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recommendations to address Economic Prosperity, Watershed Health,
Access, Riverfront Communities, and Working with our Partners.

Volume 1B: Code Amendments and Zoning Maps
This volume contains amendments to the comprehensive plan,
zoning code, and other City titles, and zoning maps.

Available in print

VOLUME 2. ECONOMIC PROSPERITY BACKGROUND INFORMATION Available on CD
This volume includes background information for some of the
economic prosperity recommendations. For additional information
please see the River Plan website.

VOLUME 3: WATERSHED HEALTH BACKGROUND INFORMATION

Volume 3A: Willamette River Natural Resources Inventory: Available on CD
Riparian Corridors and Wildlife Habitat
This volume contains natural resource information for 13 resource
sites in the North Reach

Volume 3B: Willamette River Natural Resources Inventory:

Riparian Corridors and Wildlife Habitat—Appendices
This volume contains five technical appendices to the Willamette
River Natural Resource Inventory including a description of the
methodology used to develop the inventory.

Available on CD

Volume 3C: Economic, Social, Environmental and Energy Analysis and | Available on CD
Recommendations for Riparian Corridors and Wildlife Habitat
This volume contains a State Land Use Planning Goal 5 required
analysis of the tradeoffs associated with different levels of natural
resource protection for the upland portions of the River Plan / North
Reach planning area.

VOLUME 4: ACCESS BACKGROUND INFORMATION Available on CD
This volume includes background information for the access related
recommendations. For additional information please see the River
Plan website.

Documents listed as available on CD can be ordered in print form. Please allow 7 days for printing.



TABLE OF CONTENTS

SUMMARY .. [

|. INTRODUCTION

A, BACKGIOUNT ..ottt 1
B, PlANNING PIOCESS .....oviiiieieisiee ettt 9
[l. THE PLAN
A. Policies, Objectives and ReCOMMENUALIONS .......c.cocvviririririiiieieiieee s 13
1. ECONOMIC PrOSPEIILY ...vcviviviiisiiiiitit ittt 14
2. Watershed HEalth ..o 26
3e ACCESS .ttt bbb bbbttt 37
4. RIVErfront COMMUNILIES .....vviviieeiciee e 43
5. WOrking With OUF PANETS..........cviuiveiiiiiieieieisiei s 51
B. ACHON AGENUA. ...t 59
1. ECONOMIC PrOSPEITLY ...veveveriririeiiiisisisisisists sttt ettt anesesenans 60
2. Watershed HEalth ..o 63
3. ACCESS ..ttt ettt ettt et ettt ne e r e e 65
4. RIVErfront COMMUNITIES ....vvvieieieieie e erens 66
5. WOrking With OUI PAINEIS........ccvoiiiiieieieis s 67
[Il. THE FUTURE OF THE NORTH REACH
A Swan 1S1and/LOWEr AIDING ........ccueueieieeeeeeeeeee s 75
B NOItN BEACK ... 77
C SEIONNS . e 79
D. RIVEIGALE ...ttt ettt e e e s e s s st s s st 81
E. THE CONIUBNCE ... 83
F. LINNEON VIlIAGE ... et enenn 85
G WIIBFIAQE ..t 87
H GUIII'S LAKE ....vvieveteese ettt n s 89
APPENDICES
A, OFAINANCE......ocvciceciccce e to be drafted
B, OUITEACK LOG. .. cevviiiieicies e 92
C.  FUNAING OPLIONS ...ttt enenenas 102
D. Related Publications and DOCUMENTS.........cccuiiiiiririririnisisisisisisisisis s 106



MAPS AND ILLUSTRATIONS

MAPS

Map 1:  EXIStNG OVEIAY ZONES ......coiviiierieiririeeieieisis sttt sttt nnenes 108
Map 2;  PropoSed OVENAY ZONES ........ccvcvvviiieeieiereeeeieiesesesis sttt sesesenssesens 111
Map 3:  Working Harbor Industries and INfraStrUCIUIE ..........ccccovieiiriiinncsceeeee e 114
Map 4. Economic Prosperity — Proposed Zoning and INVESIMENLS ...........ccceueeeeieininnnnninnsseeeeeserenens 116
Map 5: Natural Resource Inventory — Riparian / Wildlife Habitat Combined Ranks..........c.cccccevvcrvivinnnen. 118
Map 6: Watershed Health — Proposed Overlay Zones and Potential Restoration Sites..........ccccovvvvrvennnen. 120
Map 7:  Existing Willamette Greenway Trail and Bicycle NEtWOTK............ccccvivviiccessssseeeeess s 122
Map 8: Access — Proposed Willamette Greenway Trail and VIEWPOINES .........c.ccceevenviincecesesss s 124
Map 9:  Linnton Existing and PropoSed ZONING ..........ccoeirieiriiiniieniceisieisissees e 126
Map 10: St. Johns Existing and PropoSed ZONING  .....c.ccevviuirniiinnieirieesieisiseise e 128
Map 11: Recommended Studies and Investments (also see Section II.B. Action Agenda) .............ccccvveenenes 130
ILLUSTRATIONS

lllustration 1: The Future of the NOIh REACK ..........cccciiiiiiiiic s 71
Illustration 2: The Future of Swan ISIand/Lower AlDING ... 76
llustration 3: The Future 0f NOMh BEACK..........ccviiiiicic s 78
lllustration 4: The FULUIE Of STJIONNS........coviiiiicc b 80
llustration 5: The FULUIe Of RIVEIGAIE .........ceviieiriiieice e 81
Illustration 6: The Future of the CONIUBNCE ..........ccuriiiricic s 84
[llustration 7: The Future of LINNtON VIlIAGE ..........c.vveriieiicsciec s 86
[llustration 8: The FUture of WIlDIAGE. .......coviiiicceics s 88

[llustration 9: The FULUIE OF GUIIA'S LAKE .......cvcovieriiriiriirise et st ettt e st ee st e e saesresbesbesresseesseseeseesreneens 90



