Date:

March 15, 2018

To:

Interested Person

From:

Stacey Castleberry, Land Use Services
503-823-7586 / Stacey.Castleberry@portlandoregon.gov

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
mailed copy of this document is only a summary of the decision.
The reasons for the decision are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 17-285916 EN
GENERAL INFORMATION
Owner:

Michel George
Associate Vice President for Facilities
Lewis & Clark College
0615 SW Palatine Hill Road, MSC 76
Portland, OR 97219
mgeorge@lclark.edu
Tel: (503) 768-7845

Applicant: Mike Coyle
Faster Permits
2000 SW 1st Avenue, Suite 420
Portland, OR 97201
mike@fasterpermits.com
Tel: (503) 680-5497
Site Address:
Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Other Designations:
Zoning:

Case Type:
Procedure:

0615 SW Palatine Hill Road
TL 100 85.50 ACRES SPLIT LEVY (R709301280, SECTION 27 1S 1E
R991270260
1S1E27D 00100
4030
Collins View, contact Dave and Dixie Johnston at 503-636-0959.
None
Southwest Neighborhoods Inc., contact Sylvia Bogert at 503-823-4592.
None
Regulatory Landslide Hazard Area
IR c, d, p
Base Zone: Institutional Residential
Overlay zones: Environmental Conservation, Environmental Protection,
and Design
EN—Environmental Review
Type II, an administrative decision with appeal to the Hearings Officer.
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Proposal: The scope of the project is to remove two existing pedestrian bridges spanning a
ravine on the Lewis and Clark College campus, and to replace the east bridge with a singlespan, covered pedestrian bridge.
Lewis and Clark has two pedestrian bridges spanning a ravine, and connecting the residence
halls at the south edge of campus with the majority of campus to the north. A recent structural
review of the bridges determined both were unsafe for pedestrian use. In addition, there have
been numerous slip-related accidents due to mildew on bridge surfaces, and the type of decking
used in a shady open-air environment. As a result, both bridges have been gated closed
pending replacement.
The western bridge (Templeton Bridge) is proposed to be removed entirely. An adjacent sidewalk
will become the primary path around the ravine on the west end. No ground is proposed to be
disturbed within the environmental zone, associated with removal of this bridge, and the
environmental regulations do not apply to its removal. The eastern bridge (Howard/Cobble
Stone Circle Bridge) requires replacement as it provides an important direct and safe route
between campus residence halls and classroom buildings. The eastern bridge also supports
utility conduits and main sanitary lines.
The proposed replacement bridge is a covered, single-span, pedestrian bridge. Existing bridge
support vertical piers, will be removed from the creek and ravine below, and their foundations
will be abandoned in place, to minimize disturbance within the environmental zone. The
proposed south bridge abutment will be constructed outside of the environmental zone, but the
north abutment will be entirely within the Environmental Protection overlay zone. All utility
lines will be rehung in their existing alignment.
Stormwater from the new bridge roof will sheet flow off the roof, in an un-concentrated manner,
and be intercepted by the tree canopy below. Numerous trees and vegetation will intercept the
sheet flow on both sides of the bridge roof. The roof area is the majority of the new redeveloped
impervious area (86%). Minor reconstruction of the existing impervious pathways that lead to
the bridge will sheet flow through exiting vegetation, as it does now. The remainder of the
impervious area, not offset by tree credits, will be mitigated through the Special Circumstances
process.
The bridges cross a creek and ravine that are mapped within Portland’s environmental overlay
zones. Development within the environmental zones that meets objective development
standards may be conducted by right. Section 33.430.140 contains General Development
Standards. The proposed disturbance area exceeds environmental development standards
(Section 33.430.140 D), is within the Environmental Protection overlay zone (Section
33.430.140 E), and is closer to the creek than allowed by Standard 33.430.140 F, therefore the
project is unable to meet prescriptive standards, and must be approved by Type II
Environmental Review.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are found in the Portland Zoning Code in:
Section 33.430.250 A Public safety facilities, rights-of-way, driveways, walkways,
outfalls, utilities, land divisions, Property Line Adjustments, Planned Developments,
and Planned Unit Developments

