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INTRODUCTION

�

Ambleside is a 26 acre natural area along Johnson Creek 
in Gresham, Oregon. The property includes several parcels 
purchased by Metro to improve riparian function and 
maximize ecological potential along Johnson Creek. The 
City of Gresham also owns a 1/3 interest in one parcel. The 
property is bordered by the Springwater Corridor Trail on 
the north and rural farms and homes on the south and west. 

Metro’s long term goal is to improve and protect water 
quality in Johnson Creek by stabilizing stream function, 
restoring floodplain function, and improving wildlife habitat.   
Floodplain restoration and riparian function is limited and 
complicated by leased homes, an access drive, and bridge. 
One of the homes is in the floodplain, and one is directly 
adjacent to the stream. A small water control structure 
impacts natural water flow and several stream bank sections 
are armored.

The desired future condition for the site is a mature riparian 
forest complex with natural and resilient stream functions. 
Metro’s 2013 levy work plan recommended an analysis of 
management options for reducing and/or eliminating the 
conflicts between the lease properties and Metro’s ability to 
manage for the natural area’s desired future conditions.

Project Site

H
ogan Road

Johnson Creek

FEMA 
Floodplain

Springwater 
Trail

Ambleside Drive

Schacht House 
(in floodplain, City of 
Gresham historic listing)

Bridge

Water Control Structure

Figure 1: Aerial photo: Ambleside study area

Cox House and Studio
Allesina House

Study area boundary
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The purpose of this study is to document existing 
site conditions, develop general management options 
for the site, and identify costs and benefits of each 
management option. This study is not intended as a 
recommendation of a particular management direction. 
It is intended to document the cost, benefit and 
necessary steps of each management scenario.

A range of management scenarios were considered.  
They include removing unnecessary impervious area 
and structures, moving or deconstructing all structures, 
and providing alternative access to allow the existing 
bridge and significant part of the road to be removed.  

The analysis addresses the following questions: 

What are the barriers to removing existing 
structures and homes (such as historical status, 
cultural significance or construction access)?

What are the long term strategies for reducing 
conflicts between lease use and natural resources 
management objectives?

What are the options for keeping or removing 
homes? 

What short term actions can be implemented 
to reduce impacts to the natural area from the 
leased properties? 

 For each scenario:

What are the associated costs? 

What are the necessary permits? 

What are the restoration benefits?

•

•

•

•

•

»

»

»

Purpose  
of Study

Figure 4:  Ambleside Road with alee of European birch trees

Figure 2:  Johnson creek at southeast 
corner of site looking upstream

Figure 3:  Johnson Creek bank armoring.
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Surrounding 
Land Uses 
and zoning

The site is located in the City of Gresham approximately 
two miles south of Gresham’s historic downtown.  The 
study area is between Hogan Road and the Springwater 
Trail. Johnson Creek flows through the site.

The property is zoned Low Density Residential 
(5 dwelling units / acre). It is surrounded by the 
Springwater Corridor trail to the north with an industrial 
parcel, Mutual Materials brick manufacturing, beyond 
it. Low density residential suburban developments 
exist beyond Mutual Materials to the east, and beyond 
Hogan Road to the west. Rural residential properties 
exist immediately south and west of the property.  The 
land south of the Ambleside study area is identified 
on Gresham planning maps as the Springwater Future 
Annexation Area. It is likely that area will be developed 
for housing in the future due to its proximity to the City 
of Gresham.

I.  Site Analysis

1.  Location
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Figure 5:  Location Map
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Figure 6:  City of Gresham Zoning.
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Planning 
Designations

Figure 7:  City of Gresham planning overlays
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The area has the following City of Gresham planning designations (City of 
Gresham Development Code; Article 5 /appendix 14): 

Historic/ Cultural Significance (Article 5.03):  The Ambleside (Schacht) 
House is listed on the City of Gresham register of historic places as a Class 
1 Landmark.  Under the City of Gresham code, the owner can request 
removal of landmark designation through a type 1 procedure but proposed 
alterations or demolition are subject to a type III procedure.  (Article 
5.0327-5.0328) The State of Oregon maintains the database of historic 
resources in the state.  The Ambleside house, and the Cox and Allesina 
cluster of houses are in the database, with eligibility evaluations listed as 
“undetermined” and “eligible/contributing”, respectively.  According to the 
State’s website, neither site is federally listed, therefore the state does not 
have regulatory jurisdiction.  

Floodplain (Article 5.01):  Construction within the floodplain will need to 
meet federal and local standards. 

Hillside Physical Constraint (Article 5.02):  Development on these slopes 
is subject to review and hillside physical constraints overlay standards must 
be addressed.  The designation primarily addresses housing density.

Significant Trees (Appendix 14):  The City of Gresham designates the 
Hogan Cedar and Japanese Maple groves as significant. As shown in figure 7, 
the planning overlay applies to all properties in the study area except one. A 
type III procedure is required to remove designated significant trees.

Habitat Conservation / Water Quality Resource areas (Article 5.04) 
The purpose of this overlay is to comply with Metro’s Urban Growth 
Management Plan.
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The site is dominated by Johnson Creek which 
meanders through the study area. The Johnson Creek 
floodplain occupies approximately the north-eastern 
two thirds of the site.  The rest of the site is a northeast 
facing hillside with slopes averaging about 10% to 20%, 
and up to 40% in some areas. The site is primarily 
forested, with areas of open lawn and meadow near 
many of the home sites.

Figure 8:  Johnson Creek

Figure 9:  Armored bank

Figure 10:  Water control structure

Johnson 
Creek

Watershed 
Health Value

2.  Natural Resources

Johnson Creek originates in the foothills of Mount 
Hood and flows generally westward for approximately 
25 miles before entering the Willamette River. Johnson 
Creek is a unique feature in the Portland metro area 
important to fish, wildlife and people. Despite its urban 
development, it is one of the few remaining streams 
in the Portland area that still supports salmon and 
steelhead. The stream’s floodplain and forests act as an 
important wildlife corridor that provides connectivity to 
several other natural areas. The Springwater Corridor 
regional trail follows Johnson Creek between Gresham 
and the Willamette River, providing scenic resources 
and public access to the stream. 

In the Ambleside study area, the natural flow of 
the stream and floodplain have been restricted by 
armored stream banks, bridge abutments, water control 
structures and ditches that drain wet areas. Since 
acquiring the property, Metro has removed a small 
dam and bridge from a side channel of Johnson Creek.  
A second dam and bank armoring remain. Near the 
Allesina property, a concrete weir retains water from a 
spring, creating a small pond.

The site is a valuable link in the Johnson Creek 
watershed.  Improving habitat quality on site and 
connectivity along the stream corridor can help 
conserve rare and at-risk species and maintain the 
abundance of common native species throughout the 
watershed.  The Johnson Creek Watershed Action Plan 
and the Johnson Creek Inter-jurisdictional Committee 
have identified the following priorities for restoration 
in the Ambleside and Upper Johnson Creek reaches: 
“address lack of habitat diversity and in particular the 
lack of large wood in the stream, remove hardened 
stream banks, restore off-channel areas, and increase 
shade to 80 percent along stream banks”.
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Johnson Creek’s floodplain occupies the northeastern 
area of the site. The floodplain has been inventoried 
by FEMA as well as the City of Gresham. The City of 
Gresham’s boundary shown in Figure 11 is based on a 
more recent and finer grained analysis than the FEMA 
designation. 

Figure 11:  Floodplain designation.  
The FEMA floodplain and The City of 
Gresham’s proposed floodplain are shown. 

The study area’s topography varies from relatively flat 
floodplain areas adjacent to Johnson creek to slopes 
that range between 10 and 40 percent.  These slopes 
are classified as having hillside physical constraint by the 
City of Gresham.    

Floodplain

Topography

Figure 12:  The City of Gresham hillside 
constraint designates areas with over a 
15% slope.  These areas (shown in purple) 
are subject to a special planning review.

City of Gresham 
proposed floodplain

FEMA floodplain
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Vegetation on the property includes a variety of native 
and non native species. Ornamental species have been 
planted at the home sites, and the vegetation around 
the current and past homes is more degraded with 
non-native and invasive plants. European birch line both 
sides of Ambleside Drive. A number of large Japanese 
maples grow adjacent to the creek. The grove of Hogan 
cedars are considered by some to be a natural genetic 
variety of Western red cedar.  The City of Gresham 
significant tree designation applies to the Hogan cedar 
grove and the Japanese maple grove. Some Hogan 
Cedars have been recently planted by Metro. 

The southern part of the site, on the northeast side of 
Johnson Creek, has relatively healthy forest and native 
understory vegetation. Since acquiring the property, 
Metro has been working to remove invasives and re-
establish native plant communities on the site.

Vegetation

Figure 13:  Japanese Maples (City of Gresham significant trees)

Figure 14:  Hogan Cedars (City of Gresham significant trees) Figure 17:  Hogan Cedars (City of 
Gresham significant trees)

Figure 15:  Native vegetation on the north 
side of Johnson Creek includes: Hogan 
Cedar, bigleaf maple, vine maple, hazelnut, 
sword fern, lady fern, salmonberry, Indian 
plum, dogwood, oxalis, piggy-back plant, 
and red huckleberry.

