
 

 

To request translation or disability-related accommodations, please contact us at 
DTDcompliance@clackamas.us | 503-742-4400. 

Si quiere solicitar servicios de traducción o adaptaciones para la discapacidad, 
contáctenos en/al DTDcompliance@clackamas.us | 503-742-4400. 

Чтобы запросить перевод или приспособления, связанные с инвалидностью, 
пожалуйста, свяжитесь с нами по:  
DTDcompliance@clackamas.us | 503-742-4400. 

Щоб попросити переклад або спеціальні послуги для осіб з особливими 
потребами, зверніться до нас, скориставшись такими контактними даними: 
DTDcompliance@clackamas.us | 503-742-4400. 

如需翻译服务或残障相关的协助，请与我们联系： 
DTDcompliance@clackamas.us | 503-742-4400。 

Để yêu cầu dịch vụ dịch thuật hoặc điều chỉnh liên quan đến tình trạng khuyết tật, 
vui lòng liên hệ với chúng tôi qua DTDcompliance@clackamas.us | 503-742-4400. 
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EXHIBIT LIST 
IN THE MATTER OF ZDO-293: Minor and Time Sensitive Comprehensive Plan and Zoning & 

Development Ordinance Amendments FY 2026 

 

Last updated: 6/9/26, 7:30AM  

Ex. 

No. 

Date 

Received 
Author or Source Subject & Date of Document (if different than date 

received) 

1 --- Planning staff Land use notices 

2 --- Planning staff Misc. background documents:  

• Maps:  
o Willamette River Greenway (WRG) 
o High Density Residential (HDR) zoning with 

WRG 
o Lots with dwellings and docks within Limited 

Use area of WRG 

• Tables: 
o Special uses mandated by various legislation 
– locations required 

o Sample of recent middle housing, multifamily, 
and commercial developments and parking 

provided (2024-2025) 

3 04/24/2026 Mike Terpner Comments requesting clarification to proposed 
amendments in ZDO Section 1005.03(K)(2) – 

related to specialized storage structures  

4 04/29/2026 Lori Olund, Miles 
Fiberglass & 

Composites 

Comments requesting clarification of and 
additional amendments to ZDO Section 
1005.03(K) – related to specialized storage 
structures 

5 06/08/2026 Patricia Erdenberger, 

Hoodland CPO 

06/07/26 letter: Requests amendments related to 
time extensions be removed from river and stream 
area permits and flood hazard area permits. 
Requests changes to other standards within river 
and stream corridors.    
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Notice of Land Use Public Hearings 
for Community Planning Organizations, Hamlets, and Other Interested Parties 

 
Subject: Ordinance ZDO-293: Minor and Time Sensitive Comprehensive Plan and ZDO 

Amendments FY2026  

Notice Date: April 6, 2026 

Contact: Martha Fritzie, Principal Planner 
  150 Beavercreek Road, Oregon City, OR 97045 

Phone: 503-742-4529 
Email: mfritzie@clackamas.us  

 
Minor and Time-Sensitive Comprehensive Plan and ZDO Amendments is a Planning project that 
is intended to be completed annually and focuses on relatively minor changes to the County’s 
Comprehensive Plan and Zoning and Development Ordinance (ZDO) that are necessary to 
comply with any new state and federal mandates, clarify existing language, correct errors, or 
adopt optional provisions that require only minimal analysis.   
 
Ordinance ZDO-293 includes the minor and time sensitive amendments for fiscal year 2026 
(FY22026) and proposes changes to one chapter of the Comprehensive Plan and 36 sections of 
the ZDO; the repeal of one ZDO section; and the addition of two new ZDO sections, in order to 
accomplish the following five actions: 
 
1. Implement state mandates, which were adopted through legislation or administrative 

rulemaking, that are currently in effect or will become effective by July 1, 2026;  

2. Align the County’s requirements in Agriculture and Forest zones with state law;  

3. Amend certain height limit and dock prohibition standards within the Willamette River 
Greenway (WRG); 

4. Clarify how to identify front, rear, and side lot lines for the purpose of structure setback 
measurement; and  

5. Make minor changes to the Comprehensive Plan and ZDO clarify provisions, reduce 
administrative barriers, and correct citations and typographical errors.  

 
The Planning Commission and Board of County Commissioners have scheduled hearings to 
receive testimony from the public and other interested parties on the proposed amendments. 
Because the amendments may affect your community or area of interest, we are giving you and 
your organization advance notice of the opportunity to review and comment on them before or at 
the public hearings. 
 
A summary of the amendments proposed for each section of the ZDO will be available online at 
www.clackamas.us/planning/zdo293. To obtain emailed or printed copies of the full text of the 
proposed amendments, please contact Planning & Zoning at 503-742-4500 or 
zoninginfo@clackamas.us.  
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Public Hearings and Testimony 
 
Interested parties are welcome to provide testimony in advance of or at the hearings listed below. 
The Planning Commission public hearings are held virtually using the Zoom platform. The Board 
of County Commissioners public hearings are held both in-person and virtually using the Zoom 
platform.  One week before the hearing dates, a Zoom link to the public hearing and details on 
how to observe and testify will be posted at the hearing web address.  
 

Public Hearing Dates and Times: 
 

Planning Commission: 6:30 p.m., Monday, May 11, 2026 
www.clackamas.us/planning/planning-commission 

 
Board of County Commissioners: 11:00 a.m., Tuesday, June 16, 2026 

BCC Hearing Room (4th Floor), 2051 Kaen Rd, Oregon City, 97045 
www.clackamas.us/meetings/bcc/landuse 

 
Written testimony may be submitted before the hearings to Martha Fritzie at 
mfritzie@clackamas.us or 150 Beavercreek Road, Oregon City, OR 97045.  
 

▪ Written testimony received by 4 p.m., Wednesday, April 29, 2026, will be included in the 
information packet provided to the Planning Commission one week before its scheduled 
hearing; written testimony received after that time and before 10 a.m., Monday, May 11, 
2026, will be emailed to the Planning Commission before the hearing. If the Planning 
Commission continues the May 11th hearing, additional testimony submittal deadlines will 
be identified at that hearing.   
 

▪ Written testimony received by 4 p.m., Monday, June 1, 2026, will be included in the 
information packet provided to the Board of County Commissioners (BCC) one week 
before its scheduled hearing; written testimony received after that time and before 4 p.m., 
Monday, June 15, 2026, will be emailed to the BCC before the hearing. If the BCC 
continues the June 16th hearing, additional testimony submittal deadlines will be identified 
at that hearing.   
 

Interested parties who want to present verbal testimony at either hearing will be asked to sign up 
and/or indicate their interest in testifying at the beginning of the hearing. 
 

Overview of Proposed Amendments 
 
Ordinance ZDO-293 proposes changes to accomplish the following five actions. 
 
1. Implement state mandates, which were adopted through legislation or administrative 

rulemaking, that are currently in effect or will become effective by July 1, 2026.  

Generally, these mandates relate to urban housing (procedural and substantive changes); on-
site parking in the urban area; and requirements to allow certain uses outright, including 
childcare centers, emergency shelters, residential treatment facilities and homes, mental and 
psychiatric hospitals, and crisis stabilization centers. Many of these changes would be limited 
to the urban area. 

ZDO-293 includes amendments to include these mandatory items in the county’s ZDO, 
including: 
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• Amending the Middle Housing Land Division (MHLD) process to allow shared 
water/wastewater facilities; allow a MHLD before, during and after middle housing building 

permits; and offer concurrent review of MHLD and partition/ subdivision; and  

• Amending the Expedited Land Division (ELD) process to reflect new requirements for no 
public notice; no public hearing; no allowance for any party to intervene in opposition; and 
that the applicant is the only party required to receive Notice of Decision and eligible to 
appeal. 

• Ensuring certain housing developments with Include 20 or more units of new single-family 
dwellings, manufactured dwellings, or middle housing within the Portland Metro urban 
growth boundary (UGB) are not subject to certain design standards related to such 
features as façade materials; roof decorations, form, or materials; or other architectural 
features.    

• Allowing for an applicant of a housing application within the UGB to “opt in” to new 
standards if they have become effective after application was submitted, if public notice 
has not been issued 

• Including standards for a new applicant type, called an “urban housing application”, for a 
residential zone change, planned unit development or variance. The process for this 
application would include notice to property owners within 300 feet and a comment 
window of 14 days, but limited appeal rights. 

• Including standards for another new application type that applies to housing applications in 
certain urban and rural areas that are reviewed under only clear & objective standards. 
The process for this application also requires property owners and only the applicant may 
appeal a decision to the Land Use Board of Appeals.  

• Allowing childcare facilities in farm zones, subject to certain criteria related to serving 
children in rural areas and must collocate with community center or school 

• Allowing by right certain specific uses and, where necessary, including a new definition to 

the ZDO for the specified use, including 

o A residential treatment facility or residential home within a UGB on certain publicly-

owned lands and lands zoned for residential commercial, employment, and 

industrial uses. 

o A mental or psychiatric hospital and adjacent crisis stabilization center within a 
UGB on certain commercial, industrial or publicly-owned lands. 

o A preschool or pre-kindergarten with place of worship (does not apply if place of 
worship is a nonconforming use) 

o An emergency shelter that meet certain defined criteria within a UGB. This 
requirement sunsets if the most recently completed point-in-time count indicates 
the total sheltered and unsheltered homeless population is less than 0.18 percent 
of the state population 

o A childcare center in multifamily residential, commercial, and light industrial zones. 
 

• Implementing changes related to parking and parking lots within the UGB that are 
currently in effect but are being administered directly from state law. ZDO-293 would 
include the amendments necessary to implement the parking rules through the ZDO, 
which will reduce confusion for applicants and make administration more efficient for staff. 
These amendments would apply to property in urban zones within the UGB and generally 
include the following: 

o Removal of references to minimum off-street parking requirements 
o Amended off-street parking maximums for certain locations 
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o New tree canopy and other design standards for parking lots > 0.5 acre. 
 

2. Align the County’s requirements in Agriculture and Forest zones with state law.  

Ordinance ZDO-293 includes proposed amendments resulting from an audit of the Exclusive 
Farm Use, Timber and Ag/Forest zones to ensure they are consistent with, and no more 
restrictive than, state law. The proposal would:  

• Remove references to State Wildfire Map that was repealed in 2025 (also affects some 
rural residential lands) 

• Remove extensive table of uses and replace with a statement that uses permitted in the 
AG/F District are those allowed in the EFU District, subject to standards in the EFU 
District, and those allowed in the TBR District, subject to the standards in the TBR District, 
and subject to certain limitations. This is not a substantive change, rather it is proposed for 
clarity and to ensure that future code amendments do not inadvertently create 
inconsistency between Ag/F and EFU and TBR. 

• Reorganize some standards to be more consistent with structure in state law to make 
future amendments easier.  

• Incorporate amendments from recent state rulemaking that codified certain common law 
standards related to 

o Farm impacts test analyses 

o Agri-tourism events standards 

o Transportation facilities subject to farm impacts test 

o Private park definition and clarifications  

 

3. Amend certain height limit and dock prohibition standards within the Willamette River 
Greenway (WRG). The Willamette River Greenway (WRG), established through Statewide 
Planning Goal 15, is a corridor of water and land in which development is planned and built 
with recognition of the unique qualities of the Willamette River. Ordinance ZDO-293 proposed 
two specific amendments within the WRG. 

• Repeal an unnecessary dock prohibition affecting certain areas of the WRG. There 
are two stretches of the Willamette River – called Limited Use areas - in which new private 
non-commercial docks are prohibited.  

 
However, based on an analysis of lots, existing dwellings, and existing docks within the 
two Limited Use areas, staff have found that all but three of the lots within the Limited Use 
areas that have river frontage and a dwelling already have a dock, and that none of the 
vacant lots with river frontage in the Limited Use areas are zoned for residential 
development. In addition, there is no state requirement to prohibit docks anywhere on the 
river and there is no basis or evidence in the county’s records to warrant the dock 
prohibition.  

 
Ordinance ZDO-293 would repeal the prohibition on new docks in the Limited Use area 
and allow private, non-commercial docks to be established as an accessory use, subject 
to the same standards and processes as such docks elsewhere on the river. 

 

• Remove the 35-foot height limit for properties located within the WRG and 
designated as High Density Residential (HDR). Currently the ZDO limits the height for 

EXHIBIT 1 
ZDO-293: Minor & Time Sensitive Amendments FY2026 

Page 4 of 8



Page 5 of 6 
 

all residential development within the WRG boundary to 35 feet. Inside the UGB, the vast 
majority of residential lots within the WRG boundary are in a low-density residential 
designation, which has a height limit of 35 feet for development even outside the WRG. 
There are, however, a limited number of lots within the WRG that have a High Density 
Residential (HDR) zoning designation The HDR zoning district is intended for multifamily 
development; currently has a maximum allowed density of 25 dwelling units per acre; and 
has no specified height limit outside the WRG.  

A property owner within the WRG requested the county consider removing the 35-foot 
height limit so that more housing could be developed. Ordinance ZDO-293 includes this 
consideration and would remove the 35-foot height limit for lots within the WRG that are 
also within the HDR zoning district.  

 

4. Clarify how to identify front, rear, and side lot lines for the purpose of structure setback 
measurement. The way that setbacks are reviewed has not changed substantially since the 
ZDO was adopted in 1980. At that time, the shape and dimensions of lots were strictly 
controlled, which allowed for a relatively rigid set of setback rules. Since then, however, many 
of the standards controlling lot shape and dimensions have been repealed, nonconforming 
lots are no longer required to be consolidated, new access and life safety requirements 
outside the ZDO have changed the way developments are constructed, and changes to state 
and local rules regarding infill development have resulted in lot configuration and development 
that was not contemplated when the 1980 ZDO was drafted. As a result, the current setback 
rules sometimes create conflicts and confusion when applied to certain lots.  
 
The proposal under ZDO-293 will not change required setback distances. Rather it seeks to 
clarify how the front lot line is identified for setback purposes, thereby addressing some of the 
most common administrative challenges identified by staff, including: 
▪ Private access easements 
▪ Fire turnarounds 
▪ Unusual flag lots 
▪ Rounded and “unintentional” corner lots 

Ordinance ZDO-293 includes amendments to provide these clarifications. 
 
5.  Make minor changes to the Comprehensive Plan and ZDO clarify provisions, reduce 

administrative barriers, and correct citations and typographical errors.  

• Remove references to a zoning district that has been repealed. 

• Remove the limit on refiling applications, which requires staff to make a determination 
about whether the application is “substantially similar” to the previous application. 

• Remove option for a two-year time extension for most land use applications and extend 
the approval period for those application by two years to reduce administrative burdens on 
both applicants and staff. Time extensions in EFU, AG/F, and TBR Districts will remain, 
pursuant to relevant state law requirements.  

• Revise an outdated provision required by the Metro Code. 

