Sanctuary to Open and Mixed Employment, and a Zoning Map
Amendment from IG1 to EG1 and OS.
LU 12-138059 CU AD GW approved a Conditional Use, Greenway Review and Adjustments for the
following development:







Replacement of existing Fire Station #21 with a new 2-story Fire and Rescue Station
including a meeting room;
Relocation of two boathouses to Station #21 and securing with up to 11 steel piles (the
Fireboat David Campbell boathouse from Station #6 (Boathouse #1), and the Eldon Trinity
boathouse (Boathouse #2), constructed off site);
Exterior Remodel of the David Campbell boathouse;
Improvements to the plaza area north of the station house and meeting room;
Removal of 13 derelict pilings immediately west of the existing fire station; and
Placement of modular buildings to be used as a temporary fire station.

The applicant, as part of the current land use review, is proposing modifications to the 2012
approval, with changes to select conditions of approval.
Unless expressly modified by this land use review, all prior approvals and conditions of
approval remain in effect.
Agency and Neighborhood Review: A Notice of Proposal was mailed on April 11, 2013.
Agency Review
The following City service bureaus have responded with no concerns regarding the requested
land use reviews:
 Portland Bureau of Transportation (Exhibit E.1);
 Portland Water Bureau (Exhibit E.3)
 Portland Police Bureau (Exhibit E.4);
 Portland Fire Bureau (Exhibit E.5); and
 Bureau of Development Services/Life Safety Plans Examiner (Exhibit E.8).
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Portland Parks & Recreation submitted written comments, and requested two conditions be
included in the decision regarding the installation of a sign and accompanying visual and
audible warning device that warns those along the adjacent Eastbank Esplanade of fire vehicles
crossing the Esplanade (Exhibit E.2). Portland Parks & Recreation also requested that the Fire
Bureau complete a “designate and assign” to Portland Parks & Recreation for the portion of the
public recreational trail that is located on this site within one year following final occupancy of
the new fire station. This issue is discussed later in this decision in response to the
Conditional Use approval criteria.
The Bureau of Environmental Services (BES) provided comments related to sanitary sewer
connections and management of stormwater generated by improvements to the site (Exhibit
E.6). BES finds that the applicant has addressed the approval criteria related to sanitary waste
and stormwater management in a manner that satisfies the relevant portions of the Sewer and
Drainage Facilities Design Manual and the Stormwater Management Manual. BES does
encourage the applicant to reconsider the removal of the ecoroof given the project’s visibility
and its connectedness with the river. BES notes that the ecoroof would exhibit the City’s
commitment to policies that promote healthy rivers and watersheds, and would provide a
public environmental and educational benefit. The applicant has provided written narrative
explaining why the ecoroof can no longer be provided (Exhibit A.3). In summary, the applicant
cites the cost of the ecoroof as being prohibitive, given the overall project budget. The applicant
notes that even without the ecoroof, the project will still be in compliance with the City’s Green
Building Policy, and that the proposed stormwater management system will provide an
educational benefit that is more visible than an ecoroof.
BDS Site Development staff provided technical comments related to illustrating geotechnical
ground stabilization improvements on the Construction Management Plan, providing balanced
cut and fill information in the floodplain, providing a no-rise analysis, provision of erosion
control information, and Oregon State permitting requirements (Exhibit E.7). Site Development
states they take no exception to the construction management information provided for this
land use review, and their technical requirements are carried forward as conditions of approval
that must be met during building permit review.
Where applicable to the approval criteria, comments from the service bureaus are discussed
further in findings provided below.
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
The applicant proposes to revise the Decision for LU 12-138059 CU GW AD. The changes to
the proposal require approval through a Type II Conditional Use Review, a Type II Greenway
Review, and a Type II Adjustment Review. Except as revised below, the findings and conditions
of approval presented in the September 12, 2012 Decision of the Hearings Officer for LU 12138059 CU GW AD continue to apply.
CONDITIONAL USES
33.815.223 Public Safety Facilities
These approval criteria allow Public Safety Facilities where it is necessary to the health and
safety of the public that a facility be at a particular site. The criteria also ensure that impacts
resulting from the facility will be mitigated to the extent practicable. The approval criteria are:
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A. Health and safety. The health and safety of the public is dependent on the facility being at
this location.
Findings: The modest modifications being proposed as part of this land use review do not
change the findings about health and safety made in the 2012 land use decision for the
new fire station. A summary of the findings made for this approval criterion in the 2012
decision are as follows:


The health and safety of the public is dependent on the facility being sited at this
location. The facility, which includes both the upland fire station and the in-water
boathouses, will accommodate emergency responders from the Portland Fire Bureau.
These responders will be available to serve the public’s emergency needs 24 hours a
day, seven days a week, 365 days a year. No changes are being made to the approved
boathouses as part of the current application, and the proposed upland fire station will
continue to accommodate emergency responders from the Portland Fire Bureau.



In 2011, the facility responded to nearly 2,000 emergencies, and the applicant expects
this number to increase in the future. With the continuing growth of population at or
near waterfront sites, and an expected increase in water activities, the total number of
emergency responses handled by the water-based portion of Fire Station 21 will also
increase. The Fire Bureau expects the number of emergency responses in the area
served by Fire Station 21 to increase by approximately 10 percent over the next three to
five years, to a total of 2,200 emergency runs annually. The proposed modifications to
the previously approved station in no way impact the ability of the facility to respond to
these emergencies.



Water-based emergencies are immediate and life-threatening due to the potential for
drowning. As such, it is imperative that the proposed facility be sited to respond in the
shortest time possible to these emergencies. The marine-based operations for Fire
Station 21 focus on the Willamette River in Central Portland, extending north to the
Steel Bridge and south to Elk Rock. The land-based response area for Fire Station 21
extends north to SE Stark Street, south to SE Holgate Boulevard, and east to SE 25th
Avenue. The continued operation of Fire Station 21 at this location provides a central
point from which the Portland Fire Bureau can serve both the water-based and landbased response area. Again, no changes are proposed to the previously approved
boathouses, and the modest changes to the fire station building and site do not impact
the ability of the facility to serve the surrounding area.



During the period of time the fire station is being rebuilt, a temporary fire station will be
located just east of the subject site on the south side of SE Madison Street (at a vacant
property legally described as East Portland, Block 11, TL 710, Tax Account R149860).
(Exhibit C.5 identifies the location of this temporary facility.) This temporary fire station
will consist of a 14 foot by 67 foot modular building that will accommodate a kitchen,
dayroom, four bedrooms and support space. An open 50 foot by 20 foot tent structure
will also be provided on this site to house a fire engine. The Fire Bureau expects this
facility to be in place approximately 14 months following the start of construction on the
permanent Fire Station 21 project. The 2012 land use decision included a condition of
approval that required the removal of the modular building and any accessory
structures prior to final occupancy of the new Fire Station 21. No changes are being
proposed to the temporary fire station or the condition of approval.

As the changes to the proposed fire station and site in no way impact the conclusion made
in the 2012 land use decision that the health and safety of the public is dependent on Fire
Station 21 continuing to operate at this location, this criterion is met.
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B. Location. There is no feasible alternative location where the facility is an allowed use, or
would have less impact on residential character or identified scenic and environmental
resources.
1. Proof of a location-specific need must include:
a. A broad review of other, similar or nearby, areas;
b. A review of specific alternative sites is not required; and
c. The review of other areas must show that those areas cannot reasonably
accommodate the proposed use.
Findings: For the 2012 land use decision that approved the new Fire Station 21 facility
at this location, the Fire Bureau identified four alternative sites that were considered for
the potential location of this public safety facility. The four sites considered, not
including the subject site, were as follows:





site
site
site
site

adjacent
adjacent
adjacent
adjacent

to
to
to
to

and south of 1945 SE Water Avenue;
0715 SW Bancroft Street;
and south of 4730 SW Macadam Avenue; and
and north of 5550 SW Macadam Avenue.

