
 Rita Baker, Chair  *  Todd Iselin  *  Cedomir Jesic  * Matthew Jones 
Tracy Orvis  *  Darrel Mulch  

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 least three (3) business days before the meeting 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?

DESIGN REVIEW COMMITTEE AGENDA 
July 25, 2023 

8:30 a.m. 
Via Zoom Videoconference: https://clackamascounty.zoom.us/j/86467009747

Contact: Darcy Renhard Also published on the internet at: 
Email: drenhard@clackamas.us https://www.clackamas.us/planning/designreview.html

Phone: 503-742-4545 

1. CALL TO ORDER 

2. PUBLIC COMMENT 

This is an opportunity for attendees to provide comment to an item that is not on the agenda. 

3. PROJECT PRESENTATION  
a) Z0083-23-D: Application for a Design Review permit to 

construct a new 15,360 square foot public library and to 

renovate an existing building (formerly Concord School) into 

a community center. ‡

Melissa Lord 

MLord@clackamas.us

503-742-4504 

4. OTHER BUSINESS 

5. UPCOMING REVIEWS 

6. ADJOURN  

‡  Attachments 



Exhibit List: Z0083-23-D 

1.  Z0083-23-D Staff report and recommendations to DRC 

2. Submitted Application** 

3. Z0020-23 Conditional Use permit decision  

4. Clackamas County Service District No. 5, Street Light comments 

**Please note, the submitted application is very large, and cannot be transmitted via email. Please 

follow the attached instructions to retrieve the application materials online.  



 
 
 
 
 

 

Staff Recommendation to the DRC  Page 1 of 29 
File No. Z0083-23-D 

Clackamas County Planning and Zoning Division 
Department of Transportation and Development 

Development Services Building 
150 Beavercreek Road | Oregon City, OR 97045 

503-742-4500 | zoninginfo@clackamas.us 
www.clackamas.us/planning 
 

RECOMMENDATION TO THE DESIGN REVIEW COMMITTEE 

Recommendation: Denial 

Permit Type: Design Review   

File No. Z0083-23-D 

Proposal: Application for a Design Review permit to construct a new 15,360 square 
foot public library and to renovate an existing building (formerly the Concord School) 
into a community center. The community center will include indoor recreation space, 
community space, and the North Clackamas Parks and Recreation District offices. The 
remainder of the property will be developed with additional vehicle parking, a park with 
outdoor play equipment and green space.  

The applicants received a conditional approval of a Conditional Use permit, which was 
reviewed under land use file no. Z0020-23. This Design Review is a separate land use 
application for the same project. 

Staff Report Date: July 18, 2023 

Issued By: Melissa Lord, Planner II, MLord@Clackamas.us 

Assessor’s Map & Tax Lot(s): T2S R1E Section 12AD Tax Lot 02900 

Site Address:  3811 SE Concord Rd., Milwaukie, OR 97267 

Applicant: Jason Varga 

Owner of Property: North Clackamas Parks and Recreation District  

Zoning: Urban Low Density Residential - R7, Urban Low Density Residential - R8.5, 
and Open Space Management (OSM) 

Community Planning Organization (CPO) for Area: 
Oak Grove, Joseph Edge, contact@oakgrovecpo.org  
 
Community Planning Organizations (CPOs) are part of the county’s community 
involvement program. They are advisory to the Board of County Commissioners, 
Planning Commission and Planning and Zoning Division on land use matters affecting 
their communities. CPOs are notified of proposed land use actions and decisions on 
land within their boundaries and may review these applications, provide 
recommendations or file appeals.  If this CPO currently is inactive and you are 
interested in becoming involved in land use planning in your area, please contact 
Clackamas County Community Engagement at 503-655-8751.   
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OPPORTUNITY TO REVIEW THE RECORD: The submitted application is available for 
review online at https://accela.clackamas.us/citizenaccess/. Select the Planning tab and 
enter the file number to search. Select Record Info and then select Attachments from 
the dropdown list, where you will find the submitted application. The complete 
application file is available for inspection at no cost by contacting the Planner listed on 
the first page of this decision. Copies of all documents may be purchased at the rate of 
$2.00 per page for 8 1/2” x 11” or 11” x 14” documents, $2.50 per page for 11” x 17” 
documents, $3.50 per page for 18” x 24” documents and $0.75 per sq ft with a $5.00 
minimum for large format documents. 

APPLICABLE APPROVAL CRITERIA: This application is subject to Clackamas 
County Zoning and Development Ordinance (ZDO) Sections 202, 315, 702, 1000 
series, 1102 and 1307.   

PUBLIC AND AGENCY COMMENTS: Notice was sent to applicable agencies and 
owners of property within 300 feet.  Comments received relating to the applicable 
approval criteria listed above are addressed in the Findings Section. By the time of this 
report, comments were received from the Clackamas County Service District #5, Street 
Lights. Their comments are included within this staff report.  

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? 

  

https://accela.clackamas.us/citizenaccess/
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Location Map 

 

SUBJECT PROPERTY 
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Site Plan and Project Drawings 

Site Plan 
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Elevations 
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RECOMMENDED CONDITIONS OF APPROVAL  

The conditions listed are necessary to ensure that approval criteria for this land use 
permit are satisfied. Where a condition relates to a specific approval criterion, the code 
citation for that criterion follows in parentheses.  

1. Approval of this land use permit is based on the submitted written narrative and 
plan(s) filed with the County on March 6, 2023 and additional materials submitted 
on May 23, 2023. No work shall occur under this permit other than which is 
specified within these documents, unless otherwise required or specified in the 
conditions below.  It shall be the responsibility of the property owner(s) to comply 
with this document(s) and the limitation of any approval resulting from the 
decision described herein. 

2. Approval of design review is valid for four years from the date of the final 
decision. If the County’s final decision is appealed, the approval period shall 
commence on the date of the final appellate decision. During this four-year 
period, the approval shall be implemented, or the approval will become void.  

Implemented means all major development permits shall be obtained and 
maintained for the approved development, or if no major development permits 
are required to complete the development contemplated by the design review 
approval, implemented means all other necessary County development permits 
(e.g., grading permit, building permit for an accessory structure) shall be obtained 
and maintained. A major development permit is:  

a. A building permit for a new primary structure that was part of the design 
review approval; or  

b. A permit issued by the County for parking lot or road improvements 
required by the design review approval.  

If the design review approval is not implemented within the initial approval period 
established by Subsection 1102.05(A), a two-year time extension may be 
approved pursuant to Section 1310, Time Extension.  

3. Conditions shall be fulfilled within the time limitations set forth in the approval 
thereof, or, if no time is set forth, within a reasonable time. Failure to fulfill any 
conditions within the time limitations provided shall be grounds for the Planning 
Director to initiate revocation of the approved land use permit pursuant to 
Subsection 1307.17(L). [Subsection 1307.15] 

4. The development shall copy with the approval and conditions set forth in land 
use application Z0020-23.  

5. Illuminated Signs: Internally illuminated signs, or external lights used to illuminate 
signs, shall be placed, shielded, or deflected so they do not shine into dwellings 
or impair the vision of the driver of any vehicle. The light intensity of an 
illuminated sign shall conform to or be less than the accepted standards of the 
sign industry, as provided by the Oregon Electric Sign Association. Except for an 
electronic message center sign approved pursuant to Subsection 1010.14, no 
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sign or illuminating devices shall have blinking, flashing, or fluttering lights. 
[1010.02(I)] 

6. Prior to issuance of a building permit the applicant/property owner shall provide 
the Planning Division with the following: 

a. Updated trash enclosure drawing to ensure compliance with the signage 
standards of Subsection 1021.07. The applicant shall coordinate with 
Clackamas County Sustainability & Solid Waste staff to finalize plans that 
comply with design standards and to ensure compliance with the 
standards of ZDO 1021. 

b. Updated landscaping plan that shows the minimum tree caliper for 
deciduous trees will be 2-inches at the time of planting. [Subsection 
1009.10(H)] 

c. Updated site plan with at least one walkway through the main parking lot 
on Concord Rd., subject to meeting the standards of subsection 
1005.02(D)(5). This walkway shall provide a safe pedestrian connection 
between the parking stalls at the back of the main parking lot to the 
interconnected onsite walkway system proposed with the rest of the 
development site.  

7. Prior to issuance of a Development Permit: 

a. The property owner shall submit a request in writing for the formation of an 
assessment area, which will include any new tax lots created by this 
partition, to help pay for the operation and maintenance of lighting. 
Contact Wendy Coryell with Clackamas County’s Department of 
Transportation and Development for more information at 503-742-4657. 

8. Prior to Certificate of Occupancy:  

a. Street lighting shall be installed pursuant to the requirements of 
Clackamas County Service District No. 5 and the electric company serving 
the development.  

b. Ground cover shall be planted a maximum of 30 inches on center with a 
maximum of 30 inches between rows. Rows of plants shall be staggered. 
Ground cover shall be supplied in minimum four-inch containers, except 
that the minimum shall be reduced to two and one-quarter inches or 
equivalent if the ground cover is planted a minimum of 18 inches on 
center. Plants shall be spaced so that ground coverage 3 years after 
planting is expected to be 90%. [Section 1009.10(K and L)] 

c. Landscaping shall be planted/installed according to the landscaping plan 
(as required by condition of approval 6(b)). 

d. Landscaping materials shall be guaranteed for a period of one year from 
the date of installation. The developer shall either submit a signed 
maintenance contract for the one-year period or provide a performance 
surety pursuant to Section 1311, Completion of Improvements, Sureties, 
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and Maintenance, covering the landscape maintenance costs for the one-
year period. [Subsection 1009.10(F)] 

e. Approval shall be obtained by the Clackamas County Development 
Engineering staff for vehicular, pedestrian and bicycle access, including 
frontage improvements and site development, and such improvements 
shall be constructed or bonded in conformance with ZDO Section 
1301.02, including the following: 

i. The applicant shall dedicate right-of-way along the entire site 
frontage of SE Concord Road site frontage and verify by a 
professional survey that a 35-foot wide, one-half right-of-way width 
exists. Additional right-of-way dedication shall be provided to 
encompass the required sidewalk, with the right-of-way located a 
minimum of 6 inches behind the sidewalk 

ii. The applicant shall design and construct improvements along the 
entire site frontage of SE Concord Road to arterial roadway 
standards, consistent with Standard Drawing C140. These 
improvements shall consist of the following: 

1. Up to a minimum 20-foot wide, one half street improvement, 
as measured from the right-of-way centerline to face of curb.  
Where the existing curb exceeds the minimum width, the 
curb can be retained.  The structural section shall comply 
with Standard Drawing C100 for an arterial roadway. 

2. Standard 6-inch curb, 

3. A minimum 5-foot wide landscape strip with street trees. 

4. A 7-foot wide unobstructed sidewalk, per Standard Drawing 
S960. 

5. Minimum 24-foot wide concrete driveway approaches, per 
Drawing D650. 

6. The midblock crosswalk shall be upgraded to current 
standards, including signs, pavement markings and lighting 
per Roadway Standards 271.1 and 281.1.  

iii. Drainage facilities for the site and street improvements shall be 
constructed in conformance with Clackamas County Roadway 
Standards Chapter 4 and Oak Lodge Water Services Standards. 

iv. Improvement of the terminus of SE Spaulding Court shall be 
provided to local road standards, providing paving a minimum of 30 
feet wide, 6-inch curbs, a passenger vehicle turnaround, 5-foot 
wide sidewalk on the north side of the right-of-way frontage, and 
ADA accessibility from the site to the public sidewalk and roadway. 

v. Adequate on site circulation shall be provided for the parking and 
maneuvering of all vehicles anticipated to use the site. Parking 
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spaces shall meet minimum dimensional requirements of ZDO 
Section 1015, and Roadway Standards Drawing P100 or P200, as 
applicable 

9. The development will be subject to the requirements of the utility districts and 
other partner divisions and agencies, including Oak Lodge Water Services and 
Clackamas County Service District No. 5. Responses from these agencies are 
provided in the Advisory Notes section of this report. Compliance with these rules 
and regulations are identified through the standards of ZDO 1006.  

10. The planting and maintenance of the landscaping shall follow the standards of 
Section 1009.10.  
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FINDINGS 

The findings below identify the standards and criteria that are relevant to this decision, 
state the facts relied upon in rendering the decision, and explain the justification for the 
decision.    