FACTS
Description of the Site: The project site is located on the 23-acre campus of Lewis and Clark
College in the Southwest Hills of Portland. The campus is surrounded on three sides by singlefamily residential development, and River View Natural Area abuts the campus to the north.
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The project site, however, is a small portion of a natural ravine (less than 10,000 square feet)
just to the north of the Howard Residence Hall. The project site slopes steeply down from the
residence hall to the drainage in the ravine. This unnamed drainage flows to the east then
northeast and enters the Willamette River in less than a mile. The project site is an
undeveloped portion of the campus, adjacent to the Howard/Cobble Stone Circle Bridge
crossing, including the current bridge location and approximately 100 feet along the ravine in
both directions. This area is covered by second growth forest with a mix of coniferous and
deciduous trees. The native understory on the site consists mainly of sword ferns, but was,
until the college recently completed invasive species removal, dominated by non-native English
ivy.
The project area spans the upper end of a steep-sided ravine that drains to the Willamette
River. It is likely, based on its topographic position, that the stream within the ravine is
intermittent or ephemeral at the site. A few inches of flow were present in January 2018.
Multiple stormwater outfalls discharge into the ravine between the project area and the
beginning of the ravine (a few hundred feet up hill). The existing pedestrian bridge appears to
be entirely outside of the ordinary high water (OHW) of the creek, which was estimated in the
field based on a change of topography (from steep channel banks to shallower ravine slope) and
change in vegetation (from bare or herbaceous to including perennial upland shrubs and trees).
The steep slopes of the ravine are erosion prone. Outfalls in the vicinity of the bridge show
signs of past erosion. Several have been repaired by the college; the outfall just upstream of the
bridge is eroded and slated for repair in the near future. Erosion is also visible along informal
footpaths under the existing bridge. Foot traffic on these paths may be intensified by closure of
the bridge, with students choosing footpaths as an alternative to the longer walk around the
ravine.
Forest canopy at the project site is dominated by mid-sized Douglas fir and bigleaf maple. Other
canopy trees include cherry, Western hemlock, and Western red cedar. The understory
contains scattered beaked hazelnut, red huckleberry, and thimbleberry, sword fern, and ivy.
College staff have removed much of the English ivy, which once blanketed the understory of the
ravine. As a result, much of the understory is bare. Western red cedar saplings have been
under-planted throughout the area.
Large woody debris (downed logs) is present in the understory, providing some cover for small
wildlife species.
Infrastructure: The project site can be accessed from the parking lot and paved pedestrian
path adjacent to Howard Residence Hall. No public infrastructure is adjacent to or within the
project site.
Zoning: The zoning designation on the site includes the Institutional Residential base zone,
with Environmental Conservation (c), Environmental Protection (p) and Design (d) overlay zones
(see zoning on Exhibit B).
The Institutional Residential (IR) zone is a multi-use zone that provides for the establishment
and growth of large institutional campuses as well as higher density residential development.
Some commercial and light industrial uses are allowed, along with major event entertainment
facilities and other uses associated with institutions. Residential development allowed includes
all structure types. The IR zone is applied only when it is accompanied by the “d” Design
overlay zone. The provisions of this zone allow this use; these provisions are not specifically
addressed through this Environmental Review.
The Design (d) overlay zone promotes the conservation and enhancement of areas of the City
with special historic, architectural or cultural value. New development and exterior
modifications to existing development must meet the Community Design Standards (Chapter
33.218) or are subject to design review. This project is exempt from the Design regulations, and
the provisions of this overlay zone are not specifically addressed through this Environmental
Review.
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Environmental overlay zones protect environmental resources and functional values that have
been identified by the City as providing benefits to the public. The environmental regulations
encourage flexibility and innovation in site planning and provide for development that is
carefully designed to be sensitive to the site’s protected resources. They protect the most
important environmental features and resources while allowing environmentally sensitive
urban development where resources are less sensitive. The purpose of this land use review is
to ensure compliance with the regulations of the environmental zones.
Environmental Resources: The application of the environmental overlay zones is based on
detailed studies that have been carried out within separate areas throughout the City.
Environmental resources and functional values present in environmental zones are described
in environmental inventory reports for these respective study areas.
The project site is mapped within the Southwest Hills Resource Protection Plan as Site #117,
Stephens Creek/River View Cemetery. Resources and functional values of concern in Site #117
include perennial creeks, groundwater, scenic, open space, wildlife habitat and corridor, forest,
education and historic resources. At the project site, the following resources are present to
varying degrees: wildlife habitat and corridor, forest, perennial creek, groundwater, and open
space.
