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General Information  

 

Applicant: Clackamas Community College 
19600 Molalla Ave. 
Oregon City, OR 97045  
(Contact: Bob Cochran, 503-594-6790) 

  
Representative: Winterbrook Planning 

610 SW Alder St., Suite 810 
Portland, Oregon 97205 
(Contact: Ben Schonberger, 503-827-4422) 

  
Owner: Clackamas Community College 
  
Site Address: 19600 Molalla Ave., Oregon City  

(Main Campus) 
  
State ID No.: 3-2E-09C TL 800 
  
Neighborhood: Caufield 
  
Zoning: Institutional (INST) 

 
Case Type: Detailed Development Plan Review 

 
Procedure: Type II 
  
Proposal: Construct a 24,000 square foot Student Services building 

and associated entry plaza. The proposed building is 
connected to the existing Community Center building.  
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SECTION 1: PROJECT NARRATIVE 

Existing Conditions 

Clackamas Community College (CCC) sits on 164 acres of land in Oregon City between 
Oregon State Highway 213 and Beavercreek Road. The built environment contains 
approximately 20 buildings, providing 606,000 square feet of floor space. The primary 
campus node is 15 buildings within the campus core, which is within Douglas Loop, 
CCC’s primary circulation system for vehicular traffic. A secondary cluster of buildings 
is at the northeast edge of the property, between the loop and Beavercreek Road. 
Outside the two clusters, development on campus is dispersed, including a small group 
of buildings at the Environmental Learning Center and maintenance buildings at the 
north edge of campus.  
 
Recently completed projects on campus include the construction of the Industrial 
Technical Center, a rebuild of the Barlow parking lot, and a new transit/transportation 
center. An addition to DeJardin Hall is currently under construction. The transit center 
and parking lot upgrades improve circulation and meet city standards for landscaping 
and stormwater management.  
  
Wooded areas and wetlands are part of the CCC campus, specifically the stream and 
woods around the Environmental Learning Center area in the northeast corner of 
campus. Open space on the CCC campus is devoted to athletic fields—softball and 
soccer—which are used by students and by members of the wider community. 
Bonneville Power Authority high-voltage lines run diagonally across the southeast 
corner of the college property. 
 
CCC’s mission is “to serve the people of the college district with high quality education 
and training opportunities that are accessible to all students, adaptable to changing 
needs, and accountable to the community it serves.” The CCC District covers nearly all 
of Clackamas County. The college serves approximately 28,000 students from this 
district (6,000+ full-time equivalent) whose average age is 32 years old. The college 
offers a wide variety of classes under four core themes: lifelong learning, academic 
transfer, career technical, and essential skills. 
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Figure 1. Campus Map, showing proposed Student Services Building 

 

Project Summary 

CCC proposes to construct a new Student Services building and an adjacent plaza at the 
core of the existing campus. The new building will be connected to the existing 
Community Center. The plaza will open to the recently created transit center and 
parking area in the southeast corner of the campus. The purpose of the Student Services 
building is to provide administrative space that supports current and prospective 
students. The adjacent Community Center building will undergo interior 
improvements. 
 
The new plaza and main entry into the Student Services building is intended to serve as 
a gateway to the campus and will offer an open and welcoming approach to visitors 
and students arriving at the college from the transit center and parking area. The plaza 
renovation will eliminate the remnants of the traffic circle that was functionally 
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replaced by the transit center. The plaza and new building entrance directly face the 
transit center and provides clear guidance to visitors arriving at the campus. 
 
The two-story, 24,000 square foot Student Services building will be structurally 
separate, but connected to the existing Community Center. The two buildings will be 
internally connected for circulation and operational purposes, and the interior spaces of 
the Community Center will be upgraded and improved as part of this project. Although 
the exterior shell and footprint of the Community Center is unchanged with this project, 
long-term plans anticipate renovation and/or complete reconstruction of the 
Community Center, and the new building is designed to allow that to happen. 
 
 

   

Figure 2. Proposed Student Services Building and Plaza 

 
Student Services will house Student Academic and Support Services, Enrollment, 
Testing and Placement Services, Education Partnerships, Financial Aid, Community 
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Based Organizations, Counseling, and Admissions and Recruitment. The Community 
Center renovation work will upgrade existing space to serve the Disability Resource 
Center, Veterans Resource Center, Associated Student Government and the 
Multicultural Center. 
 

 

  

Figure 3. Student Services Building, view from plaza. 
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Figure 4. Floor Plan for (new) Student Services and (existing) Community Center Buildings 

 

Landscape, Infrastructure, Utilities 

 
A new plaza is part of this project and creates an attractive, welcoming approach to the 
campus core. The plaza is in the same location where the vehicle drop-off loop was, 
prior to the completion of the transit center lot. The new approach replaces curbing and 
sidewalk remnants of the old transportation infrastructure. A mix of hardscape, grass, 
and trees guides pedestrians to the entry of the Student Services building which is the 
first place visitors see when they approach the campus core. Existing trees and grass 
remain west of the Student Services building in a landscaped area across from the 
pedestrian walkway adjacent to the building. This landscape/stormwater area is 
bounded to the west by an existing service roadway that will continue to be used for 
access and deliveries to the both the Community Center and the new building. The 
pedestrian walkway adjacent to the new building also serves as emergency vehicle 
access to the campus core.  
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Figure 5. Proposed landscape 

 
Stormwater facilities have capacity to handle the new impervious surface from the 
building and the plaza hardscape. The overall project includes stormwater management 
for its impervious surfaces, including two vegetated rain gardens in a landscaped area 
west of the new structure. Facilities that capture stormwater runoff from newly built 
areas are consistent with the overall campus stormwater plan, and in compliance with 
city standards. A stormwater report from project civil engineer Kpff confirms the 
feasibility of this method of stormwater management.  
 
For all other utilities, the building establishes new lines that tap into the fully 
developed, available connections—for electricity, sanitary sewer, and water. These 
connections are located in the existing campus system and can be extended to serve the 
new structure. Existing infrastructure was identified in the 2008 master plan. 
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Land Use History 

In 2008, the Oregon City Planning Commission approved CP 07-01, a Concept 
Development Plan for the college. This land use decision, approved through a Type III 
public process, was to extend through 2020. The approved CCC master plan forecasts 
new buildings and infrastructure and establishes standards for gaining necessary 
approvals. The plan outlined 300,000 square feet of new building area to be constructed 
through 2020. 
 
Under that concept plan, the college committed to submitting detailed development 
plans for individual projects. The first detailed development plan was for a new 
Industrial Technical Center and a revamped Barlow parking lot. That parking lot also 
included the Team Oregon motorcycle training facility under the Bonneville Power 
Administration power lines that run through the site. That plan was approved in March 
2017 (DP-16-0004). All of its proposed development has been constructed. 
 
A second detailed development plan, for the transit hub and an addition to DeJardin 
Hall, was approved in June 2018 (DP-18-0001, CP-18-0001). The transit center created 12 
bus bays for existing and future expanded transit service to the college and rebuilt the 
parking area around it to meet city landscaping and stormwater standards. The 
addition to DeJardin Hall creates 23,000 square feet of new classroom and laboratory 
space for science instruction. The transit center is complete and the DeJardin addition is 
under construction. In addition, this land use application amended the 2008 concept 
development plan. This amendment updated the 10-year-old transportation analysis, 
extended the timeline of the concept plan until 2022, and modified parking standards to 
be consistent with city code. 
 
This application represents a third detailed development plan, “Phase 3,” under the 
approved concept plan. The 2008 concept master plan identified this phase as a new 
Student Services Community Center (SSCC) building, located in the campus core. This 
is where it is proposed. Also included in the 2018 approval for DeJardin and the Transit 
Center was a transportation study that accounted for a new SSCC building. The study 
looked ahead at impacts from both Phase 2 and Phase 3 traffic. Though the 2018 
decision did not specifically approve the SSCC, the intent of incorporating its traffic 
impacts into the submitted study was to ease the process for a future land use 
application. 
 
Detailed development plans may be reviewed under the land use regulations that were 
in place at the time the concept plan was submitted, or under the current regulations 
(17.65.090). As with the recently approved detailed development plan for ITC/Barlow 
lot, the applicant requests to use the current 2019 Oregon City code to process this 
detailed development plan request. The city’s zoning code was updated in August 2019. 



CLACKAMAS COMMUNITY COLLEGE 

 

 

Clackamas Community College August 2019 
Student Services Building Page 8 

 

 

Previous Conditions of Approval (CP 07-01) 

 

Table 1. Conditions of Approval from CCC Master Plan (CP 07-01) 

Condition of Approval How addressed 

“1. As part of any future Detailed Development Plan, 
Clackamas Community College shall provide a Traffic 
Impact Analysis that demonstrates compliance with 
the Concept Mater Plan. Clackamas Comm. College, 
Oregon City, Oregon Department of Transportation 
and Clackamas County, shall mutually agree to the 
scope of the Traffic Impact Analysis as appropriate.” 

A Traffic Impact Analysis is provided with this 
application. 

“2. As part of any Detailed Development Plan, Oregon 
City and Clackamas Community College shall determine 
a fee that addresses Clackamas Community College's 
proportional share of the necessary transportation 
system improvements. This fee shall be based on the 
anticipated impacts of the proposed development on 
the transportation system and the charges will be 
assessed prior to the issuance of a building permit.” 

Oregon City and CCC have determined a 
proportional share calculation for anticipated 
development as part of the 2018 approval. 
This applies to both Phase 2 and Phase 3 
development at the college. 

“3. The Oregon City level-of-service standards will be 
used to determine the adequacy of the transportation 
system, appropriate mitigation measures and 
proportional share calculations. Oregon Department of 
Transportation and Clackamas County transportation 
standards will be utilized when applicable to determine 
the adequacy of the transportation system.” 

The traffic impact analysis addresses these 
standards. 

“4. A Detailed Development Plan for Phase 2 
development shall include the dedication and 
construction of Meyers Road from Highway 213 to the 
eastern property line of the campus and the local 
street connection to 19842 Molalla Avenue (Clackamas 
County Map 3-2E-9C, tax lot 700), which is located 
directly south of the campus. If the Detailed 
Development Plan for Phase 2 is approved, Clackamas 
Community College shall dedicate the Meyers Road 
and local street right-of-way prior to the issuance of a 
building permit for Phase 2. The local street connection 
shall be constructed when Meyers Road is constructed. 
Until the ROW is dedicated, the alignment of the roads 
will not be guaranteed as it relates to connections to 

The Phase 2 detailed development plan 
included dedication of all the necessary right 
of way to enable construction of the Meyers 
Road connection. 
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adjacent parcels to the east and south.” 

“5. Clackamas Community College shall mitigate any 
site-related transportation impacts identified through 
the Detailed Development Plan Traffic Impact Analysis 
at the site driveway on Beavercreek Road, to the 
intersection performance standards established by the 
City of Oregon City.” 

No improvements to the Beavercreek 
entrance of CCC are identified or necessary 
with this phase of development. 

“6. Parking lot landscaping shall be upgraded 
concurrently with the approved Concept Master Plan 
development. A mitigation plan for upgrading the non-
conforming parking lots shall be submitted by the 
applicant with each phase of development. The non-
conf. parking areas shall be upgraded proportionally to 
the percent of new campus building square-footage 
being constructed (i.e., if 30% of the approved building 
square-footage is being constructed, then 30% of the 
non-conforming parking areas must be upgraded).” 

The parking lot landscaping for the entirety of 
the Community Center/DeJardin/Roger 
Rook/Visitor lot was upgraded concurrent 
with Phase 2. The 24,000 s.f. DeJardin 
addition is 8% of the 300,000 s.f. of new 
development approved in the master plan. 
The adjacent and recently-upgraded transit 
center lot represents more than 8% of campus 
parking that is non-conforming. 

“7. The Master Plan shall be updated, as necessary, to 
reflect the changes that will be made by addressing the 
11 City comments on the Water, Sanitary Sewer, and 
Stormwater systems report. (Concept Development 
Plan Review, dated 8/31/07: Exhibit 10).” 

Utility infrastructure proposed with this 
development is consistent with the master 
plan and the city comments. 

“8. The applicant shall update the Concept Master Plan 
narrative, mitigation standards and thresholds to 
reflect the conditions of approval that have been 
approved and attached to this decision.” 

The applicant submitted a revised and final 
narrative that incorporated the conditions of 
approval. That version was dated August 11, 
2008. 

“9. The applicant shall either leave the level-of-service 
(LOS) standards in the Site Plan and Design Review 
regulations (17.62.050.A.16) or the they shall be 
incorporated into the Clackamas Community College 
Transportation Plan as a reference to the LOS the City 
requires development to meet and as the standards 
that were utilized in the review of the master plan to 
determine adequacy of the transportation system. This 
standard will be utilized in determining appropriate 
mitigation measures and in the calculation of the 
proportional share required to be paid by the applicant 
for transportation infrastructure deficiencies.” 

The traffic impact analysis addresses these 
standards and the adequacy of the system. 
Because performance standards have 
changed significantly since 2008, the city and 
CCC will use current performance standards 
to determine appropriate mitigation and 
proportional share contributions. 

 



CLACKAMAS COMMUNITY COLLEGE 

 

 

Clackamas Community College August 2019 
Student Services Building Page 10 

 

Public Process 

A citizen oversight committee has been helping to oversee the implementation of bond 
measure 3-447, approved by voters on Nov. 4, 2014. The committee has and will: 
 

• Receive regular reports on all bond-related projects 

• Ensure the bond projects reflect the community's input and needs 

• Advise on and help implement public engagement strategies 

• Inform and engage constituencies, communities, businesses and civic 
organizations 

 
Committee membership is made up of local stakeholders, elected officials, community 
members and business partners, including members of the CCC Board of Education, 
students, local residents, civic officials, and public safety leaders. The committee will be 
in place for five years or until the bond is fully implemented. All committee meetings 
are held according to public meeting law.  
 
As required by the zoning code, CCC held a meeting for the Caufield neighborhood in 
which the college property is located. This meeting was held on August 22, 2019 at 
CCC. At the meeting, Bob Cochran, Dean of Campus Services, discussed the bond-
financed development plans at the school. He informed attendees about the Student 
Services and plaza projects, and also discussed potential future projects on campus. 
Notes from this meeting are included as an exhibit to this application. 
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SECTION 2: LAND USE REVIEW FINDINGS 

This section provides the findings to support approval of the new development. Quotes 
from County code and plans are included in italics, the applicant response is shown in 
plain text. Text omitted from the application findings, for brevity’s sake, is indicated by 
ellipses: […]. 

Detailed Development Plan – Chapter 17.65.060 

A. Submittal Requirements. 
1. A transportation impact study documenting the on- and off-site transportation impacts, as 
specified in Section 17.65.050.B.1.h(1). If such an analysis was submitted as part of the general 
development plan process, the scope of the report may be limited to any changes which have 
occurred during the interim and any information listed below which was not a part of the initial 
study. 
The on-site portion of the analysis shall include the location, dimensions and names of all 
proposed streets, alleys, other public ways, sidewalks, bike routes and bikeways, 
pedestrian/bicycle access ways and other pedestrian and bicycle ways, transit streets and 
facilities, neighborhood activity centers, and easements on and within two hundred fifty feet of 
the boundaries of the site. The map shall identify existing subdivisions and development and un-
subdivided or unpartitioned land ownerships adjacent to the proposed development site and show 
how existing streets, alleys, sidewalks, bike routes, pedestrian/bicycle access ways and utilities 
within two hundred fifty feet may be extended to and/or through the proposed development. 
 
Response: A transportation analysis by Lancaster Engineering was provided with the 
college’s most recent land use approvals, CP-18-01 and DP-18-01 which analyzed a new 
54,500 square foot Student Services/Community Center intended to replace the existing 
29,000 square foot Community Center. In fact, a 24,000 square foot addition to the 
existing Community Center will be constructed. The existing community center will be 
replaced in the future, depending on funding. In the near term, the total square footage 
of the existing Community Center and the new Student Services Building will be 53,000 
square feet, which is 1,500 square feet less than the previously forecast full build-out of 
Phase 3 development. 
 
A new transportation letter from Lancaster Engineering updates and confirms the 
findings of the 2018 study and is included as an appendix to this application. The pre-
application notes from the city stated, “If the current project is consistent with the 
previous TIA, no additional transportation analysis will be required. The applicant will 
be required to comply with conditions of CP-18-01 and DP-18-01 and with the previous 
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master plan CP-07-01.” Those conditions are addressed in a table at the introduction to 
this application. 
 
2. The location within the development and in the adjoining streets of existing and proposed 
sewers, water mains, culverts, drain pipes, underground electric, cable television and telephone 
distribution lines, gas lines, and the location of existing aerial electric, telephone and television 
cable lines, if any, to be relocated within the development. 
 
Response: A utility plan is included as an exhibit to this application narrative. Except as 
shown in this plan, all the utility infrastructure shown in the approved concept plan 
will remain the same. 
 
3. A site plan or plans, to scale, containing the information identified in:  
a. Chapter 17.62.040.A.(8), (10), (11), (12), (13), (14), and (15); 
b. Chapter 17.62.040.B; 
c. Chapter 17.62.040.C; 
d. Chapter 17.62.040.D; 
e. Chapter 17.62.040.E; 
f. Chapter 17.62.040.G; 
g. Chapter 17.62.040.H; and 
h. Chapter 17.62.040.J. 
 
Response: The information listed above is included in the submittal for this application.  
 
4. For residential portions of the project not otherwise subject to Site Plan and Design Review, a 
site plan or plans, to scale, showing the proposed land uses and densities, building locations, lot 
patterns, circulation patterns, and open space locations and uses. 
5. Any other information the community development director deems necessary to show that the 
proposed development will comply with all of the applicable Chapter 17 requirements. 
 
Response: The project has no residential uses.  
 
B. Approval Criteria. The community development director shall approve an application for a 
detailed development plan approval only upon findings that: 
 
1. All development standards and impact mitigation meet the requirements of the approved 
concept plan, including conditions of approval.  
 
Response: The development standards listed in the 2008 CCC Master Plan are met by 
the proposed application and reviewed in the following table. Additional conditions of 
approval were required in the amendment to the master plan, CP-18-01 and DP-18-01. 
These development standards, which are in the approved concept plan, are as follows: 
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Table 2. CCC Development Standards 

Standard CCC Standard  
(from CP 07-01 or  

CP 18-01) 

How met by proposed 
development 

Dimensional 

Maximum Height 70 feet;  
35 feet if within 100 feet 
of Master Plan boundary. 

The height limit is 70 feet 
because the building is not 
within 100 feet of the master 
plan boundary. The height of 
the Student Services building 
is 31 feet, 4 inches to the top 
of the parapet. The top of the 
screen for the rooftop 
mechanical equipment is 40 
feet, 6 inches. 

Minimum Setback 25 feet from any 
property line 

Student Services Building is 
600+ feet from nearest 
property line. 

Minimum Campus 
Landscaped Area 

15 percent Campus landscaped area is in 
excess of 40 percent.  

Parking and Transportation 

Required 
Vehicular Parking 

0.2 spaces per staff and 
students (Note: this 
standard was modified in 
CP 18-001) 

2,138 parking spaces 
provided. Campus enrollment 
is 6,319 and staff is 600.  
6,919 * 0.2 = 1384 spaces 
required.  

