DECISION OF THE HEARINGS OFFICER
I. GENERAL INFORMATION
File Number:

LU 16-184395 LDS (Hearings Office 4160017)

Applicant:

Danelle Isenhart
Isenhart Consulting
8425 SW 52nd Avenue
Beaverton, OR 97007

Property Owner:

J Mark Beirwagen
11127 SE 121st Court
Clackamas, OR 97015

Hearings Officer:

Melvin Oden-Orr

Bureau of Development Services Staff Representative: Kate Green
Site Address:

14323 SE Ellis Street

Legal Description:

LOT 7 TL 1400, LAMARGENT HTS

Tax Account No.:

R465802550

State ID No.:

1S2E13BC 01500

Quarter Section:

3545

Neighborhood:

Powellhurst-Gilbert

Business District:

None

District Neighborhood Coalition: East Portland Neighborhood Office
Zoning:

Single Dwelling Residential 5,000 (R5)

Plan District:

Johnson Creek Basin - South
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Other Designations: Landslide Hazard
Land Use Review: Type III, Land Division Subdivision (LDS)
BDS Staff Recommendation to Hearings Officer: Approval with conditions
Public Hearing: The hearing was opened at 1:30 p.m. on March 22, 2017, in the 3rd floor hearing
room, 1900 SW 4th Avenue, Portland, Oregon, and was closed at 2:12 p.m. The record was closed
at that time.
Testified at the Hearing:
Kate Green
Danelle Isenhart
Richard Dickinson
Jim Stormo
Proposal: The Applicant proposes a Land Division-Subdivision in order to divide an approximately
1.1-acre site into seven lots. A new street extension of SE Harold is proposed to provide access
and public services to Lots 1-5. Lots 6 and 7 will front on SE Ellis. The existing residence will remain
on Lot 7.
This subdivision proposal is reviewed through a Type III procedure because: (1) the site is in a
residential zone; (2) four or more dwelling units are proposed, not including accessory dwelling
units; and (3) the site is located within a Potential Landslide Hazard or Flood Hazard Area (see
33.660.110).
For purposes of State Law, this land division is considered a subdivision. To subdivide land is to
divide an area or tract of land into four or more lots within a calendar year, according to ORS
92.010. ORS 92.010 defines “lot” as a single unit of land created by a subdivision of land. The
Applicant’s proposal is to create seven units of land (seven lots). Therefore, this land division is
considered a subdivision.
Initially, the Applicant also requested an exception to the tree removal standards (PCC 33.537.125)
of the Johnson Creek Basin Plan District. The Applicant subsequently modified the proposal to
remove only those trees within the proposed street extension or dead or nuisance trees, which are
allowed to be removed per the plan district tree removal standards. Therefore, the request for an
exception to the tree removal standards was withdrawn.
Relevant 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:


PCC 33.660.120: Approval Criteria for Land Divisions in Open Space and Residential Zones
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II.

ANALYSIS

Site and Vicinity: The subject site is an approximately 1.1-acre parcel that is currently developed
with a house, detached garage, and three outbuildings. The site slopes down from the north to the
south, with grades of 20 percent or more. Many large trees are established along the west, north,
and east property boundaries. The south boundary of the site abuts SE Ellis Street and SE Harold
Street currently terminates along the west lot line near the north end of the site.
The site is situated within a residential area that is generally bounded by SE Holgate Boulevard to
the north; Powell Butte Nature Park to the east; the Springwater Corridor to the south; and SE
136th Avenue to the west. Most of the surrounding properties are in the R5 zone and are
developed with one and two story homes on lots that range in size from approximately 3,000
square feet to four acres. Many of the smaller lots were established through land divisions created
th
in the last two decades. Multi-dwelling (R2) zoning and development flanks both sides of 136
Avenue and the nearby parks and trails are in the open space (OS) zone.
The area includes a mix of rights-of-way: some are fully developed with sidewalks and stormwater
facilities; some have only a center strip of paving; and others are undeveloped. At this time, many
of the surrounding streets are dead-ends and through connections are limited.
Infrastructure:
• Streets –The site has approximately 144 feet of frontage on SE Ellis Street. The garage for the
existing house is served from this street. At this location, SE Ellis Street is classified as a Local
Service Street for all transportation modes in the City’s Transportation System Plan (TSP). There is
currently no curb or sidewalk along the site’s frontage along SE Ellis Street. Curbs, sidewalks, and
street trees are provided along portion of SE Ellis Street directly across from the site. Parking is
allowed on both sides of the street.
SE Harold Street, which currently terminates at the western property boundary, is also classified
as a Local Service Street for all modes. A new extension of SE Harold Street will be required to
serve the subject site.
The nearest bus stop is located at the intersection of SE Harold and SE 136th (TriMet #10),
approximately 0.4-miles west of the site.
• Water Service – There is an existing 8-inch water main in SE Ellis Street. The existing house
(proposed Lot 7) is served by a metered service from this main. A new water main extension will
be required in the street extension for SE Harold Street.
• Sanitary Service - There is a public 8-inch PVC sanitary sewer in SE Ellis Street (BES as-built
#4987). There is a public 8-inch PVC sanitary sewer that extends off of SE 142nd Place, near the
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northern portion of this site (BES as-built #EP8441). A new sewer extension will be required in the
street extension for SE Harold Street.
• Stormwater Disposal – There is no public storm-only sewer currently available to this
property. There is a public 12-inch PVC storm sewer near the new public street that directs
stormwater from this area to a public regional facility located at SE 142nd and SE Ellis (BES as-built
#EP8441). New stormwater management facilities will be required in the street extension for SE
Harold Street.
Zoning: The site in the Single Dwelling Residential 5,000 (R5) zone. The single-dwelling zones are
intended to preserve land for housing and to provide housing opportunities for individual
households.
The site is also within the Johnson Creek Basin Plan District-South Subdistrict. The plan district
regulations are intended to provide for the safe, orderly, and efficient development of lands
which are subject to a number of physical constraints, including significant natural resources,
steep and hazardous slopes, flood plains, wetlands, and the lack of streets, sewers, and water
services. At certain locations, the density of development is limited by applying special regulations
to new land division proposals.
Land Use History: City records indicate there was one prior land use review for this site:
 LU 06-119265 LDS: 7-lot land division; approved. This prior land use case was for a proposal
similar to the current application. The land use decision is no longer valid because a final plat
application was not submitted within the required timeline.
Agency Review: A Request for Response was mailed on September 2, 2016. Several bureaus have
responded to this proposal and relevant comments are addressed under the applicable approval
criteria. Exhibits “E” contain the complete responses.
Neighborhood Review: An initial Notice of Proposal in Your Neighborhood was mailed on October
4, 2016, and three written responses were received-one from the Powellhurst-Gilbert
Neighborhood Association (“Neighborhood Association”) and two from nearby property owners.
Subsequently, a Hearing Cancellation Notice was sent on October 17, 2017, and an updated Notice
of Proposal in Your Neighborhood was mailed on March 1, 2017. No additional comments were
received following the subsequent notices.
The comments from the Neighborhood Association include concerns about the notification
process; the hazard designations on the site and surrounding properties; and potential future
changes to the zoning affecting the allowed density on the site.
The neighboring property owners noted concerns about the proposed development having
potential impacts on the management of water and landslide hazards.
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The findings in Criterion A/Lots and Density; Criterion D/Landslide Hazards; Criterion G/Clearing,
Grading and Land Suitability; Criterion J/Streams, Springs and Seeps; and Criterion L/Services
(Stormwater) provide an assessment of the evaluation factors related to density; steep slopes;
landslide hazards, seeps, and stormwater management.
The notification requirements for a Type III land use proposal are outlined in PCC 33.730.030.D.
Public notices were mailed to all property owners within 400 feet of the subject site and hearing
notices were posted on the street frontages of the subject site in accordance with these
provisions.
The Applicant also completed the required Preapplication Conference, per PCC 33.730.050, which
includes notification to the Neighborhood Association, prior to submittal of a Type III land use
proposal. In addition, the Applicant fulfilled the neighborhood contact requirements of PCC
33.700.025, which require outreach to the Neighborhood Association prior to submitting a Type III
land division application.
As the Neighborhood Association notes, the Bureau of Planning and Sustainability is in the process
of evaluating and updating the Comprehensive Plan and zoning designations throughout the city.
The zoning on the subject site, as well as other properties through the city, may change as a result
of that work. At this time, the pending proposal is being evaluated based on current zoning as
prescribed in PCC 33.700.080, Regulations that Apply at the Time of an Application.
Since there is no minimum density provision at the site, given the landslide hazard designation,
the Applicant could elect to reduce the density on the site, as requested in the letter from the
Neighborhood Association. At this time, the Applicant has not elected to do so.
ZONING CODE APPROVAL CRITERIA
APPROVAL CRITERIA FOR LAND DIVISIONS IN OPEN SPACE AND RESIDENTIAL ZONES
The Preliminary Plan for a land division will be approved if the review body finds that the Applicant
has shown that the approval criteria have been met. PCC 33.660.120 provides the following:
A. Lots. The standards and approval criteria of Chapters 33.605 through 33.612
must be met;
B. Trees. The standards and approval criteria of Chapter 33.630, Tree
Preservation, must be met;
C. Special flood hazard area. If any portion of the site contains special flood
hazard area, the approval criteria of Chapter 33.631, Sites in Special Flood
Hazard Areas, must be met;
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D. Potential Landslide Hazard Area. If any portion of the site is in a Potential
Landslide Hazard Area, the approval criteria of Chapter 33.632, Sites in
Potential Landslide Hazard Areas, must be met;
E. Phased Plans and Staged Final Plat. If the Preliminary Plan will be phased or
if the Final Plat will be staged, the standards of Chapter 33.633, Phased Land
Divisions and Staged Final Plat, must be met;
F. Required recreation area. If 40 or more lots or dwelling units are proposed,
the standards and approval criteria of Chapter 33.634, Required Recreation
Areas, must be met;
G. Clearing, grading, and land suitability. The approval criteria of Chapter
33.635, Clearing, Grading, and Land Suitability must be met;
H. Tracts and easements. The standards of Chapter 33.636, Tracts and
Easements must be met;
I. Solar access. If single-dwelling detached development is proposed for the
site, the approval criteria of Chapter 33.639, Solar Access, must be met;
J. Streams, springs, and seeps. The approval criteria of Chapter 33.640,
Streams, Springs, and Seeps, must be met;
K. Transportation impacts. The approval criteria of Chapter 33.641,
Transportation Impacts,
L. Services and utilities. The regulations and criteria of Chapters 33.651 through
33.654, which address services and utilities, must be met.”
PCC 33.660.120.
Due to the specific location of this site, and the nature of the proposal, some of the approval
criteria are not applicable. The following table summarizes the criteria that are not applicable.
Applicable criteria are addressed below the table.
Criterion
C

