Date:

June 30, 2015

To:

Interested Person

From:

Sheila Frugoli, Land Use Services
503-823-7817 / Sheila.Frugoli@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
mailed copy of this document is only a summary of the decision. The reasons for the decision,
including the written response to the approval criteria and to public comments received on this
application, 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 15-155586 CU
GENERAL INFORMATION
Applicant/Owner:

Portland Parks And Recreation Bureau
Travis Ruybal, Project Manager
1120 SW 5th Ave., Suite 1302 / Portland, OR 97204

Site Address:

7313 NE COLUMBIA BLVD

Legal Description:

TL 400 50.40 ACRES SPLIT PARCEL R317374 (R942171970),
SECTION 17 1N 2E; TL 300 32.17 ACRES SPLIT PARCEL R317373
(R942171960), SECTION 17 1N 2E
R942171960, R942171970
1N2E17 00400, 1N2E17 00300
2437,2438,2337,2338
Cully, contact David Sweet at 503-493-9434.
Columbia Corridor Association, Peter Livingston at 503-796-2892.
Central Northeast Neighbors, contact Alison Stoll at 503-823-3156.
Portland International Airport - Middle Columbia Slough Subdistrict
OSc,p,h,x – Open Space zone with the “c” Environmental Conservation,
“p” Environmental Protection, “h” Aircraft Landing and “x” Portland
International Airport Noise Impact overlay zones.
CU – Conditonal Use Review
Type II, an administrative decision with appeal to the Hearings Officer.

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

Proposal: The City of Portland Parks and Recreation Bureau (PP&R) is currently updating and
reconfiguring the Colwood Golf Course. Permits were issued and the first phase has been
completed to convert the golf course from 18 to 9 holes, with other amenities. The second
phase includes right-of-way frontage improvements, decommissioning of a septic tank,
upgrading the existing parking lot, installing new pedestrian connections, constructing a new
outdoor gathering area and driving range facility. Construction is scheduled to begin in early
2016.
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Because the property is within the Open Space zone, exterior improvements such as adding
new large paved areas over 1,500 square feet requires a Type II, Conditional Use Review.
Most of the improvements are allowed without review, except the new driving range and
outdoor gathering areas. Improvements include the installation of a concrete pad to support
the new patio seating and approximately 25 driving range stalls. New concrete paths will
connect the driving range/patio area to a new outdoor gathering area. This circular area will
feature a circular wood trellis. The total new exterior improvement area will occupy
approximately 27,629 square feet of the 48-acre golf course site. Proposed upgrades to the
parking lot will include new paving, striping and parking lot landscaping. The parking lot will
shrink from 130 to 125 parking spaces. This modest reduction in spaces does not necessitate
a Conditional Use Review.
The applicant submitted an updated preliminary site plan that identifies the placement of the
proposed Outdoor Gathering Area further north of the parking lot. The plans were changed so
that the existing large trees would be protected and to provide greater distance between the
outdoor area and golf hole #9.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are 33.815.100.A-D, Conditional Use Review- Uses in the Open Space Zone.

ANALYSIS
Site and Vicinity: The recently purchased and updated golf course by the City of Portland is
approximately 48 acres with a 9-hole golf course with new driving range, accessory club house
with a restaurant, lounge and pro-shop and outbuildings for maintenance equipment. The
Middle Columbia Slough and Whitaker Slough and wetland area defines the northern edge of
the updated course. Trees and other vegetation abut the water bodies and numerous large
mature deciduous and conifer trees are located along the edges of the fairways. The site is
relatively flat (less than 10 percent slope), but generally slopes north from NE Columbia
Boulevard towards the sloughs.
The site is bounded by NE Columbia Boulevard to the south and NE Alderwood Road to the
west. Industrial, employment and airport-related uses, are located west of the site. The ITT
technical college abuts the eastern property line. City-owned property is located on the west
side of NE Alderwood Road. A large portion is slated for natural resource enhancement with
extensive wetland plantings. To the north is a portion of the former golf course that was sold
and is being developed for industrial uses (via Zoning Map/Comprehensive Plan Map
Amendment Review approval). Also to the north are Port of Portland properties identified as the
Military Base Sector. On the south side of NE Columbia Boulevard, the 29-acre City of Portland
owned Cully Park is currently being reviewed for development (LU 15-108152 MS AD – North
Cully Development Review).
Zoning: The subject site is zoned OS (Open Space) with multiple overlays. The Environmental
Protection (“p”) overlay zone is applied along the slough segments and identified wetlands. The
Environmental Conservation (“c”) overlay is applied to additional areas that provide riparian
function. The Portland International Airport Noise (“x”) and the Aircraft Landing (“h”) overlay
zones cover the entire site. The entire site is within the Portland International Airport Plan
District, and in the Middle Columbia Slough Subdistrict.
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;
• Preserving the capacity and water quality of the stormwater drainage system; and
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Providing pedestrian and bicycle transportation connections.