Figure 16:  European birch trees lining 
Ambleside Drive
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Before 
European 

Settlement 

An archeological assessment of the site was completed 
in 2010 by Archeological Investigations Northwest, Inc. 
(AINW)  The study included a review of records and 
a preliminary reconnaissance survey. The AINW study 
recommends a formal cultural resource survey on the 
low terraces to identify archaeological sites and identify 
areas with a high probability of buried resources.  In 
addition, the study recommends an inventory of historic 
structures and resources (The AINW study is included 
in the appendix). 

According to the city of Gresham inventory of historic 
properties, the site was logged around 1900.  The 
Ambleside (Schacht) House, which has a city of 
Gresham historic designation, was the first home 
constructed on the property. Initially, three Portland 
families built homes on the property and used them as 
summer homes.  Over the years, a number of other 
homes, roads, yards, and utilities were constructed. 

The dams and walls were also recommended by AINW 
for historical evaluation.

Figure 19:  General Land Ordinance Map 1855

Figure 18:  Springboard notches in Cedar 
Stumps

3. Site History

European 
Settlers

Ambleside Study Area



�

Metro purchased the properties through the 1995 open 
space bond measure and the 2006 Natural Areas bond 
measure. Since acquiring the land, Metro has removed all but 
four of the homes.  The remaining structures are commonly 
called the Schacht House, the Allesina house and the Cox 
house and studio, referring to their prior owners.  The 
Schacht House is also referred to as the Ambleside House.

Metro rents the remaining four homes. House has been removed or 
deconstructed / removed

Current 
Management

AMBLESIDE 
(SCHACHT)

COX

LORTS

ALLESINA

ALLESINA
GRIEVES

COX

LORTS

WHITE

JONES

Figure 20:  Recent management
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4.  Site Development and Infrastructure

Access Ambleside Drive provides access to the properties.  
The road is generally 12‘ wide and paved in asphalt. 
It is signed as a private road to private property. In 
many areas, tree are growing close to the edge of the 
road. The road contributes approximately 30,000 sf of 
impervious area to the site.

Figure 21: Ambleside Drive

Bridge The bridge was constructed in 1981. Since that time 
it has undergone some structural improvements.  The 
load limit on the bridge is inadequate for City of 
Gresham emergency vehicles.  The bridge also serves 
as a support for the water and natural gas supply pipes 
for the homes on the south side of the creek.  Several 
studies have been done to analyze the structural 
integrity of the bridge.  They are listed in Appendix 1.

Figure 22:   Ambleside Bridge
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Utilities The homes are not connected to municipal sewer or 
water systems.  One septic tank is in the floodplain, and 
a septic tank and septic field are on the hillside above 
the floodplain. Water is supplied from an on site well 
and pumped to the homes.  The homes have septic 
systems to accommodate sanitary waste.  

Figure 23: existing well house on “White” 
property.

AMBLESIDE 
(SCHACHT)

COX

LORTS

ALLESINA

ALLESINA
GRIEVES

COX

LORTS

WHITE

JONES

WATER CONTROL  
STRUCTURE REMOVED (YEAR)

Power

WW

S

S

S O

WW

WS WS

WP

Oil tank
Septic tank/field

Water - Well
Water - Spring
Water - Pump house
Natural gas supply

Water line
WW

WS

WP

O

S

Figure 24:   Approximate utility locations in Ambleside study area

LEGEND
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Water Control 
Structure

and Bridge

Ambleside Dr.

Downstream of the bridge where Ambleside Drive crosses Johnson Creek 
is a small island. A dam and bridge were recently removed from the south 
channel, where some bank armoring and abutments remain. In the north 
channel, there is a concrete water control structure and flume. The north 
bank are heavily armored with concrete walls. Removing the dam and 
walls in the north channel would enable floodplain restoration north of the 
structures. This report refers to this area as the Jones floodplain. Informal 
conversations have taken place between Metro and the neighboring 
property owner to the west who has concerns about bank stability if the 
water control structure is removed. Feasibility studies have indicated that 
floodplain restoration in this area would likely alleviate flooding of the 
downstream properties. During informal conversations between Metro 
and the City of Gresham, the City has indicated that they will not allow 
the water control structure and bank armoring to be removed as long as 
the bridge is in place. Prior to removal of the structure an analysis of the 
potential impacts of structures should be completed.

armored banks

water control structure
concrete walls armoring bank

bridge

foundation walls remain from 
Lorts house

floodplain boundary

Johnson Creek

armored banks

wall and fence along property boundary

abutments remain where 
bridge was removed

1
2

3

4

7

5

6

8

Figure 25:  plan view of water control 
structure and bridge
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Figure 26: (left): 
Side view of bridge

Figure 27: (right): 
Bridge deck

Figure 28: (left): 
Water control 
structure

Figure 29: (right): 
View looking 
upstream from 
bridge

Figure 30 - 31: 
Stream bank 
armoring

Figure 32: (left):  
Cedar growing on 
stream bank

Figure 33: (right): 
South side of 
south channel

7

5

3

1 2

4

6

8
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Ambleside 
(Schacht) 

House

Square Feet 1784 sf
Stories 2
# Bedrooms 3
# Baths 2
Heating / Cooling Forced air
Sewer Septic
Water Well
Gas yes
Roof Asphalt 

Shingles
Year built 1902
Year acquired 2001

The Ambleside (Schacht) House is listed as a Class 1 
Landmark by the City of Gresham.  The property 
includes a large gravel area, and several outbuildings at 
the south end. The house is in the floodplain and the 
seasonally wet field east of the house has occasional 
standing water. Since acquiring the property, Metro 
constructed a berm between the gravel area and 
Johnson Creek to protect the house from flooding. The 
area around the house is landscaped with ornamental 
trees and shrubs including rhododendrons and Japanese 
maples. Mature Douglas-fir trees and Hogan Cedars 
grow between the driveway and Johnson Creek. 
Ambleside drive is flanked by mature European birch 
trees that are in decline.

Am
bleside  Drive

Johnson C
reek

shed

pool

deck

Gate

gravel Paving

Schacht House

asphalt driveway

earth berm to protect from 
flooding

Springwater Trail

catch basin

gazebo

lawn

ditch from Lorts 
property

seasonally 
wet field

septic

well

carport
6

4

2

5

1

3

Figure 34:  Plan view of Ambleside 
(Schacht) house
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figure 35: Front  
(north side) of the 
Schacht House

Figure 36: (left): 
View of west side 
of the Schacht 
House looking 
north.

Figure 37: (right): 
View of east side 
of the Schacht 
House looking 
north.

Figure 38: (left): 
Gate

Figure 39: (right): 
Deck and pool

Figure 40:  Gravel 
paving and sheds 
south of Schacht 
House

1

2 3

54

6
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Cox House 
and Studio

Cox House Cox Studio
Square Feet 1600 1525
Stories 1 2
# Baths 1 1
# Bedrooms 2 1
Heating / Cooling Forced air, 

Fireplace
Forced air

Sewer Septic Septic
Water Well Well
Gas yes yes
Roof Asphalt Shingles Asphalt Shingles
Year built 1927 or earlier 1927 or earlier
Year acquired 1999 1999

Cox house
Cox studio

driveway
well house

carport shed

Ambleside

Drive

Johnson Creek

The Cox house and studio are 
perched on the hillside above 
Ambleside Drive.  The Cox house 
and studio were built by Charles 
H Martin (governor of Oregon 
from 1935-1939) in the 1920’s as 
a hunting lodge. The Cox Studio is 
now primarily a storage space on 
the first floor with living space on 
the second floor. The Cox property 
uses its own well, although water 
to these homes could be supplied 
from a well on the White property.  
It is located along Ambleside 
Drive on north of side of Johnson 
Creek, and conveyed through a 
pipe attached to the bottom of the 
bridge deck. Sewage is pumped 
from the two tanks adjacent to the 
homes to a septic field in a clearing 
on the hillside. The property 
is listed in the State Historic 
Preservation Office’s database of 
historic resources (resource ID 
657461).

Lawn

culvert

power pole (typ.)

stone steps 
and pathfence

concrete steps

deck

landscape planting

septic Tanks

PP

PP

PP

catch basin

Figure 42:  Cox studio looking at carport/ 
shed at south side of house.

Figure 43:  View looking east. across back 
yard. Cox house is on the left and the 
studio is on the right.

1

1

2

2

Figure 41:  Plan view of Cox house
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Allesina 
House

Square Feet 3124
Stories 2
# Bedrooms 4
# Baths 2
Heating / 
Cooling

Forced air - oil 
(2 underground 
tanks)

Sewer Septic 
Water Well 
Gas no
Roof Asphalt Shingles
Year built 1920’s
Year acquired 2007

The Allesina house is directly adjacent to Johnson 
Creek. It includes decks that hang over the bank, and 
stairs down to the water’s edge.  Several springs and 
wells are located on the property.  A large concrete 
weir catches water creating a man-made pond, which 
provides habitat for amphibians.  Remaining structures 
on the Allesina property include an irrigation pump 
house, a footbridge,  well, spring house, and a green 
house.  

PP

PP

PP

catch basin

A
m

bleside
D

rive

parking (3) spaces

Johnson Creek

irrigation 
pumphouse

ditch
greenhouse

spring 
house

weir
pond

spring well

footbridge

Allesina house

concrete walk

deck and stairs

culvert

Figure 47:  Allesina House looking 
northeast

Figure 48:  Parking spaces and green house 

oil tank

Figure 49:  Concrete weir and pondFigure 46:  East side of Allesina house, 
looking south

Figure 45:  Deck and stairs looking east

1

2

5
3

4

1

2

4

5
3power pole (typ.)

