Date:

October 8, 2019

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 19-105254 EN GW

Early Assistance Meeting:

EA 18-105340 appt

GENERAL INFORMATION
Applicant/Owner:

University of Portland
Attn: Jim Ravelli
5000 N Willamette Boulevard
Portland, OR 97203-5743
tel: 503.943.7540
e-mail: ravelli@up.edu

Representative:

Radler White Parks & Alexander LLP
Attn: Renee France
111 Columbia Street, Suite 700
Portland, OR 97201
tel: 971.634.0217
e-mail: rfrance@radlerwhite.com

Site Address:

5828 N Van Houten Place

Legal Description:

BLOCK 35&37 TL 300, PORTSMOUTH; TL 100 33.63 ACRES, SECTION
18 1N 1E; TL 200 1.14 ACRES, SECTION 18 1N 1E; LOT 1, PARTITION
PLAT 2017-22
R669907720, R941180100, R941180330, R649680850
1N1E18 00300, 1N1E18 00100, 1N1E18 00200, 1N1E18AB 08901
2223,2323,2324
University Park, contact Tom Karwaki at tkarwaki@gmail.com.
University Park Business District
North Portland Neighborhood Services, contact Mary Jaron Kelley at
503-823-4099.
None
Special Flood Hazard Area; Regulatory Landslide Hazard Area; East
Buttes, Terraces, and Wetlands Conservation Plan (1993) Site #140,

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Other Designations:
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Overlook Bluff; Conditional Use Master Plan LU 12-166257 CU MS AD
University of Portland, January 2, 2013.
General Employment 2 (EG2) and Residential 2,000 (R2) base zones,
with River General (g), River Natural (n), and Environmental
Conservation (c) overlay zones (at time of LU 12-166257 CU MS AD).
EN GW—Environmental Review and Greenway Review
Type II, an administrative decision with appeal to the Hearings Officer.

Proposal: The University of Portland (University) intends to develop athletic facilities,
university buildings, parking areas and vehicle and pedestrian circulation areas on the
University's River Campus. The development plans include a tennis center, a physical plant,
new parking areas, utilities, and a new stormwater facility on the River Campus area east of
the railroad right-of-way that separates the River Campus.
The University proposes to reconfigure an existing parking lot east of the railroad tracks that
was previously granted Greenway Review approval (LU 14-166497).
Additionally, the proposal provides a lighted track and field facility, a rowing center building, a
new parking area, utilities and new stormwater facilities on the portion of the River Campus
west (riverward) of the railroad right-of-way. Due to the presence of fill on the site, and
underlying alluvial sands, a geotechnical analysis has led to the development of a “ground
improvement plan” to be implemented prior to construction of the buildings. The University is
also proposing improvements to N Van Houten Place, including a new railroad crossing, a new
elevated pedestrian walkway from N Van Houten to the River Campus, and lights along N Bluff
Road at the south end of the River Campus.
Finally, the University is proposing development of the Greenway Trail west of the railroad right
of way and two small buildings near the trail to screen mechanical equipment.
A portion of the elevated pedestrian walkway near N Van Houten Place is within the
Environmental Conservation overlay zone and is subject to development standards in Zoning
Code Section 33.430.140 through .195. Improvements to portions of the N Van Houten rightof-way will also occur within the Environmental Conservation overlay zone. The N Van Houten
Place roadway is within existing public right of way and currently used for truck and
automobile traffic. Improvements to N Van Houten within the existing public right-of-way are
exempt from Environmental Review according to 33.430.080.D.2. However, there will be
temporary disturbance and tree removal in a small area outside of the existing right-of-way.
The elevated pedestrian walkway areas and tree removal outside of the existing right-of-way
boundaries do not meet exemptions or development standard 33.430.140 A and require
approval through Environmental Review.
The 2013 University of Portland Master Plan (LU 12-166257 CU MS AD) specifically addressed
the Greenway elements of the plan. The current project area includes the “River Campus,” that
was established as part of LU 12-166257 CU MS AD and is situated within the Greenway River
General and Greenway River Natural overlay zones. Master Plan Condition F states that
“Development occurring on the portion of the campus mapped with a Greenway overlay zone…
is subject to the Greenway Review requirements of Zoning Code Section 33.440.310 (When
Greenway Review Applies).” As, this proposal does not meet any of the exemptions from
Greenway Review it is subject to the approval criteria listed in Section 33.440.350 for 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:
▪

Environmental Review Approval Criteria, Zoning Code Section 33.430.250 A.

▪
▪

Greenway Review Approval Criteria, Zoning Code Section 33.440.350; and
Willamette Greenway Design Guidelines
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ANALYSIS
Description of the Site:
The University of Portland (“University”) is located on the east bank of the Willamette River in
North Portland. The University includes the 108-acre upper campus (the Main Campus and
the West Campus) separated from the 35-acre River Campus by steep forested bluffs dividing
the campus and running north to south. The approved Master Plan (LU 12-166257 CU MS AD)
incorporated the River Campus within the Master Plan boundaries. The River Campus extends
from the bluff, across the Union Pacific railroad tracks, to the Willamette River.
The project site for the current Environmental and Greenway reviews is within the River
Campus portion of the University of Portland’s Master Plan area. This area is below the bluffs
from the Main and West Campus areas, adjacent to the Willamette River. Like much of the
Willamette riverfront in this part of Portland, the land has an industrial past, and the
University has been conducting substantial environmental remediation efforts in recent years.
The River Campus is currently developed with a 113-space surface parking lot, stormwater
facility, and two athletic fields east of the railroad tracks. N Van Houten Place connects the
River Campus to the University's upper campus and portions of the N Van Houten Place rightof-way, east of the railroad tracks, are located within the Environmental Conservation (c)
overlay zone, and the Greenway River Natural (n) overlay zone. The River Campus west of the
railroad tracks is vacant, fairly level above top of bank, and zoned within the Greenway River
General (g) overlay zone. This area has been cleared of vegetation and regraded as a result of
contaminated soil remediation activities.
The neighborhood surrounding the campus is largely characterized by medium-density, singledwelling development to the east, vacant land to the north, the Willamette River to the west,
and commercial and industrial development to the south.
Infrastructure
Roads: Portland’s Bureau of Transportation (PBOT) noted that the applicant must construct
improvements to N Van Houten Place west of N Van Houten Ave. Prior to issuance of any
building permits for this proposal, the applicant must receive approval of a rail crossing order
and 30% public works concept plans currently under review.
Storm & Sanitary Sewer: Portland’s Bureau of Environmental Services (BES) noted that a
public 12-inch CSP sanitary sewer exists in N. Portsmouth Ave (BES as-built # 2262). There is
also an existing pressure main extending from the existing pump station below the railroad
tracks on the property. Given the topography of the site and the location of the public sewer
main, it may not be feasible to construct a gravity-only private sewer from the proposed
development. If pumping sanitary flows will be proposed, the applicant should note that it must
be approved by both BES and BDS Plumbing during review of building permit plans, and the
sewer must transition to gravity flow prior to entering the right-of-way. In addition, a public
24-inch CSP storm sewer exists in N Van Houten Place which transitions to a 30-inch CSP
about 100 feet southwest of the railroad tracks (BES as-built # 1649). Further, BES has
identified that this property is known to have contaminated soil and is listed in DEQ’s
Environmental Cleanup Site Inventory under ID # 277. The applicant has submitted
documentation confirming that stormwater infiltration in the proposed areas is acceptable to
DEQ. BES provided significant details with regards to stormwater management requirements
in Exhibit E.1 in the application case file.
Water: The Portland Water Bureau commented that water is available from the 8-inch water
main in N Van Houten Place. The water main ends at the railroad tracks, the Water Bureau will
not cross the tracks. Services will be installed northeast of the tracks, it will be the applicant’s
responsibility to work with railroad for crossings. The static water pressure is estimated as 111
- 139 psi. (EA 18-105340).
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Zoning: While today’s zoning of the property includes a designation of Campus Institutional 1
(CI1), the applicable zoning designation1 (in effect at the time the Conditional Use Master Plan
application was deemed complete) is the General Employment 2 (EG2) base zone. The property
also has the Environmental Conservation (“c”), Greenway River General (“g”), and Greenway
River Natural (“n”) overlay zoning designations. Note that the correct zoning is depicted only on
the official City of Portland Zoning Map (attached Exhibit B).
The EG2 base zone allows a wide range of employment opportunities without potential conflicts
from interspersed residential uses. The emphasis of the zone is on industrial or industriallyrelated uses. EG2 areas have larger lots and an irregular or large block pattern. The provisions
of this zone have been addressed through the Conditional Use Master Plan LU 12-166257 CU
MS AD. There is no proposed change in use at the site and the provisions of the EG2 zone are
not specifically addressed through this land use review.
Environmental overlay zones protect environmental resources and functional values that have
been identified by the City as providing benefits to the public. The environmental regulations
encourage flexibility and innovation in site planning and provide for development that is
carefully designed to be sensitive to the site’s protected resources. They protect the most
important environmental features and resources while allowing environmentally sensitive
urban development where resources are less sensitive.
The Environmental Conservation overlay zone (“c”) conserves important resources and
functional values in areas where the resources and functional values can be protected while
allowing environmentally sensitive urban development. The purpose of this land use review is
to ensure compliance with the regulations of the environmental overlay zones.
The Greenway overlay zone is intended to protect, conserve, enhance, and maintain the
natural, scenic, historical, economic, and recreational qualities of lands along Portland's rivers;
establish criteria, standards, and procedures for the development of land, change of uses, and
the intensification of uses within the Greenway; and implement the City's Willamette Greenway
responsibilities as required by ORS 390.310 to 390.368 and Metro’s Title 3.
• River General. The River General zone allows for uses and development which are
consistent with the base zoning, which allows for public use and enjoyment of the
waterfront, and which enhance the river's natural and scenic qualities.
•