Appendix D of the applicant’s written narrative submitted for the 2012 review detailed
why each of these sites is not a suitable location for the Fire Station 21 facility. The
Hearings Officer considered this information and found that the applicant adequately
demonstrated there is no feasible alternative location where the facility is an allowed
use, or where the facility would have less impact on residential character or identified
scenic and environmental resources.
As no changes to the site location are being made as part of the current review, the
findings made in the 2012 decision remain valid, and this criterion is met.
2. A challenge to the proposed site includes identification of a specific alternative site and
sufficient facts to support the assertion that the alternative site can reasonably
accommodate the proposed use.
Findings: As no challenge to the proposed site has been submitted to date, this
criterion is not applicable.
C. Public services.
1. If the proposed use will be located in an industrial zone, it will not have a significant
adverse effect on truck and freight movement.
Findings: Having inadequate off-street parking has the potential to impact truck and
freight movement by increasing the number of vehicles parked in the street, and having
drivers circle the area looking for available parking. While most of the site is located in
an OS zone, the parking associated with the fire station is located on property just east
of the subject site, in an IG1 zone. The Fire Bureau is authorized, through an
agreement with the property-owner, to use 12 vehicle spaces within this parking lot, as
well as four engine spaces, one loading space and one ADA accessible parking space.
(Use of these spaces was approved as part of two previous land use reviews: LUR 0000508 CU GW and LUR 00-00704 GW AD). PBOT determined as part of the 2012 land
use decision for the replacement fire station that this parking situation adequately
accommodated the parking needs of the use. The amended proposal being considered
herein does not change the number of off-site parking spaces that will be available to
the Fire Bureau, nor proposes any staff increases that could potentially increase the
number of vehicles entering and exiting the area. The exception to this is during the
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14-month construction period for the fire station, the majority of the parking lot will be
displaced by a fenced construction staging area. As discussed later in this decision, a
condition of approval will require that at least eight parking spaces be retained in this
parking lot during the construction period.
This criterion is met.
2. The transportation system is capable of supporting the proposed use in addition to the
existing uses in the area. Evaluation factors include street designations and capacity,
level of service, or other performance measures; access to arterials; connectivity; transit
availability; on-street parking impacts; access restrictions; neighborhood impacts;
impacts on pedestrian, bicycle, and transit circulation; and safety for all modes; and
Findings: PBOT reviewed the proposal for conformance with this approval criterion,
and indicated they have no concerns as proposed modifications to the facility have no
impact on the transportation system (Exhibit E.1). As such, their findings from the
2012 decision, in which PBOT concluded that the transportation system is capable of
supporting the proposed use in addition to the existing uses in the area, remain valid.
The findings from the 2012 decision are as follows:
Street designations, Street Capacity/Level of Service/Other Performance Measures
SE Madison is classified as a Local Service street for all general modes in the
City’s Transportation System Plan (TSP). It is also classified as a “Minor
Emergency Response” street. Pursuant to the TSP, “Local Service Traffic Streets
are intended to distribute local traffic and provide access to local residences or
commercial uses. Local Service Traffic Streets should connect neighborhoods,
provide local circulation, and provide access to nearby centers, corridors, station
areas, and main streets. Minor Emergency Response Streets are intended to
serve primarily the shorter legs of emergency response trips.”
The proposed fire station that will replace the existing fire station on the subject
site will not detract from the intended use and functions of SE Madison. Further,
the proposed fire station is neither a new land use, nor will it, by its nature,
generate a significant or additional volume of traffic beyond the current trip
generation.
Per Portland Policy Document TRN-10.27 - Traffic Capacity Analysis for Land Use
Review Cases - traffic impact studies required in the course of land use review or
development [must comply with] the following standards:
1. For signalized intersections, adequate level of service is LOS D, based on a
weighted average of vehicle delay for the intersection.
2. For stop-controlled intersections, adequate level of service is LOS E, based on
individual vehicle movement.
The industry standard is to measure street capacity and level-of-service (LOS)
only at intersections during the critical time period, such as AM or PM peak
hour. Although capacity is a part of the LOS, the City of Portland’s performance
standards are defined only by LOS, which is defined by average vehicle delay.
The City does not have performance standards for any of the other evaluation
factors.
In analyzing intersection level-of-service at intersections in relation to land use
proposals, PBOT staff typically refers to either a Traffic Impact Study prepared by
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a professional traffic consultant at the request of the City, or in referencing the
Institute of Transportation Engineers (ITE) Trip Generation Manual. In that the
subject land use review is to replace an existing fire station, with a new fire
station, the use on the site is not changing. Further, it is PBOT’s understanding
that the proposed station will be manned by similar staffing (according to the
applicant, there are no plans to expand the new station’s staffing beyond the
current 4 on-duty personnel per shift). Therefore, with the exact use to be
retained on the site, and with no increase in staffing for the proposed station, it
can be concluded that no additional vehicular trips will be added into the
transportation system.
With regard to the fire station’s vehicular trips, a special note needs to be made.
The aforementioned ITE Manual is intended for use in estimating the number of
trips that may be generated by a specific land use. Trip generation rates and
equations have been developed for the average weekday, Saturday and Sunday;
the weekday morning and evening peak hours of the generator; the weekday
morning and evening peak hours of the generator that occur during the
traditional commuting peak hours for adjacent street traffic (that is, 7 am – 9 am
and 4 pm – 6 pm); and the Saturday and Sunday peak hours of the generator.
The ITE Manual contains greater than two hundred land use categories and subcategories that become better clarified and refined with each new edition of the
Manual. The primary land use categories are listed as follows: Port and
Terminal; Industrial; Residential; Lodging; Recreational; Institutional; Medical;
Office; Retail; and, Services. This information is noted because in the (plus) two
hundred categories/subcategories, neither fire stations nor police stations are
identified as land uses in the ITE Manual. It is assumed that because of the
emergency services types of uses that fire and police stations represent, that
regardless of the conditions of the local transportation system, these are
necessary services needed throughout a community and in this case, throughout
the City (and along the Willamette River). Due to the nature of the nontraditional schedules and types of trips that are generated by said uses
(unscheduled emergency/non-emergency responses) throughout any time during
a 24-hour period, it is challenging to collect data that accurately reflects average
trip generation during the aforementioned standard commuting hours for fire
station or police station uses.
That said, the applicant did provide City staff with useful information as
reference. Due to the nature of providing emergency services, a fire station’s
traffic patterns can vary significantly on a daily basis. The existing fire station on
the subject site responded to more than 1,800 calls/runs last year, or an average
of 5 calls/day. The call volume for this station is similar to those from other
neighborhood stations within Portland Fire-Rescue’s (PFR) service area. PFR
tracks volume based on number of runs. However, the number of runs does not
always equal the number of times an apparatus (fire truck, emergency response
vehicle, etc.) leaves the station and returns. For example, a service call may be
initiated and the apparatus responds to the emergency accordingly, after which
the apparatus returns to the station. However, often an apparatus can respond
to a number of calls/runs while out of the station without ever returning to the
station until the final service call has been completed. As a result, as noted
previously, it is difficult to quantify the number of times a (traditional) vehicle trip
is generated. Also as stated earlier in this response, the proposed use is identical
to the existing use on the site, therefore the redevelopment of the subject site
with a new station will not result in an increase the number of trips into the
transportation system.
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To address the number of vehicular trips associated with the proposed station’s
staff, the following is provided. Shift change is a normal daily activity in which
trips to and from the station occur by station staff. Fire fighters work 24-hour
shifts, with shift change occurring at 8:00 am each day. The existing station
currently houses 4 on-duty personnel for each shift and there are no plans to
expand the proposed station’s staffing. At shift change, four fire fighters relieve
the previous crew (of four fire fighters). At shift change, the typical window for
vehicles coming to and leaving the station is between 7:00 – 8:00 am. This
activity occurs during the standard morning peak hour typically considered for
trip generation analyses. The existing trip generation of 8 vehicles (4
approaching/4 exiting) during the morning time frame will not be increased by
the construction of the new station. The transportation system in this case, will
be identified as the stop controlled intersection of SE Water/SE Madison. Given
the Transportation System Plan’s classifications of SE Water and SE Madison as
a Traffic Access street and a Local Service street, respectively, and with no recent
data available to suggest that the intersection is operating at unacceptable levels,
the inherent capacity at such an intersection is likely to not be impacted by the
current and future (same) vehicle trips generated by the proposed fire station.
Access to Arterials
The site is located within a well connected grid pattern of streets in the centraleast side of Portland. From the site’s frontage along SE Madison, emergency
service vehicles (and staff) have access to a variety of nearby identified arterials in
the City’s TSP.
Connectivity
The existing street grid pattern in the area generally meets City connectivity
spacing guidelines for public streets and pedestrian connections. The abutting
Eastbank Esplanade offers opportunities for pedestrian connectivity in the
immediate area as well as areas beyond the subject site.
Transit Availability
The subject site is not currently directly served by any Tri-Met Bus lines.
However, Tri-Met offers bus service nearby along SE Hawthorne and Grand/MLK
JR Blvd. via Lines 14 and 6, respectively.
On-Street Parking Impacts
The replacement fire station will not result in any impacts to on-street parking.
Staff members have been and will continue to park on an abutting Oregon
Department of Transportation owned parking lot via a lease agreement between
Portland Fire and Rescue and ODOT. This agreement has been reviewed by
PBOT staff and confirms PFR [Portland Fire and Rescue] staff’s ability to utilize
the parking lot.
Access Restrictions
The subject site is uniquely located and sandwiched between the Willamette
River and the East-bank Esplanade. In order for a PFR apparatus to either leave
or enter the current or proposed station, it must first cross the highly travelled
multi-modal pathway along the Esplanade. PFR staff have an established
protocol to ensure visibility and safety including turning on the apparatus’
emergency lights and positioning two firefighters along the pathway to stop all
Esplanade users (north and south of the SE Madison r.o.w.) while the apparatus
clears the pathway. Vehicle access to the fire station is limited to/from SE
Madison and there is no reason to further restrict said access given the fact that
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no other users (vehicles) other than those associated with the fire station will be
utilizing the access.
Neighborhood Impacts
Transportation-related neighborhood impacts resulting from a new conditional
use in an area are generally from traffic generated by said use as well as from onstreet parking impacts from the new use. As identified previously in this
response, the use on the subject site is not changing or being altered; an existing
fire station is being replaced by a new fire station. It is not expected that the new
station [itself] will result in an increase in the number of calls/runs that
apparatus will need to be respond to nor is it expected that there will be an
increase in the number of vehicle trips associated with the station’s staff since
there is no increase in the number of staff proposed. Neighborhood impacts from
transportation related issues resulting from the proposed fire station are likely to
be insignificant.
[BDS Staff Note: The Fire Bureau does note in their written findings that they
expect a 10 percent increase in the total run volumes from this station over the
next three to five years. However, this increase would occur irrespective of the
current project. As such, the current proposal will have no greater
transportation-related impacts on the adjacent neighborhood than what would
occur with the existing fire station facility.]
Impacts on Pedestrian, Bicycle, and Transit Circulation
The area surrounding the existing/proposed fire station is improved with
sidewalks which help provide safe pedestrian travel, and safer access to nearby
transit facilities. Fire Station 21 has been in existence on the subject site for
more than 50 years and presumably during this time frame, nearby neighbors
and users of the various transportation facilities throughout the area have
become aware of its presence and associated activities. There is no reason to
believe that the proposed Conditional Use will result in negative impacts to
pedestrian, bicycle or transit circulation in the adjacent neighborhood.
Safety for All Modes
No negative safety impacts are expected with this proposal on any mode of the
transportation system.
Regarding the “Safety for All Modes” aspect of this criterion, Portland Parks and
Recreation has raised one issue regarding the safety of pedestrians and bicyclists as
they pass the fire station (Exhibit E.2). Currently, there is a sign affixed to the east
facade of the building that is visible from both a north and south direction along the
Esplanade. The sign reads, “Caution: Vehicle Crossing Pathway When Alarm
Sounds.” The sign is accompanied by a flashing light and audible alarm that are
activated when a fire truck/engine crosses the Esplanade. Portland Parks &
Recreation requests that this sign and warning device be installed on the new
building. To help protect pedestrian and bicycle safety along this portion of the
Esplanade, a condition of approval will require the installation of the sign and
warning device on the east façade of the new building in a location that is visible to
users along the Esplanade.
Based on the analysis provided by PBOT and with the condition of approval regarding
the installation of a vehicle-crossing warning system, this criterion is met.
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3. Public services for water supply, police and fire protection are capable of serving the
proposed use, and proposed sanitary waste disposal and stormwater disposal systems
are acceptable to the Bureau of Environmental Services.
Findings: As identified below, public services are available to serve the facility, and
proposed sanitary waste disposal and stormwater disposal systems are acceptable to
BES.
Water Supply
A written response was received from the Portland Water Bureau indicating there is an
existing two inch metered service that provides water to this site from an existing six
inch diameter water main in SE Madison Street (Exhibit E.3). Existing water supply is
available to serve the proposed use, and the Water Bureau has no concerns with the
requested modifications to this proposal.
Police Protection
The Police Bureau responded that they are capable of serving the use as proposed at
this time (Exhibit E.4).
Fire Protection
As the proposal is for a fire station, fire protection for the proposed use will be available
(Exhibit E.5). The Fire Bureau notes that all applicable Fire Code requirements must be
met at the time of building permit review.
Sanitary Waste Disposal
BES submitted a written response indicating there is an existing public eight inch
concrete sanitary gravity sewer located in SE Madison Street (Exhibit E.6). According to
City records, the existing fire station building is connected to the upstream manhole of
this sewer via a six inch concrete lateral. The applicant proposes to re-use this existing
sanitary connection, which is acceptable to BES for the purpose of determining that the
sanitary services approval criterion can be met.
Stormwater Disposal
BES indicates a public 21 inch storm-only sewer crosses the southern portion of the
parcel and outfalls to the Willamette River (Exhibit E.6). A public 12 inch storm-only
sewer conveys stormwater east in the SE Madison Street right-of-way. Per City records,
and verified by the applicant’s survey, this sewer has its upstream manhole
approximately 70 feet east of the subject site.
BES has reviewed the applicant’s Stormwater Drainage Memorandum from KPFF (revised
February 19, 2013). In it, the applicant proposes a flow-through planter to meet
pollution reduction requirements, with off-site discharge to the Willamette River
(Category 3). This project is exempt from meeting flow control due to the proximity to
the discharge point at the Willamette. The Presumptive Approach Calculator was used
to shows the planter is more than adequately sized to provide pollution reduction for the
anticipated amount of runoff from the project, therefore this proposal satisfies the
Stormwater Management Manual requirements.
In their comments, BES cites the City of Portland’s Green Building Policy that applies to
City-owned facilities. BES indicates that the policy includes a requirement for an
ecoroof that covers at least 70% of roof area for new buildings. [BDS Note: The City of
Portland Green Building Implementation Guide 2010 states: “All new City-owned