The Environmental Conservation and Protection overlay zones protect environmental
resources and functional values that have been identified by the City as providing benefits to
the public. The environmental regulations encourage flexibility and innovation in site planning
and provide for development that is carefully designed to preserve the site’s protected
resources. They protect the most important environmental features and resources while
allowing environmentally sensitive urban development where resources are less significant.
The purpose of the Portland International Airport Noise Impact overlay zone is to reduce
the impact of aircraft noise on development within the noise impact area surrounding the
Portland International Airport. The zone achieves this by limiting residential densities and by
requiring noise insulation, noise disclosure statements, and noise easements.
The Aircraft Landing overlay zone provides safer operating conditions for aircraft in the
vicinity of Portland International Airport by limiting the height of structures and vegetation
near the airport.
The Portland International Airport Plan District (PCC 33.565) was implemented May 13,
2011 as part of the adoption of the Airport Futures Land Use Plan. This plan district replaced
the Conditional Use Master Plan which regulated aviation and surface passenger related uses
and associated development within the Port of Portland’s airport master plan boundary.
The Airport Subdistrict allows Aviation and Surface Passenger Terminals and hotels and motels
in the IG2 zone. The primary purpose of the Middle Columbia Slough Subdistrict is to address
the unique circumstances related to mitigation and enhancement for development within the
Environmental Overlay Zones. The environmental regulations in the plan district work in
conjunction with the standards of PCC33.430 to:
• Protect inventoried significant natural resources and their functional values specific to
the plan district, as identified in the Comprehensive Plan;
• Address activities required to manage Port facilities, drainageways and wildlife on and
around the airfield for public and avian safety;
• Address resource mitigation and enhancement opportunities consistent with managing
wildlife and vegetation on and around the airfield for public safety; and
• Encourage coordination between City, county, regional, state, and federal agencies
concerned with airport safety and natural resources.
• Protect inventoried significant archaeological resources where those resources overlap
with an environmental protection zone or environmental conservation zone.
Land Use History: City records indicate the following previous land use reviews on the subject
site:
•

The golf course was annexed from Multnomah County to the City of Portland effective
January 1, 1986 (annexation #A-28-85).

•

CU 83-69/SRZ 44-89: Conditional Use Review and Site Review approval for golf cart
storage addition at golf course.

•

LUR 98-00818 EN: The City approved an environmental resource enhancement project for
the Portland Office of Transportation in order to implement bank stabilization, erosion
control and vegetative enhancement along NE Cornfoot Road. A section along the golf
course on the south side of NE Cornfoot Road., west of NE Alderwood was included. The
decision required installation of native plants along the bank of the slough.

•

LUR 01-00505 EN: The Multnomah County Drainage District and BES requested, through
an Environmental Review, to dredge and restore stream banks along a 7.5 mile reach of the
Middle and Upper Columbia Slough. The slough runs through the golf course. The request
was approved with requirements for revegetation.
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•

LU 03-177796 EN: An Environmental Review was approved for a request from BES and
Colwood to replace two culverts with pre-cast bridges over the slough. The decision
required the planting of 10 trees and other revegetation along the water body.