Figure 44:  Plan view of Allesina house



18

5. Summary of Issues, Opportunities and 
Constraints

A number of factors influence the ability to maximize 
the site’s natural resource benefit. The site’s location, 
existing improvements and setting affect all resource 
management.  

Figure 50:  Ambleside Drive

Existing Access The existing road and bridge do not meet the minimum 
standards for emergency and construction access. 
Upgrading the road and bridge would be expensive, 
require permitting and engineering, and could impact 
existing trees and other vegetation, including some that 
are listed as significant trees by the City of Gresham.

Code Requirements Fire code requires that access 
roads for three or more dwelling units and accessory 
buildings be 20’ wide, with 40’ of horizontal clearance 
and a vertical clearance of 13’ 6”. For fewer than three 
dwelling units, the requirement is a 12’ road with 20’ 
of total clearance.  If the homes were extensively 
remodeled, the Gresham Fire Marshall could require 
the bridge and road to conform to code. 

Emergency Access:  The existing bridge and roads 
were not designed to accommodate typical emergency 
response vehicles. The road does not meet the 
minimum standard for width, and the weight limit on 
the bridge is insufficient. There is a risk associated with 
current site management. The bridge is the only access 
to the three homes on the south side of Johnson Creek. 
In 2001 one of the homes on the site was destroyed by 
fire.

Deconstruction & Restoration Access:  The weight 
and width restrictions on the bridge limit access for 
removing or moving the existing homes or doing other 
restoration work on the south side of Johnson Creek.  
The levy upstream from the Allesina house could be 
removed to improve floodplain function if the site could 
be accessed with heavy construction equipment.  

Maintenance Access:  Maintenance of the homes, 
road, and utilities is more difficult due to the limited 
access.  For example, the heating oil for the Allesina 
house must be delivered by a small truck rather than 
the standard delivery vehicle.

Figure 51:  Ambleside Drive

Figure 52:  Ambleside Bridge
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Ongoing Maintenance:  In some areas, the road is 
close to the stream bank.  In one of these locations, 
on the south side of the bridge, a large fir tree’s root 
system has been compromised by the erosion of the 
stream bank. This tree may fall at any time and, because 
of its proximity to the road, it is likely that the road 
would not be passable for vehicles.  If this were to 
happen, construction to fix the road would be difficult 
and expensive, likely requiring access from the south 
for heavy equipment, and residents would not have 
vehicular access to their homes.  

Providing access from the south and eliminating the 
need to cross Johnson Creek is an alternative to 
upgrading the existing road and bridge.  A permanent 
route from the south and west would allow removal 
of Ambleside Road and bridge.  It is also an option 
for temporary construction access to accommodate 
removal of homes and floodplain restoration on 
the south side of the study area. The following are 
important to consider:

Topography The south side of the property has slopes 
generally in the range of 12 % to 18 %, with slopes in 
a few places as high as 40%.  A permanent access road 
would be designed to include a maximum grade of 
10% and a vehicle turnaround to emergency vehicle 
standards. Development of a temporary road for 
moving homes would need to clear approximately 20’.  
Either route would require engineering and permitting.

Alternative 
access

Figure 53:  Tree adjacent to road on 
eroding bank

Figure 54:  Sketch showing required cut fill 
on hillside with 20% cross slope

Figure 54:  Potential permanent or 
temporary alternative access

±20% Slope
Cut

Fill

20’
±40’ Clearing 
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Floodplain 
and Riparian 

Area

This site provides an opportunity to improve floodplain 
function. Removing armoring along the banks and 
water control structures, and allowing Johnson Creek 
to inundate the floodplain during high water events 
can help alleviate peak flows and flooding downstream. 
There are several factors that limit the ability to allow 
unrestricted flow in the floodplain. 

Public Access 
Considerations

Trees:  The south part of the site is forested and 
construction of alternative access would likely require 
removing a significant number of trees.  

Right-of Way Acquisition: Any alternative route from 
Hogan Road would require dedication of new right-of-
way from parcels which are now privately owned.  The 
area to the south of the site has been identified as a 
future annexation area by the City of Gresham, and it 
is likely that it will develop sometime in the future. At 
that time, a permanent access route to the site could be 
completed.  

Accessibility: Existing homes were constructed long 
before the Americans with Disabilities Act (ADA).  
This limits the homes’ usefulness for public facilities.  
Extensive renovation would be required to meet ADA 
and safety standards required for a public facility.

Security The site is somewhat hidden and difficult to 
monitor.  It is an inviting creek with unique qualities for 
the urban area.  Existing and potential development 
on all sides, and proximity to the Springwater Corridor 
increase the likelihood of indiscriminate use for casual 
recreation or camping which could impact resources. 
Unless gated, the road provides unmonitored auto, bike 
and pedestrian access into the site.

Property 
Maintenance 

Considerations

The Cox and Allesina homes are situated on forested 
hillsides.  In order to protect them, Metro has had to 
cut down trees that they would otherwise preserve, 
which is inconsistent with their mission for the site.
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The Ambleside (Schacht) House is in the floodplain, 
and has been affected by flooding in the past. Unless 
it is moved or removed, Metro will need to continue 
restricting water flow to protect the property from 
flooding. Relocation of the house to an upland site may 
be the best way to ensure the long term preservation 
of the house, and its historic value to the community.

Spillway and armored banks: The bridge abutments, 
and water control structures restrict riparian and 
floodplain function along Johnson Creek. In several 
places, the edges of Johnson Creek have been armored 
with concrete, stone, and wood, which also impacts 
riparian habitat. 

Trees: Removal of stream bank armoring and significant 
grade change associated with floodplain restoration will 
require removal of Hogan Cedars and Japanese maples 
that are listed as significant trees.  

Utilities Septic systems Three septic systems remain on the 
site.  Although they are periodically tested, during high 
water, effluent could potentially seep into Johnson 
Creek.  A sanitary line is located along the Springwater 
corridor but because of the depth of the line, access 
would be prohibitive. Removal of the septic systems 
reduces potential for E. coli contamination.

Access: Currently, natural gas and water are supplied 
to the homes on the south side of the stream via pipes 
attached to the bridge structure. Overhead power lines 
supply power along Ambleside road. If the road and 
bridge are removed, Utility supply lines would need to 
be relocated.

Allesina Pond Near the Allesina house, a concrete weir ponds water 
from a small drainage ditch. There is evidence that the 
pond is providing habitat for frogs and salamanders. A 
decision will need to be made whether to remove the 
infrastructure related to the pond. 

Figure 56:  Ambleside Road on right with 
Springwater Trail on left

Figure 57:  Allesina Pond

Figure 55:  Tree growing from bank 
armoring
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6. Permitting

A number of management actions will trigger federal, state, and local land use and building 
permits. Most construction and deconstruction activities will trigger some type of permit. These 
will vary in complexity, preparation time, and cost to obtain. Cost to produce and process these 
permits are general and will need to be adjusted depending on the specific plans.  Below is a list 
of permits that may be required: 

 Triggered Time
Permit Cost 
(approximate)  

Preparation  
Cost

State of Oregon
DEQ 1200 
CN.  (May be 
administered by 
Gresham

Area disturbed is between 1 and 
5 acres.   

30 days $ 826 $ 2,000

Division of State 
Lands / Corps 
joint fill removal 
permit

Site is considered essential salmon 
habitat.  Any fill or removal 
activity on the banks will require 
a permit.  Any fill / removal in 
excess of 50 CY will require a 
permit

4 months 
(min)

$ 450 $ 2,500

City of Gresham
Land use permit 
Type I

Demolition of structures 120 days $ 891 $ 1,000

Land use permit 
Type II

Change of use.  Alteration of 
historic structure

120 days $ 2,838 $ 5,000

Land Use Permit  
(Type III)

Change of use. Alteration of 
historic structure 

120 days $ 6,203 $ 5,500

Erosion control Construction / demolition 30 Days $ 250 $ 2,000

Grading Any earthwork above 50/CY 30 Days $ 1,200 $ 1,500

Demolition Removal of structure 30 Days $ 44 $ 2,000

Tree removal Removal of any tree on significant 
tree list

30 Days varies

Move Structures Moving of a structure 30 Days $ 44  

Historic Review Alteration of historic structure 120 days $ 3,546 $ 2,000

Septic cap fee Removal of septic Over the 
counter

Building permits Moving homes to new sites 
for plumbing, electrical and 
foundations etc.

Over the 
counter

Varies 

Land division Acquisition of row or easement 
for road access

30 days $ 1,200 $ 3,000
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Six management scenarios are shown on the following 
pages.  They are intended to show the range of 
management from a modest reduction in impermeable 
surface and developed features to complete site 
restoration.  These are not intended to show specific 
prescriptions for management but rather to begin 
a discussion of general costs and benefits of each 
management scenario.  These are not exclusive 
alternatives and within each scenario there are options 
for implementation.  Costs and necessary permitting are 
included with each option.

Following the management scenarios, on page 39 is a 
table that outlines the cost and restoration benefit of 
each potential action shown in the following scenarios.

II.  Management Scenarios



Management Scenario 1 
Scenario 1 would continue current management 
including invasives removal and native planting, leasing 
of remaining homes, and maintaining all existing site 
improvements.