SHORTHAND REFERENCES

ARARs Applicable or Relevant and Appropriate Requirements
BDS Bureau of Development Services

BES Bureau of Environmental Services

c-overlay Environmental Conservation Overlay Zone

CERCLA Comprehensive Environmental Response, Compensation, and Liability Act
Corps U.S. Army Corps of Engineers

CWA Clean Water Act

DEQ Oregon Department of Environmental Quality

DSL Oregon Department of State Lands

e-overlay River Environmental Overlay Zone

EPA U.S. Environmental Protection Agency

ESA Endangered Species Act

ESEE Analysis Environmental, Social, Economic and Energy Analysis
FEMA Federal Emergency Management Agency

g-overlay River General Overlay Zone

Harbor ReDI Portland Harbor Redevelopment Initiative

i-overlay River Industrial Overlay Zone

NEPA National Environmental Policy Act

NOAA Fisheries National Oceanic and Atmospheric Administration’s National Marine Fisheries Service
NRDA Natural Resource Damage Assessment

oDoT Oregon Department of Transportation

OHWM Ordinary high water mark

p-overlay Environmental Protection Overlay Zone

Parks Portland Parks and Recreation

PDC Portland Development Commission

PDOT Portland Office of Transportation

Planning Portland Planning Bureau

Port Port of Portland

r-overlay River Recreational Overlay Zone

USFWS U.S. Fish & Wildlife Service

WNRI Willamette River Natural Resource Inventory



SUMMARY

Background

The River Plan is a comprehensive, multi-objective plan for the
land along the Willamette River. It will update and replace the
1987 Willamette Greenway Plan, zoning code, and design
guidelines, which serves as Portland’s compliance with State
Planning Goal 15 (Willamette River Greenway). The new River
Plan will help set the course for the next twenty years—guiding,
inspiring and facilitating actions along the Willamette River.

The North Reach, the first stretch of the river to receive detailed
planning, extends from the confluence with the Columbia River to
roughly the Fremont Bridge. The planning process involved
several levels of stakeholder and community involvement. The
River Plan Committee provided guidance and a public forum for
discussing issues and staff recommendations.

The majestic St. Johns Bridge soars above
the North Reach of the Willamette River.

River Plan / North Reach Challenges and Recommendations

The River Plan / North Reach proposes a suite of new public investments, strategies, policies, and
regulations to address challenges and build on opportunities along the river. Recommendations are grouped
into five topic areas.

Economic Prosperity

Portland’s working harbor is a west coast trade gateway and Oregon’s largest seaport, where the state’s

primary shipping channel, interstate rail lines, highways, and petroleum pipeline infrastructure all come

together. This vital resource is an important part of the region’s economic prosperity. The working harbor
supports nearly one third of the city's
industrial land base and approximately
40,000 workers — through multiplier effects
the working harbor supports about one in
eight jobs in the metro region. Despite
strong regional and City support for industrial
development, the harbor faces challenges
ranging from transportation and
infrastructure needs, to regulatory
uncertainty, to the concern that industrial
land is at risk for conversion to other land
uses.

Gunderson’s barge launches are an exciting event on the working
waterfront. (photo credit: Gunderson)

October 28, 2008 i River Plan / North Reach
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The River Plan addresses these challenges and bolsters economic prosperity in the harbor with the
following recommendations:

= Strengthen land use regulations to protect the prime industrial land in the North Reach and support
businesses that benefit from or need a riverfront location;

= Provide more predictability and flexibility for riverfront redevelopment and expansion; and

= Undertake public investments in infrastructure and land development to fuel private reinvestment in the
working harbor.

Watershed Health

Located at the confluence of the Willamette
and Columbia Rivers and along the Pacific
Flyway, the North Reach is an important part
of the region’s ecological infrastructure. This
stretch of river provides habitat for fish and
wildlife and contains important vegetation such
as the increasingly rare Oregon white oak.
The current natural resources inventory that is
used to inform development applications is
over twenty years old and doesn't reflect
existing conditions. In addition, the existing

greenway requirements do not adequately The North Reach has few river banks with a soft riparian edge
protect resources or address recently adopted  like this one. Migrating salmonids need places to rest on their
watershed health goals, objectives, and travels to and from the ocean.

regulations.

The River Plan addresses these challenges and helps realize watershed health goals with the following
recommendations:

= Provide an updated inventory of natural resources in the
North Reach to inform development and restoration
activity;

= Establish regulations to strategically protect and conserve
natural resources along the river and in adjacent upland
areas; and

= Develop a restoration program that optimizes efforts to
improve fish and wildlife habitat in the North Reach.

Access
Portlanders envision a vibrant Willamette waterfront where we
can work and play. A key part of realizing this vision is to
provide better access to and along the river for both recreation
and transportation purposes. Much of the North Reach
riverfront is occupied with industrial development that is
incompatible with public access. However, there are
opportunities to provide access in this constrained area that
Have you visited your river lately? Cathedral yviII enhance recreational resources and create valuable links
Park is a popular river access point in the in the regional transportation system.
North Reach.

River Plan / North Reach ii October 28, 2008
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The River Plan addresses these challenges and takes advantage of opportunities with the following

recommendations:

= Designate a continuous trail along both sides of the river that will be developed over time, as an off-

street path or along an existing street or railway;

= Develop additional viewpoints that facilitate greater appreciation of the natural landscape and working

waterfront in the North Reach; and

= |mprove vehicular, bicycle and pedestrian access to Swan Island.

Riverfront Communities

Portland’s riverfront neighborhoods have enjoyed renewed popularity in recent years, generating
stewardship and appreciation for our river. In the North Reach, bringing people and activity near the harbor
industrial districts must be done carefully, as conflicts can arise when new residents experience the noise,

lights, and hazards of industrial uses.