Code Chapter/Section and Topic
33.631 - Flood Hazard Area

E

33.633 - Phased Land Division or
Staged Final Plat
33.634 - Recreation Area

F

Findings: Not applicable because:
The site is not within a designated flood hazard
area.
A phased land division or staged final plat has
not been proposed.
The proposed density is less than 40 units.
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Criterion
H

Code Chapter/Section and Topic
33.636 - Tracts and Easements

L

33.654.110.B.3 - Pedestrian
connections in the I zones
33.654.110.B.4 - Alleys in all zones
33.654.120.D - Common Greens
33.654.120.E - Pedestrian
Connections
33.654.120.F - Alleys
33.654.120.G - Shared Courts
33.654.130.D - Partial rights-ofway

Findings: Not applicable because:
A public utility easement is proposed along the
frontages of Lots 1-6; otherwise, no other
tracts or easements have been proposed or
will be required.
The site is not located within an I zone.
No alleys are proposed or required.
No common greens are proposed or required.
No pedestrian connections are proposed or
required.
No alleys are proposed or required.
No shared courts are proposed or required.
No partial public streets are proposed or
required.

Applicable Approval Criteria are:
A. Lots. The standards and approval criteria of Chapters 33.605 through 33.612 must be met.
Findings: Chapter 33.610 contains the density and lot dimension requirements applicable in the
R5 zone. Density calculations are based on the size of the land division site and whether a new
street is created. In this case, the density is also regulated by the South Subdistrict provisions of
the Johnson Creek Basin Plan District, which call for maximum density to be determined by the
land classifications on the site. See PCC 33.537.020 (“The regulations of Sections 33.537.010
through 33.537.120 apply to all sites in the plan district.”); see also Table 537-1. Density is
required to be reduced on sites that have steep grades based on the classifications in the table
below. See PCC 33.537.120.E.

Land
Class
Class I
lands
Class II
lands
Class III
lands

Table 537-1 / Land Class Characteristics and Density Restrictions
Characteristics of the Land Class
Maximum Density
Located on slopes with a grade of 30
percent or greater.
Located on slopes with grade of 20
percent or greater, but less than 30
percent.
Located on slopes with grade of less
than 20 percent.

One-fourth the maximum density allowed
in the base zone.
One-half the maximum density allowed in
the base zone.
Maximum density allowed in base zone.
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Generally, when a street will be created as part of the land division, the maximum and minimum
density standards per PCC 33.610.110 are calculated based on the following:



Maximum number of lots = square footage of site x 0.85 ÷ maximum density (per Table 610-1)
Minimum number of lots = square footage of site - square footage of site within an
environmental overlay zone, potential landslide hazard area, or special flood hazard area x
0.68 ÷ maximum density (per Table 610-1)

In this case, the Applicant’s survey shows the site is 47,390 square feet; per Table 610-1, the
maximum density is one unit per 5,000 square feet; based on City maps, the entire site is within a
landslide hazard area; and, as noted above, the site is subject to the maximum density provisions
of the Johnson Creek Basin Plan District.
In order to demonstrate how the proposal satisfies the maximum density provisions of the
Johnson Creek Basin Plan District, the Applicant provided a plan showing a slope analysis and the
land class designations for the site (Exhibit C.5) and calculations for maximum density (Exhibit
A.1). Based on that information, the maximum density is calculated as follows:
Land Class and Density Restrictions
Land Class
Site Area in the Land Class Maximum Density
Class I lands 1,399 square feet
.06 = (1,399 x .85 ÷ 5,000) x 1/4
Class II lands 12,219 square feet
1.04 = (12,219 x .85 ÷ 5,000) x 1/2
Class III
33,772 square feet
5.74 = 33,772 x .85 ÷ 5,000
lands
Total
6.84 which rounds up to 7
As noted above, no minimum density is required on the site, due to the landslide hazard
designation on the property. The proposal is for seven lots, which is within the allowed density
range.
The required and proposed lot dimensions are shown in the following table:

R5 Zone
Lot 1
Lot 2
Lot 3
Lot 4
Lot 5
Lot 6
Lot 7
(existing
house)

Min. Lot
Max. Lot
Area
Area
(square feet) (square feet)
3,000
8,500
4,677
4,729
5,218
4,959
4,959
6,379
7,933

Min. Lot
Width*
(feet)
36
72
72
50
47
47
63
78

Min. Depth
(feet)

Min. Front Lot Line
(feet)

50
64
64
107
107
107
100
100

30
72
72
50
47
47
63
78
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* Width is measured by placing a rectangle along the minimum front building setback line specified for the zone. The
rectangle must have a minimum depth of 40 feet, or extend to the rear of the property line, whichever is less.

Based on the foregoing, the Hearings Officer finds that the proposal meets the allowed density and
lot dimension provisions, so this criterion is met.
B. Trees. The standards and approval criteria of Chapter 33.630, Tree Preservation, must be
met.
Findings: The regulations of Chapter 33.630 require that trees be considered early in the design
process with the goal of preserving high value trees and, when necessary, mitigating for the loss
of trees. PCC 33.630.200 provides the following approval criteria:
“Applicants must demonstrate how the proposed tree plan will meet the
following tree preservation criteria. In meeting these criteria, applicants may use
options available in this and other chapters of this Title to modify development
standards and minimum density in order to preserve trees.
A. To the extent practicable, trees proposed for preservation provide the
greatest benefits as identified in the purpose of this chapter. In general,
healthy, native or non-nuisance trees that are 20 or more inches in
diameter and tree groves, are the highest priority for preservation.
However, specific Characteristics of the trees, site and surrounding area
should be considered and may call for different priorities, such as native
tree growth rates and priority tree sizes as described in the Portland Plant
List, buffering natural resources, preventing erosion or slope
destabilization and limiting impacts on adjacent sites;
B. Trees proposed for preservation are suitable based on their health, overall
condition and potential for long-term viability, considering the anticipated
impact of development and tolerance typical for the tree species;
C. Tree preservation is maximized to the extent practicable while allowing
for reasonable development of the site, considering the following:
1. The specific development proposed;
2. The uses and intensity of development expected in the zone and
the area in which the site is located;
3. Requirements to provide services to the site under Chapters
33.651 through 33.654, including street connectivity and street
plan requirements. Options to limit impacts on trees while
meeting these service requirements must be evaluated;
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4. Requirements to protect resources in Environmental, Pleasant
Valley Natural Resources, or Greenway Natural, Water Quality,
and River Environmental overlay zones. Protection of
environmental resources and retention of benefits from trees
should be maximized for the site as a whole; and
5. Other site constraints that may conflict with tree preservation,
such as small or oddly shaped sites or trees located in existing
utility easements.
D. Mitigation. Where the minimum tree preservation standards of
33.630.100 can not be fully met, as determined by evaluating the above
criteria, or when there is a concurrent Environmental Review and the
minimum tree preservation standards do not apply, mitigation must be
provided as needed to replace the functions of trees removed from the
site. Options for mitigation may include preservation of smaller diameter
or native trees, permanent Preservation of trees within a tree
preservation or environmental resource tract, tree planting, payment into
the City’s Tree Planting and Preservation Fund, or other options that are
consistent with the purpose of this chapter.”
PCC 33.630.200
Under PCC 33.630.100, an applicant must choose one of six options to meet the minimum tree
preservation standard. They are as follows:
1. Option 1: Preserve all of the trees that are 20 or more inches in diameter
and at least 20 percent of the total tree diameter on the site;
2. Option 2: Preserve at least 75 percent of the trees that are 20 or more
inches in diameter and at least 25 percent of the total tree diameter on the
site;
3. Option 3: Preserve at least 50 percent of the trees that are 20 or more
inches in diameter and at least 30 percent of the total tree diameter on the
site;
4. Option 4: Where all trees are less than 20 inches in diameter, preserve at
least 35 percent of the total tree diameter on the site;
5. Option 5: If one or more tree groves are located completely or partially on
the site, preserve all of the grove trees located on the site and at least 20
percent of the total tree diameter or canopy area on the site; or
6. Option 6: If the site is larger than one acre, preserve at least 35 percent of
the total tree canopy area on the site.
PCC 33.630.200.A.
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In order to identify which trees are subject to these requirements, the Applicant provided a tree
survey (Exhibit C.6) that shows the location and size of trees on and adjacent to the site. The
Applicant also provided an arborist report (Exhibit A.1) that identifies each tree, its condition and
suitability for preservation or its exempt status, and specifies a root protection zone (RPZ) and
tree protection measures for each tree to be preserved, as reflected on the Preliminary Site
Grading Plan and Tree Protection Plan (Exhibit C.3, also identified throughout this decision as the
“Tree Protection Plan”).
In addition to evaluating the protection of trees on the site, the arborist’s report also identified
several large diameter trees on the abutting properties to the east and west. In order to protect
the off-site trees on the property to the west from construction impacts, the arborist
recommends a minimum 8-foot RPZ on Lot 5, which is reflected on the tree protection plan, and a
specific foundation type for any structure within 25 feet of those trees. For the off-site trees on
the property to the east, the proposed RPZs for the onsite trees on Lot 2 are expected to be
sufficient.
Overall, the arborist identified that 36 trees on the project site, which provide a total of 577
inches of tree diameter, are subject to the preservation requirements of this chapter. The arborist
noted that 464 inches (80 percent) of tree diameter is recommended for preservation, which
includes the trees in two tree groves and 66 percent the trees that are 20-inches or more in
diameter. The arborist notes the proposal meets the Option 5 minimum tree preservation
standard by preserving 100 percent of the tree groves and at least 20 percent of the regulated
tree diameter.
However, six of the trees within one of the identified groves will be within the right-of-way
extension for SE Harold Street. While these trees (Trees 13-18) are identified for protection at this
time, it is not practical to designate the trees in the right-of-way for preservation, since those
trees will be placed under the jurisdiction of the City Forester once the right-of-way is dedicated
and because the street could be extended to the east if the abutting lot is further developed,
which would likely warrant the removal of those trees. Additionally, they are exempt from
preservation under PCC 33.630.030.E.
Nevertheless, even excluding those right-of-way trees from the preservation calculations, the
proposal will allow for 66 percent of the trees over 20 inches in diameter to be retained and
overall 65 percent of the total regulated tree diameter to be preserved. This will exceed the
Option 3 minimum tree preservation standard, which calls for the preservation of at least 50
percent of the trees that are 20 or more inches in diameter and at least 30 percent of the total
tree diameter on the site.
All the trees proposed for preservation are noted to be in fair to good condition and include
native and non-nuisance species. As outlined in the revised arborist report (Exhibit A.6.b) and
summarized in the table below, the arborist designated modified root protection zones for nearly
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all of the trees to be retained, as well as additional recommendations for arborist supervision
during demolition activities, construction of retaining walls for the SE Harold Street
improvements, and specific foundation types for buildings on Lots 2 and 5. The arborist indicates
these measures will provide a level of protection equivalent to the standard RPZ.
Protected Trees
Lot 1