Site No. 117 is a 554-acre area, described in the inventory as a broad ridge consisting of a
series of ravines. Forest cover is typically second growth dominated by deciduous species
(especially bigleaf maple, bitter cherry, and red alder), with a significant conifer component.
Invasive species dominate the understory. Erosion of steep ravine slopes is identified as a
significant threat to habitat and water quality. Wildlife habitat interspersion with Tryon Creek
State Park and surrounding forests is identified as a valuable feature of the site. Lewis and
Clark College is one of the major land uses in Site No. 117.
Impact Analysis and Mitigation Plan: A full description of the proposal was provided on page
two of this report. A description of development alternatives other than the one proposed, that
were considered by the applicant, is presented below. The following paragraphs additionally
describe the proposed construction management plan, mitigation and monitoring proposal.
Development Alternatives:
Routine inspection of the pedestrian bridges crossing the ravine on Lewis and Clark College
campus in 2016 identified minor deterioration around the footings of the two bridges.
Subsequent testing revealed that the structural integrity of the bridges was compromised due
to localized footing rot and fungal infestation. Options were reviewed to repair the bridges, but
no cost-effective alternatives were available. Structural engineering review determined that the
bridges were unsafe for pedestrian use, and that certification would not be available without
major stress testing. Lewis and Clark College closed both bridges to pedestrian traffic.
The initial review involved the replacement of both bridges. However, it was determined that the
west Templeton bridge was not essential for campus use. Pedestrian traffic would be easily
rerouted to the adjacent sidewalk near the Templeton Building with the addition of an ADA
ramp recently constructed. The bridge is to be demolished, and the electrical utility that it
supports will be relocated.
The east bridge (Howard/Cobble Stone Circle Bridge), however, is a major access way for
pedestrian traffic from the Residential Campus to the Academic Campus. During the school
year, approximately 1000 residents use the bridge from 4 to 6 times per day. In the summer,
approximately 600 residents use the bridge 3 to 4 times per day. Additionally, over 100 faculty
and staff, and 300 local members of the community use the bridge 2 to 3 times per day. This
equates to a range of 2600 to 7200 pedestrian crossings per day. The bridge provides further
benefit by allowing pedestrians to experience and enjoy the natural beauty of the ravine,
without disturbing the sensitive resources within the environmental zone.
The proposed bridge will meet current seismic codes. Furthermore, the bridge will serve to
educate students about environmental concerns. Informative signage will promote awareness
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of environmental issues, such as protection and enhancement of the conservation zone, and
impact minimization.
The following alternatives were reviewed:
Alternative #1 – No Action
The No Action alternative would leave the deteriorating bridges in place, and closed to foot
traffic. This option would eliminate a direct and safe route between the residence halls and the
undergraduate campus. As a result, students must either take a longer alternate route around
the ravine, or attempt to cross through the ravine, increasing disturbance within the
environmental zone.
The No Action alternative would also fail to protect the critical existing utility lines which are
supported beneath the existing east bridge. Much of the structural integrity of the existing
structure is compromised, and damage to either the pressurized water main or the active sewer
line could be potentially devastating to the sensitive environment within the ravine. Lewis and
Clark College would need to relocate the water main and the sewer line, which would require
undergrounding the utilities, causing severe disturbance through the environmental zone. In
addition, the challenging grade of the ravine would necessitate the construction of a pump
station and force main for the sanitary sewer. Relocating the utilities around the ravine is also
not practicable given the large distance and grade issues throughout the campus.
Alternative #2 – Replace bridge in kind
The applicant could replace the bridge with a similar multi-span bridge, with two additional
footings located within the EP zone. The existing footings are undermined and would need to
be removed and replaced. This option would require extensive construction activity and
approximately 1000 square feet of disturbance area within the EP zone, as well as the removal
of up to 5 additional native trees.
Replacing the bridge in kind would also pose maintenance and safety concerns. The deck
surface of the existing uncovered bridge was exposed to moisture and mildew, posing a slipping
hazard to pedestrians. Regular maintenance was required to remove debris from the deck
surface due to the dense tree canopy cover.
Alternative #3 – Single Span Covered Bridge
The recommended alternative is a single-span covered bridge that will span 190’ over the ravine
without intermediate support. This alternative minimizes disturbance within the ravine, and
thus the environmental zone. New bridge supports are located further from the edges of the
ravine, reducing their encroachment into the EC and EP zones.
In addition to being a single span, the new bridge design also adds a gable roof made of crosslaminated-timber. The roof functionally reduces the amount of moisture on the bridge walking
surface. The existing bridge was responsible for many slip-related incidents, given the dense
tree canopy cover and the inability for the walking surface to dry, resulting in a slippery mildew
surface. The addition of a roof further extends the life of the bridge. A portion of the new