Required Bicycle 
Parking 

2 spaces per new 
classroom 

Student Services Building has 
zero classrooms. No new bike 
parking is required or 
included. Bike parking is 
provided nearby, in racks east 
of the Community Center and 
north of Pauling/DeJardin 
Science Complex. 

Vehicular, 
Pedestrian, and 
Bicycle 
Connectivity 

Entrances to new 
buildings must provide 
direct, convenient access 
to existing campus 
circulation system as 
shown on CCC Circulation 
Plan map. 

Main entrance to building 
opens into new plaza and 
existing campus pedestrian 
and vehicular circulation 
system.  Secondary main 
entrance on west side of 
building also opens to ped 
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circulation system.  

Pedestrian 
Lighting 

High Activity Pathways: 
min level of 0.5 foot-
candles, a 1.5 fc average, 
and a max to min ratio of 
7:1.  
Low Activity Pathways 
and ped routes through 
parking lots: 0.5 fc 
average and a max to 
min ratio of 10:1. 

Lighting to meet this standard 
as shown on Lighting Plan, 
included with application 
materials. 

Water Quality Resource Area 

Structural 
Footprint within 
ELC WQRA water 
resource 

0 square feet No development proposed in 
ELC area with this application. 
Does not apply. 

Structural 
Footprint within 
ELC WQRA 
vegetated buffer 

Less than 38,460 square 
feet 

No development proposed in 
ELC area with this application. 
Does not apply. 

Overall Condition 
of WQRA 

Upgrade from 
“degraded” to “good” 

No development proposed in 
ELC area with this application. 
Does not apply. 

Stormwater 

Stormwater Flows 
to the Public 
System 

Overall flows less than 
conditions identified in 
CP 07-01 for the 2, 10, 
and 25 year storm 
events. 

Per pre-application meeting, 
stormwater must meet 
current code. Included 
stormwater memo from Kpff 
shows the application meets 
all city requirements. 
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The mitigation requirements of the Master Plan have been met by this detailed 
development plan proposal as follows: 
 

Table 3. Mitigation Requirements 

Category Required Mitigation  
(from CP 07-01 or CP 18-01) 

How met by proposed 
development 

Traffic Install dual left at existing Molalla 
Ave college entrance OR new college 
entrance from Meyers Road 
extension 

Plans show new college entrance 
at Meyers Road. Details 
addressed in CP 18-01/DP 18-01. 

Parking Maintain campus parking at 0.2 
spaces per staff and students 

Total parking provided = 2138 
 
Parking required under proposed 
standard = 1384;  
 
(6,319 students + 600 staff = 
6,919 students/staff * 0.2 spaces) 
 

Water None required. Not applicable 

Sanitary Sewer None required. Not applicable 

Stormwater No net increase in flow to public system 
for 2, 10, and 25 year events. New 
development follow master plan 
guidelines 

Per pre-application meeting, 
stormwater must meet current 
code. See stormwater report. 

 
2. Any other applicable zoning regulations that are not addressed in the concept development 
plan are met, unless an adjustment to those regulations has been applied for and is approved. The 
approval standards applicable to adjustments required as part of a master plan are contained in 
Section 17.65.070. 
 
Response: All the other applicable requirements of the zoning code are met.  
 
3. The detailed development plan conforms with the base zone standards, applicable residential 
design standards, and applicable standards contained in Chapter 17.62, 17.52, 16.12, and 16.08 
unless adjusted as provided in OCMC 17.65.070.  
 
Response: The base zone standards (17.39) and parking standards (17.52) are addressed 
in the section below under “Other Code Standards.” Because there are no residential 
elements to the project, the residential design standards do not apply. Likewise, because 
there is no land division proposed (16.08) that chapter does not apply. 
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The Site Plan and Design Review standards (17.62) are addressed below in their own 
section of the findings. All of them are met by the proposed plan. 
 
C. Duration of Detailed Development Plan. Unless substantial expenditures have been made to 
implement the approved detailed development plan, defined as the submittal to the city of 
engineered plans for approval, a detailed development plan shall expire twenty-four months from 
the notice of decision date. The date of final approval includes the resolution of all appeals. Upon 
the receipt from the applicant of a written request and payment of the required fee prior to the 
expiration dated of the detailed development plan, the community development director may, on 
a one-time basis, grant a twelve-month extension. 
 
Response: CCC anticipates beginning construction of the Student Services building 
addition immediately upon approval of land use and building permits. This would be 
within the two-year window of the detailed development plan approval. 
 

Site Plan and Design Review – Chapter 17.62 

17.62.040 – Items required. 
[…] 
Response: The requirements listed in this section are a subset of the requirements for a 
detailed development plan. They are listed in 17.65.060(A)(3) and are provided as 
exhibits to this application. 
 
17.62.050 - Standards. 
All development shall comply with the following standards: 
A. Landscaping.  
1. Existing native vegetation is encouraged to be retained to the maximum extent practicable. All 
plants listed on the Oregon City Nuisance Plant List shall be removed from the site prior to 
issuance of a final occupancy permit for the building. 
2. Except as allowed elsewhere in Title 16 or 17 of this Code, all areas to be credited towards 
landscaping must be installed with growing plant materials. 
3. Pursuant to OCMC 17.49, landscaping requirements within the Natural Resource Overlay 
District, other than landscaping required for parking lots, may be met by preserving, restoring 
and permanently protecting native vegetation and habitat on development sites. 
4. A landscaping plan shall be prepared by a registered landscape architect for new or revised 
landscaped areas and parking lots. Landscape architect approval is not required for tree removal 
and/or installation if the species are chosen from an approved street tree list. A certified 
landscape designer, arborist, or nurseryman shall be acceptable in lieu of a landscape architect 
for projects with less than five hundred square feet of landscaping. All landscape plans shall 
include a mix of vertical (trees and shrubs) and horizontal elements (grass, groundcover, etc.) 
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that within three years will cover one hundred percent of the Landscape area. No mulch, bark 
chips, or similar materials shall be allowed at the time of landscape installation except under the 
canopy of shrubs and within two feet of the base of trees. 
e. Landscaping shall be visible from public thoroughfares to the extent practicable. 
f. The landscaping in parking areas shall not obstruct lines of sight for safe traffic operation and 
shall comply with all requirements of OCMC 10.32, Traffic Sight Obstructions.  
 
Response: More than 40 percent of the 164-acre campus is landscaped. As shown in 
aerial photos included with the drawings, the campus character is defined by large 
open areas, playing fields, and tree groves. A preliminary landscape plan, prepared by 
registered landscape architect Cameron McCarthy Landscape Architecture and 
Planning, has been prepared for the development of areas in the proposal and is part of 
this submittal. As shown on this plan existing vegetation has been retained to the 
maximum extent practicable. 
 
B. Vehicular Access and Connectivity. 
1. Parking areas shall be located behind the building façade that is closest to the street, below 
buildings, or on one or both sides of buildings. 
2. Existing or future connections to adjacent sites through the use of vehicular and pedestrian 
access easements which provide connection from the right-of-way to the adjoining property shall 
be provided.  
3. Parcels larger than three acres shall provide streets as required in OCMC 16.12.  
4. Parking garage entries shall not be more than half of the streetscape.  
 
Response: The proposed Student Services Building and adjacent plaza does not include 
a proposal for new parking areas. Existing parking lots, including the recently 
approved and constructed transit center lot, can provide parking for the new building 
and the rest of campus. The recently reconfigured transit center and Barlow parking lot 
will accommodate students and visitors arriving by car or bus. 
 
Access to the campus is taken through existing connections at the college entrances on 
Molalla Ave. to the west, Beavercreek Rd. to the east, and a future access from the south 
at Meyers Road. There is existing pedestrian access to Oregon City High School to the 
southeast. Access to the Student Services building from a public street is provided 
indirectly, via Douglas Loop, since the nearest public street is Molalla Avenue, 
approximately 800 feet away. 
 
The existing campus is larger than three acres. Public streets in the vicinity are built out 
(Molalla Avenue, Beavercreek Road) or will be built out (Myers Road) following recent 
decisions from or agreements with the city, in accordance with OCMC 16.12. There are 
no parking garages as part of this proposal. 
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C. A well-marked, continuous and protected on-site pedestrian circulation system meeting the 
following standards shall be provided:  
1. Pathways between all building entrances and the street are required. Pathways between the 
street and buildings fronting on the street shall be direct and not cross a drive aisle. Exceptions 
may be allowed by the director where steep slopes, a physically constrained site, or protected 
natural resources prevent a direct connection or where an indirect route would enhance the 
design and/or use of a common open space.  
2. The pedestrian circulation system shall connect all main entrances, parking areas, bicycle 
parking, recreational areas, common outdoor areas, and any pedestrian amenities on the site. For 
buildings fronting on the street, the sidewalk may be used to meet this standard.  
3. The pedestrian circulation system shall connect the principal building entrance to those of 
buildings on adjacent sites, except within industrial zoning designations.  
4. Elevated external stairways or walkways shall not extend beyond the building facade except 
for external stairways or walkways located in, or facing interior courtyard areas that are not 
visible from the street or a public access easement. This standard does not apply to sky-bridges or 
sky-ways.  
5. On-site pedestrian walkways shall be hard surfaced, well drained and at least five feet wide. 
Surface material shall contrast visually to adjoining surfaces. When bordering parking spaces 
other than spaces for parallel parking, pedestrian walkways shall be a minimum of seven feet in 
width unless curb stops are provided. When the pedestrian circulation system is parallel and 
adjacent to an auto travel lane, the walkway shall be raised or separated from the auto travel lane 
by a raised curb, bollards, landscaping or other physical barrier. If a raised walkway is used, the 
ends of the raised portions shall be equipped with curb ramps for each direction of travel. 
Pedestrian walkways that cross drive isles or other vehicular circulation areas shall utilize a 
change in textual material or height to alert the driver of the pedestrian crossing area.  
 
Response: The campus pedestrian circulation system will be improved as a result of 
new development proposed. As shown on the site plan and landscaping plan, the 
proposed plaza connects the new transit center and parking lot improvements to the 
campus core. This allow for better pedestrian circulation to the main entrances of the 
new Student Center and to all nearby campus buildings. The plaza will be a mix of 
landscaping and hard surface walkways. Protection from vehicle travel lanes is 
provided by curbing along the lanes and bollards to prevent vehicles entering the plaza.    
 
D. All development shall maintain continuous compliance with applicable federal, state, and 
City standards. 
 
Response: This proposal is for a new administrative and student services building on 
an existing college campus. This facility will maintain compliance with all applicable 
standards.  
 



CLACKAMAS COMMUNITY COLLEGE 

 

 

Clackamas Community College August 2019 
Student Services Building Page 19 

 

E. Adequate public water and sanitary sewer facilities sufficient to serve the proposed or 
permitted level of development shall be provided pursuant to OCMC 16.12. The applicant shall 
demonstrate that adequate facilities and services are presently available or can be made available 
concurrent with development. Service providers shall be presumed correct in the evidence, which 
they submit. All facilities shall be designated to city standards as set out in the city's facility 
master plans and public works design standards. A development may be required to modify or 
replace existing offsite systems if necessary to provide adequate public facilities. The city may 
require over sizing of facilities where necessary to meet standards in the city's facility master 
plan or to allow for the orderly and efficient provision of public facilities and services. Where 
over sizing is required, the developer may request reimbursement from the city for over sizing 
based on the city's reimbursement policy and fund availability, or provide for recovery of costs 
from intervening properties as they develop. 
 
Response:  
 
Water: 
The existing water distribution system on campus is a private system, served from two 
large master meter connections to the public water system. A new water main 
connection will be installed to the west and south of the new structure, as shown on the 
utility plans. This water service loop will serve both the new Student Services and 
existing Community Center buildings. Fire service will be provided for new structure, 
with the primary piped connection and FDC on the west side on the building as shown. 
 
CCC tested its water system in 2003 to verify flow capacity for future development. The 
approximate static pressure available near the project site is 70 psi. A significant system 
improvement was completed with the ITC and Barlow Parking Lot projects where 
approximately 900 linear feet of 6-inch water main was replaced with 8-inch diameter 
pipe. This enhanced the capacity of the distribution system. 
 
Sanitary Sewer 
A new 8-inch sanitary sewer connection that serves the Student Services building will 
be constructed and runs north-south under the new structure as shown on utility plans. 
The sanitary sewer lateral flows to the main with connections to the existing system in 
the service yard to the north and in the plaza south of the building. The existing 
sanitary connection for the Community Center will be capped and abandoned as part of 
the project, enabling future replacement of this building. 
 
Storm Water 
Surface runoff from the newly improved impervious areas will be managed in 
accordance with the Oregon City Stormwater and Grading Design Standards. Drainage 
from all new and improved impervious surfaces must be routed through storm facilities 
that provide water quality treatment and flow control. Primarily, storm runoff from the 
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building and plaza will be captured by vegetated rain gardens located in a landscaped 
area west of the new building. 
 
The development site generally slopes from northeast to southwest, with surface runoff 
in the paved areas collected by a network of catch basins and pipes that convey 
drainage away from the building and into the private on-site storm water system. The 
new building is within the Caufield Creek drainage basin, which drains to the west. The 
recently constructed parking facilities and Transit Center (completed 2018) to the south 
of the project site were developed to meet city stormwater standards. 
 
The campus storm main which conveys stormwater for the southern portion of campus 
is located beneath the Transit Center south of the project site. This storm main also 
carries runoff from upstream portions of the basin located on campus and flows to the 
southwest before connecting to the public storm main in Highway 213. The storm main 
ultimately outfalls at Caufield Creek, located on the west side of Highway 213. 
 
F. If a transit agency, upon review of an application for an industrial, institutional, retail or 
office development, recommends that a bus stop, bus turnout lane, bus shelter, accessible bus 
landing pad, lighting, or transit stop connection be constructed, or that an easement or 
dedication be provided for one of these uses, consistent with an agency adopted or approved plan 
at the time of development, the review authority shall require such improvement, using designs 
supportive of transit use. Improvements at a major transit stop may include intersection or mid-
block traffic management improvements to allow for crossings at major transit stops, as 
identified in the City’s Transportation System Plan. 
 
Response: Transit service to the campus consists of numerous buses that stop directly 
on campus. The recently constructed transit center provides 12 bus bays, giving the area 
capacity for additional service identified by TriMet over the next 25 years. CCC and the 
TriMet worked together on the design of this city-approved transit facility. 
 
G. Screening of Mechanical Equipment:  
1. Rooftop mechanical equipment, including HVAC equipment and utility equipment that serves 
the structure, shall be screened from view from the adjacent street. Screening shall be 
accomplished through the use of parapet walls or a sight-obscuring enclosure around the 
equipment constructed of one of the primary materials used on the primary facades of the 
structure, and that is an integral part of the building's architectural design. The parapet or 
screen shall completely surround the rooftop mechanical equipment to an elevation equal to or 
greater than the highest portion of the rooftop mechanical equipment being screened. In the event 
such parapet wall does not fully screen all rooftop equipment, then the rooftop equipment shall be 
enclosed by a screen constructed of one of the primary materials used on the primary facade of 
the building so as to achieve complete screening.  
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2. Wall-mounted mechanical equipment shall not be placed on the front facade of a building or on 
a facade that faces a right-of-way. Wall-mounted mechanical equipment, including air 
conditioning or HVAC equipment and groups of multiple utility meters, that extends six inches 
or more from the outer building wall shall be screened from view from streets; from residential, 
public, and institutional properties; and from public areas of the site or adjacent sites through the 
use of (a) sight-obscuring enclosures constructed of one of the primary materials used on the 
primary facade of the structure, (b) sight-obscuring fences, or (c) trees or shrubs that block at 
least eighty percent of the equipment from view or (d) painting the units to match the building. 
Wall-mounted mechanical equipment that extends six inches or less from the outer building wall 
shall be designed to blend in with the color and architectural design of the subject building. 
Vents which extend six inches or less from the outer building wall shall exempt from this 
standard if painted. 
3. Ground-mounted above-grade mechanical equipment shall be screened by ornamental fences, 
screening enclosures, trees, or shrubs that block at least eighty percent of the view.  
4. This section shall not apply to the installation of solar energy panels, photovoltaic equipment 
or wind power generating equipment. 
 
Response: Rooftop mechanical equipment on the Student Services building addition is 
not visible “from the adjacent street,” per subsection (1) of this regulation, because the 
nearest street is 800 feet away and obscured by trees, topography, and other structures. 
Internal to the campus, the rooftop equipment is screened from view with a sight-
obscuring mechanical screen and a parapet wall, as shown on building elevation 
drawings. The parapet is approximately three feet above the roof surface and the 
mechanical screen is approximately eight feet above that. The equipment will be fully 
screened from view. 
 
H. Building Materials.  
1. Prohibited Materials. The following materials shall be prohibited in visible locations from the 
right-of-way or a public access easement unless an exception is granted by the Community 
Development Director based on the integration of the material into the overall design of the 
structure.  
i. Vinyl or plywood siding (including T-111 or similar plywood).  
ii. Glass block or highly tinted, reflected, translucent or mirrored glass (except stained glass) as 
more than ten percent of the building facade.  
iii. Corrugated fiberglass.  
iv. Chain link fencing (except for temporary purposes such as a construction site, gates for a 
refuse enclosure, stormwater facilities, or when located on properties within the General 
Industrial District).  
v. Crushed colored rock/crushed tumbled glass.  
vi. Non-corrugated and highly reflective sheet metal.  
vii. Tarps, except for the protection of outside storage.  
2. Special Material Standards. The following materials are allowed if they comply with the 
requirements found below:  
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i. Concrete Block. When used for the front façade of any building, concrete blocks shall be split, 
rock- or ground-faced and shall not be the prominent material of the elevation. Plain concrete 
block or plain concrete may be used as foundation material if the foundation material is not 
revealed more than three feet above the finished grade level adjacent to the foundation wall.  
ii. Metal Siding. Metal siding shall have visible corner moldings and trim and incorporate 
masonry or other similar durable/permanent material near the ground level (first two feet above 
ground level) except when used for a temporary structure.  
iii. Exterior insulation and finish system (EIFS) and similar troweled finishes shall be trimmed 
in wood, masonry, or other approved materials and shall be sheltered from extreme weather by 
roof overhangs or other methods.  
iv. Building surfaces shall be maintained in a clean condition and painted surfaces shall be 
maintained to prevent or repair peeling, blistered or cracking paint.  
v. Membrane or fabric covered storage areas are permitted as temporary structures, excluding 
the use of tarps.  
vi. Vinyl or powder coated chain link fencing is permitted for City-owned stormwater 
management facilities, reservoirs, and other public works facilities such as pump stations, 
maintenance yards, and storage yards not located within the General Industrial District. 
 
Response: The exterior finish materials for the Student Services addition comply with 
the standards listed above as shown in the renderings for the buildings and on the 
included list of materials. None of the prohibited materials are included in the design. 
 