30, 31, 32, 33, 34,
35, 36, 37

Lot 2

23*, 24, 25, 26,
27, 28, (30), 58,
59, 60, 61

Lot 3

63, 64

Lot 4

8*

Lot 5

7, (8*), and
specific protection
measures for offsite trees 46-51

Tree diameter
preserved on the
land division site
94 inches (portion
of a grove)
162 inches
(portion of a grove
and includes two
trees >20-inches)

28 inches

37 inches
(one tree >20inches)

16 inches

Additional Protection Measures
The arborist has identified a modified RPZ for all of
these trees and recommends arborist supervision
of any excavation within 10 feet of the RPZ.
For Tree 23, the arborist has identified a modified
RPZ and recommends a pier and grade beam type
foundation for any structure within 28 feet of
Tree 23 and arborist supervision of any grading
and footing excavation within 20 feet of the RPZ.
Additionally, per the Modification discussed
below, the minimum RPZ for Tree 23 will need to
be increased by one foot to the west and two feet
to the south; the minimum side (west) building
setback is allowed to be reduced to four feet; and
the minimum front building setback is allowed to
be reduced to eight feet.
The arborist has identified a modified RPZ for
Trees 63 and 64 and recommends hand digging
for the retaining wall and any roots over 1-inch
must be bridged and not cut.
Two modified RPZs are proposed for Tree 8: one
pre-demolition and another post-demolition of the
existing structure on Lot 4. Prior to and during
demolition, the arborist must be on site to ensure
trees and roots are not damaged. The predemolition RPZ shall include trunk straps and
fencing per the Tree Protection Plan. The postdemolition RPZ shall involve removal of the trunk
straps and additional fencing per the Tree
Protection Plan.
For Tree 7, the arborist recommends arborist
supervision for excavation within 10-feet of the
modified RPZ.
For Tree 8 see arborist requirements noted for Lot
4.
For Trees 46-51 on the abutting property to the
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Protected Trees

Lot 6

Lot 7
(existing
house)

Total

6*

none

Tree diameter
preserved on the
land division site

39 inches
(one tree >20inches)

none

376 inches
(four trees >20inches)

Additional Protection Measures
west, the arborist has identified an 8-foot RPZ
from the west lot line of Lot 5. Additionally, the
arborist recommends hand digging for the
retaining wall and any roots over 1-inch must be
bridged and not cut.
The arborist has also recommended a pier and
grade beam type foundation for any structure
within 25 feet of off-site Trees 46, 47, and 48.
Two modified RPZs are proposed for Tree 6: one
pre-demolition and another post-demolition of the
existing retaining walls that extend from the
existing house onto Lot 6. Prior to and during
demolition, the arborist must be on site to ensure
trees and roots are not damaged. The predemolition RPZ shall be modified to the postdemolition RPZ once the retaining walls are
removed. Additionally, arborist supervision is
required for any excavation within 10 feet of the
RPZ.
The Tree Protection Plan designates an RPZ for
Tree 68; however, this tree is not required to be
retained per the Tree Preservation regulations.
Instead, it is subject to the Johnson Creek Basin
Plan District-South Subdistrict Tree Removal
Standards (33.537.125).
The Tree Protection Plan designates an RPZ for
Tree 2; however, this tree is not required to be
retained per the Tree Preservation regulations.
Instead, it is subject to the Johnson Creek Basin
Plan District-South Subdistrict Tree Removal
Standards (33.537.125).

