
 

 

MULTNOMAH COUNTY  
LAND USE AND TRANSPORTATION PROGRAM 
1600 SE 190TH Avenue Portland, OR 97233 
PH: 503-988-3043 FAX: 503-988-3389 
http://www.co.multnomah.or.us/landuse 

 
 

 

NOTICE OF DECISION 
 

 
This notice concerns a Planning Director Decision on the land use case(s) cited and described below. 
 

 
Case File: T2-06-031 
  
Permit: Significant Environmental Concern 
  
Location: 17100 NW Skyline Blvd 

TL 11, Sec 23, T2N, R2W, W.M. 
Tax Account #R97223-0110 

  
Applicant: Terry Moran 
  
Owner: Terry and Dorothy Moran 
  
 

  
Summary: A SEC-V permit for a second story addition 

Commercial Forest Use-2 zone. 
  
Decision: Approved with conditions. 
  
Unless appealed, this decision is effective Monday, July 3,
  

 
Issued by:  

 
By:  
 Don Kienholz, Planner 
 
For: Karen Schilling- Planning Director 
 
Date: Monday, June 19, 2006 
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Opportunity to Review the Record:  A copy of the Planning Director Decision, and all evidence 
submitted associated with this application, is available for inspection, at no cost, at the Land Use Planning 
office during normal business hours.  Copies of all documents may be purchased at the rate of 30-cents 
per page.  The Planning Director's Decision contains the findings and conclusions upon which the 
decision is based, along with any conditions of approval.  For further information on this case, contact 
Don Kienholz, Staff Planner at 503-988-3043, extension x29270. 
 
Opportunity to Appeal:  This decision may be appealed within 14 days of the date it was rendered, 
pursuant to the provisions of MCC 37.0640.  An appeal requires a $250.00 fee and must state the specific 
legal grounds on which it is based.  To obtain appeal forms or information on the procedure, contact the 
Land Use Planning offices at 1600 SE 190th Avenue (Phone: 503-988-3043).  This decision cannot be 
appealed to the Land Use Board of Appeals until all local appeals are exhausted. 
 
This decision is final at the close of the appeal period, unless appealed.  The deadline for filing an 
appeal is Monday, July 3, 2006 at 4:30 pm. 
 
Applicable Approval Criteria: Multnomah County Code (MCC): 33.0005(L)(13) – Lot of record, 
33.2220 - Allowed Uses, 33.2260 - Dimensional Requirements, 33.2275 - Lot of Record, 33.4565 - 
Criteria for Approval of SEC-v Permit -Significant Scenic Views. 
  
Copies of the referenced Multnomah County Code sections can be obtained by contacting our office at 
503-988-3043 or by visiting our website at http://www.co.multnomah.or.us/landuse. 
 
Scope of Approval 
 
1. Approval of this land use permit is based on the submitted written narrative(s) and plan(s).  No work 

shall occur under this permit other than that which is specified within these documents.  It shall be the 
responsibility of the property owner(s) to comply with these documents and the limitations of 
approval described herein. 

 
2. This land use permit expires two years from the date the decision is final if; (a) development 

action has not been initiated; (b) building permits have not been issued; or (c) final survey, plat, 
or other documents have not been recorded, as required.  The property owner may request to 
extend the timeframe within which this permit is valid, as provided under MCC 37.0690 or 
37.0700, as applicable.  A request for permit extension may be required to be granted prior to 
the expiration date of the permit. 

 
Conditions of Approval 
 
The conditions listed are necessary to ensure that approval criteria for this land use permit are satisfied.  
Where a condition relates to a specific approval criterion, the code citation for that criterion follows in 
parenthesis. 

 
1. Within 30 days of this decision becoming final and prior to building permit sign-off, the 

applicant shall record the Notice of Decision [pages 1-2 of this decision] with the County 
Recorder.  The Notice of Decision shall run with the land.  Proof of recording shall be made 
prior to the issuance of any permits and filed with the Land Use Planning Division.  
Recording shall be at the applicant’s expense.  Failure to sign and record the Notice of 
Decision within the above 30 day time period shall void the decision. [MCC 37.0670]. 
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Once this decision becomes final, applications for building permits may be made with the City of 
Portland.  When ready to have building permits signed off, call the Staff Planner, Don Kienholz, 
at (503)-988-3043 x29270 to schedule an appointment.  Multnomah County must review and sign 
off building permit applications before they are submitted to the City of Portland.  Six (6) sets each of 
the site plan and building plans are required at the building permit sign-off. 

