Date:

January 22, 2018

To:

Interested Person

From:

Stacey Castleberry, Land Use Services
503-823-7586 / Stacey.Castleberry@portlandoregon.gov

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
mailed copy of this document is only a summary of the decision.
The reasons for the decision are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 16-259062 GW
GENERAL INFORMATION
Owner/Applicant:

Portland General Electric
Attn: Christopher Bozzini
121 SW Salmon Street, 3WTC0403
Portland, OR 97204-2901
503-464-7853
Christopher.Bozzini@pgn.com

Portland General Electric
Attn: Jennifer Santhouse
121 SW Salmon Street
Portland, OR 97204-2901
503-464-8121

Portland General Electric
Attn: Dan Nicholson
121 SW Salmon Street, 3WTC0503
Portland, OR 97204-2901
503-464-2397
daniel.nicholson@pgn.com
Consultants:

Inter-Fluve, Inc.
Attn: Colin MacLaren
501 Portway Avenue, Suite 101
Hood River, OR 97031
Angelo Planning Group
Attn: Catherine Corliss
921 SW Washington Street, Suite 468
Portland, OR 97205
503-227-3673
ccorliss@angeloplanning.com

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

12500 NW MARINA WAY
TL 100 10.80 ACRES DEPT OF REVENUE, SECTION 34 2N 1W; TL 300
62.97 ACRES DEPT OF REVENUE, SECTION 34 2N 1W
R971340100, R971340180
2N1W34 00100, 2N1W34 00300
1718
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Neighborhood:
Business District:
District Coalition:
Plan District:
Other Designations:

Linnton, contact Ed Jones at 503-799-5368.
None
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
None
100 Year Floodplain; Site 105 of the Northwest Hills Natural Areas
Protection Plan; Sites 4.2a and 4.2b of the Lower Willamette River
Wildlife Habitat Inventory; Site WR3-Harborton Wetlands Inventory Site,
of the 2009 River Plan North Reach Recommended Draft Natural
Resources Inventory.

Zoning:

Open Space (OS) with River Natural (n) and River Water Quality (q)
overlay zones. Heavy Industrial (IH) with River General (g) and River
Water Quality (q) overlay zones.
GW--Greenway Review
Type II, an administrative decision with appeal to the Hearings Officer.

Case Type:
Procedure:

Proposal: Portland General Electric Corporation (PGE) proposes to reconfigure an existing
electrical substation at its 74-acre Harborton Substation (Property) located at approximate river
mile (RM) 3.3, where Multnomah Channel diverges from the mainstem Willamette River. The
purpose of the PGE Harborton Substation Project (Project) is to decommission the existing pole
yard and redesign the existing electrical substation and switch-yard, to consolidate and fit the
facility onto a smaller footprint. The substation footprint will be reduced from approximately 21
acres to approximately 13 acres.
Currently the overall 74-acre Property includes a 21-acre industrial facility comprised of an
electrical substation, switch yard, pole yard, service roads, a rail spur, and two transmission
towers supporting overhead power lines. The remainder of the Property is a mix of shoreline
and remnant riparian and backwater floodplain comprising approximately 36 acres, and a
bermed area that has been filled with dredge spoils comprising 17 acres.
There are several elements of the Substation Project and these are summarized as:
• The existing pole yard will be removed from this location and relocated to newly
designed PGE facilities; this will significantly reduce truck traffic to and from the
Substation.
• The Harborton Substation will be reduced in size and consolidated into the west corner
of the current facility.
• Within the substation footprint the ground will be stabilized implementing a Cement
Deep Soil Mix construction technique, to mitigate soil liquefaction. The soils at the
construction site will be mixed with a grout slurry creating a stabilizing soil-cement
blended column.
• The substation will be reconstructed and will provide increased reliability by limiting
service interruptions and deceasing outage exposure to customers and businesses in
the vicinity.
• As part of the construction efforts PGE will update stormwater facilities at the
substation site.
• Approximately 560 cubic yards of historic dredge spoils will be excavated from the manmade levee structure roughly 300 feet west of the new substation, to offset
approximately 518 cubic yards of fill needed to construct the substation. Approximately
2.7 feet of soil will be removed from an area roughly 300 feet long by 25 feet wide on the
levee. Native plantings will be installed in the excavation area, following the work.
The site is within the City’s Willamette Greenway overlay zones, and Zoning Code 33.440.310
requires Greenway review for exterior alteration to development, and changes to land including
excavation and fills. The work must therefore be approved through a Greenway Review.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:
▪ Greenway Review Approval Criteria, Zoning Code Section 33.440.350; and
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Willamette Greenway Design Guidelines