The River Plan addresses these challenges and encourages thriving riverfront communities with the

following recommendations:

= Undertake actions in Linnton to encourage main street reinvestment and improve the vitality of the

Linnton area;

= |mplement follow-up actions to encourage the reuse of riverfront land near University of Portland;

= Reduce conflicts in the residential-industrial interface in the St. Johns / Cathedral Park area by
limiting residential density in certain areas, establishing a noise abatement standard near industrial
areas, and supporting the establishment of a whistle-free zone; and,

= Work with the City of Portland Noise Office to develop citywide policies and strategies regarding
residential development in and near industrial and employment zones.

Working with Our Partners

The river’'s edge is important for the regional economy,
provides important fish and wildlife habitat, and is critical
for maintaining the health of the river and the watershed.
In addition, it's a desirable location for transportation,
recreation, and residential living. Therefore there are
many stakeholders—our regulatory, community, and tribal
partners—with an interest in what happens at the river's
edge. With so many interests to consider, regulation and
decision-making can be lengthy and complicated.
Communication, coordination, education, and organization
amongst North Reach stakeholders can be improved.

The River Plan addresses these challenges and improves
how we work with our partners through the following
recommendations:

» Implement process improvements to create a
coordinated multi-jurisdictional permitting process;

The River Plan aims to improve communication and
coordination with the many stakeholders that have
an interest in the future of the river.

= Provide clear guidance for contaminated site cleanup and develop materials and strategies to help

applicants through the cleanup process;
= |mprove communication with our tribal partners; and,

= Develop programs that ensure continued education and outreach on North Reach issues.

October 28, 2008 i
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. INTRODUCTION

The Willamette River is central to Portland’s history, landscape, economy, and culture—it is both literally and
figuratively at the heart of our city. Originally our raison d'etre, today the Willamette still serves as a gateway to
global commerce and provides the setting for a world-class port. Recreational opportunities abound in and near
its waters, earning it the title of our “front yard.” The river and its banks also provide a home for fish and wildlife
and connect us with nature in the midst of a thriving city.

Much is demanded of the river and its adjacent lands. River frontage is a scarce and increasingly valuable
resource and multiple interests compete for its use. Today the Willamette River faces great challenges: toxic
sediments in the river have resulted in a Superfund designation for the Portland Harbor; upland sites are
contaminated as a result of past industrial practices; Chinook, Coho and Chum salmon and Steelhead trout have
been listed as threatened under the federal Endangered Species Act; Portland’s riverfront industrial areas are
experiencing constraints on growth in the face of global competition; demand is growing for riverfront parks and
recreational facilities; and access to the river from nearby neighborhoods is difficult or even impossible in many
locations.

The River Plan is a comprehensive effort to meet these manifold challenges. With the River Renaissance Vision
setting the goals and the River Renaissance Strategy providing the framework, it is clear that now is the time for a
new plan for the future of the land along the Willamette River. This is no small undertaking—the implications of
the decisions made in this plan will affect the river, the adjacent land and the city as a whole, for generations to
come. But with great challenge comes great opportunity, and the River Plan has the potential to chart a new
course for the next twenty years that ensures the Willamette remains our jewel and our city's most valuable
economic, environmental, and social asset.

While the River Plan / North Reach will go a long way toward addressing the challenges in the North Reach,
additional steps to support the environment, economy, access to the river and riverfront communities will be taken
as part of other efforts such as the cleanup of the Portland Harbor superfund site, compensation for contaminant-
related damages under the Natural Resources Damages Assessment process and other important initiatives.

Looking north, sky and water converge. Forest Park and the Linnton community extend
along the river's western shore.

River Plan / North Reach 1 October 28, 2008
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Background

A. BACKGROUND

WHAT IS THE RIVER PLAN?

The River Plan is the first update to the Willamette Greenway Plan in more than twenty years. First crafted in
1979 to serve as Portland’s compliance with Statewide Planning Goal 15 (Willamette River Greenway), the most
recent update of the Willamette Greenway Plan was adopted by the Portland City Council in 1987. The River Plan
will guide, inspire and facilitate actions along the Willamette River and replace the current Willamette Greenway
Plan.

PLANNING BY RIVER REACH

The River Plan is being carried out in phases, each focusing
on a different stretch of the Willamette River: the North,
Central, and South Reaches. The reaches are interrelated
but distinct, and phasing allows planning to focus on the
unique issues facing each reach. The reaches as
characterized in the River Concept (2006):

River Plan Reaches

North Reach: Portland’s Working Waterfront
The North Reach will continue to provide Oregon with access
to global markets and support the region’s economy as a
West Coast distribution hub and a heavy industrial area.
Environmental cleanup, recreational access, and watershed
health actions will contribute to the harbor’s long-term vitality.

Central Reach: The Region’s Gathering Place
The Central Reach will continue to be a highly urban, regional
center with a waterfront that is the city’s main civic space and
a regional attraction. Access to the river and public use of the
waterfront will improve through new development and
transportation improvements, eventually including changes to
Interstate 5.

South Reach: Neighborhoods and Natural
Areas

The South Reach will provide unique fish and wildlife habitat,
parks and trails in the center of the city, easily reached from
established neighborhoods.

The North Reach, extending from the Broadway Bridge north to the confluence with the Columbia River, is the
first to receive detailed planning and is the focus of this document. Planning for the Central and South Reaches
will follow.

The Willamette River is a complex system. The River Plan recognizes that the tools used to guide development
along the river should respond to the unique conditions found in each reach. Thus, strategies and solutions
applied in the North Reach, Portland’s working harbor, may not all be appropriate for use in the Central and South
Reaches.