Cost
Landscape Management

Remove invasive species  
(existing upland and floodplain areas)

• $1,500

Restore and plant native species  
(existing upland and floodplain areas)

• $1,500

Rental Property Management

Routine maintenance of existing rental structures, 
utilities and bridge

• $400- $1,000 / year

Emergency maintenance / repairs• unknown
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No cost for demolition

Restoration of native vegetation

•
•

Management and maintenance of rental properties.

Road maintenance  (May need to remove Douglas-fir 
before it impacts the road).

Poor emergency vehicle access to homes on south 
side of Johnson Creek could be a liability for Metro.

•
•

•

Permits
None required, however in the 
future permitting may be required 
for construction related to bridge 
maintenance or emergency access. 

Disadvantages / 
Challenges

Advantages

Actions

* Estimated permit cost includes 
permit and preparation cost.   
See Appendix A for itemized costs 
and permit fees.



Ambleside house

Ambleside outbuildings

Ambleside Drive

Cox house
Cox studio

H
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Allesina house

maintain shed and 
carport and turn-

around

water 
control 
structure

bridge

Management Scenario 1 Quantity

Upland re-vegegation and monitoring 10.4 AC

Floodplain re-vegetation 7.8 AC
Stream bank restoration 3620 LF
Floodplain/ Stream function restoration 1.8 AC

Removal of bank armoring 0 LF
Impervious area removed 0 SF
For all scenarios:
Re-vegetation and monitoring:  invasive plant removal, 
native planting, and monitoring in areas that are not 
developed with infrastructure, ornamental plantings or lawn. 
Stream bank restoration: revegetation and monitoring on 
stream banks that are not armored.  
Removal of bank armoring: approximate locations are 
shown on plan. 

Note: All quantities are based on aerial photography and field 
reconnaissance and are rough estimates.

Allesina pond
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Management Scenario 2 

Actions

No cost for demolition of homes

Reduction of impervious area and Increased habitat 
area

•
•

Management and maintenance of rental properties

Road maintenance  (May need to remove Douglas-fir 
before it impacts the road).

Poor emergency vehicle access to homes on south 
side of Johnson Creek could be a liability for Metro.

•
•

•

Scenario 2 would reduce the footprint of existing 
homes by removing surplus structures and paving, and 
restoring ornamental landscape areas with native plants.  
It would continue management of natural areas and add 
almost an acre of restoration area around the homes. A 
site plan concept is shown for each developed area in 
Appendix B.

Cost
Management

Landscape management• $3,000

Rental property management• $400- $1,000 / year

Emergency maintenance / repairs• unknown

Demolition or Deconstruction
Remove outbuildings, Ambleside pools, fencing, 
unnecessary paving and non native plantings

• $20,153

Restoration
Restoration Planting• $3,229

Disadvantages / 
Challenges

Advantages Permits
Erosion control
Demolition
1200-CN
Grading

Estimated Cost   $1,874

* Estimated permit cost includes 
permit and preparation cost.   
See Appendix A for itemized costs 
and permit fees.
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Cox house
Cox studio

H
O
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Allesina house

remove shed and 
carport and turn-

around

remove irrigation 
pump, springwell, 

and other 
outbuildings and 

structures

Ambleside Drive

water control structure

bridge

Allesina pond

remove Ambleside 
outbuildings and excess 
paving

Management Scenario 2 Quantity

Upland re-vegegation and monitoring 11.4 AC

Floodplain re-vegetation 9.1 AC
Stream bank restoration 4140 LF
Floodplain function restoration 1.8 AC

Removal of bank armoring 0 LF
Impervious area removed 16,400 SF
See page 25 for definitions

Ambleside (Schacht) house

SPRINGW
ATER  TRAIL
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Management Scenario 3
Scenario 3 would  provide alternative access to the Cox 
and Allesina houses on the south side of Johnson Creek. 
This would enable removal of the bridge, stream bank 
armoring and most of Ambleside Drive. Alternative 
access details are shown in Appendix B. Surplus 
structures and paving would also be removed.

Actions

Alternative access road would be out of the 
floodplain.

Enables removal of bridge, dam and bank armoring. 
Enables the restoration of Jones floodplain which 
reduces flooding potential on inholding.

Provides access for restoration of Allesina floodplain.

Improved access for maintenance, construction and 
emergencies

•

•

•
•

Construction of alternative access road through 
forested hillside that would likely have a wider 
disturbance area than the existing road.  

An alternative alignment would require purchase of 
new right-of-way

Continued rental property management

Floodplain restoration is likely to impact to significant 
trees

•

•

•
•

Cost
Management

Landscape management• $3,000

Rental property management• $400- $1,000 / year

Demolition / Deconstruction
Remove outbuildings, Ambleside pools, fencing, 
unnecessary paving and non native plantings

• $20,153

Remove Ambleside Drive• $25,700

Remove Ambleside bridge• $36,250

Construction
Construct alternative access road from Hogan Road• $207,000

Restoration
Restoration Planting• $5,200

Stream bank and Floodplain Restoration

Creek armoring & bridge abutments in south channel• $35,800

Remove dam• $23,000

Creek armoring in north channel• $30,300

Floodplain restoration (Jones and Allesina)• $33,500

Remove armoring at Ambleside Drive • $32,800

Disadvantages / 
Challenges

Advantages Permits
Erosion control;
Demolition
1200-CN
Grading
DSL
Land division
Gresham SDCs
Plan Review

Estimated Cost   $22,721

* Estimated permit cost includes 
permit and preparation cost.   
See Appendix A for itemized costs 
and permit fees.
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Ambleside (Schacht) house

remove Ambleside 
outbuildings and excess 
paving

Cox house
Cox studio

H
O

G
AN
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AD

Allesina house

remove shed and 
carport and turn-

around

remove irrigation 
pump, springwell, 

and other 
outbuildings and 

structures

GENERAL AREA WITH 
POTENTIAL FOR ALTERNATIVE 
ACCESS

remove water control structure 
and bank armor 
remove bridge

restore floodplain function 
(Allesina Floodplain)

Management Scenario 3 Quantity

Upland re-vegegation and monitoring 11.4 AC

Floodplain re-vegetation 9.1 AC
Stream bank restoration 5390 LF
Floodplain/ stream function restoration 2.4 AC

Removal of bank armoring 480 LF
Impervious area removed 44,000 SF
Impact unknown
See page 25 for definitions

restore floodplain function 
(Jones Floodplain)

SPRINGW
ATER  TRAIL

remove Ambleside Drive

Allesina pond
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Management Scenario 4
Scenario 4 would move or remove the Ambleside 
(Schacht) house and provide alternative access to the 
Cox and Allesina homes.

Actions

Pros Alternative access road would be out of the 
floodplain.

Enables removal of bridge, dam and bank armoring. 
Enables the restoration of Jones floodplain which 
reduces flooding potential on inholding.

Enables restoration of Ambleside floodplain.

Provides access for restoration of Allesina floodplain.

Improved access for maintenance, construction and 
emergencies

•

•

•
•
•

Construction of alternative access road through 
forested hillside that would likely have a wider 
disturbance area than the existing road.  

An alternative alignment would require purchase of 
new right-of-way

Continued rental property management, moving 
demolition or deconstruction of historic structure

Floodplain restoration is likely to impact significant 
trees

•

•

•

•

Cons

Cost
Management

Landscape management• $3,000

Rental property management• $400- $1,000 / year

Demolition / Deconstruction
Remove outbuildings, pool, fencing, unnecessary 
paving, non native plantings, & Ambleside driveway

• $23,687

Remove Ambleside Drive• $25,700

Remove Ambleside bridge• $36,250

Move/remove Ambleside (Schacht) house *• $50,000- $171,553

Construction
Construct alternative access road from Hogan Road• $207,000

Restoration
Restoration Planting• $5,795

Stream bank and Floodplain Restoration

Creek armoring & bridge abutments in south channel• $35,800

Remove dam• $23,000

Creek armoring in north channel• $30,300

Floodplain restoration (Ambleside, Jones & Allesina)• $33,500

Remove armoring at Ambleside Drive • $32,800

* Costs range from demolition at low cost, and moving the structure at the high cost.  The home could 
also be sold with the purchaser responsible for moving costs.

Permits
Historic Landmarks
Erosion control
Special Review type II (or III)
Building Moving
1200-CN
Grading
Plan Review
Building Permit
Gresham SDCs
Wastewater
Water
Transportation
Parks
Stormwater
DSL 

Estimated Cost   $27,390

* Estimated permit cost includes 
permit and preparation cost.   
See Appendix A for itemized costs 
and permit fees.
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remove or move Ambleside 
(Schacht) house,  remove 
outbuildings and excess 
paving

remove Ambleside Drive

Cox house
Cox studio

H
O
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D

Allesina house

remove shed and 
carport and turn-

around

remove irrigation 
pump, springwell, and 

other outbuildings and 
structures

remove water control structure

remove bridge

POTENTIAL ALTERNATIVE 
ACCESS

Management Scenario 4 Quantity

Upland re-vegegation and monitoring 11.4 AC

Floodplain re-vegetation 9.1 AC
Stream bank restoration 5810 LF

Floodplain/ stream function restoration 5.5 AC

Removal of bank armoring 480 LF
Impervious area removed 50,400 SF
Impact unknown
See page 25 for definitions

SPRINGW
ATER  TRAIL

restore floodplain function 
(Ambleside Floodplain)

restore floodplain function 
(Allesina Floodplain)

Allesina pond
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Management Scenario 5
Scenario 5 would move or remove the Cox and 
Allesina Homes with the option to renovate the 
Ambleside House for public use.  This would enable 
removal of Ambleside Drive.