1. PROJECT OVERVIEW: Current proposal is for a design review land use permit 
to build a new public library, a public park, renovate existing structure to be used 
as a community center and redesign the two parking lots that serve the site.  

Background: Recently, the applicants received approval with conditions of a 
conditional use permit to have the North Clackamas Parks and Recreation 
District offices operate within a portion of the existing building of the former 
Concord Elementary School. In addition to the office use, a portion of the existing 
building was to be used for indoor recreation (e.g. recreational classes and 
sports club activities). The land use file was reviewed under application number 
Z0390-22. The project scope proposed in land use file Z0390-22 left the majority 
of the existing building un-used (a “shell”). 

Following that conditional use permit, the applicant submitted another conditional 
use permit to construct a new 15,360 square foot public library and to renovate 
an existing building (formerly the Concord School) into a community center. The 
community center will include indoor recreation space, community space, and the 
North Clackamas Parks and Recreation District offices. The remainder of the 
property will be developed with vehicle parking, a park with outdoor play 
equipment and green space. On June 14, 2023 the applicants received approval 
with conditions of a conditional use permit to redevelop the site with a 
Community Center located within the existing school building, a new Public 
Library in a proposed new building, and an outdoor public park. This conditional 
use permit is referenced as application number Z0020-23. This Design Review 
application relates to the conditional uses proposed under file Z0020-23. 

A pre-application conference was held with the applicant on June 7, 2022 to 
discuss the preliminary proposal (reference file ZPAC0065-22). 

Site Description: The subject property is approximately 5.9 acres in area and is 
currently developed with a 46,400 square foot, two-story building (formerly the 
Concord Elementary School) and a covered playground. There are two existing 
parking lots that provide 43 parking spaces. The property was first used as a 
school for the Oak Grove community as early as 1890. The applicant’s research 
shows that the building on site currently was built in 1936 and served as a school 
until 2014. As stated previously, the applicant recently requested that a portion of 
the former school building become the offices for the North Clackamas Parks and 
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Recreation District. A certificate of occupancy for the new use has not been 
issued as of yet.  

There are no mapped wetlands or water quality resources on the subject 
property. There are no mapped landslide hazards or steep slopes of 25% or 
greater. 

2. SECTION 1102 – DESIGN REVIEW 

Subsection 1102.01 Applicability 
 

Finding: Clackamas County’s Zoning and Development Ordinance (ZDO) 
determines development types for which design review is required. ZDO 
Subsection 1102.01(D) states that design review is required for institutional uses in 
the Urban Low Density Residential District. Institutional Uses are defined in 
Section 202 and include municipal and civic buildings, senior and community 
centers, and libraries. The proposed development is for a public library and 
community center located in the R7 and R8.5 zoning districts, and thus design 
review is required for the project. This criteria is met. 
 
Subsection 1102.02 Submittal Requirements 
 
Finding: Clackamas County’s Zoning and Development Ordinance determines the 
submittal requirements necessary for design review. The applicant submitted a set 
of information consistent with the submittal requirements of the Zoning and 
Development Ordinance which county staff deemed complete on May 23, 2023. 
The standard is met.  
 
Subsection 1102.03 Approval Criteria 
 
Finding: Clackamas County’s Zoning and Development Ordinance determines 
that projects which require design review are subject to the standards of the 
underlying zoning district as well as to Section 1000 “Development Standards”. 
The analysis of the proposal, per those sections of the Clackamas County ZDO, 
follow in subsequent sections. 
 
Subsection 1102.04 Design Review Committee 
 
Finding: The Planning Director forwarded the application to the Design Review 
Committee (DRC) for review and recommendation prior to rendering a decision. 
The DRC held a public meeting on July 25, 2025 online using the Zoom platform. 
Staff found that the application warrants a review by the DRC due to the size of the 
project, including mass of buildings, site area, landscaping, and parking 
requirements, the visual significance, and the impact on neighboring properties. 
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3. Section 315 – High Density Residential (HDR) district and Section 702 – 
Open Space Management (OSM) district 
 

Subsection 315.03 Uses Permitted (Table 315-1); Subsection 702.03, 702.04 and 
702.05 Primary, Accessory and Conditional Uses Permitted  
 
Clackamas County’s ZDO determines uses that are permitted primary, permitted 
accessory, conditionally permitted, or not allowed in each zoning district.  

 
Finding: The proposed public library is located in the R7 and OSM zoning districts. 
The community center is located in the R7 and R8.5 zoning district.  

The North Clackamas Parks and Recreation District is a public entity. Table 315-1 
specifies that “government uses” is a conditional use, therefore a conditional use 
permit is necessary. A conditional use permit was obtained as land use file number 
Z0020-23 and approved with conditions. The recreation facilities, such as classes 
and sport club activities, are a permitted use in the zoning district.  

Section 702 of the ZDO controls land uses in the OSM district. The parking lot that 
supports this use is located on the portion of the property in the OSM district. 
Pursuant to Subsection 702.05(A) and (F), a parking lot accessory to indoor 
recreation facilities, meeting rooms, and other similar uses are a conditional use. 
The parking lots supporting the public recreation use and supporting staff offices are 
customarily accessory to the use and therefore can be allowed with a conditional 
use permit. 
 
The uses proposed with this development required the review and approval of a 
conditional use permit and a design review permit. This criteria is met. 
 
Subsection 315.04 Dimensional and Building Standards; Subsection 702.06 
Development Standards 

Finding: Pursuant to subsection 702.06, the OSM district requires that all principal 
and accessory buildings must be located a minimum of 10 feet from any lot in a 
residential zoning district. The proposed library is designed to be located on the 
zoning line between the OSM and the R7 zone; therefore, this standard does not 
apply to the proposed building as it relates to the R7 zone on this tract. The adjacent 
R8.5 zoned property, 3727 SE Spaulding Ave., is approximately 80 feet from the 
proposed library. This standard is met.  
 
Subsection 315.04 and Table 315-2, the table below demonstrates how the 
applicant’s proposal complies with the dimensional standards of the R7 and R8.5 
districts.  
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 Ordinance 
Standard 

Demonstrated 
Dimension 

Complies With 
Standard 

Minimum Front 
Setback 

15 feet 5’6” 
(Spaulding Ave) 

Does not 
comply* 

Maximum 
Building Height 

35 feet 30’7” (Library) 
38’7” (Community 
Center) 

Complies** 

Maximum Lot 
Coverage 

50% 44% Complies 

 

*The applicant is requesting a right of way vacation, which would change the location of 
the front yard line on Spaulding Ave and move it farther away from the proposed 
building site. The front setback is measured as the shortest horizontal distance between 
a structure and the front lot line. If the proposed vacation is approved, the front setback 
would be approximately 25 feet. Further implications of this potential front setback are 
discussed further in Subsection 1005.02(E), below.  

The design also includes one parking space on the Spaulding Ave parking lot that is 
located within the right of way. The Clackamas County Development Engineering 
Division is reviewing this application for compliance with the code and will address this 
parking space in their review. The proposed Spaulding Ave design was designed to 
comply with Roadway Standards drawing C220, Passenger Vehicle Turnaround. On-
street parking is not permitted and curbs shall be marked with “No Parking – Fire Lane”.  

**Maximum building height of the existing/former Concord School building, which will be 
used as a Community Center, exceeds the maximum building height in the R7 and R8.5 
districts. However, this building was built prior to the adoption of the zoning regulations, 
and the proposal does not involve changing the height of the building. Therefore, the 
nonconforming building height is acceptable. The new library that is proposed must and 
does, comply with the current standard.  

Modifications to the standards in Table 315-2 are established by Sections 800, Special 
Use Requirements; 904, Height Exceptions; 1012, Lot Size and Density; 1107, Property 
Line Adjustments; and 1205, Variances. Standards of Sections 800, 904, 1012, and 
1107 are not applicable to this development; as such, modifications can be made 
through Section 1205, the Variances.  

The site is developed as zoning lot. The project narrative states that the “area of the R7 
and R8.5 districts combined is 65,082 sq. ft. In this area the total proposed building 
coverage is 28,940 sq. ft. or 44%.” 

 

3. Section 1002, 1003 and 1004 – Protection of Natural Features, Hazards to 
Safety and Historic Protection 

Section 1002 addresses the protection of various natural features including 
hillsides, the excessive removal of trees prior to development, the protection of 
trees and wooded areas through development, river and stream corridors, the 
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winter ranges of deer and elk populations, certain open spaces near Mount 
Hood, significant natural areas, and significant landforms and vegetation. Section 
1003 addresses various hazards to safety including flood, soils, fire, and mass 
movement areas. Section 1004 addresses standards related to historic 
preservation.  

Finding: The standards in these sections are not applicable to this development. 

 
4. Section 1005 – Site and Building Design 

Section 1005 addresses the development of sites and design of buildings so as 
to efficiently utilize land, create lively, safe, and walkable centers, support the use 
of non-auto modes of transportation, reduce impact of development of natural 
features, utilize opportunities arising from a site’s configuration, design 
illumination so dark skies are maintained when possible and accommodate the 
needs of users of developments. It applies to institutional, commercial, and 
industrial development; multifamily dwellings; and developments of more than 
one, two- or three-family dwelling. 
 

Subsection 1005.02 – General Site Design Standards establishes standards for the 
sites of commercial, industrial, and multifamily developments and addresses 
standards for the placement and orientation of buildings, on-site pedestrian 
circulation, the placement and orientation of building entrances, and other use- and 
zone-specific standards.  

 
Finding: The proposed site layout effectively clusters buildings and lends itself to 
efficient walkway sharing and site circulation for pedestrians visiting the property. 
The design includes an interconnected on-site walkway system with concrete 
pedestrian pathways of varying widths (between 5 feet, 8inches to 8 feet) throughout 
the site which connects the subject property to adjacent developments. The concrete 
walkways connect to each building public entrance and to the adjacent streets, 
including one pedestrian connection to the northwest corner of the site to SE Olive 
Ave, and another connection to the northern portion of the site where the onsite 
walkway connects to an existing pedestrian sidewalk leading to SE Sunset Ct 
(reference permanent 6-foot wide pedestrian easement through Lot 8 of Sunset 
West Subdivision). 
 
The applicant provided a lighting plan and fixture schedule demonstrating that the 
walkways will be illuminated; bollard style lighting will be used to illuminate the onsite 
pathway network, including the path that encompasses the park area. 
 
The parking area at the end of Spaulding Ave includes a 7 foot 7 inch wide walkway 
bordering the parking spaces. A painted, striped crosswalk across Spaulding Ave 
links this parking area to the pedestrian pathway accessing the community center. 
The parking area accessible from Concord Rd includes a 6 foot wide sidewalk 
connecting to the existing sidewalk network adjacent to Concord Rd and borders the 
parking spaces of this main parking lot. This walkway has a raised curb separating 
the parking area and this walkway.  
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No pedestrian walkways are proposed connecting the back of the main parking lot 
off of Concord Rd to the primary building entrances/public plaza. The main parking 
lot consists of 158 parking stalls and includes one swale, as required by Subsection 
1009.03. In order to address the purpose of Section 1005, specifically subsection 
1005.01(B, D, and I), the applicant will be required to include at least one walkway 
through the main parking lot, subject to meeting the standards of subsection 
1005.02(D)(5). A community center and public library typically attracts families; 
ensuring that there is safe parking lot circulation is a priority. As designed, there is a 
lack of pedestrian safety from the opposite end of the parking lot to the community 
center and library plaza. The parking lot design poses a safety hazard to the primary 
users of the site due to the lack of connectivity between the rows of parking and the 
rest of the site. Staff requests the Design Review Committee’s opinion on the 
proposed design and compliance with 1005.02(D)(5). 
 
Subsection 1005.02(E) requires that a minimum of 50% of the street frontage of the 
development site shall have buildings located at the minimum front yard depth line. If 
the minimum front yard depth standard is less than 20 feet, the front yard depth may 
be increased to 20 feet provided pedestrian amenities are developed within the yard. 
The minimum front setback is 15 feet in the R7 and R8.5 zones; the existing building 
to be used as the community center need not comply with this standard. The existing 
building, former Concord School, is approximately 24 feet from the front property line 
on Spaulding Ave. The proposed library is currently located at 5 feet 6 inches from 
the Spaulding Ave frontage. As discussed previously, the applicant is proposing to 
vacant a portion of the Spaulding right of way, which will result in there being an 
approximately 25-foot setback from the proposed library to the front property line. 
The Spaulding Ave frontage would not include buildings located within the minimum 
15-foot front yard depth line or the 20-foot front yard depth line. A modification to this 
standard has not been requested by the applicant, although the applicant has been 
made aware of this issue. As proposed, the front setback of Section 315.04 is not 
met, and if a partial vacation of Spaulding Ave is approved, then the application does 
not meet Subsection 1005.02(E).  
 