•

LU 05-138386 CP ZC: In October 2008, the Portland City Council denied a request to
amend the Comprehensive Plan Map and Zoning Map designations on the Colwood site.
The Applicant requested a change from the OS, Open Space designation and zoning to the
Industrial Sanctuary and IG2, General Industrial 2 zone on approximately 112 acres of the
138 acre site. Based on the recommendation of the Portland Hearings Officer, the City
Council found that the approval criteria for the Comprehensive Plan Map Amendment were
not met. Because the Plan Map Amendment was not approved, the Zoning Map
Amendment could not be approved. The Applicants appealed the decision to the Land Use
Board of Appeals (LUBA). LUBA upheld the Council decision.

•

07-129247 PR: A Property Line Adjustment (PLA) review was approved to move property
lines so that lots, owned by Colwood, on the east side of NE Alderwood Road are
consolidated and separated from the large tax lot located north of NE Cornfoot Road. This
decision was not recorded and therefore expired.

•

08-106184 PR: The 2007 PLA was reviewed again and approved for recording.

•

LU 12-213885 CP ZC EN: City Council approved, with conditions, a Comprehensive Plan
Map Amendment and Zoning Map Amendment to change the designation and zoning from
Open Space to Industrial Sanctuary/General Industrial 2 for the northern 47.57 acre
portion of the original Colwood site. Also, Environmental overlay zones were moved to allow
industrial development and to protect required wetland/resource mitigation areas that are
required to be established.

Summary of Applicant’s Statement: PP&R and the Bureau of Environmental Services (BES)
are cooperatively managing the property to protect natural areas while addressing issues of
recreational access and equity in the park deficient Cully Neighborhood. PP&R is managing the
golf center with an emphasis on engaging local youth in golf and making the sport accessible to
a more diverse population.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed May 8, 2015. The
following Bureaus have responded with no issues or concerns regarding the requested
Conditional Use:
•
•
•
•

BDS Life Safety Plan Review Section (Exhibit E.7);
BDS Site Development Section (Exhibit E.6);
Fire Bureau (Exhibit E.4); and
Police Bureau (Exhibit E.5).

The following Bureaus provided comments that the relevant address approval criteria and
address requirements that will be applied during Building Permit Review. The responses are
identified as findings under criterion 33.815.100.B.
•
•
•

Bureau of Environmental Services (Exhibit E.1);
Portland Bureau of Transportation (Exhibit E.2); and
Water Bureau (Exhibit E.3).

Neighborhood Review: One written response has been received from either the Neighborhood
Association or notified property owners in response to the “Notice of Proposal”. The Port of
Portland submitted a letter that states that the approval criterion are not met without
adequately addressing necessary transportation improvements. Specifically, the Port notes
that under Public Works Appeal 13-110647 PW PDOT determined that, as an alternative to
standard frontage improvements, the construction of a “shared 10-foot wide hard-surface,
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multi-use facility with two 2-foot wide gravel shoulders, preferably on the east side of NE
Alderwood Rd. Also, the Port requests right-of-way be dedicated along NE Columbia on both
the east and west side of NE Alderwood, to accommodate that planned intersection
improvements. The pedestrian/bicycle path should be located outside of that dedicated area as
it would likely be demolished during the pending intersection project. (Exhibit F.1)
Staff Response: The concerns raised by the Port are addressed below, under criterion B.2.

ZONING CODE APPROVAL CRITERIA
33.815.100 Uses in the Open Space Zone
These approval criteria apply to all conditional uses in the OS zone except those specifically
listed in other sections below. The approval criteria allow for a range of uses and development
that are not contrary to the purpose of the Open Space zone. The approval criteria are:
A.