Actions

Pros

Cons

Alternative access road would be out of the 
floodplain.
Maintaining Ambleside (Schacht) House may help to 
reduce indiscriminate use of the site.
Enables removal of bridge, dam and bank armoring. 
Enables the restoration of Jones floodplain which 
reduces flooding potential on inholding.
Eliminate need for access to south side of creek 
except potentially for construction/deconstruction.

•

•

•

•

Continued property management / costly upgrade to 
historic structure to enable public use
Temporary construction access may be needed for 
restoring Allesina floodplain and de-constructing 
homes efficiently.
Floodplain restoration is likely to impact to significant 
trees. 
Restoration access to south side of site will be difficult

•

•

•

•

Cost
Management

Landscape management• $3,000

Typical Rental Property management• $400- $1,000 / year

Demolition / Deconstruction
Remove outbuildings, pool, fencing, unnecessary 
paving, non native plantings, and all Cox and 
Allesina paving

• $24,653

Remove Ambleside Drive• $25,700

Remove Ambleside bridge• $36,250

Remove Allesina and Cox houses and studio • $76,000

Construction
(optional) Construct temporary alternative access 
road from Hogan Road

• $25,000

(optional) Renovate Ambleside House for public use.• unknown

Restoration
Restoration Planting• $1,377

Stream bank and Floodplain Restoration

Creek armoring & bridge abutments in south channel• $35,800

Remove dam• $23,000

Creek armoring in north channel• $30,300

Floodplain restoration (,Jones & Allesina)• $33,500

Remove armoring at Ambleside Drive • $32,800

Permits
Erosion control
Demolition
1200-CN
Grading
DSL
Type III Tree Removal

Estimated Cost   $22,721

* Estimated permit cost includes 
permit and preparation cost.   
See Appendix A for itemized costs 
and permit fees.
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water control structure

remove bridge

potential to restore floodplain 
function

remove Allesina and Cox houses, 
studio and all associated outbuildings

Management Scenario 5 Quantity

Upland re-vegegation and monitoring 11.4 AC

Floodplain re-vegetation 9.1 AC
Stream bank restoration 5630 LF
Floodplain/ stream function restoration 2.7 AC

Removal of bank armoring 480 LF
Impervious area removed 54,900 SF
See page 25 for definitions

Ambleside (Schacht) house

SPRINGW
ATER  TRAIL

remove Ambleside 
outbuildings and excess 
paving

remove Ambleside Drive

restore floodplain function 
(Allesina Floodplain)

Allesina pond



34

Management Scenario 6
Scenario 6 would remove all the homes, Ambleside 
Drive, the dam, bridge and bank armoring and restore 
floodplain function throughout the site.

Actions

Pros

Cons

Enables removal of bridge, dam and bank armoring. 
Enables the restoration of Jones floodplain which 
reduces flooding potential on inholding.
Enables restoration of Ambleside floodplain.
Enables removal of bridge, dam and bank armoring 
and the restoration of Jones floodplain which reduces 
flooding potential on inholding.
Eliminate need for access to south side of creek 
except potentially for construction/deconstruction.

•

•
•

•

Future restoration access to south side of site will be 
difficult 
Eliminates on-site monitoring of indiscriminate use
Temporary construction access may be needed for 
restoring Allesina floodplain and de-constructing 
homes efficiently.
Floodplain restoration is likely to impact significant 
trees. 

•

•
•

•

Cost
Management

Landscape management• $3,000

Rental property management• $0 / year

Demolition / Deconstruction
Remove outbuildings, pool, fencing, non native 
plantings, and all paving.

• $28,178

Remove Ambleside Drive• $25,700

Remove Ambleside bridge• $36,250

Remove Allesina and Cox houses and studio • $76,000

Move/remove Ambleside (Schacht) House *• $50,000 - $171,553

Construction
(optional) Construct temporary alternative access 
road from Hogan Road

• $25,000

Restoration
Restoration Planting• $5,955

Stream bank and Floodplain Restoration

Creek armoring & bridge abutments in south channel• $35,800

Remove dam• $23,000

Creek armoring in north channel• $30,300

Floodplain restoration (Ambleside, Jones & Allesina)• $33,500

Remove armoring at Ambleside Drive • $32,800

Permits
Historic Landmarks
Erosion control
Special Review type II (or III)
Building Moving
1200-CN
Grading
Demolition
Plan Review
Building Permit
Gresham SDCs
Wastewater
Water
Transportation
Parks
Stormwater
DSL 
Tree removal type III

Estimated Cost   $38,666*

* Estimated permit cost includes 
permit and preparation cost.   
See Appendix A for itemized costs 
and permit fees.

* Costs range from demolition at low cost, and moving the 
structure at the high cost.  The home could also be sold with 
the purchaser responsible for moving costs.
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remove or move Ambleside 
(Schacht) house, remove 
outbuildings and excess paving

remove Ambleside Drive

H
O

G
AN
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AD

remove water control structure

remove bridge

Management Scenario 6 Quantity

Upland re-vegegation and monitoring 11.4 AC

Floodplain re-vegetation 9.1 AC
Stream bank restoration 6050 LF
Floodplain/ stream function restoration 5.8 AC

Removal of bank armoring 480 LF
Impervious area removed 61,300 SF
See page 25 for definitions

SPRINGW
ATER  TRAIL

remove Allesina and Cox houses, 
studio and all associated outbuildings

restore floodplain function 
(Allesina Floodplain)

Allesina pond

restore floodplain function 
(Ambleside Floodplain)





Structures
Each item includes paving around 
structure

Footprint (SF)
Annual 
Rental 
Income

Annual 
Cost to 

Maintain

Cost to 
Remove Advantage Restoration quantities Challenges

Remove Ambleside Outbuildings 10,700 SF na na $20,400 Reduces footprint of developed area, 
impervious surface, and fragmentation

• 10,700 SF - remove impervious 
surface and revegetate 
(floodplain)

Remove Cox and Allesina 
Outbuildings

(Cox) 650 SF  
(Allesina) 2200 
SF

na na $7,000 Reduces footprint of developed area, 
impervious surface, and fragmentation
Removing unneeded structures, wells and 
wellhouses reduces Metro’s liability

•

•

2,850 SF - remove impervious 
surface and revegetate (upland)

Must be completed with small construction 
equipment because of bridge and road limitations.

•

Remove Cox Studio 900 SF na medium na Reduces # of dwelling units to 2.  Code 
requires a 12 ft wide access road for two 
dwelling units, and a 20 ft f road or three or 
more dwelling units.

• 900 SF - remove impervious 
surface and revegetate (upland)

Must be completed with small construction 
equipment because of bridge and road limitations.

•

Remove Ambleside House 6375 SF $14,400 medium Move:

$168,553 

Removes historic structure from floodplain, 
reducing risk to structure and people
Enables restoration of Ambleside floodplain
Reduces fragmentation

•

•
•

Ambleside floodplain -135,000 
SF (3.1 acres)

Remove impervious surface 
- 6,300 SF

Restore 400 LF of streambank

Ambleside is listed as historic, and demolition may 
be difficult. Moving the house to a new location 
would be significantly more expensive.  

•

Remove Cox House and studio 5700 SF $12,000 medium

 

Deconstruct/ 
Demo

$37,500

If all 3 homes are removed it is possible to 
remove the road, bridge, dam and bank 
armoring; and restore Jones floodplain. 
Reduce risk of difficult access to rental properties
Reduces fragmentation
eliminate road maintenance and potential 
need to upgrade road

•

•
•
•

13,800 SF- remove impervious 
surface and revegetate (upland)

Jones floodplain -11,500 SF (0.3 
acres

Remove dam, spillway and 
armoring

Restore 480 LF of streambank

Access - deconstruction may be easier with 
temporary construction access
Allesina house is adjacent to Johnson Creek and 
demo/deconstruction needs to be sensitive to 
riparian area

•

•
Remove Allesina house 5200 SF $13,200 medium Deconstruct/ 

Demo

$32,500

Infrastructure Footprint (SF) Cost Advantage Restoration quantities Challenges

Maintain existing road and bridge (28400 SF) Annual maintenance cost varries Maintains existing footprint• na There is no access to homes south of Johnson 
Creek for standard emergency response vehicles, 
construction equipment or maintenance equipment.
Cannot remove dam, spillway, and bank armoring
Road is very close to eroded stream banks just 
south of the bridge. A leaning mature fir tree could 
fall and damage the road.