River Natural. The River Natural zone protects, conserves, and enhances land of scenic
quality or of significant importance as wildlife habitat.

The purpose of this Decision report is to address the requirements of the Greenway overlay
zones and demonstrate how they are met by the proposal.
Environmental Resources: The application of the environmental overlay zones is based on
detailed studies that have been carried out within separate areas throughout the City.
Environmental resources and functional values present in environmental zones are described
in environmental inventory reports for these respective study areas.
The project site is mapped within the East Buttes, Terraces and Wetlands Conservation Plan as
Site # 140, Overlook Bluff. Resources present within Site #140 are listed by the conservation
plan as open space, forest, habitat, groundwater, intermittent drainage, and archaeological
resources providing the following listed functional values: food, water, cover and territory for
wildlife; groundwater recharge and discharge; slope stabilization; sediment and erosion control;
air and water quality protection; cultural, scenic and recreational values.
The Overlook Bluff represents the transition from the Willamette River lowlands to the first
East Portland Terrace at approximate elevation 150 feet. The slopes of Overlook Bluff are
vegetated and steep, averaging 40°. Most of the vegetation, habitat and scenic resources within
resource site #140 are located on the steep banks of the Overlook Bluff. Numerous scenic
resources are identified along the Overlook Terrace including Willamette Boulevard as a scenic
1

Zoning Code Section 33.150.050 allows colleges that were approved conditional uses under prior
regulations to continue to develop under the approved conditional use master plan or impact mitigation
plan, and the base zone regulations that were in effect at the time the conditional use application was
deemed complete.
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drive, and the University of Portland Bluff with panoramic views. The high-quality scenic and
recreational resources along the Overlook Bluff along with the site’s natural resources are of
local and regional significance: Overlook Bluff supports oak /madrone forest communities
which are rare in Portland.
Site #140 also is valued for cultural resources. The University of Portland is the approximate
location of the Nemalquinner village site recorded by Lewis and Clark. Nemalquinner was a
small Chinookan village consisting of four houses and about 100 residents. Nemalquinner was
one of only two Chinookan villages within the present Portland city limits recorded by Lewis
and Clark in the early 1800’s. The bluff itself was described as a “sacred burial site.”
Impact Analysis and Mitigation Plan: The applicant’s proposal was summarized on page two
of this report, and described in detail in Exhibit A.1 in the application case file, the applicant’s
Joint Greenway Review/Environmental Review narrative (“narrative”). The following outlines the
alternatives considered by the applicant for development activities within the Environmental
overlay zones. This section includes highlights of the applicant’s overall construction
management, and mitigation plans.
The development proposal includes improvements and new development within the
Environmental overlay zone located along a portion of the bluff and within the N Van Houten
Place right of way. For the most part the N Van Houten right of way improvements are exempt
from the environmental regulations in Zoning Code Chapter 33.430, as public street and
sidewalk improvements within existing right of way used by truck or automobile traffic. The
applicable exemptions are described in detail in the applicant’s narrative (Exhibit A.1 in the
application case file).
The applicant proposes construction of an elevated staircase-walkway from N Van Houten
Place, down slope to the tennis center, constructed partly in the Environmental Conservation
overlay zone (c zone) and partly in the Greenway River Natural overlay zone. The purpose of
the walkway is to provide a reasonably direct route near the top of N Van Houten to a point
near the middle of the River Campus, using an alignment and design that avoids or minimizes
impacts to surrounding natural resources.
The elevated walkway is to be comprised of a series of stairs and landings that will start near
the top of N Van Houten Place and terminate at the back of the tennis center. The proposed
starting point allows pedestrians to leave the N Van Houten roadway early in the descent to the
River Campus for pedestrian safety and efficiency, while minimizing the length of the stairs and
impacts on resources. The proposed walkway will be constructed using metal piers to elevate
the landings and stairs and minimize impacts to the ground surface. The landing and stair
surface will be metal grating to allow rain and sunlight through to the vegetation beneath the
stairs. Finally, the walkway alignment provides a path that minimizes the length of the stairs
and avoids tree removal along the hillside. The walkway is approximately 289 feet in length as
measured from the centerline.
The applicant considered an alternative requiring at grade switchbacks on the steep hillside,
resulting in a much longer walkway with greater ground disturbance area. The applicant also
considered a walkway that would start lower on N Van Houten Place and outside of the c zone.
However, it would result in greater tree removal within an area containing the highest
concentration of Oregon white oaks. Such an alignment starting lower on N Van Houten would
not provide a direct route because it would require students to backtrack a considerable
distance to get to the mid-point of the River Campus, and therefore does not satisfy the project
purpose of pedestrian safety.
The applicant considered alternative walkway designs as well as alternative construction
materials, as detailed in their narrative, including supporting the walkway with a series of atgrade foundations and impervious materials for the stairs and walkway. However, such
alternatives would result in added disturbance and prevent successful revegetation beneath the
walkway area.
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Finally, the applicant considered alternative development methods in concert with alternative
construction equipment. The proposed construction method requires driving a series of small
diameter steel pipe piles (installed in groups of 3 to 4 at each pile cap location) into the ground
using a pneumatic hammer attached to a low-impact, tracked excavator that is specially
equipped to operate on steep terrain.
The purpose of the N Van Houten right-of-way improvement work is to improve the existing N
Van Houten public right-of-way to satisfy the minimum PBOT requirements for the road that
serves as primary access to the River Campus. With the exception of a small section near the
top of N Van Houten, the University was able to limit all improvements within the c zone to the
boundaries of the existing right -of -way. Because of the location of the existing road and the
PBOT requirement to expand the existing road area to include a road width of 20 feet and a 7foot sidewalk on the downslope side of the road, there are no alternative locations that satisfy
the project purpose. It will be necessary to install a soldier pile wall to support the full road
width and sidewalk area. However, the soldier pile wall design minimizes the permanent bench
area to the maximum extent feasible while still maintaining the integrity of the wall. The soldier
pile wall will be installed from the existing roadway surface and is designed to have minimal
impact to the down slope area.
The development team considered design alternatives for the soldier pile wall in terms of pile
depth and bench area. However, for technical reasons, explained in detail in the applicant’s
narrative, PBOT would not approve a cantilevered design and it is not a practicable alternative.
Construction Management Plan: The applicant’s construction management procedures are
described in detail in their Response to Completeness Letter of May 9, 2019 (Exhibit A .2) in the
application case file. To summarize, the construction management plan describes the use of
temporary construction fencing to protect existing vegetation at the perimeter of the project
area, and the use of sediment fencing, other sediment control devices, and inlet protection to
prevent erosion of soils off the site. The applicant also describes construction of the elevated
stairway using a pneumatic hammer attached to a low-impact, tracked excavator that is
specially equipped to operate on steep terrain, and timing construction during the summer
months in order to minimize exposure of soils to winter rains.
The applicant provided detailed descriptions of specific tree protection techniques to be
employed during construction, in the July 23, 2019 Terragan and Associates Inc. Arborist
Report (Exhibit A.5.C in the application case file).
Ground Improvements-- DSM (Deep Soil Mixing):
The subsurface conditions on the River Campus include 15 to 25 feet of fill which is underlain
by alluvial silts and sands. The fill and alluvial silts and sands are susceptible to liquefaction
and cyclic-softening as a result of an earthquake, which may result in significant lateral
movement of soils and improvements if a code-based earthquake were to occur.
In order to limit such movement, several ground improvement buttresses are planned for the
areas beneath the Physical Plant, Tennis Center, Boathouse, and Track and Field structures
(see Exhibits C.12 and C.13).
Deep soil mixing (DSM) ground improvement will be used. DSM is a ground improvement
technique that mixes cement soil into the existing soil to create columns of cement-amended
soil with improved strength and stiffness. For this project, the DSM columns will be overlapped
to create continuous panels which will be arranged to form interconnected grids that will be in
the range of 20 to 30 ft in plan dimension. The treatment depths are anticipated to be in the
range of 70 feet to 105 feet. In addition, driven piles are planned to supplement the DSM
buttresses at the Track and Field Complex.
As depicted on Exhibits C.12 and C.13, the DSM development will be located primarily within
the g overlay zone. The subsurface work will not result in any disturbance area outside of the
footprint of proposed surface development. Therefore, consistent with the development
proposed through this greenway review, the proposed DSM work will be limited to the
disturbance areas identified for the surface development work.
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Unavoidable Impacts:
Disturbance within the Environmental zone that will result from construction of the elevated
stairway amounts to 325 square feet of permanent disturbance and 2,926 square feet of
temporary disturbance. A total of 35 trees are proposed for removal from the Environmental
zone—12 trees outside of the right-of-way and 23 from within existing right-of-way.
Within the Greenway overlay zones, the applicant proposes construction of the tennis center,
physical plant, the track and field facility, rowing center building, new parking areas, utilities,
new stormwater facilities, improvements to N Van Houten Place, a new railroad crossing,
development of the Greenway Trail, and two small buildings near the trail. The total
disturbance area with the Greenway Overlays zones for these facilities are as follows:
Permanent disturbance area: 625,806 sq ft (19.1 acres) Note that figure excludes the existing
parking area (25,672 sq ft) that will be reconfigured as part of this
Greenway Review.
Temporary disturbance area: 183,595 sq ft (4.26 acres)
A total of 79 trees are proposed for removal from the Greenway zones (see Exhibit C.28).
Proposed Mitigation:
In general, the applicant proposes mitigation for environmental impacts as required by the
general development standards for Environmental zones at 33.430.140.A. Specifically, all
disturbance areas will be replanted so that the area achieve 90% vegetation cover within 1
year, the temporary disturbance areas related to the street and sidewalk improvements will be
planted with seed mix applied at 0.25 pounds per square foot. The temporary disturbance area
for the walkway will be planted with a mix of native species, and trees removed from within the
c-zone will be replaced as standards require consistent with Table 430-3.
The applicant’s Environmental Review Mitigation Plan (Exhibit C.40) depicts planting 74 new
native trees (bigleaf maple, red alder, and Oregon white oak), and 3,802 native shrubs and
ferns within the Environmental zone. Replacement trees will be 3/4 inch in diameter and
shrubs will be in one-gallon containers or the equivalent. Mitigation areas will also be seeded
with native grasses.
Within the Greenway overlay zones the applicant proposes 375 new trees (including street
trees) as shown on Exhibit C.27 Landscape Planting Details, Notes & schedule. As the
application describes in Exhibit A.1 (page 22) the total landscape area proposed through this
review is 304,492 square feet or 28.16% the area included in this greenway review. The total
River Campus site area includes the riparian planting area, the athletic field area, and the
stormwater facility at the bottom of N Van Houten. Therefore, once the proposed landscaping is
included the total landscape area for the River Campus site will be 634,311 square feet or
36.13% of the total River Campus site area of 1,755,468 square feet. All landscaping within the
Greenway overlay Areas will include a mix of native shrubs, ground cover and native trees, as
reflected on the Landscaping Planting Plans (Exhibits C.29 through C.32).
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:
•
•