Character and impacts.
1. The proposed use is consistent with the intended character of the specific OS zoned
area and with the purpose of the OS zone;
Findings: The proposed new patio area, gathering area, driving range, updated parking
area and other associated improvements will serve the golf course, a Parks and Open
Areas Use. This proposal is consistent with the intended character of the OS zone
which is to provide opportunities for outdoor recreation. This criterion is met.
2. Adequate open space is being maintained so that the purpose of the OS zone in that
area and the open or natural character of the area is retained; and
Findings: The proposed improvements will be located within a developed portion of the
golf course where the current clubhouse and parking area are located. The area
immediately north of those facilities has historically been used as a putting green
(practice) and part of the former 18-hole golf course. The site will continue to provide
golf facilities. The new gathering area improvements, approximately 27,600 square feet,
will not change the overall recreational function of the course. The proposed parking lot
landscaping will compliment the landscaping on the golf course as well as improve the
natural features—stormwater management and bird habitat found at this large open
space area. For these reasons, this criterion is met.
3. Impacts on mature trees and tree groves are minimized and City-designated
environmental resources, such as views, landmarks, or habitat areas, are protected or
enhanced.
Findings: With consultation from the City Forestry Section, Parks Bureau staff has
designed the improvements to minimize impacts to mature, healthy trees. The
proposed improvements will be located outside of designated e-zone areas and required
mitigation plantings. Lastly, the proposed improvements to the parking area—with
new storwmater swales, trees and shrubs—will enhance the function of the protected
resources that are located on the City-owned property. Therefore, this approval
criterion is met.

B.

Public services.
1. The proposed use is in conformance with the street designations of the Transportation
Element of the Comprehensive Plan;
Findings: The response from the Portland Bureau of Transportation (PBOT) states the
following:
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At this location NE Columbia Blvd is classified as a Major City Traffic Street,
Community Transit Street, City Walkway, Priority Truck Street, Major Emergency
Response Street, and a Local Service Street for all modes. Regular users of the golf
course property include course/restaurant employees and recreational visitors who
play the 9-hole course or use the facilities driving range. The proposed site
improvements do not introduce a new use to the site and are not expected to result in
any significant change in the general types of users accessing the property.
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 capacity, level of service,
and other performance measures; access to arterials; connectivity; transit availability;
on-street parking impacts; access restrictions; neighborhood impacts; impacts on
pedestrian, bicycle, and transit circulation; safety for all modes; and adequate
transportation demand management strategies;
Findings: The Port of Portland, a major property owner in the area, raised concerns
regarding the proposal. The letter, as summarized on pages 4 and 5 of this report,
states that in order to sufficiently address this criterion, the applicant should be
required to dedicate additional site for future/pending improvements at the intersection
of NE Alderwood and Columbia. And, the applicant should be required to install a
multi-purpose pedestrian and bicycle path between NE Cornfoot Road and NE
Columbia.
The PBOT staff considered the Port’s issue, but finds the current proposal does not
warrant additional transportation-related requirements. Specifically, PBOT states:
The proposed site improvements are not anticipated to create any additional vehicle
trips. No changes to the activities that occur on the site are proposed. The site has
direct access to the arterial street, NE Columbia Blvd. There are on access
restrictions. Connectivity standards to not apply in the Open Space zone or to public
parks. PBOT does not anticipate any significant impacts to the neighborhood,
pedestrians, bicycle, and transit circulation. On-street parking is not allowed along the
site frontages of NE Columbia Blvd or NE Alderwood Road. The proposed on-site
parking is adequate to serve the needs the site. The site is not well served by transit.
The closest Tri-Met bus line is the #12, ¾ of a mile away at NE Prescott and NE
Sandy.
As a condition of building permit approval, the applicant will be required to reconstruct
the existing 6-ft curb tight sidewalk along the majority of the frontage on NE Columbia
Blvd. The frontage improvements will include a new 6-ft sidewalk separated from the
curb with a 4-ft planting strip with street trees and street lighting as needed. This work
will be performed under a separate public works permit to City standards per the
requirements of the City Engineer. The sidewalk improvements must be constructed
in conformance to the approved Public Works Alternative Review, case number 15111511 PW.
The Bureau of Transportation has a Capitol Improvement Project (CIP) to install a
new traffic signal at the intersection of NE Columbia Blvd and NE Alderwood Road in
2015. The Park’s Bureau has been coordinating their proposed site improvements
with PBOT’s CIP staff to ensure there are no conflicts. The Port of Portland has
requested that the Park’s Bureau construct a multi-use path from NE Columbia Blvd
to NE Cornfoot along the east side of NE Alderwood Road as a condition of approval
if this conditional use application. The comprehensive zone change and zoning map
amendment approved under 12-213885 CP ZC outlined future road improvements
that will be required as the site redevelops. PBOT will require a multi-use path to be
constructed along the west side of NE Alderwood when the Park’s Bureau completes
a master plan and/or proposes more significant changes to the site. Requiring the
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construction of the multi-use path is not warranted at this time due to the relatively
minor changes to the parking lot and landscaping improvements subject of this
conditional use review.
PBOT finds that the transportation system is capable of supporting the proposed use
in addition to the existing uses in the area.
For these reasons, this criterion is met.
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:
The Bureau of Environmental Services (BES) does not object to approval of the
Conditional Use application. Approval of this application does not alter BES
requirements as identified under building permit review process. The proposed
development will be subject to BES standards and requirements during the permit
review process. Below, BES provides the specific sanitary sewer and stormwater
management information:
SANITARY SERVICE
For the conditional use application to be approved, the applicant must show that the proposal
complies with the public services approval criterion related to sanitary waste disposal (PCC
33.815.100.B.3). The comments below are in response to this criterion.
•