The predominant material on the exterior is brick with glass fiber reinforced concrete 
planks and metal panel at all soffits, and some inward-facing exterior walls. These are 
all durable, high-quality materials that are consistent with the exterior of other campus 
buildings approved by the city and built in recent years. They indicate a sense of 
permanence and durability that reflects the college’s long history in Oregon City. 
Details about the color and texture of these exterior materials can be found on the 
drawings. 
 
I. Temporary Structures. Temporary structures are permitted pursuant to the following 
standards: […] 
 
Response: No temporary structures are proposed. This standard does not apply.  
 
J. Development shall comply with requirements of the following Oregon City Municipal Code 
chapters, as applicable, including but not limited to:  
1. 12.04 Streets, Sidewalks and Public Places  
2. 12.08 Public and Street Trees  
3. 13.04 Water Service System  
4. 13.08 Sewer Regulations  
5. 13.12 Stormwater Management  
6. 16.12 Minimum Improvements and Design Standards for Development 
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7. 17.20 Residential Design Standards for ADU’s, Cluster Housing, Internal Conversions, 
Live/Work Units, and Manufactured Home Parks  
8. 17.40 Historic Overlay District  
9. 17.41 Tree Protection Standards  
10. 17.42 Flood Management Overlay District  
11. 17.44 Geologic Hazards  
12. 17.47 Erosion and Sediment Control  
13. 17.48 Willamette River Greenway  
14. 17.49 Natural Resource Overlay District  
15. 17.50 Administration and Procedures Oregon City Municipal Code  
16. 17.52 Off-Street Parking and Loading  
17. 17.54 Supplemental Zoning Regulations and Exceptions  
18. 17.58 Lawful Nonconforming Uses, Structures, and Lots  
19. 17.65 Master Plans and Planned Unit Development 
 
Response: Insomuch as they are applicable, the proposed Student Services Building 
and plaza project complies with all the code sections referenced above. Each of the 
required sections is addressed in its own findings later in this document. CCC relied on 
pre-application notes from Oregon City in determining which sections were applicable. 
 
17.62.055 - Institutional and commercial building standards. 
A. Purpose. The primary objective of the regulations contained in this section is to provide a 
range of design choices that promote creative, functional, and cohesive development that is 
compatible with surrounding areas. Buildings approved through this process are intended to 
serve multiple tenants over the life of the building, and are not intended for a one-time occupant. 
The standards encourage people to spend time in the area, which also provides safety though 
informal surveillance. Finally, this section is intended to promote the design of an urban 
environment that is built to human scale by creating buildings and streets that are attractive to 
pedestrians, create a sense of enclosure, provide activity and interest at the intersection of the 
public and private spaces, while also accommodating vehicular movement. 
B. Applicability. This section applies to institutional, office, multi-family, retail and commercial 
buildings except accessory structures less than one thousand square feet and temporary 
structures.  
 
Response: The building standards of this section are applicable because they are 
implemented by the requirements of a detailed development plan. 
 
However, CCC and the proposed Student Services building addition is a special case. 
The new building addition is located in a campus setting, clustered with other college 
buildings in a pedestrianized core, and not close to any public streets or adjacent 
property. In that sense, the new building does not have the same imperatives for facing 
a street, maximizing transparency on only one of its facades, being close to a public 
sidewalk, or complying with several other standards. As will be identified in the 
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individual standards, some of these building standards are not applicable, or it would 
be completely unreasonable to apply them to a campus setting.  
 
C. Conflicts. With the exception of standards for building orientation and building front 
setbacks, in the event of a conflict between a design standard in this section and a standard or 
req. contained in the underlying zoning district, the standard in the zoning dist. shall prevail.  
D. Siting of Structures. On sites with one hundred feet or more of frontage at least sixty percent 
of the site frontage width shall be occupied by buildings placed within five feet of the property 
line. For sites with less than 100 feet of street frontage, at least 50 percent of the site frontage 
width shall be occupied by buildings placed within five feet of the property. Multi-family 
developments shall be placed no farther than twenty feet from the front property line. This 
section does not apply to properties with less than forty feet of frontage. A larger front yard 
setback may be approved through site plan and design review if the setback area incorporates at 
least one element from the following list for every five feet of increased setback requested:  
1. Tables, benches or other approved seating area.  
2. Cobbled, patterned or paved stone or enhanced concrete. 
3. Pedestrian scale lighting.  
4. Sculpture/public art.  
5. Fountains/Water feature.  
6. At least twenty square feet of landscaping or planter boxes for each tenant facade fronting on 
the activity area.  
7. Outdoor café.  
8. Enhanced landscaping or additional landscaping.  
9. Other elements, as approved by the Community Development Director, that can meet the 
intent of this section.  
 
Response: The code-defined nearest “front property line” is approximately 800 feet to 
the west. It would be impractical and unreasonable to force any new campus building 
to be within five feet of Molalla Avenue, or Beavercreek Road, and contrary to the 
historic pattern of an existing campus. Development is consistent with the approved 
master plan CP 07-01 and subsequent update CP-18-01 which envisioned that new 
buildings would fit the context of a longstanding cluster of buildings at the center of a 
campus, surrounded by open space. Multiple recent campus buildings have been 
approved by the city in following these zoning standards. Subsection D is not 
applicable in the context of this site and a campus setting, or alternatively, it is 
appropriate for the Community Development Director to determine that “other 
elements” of campus design satisfy this standard. 
 
E. Building Orientation. All buildings along the street frontage shall face the front most 
architecturally significant facade toward the street and have a functional primary entrance 
facing the street. Primary building entrances shall be clearly defined and recessed or framed by a 
sheltering element such as an awning, arcade or portico in order to provide shelter from the 
summer sun and winter weather. 
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Response: As explained above, the closest public street frontage to the Student Services 
building is at least 800 feet away, because of the campus setting and clustering of 
college buildings. Still, the Student Services building entrance will be oriented towards 
a plaza connected to the recently developed transit center. The building will offer a 
clear welcoming entry to current and prospective students with a two-story entry way 
to the building directly facing the transit center, framed with an overhang that defines 
the entrance and shelters pedestrians. An arcade running the length of the front façade 
will offer shelter from summer sun and winter weather. 
 
F. Entryways. Entrances shall include a doorway and a minimum of 4 of the following elements:  
1. Display windows; Recesses or projections; Peaked roof or raised parapet over the door; Canopy 
of at least five feet in depth; Porch; Distinct materials; Architectural details such as tile work and 
moldings; Pedestrian amenities such as benches, planters or planter boxes; Landscape treatments 
integrating arbors, low walls, trellis work; or similar elements. Trellises, canopies and fabric 
awnings may project up to five feet into front setbacks and public rights-of-way, provided that 
the base is not less than 8 feet at the lowest point and no higher than 10 feet above the sidewalk. 
 
Response: The main entry to the Student Services building has a clearly defined, highly 
visible user entrance. As shown in figure 7 on the following page, the entry door is 
flanked by two stories of display windows, into a vestibule.  An arcade spans the front 
façade offering covered space accessible by pedestrians. An elevation is shown below. 
 

 

Figure 6. Student Services, south elevation 



CLACKAMAS COMMUNITY COLLEGE 

 

 

Clackamas Community College August 2019 
Student Services Building Page 26 

 

 
G. Corner Lots. For buildings located at the corner of intersections, […]  
 
Response: The Student Services Building is not located at the corner of an intersection. 
This standard does not apply. 
 
H. Variation in Massing. For street facing facades greater than 120 feet in length a modulation 
is required which extends through all floors. Decks and roof overhangs may encroach up to three 
feet per side into the modulation. The modulation shall meet one of the following dimensional 
requirements:  
1. A minimum depth of two percent of the length of the façade and a minimum width of thirty 
percent of the length of the façade; or  
2. A minimum depth of four percent of the length of the façade and a minimum width of twenty 
percent of the length of the façade. 
 
Response: There are no “street facing facades” on the building, per se. The nearest 
public street is 800 feet away from the new building at S. Molalla Avenue. Nevertheless, 
the massing variation standard is met along the main façade, which faces the plaza and 
the transit center.  
 
This façade is 112 feet long, and therefore neither greater than 120 feet long nor street 
facing. Nevertheless, the building varies in its massing primarily through a different 
footprint on the second level than on the first, with an overhanging second level, that 
creates a deep arcade that gives pedestrians shelter from the weather. This arcade is a 
major modulation of building massing. The 12-foot depth of the arcade is equal to 11 
percent of the length of the façade. The arcade runs along 100 percent of the main floor. 
The arcade is double-height at the main entrance. 
 
In addition to the overhang/arcade, the windows on both upper and lower stories are 
set into the building at a depth that creates articulation and relief from the main 
building mass. This likewise offers variation. In any interpretation, this building design 
meets the massing standard. 
 
I . Building Design Elements.  
1. All front and side facades shall provide a design element or architectural feature that add 
interest and detail such that there are no blank walls of thirty feet in length or more, measured 
horizontally. Features that can meet this requirement include:  
a. Change in building material or texture;  
b. Window or door;  
c. Balcony; or  
d. Pillar or post  
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2. Street facing facades shall include additional design features. For every thirty feet of façade 
length, three of the following elements are required:  
a. Decorative materials on more than ten percent of the total wall area (e.g., brick or stonework, 
shingles, wainscoting, ornamentation, and similar features);  
b. Decorative cornice and/or roof line (e.g., for flat roofs);  
c. Roof gable;  
d. Recessed entry;  
e. Covered canopy entry;  
f. Cupola or tower;  
g. Dormer;  
h. Balcony;  
i. Pillars or posts;  
j. Repeating pattern of building materials;  
k. A change in plane of at least two feet in width and six inches in depth;  
l. Bay or oriel window; or  
m. An alternative feature providing visual relief and detail as approved by the Community 
Development Director  
3. Building Detail Variation. Architectural features shall be varied on different buildings within 
the same development. At least two of the required features on each street-facing elevation shall 
be distinct from the street-facing elevations of other buildings within the same development. 
 
Response: As shown on the elevation drawings, there are abundant changes in 
materiality along all three building façades, especially the south and west elevations. 
Windows, brickwork, entrances, and changes in plane break up façades to provide 
architectural interest. Part of the building design in the list of elements above are a 
recessed entry, a covered canopy entry, posts, and a change of plane. 
 
The south façade of the building is presumed to be the “front” as defined in the zoning 
code (OCMC 17.04.485), and the west façade is a “side” façade. (Technically, none of the 
building façades are street-facing, because the nearest public street is 800 feet away.) 
The proposed building is internal to the campus, distant from the nearest public street. 
The south and west façades nevertheless have multiple changes of depth and plan, the 
most notable of which are an arcade to protect pedestrians from the weather. The 
building has a projecting two-story entrance on the south facade, textural changes 
between brick and metal, and numerous windows into the new building on two floors. 
The unity of design comes from the repeating pattern of exterior materials and glazing, 
as shown in the elevations and defined in the list of proposed materials. 
 
J . Windows.  
1. The minimum windows requirements are set forth in Table 17.62.055.J. Windows are 
measured in lineal fashion between 3.5 feet and six feet from the ground. For example, a one 
hundred foot long building elevation would be required to have at least sixty feet (sixty percent 
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of one hundred feet) of windows in length between the height of 3.5 feet and six feet from the 
ground. 
 

 
 
2. Reflective, glazed, mirrored or tinted glass is limited to ten percent of the lineal footage of 
windows on the street facing facade. Highly reflective or glare-producing glass with a reflective 
factor of one-quarter or greater is prohibited on all building facades. Any glazing materials shall 
have a maximum fifteen percent outside visual light reflectivity value. No exception shall be 
made for reflective glass styles that appear transparent when internally illuminated.  
3. Side walls that face walkways may include false windows and door openings only when actual 
doors and windows are not feasible because of the nature of the use of the interior use of the 
building. False windows located within twenty feet of a right-of-way shall be utilized as display 
windows with a minimum display depth of thirty-six inches.  
4. Multi-family windows shall incorporate window trim at least four inches in width when 
surrounded by horizontal or vertical lap siding. 
 
Response: Technically, no façade of the Student Services building faces a public street. 
The building is internal to the campus and over 800 feet from Molalla Avenue, the 
nearest public street. A dense grove of trees, an earthen berm and generally heavy 
traffic blocks any pedestrian views of the building from Molalla Avenue. The Student 
Services building adds to the central building cluster of the campus where other college 
buildings are located.  
 
The “front façade” of the building (OCMC 17.04.485) is presumably the south facing 
elevation. This façade is lined with windows underneath an arcade that allows 
pedestrians a covered space out of the elements.  
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Figure 7. Student Services Building, southwest elevation 

 
Per city staff instruction at the pre-application conference, the arcade counts as a 
transparent window surface for the purposes of this regulation. The arcade is 12 feet 
deep. Quantitatively, the south façade has 99 percent transparency on the main floor 
and 58 percent on the upper floor. Even if the measurement is made from the exterior 
wall inside the arcade, the façade would have 66 percent transparency on the main floor 
and 58 percent on the upper floor.  
 
There is no specific definition of “side facade” in the code that provides clarity for how 
to apply that term in a campus context, where a building is far from a public street. In 
any case, as shown on building elevation drawings, the west façade has 60 percent 
windows at the ground floor and 62 percent windows on the upper floor. The north 
façade has 50 percent windows on the ground floor and 45 percent windows on the 
upper floor. All of these measurements far exceed the minimum standard. Generally, 
the degree of transparency for this building is consistent with other structures inside the 
campus core. 
 
The proposed structure contains no reflective glass or false windows and is not a multi-
family project. Subsections 2 through 4 above do not apply. 
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K. Roof Treatments. The maximum length of any continuous roofline on a street-facing façade 
shall be seventy-five feet without a cross gable or change in height of at least two feet. 
 
Response: There are no “street facing facades” on the building, per se. The nearest 
public street is 800 feet away from the new building at S. Molalla Avenue. The roof of 
the proposed structure is shown on project drawings and has a parapet around the 
perimeter. Around the main part of the structure, a three-foot parapet wall extends 
above the roof surface. On the exterior, the roof extends the top of the building from the 
flat roof above the second story and screens the lower part of the rooftop mechanical 
equipment. This creates a top of the building which is suitable to its architectural style 
and stylistically harmonious with the building to which it is connected. 
 
L. Drive-through facilities shall: 
1. Be located at the side or rear of the building. 
2. Be designed to maximize queue storage on site. 
 
Response: The proposed building is not a drive through. This standard does not apply. 
 
M. Special development standards along transit streets. […] 
 
Response: The proposed development does not front on a transit street. This standard 
is not applicable. However, a newly constructed transit center is located adjacent to the 
plaza and the new Student Center Building, which promotes transit travel to and from 
the college.  
 
17.62.056 - Additional standards for large retail establishments. 
17.62.057 - Multi-family Usable Open Space Requirements. 
17.62.059 - Cluster housing. 
 
Response: The proposed Student Services building addition is not a retail, multi-family, 
or cottage housing development. These standards do not apply. 
 
17.62.065 - Outdoor lighting. 
[…] 
B. Applicability. 
1. General. 
a. All exterior lighting for any type of commercial, mixed-use, industrial or multi-family 
development shall comply with the standards of this section, unless excepted in subsection B.3. 
b. The city engineer/public works director shall have the authority to enforce these regulations on 
private property if any outdoor illumination is determined to present an immediate threat to the 
public health, safety and welfare. 
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Response: The proposed Student Services building project is institutional development, 
not a “commercial, mixed-use, industrial, or multi-family development.” Technically, 
these requirements do not apply. Nevertheless, the proposed development complies 
with these regulations.  
 
2. Lighting Plan Requirement. 
All commercial, industrial, mixed-use, cottage housing and multi-family developments shall 
submit a proposed exterior lighting plan. The plan must be submitted concurrently with the site 
plan. The exterior lighting plan shall include plans and specifications for streetlights, parking lot 
lights, and exterior building lights. The specifications shall include details of the pole, fixture 
height and design, lamp type, wattage, and spacing of lights. 
 
Response: A lighting plan has been submitted as part of the application materials. 
 
3. Excepted Lighting. 
The following types of lighting are excepted from the requirements of this section. 
a. Residential lighting for single-family attached and detached homes, and duplexes. 
b. Public street and right-of-way lighting. 
c. Temporary decorative seasonal lighting provided that individual lamps have a light output of 
sixty watts or less. 
d. Temporary lighting for emergency or nighttime work and construction. 
e. Temporary lighting for theatrical, television, and performance areas, or for special public 
events. 
f. Lighting for a special district, street, or building that, according to an adopted municipal plan 
or ordinance, is determined to require special lighting aesthetics as part of its physical character. 
g. Lighting required and regulated by the Federal Aviation Administration. 
 
Response: Lighting proposed with the Student Services building addition does not 
meet any of these exceptions. As noted, the proposed project is institutional 
development, not a “commercial, mixed-use, industrial, or multi-family development.” 
 
C. Design and Illumination Standards. 
1. Outdoor lighting, if provided, shall be provided in a manner that enhances security, is 
appropriate for the use, avoids adverse impacts on surrounding properties, and the night sky 
through appropriate shielding as defined in this section. Glare shall not cause illumination on 
other properties in excess of a measurement of 0.5 footcandles of light as measured at the 
property line.  
2. Lighting shall be provided in parking lots and vehicular circulation areas.  
3. Lighting shall be provided in pedestrian walkways, pedestrian plazas, and pedestrian 
circulation areas.  
4. Lighting shall be provided at all building entrances.  
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5. With the exception of pedestrian scale lighting, all light sources shall be concealed or shielded 
with a full cut-off style fixture in order to minimize the potential for glare and unnecessary 
diffusion on adjacent property.  
6. The maximum height of any lighting pole serving a multi-family residential use shall be 
twenty feet. The maximum height serving any other type of use shall be twenty-five feet, except 
in parking lots larger than five acres, the maximum height shall be thirty-five feet if the pole is 
located at least one hundred feet from any residential use.  
7. Floodlights shall not be utilized to light all or any portion of a building facade between 10 p.m. 
and 6 a.m.  
8. Lighting on outdoor canopies shall be fully recessed into the canopy and shall not protrude 
downward beyond the ceiling of the canopy.  
9. All outdoor light not necessary for security purposes shall be reduced, activated by motion 
sensor detectors, or turned off during non-operating hours.  
10. Light fixtures used to illuminate flags, statues, or any other objects mounted on a pole, 
pedestal, or platform shall use a narrow cone beam of light that will not extend beyond the 
illuminated object.  
11. For upward-directed architectural, landscape, and decorative lighting, direct light emissions 
shall not be visible above the building roofline.  
12. No flickering or flashing lights shall be permitted, except for temporary decorative seasonal 
lighting.  
13. Lighting for outdoor recreational uses such as ball fields, playing fields, tennis courts, and 
similar uses, are allowed a light post height up to eighty feet in height.  
14. Main building entrances shall be well lighted and visible from any transit street. The 
minimum lighting level for building entries fronting on a transit street shall be three foot-
candles. 
 
Response: These lighting standards are essentially the same as the master plan standard 
that was approved as part of CP 07-01, the concept master plan. These standards were 
not modified in the master plan update CP-18-01. The standards are: 
 

“High Activity Pathways: min level of 0.5 foot-candles, a 1.5 fc average, and a 
max to min ratio of 7:1.  
 
Low Activity Pathways and ped routes through parking lots: 0.5 fc average and a 
max to min ratio of 10:1.” 