October 28, 2008 2 River Plan / North Reach
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Background

River Plan Process Chart
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PLANNING AND POLICY CONTEXT

State Policies

The update of the Greenway Plan must comply with
Oregon’s Statewide Planning Goals. The primary goal that
applies to the River Plan is Goal 15 but other goals also
apply. These goals are listed below:

Primary Goal
Goal 15:  Willamette River Greenway

Other Important Goals

Goal 1. Public Involvement

Goal 5:  Natural Resources, Scenic and Historic Areas,
and Open Spaces

Goal 6:  Air, Water and Land Resources Quality

Goal 7. Areas Subject to Natural Hazards

Goal 8:  Recreational Needs

Goal 9:  Economic Development

Goal 12:  Transportation
Goal 14:  Urbanization

Regional Policies

Metro’s Urban Growth Management Functional Plan
(UGMFP) provides jurisdictions with tools to meet Metro’s
long-range growth management plan, the 2040 Growth
Concept. The River Plan must comply with the UGMFP
including regulations related to water quality (Title 3), fish
and wildlife habitat conservation (Title 13), and industry
and employment (Title 4).

City Policies

Numerous City policy documents provide direction for the
River Plan, including the Comprehensive Plan, the existing
Willamette Greenway Plan, the Transportation System
Plan, and several neighborhood plans. There are also
many documents that provide guidance but are non-
binding City policy. These include the River Concept, the
River Renaissance Vision and Strategy, the Portland
Watershed Management Plan, and a variety of City Council
resolutions. Some of the policy direction in these latter
documents will become binding through City Council
adoption of the River Plan and associated updates to the
Comprehensive Plan.

Comprehensive Plan (1980) - The Comprehensive
Plan is Portland’s primary planning policy document,
intended to guide development and redevelopment of the
city for the next twenty years. Implementation of the

October 28, 2008 4
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WILLAMETTE
i GREENWAY

PLAN
N

The 1987 Willamette Greenway Plan is currently
implemented through the Greenway Overlay
zones (33.440), the Willamette Greenway
Design Guidelines, and the greenway trail
deisgnation. The five greenway overlay zones—
River General (g), River Recreational (r), River
Industrial (i), River Natural (n), and River Water
Quality (g)—are applied along the river. (See
Map 1: Existing Overlay Zones).

Existing greenway regulations are intended to
maintain existing natural riverbank, reestablish
vegetative cover on and near the riverbank, and
protect and improve water quality. The
regulations utilize a set of development
standards and discretionary review to achieve
this purpose. In most cases, development in the
greenway must go through greenway review.

Greenway standards require development to be
set back from the riverbank (25 feet outside the
g-overlay; 50-200 feet inside the g-overlay) and
landscaping to be planted within and riverward of
the setback. The greenway setback does not
apply to development that is river-dependent or
river-related in order to facilitate use of the river
for waterborne transportation purposes.

Greenway review criteria and design guidelines
focus on conserving and enhancing the natural
riverbank, reducing detrimental impacts to
ranked wildlife habitat, and reducing significant
loss of hiological productivity in the river.
Alternatives analyses and mitigation for
unavoidable impacts are only required in the g-
overlay.

The i-overlay applies exclusively in the North
Reach. Uses in the i-overlay must be river-
dependent or river-related.

River Plan / North Reach
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Background

Willamette Greenway Plan is one of the Comprehensive Plan policies (2.7). Updates to Portland’s 1980
Comprehensive Plan and the 1988 Central City Plan are currently underway. This project is called The Portland
Plan. Amendments to the Comprehensive Plan made as part of the River Plan will be incorporated into The
Portland Plan.

Willamette Greenway Plan (1987) - The Willamette Greenway Plan fuffills the requirements of Statewide
Planning Goal 15, Willamette River Greenway. The purpose of Goal 15 is “to protect, conserve, enhance and
maintain the natural, scenic, historical, agricultural, economic and recreational qualities of lands along the
Willamette River as the Willamette River Greenway.” The primary objectives of the 1987 Willamette Greenway
Plan (abridged) are to:

Restore the Willamette River and its banks as a central axis and focus for the City, its neighborhoods and residents
Increase public access to and along the Willamette River

Conserve and enhance the remaining natural riverbanks and riparian habitat along the river

Provide an attractive quality environment along the Willamette River

Maintain the economic viability of Portland’s maritime shipping facilities based on the overall economic importance
of deep-channel shipping to Portland’s and Oregon’s economy

6. Reserve land within the Greenway for river-dependent and river-related recreational uses

7. Meet the statutory requirements of Statewide Planning Goal 15

arown e

The River Plan will replace the Willamette Greenway Plan.

River Renaissance Vision (2001) and River Renaissance
Strategy (2004) - In March 2001, the Portland City Council endorsed
the River Renaissance Vision, a document that articulates a set of goals
and aspirations for a revitalized river. The Vision includes five mutually
supportive and interrelated themes that proclaim Portland’s aspirations to:

= Ensure a clean and healthy river for fish, wildlife, and people

= Maintain and enhance the city’s prosperous working harbor

= Embrace the river and its banks as Portland’s front yard

= Create vibrant waterfront districts and neighborhoods

= Promote partnerships, leadership and education

In December 2004, the Portland City Council adopted the River
Renaissance Strategy to lead the City toward the future outlined in the
River Renaissance Vision. The Strategy serves as the City’s blueprint for
river-related activities and investments by establishing policy guidance,
progress measures, and an action agenda.

The River Concept (2006) - The River Concept was endorsed by
the Portland City Council in April 2006 as a guiding document for the
River Plan. The River Concept synthesizes river-related planning over
the last decade from adopted documents as well as recent policy
discussions and actions, including:

River Renaissance Vision (2001) & Strategy (2004)
McCormick & Baxter Reuse Assessment (2001)
Willamette Greenway Trail Feasibility Study (2002)
North Portland Regional Trails and Greenways:
Connecting Neighborhoods to Nature (2003)

=  Guild's Lake Industrial Sanctuary Plan District (2003)
= Swan Island Trails Action Plan (2003)

Strategy for Recreation, Parks, Trails, Open Spaces (2004)
Willamette Industrial Urban Renewal Area (2004)

St. Johns / Lombard Plan (2004)

Port of Portland Marine Terminals Master Plan (2005)
Portland Watershed Management Plan (2005)

Freight Master Plan (2006)

Linnton Hillside and Village Studies (2006)

River Plan / North Reach 5 October 28, 2008
Proposed Plan



Background

WHY UPDATE THE 1987 GREENWAY PLAN WITH A NEW RIVER PLAN /
NORTH REACH?