There are several existing public sanitary sewers of various sizes located to the east and west
of this site. They are not directly available to the project area.

•

There is a public ductile iron sanitary-only pressure main in NE Columbia Blvd (BES as-built
#4051). Direct connections to this pressure main are not allowed. The pressure main
connects to an 8-inch PVC sanitary-only gravity main west of the subject property in NE
Columbia Blvd (BES as-built #5049).

•

Service Availability: Sanitary connections from private property that are to be permitted
according to PCC 17.32.090 must be separately conveyed to the property line and connected
through individual laterals to a City sanitary or combined sewer. All discharge must be
connected via a route of service approved by the BES Chief Engineer.

•

Existing Development: The septic system that served existing structures on this site has been
decommissioned (refer to TRACS permit #14-231790-SE and #14-184799-CO). A private
sanitary line will be constructed that runs northwest, under NE Alderwood Road to connect to
a manhole in NE Colwood Way (refer to TRACS permit #15-115593-TR and #15-188424-UB).

•

Onsite Sanitary Decommissioning: See comment 2.a above and BDS Site Development’s
land use comments regarding the existing onsite sanitary system (e.g. septic tank, drain field,
cesspool).

•

Connection Requirements: Connection to public sewers must meet the standards of the City
of Portland's Sewer and Drainage Facilities Design Manual. New laterals required to serve the
project must be constructed to the public main at the developer’s expense during site
development.

Staff finds the applicant’s proposed sanitary sewer service acceptable for the purpose of
reviewing the conditional use application against the sanitary sewer disposal approval criterion.
STORMWATER MANAGEMENT
For the conditional use application to be approved, the applicant must show that the proposal
complies with the public services approval criterion related to stormwater disposal (PCC 33.815.
100.B.3). The comments below are in response to this criterion.
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•

There is no public storm-only sewer directly available to this property.

•

General Stormwater Management Requirements: Development and redevelopment sites that
include any of the triggers listed in PCC 17.38.040 are subject to the policies and standards of
PCC 17.38.035 and Portland’s Stormwater Management Manual (SWMM). Projects must
comply with the current adopted version of the SWMM as of the permit application date. A
fundamental evaluation factor in the SWMM is the Stormwater Infiltration and Discharge
Hierarchy (Section 1.3.1) which sets the framework that will be used to determine when a
project’s stormwater runoff must be infiltrated onsite and when offsite discharge will be
permitted, and the parameters that must be met for either scenario. Pollution reduction and
flow control requirements must be met using vegetated facilities to the maximum extent
feasible, though roof runoff is exempt when it drains directly to a UIC. See Section 1.7 of the
SWMM for information concerning appeals of these requirements.

