
 
 

 

Date: January 22, 2020 
 
To: Stephanie Beckman, Bureau of Development Services 
 
From: Mindy Brooks, Bureau of Planning and Sustainability 
 
Cc: Sallie Edmunds, Planning Manager, Bureau of Planning and Sustainability 
 Jeff Caudill, Bureau of Planning and Sustainability  
 Ethan Brown, Bureau of Planning and Sustainability 
 
RE: Zoning Map Error Correction Request for 3699 N Hayden Island Drive, R323354, QS 

1627, QS 1628 and QS 1728; IQ 19-245039  
 
 
Robert Smith, representing Canoe Bay, LLC, submitted a request for a zoning map error correction for 
the property located at 3699 N Hayden Island Drive. In the request, Robert Smith suggests that the 
environmental overlay zone on the property is mapped in error because the overlay zone boundary was 
intended to protect wetlands and there are no wetlands present on the site (Attachment A: Submittal). 
 
According to the applicable zoning code, 33.855.070, Corrections to the Official Zoning Maps, 
corrections can be made for mapping errors including: 
 

A.1.  A map line that was intended to follow a topographical feature does not do so. 
Topographical features include the tops and bottoms of hillsides, the banks of water bodies, and 
center lines of creeks or drainage ditches; or  
 
A.2  There is a discrepancy between maps and on balance there is sufficient evidence of 
legislative intent for where the line should be located. (33.855.070.A.2) 

 
Based on review of the Columbia Corridor Industrial/Environmental Mapping Project (1989) 
inventory and ESEE analysis, the Natural Resources Inventory (2012), the zoning history for 
Quarter Sections 1627, 1628 and 1728, and the information submitted by the applicant, I have 
concluded that an environmental overlay zone mapping error exists on the property in 
question. It appears that the current location of the Environmental Conservation overlay zone is 
incorrectly placed.  
 
Although based on existing regulations an error exists on the site, which results in removal of a 
significant portion of the conservation (c) overlay zone, the entire site is within the 100-year 
floodplain and 1996 flood inundation area (Attachment B).  Title 24 rules apply to the flood 



 

areas.  In addition, the Bureau of Planning and Sustainability is undertaking a project to update 
regulations to maintain property owner access to the National Flood Insurance Program and to 
ensure protection of endangered and threatened salmon and steelhead.  These updates are 
expected to extend new regulations to the site. (More information about that at the end of this 
letter.) 
   
Analysis 
The property is located in Resource Site 71 Columbia River and Bankline of the Columbia Corridor 
Industrial/Environmental Mapping Project (1989). The inventory is documented as Resource Site 71 and 
the ESEE was conducted and a decision was made for the Hayden/Tomahawk Island Subdistrict and for 
the Columbia River and Bankline (Attachment C and D).   
 
In the inventory, the natural resource features and functions identified in Resource Site 71 include (see 
Attachment C): 

• River 
• Riverine shore 
• Wetlands 
• Forest vegetation 
• Shrubland vegetation 
• Floodplain 

 
Using the information presented in the inventory, the Economic, Social, Environmental, and Energy 
Analysis and recommendations was completed (see Attachment D).  The ESEE reviews and evaluates 
existing and potential conflicting uses to best determine the level of protection for natural resources 
within the identified resource sites.  Resource Site 71 was not explicitly addressed in the ESEE; instead, 
Resource Site 71 was lumped into a recommendation for the Columbia River and Bankline.  
 
The ESEE states on page 163 that an ec (environmental conservation) overlay zone is recommended for 
the Columbia River and bankline.  The values to be protected are “Riparian strip for wildlife habitat, 
visual amenity, erosion control. Drainageway functions, including fish habitat, drainage, flood storage, 
desynchronization, erosion control, sediment trapping, and pollution and nutrient retention and 
removal for the same area.  The “same area” is interpreted to mean “riparian strip” which is the same 
geography as the “bankline” and is shown on the inventory map on page 110 (Attachment C).  There is 
no measurement provided for the width of the riparian area (aka, bankline) within the inventory or 
ESEE. 
 
The city-wide Natural Resources Inventory (2012) includes an update to the natural resource features 
based on current data and GIS research. The NRI includes the waterbodies, the ordinary high water 
mark, the flood area, wetlands and vegetation (Attachment B).  The area below the ordinary high water 
mark is considered part of the Columbia River because that area is seasonally inundated with water 
during normal high flows.  The area landward of the ordinary high water mark is considered the river 
bank and riparian area.  According to best available science adopted in the 2012 NRI, the minimum 
width of riparian areas around rivers, streams and wetlands is 50 feet, but could be considerably wider 
depending on functions. 



 

The zoning history for Quarter Section 1627, 1628 and 1728 shows that the environmental conservation 
overlay zone boundary is not applied in accordance with the Columbia Corridor 
Industrial/Environmental Mapping Project inventory or ESEE recommendations (Attachment E). Based 
on the inventory map on page 110 of the inventory and the ESEE recommendation, the conservation 
overlay zone should have been applied only to the Columbia River and riverbank. 
 
Conclusion and Recommendations 
According to 33.855.070, Corrections to the Official Zoning Maps, corrections can be made for mapping 
errors including: 
 

A.1 A map line that was intended to follow a topographic feature does not do 
so. Topographic features include the tops and bottoms of hillsides, the 
banks of water bodies, and center lines of creeks or drainage ditches. 