Notes:
Trees noted with in bold with an asterisk [8*] require extra measures for protection, as outlined in the Arborist Report
and summarized in this table, in addition to the RPZ shown on the Tree Protection Plan.
Trees noted in bold with parenthesis [(30)] require an RPZ on more than one lot and the tree diameter is only counted
on one of the lots.
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In addition, in order to better meet the tree preservation requirements on Lot 2, the Applicant
has requested a Modification to reduce the R5 front and side (west lot line) setback standards,
per PCC 33.630.400.A, from 10-feet to 8-feet and 5-feet to 4-feet, respectively. In order to be
approved, a modification must result in improved tree preservation and must, on balance, be
consistent with the purpose of the regulations being modified. See PCC 33.630.400.A. In this case,
a reduction in the setbacks along the south (front) and west (side) lot lines of Lot 2 is expected to
provide additional space to place a house further away from the protected trees. The proposed
setback reductions will be a relatively minor reduction (20 percent) to the setback standards and
will provide a level of separation between residences for light, air, fire protection, and privacy that
is comparable to the standard (33.110.220). To ensure a reduction in the setbacks has the most
benefit to Tree 23, which is located on the east side of Lot 2, the proposed RPZ for Tree 23 should
be increased to the west and south by the amount those setbacks are reduced. With a condition
requiring this, the requested Modification will result in improved tree protection and remain
consistent with the purpose of the setback regulations.
Based on the foregoing, with conditions requiring that each of the arborist’s recommendations
must be implemented prior to any site work, demolition, or right-of-way improvements, and the
condition to increase the RPZ for Tree 23 on Lot 2, per the Modification, these measures should
satisfy the tree preservation requirements on the subject site and help to limit impacts to large
diameter trees on the adjacent properties.
Additionally, to ensure that future owners of the lots are aware of the tree preservation
requirements, the Applicant must record an Acknowledgement of Tree Preservation Land Use
Conditions at the time of final plat. The acknowledgement must identify that development on Lots
1-6 must be carried out in conformance with the Tree Protection Plan (Exhibit C.3) and the
Arborist Report (Exhibit A.6.b).
The Hearings Officer finds that with the implementation of the tree protection measures
summarized in the table above, and identified on the Tree Protection Plan and in the revised
arborist report, no additional mitigation will be warranted and the approval criteria will be met.
D. Potential Landslide Hazard Area. If any portion of the site is in a Potential Landslide Hazard
Area, the approval criteria of Chapter 33.632, Sites in Potential Landslide Hazard Areas, must
be met.
Findings: The entire site is located within the Potential Landslide Hazard Area. The approval
criteria under PCC 33.632.100 requires the following:
“Locate the lots, buildings, services and utilities on parts of the site that are suitable
for development in a manner that reasonably limits the risk of a landslide affecting
the site, adjacent sites, and sites directly across a street or alley from the site.”
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PCC 33.632.100.
Concerns about the impact of water and the possibility of landslides was raised. The points made
by neighbor Tim Alexander (“Alexander”) fairly expresses the sentiments. Below are excerpts from
Alexander’s letter:
“1. The land located next to the proposed development site was developed
recently, and is already struggling to keep up with the amount of rain water runoff. After a good rain, the water basins sitting in front of the homes next to the
sidewalks are full and overflowing. * * * A driveway was recently washed out
with mud only a few months after being built. * * *
2. The proposed development does not have adequate water basins for the
amount of water coming from the butte. * * *The end of Ellis street, next to the
entrance to Powell butte, is a constant stream of water that flows down into
Johnson creek during the summer. * * *
3. Taking away the amount of ground surface means more water that needs to
be channeled to a safe spot. * * * Water is going to take the path of least
resistance, which is down hill. This could likely cause mudslides, unstable ground,
flooded homes, and flooded streets. * * *
[I] strongly feel there should be some careful evaluation on the water runoff, and
some safeguards put in place. * * *”
Exhibit F.3.
The Neighborhood Association also weighed in, explaining:
“[W]e are most concerned about the environmental considerations of building
densely on this site, and the combination of highly liquefied soils, nearby fault
lines, and the potential for landslides in the even of a significant flooding or
seismic event. * * *We ask that the developers consider developing this parcel
less densely, voluntarily dividing it to match its future R10 designation, and that
they provide evidence from a geologist to substantiate that development of this
parcel will not jeopardize the safety and well-being of those downhill. * * *”
Exhibit F.1.
Site Development reviewed the proposal and provided the following comments:
“The following reports were reviewed for this land use case:
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Updated January 9, 2017 GeoPacific Engineering Inc., Updated Geotechnical
Investigation and Landslide Hazard Study, Seven Lot Partition – 14323 SE
Ellis Street, Portland, Oregon [Exhibit A.7.b]
January 6, 2017 GeoPacific Engineering Inc., Discussion on Seepage
Observations, Seven Lot Partition – 14323 SE Ellis Street, Portland, Oregon
[Exhibit A.7.a]
February 5, 2016 GeoPacific Engineering Inc., Infiltration Test Results, 14323
SE Ellis Street, Portland, Oregon.
May 15, 2006 GeoPacific Engineering Inc., Geotechnical Review of Potential
Landslide Hazard and Grading Plan Review, 14323 SE Ellis Street, Portland,
Oregon.
The updated January 9, 2017 LHS has been stamped by a Professional Engineer and
Certified Engineering Geologist, both registered in the State of Oregon. The LHS
concludes the site is suitable for development provided the recommendations
provided in the report are implemented. The LHS states that existing slopes in the
vicinity of the proposed development have adequate overall stability and that the
potential for deep-seated instability is low. However, it finds slopes on Lots 1
through 6 may be susceptible to shallow slope failures during earthwork
construction. The LHS recommends special inspections be required during
construction on Lots 1 through 5 and that shoring and additional studies will likely
be required for foundation excavations on Lots 1 and 2.
The reports identify that shallow groundwater and occasional surface seeps were
observed on site and found to be related to persistent and/or heavy rainfall rather
than a permanent high groundwater table. The LHS includes recommendations
regarding foundation drainage and recommends against onsite infiltration of
stormwater. The LHS concludes stormwater and overflows should discharge off
site.
Site Development takes no exceptions and finds the reports satisfy the LHS
approval criteria. A detailed review of shallow slope stability, foundation drainage,
and wet and damp proofing of structures will occur at the time of building permit.”
Exhibit E.5.a
The Updated January 9, 2017 GeoPacific Engineering Inc., Updated Geotechnical Investigation and
Landslide Hazard Study, Seven Lot Partition – 14323 SE Ellis Street, Portland, Oregon (Exhibit A.7.b)
(“January 9th Landslide Hazard Study”) cited by Site Development includes extensive
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recommendations (“GeoPacific Recommendations”) that Site Development takes no exception to
and thus agrees that such recommendations are required to meet the approval criteria of PCC
33.632.100. The Hearings Officer, therefore, finds that the GeoPacific Recommendations on pages
6-16 of the January 9th Landslide Hazard Study are appropriate conditions of approval. Accordingly,
the Hearings Officer finds that with compliance with the GeoPacific Recommendations in the
January 9th Landslide Hazard Study, this criterion will be met.
G. Clearing, Grading and Land Suitability. The approval criteria of Chapter 33.635, Clearing,
Grading and Land Suitability must be met.
Findings: The regulations of Chapter 33.635 ensure that the proposed clearing and grading is
reasonable given the infrastructure needs, site conditions, tree preservation requirements, and
limits the impacts of erosion and sedimentation to help protect water quality and aquatic habitat.
PCC 33.635.100 provides the following approval criteria:
“The Preliminary Clearing and Grading Plan must meet the following approval
criteria:
A. Existing contours and drainage patterns of the site must be left intact
wherever practicable. Where alteration to existing drainage patterns is
proposed, it must not adversely impact adjacent properties by
significantly increasing volume of runoff or erosion;
B. Clearing and grading should be sufficient for construction of development
shown on the Preliminary Clearing and Grading Plan;
C. Clearing and grading should be limited to areas of the site that are
reasonably necessary for construction of development shown on the
Preliminary Clearing and Grading Plan;
D. Topsoil must be preserved on site to the extent practicable for use on the
site after grading is complete;
E. Soil stockpiles must be kept on the site and located in areas designated
for clearing and grading as much as is practicable; and
F. The limits of disturbance and tree protection measures shown on the
Preliminary Clearing and Grading Plan must be adequate to protect trees
to be retained on the tree preservation plan.”
PCC 33.635.100.
Additionally, where geologic conditions or historic uses of the site indicate that a hazard may
exist, the Applicant must show that the proposed land division will result in lots that are suitable
for development. PCC 33.635.200 provides the following approval criteria:
“Where geologic conditions or historic uses of the site indicate that a hazard may
exist, the applicant must show that the proposed land division will result in lots
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that are suitable for development. The applicant may be required to make
specific improvements in order to make the lots suitable for their intended uses
and the provision of services and utilities.”
PCC 33.635.200.
Clearing and Grading: The subject site has steep grades (over 20 percent), is located in the
Potential Landslide Hazard area, and requires extensive grading for a new public street and utility
extensions and related retaining wall structures. Therefore, the clearing and grading associated
with right-of-way improvements must occur in a way that will limit erosion concerns and assure
protected trees will not be disturbed.
At this location, in addition to the Tree Preservation regulations discussed in Criterion B, above,
trees are regulated by the Johnson Creek Basin-South Subdistrict Tree Removal Standards (PCC
33.537.125), which limit the removal of trees unless specific standards are met. PCC 33.537.125.C
provides the following removal standards:
“Trees 6 or more inches in diameter may not be removed unless one or more of
the following are met:
1. The tree is determined by an arborist to be dead, dying or dangerous and
needs to be removed;
2. The tree is listed on the Nuisance Plants List;
3. The tree is within 10 feet of existing or proposed buildings and structures
attached to buildings, such as decks, stairs, and carports, or within 10 feet
of a proposed driveway or right-of-way improvements;
4. The tree must be removed due to installation, repair, or maintenance of
water, sewer, or stormwater services. For new installation of services,
tree removal allowed under this provision is limited to a single 10 foot
wide utility corridor per site;
5. The tree is within a proposed roadway or City-required construction
easement;
6. The tree is at least 6 and up to 12 inches in diameter and does not meet
any of the other standards of this Subsection, but is replaced with two
trees. Replacement plantings must meet Section 33.248.030, Plant
Materials. Trees removed within 20 feet of the Springwater Corridor must
be replaced within the 20 feet of the Springwater Corridor; or
7. Trees that do not qualify for removal under C.1 through 6 may be
removed if approved through tree review as provided in Chapter 33.853,
Tree Review. However, where the tree removal requires environmental
review, only environmental review is required.”
PCC 33.537.125-C.
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In accordance with the plan district provisions, the Applicant has proposed to remove the trees
located within 10-feet of the right-of-way improvements for SE Harold Street and other dead,
dying, dangerous, or nuisance trees on the lots as part of the overall site clearing and the grading
work for the street and lot development.
The Applicant has submitted a Tree Protection Plan (Exhibit C.3) that depicts the proposed work,
including existing and proposed elevation contours; tree protection measures; structures and
trees to be removed; soil stockpile and construction staging areas on Lots 3, 4, and 6; and an
overall disturbance limit for the clearing and grading activities.
Site Development provided the following comments regarding the Preliminary Site Grading and
Tree Protection Plan:
“Site Grading: The proposed site grading is shown on Sheet 3 of the January 6,
2017 Pinnacle Engineering Associates drawings. Site Development takes no
exceptions to the proposed grading with respect to the Clearing and Grading
Approval Criteria (Section 33.635.100.A). The approval criteria requires the
existing contours and drainage patterns of the site must be left intact wherever
practicable. The section further requires, where alteration to existing drainage
patters (sic) is proposed, it must not adversely impact adjacent properties by
significantly increasing volume of runoff or erosion.”
Exhibit E.5.a.
Site Development further states:
“Mass Grading / Public Right-of-Way: The development includes a new public
Right-of-Way for the extension of SW Harold Street.
A Site Development Permit will be required for clearing and mass grading on the
proposed lots as well as rough grading for the proposed public Right-of-Way
improvements prior to approval of the final plat.
Note: Per Section 24.10.030 and Section 24.10.070.A, building permits and fees
for work on private property are waived whenever the work appears on plans and
specifications, approved by the City Engineer or BES Chief Engineer. This work
shall be limited to the construction of streets, public sewers, public stormwater
management facilities, driveways, retaining walls, fences, walkways, parking
pads, steps, and tree, shrub, and brush removal.
Erosion Control and Construction Management: Erosion prevention and
sediment control requirements found in PCC 10 apply to all construction related
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ground disturbing activities. The proposed clearing and mass grading, as well as
future development phases will be required to comply with PCC 10. A detailed
review of the Erosion Control plans will be undertaken with the review of the
permit application(s) for the proposed work.
The site qualifies as a Special Site per PCC 10.30.030 with additional
requirements for erosion, sediment, and pollution control. An erosion control plan
prepared by a Certified Professional in Erosion and Sediment Control (CPESC) or
State of Oregon registered professional engineer will be required at the time of
permit application.
Please refer to the City of Portland Erosion and Sediment Control Manual for
additional information regarding erosion and sediment control requirements.
DEQ permit required: A 1200-C permit from the Oregon Department of
Environmental Quality is required for construction activities including clearing,
grading, excavation, and stockpiling that will disturb one or more acres and may
discharge to surface waters or conveyance systems leading to surface waters of
the State.”
Exhibit E.5.a.
Generally, the clearing and grading will be limited to that necessary for the required right-of-way
improvements and will include measures to protect water quality and trees. To ensure the final
clearing and grading plan includes the work area limits needed to protect the trees on the subject
site and those on the adjacent property to the west (14278 SE Harold Street), the Applicant must
obtain a Site Development permit which demonstrates that the final clearing and grading plan is
consistent with the preliminary clearing and grading plan and tree protection measures approved
with the land division, prior to final plat approval or any onsite grading or demolition.
Land Suitability: The site is currently in residential use, and there is no record of any other use in
the past. Although the site is currently connected to the public sanitary sewer, City records show
the existing home was serviced by an on-site septic system prior to connection to the public
sewer. There are no records that the on-site system was decommissioned.
Therefore, a condition will be applied which requires that the onsite septic system must be
decommissioned to the satisfaction of Site Development, prior to final approval.
Additionally, as discussed in more detail in Criterion L, Services, the Applicant will be required to
install a new sewer connection for the existing house, since the existing line will cross over a
proposed new lot line.
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Also, as discussed in the Development Standards section, below, three accessory outbuildings
and two retaining walls will need to be removed from the property, to ensure that the new
lots are suitable for development.
The Hearings Officer finds that with the implementation of the noted conditions, the new lots
should be suitable for development, and this criterion will be met.
I. Solar access. If single-dwelling detached development is proposed for the site, the approval
criteria of Chapter 33.639, Solar Access, must be met.
Findings: The solar access regulations encourage variation in the width of lots to maximize solar
access for single-dwelling detached development and minimize shade on adjacent properties,
based on the lot and street orientation.
PCC 33.639.100 call for the narrowest lots to be those with the following orientation:



Interior lots on the south side of a street that is within 30 degrees of a true east-west axis.
Corner lots on the north side of a street that is within 30 degrees of a true east-west axis.

Both SE Ellis and the proposed new extension of SE Harold are within 30 degrees of an east-west
axis, so the narrowest lots should be the three interior lots (Lots 3, 4, and 5) on the south side of
the new extension of SE Harold.
As shown on the tentative plat (Exhibit C.1), Lots 3, 4, and 5 will be narrower than the other
proposed lots. Given this configuration, the Hearings Officer find that the solar standards are met.
J. Streams, springs, and seeps. The approval criteria of Chapter 33.640, Streams, Springs, and
Seeps, must be met;
Findings: The Applicant provided an Infiltration Test Result Study (Exhibit A.1) that noted the
presence of two seeps on the site, but did not include information about the location of the
seeps. Water and springs were also identified as an issue of concern in several neighborhood
letters. PCC 33.640.200.A mandates preservation of streams, springs, and seeps as follows:
“Streams, springs, and seeps must be preserved in a tract as follows:
1. The edges of the tract must be at least 15 feet from the edges of the
stream,spring, or seep. The edges of a seep or spring are determined
through a wetland delineation, performed by an environmental scientist,
and approved by BDS. If one or more wetland characteristics are absent
from the resource, the delineation will be based on the wetland
characteristics present. The edges of a stream are defined as the top-of-
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bank. Where the edge of the stream, spring, or seep is less than 15 feet
from the edge of the site, the tract boundary will be located along the
edge of the site;
2. Existing structures within the area described in Paragraph A.1 may be
excluded from the tract;
3. Exception. Where the tract required by Paragraph A.1 would preclude
compliance with the front lot line requirements of Chapters 33.610
through .615, the stream, seep, or stream may be in an easement that
meets the other requirements of Paragraph A.1.”
PCC 33.640.200-A.
In response to City Staff’s request for a map showing the location and extent of the seeps and any
associated wetlands or streams, the Applicant submitted a Geotechnical Report (Exhibit A.6.a) and
Seeps Observations addendum (Exhibit A.7.a) and an Updated Geotechnical Report (Exhibit A.7.b);
a map, labeled Figure 4, showing the approximate location of the seeps (Exhibit A.8); and two
wetland assessment reports (Exhibits A.9.a and A.11).
After conducting a site investigation, the wetland specialist concluded that the site does not have
any wetlands, because only one (hydrophytic vegetation) of the three criteria applied by the US
Army Corps of Engineers and the Oregon Department of State Lands in making wetland
determinations were found on the site. Features related to the other two criteria (hydric soil and
wetland hydrology) were not found according to the wetland specialist.
The wetland specialist also noted there are no indications of active erosion or concentrated water
flow on the site. Therefore, the wetland specialist concluded that no portion of the property
satisfies the Portland Zoning Code (33.910) definitions of a stream, spring, or seep, which are as
follows:
Stream. An area where enough natural surface water flows to produce a stream
channel, such as a river or creek, that carries flowing surface water during some
portion of the year. This includes:
•
•
•
•
•

The water itself, including any vegetation, aquatic life, or habitat;
Beds and banks below the high water level which may contain water,
whether or not water is actually present;
The floodplain between the high water level of connected side channels;
Beaver ponds, oxbows, and side channels if they are connected by surface
flow to the stream during a portion of the year; and
Stream-associated wetlands.
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Seep or Spring. The point where an aquifer intersects with the ground surface and
discharges water into a stream channel that flows into a wetland or other water
body.
Based on the site evaluation and code definitions, the wetland specialist concluded that there are
no regulated water features on the site.
Based on these factors, the Hearings Officer finds that this criterion does not apply.
K. Transportation impacts. The approval criteria of Chapter 33.641, Transportation Impacts,
must be met.
Findings: The transportation system must be capable of safely supporting the proposed
development in addition to the existing uses in the area. The transportation system must be
capable of safely supporting the proposed development in addition to the existing uses in the
area. PCC 33.641.020 provides the following approval criteria:
“The transportation system must be capable of safely supporting the proposed
development in addition to the existing uses in the area. Evaluation factors include:
street capacity and level-of service; vehicle access and loading; on-street parking
impacts; the availability of transit service and facilities and connections to transit;
impacts on the immediate and adjacent neighborhoods; and safety for all modes.”
PCC 33.641.020.
Portland Bureau of Transportation (“PBOT”) evaluated the Applicant’s narrative and provided the
following findings (see Exhibit E.2):
“Based upon trip generation estimates obtained from the Institute of Transportation
Engineers (ITE) Trip Generation Manual, 9th Edition, the project is projected to
generate 6 additional trips during both the morning and evening peak hours (60
additional trips in total each day). The additional trips that will be added into the
transportation system during the peak hours as a result of the proposed
development will not adversely impact the operations of area intersections.
As proposed, the lots will be developed with sufficient space to accommodate at
least one on-site parking space per lot. The surrounding area has an established
residential development pattern that predominately includes single-family homes
on lots that accommodate one, and in some cases, multiple on-site parking spaces
thereby reducing the demand for on-street parking in this area. Additionally, the
required public improvements will result approximately 6 new on-street parking
spaces. Given the on-site parking opportunities that will be provided with each lot
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as well as the additional on-street parking that will be provided with the necessary
frontage improvements, on-street parking in the area will not be adversely
impacted by the proposed development.
There are existing transit facilities in the vicinity with the nearest bus stop located at
the intersection of SE Harold & SE 136th (TriMet #10) approximately 0.4-miles from
the site. The proposed development will not have any effect on transit service or any
other mode of travel. The transportation system is capable of safely supporting the
proposed development in addition to existing uses in the area.”
Exhibit E.2.
Based on the foregoing, the Hearings Officer finds this criterion is met.
L. Services and utilities. The regulations and criteria of Chapters 33.651 through 33.654, which
address services and utilities, must be met.
Findings: Chapters 33.651 through 33.654 address water service standards, sanitary sewer
disposal standards, stormwater management, utilities, and rights of way. The criteria and
standards are met as shown in the following table:
33.651 Water Service standard – See Exhibit E.3
PCC 33.651.020 requires verification from the Water Bureau and the Fire Bureau “that water
facilities with adequate capacity and pressure are available to serve the proposed
development.”
The Water Bureau has evaluated the proposal and provided information regarding the
existing water services available at this location and the new services that will be required for
this project. Additionally, the Fire Bureau identified fire flow capacity and pressure needed to
serve the proposed development.
The Water Bureau determined that the existing house (Lot 7) may continue to obtain water
from the existing 8-inch main service in SE Ellis Street and water is available to serve Lot 6
from that main. However, there is no existing water service for Lots 1-5, so the Applicant must
make arrangements to extend a new water main in newly created SE Harold Street to ensure
service is available to Lots 1-5. In order to meet the standards of 33.651 and the technical
requirements of Title 21, appropriate plans and assurances must be provided to the Water
Bureau, prior to final plat approval.
The Fire Bureau noted that the site is within a designated Wildfire Hazard Zone, so the
minimum available flow shall be 1,750 gpm at 20 psi for structures less than 3600 square
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feet. Fire flow and flow duration for dwellings having a fire flow calculation area in excess of
3,600 square feet shall not be less than that specified in Table B105.1. The Fire Bureau also
noted a reduction in that flow requirement can be allowed when residential fire sprinklers
are installed. In order to affirm that the minimum fire flow demand from Appendix B and C
of the Fire Code is met, the Applicant must provide verification from the Water Bureau of
the available flow, prior to final plat approval.
With the conditions noted above, the Hearings Officer finds that this criterion will be met.
33.652 Sanitary Sewer Disposal Service Standards – See Exhibit E.1.
PCC 33.652.020 requires verification from the Bureau of Environmental Services (BES) “that
sewer facilities are available to serve the proposed development, or BDS has approved the
use of a private on-site sanitary sewage disposal system.” See PCC 33.652.020. BES has
indicated that service is available to the site, as noted on page 3 of this decision. However, in
order to satisfy the sanitary sewer service standards of 33.652 and provide sanitary sewer
service for Lots 1-5, a new public sanitary sewer must be provided in the new extension of SE
Harold Street. Therefore, a condition will be applied which requires that the Applicant must
complete the following to the satisfaction of BES: Through a Public Works Permit submit
approved engineered plans, provide a financial guarantee, pay all outstanding fees, and
provide a signed permit document, prior to final plat approval.
Additionally, as a result of the proposed land division, the existing sewer connection that
serves the house on Lot 7 will cross over Lot 6 to reach the sewer main in SE Ellis Street. BES
has noted that the Applicant must obtain a plumbing permit to cap the existing sewer
connection and establish a new service for the house located entirely on Lot 7. To ensure this
change is implemented, the following condition will be applied, prior to final plat approval
the Applicant must cap the existing lateral for the future use of development on Lot 6 and
establish a new service connection from the existing structure on Lot 7 to the public sewer in
SE Ellis. The Applicant must obtain finalized plumbing permits for this work prior to final plat
approval.
With the application of the noted conditions, the Hearings Officer finds that this criterion will
be met.
33.653.020 and .030 Stormwater Management Criteria and Standards – See Exhibit E.1.
No stormwater tract is proposed or required. In accordance with PCC 33.653.030, BES has
reviewed the Applicant’s proposal for stormwater management methods and indicated that
the proposed stormwater facilities and a new storm sewer extension in SE Harold will be
adequate to serve the proposed improvements, as follows:
• Public Street Improvements: PBOT requires the construction of public frontage
improvements which must be reviewed through a Public Works Permit (PWP). Under Public
Works Permit (PWP) #EP290, BES Development Engineering approved the Concept