facilities will have an ecoroof covering at least 70% of the roof and high reflectance
Energy Star-rated roof material on remaining roof areas, where practical. When an
integrated ecoroof/Energy Star-rated roof is impractical, a high reflectance, Energy
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Star-rated roof material will be installed.”] Though not BES’ policy to enforce, and not
a recommended condition of approval for this land use review, BES encourages the
applicant to reconsider the decision to remove the ecoroof from the proposed project.
The applicant has responded that the project budget does not allow for the expense of
an ecoroof, and that the building will still be in compliance with the City’s Green
Building Policy with the installation of a high reflectance Energy Star rated roof material
will be installed.
Based on a review of the applicant’s submittal, BES concludes they have no objections
to the proposed stormwater management approach for the purposes of land use review,
and this criterion is met.
Summary
The applicant has demonstrated to the satisfaction of the relevant City service bureaus
that public services for water supply, police and fire protection are capable of serving
the modified proposal, and that proposed sanitary waste disposal and stormwater
disposal systems are acceptable. Based on these findings, this criterion is met.
D. Livability.
1. Detrimental impacts are mitigated to the extent feasible, taking into consideration such
factors as:
a.
b.
c.
d.
e.
f.

Hours of operation;
Vehicle trips to the site and impact on surrounding on-street parking;
Noise, vibration, dust, odor, fumes, glare, and smoke;
Potential for increased litter;
The amount, location, and nature of any outside displays, storage, or activities; and
Height of structures.