The primary public entrance to the library is located to the side of the building and is 
accessible by a concrete walkway that is more than 8 feet wide, developed with a 
plaza, covered entry, and faces the parking lot.  
 
Subsections F through L are not applicable to this development.   
 
Subsection 1005.03 – Building Design provides standards for building facades, 
entrances roof design, exterior building materials, the screening of mechanical 
equipment, and other use- and zone-specific standards.  
 
Finding: Building facades are designed with windows and changes in plane to 
provide architectural relief. The primary library entrance is located under an 
overhang that is approximately 10 feet deep. The building entrance is emphasized 
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by the overhang, and is visible from the main parking lot area accessed off of 
Concord Rd. The proposed ADA accessible entry vestibule on the south side of the 
community center (existing structure) is located under a covered awning and has a 
storefront window system.   
 
The public entrances of the buildings are clearly defined and sheltered. Pursuant to 
Section 1005.03(B)(2), 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. The north side of the library faces Spaulding Ave and does not have a public 
entrance, as required by subsection 1005.03(B)(2). The primary library entrance 
does not face Concord Rd. either. A modification pursuant to subsection 1005.06 is 
requested and is discussed further in this report, below. The façade of the 
community center (existing former school building) that faces Concord Rd. is not 
proposed to be modified; it was designed and built prior to the establishment of the 
current design standards and need not be modified to comply. If changes are 
proposed to this façade in the future, they will be reviewed for compliance with this 
Section at that time.  
 
Pursuant to Subsection 1005.03(C), street-facing façade of the library shall have 
transparent windows, display windows, entry areas, or arcades occupying a 
minimum of 60% of the first floor linear frontage. Transparent windows shall occupy 
a minimum of 40% of the first floor linear frontage and shall be designed and placed 
for viewing access by pedestrians. On the Spaulding Ave. frontage, the building 
façade consist of approximately 67% windows. Roof equipment will be screened by 
a parapet wall.  
 
The proposed library building will include brick veneer siding that will complement 
the existing building and will have metal accents. Details are provided in the 
supplemental project narrative provided on May 23, 2023.  
 
Subsection 1005.03(G) requires that the design increase the safety and surveillance 
on the site. The public plaza to the west of the library is visible from the windows of 
the library. The plaza area will include a 9-foot tall pole-mounted light to adequately 
illuminate the passive recreation area. The Spaulding Ave parking lot may be visible 
through the windows of the library. Rhaphiolepis x delacourii 'Georgia Petite', 
Georgia Petite Indian Hawthorn, and the Elf Dwarf Mountain Laurel, Kalmia latifolia 
'Elf', will not grow taller than 4 feet in height, which will allow the continued 
surveillance of the parking area from the library.   
 
The applicant’s landscape plan calls for plant abbreviation “SAHO” but the plant 
schedule (L3.02) does not include “SAHO”. Staff has requested additional 
information from the applicant.  
 
Subsection 1005.03(G)(6) limits fences, walls and, except for trees, landscaping 
between a parking lot and a street to a maximum of 30 inches in height. The 
landscaping plan includes a variety of plant species to be located between the main 
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parking lot and Concord Rd. However, when left to grow naturally, four of the the 
plant species chosen exceed the maximum 30-inch growth height allowed by the 
ZDO. The four plant species include: Potentilla fruticose, Red Ace Potentilla, can 
grow 2 to 4 feet in height; Nandina domestica, Moon Bay Heavenly Bamboo, grows 
3 feet tall; Cistus obtusifolia, Rock Rose, can grow 3 feet tall; and, Potentilla 
fruticosa 'Red Ace', Red Ace Potentilla, can grow 3 feet tall. If approved, a condition 
of approval is warranted to ensure that the landscaping on the north side of the 
library does not exceed 30 inches in height to ensure adequate visibility of the 
parking lot from Concord Rd. 
 
The new rooftop equipment on the library will be placed into a recessed well that will 
be screened by a parapet to ensure that none of the equipment is visible, as 
demonstrated on the plans submitted, including Sheet A3.10. The applicant’s 
narrative states that “new mechanical units will be added to the community center 
roof that will be smaller than the existing units and will be pushed back from the roof 
edge as far as possible to obscure them from sight. Two new ground-mounted 
mechanical units will be placed on the east side (rear) of the community center and 
will be partially screened by the new trash enclosure and existing building.” 
Subsection 1005.03(J) requires that ground-mounted mechanical equipment be 
screened by ornamental fences, screening enclosures, or landscaping that blocks at 
least 80% of the view. Staff finds that the proposed trash enclosure will screen the 
majority of the new mechanical units shown on Sheet CC A0.81 from Concord Rd.  
 
Subsections I, K and L are not applicable to this development.  
 
Subsection 1005.04 – Outdoor Lighting provides standards to ensure that onsite 
lighting is compatible with the site and surrounding uses while preventing light 
trespass and pollution. 

 
Finding: The proposal includes bollard lighting around walkways, pole-mounted 
lighting near the vehicle and bicycle parking areas, and recessed ceiling-mounted 
fixtures at the library. The luminaire schedule provided demonstrates that the 
proposed lighting fixtures will direct light downward, not skyward. The pole-mounted 
lights will not exceed 20 feet in height which is within the maximum height allowed 
by the ZDO. This criterion is met as proposed.  

 

Subsection 1005.05 – Additional Requirements requires projects to employ one 
additional design element per 20,000 square feet of site area. Regardless of site 
size, a minimum of one and a maximum of five techniques are required.  

 
Finding: Section 1005.05 requires applicants to employ one “Additional 
Requirement” for every 20,000 square feet of site area. The development proposal 
includes more than 200,000 square feet of site area, and so five design techniques 
are required. The applicant is proposing the following techniques: 

A: Install a solar energy system in the development  
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B: Use passive solar heating or cooling techniques to reduce energy 
consumption 

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

G: Provide additional landscaping area at least 10 percent above the 
requirements for the site pursuant to Table 1009-1 

K: Lay out sites and locate buildings and on-site vehicular circulation to create 
functional open areas such as plazas, courtyards, outdoor recreation areas, 
miniparks, and accessways that are open to the general public. 

 
Staff concurs with the findings made in the submitted application materials received 
May 23, 2023. This standard is met.  

 

Subsection 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. 

Finding: The applicant has requested staff to consider a modification to Subsection 
1005.03(B)(2).  

This subsection of the ZDO states “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.” The north side of the library faces Spaulding Ave and 
does not have a public entrance. On May 23, 2023 the applicant provided a written 
request to modify this standard. Generally, the design was intended to discourage 
the public from entering the site from Spaulding Ave due to it being a quiet 
residential street.  

Staff is requesting the Design Review Committee to discuss this modification 
request.  

 

5. Section 1006 – Utilities, Street Lights, Water Supply, Sewage Disposal, 
Surface Water Management, and Erosion Control.  
Section 1006 addresses the provision of appropriate infrastructure for utilities, 
water supply, and sewage disposal, as well as the management of surface water 
and site erosion.   
 
A. 1006.02 Street Lights. Street lights are required for all development inside the 

Portland Metropolitan Urban Growth Boundary. 

Finding: Street lighting shall be installed pursuant to the requirements of 
Clackamas County Service District No. 5 and the electric company serving 
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the development. A condition of approval is warranted to ensure compliance 
with this criterion.  

B. 1006.03 Water Supply and 1006.04 Sanitary Sewer Service. Approval of a 
development that requires public or community water service and sanitary 
sewer service shall be granted only if the applicant provides a preliminary 
statement of feasibility from the service provider(s). 

Finding: A preliminary statement of feasibility from Oak Lodge Water 
Services District was provided by the applicant and confirmed that there is 
adequate sewer and water services for the proposed use. Staff has requested 
that Oak Lodge review the application and provide feedback on the proposed 
design review application. A formal determination of the demand is typically 
evaluated during the Oak Lodge utility permit application process through a 
combination of water supply demand and wastewater strength and volume 
statements supplied by the owner on Oak Lodge forms. Once Oak lodge has 
provided staff with their review comments, staff will determine whether 
compliance with this criterion is met.  

 
C. 1006.06 Surface Water Management and Erosion Control. The following 

surface water management and erosion control standards apply: 

a. Positive drainage and adequate conveyance of surface water shall be 
provided from roofs, footings, foundations, and other impervious or 
near-impervious surfaces to an appropriate discharge point. 

b. The requirements of the surface water management regulatory 
authority apply. If the County is the surface water management 
regulatory authority, the surface water management requirements of 
the Clackamas County Roadway Standards apply 

c. Approval of a development shall be granted only if the applicant 
provides a preliminary statement of feasibility from the surface water 
management regulatory authority. The statement shall verify that 
adequate surface water management, treatment and conveyance is 
available to serve the development or can be made available through 
improvements completed by the developer or the system owner. 

i. The service provider may require a preliminary storm water 
management plan, storm drainage report, natural resource 
assessment and buffer analysis prior to signing the preliminary 
statement of feasibility 

ii. The statement shall be dated no more than one year prior to the 
date a complete land use application is filed and need not 
reserve surface water treatment and conveyance system 
capacity for the development. 

Finding: Oak Lodge Water Services District is the surface water 
management authority for the area including the subject site. A preliminary 
statement of feasibility from Oak Lodge Water Services District was provided 
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by the applicant and confirmed that adequate surface management, 
treatment, and conveyance is available to serve the development or can be 
made available. Staff has requested that Oak Lodge review the application 
and provide feedback on the proposed design review application. Staff will 
review these comments once received and determine is this criterion can be 
met with a condition of approval.   

 

6. Section 1007 - Roads and Connectivity 
Subsection 1007.02 – Public and Private Roadways 
Subsection 1007.03 – Private Roads and Access Drive 
Subsection 1007.04 – Pedestrian and Bicycle Facilities 

A-C: General Standards, Design and Requirements                                                                                                                                                                
D-G: Location and Construction of Sidewalks and Pedestrian Paths 
H: Sidewalk and Pedestrian Path Width 
I-N: Accessways, Bikeways, Trails, Bike/Pedestrian Circulation 
 

A. 1007.01(A and B) Roads and Connectivity – General Provisions. The location, 
alignment, design, grade, width, and capacity of all roads shall be planned, 
coordinated, and controlled by the Department of Transportation and 
Development and shall conform to Section 1007, Chapters 5 and 10 of the 
Comprehensive Plan, and the Clackamas County Roadway Standards. Where 
conflicts occur between Section 1007, the Comprehensive Plan, and the 
Clackamas County Roadway Standards, the Comprehensive Plan shall control. 

Right-of-way dedications and improvements shall be required of all new 
developments, including institutional uses, as deemed necessary by the 
Department of Transportation and Development and consistent with Section 
1007, Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas County 
Roadway Standards. 

Finding: Clackamas County has adopted roadway standards that pertain to the 
structural section, construction characteristics, minimum required right-of-way 
widths and access standards for arterial roads. 

The existing right-of-way varies along the SE Concord Road frontage from 60 to 
approximately 69 feet. The existing one half right-of-way width along the project 
site frontage varies at 30, 37 and 39.98 feet. West of the project site, SE Concord 
Road includes a three-lane cross section along the commercial zoned properties, 
transitioning to a two-lane cross section along the project site frontage. Additional 
right-of-way width was previously provided to accommodate the existing pull-out 
areas previously used for school buses.  The project traffic study evaluated 
whether turn lanes would be needed for the site driveways on SE Concord Road, 
and found that left turn lane warrants are not met. Based on this, continuation of 
a three-lane section to accommodate a center turn lane is not needed along the 
project site frontage of SE Concord Road, and a two-lane cross section is 
adequate to serve the proposed development. The standard cross section for a 
two-lane urban arterial roadway, per Roadway Standards Drawing C140 includes 
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a 70-foot wide public right-of-way, with a one half right-of-way width of 35 feet. 
The applicant will be required to dedicate additional right-of-way to provide a 
minimum one half width of 35 feet, as well as right-of-way to accommodate the 
required frontage improvements as discussed below.  

