Date:

March 2, 2010

To:

Interested Person

From:

Stacey Castleberry, Land Use Services
503-823-7586 / scastleberry@ci.portland.or.us

NOTICE OF A TYPE I DECISION ON A PROPOSAL IN YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
reasons for the decision are included in this notice. If you disagree with the decision, you
can appeal it to the Oregon Land Use Board of Appeals (LUBA) at 550 Capitol St. NE, Suite
235, Salem, OR 97301. The phone number for LUBA is 1-503-373-1265. Information on
how to appeal this decision is listed at the end of this notice.

CASE FILE NUMBER: LU 09-148007 EN
GENERAL INFORMATION
Applicants:

Townsend Angell
Reed College
3203 SE Woodstock Blvd
Portland, OR 97202-8138
Kendra L Smith
10565 NW Skyline Blvd
Portland, OR 97231
Dennis O'Connor
Po Box 91231
Portland, OR 97291

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

3203 SE WOODSTOCK BLVD
TL 100 98.52 ACRES, SECTION 13 1S 1E
R991130120
1S1E13 00100
3533
Eastmoreland, contact Kathy Ten Pas at 503-771-0010. Reed, contact
Jody Kruilla at 503-475-1041.
Business District:
None
District Coalition: Southeast Uplift, contact Leah Hyman at 503-232-0010.
Plan District:
Johnson Creek Basin Floodplain Subdistrict
Other Designations: FEMA Floodway; 100-year floodplain.
Zoning:
R2cp
Case Type:
EN
Procedure:
Type I, an administrative decision with appeal to the Oregon Land Use
Board of Appeals (LUBA).
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Proposal:

The majority of the site is within the City’s Environmental Conservation and Environmental
Protection overlay zones. Certain standards must be met to allow the work to occur by right. If the
standards are not met, an Environmental Review is required. In this case, the proposed project
includes work within Crystal Springs Creek. Standard 33.430.170 A is not met by the proposal;
therefore the work must be approved through an Environmental Review.
Relevant Approval Criteria:

In order to be approved, this proposal must comply with the approval criteria of Title 33. The relevant
approval criteria are:
•