•

Onsite Stormwater Management: Stormwater runoff from this project must comply with all
applicable standards of the SWMM and be conveyed to a discharge point along a route of
service approved by the BES Director or the Director’s designee. Staff reviewed the project’s
geotechnical engineering report from Geotechnics dated March 6, 2015 and stormwater
report from Emerio Design (no date provided). The geotechnical report describes
Presumptive Approach infiltration test results of 11.1 inches per hour (with a factor of safety of
2 applied) on this site. The applicant proposes to infiltrate runoff from the pedestrian areas
being reviewed under this land use proposal (27,629 square feet) via sheet flow to vegetated
areas. Stormwater runoff from parking lot upgrades (not being reviewed under this land use
review) is proposed to be directed to 3 drywells located near the pedestrian areas that can
meet minimum setbacks as established in the facility design standards and Exhibit 2-1 of the
SWMM and will be reviewed at the time of building permit review. An addendum to the
geotechnical report indicates that the proposal to allow stormwater runoff from the pedestrian
areas to sheet flow to vegetated areas and infiltrate onsite will not result in flooding or ponding
of water provided the site is appropriately graded.
Sufficient information has been provided for the purposes of land use review to document the
stormwater disposal system is feasible. Note that revisions to the stormwater report and
additional information will need to be provided at the time of building permit review.

•

Public Right-of-Way Stormwater Management: Stormwater runoff from public right-of-way
improvements as required by the City of Portland Bureau of Transportation (PBOT) must be
managed according to the standards of the SWMM and the Sewer and Drainage Facilities
Design Manual.

•

PBOT requires new sidewalk construction in a pedestrian corridor where a curb and paved
street already exist. Constructing the sidewalk so that it slopes toward a vegetated area
and/or planting street trees will be a viable alternative to constructing stormwater
management facilities, and will be reviewed with the public works permit required at the time
of building permit review. The sidewalk improvements will need to be constructed in
conformance to the approved Public Works Alternative Review (refer to case #15-111511
PW).

•

TMDL Requirements: The project site is located in the Willamette River Watershed, in the
Columbia Slough subwatershed. Total Maximum Daily Load (TMDL) water quality
requirements apply in the Willamette River Watershed, as required by Oregon DEQ. The
Stormwater Management Manual (SWMM) requires that applicants use pollution reduction
facilities that are capable of reducing TMDL pollutants. Vegetated facilities sized according to
the Simplified or Presumptive Approaches meet these requirements.
Staff finds the applicant’s proposed stormwater management plan acceptable for the purpose
of reviewing the conditional use application against the stormwater management approval
criterion. Please note that the conceptual utility plan (including the geotechnical and
stormwater management reports) submitted for land use review is provided in order to
demonstrate acceptable sanitary waste and stormwater disposal systems. A specific utility
plan is not being approved through this land use review. Be aware that more detailed
information will need to be provided at the time of building permit review and revisions to the
stormwater management report may be required.
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BES has no recommended conditions of approval.
The Water Bureau responded with the following service-related information.
There is an existing 1” water service (Serial #95048105, Account #2952221100)
which provides water to the property location on the West side of NE Alderwood Rd
from the existing 12” DI water main in NE Columbia Blvd. Currently this water service
provides water to the existing and proposed club house site and crosses under SW
Alderwood Rd to provide water to the adjoining parcel of land. Per the provided plans
this service will be capped on the west side of SW Alderwood Rd and will then meet
all City Title 21 requirements.
The estimated static water pressure range for this location is 68 psi to 85 psi at the
existing service elevation of 72 ft.
Per the provided plans, the proposed new clubhouse, which will reside in the
approximate area where the old clubhouse was located, a new water service will need
to be purchased. The proposed plans currently show a water service connected to
the existing 12” CI water main in NE Alderwood Rd with the meter on private property,
which is in violation of City Title 21.12.010 which requires that a water service and
meter be located within the right-of-way. The proposed water service will need to be
relocated on the plans to the right-of-way, and a RPBF device as directed per the
Water Bureau Water Quality group, shown directly adjacent to this service on the
private property side of the meter, which will then meet all Water related City Tile
requirements. Also, for this development, City Title 21.12.010 will apply and will
require any new building construction, modifications or additions to existing structures
and property, or any construction that will need water, to have a water service and
meter of appropriate size installed within the public right-of-way and within the specific
property boundary/frontage for which it will serve. A Water Bureau review for fixture
count along with any required fire flow volumes will need to be submitted to the Water
Bureau by the applicant at the time of submittal of the building permit to appropriately
size the water service and meter for this location. All applicable costs will be the
responsibility of the applicant.
As an additional note, any new sanitary laterals for the proposed development must
be installed in a manner which provides 5’ minimum of horizontal skin to skin
clearance from the existing or any newly installed water service and service line within
the public right-of-way, and the same criteria applies to the placement of new water
services with regards to existing sanitary lines, in order to meet Oregon State OAR
333 rules for proximity of sewer line to potable water lines within the public right-ofway prior to the Water Bureau selling any water services or signing off any building
permits for this development.
To address the approval criteria, the Water Bureau requests the following
condition be applied:
The water meter box currently shown on the provided plan set will need to be located
within the R/W and at the R/W line of NE Alderwood Rd coming off the existing 12” CI
water main (The meter box is currently shown off NE Columbia Blvd on private
property) to meet City Title 21.12.010 requirements. The backside water line can then
be run to where ever you want on the private property after the RPBA assembly. Also
the note #10 is incorrect, as it should read….. “Install 1” water service by Water
Bureau under separate permit”, nothing more. Show the RPBA assembly per WQBF
checksheet directions at the R/W line after the meter on the private property side of
the R/W of NE Alderwood Rd. (This is not shown). There should also be a note for
the RPBA installation.
The Fire Bureau responded with no concerns.
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The Police Bureau’s Richard Kepler, Strategic Services Division and North Precinct
Commander Chris Uehara have reviewed this proposal. It was determined that the
Portland Police Bureau is capable of serving the proposed use at this time.
In summary, none of the service bureaus objected to the proposal. However, to
adequately serve the golf course and address current requirements, the Water Bureau
will require water meter improvements in the public right-of-way. A condition of
approval that addresses this service-related requirement will satisfy this approval
criterion.
C.