Findings:
Hours of Operation
The existing facility operates 24 hours a day, seven days a week, and 365 days a year.
The hours of the modified replacement facility will be unchanged.
Vehicle Trips and On-Street Parking Impacts
Impacts of the proposed facility on vehicle trips and on-street parking are detailed
above in response to Approval Criterion C.2. In summary, the fire station approved in
2012 replaces an existing fire station that operates on the site. The Hearings Officer
found in the 2012 decision that as there will be no staff increases or operational
changes resulting from the new station, the proposed facility will have no impact on the
number of vehicle trips generated. The modifications to the fire station being
considered as part of the current review will not change the staffing or operational
characteristics of the facility, so the findings made in the 2012 decision still stand.
The site plan approved in 2012 identifies the off-street parking for Fire Bureau
personnel and equipment. This parking is located directly east of the site under the
Interstate-5 overpass. The Hearings Officer found in the 2012 decision that with this
parking, the facility will have no adverse impacts on on-street parking. The
modifications proposed as part of this review do not change the location and amount of
parking identified in that earlier review. However, during the 14-month construction
period for the new fire station, the proposed modifications being considered herein will
displace a large portion of the off-street parking with a fenced construction staging area.
Only a small portion of the overall parking area (in the southeast corner) will remain for
parking of fire-related vehicles during the 14-month construction period (see Exhibit
C.5). The fire station is manned by four-employees, with shifts occurring every 24
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hours. As such, with the overlap of shifts there will be a potential demand for up to
eight parking spaces. To ensure that adequate off-street parking is provided during
construction, a condition of approval will require that during the construction period
the construction staging area identified on Exhibit C.5 must accommodate at least eight
parking spaces for fire station employees.
Noise, Vibration, Dust, Odor, Fumes, Glare, and Smoke
As identified in the 2012 land use review, the fire station has been located at this site
for approximately 50 years, and the proposed facility will not result in any changes to
the amount of noise, vibration, dust, odor, fumes, glare and smoke generated by the
existing facility. There will be some short-term impacts (noise, dust, outdoor storage of
building materials, etc.) associated with the construction activities, but these should not
disrupt the livability of the area in any significant manner given the construction will be
of a limited duration. The proposed modifications to the fire station and site that are
now being proposed in no way change these findings.
Potential for Increased Litter
The Fire Bureau personnel will reside at the station during their 24-hour shifts and are
responsible for maintaining the grounds free from litter. The potential for litter is
unchanged between the proposed facility and the facility as modified.
Amount, Location and Nature of Outside Displays, Storage or Activities
No exterior display, work activities, or exterior storage areas occur at the existing fire
station, and none are proposed as part of the current proposal.
Height of Structures
The project as approved in 2012 consists of three principal elements: a new fire station
and two boat houses. Even with the proposed modifications to the fire station, the
portion of the building closest to, and most visible from, the Eastbank Esplanade will
still be limited to a single story in height, and be similar in height to the existing fire
station at this site. The larger mass of the building, which will still be two-stories in
height, is placed farther away from the Esplanade, extending over the river bank. Both
portions of the fire station will be substantially lower in height than the adjacent
elevated freeway that borders the east side of the Esplanade. (Refer to Exhibits C.12
and C.13). No changes to the approved boathouses are proposed as part of this review.
Summary
As proposed, with the condition of approval regarding accommodating adequate off-site
parking during the construction phase of the facility, the proposal will not have
detrimental impacts on the factors identified above, and this criterion is met.
2. If the facility is in an OS or R zone, detrimental impacts to the residential or open space
character of the area caused by the appearance of the new use or development are
mitigated to the extent feasible, taking into consideration such factors as:
a.
b.
c.
d.

Structure scale, placement, and facade;
Parking area placement;
Buffering and the potential loss of privacy to abutting residential uses; and
Lighting and signs; and

Findings: As indicated in the findings below, the proposed modifications to the
previously approved project will not have any detrimental impacts on the character of
the surrounding Open Space due to the appearance of the proposal. Note that there is
no residential zoning in the vicinity of the project site. The closest zone in which
residential uses are allowed (an EXd zone) is approximately four to five blocks east of
the project site. Outside of the OS zone mapped along the Eastbank Esplanade, the
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predominant zone in the surrounding area is General Industrial or General
Employment.
Structure Scale, Placement and Facade
The 2012 decision found that the structure scale, placement and façade of the proposed
fire station would not result in any detrimental impacts on the character of the
surrounding open space and the adjacent Eastbank Esplanade. This conclusion was
based on the following findings:


The design of the fire station is specifically intended to place the smallest mass of the
building closest to the Eastbank Esplanade. This portion of the structure is limited to
one-story in height, with the larger two-story mass of the building being set back
approximately 30 feet farther from the Esplanade.
This design is unchanged in the modified proposal.



The mass of the wall closest to the Esplanade is further diminished through the
incorporation of substantial window openings along this facade. Plate glass windows,
nine feet in height, are located along portions of the east façade and north facades of
the main station that front the Esplanade. Additional clerestory windows are located
along the upper portion of the east-facing façade. The lower windows allow views
between the building and the Esplanade, providing an increased sense of security for
those using the Esplanade, as well as visual interest. Higher windows on the east
apparatus bay wall provide diagonal views down from the second story to the
Esplanade so Fire Bureau staff can better monitor activities on that side of the station.
In addition, these windows provide views out to the parking lot east of the station. A
window has also been included in the day room so fire personnel can maintain a
visual connection to activities south of the station. In general, the window heights and
locations throughout the proposed station have been located and sized to connect fire
personnel to their surroundings, while also balancing the Fire Bureau operational
needs for security within the station.
The proposed modifications to the building façade continue to support the findings
made in 2012. The same ground floor windows on the first floor of the east and
north building facades are retained in the modified plan, thereby maintaining views
to and from the adjacent Esplanade. Increased window area is proposed on all
facades of the upper floor, thereby enhancing the visual interest of the facades,
decreasing the visual mass of the building, and providing increased opportunities
for surveillance of the surrounding area.



The scale and placement of the proposed fire station is largely confined within the
existing footprint of the existing station. While the new station will extend slightly
beyond the footprint of the existing station to the north, this is balanced by reducing
the station’s footprint to the west, south and east. The modified proposal is generally
consistent with these same findings.
The modified proposal does extend the north/south dimensions of the building by
approximately nine feet, but this small expansion is insignificant given the overall
length of the building.