Decision of the Hearings Officer
LU 16-184395 LDS (Hearings Office 4160017)
Page 26

Development plans (i.e. 30 percent design) for the right-of-way stormwater improvements
on September 29, 2016; therefore, BES finds that public stormwater facilities can be
constructed. Prior to final plat approval, BES will require approved plans, a financial
guarantee, receipt of all outstanding fees, and a signed permit document.
Lots 1-6: Stormwater from these lots will be directed into flow-through planters that
remove pollutants and suspended solids before the water is directed to the new public storm
sewer in SE Harold (Lots 1-5) and the existing public storm sewer in SE Ellis (Lot 6).
•

Lot 7 (existing house): The project plans indicate the applicant will modify the
downspouts on the existing house to discharge to splash-blocks. Prior to final plat approval
the applicant must demonstrate that the stormwater disposal system serving the existing
structure on Lot 7 will meet Stormwater Management Manual (“SWMM”) requirements to
the satisfaction of BES; and obtain finalized permits as necessary.
•

Based on these factors, and with the noted conditions, the Hearings Officer finds that this
criterion will be met.
33.654.110.B.1 Through streets and pedestrian connections
33.654.130.B Extension of existing public dead-end streets and pedestrian connections
33.654.130.C Future extension of proposed dead-end streets and pedestrian connections
Generally, through streets should be provided no more than 530 feet apart and pedestrian
connections should be provided no more than 330 feet apart. Through streets and
pedestrian connections should generally be at least 200 feet apart.
The site is within an area that has an adopted Master Street Plan-Far Southeast; however,
there are no specific street or pedestrian alignments identified on the subject property.
The site has frontage on SE Ellis Street and SE Harold Street terminates at the west boundary
of the site. To contribute to the connectivity goals and provide frontage for Lots 1-5, a new
extension of SE Harold will be provided across the site. The proposed street extension will
terminate at a location on the site boundary, which will allow SE Harold to be extended to
the east in the event the adjacent property further develops.
Additionally, SE Harold will be developed with sidewalks on both sides of the roadway that
meet City standards thereby furthering pedestrian connectivity in this area.
With the implementation of these improvements, as outlined in the conditions below, the
Hearings Officer finds that these criteria will be met.
33.654.120.B and C Width and elements of the right-of-way – See Exhibit E.2.
Both SE Ellis Street and SE Harold Street are public rights-of-way. These provisions require
approval by PBOT for the elements within the public right-of-way.
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PBOT reviewed the proposal and identified the following frontage improvements will be
required in relation to the proposed development:
“For a Local Service Street, abutting an R5 zoned site, the City’s public right-ofway document requires a 56-ft wide ROW to accommodate a 26-ft wide paved
roadway (parking on both sides) and two 15-ft sidewalk corridors consisting of a
0.5-ft curb, 8-ft public stormwater facility, 6-ft sidewalk, and 0.5-ft frontage
zone.
Required frontage improvements on SE Ellis will include a curb located 13-ft from
centerline, and the 15-ft wide sidewalk corridor referenced above. There is
adequate ROW to accommodate standard improvements assuming the
aforementioned 8-ft public stormwater facility is sufficient.
Regarding the SE Harold extension, the applicant will be required to extend SE
Harold St. through the subject property. This will require an approximate 56-ft
wide dedication of property for ROW to accommodate a 26-ft wide paved
roadway and two 15-ft wide sidewalk corridors consisting of a 0.5-ft curb, 8-ft
public stormwater facility, 6-ft sidewalk, and 0.5-ft frontage zone. A 1-ft
reservation strip will be required at the eastern end of the new public street to
facilitate future connectivity to the east. Additional property dedication may be
necessary to accommodate stormwater facilities. On-street parking will be
permitted on one side of the new public street until such time as the roadway is
extended to the east and is no longer a dead-end roadway. At such time and
unless otherwise precluded by the Portland Fire Bureau, PBOT standards will
allow parking on both sides of the roadway.
The public improvements must be constructed under a Public Works Permit and
the applicant has initiated this process through the submittal of 16-215014WT/16-219672-WE and has completed the necessary concept review (30%
design) phase of this review.”
Exhibit E.2.
Based on these factors, the width and design of the public rights-of-way are expected to be
sufficient for the anticipated users. As such, and with the conditions described above, the
Hearings Officer finds that this criterion will be met.
33.654.110.B.2 Approval criterion for dead-end streets in OS, R, C, and E zones.
33.654.120.C.3.c. Approval criterion for turnarounds.
The proposed extension of SE Harold will terminate at the east property boundary, at this
time, and may be extended in the future if the abutting lot redevelops. Neither BDS, PBOT,
or the Fire Bureau has identified the need for a temporary turn-around on the new extension
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for SE Harold Street.
The Fire Bureau has, however, identified the following issue regarding proposed Lot 6:
“The proposed lot 6 will be served from a dead end street. The Fire Code
requires when new lots are proposed on a street that it meets the
turnaround requirements. If a turnaround cannot be provided on SE Ellis
Street, the applicant will be required to gain approval through the
Building Code Appeal process.
Dead-end fire apparatus access roads in excess of 300 feet in length shall
be provided with an approved area for turning around fire apparatus. See
Fire Code Appendix D for approved turnaround dimensions.”
Exhibit E.4.
Currently, SE Ellis intersects with SE 145th Avenue approximately 140 feet east of the site;
however, SE 145th Avenue is unimproved north of that intersection, and approximately 800
feet south of the intersection, though paved, SE 145th Avenue terminates at the Springwater
Trail.
Based on this, the Fire Bureau has indicated a turnaround or other satisfactory fire apparatus
access is needed for Lot 6. Therefore, to satisfy this criterion, a condition must be applied,
which requires that the Applicant demonstrate that the fire apparatus access road
requirements (Fire Code Appendix D) are met for Lot 6 or an appeal is approved to the
satisfaction of the Fire Bureau, prior to final plat approval. With the implementation of this
condition, the dead-end street and turnaround regulations will be addressed to the
satisfaction of the BDS, PBOT, and the Fire Bureau. As such, the Hearings Officer finds that
this criterion will be met.
33.654.130.A - Utilities (defined as telephone, cable, natural gas, electric, etc.)
Any easements that may be needed for private utilities that cannot be accommodated within
the adjacent right-of-ways can be provided on the final plat. The Applicant has proposed an
8-foot utility easement on Lots 1-5, adjacent to the proposed extension of SE Harold, and
along the frontage on Lot 6 abutting SE Ellis. Therefore, the Hearings Officer finds that this
criterion is met.
DEVELOPMENT STANDARDS
Development standards that are not relevant to the land division review have not been addressed
in the review, but will have to be met at the time that each of the proposed lots is developed.
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Future Development: Among the various development standards that will be applicable to this
lot, the Applicant should take note of:
Johnson Creek Basin Plan District-33.537
33.537.140 South Subdistrict Development Standards
At this location, trees are regulated by the Tree Removal Standards (PCC 33.537.125), which limit
the removal of trees unless specific standards are met. Additionally, per the Impervious Surface
Standard (PCC 33.537.140.D), at the time of development, no more than 50 percent of any site
may be developed in impervious surface. Building eaves are included in the calculation of
impervious surface.
Tree Code-Title 11. Each lot must meet the Tree Code provisions, which require a specific amount
of site area for tree planting based on the size of the property and the scale of the development.
The trees to be retained as part of this review may be applied toward meeting the Title 11
requirements.
Existing Development: The existing house and a detached garage are proposed to be retained and
will be located on Lot 7. Several other outbuildings on the site are proposed to be removed.
The division of the property may not cause the structures to move out of conformance or further
out of conformance to any development standard applicable in the R5 zone. Per PCC 33.700.015,
if a proposed land division will cause conforming development to move out of conformance with
any regulation of the zoning code, and if the regulation may be adjusted, the land division request
must include a request for an adjustment (Please see section on Other Technical Standards for
Building Code standards.)
In this case, there are several Zoning Code standards that relate to existing development:
•