• Clarify provisions that routinely cause confusion for staff and customers. 

• Correct citations and typographical errors. 
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Additional Information and Staff Report 
 

For general Planning & Zoning information: 
www.clackamas.us/planning 

 

For additional information about ZDO-293 and its public hearings (and for a copy of the staff 
report available May 4, 2026):  

www.clackamas.us/planning/zdo293  
 

or 
 

Martha Fritzie, 503-742-4529, mfritzie@clackamas.us  
 

or 
 

Planning & Zoning Customer Service, 503-742-4500, zoninginfo@clackamas.us  

 
Clackamas County is committed to providing meaningful access and will make reasonable 
accommodations, modifications, or provide translation, interpretation or other services upon 
request. Please contact us at 503-742-4545 or email DRenhard@clackamas.us. 
 
503-742-4545: ¿Traducción e interpretación? |Требуется ли вам устный или письменный 

перевод? |翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역? 

EXHIBIT 1 
ZDO-293: Minor & Time Sensitive Amendments FY2026 

Page 6 of 8

http://www.clackamas.us/planning
http://www.clackamas.us/planning/zdo293
mailto:mfritzie@clackamas.us
mailto:zoninginfo@clackamas.us


From: DLCD Plan Amendments
To: Fritzie, Martha
Subject: Confirmation of PAPA Online submittal to DLCD
Date: Monday, April 6, 2026 4:46:04 PM

Warning: External email. Be cautious opening attachments and
links.

Clackamas County

Your notice of a proposed change to a comprehensive plan or land use regulation has been
received by the Oregon Department of Land Conservation and Development.
Local File #: ZDO-293
DLCD File #: 001-26
Proposal Received: 4/6/2026
First Evidentiary Hearing: 5/11/2026
Final Hearing Date: 6/16/2026
Submitted by: mfritzie

If you have any questions about this notice, please reply or send an email to
plan.amendments@dlcd.oregon.gov.
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State of New Jersey,) ss

County of Hunterdon)

Maria Nunez being duly sworn, deposes that he/she is principal clerk of Oregonian Media Group; that Oregonian is a public newspaper 

published in the city of Portland, with general circulation in Oregon, and this notice is an accurate and true copy of this notice as printed 

in said newspaper, was printed and published in the regular edition and issue of said newspaper on the following date(s):

Oregonian 04/26/2026

________________________________________________

Principal Clerk of the Publisher

Sworn to and subscribed before me this 27th day of April 2026 

________________________________________________

Notary Public

LEGAL AFFIDAVIT

Oregonian

AD#: 0011090365
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 Special Uses Mandated by Various Legislation - Locations Required

URBAN AREA (inside Portland Metro UGB) RURAL AREA (outside Portland Metro (any?)UGB)
Child Care Centers HB 3109 [2021] &

HB 3560 [2025]
Must be allowed on property 
a) Zoned primarily for multifamily residential uses at 17 dwelling units an acre,
b) Zoned primarily for commercial or industrial uses, except areas designated for heavy industrial use, or
c)Zoned primarily for residential use, if the center is collocated with a legally-established institutional 
use, including a civic center, public recreational center, public park, place of worship, school, college or
library.

May be allowed in EFU, but only if:
-Serving local rural residents or workers, and
-Collocated with  community center or school.

Emergency Shelter Siting HB 2026 [2021], ORS 
197.782-783

Must be allowed in any zone, but must be operated by:
1.A local government as defined in ORS 174.116;
2.An organization with at least two years’ experience operating an emergency shelter using best 
practices that is:

 a. A local housing authority as defined in ORS 456.375;
 b. A religious corporation as defined in ORS 65.001; or
 c. A public benefit corporation, as defined in ORS 65.001, whose charitable purpose includes the

support of homeless individuals, that has been recognized as exempt from income tax under section 
501(a) of the Internal Revenue Code for at least three years before the date of the application for a 
shelter; or
3.A nonprofit corporation partnering with any other entity described in this subsection.

Must be allowed in Rural Residential zones, subject to same operator 
requirements.

Residential Treatment Facility 
or Residential Treatment 
Home

HB 2005 [2025] Must be allowed on property 
a) Owned by a public body, as defined in ORS 174.109; or
b) Zoned for:

(A) Residential uses;
(B) Commercial uses;
(C) Employment uses;
(D) Public lands, not including park land; or
(E) Industrial uses, provided that if the property is: (i) Publicly owned or owned by  a public benefit 

corporation as defined in ORS 65.001; (ii) Within 250 feet of lands zoned for residential use; and (iii) Not 
specifically designated for heavy industrial uses.

Include exemptions for certain goal protected lands (hazards, etc) and for areas that cannot be 
adequately served with certain public facilities.

No new allowance. 

Mental or Psychiatric Hospital  Mental or psychiatric hospital must be allowed on property 
(a) Zoned for:

(A) Commercial uses;
(B) Employment uses;
(C) Public lands, not including park land; or
(D) Industrial uses; and

(b) Adjacent to where a crisis stabilization center as defined in ORS 430.626 and licensed
under ORS 430.627 is or will be located.

Crisis Stabilization Center Crisis stabilization center must be  allowed on property that is
(a) Owned by a public body, as defined in ORS 174.109; and
(b) Adjacent to where a mental or psychiatric hospital licensed under ORS 441.025 is or
will be located.

Locations Use Allowed Outright (note: development standards that must be met are not noted in table)

HB 2005 [2025]

Use Legislation

No new allowance. 
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Middle Housing Developed in 2025
Overall Required**Provided Notes

58 104

Cottage Cluster Required Provided Notes
21 16 Skewed by one development that provided no parking for five units

Duplex Required Provided Notes
16 45 Parking not required for conversion of existing SFR (4 projects)

Triplex Required Provided Notes
15 35

Townhouse Required Provided Notes
6 8

Conclusion
In 2025, permit submittals for middle housing provided 56% more parking than would have been required under ZDO 

** Includes the amount  of off-street that would have been required by the ZDO prior to the removal of the minimum 
parking requirements on June 30, 2024, per state law.
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Permit # Record Name Description Required**
Parking 
Provided Notes

Z0516-25 Clackamas County Recovery Campus

Drug/alcohol rehab services, outpatient clinic, 
withdrawal management beds, transitional 
housing 40 98 *ratio based on mix of "congregate housing facility" use, outpatient clinic, and office

Z0083-23 Oak Lodge Library and Community Center
New library, park, convert old school into 
community center 312 164

*ratio for library used is "Theaters, Dance Halls, Community Clubs, Skating Rinks, Public 
Meeting Places"

Z0160-25 Nursing Home 42-bed nursing home 9 12

Z0062-25 Town Center Green Apartments
Adding a 12-unit apartment building on a site 
already developed with a 60-unit building 78 to 108 78

*parking ratio depends on number of bedrooms per unit; specific unit types unknown in the
existing 60-unit building

Z0057-25 Mildred Street Redevelopment
Convert dwelling into a 4-plex and a duplex (6 
total units) 8 11

Z0510-25 Willamette View campus
New building with 91 independent living units 
(replacing 23 units; net increase of 68 units) 519 535 *total parking on campus

Z0383-25 Office addition 3,000 square foot addition to office 25 17
Z0426-24 Nursing Home 42-bed memory care facility 9 9

Z0371-24 Retail 8,000 square foot retail building for Bobcat 19 20

Z0130-25 Office and warehouse 3,000 square foot office with warehouse 9 6

** Includes the amount of off-street that would have been required by the ZDO prior to the removal of the minimum parking requirements on June 30, 2024, per state law.

Urban Commercial and Multifamily Developments, 2024-2025
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1

Fritzie, Martha

From: Mike Terpner <MTerpner@mcknze.com>
Sent: Friday, April 24, 2026 9:28 AM
To: Hughes, Jennifer; Lori Olund; Gabriela Frask; Fritzie, Martha
Cc: Lori Olund; Scott Moore; Brian Varricchione
Subject: RE: Public Hearings for Zoning Code Amendments re: Miles Fiberglass resin tank
Attachments: ZDO-293_CPO&Interested Parties Notice_040626.pdf; ZDO1005_ZDO293DRAFT_

04062026.pdf

Warning: External email. Be cautious opening attachments and links. 

Hello Martha,  

I wanted to follow up regarding the ZDO 1005.03.K.2 section that Jennifer had sent  and had (2)  items that I wanted 
to bring up.  

1. In speaking with Jennifer I believe the intent was that if, in BP and LI Districts, silos, towers and other
specialized storage structures are allowed through “the standard permitting process” if they meet the
requirements of  ZDO 1005.03.K.2.a-c.

a. In reading the proposed language it is unclear if those stipulations are for the “standard permitting
process” or the “conditional use”.

i. Can ZDO 1005.03.K.2 be  clarified as to align with allowing these structures  through the
“standard permitting process”?

2. “Outdoor Operations in LI District” section  ZDO 602.5 (B)(2) states in LI district that limited outdoor
storage areas shall be allowed.

a. “Specialized storage” appears to be undefined in the zoning code.
i. Can “specialized storage” be defined as to be able to delineate allowed uses vs non

allowed uses.
1. Or can “specialized storage” be  stricken from ZDO 1005.03.K.1 and 1005.03.K.2?

I am happy to jump on a call to further discuss.  

ZDO 1005.03.K.2 shown for reference below 
Proposed 
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Your time and eƯort on this is appreciated.  
 
Thanks,  
 
 
Mike Terpner  Architect 
D 971-346-3738 C 503-705-9062 Senior Associate 

Professional Licenses & Certifications 
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Mackenzie.  
ARCHITECTURE  INTERIORS  STRUCTURAL ENGINEERING  
CIVIL ENGINEERING  LAND USE PLANNING  LANDSCAPE ARCHITECTURE 

Disclaimer  
PORTLAND, OR | VANCOUVER, WA | SEATTLE, WA | SACRAMENTO, CA  www.MACKENZIE.inc  

 
From: Hughes, Jennifer <jenniferh@clackamas.us>  
Sent: Monday, April 20, 2026 9:43 AM 
To: Mike Terpner <MTerpner@mcknze.com>; Lori Olund <Lolund@milesfiberglass.com>; Gabriela Frask 
<GFrask@mcknze.com> 
Subject: Public Hearings for Zoning Code Amendments re: Miles Fiberglass resin tank 
 
Good morning, 
 
Public hearings have been scheduled for a package of zoning code amendments, including those related to 
specialized storage structures in the Light Industrial zone. Attached is the notice and the draft of ZDO 1005 (see 
page 13). If you have any questions, please contact Martha Fritzie (contact info in the notice) as I will be on 
vacation for several weeks overlapping the Planning Commission hearing. 
 
 
 
Jennifer Hughes, Planning Director 
Clackamas County | Transportation & Development | Planning & Zoning 
503-742-4518 
150 Beavercreek Road, Oregon City OR 97045 
Hours: Mon – Fri, 8:00 a.m. – 5:00 p.m. 
 

 
 
 
Any opinion or advice provided herein is informational only, and is based on any information 
specifically provided or reasonably available, as well as any applicable regulations in effect on the 
date the research was conducted. Any opinion or advice provided herein may be revised, particularly 
where new or contrary information becomes available, or in response to changes to state law or 
administrative rule, future legislative amendments of the Zoning and Development Ordinance, 
decisions of courts or administrative tribunals, or quasi-judicial land use decisions.   
 
This is not a land use decision as defined by Oregon Revised Statutes 197.015(10). 
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File ZDO-293, Proposed Amendments to ZDO Section 1005, Draft Date 04/06/2026 

1005 SITE AND BUILDING DESIGN 

1005.01 PURPOSE 

Section 1005 is adopted to ensure sites are developed and buildings designed to:  

A. Efficiently utilize the land used in development, particularly urban land in centers, 

corridors, station communities and employment areas;  

B. Create lively, safe, attractive and walkable centers, corridors, station 

communities, employment areas and neighborhoods;  

C. Support the use of non-auto modes of transportation, especially pedestrian trips to 

and between developments;  

D. Support community interaction by creating lively, safe and attractive public use 

spaces within developments and on the street;  

E. Reduce impacts of development on natural features and vegetation;  

F. Utilize opportunities arising from a site’s configuration or natural features;  

G. Encourage use of green building technologies and green site development 

practices, energy conservation and use of renewable energy resources;  

H. Design illumination so that dark skies are maintained to the extent possible, 

balanced with the lighting needs of safe and functional developments; and  

I. Accommodate the needs of the users to be located in developments. 

1005.02 GENERAL SITE DESIGN STANDARDS 

The following site design standards apply: 

A. Where feasible, cluster buildings within single and adjacent developments for 

efficient sharing of walkways, on-site vehicular circulation, connections to 

adjoining sites, parking, loading, transit-related facilities, plazas, recreation areas, 

and similar amenities. 

B. Where feasible, design the site so that so that the longest building elevations can 

be oriented within 20 degrees of true south in order to maximize the south-facing 

dimensions.  

C. Minimum setbacks may be reduced by up to 50 percent as needed to allow 

improved solar access when solar panels or other active or passive solar use is 

incorporated into the building plan.  

D. A continuous, interconnected on-site walkway system meeting the following 

standards shall be provided.  
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1. Walkways shall directly connect each building public entrance accessible to 

the public to: 

a.  tTo the nearest sidewalk or pedestrian pathway, and to all adjacent streets, 

including streets that dead-end at the development or to which the 

development is not oriented; and. 

1.b.Accessible parking spaces.   

2. Walkways shall connect each building to outdoor activity areas including 

parking lots,  transit stops, children’s play areas, and plazas.  

3. Walkways shall be illuminated. Separate lighting shall not be required if 

existing lighting adequately illuminates the walkway.  

4. Walkways shall be constructed with a well-drained, hard-surfaced material or 

porous pavement and shall be at least five feet in unobstructed width. 

5. Standards for walkways through vehicular areas:  

a. Walkways crossing driveways, parking areas, and loading areas shall be 

constructed to be clearly identifiable to motorists through the use of 

different paving material, raised elevation, warning signs, or other similar 

methods.  

b. Where walkways are adjacent to driveways, they shall be separated by a 

raised curb, bollards, landscaping, or other physical barrier.  

c. Inside the Portland Metropolitan Urban Growth Boundary (UGB), if the 

distance between the building public entrance and street is 75 feet or 

greater and located adjacent to a driveway or in a parking lot, the walkway 

shall be raised, with curbs, a minimum four-foot-wide landscape strip and 

shade trees planted a maximum of 30 feet on center.  

d. The exclusive use of a painted crossing zone to make walkways 

identifiable to motorists may be used only for portions of walkways which 

are shorter than 30 feet and located across driveways, parking lots, or 

loading areas.  

e. Walkways bordering parking spaces shall be at least seven feet wide or a 

minimum of five feet wide when concrete bumpers, bollards, curbing, 

landscaping, or other similar improvements are provided which prevent 

parked vehicles or opening doors from obstructing the walkway.  