 
 

Notice to Mortgagee, Lien Holder, Vendor, or Seller: 

ORS Chapter 215 requires that if you receive this notice it must be promptly forwarded to the purchaser. 
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FINDINGS: Written findings are contained herein.  The Multnomah County Code criteria and 
Comprehensive Plan Policies are in bold font.  Staff comments and analysis are identified as Staff: and 
follow Applicant comments identified as Applicant: to the applicable criteria.   Staff comments include a 
conclusionary statement in italic. 
 
1. Project Description 

 
Staff:  A second story, 180-square foot addition to an existing single family residence in the 
Commercial Forest Use-2 (CFU-2) zoning district. 

 
2. Site Characteristics 
 

Staff:   The subject property is located on Skyline Boulevard in the West Hills of Multnomah 
County and is 9-acres.  The property is zoned Commercial Forest Use – 2 which has an 80-acre 
minimum lot size.  A Significant Environmental Concern overlay for Wildlife Habitat and 
Significant Views covers the entire property. The property is mainly forested with an existing 
cleared area around the dwelling and near the road.  Surrounding lands to the north, east and west 
are primarily forested properties with home sites. The subject site contains a single-family 
dwelling.  Slopes are relatively gradual near Skyline and the home but become steep about 200-
feet north of the home for the rest of the property.  
 

3. Public Comment 
 
 MCC  37.0530 Summary Of Decision Making Processes. 
 

(B) Type II decisions involve the exercise of some interpretation and discretion in evaluating 
approval criteria. Applications evaluated through this process are assumed to be allowable 
in the underlying zone. County Review typically focuses on what form the use will take, 
where it will be located in relation to other uses and natural features and resources, and how 
it will look. However, an application shall not be approved unless it is consistent with the 
applicable siting standards and in compliance with approval requirements. Upon receipt of a 
complete application, notice of application and an invitation to comment is mailed to the 
applicant, recognized neighborhood associations and property owners within 750 feet of the 
subject tract. The Planning Director accepts comments for 14 days after the notice of 
application is mailed and renders a decision. The Planning Director’s decision is appealable 
to the Hearings Officer. If no appeal is filed the Planning Directors decision shall become 
final at the close of business on the 14th day after the date on the decision. If an appeal is 
received, the Hearings Officer decision is the County's final decision and is appealable to the 
Land Use Board of Appeals (LUBA) within 21 days of when the signed Hearings Officer 
decision is mailed pursuant to 37.0660(D). 

 
Staff:  Public notice was mailed out on June 1, 2006.  Those that received notice were given 14-
days to provide comment.  No comments were received regarding the proposal. 
 
Procedures met. 

 
4. Proof of Ownership 
 

MCC 37.0550 Initiation Of Action. 
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Except as provided in MCC 37.0760, Type I - IV applications may only be initiated by 
written consent of the owner of record or contract purchaser. PC (legislative) actions may 
only be initiated by the Board of Commissioners, Planning Commission, or Planning 
Director. 

 
Staff:  Multnomah County Assessment and Taxation records show Danny J Lee as the Trustee of 
the subject property (Exhibit 1).  Danny Lee is the Trustee of the Terry E. Moran Trust and 
Dorothy Tannahill Moran Trust.  Terry Moran has signed the General Application Form (Exhibit 
2) as the owner of the property to authorize the processing of the permit. 
 
Criterion met. 

 
5. The Use is Allowed in the CFU-2 Zone 
 
 MCC 33.2215 Uses 
 

No building, structure or land shall be used and no building or structure shall be hereafter 
erected, altered or enlarged in this district except for the uses listed in MCC 33.2220 through 
33.2240 when found to comply with MCC 33.2245 through 33.2310. 

 
* * *  

 
 MCC 33.2220 Allowed Uses 
 

(D) Alteration, maintenance, or expansion of an existing lawfully established habitable 
dwelling subject to the following: 
 

(1)  The dimensional standards of MCC 33.2260 are satisfied; and 
 

(2)  The development standards of MCC 33.2305(A)(5) and (B) are satisfied if  the 
expansion  exceeds 400 square feet of ground coverage. 

 
Staff:  Pictures submitted with the application demonstrate the existing dwelling has the facilities 
to meet the definition of “habitable” under MCC 33.0005(H)(1).  The home was issued a building 
permit for a single-family dwelling in 1994 thus qualifying it as “lawfully established.”  The 
dimensional standards of MCC 33.2260 are addressed under Finding #6.  The development does 
not include any ground disturbance as the addition is a second story addition. 
 