Minimum Setbacks – The existing house identified to remain on the site must meet the
required Zoning Code setbacks from the proposed new lot lines for Lot 7. Alternatively,
existing buildings must be set back from the new lot lines in conformance with an
approved Adjustment or other Land Use Review decision that specifically approves
alternative setbacks. The existing house will be at least five feet from the new property
lines. Therefore, the required setbacks are being met. To ensure this standard continues
to be met at the final plat stage, the final plat must be accompanied by a supplemental
survey showing the location of the existing building relative to the adjacent new lot lines.

•

Accessory Structures – In this zone, accessory structures are not allowed on a lot without
a primary structure and accessory structures are not allowed to cross proposed lot lines.
In order for the proposed new lots to meet this standard, all accessory structures on Lots
1 and 4 must be removed prior to final plat; and the retaining walls for the existing house
on Lot 7 that cross over onto Lot 6 must be removed prior to final plat approval.
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Demolition permits are required for the two structures that are over 200 square feet in
size. The Applicant must provide documentation prior to final plat approval that all
required demolition permits have received final inspection. To document remove of the
structure that is less than 200 square feet, the Applicant must submit before and after
photos. A zoning permit will be required to document removal of the retaining walls. To
ensure that this standard is met, conditions that outline these requirements will be
applied.
With the conditions noted above, the Hearings Officer finds this land division proposal can meet
the requirements of 33.700.015.
OTHER TECHNICAL REQUIREMENTS
Technical decisions have been made as part of this review process. These decisions have been
made based on other City Titles, adopted technical manuals, and the technical expertise of
appropriate service agencies. These related technical decisions are not considered land use
actions. If future technical decisions result in changes that bring the project out of conformance
with this land use decision, a new review may be required. The following is a summary of
technical service standards applicable to this preliminary partition proposal.
Bureau
Development Services/503-823-7300
www.portlandonline.com/bds
Environmental Services/503-823-7740
www.portlandonline.com/bes
Fire Bureau/503-823-3700
www.portlandonline.com/fire
Transportation/503-823-5185
www.portlandonline.com/transportation
Urban Forestry (Parks)/503-823-4489
www.portlandonline.com/parks
Water Bureau/503-823-7404
www.portlandonline.com/water

Code Authority and Topic
Title 24 – Building Code, Flood plain
Title 10 – Erosion Control, Site Development
Administrative Rules for Private Rights-of-Way
Title 17 – Sewer Improvements
2008 Stormwater Management Manual
Title 31 Policy B-1 – Emergency Access
Title 17 – Public Right-of-Way Improvements
Transportation System Plan
Title 11 –Trees
Title 21 – Water availability

As authorized in Section 33.800.070 of the Zoning Code, conditions of approval related to these
technical standards have been included in the Administrative Decision on this proposal.
•

Fire Bureau (Exhibit E.4): The Applicant must meet the requirements of the Fire Bureau in
regards to fire apparatus access roads; fire flow/water supply; addressing; aerial fire
department access roads; and sprinkler permitting. These requirements are based on the
technical standards of the 2016 Portland Fire Code; Title 31; and Fire Bureau Policy B-1.
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•

III.

Urban Forestry (Exhibit E.6): The Applicant must meet the requirements of Urban Forestry for
street tree planting as part of the public works permit for the right-of-way improvements. This
requirement is based on the standards of Title 11.
CONCLUSIONS

The Applicant has proposed a 7-lot subdivision, as shown on the attached preliminary plan
(Exhibit C.1).
As discussed, notified property owners cited concerns about the following issues:
 Neighborhood and public notification requirements
 Landslide hazards
 Seeps and stormwater management
Other key issues identified:
 Density
 Tree preservation
 Grading and Land Suitability
 Right-of-way dedication and improvements
 Water, sanitary and storm sewer services
 Existing development
 Fire Bureau requirements
As outlined in the findings, based on the materials provided by the Applicant, the requirements of
the relevant standards and approval criteria have been met or can be met with conditions. With
the implementation of the conditions that address these requirements, this proposal will meet
the applicable approval criteria.
IV.