Much has changed in the two decades since the adoption of the 1987 Willamette Greenway Plan, motivating and
informing development of a new River Plan. The following issues reflect the changing physical, regulatory, legal
and economic landscape, as well as an evolving public perception of the river's role in shaping the community.

Federal issues

A 1994 U.S. Supreme Court case, Dolan v. City of Tigard, involving Tigard’s trail requirements, provided for
enhanced property rights protections. Governments must now ensure that required dedications are related
to the proposed development and

proportional to the impacts of the

proposed development.

Willamette River spring Chinook salmon

and Steelhead trout were listed as

threatened under the Endangered

Species Act in the late 1990s and Coho

and Columbia River Chum salmon were

added in 2005. The Act prohibits

harming these species or their habitat

and calls for actions to restore

populations to sustainable levels. Pacific

lamprey is currently under review for

listing.
The river sediments within a 6.2 mile Cleanup is necessary to facilitate redevelopment and to maintain a
stretch of the North Reach were prosperous working harbor.

designated the Portland Harbor

Superfund site in 2000. An intense study is underway to determine levels and locations of contamination,
best clean-up methods, and parties to be held responsible for clean up costs. Uncertainty regarding the
outcome of the investigation, assignment of liability and assessment of past damages to natural resources
has left many properties in the North Reach vacant or underutilized, despite the demand for harbor area
sites.

The 2002 U.S. Maritime Transportation Security Act, developed as part of homeland security protections,
requires river-dependent industries that receive vessels that are of a certain size, carry certain substances,
or that travel internationally to establish facility security plans. These plans often restrict public access to and
near these regulated facilities.

State and regional issues

Metro adopted Titles 3 and 13 in 1998 and 2005, respectively. These titles require local governments to
reduce flood and landslide hazards, control soil erosion, protect water quality, and protect, conserve, and
restore riparian corridors and wildlife habitat. The areas subject to these titles include those inundated in
1996.

Development pressure and the expansion of the central city into former industrial areas has led to concerns
about the integrity of riverfront industrial districts and the overall supply of industrial land in the region. In
2002 Metro added approximately 4,000 industrial acres to the urban growth boundary to accommodate the
projected regional growth over the next 20 years and updated Title 4 to protect existing industrial land. The
update designated most of the North Reach as a Regionally Significant Industrial Area and called for
additional regulations to protect other industrial and employment lands.

October 28, 2008 6 River Plan / North Reach
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Background

= |n 2006 the state Land Conservation and Development Commission updated the Statewide Planning Goal 9
rule to require communities to have an adequate supply of employment land to meet growth expected in 20
years.

City issues

= The zoning code regulations and approval criteria that implement the Willamette Greenway Plan are over 20
years old and only minor amendments have occurred over time.

= The adopted natural resource inventory for the Willamette River is over 20 years old and out of date. Many
of the natural resource areas that Metro and the City identified as being significant contributors to watershed
health are currently not protected.

= The City of Portland endorsed the River Renaissance Vision in 2001, calling for a revitalized Willamette
River.

= The City of Portland adopted the Portland Watershed Management Plan in 2005 that established new
watershed health principles and goals for the City of Portland. The goals are to improve water quality,
hydrologic functions and fish and wildlife habitat and populations.

= The plan for the St. Johns community was adopted by City Council in 2004 but noise from the industrial area
remains an issue of concern to area residents.

= Plans for the Linnton Hillside and Linnton Village were developed in 2004 but only the Linnton Hillside plan
was adopted by City Council. The Linnton community remains dissatisfied with plans and actions to improve
the waterfront in the Linnton waterfront.

= The City currently implements balanced cut and fill (flood storage compensation) regulations as required by
Metro. In certain cases, property owners have found it difficult to meet this requirement. Some also question
the value of this requirement in such a large river system that is highly regulated by dams.

Interjurisdictional issues

= The City’s greenway regulations currently apply to development above and below the ordinary high water
mark (OHWM). State and federal agencies also regulate below the OHWM. Some believe that the City's
regulations overlap with the state and federal requirements below the OHWM. Others disagree and cite the
City's broader interest and authority in this area.

= The cleanup of contaminated land and river sediments are regulated by the Oregon Department of
Environmental Quality (DEQ) and the US Environmental Protection Agency (EPA). Cleanups under DEQ
oversight must meet the City’s requirements but do not have to follow the City’s process. However, since the
City's regulations do not provide clear guidance for cleanup of these sites, it is difficult for applicants to meet
the requirements. In other cases, City requirements can conflict with Federal and State regulations.

Interjurisdictional coordination will provide a venue for early information sharing and
collaborative problem-solving between the applicant and regulatory agencies.
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Background

RIVER PLAN / NORTH REACH PROJECT OBJECTIVES

River Plan staff developed the following River Plan project objectives based on the issues identified above.

1.

Work with property owners, the public, stakeholders and agency staff to develop solutions that
optimize the River Renaissance goals.

Develop strategies to improve the physical and regulatory conditions for river-dependent industry.
Develop a flexible program that protects, conserves, and restores natural resource functions and
improves watershed health in the North Reach.

Refine the trail and viewpoint system along the Willamette River to improve access. Update the trail
code to address nexus and rough proportionality as required by the U.S. Supreme Court Dolan v. City of
Tigard decision.

Develop flexible approaches to address balanced cut and fill regulations.

Develop standards and other approaches to facilitate cleanup and redevelopment of contaminated
sites.

Improve permit coordination among City, state and federal agencies for contaminated sites and
situations that require permits from multiple jurisdictions.

Develop example designs to guide and inspire the integration of industry, watershed health, and river
access along the Willamette River. Include riverbank designs that provide habitat and allow full maritime
industrial operations, sensitively designed trails in natural areas, and trails that can be integrated into
industrial areas.