As a condition of approval from land use file Z0020-23, the applicant shall 
dedicate right-of-way along the entire site frontage of SE Concord Road site 
frontage and verify by a professional survey that a 35-foot wide, one-half right-of-
way width exists. Additional right-of-way dedication shall be provided to 
encompass the required sidewalk, with the right-of-way located a minimum of 6 
inches behind the sidewalk. 
 

B. 1007.01(C and D) Roads and Connectivity. Provisions pertaining to pedestrian, 
bicycle, and vehicle access, safety, and traffic flow.    

Finding: The frontage of SE Concord Road is improved with bike lanes, pull-out 
areas previously used by buses, and curb-tight sidewalk. The proposed 
preliminary plans include modifying the existing driveway access currently 
serving the site to include two driveways serving the main parking lot, and 
retaining an existing driveway at the easterly end of the frontage that provides 
access to a service area that includes trash and recycling. The existing sidewalk 
along the frontage is adequate, except for ADA accessibility across the eastern 
driveway approach. The new driveway approaches and the easterly driveway will 
require adequate ADA access. 

Reconstruction and expansion of the existing former school parking lot is 
proposed with two driveway approaches on SE Concord Road serving the main 
parking lot. ZDO 1007.01(C)(10) specifies that developments have the minimum 
number of driveway as required by DTD. Roadway Standards Section 220.4 
indicates that development sites on arterial roadway should have one driveway, 
with additional access based on safety and circulation needs. Based on 
anticipated traffic use and volume, the proposed two driveway approaches are 
acceptable to provide adequate site circulation, emergency access, and minimize 
impacts to SE Concord Road. Although, the proposed driveways do not meet full 
access spacing due to the location of existing driveways on the south side of SE 
Concord Road, with the continuous center turn lane and alignment of the new 
driveways with existing higher volume driveways on the opposite site of the 
street, the proposed access will be adequate. 

There is an existing mid-block crosswalk on the SE Concord Road frontage that 
does not meet current standards and will require upgrading with new signs and 
additional lighting. A condition of approval of land use application Z0020-23 
requires that the SE Concord Road frontage improvements for proposed 
driveways, ADA accessible sidewalks along the entire site frontage, and 
midblock crosswalk shall be upgraded to current standards prior to obtaining a 
certificate of occupancy. 
 

C. 1007.01(E). All roads shall be designed and constructed to adequately and safely 
accommodate vehicles, pedestrians, and bicycles according to Chapters 5 and 
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10 of the Comprehensive Plan and the Clackamas County Roadway Standards.  
Development-related roadway adequacy and safety impacts to roadways shall be 
evaluated pursuant to the Clackamas County Roadway Standards and also to 
Oregon Department of Transportation standards for state highways. 

Finding: ZDO Sections 1203.03 and 1007.01(E) require that development 
adequately and safely accommodate pedestrians. There is an existing mid-block 
crosswalk on the SE Concord Road frontage does not meet current standards 
and will require upgrading with new signs and additional lighting, consistent with 
pavement marking and sign standards, per Roadway Standards Sections 271.1 
and 281.1.  

The project site includes frontage on the SE Spaulding Avenue right-of-way.  The 
right-of-way includes a half cul-de-sac bulb, but the improvement are undefined 
within the right-of-way. The current improvements at the terminus of SE 
Spaulding Avenue include a paved area that has mostly served as parking and 
access for the school. The preliminary plans include improvements within the 
right-of-way that include paving, curbs and sidewalk along the north side of the 
right-of-way. A small parking lot is proposed off of the north side of the right-of-
way. The applicant is proposing to accommodate a turnaround area for 
emergency vehicles utilizing a portion of the parking lot driveway aisle that 
extends outside the public right-of-way. Because SE Spaulding Avenue is a 
public roadway, provisions for a public turnaround will be required. Although, the 
preliminary site design will provide for adequate access for a fire truck that 
includes maneuvering outside the right-of-way, a turnaround area within the 
public right-of-way is needed, as required by Roadway Standard Section 225.2. 
A passenger vehicle turnaround will be required within the public right-of-way.  

The conditions of approval of land use file Z0020-23 require the applicant to 
comply with this criterion.  

D. 1007.02(D) Public Roadways. Developments shall comply with the intersection 
sight distance and roadside clear zone standards of the Clackamas County 
Roadway Standard. 

Finding: The Traffic Impact Analysis provided by the applicant in the associated 
conditional use permit, file Z0020-23, evaluated the sight distance at the 
proposed driveways on SE Concord Rd., and verified that the standards under 
Roadway Standards Section 240 can be met. Compliance with this section was 
reviewed in land use file Z0020-23.  

E. 1007.02(F) and 1007.04(C) Road Frontage Improvements and Pedestrian and 
Bicycle Facilities. Road frontage improvements must meet current urban 
Roadway Standards. Sidewalks, pedestrian pathways, bikeways, and 
accessways shall be constructed for institutional developments.   

Finding: The frontage of SE Concord Road is improved with bike lanes, pull-out 
areas, 6-inch curb and 7.5-foot wide curb-tight sidewalk. The proposed 
preliminary plans include modifying the existing driveway access currently 
serving the site to include two driveways serving the main parking lot, and 
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retaining an existing driveway at the easterly end of the frontage that provides 
access to a service area that includes trash and recycling facilities. The applicant 
is proposing to retain the existing sidewalk and construct the new driveway 
approach to provide ADA accessibility. Based on estimated trip generation of 
2,053 vehicles per day from the project site, improvement of the project site 
frontage to current standards on SE Concord Road is warranted. 

The standard cross-section for an arterial roadway, per Roadway Standards 
Drawing C140, includes a minimum 20-foot wide half street, with 6-inch curb, 5-
foot wide landscape strip with street trees, and a 7-foot wide sidewalk. The 
applicant will be required to remove the existing curb tight sidewalk and replace it 
with landscape strip, street trees and a setback sidewalk. Where the curb line 
exceeds the minimum 20-foot half street width, the curb can remain. 

As conditioned in land use file Z0020-23, this criterion can be met. 

F. Subsection 1007.05 – Transit Amenities  
 
Finding: The subject property is not located on an existing transit route, as 
identified on Map 5-8a in the Comprehensive Plan. Tri-Met was notified of the 
associated conditional use permit, file Z0020-23, and this design review 
application and was provided with the opportunity to provide comments. The 
County did not received a response from Tri-Met for land use file Z0020-23 and 
has not yet received comments for this design review application. 

 
G. Subsection 1007.06(A) – Street Trees addresses requirements for street trees 

within the Portland Metropolitan Urban Growth Boundary, in the Clackamas 
Regional Center Area, in the Business Park zoning district, and in Sunnyside 
Village. 

 
Finding: The property is located within the Portland Metropolitan UGB and so 
street trees are required along the road frontage for institutional developments. 
The existing building on site that will be used for the Parks District office 
expansion will not involve an addition of 10% of the assessed value, or 999 
square feet. The proposed library is new construction on an institutional use; 
therefore, street trees are required. Street trees are required along the Concord 
Rd frontage, and the species must chosen from a County-approved list of street 
trees, unless approval for planting of another species is given by the Department 
of Transportation and Development. As a condition of approval of the associated 
conditional use permit, file Z0020-23, a condition of approval requires the tree 
species to be determined with this design review application.  

The applicant has not proposed any street trees with their submitted application. 
At this time, this criterion is not met.  
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H. Subsection 1007.07 – Transportation Facilities Concurrency 
 

Finding: This criterion has been reviewed during the associated land use permit, 
conditional use file number Z0020-23. As described in the Hearings Officer 
decision for land use file Z0020-23, this criterion is met.  

 
7. Section 1009 – Landscaping 

Section 1009 seeks to ensure that sites are design with appropriately selected, 
designed, installed, and maintained landscape materials and that landscaped 
areas are used for appropriate purposes.  

Finding: Pursuant to Table 1009-1, the minimum required landscaped area in 
the R7 and R8.5 zone is 25% for conditional uses. Within the 65,082 square feet 
of site rea in the R7 or R8.5 districts, the applicant states that a total of 26,333 
square feet, or 40%, will be landscaped.  

25 square feet of landscaping per parking space, excluding perimeter parking 
spaces, shall be provided. The applicant proposes to provide 158 parking spaces 
in the main parking lot off of Concord Rd. Therefore, 3,950 square feet of interior 
landscaping is required. This standard is met.  

Subsection 1009.03 relates to the landscaping of surface and loading areas. One 
landscape swale located between two rows of parking spaces, as shown in 
Figure 1009-1, is required for every six rows of parking spaces. The applicant 
proposes one 4-foot wide swale across the entire length of the longest row of 
parking spaces. Interior landscaping not developed as swales pursuant to 
Subsection 1009.03(A)(2) shall comply with the standards of subsection 
1009.03(A)(3). The applicant has demonstrated compliance with this subsection. 
Interior landscaped areas, including swales, shall include a minimum of one tree 
located every eight interior parking spaces, and the applicant proposes to meet 
this standard by providing a tree at this rate.  

1009.04 service areas and facilities, such as receptacles for solid waste or 
recyclable materials, shall be screened to reduce or eliminate visual impacts. 
Parking lots in R7 and R8.5 are also required to be screened. The applicant has 
demonstrated that the two parking lots are adequately screened with 
landscaping.  

A condition of approval of associated land use file Z0020-23 requires compliance 
with the screening and buffering techniques listed in ZDO Subsection 1009.04(B 
through E) to mitigate the impacts of the proposed institutional uses to the 
residential use to the east, located at 3901 SE Concord Road. Screening shall be 
sued to eliminate or reduce the visual impacts of service areas and facilities, 
such as receptacles for solid waste or recyclable materials. Screening from 
walkways is required only for receptacles for solid waste or recyclable materials. 
A sight-obscuring fence at least six feet in height and up to a maximum of 10 feet 
in height shall be required around the material or equipment. The application 
materials describe that the trash enclosure will have a 6-foot high chain link fence 
with two sets of double-swing gates. The gates will face 3901 SE Concord Rd, 
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and so staff has requested that the applicant provide the door schedule for the 
trash enclosure gates to verify that they are “sight-obscuring”.  

Buffering is required to mitigate adverse impacts from dissimilar uses and is 
required between the subject property and 3901 SE Concord Rd. Subsection 
1009.04(E) provides a list of ways this standard can be met. The applicant has 
been advised that, at this time, staff does not find this standard to be met.  

1009.06(C) Landscaping strip a minimum of five feet wide shall be provided 
abutting front lot lines. “If—due to the depth of a front setback and the need to 
accommodate a required walkway, required pedestrian amenities, or both—there 
is insufficient area to permit a five-foot-wide landscaping strip, the landscaping 
strip may be reduced in width or the landscaping requirement may be met with a 
linear arrangement of trellises, hanging baskets, or planters, any of which shall 
include plants”. Neither a required walkway nor a required pedestrian amenity is 
being proposed within the front setback of Spaulding Ave.; therefore, this 
standard is required and the landscaping strip need not be reduced. As 
proposed, there is a 0.5-foot setback from the right of way to the building edge; 
the applicant is proposing to vacant a part of the right of way, and provide at least 
5-feet of landscaping within the front setback of Spaulding Ave. Should the right 
of way vacation be approved, this standard is met.  

The Oregon White Oak tree, Quercus crysolepsis, proposed on the planting plan 
must have a minimum tree caliper of 2-inches at the time of planting to comply 
with Subsection 1009.10(H). A condition of approval is recommended to ensure 
compliance with this criterion.  

Landscaping must be guaranteed for one year from the date of installation; a 
maintenance contract or a performance surety were not provided with the 
application materials. This standard can be met with a condition of approval. 

8. Section 1010 – Signs 
The provisions of Section 1010 are intended to maintain a safe and pleasing 
environment for the people of Clackamas County by regulating the size, height, 
number, location, type, structure, design, lighting, and maintenance of signs. 

 
Finding: The proposal is for an institutional use in a residential zoning district 
within the UGB; therefore, subsection 1010.08(A) applies. One freestanding and 
one building sign shall be permitted upon the premises; each sign is limited to a 
maximum of 32 square feet (per side). The maximum top-of-sign height is 5 feet 
for a freestanding sign. Signs may be illuminated by internal or external lighting, 
subject to Subsection 1010.02(I) and must be located behind the front property 
line.  
 