In summary, the structure, scale and placement, and facades of the fire station as
modified will not have detrimental impacts on the appearance or character of the
surrounding open space.
Parking Area Placement
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The parking area placement under the modified facility will remain unchanged from
what was approved in 2012, with the exception noted above that will change off-site
parking availability during the construction of the facility. With the condition that
ensures that during construction at least eight parking spaces remain available for fire
station employees in the adjacent parking lot underneath the I-5 overpass, the
placement of parking will have no impact on the character of the open space.
Additionally, as approved in the 2012 decision, during construction the station’s fire
engine will be parked on a site just east of the project site on the south side of SE
Madison Street. The proposed modifications being considered herein do not change
that approval.
The 2012 decision also included a condition (Condition B) that prohibited the parking of
Fire Bureau personal vehicles in the plaza area north of the Fire Station, located in the
OS zone. This prohibition was intended to preserve this area as a public space where
the public could gather and view the waterfront and Downtown Portland skyline. This
condition will remain.
Buffering and the Potential Loss of Privacy to Abutting Residential Uses
There are no residential zones or residential uses that abut the project site, with the
nearest zone in which residential uses are allowed (an EXd zone) being located
approximately five blocks east. As such, this portion of the approval criterion is not
applicable.
Lighting and Signs
As was noted in the findings for the 2012 land use review, any exterior lighting that is
proposed will be required to meet the glare standards included in the Off-Site Impact
Standards of Zoning Code Chapter 33.262. This remains unchanged under the revised
proposal. Any signs will be required to meet standards of City Title 32 (Signs and
Related Regulations).
Summary
Based on these findings and with the condition of approval related to parking during the
construction period, the appearance of the development as modified will not have
detrimental impacts on the open space character, and this criterion is met.
3. If the facility is in an OS zone, adequate open space is being maintained so that
detrimental impacts to the open or natural character of the area are minimized.
Findings: This proposed facility is located in an OS zone. Consistent with findings
made in the 2012 decision, the facility as modified still meets this criterion. The facility
as approved in 2012 and as now being modified has been designed so that it closely
replicates the footprint of the existing fire station. This is specifically intended to
preserve open space and natural amenities along the river front. The proposed
modifications preserve even more open space by removing the 662 square foot meeting
room that was proposed as a separate building on the site under the 2012 decision.
The previously approved project included improvements to the open, paved plaza north
of the station. These improvements included new pavers, lighting, benches, and
landscaping. These improvements are no longer included in the project, as the
boundaries of the project area have been reduced to exclude the north plaza. While the
previously approved improvements will not occur in the north plaza, this in no way
reduces the amount of open space that is maintained for public use. The north plaza
will continue to be accessible to the public. Additionally, the condition of approval from
the 2012 decision that prohibits parking in the north plaza will be retained, thereby
preserving this area as an open space resource that can be used by the public.
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The subject site has a Public Recreational Trail designation that is mapped along its
frontage. This trail designation provides an open space amenity in the form of the
Eastbank Esplanade. Section 33.272.020 of the Zoning Code states that all applicants
for a land use review shall grant an easement for the recreational trail, with Zoning
Code Section 33.272.030 requiring construction of the trail. For the subject site, the
improved Esplanade serves as the constructed trail.
Because the trail is on a site that is already in public ownership, Portland Parks &
Recreation has indicated the easement requirement can be replaced with a “designate
and assign.” Portland Parks & Recreation also commented that because their bureau is
typically the entity that manages recreational trails that are not located in a public
right-of-way, they request that when construction of the fire station is finished that the
Fire Bureau complete a “designate and assign” to Portland Parks & Recreation for the
portion of the recreational trail that is located on the subject site. To achieve this, a
condition of approval will require the Fire Bureau to complete within one year following
final occupancy of the new fire station a “designate and assign” to Portland Parks &
Recreation for the portion of the public recreational trail that is located on this site.
The applicant’s Construction Management Plan (Exhibit C.5) indicates the existing
public recreational trail (the Esplanade) across the subject site will be temporarily
rerouted during the 14-month construction of the fire station. This is needed to ensure
the safety of the public, particularly bicyclists and pedestrians who use the trail, and to
cause the least disruption to the trail. The trail will be relocated approximately one
block east around the perimeter of the adjacent parking lot located under the I-5
overpass. The relocation plan, which has been developed in consultation with the
Portland Parks & Recreation and PBOT, includes signage, vehicle barriers, pavement
markings, and fencing to separate the trail from the construction staging area. Barriers
will be placed at the northeast entry of the existing parking lot (at SE Main Street) to
block vehicles entering the area and to prevent vehicular/pedestrian/bicyclist conflicts
in this area. Additional barriers will be installed at the southeast corner of the parking
lot (near and in SE Madison Street) with signage that reads, “Road Closed to Through
Traffic/Local Access Only.” With the implementation of this plan, the temporary
relocation of the trail will have no detrimental impacts on the character of the open
space.
As proposed and with the condition of approval, this criterion is met.
E. Radio Frequency Transmission Facilities. Unless exempted by Sections 33.274.030 or
33.274.035, Radio Frequency Transmission Facilities must also comply with the regulations
of Sections 33.274.040, .050, and .060.
Findings: The only identified radio frequency transmission facility to be used at the fire
station is a ham radio antenna. This type of transmission facility is exempt from the
regulations of Zoning Code Chapter 33.274 per Section 33.274.030.F. As such, this
criterion is not applicable to the proposal.
ADJUSTMENT REVIEW
33.805.040 Approval Criteria
Adjustment requests will be approved if the review body finds that the applicant has shown
that approval criteria A through F, below, have been met.
A. Granting the adjustment will equally or better meet the purpose of the regulation to be
modified; and
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Findings: In the Open Space zone, buildings are required to be set back from all property
lines one foot for each one foot of building height. As part of the 2012 land use decision on
the replacement fire station, an Adjustment was approved that reduced the minimum
required building setback from 41 feet, 6 inches to 11 feet, 4 inches at its narrowest point
from the west lot line, and to between 9 feet, 5 inches and 11 feet, 9 inches from the east
lot line. The applicant is requesting a modest change in the required setback that would
reduce the minimum setback from the west lot line to 8 feet, and to 7 feet from the east lot
line.
Because the Open Space zone does not include a purpose statement for minimum required
setbacks, the more general purpose statement of the Open Space zone will be used to
address this approval criterion. This purpose statement is included in Zoning Code Section
33.100.010, and reads as follows:
The Open Space zone is intended to preserve and enhance public and private open,
natural, and improved park and recreational areas identified in the Comprehensive
Plan. These areas serve many functions including:
•
•
•
•
•
•
•

Providing opportunities for outdoor recreation;
Providing contrasts to the built environment;
Preserving scenic qualities;
Protecting sensitive or fragile environmental areas;
Enhancing and protecting the values and functions of trees and the urban forest;
Preserving the capacity and water quality of the stormwater drainage system; and
Providing pedestrian and bicycle transportation connections.

The request to further reduce the minimum building setbacks from the west and east lot
lines for the fire station equally meets this intent based on the following findings:


The previously approved fire station was intended to be designed so that the building
was contained largely within the footprint of the existing fire station. This goal was
accomplished with the exception of the first floor apparatus bay which extended north
beyond the existing footprint, and the one-story meeting space structure located north
of that. (The meeting space structure has now been removed from the proposal.)
Additionally, neither of these two sections of the fire station was any closer to the
reduced east and west building setback than the existing building. Also, the Hearings
Officer found in the previous decision that while these portions of the building did
displace some open space north of the fire station, the footprint of the proposed
building (to the east, south and west) was smaller than the footprint of the existing fire
station. The Hearings Officer concluded that any increase in the overall footprint of the
proposed fire station was insignificant when compared to the existing fire station, with
the amount of public open space largely preserved.
The revised fire station being considered herein does extend closer to the east and west
lot lines. However, only a small portion of the building (the northwest corner) will be
within 8 feet of the west lot. The remainder of the building wall angles away from the
west lot so that the southeast corner of the west façade will be approximately 26 feet
from this lot line. Likewise, the requested 7 foot setback from the east lot line is only
for the southeast corner of the building. The building angles away from the east lot line
so that at the northeast corner, the building is set back approximately 11 feet from this
lot line. Given the small reduction in the west setback from what was previously
approved, the above findings from the 2012 decision are still valid.



While the Adjustment request is for both the east and west building setbacks, the
largest potential impact is on the east setback. This is due to the proximity of the
building to the Eastbank Esplanade, which is heavily used by pedestrians, joggers and
cyclists. (The west setback abuts the river, with the building being at a substantially
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higher elevation than the level of the water). In recognition of this, the scale of the
building along the east setback has been minimized by limiting its height to a single
story. The height of this portion of the building will be approximately 20 feet, as
opposed to the 47 feet height wall on the west elevation. The single-story height avoids
the potential for a taller building to overwhelm users of the Esplanade, and allows a
greater amount of light and air to reach this important open space resource. Limiting
the height to a single-story close to the Esplanade also helps avoid a canyon-like effect
that could occur with a taller building, particularly in combination with the elevated
freeway just east of the site.


Towards enhancing the adjacent open space resource (i.e., the Esplanade), the large
plate glass windows along the east and north facing facades that were in the original
proposal have been retained in the modified proposal. These windows are intended to
reduce the mass of the wall closest to the east setback. These windows also allow views
between the building and the Esplanade, thereby enhancing safety along this portion of
the Esplanade. Landscaping in the stormwater planter along much of the base of the
east-facing facade further softens the building and enhances this portion of the
Esplanade.