6. The interconnected onsite walkway system shall connect to walkways in 

adjacent developments, or stub to the adjacent property line if the adjacent 

land is vacant or is developed without walkways.  
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File ZDO-293, Proposed Amendments to ZDO Section 1005, Draft Date 04/06/2026 

a. Walkway stubs shall be located in consideration of topography and 

eventual redevelopment of the adjacent property.  

b. Notwithstanding the remainder of Subsection 1005.02(D)(6), walkway 

linkages to adjacent development shall not be required within industrial 

developments, to industrial developments, or to vacant industrially zoned 

land.  

E. Inside the UGB, except for industrial developments, a minimum of 50 percent of 

the street frontage of the development site shall have buildings located at the 

minimum front setback line.  

1. If the minimum front setback standard is less than 20 feet, the front setback 

may be increased to a maximum of 20 feet provided pedestrian amenities are 

developed within the front setback area.  

2. Primary building entrances for buildings used to comply with Subsection 

1005.02(E), shall:  

a. Face the street;  

b. Be located at an angle facing both the street and a parking lot; or  

c. Be located to the side of the building, provided that the walkway 

connecting to the street is a minimum of eight feet wide and is developed 

with landscaping and pedestrian amenities.  

3. If a development has frontage on more than one street, Subsection 1005.02(E) 

must be met on only one frontage, as follows: 

a. If one of the streets is a major transit street, the standard shall be met on 

that street. 

b. If neither or both are a major transit street, then the standard shall be met 

on the street with the higher functional classification. 

c. If neither 1005.02(E)(3)(a) or (b) applies, then the standard shall be met on 

the longest frontage. 

F. Inside the UGB, parking lots larger than three acres in size shall be built with 

major on-site vehicular circulation ways internal streets that include raised 

walkways with curbs, a minimum four-foot-wide landscape strip, and shade trees 

planted a maximum of 30 feet on center.  

G. New retail, office, mixed use, and institutional buildings located on major transit 

streets shall have at least one public entrance facing a major transit street, or street 

intersecting a major transit street.   
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1. A private street used to meet the standards in Subsection 1005.02(G) must 

have raised walking surfaces on both sides, street trees, curbs, and pedestrian-

scale street lighting, and must connect at both ends to an existing or proposed 

street. 

2. If a development has frontage on more than one major transit street, this 

orientation requirement needs to be met on only one side. 

3. The public entrance orientation requirement does not apply to warehouses or 

industrial buildings with less than 5,000 square feet of attached offices.   

H. New retail, office, mixed use, multifamily, and institutional buildings located at a 

major transit stop shall be set back a maximum of 20 feet from at least one of the 

following: the major transit stop, the major transit street or an intersecting street, 

or a pedestrian plaza at the major transit stop or a street intersection.   

1. For the purpose of Subsection 1005.02(H), a building is located at a major 

transit stop, if: 

a. The building is located on a lot that has frontage on the major transit street 

or an intersecting street; and 

b. Any portion of the building is within a 200-foot radius of the major transit 

stop. 

2. Lawfully established buildings that do not comply with the maximum setback 

standard may have additional height added as an expansion without being 

brought into conformance with the standard.  

3. The maximum setback standard does not apply to warehouses or industrial 

buildings with less than 5,000 square feet of attached offices. 

I. In the PMU District, there shall be no vehicular parking or circulation within the 

front setback area. 

J. In the OC District, the design and siting of structures shall control public access 

points into office buildings, utilizing a central lobby design, entrance courtyard, 

internal pedestrian walkway or mall, or similar designs that protect 

business/professional uses from the disturbances of direct public access. 

K. Where a minimum floor area ratio (FAR) is required by the standards of the 

applicable zoning district, it shall be calculated as follows:  

1. Calculate the building floor area by determining the square footage of all 

buildings in the proposed development, including:  

a.  Gross floor area of all commercial structures (except parking structures), 

including storage and mechanical equipment;  
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b.  Square footage of commercial uses in a parking structure; and  

c.  Square footage of the footprint of a multifamily residential structure. 

2. Calculate the net site area by subtracting from the gross site area the 

following:  

a.  Right-of-way dedications;  

b.  Off-road (except sidewalks) trails, bikeways, or multi-purpose trails;  

c.  Stormwater detention facilities;  

d.  Design elements (plazas, greenways, transit stations, etc.);  

e.  Parks;  

f.  Civic spaces;  

g.  Stream buffers;  

h.  Wetlands; and  

i.  100-year floodplain (undeveloped portion)  

3. Divide the building floor area by the net site area. The result is the FAR. For 

example, if the building floor area is 20,000 square feet and the net site area is 

40,000 square feet, the FAR is 0.5. 

L. The following standards apply in the HDR, RCHDR, and SHD Districts: 

1. The minimum distance on a north-south axis between any building and a site 

area line north of said building shall be the horizontal distance calculated by 

drawing a 60-degree angle line from the top of the structure to the natural 

ground elevation north of the structure. For purposes of this provision, the 

"top of the structure" shall be that part of projection of the structure which 

first intersects a 60-degree angle line projecting toward the ground north of 

the building. (See Figure 1005-0.) This provision shall be modified as follows: 

a. Intervening streets and 15 feet of setback into the property on the north 

side of said street may be included in the required separation distance. 

b. If an area on the adjacent site north of a proposed structure is developed or 

committed for use as a circulation drive or parking structure or lot, that 

area may be included in the required separation distance, provided no 

existing or proposed primary use structure on the adjacent site shall fall 

within the required separation distance. 
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c. If the owner of the site area to the north grants a north-south separation 

easement, as provided under Subsection 1005.02(L)(2), that area may be 

included in the required separation distance. 

2. An owner, or owners, of a site area may grant a north-south separation 

easement to the owner, or owners, of a site area to the south provided that: 

a. Documentation and a map of the easement is submitted with the 

development plans for the site areas in question; 

b. The development plans for the two or more site areas in question are 

coordinated to the maximum extent possible; and 

c. Buildings are sited to minimize the loss of solar access to primary use 

structures. However, this provision shall not preclude or restrict the use or 

development of any north-south separation easement area. 

3. The minimum distance on an east-west axis between any building and a site 

area line, except when abutting a public, County or state road, shall be the 

horizontal distance calculated by drawing a 15-degree angle line from the top 

of the structure to the natural ground elevation east and west of the structure. 

(See Figure 1005-0.) 

Formula:  Separation = b x .267 (tan 15 degrees) 

4. The north-south and east-west separation distance requirements shall not 

preclude structurally connecting two or more buildings on separate site areas 

provided that the proposed connection is approved as part of the development 

plans for the affected site areas. 
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Figure 1005-0:  Separation Distance Illustration 

 

5. The standards of Subsection 1005.02(L) are not subject to modification 

pursuant to Section 904, Height Exceptions. However, these standards may be 

modified if the modification requested is necessary to allow development of 

primary uses at densities allowed for the site area. 

1005.03 BUILDING DESIGN 

A. The following standards apply to building facades visible from a public or private 

street or accessway and to all building facades where the primary entrance is 

located. 

1. Building facades shall be developed with architectural relief, variety and 

visual interest and shall avoid the effect of a single, long or massive wall with 

no relation to human size. Examples of elements that subdivide the wall:  

change in plane, texture, masonry pattern or color, or windows.   

2. Building facades shall have particular architectural emphasis at entrances and 

along sidewalks and walkways.  
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3. Provide visual interest through use of articulation, placement and design of 

windows and entrances, building trim, detailing, ornamentation, planters, or 

modulating building masses.  

4. Utilize human scale, and proportion and rhythm in the design and placement 

of architectural features.   

5. Use architectural features which are consistent with the proposed use of the 

building, level and exposure to public view, exposure to natural elements, and 

ease of maintenance.  

6. When uses between ground-level spaces and upper stories differ, provide 

differentiation through use of bays or balconies for upper stories, and 

awnings, canopies, trim, and other similar treatments for lower levels.  

B. Requirements for building entries:  

1. Public entries shall be clearly defined, highly visible, and sheltered with an 

overhang or other architectural feature, with a depth of at least four feet.  

2. Commercial, mixed-use and institutional buildings sited to comply with 

1005.02(E) shall have public entries that face streets and are open to the 

public during all business hours.  

C. The street-facing facade of commercial, mixed-use and institutional buildings 

sited to comply with 1005.02(E) shall meet the following requirements:  

1. Facades of buildings shall have transparent windows, display windows, entry 

areas, or arcades occupying a minimum of 60 percent of the first floor linear 

frontage.  

2. Transparent windows shall occupy a minimum of 40 percent of the first floor 

linear frontage. Such windows shall be designed and placed for viewing 

access by pedestrians.   

3. For large-format retail buildings greater than 50,000 square feet, features to 

enhance the pedestrian environment, other than transparent window, may be 

approved through design review. Such items may include, but are not limited 

to display cases, art, architectural features, wall articulation, landscaping, or 

seating, provided they are attractive to pedestrians, are built to human scale, 

and provide safety through informal surveillance.  

D. Requirements for roof design:  

1. For buildings with pitched roofs: 

a. Eaves shall overhang at least 24 inches.  
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b. Roof vents shall be placed on the roof plane opposite the primary street. 

2. For buildings, other than industrial buildings, with flat roofs or without visible 

roof surfaces, a cornice or other architectural treatment shall be used to 

provide visual interest at the top of the building.  

E. Requirements for exterior building materials:  

1. Use architectural style, concepts, colors, materials, and other features that are 

compatible with the neighborhood’s intended visual identity.  

2. Building materials shall be durable and consistent with the proposed use of the 

building, level and exposure to public view, exposure to natural elements, and 

ease of maintenance.  

3. Walls shall be surfaced with brick, tile, masonry, stucco, stone or synthetic 

equivalent, pre-cast masonry, gypsum reinforced fiber concrete, wood lap 

siding, architecturally treated concrete, glass, wood, metal, or a combination 

of these materials.  

4. The surfaces of metal exterior building materials that are subject to rust or 

corrosion shall be coated to inhibit such rust and corrosion, and the surfaces of 

metal exterior building materials with rust or corrosion shall be stabilized and 

coated to inhibit future rust and corrosion. 

F. Additional building design requirements for multifamily dwellings and middle 

housing, except middle housing developed pursuant to Section 845, Triplexes, 

Quadplexes, Townhouses, and Cottage Clusters:  

1. Facades of buildings that are two or more stories in height shall have a 

minimum of one balcony or bay per four dwelling units.  

2. Windows shall be frequent and coordinate with bays and balconies.  

3. Where feasible, place the buildings to minimize the potential of windows 

facing directly toward primary living areas of other dwelling units.  

4. For buildings that are one or two stories in height, roofs shall be hipped, 

gambrel, or gabled to provide visual interest. Flat roofs shall be allowed in 

areas of these buildings where mechanical equipment is mounted or where 

they are used for roof gardens or other outdoor activities. 

5. For multifamily developments, convenient areas shall be provided for storage 

of articles such as bicycles, barbecues, and outdoor furniture. These areas 

shall be completely enclosed and easily accessible to respective dwelling 

units.  
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G. Requirements to increase safety and surveillance:  

1. Locate buildings and windows to maximize potential for surveillance of 

entryways, walkways, and parking, recreation, and laundry areas.  

2. Provide adequate lighting for entryways, walkways, and parking, recreation, 

and laundry areas.  

3. Locate parking and automobile circulation areas to permit easy police patrol.  

4. Design landscaping to allow for surveillance opportunities.  

5. Locate mail boxes where they are easily visible and accessible.  

6. Limit fences, walls and, except for trees, landscaping between a parking lot 

and a street to a maximum of 30 inches in height.  

7. Locate play areas for clear parental monitoring.  

H. Solar access requirements:  

1. Except for uses with greater cooling needs than heating needs, such as many 

retail uses, concentrate window areas on the south side of buildings (within 20 

degrees of due south) where there is good southern exposure.  

2. Provide overhangs, balconies, or other shading devices to prevent excessive 

summer heat gains.  

3. Use architectural features, shape of buildings, fences, natural landforms, 

berms, and vegetation to catch and direct summer breezes for natural cooling, 

and minimize effects of winter winds.  

I. Requirements for compatibility with the intent of the design type or with the 

surrounding area. For purposes of Subsection 1005.03(I), design types are 

Centers, Station Communities or Corridor Streets as identified on Comprehensive 

Plan Map IV-8, Urban Growth Concept; X-CRC-1, Clackamas Regional Center 

Area Design Plan, Regional Center, Corridors and Station Community; X-SC-1, 

Sunnyside Corridor Community Plan, Community Plan Area and Corridor 

Design Type Location; or X-MC-1, McLoughlin Corridor Design Plan, Design 

Plan Area. The intent of these design types is stated in Chapter 4 or 10 of the 

Comprehensive Plan. 

1. Use shapes, colors, materials, textures, lines, and other architectural design 

features that enhance the design type area and complement the surrounding 

area and development.  
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2. Use colors, materials, and scale, as appropriate, to visually connect building 

exteriors to adjoining civic/public spaces such as gateways, parks, plazas, and 

transit stations.  

3. Use building orientation and physical design, including setbacks and 

modulations, to ensure a development is compatible with other activities 

onsite, nearby properties, intended uses, and the intent of the design type.  

4. Orient loading and delivery areas and other major service activity areas of the 

proposed project away from existing dwellings. Loading areas shall be located 

to the side or rear of buildings unless topography, natural features, rail service, 

or other requirements of this Ordinance dictate loading bays to the front of 

buildings. 

5. In industrial zoning districts, site areas used for vehicular operations, outdoor 

storage, and outdoor processing to minimize the impacts on adjacent 

dissimilar uses. 

6. Inside the Portland Metropolitan Urban Growth Boundary, use colors, 

materials and architectural designs to visually reduce the impact of large 

buildings.  

7. In unincorporated communities, design structures to reflect and enhance the 

local character and to be in scale with surrounding development.  

8. In rural and natural resource areas, use materials, colors and shapes that 

imitate or complement those in the surrounding areas, such as those used in 

typical farm structures.  

9. In open space or scenic areas, use natural color tones, lines, and materials 

which blend with the natural features of the site or site background.  

J. Requirements for screening mechanical equipment:  

1. Rooftop mechanical equipment, except for solar energy systems, shall be 

screened from view by the use of parapet walls or a sight-obscuring enclosure 

around the equipment. The screen shall be constructed of one of the primary 

materials used on the primary facades, and shall be an integral part of the 

building’s architectural design.  

2. Ground mounted mechanical equipment shall be located away from the 

intersection of two public streets, to the extent practicable, and shall be 

screened by ornamental fences, screening enclosures, or landscaping that 

blocks at least 80 percent of the view.  
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3. Wall mounted mechanical equipment shall not be placed on the front of a 

building or on a facade that faces a street. Wall mounted mechanical 

equipment that extends six inches or more from the outer building wall shall 

be screened from view from the streets; from residential, public, and 

institutional properties; and from public areas of the site or adjacent sites 

through one of the screening techniques used in Subsection 1005.03(J)(1) or 

(2). 