 
The site plan and photometric analysis shows that this standard is met for lighting 
along plaza in front of the new Student Services building addition. Lighting on the 
exterior of the Student Services building will meet current building code. 
 
17.62.085 - Refuse and recycling standards for commercial, industrial, and multi-family 
developments. 
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The purpose and intent of these provisions is to provide an efficient, safe and convenient refuse 
and recycling enclosure for the public as well as the local collection firm. All new development, 
change in property use, expansions or exterior alterations to uses other than single-family or 
duplex residences shall include a refuse and recycling enclosure. The area(s) shall be: 
A. Sized appropriately to meet the needs of current and expected tenants, including an 
expansion area if necessary; 
B. Designed with sturdy materials, which are compatible to the primary structure(s); 
C. Fully enclosed and visually screened; 
D. Located in a manner easily and safely accessible by collection vehicles; 
E. Located in a manner so as not to hinder travel lanes, walkways, streets or adjacent properties; 
F. On a level, hard surface designed to discharge surface water runoff and avoid ponding; 
G. Maintained by the property owner; 
H. Used only for purposes of storing solid waste and recyclable materials; 
I. Designed in accordance with applicable sections of the Oregon City Municipal Code 
(including Chapter 8.20—Solid Waste Collection and Disposal) and city adopted policies. 
 
Response: The refuse and recycling area for the Student Services building addition will 
be in the same location as the existing refuse and recycling area for the adjacent 
Community Center. This service area is located directly to the north of the new Student 
Services building. The area is enclosed, accessible by collection trucks, and large enough 
to meet the needs of the proposed building. 
 
17.62.090 – Implementation.  
A. Applications for site plan and design review shall be reviewed in the manner provided in 
OCMC 16.12 and 17.50. The Building Official may issue a certificate of occupancy only after the 
improvements required by Site Plan and Design Review approval have been completed, or a 
schedule for completion and a bond or other financial guarantee have been accepted by the City.  
B. In performing Site Plan and Design Review, the review authority shall consider the effect of 
additional financial burdens imposed by such review on the cost and availability of needed 
housing types. Consideration of such factors shall not prevent the imposition of conditions of 
approval found necessary to meet the requirements of this section. The cost of such conditions of 
approval shall not unduly increase the cost of housing beyond the minimum necessary to achieve 
the provisions of this title, nor shall such cost prevent the construction of needed housing types.  
C. The Site Plan and Design Review provisions of this chapter shall not be applied to reduce the 
density or height of an application for a development project that reserves at least seventy-five 
percent of the gross floor area for housing where the proposed density or height is at or below 
what is allowed in the base zone, except in the following situations: […] 
 
Response: The site plan and design review standards are part of the detailed 
development plan application and are consistent with those processes. All the 
standards are met. This project does not involve housing. 
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Other Code Requirements 

Institutional District – Chapter 17.39 

17.39.010 - Designated. 
The purpose of this district is designed to facilitate the development of major public institutions, 
government facilities and parks and ensure the compatibility of these developments with 
surrounding areas. The I—Institutional zone is consistent with the public/quasi public and park 
designations on the comprehensive plan map. 
17.39.020 - Permitted uses. 
Permitted uses in the institutional district are: 
A. Private and/or public educational or training facilities; 
[…] 
17.39.030 - Accessory uses.  
The following uses are permitted outright if they are accessory to and related to the primary 
institutional use:  
A. Offices;  
B. Retail (not to exceed twenty percent of total gross floor area of all building);  
C. Child care centers or nursery schools;  
D. Scientific, educational, or medical research facilities and laboratories;  
E. Religious institutions. 
 
Response: The proposed development is for a new administrative building and 
associated plaza for the local public community college. The building will hold offices 
including enrollment, financial aid, student academic & support services, as well as 
additional administrative offices. The proposed office use is accessory to the “public 
educational or training facilities” as listed in OCMC 17.39.020.A. 
 
17.39.050 - Dimensional standards. 
Dimensional standards in the I district are: 
A. Maximum building height: Within one hundred feet of any district boundary, not to exceed 
thirty-five feet; elsewhere, not to exceed seventy feet. 
B. Minimum required setbacks: Twenty-five feet from property line except when the development 
is adjacent to a public right-of-way. When adjacent to a public right-of-way, the minimum 
setback is zero feet and the maximum setback is five feet. 
 
Response: The proposed Student Services building addition is located 600+ feet at its 
closest point from the nearest district boundary and property line. Therefore, its 
allowable height limit is 70 feet. The actual proposed height of the building is 31 feet, 4 
inches to the top of the parapet and 40 feet, 6 inches to the top of the mechanical 
equipment screen. Likewise, the proposed building exceeds the 25-foot minimum 
setback. This standard is met. 
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Figure 8. Closest property line to the Student Services building addition approximately 665 feet. 

 
17.39.060 - Relationship to master plan. 
A. A master plan is required for any development within the I district on a site over ten acres in 
size that: 
1. Is for a new development on a vacant property; 
2. Is for the redevelopment of a property previously used an a non-institutional use; or 
3. Increases the floor area of the existing development by ten thousand square feet over existing 
conditions 
B. Master plan dimensional standards that are less restrictive than those of the Institutional 
district require adjustments. Adjustments will address the criteria of OCMC 17.65.70 and will 
be processed concurrently with the master plan application. 
C. Modifications to other development standards in the code may be made as part of the phased 
master plan adjustment process. All modifications must be in accordance with the requirements 
of the master plan adjustment process identified in OCMC 17.65.070. 
 
Response: A master plan is in place for Clackamas Community College, first approved 
in 2008 and amended in 2018. This proposal is for a detailed development plan that is 
consistent with that approval.  
 

https://www.municode.com/library/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.65MAPL_17.65.070ADDEST
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Tree Protection – Chapter 17.41  

17.41.060 - Tree removal and replanting—Mitigation (Option 1). 
A. Applicants for development who select this option shall ensure that all healthy trees shall be 
preserved outside the construction area as defined in Chapter 17.04 to the extent practicable. 
Compliance with these standards shall be demonstrated in a tree mitigation plan report prepared 
by a certified arborist, horticulturalist or forester or other environmental professional with 
experience and academic credentials in forestry or arborculture. At the applicant's expense, the 
city may require the report to be reviewed by a consulting arborist. The number of replacement 
trees required on a development site shall be calculated separately from, and in addition to, any 
public or street trees in the public right-of-way required under section 12.08 - Community 
Forest and Street Trees. 
B. The applicant shall determine the number of trees to be mitigated on the site by counting all of 
the trees six inch DBH (minimum four and one-half feet from the ground) or larger on the entire 
site and either: 
1. Trees that are removed outside of the construction area, shall be replanted with the number of 
trees specified in Column 1 of Table 17.41.060-1. Trees that are removed within the construction 
area shall be replanted with the number of replacement trees required in Column 2; or 
2. Diseased or hazardous trees, when the condition is verified by a certified arborist to be 
consistent with the definition in Section 17.04.1360, may be removed from the tree replacement 
calculation. Regulated healthy trees that are removed outside of the construction area, shall be 
replanted with the number of trees specified in Column 1 of Table 17.41.060-1. Regulated 
healthy trees that are removed within the construction area shall be replanted with the number of 
replacement trees required in Column 2. 
Table 17.41.060-1 
Tree Replacement Requirements  
All replacement trees shall be either: Two-inch caliper deciduous, or Six-foot high conifer 
 

Size of tree removed # of trees planted 
if removed outside of 

construction area 

# of trees to be planted 
if removed within the 

construction area 

6 - 12 inch 3 1 

13 – 18 inch 6 2 

19 – 24 inch 9 3 

25 – 30 inch 12 4 

31 inch and over 15 5 

 

Steps for calculating the number of replacement trees: 
1. Count all trees measuring six inches DBH (minimum four and one-half feet from the ground) 
or larger on the entire development site. 
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2. Designate (in certified arborists report) the condition and size (DBH) of all trees pursuant to 
accepted industry standards. 
3. Document any trees that are currently diseased or hazardous. 
4. Subtract the number of diseased or hazardous trees in step 3. from the total number of trees on 
the development site in step 1. The remaining number is the number of healthy trees on the site. 
Use this number to determine the number of replacement trees in steps 5. through 8. 
5. Define the construction area (as defined in Chapter 17.04). 
6. Determine the number and diameter of trees to be removed within the construction area. Based 
on the size of each tree, use Column 2 to determine the number of replacement trees required. 
7. Determine the number and diameter of trees to be removed outside of the construction area. 
Based on the size of each tree, use Col. 1 to determine the number of replacement trees required. 
8. Determine the total number of replacement trees from steps 6. and 7. 
 
Response: The applicant has included a tree removal and mitigation plan that follows 
the methods and requirements of the section quoted above. The plan is based on the 
findings of an arborist, who surveyed the site. An image of the tree removal plan is 
shown below.  
 

 

Figure 9. Tree Removal Plan 
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To the extent practicable, the site design preserves existing trees. Nevertheless, the new 
Student Services Building and adjacent plaza requires removal of 24 trees. 12 of these 
trees are classified as diseased or hazardous, based on the findings of a certified 
arborist. Using the city’s replacement requirements, 28 trees must be provided as 
mitigation. The applicant proposes to plant 16 trees. This results in a deficit of 12 trees, 
which will be provided through cash in lieu. 
 

Table 4. Tree removal and mitigation summary 

Trees removed 24 

Replacement trees required 28 

Mitigation trees proposed 16 

Deficit -12 

 
The “construction area,” for the purposes of this project is marked with a dashed line on 
the illustration above. This is the area within which the new building and the associated 
plaza will be constructed. No development or construction activities are proposed 
outside this impact area. 
 
Project designers made a significant effort to preserve existing trees where it was 
practicable to do so. Overall, the proposed tree plan has preserved trees within the 
construction area and replaced trees according to city mitigation ratios where 
preservation is not feasible. Trees not planted will be mitigated for through the cash-in-
lieu of planning option outlined below in subsection 17.41.120.  
 
C. Planting area priority for mitigation. Development applications which opt for removal of trees 
with subsequent replanting pursuant to OCMC 17.41.050.A. shall be required to mitigate for 
tree cutting by complying with the following priority for replanting standards below:  
1. First Priority. Replanting on the development site.  
2. Second Priority. Off-site replacement tree planting locations. If the Community Development 
Director determines that it is not practicable to plant the total number of replacement trees on-
site, a suitable off-site planting location for the remainder of the trees may be approved that will 
reasonably satisfy the objectives of this section. Such locations may include either publicly owned 
or private land and shall be approved by the Community Development Director.  
D. Replacement tree planting standards.  
1. All replacement trees shall be either two-inch caliper deciduous or six-foot high conifer.  
2. Replacement tree species shall be approved by a landscape architect or certified arborist or shall 
be found on the City’s Native Plant or Street Tree lists.  
3. Due to their diminishing range in the region, Oregon white oak (Quercus garryana) trees, if 
removed, shall be replaced by the same species.  
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E. All existing tree(s) in the tract shall be protected by a permanent restrictive covenant or 
easement approved in form by the City.  
F. Alternative mitigation plan. The Community Development Director may, subject to a Type II 
procedure, approve an alternative mitigation plan that adequately protects habitat pursuant to 
the standards for the Natural Resource Overlay District alternative mitigation plan in OCMC 
17.49.190. 
 
Response: The proposed mitigation trees will be planted on the development site, 
which is within the CCC campus. Anticipated locations for the required mitigation trees 
are shown on the planting plan. Mitigation for 12 remaining trees will be provided 
using the cash-in-lieu option.  
 
17.41.120 - Cash-in-lieu of planting (Option 4). The applicant may choose this option in-lieu-of 
or in addition to Compliance Options 1 through 3. In this case, the Community Development 
Director may approve the payment of cash-in-lieu into a dedicated fund for the remainder of trees 
that cannot be replanted in the manner described above. The cash-in-lieu payment per required 
mitigation tree shall be as listed on the adopted fee schedule and shall be adjusted annually based 
on the Consumer Price Index. The price shall include 150% of the cost of materials, 
transportation and planting. 

 
Response: Mitigation for 12 remaining trees not accounted for by new plantings will be 
provided using the cash-in-lieu option. At the current price listed on the city’s fee 
schedule of $333 per tree, the fee paid to the city is $3,996. 

 

Erosion and Sediment Control – Chapter 17.47 

 
17.47.070 Erosion and sediment control plans. 
A. An application for an erosion and sediment control permit shall include an erosion and 
sediment control plan, which contains methods and interim measures to be used during and 
following construction to prevent or control erosion prepared in compliance with City of Oregon 
City public works standards for erosion and sediment control. These standards are incorporated 
herein and made a part of this title and are on file in the office of the city recorder.  
 
Response: The application contains a preliminary erosion and sediment control plan 
prepared by KPFF Consulting Engineers, the college’s civil engineer. This document is 
included with the application materials. 
 

Administration and Procedures – Chapter 17.50 

 
17.50.030 Summary of the city's decision-making processes.  



CLACKAMAS COMMUNITY COLLEGE 

 

 

Clackamas Community College August 2019 
Student Services Building Page 40 

 

[…] 
B.  Type II decisions involve the exercise of limited interpretation and discretion in evaluating 
approval criteria, similar to the limited land use decision-making process under state law. 
Applications evaluated through this process are assumed to be allowable in the underlying zone, 
and the inquiry typically focuses on what form the use will take or how it will look. Notice of 
application and an invitation to comment is mailed to the applicant, recognized active 
neighborhood association(s) and property owners within three hundred feet. The Community 
Development Director accepts comments for a minimum of fourteen days and renders a decision. 
The Community Development Director's decision is appealable to the City Commission, by any 
party who submitted comments in writing before the expiration of the comment period. Review 
by the City Commission shall be on the record pursuant to OCMC 17.50.190 under ORS ORS 
197.195(5). The City Commission decision is the City's final decision and is subject to review by 
the Land Use Board of Appeals (LUBA) within twenty-one days of when it becomes final. […] 
 
Response: The applicant anticipates that the detailed development plan will be 
reviewed through at Type II process. 
 
17.50.050 Preapplication conference. 
A. Pre-application Conference. Prior to a Type II – IV or Legislative application, excluding 
Historic Review, being deemed complete, the applicant shall schedule and attend a pre-
application conference with City staff to discuss the proposal, unless waived by the Community 
Development Director. […] 
 
Response: A pre-application meeting with Oregon City was held on June 18, 2019. 
 
17.50.055 Neighborhood association meeting. 
Neighborhood Association Meeting. The purpose of the meeting with the recognized 
neighborhood association is to inform the affected neighborhood association about the proposed 
development and to receive the preliminary responses and suggestions from the neighborhood 
association and the member residents.  
A. Applicants applying for annexations, zone change, comprehensive plan amendments, 
conditional use, Planning Commission variances, subdivision, or site plan and design review 
(excluding minor site plan and design review), general development master plans or detailed 
development plans applications shall schedule and attend a meeting with the City-recognized 
neighborhood association in whose territory the application is proposed no earlier than one year 
prior to the date of application. Although not required for other projects than those identified 
above, a meeting with the neighborhood association is highly recommended.  
B. The applicant shall request via email or regular mail a request to meet with the neighborhood 
association chair where the proposed development is located. The notice shall describe the 
proposed project. A copy of this notice shall also be provided to the chair of the Citizen 
Involvement Committee.  
C. A meeting shall be scheduled within thirty days of the date that the notice is sent. A meeting 
may be scheduled later than thirty days if by mutual agreement of the applicant and the 
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neighborhood association. If the neighborhood association does not want to, or cannot meet 
within thirty days, the applicant shall host a meeting inviting the neighborhood association, 
Citizen Involvement Committee, and all property owners within three hundred feet to attend. 
This meeting shall not begin before six p.m. on a weekday or may be held on a weekend and shall 
occur within the neighborhood association boundaries or at a City facility.  
D. If the neighborhood association is not currently recognized by the City, is inactive, or does not 
exist, the applicant shall request a meeting with the Citizen Involvement Committee.  
E. To show compliance with this section, the applicant shall submit a copy of the email or mail 
notice to the neighborhood association and CIC chair, a sign-in sheet of meeting attendees, and a 
summary of issues discussed at the meeting. If the applicant held a separately noticed meeting, 
the applicant shall submit a copy of the meeting flyer, postcard or other correspondence used, and 
a summary of issues discussed at the meeting and submittal of these materials shall be required 
for a complete application.  
 
Response: A meeting with the Caufield Neighborhood Association to discuss the 
project was held on August 22, 2019 at the college. A letter was sent via email on July 
11, 2019 requesting a neighborhood meeting. Since the Caufield Neighborhood 
Association does not meet in the months of June, July, or August, a public meeting was 
held on behalf of the neighborhood association at the college. A copy of the email and 
letter sent to the neighborhood association, a sign-in sheet of attendees, summary of 
issues discussed, and a letter from the neighborhood association indicating the meeting 
was held is included in an Exhibit. 
 
17.50.060 Application requirements. 
A permit application may only be initiated by the record property owner or contract purchaser, 
the City Commission or Planning Commission. If there is more than one record owner, then the 
City will not complete a Type II-IV application without signed authorization from all record 
owners. All permit applications shall be submitted on the form provided by the City, along with 
the appropriate fee and all necessary supporting documentation and information, sufficient to 
demonstrate compliance with all applicable approval criteria. The applicant has the burden of 
demonstrating, with evidence, that all applicable approval criteria are, or can be, met.  
 
17.50.070 Completeness review and one hundred twenty-day rule. […] 
 
Response: The applicant has provided all the necessary application elements and is 
familiar with the timelines and procedures for completeness and review. 
 
17.50.080 Complete application--Required information. 
Unless stated elsewhere in city code OCMC 16 or 17, a complete application includes all the 
materials listed in this subsection. The planning manager may waive the submission of any of 
these materials if not deemed to be applicable to the specific review sought. Likewise, within 
thirty days of when the application is first submitted, the planning manager may require 
additional information, beyond that listed in this subsection or elsewhere in Titles 16 or 17, such 
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as a traffic study or other report prepared by an appropriate expert. In any event, the applicant is 
responsible for the completeness and accuracy of the application and all of the supporting 
documentation, and the city will not deem the application complete until all information 
required by the planning manager is submitted. At a minimum, the applicant must submit the 
following: 
A. One copy of a completed application form that includes the following information:  
1. An accurate address and tax map and location of all properties that are the subject of the 
application;  
2. Name, address, telephone number and authorization signature of all record property owners or 
contract owners, and the name, address and telephone number of the applicant, if different from 
the property owner(s);  
B. A complete list of the permit approvals sought by the applicant;  
C. A complete and detailed narrative description of the proposed development;  
D. A discussion of the approval criteria for all permits required for approval of the development 
proposal that explains how the criteria are or can be met or are not applicable, and any other 
information indicated by staff at the pre-application conference as being required;  
E. One copy of all architectural drawings and site plans shall be submitted for Type II-IV 
applications. One paper copy of all app. materials shall be submitted for Type I applications;  
F. For all Type II – IV applications, the following is required:  
1. An electronic copy of all materials.  
2. Mailing labels or associated fee for notice to all parties entitled under OCMC 17.50.090 to 
receive mailed notice of the application. The applicant shall use the names and addresses of 
property owners within the notice area indicated on the most recent property tax rolls;  
3. Documentation indicating there are no liens favoring the City on the subject site.  
4. A receipt from the county assessor's office indicating that all taxes for the lot or parcels 
involved are paid in full for the preceding tax year.  
5. A current preliminary title report or trio for the subject property(ies);  
G. All required application fees;  
H. Annexation agreements, traffic or technical studies (if applicable);  
I. Additional documentation, as needed and identified by the Community Development Director. 
 