•

•
•

Upgrade existing road and bridge +30,000 SF 
(potentially)

Not Estimated Provides emergency vehicle access to 
Cox/Allesina homes, and access for large 
maintenance and construction equipment if 
alternative access is not provided

• na Widening road likely requires removing trees listed 
as significant by the City of Gresham, and increases 
footpring
In stream work for bridge will trigger permitting

•

•
Remove road and bridge 28400 SF $55,700 Enables restoration of Jones floodplain, and 

mitigates some flooding on inholding. 
Enables removal of dam, spillway and bank 
armoring
Reduces fragmentation

•

•

•

Restore 480 LF of streambank 
Jones floodplain -11,500 SF

Either need alternate access to Cox/Allesina houses 
or need to remove them
Restoration of Jones floodplain will require 
removing listed Japanese Maples and Hogan Cedars

•

•

Provide new road for alternate 
access

+25,000 to 
40,000 SF

$278,000 Potential to use route previously used for 
Greives house removal

• Restore 480 LF of streambank 
Jones floodplain -11,500 SF

Potential impact to 
existing  hillside forest

Topography
Existing forest, introduces new fragmentation
Need to acquire right-of-way/ easement through 
private property

•
•
•

Provide temporary construction 
access

temporary $25,000 Potential to use route previously used for 
Greives house removal

• Would need to acquire temporary right-of-way•

37
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Appendix A - Cost Opinions

Costs shown are for construction items only.  
Depending on the project, additional costs can be 
expected for engineering, permitting, management, 
contingency, and contractor fees.  In general these can 
increase project cost by 40%.

  

Item of Work Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 LS $1,500 $1,500
Restoration planting  (existing natural areas) 1 LS $1,500 $1,500

Subtotal $3,000
Mobilization @ 10% $300
OH&P  @ 7% $210
Construction Total $3,510
Design / Engineering/Mgt @ 15% $527
Contingency @ 25% $878
 Total $4,914

 

Scenario 1: Reduce Footprint of Homes

 

  

Item of Work Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 LS $1,500 $1,500
Restoration planting  (existing natural areas) 1 LS $1,500 $1,500

Subtotal $3,000
Mobilization @ 10% $300
OH&P  @ 7% $210
Construction Total $3,510
Design / Engineering/Mgt @ 15% $527
Contingency @ 25% $878
 Total $4,914

 

Scenario 1: Reduce Footprint of Homes

 

  

Item of Work Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 LS $1,500 $1,500
Restoration planting  (existing natural areas) 1 LS $1,500 $1,500

Subtotal $3,000
Mobilization @ 10% $300
OH&P  @ 7% $210
Construction Total $3,510
Design / Engineering/Mgt @ 15% $527
Contingency @ 25% $878
 Total $4,914

 

Scenario 1: Reduce Footprint of Homes
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Item of Work Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 AC $1,500 $1,500
Restoration planting  (existing natural areas) 1 AC $1,500 $1,500

DEMOLITION
Ambelside House. (Remove outbuildings fences, pool 
etc) $13,450

Remove sheds & carport 2450 SF 1 LS $4,000 $4,000
Remove surplus pavement 8900 SF 8900 SF $0.75 $6,675
Remove pool 1830 SF 1 LS $1,500 $1,500
Remove non-native plantings 8500 SF 8500 SF $0.15 $1,275

TOTAL AREA 21680 SF

Cox House (Remove shed and carport) $2,753
Remove shed & carport 370 SF 1 LS $1,500 $1,500
Remove surplus pavement 600 SF 600 SF $0.75 $450
Remove non-native plantings 4600 SF 4600 SF $0.15 $690
Remove fencing (cox) 50 LF $2.25 $113

TOTAL AREA 5570 SF     

Allesina House (Remove misc buildings, surplus 
pavement) $3,950

Remove sheds/ springhouses / greenhouse 350 SF 1 LS $2,000 $2,000
Remove surplus pavement 1900 SF 1900 SF $0.75 $1,425
Remove non-native plantings 3500 SF 3500 SF $0.15 $525

TOTAL AREA 5401 SF

RESTORATION
Restoration planting $3,229

Restoration planting  (where structures and paving 
have been removed) 19152 SF $0.10 $1,915
Restoration planting  (where non-natives have been 
removed) 26280 SF $0.05 $1,314

Subtotal $26,382
Mobilization @ 10% $2,638
OH&P  @ 7% $1,847
Construction Total $30,867
Design / Engineering/Mgt @ 15% $4,630
Contingency @ 25% $7,717
 Total $43,213

Scenario 2: Reduce Footprint of Homes
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Item of Work Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 LS $1,500 $1,500
Restoration planting  (existing natural areas) 1 LS $1,500 $1,500

DEMOLITION
Ambelside House. (Remove outbuildings fences, pool 
etc) $13,450

Remove sheds & carport 2450 SF 1 LS $4,000 $4,000
Remove surplus pavement 8900 SF 8900 SF $0.75 $6,675
Remove pool 1830 SF 1 LS $1,500 $1,500
Remove non-native plantings 8500 SF 8500 SF $0.15 $1,275

TOTAL AREA 21680 SF

Cox House (Remove shed and carport) $2,753
Remove shed & carport 370 SF 1 LS $1,500 $1,500
Remove surplus pavement 600 SF 600 SF $0.75 $450
Remove non-native plantings 4600 SF 4600 SF $0.15 $690
Remove fencing (Cox) 50 LF $2.25 $113

TOTAL AREA 5570 SF     

Allesina House (Remove misc buildings, surplus pvt.) $3,950
Remove sheds/ springhouses / greenhouse 350 SF 1 LS $2,000 $2,000
Remove surplus pavement 1900 SF 1900 SF $0.75 $1,425
Remove non-native plantings 3500 SF 3500 SF $0.15 $525

TOTAL AREA 5401 SF
  
Remove Ambelside Drive $25,700

Remove asphalt and base rock 27600 27600 SF $0.75 $20,700
Haul and recycle 500 CY $10 $5,000
    
TOTAL SF 27600 SF   

Remove Bridge and bridge abutments $36,250
Removal of bridge 1 SF $20,000 $20,000
Removal of abutments 1 LS $10,000 $10,000
Removal of fill 250 CY $15 $3,750
Restoration of bank 2500 SF $1 $2,500

CONSTRUCTION
Alternative Access road  for  Allesina and Cox $207,000

Purchase easement/ property 1 LS $75,000 $75,000
Erosion control 1 LS $2,000 $2,000
Clearing 1 LS $4,000 $4,000
Grading 56000 SF $0.25 $14,000
Asphalt and base rock 28000 SF $3.00 $84,000
Storm drainage 2800 LF $5 $14,000
Construction restoration 56000 SF $0.25 $14,000

RESTORATION
Restoration planting $5,200

Restoration planting  (where structures and paving 
have been removed) 44000 SF $0.10 $4,400
Restoration planting  (where non-natives have been 
removed) 16000 SF $0.05 $800
TOTAL SF   60000 SF

Scenario 3: Provide Alternative Access
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FLOODPLAIN / STREAMBANK RESTORATION
Remove creek armament and bridge abutments in 
south channel $35,800

Creek protection / isolate work area 160 LF 160 LF $20 $3,200
Remove walls 160 LF 1600 SF $10 $16,000
Remove fill   550 CY $20 $11,000
Bio engineer and plant creek bank 140 LF 1400 SF $4.00 $5,600

Remove dam $23,000
Creek protection / isolate work area   75 LF $40 $3,000
Remove dam 1 LS $15,000 $15,000
Instream restoration 1000 SF $5 $5,000

Remove creek armament in north channel $30,300
Creek protection / isolate work area 180 LF 180 LF $20 $3,600
Remove walls 180 LF 1800 SF $5 $9,000
Remove fill   525 CY $20 $10,500
Bio engineer and plant creek bank 180 LF 1800 SF $4 $7,200

Remove levy and restore floodplain $33,500
Levy removal and floodplain restoration (Allesina) 33500 SF $1.00 $33,500

Remove armament adjacent to Ambelside Creek $32,800
Creek protection / isolate work area 140 LF 140 LF $20 $2,800
Remove walls 140 LF 1400 SF $10 $14,000
Remove fill   520 CY $20 $10,400
Bio engineer and plant creek bank 140 LF 1400 SF $4 $5,600

Subtotal $452,703
Mobilization @ 10% $45,270
OH&P  @ 7% $31,689
Construction Total $529,662
Design / Engineering/Mgt @ 15% $79,449
Contingency @ 25% $132,415
 Total $741,527
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Item of Work Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 LS $1,500 $1,500
Restoration planting  (existing natural areas) 1 LS $1,500 $1,500

DEMOLITION
Ambelside House. (Remove outbuildings fences, pool 
etc) $16,975

Remove sheds & carport 2450 SF 1 LS $4,000 $4,000
Remove surplus pavement 8900 SF 8900 SF $0.75 $6,675
Remove remaing asphalt driveway 4700 SF 4700 SF $0.75 $3,525
Remove pool 1830 SF 1 LS $1,500 $1,500
Remove non-native plantings 8500 SF 8500 SF $0.15 $1,275

TOTAL AREA 26380 SF

Cox House (Remove shed and carport) $2,753
Remove shed & carport 370 SF 1 LS $1,500 $1,500
Remove surplus pavement 600 SF 600 SF $0.75 $450
Remove non-native plantings 4600 SF 4600 SF $0.15 $690
Remove fencing (Cox) 50 LF $2.25 $113

TOTAL AREA 5570 SF     

$3,950
Remove sheds/ springhouses / greenhouse 350 SF 1 LS $2,000 $2,000
Remove surplus pavement 1900 SF 1900 SF $0.75 $1,425
Remove non-native plantings 3500 SF 3500 SF $0.15 $525

TOTAL AREA 5401 SF
  
Remove Ambelside Drive $25,700

Remove asphalt and base rock 27600 27600 SF $0.75 $20,700
Haul and recycle 500 CY $10 $5,000
    
TOTAL SF 27600 SF   

Remove Bridge and bridge abutments $36,250
Removal of bridge 1 SF $20,000 $20,000
Removal of abutments 1 LS $10,000 $10,000
Removal of fill 250 CY $15 $3,750
Restoration of bank 2500 SF $1 $2,500

Move Ambelside house $171,553
Acquire property 1 LS $75,000 $75,000
Move Ambelside house 1 LS $50,000 $50,000
New foundation 160 LF $125 $20,000
Driveway 800 LS $4 $2,800
Water Meter 1 LS $4,153 $4,153
Water Line 100 LF $15 $1,500
Electric service 1 LS $2,500 $2,500
Property restoraton (new property) 1 LS $5,000 $5,000
Demo foundation 160 LF $10 $1,600
Decommission Septic tank 1 LS $1,500 $1,500
Decommission Oil tank 1 LS $7,500 $7,500
   

Allesina House (Remove misc buildings, surplus pvt.)