K. Requirements for specialized structures in industrial zoning districts: 

1. In the GI District, silos, towers, and other specialized storage or processing 

structures are permitted as part of a primary use. only if such structures are 

enclosed in a building that complies with the other applicable standards of 

Subsection 1005.03. , or Iif such structures are 12 feet in height or more, they 

must have the following characteristics:   

a. Provide windows and canopies, awnings, wood or masonry siding, or 

other exterior treatment to highlight accessory office areas within the same 

building, when applicable; 

b. Use exterior colors which blend with the landscape, such as brown, green, 

tan, or, in the case of tall structures, such as silos or towers, use light 

colors that blend with the sky; and   

c. Do not use bright colors, white, or multiple colors, except as specifically 

approved pursuant to Section 1102 for trim, accents, or to provide visual 

interest to equipment or structures that are unique to the particular use. 

2. 2. In the BP and LI Districts, silos, towers, and other specialized storage or 

processing structures are permitted as part of an approved conditional use, or 

such structures are permitted as part of a primary use only if such structures 

are prohibited unless they are enclosed in a building that complies with the 

other applicable standards of Subsection 1005.03, or unless they are approved 

as part of a conditional use. Silos, towers, and other specialized storage or 

processing structures may be permitted as part of a primary use and located 

outside of a building if they meet the following standards: 

a.  Are less than 12 feet in height; and  

b. Shall be located behind the building, to the rear of the site, and not 

adjacent to front lot lines; and 

c. Shall be screened from adjacent properties with a sight-obscuring fence a 

minimum of six feet in height. A minimum six-foot fence shall be located 

behind the landscaping strips required by Subsections 1009.03(B) and 

1009.06. 
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L. Facades in the OA District:  In the OA District, facades are subject to the 

following standards: 

1.  Building facades facing public streets shall be designed with windows and 

entries or bays. Sides or rears of buildings shall not consist of an 

undifferentiated wall when facing a public street, accessway, or a residential 

area. 

2.  Arcades are encouraged along public street rights-of-way or along walkways 

within the complex of buildings.  

3.  Consistent design elements shall be used throughout the office area to ensure 

that the entire complex is visually and functionally unified. 
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1005.04  OUTDOOR LIGHTING  

A. Outdoor lighting devices:  

1. Shall be architecturally integrated with the character of the associated 

structures, site design, and landscape.  

2. Shall not direct light skyward.  

3. Shall direct downward and shield light; or direct light specifically toward 

walls, landscape elements, or other similar features, so that light is directed 

within the boundaries of the subject property; 

4. Shall be suitable for the use they serve (e.g. bollard lights along walkways, 

pole mounted lights for parking lots);  

5. Shall be compatible with the scale and intensity of uses they are serving. The 

height of pole-mounted fixtures shall not exceed 25 feet or the height of the 

tallest structure onsite, whichever is less; and  

6. At entrances, shall be glare-free. Entrance lighting may not exceed a height of 

12 feet and must be directed downward.  

B. The following are exempt from Subsection 1005.04(A):  

1. Temporary lights used for holiday decorations;  

2. Street lights regulated in Section 1006, Utilities, Street Lights, Water Supply, 

Sewage Disposal, Surface Water Management, and Erosion Control; and  

3. Lighting associated with outdoor recreation uses such as ball fields or tennis 

courts. 

1005.05 ADDITIONAL REQUIREMENTS 

Development shall comply with a minimum of one of the following techniques per 

20,000 square feet of site area. Regardless of site size, a minimum of one and a 

maximum of five techniques are required. Partial site area numbers shall be rounded.  

A. Install a solar energy system in the development.  

B. Use passive solar heating or cooling techniques to reduce energy consumption. 

Examples of techniques: 

1. Modulate building masses to maximize solar access.  

2. For developments with more than one structure, locate taller structures to 

minimize negative impacts on solar access for the development site and 

adjacent sites.  
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3. Locate buildings to maximize windbreaks.  

4. Locate structures and landscaping to avoid winter shading on the south side 

and optimize summer shading on the west and southwest sides of buildings.  

5. Utilize deciduous trees to provide summer shade and allow winter sun.  

6. Utilize deciduous vines on fences, trellises, and arbors to provide summer 

shade.  

7. Locate and form berms to protect buildings and exterior use spaces against 

winter winds or utilize dense evergreens or conifers to screen winter wind and 

protect against hostile winter elements.  

8. Provide skylights or clerestory windows to provide natural lighting, and/or 

solar heating of interior spaces.  

C. Use highly reflective (high albedo) materials on roof surfaces.  

D. Place major outdoor use areas such as plazas, playgrounds, gardens, etc. on the 

south side of buildings.  

E. Construct a minimum of 75 percent of walkway area of porous pavement.  

F. Construct a minimum of 75 percent of all parking spaces with porous pavement.  

G. Provide additional landscaping area at least 10 percent above the requirement for 

the site pursuant to Table 1009-1, Minimum Landscaped Area. For example, if the 

minimum area requirement is 20 percent, then 22 percent shall be provided. 

Credit shall be given for green roofs or other areas of vegetation that exceed the 

minimum area requirements.  

H. Include additional swales in development landscaping, pursuant to Section 1009, 

Landscaping. Credit shall be given for additional swale(s) that exceed the 

requirements of Subsection 1009.0403(A)(2) by at least 10 percent of area. For 

example, if 1009.04(A)(2) requires 200 square feet of swale area, then an 

additional 20 square feet of swale area would be required. 

I. Collect rainwater from roofs and/or other impervious surfaces and use it for 

irrigation.  

J. Apply other techniques for onsite storm water treatment identified by the surface 

water management regulatory authority.  

K. Lay out sites and locate buildings and on-site vehicular circulation to create 

functional open areas such as plazas, courtyards, outdoor recreation areas, mini-

parks, and accessways that are open to the general public.  
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L. Enhance sidewalks and/or walkways by providing additional width, using higher 

quality materials; shielding from vehicular traffic with enhanced planting strips, 

street trees and on-street parking, and/or providing pedestrian amenities that are 

compatible with the design of the development as well as the neighborhood as a 

whole. 

M. Coordinate development between adjacent uses to provide for a more attractive 

and lively streetscape, enhance connections, minimize conflicts, and provide 

common-use areas.  

N. Enhance the pedestrian connection between the development and neighborhood 

shopping areas, nearby transit, trails, bikeways, or parks. Examples include 

additional width or pedestrian amenities.  

O. Provide functional and accessible rooftop gardens.  

P. For multifamily dwelling units that face the street, raise first floor units a 

minimum of two feet above street level.  

Q. Provide structured or under-structure parking to meet all or part of the parking 

need.  

R. Provide no more than the minimum number of surface parking spaces set out in 

Table 1015-1, Automobile Parking Space Requirements, or 1015-2, Minimum 

Automobile Parking Space Requirements for Dwellings, all of which shall be no 

greater than the minimum dimensions allowed in Subsection 1015.02(A)(2).  

S. Lay out sites or orient structures, to maximize significant vistas.  

T. Locate and design structures to protect scenic views or vistas from adjacent 

properties and public thoroughfares. Setbacks, building height, and bulk should be 

considered. 

U. Utilize rail service opportunities abutting the site. 

V. Inside the Portland Metropolitan Urban Growth Boundary (UGB), a minimum of 

75 percent of the street frontage of the development site shall have buildings 

located at the minimum front setback line. If the minimum front setback standard 

is less than 20 feet, the front setback may be increased to a maximum of 20 feet 

provided pedestrian amenities are developed within the front setback area. 

W. Outside the UGB, or for industrial developments, a minimum of 25 percent of the 

street frontage of the development site shall have buildings located at the 

minimum front setback line. Up to 20 feet of additional front setback area may be 

provided where pedestrian amenities are located.  

X. Locate buildings at the minimum side setback line or within 10 feet of the side lot 

line, whichever is greater.  
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1005.06 MODIFICATIONS 

Modification of any standard identified in Subsections 1005.02 and 1005.03 may be 

approved as part of design review if the proposed modification will result in a 

development that achieves the purposes stated in Subsection 1005.01 as well or better 

than the requirement listed. 

1005.07 CLACKAMAS REGIONAL CENTER AREA DESIGN STANDARDS 

Subsection 1005.07 applies in the Clackamas Regional Center Area, including the 

Regional Center and the Fuller Road Station Community, as identified on 

Comprehensive Plan Map X-CRC-1, Clackamas Regional Center Area Design Plan 

Regional Center, Corridors, and Station Community. Where these standards conflict 

with other provisions in Section 1000, Subsection 1005.07 shall take precedence. 

A. Clackamas Regional Center Area Design Plan:  Development is subject to the 

Clackamas Regional Center Area Design Plan in Chapter 10 of the 

Comprehensive Plan.  

B. Urban Design Elements:  New development is subject to the urban design 

elements shown on Comprehensive Plan Map X-CRC-3, Clackamas Regional 

Center Area Design Plan Urban Design Elements. The urban design elements are 

described in the Clackamas Regional Center Area Design Plan in Chapter 10 of 

the Comprehensive Plan.   

1. Urban design elements provided in a development may be used to reduce 

gross site area for calculating minimum density requirements in Subsection 

1012.08, and to meet minimum landscaping requirements in Section 1009, 

Landscaping. 

2. For phased development approved through a master plan, requirements for the 

urban design elements may be roughly proportional to the amount of the 

master planned approved development being developed in any one phase.  

C. Parking Structure Orientation: Entrances for ground-level retail uses in parking 

structures located within 20 feet of a street shall be oriented to a street. 

D. Corner Lot Buildings:  

1. A corner lot is a lot, parcel, tax lot, or land area created by a lease agreement 

at the intersection of two streets. 

2. Buildings on street corners shall have corner entrances or other architectural 

features to enhance the pedestrian environment at the intersection. 
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3. Development on lots at a Gateway intersection as shown on Comprehensive 

Plan Map X-CRC-3, and Comprehensive Plan Figure X-CRC-7, Clackamas 

Regional Center Area Design Plan Gateway Intersection (Boulevard and 

Main Street), shall be designed to accommodate future Gateway 

improvements. 

E. Building Setbacks from Private Streets:  Where a setback from a private street, as 

defined in Subsection 1005.07(G), is required by the standards of the applicable 

zoning district, the setback shall be measured from the back edge of the sidewalk. 

F. Parking Structures:  If a parking structure, including understructure parking, abuts 

a street, appropriate features shall be provided to create a transition between the 

parking structure, or the entrance to understructure parking, and the abutting 

street. Examples of appropriate features include, but are not limited to, landscape 

planters and trellises, awnings, canopies, building ornamentation, and art. As used 

in Subsection 1005.07(F), a parking structure “abuts a street” if no other building 

is sited between the parking structure and the street. 

G. Private Streets:  Private streets used to meet the structure orientation or setback 

standards shall include: 

1. Sidewalks or raised walking surfaces on both sides; 

2. Curbs; 

3. Street trees, pursuant to Subsection 1007.06; and 

4. Pedestrian-scale lighting. 

5. Private streets may also provide on-street parking and at-grade loading zones, 

as applicable. 

H. Internal Streets: 

1. Internal streets may be required to connect to adjacent properties to increase 

connectivity and provide grid patterns that allow for future development. 

2. Internal streets shall be designed to allow for future development when 

applicable.  

3. Development shall provide, when applicable, direct street and pedestrian 

connections between developments and schools, parks, open space, shopping 

areas, employment areas, and transit stops. 
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I. New development shall not be sited such that it precludes the construction of the 

new walkways, or eliminates the existing walkways, that are shown on 

Comprehensive Plan Map X-CRC-7a, Clackamas Regional Center Area Design 

Plan Walkway Network, or identified in the Clackamas Regional Center 

Pedestrian/Bicycle Plan adopted by reference in Appendix A of the 

Comprehensive Plan, unless an alternative walkway location that provides a 

similar connection is established. An alternative walkway location shall not be 

deemed “similar” to a planned or existing location unless:  

1. It provides comparably safe, direct, and convenient pedestrian access to 

significant destinations, such as transit facilities, major employers, 

multifamily dwelling complexes, and retail and service establishments; and 

2. It fulfills a comparable function in terms of filling gaps in the pedestrian 

circulation system planned for the Clackamas Regional Center Area. 

1005.08 REGIONAL CENTER DESIGN STANDARDS 

Subsection 1005.08 applies in the Regional Center, as identified on Comprehensive 

Plan Map X-CRC-1, Clackamas Regional Center Area Design Plan Regional Center, 

Corridors, and Station Community. Where these standards conflict with other 

provisions in Section 1000, Subsection 1005.08 shall take precedence.  

A. Freestanding parking structures located within 20 feet of pedestrian facilities, 

including public or private streets, pedestrian ways, greenways, a transit station or 

shelter, or plaza, shall provide a quality pedestrian environment on the facade 

facing the pedestrian facility. Techniques to use may include: 

1. Provide retail or office uses on the ground floor of the parking structure facing 

the pedestrian facility; 

2. Provide architectural features that enhance the first floor of the parking 

structure adjacent to the pedestrian facility, such as building articulation, 

awnings, canopies, building ornamentation, and art; and 

3. Provide pedestrian amenities in the transition area between the parking 

structure and pedestrian facility, including landscaping, trellises, seating areas, 

kiosks, water features with seating, plazas, outdoor eating areas, and drinking 

fountains. 

B. New buildings shall have at least one public entrance oriented to a street. Private 

streets used to meet this standard shall include the elements identified in 

Subsection 1005.07(G).  

C. Pedestrian amenities are required between the building and the front lot line. The 

following guidelines apply to pedestrian amenities used to meet this requirement: 
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1. Pedestrian areas include plazas, courtyards, outdoor seating areas for 

restaurants, pocket parks, and atriums when there is direct access for 

pedestrians. Pedestrian areas in front of buildings should be visible from the 

street. 

2. Pedestrian areas must include landscape planters and at least two of the 

following amenities for every 100 square feet of pedestrian area: lawn areas 

with trees and seating; awnings or other weather protection; kiosks; outdoor 

eating areas with seating; water features with seating; and drinking fountains. 

D. In the RCHDR District, pedestrian amenities are required in the front setback 

area, except landscaping for privacy may also be provided as an option in the 

setback area for residential buildings. 

E. Internal streets and driveways are prohibited between buildings and the street to 

which building entrances are oriented. 