impervious surface generated by the bridge roof will be mitigated by supplemental tree
plantings within the disturbance area.
Early bridge engineering studied both wood and steel solutions. Ultimately wood was chosen
given the regional context, renewable resource, low embodied energy material, and local design
and fabrication. The wood materials are treated and preserved to mitigate rot and decay for
many years.
The proposed bridge will also include safety lighting. At night, crossing the ravine can be very
dark. The underside of the bridge roof will be illuminated, in addition to the walking surface.
Lighting will be focused inward, and no lighting is planned for the exterior of the bridge.
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The critical existing utility lines beneath the existing east bridge will remain in place at the
same elevation. The bridge replacement strategy allows the utilities to be protected during the
removal of the old and installation of the new bridge.
Construction Management Plan:
The applicant’s Construction Management Plan (Exhibit C.3) depicts construction access from
the top of the slope through the developed campus, outside of the environmental zone.
Construction activity will be limited to the area within the temporary construction, or tree
protection fencing. Erosion control will be implemented according to the Construction
Management plan (Exhibit C.3) and the Erosion Control details shown on Exhibit C.8.
Construction will be completed in the following phases:
Phase 1 – New Abutments
New bridge abutments will be excavated and poured on both sides of the existing bridge, along the
border between the EP and EC zones. All trees in the area will be protected per Tree Code (Title 11)
Section 11.60.030 and as shown on Exhibit C.3.
Phase 2 - Demolition
All demolition will be accomplished by hand. The handrails will be removed from both sides of the
existing bridge. The planks that make up the decking will then be removed by hand, and all
material will be removed from the construction area.
Phase 3 - Construction of Structural Members
Additional structural supports will be attached to the existing bridge to support the additional
load of the new bridge. Assembly of the new bridge structure will occur within existing paved
areas, above the ravine and outside of the environmental zone (“Bridge Assembly” area on
Exhibit C.3). The new bridge structure will be installed in multiple pieces and married together
while being supported by the existing bridge’s reinforced structure. Temporary decking will be
used for work completed prior to installation of the new bridge deck.
Phase 4 – Mechanical Systems
The new bridge super structure will support all of the existing mechanical and utility piping
systems.
Phase 5 – Demolition of Existing Bridge Structure
The remaining pieces of the existing bridge will be disassembled by hand, starting with the
main structural beams running the length of the bridge. Small sections of the beam will be
supported by a chain hoist from the upper members of the new bridge super structure. These
sections will be cut out, lifted up to the deck of the new bridge and removed from the
construction area. The remaining pieces of the existing bridge structure will be removed in a
similar fashion, so as to eliminate possible damage to existing vegetation in the protected areas
below.
Phase 6 – Bridge Completion
Once the remaining pieces of the existing bridge are removed, the deck and roof of the new
bridge will be installed, as well as any additional mechanical systems, including lighting.
Phase 7 – Clean-up and Planting
After all major construction on the bridge is completed, the construction barricades and tree
protection will be removed and all new plantings installed per the mitigation planting plans
(Exhibits C.4 and C.5).
Unavoidable Impacts: The proposed project will require removal of 11 mature trees that are
either too close to the proposed bridge or would interfere with crane operation. Removed trees
are to be left in the understory as large woody debris. No work will occur within the stream
channel. Existing bridge support verticals, which appear to be outside of, but close to, the
OHW, will be removed and their foundations will be abandoned in place.
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The bridge would have a slightly longer span than the old bridge and cross at the same
location, therefore new impacts will be minimal aside from tree removal. Minor impacts to soil
and understory vegetation are expected at the ends of the bridge as a result of construction
activity. The primary concern for natural resources in the site is the potential for the new
bridge to increase soil erosion on the steep slopes of the ravine. The new bridge will have
dispersed runoff from an impervious roof. Existing and proposed trees and shrubs will be
utilized to mitigate a portion of the impervious roof area meeting the requirements of the BES
stormwater management manual. Informal foot trails below the existing bridge are impacting
the ravine and could be worsened if not addressed.
Proposed Mitigation:
The applicant’s mitigation planting plan will restore native shrubs, trees and root mass to
provide habitat and water quality to the channel. To offset impacts to trees within the
environmental zone, the applicant will replant 41 native trees, 141 native shrubs, and 40 sword
fern within the drainage corridor to mitigate for the 11 trees to be removed. Some or all of the
trees that are to be removed will be left in the understory to provide large woody debris habitat.
In addition, dense shrub and fern plantings around the ends of the bridge will serve the dual
purpose of discouraging off-trail foot traffic and dispersing runoff.
Land Use History: City records indicate several prior land use reviews at the site, including
past conditional use and Master Plan reviews for Lewis and Clark College.
•
•
•
•