Develop tools and training materials to help staff and applicants implement the adopted River Plan /
North Reach.

Planning staff engaged North Reach stakeholders to discuss the Natural Resource Inventory and develop
solutions that optimize River Renaissance goals.
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Planning Process

B. PLANNING PROCESS

The North Reach Planning process involved several levels of stakeholder and community involvement. A citizen
advisory group, the River Plan Committee, served as a sounding board and provided guidance throughout the
planning process; stakeholder task groups and other small groups met to discuss specific topics and issues;
design consultants participated in a site design workshop that allowed staff and others to visualize potential River
Plan improvements; harbor area industry leaders identified opportunities and constraints and prioritized
investments; and other outreach events involved the wider North Reach community.

The River Plan Committee

The River Plan Committee is a voluntary citizen advisory
group chaired by a member of the Portland Planning
Commission. Members of the River Plan Committee were
selected through a series of discussions with neighborhood
and business leaders, community groups actively involved in
river issues, City Council offices, bureau directors, and
planning commissioners.

The Committee met throughout the development of the River
Plan / North Reach to review progress and provide guidance
to the River Plan project team. The meetings also served as
a public forum for discussing issues and proposals during the

The River Plan Committee provided guidance to the
River Plan project team.

planning process. The River Plan Committee heard comments on the River Plan / North Reach Discussion Draft

and provided staff with recommendations to further refine the Plan.

River Plan / North Reach Planning

Public Participation

City Council
Planning Commission

Decision-makers for the final River

Plan / North Reach.

Site Design Workshop

A three day workshop to
examine four sites
typifying the diverse site
conditions present in the
North Reach.

River Plan Committee

A Planning Commission chaired advisory
group of citywide representatives that served
as a sounding board for staff and the public
throughout the planning process.

Stakeholder
Discussions

Ongoing presentations
and discussions with
stakeholders and
community groups.

Task Groups

Advisory groups made
up of technical experts
and North Reach
stakeholders to explore
specific topics and
issues for limited time
periods.

River Plan / North Reach
Proposed Plan
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Planning Process

Task Groups

In order to examine specific River Plan / North Reach issues, staff convened topical task groups comprised of
stakeholders and subject matter experts. Task groups met for a limited duration to discuss a specific issue and
provide guidance to project staff. Task groups were not required to reach consensus. The work of each task
group generally culminated in the presentation of a staff proposal of recommendations related to the topic to the
River Plan Committee. The following Task Groups were convened during the North Reach planning process:

= Contaminated Sites

= Greenway Trail Alignment

= Industrial Development and Natural Resource Integration
= Mitigation/Conservation Banks

= Riverbank Design and Inter-jurisdictional Permitting

= River Industrial Zoning

= Watershed Health

= Water Recreation

Site Desigh Workshop

The City hosted a site design workshop in the fall of 2006. This workshop explored development scenarios on
private and publicly-owned industrial properties in the North Reach. Design and development experts, property
owners, and agency staff met to craft and critique concepts for the future expansion of industrial sites. The sites
chosen for the workshop presented typical North Reach development challenges (e.g., capacity for industrial land
development, reuse of contaminated sites, protection and restoration of natural resources, public access for trail
and river use, riverbank design, permitting, encroachment by competing land uses). The sites presented a
variety of natural and developed conditions and offered the opportunity for staff to consider the interrelationship of
regulations and potential designs. Some of the designs that emerged from the workshop are used in this plan to
illustrate various recommendations.

University of Oregon Architecture Professor James Pettinari presents the results of the site design
workshops.
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Planning Process

Working Harbor Reinvestment Strategy
Interviews and focus groups were conducted with
60 harbor area industry leaders to inquire about
their expansion plans, industrial location
advantages and constraints of the North Reach,
and business priorities for public investments.
Additional analyses conducted include: an
examination of development constraints on
vacant sites; the refinement of a 2030
employment forecast; a study of district
infrastructure needs, including transportation,
water, sanitary sewer, and stormwater systems;
and development of a methodology for
determining which investments are economic

development priorities. The analyses resulted in _ S _
a set of conclusions and a program of The Harbor Reinvestment Strategy interviewed business

recommended investments (See Sections I1.A.1: representatives to find out their priorities for public investments.
Economic Prosperity and 11.B.1: Action Agenda).

Willamette River Natural Resource Inventory

The Willamette River Natural Resource Inventory (WRNRI) is part of a citywide project to revise and update
existing information regarding natural resources (e.g. trees, streams and wildlife habitat) in Portland. The project
builds on existing natural resource inventories and Metro's regional inventory of riparian corridors and wildlife
habitat. The Willamette River Natural Resource Inventory project uses recent scientific information and data
about riparian and upland resources to create resource maps. Key resource features are identified and
ecosystem functions they provide are evaluated and ranked for relative quantity and quality. Natural resource
features include rivers, streams, wetlands, floodplains, vegetation, topography, and special habitat areas.
Planning staff worked with Metro, state and federal agencies, City bureaus, technical experts, and stakeholders
while developing the inventory. Staff also conducted numerous site visits.

The Willamette River Natural Resource Inventory report for the North Reach includes natural resource
descriptions and maps depicting the relative quality of riparian corridors and wildlife habitat in the North Reach.
(See Volume 3A: Willamette River Natural Resource Inventory: Riparian Corridors and Wildlife Habitat and
Volume 3B: Willamette River Natural Resource Inventory: Riparian Corridors and Wildlife Habitat — Appendices.)

Stakeholder Discussions

At key points in the planning process, River Plan staff conducted additional outreach activities designed to
provide information or solicit comments from community members. Staff presented progress reports at
neighborhood and business association meetings and held open houses. For a detailed list of outreach activities,
please see Appendix B: Outreach Log.