Based on these findings, the Adjustment request equally meets the stated intent of the
regulation, and this criterion is met.
B. If in a residential zone, the proposal will not significantly detract from the livability or
appearance of the residential area, or if in an OS, C, E, or I zone, the proposal will be
consistent with the classifications of the adjacent streets and the desired character of the
area; and
Findings: Because the site is located in an Open Space zone, the applicant must
demonstrate the proposal will be consistent with the classifications of the adjacent streets
and the desired character of the area.
Consistency with Street Classifications
The modest changes to the east and west minimum building setbacks have no impact on
the findings made in the 2012 land use decision that address consistency with street
classifications. As detailed in that decision, the subject site has most of its landward
frontage along the Eastbank Esplanade, a public right-of-way developed with a multi-modal
trail/path. A minor portion of the site abuts SE Madison Street, which is classified as a
Local Service street for all modes in the City’s Transportation System Plan. Both SE
Madison Street and the nearby SE Main Street are classified as Minor Emergency Response
Streets in the Transportation System Plan. According to City database resources, at this
location, SE Madison is improved with 26 feet of paving in a 60 foot right-of-way. The
proposed project will not trigger any required right-of-way improvements.
The proposal being reviewed herein modifies the previous approval for a new fire station.
The new fire station replaces an existing building of the same use (a Public Safety Basic
Utility use), with comparable staffing levels and parking demands. The modified proposal,
and the requested setback Adjustment in particular, will result in no substantive changes
regarding consistency of the use with street classifications, and this criterion is met.
Consistency with Desired Character
The desired character of the Open Space zone is included in Section 33.100.010 of the
Zoning Code, and as noted above, reads as follows:
The Open Space zone is intended to preserve and enhance public and private open,
natural, and improved park and recreational areas identified in the Comprehensive
Plan. These areas serve many functions including:
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Providing opportunities for outdoor recreation;
Providing contrasts to the built environment;
Preserving scenic qualities;
Protecting sensitive or fragile environmental areas;
Enhancing and protecting the values and functions of trees and the urban forest;
Preserving the capacity and water quality of the stormwater drainage system; and
Providing pedestrian and bicycle transportation connections.

The findings for Adjustment Approval Criterion A, above, demonstrate that the proposal is
consistent with this desired character. In summary, no new use is proposed on the site.
The proposal involves small changes to the size, appearance and location of the
replacement fire station that was approved in 2012. A fire station has operated at this site
for more than 50 years. The overall footprint of the modified station will be comparable to
what was approved in 2012, thereby preserving public open space. Like the station
approved in 2012, the modified station will enhance the surrounding open space through
an improved building design that provides more visual interest based on its architecture,
and provides expanded window area that allows surveillance and an improved sense of
security along the Esplanade.
Summary
As proposed, the proposal will be equally consistent with the classifications of adjacent
streets, and will be more consistent with the desired character of the OS zone.
This criterion is met.
C. If more than one adjustment is being requested, the cumulative effect of the adjustments
results in a project which is still consistent with the overall purpose of the zone; and
Findings: As only a single Adjustment (to minimum building setback) is requested, this
criterion is not applicable.
D. City-designated scenic resources and historic resources are preserved; and
Findings: City-designated scenic resources are identified on the Official Zoning Maps with
a lower case “s,” and historic resources are identified either with a dot or as being within
the boundaries of a Historic or Conservation district. Because there is neither a scenic nor
historic resource designation on the site, this criterion is not applicable.
E. Any impacts resulting from the adjustment are mitigated to the extent practical; and
Findings: As indicated in responses to Approval Criteria A and B, the proposal:




is consistent with the intended purpose of the regulation being adjusted;
is consistent with the classifications of the adjacent streets; and
is consistent with the desired character of the area.