Criteria met. 

 
6. The Addition Meets the CFU-2 Dimensional Requirements 
 
 MCC  33.2260 Dimensional Requirements 

 
(C) Minimum Forest Practices Setback Dimensions from tract boundary –  Feet: 

 

Road Frontage Other 
Front Side Rear
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60 from centerline 
of road from 

which access is 
gained 

130 130 130 

 
Maximum Structure Height - 35 feet 

  
Minimum Front Lot Line Length - 50 feet. 

  
Forest practices setback dimensions shall not be applied to the extent they would have the 
effect of prohibiting a use permitted outright. Exceptions to forest practices setback 
dimensions shall be pursuant to MCC 33.2310, as applicable, but in no case shall they be 
reduced below the minimum primary fire safety zone required by MCC 33.2305 (A) (5) (c) 2. 

 
(F) Yards for the alteration, replacement or restoration of dwellings under MCC 33.2220 (D) 
and (E) and 33.2225 (B) need not satisfy the development standards of MCC 33.2305 if 
originally legally established to a lesser standard than that required by MCC 33.2305, but in 
no case shall they be less than those originally established. 

 
Staff:  The addition is more than 200-feet from the property lines to the north and east, 190-feet 
from the property line to the west and 100-feet to the property line to the south as seen on the 
submitted site plan (Exhibit 3).  The home was approved in 1994 with a setback to the south 
property line of roughly 40-feet.  The addition would be to the northern portion of the dwelling 
and at a setback greater than that originally approved.   Therefore, the addition does not need to 
satisfy the development standards of MCC 33.2305.  The exception criteria are addressed under 
Finding #7.   The addition stands at roughly 26-feet tall as measured on the elevation plans 
(Exhibit 4). 
 
Criteria met. 

 
7. The Proposal Meets the SEC Criteria 
 
 MCC 33.4505 Area Affected 
 

Except as otherwise provided in MCC 33.4510 or MCC 33.4515, this subsection shall apply 
to those lands designated SEC on the Multnomah County Zoning Map. 

 
Staff:  The property is within the SEC-h and SEC-v overlays. Since there is no ground disturbance 
and no ground coverage being added under the project, the development is only subject to the 
SEC-v approval criteria. 
 

* * *  
 
MCC 33.4565 Criteria for Approval of SEC-v Permit -Significant Scenic Views 
 
A. (B) In addition to the information required by MCC 33.4520, an application for 

development in an area designated SEC-v shall include: 
 

(1) Details on the height, shape, colors, outdoor lighting, and exterior building 
materials of any proposed structure; 
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(2) Elevation drawings showing the appearance of proposed structures when built 
and surrounding final ground grades; 
 
(3) A list of identified viewing areas from which the proposed use would be visible; 
and, 
 
(4) A written description and drawings demonstrating how the proposed development 
will be visually subordinate as required by (C) below, including information on the 
type, height and location of any vegetation or other materials which will be used to 
screen the development from the view of identified viewing areas. 

 
Applicant:  See attached drawings and photos.  The height of the new addition will be 
approximately 26’ off finish grade leaving it 7’ below the highest part of the existing structure.  
The addition is 10x18’ with a 10’ x 9’ wall exposed to the view side. Roof to be black 30-year 
composition to match existing. Siding to be lap Hardie Plank siding to match existing color, 
white to match.  Windows will be 2/0x3/0 Anderson double hung with nonreflective glass.  
There will be no exterior lighting. The addition is 4.75% of the existing structure.   
 
The nearest large Cedar and Fir trees are 50 feet to the north. 
 
Sauvie Island Farmers Market is one of the closest areas that the site can be viewed from. 
Areas further away make it impossible to distinguish the structure. 
 
The view from the entire north side of the property is totally blocked by large older Fir and 
Cedar trees.  The view area to the east has some smaller young Fir and Cedar trees that will in 
the future help block site of the addition. 

 
Staff:  The required materials have been included in the application. 

 
B. (C) Any portion of a proposed development (including access roads, cleared areas and 

structures) that will be visible from an identified viewing area shall be visually 
subordinate. Guidelines which may be used to attain visual subordinance, and which shall 
be considered in making the determination of visual subordination include: 

 
1. (1) Siting on portions of the property where topography and existing vegetation will 

screen the development from the view of identified viewing areas. 
 

Applicant:  See photos. 
  