Section 33.430.250 B Resource Enhancement Projects

FACTS
Description of the Site: The campus of Reed College encompasses approximately 100
acres in southeast Portland and is located at 3203 SE Woodstock Blvd. The attached zoning
map depicts the extent of the campus (Exhibit B). Development surrounding the campus
includes the Crystal Springs Rhododendron Test Gardens and the Eastmoreland Golf
Course to the west, the East Moreland Hospital to the northwest, and residential uses to the
north, east and south.
The campus is bisected by a canyon holding Reed Lake and protected by environmental
overlay zones. This significant natural feature (canyon) includes a portion of Crystal Springs
Creek, Reed Lake (manmade) and an on-going resource enhancement project following the
removal of an outdoor swimming pool and related structures in 2000. The canyon provides a
variety of habitats for flora and fauna and is identified by the College as a significant
resource requiring on-going conservation efforts.
The project area for the creek enhancement activities is within Reed Canyon. The Canyon is
the wooded watershed area around Reed Lake and the headwaters of Crystal Springs. It
comprises 24 acres of associated wetland and upland area. It is identified in four zones. The
first is the emergent marsh and orchard meadow at the east end; the second is the four
surface acres of open lake and the existing pedestrian bridge area near the center. The third
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is the dam area, which includes the Cerf Amphitheater, fish ladder and Physical Plant. The
fourth is the west canyon surrounding Crystal Springs from the fish ladder to SE 28th
Street. The creek itself is located within a shallow, wooded ravine. Areas surrounding the
site are dominated by an overstory of red alder, big-leaf maple, hawthorn, and Douglas fir
and an understory of morning glory, Himalayan blackberry, and English ivy.
Zoning: The College campus lies within multiple zones, including the R2, Multi Dwelling
Residential 2,000 zone; the R5, Single Dwelling Residential 5,000 zone; the CN2,
Neighborhood Commercial 2 zone; and the ‘c’ and ‘p’ Environmental Conservation and
Protection overlay zones. The site is within the Floodplain Subdistrict of the Johnson Creek
Basin Plan District.
The project site is on R2 zoned land. The R2 zone allows multi-dwelling residential
development. A college or other Institutional Use of this nature is a Conditional Use in the
R2 zone. Reed College currently operates under the Conditional Use Master Plan approved
via case file LU 06-110903 CUMS AD; which requires the college to be in compliance with
the applicable conditional use master plan criteria found at 33.820.050. These provisions
are not specifically addressed through this Environmental Review.
Environmental 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. The environmental
regulations also carry out Comprehensive Plan policies and objectives. Both Environmental
Conservation and Protection overlay zones are present on the campus. The purpose of this
Environmental Review is to address Zoning Code regulations in the Environmental zones.
The Johnson Creek Basin Plan District is intended to provide for safe, orderly, and efficient
development of lands which are subject to a number of physical constraints, including
significant natural resources, steep and hazardous slopes, flood plains, wetlands, and the
lack of streets, sewers, and water services. The requirements of that District are set out in
Portland Zoning Code Chapter 33.537. The proposed creek enhancement project does not
include activities regulated by Chapter 33.537.
Environmental Resources: Application of the environmental zones is based on detailed
studies that have been carried out in separate areas throughout the City. The City’s policy
objectives for these study areas are described in these reports. Each study report identifies
the resources and describes the functional values of the resource sites. Functional values
are the benefits provided by resources. The values for each resource site are described in
the inventory section of these reports.
The project site is located within the Johnson Creek Basin Protection Plan, Site #1 (Reed
Lake). The Reed Lake inventory site includes a year-round pond, with associated wetland
and upland areas, all located on the Reed College Campus. Significant resource values have
been identified at the Reed Lake inventory site as: water, storm drainage, scenic, fish and
wildlife habitat, aesthetics, heritage, flood storage, pollution and nutrient retention and
removal, sediment trapping, recreation, and education.
The 60-acre site provides relatively high quality habitat. The high structural vegetative and
species diversity provides high habitat values for many passerine, woodpecker, waterfowl
(wintering and breeding), kingfisher and raptor species. Wildlife habitat value scores at the
Reed Lake site were the highest of all inventory sites in the Johnson Creek Basin Protection
Plan area.
Reed Lake and Crystal Springs Creek feed the lower mile of Johnson Creek year-round. The
source of water is ground water. A large portion of the summer water flow into Johnson
Creek is provided by this aquifer and drainage system, creating a water quantity and quality
suitable for year-round fisheries on the lower portion of the Johnson Creek. Site
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interspersion with Johnson Creek, Crystal Springs, and Oaks Bottom/Willamette River
increases the resource value of this site.
The Reed Lake canyon is a mixture of deciduous/coniferous riparian vegetation with small
pockets of vegetated emergent islands. Large Grand fir, Western red cedar, Douglas fir, bigleaf maple, and red alder form the overstory canopy. Elderberry, spirea, and willow form a
shrub layer immediately adjacent to portions of the creek. Nest boxes have been installed
throughout the canyon. The numerous downed logs within the creek provide amphibian
habitat.
The management recommendations for the Reed Lake inventory site are to protect
significant upland forested areas, as well as water bodies. Except as provided for in the
recently-approved master plan for the Reed College campus, retain the resource in its
present condition with exception for removal of non-native, invasive plants such as
blackberry and reed canarygrass (listed in the Portland Plant List as nuisance species) and
replacement with native species.
Land Use History: City records indicate that the College has an extensive land use history.
Originally established in 1911, the initial development on campus was guided by a collegebased master plan envisioned by A. E Doyle, a prominent local architect. Reed College
operates under an approved Conditional Use Master Plan, most recently updated via LU 08114298 CU MS. For a complete description of previous land use history for the College,
please refer to the current Conditional Use Master Plan, approved via case file number LU
08-114298 CU MS. Since the current proposal does not include development, it is not
addressed by the Conditional Use Master Plan.
Agency and Neighborhood Review: A Notice of Proposal in your Neighborhood was mailed
on September 8, 2009.
1. Agency Review: Several Bureaus and agencies have responded to this proposal.
Please see Exhibits E.1 – E.4 for details. The comments are addressed under the
appropriate criteria for review of the proposal, where they apply.
2. Neighborhood Review: No written responses were received from either the
Neighborhood Association or notified property owners in response to the proposal.
ZONING CODE APPROVAL CRITERIA
33.430.250 Approval Criteria for 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.
Findings: The approval criteria which apply to the proposed creek enhancements are found
in Section 33.430.250 B. Resource Enhancement Projects. The applicant has provided
findings for these approval criteria and BDS Land Use Services staff members have revised
these findings or added conditions, where necessary to meet the approval criteria.
B.