As there are no adverse impacts related to the setback adjustment that require mitigation,
this criterion is not applicable.
F. If in an environmental zone, the proposal has as few significant detrimental environmental
impacts on the resource and resource values as is practicable;
Findings: Environmental overlay zones are designated on the Official Zoning Maps with
either a lowercase “p” (Environmental Protection overlay zone) or a “c” (Environmental
Conservation overlay zone). As there are no environmental overlay zones mapped on site,
this criterion is not applicable.
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GREENWAY REVIEW
33.440.350 Greenway Review Approval Criteria
The approval criteria for a Greenway review have been divided by location or situation. The divisions
are not exclusive; a proposal must comply with all of the approval criteria that apply to the site. A
Greenway review application will be approved if the review body finds that the applicant has shown
that all of the approval criteria are met.
A. For all Greenway reviews. The Willamette Greenway Design Guidelines must be met for all
Greenway reviews.
Findings: The Willamette Greenway Design Guidelines address the quality of the environment along
the river and require public and private developments to complement and enhance the riverbank
area. The Design Guidelines are grouped in a series of eight Issues:
Issue A. Relationship of Structures to the Greenway Setback Area: This issue “applies to all
but river-dependent and river-related industrial use applications for Greenway Approval, when the
Greenway trail is shown on the property in the Willamette Greenway Plan.” These guidelines call
for complementary design and orientation of structures so that the Greenway setback area is
enhanced;
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.
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: In the narrative description of the project (Exhibit A.2 in the application case file),
the applicant describes how the proposal preserves the Eastbank Esplanade and surrounding
natural and constructed amenities by designing the new fire station to fit within the footprint
of the existing facility. The facility is described as positioned to strengthen the connection
between the Esplanade and the overlook at the river.
The applicant also describes the location of the building’s main entrance at the Madison Street
pedestrian plaza and Madison Street overlook to provide a link to both the Eastbank
Esplanade Greenway trail and riverfront. The requirements of these guidelines are met.
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.
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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 proposed development maintains the existing public access opportunities on
the north and south end of the site, and improves the urban fabric in between. The upland
areas south of the proposed facility will not be altered as a part of the proposal. The public
access to the Madison Street Plaza, Madison Street Overlook, gangway and Madison Street
dock will remain unchanged.
Public access to the plaza immediately north of the proposed facility will be preserved. The
current space is frequently occupied by fire personnel vehicles making public access to this
portion of the greenway difficult. The Fire Bureau is correcting this situation by implementing
a new no-parking policy in this area. They have also installed no-parking signs in the north
plaza to make clear that this area of the Greenway is for pedestrian use only.
The applicant has determined that the best plan to ensure public safety during construction,
with regards to pedestrian and bicycle traffic that routinely uses the Eastbank Esplanade,
with the least impact on pedestrian and bicycle circulation, is to re-route pedestrian and
bicycle travel around the east side of the temporary construction staging area east of the fire
station. Once construction is complete, the Eastbank Esplanade trail will be returned to its
normal route.
With regards to screening the Eastbank Esplanade from mechanical equipment, the applicant
proposes to place mechanical units for the new fire station in an enclosed courtyard at the
north end of the building along with the trash enclosure, generator, and other equipment.
This will be screened from view behind a 9-foot 4-inch solid wall finished with metal cladding.
External storage, trash dumpsters and mechanical devices have been incorporated into the
building design to preserve the natural qualities of the Greenway to the maximum extent
possible and conceal their presence from users of the Esplanade.
Existing signage at the centerline of Madison Street and Main Street rights-of-way will be
maintained as markers of pedestrian access connections to the riverfront areas of the
greenway. Principal signage for the Station will be located on the south elevation of the
building near the public entry and a secondary address sign will be mounted to the south end
of the east elevation.
Existing access along the SE Madison Street right-of-way to the Madison Street overlook and
the gangway will continue to provide direct access to the Madison Street Dock. The north
plaza will remain unchanged and will maintain its current visual connection to the river.
Public access to the river will be maintained; public areas will be screened or separated from
parking, storage, trash and mechanical areas; existing signage will be maintained to mark
pedestrian access; and pedestrian access to Madison Street Dock will be maintained. The
requirements of these guidelines are met.
Issue C. Natural Riverbank and Riparian Habitat: This issue “applies to situations where the
river bank is in a natural state, or has significant wildlife habitat, as determined by the wildlife
habitat inventory.” These guidelines call for the preservation and enhancement of natural banks
and areas with riparian habitat;
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 should be conserved and enhanced through riparian landscape treatments to
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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: The applicant notes that, although no habitat sites are identified by the Lower
Willamette River Wildlife Habitat Inventory within the project area, riverbank rehabilitation
efforts were included in 2000 as part of the Greenway review for the Eastbank Esplanade (LUR
99-00565 GW). These efforts rehabilitated the riverbank and increased the vegetative cover
and variety of plantings to better serve wildlife needs while also providing a more attractive
urban setting along the river. Unfortunately, only portions of the original planting are still
present. Invasive species such as tree-of-heaven and blackberry have dominated the riverbank
on this site. Zoning Code section 33.248.040 B requires maintenance of landscaped areas by
the property owner and plants that die must be replaced in kind. This requirement will be
carried forward as a condition of approval to replace plantings required by LUR 99-00565 GW,
on the fire station site.
The applicant proposes to remove invasive species on the riverbank and replace them with
native species from the Portland Plant List. The existing bank armor within the work limit line
and outside of the footprint of the station will remain in place and will be planted with Native
Greenway Plantings, as described on the attached Mitigation Site Plan / Planting Plan. City
inspections, followed by monitoring and maintenance by the property owner, will ensure that
the required plantings survive the initial establishment period, and will be required as a
condition of approval.
With conditions for a final landscaping plan depicting replacement of LUR 99-00565 GWrequired plantings that did not survive, as well as the applicant’s proposed plantings; removal
of invasive species within the planting areas; permits for city inspection of plantings; and
monitoring and maintenance of the plantings for at least two years, the requirements of these
guidelines can be met.
Issue D. Riverbank Stabilization Treatments: This Issue “applies to all applications for
Greenway Approval.” This guideline promotes bank treatments for upland developments that
enhance the appearance of the riverbank, promote public access to the river, and incorporate the
use of vegetation where possible;
Findings: The riverbank on this site is composed of significant depths of liquefiable fill that
may destabilize the existing riverbank in a seismic event. The project includes significant
ground improvements under the facility and above the ordinary high water line to “reduce the
seismic lateral load on piles for the firehouse, and reduce the risk of soil and debris sliding
into the boathouse and dock structures” (quoted from Geotechnical Report in the application
case file). These ground improvements will be located within the station footprint, and will not
adversely impact the existing bank north or south of the station. The bank under the station
will be returned to its current state in terms of the bank slope and armoring, once
construction is complete. As required in their LUR Response by BDS Site Development staff,
detailed information about the ground improvements will be required to be shown on a final
construction management plan at the time of permit review. With this condition of approval,
the guidelines to achieve this issue will be met.
Issue E. Landscape Treatments: This Issue “applies to all applications for Greenway Approval
which are subject to the landscape requirements of the Greenway chapter of Title 33 Planning and
Zoning of the Portland Municipal Code.” This Issue calls for landscaping treatments that create a
balance between the needs of both human and wildlife populations in the Greenway Setback area
or riverward of the Greenway Setback.
Guidelines:
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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: The landscaped areas around the fire station include a planted stormwater facility
approximately 115 feet in length located along the east façade. The planted stormwater facility
station provides a transitional screen of planted elements as visitors approach the river from
the urban areas east of the property.
The riverbank area north of the station will be cleared of invasive weeds, and then planted
with native species, including bald hip rose, snowberry, and red twig dogwood, providing a
habitat transition to the bank of the Willamette River below. Native plants will provide shade,
cover, food sources and a range of canopy heights for wildlife along the riparian corridor.
Twelve trees and 115 shrubs are required for the river frontage of this project. However, all of
this frontage falls within either the building footprint or existing tree canopy to remain. There
is no physical location to plant new trees. Because of these physical limitations on the site, the
applicant proposes115 shrubs and native ground covers selected from the Portland Plant List
to be planted, as shown on the Mitigation Site Plan / Planting Plan.
Zoning Code section 33.248.090 G requires the property owner to provide documentation of
monitoring and maintenance of required mitigation plantings. To ensure this standard is met,
the applicant will be required to acquire a permit for city inspection of the required plantings
following two years of monitoring.
Greenway plantings were required during Greenway review of the Eastbank Esplanade on the
Fire Station #21 property (LUR 99-00565 GW). Zoning Code section 33.248.040 B. requires
ongoing maintenance of all required landscaping by the property owner, including
replacement in kind of plants that die. In order to meet this standard, as well as to ensure
that the Greenway setback is landscaped to create an environment which recognizes both
human and wildlife use, as described in the Guidelines above, the applicant will be required to
replace and maintain plantings on Fire Station #21 property, required by LUR 99-00565,
including removal of invasive species.
With conditions of approval for a final planting plan showing plantings required from LUR 9900565 GW; and for permits for city inspection of required plantings after they are installed,
and after 2 years of monitoring and maintenance; the requirements of these guidelines will be
met.
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;
Guidelines:
1. Year-round Use. The Greenway trail should be located so as to be open for public use year
round. The trail may be constructed along the top of bank, on a floating platform, or in a series of
tiers adjacent to the river, provided that at least one of these levels will remain unsubmerged.
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2. Habitat Protection. The Greenway trail should be routed around smaller natural habitat
areas to reduce the impact on the habitat area.
3. Alignment. The Greenway trail alignment should be sensitive to and take advantage of
topographical and environmental features of the site, views of the river, existing and proposed
vegetation, and sunlight.
Findings: With the exception of the temporary Eastbank Esplanade Trail detour, around the
east perimeter of the temporary construction staging area, the proposed development will
maintain the existing public recreation trail, to the trail standards for recreational trails
required by the Portland Parks and the public right-of-way standards of the Portland Office of
Transportation. Once construction of the new fire station is completed, the existing Eastbank
Esplanade trail will continue to be open for public year round use in its current alignment. No
permanent changes are proposed to the Greenway trail and the requirements of these
guidelines are met.
Issue G. Viewpoints:
Issue H. View Corridors:
33.440.350
33.440.350
33.440.350
33.440.350
33.440.350
33.440.350
33.440.350

B.
C.
D.
E.
F.
G.
H.

River frontage lots in the River Industrial zone.
Development within the River Natural zone.
Development on land within 50 feet of the River Natural zone.
Development within the Greenway setback.
Development riverward of the Greenway setback
Development within the River Water Quality overlay zone setback.
Mitigation or remediation plans.

Findings: Findings presented in the September 12, 2012 Decision of the Hearings Officer
for LU 12-138059 CU GW AD continue to apply for Willamette Greenway Design Guideline
Issues G and H, and for Approval Criteria 33.440.350 B through H. They area summarized
as follows:
Viewpoints near the proposal are mapped at the west end of SE Madison Street and the
north sidewalk of the Hawthorne Bridge, and will not be affected by construction of the new
fire station. View corridors are mapped over the rights of way on the west bank of the
Willamette River, opposite the site, and the new fire station will be highly visible from them.
There will be no changes to view corridors, and with the aesthetic treatment of the new
building, these guidelines will be met.
The site does not include, and is not within 50 feet of, River Industrial, River Natural, or
River Water Quality zones, and criteria 33.440.350 B, C, D, G, and H do not apply.
Approval Criteria 33.440.350 E and F require that the project not impact biological
productivity in the river, including downstream habitat. Criterion F, further, requires that
the riverbank is protected, and that boat access, commercial navigation, fishing, and
recreational boating congestion are not adversely affected by the proposal. The Hearings
Officer found that, with conditions requiring docks to be designed according to ODFW dock
guidelines, for light from docks to be directed away from the water, and for technical
stormwater analysis at permit time, these criteria are all met. These criteria apply
specifically to construction of the new docks for the fire rescue boats. The docks were
reviewed and approved in LU 12-138059 CU GW AD, and are not included in the current
revised fire station proposal. All approvals and conditions of approval related to the docks
remain in effect and unchanged from the LU 12-138059 Hearings Officer’s Decision.

DEVELOPMENT STANDARDS
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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.