Mailings

Each month, River Plan staff sent out an email newsletter providing notice of River Plan Committee meetings,
Task Group meetings and other information of potential interest to North Reach stakeholders. On two occasions
staff mailed informational postcards to all property owners and businesses in the North Reach, and other
interested parties to inform them about the project and upcoming events and to build the email and mailing list.
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Il. THE PLAN

This chapter includes:

Policies, Objectives and Recommendation: Recommendations for the North Reach are grouped into five
topic areas: Economic Prosperity; Watershed Health; Access; Riverfront Communities and Working with Our
Partners. Each section begins with a brief overview of the topic and includes the relevant policy guidance from
the River Renaissance Strategy and the River Concept as well as the relevant River Plan objectives.
Recommendations address each of the objectives, and in most cases are accompanied by a map. Volume 1B:
Code Amendments and Zoning Maps provides the regulatory tools that will help to implement the Plan.

Action Agenda: This section lists specific studies, investments and other actions recommended for the North
Reach.

A shady spot along the shore reveals a river view framed by the St. Johns Bridge.
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A. POLICIES, OBJECTIVES AND
RECOMMENDATIONS

The Comprehensive Plan is Portland’s primary
planning policy document. There are several
Comprehensive Plan goals and policies that could
be amended to further support recommendations
contained in the River Plan/North Reach but only
one change is recommended. Policy 2.7
Willamette River Greenway is out of date and
needs to he amended to establish the broadly
supported River Renaissance goals and unique
direction for each of the three reaches as binding
city policy.

While the River Renaissance goals can be mutually
compatible, in practice, it is not always possible to
achieve multiple goals on every site. The River
Plan / North Reach approach is to facilitate
appropriate integration of the goals throughout the
whole of the North Reach.

The river in the North Reach is in high demand by a diverse
set of stakeholders, and therefore requires careful planning.

Policy 2.7 The Willamette River

Adopt and implement a new River Plan for the Willamette River and adjacent lands that:
= Ensures a clean and healthy river for fish, wildlife, and people;

= Maintains and enhances the city’s prosperous working harbor;

= Embraces the river and its banks as Portland's front yard;

= Creates vibrant waterfront districts and neighborhoods;

= Promotes partnerships, leadership and education; and

= Establishes different objectives for the three reaches of the river.

Continue to implement the 1987 Willamette Greenway Plan for the South and Central Reaches until the
revised River Plan is adopted.

Objectives:

The North Reach is Portland’s Working Waterfront. The North Reach will continue to provide Oregon with
access to global markets and support the region’s economy as a West Coast distribution hub and a heavy
industrial area. Environmental cleanup, recreational access, and watershed health actions will contribute to
the harbor’s long-term vitality.

The Central Reach is the Region’s Gathering Place. The Central Reach will continue to be a highly urban,
regional center with a waterfront that serves as the city's main civic space and as a regional attraction.
Access to the river and public use of the waterfront will improve through new development and transportation
improvements, eventually including changes to Interstate 5.

The South Reach is Neighborhoods and Natural Areas. The South Reach will provide unique fish and
wildlife habitat, parks and trails in the center of the city, easily reached from established neighborhoods.
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1. ECONOMIC PROSPERITY

Economic Prosperity

As part of Portland’s working harbor, the North Reach is a unique and irreplaceable freight transportation hub: the
intersection of Oregon’s primary marine, rail, road, and pipeline infrastructure. The hub supports heavy industry
clusters in marine and rail transportation, energy, construction, and metals and equipment. See What is the

working harbor? for more information.

In 1980, Portland adopted its pioneering “industrial sanctuary”
policy, recognizing the value of preserving industrial land and
retaining family wage jobs near the labor force and existing
transportation facilities. Since that time, the Portland region
has enjoyed modest growth in manufacturing employment
even as it has declined on the national level.

Today, despite Portland’s supportive zoning, the harbor’s
older industrial districts face many challenges, including
aging infrastructure, tightening land supply, contaminated soil
and sediment, competitive pressures from changing global
market conditions, and other constraints that limit industrial
retention, expansion and development.

The River Plan, following in the direction of the River
Renaissance Vision, reinforces the importance of the harbor
as a critical economic engine for the city by recommending
stronger protections for our industrial land supply, more
regulatory certainty and flexibility for businesses, and public
investment in harbor infrastructure.

The River Renaissance Vision also recognizes that a truly
prosperous harbor is one where the waterfront serves many
functions. Our economic and environmental futures are
inextricably linked, so a healthy watershed benefits us all.
Similarly, industrial workers may commute by bicycle or enjoy
a lunch break overlooking the river, so including park and trail
facilities as employee amenities and transportation routes
can be smart business practices.

Evraz Oregon Steel,
a part of the harbor's
metals and
equipment cluster,
added a new pipe mill
in 2006. (photo credit:
Evraz Oregon Steel)
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What is the working harbor?

The working harbor is the region’s largest
heavy industrial area, characterized by
facilities like marine terminals, rail yards,
petroleum tank farms, steel mills, and
heavy equipment manufacturing. Map 3:
Working Harbor Industries and
Infrastructure depicts the geography of the
working harbor as well as the firms that
are dependent on its infrastructure.

Geographically, the working harbor
consists of the industrial districts adjacent
to Portland’s deepwater channel:
Northwest, Linnton, Lower Albina, Swan
Island, and Rivergate. Despite political
boundaries, the working harbor’s
economic functions and advantages also
extend to the adjacent Port of Vancouver.

The working harbor is a west coast trade
gateway and Oregon’s largest seaport
due to its unique location where the
state’s primary shipping channel,
interstate rail lines and highways, and
petroleum pipeline infrastructure all come
together.

The working harbor contains over 5,500
acres of industrial land—or nearly one
third of the city’s industrial land base. The
harbor includes over 40,000 workers and
900 private sector businesses, and
through multiplier effects supports about
one in eight jobs in the metro region.

The working harbor has a high
concentration of traded sector firms.
These are firms that compete in national
and international markets, bring income
into a region, and tend to drive a regional
economy. Industry has also built up
competitive advantages in the harbor's
heavy industrial land use pattern, skilled
labor pool, and fixed capital investments.