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. This application
was submitted on October 14, 2016 and determined to be complete on February 16, 2017.

ANALYSIS
Site and Vicinity: The PGE Harborton property is a 74-acre site on the western bank of the
Willamette River, just south of Sauvie Island and the Multnomah Channel. The site has
frontage on NW Marina Way, which runs parallel to a Burlington Northern railroad corridor and
NW St Helens Road (State Highway 30) located just to the southwest of the site. A construction
material company operates to the southeast of the site, while extensive forested areas are
present north of the site along the river, and in Forest Park on the southwest side of Hwy 30.
Several commercial marinas are situated northwest of the site along Multnomah Channel.
The PGE substation occupies approximately 21 acres of the site within the IH zone. Open
yards, access drives, a railroad spur, and manmade levees dominate the substation area. Two
of several towers supporting electrical cables across the Willamette River stand along the south
property line of the site. The Olympic Pipeline runs through the northern portion of the site as
well.
The remainder of the land consists of relatively undeveloped upland riparian forest, with
forested wetlands. The site provides habitat to a variety of wildlife species, as noted in the
Lower Willamette River Wildlife Habitat Inventory (LWRWHI) and the applicant’s narrative. The
northwestern-most 34 acres of the site was studied for the Northwest Hills Natural Area
Protection Plan in 1986 and 1990. This plan identified seasonal creek, palustrine wetlands,
wildlife habitat, and open space resources. The study noted that the area provides a year-round
water source, food and cover to a variety of species, and has additional potential for off-channel
rearing areas for coho salmon, cutthroat trout, and steelhead in the wetland areas. This area
also supports a breeding population of red-legged frogs. In the LWRWHI, the shoreline was
described as freshwater marsh with mud flats, supporting a variety of species.
Multnomah Channel provides habitat and serves as a corridor for a variety of waterfowl and
other wildlife species. Human use of the channel is also high, with several boat moorages, and
marinas in the immediate vicinity, as well as recreational boaters and fishers. Moorage facilities
with associated levees continue to the west of the site, and the south edge of Sauvie Island,
across the channel from the site, has a system of levees and dikes along the channel shoreline.
According to the Northwest Hills Natural Area Protection Plan, the first Linnton Townsite may
have also been located on this property.
Infrastructure
Roads: NW Marina Way is classified as a Local Service Street for all modes. It is improved with
approximately 20 feet of center strip paving lacking curbs and sidewalks. There appears to be
approximately 35-40 feet of right of way between the edge of the pavement and the property
line.
Storm & Sanitary Sewer: According to best available GIS data, the following public stormwater
infrastructure is located in the vicinity of the project site:
a. There are no City of Portland storm-only sewers or open channel ditch systems available to
this property.
b. City mapping indicates there is an ODOT storm pipe system located on the south side of
NW St. Helens Road. There also appears to be three culverts that direct water from the
area on the south side of St. Helens Road, north to this site.
c. City mapping also indicates there is a storm pipe and open channel ditch systems located
in N Marina Way that are not regulated by the City of Portland.
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Zoning: Construction activities (development) associated with reconfiguring the PGE substation
will occur within that portion of the site in the Heavy Industrial (IH) base zone and within the
Greenway River General (g), and Greenway River Water Quality (q) overlay zones. Please refer to
Exhibit B for zoning designations.
The IH zone is one of the three zones that implement the Industrial Sanctuary map designation
of the Comprehensive Plan. The zone provides areas where all kinds of industries may locate
including those not desirable in other zones due to their objectionable impacts or appearance.
The proposal will not change the basic utility use of the site, as an electrical substation, but
will reduce the amount of land area covered by the substation. This is an allowed use in the IH
zone.
The Greenway overlay zones are intended to protect, conserve, enhance, and maintain the
natural, scenic, historical, economic, and recreational qualities of lands along Portland's rivers;
establish criteria, standards, and procedures for the development of land, change of uses, and
the intensification of uses within the greenway; and implement the City's Willamette Greenway
responsibilities as required by ORS 390.310 to 390.368 and Metro’s Title 3. The purpose of this
land use review is to ensure compliance with the regulations of the Portland Zoning Code
Greenway overlay zones.
Land Use History: Approvals of quasi-judicial land use reviews run with the land and are
transferred with ownership. Associated conditions or restrictions continue to apply. City
records indicate that prior land use reviews have been conducted for this site. Prior land use
reviews include the following:
LU 71-002944: Approval of Conditional Use review for diking and filling.
LU 73-002628: Approval for the operation of gas turbine power generators for a limited term
ending in 1975.
LU 86-005301: Approval of Greenway Review related to stockpiling within the diked area.
LU 04-008697 EN GW: Approval of an Environmental Review and a Greenway Review for a
proposal to excavate a portion of the Olympic Pipeline for inspection and to install a temporary
access route to the pipeline through a hardwood wetland forest. As part of this case, BDS staff