LUR 97-00074 CU MS: Approval of master plan amendment to increase student
housing, expand surface parking, and improve traffic circulation, with an adjust to
parking landscape requirements.
LUR 01-00136 CU: Conditional Use Master Plan boundary expansion from approved
1998 master plan boundary.
LU 08-180498 CU MS (HO 4090017): Approval of a Conditional Use Master Plan
amendment and update; Approval of requested modifications to conditions, subject to
conditions.
LU 16-146255 EN: Approval of an Environmental Review for construction of a natural
rock channel to repair an existing outfall.

These past cases do not conflict with the current proposal, and conditions of approval, to the
extent that they are applicable to the proposed pedestrian bridge, must continue to be met.
Agency and Neighborhood Review: A Notice of Proposal in your Neighborhood was mailed on
January 30, 2018.
1. Agency Review: Several City Bureaus have responded to this proposal, although none
have any objection to it. Please see the “E” Exhibits for details. Comments from Portland’s
Bureau of Environmental Services, BDS Life Safety, and BDS Site Development describe future
information needs that will be required at the time of demolition permits and building permits
for the bridges.
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.
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Findings: The approval criteria which apply to the proposed new pedestrian walkway bridge
are found in Section 33.430.250 A. The applicant has provided findings for these approval
criteria and BDS Land Use Services staff have revised these findings or added conditions,
where necessary to meet the approval criteria. Note that since this activity is neither a Public
Safety Facility nor a Land Division or Planned Development, the criteria in Sections
33.430.250 A.2 and A.4 do not apply and are not included.
A. Public safety facilities, rights-of-way, driveways, walkways, outfalls, utilities, land
divisions, Property Line Adjustments, Planned Developments, and Planned Unit
Developments. Within the resource areas of environmental zones, the applicant's
impact evaluation must demonstrate that all of the general criteria in Paragraph A.1
and the applicable specific criteria of Paragraphs A.2, 3, or 4, below, have been met:
A.1.General criteria for public safety facilities, rights-of-way, driveways, walkways,
outfalls, utilities, land divisions, Property Line Adjustments, Planned Developments,
and Planned Unit Developments;
A1.a. Proposed development locations, designs, and construction methods have the
least significant detrimental impact to identified resources and functional values of
other practicable and significantly different alternatives including alternatives outside
the resource area of the environmental zone;
Findings: This criterion requires the applicant to demonstrate that alternatives were
considered during the design process, and that there are no practicable alternatives that
would be less detrimental to the identified resources and functional values.
The applicant provided an alternatives analysis that can be found in this report on page 5.
The applicant’s “no action” alternative would eliminate an important safe pedestrian
connection between residence halls and the campus buildings, and is not practicable. The
“in-kind replacement” alternative would require replacement of deteriorating footings,
requiring roughly 1,000 square feet of additional disturbance area, and removal of 5 more
trees than proposed by the preferred alternative.
The proposed, single-span, bridge (the preferred alternative) would have a slightly longer span
than the existing bridge, and cross at the same location, therefore new impacts will be
minimal aside from tree removal. No work will occur within the channel of the stream.
Existing bridge support verticals, which are outside of, but close to the creek will be removed
and their foundations will be abandoned in place to avoid further ground disturbance. Minor
impacts to soil and understory vegetation are expected at either end of the new bridge as a
result of construction activity. The new bridge will be assembled outside of the environmental
zone, over existing paved areas (the “bridge assembly” area shown on Exhibit C.3), and then
installed using a crane from outside the environmental zone. By conducting construction
within the environmental zone using hand-held equipment, and assembling the bridge
outside environmental zones and placing it with a crane, the preferred alternative (removal of
the existing bridge and construction of the single-span covered bridge) would result in the
least significant detrimental impact to natural resources and this criterion is met.
A.1.b. There will be no significant detrimental impact on resources and functional
values in areas designated to be left undisturbed;
Findings: This approval criterion requires the protection of resources outside of the proposed
disturbance area from impacts related to the proposal, such as damage to vegetation beyond
the approved limits of disturbance, and erosion of soils beyond the construction area. The
applicant provided a description of proposed construction management activities, which is
presented on page 6 of this report, and depicted on attached Exhibits C.3 and C.8.
Due to the steep topography in the project area, no heavy mechanical equipment will be
utilized within the environmental zone. Demolition of existing bridges will be conducted
using hand-held equipment. As depicted on the applicant’s Construction Management Site
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Plan (Exhibit C.3), new bridge footings will be constructed at either end of the structure, and
primarily in the transition area of the environmental zone. The new bridge will be assembled
outside of the environmental zone, and then placed across the ravine using a crane, also
positioned outside of the environmental zone.
No work will occur within the creek channel. Existing bridge support piers will be removed
and their foundations will be abandoned in place, to avoid soil disturbance within the steep
ravine. Construction management techniques have been proposed by the applicant to
minimize impacts to identified resources and functional values designated to be left
undisturbed. In order to ensure that access is limited to the areas labeled on Exhibits C.3
and C.6 as “Excavation Limits,” the applicant will be required to place temporary
construction fencing at the boundary of these excavation limits. With a condition of approval
requiring temporary construction fencing, this criterion will be met by the proposal.
A.1.c. The mitigation plan demonstrates that all significant detrimental impacts on
resources and functional values will be compensated for;
Findings: This criterion requires the applicant to assess unavoidable impacts and propose
mitigation that is proportional to the impacts, as well as sufficient in character and quantity
to replace lost resource functions and values. The proposed mitigation plan is presented on
graphic Exhibits C. 4 and C.5 (attached to this report). Within the environmental zone, the
direct construction impacts within the resource area include less than 1,000 square feet of
physical ground disturbance, to construct the north bridge abutment. Eleven trees are to be
removed (227 diameter inches). The bridge itself will span across 1,600 square feet of
resource area, although it will not touch the ground past the abutments.
The mitigation plan will compensate for impacts at the site for the following reasons:





The mitigation area (roughly 7,200 square feet) is more than twice the area of
disturbance.
Mitigation plantings include 41 native trees, 141 native shrubs and 40 sword ferns.
Trees to be removed are to be left as “large woody debris” in the understory to improve
forest structure and provide organic input as the trunks decompose.
All temporary disturbance areas will be replanted following construction, as shown on
Exhibit C.5.

The applicant provided a planting “typical” to indicate the location and number of mitigation
shrubs that would be provided in each mitigation area shown on Exhibit C.5. The planting
typical provided a general idea of what a 40-foot by 40-foot planting area might look like. In
order to confirm appropriate placement and adequate coverage of mitigation plantings, a
Zoning Permit will be required for on-site inspection of the mitigation planting. At the time of
the permit, the applicant must indicate whether the mitigation plantings will be tagged for
inspection or if the applicant will accompany the BDS Zoning Permit inspector to the site to
indicate where mitigation planting has occurred.
The proposed Mitigation Plan will be installed and maintained under the regulations outlined
in Section 33.248.040.A-D (Landscaping and Screening). To confirm maintenance of the
required plantings for the initial establishment period, the applicant will be required to have
the plantings inspected two years after plantings are installed.
With conditions to ensure that at least the minimum number of replacement trees and
shrubs are planted on the site, that all cut trees with trunks greater than 12 inches in
diameter are retained on site, and that plantings required for this Environmental Review are
maintained and inspected as described above, this criterion will be met.
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A.1.d. Mitigation will occur within the same watershed as the proposed use or
development and within the Portland city limits except when the purpose of the
mitigation could be better provided elsewhere; and
A.1.e. The applicant owns the mitigation site; possesses a legal instrument that is
approved by the City (such as an easement or deed restriction) sufficient to carry out
and ensure the success of the mitigation program; or can demonstrate legal authority to
acquire property through eminent domain.
Findings: Mitigation for significant detrimental impacts will be conducted on the same site as
the proposed use or development, and the applicant, Lewis and Clark College, owns the
proposed on-site mitigation area. These criteria are met.
A.3. Rights-of-way, driveways, walkways, outfalls, and utilities;
A.3.a. The location, design, and construction method of any outfall or utility proposed
within the resource area of an environmental protection zone has the least significant
detrimental impact to the identified resources and functional values of other
practicable alternatives including alternatives outside the resource area of the
environmental protection zone;
Findings: No new outfalls or utilities are proposed within the environmental protection (EP)
zone. Existing utilities suspended above the EP zone will be protected and supported in their
present location. This criterion does not apply to the proposal.
A.3.b. There will be no significant detrimental impact on water bodies for the migration,
rearing, feeding, or spawning of fish; and
Findings: The creek within the ravine is not considered native fish habitat. Downstream
impacts to native fish habitat will be avoided by protecting water quality below the proposed
bridge. Best Management Practices will be implemented to control erosion during
construction. Stormwater shed from the roof of the new bridge will be intercepted by trees
and other vegetation in the ravine. The applicant proposes to retain 5 existing trees adjacent
to the bridge for this purpose. The proposed mitigation plantings include 41 trees and 141
shrubs to provide further stormwater benefits. Fourteen of the 41 trees will be planted within
10 feet of the bridge. This approach will allow stormwater to follow a more natural path to
the creek, filtered and dispersed by vegetation and soil, rather than exacerbating the flashy
nature of the creek, as would occur if gutters and a new outfall were installed. Furthermore,
to the extent that approval criterion A.1.b. “There will be no significant detrimental impact on
resources and functional values in areas designated to be left undisturbed,” is met, this
criterion is also met.
A.3.c. Water bodies are crossed only when there are no practicable alternatives with
fewer significant detrimental impacts.
Findings: Of note, the west pedestrian bridge (Templeton Bridge) will not be replaced, as
pedestrians have the alternative of walking around the ravine at this location. No practicable
alternatives exist for provision of a safe pedestrian connection between residence halls and
campus buildings, to the east pedestrian bridge (the Howard/Cobble Stone Circle Bridge),
which crosses a seasonal stream within the ravine. To offset environmental impacts the
applicant proposes to plant 41 native trees and 81 native shrubs to replace trees to be
removed, and 100 native shrubs and ferns to further improve functional values, benefiting
water quality and riparian habitat along the creek. No practicable alternatives exist and this
criterion is met.
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DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 11 can be met, and those of Title 33 can be met, or have received an Adjustment or
Modification via a land use review prior to the approval of a building or zoning permit.
OTHER TECHNICAL REQUIREMENTS
Technical decisions have been made as part of this review process, based on other City Titles,
as administered by other City service agencies. These related technical decisions are not
considered land use actions. If future technical decisions result in changes that bring the
project out of conformance with this land use decision, a new land use review may be required.
The following is a summary of technical requirements applicable to this proposal. This list is
not final, and is subject to change when final permit plans are provided for City review.
Bureau