Resource enhancement projects. In resource areas of environmental zones, resource
enhancement projects will be approved if the applicant's impact evaluation
demonstrates that all of the following are met:
1.

There will be no loss of total resource area;
Findings: The project is described on page 2 of this report. There will be no net
loss of total resource area because the project is not conducting any grading or
changing the type or size of resources on site. This criterion is met.
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There will be no significant detrimental impact on any resources and functional
values; and
Findings: The construction management and enhancement plans are shown on
Exhibits C.1 and C.2 of this report. There is no grading proposed for the project.
All planting and large wood installation work will be done by hand.
BDS Site Development (Exhibits E.1 and E.3) requested demonstration that the
proposal will not result in detrimental floodplain effects, to be documented in a nonet rise certification by a Professional Engineer. On February 10, 2010, the
applicant provided a “No Rise” analysis (Exhibit A.4). Site Development
subsequently found this information to be sufficient to demonstrate no detrimental
impact on the floodplain resources (See Exhibit E.4).
Site Development noted that this area is designated in City Code 10.30.030 as a
Special Site with additional requirements for erosion, sediment and pollution
control. At the time of building permit review, an erosion control plan prepared by
a Certified Professional in Erosion and Sediment Control (CPESC) or State of
Oregon registered professional engineer, and special inspections by the CPESC or
P.E. during construction, may be required by BDS Site Development. This
requirement will occur at permit time if deemed necessary by Site Development to
ensure no detrimental impacts from erosion or sediment movement.
The proposed construction management activities, as described by the applicant,
will provide protection for the environmental resources and functional values at
this site. With conditions that no mechanized equipment will be allowed in
undeveloped areas of the environmental zones, this criterion can be met.

3.

There will be a significant improvement of at least one functional value.
Findings: The proposal will enhance channel complexity and habitat by adding
what has been removed historically – large wood. Large wood improves the
functional values of this stream type. There will be significant improvement of
channel complexity – including pool depth and overhanging cover for fish as a
result of this project.
Native plantings will include red-osier dogwood and salmonberry live stake
cuttings. The location and number of these plantings will depend on the existing
vegetative characteristics at each large wood placement location and the need of
the stream for additional riparian planting. The proposed plant materials are listed
on the Portland Plant List. This criterion is met.

CONCLUSIONS
The applicant proposes stream enhancement activities along Crystal Springs Creek on the
Reed College campus. Large woody debris, and streambank stabilization work will be
conducted between the Physical Plant and the footbridge west of the theater. The
applicants and the above findings have shown that the proposal meets the applicable
approval criteria for resource enhancement activities. Therefore, this proposal should be
approved, subject to the following conditions.
ADMINISTRATIVE DECISION
Approval of an Environmental Review for:
 Placement of large woody debris, brush layering, coir logs, and native plantings along
Crystal Springs Creek;
 Placement of mixed gravel (up to 2 yards) on the floodplain under the theater, along
Crystal Springs Creek on the Reed College Campus;
all within the Environmental Conservation and Protection overlay zones, and in substantial
conformance with Exhibits C.1, C.2, and C.3, as modified, signed, and dated by the City of
Portland Bureau of Development Services on February 25, 2010. Approval is subject to the
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following conditions:
A.

All permits: Copies of the stamped Exhibits C.1 through C.3 from LU 09-148007EN
and Conditions of Approval listed below, shall be included within all plan sets submitted
for permits (grading, Site Development, erosion control, etc.). These exhibits shall be
included on a sheet that is the same size as the plans submitted for the permit and shall
include the following statement, "Any field changes shall be in substantial
conformance with approved Exhibits C.1 through C.3.”

B.