required mitigation in another location at the site due to concerns that mitigation planting near
the pipeline would be overcome by invasive reed canarygrass and not survive.
Land use review LU 04-008697 EN GW included conditions of approval for installation of
mitigation plantings as well as for 2 years of monitoring and maintaining those plantings.
LU 16-239742 GW: Approval of Greenway Review for tree removal and herbicide application
associated with site preparation for habitat restoration. Included conditions for mitigation as
indicated in LU 04-008697 EN GW, as well as additional planting requirements associated with
this review and a two-year monitoring period.
The conditions of approval for LU 04-008697 EN GW and LU 16-239742 GW continue to apply
and must be demonstrated to be met.
Agency and Neighborhood Review: A Notice of Proposal in your Neighborhood was mailed on
August 22, 2017.
1. Agency Review: Several Bureaus and agencies have responded to this proposal. Please see
E-Exhibits in the application case file for details. The comments are addressed under the
appropriate criteria for review of the proposal, if pertinent to the criteria.
Portland’s Bureau of Environmental Services (BES) provided several responses to various
revisions of the proposal. BES advised (September 20, 2017) that the applicant should submit a
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plan that shows approvable stormwater management facilities and disturbance limits. Because
required stormwater facilities can affect the design and layout of the site, the applicant must
account for them in their application.
On October 13, 2017, the applicant provided a revised stormwater report in addition to updated
grading plans for the substation project. BES provided a follow-up response on October 20,
2017, indicating that sufficient information has been provided to demonstrate approvable
stormwater management facilities and disturbance limits for this project.
BDS Site Development staff provided several responses to various revisions of the proposal.
On October 23, 207 Site Development staff commented that the scope of work has been
reduced and since the wetland restoration work is no longer included, the LU application
should be revised to reflect the design base flood elevation, and include drawings and
calculations that show how the Title 24 balanced cut and fill requirements will be satisfied.
BDS Site Development also commented that building permits will be required for commercial
structures with a floor area greater than 120 square feet. Foundation pads used solely for the
substation equipment and transmission towers are exempt from BDS permit per Section
102.2.1 of the 2014 Oregon Structural Specialty Code. Proposed grading activities will be
included in the scope of the building permit. If a building permit is not required, then a
separate Site Development permit will be required for grading activities exceeding 10 cubic
yards. The installation of ground improvement (e.g. stone columns or deep-soil mix columns)
would be included in the building permit(s) unless they were not required to prevent building
collapse under code level earthquake shaking.
With regard to Flood Hazards, BDS Site Development noted the design base flood elevation is
30.9 ft + 1.5 ft = 32.4 ft NAVD 1988 datum (30.3 feet City of Portland datum). The flood
protection elevation is the design base flood elevation plus two feet of freeboard: 30.3 ft + 2.0 ft
= 32.3 feet City of Portland datum. All new construction must have the lowest finished floor
along with attendant utilities elevated at or above the flood protection elevation.
On December 8, 2017, the applicant provided the Technical Memorandum – PGE Harborton:
Harborton Substation – Cut/Fill Balancing memo. BDS Site Development staff reviewed it and
commented that the proposal could meet the requirements of Title 24, and, further that the
November 10, 2017 Power Engineer’s memorandum calculates that the substation work
requires a fill of 518 cubic yards at or below the design base flood elevation. The December 1,
2017 Inter-Fluve Inc. memorandum provides calculations demonstrating a balancing
excavation on the order of 560 cubic yards will be created in the manmade levee separating
Sub-Area 3 and sub-Area 4.
Special inspections will be required at the time of the construction permit verify as-built cut
and fill volumes.
BDS Site Development also explained that this site is designated as the location for
compensating excavations for two PGE sediment isolation capping projects through a variance
(Administrative Building Code Appeal ID 12361 and reconsidered under Appeal ID 15389). The
variance requires that the compensating excavation be completed by December 31, 2018.
Additional information is available in the Site Development Pre-Application responses for the
Remedial Action Exempt Review Conferences, numbers 15-239039 PR and 15-178698 PR. The
compensating excavations had been identified as part of the wetland restoration work.
Portland Bureau of Transportation (PBOT) staff commented that (in accordance with Public
Works Alternative review PW 16-228724) the Public Works Alternative Review Committee
supports a roadway widening to provide for standard 11-foot travel lanes on both sides of
Marina Way along the development frontage, and a 6-foot roadway widening to allow for a
shared pedestrian bicycle area. Stormwater runoff will need to be managed in accordance with
the current Stormwater Management Manual. This work will be permitted under a Public
Works permit.
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2. Neighborhood Review: No written responses were received from either the Neighborhood
Association or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
33.440.350 Greenway Review Approval Criteria
The approval criteria for a Greenway review have been divided by location or situation. The divisions