Response: All of the above listed items are included in the application materials for this 
detailed development plan. 
 
17.50.140 Financial guarantees. 
When conditions of permit approval require the applicant to construct certain improvements, the 
city may allow the applicant to submit a financial guarantee in lieu of actual construction of the 
improvement. Financial guarantees shall be governed by this section. […] 
 
Response: CCC does not anticipate that the proposed development will trigger any 
public improvements. In the event that it does, the applicant will follow the regulations 
related to financial guarantees. 
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Off Street Parking and Loading – Chapter 17.52 

 
17.52.010 - Applicability. 
The construction of a new structure or parking lot, or alterations to the size or use of an existing 
structure, parking lot or property use shall require site plan review approval and compliance 
with this chapter. This chapter does not apply to single- and two-family residential dwellings. 
 
Response: The chapter is applicable per master plan requirements, the CCC Parking 
Plan, and because it involves the construction of a new structure. 
 

17.52.015 - Planning commission adjustment of parking standards. […] 
 
Response: The applicant seeks no adjustments to standards from the planning 
commission. This section does not apply. 
 
17.52.020 - Number of automobile spaces required. 
A. The number of parking spaces shall comply with the minimum and maximum standards 
listed in Table 17.52.020. The parking requirements are based on spaces per one thousand square 
feet net leasable area unless otherwise stated. 
1. Multiple Uses. In the event several uses occupy a single structure or parcel of land, the total 
requirements for off-street parking shall be the sum of the requirements of the several uses 
computed separately. 
2. Requirements for types of buildings and uses not specifically listed herein shall be determined 
by the community development director, based upon the requirements of comparable uses listed. 
3. Where calculation in accordance with the above list results in a fractional space, any fraction 
less than one-half shall be disregarded and any fraction of one-half or more shall require one 
space. 
4. The minimum required parking spaces shall be available for the parking of operable passenger 
automobiles of residents, customers, patrons and employees only, and shall not be used for 
storage of vehicles or materials or for the parking of vehicles used in conducting the business or 
use. 
5. A change in use within an existing habitable building located in the MUD Design District or 
the Willamette Falls Downtown District is exempt from additional parking requirements. 
Additions to an existing building and new construction are required to meet the minimum 
parking requirements for the areas as specified in Table 17.52.020 for the increased square 
footage. 
 
Response: The city’s zoning standard for automobile parking requires a minimum of 
“0.2 spaces per staff and students.” The applicability of this standard to CCC detailed 
development plan applications was confirmed in CP-18-0001. 
 
Campus enrollment in 2017, the most recent year for which data is available, is 6,319, 
and staffing is 600. (Anecdotally, enrollment is down slightly in 2018-19.) Students and 
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staff count therefore equals 6,919. That figure multiplied by 0.2 results in a minimum 
requirement of 1,384 parking spaces. Campus-wide, CCC has 2,138 parking spaces. This 
requirement is met. 
 
B. Parking requirements can be met either onsite, or offsite by meeting the following conditions: 
1. Parking may be located on the same site as the associated use which it is supporting.  
2. Mixed Uses. […] 
3. Shared Parking. […] 
4. On-Street Parking. […] 
C. Reduction of the Number of the Minimum Automobile Spaces Required. […] 
 
Response: CCC meets its parking requirements on-site. Therefore, it does not need to 
invoke the mixed use, shared parking, or on-street parking standards of this section. 
Likewise, CCC does not seek a reduction of the number of spaces required. This 
proposal meets the minimum standard. 
 
17.52.030 - Standards for automobile parking. 
A. Access. […] 
B. Surfacing. […] 
C. Drainage. […] 
D. Dimensional Standards. […] 
E. Carpool and Vanpool Parking. […] 
 
Response: The configuration and type of parking spaces utilized in this development 
was previously approved in DP-18-01, which included the development of a transit 
center and an associated parking lot. This lot serves the entire campus, including the 
proposed Student Center Building. These parking improvements have already been 
constructed. No new parking is proposed with the Student Center Building and plaza. 
 
17.52.040 - Bicycle parking standards. 
A. Purpose-Applicability. To encourage bicycle transportation to help reduce principal reliance 
on the automobile, and to ensure bicycle safety and security, bicycle parking shall be provided in 
conjunction with all uses other than single-family dwellings or duplexes. 
B. Number of Bicycle Spaces Required. For any use not specifically mentioned in Table A, the 
bicycle parking requirements shall be the same as the use which, as determined by the 
community development director, is most similar to the use not specifically mentioned. 
Calculation of the number of bicycle parking spaces required shall be determined in the manner 
established in 17.52.020 for determining automobile parking space requirements. Modifications 
to bicycle parking requirements may be made through the site plan and design, conditional use, 
or master plan review process. 
TABLE A Required Bicycle Parking Spaces* 
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Where two options for a requirement are provided, the option resulting in more bicycle parking 
applies. Where a calculation results in a fraction, the result is rounded up to the nearest whole 
number. […] 
Location of Bicycle Parking: […] 
 
Response: The quantity of bike parking will be provided consistent with the CCC 
Parking Plan, which was approved in the concept master plan in 2008, and current city 
standards. This master plan requirement is for two spaces per new classroom 
constructed. The Student Services building will house administrative offices for current 
students and visitors. No new classrooms are proposed in the design of the structure 
that will expand the student capacity of the school. Therefore, the development of this 
structure does not trigger the need for additional bike parking. In the same general 
location as the new structure, there is voluminous existing bike parking on the north 
side of the new Pauling/DeJardin Science Complex, and east of the existing 
Community Center. 
 
17.52.060 - Parking lot landscaping. […] 
 
Response: A proposed parking lot landscape plan was previously approved in DP-18-
01. That plan met all the development standards and has since been constructed. No 
new parking is proposed specifically as part of this application. Rather, existing parking 
areas will accommodate the new building area. 
 
17.52.080 - Maintenance. 
The owner, tenant and their agent, if any, shall be jointly and severally responsible for the 
maintenance of the site including but not limited to the off-street parking and loading spaces, 
bicycle parking and all landscaping which shall be maintained in good condition so as to present 
a healthy, neat and orderly appearance and shall be kept free from refuse and debris. 
All plant growth in interior landscaped areas shall be controlled by pruning, trimming, or 
otherwise so that: 
a. It will not interfere with the maintenance or repair of any public utility; 
b. It will not restrict pedestrian or vehicular access; and 
c. It will not constitute a traffic hazard due to reduced visibility. 
 
Response: CCC maintains landscaping on campus with a dedicated crew of grounds 
keepers, as it has done with all college facilities for many decades. This includes 
parking areas.  
 
17.52.090 - Loading areas. 
A. Purpose. 
The purpose of this section is to provide adequate loading areas for commercial, office, retail and 
industrial uses that do not interfere with the operation of adjacent streets. 
B. Applicability. 
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OCMC 17.52.090 applies to uses that are expected to have service or delivery truck visits with a 
forty-foot or longer wheelbase, at a frequency of one or more vehicles per week. The city engineer 
and decision maker shall determine through site plan and design review the number, size, and 
location of required loading areas, if any. 
C. Standards. 
1. The off-street loading space shall be large enough to accommodate the largest vehicle that is 
expected to serve the use without obstructing vehicles or pedestrian traffic on adjacent streets 
and driveways. Applicants are advised to provide complete and accurate information about the 
potential need for loading spaces because the city engineer or decision maker may restrict the use 
of other public right-of-way to ensure efficient loading areas and reduce interference with other 
uses. 
2. Where parking areas are prohibited between a building and the street, loading areas are also 
prohibited. 
3. The city engineer and decision maker, through site plan and design review, may approve a 
loading area adjacent to or within a street right-of-way when all of the following loading and 
unloading operations conditions are met: […] 
 
Response: An existing, curving service road is located west of the proposed Student 
Service building, where it terminates in an existing service yard north of the proposed 
building. This road and service yard currently serves the existing Community Center 
and will continue to do so. In addition, these facilities will serve the new structure. This 
service road will allow suitable loading and access for delivery trucks into and through 
both buildings.  
  

Streets, Sidewalks, and Public Places – Chapter 12.04 

 

12.04.005 - Jurisdiction and management of the public rights-of-way. 
A. The city has jurisdiction and exercises regulatory management over all public rights-of-way 
within the city under authority of the City Charter and state law by issuing separate public 
works right-of-way permits or permits as part of issued public infrastructure construction plans. 
No work in the public right-of-way shall be done without the proper permit. Some public rights-
of-way within the city are regulated by the State of Oregon Department of Transportation 
(ODOT) or Clackamas County and as such, any work in these streets shall conform to their 
respective permitting requirements. 
B. Public rights-of-way include, but are not limited to, streets, roads, highways, bridges, alleys, 
sidewalks, trails, paths, public easements and all other public ways or areas, including the 
subsurface under and air space over these areas. 
C. The city has jurisdiction and exercises regulatory management over each public right-of-way 
whether the city has a fee, easement, or other legal interest in the right-of-way. The city has 
jurisdiction and regulatory management of each right-of-way whether the legal interest in the 
right-of-way was obtained by grant, dedication, prescription, reservation, condemnation, 
annexation, foreclosure or other means. 



CLACKAMAS COMMUNITY COLLEGE 

 

 

Clackamas Community College August 2019 
Student Services Building Page 47 

 

D. No person may occupy or encroach on a public right-of-way without the permission of the 
city. The city grants permission to use rights-of-way by franchises, licenses and permits. 
E. The exercise of jurisdiction and regulatory management of a public right-of-way by the city is 
not official acceptance of the right-of-way, and does not obligate the city to maintain or repair 
any part of the right-of-way. 
 
Response: The proposed development of the Student Services Building and plaza is not 
anticipated to trigger any public improvements on the surrounding street system. 
Improvements to S. Molalla Avenue and S. Beavercreek Road were required with 
previous college development as acknowledged in the previous concept master plan 
application. Proportional share contributions toward future improvement (e.g., Meyers 
Road) have been provided according to a methodology explained in the transportation 
report included with the 2018 approval for the expansion of DeJardin Hall and the 
transit center (CP-18-01, DP-18-01). 
 

Stormwater Management – Chapter 13.12 

 
13.12.080 - Submittal requirements.  
A. Applications subject to stormwater conveyance, water quality, and/or flow control 
requirements of this chapter shall prepare engineered drainage plans, drainage reports, and 
design flow calculation reports in compliance with the submittal requirements of the Public 
Works Stormwater and Grading Design Standards.  
B. Each project site, which may be composed of one or more contiguous parcels of land, shall have 
a separate valid city approved plan and report before proceeding with construction.  
 
13.12.090 - Approval criteria for engineered drainage plans and drainage report. An engineered 
drainage plan and/or drainage report shall be approved only upon making the following findings:  
A. The plan and report demonstrate how the proposed development and stormwater facilities will 
accomplish the purpose statements of this chapter.  
B. The plan and report meet the requirements of the Public Works Stormwater and Grading 
Design Standards adopted by resolution under OCMC 13.12.020.  
C. The storm drainage design within the proposed development includes provisions to adequately 
control runoff from all public and private streets and roof, footing, and area drains and ensures 
future extension of the current drainage system.  
D. Streambank erosion protection is provided where stormwater, directly or indirectly, 
discharges to open channels or streams.  
E. Specific operation and maintenance measures are proposed that ensure that the proposed 
stormwater quantity control facilities will be properly operated and maintained. 
 
Response: Included with these application materials is a preliminary stormwater 
management report from Kpff, the applicant’s civil engineer. Project plans are in 
conformance with the findings and analysis contained in this report. 
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2. Verify exact locations and routing of existing underground utilities prior to

starting excavation.  Repair any damage to existing pipes, utilities or related

facilities at Contractor's expense in a manner approved by Owner's

Representative.

3. Barricade and protect trunks, limbs, roots and root zones beyond dripline of

existing trees and plant materials to remain as directed by Owner's

Representative.  Cut no limbs or roots larger than 2" in diameter without

approval of Owner's Representative.  Notify Owner's Representative prior to

performing any excavation within protection areas.

4. Install new utilities so that rim elevations are flush with finish grades at

pavement, lawn and plant beds.  Adjust rim elevations of existing utilities

accordingly.

5. All accessible components including, but not limited to signs, ramps, tactile

warning, markings, etc. shall conform to all Oregon State Standards for

parking and access for the disabled.  Obtain Owner's Representative approval

prior to installing any related work.

6. Verify existing elevations where new work abuts existing to remain.  Notify

Owner's Representative of any discrepancies.

NOTES

LEGEND

SITE DATA

SITE AREA WITHIN WORK LIMITS.......................................96,750 SF

PROPOSED/EXISITNG LANDSCAPE....................................42,036 SF

PROPOSED PEDESTRIAN PLAZA..........................................39,764 SF

PROPOSED BUILDING..............................................................12,880 SF

NEW GARDEN AREA (TBD).......................................................2,070 SF
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2. See Arborist Report for all tree information.

3. Watering - Water trees if required by the Owner's Representative. Watering

will be required if it is judged that root removal is necessary for construction

and threatens the survival of the tree. Use a slow drip or soaker hose to

provide one inch water per week until completion of construction.

4. Tree Protection Fence - Install fence during initial mobilization at the site and

maintain until substantial completion.  Fence is 6-foot chain link and secured

with rigid metal, plastic, or wood posts 6' min. length and adequate strength

to support fencing and resist wind and moderate live loads.

5. Zone of Protection - Boundaries as indicated and directed by the Owner's

Representative.  Enclose areas with rigid chain link fencing.  Obtain advance

written authorization from the Owner's Representative for removal or

modification of fencing.  There shall be no work conducted in the enclosed

area, no storage, no traffic nor other activity not previously approved.

6. Critical Root Zone - Determined by Owner's Representative and shown on

plans, within this zone only trench-less boring at pre-authorized depths, "air

spade" trenching or hand digging.  Do not cut roots larger than 1.5 inches

diameter without approval.  Cut roots, and protect exposed roots as required.

7. The CRZ of existing trees shown is based on a mathematical formula, and

does not accurately depict actual root locations. Should roots prove to be

more prevalent than expected at this location, construction activity will

impact the zone to the extent that the tree may potentially be removed.

NOTES
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* See Arborist Report for more information.
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1. All survey information provided by:

Northwest Surveying, Inc.
1815 NW 169th Place, Suite 2090, Beaverton, OR 97006
Ph: 503-848-2127 Fax: 503-848-2179
Email: nwsurveying@nwsrvy.com
Dated: 02/13/2019

2. Verify exact locations and routing of existing underground utilities prior to starting excavation. Repair any

damage to existing pipes, utilities, or related facilities at Contractor's expense in a manner approved by

Owner's Representative.

3. Do not install any plant materials until Owner's Representative has reviewed and approved irrigation system

installation, area coverage balancing, soil preparation and finish grading. Refine the shape and finish grade of

plant beds as directed by Owner's Representative.

4. Protect all existing trees and plant materials to remain including limbs, trunks, roots and root zones.

5. Finish grade is top of topsoil. Mulch is in addition.

6. Prune all new plant materials as directed by Owner's Representative.

7. Make minor adjustments in tree spacing as neccessary to accommodate the irrigation system as installed.

8. Where new lawn abuts existing, provide a smooth transition and make repairs as necessary to existing lawn.

9. Plant quantities shown are for Contractor's convenience only.  Contractor is responsible to provide 100%

coverage of entire area at spacing shown.

10. Triangle space all shrubs and groundcovers, unless otherwise noted.

NOTES:

TREE MITIGATION CALCULATIONS

Total trees removed: 24 trees

Total trees removed that require mitigation: * 12 trees

Number of mitigation trees required: 28 trees

Number of mitigation trees proposed: 16 trees

Number of mitigation trees proposed to use Cash in Lieu: 12 trees

*Per OCMC 17.41.060, Trees may be removed without mitigation if a letter

is provided by a certified arborist identifying that the tree is dead, diseased,

dying, or hazardous. See Tree Preservation and Removal Plan and Arborist

Report.
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1. All survey information provided by:

Northwest Surveying, Inc.
1815 NW 169th Place, Suite 2090, Beaverton, OR 97006
Ph: 503-848-2127 Fax: 503-848-2179
Email: nwsurveying@nwsrvy.com
Dated: 02/13/2019

2. Verify exact locations and routing of existing underground utilities prior to

starting excavation.  Repair any damage to existing pipes, utilities or related

facilities at Contractor's expense in a manner approved by Owner's

Representative.

3. Barricade and protect trunks, limbs, roots and root zones beyond dripline of

existing trees and plant materials to remain as directed by Owner's

Representative.  Cut no limbs or roots larger than 2" in diameter without approval

of Owner's Representative.  Notify Owner's Representative prior to performing

any excavation within protection areas.

4. All accessible components including, but not limited to signs, ramps, tactile

warning, markings, etc. shall conform to all Oregon State Standards for parking

and access for the disabled.  Obtain Owner's Representative approval prior to

installing any related work.

5. Install new utilities so that rim elevations are flush with finish grades at pavement,

lawn and plant beds.  Adjust rim elevations of existing utilities accordingly.

6. Verify existing elevations where new work abuts existing to remain.  Notify

Owner's Representative of any discrepancies prior to any construction.

7. Adjust rim elevations of existing utilities so that rims are flush with finish grade at

new paving and lawns.

8. Blend all new elevations back to existing grade to create a uniform slope.

Maximum slope, 4:1.

9. Construct smooth transitions between new paving improvements and existing

paving to remain.
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1 ELECTRICAL - LIGHTING - SITE PLAN
NONEE1.01

2 PEDESTRIAN WALK POLE BASE DETAIL

West Path Walkway 6.39 15.9 1.6 9.94 7.1

West Walkway 5.3 18.1 1.4 12.93 3.79

Student Center Walkway 2.13 8.1 0.3 27 7.1

South Walkway 4.63 13.6 0.5 27.2 9.26

East Walkway 4.12 13.1 0.5 11.91 3.75

Center Walkway 4.61 15.9 0.8 19.88 5.76

Description Avg Max Min Max/Min Avg/Min

STATISTICS - FOOT CANDLE CALCS

VOLTAGE: UNV.

FINISH: BRONZE

MOUNTING: OUTDOOR POLE MOUNTED - 12FT

WATTS: 74.8W

LLF: 0.8

LUMENS: 8,439 LUMENS

LAMP: LED

OR APPROVED EQUAL DESCRIPTION: TYPE III DISTRIBUTION, 4000K

S2 STRUCTURA LINEAL LED SERIES TYPE: POLE MOUNTED LED

TYPE MANUFACTURER CATALOG NUMBER DESCR...