1005.09 FULLER ROAD STATION COMMUNITY DIMENSIONAL AND DESIGN 

STANDARDS 

Subsection 1005.09 applies in the Fuller Road Station Community, as shown on 

Comprehensive Plan Map X-CRC-1, Clackamas Regional Center Area Design Plan 

Regional Center, Corridors and Station Community. Where these standards conflict 

with other provisions in Section 1000, Subsection 1005.09 shall take precedence. If 

the text of Subsection 1005.09 is unclear as applied to a specific development, 

Figures 1005-1 through 1005-11, as applicable, may be used to resolve the ambiguity. 

A. Subsections 1005.09(B) through (M) do not apply in Sectors 1 and 2, as shown on 

Map 1005-1, until: 

1. One or more additional stories are to be added to one or more existing 

buildings that are more than 150 feet from 82nd Avenue in either Sector 1 or 

Sector 2. For the purpose of this provision, a mezzanine shall not be 

considered an additional story; or 

2. More than 40,000 square feet of new building area is to be developed in either 

Sector 1 or Sector 2. 

a. The tally of new square footage will be cumulative starting with new 

development after March 7, 2011.   

b. If an existing building is expanded, the square footage of the new 

building outside the existing building footprint will be counted toward 

the total of 40,000 square feet. 

c. If a mezzanine is added inside an existing building, the square footage of 

the mezzanine will be counted toward the total of 40,000 square feet. 
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d. If one or more stories are added to a building 150 feet or less from 82nd 

Avenue, as allowed by Subsection 1005.09(A)(1), the additional square 

footage will be counted toward the total of 40,000 square feet. 

e. If a building is damaged or destroyed, regardless of the cause, and the 

building is restored or replaced, the square footage of the restored or 

new building that is constructed inside the previous building footprint 

will not be counted toward the total of 40,000 square feet, provided that 

restoration or replacement lawfully commences within three years of the 

occurrence of the damage or destruction. “Lawfully commenced” shall 

have the meaning given in Subsection 1206.03(B). However, if the new 

building has more stories than the previous building, Subsections 

1005.09(B) through (M) will become applicable, if required pursuant to 

Subsection 1005.09(A)(1). 

3. Subsections 1005.09(A)(1) and (2) apply separately to Sectors 1 and 2, 

meaning that compliance with Subsections 1005.09(B) through (M) will not 

be required in Sector 1 or 2 until that particular sector exceeds the 

development threshold established by Subsection 1005.09(A)(1) or (2). 

4. Prior to the point at which Subsections 1005.09(B) through (M) become 

applicable, new development in Sectors 1 and 2 shall not be sited such that 

it: 

a. Precludes establishment of the “conceptual street grid” identified on 

Map 1005-2, or eliminates or reduces existing elements of that grid. All 

streets shown on the grid are planned to be Type D.; or 

b. Precludes establishment of a connection, with a Type D street cross 

section, between a signalized intersection at 82nd Avenue and a point on 

Fuller Road within the “access area” shown on Map 1005-2. 

B. Minimum Building Height:  20 feet, measured to top of parapet or roof.  

C. Minimum Side and Rear Setbacks:  Five feet, except a zero setback is allowed for 

attached structures. (See Figure 1005-1.) 

D. Maximum Driveway Width:  The maximum width of a curb cut for a driveway is 

24 feet (not including sidewalks or landscaping) unless otherwise required by the 

Clackamas County Roadway Standards or applicable fire district. (See Figure 

1005-1.) 

E. Regulating Plan:  Map 1005-1 is the regulating plan for the Fuller Road Station 

Community. It identifies each existing or planned street in the Fuller Road Station 

Community as one of four street types:  Type A, B, C, or D. As established by 

Subsections 1005.1009(G) and (L), the building frontage and landscape screening 

regulations for the Fuller Road Station Community are applied by street type and 

are thereby “keyed” to the regulating plan.  
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F. Streets:  Street improvements are required as follows: 

1. Except as set forth in Subsection 1005.09(F)(3), the locations of required new 

streets are shown on Map 1005-1, or will be determined pursuant to 

Subsection 1005.09(F)(2). New streets shown on Map 1005-1 are intended to 

create blocks with a perimeter no greater than 2,200 feet. Exact location of 

these new streets may vary up to 50 feet, provided the maximum block 

perimeter standard is met and provided that the new streets create the 

connections/intersections shown on Map 1005-1. 

2. In addition to the mapped streets (existing and new) illustrated on Map 1005-

1, a through-block connection is required for any block face longer than 450 

feet. (See Figure 1005-2.)   

a. “Block face” means the curb to curb distance between any two streets, 

including Type E pedestrian/bicycle connections.  

b. These additional connections shall: 

i. Have a Type D street cross section or a Type E pedestrian/bicycle 

connection cross section; 

ii. Be located no closer than 100 feet to an adjacent street intersection, 

whether existing or planned; and 

iii. Align with other existing or planned streets or Type E 

pedestrian/bicycle connections where possible. 

3. Subsections 1005.09(F)(1) and (2) do not apply in Sectors 1 and 2 shown on 

Map 1005-1. Instead, compliance with either Subsection 1005.09(F)(3)(a) or 

Subsections 1005.09(F)(3)(b) and(c) is required. 

a. Development shall not occur until a connection with a Type D street cross 

section is constructed between a signalized intersection at 82nd Avenue 

and a point on Fuller Road within the “access area” shown on Map 1005-

2. In addition: 

i. New development shall not be sited such that establishment of the 

“conceptual street grid” identified on Map 1005-2 is precluded, or 

existing elements of that grid are eliminated or reduced. All streets 

shown on the grid are planned to be Type D. 

ii. New development is required to complete frontage improvements for 

all streets upon which it has street frontage, as necessary to achieve 

consistency with Subsection 1005.09(F)(4). 
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b. In lieu of compliance with Subsection 1005.09(F)(3)(a), development shall 

not occur until an alternative connectivity plan is approved for Sectors 1 

and 2 shown on Map 1005-1. This connectivity plan shall: 

i. Connect the on-site transportation system to the existing and planned 

facilities shown on Map 1005-1; 

ii. Provide pedestrian, bicycle, and motor vehicle circulation that meets 

the needs of future residents and visitors; 

iii. Emphasize pedestrian mobility and accessibility, demonstrating an 

effective and convenient system of pedestrian walkways leading 

through the subject site; 

iv. Provide for bicycle connections and efficient motor vehicle 

movements through the site; 

v. Except where precluded by existing development, existing interests in 

real property, natural features, or topography, provide for block faces 

that do not exceed 450 feet between any two streets; 

vi. Include a minimum of three street connections to 82nd Avenue and a 

minimum of two street connections to Fuller Road. These connections 

must be Type D streets, and one must connect to Fuller Road within 

the “access area” shown on Map 1005-2;  

vii. Include a phasing plan for completion of the connectivity plan based 

on the submitted development application or conceptual future 

development, as appropriate. This phasing plan shall ensure that at no 

point is the overall connectivity in Sectors 1 and 2 reduced and that at 

least one connection from 82nd Avenue to Fuller Road is constructed to 

a Type D street cross section in conjunction with the first phase of new 

development; and 

viii. Comply with the Clackamas County Roadway Standards and the 

requirements of the Oregon Department of Transportation, as 

applicable. 

c. Once an alternative connectivity plan is approved: 

i. New development shall not be sited such that establishment of the 

connections identified on the connectivity plan are precluded, or 

existing elements of that plan are eliminated or reduced. 
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ii. New development shall not occur until at least one connection from 

82nd Avenue to Fuller Road is constructed to a Type D street cross 

section. The other connections required by the connectivity plan 

shall be constructed in a manner consistent with the approved 

phasing plan. However, at a minimum, if an existing connection is 

removed as allowed by the connectivity plan, a new connection that 

provides at least the same degree of connectivity shall be 

constructed.  

iii. New development is required to complete frontage improvements for 

all streets upon which it has street frontage, as necessary to achieve 

consistency with Subsection 1005.09(F)(4). Frontage shall be 

determined based on the approved connectivity plan. 

4. Streets and Type E pedestrian/bicycle connections shall be designed in 

conformance with the design standards shown in Comprehensive Plan Figures 

X-CRC-8 through X-CRC-11, unless an alternative design is required 

pursuant to the Clackamas County Roadway Standards or to accommodate 

fire access, necessary truck circulation, or other engineering factors. An 

alternative design shall not change the designated street type for purposes of 

applying the building frontage and landscape screening regulations. Cross 

section designs for SE Johnson Creek Boulevard and SE 82nd Avenue shall 

be determined by Clackamas County and the Oregon Department of 

Transportation. 

G. Building Frontage Types:  Four building frontage types are established, each of 

which is allowed on one or more of the four street types allowed in the Fuller 

Road Station Community. Subsection 1005.09(G) applies to existing or future 

Type A, B, C, and D streets, regardless of whether they are shown on Map 1005-

1. Table 1005-1 establishes which building frontage types are permitted on each 

street type. Figure 1005-3 summarizes the four building frontage types.   

Table 1005-1:  Permitted Building Frontage Type by Street Type 

Permitted Building Frontage Type: Street Type: 

Landscape A Street 

Linear A, B, C, and D Streets 

Forecourt A, B, C, and D Streets 

Porch/Stoop/Terrace B, C, and D Streets 
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1. Buildings, except parking structures, located wholly or partially within 40 feet 

of a Type A, B, C, or D street are required to comply with the standards for a 

building frontage type permitted on the applicable street type.   

2. The entire length of street frontage designated on Map 1005-1 as “building 

frontage required,” or “required retail opportunity area,” excluding walkway 

cuts with a maximum width of eight feet and driveway cuts, shall be 

developed with one or more buildings that comply with the standards of a 

building frontage type permitted on the abutting street type.   

a. Except along Otty Road, where the building frontage requirement extends 

the entire length of the street, the “building frontage required” designation 

extends a distance of 60 feet from the street intersection, and the “required 

retail opportunity area” designation extends a distance of 100 feet from the 

street intersection. The beginning point for measurement is the outside 

edge of the right-of-way, or in the case of a private street, the outside edge 

of the improved street surface, including any landscape strip or sidewalk. 

3. A minimum of 50 percent of the length of street frontage not designated as 

“building frontage required” or “required retail opportunity area” shall be 

developed with one or more buildings that comply with the standards of a 

building frontage type permitted on the abutting street type. The 50-percent 

building frontage requirement is calculated for each lot individually, rather 

than in the aggregate for an entire street. 

a. If part of the street frontage is designated as “building frontage required” 

or “required retail opportunity area,” buildings developed pursuant to 

Subsection 1005.09(G)(2) may be counted toward meeting the 50-percent 

requirement for the entire street frontage.   

4. If a lot has street frontage on more than one street: 

a. Compliance with Subsection 1005.09(G)(2) is required for all street 

frontage designated as “building frontage required” or “required retail 

opportunity area.” 

b. Compliance with Subsection 1005.09(G)(3) is required for only one street 

frontage, unless one of the frontages is on Otty Road, in which case 

compliance with Subsection 1005.09(G)(3) is not required. 

5. Lots developed solely with parks and open space uses are exempt from 

Subsection 1005.09(G)(2) and (3). 

H. Landscape Building Frontage Type:  Landscape Building Frontage, which is 

permitted on Type A Streets, shall comply with the following standards (see 

Figure 1005-4): 
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1. Front Setback: The street-facing facade of the building shall be set back a 

minimum of 10 feet and a maximum of 15 feet.   

a. If it is not possible for a development to comply with the maximum 

setback standard and the intersection sight distance and roadside clear 

zone standards of the County Roadway Standards, the setback may be 

increased to the minimum extent necessary.   

b. The front setback area shall be landscaped with plants, or paved with 

masonry pavers or stamped concrete.   

c. No parking, storage, or display of motorized vehicles or equipment is 

allowed in the front setback area. 

d. Building service and utility equipment and outdoor storage of garbage or 

recycling is not permitted along the street-facing building facade or in the 

front setback area, except: 

i. Garbage and recycling receptacles for public use are permitted, 

provided that they do not exceed 35 gallons in size and are clad in 

stone or dark-colored metal. 

e. Fences:  Fences and walls are permitted in the front setback area, subject 

to the following standards:  

i. The fence or wall shall be a maximum of three feet high. 

ii. A fence shall be wrought iron, steel, or a similar metal and shall be 

dark in color. Chain-link fences are prohibited. 

iii. A wall shall be wood, masonry, concrete, or a combination thereof. 

iv. A fence shall be a minimum of 20 percent transparent. The transparent 

portions of the fence shall be distributed along the length of the fence 

in a recognizable pattern (e.g., two-inch gaps alternating with eight-

inch solid sections).  

2. Minimum Ground Floor Height: The ground floor of the building shall 

measure a minimum of 15 feet from floor to ceiling. 

3. Minimum Building Depth:  Buildings shall be a minimum of 40 feet deep. 

4. Building Entrances:  Building entrances shall either be covered by an awning 

or canopy, or be covered by being recessed behind the front building facade. 

If an awning or canopy is provided, it shall have a minimum vertical clearance 

of eight feet and a maximum vertical clearance of 13 ½ feet. If only a recessed 

entry is provided, it shall be recessed behind the front facade a minimum of 

three feet. 
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5. Primary Building Entrances: Each building shall have at least one building 

entrance that faces the street and is directly connected to a public sidewalk by 

a walkway that is a minimum of five feet wide.   

a. If the entrance serves a business (other than a home occupation), the 

entrance must be open to the public during regular business hours. 

 

b. If a fence or wall is within the front setback area as provided in Subsection 

1005.09(H)(1)(e), a pedestrian opening a minimum of five feet wide shall 

be provided for the walkway. 

 

6. Windows: Transparent ground-floor windows shall be provided along a 

minimum of 60 percent of the ground-floor, street-facing facade area. 

7. Building Materials:  Exterior building materials and finishes shall be masonry, 

architecturally treated tilt-up concrete, glass, wood, stucco, metal, or a 

combination of these materials. The surfaces of metal exterior building 

materials that are subject to rust or corrosion shall be coated to inhibit such 

rust and corrosion, and the surfaces of metal exterior building materials with 

rust or corrosion shall be stabilized and coated to inhibit future rust and 

corrosion.. 

I. Linear Building Frontage Type:  Linear Building Frontage, which is permitted on 

all street types, shall comply with the following standards (see Figure 1005-5): 

1. Front Setback:  The street-facing facade of the building shall be set back a 

maximum of five feet. There is no minimum front setback. 

a. If it is not possible for a development to comply with the maximum 

setback standard and the intersection sight distance and roadside clear 

zone standards of the County Roadway Standards, the setback may be 

increased to the minimum extent necessary. 

b. The front setback area, if any, shall be landscaped with plants, or paved 

with masonry pavers or stamped concrete.   

c. No parking, storage, or display of motorized vehicles or equipment is 

allowed in the front setback area. 

d. Building service and utility equipment and outdoor storage of garbage or 

recycling is not permitted along the street-facing building facade or in the 

front setback area, except: 

i. Garbage and recycling receptacles for public use are permitted, 

provided that they do not exceed 35 gallons in size and are clad in 

stone or dark-colored metal. 
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e. Fences:  Fences and walls are permitted in the front setback area, subject 

to the following standards:  

i. The fence or wall shall be a maximum of three feet high. 

ii. A fence shall be wrought iron, steel, or a similar metal and shall be 

dark in color. Chain-link fences are prohibited. 

iii. A wall shall be wood, masonry, concrete, or a combination thereof. 

iv. A fence shall be a minimum of 20 percent transparent. The transparent 

portions of the fence shall be distributed along the length of the fence 

in a recognizable pattern (e.g., two-inch gaps alternating with eight-

inch solid sections). 