•

LUR 93-00355 CU MS: Approval of a Conditional Use Master Plan for the University.
LUR 98-00812 CU MS CP ZC AD: Approval of major amendments to the Conditional Use
Master Plan for the University, a Comprehensive Plan Map Amendment and Zone Change to
R2 and R2c for portions of the campus, and Adjustments to perimeter building setbacks for
future development.
LU 03-153861 CU MS AD: Approval of amendments to the Conditional Use Master Plan for
the University.
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LU 06-132925 CP ZC: Approval of a Comprehensive Plan Map and Zoning Map
Amendment for the Triangle Park portion of the proposed River Campus. The approval
included several conditions related to future uses: limitations to retail sales and service, as
well as office uses; additional requirements for dormitory development; and requirements
for future conditional use reviews. These conditions do not apply to this greenway review.
LU 06-137142 CU MS: Approval of amendments to the Conditional Use Master Plan for the
University

•

LU 12-166257 CU MS AD: Approval of a new Conditional Use Master Plan for the
University. Approval of this plan replaced the previous plan and modifications. Conditions
of approval for LU 12-166257 CU MS AD continue to apply and are the responsibility of the
land owner.

•

LU 13-117294 CU: Approval for a wireless communications facility on top of the Buckley
Center Building.

•

LU 14-166497 GW: Approval of a Greenway Review for a 113-stall parking lot, including
the associated pedestrian walkways, landscape areas, and a stormwater facility.

•

LU 16-238857 LC: Approval of a Lot consolidation related to a street vacation for portions
of N Van Houten Court, N McKenna Ave, and an unnamed alley within the River Campus
area.

•

LU 17-152507 GW: Approval of a Greenway Review for a synthetic turf athletic field and
grass turf athletic field with fencing and field lighting; an access road and pedestrian paths;
stormwater management facilities associated with the athletic fields and access road; and
grading associated with fields and access roads. Conditions of approval for LU 17-152507
GW continue to apply and are the responsibility of the land owner.

•

LU 18-281077 LC: (Withdrawn) Proposal to consolidate multiple lots into two parcels.

•

LU 18-132118 GW: Removal of dilapidated structures from the Willamette River, and
placement of a thin layer of sand, adjacent to the River Campus; Construction of a rowing
dock and gravel access pathway; Riparian plantings and construction of split rail fencing;
and placement of a groundwater well and a test well, and associated irrigation piping to
irrigate the riparian planting area. Conditions of approval included installation, inspection
and maintenance of plantings, sediment control during construction, and submittal of
Greenway Review for the Greenway Trail. Conditions of approval for LU 18-132118 GW
continue to apply and are the responsibility of the land owner.

Agency and Neighborhood Review: A “Notice of Proposal in Your Neighborhood” was mailed
May 17, 2019.
Agency Review: Several Bureaus and agencies have responded to this proposal. Please see
“Infrastructure” comments on page 3. See Exhibits E.1 through E.7 for details. The applicant
responded directly and thoroughly to each of the agency responses in Exhibits A.2, A.4 and A.5
in the application case file.
Neighborhood Review: One written response in support of the proposal was received from the
University Park Neighborhood Association (UPNA) in response to the proposal. UPNA provided
the following:
This application meets the zoning requirements involved and will provide the following
benefits to the community:
1) Improved public access to the Willamette River. This application includes a new trail
and improvements to Van Houten Place that will promote access to the river.
2) Improved pedestrian safety. This project will provide sidewalks, crosswalks and a safe
railroad crossing.
3) Improved and increased parking. This project will provide additional parking for the
University community, which includes staff, students and the public.
4) Improved access and safety for the handicapped - through a trail and parking.
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5) A new railroad crossing will improve safety of vehicles, pedestrians and the railroad
workers.
6) Cleaning up the Willamette River and its shores by restoring the riparian environment,
thus meeting the goals of the environmental and river overlays.
This will include the removal of pilings. The research facilities will also aid in the
environmental science involved with river sediments. Trees and planting of native
vegetation will improve the health of the river.
7) Increased recreational use of the Willamette River through the construction of a boat
house and additional athletic facilities.