Livability. The proposal will not have significant adverse impacts on the livability of
nearby residential-zoned lands due to:
1. Noise, glare from lights, late-night operations, odors, and litter; and
2. Privacy and safety issues.
Findings: There are no nearby residential areas. The closest residentially-zoned
properties are located south of NE Columbia Blvd, south of the Cully Park off NE 72nd
Avenue, over 500 feet from the golf course site. The outlying residential areas will not
experience any impacts created by the golf course facility. This criterion is met.

D.

Area plans. The proposal is consistent with any area plans adopted by the City Council as
part of the Comprehensive Plan, such as neighborhood or community plans.
Findings: The site is located within the Cully Neighborhood boundary. The Cully
Neighborhood Plan was adopted by City Council in 1992. As detailed below, the
proposed golf course improvements are consistent with relevant policies and objectives.
•

2B-4 Objective: Support the careful planning and design of new development and
of redevelopment to enhance neighborhood livability.

•

4D. Policy – Recreation
Maintain existing parks, playgrounds and private open spaces; encourage new parks
and community facilities.

•

4D-1 Objective: Expand existing parks or establish a new, centrally-located park
within the neighborhood.

•

4D-2 Objective: Support public and private efforts which create park-like settings
in the neighborhood.

•

4D-3 Objective: Preserve and encourage open space within the neighborhood.

The applicant states that the Portland Parks and Recreation and the Bureau of
Environmental Services (BES) are cooperatively managing the property to protect
natural areas while addressing issues of recreational access and equity the park
deficient Cully Neighborhood. PP&R is managing the golf center with an emphasis on
engaging local youth in golf and making the sport accessible to a more diverse
population.
The updates and new amenities proposed at the golf course will serve the neighborhood
as well as the greater Portland area. Therefore, the proposal is consistent with these
policies and objectives.
•

6C. Policy - Pedestrian, Bicycle Routes, and Local Streets
Improve sidewalks and bicycle paths to provide a safe transportation route.
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6C-1 Objective: Encourage bicycle and walking as an alternative to
automobile trips.

Findings: The installation of frontage improvements on NE Columbia Boulevard which
includes a new sidewalk will support this policy and objective. PBOT has determined
that a north-south pedestrian and bicycle connection between NE Columbia and
Cornfoot cannot be required as the proposed improvements are minor and do not
warrant additional investment in the public right-of-way.
This criterion is met.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The proposed improvements will be located within a developed portion of the golf course. The
improvements are intended to enhance the golf facility. Changes on the site will not adversely
impact its recreational function—a golf facility. To adequately service the facility, the Water
Bureau requires the new water service meter box to be located within the public right-of-way.
With compliance with condition, this proposal satisfies the Conditional Use approval criteria.