Scenario 4: Provide Alternative Access/Move Ambelside house
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CONSTRUCTION
Alternative Access road  for  Allesina and Cox $207,000

Purchase easement/ property 1 LS $75,000 $75,000
Erosion control 1 LS $2,000 $2,000
Clearing 1 SF $4,000 $4,000
Grading 56000 SF $0.25 $14,000
Asphalt and base rock 28000 SF $3.00 $84,000
Storm drainage 2800 LF $5.00 $14,000
Construction restoration 56000 SF $0.25 $14,000

RESTORATION
Restoration planting $5,795

Restoration planting  (where structures and paving 
have been removed) 49950 SF $0.10 $4,995
Restoration planting  (where non-natives have been 
removed) 16000 SF $0.05 $800

FLOODPLAIN / STREAMBANK RESTORATION
Remove creek armament and bridge abutments in 
south channel $35,800

Creek protection / isolate work area 160 LF 160 LF $20 $3,200
Remove walls 160 LF 1600 SF $10 $16,000
Remove fill   550 CY $20 $11,000
Bio engineer and plant creek bank 140 LF 1400 SF $4 $5,600

Remove dam $23,000
Creek protection / isolate work area   75 LF $40 $3,000
Remove dam 1 LS $15,000 $15,000
Instream restoration 1000 SF $5 $5,000

Remove creek armament in north channel $30,300
Creek protection / isolate work area 180 LF 180 LF $20 $3,600
Remove walls 180 LF 1800 SF $5 $9,000
Remove fill   525 CY $20 $10,500
Bio engineer and plant creek bank 180 LF 1800 SF $4 $7,200

Remove levy and restore floodplain $33,500
Levy removal and floodplain restoration (Allesina) 33500 SF $1.00 $33,500

Remove armament adjacent to Ambelside Creek $32,800
Creek protection / isolate work area 140 LF 140 LF $20 $2,800
Remove walls 140 LF 1400 SF $10 $14,000
Remove fill   520 CY $20 $10,400
Bio engineer and plant creek bank 140 LF 1400 SF $4.00 $5,600

Subtotal $628,376
Mobilization @ 10% $62,838
OH&P  @ 7% $43,986
Construction Total $735,199
Design / Engineering/Mgt @ 15% $110,280
Contingency @ 25% $183,800
 Total $1,029,279
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Item of Work Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 LS $1,500 $1,500
Restoration planting  (existing natural areas) 1 LS $1,500 $1,500

DEMOLITION  
$13,450

Remove sheds & carport 2450 SF 1 LS $4,000 $4,000
Remove surplus pavement 8900 SF 8900 SF $0.75 $6,675
Remove pool 1830 SF 1 LS $1,500 $1,500
Remove non-native plantings 8500 SF 8500 SF $0.15 $1,275

TOTAL AREA 21680 SF

Cox House (Remove shed and carport) $5,003
Remove shed & carport 370 SF 1 LS $1,500 $1,500
Remove surplus pavement 600 SF 600 SF $0.75 $450
Remove all remaining pavement 3000 SF 3000 SF $0.75 $2,250
Remove non-native plantings 4600 SF 4600 SF $0.15 $690
Remove fencing (Cox) 50 LF $2.25 $113

TOTAL AREA 8570 SF     

$6,200
Remove sheds/ springhouses / greenhouse 350 SF 1 LS $2,000 $2,000
Remove surplus pavement 1900 SF 1900 SF $0.75 $1,425
Remove all remaining pavement 3000 SF 3000 SF $0.75 $2,250
Remove non-native plantings 3500 SF 3500 SF $0.15 $525

TOTAL AREA 8401 SF
  
Remove Ambelside Drive $25,700

Remove asphalt and base rock 27600 27600 SF $0.75 $20,700
Haul and recycle 500 CY $10 $5,000
    
TOTAL SF 27600 SF   

Deconstruct Allesina House $35,500
Deconstruct Allesina house   1 LS $25,000 $25,000
Remove foundation and misc site improvements   1 LS $1,500 $1,500
Decommission oil tank   1 LS $7,500 $7,500
Decommission septic tank   1 LS $1,500 $1,500

TOTAL SF 2200 SF

 Deconstruct Cox House and Studio $40,500
Deconstruct Cox house   1 LS $30,000 $30,000
Remove site improvments   1 LS $1,500 $1,500
Decommission septic tank   1 LS $1,500 $1,500
Decommission oil tank   1 LS $7,500 $7,500

TOTAL SF 2700 SF

Remove Bridge and bridge abutments $36,250
Removal of bridge 1 SF $20,000 $20,000
Removal of abutments 1 LS $10,000 $10,000
Removal of fill 250 CY $15 $3,750
Restoration of bank 2500 SF $1 $2,500

Ambelside House. (Remove outbuildings fences, pool etc)

Allesina House (Remove misc buildings, surplus pavement)

Scenario 5: Remove Cox and Allesina homes, minimize footprint of Ambelside home
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RESTORATION
Restoration planting $1,377

Restoration planting  (where structures and paving 
have been removed) 5770 SF $0.10 $577
Restoration planting  (where non-natives have been 
removed) 16000 SF $0.05 $800

FLOODPLAIN / STREAMBANK RESTORATION
$35,800

Creek protection / isolate work area 160 LF 160 LF $20 $3,200
Remove walls 160 LF 1600 SF $10 $16,000
Remove fill   550 CY $20 $11,000
Bio engineer and plant creek bank 140 LF 1400 SF $4 $5,600

Remove dam $23,000
Creek protection / isolate work area   75 LF $40 $3,000
Remove dam 1 LS $15,000 $15,000
Instream restoration 1000 SF $5 $5,000

Remove creek armament in north channel $30,300
Creek protection / isolate work area 180 LF 180 LF $20 $3,600
Remove walls 180 LF 1800 SF $5 $9,000
Remove fill   525 CY $20 $10,500
Bio engineer and plant creek bank 180 LF 1800 SF $4 $7,200

Remove levy and restore floodplain $33,500
Levy removal and floodplain restoration (Allesina) 33500 SF $1 $33,500

Remove armament adjacent to Ambelside Drive $32,800
Creek protection / isolate work area 140 LF 140 LF $20 $2,800
Remove walls 140 LF 1400 SF $10 $14,000
Remove fill   520 CY $20 $10,400
Bio engineer and plant creek bank 140 LF 1400 SF $4 $5,600

Subtotal $322,380
Mobilization @ 10% $32,238
OH&P  @ 7% $22,567
Construction Total $377,184
Design / Engineering/Mgt @ 15% $56,578
Contingency @ 25% $94,296
 Total $528,058

 

Remove creek armament and bridge abutments in south channel
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Item of Work

Quantity Unit Quantity Unit Unit Price Total Amount Category Total

LANDSCAPE MANAGEMENT       $3,000
Remove invasives (existing natural areas) 1 LS $1,500 $1,500
Restoration planting  (existing natural areas) 1 LS $1,500 $1,500

 
DEMOLITION  

$16,975
Remove sheds & carport 2450 SF 1 LS $4,000 $4,000
Remove surplus pavement 8900 SF 8900 SF $0.75 $6,675
Remove remaing asphalt driveway 4700 SF 4700 SF $0.75 $3,525
Remove pool 1830 SF 1 LS $1,500 $1,500
Remove non-native plantings 8500 SF 8500 SF $0.15 $1,275

TOTAL AREA 26380 SF

Cox House (Remove shed and carport) $5,003
Remove shed & carport 370 SF 1 LS $1,500 $1,500
Remove surplus pavement 600 SF 600 SF $0.75 $450
Remove all remaining pavement 3000 SF 3000 SF $0.75 $2,250
Remove non-native plantings 4600 SF 4600 SF $0.15 $690
Remove fencing (Cox) 50 LF $2.25 $113

TOTAL AREA 8570 SF     

$6,200
Remove sheds/ springhouses / greenhouse 350 SF 1 LS $2,000 $2,000
Remove surplus pavement 1900 SF 1900 SF $0.75 $1,425
Remove all remaining pavement 3000 SF 3000 SF $0.75 $2,250
Remove non-native plantings 3500 SF 3500 SF $0.15 $525

TOTAL AREA 8401 SF

Deconstruct Allesina House $35,500
Deconstruct Allesina house   1 LS $25,000 $25,000
Remove foundation and misc site improvements   1 LS $1,500 $1,500
Decommission oil tank   1 LS $7,500 $7,500
Decommission septic tank   1 LS $1,500 $1,500

TOTAL SF 2200 SF

 Deconstruct Cox House and Studio $40,500
Deconstruct Cox house   1 LS $30,000 $30,000
Remove site improvments   1 LS $1,500 $1,500
Decommission septic tank   1 LS $1,500 $1,500
Decommission oil tank   1 LS $7,500 $7,500

TOTAL SF 2700 SF

Remove Ambelside Drive $25,700
Remove asphalt and base rock 27600 27600 SF $0.75 $20,700
Haul and recycle 500 CY $10 $5,000

TOTAL SF 27600 SF

Ambelside House. (Remove outbuildings fences, pool etc)

Allesina House (Remove misc buildings, surplus pvt.)