ZONING CODE APPROVAL CRITERIA
33.430.250 Environmental Review
An environmental review application will be approved if the review body finds that the applicant
has shown that all of the applicable approval criteria are met. When environmental review is
required because a proposal does not meet one or more of the development standards of
Section 33.430.140 through .190, then the approval criteria will only be applied to the aspect of
the proposal that does not meet the development standard or standards.
Response: The approval criteria which apply to the proposed elevated walkway and retaining
walls for improvements to the N Van Houten Place right of way are found in Section 33.430.250
A. The applicant has provided detailed findings for these approval criteria in Exhibit A.1 in the
application case file and those findings are included here by reference. BDS Land Use Services
staff have summarized some of the highlights of these findings and added conditions, where
necessary to meet the approval criteria. These highlights are presented in a single response to
the applicable Environmental Review approval criteria below (note that the project does not
include a public safety facility or a land division and criteria A.2 and A.4 do not apply).
33.430.250. A. Public safety facilities, rights-of-way, driveways, walkways, outfalls,
utilities, land divisions, Property Line Adjustments, Planned Developments, and Planned
Unit Developments.:
1. General criteria for public safety facilities, rights-of-way, driveways, walkways, outfalls,
utilities, land divisions, Property Line Adjustments, Planned Developments, and
Planned Unit Developments;
a. Proposed development locations, designs, and construction methods have the least
significant detrimental impact to identified resources and functional values of other
practicable and significantly different alternatives including alternatives outside the
resource area of the environmental zone;
b. There will be no significant detrimental impact on resources and functional values
in areas designated to be left undisturbed;
c. The mitigation plan demonstrates that all significant detrimental impacts on
resources and functional values will be compensated for;
d. Mitigation will occur within the same watershed as the proposed use or development
and within the Portland city limits except when the purpose of the mitigation could be
better provided elsewhere; and
e. The applicant owns the mitigation site; possesses a legal instrument that is
approved by the City (such as an easement or deed restriction) sufficient to carry out
and ensure the success of the mitigation program; or can demonstrate legal authority
to acquire property through eminent domain.
3. Rights-of-way, driveways, walkways, outfalls, and utilities;