The proposed monument sign located at the parking lot entrance off of Concord 
Rd will be setback from the property line by 4 feet. It will be 4 feet in height, 30 
square feet in area and will be internally lit; a condition of approval is necessary 
to ensure this criteria is met. As conditioned, the monument sign complies with 
the sign criteria.  
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The applicant proposes that there will be “a canopy-mounted sign at the 
community center entry, interior site wayfinding signs. Existing Concord School 
site sign will be removed.” The library wall-mounted sign will be approximately 7 
square feet in area. Staff has requested that the applicant provide additional 
information about the canopy sign to ensure compliance with this criterion.  
 

9. Section 1011 – Open Space and Parks 

Section 1011 applies to areas generally indicated as Open Space on 
Comprehensive Plan Map IV-6, North Urban Area Land Use Plan Map, or on the 
Mt. Hood Community Plan Map. 

Finding: The subject property is designated as Public and Community Use Open 
Space (PCU) in the Comprehensive Plan. However, the property does not 
include slopes greater than 20%, bodies of water or wetlands, flood or landslide 
hazards, distinctive or unique natural areas, or areas of serious natural hazard. 
Therefore, this section is not applicable to the subject property.  

10. Section 1015 – Parking and Loading 

Section 1015 is designed to ensure that developments in Clackamas County 
provide sufficient and properly designed parking for motor vehicles and bicycles 
as well as appropriate off-street loading areas.  

Finding: The Climate Friendly and Equitable Communities (CFEC) rules are in 
effect pursuant to OAR 660-012-0400 through OAR 660-012-0450. No vehicle 
parking can be required for any development that is within ¾ mile of a rail transit 
stop or ½ mile of a frequent transit corridor. This property is eligible to follow the 
CFEC rules due to the frequency and location of the Tri-Met bus service, bus 
lines #33; therefore, no minimum parking is required. Maximum parking 
standards are in effect. The applicant is electing to provide 164 vehicle parking 
spaces and 13 bicycle racks capable of locking two bicycles, each, totaling 26 
bicycle parking spaces. 

Within the Urban Grown Boundary (UGB), the parking maximums listed for 
Urban Zone A in Table 1015-1 apply to the maximum vehicle parking standards 
as demonstrated in the table, below. Pursuant to Subsection 1015.01(C), parking 
requirements for uses and structures not specifically listed in Tables 1015-1, 
Automobile Parking Space Requirements or 1015-3, Minimum Required Bicycle 
Parking Spaces are subject to the requirements for the most similar use. For the 
purposes of determining maximum vehicle parking, staff finds that “Theaters, 
Dance Halls, Community Clubs, Skating Rinks, Public Meeting Places” is the 
most similar use to a library and a park in Table 1015-1. For the purposes of 
determining minimum bicycle parking, staff finds that and that “Theaters, Places 
of Worship, Auditoriums, Dance Halls and other Public Assembly Places” is the 
most similar use in Table 1015-3 for the recreation facility (community center) 
and the library.  
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Proposed 
Use 

Area 
(square 
feet) 

Vehicle 
Parking 
Ratio 
Maximum 
(per 1,000 
square feet) 

Maximum 
Vehicle 
Spaces 
Permitted 

Bicycle 
Parking 
Ratio 
Required 

Minimum 
Bicycle 
Spaces 
Required 

Recreation 
Facilities 

25,642 5.4 139 1 per 40 
seats or 
persons 
of design 
capacity 

unknown 

Office Use 19,058  3.4 65 1 per 
2,500 
square 
feet 

8  

Library 15,141 None  None 1 per 40 
seats or 
persons 
of design 
capacity 

unknown 

Park 1.94 
acres 

None None 5 per 
acre 

10 

Total - - None - unknown 

 

There is no requirement to provide a minimum number of vehicle parking spaces; 
the number of parking spaces that the applicant is electing to provide was based 
upon the number of spaces recommended by the Institute of Transportation 
Engineers, an established organization for transportation professionals. The 
maximum number of vehicle spaces is applicable, and the proposal does not 
exceeds the maximum number of parking spaces allowed.  

As demonstrated by the table above, the minimum required bicycle parking 
spaces could not be determined based upon the information provided by the 
applicant at this time. Staff has requested that the applicant provide the design 
capacity for the recreation facility in the community center and the library in order 
to determine the minimum number of bicycle parking spaces required for those 
uses. The proposed development includes 15 bike rack parking for 30 bicycles.  
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Pursuant to Subsection 1015.03(B) bicycle parking design, staff make the 
following findings:  

When more than seven bicycle parking spaces are required, a minimum of 50% 
of the spaces shall be covered. At this time, there do not appear to be covered 
bicycle parking spaces in the design proposal.  

The bicycle parking is illuminated, as demonstrated in the photometric plan.  

 

11. Section 1021 – Refuse and Recycling Standards For Commercial, 
Industrial, and Multi-Family Developments 

 
Section 1021 applies to multifamily dwellings, institutional, commercial, and 
industrial developments. It provides standards for the design, placement, and 
accessibility of trash enclosures.  

 
Finding: The trash enclosure will be located behind the community center, 
where the receptacles have historically been located. It will be on a 6-inch thick 
concrete pad which exceeds the minimum 4-inch standard. The enclosure will be 
made of a 6-foot high chain link fence which necessitates there being a two- to 
four-inch high bumper curb at ground level located 12 inches inside the perimeter 
walls of the enclosure or fencing to prevent damage from container impacts. The 
bumper curb is shown on the submitted plan drawings. The standards of 
subsection 1021.05(A) for containers are met as proposed.  
 
Subsection 1021.07 states that "no parking" signs must be placed in a prominent 
location on the enclosure or shelter and painted on the pavement in front of the 
enclosure or shelter to provide unobstructed and safe access for servicing 
receptacles. No information pertaining to the signage plan was proposed; 
however, this can be met with a condition of approval.  

  

 

ADVISORY NOTES 

1. Street lighting is required by ZDO section 1006.02 G for all development within the 
Urban Growth Boundary. 

Street lighting does not exist on the SE Concord Rd., SE Olive Ave. or Spaulding 
Ave. frontage thus new street lighting will be required. 

Where installation is required 

Portland General Electric’s (PGE’s) policy requires the street lighting design layout 
meet the recommended maintained illuminance values in the current version of 
ANSI/IES RP-8 American National Standard Practice for roadway lighting. They also 
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require the project supply the photo metrics. Contact PGE project coordinators for 
plan review requirements at 503-323-6700. They will set up a project in their 
system and will help you with their plan process. This should be done prior to 
submitting the Development Permit plan to Clackamas County. Once plan review is 
completed by both PGE and Service District No. 5, the applicant and/or developer is 
notified of the final plan approval and may request final payment for the street 
lighting plan.   

Street lighting operation and maintenance is funded by a yearly special assessment 
on the property tax statement of all benefited properties within the assessment areas 
of the service district.  New assessment areas are formed in response to 
development requirements and by petition of property owners wishing the benefit of 
street lighting for their properties.  

The property owner shall submit a request in writing for the formation of an 
assessment area, which will include any new tax lots created by this partition, to help 
pay for the operation and maintenance of lighting.  This should be completed and 
submitted when applying for a Development Permit. The current rate of assessment 
for street lighting in this residential area is $1.16 per frontage foot per tax lot each 
year. 

Please contact Wendi Coryell at 503-742-4657 with any questions. 

 

 

 



Date of Mailing of this Notice:

Staff Contact:

OSM- OPEN SPACE MANAGEMENT DISTRICT, R7/R8.5 -URBAN LOW DENSITY 
RESIDENTIAL

Property Owner: NORTH CLACKAMAS PARK & REC DIST

Applicant: VARGA, JASON

Zoning:

07/11/2023

Melissa Lord

3811 SE CONCORD RD
MILWAUKIE, OR 97267

Site Address:

E-mail: MLord@clackamas.us

NOTICE OF LAND USE APPLICATION IN YOUR AREA

3811 SE Concord Rd; the north/northwest side of Concord Rd., 
approximately 600 feet east of McLoughlin Blvd

Location:

Clackamas County Planning and Zoning Division
Department of Transportation and Development

Development Services Building
150 Beavercreek Road  |  Oregon City, OR 97045

503-742-4500  |  zoninginfo@clackamas.us
www.clackamas.us/planning

Notice Mailed To:

File Number:

Application Type:

Z0083-23

Design Review

Property owners within 300 feet of the subject property
Community Planning Organizations (CPO)
Interested Agencies

Proposal: Application for a Design Review permit to construct a new 15,360 square foot 
public library and to renovate an existing building (formerly the Concord 
School) into a community center. The community center will include indoor 
recreation space, community space, and the North Clackamas Parks and 
Recreation District offices. The remainder of the property will be developed 
with additional vehicle parking, a park with outdoor play equipment and green 
space.

The applicants received a conditional approval of a Conditional Use permit, 
which was reviewed under land use file no. Z0020-23. This Design Review is 
a separate land use application for the same project.

The project will be presented to the Design Review Committee (DRC) for 
review and feedback on July 25th at 8:30AM on Zoom. The public is welcome 
to attend this meeting and provide comment.  Please see the DRC website at 
https://www.clackamas.us/planning/designreview.html

Applicable Zoning and Development Ordinance (ZDO) Criteria: In order to be approved, this 
proposal must comply with ZDO Sections ZDO Section 202, 315, 702, 1000-series, 1102, 1307. 
The ZDO criteria for evaluating this application can be viewed at 
https://www.clackamas.us/planning/zdo.html

21E12AD02900Assessor's Map and Tax Lot:



Community Planning Organization: The following recognized Community Planning Organization 
(CPO) has been notified of this application. This organization may develop a recommendation. You 
are welcome to contact the CPO and attend their meeting on this matter, if one is planned.

File Number: Z0083-23

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 least three (3) business days before the meeting at 503
-742-4545 or DRenhard@clackamas.us.

¿Traducción e interpretación? | Требуется ли вам устный или письменный перевод? | 
翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역? 

Comments:

Your Name/Organization Telephone Number

If this CPO is currently inactive and you are interested in becoming involved in land use planning in 
your area, please contact Clackamas County Community Engagement at 
communityinvolvement@clackamas.us. In some cases where there is an inactive CPO, a nearby 
active CPO may review the application. To determine if that applies to this application, call or email 
the staff contact.

How to Review this Application: A copy of the application, all documents and evidence 
submitted by or on behalf of the applicant, and applicable criteria are available for inspection at no 
cost. Copies may be purchased at the rate of $2.00 per page for 8 1/2” x 11” or 11” x 14” 
documents, $2.50 per page for 11” x 17” documents, $3.50 per page for 18” x 24” documents and 
$0.75 per sq ft with a $5.00 minimum for large format documents. You may view or obtain these 
materials:

     ·         Online at https://accela.clackamas.us/citizenaccess/. After selecting the Planning tab            
           enter the file number to search. Select File Number and then select Attachments from the     
             dropdown list, where you will find the submitted application; or
     ·         By emailing or calling the staff contact.

Decision Process: Following the closing of the comment period, a written decision on this 
application will be made and a copy will be mailed to you. If you disagree with the decision, you 
may appeal to the Land Use Hearings Officer, who will conduct a public hearing. There is a $250 
appeal fee.

How to Comment on this Application:
To ensure your comments are considered prior to issuance of the decision, they must be received 
within 20 days of the date of this notice. Comments may be submitted by email to the staff contact 
or by regular mail to the address at the top of this notice. Please include the file number on all 
correspondence, and focus your comments on the approval criteria identified above or other 
criteria that you believe apply to the decision.