ADMINISTRATIVE DECISION
Approval of a Conditional Use Review for approximately 27,629 square feet of new exterior
improvement area that includes: (1) a concrete pad to support a new patio seating and
approximately 25 driving range stalls, (2) new concrete paths, and (3) a new outdoor gathering
area with hard surface and a circular wood trellis, for the Colwood Golf Course, subject to the
following conditions:
A. As part of the permit application submittal, Condition B must be noted on each of the
required site plans or related Public Works Permit submittal.
B. A new water meter box must be located within the right-of-way and at the right-ofway line of NE Alderwood Rd coming off the existing 12” CI water main, to meet City
Title 21.12.010 requirements.
Staff Planner: Sheila Frugoli
Decision rendered by: ____________________________________________ on June 26, 2015
By authority of the Director of the Bureau of Development Services

Decision mailed: June 30, 2015
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 April 23,
2015, and was determined to be complete on May 6, 2015.
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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 April 23, 2015.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the 120-day review period.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Hearings Officer, which will
hold a public hearing. Appeals must be filed by 4:30 PM on July 14, 2015 at 1900 SW Fourth
Ave. Appeals can be filed at the Development Services Center Monday through Wednesday and
Fridays between 8:00 am to 3:00 pm and on Thursdays between 8:00 am to 12:00 pm. After
3:00 pm Monday through Wednesday and Fridays, and after 12:00 pm on Thursdays, appeals
must be submitted at the reception desk on the 5th floor. An appeal fee of $250 will be
charged. The appeal fee will be refunded if the appellant prevails. There is no fee for ONI
recognized organizations appealing a land use decision for property within the organization’s
boundaries. The vote to appeal must be in accordance with the organization’s bylaws.
Assistance in filing the appeal and information on fee waivers is available from BDS in the
Development Services Center. Please see the appeal form for additional information.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Hearings Officer is final; any
further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 days
of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA at
775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, 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
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issue. Also, if you do not raise an issue with enough specificity to give the Hearings Officer an
opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after July 15, 2015 – (the day
following the last day to appeal).
• A building or zoning permit will be issued only after the final decision is recorded.
The applicant, builder, or a representative may record the final decision as follows:
•

By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.

•

In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement
1. Project Description and Response to Approval Criteria
2. Stormwater Report, Submitted June 16, 2015
3. Geo-Technical Report Addendum, Submitted June 22, 2015
4. Lighting Analysis
5. Aerial Photo with Tax Lot Map Information
6. Existing Site Photos
B. Zoning Map (attached)
C. Plans/Drawings:
1. Golf Course Site Plan, Submitted May 5, 2015 (attached)
2. Hard Surface Improvements, Submitted June 16, 2015 (attached)
3. Parking Lot Improvements, West Section, Submitted May 5, 2015
4. Parking Lot Improvements, East Section, Submitted May 5, 2015
5. Interior Parking Lot Landscaping Count, Submitted May 5, 2015
6. Parking Lot Tree Count, Submitted May 5, 2015
7. Revised Paving/Hard Surface Scheme, Submitted May 5, 2015
8. Existing Conditions Site Plan
9. Public Improvements – Right-of-Way and Utilities
10. Overall Site Plan, Submitted April 25, 2015
11. Parking Lot Improvements
12. Demolition and Erosion Control
13. Grading Plan
14. Electrical Plans
15. Lighting/Photometric Plans
16. Landscaping Plans, Submitted April 25, 2015
17. Tree Protection Plans
18. Driving Range/Patio Section and Outdoor Gathering Area Trellis Plan
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Fire Bureau
5. Police Bureau
6. Site Development Review Section of BDS
7. Life Safety Plan Review Section of BDS
F. Correspondence:
1. Tom Bouillion, Port of Portland, May 29, 2015, raised concerns regarding transportation
impacts.
G. Other:
1. Original LU Application
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).