a. The location, design, and construction method of any outfall or utility
proposed within the resource area of an environmental protection zone has the
least significant detrimental impact to the identified resources and functional
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values of other practicable alternatives including alternatives outside the
resource area of the environmental protection zone;
b. There will be no significant detrimental impact on water bodies for the
migration, rearing, feeding, or spawning of fish; and
c. Water bodies are crossed only when there are no practicable alternatives
with fewer significant detrimental impacts.
Findings: The applicant provided detailed descriptions of the alternatives they considered,
as well as construction management techniques proposed in Exhibits A.1, A.2, and A.5 in
the application case file, as summarized on pages 5 and 6 of this report.
The purpose of the proposed pedestrian walkway is to provide a reasonably direct route
near the top of N Van Houten to a point near the middle of the River Campus. The
proposed walkway provides safe pedestrian access while minimizing tree removal, the
portion of the walkway within the Environmental zone and the length of the walkway.
Alternatives explored outside of the Environmental zone that avoid trees would result in a
walkway of a similar length with nearly identical impacts in an area. Additionally,
alternative alignments would require students to backtrack a considerable distance to get
tothe mid-point of the River Campus and would not satisfy the project purpose.
Alternatives considered were either equally or more impactful or not practicable. The
elevated and permeable metal walkway design will minimize impacts on the resources and
functional values around and under the walkway. Alternative stair materials and designs
considered would preclude water and light from reaching the area beneath the walkway
needed for revegetation beneath the walkway. For these reasons, the proposed elevated
walkway design provides the design with the least significant detrimental impact to
identified resources and functional values as other practicable alternatives.
Construction methods include pile driving using a pneumatic hammer attached to
specialty, low-impact excavator. The alterative of driving the support piles using hand
operated equipment is generally not feasible due to the necessary length of the piles.
Therefore, hand driving the piles is not a practicable alternative. For these reasons, the
proposed walkway construction methods result in the least significant detrimental impact
to identified resources and functional values when compared to other practicable
alternatives for construction.
N Van Houten right-of-way improvements are proposed to satisfy the minimum PBOT
requirements for the road that serves as primary access to the River Campus. With the
exception of a small section near the top of N Van Houten, the applicant was able to limit
all improvements within the Environmental zone to the boundaries of the existing right -of way. The necessary disturbance area outside of the right-of-way is limited to less than 800
square feet of temporary disturbance area. Because of the location of the existing road and
the PBOT requirements to expand the existing road area to include a 20-foot wide road
surface and a 7-foot wide sidewalk on the downslope side of the road, there are no
alternative locations that satisfy the project purpose. More specifically, there are no
practicable location alternatives outside of the resource area of the Environmental zone.
The proposed roadway design includes a soldier pile wall to support the expanded road area
and sidewalk, which minimizes impacts while still satisfying seismic requirements. The
development team considered a cantilevered sidewalk design alternative. However, that
would involve significantly increase construction costs, significantly increase maintenance
and inspection requirements, and would not provide maximum safety during a seismic
event, and is not a practicable alternative. The proposed soldier pile wall design is the
design with the least significant detrimental impact to identified resources and functional
values when compared to other practicable alternatives.
Much of the area within in the Environmental zone on the River Campus will be
undisturbed. To ensure that that there is no significant detrimental impact on the
resources and functional values in the undisturbed areas, the applicant proposes
construction management practices to protect those areas, including tree protection and
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erosion control measures, as described in detail in Exhibits A.2 and A.5.C in the application
case file. The Construction Management Plans depict the protective measures and the
erosion control practices are described in detail in the notes on the plan. The tree protection
measures will be implemented as described in detail in the applicant’s arborist report
(Exhibit A.5.C).
All trees to be preserved will be required to be protected with tree protection fencing located
outside of the root zone, or as specified in Exhibit A.5.C, the arborist’s report. Any
excavation that is necessary within the tree protection zone shall be performed with nonmotorized hand-held tools and shall be the minimum necessary to accomplish the purpose
for the excavation and ensure the long-term survival of the tree. Sediment fences will be
installed at the edge of the disturbance area and the boundaries of the clearing limits will
be clearly flagged and no disturbance beyond the flagged areas will be permitted.
Implementation of the tree protection and erosion control protections will ensure that there
will be no significant detrimental impact on areas designated to be left undisturbed.
The mitigation plan for impacts within the Environmental overlay zone, as described on
pages 6 and 7 of this report, demonstrates that disturbance areas will be replanted to
achieve 90% vegetation cover within 1 year. The temporary disturbance area for the
walkway will be planted with a mix of native species described on the Environmental Review
Mitigation Plans (Exhibits C.40 and C.41). The applicant proposes planting 74 native trees,
3,802 native shrubs, and seeded with native grasses at a rate of 1 pound per 1,000 square
feet within the Environmental zone. In addition the temporary disturbance areas related to
the street and sidewalk improvements will be planted with seed mix applied at 0.25 pounds
per square foot.
The applicant provided a “typical” planting diagram (Exhibit C.41) to indicate the location
and number of mitigation trees and shrubs that would be provided in mitigation areas. The
planting typical provided a general idea of what a 40-foot by 40-foot planting area might
look like.
In order to confirm appropriate and timely placement, and adequate coverage of mitigation
plantings, a Zoning Permit will be required for on-site inspection of the mitigation planting,
at installation. At the time of the permit, the applicant must indicate whether the mitigation
plantings will be tagged for inspection or if the applicant will accompany the BDS Zoning
Permit inspector to the site to indicate where mitigation planting has occurred.
The proposed Mitigation Plan will be installed and maintained under the regulations
outlined in Section 33.248.040.A-D (Landscaping and Screening). Two years of monitoring
and maintenance will ensure survival of proposed mitigation plantings. To confirm
maintenance of the required plantings for the initial establishment period, the applicant will
be required to have the plantings inspected, by applying for a Zoning Permit two years after
plantings are installed.
All mitigation will be provided in close proximity to and on the same site as the impacts,
and the University owns all land upon which the Mitigation Plan will be implemented.
As summarized here, the applicant’s narrative proposal descriptions in Exhibits A.1, A.2,
and A.5 in the application case file, graphic Exhibits (C.1 through C.43), and findings
presented above, demonstrate the proposal has the least significant detrimental impact to
identified resources and functional values of other practicable alternatives, there will be no
significant detrimental impact on resources and functional values in areas designated to be
left undisturbed, and the mitigation plan demonstrates that significant detrimental impacts
will be compensated for. With conditions to ensure that at least the minimum number of
replacement plantings are planted on the site, and that plantings required for this
Environmental Review are maintained and inspected as described above, these criteria can
be met.
33.440.350. Greenway Review
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
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Greenway review application will be approved if the review body finds that the applicant has shown
that all of the approval criteria are met.
A. For all Greenway reviews. The Willamette Greenway design guidelines must be met for all
Greenway reviews.
Findings: The Willamette Greenway Design Guidelines address the quality of the environment along
the river and require public and private developments to complement and enhance the riverbank
area. The Design Guidelines are grouped in a series of eight Issues:
Issue A. Relationship of Structures to the Greenway Setback Area: This issue “applies to all
but river-dependent and river-related industrial use applications for Greenway Approval, when the
Greenway trail is shown on the property in the Willamette Greenway Plan.” These guidelines call
for complementary design and orientation of structures so that the Greenway setback area is
enhanced;
Guidelines:
1. Structure Design. The Greenway Setback area should be complemented and enhanced by
designing, detailing, coloring, and siting structures and their entrances to support the
pedestrian circulation system, including both the Greenway trail and access connections; and
2. Structure Alignment. Where surrounding development follows an established block
pattern, alignment with the block pattern should be considered in structure placement.
Structure alignment should also take into account potential view corridors from existing
public rights-of-way or acknowledged viewpoints. The pedestrian access system should be
designed to take advantage of these alignments.
Findings: Conditional of approval E in LU 12-166257 CU MS AD, specifies that the landward
side of the Greenway Setback is co-terminus with the mapped top of bank (TOB) on the River
Campus. All proposed structures are located landward of the TOB/Greenway Setback line.
Because the primary purpose of the boat house is to support the University rowing team,
proximity to the river and the approved dock and associated path area is necessary. The boat
house has been designed and located to compliment the river and riparian area to the west
and the trail and remainder of the River Campus development to the east and north. The
exterior of the boathouse is almost entirely clad in stained cedar shingles, and wood trim at
the doors, windows, and dormers will be painted a dark, muted green. As described above, the
proposed segment of the Greenway Trail alignment places the trail on the landward side of the
boat house. The main entry of the boathouse faces to the east and opens both to the adjacent
parking and Greenway Trail. The entrance will be enhanced by trees, pole mounted lighting
matching the University standard, benches flanking the entry, and decorative paving. The
muted, nature-based exterior color scheme and stained cedar shingles of the boathouse were
selected to be compatible with the natural features of the river and riparian area, as well as
the trail.
The track was also designed and sited to compliment and enhance the Greenway
Setback/TOB area. The track is setback as far from the TOB as feasible, and the more
intensive use areas of the track area concentrated on the northeast corner of the track, away
from the river and TOB. The Greenway Trail will be located between the track and the TOB,
creating further separation between the track and the river. The track entry will be fully
accessible from the Greenway Trail and related access connections. The trail alignment begins
directly north of the track and trail users will be able to enter the track at the northeast corner
of the facility. The lower 4-foot fence height (approved by LU 18-132118 GW) along the
majority of the trail alignment will allow full visibility and improve the trail experience by
creating a more open feel. There is one short expanse of taller sight obscuring fence where the
Greenway Trail comes closest to the track. However, the fencing in that short section is needed
to avoid conflicts with the athletes. That fence section is at a point where the pedestrian focus
will be on the river views. Therefore, the short segment of taller fence will not detract from the
pedestrian experience. For these reasons, the proposed River Campus development is
consistent with the structure design guideline.
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Like the main University campus area, the River Campus does not follow an established block
pattern. Instead, the building locations are proposed by function and to place the most
building development landward of the railroad right-of-way. The alignment of the trail in
relation to the track allows trail users full views and close proximity to the river, while
remaining landward of TOB. Views of the river from the trail will be temporarily limited where
the trail passes the boat house. However, full river views are once again provided in the open
area south of the boat house. For these reasons, the proposed River Campus development is
consistent with the structure alignment guideline.
Issue B. Public Access: This issue “applies to all but river-dependent and river-related
industrial use applications for Greenway Approval, when the Greenway trail is shown on the
property in the Willamette Greenway Plan.” These guidelines call for integration of the Greenway trail
into new development, as well as the provision of features such as view points, plazas, or view
corridors;
Guidelines:
1. Public Access. New developments should integrate public access opportunities to and along
the river into the design of the Project. This includes the Greenway trail, formal viewpoints,
access connections to the Greenway trail, and internal site pedestrian circulation.
2. Separation and Screening. The pedestrian circulation system, including Greenway trail,
viewpoints, and trail access connections, should be designed to ensure adequate separation and
screening from parking, loading, circulation routes, external storage areas, trash dumpsters,
exterior vents, mechanical devices, and other similar equipment.
3. Signage. Access connections should be clearly marked.
4. Access to Water’s Edge. Where site topography and conservation and enhancement of
natural riverbank and riparian habitat allow, safe pedestrian access to the water’s edge is
encouraged as part of the Project.
Findings: The proposed Greenway Trail alignment does not provide direct access to the river
to protect the habitat enhancement areas along the River Campus riparian area. However, the
alignment provides far greater public access opportunities along the river than the mapped
alignment adjacent to the railroad right-of-way. The proposed alignment supports this
guideline while still providing a significant setback from the TOB. Habitat restoration planting
area is also preserved and protected by a fence that will discourage access to the riparian
planting area and the river. Overall, the alignment strikes an appropriate balance between
public access along the river and protection of the riparian vegetation and habitat areas that
will be enhanced through the University's habitat project. For these reasons, the proposed
River Campus development is consistent with the public access guideline.
The proposed Greenway Trail alignment dramatically improves the separation between the
trail and the railroad right-of-way over the mapped alignment. The proposed alignment also
significantly minimizes the distance where the trail is in close proximity to parking and
circulation routes. The alignment crosses the turnaround area needed for the boat trailers and
emergency vehicle turning near the boat house and parallels the adjacent parking area for a
short distance. However, in that short section, the trail is appropriately screened from the
parking area by a series of shrubs.
Mechanical equipment for the boathouse, including two ground mounted condenser units, a
gas meter, and main electrical connection, will be located in the southeast, interior corner of
the building. The area will be enclosed by a 6-foot cedar fence and screened from view from
the Greenway Trail.
The trail is also in close proximity to an approved irrigation well and an existing sanitary lift
station. The above ground equipment is located in the area south of the boat house in between
the proposed trail and the rail road right-of-way. As depicted on Exhibit C.7, the University is
proposing a small building to enclose and screen the above ground equipment associated with
the irrigation well and sanitary lift station. For these reasons, the proposed River Campus
development is consistent with the separation and screening design guideline.
The University will work with the Bureau of Parks and Recreation to provide the necessary
Greenway Trail signs and will clearly identify and distinguish the public access areas on the
River Campus. Signs will also be provided through the pedestrian system on the River Campus
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for students and visitors. For these reasons, the proposed River Campus development is
consistent with the signage guideline.
The University is implementing an extensive riverbank and riparian habitat improvement
project along the River Campus shoreline. As a result, public access to the water's edge will
not be provided as part of the project. Athletes and coaches on the rowing team will have
access to the river via the approved dock. However, pedestrian access is appropriately limited
for riparian habitat enhancement and protection purposes. For these reasons, the proposed
River Campus development is consistent with the access to water's edge guideline.
Issue C. Natural Riverbank and Riparian Habitat:
Issue D. Riverbank Stabilization Treatments:
Findings: No work is proposed to occur on the river bank and Issues C and D do 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 application narrative in Exhibits A.1 and A.2 describes the extensive landscaping
proposed around the buildings, athletic fields, parking areas and walkways all proposed in the
current application, in response to the Issue E landscaping guidelines. The applicant describes the
total landscape area proposed through this review as 304,492 square feet or 28.16% the area
included in this greenway review. The applicant notes that the total River Campus site area also
includes the riparian planting area approved previously in LU 18-132118 GW (proposed to meet
condition of approval OO in LU 12-166257 CU MS AD), the athletic field area, and the stormwater
facility at lower N Van Houten Place. Therefore, the applicant describes the total landscape area for
the River Campus site as 634,311 square feet or 36.13% of the total River Campus site area.
BDS LUS staff finds that Issue E requires Greenway landscaping to be planted within or riverward of
the Greenway Setback area, and the extensive landscaping described by the application for this issue
as proposed for LU 19-105254 EN GW is proposed well landward of the greenway setback.
The application narrative in Exhibit A.1 also responds to the Greenway Landscaping standards at
33.440.230, describing habitat restoration plantings approved through the prior Greenway Review
approval on the River Campus [LU 18-132118 GW] greatly exceeded the required landscaping
standards and the approved landscaping is designed to re-establish vegetative cover riverward of the
greenway setback and beyond the greenway setback in most areas along the River Campus
shoreline. To summarize the previously approved landscaping plans [LU 18-132118 GW/LU 12166257 CU MS AD condition OO], the riparian vegetation area included three planting areas totaling
6.27 acres and included a total of 2,063 native trees with seven different species of trees across the
three areas. The approved plan also included a total of 6,004 native shrubs with six different species
across the three areas and two different species of willows.
It follows then that the plantings proposed and approved through LU 18-132118 GW/LU 12-166257
CU MS AD condition OO, were intended to meet the Greenway overlay zone landscaping standards
within and riverward (as well as immediately adjacent to) the Greenway Setback area, and by
extension, the Landscape Treatments Greenway Design Guidelines expressed in Issue E. The
landscaping approved by LU 18-132118 GW is intended to meet condition of approval OO in LU 12166257 CU MS AD. The landscaping approved by LU 18-132118 GW (2,063 trees and 6,004 shrubs)
is designed to re-establish vegetative cover riverward of the greenway setback and also upland of
(and adjacent to) the Greenway Setback in most areas along the River Campus shoreline.
LU 18-132118 GW finds that these landscape treatment guidelines are met by plantings proposed by
that application on the River Campus, provided that the applicant obtain a Zoning Permit to have the
plantings inspected upon installation and after the initial 2-year establishment period. Therefore, in
order to utilize the LU 18-132118 GW/LU 12-166257 CU MS AD condition OO -plantings to meet
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Issue E guidelines for the current proposal, the Zoning Permit required for inspections of these
plantings should also be required to demonstrate the same plantings are installed and maintained as
the current proposal is developed. With such a condition of approval, the guidelines associated with
landscape treatments can be met.
Issue F. Alignment of Greenway Trail: This issue “applies to all applications for Greenway Approval
with the Greenway trail shown on the property in the Willamette Greenway Plan.” These guidelines
provide direction for the proper alignment of the Greenway trail, including special consideration for
existing habitat protection and physical features in the area of the proposed alignment;
Guidelines:
1. Year-round Use. The Greenway trail should be located so as to be open for public use year
round. The trail may be constructed along the top of bank, on a floating platform, or in a series of
tiers adjacent to the river, provided that at least one of these levels will remain unsubmerged.
2. Habitat Protection. The Greenway trail should be routed around smaller natural habitat
areas to reduce the impact on the habitat area.
3. Alignment. The Greenway trail alignment should be sensitive to and take advantage of
topographical and environmental features of the site, views of the river, existing and proposed
vegetation, and sunlight.
Findings: The proposed alignment is landward of the TOB and above the 100-year flood
elevation and will provide year-round public access. In order to ensure availability for yearround public use, as Guideline F.1 requires, in addition to meeting LU 12-166257 CU MS AD
Condition of Approval PP, the trail should be constructed concurrent with development of the
River Campus. Therefore, the applicant will be required to construct the trail prior to final
permitting of the proposed facilities on the River Campus. With such a condition of approval,
the proposed River Campus development and the Greenway Trail are consistent with the yearround public use guideline.
The proposed alignment avoids all sensitive habitat areas on the River Campus. The trail
provides significant setback from the TOB and avoids impacts on the riparian planting areas,
as they are protected by the previously approved split rail fence (LU 18-132118 GW). The
development area on the River Campus was formerly in industrial use, and was more recently
disturbed and graded as part of an EPA guided remediation. Therefore, the proposed
development area is devoid of trees or other habitat areas and has low resource and functional
values. The development area for trail development and riverward of TOB is identified as Site
No. 8.1 in the Lower Willamette River Wildlife Habitat Inventory and is Rank V site with a
listed habitat value of 0. For these reasons, the proposed River Campus development is
consistent with the habitat protection guideline.
Unlike the mapped alignment, the proposed alignment provides distance between the trail and
the railroad right-of-way to create a more pleasant trail experience. The trail alignment
incorporates the river and provides views of the river while maintaining appropriate separation
from sensitive riparian areas. The approved riparian plantings and the landscaping proposed
through this application will further enhance the trail experience. The trial alignment also
considers the riparian and safety issues of extending the trail to the southern property line
before a trail connection to the south is available, and provides a turnaround area that is both
safe and protective of the environmental features of the site. For these reasons, the proposed
River Campus development is consistent with the alignment guideline.
Issue G. Viewpoints:
Issue H. View Corridors:
Findings: Public Viewpoints and View Corridors are not mapped on the site and these
guidelines do not apply.
B. River frontage lots in the River Industrial zone.