 
Scenario 6: Remove  homes, road and bridge



48

Remove Bridge and bridge abutments $36,250
Removal of bridge 1 SF $20,000 $20,000
Removal of abutments 1 LS $10,000 $10,000
Removal of fill 250 CY $15 $3,750
Restoration of bank 2500 SF $1 $2,500

MOVE AMBELSIDE HOUSE 
Move Ambelside house $171,553

Acquire property 1 LS $75,000 $75,000
Move Ambelside house 1 LS $50,000 $50,000
New foundation 160 LF $125 $20,000
Driveway 800 LS $4 $2,800
Water Meter 1 LS $4,153 $4,153
Water Line 100 LF $15 $1,500
Electric service 1 LS $2,500 $2,500
Property restoraton (new property) 1 LS $5,000 $5,000
Demo foundation 160 LF $10 $1,600
Decommission Septic tank 1 LS $1,500 $1,500
Decommission Oil tank 1 LS $7,500 $7,500

RESTORATION
Restoration planting $5,955

Restoration planting  (where structures and paving 
have been removed) 58750 SF $0 $5,875
Restoration planting  (where non-natives have been 
removed) 1600 SF $0.05 $80

FLOODPLAIN / STREAMBANK RESTORATION
$35,800

Creek protection / isolate work area 160 LF 160 LF $20 $3,200
Remove walls 160 LF 1600 SF $10 $16,000
Remove fill   550 CY $20 $11,000
Bio engineer and plant creek bank 140 LF 1400 SF $4 $5,600

Remove dam $23,000
Creek protection / isolate work area   75 LF $40 $3,000
Remove dam 1 LS $15,000 $15,000
Instream restoration 1000 SF $5 $5,000

Remove creek armament in north channel $30,300
Creek protection / isolate work area 180 LF 180 LF $20 $3,600
Remove walls 180 LF 1800 SF $5 $9,000
Remove fill   525 CY $20 $10,500
Bio engineer and plant creek bank 180 LF 1800 SF $4 $7,200

Remove levy and restore floodplain $33,500
Levy removal and floodplain restoration (Allesina) 33500 SF $1 $33,500

Remove armament adjacent to Ambelside Drive $32,800
Creek protection / isolate work area 140 LF 140 LF $20 $2,800
Remove walls 140 LF 1400 SF $10 $14,000
Remove fill   520 CY $20 $10,400
Bio engineer and plant creek bank 140 LF 1400 SF $4 $5,600

Subtotal $502,036
Mobilization @ 10% $50,204
OH&P  @ 7% $35,142
Construction Total $587,382
Design / Engineering/Mgt @ 15% $88,107
Contingency @ 25% $146,845
 Total $822,334

Remove creek armament and bridge abutments in south channel
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Estimated Cost of Permits

Scenario 1    
None Necessary

$0

Scenario 2    
Removal of structures and pavement 
at Homes   

 
Permit 
cost

Preparation 
Cost

Total 
Cost

   
Erosion control $250 $1,000 $1,250
Demolition $44 $200 $244
1200-CN permit* $0 $5 $5

Permits Total $294
Permits and Preparation Sub -Total $1,499

Contingency @ 25% $375

Total $1,874
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Scenario 3    
Removal of structures / pavement at 
ambelside house provide alternate 
access, remove road and bridge   

 
Permit 
cost

Preparation 
Cost

Total 
Cost

Remove structures / Pavement at Ambleside  
Erosion control $250 $2,000 $2,250
Demolition $44 $2,000 $2,044
1200-CN permit $850 $2,000 $2,850
Grading $50 $1,500 $1,550

Remove Road / Bridge
DSL Permit $450 $2,500 $2,950
1200cn $850 $2,000 $2,850
Erosion control $250 $2,000 $2,250
Grading $50 $1,500 $1,550

New road permitting   
Erosion control $1 $5 $6
1200-CN permit $1 $5 $6
Grading $1 $5 $6
Land division** $1,200 $3,000 $4,200
Plan Review fee (40% of total $1 $5 $6
SDC's for water  meters***  $4,153 $200 $4,353

 
Permits Total $8,151
Permits and Preparation Sub -Total $26,871

Contingency @ 25% $6,718

Total $33,589
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Scenario 4    
Move Ambleside House. Provide new 
access, Remove road and bridge   

 
Permit 
cost

Preparation 
Cost

Total 
Cost

Move House   
Historic Landmarks $3,546 $2,000 $5,546
Erosion control $250 $2,000 $2,250
Special Review type II (may be type III) $2,838 $5,000 $7,838
Building Moving $44 $1,000 $1,044
1200-CN permit $826 $2,000 $2,826
Grading $50 $1,500 $1,550
Plan Review fee ( 40% of Plan Fee) $0 $5 $5
Building permit $0 $5 $5
Gresham SDC's   
Wastewater $5,056 $200 $5,256
Water $4,153 $200 $4,353
Transportation $2,795 $200 $2,995
Parks $3,837 $200 $4,037
Stormwater $824 $200 $1,024

  
Remove Road / Bridge
DSL Permit $450 $2,000 $2,450
1200cn $850 $2,000 $2,850
Erosion control $50 $1,500 $1,550
Grading $1,200 $3,000 $4,200

New road permitting   
Erosion control $250 $2,000 $2,250
1200-CN permit $850 $2,000 $2,850
Grading $50 $1,500 $1,550
Land division $1,200 $3,000 $4,200
Plan Review fee (40% final permit cost) $1 $5 $6
SDC's for meters ? $1 $5 $6

Permits Total $16,511
Permits and Preparation Sub -Total $60,641

Contingency @ 25% $15,160

Total $75,801



52

Scenario 5    
Remove Cox and Allesina homes . 
Remove road and bridge. Minimize 
footprint of Ambelside home

Permit 
cost

Preparation 
Cost

Total 
Cost

Remove Road / Bridge
DSL Permit $450 $2,500 $2,950
1200cn $850 $2,000 $2,850
Erosion control $250 $2,000 $2,250
Grading $50 $1,500 $1,550
Demolition permit $44 $200 $244

Remove Ambelside footprint   
Erosion control $250 $2,000 $2,250
Demolition $44 $200 $244
1200-CN permit $850 $2,000 $2,850

Permits Total $2,788
Permits and Preparation Sub -Total $15,188

Contingency @ 25% $3,797

Total $18,985
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Scenario 6    
Remove all homes road and bridge

Permit 
cost

Preparation 
Cost

Total 
Cost

Remove Road / Bridge
DSL Permit $450 $2,500 $2,950
1200cn $850 $2,000 $2,850
Erosion control $250 $2,000 $2,250
Grading $50 $1,500 $1,550
Demolition permit $44 $200 $244

Move House   
Historic Landmarks $3,546 $2,000 $5,546
Erosion control $250 $2,000 $2,250
Special Review type II (may be type III) $2,838 $5,000 $7,838
Building Moving $44 $1,000 $1,044
1200-C permit $826 $2,000 $2,826
Grading $50 $1,500 $1,550
Plan Review fee $0 $5 $5
Building permit $0 $5 $5
SDC's    
Wastewater $5,056 $200 $5,256
Water $4,153 $200 $4,353
Transportation $2,795 $200 $2,995
Parks $3,837 $200 $4,037
Stormwater $824 $200 $1,024

Permits Total $24,263
Permits and Preparation Sub -Total $48,573

Contingency @ 25% $12,143

Total $60,716

Type III land use permit is fee is $6,203

Permit costs are approximate and will be termined 
by final magnitude of the development and by plan 
reviews.

*** Assume water meter will be supplied via Hogan 
     Road.

** Survey and recording of easement / property division
    will be necessary

* Erosion control plan will need an engeers drawing
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Ambleside 
(Schacht) 

House: reduced 
Footprint 

Idea 1

Appendix B - Reduced Footprints

Ambleside 
(Schacht) 

House: reduced 
Footprint 

Idea 2
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Example of 
Alternative 

Access to 
Cox and 
Allesina 
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Appendix C - State Historic Record



58



59



60



61



62



63



64



65



66



67



68



69



70



71

Appendix D - Prior Studies

Archaeological Investigations Northwest, Inc.  (prepared for City of 
Gresham) Johnson Creek from SE Ambleside Drive to SE Regner road Initial 
Reconnaissance Survey AINW Report No. 2467.  (February 2010)

Metro.  Site Conservation Plan:  Johnson Creek Natural Area - Ambleside and 
Upper Johnson Creek.  (March 2014).

Metro (prepared by Henderson).  Technical Design Memorandum:  Johnson 
Creek Habitat Assessment and Stream Stabilization Project.  (February  
2013).

Bridge Engineering Studies 