Code Authority and Topic

Contact Information

Environmental
Services

Title 17; 2014 Stormwater Manual

503-823-7740

Development
Services

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

503-823-7300

Urban Forestry

Title 11 – Trees

503-823-8733

www.portlandonline.com/bes
www.portlandonline.com/bds

http://www.portlandoregon.gov/tree
s/
CONCLUSIONS
Lewis and Clark College proposes to replace the Howard/Cobble Stone Circle Bridge, which
connects the residence halls at the south edge of campus with the majority of campus to the
north. The proposed replacement bridge is a covered, single-span, pedestrian bridge. Existing
bridge support vertical piers, will be removed from the creek and ravine below, and their
foundations will be abandoned in place, to minimize disturbance within the environmental
zone.
Although the new bridge will be slightly wider than the bridge it replaces, and spans the
environmentally-zoned ravine from bank to bank, the on-the-ground impacts within the
resource area total fewer than 1,000 square feet. Demolition of the existing bridge, using only
hand-held equipment, in concert with assembly of the new bridge outside of the environmental
zone and placing it with a crane, will minimize construction disturbance within the ravine.
The applicant proposes mitigation over roughly 7,200 square feet in the ravine, including 41
trees, 141 shrubs, and 40 sword ferns. The trunks from the 11 trees to be removed are to be
left in the ravine to provide structure and organic input.
The applicants and the above findings have shown that the proposal meets the applicable
approval criteria, with conditions for construction fencing and inspection of plantings.
Therefore, this proposal should be approved, subject to the following conditions.
ADMINISTRATIVE DECISION
Approval of an Environmental Review for:
 Removal of the existing Howard/Cobble Stone Circle Bridge;
 Construction of a new single-span, covered, replacement pedestrian bridge (Howard/Cobble
Stone Circle Bridge);
all within the Environmental Conservation and Environmental Protection overlay zones, and in
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substantial conformance with Exhibits C.3, C.4, C.5, C.6, C.7 and C.8 as approved by the City
of Portland Bureau of Development Services on March 13, 2018. Approval is subject to the
following conditions:
A.

A BDS Zoning Permit is required for inspection of required mitigation plantings and a
separate BDS building permit may be required for development. The Conditions of
Approval listed below, shall be noted on appropriate plan sheets submitted for permits
(building, Zoning, grading, Site Development, erosion control, etc.). Plans shall include the
following statement, "Any field changes shall be in substantial conformance with
approved LU 17-285916 EN, Exhibits C.3 through C.8.”
The application for Building Permit will include an additional Tree Protection Plan as
described below in Condition B.
Building Permits shall not be issued until a BDS Zoning Permit is issued.
Building Permits shall not be finaled until the BDS Zoning Permit for inspection of
mitigation plantings required in Condition C below is finaled.