River Plan / North Reach
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Economic Prosperity

POLICY GUIDANCE

The River Renaissance Strategy provides the following policy guidance related to economic prosperity:

Stimulate Portland's competitiveness and growth as a major West Coast marine port and distribution and
industrial center. Affirm and advance the critical role that the harbor and its industries and businesses
play in the economy and quality of life of Portland and the Columbia and Willamette River basins.

Invest in maritime, rail, air, and truck infrastructure improvements and demand management measures
that improve freight mobility, provide adequate capacity to meet expected growth, and develop seamless
connections among these modes.

Protect and enhance the industrial land
supply, economic health and distribution-
hub functions of the working harbor and
Columbia Corridor industrial districts and
ensure river access for river-related and
river-dependent industry.

Facilitate industrial redevelopment,
particularly on brownfield sites, through
public investments and collaboration of
public and private partners.

Improve the transparency, predictability,
and timeliness of regulatory systems,
while encouraging innovation.

Promote environmentally beneficial

industrial operations and facility planning ~ Reserving industrial riverfront land in Portland's harbor for river-
through a combination of incentives, dependent uses like Advanced American Construction is an

technical assistance, and regulations. important policy goal in the North Reach.

The River Concept provides the following guidance related to economic prosperity:

Retention of harbor industrial land will be coordinated with transportation and economic development
investments to capitalize on this unique location at the convergence of Oregon'’s primary rail, road,
water, and pipeline infrastructure.

The industrial riverfront will remain primarily in industrial sanctuary uses that are dependent on, or
benefit from, a riverfront location.

Brownfields and unoccupied sites will be recycled into productive use through public and private
investment and partnerships while pursuing polluter liability for cleanup costs. In the harbor area, these
uses will be predominately industrial.

The City will strive to make its regulations flexible, streamlined, and cost-effective and work with other
agencies to simplify the overall river related regulatory process.

The St. Johns neighborhood and nearby industrial areas will become more compatible through the
improved site and building design of residential development, voluntary “good neighbor” practices, and
new infrastructure projects. These actions will help alleviate light and noise conflicts.

The River Concept also has guidance that describes how Portland Harbor industries and districts will be
kept globally competitive through public-private partnerships created as part of a harbor reinvestment
strategy and that public investments in infrastructure and port terminals will be strategically coordinated
to stimulate industrial reinvestment and expansion in the harbor districts. It also mentions the role that
urban renewal will play in stimulating industrial investment, although currently, the future of the
Willamette Industrial Urban Renewal Area is unclear.
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Protecting Industrial Lands: Guild’s
Lake Industrial Sanctuary Plan (2001)

Planning for the Guild’s Lake area began in
the late 1990s in response to development
proposals for large format retail in the
northwest industrial district. The Northwest
Sanctuary Working Group (SWG) was formed
by the Northwest Industrial Neighborhood
Association and three adjacent
neighborhoods—Northwest District
Association, Linnton Neighborhood
Association, and the Pearl District
Neighborhood Association. The SWG
discussions provided the foundation for the
Guild’s Lake Industrial Sanctuary Plan, which:
= Preserves land for long-term industrial
use,
=  Prevents incursion of incompatible non-
industrial uses,
= Provides for the preservation and
enhancement of transportation
infrastructure that supports industrial
operations,
=  Provides more certainty for existing and
potential industrial firms, and
= Helps the city and the region achieve
employment goals.

The implementation strategies utilized in the

plan include the following:

=  Additional approval criteria for quasi-
judicial Comprehensive Plan map
amendments from industrial designations
to nonindustiral designations within the
Guild’s Lake Industrial Sanctuary

= Prohibition on household living,
commercial outdoor recreation, and
major event entertainment land uses in
the IH and IG zones and self-service
storage in the IH zone

= Limitations on the size and number of
retail and office uses that support
industrial businesses and employees in
the Guild's Lake Industrial Sanctuary

= Limitations on the floor area of accessory
or headquarters office uses allowed in
conjunction with industrial uses.

These strategies apply within the Guild’s Lake
Industrial Sanctuary Plan District, which
stretches up to the St. Johns Bridge.
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Economic Prosperity

OBJECTIVES AND
RECOMMENDATIONS

The following objectives and recommendations address
established policy guidance and respond to North Reach
issues:

1. Continue to support river-dependent and river-related
uses and the industrial land supply in the working
harbor as a long term public resource.

2. Improve regulations to increase predictability and
flexibility for industrial redevelopment and expansion.

3. Implement the Working Harbor Reinvestment
Strategy to fuel private reinvestment through
coordinated public investments in harbor
infrastructure and land development.

OBJECTIVE 1. Continue to support river-
dependent and river-related uses and the
industrial land supply in the working harbor
as a long term public resource.

Portland’s industrial sanctuary zoning reinforces the economic
functions of the working harbor by limiting incompatible land
uses that could inhibit growth and reinvestment in the industrial
district. Additionally, the 1987 Willamette Greenway Plan
established the river industrial overlay zone (i-overlay), which
further reinforces the specialized economic functions of the
harbor area by reserving most of the finite industrial land
supply along the deepwater navigation channel for river-
dependent and river-related uses.

One question the River Plan addresses is how industrial land
policy and zoning should be updated in the North Reach. The
River Plan’s recommendations generally uphold the existing
policies, taking into account the critical role the harbor plays as
Oregon’s main seaport and distribution hub and the long-term
market opportunity, competitive advantage, and economic
priority of maritime shipping and river-dependent
manufacturing for the state and the region. Additionally, the
River Plan recommendations recognize the long-term
investments that have been made in specialized harbor
infrastructure that would be difficult or cost-prohibitive to
relocate or replicate elsewhere. In order to take advantage of
the existing infrastructure, the adjacent land must be available
for related uses.

Recommendations

= Limit conversion of prime ind