Findings: The site is not within the River Industrial zone and this criterion does not apply.
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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; and
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: The River Natural ("n") overlay zone boundary includes most of the hillside above
the River Campus and a portion of the River Campus proposed for development east of the
railroad right-of-way. Specifically, the southernmost parking lot, the southern and eastern
portions of the tennis center, and the eastern third of the physical plant, as well as some of
the N Van Houten improvement area, limited portions of the DSM ground improvement area
and the bottom section of the proposed stairs are located within the n zone, or within 50 feet
of the n overlay. The remainder of the River Campus is located within the g overlay zone, and
portions of the stairs and N Van Houten improvements are located within the c overlay zone.
Therefore, portions of the proposed development east of the railroad right-of-way are either in
the n overlay zone or within 50 feet of the n overlay zone, but the proposed development west
of the railroad right-of-way is not subject to these criteria.
With the exception of the vegetated slope area leading up to N Van Houten Place and the
remainder of the campus, the n designated areas on the River Campus have limited wildlife,
wildlife habitat or scenic value aside from the general proximity to the river. The flatter and
lower portions of the campus are not mapped by the City or by Metro for any habitat or
riparian values. The area has also been approved for University development and expansion
and the proposed buildings and parking areas are allowed University uses on the site through
the Conditional Use Master Plan. There will be some impacts on wildlife and wildlife habitat
in the n zone associated with the proposed development as a result of tree removal and
lighting features. However, due to avoidance and minimization measures, the impacts will not
be significant detrimental impacts. Additionally, to the extent there are any detrimental
impacts, those impacts will be mitigated by extensive tree and vegetation plantings within the
n overlay zone and across the River Campus.
There are few areas where existing trees are located within the development areas of the River
Campus. Specifically, there is a cluster of black cotton wood trees ranging in size from 6inches to 31-inches located south of the existing parking lot. Because of the more central
location of the cluster of trees, removal of the trees is necessary to accommodate the physical
plant. There is also a 34-inch big leaf maple and an 8-inch pear tree located within the
footprint of the tennis center that will be removed, and two trees near the bottom of the
walkway that area that are unavoidable because of the density of trees near the southeast
corner of the tennis center. Tree removal will also be necessary to provide N Van Houten
improvements required to satisfy minimum PBOT road standards. The majority of trees to be
removed to accommodate the road improvements are big leaf maples that generally range in
size from 8 inches to 16 inches dbh. The University is also proposing removal of a number of
small green ash trees that were planted by the University as part of the previously approved
and existing parking lot. The reconfiguration of the parking area and the location of the
physical plant requires removal of the ash trees. However, the green ash trees to be removed
are all 3 inches or smaller and will be replaced by new interior and perimeter landscaping for
the parking area.
A total of 45 trees will be removed from throughout the Greenway overlays. Of the trees to be
removed, 7 are less than 6 inches dbh, 19 are between 6 and 12 inches dbh, and 19 are
greater than 12 inches dbh. None of the trees to be removed within the Greenway zone exceed
36 inches dbh. 7 of the trees are located further than 50 feet and outside of the n zone.
The necessary tree removal will have some detrimental environmental impact on wildlife
habitat in the area. However, the tree removal impact is minimized through careful design
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that minimizes the number of trees removed and mitigated by the extensive planting
proposed by the University across the River Campus. The University is proposing 251 new
native trees within the proposed development area in addition to extensive numbers of shrubs
and grasses. The landscape plan specifically includes 5 Ponderosa pines at or near the north
east corner of the physical plant within close proximity of the cluster of black cottonwood to
be removed. As a result of the relatively small amount of tree removal and the extensive
landscaping proposed, the tree removal will not result in a significant detrimental impact on
the land within the n zone.
Construction of the stairs within the n overlay will have temporary impacts on the
surrounding vegetation. However, the stairs have been carefully designed and located within
the n zone to minimize tree removal, and only two trees will be removed within the proposed
walkway alignment and both trees are less than 12-inches dbh.
Throughout the site, tree protection measures will be implemented as described in detail in
the applicant’s arborist report (Exhibit A.5.C). All trees to be preserved will be required to be
protected with tree protection fencing located outside of the root zone, or as specified in
Exhibit A.5.C, the arborist’s report.
Additionally, the stair design and materials will allow rain and sunlight to filter through to
the area beneath the elevated stairs. As depicted on the Landscape Planting Plan, the
University will restore and replant the temporarily disturbed area beneath the stairs using
the Upland Forest Native Mix. As a result of the limited tree removal, the stair development
within the n zone will not result in a significant detrimental environmental impact. To the
extent there is any detrimental impact, that impact has been minimized through the walkway
alignment and thoughtful walkway design and impacts will be mitigated.
As detailed in the Track and Field Lighting Detail Sheets, the proposed lighting system at the
track will include six, 80-foot-tall light poles with 10 to 14 shielded fixtures near the top of
each pole and one lower wattage full cutoff area light mounted at a height of 30 feet.
Additional shielded lights are proposed in the track area to illuminate event spaces and for
security and safety purposes. The lights are typical full cut-off "shoebox" type fixtures,
mounted 30 feet above ground level.
The proposed field lighting system utilizes the most effective shielding of LED sports lighting
systems currently available in the industry. The use of high efficiency LED arrays provide
more precise control of light to be delivered to the field. The reflector and shielding design
further reduce the amount of light transmitted off-site and into the atmosphere. The LED
floodlights are designed as cutoff floodlights that are aimed directly down within the
boundaries of the track facilities. Internal shielding is provided to reduce spill light and glare.
External (hooded) shielding is provided to reduce up-light, spill light and glare. The shielding
provided is in conformance with recommendations by the International Dark Sky Association
for curfewed athletic field lighting systems. The shielding provided eliminates direct uplighting and approaches full cutoff performance. The use of LED technology also requires less
light to meet lighting levels as only 5% additional light is required compared to 20%
additional light required for metal halide floodlights. The Track and Field Lighting Detail
Sheets attached as Exhibit 10 include an illumination summary that illustrates the minimal
amount of spill light generated by the track lighting system, especially near the riparian areas
to the west. The Track and Field Lighting Details also include an environmental glare impact
map that indicates the maximum candela an observer would see when facing the brightest
light source from any direction. As depicted on the map the lighting system provides useful
and necessary on-field illumination with minimal objectionable off-site glare.
Findings presented above in response to approval criteria in section 33.430.250 A, relative to
protection of environmental resources surrounding the development area (including trees),
and ensuring the required mitigation plantings are installed and inspected after a preliminary
establishment period, apply for this criterion as well. Consequently the applicant will be
required to provide tree protection as described in detail in Exhibit A.5.C, to provide
temporary construction fencing at the limits of clearing and grading depicted on the
construction plans, and will be required to obtain a Zoning Permit for inspection of the
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plantings depicted on Exhibits C.25 through C.33, both at installation, and 2 years later to
confirm survival during the initial establishment period.
For the collective reasons set forth above, the proposed development will not adversely impact
wildlife, wildlife habitat, or scenic qualities within the development area or surrounding lands
with a River Natural Overlay, and therefore, with conditions described above, can meet these
approval criteria.
E.
F.
G.
H.