2. Minimum Ground Floor Height:  The ground floor of the building shall 

measure a minimum of 15 feet from floor to ceiling, except when the building 

is designed to accommodate residential uses, in which case the minimum 

floor-to-floor height shall be 12 feet. 

3. Ground Floor Construction Type:  In areas designated “required retail 

opportunity area” on Map 1005-1, the ground floor construction type shall 

meet at least the minimum requirements for a commercial use, as set forth in 

the current edition of the Oregon Structural Specialty Code. 

4. Minimum Building Depth:  In areas designated “required retail opportunity 

area” on Map 1005-1, buildings shall be a minimum of 40 feet deep. 

5. Weather Protection:  Awnings or canopies shall be provided for a minimum of 

50 percent of the linear distance of the street-facing building facade and shall 

comply with the following: 

a. Awnings and canopies shall project a minimum of five feet and a 

maximum of eight feet over the sidewalk. 

b. Awnings and canopies shall have a minimum vertical clearance of eight 

feet and a maximum vertical clearance of 13 ½ feet. 

6. Building Entrances:  Building entrances shall either be covered by an awning 

or canopy, or be covered by being recessed behind the front building facade. 

If an awning or canopy is provided, it shall have a minimum vertical clearance 

of 8 feet and a maximum vertical clearance of 13 ½ feet. If only a recessed 

entry is provided, it shall be recessed behind the front facade a minimum of 

three feet. 

7. Primary Building Entrances:  Primary building entrances shall face the street 

and be a minimum of 40 percent transparent. The minimum amount of 

transparency is measured as a percentage of the total area of the entrance.  
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a. Primary building entrances shall open onto an abutting public sidewalk, or 

be directly connected to a public sidewalk by a walkway that is a 

minimum of five feet wide.   

b. If the entrance serves a business (other than a home occupation), the 

entrance must be open to the public during regular business hours. 

c. If a fence or wall is within the front setback as provided in Subsection 

1005.09(I)(1)(e), a pedestrian opening a minimum of five feet wide shall 

be provided for the walkway. 

8. Windows:  Transparent ground-floor windows shall be provided along a 

minimum of 60 percent of the ground-floor, street-facing facade area.  

9. Building Materials:  Exterior building materials and finishes shall be masonry, 

architecturally treated tilt-up concrete, glass, wood, stucco, metal, or a 

combination of these materials. The surfaces of metal exterior building 

materials that are subject to rust or corrosion shall be coated to inhibit such 

rust and corrosion, and the surfaces of metal exterior building materials with 

rust or corrosion shall be stabilized and coated to inhibit future rust and 

corrosion. 

J. Forecourt Building Frontage Type:  Forecourt Building Frontage, which is 

permitted on all street types, shall comply with the following standards (see 

Figure 1005-6): 

1. Front Setback: The street-facing facade of the building shall be set back a 

maximum of five feet. There is no minimum front setback. Except for the 

portion of the facade located behind a recessed courtyard, as required by 

Subsection 1005.09(J)(2), the street-facing facade of the building shall be built 

to the chosen setback line. 

a. If it is not possible for a development to comply with the maximum 

setback standard and the intersection sight distance and roadside clear 

zone standards of the County Roadway Standards, the setback may be 

increased to the minimum extent necessary. 

b. No parking, storage, or display of motorized vehicles or equipment is 

allowed in the front setback area or in the required courtyard. Bicycle 

parking may be permitted in the courtyard, subject to compliance with 

Section 1015, Parking and Loading. 

c. Building service and utility equipment and outdoor storage of garbage or 

recycling is not permitted along the street-facing building facade, in the 

front setback area, or in the required courtyard, except: 

EXHIBIT 3 
ZDO-293: Minor & Time Sensitive Amendments FY2026 

Page 33 of 46



CLACKAMAS COUNTY ZONING AND DEVELOPMENT ORDINANCE 

 

1005-31 

File ZDO-293, Proposed Amendments to ZDO Section 1005, Draft Date 04/06/2026 

i. Garbage and recycling receptacles for public use are permitted, 

provided that they do not exceed 35 gallons in size and are clad in 

stone or dark-colored metal. 

2. Courtyard:  A recessed courtyard is required and shall comply with the 

following standards: 

a. The courtyard shall be set back from the street-facing building facade a 

minimum of 10 feet and a maximum of 30 feet.   

b. The courtyard shall not be covered.   

c. The courtyard shall be landscaped with plants, or paved with masonry 

pavers or stamped concrete.   

d. The courtyard shall span a minimum of 20 feet along the street-facing 

building facade and a maximum of 50 percent of the street-facing building 

facade. As a result, the building must have a street-facing building facade 

of at least 40 feet wide. 

3. Incorporation of Linear Building Frontage Type:  The street facing-building 

facade not located behind a recessed courtyard shall comply with the 

standards for the Linear Building Frontage Type in Subsection 1005.09(I).   

4. Minimum Ground Floor Height:  The ground floor of the building shall 

measure a minimum of 15 feet from floor to ceiling, except when the building 

is designed to accommodate residential uses, in which case the minimum 

floor-to-floor height shall be 12 feet. 

5. Ground Floor Construction Type:  In areas designated “required retail 

opportunity area” on Map 1005-1, the ground floor construction type shall 

meet at least the minimum requirements for a commercial use, as set forth in 

the current edition of the Oregon Structural Specialty Code. 

6. Primary Building Entrances:  Primary building entrances shall face the street 

or the courtyard and be a minimum of 40 percent transparent. The minimum 

amount of transparency is measured as a percentage of the total area of the 

entrance.   

a. Primary building entrances facing the street shall open onto an abutting 

public sidewalk, or be directly connected to a public sidewalk by a 

walkway that is a minimum of five feet wide.   

b. If the entrance serves a business (other than a home occupation), the 

entrance must be open to the public during regular business hours.  
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7. Windows:  Transparent ground-floor windows shall be provided along a 

minimum of 50 percent of the ground-floor, courtyard-facing facade area. See 

the Linear Building Frontage Type for window requirements for the street-

facing facade. 

8. Building Materials:  Exterior building materials and finishes shall be high-

image, such as masonry, architecturally treated tilt-up concrete, glass, wood, 

stucco, metal, or a combination of these materials. The surfaces of metal 

exterior building materials that are subject to rust or corrosion shall be coated 

to inhibit such rust and corrosion, and the surfaces of metal exterior building 

materials with rust or corrosion shall be stabilized and coated to inhibit future 

rust and corrosion. 

9. Fences:  Fences and walls are permitted in the courtyard setback area, subject 

to the following standards:  

a. The fence or wall shall be a maximum of three feet high. 

b. A fence shall be wrought iron, steel, or a similar metal and shall be dark in 

color. Chain-link fences are prohibited. 

c. A wall shall be wood, masonry, concrete, or a combination thereof. 

d. A fence shall be a minimum of 20 percent transparent. The transparent 

portions of the fence shall be distributed along the length of the fence in a 

recognizable pattern (e.g., two-inch gaps alternating with eight-inch solid 

sections).  

e. A minimum of one pedestrian opening per courtyard street frontage shall 

be provided in the fence or wall. Required pedestrian openings shall be a 

minimum of five feet wide. 

K. Porch/Stoop/Terrace Building Frontage Type:  Porch/Stoop/Terrace Building 

Frontage, which is permitted on Type B, C, and D Streets, shall comply with the 

following standards (see Figure 1005-7): 

1. Front Setback: The street-facing facade of the building shall be set back a 

minimum of five feet and a maximum of 15 feet. Entry thresholds, including 

roofs over the thresholds and steps to the thresholds, may extend to the front 

property line. 

a. If it is not possible for a development to comply with the maximum 

setback standard and the intersection sight distance and roadside clear 

zone standards of the County Roadway Standards, the setback may be 

increased to the minimum extent necessary. 
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b. The front setback area shall be landscaped with plants. Hardscaping is 

permitted only to provide access to the threshold and shall consist of 

masonry pavers or concrete.   

c. No parking, storage, or display of motorized vehicles or equipment is 

allowed in the front setback area. 

d. Building service and utility equipment and outdoor storage of garbage or 

recycling is not permitted along the street-facing building facade or in the 

front setback area, except: 

i. Garbage and recycling receptacles for public use are permitted, 

provided that they do not exceed 35 gallons in size and are clad in 

stone or dark-colored metal. 

e. Fences:  Fences and walls are permitted in the front setback area, subject 

to the following standards:  

i. The fence or wall shall be a maximum of three feet high. 

ii. A fence shall be wrought iron, steel, or a similar metal and shall be 

dark in color. Chain-link fences are prohibited. 

iii. A wall shall be wood, masonry, concrete, or a combination thereof. 

iv. A fence shall be a minimum of 50 percent transparent. The transparent 

portions of the fence shall be distributed along the length of the fence 

in a recognizable pattern (e.g., two-inch gaps alternating with two-inch 

solid sections). 

2. Entry Threshold:  An entry threshold, such as a porch, stoop, terrace, patio, or 

light court, is required and shall comply with the following standards: 

a. The entry threshold shall have a minimum depth of five feet from the 

street-facing building facade to the front of the threshold.   

b. The entry threshold height shall be no more than six feet above finished 

grade. An additional threshold may be provided to access a lower level 

and shall be no more than five feet below finished grade. 

c. The entry threshold may be covered by a roof no larger than the threshold. 

3. Primary Building Entrances:  Primary building entrances shall face the street 

and be a minimum of 10 percent transparent. The minimum amount of 

transparency is measured as a percentage of the total area of the entrance. 

Each ground-floor dwelling unit, if any, shall have an individual entrance that 

complies with this requirement.   
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4. Windows:  Transparent windows shall be provided along a minimum of 20 

percent of the street-facing facade area. Windows shall be vertically oriented, 

but vertical windows may be grouped together to create square or 

horizontally-oriented rectangular windows. 

5. Building Materials:  Exterior building materials and finishes shall be high-

image, such as masonry, architecturally treated tilt-up concrete, glass, wood, 

stucco, metal, or a combination of these materials. The surfaces of metal 

exterior building materials that are subject to rust or corrosion shall be coated 

to inhibit such rust and corrosion, and the surfaces of metal exterior building 

materials with rust or corrosion shall be stabilized and coated to inhibit future 

rust and corrosion. 

L. Landscape Screening Types:  Street frontage not developed with a building 

compliant with one of the four building types established by Subsections 

1005.09(H) through (K), a walkway cut with a maximum width of eight feet, or a 

driveway cut, shall be developed with one of three landscape screening types, 

each of which is allowed on one or more of the four street types allowed in the 

Fuller Road Station Community. Table 1005-2 establishes which landscape 

screening types are permitted on each street type. Figure 1005-8 summarizes the 

three landscape screening types. If the subject property abuts an existing or future 

Type A, B, C, or D Street -- regardless of whether it is shown on Map 1005-1—

compliance is required with the standards for a landscape screening type 

permitted on the applicable street type. 

Table 1005-2:  Permitted Landscape Screening Type by Street Type 

Permitted Landscape Screening Type: Street Type: 

Low Wall and Trellis A, B, C, and D Streets 

Urban Fence or Wall A, B, C, and D Streets 

Landscaped Setback A, B, and C Streets 

 

1. Low Wall and Trellis Landscape Screening Type:  Low Wall and Trellis 

Screening, which is permitted on all street types, shall comply with the 

following standards (see Figure 1005-9): 

a. The low wall and the support structure for the trellis shall be set back a 

maximum of five feet from the front lot line. The trellis itself may extend 

to the front lot line, or may overhang an abutting sidewalk or walkway if 

permitted by the County Engineering Division. 
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b. Any area between the back edge of the sidewalk or walkway and the low 

wall shall be planted with ground cover or shrubs, or paved with masonry 

pavers or stamped concrete. Shrubs at maturity shall not exceed the height 

of the low wall. 

c. The underside of the trellis portion of a Low Wall and Trellis shall be a 

minimum of eight feet above grade and a maximum of 13½ feet above 

grade. 

d. The trellis shall be heavy timber or steel (or a similar metal) and shall 

consist of an open structure with no decking or awning material. The 

trellis shall have masonry, heavy timber, or steel (or similar metal) 

supporting columns spaced no more than 30 feet on center. 

e. The low wall portion of a Low Wall and Trellis shall be a minimum of 18 

inches high and a maximum of three feet high (30 inches if it is between a 

parking lot and a street) and have a minimum depth of 16 inches. The low 

wall shall be wood, masonry, concrete, or a combination thereof. 

f. Surface parking and loading areas shall be set back a minimum of five feet 

from the Low Wall and Trellis. Low shrubs, groundcover, and climbing 

plants shall be provided in this setback area, in lieu of trees ordinarily 

required pursuant to Section 1009 for perimeter surface parking and 

loading area landscaping. Climbing plants shall be planted at each support 

column. 

g. Openings in the Low Wall and Trellis Screening are permitted for plazas 

that comply with Subsection 1005.09(M). 

2. Urban Fence or Wall Screening Type:  Urban Fence or Wall Screening, which 

is permitted on all street types, shall comply with the following standards (see 

Figure 1005-10): 

a. The fence or wall shall be set back a maximum of five feet from the front 

lot line.   

b. Any area between the back edge of the sidewalk or walkway and the fence 

or wall shall be paved with masonry pavers or stamped concrete. 

c. The fence or wall shall be a minimum of two feet high and a maximum of 

three feet high (30 inches if it is between a parking lot and a street).   

d. A fence shall be wrought iron, steel, or a similar material and shall be dark 

in color. Chain-link fences are prohibited. A fence shall be a minimum of 

50 percent transparent. The transparent portions of the fence shall be 

distributed along the length of the fence in a recognizable pattern (e.g., 

two-inch gaps alternating with two-inch solid sections).  
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e. A wall shall be wood, masonry, concrete, or a combination thereof.  

f. Surface parking and loading areas shall be set back a minimum of five feet 

from the Urban Fence or Wall. This area shall be landscaped as follows:    

i. One large tree is required a minimum of every 30 linear feet, except 

where a waiver is necessary to comply with the intersection sight 

distance and roadside clear zone standards of the County Roadway 

Standards.  

ii. A minimum of six shrubs is required every 30 linear feet along the 

fence or wall. The minimum shrub height at maturity shall be the same 

as the height of the fence or wall, and the maximum shall be six feet. 

iii. Ground cover plants must fully cover any remaining area at maturity. 

g. Openings in the Urban Fence or Wall Screening are permitted for plazas 

that comply with Subsection 1005.09(M). 