LIGHTING FIXTURE SCHEDULE
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Technical Memorandum 

321 SW 4th Ave., Suite 400 
Portland, OR 97204 

phone: 503.248.0313 
fax: 503.248.9251 

lancasterengineering.com 

To: Bob Cochran, Clackamas Community College 

From: Todd E. Mobley 

Date: August 27, 2019 

Subject: Student Services and Community Center Building 
Transportation Impact Study 

This memorandum is written as an addendum to the prior Transportation Impact Study (TIS) prepared in 

2018 as an update to the Clackamas Community College Master Plan. As demonstrated below, the impacts of 

the currently proposed Student Services and Community Center were accounted for in the 2018 TIS. A copy 

of that report is attached to this memorandum for reference. 

In the pre-application notes for the project, direction was given from staff to verify that the 2018 TIS 

accounted for the current building proposal, as quoted below: 

“If the current project is consistent with the previous TIA, no additional transportation analysis will be 

required. The applicant will be required to comply with conditions of CP-18-01 and DP-18-01 and with the 

previous master plan CP-07-01. 

 If there is a significant change in the scope of the project relative to that analyzed in the January 16, 2018 

TIA, an updated TIA will need to be submitted. 

 The applicant should refer to the Conditions of Approval of CP-18-01 / DP 18-01 related to 

transportation improvements (attached).” 

Building Projects & Trip Generation 

While the 2018 TIS was prepared as part of the application for the DeJardin Hall project, the TIS had a larger 

scope and accounted for the traffic impacts of all of the then-planned bond projects, including the Student 

Services and Community Center building. This was done as an overall update to the prior Master Plan 

approval for the college. During the preparation of the 2018 TIS, the college’s Industrial Technology Center 

(ITC) was already approved and under construction, but not yet open and operational. For this reason, the 

trips from the ITC building were accounted for, as well as other bond projects as listed below: 

• Industrial Technology Center 

• DeJardin Hall addition 

• Barlow Hall addition 
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• Student Services Center 

• McLoughlin Hall addition 

• Pauling Science Center addition 

In order to estimate trip generation for each of the projects, the number of students that each project could 

accommodate was determined. The increase in trip generation is tied to the number of students rather than 

building square footages, since many of the bond projects contain considerable ancillary and support uses, 

not just classroom space. This is described in detail in the 2018 TIS. 

The table on the following page shows a summary of each building project and the number students and trips 

assumed for each. 

Excerpt from 2018 TIS: Trip Generation Calculations 
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As you can see in the table above, the Student Center (now known as the Student Services and Community 

Center) was assumed to have one classroom that could accommodate up to 26 students. It is important to 

note that the current building proposal does not include classroom space and will not result in an increase in 

student capacity. As such, the trip generation for this building is was likely overestimated in the 2018 TIS. 

Prior Conditions of Approval 

Below is a summary of the conditions of approval from the prior application (CP-18-01 / DP 18-01) that 

relate to transportation and include trips from the Student Services and Community Center. 

 

This condition includes mitigation, in the form of land dedication, proportional share costs for the 

construction of Meyers Road, and dedication of easements. 
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Similar to condition of approval #2 above, these two portions of condition of approval #9 demonstrate that 

trips from the 2018 TIS are being mitigated. 

 

Although the City’s Alternative Mobility Standards were not yet adopted at the time of the these prior 

applications, this condition of approval shows that trip impacts at the intersection of Highway 213 and 

Beavercreek Road from the development assumed in the 2018 TIS, which includes the proposed Student 

Services and Community Center, were mitigated. 

Summary & Conclusions 

As demonstrated above, the 2018 TIS prepared for files CP-18-01 & DP 18-01 include anticipated traffic 

impacts from the Student Services and Community Center project. In fact, trips from this project were likely 

over-estimated in the 2018 analysis. 

Mitigation for these trips has already been provided as required by the conditions of approval quoted in the 

section above. As such, no further transportation analysis or mitigation is necessary or warranted as part of 

the current land use application for the Student Services and Community Center project. 
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111 SW Fifth Avenue, Suite 2600, Portland, OR  97204     503.542.3860     FAX 503.274.4681 

Eugene, OR  Portland, OR 

DATE:  August 26, 2019 

PROJECT: 1800364-New Student Services 

Building 

SUBJECT: Stormwater Drainage Technical Memo 

TO: John Shorb FROM: Paul Dedyo 

Opsis Architecture KPFF Consulting Engineers 

PHONE: 503-943-6215 PHONE: 503-542-3859

EMAIL: john@opsisarch.com EMAIL: paul.dedyo@kpff.com

The report outlines the stormwater management and treatment of runoff from new impervious surfaces 

associated with the Clackamas Community College (CCC) New Student Services Building project in accordance 

with the Oregon City Stormwater and Grading Design Standards (July 2019). 

I. Project Overview and Description

The development site is centrally located within the CCC campus and is bordered by the Transit Center loop 

to the south, the Community Center to the east, Streeter Hall Annex to the west and the Gregory Forum to 

the north. The project is part of the improvements identified in the approved CCC Master Plan and is funded 

by a recent bond measure. The development area is approximately 2.2 acres and will include a new 24,000 

SF building with associated pedestrian circulation and plaza paving. See Exhibit A – Site Plan for an overview 

of the proposed development site. A completed Site Assessment and Planning Checklist is attached in 

Appendix A. 

II. Existing Conditions

As noted above, the total development area is approximately 2.2 acres and consists of primarily impervious 

surfaces in the form of concrete sidewalks with areas of landscaping west of the existing Community Services 

building. A grove of significant oak trees is located in the lawn to the west of the proposed building. The 

recently constructed Transit Center and parking lot are located to the south of the development site. 

The site generally slopes from northeast to southwest, with surface runoff in the paved areas collected by a 

network of catch basins and pipes that convey drainage away from the building and into the private on-site 

storm water system. There are no existing water quality treatment or detention systems provided for site 

runoff within this portion of campus. The recently constructed parking facilities and Transit Center 

(completed 2018) to the south of the development site were developed to meet Oregon City Stormwater 

and Grading Design Standards. 

The campus storm main which conveys stormwater for the southern portion of campus is located beneath 

the Transit Center to the south of the development site. This storm main also caries runoff from upstream 

portions of the basin located on campus and flows to the southwest before connecting to the public storm 

main located in Highway 213. The storm main ultimately outfalls at Caufield Creek, located on the west side 

of Highway 213. 

Exhibit C
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Drainage Basin 

The overall campus drainage runoff is split into two major basins, the Newell Creek Basin to the east and the 

Caufield Basin to the west. The New Student Services Building development site falls within the Caufield 

Basin. This drainage basin extends beyond the limits of the campus and includes adjacent buildings, sidewalks 

and parking lots on campus. 

Site Soils 

According to the Natural Resource Conservation Service (NRCS) Soil Survey, the site soils are Bornstedt Silt 

Loams with fine textured soils. The soil’s hydrologic group is class “C”, with a relatively low hydraulic 

conductivity. These native soil types typically have a very low permeability and a high runoff potential. A 

geotechnical investigation was completed by GRI to evaluate the site soils and provide recommendations for 

the proposed improvements. Field boring investigations performed and analyzed by GRI encountered silty 

and clayey soils throughout the development area, consistent with the NRCS soil survey.  The GRI borings 

encountered water on soil sample at depths of 12.5 to 16 feet below existing grade and is expected to 

fluctuate seasonally. Historical subsurface explorations by GRI at the campus also encountered groundwater 

at approximately 15 feet below ground surface. Site soil infiltration rates were not included in the preliminary 

geotechnical investigation. Poor soil infiltration rates were instead inferred from the results of the NRCS soil 

survey and have been observed at adjacent developments on campus. 

III. Proposed Onsite Improvements

The proposed grading and drainage systems have been coordinated with the site improvements to collect 

and convey site runoff from new impervious surfaces to stormwater management facilities. The proposed 

improvements will maintain existing drainage patterns and enhance water quality prior to discharge to the 

storm main located west of the development site. 

The proposed site plan introduces new paved connections to the campus and the surrounding infrastructure 

and landscaping to create a campus entry plaza. Exhibit A shows the proposed site plan.  

A number of the large, existing trees will be preserved at the western boundary of the proposed 

improvements. In order to maintain these existing trees, the grades adjacent to the trees will be preserved 

to avoid altering the hydrology at the existing trees. 

There is an existing storm main located in Douglas Loop Road to the west of the proposed development. The 

development proposes to tie into this existing conveyance system where applicable, after providing 

stormwater treatment and flow control through the rain gardens. Portions of the existing storm collection 

and conveyance system will be removed during demolition and preparation of the building site.  

 The development results in a net increase of impervious area as summarized in Table 1 below. 

TABLE 1: Summary of impervious areas. 

Site Condition Impervious Area (SF) 

Existing 45,334 

Proposed 51,984 

Net +6,650
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Storm Water Management Methodology 

Surface runoff from the newly improved or reconstructed impervious areas will be managed and conveyed 

in accordance with the Oregon City Stormwater and Grading Design Standards. Drainage from all new and 

improved impervious surfaces must be routed through storm facilities that provide water quality treatment 

and flow control. 

There is a southern portion of the new plaza that cannot be captured due to grade limitations associated 

with matching adjacent existing building finish floor elevations. The runoff from this portion of the plaza will 

continue flowing to the south to the Transit Center loop road where it will enter filtration rain gardens 

recently constructed as part of the DeJardin Addition and Transit Center (CP 18-01 / CN 18-0022). The 

DeJardin Addition and Transit Center project provided a net surplus of stormwater management area (554 

sf), and we would apply that credit towards the area needed for the New Student Services southern plaza.  

There are various drainage catchment areas within the building site and plaza which are outlined in the basin 

map in Exhibit B. Vegetated rain garden filtration storm facilities will be sized in accordance with the Oregon 

City standards. Stormwater management facility sizing analysis using the Water Environment Services (WES) 

Best Management Practice (BMP) Sizing Tool results in an 11% sizing ratio for vegetated rain garden filtration 

facilities relative to the impervious area of the catchment and provides an orifice size to meet flow control 

requirements. The sizing ratio is based on an input of the existing Type C on-site soils and a pre-existing 

forested condition. Figure 1 below shows a snapshot of the WES BMP Sizing Tool outlining the sizing ratio for 

Rain Garden – Filtration facilities. The numbers shown in the figure below are meant to be representative of 

the sizing ratio required, and are not actual values from the project analysis. Figure 2 below shows the typical 

section for the rain gardens that will be constructed. This detail is consistent with the Oregon City standard 

details.  

FIGURE 1: Snapshot of WES BMP Sizing Tool. 
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FIGURE 2: Rain Garden - Filtration Typical Section. 

Stormwater runoff generated from the roof of the proposed Student Services building will be piped through 

roof drains that outfall into a rain garden located in the landscape area west of the proposed building. 

Runoff from new impervious plaza and walkway areas will be collected in a network of catch basins and pipes 

and conveyed to a new storm facility in the lawn to the west. Overflow and subdrainage from these facilities 

will discharge to the existing storm main.  

Table 2 below summarizes the stormwater management basins used in design and the required treatment 

area based on the 11% sizing ratio mentioned previously. Exhibit B provides a graphical representation of the 

basins and rain gardens to supplement the information presented in the table.  
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 BASIN/ 

AREA 

SURFACE 

TYPE 

IMPERVIOUS 

AREA (SF) 

DRAINS 

TO 

MIN. FACILITY 

AREA (11%) (SF) 

B01 Roof / Plaza 13,199 RG-01 4,851 

B02 Sidewalk 4,500 N/A - 

B03 Sidewalk 3,316 N/A - 

TABLE 2: Summary of stormwater management basins 

Exhibit C details the proposed stormwater network and how it connects to the existing storm laterals and 

storm main.  

Conveyance 

Conveyance calculations will be prepared with the final permit application and will be based on computer 

modeling of the storm sewer network and storm events outlined by the city code. Pipes shall be sized to 

meet conveyance requirements outlined in the Stormwater and Grading Standards. 

Downstream Analysis 

The development results in a net increase of impervious area; however, through the use of rain garden 

filtration facilities providing flow control, the conveyance demands on the downstream system should be 

improved compared to the existing conditions. There are currently no known issues or constraints with the 

downstream system and the improvements outlined in this development should not create any 

deficiencies. 

ATTACHMENTS: 
Exhibit A – Site Plan 

Exhibit B – Basin Map 

Exhibit C – Stormwater Utility Plan 

Appendix A – Site Assessment and Planning Checklist 

10101800364-JS 



Exhibits 

A – Site Plan 

B – Basin Map 

C – Stormwater Utility Plan 
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Bob Cochran

Clackamas Community College (CCC)

19600 Molalla Ave, Oregon City, OR 97045

503-594-6790,     bobc@clackamas.edu

19600 Molalla Ave, Oregon City, OR 97045

The site contains the existing Clackamas Community

College. The area of improvements are located near the existing

Community Center building within the SW quadrant of campus.

Caufield Drainage Basin
N

(attached)

The project will construct a new Student Services Building and renovate the existing
Community Center and construct a new plaza connecting the new building to the
Transit Center to the south.

1

2.2

51,984

N/A N/A

(attached)

(attached)

(Project site only)



Institutional (INST)

N/A

51,984

0

0

N/A

51,984

(See Drainage Memo)

(See Drainage Memo)

(Included in Land Use submittal)

N/A



X

X

11% of contributing impervious area

See attached
basin map exhibit

and Drainage
Memo



Y

Engineered Grading Plan

X

X

N/A

N/A
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Neighborhood Meeting Notice 

CCC Student Services Building Addition 

You are invited to attend a meeting to discuss the College's upcoming land use permit application to 

Oregon City for a new Student Services Building addition and plaza near the existing campus community 

center. This project is part of the College's campus wide master plan and is funded by a bond measure 

passed by district voters in 2014. The addition will provide new office space for administrative services 

such as enrollment, financial aid, and education partnerships. In addition, the college will be presenting 

plans for a proposed parking lot expansion (Yellow 2) for enhanced motorcycle training offered by Team 

Oregon. After the meeting a tour of the ITC and new DeJardin Science Building will be available. 

Community comments and questions are welcome. For more information, contact Bob Cochran, Dean of 

Campus Services, at (503) 594-9790. 

Meeting time: August 15, 2019 at 6:00 p.m. 

Location: Industrial Technology Center, Room 212, 

Clackamas Community College 

19600 Molalla Ave. Oregon City, OR 97045 

JL Clackamas 
" CommunityCollege 

Exhibit D



Name 

Caufield Neighborhood Assocation 

Student Service/Community Commons 

Team Oregon - Orchards Lot Expansion 

August 15, 2019 

Address 
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Student Services 

• Last of four bu ii dings from the 2014 bond

• ~23,000 sf dedicated to student success

• $20 million including an $8 million state
match

• Opening in late spring 2021
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Team Oregon 

Orchards Course Expansion 
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Thank you for attending! 
Questions? 
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Team Oregon 

• Expanding Lot by about 30 feet to the
north and 50 feet to the east

• Will add -46 parking spaces to the
Orchards Lot

• Will increase Team Oregon participants by
2 (from 10 to 12)
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Pre-Application Conference Notes 
PA 19-27 

June 18, 2019 

Proposed Project 

Clackamas Community College proposes a new building, and renovations to an existing building on its 

Oregon City campus. The construction is based on bond financing and under the land use authority of the 

2008-approved CCC concept development plan. 

General Information 

• Location: 19600 Molalla Ave Oregon City, OR 97045

• Clackamas County Map 3-2E-09C, Tax Lot 800

• Zoning: “I” Institutional District

• Overlay Districts: none

• Applications anticipated:
o Detailed Development Plan

Proposal 

A new Student Services building will be constructed in the center of campus, west of the existing Community 

Center building. The Student Services building will be 24,000 square feet of floor area, on two stories. The 

new building will be physically connected to the Community Center to its east. Student Services will house 

Student Academic and Support Services, Enrollment, Testing and Placement Services, Education 

Partnerships, Financial Aid, Community Based Organizations, Counseling, and Admissions and Recruitment. 

The Community Center renovation will upgrade existing space to serve the Disability Resource Center, 

Veterans Resource Center, Associated Student Government and the Multicultural Center. Some of the major 

prior land use actions on the site include: 

• CP-18-01 / DP-18-01. DeJardin Hall addition, Transit hub, modifications to 2008 plan
• DP 16-04. Industrial Tech. Ctr. Building/Barlow Lot
• DP 16-01 / NR 15-08. Environmental Learning Ctr. improvements
• SP 11-08. Motorcycle training course
• CP 07-01. Campus master plan/ Concept Plan

Details for the Student Center/Community Center are shown on the attached site plan/floor 

plan. 

Applicant Questions 

1. CCC anticipates the Student Services building can be approved under a Type II detailed
development plan process. Can you confirm?
Answer: This is correct, unless some aspect of the most recent master plan approval CP-18-01
dictates otherwise or the applicant requires adjustments of the development code beyond
what was anticipated in CP-18-01.

Exhibit E
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2. What transportation analysis and utility capacity analysis are required for the land use 

review? What transportation improvements are anticipated? 

Answer: for transportation analysis see notes below under “Transportation Analysis”. For utility 
capacity, please refer to separate PW-Development Services notes. 
 
3. What are other key requirements of the review? 
Answer: Prior applications have provided justification for reductions in transparency based on 
the proposed use of the building. All practicable efforts to comply with OCMC 17.62.055 – 
Institutional and commercial building standards should be made, as this is an institutional 
building in the I – Institutional Zone District, with the exception of OCMC 17.62.055(D)(1), (2), 
(4) and (5). Staff could not determine compliance with transparency standards for this building 
but we recommend strongly that all facades that face interior streets and public plazas achieve 
60% transparency. 
 
Review Process 

We anticipate that the application can be reviewed as a Type II decision. Upon a complete application 
submittal, the applicant is entitled to a decision from the city for a decision of approval, approval with 
conditions or denial within 120 days of deeming the application complete, by state law. Type II decisions 
are rendered by the Community Development Director, with appeal on the record to the City 
Commission, and then onto LUBA.  

 
Type II decisions are based on the code approval criteria and require limited discretion by the 
Community Development staff in order to be approved. Staff is not authorized to waive any 
requirements of the code except for modifications through Chapter 12.04.   
 
Upcoming Potential Code Changes and Projects  

Amendments to the Oregon City Municipal Code are being proposed – more information can be found 
at https://www.orcity.org/planning/housing-and-other-development-and-zoning-code-amendments  
New code will be effective 30 days after 2nd reading of the ordinance at City Commission 
 
Transportation Analysis 

The applicant should verify that the subject of this pre-app (new student services building and 
remodeling of the community center) are consistent with (the same size and scope) as analyzed in 
connection with CP-18-01 and DP-18-01.  
 
The TIA, prepared by Lancaster Engineering and dated January 16, 2018, analyzed “a new 54,500-square 
foot student center, which will replace the existing 29,000 Community Center.”  
 
If the current project is consistent with the previous TIA, no additional transportation analysis will be 
required. The applicant will be required to comply with conditions of CP-18-01 and DP-18-01 and with 
the previous master plan CP-07-01. 
 
If there is a significant change in the scope of the project relative to that analyzed in the January 16, 
2018 TIA, an updated TIA will need to be submitted. 
 