are not exclusive; a proposal must comply with all of the approval criteria that apply to the site. A
Greenway review application will be approved if the review body finds that the applicant has shown
that all of the approval criteria are met.
A. For all Greenway reviews. The Willamette Greenway design guidelines must be met for all
Greenway reviews.
Findings: The Willamette Greenway Design Guidelines address the quality of the environment along
the river and require public and private developments to complement and enhance the riverbank
area. The Design Guidelines are grouped in a series of eight Issues:
Issue A. Relationship of Structures to the Greenway Setback Area: This issue “applies to all
but river-dependent and river-related industrial use applications for Greenway Approval, when the
Greenway trail is shown on the property in the Willamette Greenway Plan.” These guidelines call
for complementary design and orientation of structures so that the Greenway setback area is
enhanced;
Issue B. Public Access: This issue “applies to all but river-dependent and river-related
industrial use applications for Greenway Approval, when the Greenway trail is shown on the
property in the Willamette Greenway Plan.” These guidelines call for integration of the Greenway trail
into new development, as well as the provision of features such as viewpoints, plazas, or view
corridors;
Issue F. Alignment of Greenway Trail: This issue “applies to all applications for Greenway Approval
with the Greenway trail shown on the property in the Willamette Greenway Plan.” These guidelines
provide direction for the proper alignment of the Greenway trail, including special consideration for
existing habitat protection and physical features in the area of the proposed alignment;
Findings: The Greenway trail is not shown on the property in the Willamette Greenway Plan;
Issues A, B, and F are not applicable.
Issue C. Natural Riverbank and Riparian Habitat: This issue “applies to situations where the
river bank is in a natural state, or has significant wildlife habitat, as determined by the wildlife
habitat inventory.” These guidelines call for the preservation and enhancement of natural banks
and areas with riparian habitat;
Guidelines:
1. Natural Riverbanks. The natural riverbank along the Willamette River should be conserved
and enhanced to the maximum extent practicable. Modification of the riverbank should only
be considered when necessary to prevent significant bank erosion and the loss of private
property, or when necessary for the functioning of a river-dependent or river-related use.
Findings: The proposed project will not disturb the natural riverbank along the Willamette
River, as construction of the new PGE Substation facilities will occur approximately 500 feet
from the top of bank of the river (see Exhibit B.2). During construction, measures will be taken
to reduce erosion of exposed soils, as depicted in the Erosion Control detail (Exhibit C.7).
Erosion control will remain in place until native vegetation becomes established at the
perimeter of the construction areas. Reconstruction of the substation will not include any
modification of the riverbank and it will be left in a natural state. This guideline is met.
2. Riparian Habitat. Rank I riparian habitat areas, as identified in the wildlife habitat
inventory, should be conserved and enhanced with a riparian landscape treatment. Other
riparian habitat should be conserved and enhanced through riparian landscape treatments to
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the maximum extent practical. Conservation however does not mean absolute preservation.
Some discretion as to what vegetation should remain and what can be removed and replaced
should be permitted. Riparian habitat treatments should include a variety of species of plants
of varying heights that provide different food and shelter opportunities throughout the year.
Findings: Although the overall site includes Rank I habitat, as established in the Lower
Willamette Wildlife Inventory (1986), including forested wetlands and a riparian forested
shoreline with a freshwater marsh and mudflats, it is located at the north end of the
Harborton site, within the area zoned OSnq, and is removed from the developed substation
area and outside of the proposed work areas (see Exhibit B.2). No access or disturbance is
proposed in Rank I habitat area as part of development of the substation. Areas of the manmade levee that will be excavated to offset fill associated with the substation will be
surrounded by silt fencing or other erosion control devices, and then replanted with 26 native
trees, 100 native shrubs and seeded native groundcovers (Exhibit C.7a).
The remainder of the riparian habitat on the site (within the IHgq-zoned area) is generally
Rank II or III, which also has significant habitat value. The proposed work on the substation is
proposed on the landward side of developed portions of the site which are already disturbed by
the existing substation. This portion of the site is mapped as Rank V habitat, meaning that it
has little value for wildlife. Where the substation improvements are adjacent to riparian
habitat, the applicant will be required to provide brightly colored temporary construction
fencing to identify the limits of construction activity, and protect riparian habitat near the new
substation.
Portions of the site identified as Rank I habitat will remain unaffected by the current
substation improvement proposal, and other riparian habitat will be conserved by requiring
the use of temporary construction fencing to identify the limits of construction disturbance;
with this condition of approval, and with conditions for inspection of plantings on the levee,
these guidelines will be met.
Issue D. Riverbank Stabilization Treatments: This Issue “applies to all applications for
Greenway Approval.” This guideline promotes bank treatments for upland developments that