Development within the Greenway setback.
Development riverward of the Greenway setback.
Development within the River Water Quality overlay zone setback.
Mitigation or remediation plans.
Findings: The proposal does not include any development within the Greenway Setback,
riverward of the Greenway Setback, or within the River Water Quality overlay zone, and Approval
Criteria 33.440.350 E, F, G and H do 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 requirements of Title 11
can be met, and 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.
Several new parking lots are approved as part of this land use review, the soccer field parking
lot, the tennis center parking lot, the physical plant parking lot, and the boathouse/track and
field parking lot. While the site plans indicate there is sufficient space to accommodate
landscaping as required by the parking lot landscaping standards, specific landscape plans
were not reviewed and Title 33 parking lot landscaping standards must be demonstrated to be
met at the time of building permit review. Further, existing parking areas within the River
Campus site are subject to the Non-Conforming Development Standards listed in Zoning Code
Section 33.258.070 D.2.
The Zoning Code also includes standards for floor area ratios, landscaping and trails in the
Greenway overlay zones. 33.440.220 limits floor area ratios to 2:1 within 200 feet of the
ordinary high water line unless the site is already subject to a more restrictive floor area ratio.
The proposed boat house, physical plant, and tennis center are the only proposed facilities that
create "floor area" for purposes of the FAR calculation. With the addition of 116,994 square feet
of floor area from those three buildings, the FAR campus-wide is approximately 0.255:1 and
below the maximum FAR allowed by the Master Plan of 0.36:1. Overall, the University is well
within the campus-wide FAR maximum. Therefore, the development proposed through this
Greenway Review is in compliance with this standard and the applicable campus FAR.
Zoning Code Section 33.440.230 includes landscaping standards of one tree and 10 shrubs for
every 20 feet of river frontage. The site has approximately 2,550 feet of river frontage, requiring
128 trees and 1,275 shrubs to be planted. Plantings required by LU 12-166257 CU MS AD
condition OO meet the required landscaping standards along the River Campus shoreline.
Trail standards in 33.440.240 require that the proposal meet the trail design guidelines in the
Willamette Greenway Plan. The Official Zoning Map shows a Major Public Trail running north
and south across the River Campus. The North Portland Greenway committee recommended a
trail alignment along the west side of the railroad right-of-way. Therefore, in compliance with
this standard and Master Plan Condition 00, the University proposes a Greenway Trail that
crosses the River Campus west of the railroad right-of-way. The precise alignment of the
Greenway Trail on any given property is not strictly fixed by the alignment depicted on the
Zoning Map. Instead, the property owner was encouraged to work with the City and the Bureau
of Parks and Recreation to develop a final alignment within the general vicinity of the mapped
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trail. Additionally the applicant will grant an easement for the trail and the standards of 33.272
will also be met.
Trees specifically approved for removal by the land use review are exempt from Title 11 Section
11.50.040 Tree Preservation Standards (11.50.040 B.5). However, the 11.50.050 On-Site Tree
Density Standards must be met, and will be met by proposed tree plantings and trees already
existing on the site.
OTHER TECHNICAL REQUIREMENTS
Technical decisions have been made as part of this review process, based on other City Titles,
as administered by other City service agencies. These related technical decisions are not
considered land use actions. If future technical decisions result in changes that bring the
project out of conformance with this land use decision, a new land use review may be required.
The following is a summary of technical requirements applicable to this proposal. This list is
not final, and is subject to change when final permit plans are provided for City review.
Bureau

Code Authority and Topic

Contact Information

Water Bureau

Title 21 - Water availability

503-823-7404
www.portlandonline.com/water

Environmental
Services

Title 17; 2014 Stormwater Manual

503-823-7740

Fire Bureau

Title 31 Policy B-1 - Emergency
Access

503-823-3700

Transportation

Title 17 - Transportation System
Plan

503-823-5185
www.portlandonline.com/transportat
ion

Development
Services

Title 24 - Building Code, Flood
Plain, Site Development; Title 10 Erosion and Sediment Control

503-823-7300

Urban Forestry

Title 11 – Trees

503-823-8733

www.portlandonline.com/bes
www.portlandonline.com/fire

www.portlandonline.com/bds

http://www.portlandoregon.gov/tree
s/

CONCLUSIONS
The applicant proposes athletic facilities, university buildings, associated ground
improvements, parking areas and vehicle and pedestrian circulation areas on the University of
Portland’s River Campus. The development plans include a tennis center, a lighted track and
field facility, a physical plant, a rowing center building, new parking areas, utilities, and new
stormwater facilities on the River Campus. The University also proposes to reconfigure an
existing parking lot east of the railroad tracks.
Additionally, the University is also proposing improvements to N Van Houten Place, including a
new railroad crossing, a new elevated pedestrian walkway from N Van Houten to the River
Campus, and lights along N Bluff Road, a private drive at the south end of the River Campus.
Finally, the University is proposing development of the Greenway Trail west of the railroad right
of way and two small buildings near the trail to screen mechanical equipment.
The applicant has provided extensive narrative findings and graphic plans that demonstrate
how the Environmental Review approval criteria and the Greenway Review approval criteria
area met for all of these facilities, or can be met with conditions of approval. Therefore, this
proposal should be approved, subject to the following conditions.
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ADMINISTRATIVE DECISION
Approval of Environmental and Greenway Review for deep soil mixing (DSM) ground
improvements, construction of a physical plant, tennis center, track and field facility, boat
house, associated parking areas and access drives, Greenway trail, elevated pedestrian
walkway, lighting along Bluff Road, improvements to N Van Houten Place including a new
railroad crossing, associated stormwater facilities, a well control station, sewer pump station
buildings, and associated utilities—all within the Environmental Conservation or Greenway
overlay zones, and in substantial conformance with Exhibits C.6 through C.41, as approved by
the City of Portland Bureau of Development Services on September 4, 2018. Approval is
subject to the following conditions:
A. A BDS Zoning Permit is/Permits are required for inspection of plantings required by
Condition C below, and separate BDS commercial building permits are required for
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 19-105254 EN GW Exhibits C.6 through
C.41.”
Further, A BDS Zoning Permit is required for inspection of plantings required by
Condition OO of LU 12-166257 CU MS AD.
Building Permits shall not be issued until the BDS Zoning Permit(s) is/are issued for
installation of plantings required by Condition OO of LU 12-166257 CU MS AD; and for
mitigation plantings required by LU 19-105254 EN GW as described in Condition C
below.
Building Permits shall not be finaled until the following occur:


the BDS Zoning Permit(s) is/are finaled for inspection of plantings required by
Condition OO of LU 12-166257 CU MS AD, and for inspection of plantings required
by LU 19-105254 EN GW as described in Condition C below;



the Greenway Trail is constructed as shown on LU 19-105254 EN GW Exhibits C.6
through C.32.