OAK GROVE COM COUNCIL
JOSEPH EDGE (503) 974-6422
CONTACT@OAKGROVECPO.ORG



 

 
Clackamas County Planning and Zoning Division 
Department of Transportation and Development 
 
 

Development Services Building 
150 Beavercreek Road  |  Oregon City, OR 97045 
 
 

503-742-4500  |  zoninginfo@clackamas.us 
www.clackamas.us/planning 

 

 

TYPE II OR III LAND USE APPLICATION 

DEEMED COMPLETE 

 
 

ORIGINAL DATE SUBMITTED:   

 

FILE NUMBER:  

 

APPLICATION TYPE: 

 

 

The Planning and Zoning Division staff deemed this application complete for the purposes of Oregon 

Revised Statutes (ORS) 215.427 on:  

 

 

 

 

 

 

   

Staff Name      Title 

 

 

 

Comments:  

 

 

 

 

 

Check one: 

 

The subject property is located inside an urban growth boundary.  The 120-day deadline for 

final action on the application pursuant to ORS 215.427(1) is: 

 

  

 

The subject property is not located inside an urban growth boundary.  The 150-day deadline for 

final action on the application pursuant to ORS 215.427(1) is: 

 

02.01.23

3/6/23

Z0083-23-D

DESIGN REVIEW

05/23/2023

MEL LORD PLANNER II

✔
9/20/2023
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DATE:  May 23, 2023 
 
TO:  Melissa Lord, Planner, Clackamas County Planning and Zoning 
 
FROM: Debbie Cleek, Senior Planner, The Bookin Group 
 
SUBJECT: Response to Incompleteness Letter for Oak Lodge Library and Concord Community 

Center Design Review 
Z0083-23 

 
This letter is in response to the request for additional information per the March 30, 2023, 
Incompleteness Letter related to the Design Review request for the new Oak Lodge Library. With 
the acceptance of this information, please deem the application complete. 

Per the letter, the following information must be submitted for the application to be deemed 
complete:  
 
1. Statement of Feasibility from Oak Lodge for water, sewer and surface water feasibility. The 

statement of feasibility provided in the application materials, dated February 2, 2023, says 
specifically that this feasibility statement cannot be used for the Design Review application. 
Provide a statement of feasibility from Oak Lodge that can be used for the Design Review 
application.  
Response: An updated Statement of Feasibility, signed by Marcus Mead of Oak Lodge has 
been provided with this letter. 
 

2.  The applicant should address the comments that were provided at the pre-app either in writing 
or on an updated site plan: 
a)  SE Spaulding Court: 

i.  A 6-foot wide curb-tight sidewalk will be required along the north side of SE Spaulding 
Court site frontage. 

ii.  Standard 6-inch curb shall be constructed along the entire site frontage of SE 
Spaulding Court. 

iii.  The half cul-de-sac bulb shall be paved to the extent practicable and at a minimum 
provide a passenger vehicle turnaround (Standard Drawing C220). If an emergency 
vehicle turnaround is needed, the parking lot driveway may serve as part of the 
turnaround. 

iv. A concrete driveway approach will be required at the parking lot to delineate the public 
road from the parking lot outside the public right- of-way.  

v. On-street parking may be provided within the SE Spaulding Court right-of-way, as long 
as the spaces do not conflict with turnaround maneuvering.  

Response: The project team has begun discussions with County Engineering on how to design 
SE Spaulding to meet these requirements. A sketch of the current proposal is attached to this 
letter. The design presented would: 
• Provides space for a standard C220 turnaround (purple zone) but requires a portion of 

ROW to be dedicated (green zone) unless this could be provided in an access easement. 
• Provides space for the county fire truck turnaround, but requires an access easement 

(orange zone) 
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• Potentially would grant a ROW vacation (yellow zone) so that we don’t have to extend 
Spaulding at 30’ wide all the way to the end if the fire truck turnaround. 

• Stopping Spaulding short would also allow the sidewalk to stop where we currently want it 
to stop (blue zone). 

• Extends the pavement road taper up Spaulding a little further to make the transition 
smoother. 
 

We assume these discussions will continue during the review of the Design Review until a 
mutually agreeable solution is reached.   

 
3. Sheet A3.21 is referenced on the plans but not provided. Please submit.  

Response: It is our understanding that this plan sheet was requested in order to see the 
parapet details on the new library building. Sheet A3.21 has been provided with this response 
letter. 

 
4. Building materials:  

a. Provide additional details regarding the brick proposed. Will it be a brick veneer or full 
brick?  

Response: The brick will be a brick veneer. The basis of design is a Norman size; (2-1/2 x 11-
1/2 in. face, 3-1/2 in. depth) installed in a running bond pattern. The brick veneer will be 
provided by local supplier Mutual Materials, with a color mix of 60% ‘Columbia Red’ and 40% 
‘Ruby’ in mission texture - with colors pulled from the existing Concord schools brick mix 
'Autumn Blend'.  We have provided images of the proposed brick mix for both the Concord 
School and the new library building. 
 

 
1.  Existing Brick Mix (Autumn blend in rug texture) 
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2.  Proposed Brick Mix (Columbia Red/Ruby Blend in Mission Texture) 
 

b. Provide additional details about the windows proposed. What transparency value will they 
have?  

 Response: The window glass is a combination of Vitroglazing's Solarban 60 (on the north and 
east facades, with a VLT 70, VLR 11/12 (ex/int)) and Solarban 70 (on the south and west 
facades, with a VLT 64 and VLR 13/14 (ex/int)). In the areas directly adjacent to landscaping, a 
bird friendly frit pattern or film will be applied to limit bird strikes. 
 

5. ZDO Section 1005.05. No response was provided in the project narrative regarding how the 
project complies with this subsection.  
Response: ZDO Section 1005.05 are Additional Requirements. Developments are required to 
comply with a minimum of one of the techniques per 20,000 square feet of site area with a 
maximum of 5. The site is 257,875 square feet so 5 techniques are required. The following 
techniques will be provided on the site: 
A.  Install a solar energy system in the development. 

A 72kW PV array is designed on the roof of the new library. This will account for 
approximately 63% of the building’s energy use. 

 
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. 
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. 
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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. 

Technique 8 is utilized: Clerestory windows are located on the north and east sides of the 
main reading room. 
 

C.  Use highly reflective (high albedo) materials on roof surfaces. 
The library has a white TPO roof with an initial SRI of 82. 

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

pursuant to Table 1009-1. 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. 
According to Table 1009-1 the area of the site in the R7 and R8.5 districts are required to 
provide 25% landscaping. Pedestrian amenities may comprise a maximum of one-third of 
the minimum landscaped area. There is no minimum landscaping requirement for the 
OSM zone. Within the 65,082 sq. ft. of the site in the R7 and R8.5 districts a total of 26,333 
sq. ft. will be landscaped or provided as pedestrian amenities which equates to 40%. 

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

areas such as plazas, courtyards, outdoor recreation areas, miniparks, and accessways that 
are open to the general public. 
The new building was sited to maximize area for a public park north of the building. Onsite 
vehicular circulation was co-located and condensed to maximize open, landscaped space. 
A public plaza is located between the parking lot and buildings. 

 
6. Lighting plan. Provide a supplemental lighting plan showing the footcandles of each lighting 

fixture. A standard footcandle diagram can be provided for the lighting types that are used 
repeatedly if that is preferable for the design team. e.g. one diagram with dimensions can be 
provided for the bollard walkway light.  
Response: Sheet E0.81 – Lighting Photometrics Plan and Sheet E0.02 – Luminaire Schedule 
have been provided with this letter 
 

7.  Interpretive signs. Please identify which sign on Sheet SG.202 corresponds to the “interpretive 
signs” shown on Sheet L1.01.  
Response: The interpretative signage shown on the original proposal have been eliminated 
from the project. The references to these signs have been removed from the plans.  
 

ADVISORY NOTES:  
1. A Variance land use application is required to be submitted to address the setback variance 

requests that are proposed. Land use application forms can be found online here: 
https://www.clackamas.us/planning/supplemental.html  
Response: The Spaulding Court improvements proposed by our engineer includes vacating the 
southern portion of the Spaulding Court right-of-way. If this vacation occurs than the location 
of the new building would meet the setback requirement to Spaulding Court. We plan to 
submit a Vacation application right away, but it might not be completed by the time the 
Design Review is ready to be approved. Therefore, we would like to request that the 
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application be deemed complete without a Variance application, and if necessary a condition 
of approval be added on to the Design Review approval that requires either a Variance or a 
Vacation be completed before building permits are issued.  
 

2. There does not appear to be any wall-mounted lighting at the public entrances to the library or 
to the new accessible entrance of the community center shown on the lighting plan but is 
referenced in the project narrative. You may want to update your plans or narrative to align 
with one another. If there are lights at the entrances shown on the plans, please let me know 
on which sheet I can find them.  
Response: The narrative incorrectly describes the lighting proposed at the entrances. At the 
library entry, recessed ceiling mounted down light fixtures will be provided in the ceiling of the 
overhang. A linear fixture will also provide back-lighting for the metal screen at the main 
entrance. This proposed lighting has been added to the site lighting plan for reference. 
No additional exterior lighting is currently proposed at the accessible entrance to the 
community center. Adequate lighting for safety and wayfinding will be provided via the 
proposed site lighting, with light levels as indicated in the provided photometric plan.  
 

3. It appears as though the proposal does not comply with ZDO Section 1005.03(B)(2) and there 
are no design modifications requested at this time, pursuant to Section 1005.06.  
Response: The new library building does not meet Section 1005.03(B)(2) since no public entry 
to the building is proposed to face toward Spaulding Street. Therefore, a Modification to this 
standard is being requested with this letter. An application form for the Modification has been 
provided with this letter. The application fee will be paid once you provide instructions to us 
about how and when this fee should be paid. The Approval Criteria of Section 1005.06 is 
addressed below: 
 
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.  
Response: The Spaulding Street vehicle entrance to the site is secondary to Concord Road 
entrance, since accessing the site via Spaulding requires driving on a dead-end, under-
improved Local Service Street though a quiet residential neighborhood. The project is 
specifically trying to limit the amount of traffic that will drive though the neighborhood to 
access the site, by encouraging the Spaulding parking lot to only be used only by staff and 
people accessing the park. All other visitors to the site will be encouraged to use the main 
parking lot accessed by Concord Road. If a public entrance to the library were provided facing 
Spaulding Street it would make it very convenient and desirable to use the Spaulding lot, 
which would be contrary to the message that project is trying to convey by discouraging traffic 
from cutting through the residential neighborhood. 
 
Instead, the site and buildings have been oriented toward Concord Road, a Minor Arterial that 
is well suited to handle the traffic from this project. This orientation toward Concord is the 
historical precedent set by the Concord School, and the new library building is responding to 
this historical pattern. The main entrance to the library will be orientated toward the 
accessible plaza that runs in front of both buildings and provides a clear path that leads 
directly from the street and parking lot. This layout provides easy and intuitive wayfinding 
across the site. In addition, the library entrance will orient toward the park, to help integrate 
with this use of the site and tying all of the activities on site together in a cohesive design. 
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The requested Modification to eliminate the Spaulding facing entrance will result in 
development that achieves the purpose stated in Subsection 1005.01 as well or better than if a 
Spaulding facing entrance was provided. Specifically, the Concord-orientated entrance will 
help to “support community interaction by creating lively, safe, attractive public use space”. 
The proposed accessible plaza, with the library entrance orientated towards it will focus all of 
the public interaction on the site along a single corridor that will feature attractive paving, 
landscaping and lighting. Visitors to the site will have an opportunity to interact with each 
other as the use this main pathway and will not be scattered all over the site by parking and 
using a variety of paths. This criterion is met.  

 
4.  Property Line Adjustment with the Walmart Property.  
 Response: The County is still in negotiations with Walmart, but the request is now for an 

easement over Walmart property, not to obtain ownership of this section of their property. 
Therefore, a Property Line Adjustment is not necessary. Because use of the Walmart property 
has not been obtained yet all work proposed in this area has been removed from the plans. If 
NCPRD can obtain an easement over this property in the future an amendment to the Design 
Review will be requested.  

 
If you need any additional information for this application, please contact me a 
cleek@bookingroup.com. Thank you. 
  
Attachments 
Preliminary Statement of Feasibility (OLWSA) 
Spaulding Court Preliminary Design 
Sheet 3.21 
Sheet E0.02 – Luminaire Schedule 
Sheet E0.81 - Lighting Photometrics Plan 
Modification Application Form 
 



































































 
 
 
 
 
 

 
 

Clackamas County  Updated 01/01/2021 

Planning and Zoning 
Department of Transportation and Development 
 
 

Development Services Building 
150 Beavercreek Road  |  Oregon City, OR 97045 
 
 

503-742-4500  |  zoninginfo@clackamas.us 
www.clackamas.us/planning 
 

 
TO BE COMPLETED BY APPLICANT 

Applicant name: Applicant email: Applicant phone: 

Project engineer: Project engineer email: Project engineer phone: 

Site address: 

Map and tax lot #: 
 

                                        Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 
                                        Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
                  
                                        Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 

 
TO BE COMPLETED BY SERVICE PROVIDER / SURFACE WATER MANAGEMENT AUTHORITY 

Name of service provider / surface water management authority: Name and title of authorized representative: 

Representative email: Representative phone: 

Check all that apply: 
 
         Water Service 
☐ Water service, including fire flows, is available in levels appropriate for the development and adequate water system 

capacity is available in source, supply, treatment, transmission, storage, and distribution, or such levels and capacity can 
be made available through improvements completed by the developer or the system owner. 