enhance the appearance of the riverbank, promote public access to the river, and incorporate the
use of vegetation where possible;
Guidelines:
1. Riverbank Enhancement. Riverbank stabilization treatments should enhance the
appearance of the riverbank, promote public access to the river, and incorporate the use of
vegetation where practical. Areas used for river-dependent and river-related industrial uses
are exempted from providing public access.
Findings: The PGE Substation improvements will occur approximately 500 feet from the top of
bank of the river, and will not affect the riverbank, and this issue does not apply.
Issue E. Landscape Treatments: This Issue “applies to all applications for Greenway Approval
which are subject to the landscape requirements of the Greenway chapter of Title 33 Planning and
Zoning of the Portland Municipal Code.” This Issue calls for landscaping treatments that create a
balance between the needs of both human and wildlife populations in the Greenway Setback area
or riverward of the Greenway Setback.
Findings: The site includes an 80-foot wide corridor of riparian and upland vegetation along
the top of bank, northeast of existing developed substation areas, which meets the standard
for Greenway landscaping and will remain unaltered by the substation improvements. No
additional landscaping is specifically required and this issue does not apply.
Issue G. Viewpoints: This issue “applies to all applications for Greenway Approval with a public
viewpoint shown on the property in the Willamette Greenway Plan and for all applications proposing
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to locate a viewpoint on the property”. These guidelines provide direction about the features and
design of viewpoints, as required at specific locations;
Issue H. View Corridors: This issue “applies to all applications for Greenway Approval with a view
corridor shown on the property in the Willamette Greenway Plan.” These guidelines provide guidance
in protecting view corridors to the river and adjacent neighborhoods;
Findings: There are no designated viewpoints or view corridors on the site; these issues do not
apply.
B. River frontage lots in the River Industrial zone. In the River Industrial zone, uses that are
not river-dependent or river-related may locate on river frontage lots when the site is found to
be unsuitable for river-dependent or river-related uses. Considerations include such
constraints as the size or dimensions of the site, distance or isolation from other riverdependent or river-related uses, and inadequate river access for river-dependent uses.
Findings: This site is not within the River Industrial zone; this criterion does not apply.
C. Development within the River Natural zone. The applicant must show that the proposed
development, excavation, or fill within the River Natural zone will not have significant detrimental
environmental impacts on the wildlife, wildlife habitat, and scenic qualities of the lands zoned
River Natural. The criteria applies to the construction and long-range impacts of the proposal, and
to any proposed mitigation measures. Excavations and fills are prohibited except in conjunction
with approved development or for the purpose of wildlife habitat enhancement, riverbank
enhancement, or mitigating significant riverbank erosion.
D. Development on land within 50 feet of the River Natural zone. The applicant must show that
the proposed development or fill on land within 50 feet of the River Natural zone will not have a
significant detrimental environmental impact on the land in the River Natural zone.
Findings: While there is River Natural zone (“n”) designated on the site, it is more than 500
feet away from the proposed substation development area, and no development or fill within
the “n” zone, or within 50 feet of the “n” zone, is included under this proposal. These criteria do
not apply.
E. Development within the Greenway setback. The applicant must show that the proposed
development or fill within the Greenway setback will not have a significant detrimental
environmental impact on Rank I and II wildlife habitat areas on the riverbank. Habitat rankings
are found in the Lower Willamette River Wildlife Habitat Inventory.
F. Development riverward of the Greenway setback. The applicant must show that the
proposed development or fill riverward of the Greenway setback will comply with all of the
following criteria:
Findings: No development or fill is proposed within or riverward of the Greenway setback,
and these criteria do not apply.
G. Development within the River Water Quality overlay zone setback. If the proposal
includes development, exterior alterations, excavations, or fills in the River Water Quality
overlay zone setback the approval criteria below must be met. River-dependent
development, exterior alterations, excavations, and fills in the River Water Quality zone are
exempt from the approval criteria of this subsection.
Findings: The PGE substation is within the River Water Quality zone and has less than 25
percent slope. The Greenway setback therefore, extends from the top of the bank to a point 50
feet landward of the top of the bank. No development is proposed within the River Water
Quality overlay zone Greenway setback. The substation will be relocated significantly
landward of the setback. Although existing utility easements will remain, no development, is
proposed within the River Water Quality overlay zone setback, and these criteria do not apply.
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H. Mitigation or remediation plans. Where a mitigation or remediation plan is required by the
approval criteria of this chapter, the applicant's mitigation or remediation plan must demonstrate
that the following are met:
Findings: Mitigation is not specifically required by the applicable approval criteria for this
proposal, therefore this criterion does not apply.