The applicant should refer to the Conditions of Approval of CP-18-01 / DP 18-01 related to 
transportation improvements (attached). 
 

https://www.orcity.org/planning/housing-and-other-development-and-zoning-code-amendments
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The applicant’s traffic engineer is welcome to contact the city’s traffic engineering consultant, John 
Replinger, at Replinger-Associates@comcast.net or at 503-719-3383. 
   
 
Detailed Development Plan (Site Plan and Design) Review 
Note: If submitting under the new code (expected to be effective by August, 2019), these notes may 
be revised. 
 
The pre-application materials lack the specificity to confirm compliance with all applicable standards. 
Building elevations are needed to further determine compliance. An additional (minor) pre-application 
conference is required prior to submittal of a site plan and design review application so that staff can 
review a site plan and building elevations that are site specific.  
 

• Modifications to standards in site plan design review may be requested per OCMC  17.62.015: 
The review body may approve requested modifications if it finds that the applicant has shown 
that the following approval criteria are met: 

o The modification will result in a development that better meets design guidelines; and 
o The modification meets the intent of the standard. On balance, the proposal will be 

consistent with the purpose of the standard for which a modification is requested. 
• Please note that the scope of allowable Type II modifications to standards in OCMC 17.62 will be 

reduced upon adoption of the new code changes. 
 
Building and Site Design 

• The landscaping plan must be prepared by a landscape architect   
• The application shall include an outdoor lighting plan per 17.62.065 
• Pedestrian circulation to connect all main building entrances is required 
• Pedestrian circulation, articulation and massing, transparency, building materials, refuse and 

recycling, and mechanical equipment standards were unable to be verified and are found in 
17.62.050. 

• Transparency (windows) could not be determined. Transparency requirements for the 
expansion are in OCMC 17.62.055. 

• Mechanical and HVAC screening should be integrated into the building design, if possible.  
  

Archeological Monitoring Recommendation 
A copy of the pre-application was sent to the State Historic Preservation Office (SHPO) and various 
confederated tribes for comment. Any comments received shall be forwarded to the applicant. 
 
Neighborhood Meeting 

• A neighborhood association meeting is required. You are in the Caufield Neighborhood 
Association, which is currently meeting as part of the South End NA. Please contact the 
Neighborhood Association to schedule a meeting. Please include the Citizen Involvement 
Committee Chair, Amy Willhite, in any Neighborhood Association meeting requests, 
notifications or correspondence. Amy can be reached at awillhit@yahoo.com  

• OCMC 17.50.055 requires submittal of the meeting sign-in sheet, a summary of issues discussed, 
and a letter from the neighborhood association indicating that a meeting was held. 

 

Chair: Robert Malchow, r.malchow@comcast.net 
Vice Chair: Kristina Browning, kristina@PortlandHomeGal.com   
Secretary/Treasurer: Tori Skipper, t.skipper@bhhsnw.com 
  

https://library.municode.com/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.62SIPLDERE_17.62.015MOWIBEMEDERERE
mailto:awillhit@yahoo.com
mailto:r.malchow@comcast.net
mailto:kristina@PortlandHomeGal.com
mailto:t.skipper@bhhsnw.com
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Meeting Information: Held the fourth Tuesday of January, March, May, September, and November 
(May 28 may change due to Memorial Day, Sep. 24, Nov. 26) . 
Located: Oregon City School District's Facilities and Maintenance Center (Bus Barn), 14551 Meyers 
Road, Oregon City at 6:45 PM. 

 

• Your application was transmitted to the State Historic Preservation Office (SHPO) and affected tribes 
for review. Comments received have been provided. 

     
Planning Review and Application Fees:  
The 2019 Planning applications and fees include-  

• Detailed Development Plan (Site Plan and Design) Review (Completion of a Construction Cost 
Estimate is Required):  

Construction Cost Application Fee 

Less than $500,000 $2,156 plus 0.007 x project cost  

$500,000 to $3,000,000 $3,591 plus 0.005 x project cost 

Over $3,000,000 $12,215 plus 0.003 x project cost 

Maximum fee $57,296 

• Mailing Labels: $17 – or provided by applicant 
 

Applications, Checklists and Links:  

• Type II Review Process 

• Land Use Application 

• Site Plan and Design Review Construction Cost Form 

• Site Plan and Design Review Checklist 

• Oregon City Municipal Code  
 
Oregon City Municipal Code Criteria: 
Note: If submitting under the amended code (expected to be effective by July), these Chapters will 
change. 
The following chapters of the Oregon City Municipal Code (OCMC) may be applicable to this proposal:  
OCMC 13.12 – Stormwater Management 
OCMC 15.48 – Grading, Filling, and Excavating 
OCMC 17.39 – [I] Institutional District 
OCMC 17.41 – Tree Protection Standards 
OCMC 17.47 – Erosion and Sediment Control  
OCMC 17.50 – Administration and Procedures  
OCMC 17.52 – Off-Street Parking and Loading 
OCMC 17.62 – Site Plan and Design Review 
OCMC 17.65 – Master Plans 
 
Planning Division 
Pete Walter, AICP, Planner reviewed your pre-application for the Planning Division.  You may contact 
Pete at 503-496-1568 or pwalter@orcity.org.  
 
Development Services Division (Utilities/Public Improvements/SDC’s etc): 
See separate notes from Public Works Development Services Division. 
 
Building Division: 
You may contact Mike Roberts, Building Official at 503.496.1517 or by email at mroberts@orcity.org.    
 
 

https://www.orcity.org/sites/default/files/fileattachments/planning/page/4521/type_ii_procedure.pdf
https://www.orcity.org/sites/default/files/fileattachments/planning/page/4523/land_use_application_2016.pdf
https://www.orcity.org/sites/default/files/fileattachments/planning/page/7461/construction_costs_for_site_plan_and_design_review_form.pdf
https://www.orcity.org/sites/default/files/fileattachments/planning/page/4347/site_plan_and_design_checklist.pdf
https://www.municode.com/library/or/oregon_city/codes/code_of_ordinances?nodeId=16540
https://www.municode.com/library/or/oregon_city/codes/code_of_ordinances?nodeId=TIT13PUSE_CH13.12STMA
https://www.municode.com/library/or/oregon_city/codes/code_of_ordinances?nodeId=TIT15BUCO_CH15.48GRFIEX
https://library.municode.com/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.39IINDI
https://library.municode.com/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.41TRPRST
https://www.municode.com/library/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.47ERSECO
https://library.municode.com/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.50ADPR
https://library.municode.com/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.52OREPALO
https://library.municode.com/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.62SIPLDERE
https://library.municode.com/or/oregon_city/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.65MAPL
mailto:pwalter@orcity.org
mailto:mroberts@orcity.org
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Clackamas Fire District: 
Questions can be directed to Mike Boumann, Lieutenant Deputy Fire Marshal of Clackamas Fire District #1.  
You may contact Mr. Boumann at (503)742-2660 or michaelbou@ccfd1.com.   
 
Pre-application conferences are required by Section 17.50.050 of the City Code, as follows: 
A. Preapplication Conference. Prior to submitting an application for any form of permit, the applicant shall schedule and 
attend a preapplication conference with City staff to discuss the proposal. To schedule a preapplication conference, the 
applicant shall contact the Planning Division, submit the required materials, and pay the appropriate conference fee. At 
a minimum, an applicant should submit a short narrative describing the proposal and a proposed site plan, drawn to a 
scale acceptable to the City, which identifies the proposed land uses, traffic circulation, and public rights-of-way and all 
other required plans. The purpose of the preapplication conference is to provide an opportunity for staff to provide the 
applicant with information on the likely impacts, limitations, requirements, approval standards, fees and other 
information that may affect the proposal. The Planning Division shall provide the applicant(s) with the identity and 
contact persons for all affected neighborhood associations as well as a written summary of the preapplication 
conference. Notwithstanding any representations by City staff at a preapplication conference, staff is not authorized to 
waive any requirements of this code, and any omission or failure by staff to recite to an applicant all relevant applicable 
land use requirements shall not constitute a waiver by the City of any standard or requirement.  
B. A preapplication conference shall be valid for a period of six months from the date it is held. If no application is filed 
within six months of the conference or meeting, the applicant must schedule and attend another conference before the 
City will accept a permit application. The community development director may waive the preapplication requirement if, 
in the Director's opinion, the development does not warrant this step. In no case shall a preapplication conference be 
valid for more than one year.  
 
NOTICE TO APPLICANT: A property owner may apply for any permit they wish for their property.  HOWEVER, THERE ARE 
NO GUARANTEES THAT ANY APPLICATION WILL BE APPROVED.  No decisions are made until all reports and testimony 
have been submitted.  This form will be kept by the Community Development Department.  A copy will be given to the 
applicant. IF the applicant does not submit an application within six (6) months from the Pre-application Conference 
meeting date, a NEW Pre-Application Conference will be required. 

 

mailto:michaelbou@ccfd1.com


Property Detail Report 
ONner: aackamas Comm College 

Site: 19600 Molalla A-..e Oregon aty OR 97045 

Mail: 19600 Molalla A-..e Oregon aty OR 97045 

Location and Site Information 

County: Clackamas 

Section 09 Township 35 Range 2E 

Legal Description: Quarter C TAX LOT 00800E2IYl182580 

APN: 01577984 

Tax Lot: 32E09C 00800E2 

Twn-Rng-Sec: 035/ 02E/ 09/ NW 

Neighborhood: Caufield 

Subdi1i1sion: 

Legal Lot/Block: 0800E2 

Census Tract/Block 022603 / 1008 

Property Characteristics 

Total Li1i1ng Area: 

First Floor SqFI: 

Second Floor SqFI: 

Basement Fin/Unfin: 

Attic Fin/Unfin: 

Garage SqFI: 

Assessment and Tax Information 

Bedrooms: 

Bathrooms Total: 

Bathrooms Full/Half: 

Stories: 

Foundation: 

Roof Material: 

Market Total: $268,685.00 

Market Land: $7,605.00 

Market Structure: $261,080.00 

Asssessment Year: 2018 

Assessed Total: $175,183.00 

Sale and Loan Information 

Sale Date: 

Sale Amount: 

Document#: 83-02823 

Deed Type: 

Title Co: 

Lot SqFt: 

Lot Acres: 

Land Use: 

Land Use SlD: 

County Bldg Use: 

# D.Nellings: 

Map Page/Grid: 

Zoning: 

Watershed: 

Property Tax: 

Exemption: 

Market lmpro\ed %: 

Levy Code: 

Mill Rate: 

Lender: 

Loan Amount: 

Loan Type: 

Price/SqFI: 

Seller Name: 

ational Title Company 
2 \ 1llist ft Finoncial roup ompo.O)' 

Oackamas County Data as of: 8/20/2019 

43,560 

1.00 

101 - Residential land improved 

Single Family Residence 

RSFR 

1 

717-F5

Oregon City-I

Abernethy Creek-Willamette River

Year Built/Elf: 

Heating: 

Cooling: 

Fireplace: 

Pool: 

Kitchen: 

97.00% 

062-002 

17.8341 

Prepared By: WFG National Title Customer Ser1i1ce Department 

12909 SW 68th Pkv,.,y, Suite 350, Portland, OR 97223 

P: 503 603 17001360 891 5474 E: cs@vvfgnationaltitle.com I cccs@Nfgtitle.com 

Sentry Dynamics, Inc. and its customers make no representation, warranties or conditions, express or implied, 

as to the accuracy or completeness of information contained in this report. 

Exhibit F
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Parcel ID: 01577984 

Site Address: 19600 Molalla Ave 

Sentry Dynamics, Inc. and its customers make no representations, 

warranties or conditions, express or implied, as to the accuracy or 

completeness of information contained in this report. 



Aerial Map 
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Sentry Dynamics, Inc. and its customers make no representations, 

vvarranties or conditions, express or implied, as to the accuracy or 

completeness of information contained in this report. 
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IN THE COUNTY OF CLACKAMAS AND STATE OF OREGON 

Part of the. Robert Caufield and wife D. L. c. No. 53 in T. 3 s.,

R. 2 E;., of the ,1. M., d�scrib�d as:

Beginning at the �ortheast corner of the Robert Caufj.eld and 
wife D. L. c. No. 53 in T. 3 S., R. 2 E., of the W. M., thence 
South 18 chains; thence West 34.70 chains to the Northwest 
corner of the �ndrew Hood D. L. C.; thence North 13.22 chains to 
the place of beginning of the tract herein described; from said 
beginning Point run thencP. West 1397.00 feet; thence South 437.6 
feet; thence East 1397.00 feet; thenc� North 437.6 feet to the 
true point of beginning. 

ALSO a tract of land bEa.ginni.ng 467. 6 f(:';et South and 563 .00 feet 
West of the beginning point of the above described land; thence 
South 380.3 feet; thence West 573.2 feet, more or less, to the 
Southeast corner of a tract conveyed to M. F. Bess and J. E. Bess 
by Deed Recorded in Book 17 4, page 412, Deed Records, thence North 
380.3 feet along the East line of said Bess tract to a _point; 
thence East 573. 2 feet tQ the J:."lace. of beginning; 

ALSO: 

A strip of land lying in the Robert Caufield D.L.C. No. 53 in 
Section 9, T.J.S.R.2.E., of the W.M., in the County of Clackamas 
and State of Oregon, more particularly described as follows: 

Beginning at the Northeast corner of said Caufield D.L.C.; 
thence South 1188 fee.t; thence West 2290,2 feet; th�nce No�th 
404.92 f�et to the true point of beginning of the tract to be

described; thence West 1147 feet, more or les8, to the Southeast 
corner of that -:ertain 30 foot roadway reserved in deed to F.R. 
Beals, recorded October 14, 1913 in Deed Book 133, Page 46, 
records of Clackamas County, Oregon;·thence North 30 f?.et; 
the.nee East 114 7 feet, more or less, to a point due North of the 
point of beginning; thence South 30 feet to the point of 
beginning. 
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Property Detail Report 
ONner: aackamas Comm College 

Site: 19600 Molalla A-..e Oregon aty OR 97045 

Mail: 19600 Molalla A-..e Oregon aty OR 97045 

Location and Site Information 

County: Clackamas 

Legal Description: 

Section 09 Township 35 Range 2E 
Quarter C TAX LOT 00800 SEE SPLIT 
CODE ACCTS 00880 & 00890 SEE 
EXEMPT PORTIONS 00800E2 & 
00800E3IYl182580 

APN: 00869778 

Tax Lot: 32E09C 00800 

Tv\111-Rng-Sec: 

Neighborhood: 

035 / 02E/ 09 / NW 

Caufield 

Subdi1.1sion: 

Legal Lot/Block: 800 

Census Tract/Block 022603 I 1008 

Property Characteristics 

Total Li1.1ng Area: 

First Floor SqFt: 

Second Floor SqFI: 

Basement Fin/Unfin: 

Attic Fin/Unfin: 

Garage SqFt: 

Assessment and Tax Information 

Bedrooms: 

Bathrooms Total: 

Bathrooms Full/Half: 

Stories: 

Foundation: 

Roof Material: 

Market Total: $154,311,829.00 

Market Land: $11,635,449.00 

Market Structure: $142,676,380.00 

Asssessment Year: 2018 

Assessed Total: $101,691,495.00 

Sale and Loan Information 

Sale Date: 

Sale Amount: 

Document#: 71-14368

Deed Type: 

Title Co: 

Lot SqFt: 

Lot Acres: 

Land Use: 

Land Use SlD: 

County Bldg Use: 

# D.Nellings: 

Map Page/Grid: 

Zoning: 

Watershed: 

Property Tax: 

Exemption: 

Market lmpro\ed %: 

Le-.y Code: 

Mill Rate: 

Lender: 

Loan Amount: 

Loan Type: 

Price/SqFt: 

Seller Name: 

ational Title Company 
2 \ 1llist ft Finoncial roup ompo.O)' 

Oackamas County Data as of: 8/20/2019 

6,927,347 

159.03 

401 - Tract land improved 

Agricultural Misc 

AMSC - Single Family 

1 

717-F5

Oregon City-I

Abernethy Creek-Willamette River

Year BuilUEff: 

Heating: 

Cooling: 

Fireplace: 

Pool: 

Kitchen: 

1935 

92.00% 

062-002 

17.8341 

Prepared By: WFG National Title Customer Ser1.1ce Department 

12909 SW 68th Pkwy, Suite 350, Portland, OR 97223 

P: 503 603 1700 I 360 891 5474 E: cs@Nfgnationaltitle.com I cccs@Nfgtitle.com 

Sentry Dynamics, Inc. and its customers make no representation, warranties or conditions, express or implied, 

as to the accuracy or completeness of information contained in this report. 
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Parcel ID: 00869778 

Site Address: 19600 Molalla Ave 

Sentry Dynamics, Inc. and its customers make no representations, 

warranties or conditions, express or implied, as to the accuracy or 

completeness of information contained in this report. 



Aerial Map 

ational Titl Company 
a I illisl n filW>C'ial ""'P ompany 

Parcel ID: 00869778 

Sentry Dynamics, Inc. and its customers make no representations, 

vvarranties or conditions, express or implied, as to the accuracy or 

completeness of information contained in this report. 
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WI\.RRIINTY DEED 

. KNOl<l ALL MEN BY THESE PRESENTS, That ALIC:!': EVANS I a Widow I 

anci-,.;ILLIAM B\/Rl'EE and MARGARET JANE BURP!ll':, husband and wifc,, here
inafter called the grantors, for the consideration hereinafter stated, 
to granters paid by CLACKAMAS COUNTY AREA EDUCATION DISTRICT, known as 
clackamaa community College, a Municipal corporation of the State of 
Oregon, hereinafter called the grantee, does hereby grant, bargain, sell 
and convey unto the said grantee, its successors and assi9ns, that 
certain real property, with the tenements, hereditamonts and appurte
nances thereunto belonging or appertainin9, oituated in the County of 
Clackamas and State of Oregon, described as follows, to wit: 

Part of the Robert Caufield and wife Donation Land Claim 

No. 53 in secs. B and 9, T. 3 s., R. 2 E., of the Willamette 
meridian, described as follows: 

Beginning at a point on the east line of said Caufield claim 
at the northwest corr,er of the Andrew Hood Donation Land Claim 
No. 44, thence southerly along the east line of said Caufield 
elaim 2399.35 feet, thence west 56B.53 feet to the center of 
the county road which is known as Secondary State Highway No. 
160; thence north 29• 43' west along center of said road 3001.7 
feet; thence north 89 ° 53' east 617.53 feet, thence south o• 
07' east 211.2 feet; thence north 89 ° 53' east 859.B feet; 
thence north 0 ° 07' west 380.8 £4etr thence north 89° 53' east 
519.5 feet to the east line of the south portion of said 
Caufield claim extended north; thence south along said line 
to the place of beginning; except the parts thereof described 
as: 

A tract of land conveyed to Albert Sandberg and 
wife by deed recorded in book 200 at page 77, 
records of Clackamas County, described about as: 
Beginning at a point on the east line of said 
Caufield claim which is 2399.JS feet southerly 
from the northwest corner of the Andrew Hood 
Donation Land Claim No, 44; thence west 568.53 
feet to the center of Secondary Highway No. 16 o, 
thence north 29 ° 43' west along the center of said 
��ad l08l.OO feet; thence north 63� 17' ca3t 536.00 
feet; thence south 26 ° 17' east 253.35 feet, thence 
north B4 ° ao• east 512.75 feet to the west line of 
said Hood cl�im; thence southerly along claim Hne 
to the place of beginning. 