B. Temporary, 4-foot high, bright orange construction fencing shall be placed along the Limits
of Clearing and Grading, as depicted on Exhibits C.14 through C.20 and C.38 and C.39
Construction Management Plans, to separate approved construction areas from areas to
remain undisturbed.
1. All measures provided for sediment control, including sediment fencing, shall be placed
inside of the approved “Limits of Clearing and Grading,” delineated by the temporary
construction fence.
2. No mechanized construction vehicles are permitted outside of the approved “Limits of
Clearing and Grading,” delineated by the temporary construction fence. All planting
work, invasive vegetation removal, and other work to be done outside the Limits of
Clearing and Grading, shall be conducted using hand held equipment.
3. Trees shall be protected according to tree protection measures provided in Title 11 Tree
Code, Chapter 11.60.030 Tree Protection Specifications, or as specifically described in
the Arborist’s Tree Protection Plan Exhibit A.5.C in the application case file, and
Exhibits C.21 through C.25 Tree Protection Plans and Notes.
C. The applicant shall obtain a BDS Zoning Permit/Permits for approval and inspection of
mitigation plantings, in substantial conformance with Exhibits C.26 through C.33, C.40
and C.41 Environmental Mitigation and Landscape Planting Plans. Any plant substitutions
shall be selected from the Portland Plant List, and shall be substantially equivalent in size to
the original plant.
1. Plantings may occur on phases, but shall be installed with completion of construction of
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each building. Plantings approved by the Zoning Permit(s) shall be shown on each set
of building permit plans.
2. Plantings shown on Exhibits C.40 and C.41 shall be installed upon completion of the
elevated pedestrian stairway.
3. Plantings required by Condition OO of LU 12-166257 CU MS AD shall be installed with
the first building permit for the River Campus, or with the rowing dock, whichever is
constructed first.
4. Permit plans shall show the general location of the trees, shrubs and ground covers
required by this condition to be planted in the mitigation area and labeled as “new
required landscaping”. The plans shall include a 40-foot by 40-foot “typical”, scalable
planting layout for each planting zone, and shall illustrate a naturalistic arrangement of
plants and should include a planting table listing the species, quantity, spacing and
sizes of plants to be planted.
5. The applicant shall indicate on the plans selection of either tagging plants for
identification or accompanying the BDS inspector for an on-site inspection(s).
6. Plantings shall be installed between October 1 and March 31 (the planting season).
7. 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.
8. If plantings are installed prior to completion of construction, a temporary bright orange,
4-foot high construction fence shall be placed to protect plantings from construction
activities.
9. After installing the required mitigation plantings, the applicant shall request inspection
of mitigation plantings and final the BDS Zoning Permit(s).
10. 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.
Staff Planner: Stacey Castleberry
Decision rendered by: ____________________________________________ on September 4, 2019
By authority of the Director of the Bureau of Development Services

Decision mailed: October 8, 2019
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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.
About this Decision. This land use decision is not a permit for development. Permits are
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 January
11, 2019, and was determined to be complete on May 9, 2019. 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 January 11, 2019.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant requested that
the 120-day review period be extended for at total of 90 days as stated with Exhibit A.3.
Unless further extended by the applicant, the 120 days will expire on: January 2, 2020.
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 October 22, 2019 at 1900 SW
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,
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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 October 23, 2019 by the Bureau of
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
A. Applicant’s Statements
1. January 11, 2019 Joint Greenway Review/Environmental Review Narrative, University
of Portland River Campus
2. May 9, 2019 Response to Completeness Letter LU 19-105254 EN GW
3. June 13, June 27, July 24, August 20, September 4, and September 26, 2019 Requests
for Extension of 120-day Review Period
4. June 27, 2019 Applicant e-mailed response to BES LU Response
5. July 24, 2019 Response to Approvability Issues LU 19-105254 EN GW
B. Zoning Map (attached)
C. Plans/Drawings:
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C.1. Sheet No. C1.0 – Existing Conditions Plan – Overall
C.2. Sheet No. C1.1 – Existing Conditions Plan – Area 1
C.3. Sheet No. C1.2 – Existing Conditions Plan – Area 2
C.4. Sheet No. C1.3 – Existing Conditions Plan – Area 3
C.5. Sheet No. C1.4 – Existing Conditions Plan – Area 4
C.6. Sheet No. C2.0 – Development Site Plan – Overall (attached)
C.7. Sheet No. C2.1 – Development Site Plan – Area 1
C.8. Sheet No. C2.2 – Development Site Plan – Area 2
C.9. Sheet No. C2.3 – Development Site Plan – Area 3
C.10. Sheet No. C2.4 – Development Site Plan – Area 4
C.11. Sheet No. C2.5 – Development Site Plan – Details (attached)
C.12. Sheet No. C2.6 – Development Site Plan – DSM Work (attached)
C.13. Sheet No. C2.7 – DSM Work & Infiltration Facilities
C.14. Sheet No. C3.0 – Construction Management – Overall
C.15. Sheet No. C3.1 – Construction Management Plan – Area 1
C.16. Sheet No. C3.2 – Construction Management Plan – Area 2
C.17. Sheet No. C3.3 – Construction Management Plan – Area 3
C.18. Sheet No. C3.4 – Construction Management Plan – Area 4
C.19. Sheet No. C3.5 – Construction Management Plan – N Van Houten Place (attached)
C.20. Sheet No. C3.6 – Construction Management Plan – DSM Work
C.21. Sheet No. C4.0 – Tree Protection Plan – Overall
C.22. Sheet No. C4.1 – Tree Protection Plan Notes & Details
C.23. Sheet No. C4.2 – Tree Protection Plan – Area 2
C.24. Sheet No. C4.3 – Tree Protection Plan – Area 3
C.25. Sheet No. C4.4 – Tree Protection Plan – Area 4
C.26. Sheet No. L1.0 – Landscape Planting Plan – Overall (attached)
C.27. Sheet No. L1.2 – Landscape Planting Details, Notes & Schedule (attached)
C.28. Sheet No. L1.1 – Landscape Summary
C.29. Sheet No. L1.3 – Landscape Planting Plan
C.30. Sheet No. L1.4 – Landscape Planting Plan
C.31. Sheet No. L1.5 – Landscape Planting Plan
C.32. Sheet No. L1.6 – Landscape Planting Plan
C.33. Sheet No. L1.7 – Landscape Planting Details, Notes & Schedule
C.34. Sheet No. CZ-1.0 – Environmental Review Existing Conditions Plan
C.35. Sheet No. CZ-1.1 – Environmental Review Testing Conditions Plan Enlargement
C.36. Sheet No. CZ-2.0 – Environmental Review Development Proposal Site Plan
C.37. Sheet No. CZ-2.1 – Environmental Review Development Proposal Site Plan
Enlargement (attached)
C.38. Sheet No. CZ-3.0 – Environmental Review Construction Management Plan
C.39. Sheet No. CZ-3.1 – Environmental Review Construction Management Enlargement
(attached)
C.40. Sheet No. LZ.1 – Environmental Review Mitigation Plan (attached)
C.40a. Mitigation Planting Schedule for Environmental zone Mitigation Plan (attached)
C.41. Sheet No. LZ.2 – Environmental Review Mitigation Detail & Notes (attached)
C.42. Sheet No. LZ.3 – Environmental Review Trail Alternative Route Plan
C.43. Sheet No. LZ.4 – Environmental Review Impact Evaluation
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Fire Bureau
4. Site Development Review Section of BDS
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5. Bureau of Parks, Forestry Division
6. Life Safety Plan Review Section of BDS
7. Land Use Services Section of BDS
F. Correspondence:
1. University Park Neighborhood Association, June 6, 2019, letter in support
G. Other:
1. Original LU Application
2. Completeness Check letter with review notes
3. Multiple phone contact sheets

The Bureau of Development Services is committed to providing
equal access to information and hearings. Please notify us no
less than five business days prior to the event if you need
special accommodations. Call 503-823-7300 (TTY 503-8236868).