Staff:  Additions are limited to where they can be placed by the location of the existing 
dwelling.  The proposed addition is on top of an existing portion of the residence and 
would be a walk-in closet.  Its location is on the north side of the dwelling and has roughly 
ten feet of surface facing the identified key viewing areas.  No vegetation is near the 
addition or dwelling. However, because it is up against the existing dwelling, set in from 
the building line closest to the Key Viewing Areas, and shorter than the existing structure, 
the addition would not stand out or be visibly distinguished from the existing dwelling. 
 
Criterion met. 
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2. (2) Use of nonreflective or low reflective building materials and dark natural or 
earthtone colors. 

 
Applicant: Windows in the addition will use non-reflective glass. The roof and siding will 
match existing.  

 
Staff:  One small window measure 2x3 feet is set on the eastern side of the addition and 
facing key viewing areas. The window is set in 9-feet from the existing building line, 
which at that angle prevents direct viewing due east and towards the key viewing areas. 
The roof will be constructed out of black composition.  The wall of the structure will retain 
the white coloring of the existing dwelling. Keeping the color of the existing dwelling will 
not increase the dwellings visibility as seen from Key Viewing Areas. 
 
Criterion met. 

 
3. (3) No exterior lighting, or lighting that is directed downward and sited, hooded and 

shielded so that it is not highly visible from identified viewing areas. Shielding and 
hooding materials should be composed of nonreflective, opaque materials. 

 
 Applicant: There will be no exterior lighting used on the addition. 
 
 Staff:  No exterior lighting will be used so this condition is met. 
 
 Criterion met. 
 

4. (4) Use of screening vegetation or earth berms to block and/or disrupt views of the 
development. Priority should be given to retaining existing vegetation over other 
screening methods. Trees planted for screening purposes should be coniferous to 
provide winter screening. The applicant is responsible for the proper maintenance 
and survival of any vegetation used for screening. 

 
Applicant:  No use of vegetation for screening is proposed.  The addition is only 7.3% of 
the existing structure. 

 
Staff:  No vegetation is near the proposed addition. However, the addition is partially 
screened from Key viewing areas by the existing structure.  The addition has only 10-feet 
facing east and towards the key viewing areas. But with the existing dwelling partially 
blocking the addition, the addition being built over the existing first floor, and being 
shorter than the existing dwelling, the addition does not increase the potential visual 
impact of the existing home.  
 
Criterion met. 

 
5. (5) Proposed developments or land use shall be aligned, designed and sited to fit the 

natural topography and to take advantage of vegetation and land form screening, and 
to minimize visible grading or other modifications of landforms, vegetation cover, 
and natural characteristics. 

 
 Applicant:  Addition is above existing structure. No site work is required. 
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 Staff:  No ground disturbance is proposed as part of the second story addition. 
 
 Criterion met. 
 

6. (6) Limiting structure height to remain below the surrounding forest canopy level. 
 

Applicant:  The roof top of the addition will be well below the tops of existing trees to the 
north by at least 15’. 

 
Staff:  The addition is being added onto an existing structure. The addition is shorter than 
the existing structure and therefore the structure’s height is not increasing above what 
already exists. 
 
Criterion met. 

 
7. (7) Siting and/or design so that the silhouette of buildings and other structures 

remains below the skyline of bluffs or ridges as seen from identified viewing areas. 
This may require modifying the building or structure height and design as well as 
location on the property, except: 

 
(a) New communications facilities (transmission lines, antennae, dishes, etc.), may 
protrude above a skyline visible from an identified viewing area upon 
demonstration that: 
 

1. The new facility could not be located in an existing transmission corridor or 
built upon an existing facility; 
 
2. The facility is necessary for public service; and 
 
3. The break in the skyline is the minimum necessary to provide the service. 

 
Applicant:  This is an addition to the existing structure and the high point of the new roof 
will be below the highest point of the existing roof. 
 
Staff:  No new buildings are proposed. The application is for an addition to an existing 
dwelling. The roof of the addition is roughly 11-feet below that of the highest point of the 
existing dwelling. So the silhouette of the existing dwelling will not be extended or 
increase any encroachment into the skyline or ridge.  The addition only has 10-feet of 
linear frontage facing the Key Viewing Areas and is partially screened by the existing 
dwelling. 
 
Criterion met.  
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Conclusion: 
Based on the findings, site plan, and other information provided herein, this application, as conditioned, 
satisfies the applicable approval criteria required for Significant Environmental Concern Permit for 
Significant Views. 
 
Exhibits: 

1. Multnomah County Assessment and Taxation Information Sheet 
2. General Application Form 
3. Site Plan 
4. Elevation Plans 
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