DECISION

Approval of a Preliminary Plan for a 7-lot subdivision, that will result in seven standard lots and a
public street extension SE Harold Street, as illustrated with Exhibit C.1, subject to the following
conditions:
A. Supplemental Plan. Three copies of an additional supplemental plan shall be submitted with
the final plat survey for Land Use Services, the Bureau of Environmental Services, and Fire Bureau
review and approval. That plan must portray how the conditions of approval listed below are met.
In addition, the supplemental plan must show the surveyed location of the following:
• Any buildings or accessory structures on the site at the time of the final plat application;
• Any driveways and off-street vehicle parking areas on the site at the time of the final plat
application; and
• Any other information specifically noted in the conditions listed below.
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B. The final plat must show the following:
1. The Applicant shall meet the street dedication requirements of the City Engineer for an
extension of SE Harold Street, including an access control strip at the eastern end of SE Harold
Street. The required right-of-way dedication and access control strip must be shown on the
final plat.
2. A recording block for each of the legal documents such as maintenance agreement(s),
acknowledgement of special land use conditions, or Declarations of Covenants, Conditions,
and Restrictions (CC&Rs) as required by Conditions C.13 and C.14, below. The recording
block(s) shall, at a minimum, include language substantially similar to the following example:
“A Declaration of Maintenance Agreement for (name of feature) has been recorded as
document no. ___________, Multnomah County Deed Records.”
C. The following must occur prior to Final Plat approval:
Streets
1. The Applicant shall meet the requirements of the City Engineer for right-of-way
improvements, including public stormwater facilities and street trees for SE Ellis Street and SE
Harold Street and public storm and sanitary sewer services along the site’s street frontages.
The Applicant shall submit an application for a Public Works Permit and provide plans and
financial assurances and pay all outstanding fees and provide a signed permit document to the
satisfaction of the Portland Bureau of Transportation, the Bureau of Environmental Services,
and Urban Forestry for the required street right-of-way improvements.
2. The Applicant shall obtain a Site Development Permit for the grading associated with the
public works improvements required per Condition C.1. The clearing and grading plan must
substantially conform to the Preliminary Grading Plan and Tree Protection Plan approved with
this decision (Exhibit C.3) and include:
• The root protection zones of the trees to be preserved on the Tree Protection Plan (Exhibit
C.3) and provisions regarding the arborist supervision during the demolition activities for
the existing structures, and the clearing and grading and retaining wall construction for the
right-of-way improvements, per Condition D.1.
• The construction limits.
• The temporary staging and stockpile areas.
• A note that topsoil must be stockpiled on site and re-used to the extent practicable.
Utilities
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3. The Applicant shall meet the requirements of the Bureau of Environmental Services for
providing plans and financial assurances for public stormwater facilities within SE Ellis Street
and SE Harold Street and for public storm and sanitary sewers for the proposed development.
4. The Applicant shall meet the requirements of the Water Bureau for providing plans and
financial assurances for the water main extension in the newly created extension of SE Harold
Street.
5. The Applicant shall meet the requirements of the Fire Bureau for ensuring adequate hydrant
flow from the nearest hydrant. The Applicant must provide verification to the Fire Bureau that
Appendix B or C of the Fire Code is met, the exception is used, or provide an approved Fire
Code Appeal prior final plat approval.
6. The Applicant must provide a fire access way for Lot 6 to the satisfaction of the Fire Bureau.
Alternately, if applying an exception to install residential sprinklers in the new house on Lot 6;
an Acknowledgement of Special Land Use Conditions describing the sprinkler requirement
must be referenced on and recorded with the final plat to the satisfaction of the Fire Bureau.
Existing Development
7. The Applicant must obtain finalized demolition permits for removing the accessory structures
(over 200 square feet) on Lots 1 and 4. Prior to removal of these structures, tree protection
must be installed in accordance with the approved Tree Protection Plan and under the
supervision of the project arborist, per Condition D.1.
8. The Applicant must remove the shed (less than 200 square feet) on Lot 1. The Applicant must
submit before and after photos of the removal (with the same perspective). Prior to removal
of this structure, tree protection must be installed in accordance with the approved Tree
Protection Plan, per Condition D.1.
9. The Applicant shall meet the requirements of the Site Development/Bureau of Development
Services for the decommissioning the septic system on the site.
10. The Applicant must obtain a finalized Zoning Permit for modifications to the existing house
that will remain on proposed Lot 7 that demonstrate compliance with the standards listed
below in relation to the proposed new lot lines. The permit plans must include the note: This
permit fulfills requirements of Condition C.10 of LU 16-184395 LDS.
• Removal of the portions of the existing retaining walls that extend across the proposed lot
line between Lots 6 and 7.
11. The Applicant must cap the existing sanitary sewer lateral for the future use of development
on Lot 6 and establish a new sanitary sewer service connection from the existing structure on
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Lot 7 to the public sewer in SE Ellis Street to the satisfaction of BES. The Applicant must obtain
finalized plumbing permits for this work.
12. The Applicant must modify the stormwater disposal system serving the existing structure on
Lot 7 according to the Bureau of Environmental Services and Stormwater Management
Manual requirements; and obtain finalized permits as necessary.
Required Legal Documents
13. If the Fire Bureau has required an Acknowledgement of Special Land Use Conditions, the
Applicant shall execute an Acknowledgement of Special Land Use conditions to the satisfaction
of the Fire Bureau; and the acknowledgement shall be referenced on and recorded with the
final plat.
14. The Applicant shall execute an Acknowledgement of Tree Preservation Land Use Conditions
that notes tree preservation requirements that apply to Lots 1-6. A copy of the approved Tree
Protection Plan must be included as an exhibit to the acknowledgement; and the
acknowledgment shall be referenced on and recorded with the final plat.d
D. The following conditions are applicable to demolition, site preparation and the development
of individual lots:
1. Any demolition, site preparation, and development on Lots 1-6 shall be in conformance with the
Tree Protection Plan (Exhibit C.3) and the Applicant's revised arborist report (Exhibit A.6.b).
Specifically, trees numbered 6- 8, 23-28, 30-37, 58-61, and 63-64 are required to be preserved,
with the root protection zones indicated on Exhibit C.3. Tree protection fencing is required along
the root protection zone of each tree to be preserved. The fence must be 6-foot high chain link
and be secured to the ground with 8-foot metal posts driven into the ground. Encroachment into
the specified root protection zones may only occur under the supervision of a certified arborist.
Planning and Zoning approval of development in the root protection zones is subject to receipt
of a report from an arborist, explaining that the arborist has approved of the specified methods
of construction, and that the activities will be performed under the arborist’s supervision.
The following tree protection measures also apply:
a. Inspections of the RPZs for the trees on Lots 4 and 6 must be obtained both predemolition and post-demolition of the existing structures on those properties.
b. Arborist supervision is required for any excavation within 10 feet of the RPZs of all
protected trees.
c. Hand digging is required for the construction of the retaining walls on Lot 5 and the
abutting right-of-way, and any roots over 1-inch must be bridged and not cut.
d. Building setbacks for Lot 2 are reduced as follows:
 Front (south): 8 feet
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 Side (west-only): 4 feet
e. Pier and grade beam type foundations must be provided on Lots 2 and 5 as follows:
 Lot 2: For any structure within 28 feet of Tree 23
 Lot 5: For any structure within 25 feet of the west lot line.
2. The Applicant must meet the Fire Bureau requirements for addressing and aerial fire
department access. Aerial access applies to buildings that exceed 30 feet in height from the
fire access as measured to the bottom of the eave of the structure or the top of the parapet
for a flat roof.
3. If the Applicant applies any Fire Code exception that allows development when residential fire
sprinklers are installed or obtains approval that requires residential fire sprinklers, the
following is required: Any development permits on lots that require residential sprinklers must
include residential sprinkler plans for review by the Plumbing Department for the Bureau of
Development Services.
4. The Applicant must comply with the GeoTech Recommendations contained in the Updated
January 9, 2017 GeoPacific Engineering Inc., Updated Geotechnical Investigation and Landslide
Hazard Study, Seven Lot Partition – 14323 SE Ellis Street, Portland, Oregon attached and fullyincorporated by this reference as Exhibit A.7.b., pages 6 through 16.
5. Geotechnical reports specific to the development of the individual lots will be required at the
time of building permit application.

____________________________________
Melvin Oden-Orr, Hearings Officer
April 7, 2017__________________________
Date
Application Determined Complete:
Report to Hearings Officer:
Decision Mailed:

September 2, 2016
March 10, 2017
April 7, 2017
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Last Date to Appeal:
Effective Date (if no appeal):

4:30 p.m., April 21, 2017
April 24, 2017

Decision may be recorded on this date.

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.
Appeal of the decision. ANY APPEAL OF THE HEARINGS OFFICER’S DECISION MUST BE FILED AT
1900 SW 4TH AVENUE, PORTLAND, OREGON 97201. Appeals can be filed at the 5th floor reception
desk Monday through Friday between 8:00 a.m. and 4:30 p.m. An appeal fee of $3,450.00 will be
charged (one-half of the application fee for this case, up to a maximum of $5,000). Information
and assistance in filing an appeal can be obtained from the Bureau of Development Services at the
Development Services Center.
Who can appeal: You may appeal the decision only if you wrote a letter which is received before
the close of the record, if you testified at the hearing, or if you are the property owner or
applicant. If you or anyone else appeals the decision of the Hearings Officer, only evidence
previously presented to the Hearings Officer will be considered by the City Council.
Appeal Fee Waivers: Neighborhood associations recognized by the Office of Neighborhood
Involvement may qualify for a waiver of the appeal fee provided that the association has standing
to appeal. The appeal must contain the signature of the Chair person or other person authorized
by the association, confirming the vote to appeal was done in accordance with the organization’s
bylaws.
Neighborhood associations, who wish to qualify for a fee waiver, must complete the Type III
Appeal Fee Waiver Request for Organizations Form and submit it prior to the appeal deadline. The
Type III Appeal Fee Waiver Request for Organizations Form contains instructions on how to apply
for a fee waiver, including the required vote to appeal.
Recording the land division. The final land division plat must be submitted to the City within
three years of the date of the City’s final approval of the preliminary plan. This final plat must be
recorded with the County Recorder and Assessors Office after it is signed by the Planning Director
or delegate, the City Engineer, and the City Land Use Hearings Officer, and approved by the
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County Surveyor. The approved preliminary plan will expire unless a final plat is submitted
within three years of the date of the City’s approval of the preliminary plan.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A.

B.
C.

D.

Applicant’s Statement
1. Initial Submittal, 6/7/2016
2. Response to incomplete letter, 8/19/2016
3. Revised Existing Conditions Map, 8/24/2016
4. Email re: property deeds, 8/31/2016
5. Supplemental Narrative, 9/2/2016
6. Amended Narrative and Plans, 11/28/2016
a. geotechnical report/landslide hazard study
b. arborist report (attached)
7. Additional Narrative, 1/9/2017
a. seepage observations
b. updated landslide hazard study (attached)
8. Seep locations, Figure 4, 1/16/2017
9. Updated reports and plans, 2/9/2017
a. wetland memo
10. Memo re: tree preservation and setback modification request, 2/10/2017
11. Amended wetland report-Determination of No Wetland, 2/13/2017
12. 120-day timeline extensions and hearing rescheduling requests (total extensions 245 days)
Zoning Map (attached)
Plans and Drawings
1. Preliminary Plat (attached)
2. Preliminary Site Dimension Plan
3. Preliminary Site Grading Plan and Tree Protection Plan (attached)
4. Preliminary Site Utility Plan
5. Slope Analysis Map
6. Revise Site Survey/Existing Conditions Map
Notification information
1. Request for Response
2. Initial Posting Letter sent to applicant
a. Notice to be posted
b. Applicant’s statement certifying posting
3. Initial Notice
a. Initial Notice mailing list
4. Cancellation Notice
a. Cancellation Notice mailing list
b. Cancellation Notice to be posted
5. Updated Posting Letter sent to applicant
a. Updated Notice to be posted
b. Applicant’s statement certifying posting
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6. Updated Notice
a. Updated Notice mailing list
E. Agency Responses
1. Bureau of Environmental Services
2. Portland Transportation
3. Water Bureau
4. Fire Bureau
5. Site Development/BDS
a. 2/6/17 Land Use Review Response from Site Development Section, BDS
6. Urban Forestry/Parks
7. Life Safety/BDS
F. Letters
1. Richard Dickinson, Powellhurst Gilbert Neighborhood Association, 9/30/2016
2. Tamara Nebel Dickinson, 9/30/2016
3. Tim Alexander, 10/17/2016
G. Other
1. Original LUR Application
2. Incomplete Letter
3. Emails to/from applicant
H. Received in the Hearings Office
1. Hearing Notice - Green, Kate
2. Request to Reschedule - Green, Kate
3. Hearing Cancellation - Green, Kate
4. Request to Reschedule - Green, Kate
5. Request to Reschedule - Green, Kate
6. Request to Reschedule - Green, Kate
7. Updated Hearing Notice - Green, Kate
8. Staff Report - Green, Kate
9. Photos - Dickinson, Richard
10. PowerPoint presentation printout - Green, Kate
11. Record Closing Information - Hearings Office