B. Temporary construction fencing shall be installed according to tree protection measures in
Title 11 Tree Code, chapter 11.60, except as otherwise specified below. Temporary, 4-foot
high, bright-colored construction fencing shall be placed along the “Excavation Limits”
depicted on Exhibits C.3, Construction Management Plan, and C.6, Proposed Bridge Plan,
at either end of the proposed bridge.
1. An additional Tree Protection Plan shall be included in the application for Building
Permit Review, to be reviewed and approved by BDS Planning and Zoning staff; and
shall clearly depict trees to be protected and trees to be removed, and shall be in
substantial conformance with Exhibits C.3 through C.8;
2. No mechanized construction vehicles are permitted outside of the approved “Excavation
Limits” delineated by the temporary construction fence. All planting work, invasive
vegetation removal, and other work to be done outside the “Excavation Limits,” shall be
conducted using hand held equipment.
C. The applicant shall obtain a BDS Zoning Permit for approval and inspection of a mitigation
plan for a total of 41 native trees, 141 native shrubs, and 40 sword ferns, in substantial
conformance with Exhibits C.4, Tree Protection and Planting Plan, and C.5, Mitigation Plan.
Any plant substitutions shall be selected from the Portland Plant List, and shall be
substantially equivalent in size to the original plant.
1. Permit plans shall show:
a. Permit plans shall show the general location of the trees, shrubs and ground covers
required by this condition to be planted in the mitigation area and labeled as “new
required landscaping”. The plans shall include a 40-foot by 40-foot “typical”,
scalable planting layout for each planting zone, and shall illustrate a naturalistic
arrangement of plants and should include a planting table listing the species,
quantity, spacing and sizes of plants to be planted.
b. The applicant shall indicate on the plans selection of either tagging plants for
identification or accompanying the BDS inspector for an on-site inspection.
2. Plantings shall be installed between October 1 and March 31 (the planting season).
3. 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.
4. All trees removed for construction of this project, with trunks greater than 12 inches in
diameter, shall be retained on the site and within the resource area of the
Environmental zone.
5. Plantings shall be installed following completion of construction.
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6. After installing the required mitigation plantings, the applicant shall request inspection
of mitigation plantings and final the BDS Zoning Permit.
7. All mitigation and remediation shrubs and trees shall be marked in the field by a tag
attached to the top of the plant for easy identification by the City Inspector; or the
applicant shall arrange to accompany the BDS inspector to the site to locate mitigation
plantings for inspection. If tape is used it shall be a contrasting color that is easily seen
and identified.
D. The land owner shall maintain the required plantings to ensure survival and
replacement. The land owner is responsible for ongoing survival of required plantings
during and beyond the designated two-year monitoring period. After the 2-year initial
establishment period, the landowner shall:
1. Obtain a Zoning Permit for a final inspection at the end of the 2-year maintenance and
monitoring period. The applicant shall arrange to accompany the BDS inspector to the
site to locate mitigation plantings for inspection. The permit must be finaled no later
than 2 years from the final inspection for the installation of mitigation planting, for the
purpose of ensuring that the required plantings remain. Any required plantings that
have not survived must be replaced.
2. All required landscaping shall be continuously maintained, by the land owner in a
healthy manner, with no more than 15% cover by invasive species. Required plants that
die shall be replaced in kind.
E. Failure to comply with any of these conditions may result in the City’s reconsideration of
this land use approval pursuant to Portland Zoning Code Section 33.700.040 and /or
enforcement of these conditions in any manner authorized by law.
Staff Planner: Stacey Castleberry
Decision rendered by: ____________________________________________ on March 13, 2018.
By authority of the Director of the Bureau of Development Services

Decision mailed: March 15, 2018
Note: In addition to the requirements of the Zoning Code, all uses and development must
comply with other applicable City, regional, state and federal regulations.
This decision applies to only the City's environmental regulations. Activities which the City
regulates through PCC 33.430 may also be regulated by other agencies. In cases of overlapping
City, Special District, Regional, State, or Federal regulations, the more stringent regulations
will control. City approval does not imply approval by other agencies.
About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on
December 19, 2017, and was determined to be complete on January 25, 2108.
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 December 19, 2017.
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 did not waive or
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extend the 120-day review period. Unless further extended by the applicant, the 120 days
will expire on: May 25, 2018.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Hearings Officer, which will
hold a public hearing. Appeals must be filed by 4:30 PM on March 29, 2018 at 1900 SW
Fourth Ave. Appeals can be filed at the 5th floor reception desk of 1900 SW 4th Avenue Monday
through Friday between 8:00 am and 4:30 pm. An appeal fee of $250 will be charged. The
appeal fee will be refunded if the appellant prevails. There is no fee for ONI recognized
organizations appealing a land use decision for property within the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s bylaws. Assistance in filing
the appeal and information on fee waivers is available from BDS in the Development Services
Center. Please see the appeal form for additional information.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Hearings Officer is final; any
further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 days
of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA at
775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, or phone 1-503-373-1265 for
further information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
issue. Also, if you do not raise an issue with enough specificity to give the Hearings Officer an
opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
Recording the final decision.
If this Land Use Review is approved the final decision will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after March 29, 2018, by the Bureau of
Development Services.
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The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statements
B. Zoning Map (attached)
C. Plans/Drawings:
1. Cover Sheet
2. Existing Conditions Plan
3. Construction Management Plan (attached)
4. Tree Protection and Planting Plan (attached)
5. Mitigation Planting Plan (attached)
6. Proposed Bridge Plan (attached)
7. Grading Details
8. Details
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review, Water Bureau, Fire
Bureau, Bureau of Parks, Forestry Division (no concerns)
3. Site Development Review Section of BDS
4. Life Safety Review Section of BDS
F. Correspondence:-- none received
G. Other:
1. Original LU Application
2. Incomplete Letter
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).