☐ Water service is adequate with the exception of fire flows. The applicant shall provide a statement from the fire district 
serving the subject property that states that an alternate method of fire protection, such as an on-site water source or 
sprinkler system, is acceptable. 

☐ Adequate water service cannot be provided. 
 
         Sanitary Sewer Service 
☐ Sanitary sewer capacity in the wastewater treatment system and the sanitary sewage collection system is available to 

serve the development or can be made available through improvements completed by the developer or the system owner. 
☐ Adequate sanitary sewer service cannot be provided. 

 
         Surface Water Management, Treatment, and Conveyance 
☐ Adequate surface water management, treatment, and conveyance is available to serve the development or can be made 

available through improvements completed by the developer or the system owner. 
☐ Adequate surface water management, treatment, and conveyance cannot be provided. 

 
Is this statement issued subject to any conditions of approval? 

 

☐ YES, and those conditions are attached. 
☐ NO 

 
Signature of authorized representative: 
 

Date of signature: 

 

 

PRELIMINARY STATEMENT OF FEASIBILITY 

markus
Typewritten Text
April 18, 2023



This statement of feasibility is signed by Oak Lodge with the following conditions.  

 
  
Disclaimer:  
The District signs preliminary statements of feasibility for Surfacewater management as the 
Surfacewater management authority subject to the following conditions: The property owner is 
responsible for substantiating Surfacewater compliance and performance. This is demonstrated 
through a preliminary storm water report and plan submitted for the preliminary statement of 
feasibility. OLWSD does not own the storm water conveyance system and cannot authorize 
connections to that system. The owner of the system reconciles existing capacity to proposed 
impacts. Some development proposals may require use of public easements which OLWSD 
cannot determine access rights. Other conditions may apply depending on the proposal. 
 
1. Stormwater treatment could meet OLWSD standards and is to be constructed by the 
applicant and the design approved by an Oak Lodge permit following Land Use application 
approval.  
 
2. Preliminary data provided by the applicant substantiate the ability to meet Oak Lodge 
stormwater standards.  
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L4.02 DETAILS * FRO * *
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ARCHITECTURAL

A0.40 EXTERIOR WALL ASSEMBLY TYPES * * * *

A0.50 INTERIOR WALL ASSEMBLY TYPES * * * *

A0.60 HORIZONTAL ASSEMBLY TYPES * * * *

A0.70 DOOR SCHEDULE AND DOOR TYPES * * * *

A0.80 ARCHITECTURAL SITE PLAN * * FRO * FRO * *

A0.90 ENLARGED SITE PLAN * *

A1.01 FLOOR PLAN LEVEL 01 * * FRO * FRO * *

A1.02 CLERESTORY PLAN * *

A1.03 ROOF PLAN * * * FRO * *

A1.05 FINISH PLAN LEVEL 01 * * * * *

A1.08 FURNITURE PLAN LEVEL 01 * * * * *

A1.20 SLAB PLAN LEVEL 01 FRO FRO

A1.61 REFLECTED CEILING PLAN LEVEL 01 * * * * *

A1.62 RCP DLT AND FIRE SUPRESSION FRO FRO FRO

A2.10 EXTERIOR ELEVATIONS * * * FRO * *

A2.11 EXTERIOR ELEVATIONS * * * FRO * *
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A2.50 EXTERIOR 3D VIEWS * * * * *

A3.10 BUILDING SECTIONS * * * FRO * *

A3.11 BUILDING SECTIONS * * * FRO * *

A3.12 BUILDING SECTIONS * * * FRO * *

A3.20 WALL SECTIONS * * * *

A3.21 WALL SECTIONS * * * *

A3.22 WALL SECTIONS * * * *

A3.23 WALL SECTIONS * * * *

A3.24 WALL SECTIONS * * *

A3.25 WALL SECTIONS * *

A4.00 EXTERIOR OPENING TYPES * * * *

A4.01 EXTERIOR OPENING TYPES * * * *

A4.10 EXTERIOR OPENING DETAILS *

A4.11 EXTERIOR OPENING DETAILS * *

A4.12 EXTERIOR OPENING DETAILS * *

A4.13 EXTERIOR OPENING DETAILS * *

A4.14 EXTERIOR OPENING DETAILS * *

A4.20 FOUNDATION DETAILS * * *

A4.21 EXTERIOR ENVELOPE DETAILS *

A4.50 ROOF DETAILS * * * *

A4.51 ROOF DETAILS * * * *

A4.52 ROOF DETAILS * * *

A6.01 INTERIOR FRAMED OPENINGS * * * *

A6.10 INTERIOR FRAMED OPENING DETAILS * * * *

A6.11 INTERIOR FRAMED OPENING DETAILS * * * *

A6.12 INTERIOR FRAMED OPENING DETAILS * * * *

A6.30 INTERIOR ELEVATIONS * * * * *

A6.31 INTERIOR ELEVATIONS * * * * *

A6.32 INTERIOR ELEVATIONS * * * * *

A6.33 INTERIOR ELEVATIONS * * * *

A6.34 ENLARGED PLAN, RCP, INT ELEVATIONS - RESTROOMS * * * * *

A6.50 INTERIOR 3D VIEWS * * * * *

A6.60 STANDARD CASEWORK DRAWINGS * * * *

A6.61 STANDARD CASEWORK DETAILS * * * *

A6.64 INTERIOR DETAILS - CIRC DESK * * * *

A6.66 INTERIOR DETAILS - CASEWORK * * *

A6.67 INTERIOR DETAILS - ARCHITECTURAL WOODWORK * * * *

A6.68 INTERIOR DETAILS - ARCHITECTURAL WOODWORK * * * *

A6.69 INTERIOR DETAILS - ARCHITECTURAL WOODWORK * *

A6.70 INTERIOR DETAILS - ARCHITECTURAL WOODWORK * * *

A6.71 INTERIOR DETAILS * * * *

A6.72 INTERIOR DETAILS *

A6.73 INTERIOR DETAILS * * *

A6.74 INTERIOR DETAILS - CEILING * * * *

A6.75 INTERIOR DETAILS - AWP *

A6.76 INTERIOR DETAILS - CEILING INSTALLATION *

A6.77 INTERIOR DETAILS - WOOD SHELVING *
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S0.01 GENERAL STRUCTURAL NOTES * * * *

S0.02 GENERAL STRUCTURAL NOTES * * * *

S0.03 SYMBOLS & ABBREVIATIONS * * * *

S0.04 SPECIAL INSPECTION REQUIREMENTS * *

S1.01 FOUNDATION PLAN * * * * *

S1.02 PARTIAL PLAN MEZZANINE LEVEL *

S1.03 ROOF FRAMING PLAN * * * * *

S3.01 EXTERIOR ELEVATIONS * * *

S3.02 EXTERIOR ELEVATIONS * * *

S3.03 TRUSS ELEVATIONS * * *

S5.01 CONCRETE DETAILS * * * *

S5.02 CONCRETE DETAILS * * *

S6.01 STEEL DETAILS * * * *

S6.02 STEEL DETAILS * * *

S6.05 STEEL DETAILS * * *

S6.06 STEEL DETAILS * *

S6.07 STEEL DETAILS * *

S6.08 STEEL DETAILS * *

S6.09 STEEL DETAILS *

S6.10 STEEL DETAILS *

S6.51 METAL DECK DETAILS * * * *

S7.01 WOOD DETAILS * *

S8.01 METAL STUD DETAILS * * *
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MECHANICAL

M0.01 SYMBOL LIST AND GENERAL NOTES - MECHANICAL * * * * *

M0.02 SCHEDULES - MECHANICAL * * * * *

M1.00 UNDERGROUND PLAN - MECHANICAL *

M1.01 FIRST FLOOR PLAN - MECHANICAL * * * * *

M1.02 ZONING PLAN - MECHANICAL * * * * *

M1.03 ROOF PLAN - MECHANICAL * * * * *

M4.01 ENLARGED PLANS AND SECTIONS - MECHANICAL *

M6.01 DETAILS - MECHANICAL * * * * *

PLUMBING

P0.01 SYMBOL LIST AND GENERAL NOTES - PLUMBING * * * *

P0.02 SCHEDULES - PLUMBING * * * *

P1.00 UNDERGROUND PLAN - PLUMBING * * * *

P1.01 FIRST FLOOR PLAN - PLUMBING * * * *

P1.03 ROOF PLAN - PLUMBING * * * *

P3.01 ENLARGED PLANS AND SECTIONS - PLUMBING * *

P5.01 DETAILS - PLUMBING * * * *

ELECTRICAL

E0.01 SYMBOL LIST AND GENERAL NOTES - ELECTRICAL * * * * *

E0.02 LUMINAIRE SCHEDULE * FRO * *

E0.80 SITE PLAN - ELECTRICAL * * FRO * *

E1.01 FIRST FLOOR PLAN - LIGHTING * * * *

E1.02 MEZZANINE FLOOR PLAN - LIGHTING * * *

E2.01 FIRST FLOOR PLAN - POWER * * * *

E2.03 ROOF PLAN - POWER * * * *

E4.01 ENLARGED PLANS AND SECTIONS - ELECTRICAL * * * *

E5.01 SINGLE LINE DIAGRAMS - ELECTRICAL * * * * *

E6.01 SCHEDULES - ELECTRICAL * * *

E7.01 DETAILS - ELECTRICAL * * * *

TECHNOLOGY

T0.01 SYMBOL LIST AND GENERAL NOTES - TECHNOLOGY * * * *

T0.08 SITE PLAN - TECHNOLOGY *

T1.01 FIRST FLOOR PLAN - TECHNOLOGY * * * *

T4.01 ENLARGED PLANS AND SECTIONS - TECHNOLOGY * * * *

T7.01 DETAILS - TECHNOLOGY * * * *

SIGNAGE

SG.100 SITE PLAN - LIBRARY & PARK * * * *

SG.101 FLOOR PLAN - LIBRARY * * * *

SG.200 MESSAGE SCHEDULE * * *

SG.201 COLOR & TYPOGRAPHY * * *

SG.202 EXTERIOR SIGN FAMILY * FRO * *

SG.203 INTERIOR SIGN FAMILY * * *

SG.300 SIGN TYPE AA1 * *

SG.301 SIGN TYPE AA2 * *

SG.302 SIGN TYPES CC1 & DD1 * *

SG.303 SIGN TYPES FF1 & GG1 * *

SG.400 SIGN TYPES A1, A2, A3 & A4 * *

SG.401 SIGN TYPES B1 & B2 * *

SG.402 SIGN TYPES B3 & B4 * *

SG.403 SIGN TYPE C1 * *

SG.404 SIGN TYPE C1 & C2 * *

SG.405 SIGN TYPE E1 * *
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Oak Lodge Library Design EUI + 72 KW Onsite PV Generation = 10

Oak Lodge Library Design EUI = 27

2030 Target EUI = 21 

Net Zero Energy                                 

Zero Tool Baseline EUI =104 

16 . 1200C

STATE OF OREGON DEPARTMENT OF ENVIRONMENTAL QUALITY (DEQ)

15 . Z0083-23 DESIGN REVIEW TYPE II

14 . Z0020-23 CONDITIONAL USE PERMIT

CLACKAMAS COUNTY PLANNING

13 . DEVELOPMENT PERMIT

CLACKAMAS COUNTY DEVELOPMENT ENGINEERING

12 . SIGNAGE

11 . BUILDING - RENEWABLE ENERGY - PV: DELEGATED DESIGN

10 . BUILDING - GRADING

9 . BUILDING - ELECTRICAL - LOW VOLTAGE

8 . BUILDING - ELECTRICAL

7 . BUILDING - FIRE AND LIFE SAFETY SYSTEMS: ALARMS, SIGNALING, CALL SYSTEM.
MANUAL FIRE ALARM SYSTEM TO ACTIVATE AN EMERGENCY VOICE/ALARM
COMMUNICATIONS SYSTEM: DELEGATED DESIGN

6 . BUILDING - FIRE SUPPRESSION: DELEGATED DESIGN

5 . BUILDING - MECHANICAL COMMERCIAL

4 . BUILDING - PLUMBING - (SITE WORK)

3 . BUILDING - PLUMBING  (INTERIOR)

2 . BUILDING - COMMERCIAL NEW (UNDERGROUND FIRELINE)

1 . BUILDING -COMMERCIAL NEW

CLACKAMAS COUNTY BUILDING

RELATED PERMITS

5 . FALL PROTECTION:
DELEGATED DESIGN (SPEC 11 24 25)

4 . ALUMINUM-FRAMED ENTRANCES AND STOREFRONTS DELEGATED DESIGN
(SPEC 08 41 13)

3 . ACOUSTICAL PANEL CEILINGS
DELEGATED DESIGN (SPEC 09 51 13)

2 . SUPPORTS AND SESMIC BRACING OF PLUMBING EQUIPMENT
DELEGATED DESIGN (23 05 48)

1 . SUPPORTS AND SESMIC BRACING OF PLUMBING EQUIPMENT DELEGATED
DESIGN (SPEC 22 0 48)

DEFERRED SUBMITTALS

4 IN ADDITION TO PROVIDING PAINTED GYPSUM WALL BOARD, PROVIDE
STRETCHED-FABRIC WALL PANEL SYSTEM, AWP-2, AS INDICATED IN DRAWINGS AND
AS SPECIFIED IN SECTION 09 84 36 “SOUND-ABSORBING UNITS

3 IN ADDITION TO PROVIDING SEALED CONCRETE, PROVIDE FLOOR TILE AT ALL
RESTROOMS AS INDICATED IN DRAWINGS AND AS SPECIFIED IN SECTION 09 30 00
“TILING”....