CONCLUSIONS
Portland Fire and Rescue proposes to replace Fire Station #21, constructed in 1960, with a new
fire and rescue station supporting river-borne emergency response, as well as providing landbased emergency response to inner-eastside neighborhoods.
The applicant’s current proposal revises building plans for Fire Station 21, which was approved
by the Hearings Officer in LU 12-138059 CU GW AD on September 12, 2012. The current land
use review effectively revises LU 12-138059, with regards to the upland fire station, the North
Plaza improvements, and a temporary detour of the Eastbank Esplanade trail.
With conditions of approval, the applicant has demonstrated that the relevant Conditional Use
approval criterion have been met for the revised proposal. As demonstrated in the 2012
decision for the replacement fire station, the health and safety of the public is dependent on
the facility continuing to operate at this location. The proposed revisions have no impact on
the ability of the station to serve this purpose. Responses from the City service bureaus
document that public services for water supply, police and fire protection are capable of serving
the proposed use, and that proposed sanitary waste disposal and stormwater disposal systems
are acceptable to the Bureau of Environmental Services. Regarding the Conditional Use
approval criterion that addresses livability, the applicant has demonstrated that any potential
detrimental impacts on the surrounding Open Space area are mitigated to the extent practical,
and that the appearance will be consistent with the Open Space character.
As for the Adjustment request to reduce the minimum required east and west building
setbacks, the proposal is found to meet the applicable approval criteria. The Adjustment
request equally meets the stated intent of the regulation, and will still result in a project that is
consistent with the classification of adjacent streets and with the desired character of the area.
The applicant has provided site plans and narrative information, which describe revisions to
the proposal to replace Fire Station 21, that demonstrate that Greenway values, such as
pedestrian access to and along the river, public views, riparian habitat, stable river banks, and
aquatic habitat in the river, will be protected and enhanced by the proposal, and the Greenway
Review approval criteria can be met with conditions.
The two new docks were reviewed and approved in LU 12-138059 CU GW AD, and are not
included in the current revised fire station proposal. All approvals and conditions of approval
related to the docks remain in effect and unchanged from the LU 12-138059 CU GW AD
Hearings Officer’s Decision.
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 Conditional Use Review and Greenway Review for modifications to the Fire Station
21 facility, previously approved under LU 12-138059 CU GW AD, in substantial conformance
with approved Exhibits C.3 through C.8 and C.12 through C.29. Approval is subject to the
conditions identified below.
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Approval of an Adjustment Review to reduce the minimum required building setback (Zoning
Code Section 33.100.200.B.1) from the previously approved 9’ 5” to 7’ at its narrowest point
from the east lot line, and from the previously approved 11’ 4” inches to 8’ from the west lot
line.
A. All conditions from LU 12-138059 CU GW AD shall continue to apply, except as modified
below.
B. Approved LU 13-122862 CU GW AD Exhibits C.3 through C.8 and C.12 through C.29, apply
only to the Fire Station 21 building and associated geotechnical ground improvements and all
development proposed above the ordinary high water line. Approved LU 12-138059 CU GW
AD Exhibits continue to apply to all development below the ordinary high water line, except
the Fire Station 21 building and associated geotechnical ground improvements.
Conditions of Approval for Conditional Use Review:
C. During construction of the replacement fire station, the construction staging area identified
on Exhibit C.5 shall accommodate at least eight parking spaces for fire station employees.
D. A sign shall be installed on the east elevation of the new fire station in a location that is
visible from both a north and south direction that cautions those along the esplanade of
vehicles crossing the pathway. The sign shall be accompanied by a visual and audible
warning device that is activated when fire-related vehicles cross over the esplanade.
E. The Fire Bureau shall complete a “designate and assign” to Portland Parks & Recreation for
the portion of the public recreational trail that is located on this site within one year
following final occupancy of the new fire station.
Conditions of Approval for Greenway Review:
F. All permits: Copies of the stamped Exhibits C.3 through C.8 from LU 13-122862 CU GW
AD 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.3 through C.8 and C.12 through
C.29.”
1. A building permit is required.
2. No Rise Analysis shall be submitted as part of any development permit.
3. A detailed construction management plan shall be submitted as part of any
development permit, for review and approval by BDS Site Development and BDS
Planning and Zoning, and shall depict the zone of geotechnical ground improvement.
4. LU 12-138059 CU GW AD Condition D.4 is revised as follows: A detailed planting plan
shall be submitted as part of any development permit, in substantial conformance with
Exhibit C.7 Mitigation/Planting Plan, including the requirements listed for Condition B,
below, and showing planting required on the Fire Station site by LUR 99-00565 GW, for
review and approval by BDS Planning and Zoning.
5. LU 12-13859 CU GW AD Condition D.5 is deleted.
G. Temporary construction fencing and shall be installed according to Exhibits C.5 and C8
(Construction Management and Tree Protection plans).
1. No mechanized construction vehicles are permitted outside of the approved “Extent of
Work” line depicted on Exhibit C.5. All planting work, invasive vegetation removal, and
other work to be done outside the Extent of Work line, shall be conducted using hand
held equipment.
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H. LU 12-13859 CU GW AD Condition F is revised as follows: A total of 115 shrubs, and native
ground covers, selected from the Portland Plant List, shall be planted, in substantial
conformance with Exhibit C.7 Mitigation/ Planting Plan.
1. Plantings shall be installed between October 1 and March 31 (the planting season).
2. Prior to installing required mitigation plantings, non-native invasive plants shall be
removed from all areas within 10 feet of mitigation plantings, using handheld
equipment.
3. Within the Greenway Setback area, all vegetation to be planted shall be native and
selected from the Portland Plant List.
4. 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 the City Inspector. All tape
shall be a contrasting color that is easily seen and identified.
5. After installing the required mitigation plantings, the applicant shall 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 may be
requested by the Bureau of Development Services to document that the plantings have
been installed according to the approved plans.
I.

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 H
above);
--OR-2. If the Permanent Erosion Control Measures inspection (IVR 210) occurs outside the
planting season (as described in Condition H 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.

J. 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.
K. 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 staff recommendation applies to only the City's zoning regulations. Activities which the
City regulates through Title 33 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.
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Staff Planners: Stacey Castleberry/Douglas Hardy
Decision rendered by: ____________________________________________ on May 7, 2013
By authority of the Director of the Bureau of Development Services

Decision mailed: May 10, 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 March 5,
2013, and was determined to be complete on April 11, 2013. 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 March 5, 2013.
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 the120-day review period. Unless further extended by the applicant, the 120 days
will expire on: August 9, 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.
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 24, 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.
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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 May 28, 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.
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;
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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. Written narrative, dated March 1, 2013
2. Applicant response to BDS Incomplete Letter, dated April 2, 2013
3. E-mail from Connie Johnson regarding eco-roof, dated May 3, 2013
B. Zoning Map (attached)
C. Plans/Drawings:
1. Existing Conditions Plan
2. Existing Conditions Utility Plan
3. Utility Plan
4. Grading Plan
5. Construction Management Site Plan (attached)
6. Site Plan (attached)
7. Mitigation Site Plan/Planting Plan (attached)
8. Tree Protection Plan
9. Floor Plan 1
10. Floor Plan 2
11. Roof Plan
12. East and North Building Elevations (attached)
13. West and South Building Elevations (attached)
14. Exterior Metal Cladding Type A - option 1
15. Exterior Metal Cladding Type A - option 2
16. Exterior Metal Cladding Type A - colors
17. Exterior Metal Cladding Type A - colors
18. Exterior Metal Cladding Type B - profiles
19. Exterior Metal Cladding Type B - integration options
20. Exterior Metal Cladding Type B - colors
21. Exterior Metal Cladding Type B - colors
22. Exterior Metal Cladding Type D - profiles
23. Exterior Metal Cladding Type D - perforation patterns
24. Masonry Veneer Option 1 - detail
25. Masonry Veneer Option 1 - specifications
26. Exterior Metal Cladding Type D - colors
27. Exterior Metal Cladding Type D - colors
28. Masonry Veneer Option 2 - dimensions
29. Masonry Veneer Option 2 - colors
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Transportation Engineering and Development Review
2. Portland Parks & Recreation
3. Water Bureau
4. Police Bureau
5. Fire Bureau
6. Bureau of Environmental Services
7. Bureau of Development Services/Site Development Review
8. Bureau of Development Services/Life Safety Plans Examiner
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F. Correspondence: No correspondence from neighboring property owners was received.
G. Other:
1. Original LU Application
2. Incomplete Letter
3. LU 12-138059 CU GW AD Decision of the Hearings Officer

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).
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