Preconstruction Erosion Control inspection (IVR 200) by Bureau of Development
Services is required prior to any ground disturbing activity. The following conditions
shall be shown on all permit plans:
1. No mechanized construction vehicles are permitted in undeveloped areas within the
Environmental zones for this project. All installation of large wood, gravels, planting
work, invasive vegetation removal, and other work to be done within the
Environmental zones, shall be conducted using hand held equipment.
2. A registered professional engineer, other professional certified by the state with
experience in preparing erosion control plans, or a registered Certified Professional in
Erosion and Sediment Control (CPESC) who prepares and implements erosion
control plans, shall prepare the required erosion control plan, if required by the
Bureau of Development Services.

C. Red osier dogwood and Pacific salmonberry shall be planted, in substantial conformance
with Exhibits C.2 and C.3 Enhancement Plan.
1. Plantings shall be installed between October 1 and March 31 (the planting season).
2. 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.
3. After installing the required mitigation plantings, the applicant shall request
inspection of Permanent Erosion Control Measures (IVR 210) by the Bureau of
Development Services, who will confirm that all required mitigation plantings have
been installed.
D. 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.
Note: In addition to the requirements of the Zoning Code, all uses and development must
comply with other applicable City, regional, state and federal regulations.
This decision applies to only the City's environmental regulations. Activities which the City
regulates through PCC 33.430 may also be regulated by other agencies. In cases of
overlapping City, Special District, Regional, State, or Federal regulations, the more stringent
regulations will control. City approval does not imply approval by other agencies.
Staff Planner:

Stacey M Castleberry

Decision rendered by: ____________________________________________ on February 25,
2010
By authority of the Director of the Bureau of Development Services
Decision mailed March 2, 2010.
About this Decision. This land use decision is not a permit for development. Permits
may be required prior to any work. Contact the Development Services Center at 503-8237310 for information about permits.
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Procedural Information. The application for this land use review was submitted on
August 3, 2009, and was determined to be complete on August 31, 2009.
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 August 3, 2009.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may
be waived or extended at the request of the applicant. In this case, the applicant waived
the 120-day review period, as stated with Exhibit A.3. The 120 days will expire on
August 31, 2010.
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.
This decision, and any conditions associated with it, is final. It may be appealed to the
Oregon Land Use Board of Appeals (LUBA), within 21 days of the date the decision is mailed,
as specified in the Oregon Revised Statute (ORS) 197.830. Among other things, ORS
197.830 requires that a petitioner at LUBA must have submitted written testimony during
the comment period for this land use review. You may call LUBA at 1-503-373-1265 for
further information on filing an appeal.
The file and all evidence on this case is available for your review by appointment. Please
contact the receptionist at 503-823-7967 to schedule an appointment. Copies of all
information in the file can be obtained for a fee equal to the cost for such services. You may
also find additional information about the City of Portland and City Bureaus, as well as a
digital copy of the Portland Zoning Code, by visiting the City’s homepage on the Internet at
www.portlandonline.com.
Recording the final decision.
If this Land Use Review is approved, the final decision must be recorded with the
Multnomah County Recorder. A building or zoning permit will be issued only after the final
decision is recorded. The final decision may be recorded on or after March 2, 2010.
The applicant, builder, or a representative may record the final decision as follows:
•

By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.

•

In Person: Bring the two recording sheets (sent in separate mailing) and the final Land
Use Review decision with a check made payable to the Multnomah County Recorder to
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the County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.
For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-7967.
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, permitees 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 for the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statement
B. Zoning Maps (attached)
C. Plans/Drawings:
1. Construction Management Plan (attached)
2. Enhancement Site Plan (attached)
3. Enhancement Site Plan with cross sections (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
3. Request for Completeness Notice
E. Agency Responses:
1. Site Development Review Section of BDS
2. Bureau of Environmental Services
3. Site Development Review Section of BDS
4. Site Development Review Section of BDS
F. Neighborhood Correspondence:
1. No Correspondence received
G. Other:
1. Original LU Application
2. Site History Research
3. Incomplete Letter
4. Unapprovable issues letter
5. Corps Permit Application
The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior to the
event if you need special accommodations. Call 503-823-7300 (TTY 503-823-6868).