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.
Zoning Code Chapter 33.440, Section 33.440.230 requires landscaping the greenway setback
as follows:
33.440.230 Landscaping
B. Landscaping standards. Required greenway landscaping must comply with the standards
stated below.
1. A minimum of one tree for every 20 feet of river frontage.
2. A minimum of one shrub for every two feet of river frontage. …
3. Remaining areas which are not paved or reveted surfaces must have living ground cover.
4. All trees and shrubs are to be planted generally within and riverward of the greenway
setback.
5. The standards are for calculation purposes only, and do not require or imply linear
planting. Grouping of trees and shrubs is encouraged, particularly on the riverbank.
Response: The 74-acre Harborton PGE property includes extensive vegetated river frontage
(approximately 3,000 linear feet of river frontage). The entire frontage is vegetated and
provides densely forested areas that well exceed the required 150 trees and 1500 shrubs,
grouped at the northern 1/3rd of the site. These standards are met by existing vegetation.

CONCLUSIONS
The applicant proposes to install below-grade ground improvement to mitigate soil liquefaction
risk, and construct a new substation, within a reduced development footprint, at the existing
PGE power facility. The substation footprint will be reduced from approximately 21 acres to
approximately 13 acres. The proposed development will also include removal of the existing pole
yard, construction of new stormwater management facilities and excavation of 560 cubic yards
of soil from the man-made levee area to the northwest of the new substation. The applicant
has provided site plans and findings that demonstrate the Greenway Review approval criteria
are met for development of the proposed new PGE Substation facilities.