 
A.2   There is a discrepancy between maps and on balance there is sufficient evidence of 

legislative intent for where the line should be located. (33.855.070.A.2) 
 
There is evidence that an environmental overlay zone mapping error exists on the property in 
question. The error meets criterion A.2. 

 
Criterion A.2 – Based on the inventory map on page 110 of the inventory and the ESEE 
recommendation, the conservation overlay zone should have been applied only to the 
Columbia River and riparian area. The current extent of the conservation overlay zone 
extends beyond the riparian area. Therefore, the environmental overlay zone should be 
corrected to include only Columbia River and riparian area.   

 
Staff recommends that Bureau of Development Services process a Type II map error correction 
to amend the official zoning map. Attachment F shows the existing and recommended location 
of the conservation overlay zone on the property. The riparian area is identified in the 2012 NRI 
as the area landward of the ordinary high water mark that is providing riparian corridor 
functions and the minimum width of any riparian area is 50 feet.  An additional 25 feet of 
transition area should be applied landward of the resource area.     
 
Staff also wanted to highlight an issue that was identified in reviewing the relevant documents 
for this site. Based on the wetland delineation conducted by Pacific Habitat Services, there are 
no wetlands on the site.  The city-wide Natural Resources Inventory will be updated to remove 
the wetlands.  
 
The Bureau of Planning and Sustainability (BPS) will be starting a comprehensive update to 
regulations related to the floodplains to maintain property owners access to the National Flood 
Insurance Program and to ensure protection of endangered and threatened salmon and 
steelhead.   At that time, the site will be considered for regulations that may limit uses or 
require additional mitigation.  For more information about the floodplain project, please contact 
Ethan Brown at 503-823-7920. 
 



 

Attachments: 
• Attachment A:  Submittal 
• Attachment B:  Natural Resources Inventory. 
• Attachment C:  Columbia Corridor Industrial/Environmental Mapping Natural Resources Inventory 
• Attachment D:  Columbia Corridor Industrial/Environmental Mapping ESEE 
• Attachment E:  Zoning History 
• Attachment F:  Existing and Recommended Environmental Conservation Overlay Zone   



Attachment A: Submittal 
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Attachment C: Columbia Corridor Industrial/Environmental Mapping Project, Natural Resources Inventory 
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SITE 71, continued

NEIGHBORHOOD: Kenton, East Columbia (West, Central Columbia 
Corridor) 

ZONING*: Ml,M2(1,n), C2,C20,n), Rl0(],n) 
COMPREHENSIVE PLAN: Industrial, Commercial, Residenti; 
DATE OF INVENTORY: September 1988 1 inch • 3000 feet 

OWNERSHIP: Private, Port of Portland, State of Oregon 
* The lower case symbols represent overlay zones, All upper case symbols represent base
zones. See Appendix B ·· r a description of each zone,
CLASSIFICATION**:; serine, Lower Perennial!I'idal, 

Unconsolidated Shore, Sand, Permanently 
Flooded. 
Riverine, Lower Perennial/l'idal, 
Unconsolidated Shore, Sand, Seasonally 
Flooded. 
Palustrine, Emergent Wetland, Persistent, 
Seasonally Flooded. 
Palustrine, Scrub-Shrub, Broad-leaf 
Deciduous, Seasonally and Intermittently 
Flooded, 
Palustrine, Forested, Broad-leaf Deciduous, 
Seasonally and Intermittently Flooded. 

** In addition, uplands may be present. 
OBSERVATIONS AND COMMENTS: This is a highly disturbed, largely developed portion 
of the Columbia River. Levees maintained by the drainage districts, which extend along the 
length of the site, must be kept clear of large trees and protected from erosion. This results 
in vegetation that is primarily grasses and shrubs, with occasional small groves of trees. 
Open recreational activities, including launching ramps, beaches, and bicycle raths are
the predominant activity along the eastern portion. Commercial and industria activities 
including moorages, and residential development are in the central and western sections of 
the site. 
WILDLIFE HABITAT INVENTORY SCORE: 18 
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Attachment D: Columbia Corridor Industrial/Environmental Mapping Project
ESEE Analysis for the Hayden/Tomahawk Island Subdistrict



• 

...... 
. --

• 

Site 

55, 

I.evelof 

Protretion Values to be Protected 

en High quality uplands and wetlands for all of Smith and 
Bybee Lakes, the Ramsey Lake mitigation area, and the 
blind slough south of the Columbia Slough containing 
wapato wetlands for all values identified in the 
summary WF41 table.* Drainageway functions, 
including fish habitat, drainage, flood storage, 
desynchronization, erosion control, sediment trapping, 
and pollution and nutrient retention and removal for the 
same area. 

ec The remainder of the inventory site for all values 
identified in the summary table.* Drainageway 
functions, including fish habitat, drainage, flood 
storage, desynchronization, erosion control, sediment 
trapping, and pollution and nutrient retention and 
removal for the same area . 

54 none at this time 

Columbia River and Bankline 

* 

ec Riparian strip for wildlife habitat, visual amenity, 
erosion control. Drainageway functions, including fish 
habitat, drainage, flood storage, desynchronization, 
erosion control, sediment trapping, and pollution and 
nutrient retention and removal for the same area. 

The Summary Table is located in the front of the Inventory Section of this report. 
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Attachment E: Zoning History
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