And also a tract conveyed to John W. Shepherd and 
wife by deed recorded in book 411 at page 547, 
records of Clack<lJ!las County, described as, 
Beginning at an iron pipe south B9 ° 53' west 
1379.3 feet distant from the northwest corner 
of the Andrew Hood Donation Land Claim No. 44 
in sec. 9, T. 3 s. , R. 2 ll. , w. M. ; thence north 
o• 07' west 211.2 feet; thence south 89 ° S3' wost 
617.53 feet to the cent<>r line of Market Road No. 
22, also known as Secondary State Highway No. 160; 
thence following said center iine south 29 ° 43' east 
242.9 feet; thence not'th 89 ° 53' east 497.55 feet 
to tl1e place of beginning. 

A tract conveyed to the State of Oregon, April 14, 
1970, Fee No. 706-913. 

Subject to exi�ting rights-of-way fot' roads, pipelines, trans
mission and telephone lines, and appurtenQnt structures. 

'i'1 1·1Jt;i; 
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l TO HAVE AND TO HOLD the same unto the said grantee, its

successors Gnd assigns forever, 

And said granters _hereby covenant to and with said grantee 

and �rantee's successors and assigns, that granters are lawfully 

seized in fee simple of the above ,qranted premises, free from all

encwal>rances and that granters will warrant and forever defend the 

a):>ove granted premises and every part and parcel thereof against 

the l!IW'ful claims and demands of all persons whomsoever, except those 

claiming under tne above describ�d encumbrances4 

The true and actual consideration paid for this transfer, 

stated in terms of dollars is s�venty-one Thousand Six Hundred 

[$71,600.001 Dollars. 
"> - J 

-:r.,.ne..-

WITNESS grantors hands this � day of ,Har, 1971.

ss STATE OF IDA!IO

County of ;,J �

Personally appeared the above named ALICE EVANS, a widow,

and WlLLIIIM SURPEE and MJ\RGARE'I Ji\NE RUnl'EE, hus]Janrj. and wife, and 

acknowledged the foregoing instrwnent to be their voluntary act and

deed,· 



Property Detail Report 
ONner: aackamas Comm College 

Site: 19600 Molalla A-..e Oregon aty OR 97045 

Mail: 19600 Molalla A-..e Oregon aty OR 97045 

Location and Site Information 

County: Clackamas 

Section 09 Township 35 Range 2E 

Legal Description: Quarter C TAX LOT 00800E3IYl182580 

APN: 05023716 

Tax Lot: 32E09C 00800E3 

Twn-Rng-Sec: 035/ 02E/ 09/ NW 

Neighborhood: Caufield 

Subdi1i1sion: 

Legal Lot/Block: 0800E3 

Census Tract/Block 022603 / 1008 

Property Characteristics 

Total Li1i1ng Area: 

First Floor SqFI: 

Second Floor SqFI: 

Basement Fin/Unfin: 

Attic Fin/Unfin: 

Garage SqFI: 

Assessment and Tax Information 

Bedrooms: 

Bathrooms Total: 

Bathrooms Full/Half: 

Stories: 

Foundation: 

Roof Material: 

Market Total: $1,801,515.00 

Market Land: $51,265.00 

Market Structure: $1,750,250.00 

Asssessment Year: 2018 

Assessed Total: $1,187,198.00 

Sale and Loan Information 

Sale Date: 

Sale Amount: 

Document#: 

Deed Type: 

Title Co: 

Lot SqFt: 

Lot Acres: 

Land Use: 

Land Use SlD: 

County Bldg Use: 

# D.Nellings: 

Map Page/Grid: 

Zoning: 

Watershed: 

Property Tax: 

Exemption: 

Market lmpro\ed %: 

Levy Code: 

Mill Rate: 

Lender: 

Loan Amount: 

Loan Type: 

Price/SqFI: 

Seller Name: 

ational Title Company 
2 \ 1llist ft Finoncial roup ompo.O)' 

Oackamas County Data as of: 8/20/2019 

6,875,458 

157.84 

401 - Tract land improved 

Agricultural Misc 

AMSC 

717-FS

Oregon City-I

Abernethy Creek-Willamette River

Year Built/Elf: 

Heating: 

Cooling: 

Fireplace: 

Pool: 

Kitchen: 

97.00% 

062-002 

17.8341 

Prepared By: WFG National Title Customer Ser1i1ce Department 

12909 SW 68th Pkv,.,y, Suite 350, Portland, OR 97223 

P: 503 603 17001360 891 5474 E: cs@vvfgnationaltitle.com I cccs@Nfgtitle.com 

Sentry Dynamics, Inc. and its customers make no representation, warranties or conditions, express or implied, 

as to the accuracy or completeness of information contained in this report. 
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Parcel ID: 05023716 

Site Address: 19600 Molalla Ave 

Sentry Dynamics, Inc. and its customers make no representations, 

warranties or conditions, express or implied, as to the accuracy or 

completeness of information contained in this report. 



Aerial Map 

ational Titl Company 
a I illisl n filW>C'ial ""'P ompany 

Parcel ID: 05023716 

Sentry Dynamics, Inc. and its customers make no representations, 

vvarranties or conditions, express or implied, as to the accuracy or 

completeness of information contained in this report. 

-



No Last Vesting Sale Document found for: 05023716 



CLACKAMAS COMMUNITY COLLEGE STUDENT SERVICES BUILDING AND PLAZA: EXHIBIT G. MATERIALS BOARD

BR-1
Mutual Materials
Style: Norman Brick
Color: Chestnut
Finish: TBD

MP-2
AEP Span
Style: Flat Panel
Color: Custom, SW 7018 Dovetail
Finish: Matte

BR-2
Mutual Materials
Style: Norman Brick
Color: Custom Blend of Inca, Colombia and Red Varitone
Finish: TBD

F-1
Sherwin WilliamsPaint
Style: Exterior Flashing
Color: Custom, SW 7018 Dovetail
Finish: Matte

P-07
Sherwin Williams Paint
Style: Exterior Structural Steel
Color: Custom, SW 7018 Dovetail
Finish: Matte

BR-4
Mutual Materials
Style: Norman SlimBrick
Color: Custom Blend of Inca, Colombia and Red Varitone
Finish: TBD

Existing Community Center Brick
Existing
Style: Econo Brick
Color: Chestnut
Finish: Mission

WDX-1
OKO Skin
Style: 6” Plank
Color: Blend of Larch and Oak
Finish: Ferro
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THE BRICK BOOK
COLORS | TEXTURES | ASTM
Reds and Browns

COLOR*: Chestnut
TEXTURE: Mission, Smooth, Rug
TYPE**: Stocking
PLANT: Mica, WA
COLLECTION: The Heritage 
Collection
ASTM: ASTM C-216, SW, FBX

• Due to the limitations of photography, the actual
product shipped is not guaranteed to duplicate the 
image shown here. Final color and product selection
should be made from actual samples.

• ** Special Order Colors require a minimum order.
Additional production time should be allowed.

Considering brick for your project?
For samples and ordering information contact your

Mutual Materials Sales Representative or call (888) 688-8250.

THE BRICK BOOK
COLORS | TEXTURES | ASTM
SLIMBRICK®

COLOR*: Inca
TEXTURE: Mission, Smooth, Rug=
TYPE: Slimbrick, Stocking
PLANT: Mica, WA
COLLECTION: N/A
ASTM: ASTM C-1088, TBX

• Due to the limitations of photography, the actual product
shipped is not guaranteed to duplicate the image shown 
here. Final color and product selection should be made from
actual samples.

• = Special Order Texture. May require a minimum order.
Additional production time should be allowed.

Considering brick for your project?
For samples and ordering information contact your

Mutual Materials Sales Representative or call
(888) 688-8250.

THE BRIC
COLORS | TE
SLIMBRICK

COLOR*: Inca
TEXTURE: Missi
TYPE: Slimbric
PLANT: Mica, W
COLLECTION: N/A
ASTM: ASTM C

• Due to the limitations of p
shipped is not guarantee
here. Final color and pro
actual samples.

• = Special Order Texture.
Additional production tim

Considering br
For samples and ord

Mutual Materials S
(88

THE BRICK BOOK
COLORS | TEXTURES | ASTM
Reds & Browns

COLOR*: Columbia Red
TEXTURE: Mission, Smooth, Rug
TYPE**: Special Order
PLANT: Columbia, OR
COLLECTION: N/A
ASTM: ASTM C-216, SW, FBX

• Due to the limitations of photography, the actual
product shipped is not guaranteed to duplicate the 
image shown here. Final color and product selection
should be made from actual samples.

• ** Special Order Colors require a minimum order.
Additional production time should be allowed.

Considering brick for your project?
For samples and ordering information contact your

Mutual Materials Sales Representative or call (888) 688-8250.

THE BRIC
COLORS | TE
Reds & Brow

COLOR*: Colum
TEXTURE: Missi
TYPE**: Specia
PLANT: Columb
COLLECTION: N/A
ASTM: ASTM C

• Due to the limitations of p
product shipped is not gu
image shown here. Final
should be made from act

• ** Special Order Colors r
Additional production tim

Considering brick
For samples and orderin

Mutual Materials Sales Repre

THE BRICK BOOK
COLORS | TEXTURES | ASTM
Reds and Browns

COLOR*: Red Varitone
TEXTURE: Mission, Smooth, Rug
TYPE**: Special Order
PLANT: Mica, WA
COLLECTION: N/A
ASTM: ASTM C-216, SW, FBX

• Due to the limitations of photography, the actual
product shipped is not guaranteed to duplicate the 
image shown here. Final color and product selection
should be made from actual samples.

• ** Special Order Colors require a minimum order.
Additional production time should be allowed.

Considering brick for your project?
For samples and ordering information contact your

Mutual Materials Sales Representative or call (888) 688-8250.

THE BRIC
COLORS | TE
Reds and Br

COLOR*: Red V
TEXTURE: Missi
TYPE**: Specia
PLANT: Mica, W
COLLECTION: N/A
ASTM: ASTM C

• Due to the limitations of p
product shipped is not gu
image shown here. Final
should be made from act

• ** Special Order Colors r
Additional production tim

Considering brick
For samples and orderin

Mutual Materials Sales Repre

Exhibit G



City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045 
 Ph (503) 722-3789   www.orcity.org 

221 Molalla Ave.  Suite 200   | Oregon City OR 97045  

Ph (503) 722-3789 | Fax (503) 722-3880 

Community Development – Planning 

Construction Costs for Site Plan and Design Review and Detailed Development Plans 

The cost of Planning Division review for Site Plan and Design Review and Detailed Development Plans is based on the 
construction cost of the project. The construction costs is defined as all costs to complete the project, including soft costs.  The 
estimate does exclude interior furniture or moving expenses.   

Address: __________________________________________________________________________________________________________________ 

Project Description: ____________________________________________________________________________________________________ 

______________________________________________________________________________________________________________________________ 
 

______________________________________________________________________________________________________________________________

Section I – Construction Costs 

Design Work $ 

Site Prep $ 

Consultants $ 

Excavation $ 

Utilities $ 

Foundation $ 

Framing material/wall construction $ 

Interior finish (walls, doors, floor finish, cabinetry, light fixtures, etc.) $ 

Supplemental information (fire suppression, hvac, electrical, plumbing, etc.) $ 

Roofing $ 

Landscaping $ 

Paving $ 

Sign $ 

Trash Enclosures $ 

Other $ 

Total Section I $ 

Section II – Permits 
Building $ 

Electrical $ 

Plumbing $ 

Mechanical $ 

Land Use $ 

Total Section II $ 

Section III - Total 

Section I Total $ 

Section II Total $ 

Total Section III $ 

Office Use Only – 

Building Official Verification: _________________________________________________________________________________________ 

Construct new 24,000 square foot Student Services Building and
adjacent plaza at CCC. New building is attached to existing
Community Center.”

19600 S Molalla Ave. Oregon City, OR 97045

15,000,000 Construction

TBD

Total Project Cost
~$20,000,000

Exhibit H
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City of Oregon City | PO Box 3040 | 320 Warner Milne Road | Oregon City, OR 97045  
 Ph (503) 657-0891   www.orcity.org 

 

 



City of Oregon City  -  PO Box 3040  -  625 Center St  -  Oregon City, OR  97045  -  (503) 657-0891  -  www.orcity.org

The City of Oregon City makes no representations, express or implied, as to the accuracy, completeness and timeliness of the information displayed

Mailing Labels Report

Labels created:

Labels generated using: User-defined Graphic

Use graphic or underlying taxlot(s)? Underlying taxlot(s)

7/23/2019 2:07 PM

Buffer? Yes

Label type: Taxpayers

Sort order: By Name

Output format: Pdf

# Taxlots used to create labels: 72

# Labels generated: 60 (includes 2 Neighborhood Association labels)

Run by: Diliana Vassileva

Buffer Distance: 300 Foot

Notify Neighborhood Associations? Yes



19131 BEAVERCREEK ROAD LLC

3324 SW 10TH AVE

PORTLAND, OR  97239

ABS OR-O LLC

PO BOX 990

MINNEAPOLIS, MN  55440

ALT KELLY & ALYSSA

2784 BLUE ASTER BLVD

SUN PRAIRIE, WI  53590

ANDERSON CARL A JR

14652 COLTRANE ST

OREGON CITY, OR  97045

BARNEY ANDY

1212 N 675 W

WEST BOUNTIFUL, UT  84087

BERGE KATHLEEN ANN TRUSTEE

PO BOX 1526

OREGON CITY, OR  97045

BHLP REFI LLC

PO BOX 2619

OREGON CITY, OR  97045

BROOKS DARIN V

19148 BEAVERCREEK RD

OREGON CITY, OR  97045

CANTU STEPHANIE

14673 STITT CT

OREGON CITY, OR  97045

CARTER GUY D

19186 BEAVERCREEK RD

OREGON CITY, OR  97045

CAVERHILL HEATHER M

19534 SEBASTIAN WAY

OREGON CITY, OR  97045

CITY OF OREGON CITY

PO BOX 3040

OREGON CITY, OR  97045

CLACKAMAS CO AREA ED DIST

19600 S MOLALLA AVE

OREGON CITY, OR  97045

CLACKAMAS COMM COLLEGE

19600 MOLALLA AVE

OREGON CITY, OR  97045

COURTER WALTER L

PO BOX 3262

OREGON CITY, OR  97045

CRONE GARY J & PATSY A

13890 LAZY CREEK LN

OREGON CITY, OR  97045

DEACON DEVELOPMENT LLC

901 NE GLISAN ST STE 100

PORTLAND, OR  97232

EELLS ERIC L

19750 S SOUTH END RD

OREGON CITY, OR  97045

EMMERT TERRY W

11811 SE HWY 212

CLACKAMAS, OR  97015

FDP OC POINT LLC

PO BOX 12070

DALLAS, TX  75225

FELIX LISA & ZACHARY

13978 POMPEI DR

OREGON CITY, OR  97045

FLATCAT LLC

19262 BEAVERCREEK RD

OREGON CITY, OR  97045

FOUNTAIN DAVID H & MARY E

14643 COLTRANE ST

OREGON CITY, OR  97045

GAILFOIL TRACY J & S D AVELAR-GAILFOIL

13961 POMPEI DR

OREGON CITY, OR  97045

GONZALEZ GILBERTO

14634 COLTRANE ST

OREGON CITY, OR  97045

GOULD TIMORI M & VINCENT J

19551 SEBASTIAN WAY

OREGON CITY, OR  97045

GREAT FIR PROPERTIES LLC

13990 FIR ST

OREGON CITY, OR  97045

HEILMAN GLORIA J

14630 COLTRANE ST

OREGON CITY, OR  97045

HOCHHALTER NORMA P TRUSTEE

PO BOX 86

WESTLAKE, OR  97493

HODGES AUDRA NICOLE

PO BOX 2859

OREGON CITY, OR  97045



JENSEN MICHAEL H

14638 COLTRANE ST

OREGON CITY, OR  97045

KALINA RONALD V TRUSTEE

10095 SW CENTURY OAK DR

TIGARD, OR  97224

KLINK DENNIS KEITH

19765 HWY 213

OREGON CITY, OR  97045

LANE BARBARA J TRUSTEE

1879 ROCKVILLE RD

FAIRFIELD, CA  94534

LEVI BONNIE JEAN

PO BOX 202

OREGON CITY, OR  97045

LOJA TRAILS END LLC

1333 N CALIFORNIA BLVD STE 575

WALNUT CREEK, CA  94596

MAPLE PROPERTIES LLC

12566 SE 93RD AVE

CLACKAMAS, OR  97015

MARTIN DANIEL J & LYNN A

14639 COLTRANE ST

OREGON CITY, OR  97045

MEYER BIRGIT

13958 VENICE CT

OREGON CITY, OR  97045

MONEY SAVER OR CITY ASSOC

5729 LAKEVIEW DR NE #200

KIRKLAND, WA  98033

MORRIS BILLY K & N J MOYLES-MORRIS

13962 POMPEI DR

OREGON CITY, OR  97045

N CLACKAMAS CHRIST SCH

19575 SEBASTIAN WAY

OREGON CITY, OR  97045

NORTH CLACKAMAS CHRISTIAN SCHOOL

19575 SEBASTIAN WAY

OREGON CITY, OR  97045

NUTT HENRY H & JANICE F

19681 BEAVERCREEK RD

OREGON CITY, OR  97045

OREGON CITY SCH DIST #62

PO BOX 2110

OREGON CITY, OR  97045

POOLE TIMOTHY C & CINDY M

14635 COLTRANE ST

OREGON CITY, OR  97045

PRCP-OREGON I LLC

525 OKEECHOBEE BLVD STE 1650

WEST PALM BEACH, FL  33407

SAUNDERS RONALD R & GLENDA K

15211 S TIOGA RD

OREGON CITY, OR  97045

SHUELL JENEANE C

19559 SEBASTIAN WAY

OREGON CITY, OR  97045

SHURGARD OREGON CITY

PO BOX 25025

GLENDALE, CA  91221

STEWART BARI PROPERTIES LLC

PO BOX 64142

ST PAUL, MN  55164

SUPPRESSED NAME

14647 COLTRANE ST

OREGON CITY, OR  97045

TADROUS MEKHEIL

13951 VENICE CT

OREGON CITY, OR  97045

TESKE PROPERTIES LLC

248 SE SPOKANE ST

PORTLAND, OR  97202

THE FOLLOWERS OF CHRIST

12291 S CRITESER RD

OREGON CITY, OR  97045

WEAVER CLIFFORD D

19785 MOLALLA AVE

OREGON CITY, OR  97045

WESEMAN GEORGE W JR & JOHANNA H

19542 SEBASTIAN WAY

OREGON CITY, OR  97045

ZEK LLC

5200 SE HARNEY ST

PORTLAND, OR  97206

Gaffney Lane NA Chair

13083 Setera Cir

Oregon City, OR  97045

Caufield NA Chair

20153 Woodglen Way

Oregon City, OR  97045
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