ADMINISTRATIVE DECISION
Approval of Greenway Review for construction of the following:
▪ Installation of cement deep soil mix soil stabilization, to address soil liquefaction within
the substation area;
▪ Construction of a new power substation within a smaller development footprint in the
west corner of the current PGE Substation facility;
▪ Excavation of approximately 560 cubic yards of soil from the man-made levee area; and
▪ Construction of new stormwater facilities.
all within the Greenway overlay zones, and in substantial conformance with Exhibits C.1a
through C.8, as, signed, and dated by the City of Portland Bureau of Development Services on
January 17, 2018. Approval is subject to the following conditions:
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A. A BDS construction permit is required for this development. The Conditions of Approval
listed below, shall be noted on appropriate plan sheets submitted for permits (building,
Zoning, grading, Site Development, erosion control, etc.). Plans shall include the following
statement, "Any field changes shall be in substantial conformance with approved LU
16-259062 GW Exhibits C.1a through C.8.”
B. Temporary construction fencing shall be installed around the perimeter of the levee removal
area and, along the west edge of the silt fence and riprap outfall on the west edge of the
gravel yard depicted on Exhibit C.1b Grading Plan Phase IIA Site Plan. This construction
fence shall delimit the “Limits of Construction Disturbance” for reconstruction of the new
PGE substation.
1. No mechanized construction vehicles are permitted outside of the “Limits of
Construction Disturbance” delineated by the temporary construction fence.
C. The applicant shall obtain a BDS Zoning Permit for approval and inspection of a mitigation
plan for a total of 26 trees, 100 shrubs, and seeded native ground covers, in substantial
conformance with Exhibit C.7.a. Planting Table. Any plant substitutions shall be selected
from the Portland Plant List, and shall be substantially equivalent in size to the original
plant.
1. Permit plans shall show:
a.
The location of the trees, shrubs and ground covers required by this condition to
be planted within the excavation area on the man-made levee.
b.