3. Landscaped Setback Screening Type:  Landscaped Setback Screening, which 

is permitted on Type A, B, and C Streets, shall include a landscape strip a 

minimum of 10 feet wide adjacent to the property line. This area shall be 

landscaped as follows (see Figure 1005-11): 

a. A continuous row of shrubs shall be planted at the inside edge of the 

landscape strip. The shrubs shall be a minimum of three feet high 

(maximum 30 inches between a parking lot and a street), and shall be 

mostly opaque year round. 

b. One large tree is required a minimum of every 30 linear feet except where 

a waiver is necessary to comply with the intersection sight distance and 

roadside clear zone standards of the County Roadway Standards. The 

required shrub row may be interrupted with a gap of up to two feet wide, 

in order to accommodate each tree. 

c. Ground cover plants must fully cover any remaining area at maturity. 

d. A three-foot-high masonry wall (30 inches between a parking lot and a 

street) may be substituted for the shrub row, but the trees and groundcover 

plants are still required. 

e. Openings in the Landscaped Setback Screening are permitted for plazas 

that comply with Subsection 1005.09(M). 

M. Plazas:  Openings in required landscape screening are permitted for plazas, 

subject to the following standards: 

1. The plaza shall be permanent space open to the public. 
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2. The plaza shall be integrated in the development and be accessible from and 

visible from the street(s) upon which it fronts. 

3. The plaza shall be surfaced with masonry pavers or stamped concrete. 

4. Ten percent of the total plaza area shall be landscaped. Landscape planters 

may count toward this requirement. 

5. If the plaza abuts a surface parking or loading area, it shall be separated from 

that area by a landscape strip that complies with Subsection 1009.04(B). 

1005.10 PMU DISTRICT STANDARDS 

Subsection 1005.10 applies in the PMU District. Where these standards conflict with 

other provisions of Section 1000, Subsection 1005.10 shall take precedence. 

A. Access and Circulation:  Onsite circulation  shall meet the minimum requirements 

shown on Comprehensive Plan Map X-CRC-3, Clackamas Regional Center Area 

Design Plan, Urban Design Elements, and in addition: 

1. An internal circulation system shall include a network of public, private, and 

internal streets subject to Subsection 1005.07(G) through (I). Private streets 

shall function like local streets, with curbs, sidewalks, or raised walking 

surfaces on both sides, street trees, pedestrian scale lighting, and connections 

to state, county, or public streets. This internal street network shall create 

developable sites defined by streets. 

In addition, the internal circulation system may include a range of secondary 

facilities, including service roads, driveways, drive aisles, and other similar 

facilities. The overall intent is to provide a pattern of access and circulation 

that provides a clear and logical network of primary streets that have 

pedestrian orientation and amenities. A secondary network of pedestrian ways 

and vehicular circulation will supplement this system. 

2. Internal driveways shall not be located between buildings and the streets to 

which building entrances are oriented. 

B. Building Siting and Design:  

1. New buildings shall have at least one public entrance oriented to a state, 

county, public, or private street. 

2. Buildings shall have first floor windows with views of internal activity or 

display cases, and the major entrance on the building facade facing the street 

the building is oriented to. Entrances and windows on the street-side facade 

shall not be blocked, or entrances locked during operation hours. Additional 

major entrances may also be allowed facing minor streets and parking areas. 
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3. Buildings on street corners shall have corner entrances or other architectural 

features to enhance the pedestrian environment at the intersection. 

4. First floor windows or display cases are required on building facades facing 

and adjacent to public and private streets, plazas, walkways, and pedestrian 

areas. Windows and doorways shall not be blocked or entrances locked during 

operation hours. 

5. Parking structures located within 20 feet of pedestrian facilities including 

public or private streets, pedestrian ways, greenways, a transit station or 

shelter, or plaza, shall provide a quality pedestrian environment on the facade 

facing the pedestrian facility. Techniques to use include, but are not limited to: 

a. Provide retail, office or similar uses on the ground floor of the parking 

structure with windows and activity facing the pedestrian facility; or, 

b. Provide architectural features that enhance the first floor of the parking 

structure adjacent to the pedestrian facility, such as building articulation, 

awnings, canopies, building ornamentation, and art; or, 

c. Provide pedestrian amenities in the transition area between the parking 

structure and the pedestrian facility, including landscaping, trellises, trees, 

seating areas, kiosks, water features with a sitting area, plazas, outdoor 

eating areas, and drinking fountains. 

d. The above listed techniques and features, and others of similar nature, 

must be used so that blank walls are not created. 

C. Buffering:  When existing residential uses are located adjacent to a PMU site, 

such uses shall be buffered from the PMU site with landscaped buffers or by the 

location of streets, parks, plazas, greenways, or low density residential uses in the 

PMU District. 

1005.11 SUNNYSIDE VILLAGE STANDARDS 

Subsection 1005.11 applies in Sunnyside Village, as identified on Comprehensive 

Plan Map X-SV-1, Sunnyside Village Plan Land Use Plan Map. Where these 

standards conflict with other provisions in Section 1000, Subsection 1005.11 shall 

take precedence. 

A. Primary Dwellings in the VTH District:  In the VTH District, the following 

standards apply to primary dwellings: 

1. Primary entries shall be accessed directly from a street right-of-way and shall 

be visible from the street. 
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2. Porches are required for each unit and shall be located immediately adjacent 

to the primary entry. Porches shall cover a minimum of 50 percent of the 

primary facade (not including the garage) with a minimum net depth of six 

feet. 

3. Front facades shall be designed with balconies and/or bays. Facades facing a 

street right-of-way or designated accessway shall not consist of a blank wall. 

4. Window trim shall not be flush with exterior wall treatment. Windows shall 

be provided with an architectural surround at the jamb, head, and sill. 

5. Hipped, gambrel, or gabled roofs are required. Flat roofs are prohibited. 

6. Townhouses shall orient to and line streets with a series of attached 

“rowhouse” units. 

B. Garages and Driveways in the VTH District:  In the VTH District, the following 

standards apply: 

1. A detached garage may be placed at the rear of a lot. 

2. A front-access garage attached to the dwelling structure shall be recessed a 

minimum of two feet behind the front facade (not including porches, bays, and 

architectural features) and a minimum of 20 feet from the street right-of-way.   

3. A minimum two-foot-deep trellis or bay window shall be placed above the 

garage opening. The trellis shall extend the full width of the garage, and the 

bay window shall be a minimum of eight feet in width.    

4. If located in the front, the garage opening and the driveway shall not exceed a 

width of 10 feet. 

5. If a lot abuts an alley, then garage access from the street is prohibited.    

C. Site Design in the VA District:  Except on Sunnyside Road, multifamily 

dwellings shall orient to and line the streets. 

D. Entries in the VA District:  In the VA District, entries are subject to the following 

standards: 

1. Primary entries shall be accessed directly from a street right-of-way and shall 

be visible from the street.    

2. Secondary entries may face parking lots or loading areas. 

3. Ground floor units should have entries directly from the street; upper story 

units may share one or more entries. 
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E. Facades in the VA District:  In the VA District, facades are subject to the 

following standards: 

1. Building facades shall be designed, at a minimum, with windows, entries, 

balconies, and bays. Towers, or other special vertical elements, may be used 

in a limited fashion to focus views to the area from surrounding streets. 

Facades facing a street right-of-way or pedestrian path shall not consist of a 

blank wall. 

2. Windows shall be frequent and coordinate with bays and balconies. Vertical 

proportions and divided lights are preferred. Window trim shall not be flush 

with exterior wall treatment. Windows shall be provided with an architectural 

surround at the jamb, head, and sill. All windows facing the front street shall 

be double-hung or casement windows. 

F. Roofs in the VA District:  In the VA District, hipped, gambrel, or gabled roofs are 

required. Flat roofs are prohibited except for mechanical equipment areas. 

G. Building Materials in the VA District:  In the VA District, exterior finishes shall 

be primarily wood and/or masonry. Human-scaled building elements and finishes 

are encouraged. 

H. Site Design in the VCS District:  In the VCS District, the following standards 

shall apply: 

1. The buildings occupying areas adjacent to the village green shall face the 

village green and traffic circle to better integrate with the surrounding 

neighborhood. Parking shall be to the rear of the buildings.   

2. Circulation facilities, architectural features, signing, and landscaping shall be 

designed for pedestrian safety and convenience.   

I. Site Design in the VO District:  In the VO District, the following standards shall 

apply: 

1. Driveway access from 142nd Avenue and Sunnyside Road shall be prohibited.  

Access shall be off of 145th Avenue and Princeton Village Way.   

2. A group of small low-rise buildings shall be required, oriented toward the 

primary surrounding streets and the adjacent multifamily dwellings and 

townhouses, to better integrate with the neighborhood.   

3. Circulation facilities, architectural features, signing, and landscaping shall be 

designed for pedestrian safety and convenience.  

J. Facades in the VCS District:  In the VCS District, facades are subject to the 

following standards: 
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1. Building facades shall be designed with windows, entries, and/or bays. Sides 

or rears of buildings shall not consist of an undifferentiated wall when facing 

a public street. 

2. Towers, or other special vertical elements, may be used in a limited fashion to 

focus views to the area from surrounding streets. 

3. Consistent design elements shall be used throughout the VCS area to ensure 

that the entire complex is visually and functionally unified. 

4. Windows shall be placed with no more than six feet of blank non-window 

wall space in every 25 feet of frontage and shall be coordinated with bays and 

balconies. Square or vertical proportions are preferred. Window trim shall not 

be flush with exterior wall treatment. Windows shall be provided with an 

architectural surround at the jamb, head, and sill. All windows shall be placed 

so that their sills are at least two feet above floor level. Glass walls and 

reflective glass are prohibited. 

5. Awnings shall have clearance of a minimum eight feet above sidewalks and 

walkways for pedestrian access. 

K. Facades in the VO District:  In the VO District, facades are subject to the 

following standards: 

1.  Building facades shall be designed with windows, entries, or bays. Sides or 

rears of buildings shall not consist of an undifferentiated wall when facing a 

public street, an accessway, or a residential area.  

2.  Towers, or other special vertical elements, may be used in a limited fashion to 

focus views to the area from surrounding streets.  

3.   Consistent design elements shall be used throughout the office area to ensure 

that the entire complex is visually and functionally unified.  

4.  There shall be no more than six feet of blank non-window wall space in every 

25 feet of frontage. Windows shall be coordinated with bays and balconies. 

Square or vertical proportions are preferred. Windows shall not be flush with 

exterior wall treatment. Windows shall be provided with an architectural 

surround at the jamb, head, and sill. All windows shall be placed so that their 

sills are at least two feet above floor level. Glass walls and reflective glass are 

prohibited. 

5. Awnings shall have clearance of a minimum eight feet above sidewalks and 

walkways for pedestrian access. 

6. Arcades may be used along public street rights-of-way or along walkways 

within the complex of buildings.  
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L. Roofs in the VCS and VO Districts: In the VCS and VO Districts, hipped, 

gambrel or gabled roofs are required. Flat roofs are not permitted except for 

mechanical equipment areas.  

M. Building Materials in the VCS and VO Districts: In the VCS and VO Districts, 

exterior finishes of buildings shall be primarily of materials such as masonry, 

wood siding or shingles, stucco, metal, or similar material. The surfaces of metal 

exterior finishes that are subject to rust or corrosion shall be coated to inhibit such 

rust and corrosion, and the surfaces of metal exterior finishes with rust or 

corrosion shall be stabilized and coated to inhibit future rust and corrosion. Cinder 

block and T1-11 are prohibited as exterior wall material. 

1005.12 GOVERNMENT CAMP STANDARDS 

Subsection 1005.12 applies in Government Camp. Where these standards conflict 

with other provisions in Section 1000, Subsection 1005.12 shall take precedence. 

A. MRR District:  In the MRR District, the following standards shall apply to 

commercial developments.   

1. Exterior Building Materials:  Primary and accessory structures shall use wood, 

stone, stone veneer, or stucco in exterior construction. Stucco and textured 

concrete may be used as secondary materials. Stucco must be acrylic-based 

and combined with heavy timber, wood, or stone cladding. A rock, rock 

veneer, or textured concrete base shall be provided around building exteriors 

visible from roadways. No exposed plywood, particle board, plain concrete, 

cinder block, or grooved T1-11 is permitted.   

2. Roofing Materials:  No composition shingles are allowed. Metal roofing 

materials that are subject to rust or corrosion shall be coated to inhibit such 

rust and corrosion, and metal roofing materials with rust or corrosion shall be 

stabilized and coated to inhibit future rust and corrosion. 

3. Design:  Building design shall meet the design intent of mountain architecture 

as described in the Government Camp Design Guidelines Handbook. 

Examples of mountain architecture include "Cascadian", "Oregon Rustic", and 

the "National Park Style". 

B. RTC District:  In the RTC District, the following standards shall apply to all new 

development and, where reasonable, to remodels. 

1. Main Entrance Siting:  Properties with street frontage on Government Camp 

Loop shall locate the main entrance and pedestrian amenities on Government 

Camp Loop.   
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2. Walkways:  Walkways parallel to Government Camp Loop are not required; 

however, if a walkway is extended from the existing 10-foot-wide sidewalk 

fronting Government Camp Loop, it shall be constructed of materials 

consistent with the existing 10-foot-wide sidewalk. Covered walkways may be 

provided along the building frontage of development on properties with street 

frontage on Government Camp Loop from Wy’East Trail to Olive Street and 

on Little Trail from Olive Street to Church Street. When a covered walkway is 

constructed, it shall be a permanent structure at a minimum of 8 feet in width 

and attached to the building, shall not project beyond the lot lines, and shall be 

consistent with the building design and materials and existing 10-foot-wide 

sidewalk fronting Government Camp Loop. A covered walkway shall extend 

along the entire frontage of the building.   

3. Exterior Building Materials:  Building and accessory structures shall use 

wood, stone, stone veneer, or stucco in exterior construction. Stucco and 

textured concrete may be used as secondary materials. Stucco must be acrylic-

based and combined with heavy timber, wood, or stone cladding. A rock, rock 

veneer, or textured concrete base shall be provided around building exteriors 

with street frontage. No exposed plywood, particle board, plain concrete, 

cinder block, or grooved T1-11 is permitted.  

4. Roofing Materials:  No non-architectural composition shingles are allowed. 

Metal roofing materials that are subject to rust or corrosion shall be coated to 

inhibit such rust and corrosion, and metal roofing materials with rust or 

corrosion shall be stabilized and coated to inhibit future rust and corrosion. 