The applicant shall indicate on the plans selection of either tagging plants for
identification or accompanying the BDS inspector for an on-site inspection.

2. Plantings shall be installed between October 1 and March 31 (the planting season).
3. Prior to installing required mitigation plantings, non-native invasive plants shall be
removed from all areas within 10 feet of mitigation plantings, using handheld
equipment.
4. After installing the required mitigation plantings, the applicant shall request inspection
of mitigation plantings and final the BDS Zoning Permit.
5. All mitigation and remediation shrubs and trees shall be marked in the field by a tag
attached to the top of the plant for easy identification by the City Inspector; or the
applicant shall arrange to accompany the BDS inspector to the site to locate mitigation
plantings for inspection. If tape is used it shall be a contrasting color that is easily seen
and identified.
D. The land owner shall maintain the required plantings to ensure survival and
replacement. The land owner is responsible for ongoing survival of required plantings
during and beyond the designated two-year monitoring period. After the 2-year initial
establishment period, the landowner shall:
1. Obtain a Zoning Permit for a final inspection at the end of the 2-year maintenance and
monitoring period. The applicant shall arrange to accompany the BDS inspector to the
site to locate mitigation plantings for inspection. The permit must be finaled no later
than 2 years from the final inspection for the installation of mitigation planting, for the
purpose of ensuring that the required plantings remain. Any required plantings that
have not survived must be replaced.
2. All required landscaping shall be continuously maintained, by the land owner in a
healthy manner, with no more than 15% cover by invasive species. Required plants that
die shall be replaced in kind.
E. Failure to comply with any of these conditions may result in the City’s reconsideration of
this land use approval pursuant to Portland Zoning Code Section 33.700.040 and /or
enforcement of these conditions in any manner authorized by law.
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Note: In addition to the requirements of the Zoning Code, all uses and development must
comply with other applicable City, regional, state and federal regulations.
This decision applies to only the City's environmental regulations. Activities which the City
regulates through PCC 33.430 may also be regulated by other agencies. In cases of overlapping
City, Special District, Regional, State, or Federal regulations, the more stringent regulations
will control. City approval does not imply approval by other agencies.
Staff Planner: Stacey Castleberry
Decision rendered by: ____________________________________________ on January 17, 2018
By authority of the Director of the Bureau of Development Services

Decision mailed: January 22, 2018
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 October
14, 2016, and was determined to be complete on February 16, 2017.
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 October 14, 2016.
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 waived the 120day review period, as stated with (Exhibit A.12). On November 9, 2017 the applicant further
waived all requirements of ORS 227.178, with regards to the specified review period, to allow
additional time to provide the materials needed for City staff to approve the proposal (Exhibit
A.20).
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 February 5, 2018 at 1900 SW
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Fourth Ave. Appeals can be filed at the 5th floor reception desk of 1900 SW 4th Avenue Monday
through Friday between 8:00 am and 4:30 pm. 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
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 will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after February 5, 2018 by the Bureau
of Development Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision is
rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
• All conditions imposed herein;
• All applicable development standards, unless specifically exempted as part of this land use
review;
• All requirements of the building code; and
• All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED
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A. Applicant’s Statements
(A.1 through A.23)
B. 1. Zoning Map (attached)
2. Project Area aerial photograph
C. Plans/Drawings:
1. a. Stone Column Foundation Plan (attached)
1. b. Grading Plan Phase IIA Site Plan (attached)
1. c. Preliminary Ground Improvement Layout
2. Grading Plan Phase IIA Points List and Details
3. Grading Plan Phase IIA North
4. Grading Plan Phase IIA South
5. Grading Plan Phase IIA Sections
6. Grading Plan Phase II B Plan and Sections
7. Grading Plan Erosion Control Details
7. a. Planting Table (attached)
8. Substation Site Plan
9. Additional Site Plans
D. Notification information:
1. Mailing list
2. Mailed Notice
3. Revised Notice Mailing List
4. Revised Mailed Notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Site Development Review Section of BDS
4. Bureau of Parks, Forestry Division
F. Correspondence:
(none received)
G. Other:
1. Original LU Application
2. Incomplete Letter
3. Early Assistance Summary Notes
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).