5. Design:  Building design shall meet the design intent of mountain architecture 

styles as described in the Government Camp Village Design Guidelines 

Handbook. Examples of mountain architecture include "Cascadian", "Oregon 

Rustic", and the "National Park Style". 

6. Loading:  Loading and delivery shall not be located on Government Camp 

Loop unless there is no other access. 

 

 

[Amended by Ord. ZDO-224, 5/31/11; Amended by Ord. ZDO-243, 9/9/13; Amended by Ord. ZDO-246, 

3/1/14; Amended by Ord. ZDO-249, 10/13/14; Amended by Ord. ZDO-250, 10/13/14; Amended by Ord. 

ZDO-252, 6/1/15; Amended by Ord. ZDO-266, 5/23/18; Amended by Ord. ZDO-268, 10/2/18; Amended 

by Ord. ZDO-280, 10/23/21; Amended by Ord. ZDO-282, 7/1/22; Amended by Ord. ZDO-283, 9/5/23] 

EXHIBIT 3 
ZDO-293: Minor & Time Sensitive Amendments FY2026 

Page 46 of 46



4/29/2026 

Subject: Ordinance ZDO-293 – Request for Clarification & Consideration – Miles Fiberglass 
& Composites 

Attn: Commission Members, 

My name is Lori Olund, and I am the President of Miles Fiberglass & Composites, a proud 
manufacturer operating within a Light Industrial Zone on Jennifer Street in Clackamas. For 
over 60 years, our company has been a stable and committed member of this community 
— providing 60 living-wage jobs and contributing to the economic vitality of Clackamas 
County. We have no intention of going anywhere, and it is precisely that long-term 
commitment that brings me before you today. 

I am writing to request clarification on two specific provisions within Ordinance ZDO-293 
that have a direct and significant impact on our ability to continue operating safely and 
eƯiciently. 

1. ZDO-293.K.2 / ZDO 1005.03.K.2 — Permitting of Structures

We respectfully seek clarification on whether structures of the type we currently utilize can 
be brought into alignment with the "standard permitting process." A clearly defined 
pathway through standard permitting would not only provide our business with the 
regulatory certainty we need to plan for the future but would also streamline the process 
for the County and similarly situated businesses in the Light Industrial district. 

2. ZDO 602.5(B)(2) / ZDO 1005.03.K.1 & K.2 — Specialized Storage

Current language in the Light Industrial district allows for limited outdoor storage areas; 
however, the term "specialized storage" remains undefined, creating ambiguity that makes 
it diƯicult to distinguish between permitted and non-permitted uses. We respectfully 
request one of the following remedies: 

a) That "specialized storage" be clearly defined to delineate allowed versus non-allowed
uses, providing businesses like ours with the guidance needed to remain in full 
compliance; or 

b) That the term "specialized storage" be stricken entirely from ZDO 1005.03.K.1 and
1005.03.K.2, eliminating the ambiguity altogether. 

The Heart of Our Request — Our Storage Tank 
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At the center of this matter is a single storage tank located at the rear of our facility. This 
tank holds our primary raw material used in the production of composite products, and its 
presence is not incidental — it is essential to our safe and compliant operation. 
Specifically: 

• It allow us to reduce the volume of flammable material stored inside our building,
directly enhancing fire safety and workplace safety for our 60 employees.

• It provides critical space management within our facility, enabling us to honor the terms
of our lease agreement with our landlord.

• It is positioned entirely at the back of the property and is completely invisible from the
street, the parking lot, and neighboring businesses.

• The surrounding area provides natural and structural screening, including a fence,
railroad track, mature trees, and an established greenway — making any visual or
environmental impact negligible.

In short, this tank is not a nuisance — it is a responsible, safety-conscious solution that 
serves our employees, our landlord, and our neighbors. 

We respectfully urge the Commission to consider the broader implications of this 
ordinance on established Light Industrial businesses that have invested decades in this 
community. A clarification or revision to the language in question would go a long way in 
supporting businesses like ours that are committed to operating safely, responsibly, and in 
full cooperation with Clackamas County. 

We welcome any questions, dialogue, or the opportunity to meet directly with Commission 
members to discuss our concerns further. Thank you sincerely for your time, your service, 
and your thoughtful consideration of this matter. 

Respectfully submitted, 

Lori Olund 

President, Miles Fiberglass & Composites 

503-775-7755 

lolund@milesfiberglass.com 
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Fritzie, Martha

From: Lori Olund <Lolund@milesfiberglass.com>
Sent: Wednesday, April 29, 2026 1:47 PM
To: Fritzie, Martha
Cc: Mike Terpner; Craig Hinkle; Jill Rundle
Subject: Planning Commission meeting Monday May 11th 2026- Testimony
Attachments: Zoning requirements.docx

Warning: External email. Be cautious opening attachments and links. 

Good After Martha, 
Attached is our testimony for the upcoming Planning Commission meeting, regarding Ordinance ZDO-
293, 6:30pm Monday, May 11, 2026.  Please let me know if you have any questions. 

Regards, 
Lori Olund 

Lori Miles-Olund 
President 
Miles Fiberglass & Composites 
11401 SE Jennifer St. 
Clackamas OR 97015 
P: 503-775-7755 
C: 503-320-2795 
www.milesfiberglass.com 
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June 7, 2026 

Clackamas County Board of Commissioners 

2051 Kaen Road 

Oregon City, OR 97045 

Re: ZDO 293 - Proposed Text Amendments to ZDO 703 and ZDO 704 

Dear Members of the Board of Commissioners:  

The Hoodland Community Planning Organization respectfully asks the Board to remove the 

purposed amendments from ZDO 293, Item 5, page 6, which changes the four-year-valid permit 

to a six-year-valid permit for ZDO 703, Floodplain Management District (FMD) and ZDO 704, 

River and Stream Conservation Area (RSCA) Permit. The HCPO is asking the Board not to 

piecemeal any amendments to these ordinances until the ordinances can be holistically amended 

to reflect river migration.   

Comments: 

• ZDO 704.04 requires a setback for structures between 50 feet to 100 feet from the Mean

High Water Line, depending on the adjacent waterway. Currently the applicant is required

to determine where the Mean High Water Line is, then measure the required setback,

draw a map that illustrates where the Mean High Water Line is and where the purposed

structure would be located. There are several flaws with this procedure:

• The Mean High Water Line along the Sandy and Zig-Zag rivers changes several times a

year depending on how much rainfall and how many days of the rain. The Mean High

Water Line can move more than 100 feet thereby exceeding the required 100 foot

setbacks and putting someone’s home in peril.  See attached picture of two homes at

65700 and 65734 E. Sandy River Ln after a significant rainfall in  December of 2026. Not

only were these two homes more than 100 feet from the Mean High Water Line. Both

homes were outside the   Flood Hazard zones (see Pictures and maps attached).

• HCPO is asking that 703 be removed from consideration because if an erosion event

happened on property where there was a flood hazard permit approved but before any

work took place, how would the county know a significant event happened and the river

is now flowing where the purposed house was going to be built? FEMA doesn’t amend

the Flood Hazard maps every time it rains. That is why the setbacks for 704.04 must be
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changed from Mean High Water Line to Top Of Bank, which would allow the river room 

to meander within its banks and allow some erosion.   

• There is no difference how long the permit is valid for if the setback measurement is from 

the Mean High Water Line.  704 should be amended holistically to consider the Sandy 

River Stream Migration. If this property had been approved where there was no existing 

house and this event happened, the applicant would have the approval to build right on 

the edge of the riverbank.  

• There is no legal framework in place for the county to inspect and monitor the 

implementation of work authorized by the permit from the beginning to the completion. 

After the permit is issued the applicant has four years with an option for another two 

years to implement the development any way they want, without fear of an inspection.  

o There is no finial inspection to ensure compliance with the permit approval, and 

there is no mechanism to ensure compliance with the permit in the future.  

o 704.04 does not require a permanent marker or monument that marks the exact 

spot where the Mean High-Water Line is. There is no difference in how long the 

PRCA or SCA permit is valid if the county doesn’t do an on-site visit to verify the 

location of the Mean High Water Line in relationship to the structure.  If the 

county doesn’t do an inspection to establish the Mean High Water Line, then in 

July an applicant can state the Mean High Water Line is anywhere they want 

without fear of a challenge from an appeal from the public as HB4037 prohibits 

an appeal from everyone except the applicant. 

o 704.09 (C) states in part; “During this four-year period, the approval shall be 

implemented, or the approval will become void.” Again, it doesn’t make a 

difference how long the permit is valid for because there is no legal framework in 

place for the county to inspect the site before any development to establish the 

Mean High Water Line and to survey and inventory the Native Riparian 

Vegetation Buffer Area. There is no  legal framework in place for the county to 

monitor  the implementations of the work authorized by the PRCA or SCA permit  

because there is no  requirement for a permanent maker or monument that would  

mark the exact spot for the Mean High Water Line. Without an inspection how 

would the county know if the structure has the correct setback as in 704.04? How 

would the county monitor if 75 percent of the setback’s native vegetation has been 

preserved as in 704.07 if there is no inspection? If there is no finial inspection of 

the Development how does the county know if any of the work authorized by the 

permit is in compliance with the permit approval.  
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o 704.09 (C) (1). “Implemented” means all major development permits shall be 

obtained and maintained, or if no major development permits are required to 

complete the development contemplated by the approved PRCA or SCA permit, 

“implemented” means all other necessary County development permits (e.g. 

grading permit, building permit for an accessory structure) shall be obtained and 

maintained.  

For these reasons, the HCPO respectfully ask the Board to ensure that any application timeline 

for ZDO 703 and ZDO 704 reflects current environmental conditions and does not permit 

prolonged delays that undermine the purpose of these protections. The county’s zoning ordinance 

identifies ZDO 703 as the Flood Management District and ZDO 704 as the River and Stream 

Conservation Area, underscoring that floodplain management and stream conservation are 

closely connected issues within the code. (Zoning and Development Ordinance). Please do not 

institute a six-year timeframe for completion of applications affecting the Upper Sandy River and 

Zigzag River corridors. 

Thank you for your consideration of this comment and for your stewardship of these important 

natural resources. 

Sincerely, 

Patricia Erdenberger 

Patricia Erdenberger, Chair 

Hoodland Community Planning Organization 

 

Cc:  Clackamas County Planning Commission; Dr. Leslie King. Executive Director. Sandy River Watershed Council 

 

Noted herein are materials for review: 

Photos  of  homes damaged by the December 2025 flood at 65700 and 65734 E. Sandy River Ln. Timberline Rim 

and Flood Maps for those homes – Attached. 

Oregon Department of State Lands Update, June 1, 2026 

https://www.oregon.gov/dsl/LawsRulesDocuments/Div85mitigation_GeneralAnnouncement_June2026.pdf 

History of Channel Migration Initiatives Presentation at Upper Sandy River Basic Resilience Workshop by 

Clackamas County, YouTube Clackamas County Channel, 2017 Jay Wilson.  

https://www.youtube.com/watch?v=Sa0Ffzi9BgU 

Oregon Department of Geology and Mineral Industries, Channel Migration Zone Maps for the Zigzag River, 

2024https://d3itl75cn7661p.cloudfront.net/dogami/ofr/O-24-09/O-24-09_report.pdf 

Restorative Flood Response Community Handbook, Sandy River Basic Watershed Council 

https://naturaldes.com/wp-content/uploads/2016/06/Sandy-River-Floodplain-Handbook.pdf 
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Fritzie, Martha

From: Renhard, Darcy
Sent: Monday, June 8, 2026 10:34 AM
To: Fritzie, Martha
Subject: FW: ZDO703, ZDO704 - Request that the proposed Amendments to extend Valid 

Permits dates be Removed
Attachments: ZDO703 and ZDO704 Request for Shorter Than Six Years for Completion.docx

Darcy Renhard, Administrative Specialist II 
Clackamas County | Transportation & Development | Planning & Zoning 
503.742.4545 
150 Beavercreek Road, Oregon City, OR 97045 
Hours: M-Th, 7:30 a.m. – 6:00 p.m. 

Get email updates. 

Any opinion or advice provided herein is informational only, and is based on any information 
specifically provided or reasonably available, as well as any applicable regulations in effect on the 
date the research was conducted. Any opinion or advice provided herein may be revised, particularly 
where new or contrary information becomes available, or in response to changes to state law or 
administrative rule, future legislative amendments of the Zoning and Development Ordinance, 
decisions of courts or administrative tribunals, or quasi-judicial land use decisions.   

This is not a land use decision as defined by Oregon Revised Statutes 197.015(10). 

From: Hoodland CPO <hoodlandcpo@gmail.com>  
Sent: Sunday, June 7, 2026 3:19 PM 
To: Renhard, Darcy <DRenhard@clackamas.us> 
Subject: Fwd: ZDO703, ZDO704 - Request that the proposed Amendments to extend Valid Permits dates be Removed 

Warning: External email. Be cautious opening attachments and links. 

Dear Darcy,My apol ogies on not c opying you. We need this to get to the Planni ng Commissi on in an orderly manner. Sincerely, Pat Erdenberger , Chair Hoodland CPO ---------- Forwarded message --------- From: Hoodland CPO <hoodlandcpo@gmail .c om> Date : Sun, Jun 7, 2026 at 2:24PM Subject: ZDO703, ZD  

CGBANNERINDICATOR 

Dear Darcy, 
My apologies on not copying you.  We need this to get to the Planning Commission in an orderly 
manner.  Sincerely, Pat Erdenberger, Chair Hoodland CPO 
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---------- Forwarded message --------- 
From: Hoodland CPO <hoodlandcpo@gmail.com> 
Date: Sun, Jun 7, 2026 at 2:24 PM 
Subject: ZDO703, ZDO704 - Request that the proposed Amendments to extend Valid Permits dates be 
Removed 
To: <croberts@clackamas.us>, Jennifer Hughes <jenniferh@clackamas.us>, tsr <tsr@bctonline.com> 
Cc: Helm, Diana <dhelm@clackamas.us>, Savas, Paul <psavas@clackamas.us>, 
<mschrader@clackamas.us>, <benwest@clackamas.us>, <drleslie@sandyriverwatershed.org>, 
BCCMail <bcc@clackamas.us> 
 

Good Day BCC Chair Roberts, BCC Commissioners, Chair-Planning Commission and 
Director Hughes, 
 
The Hoodland CPO Land Use Committee has reviewed  ZDO 293, Item 5, page 6, the 
proposed Amendments to Extend Permit Dates. We have developed a response to those 
Amendments. We believe that the many Clackamas County landscapes, geographic profiles, 
and the dramatic river migration history for all of our nearby rivers call for shorter Valid Permit 
Dates than six years.  
 
Please include the attached in the record for ZDO 293. 
 
Thank you for your consideration. 
 
Sincerely, Patricia Erdenberger, Chair 

 
 
cc: Dr. Leslie King, Director, Sandy River Watershed Council 
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