2 IN ADDITION TO PROVIDING SEALED CONCRETE, PROVIDE POLISHED CONCRETE
FINISH AS INDICATED IN DRAWINGS AND AS SPECIFIED IN SECTION 03 35 43
“POLISHED CONCRETE FINISHING”.

1 IN ADDITION TO EXTERIOR PLAZA, PROVIDE WATER FEATURE AS DETAILED IN
LANDSCAPE DRAWINGS AND RELATED UTILITIES AS SHOWN IN CIVIL DRAWINGS,
AND AS SPECIFIED IN DIVISIONS 22 “PLUMBING”, 32 “EXTERIOR IMPROVEMENTS” AND
33 “UTILITIES”.
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3 OVERALL NORTH ELEVATION - FOR REFERENCE ONLY

1/16" = 1'-0"G0.03

5 GARDEN ELEVATION EAST - FOR REFERENCE ONLY
1/16" = 1'-0"G0.03

6 GARDEN ELEVATION WEST - FOR REFERENCE ONLY

1/16" = 1'-0"G0.03

4 OVERALL EAST ELEVATION - FOR REFERENCE ONLY
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EXISTING
CONDITIONS

C0.02SCALE
30

1 INCH = 30 FEET

30 600

NOTES

DISCLAIMER:
THIS SHEET REPRESENTS EXISTING SITE
CONDITIONS BASED ON A LAND SURVEY
PROVIDED BY KPFF OR BY OTHERS (NOT
COMPLETED UNDER KPFF DIRECT
SUPERVISION).
ALL INFORMATION SHOWN HEREON MAY OR
MAY NOT EXPLICITLY REFLECT THE ACTUAL
SURVEY DELIVERED FOR THE PURPOSE OF
THIS PROJECT SITE. THIS INFORMATION WAS
RELIED UPON FOR CIVIL DESIGN PURPOSES.
SURVEY COMPLETED BY:
COMPASS LAND SURVEYORSDEC. 2019
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WATER

CATCH BASIN

FP
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FD
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FDC
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'
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'

20
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' 70.0'

20.0'

20.0'
R28.0'
TYP.

PROPOSED PUBLIC FIRE HYDRANT

EXISTING PUBLIC FIRE HYDRANT

24
.0

'

24
.0

'

PROPOSED FDC - LIBRARY

EXISTING FDC - CONCORD

NEW LIBRARY BUILDING
15,362 SF

TYPE VB CONSTRUCTION
FULLY SPRINKLERED

MAX HEIGHT 30'-3"

EXISTING COMMUNITY CENTER
BUILDING TO REMAIN

43,370 SF
TYPE VB CONSTRUCTION

FULLY SPRINKLERED
MAX HEIGHT 41'-6"

FIRE RISER ROOM

KNOX BOX LOCATION

KNOX BOX LOCATION

VINYL ADDRESS NUMBERING

ILLUMINATED SITE SIGNAGE
WITH ADDRESS NUMBERING

19.4'

56
.5

'72
.0

'

HOSE LAY
DISTANCE = 95 LF

HOSE LAY
DISTANCE = 128 LF

HOSE LAY
DISTANCE = 121 LF

HOSE LAY
DISTANCE = 116 LF

HOSE LAY
DISTANCE = 146 LF

HOSE LAY
DISTANCE = 145 LF

316.8'

37
1.

3'

EXISTING PUBLIC FIRE HYDRANT

~9
5'

FIRE ACCESS ROUTE

FIRE ACCESS ROUTE

FIRE ACCESS ROUTE108.9'

APPROX. LOCATION OF
EXISTING PUBLIC FIRE HYDRANT
NORTH OF SITE ON SPAULDING AVE

PROPOSED BDV - LIBRARY

R28.0'

R28.0'

R28.0'

MOUNTABLE CURB
24.0'

MOUNTABLE CURB
78.7'

26
.0

'

6.5'

24.0'
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FIRE ACCESS

C0.03SCALE
30

1 INCH = 30 FEET

30 600

28' RADIUS INSIDE AND 48'
RADIUS OUTSIDE ON FIRE
ACCESS ROAD

ALTERNATE FIRE TRUCK TURNAROUND

SCALE
30

1 INCH = 30 FEET

30 600

SE
SP

AU
LD

IN
G

AV
E

SE OLIVE AVE

1. FIRE APPARATUS ACCESS ROADS SHALL BE IN ACCORDANCE WITH THE
2022 OREGON FIRE CODE.

2. FLOW TEST  RESULTS

HYDRANT LOCATION: SE SPAULDING AVE & SE OLIVE AVE
DATE TESTED: 13 OCTOBER, 2022

STATIC:           105 PSI
RESIDUAL: 95 PSI
FLOWED: 1353 GPM
ESTIMATED FLOW @ 20 PSI: 4297 GPM

3. CURBS IN FIRE ACCESS ZONES SHALL BE PAINTED RED WITH WHITE "NO
PARKING FIRE LANE" STENCIL AT A MINIMUM OF 20' ON CENTER. TEXT
SHALL BE 1 INCH WIDE BY 6 INCHES HIGH PER OFC 503.3.

SHEET NOTES

SHEET LEGEND

STRUCTURE TYPE
CALLOUT DESCRIPTION

BDV BALL DRIP VALVE

FDC FIRE DEPARTMENT CONNECTION

FH FIRE HYDRANT (PRIVATE OR PUBLIC AS NOTED)

UTILITY LABEL LEGEND

HOSE STRETCH DISTANCE LINE, LENGTH
AS NOTED.

CURB PAINTED RED WITH STENCIL. SEE
SHEET NOTE 3. (SHOWN AT AN OFFSET
FROM CURB FOR CLARITY.)

DESIGN REVIEW
REV 1

05.22.2023
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WATER

CATCH BASIN

60.1'

49.3'
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PROP. BUILDING

TRASH ENCLOSURE,
SEE A0.90 FOR DETAILS
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SITE PLAN -
OVERALL

C2.00SCALE
30

1 INCH = 30 FEET

30 600

1. ALL DIMENSIONS ARE TO FACE OF CURB OR FACE OF WALL.

2. ALL CONCRETE PAVEMENT JOINTS SHALL BE CONSTRUCTED PER
DETAIL 7/C5.00.

3. PROPOSED FRONTAGE IMPROVEMENTS IN RIGHT-OF-WAY SHOWN
FOR REFERENCE ONLY. TO BE PERMITTED UNDER SEPARATE
PUBLIC WORKS PERMIT.

4. CURBS IN FIRE ACCESS ZONES SHALL BE PAINTED RED WITH WHITE
"NO PARKING FIRE LANE" STENCIL AT A MINIMUM OF 20' ON CENTER.
TEXT SHALL BE IN 1 INCH WIDE BY 6 INCHES HIGH PER OFC 503.3

STORMWATER PLANTER

MEDIUM (DRIVE AISLE)
ASPHALT PAVEMENT SECTION

1&4
C5.02

1A
C5.00

PROPERTY/ROW LINE

SE
SP

AU
LD

IN
G

AV
E

SE OLIVE AVE

SHEET LEGEND

SHEET NOTES

HEAVY (ACCESS ROAD)
ASPHALT PAVEMENT SECTION

1A
C5.00

STANDARD (PARKING AREA)
ASPHALT PAVEMENT SECTION

1A
C5.00

CURB PAINTED RED WITH STENCIL.
SEE SHEET NOTE 4

VEHICULAR CONCRETE
PAVEMENT

1B
C5.00

SCALE
30

1 INCH = 30 FEET

30 600

AREA 3
(SEE SHEET C2.03)

AREA 1
(SEE SHEET C2.01)

AREA 2
(SEE SHEET C2.02)

100% CD 05/05/2023

100% CD

100% CD

100% CD

100% CD

100% CD

DESIGN REVIEW
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MULTICORELINK:2200309-50-DTL-C5.00
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CONTOUR MAJOR (FG)

CONTOUR MINOR (FG)

EX. CONTOUR MAJOR

EX. CONTOUR MINOR

GRADE BREAK

X KEY NOTES
NOTE DESCRIPTION DETAIL

REF.

CH CONCRETE DRAINAGE CHANNEL 6/C5.02
DG DETENTION GALLERY ZONE UNDER STORM PLANTER 4/C5.02
SPD STORM PLANTER WITH DETENTION 4/C5.02

SHEET LEGEND

49

50

49

50

1. ALL DIMENSIONS ARE TO FACE OF CURB OR FACE OF WALL.

2. SLOPES PROVIDED ON SLOPE ARROW ARE FOR REFERENCE ONLY.

3. ALL ACCESSIBLE ROUTES SHALL COMPLY WITH CURRENT ADA
ACCESSIBILITY GUIDELINES FOR BUILDING AND FACILITIES (ADAAG)

4. ALL WALKWAYS ON ACCESSIBLE ROUTES ARE DESIGNED TO NOT
REQUIRE HANDRAILS UNLESS NOTED OTHERWISE. THEREFORE
RAMPS ON THOSE ROUTES WITH SLOPES STEEPER THAN 4.5% AND
LESS THAT 7.8% SHALL NOT EXCEED 0.5' RISE.

5. ALL SIDEWALK PAVEMENT JOINTS SHALL BE CONSTRUCTED PER
DETAIL 7/C-301.

SHEET NOTES

SLOPE ORIENTATION INDICATING DIRECTION OF
MAXIMUM GRADE (DOWNHILL)

[X.X%]

SPOT ELEVATION
DESCRIPTION LISTED BELOW.
NO DESCRIPTION MEANS TP OR TG

BS BOTTOM OF STEP
BW BOTTOM OF WALL
EG EXISTING GRADE
FF FINISHED FLOOR
FL FLOW LINE
G GUTTER
HP HIGH POINT
LP LOW POINT
RIM RIM OF STRUCTURE
TC TOP OF CURB
TG TOP OF GROUND
TP TOP OF PAVEMENT
TS TOP OF STEP
TW TOP WALL

XX.XX  XX

CALLOUT    DESCRIPTION

X GRADING KEY NOTES
NOTE DESCRIPTION

A LANDING AT EX. DOOR. TYPICAL GRADING SHALL BE: TOP OF
CONCRETE DOOR = FFE MINUS 0.02 FT. SLOPE CONCRETE 1.5% AWAY
FROM BLDG. (SPOT ELEVATIONS MAY NOT BE CORRECT. NOTIFY
ENGINEER OF DISCREPANCIES)

B LANDING ZONE. ACCESSIBLE ROUTE THROUGH THIS ZONE REQUIRES
NO MORE THAN 2% SLOPE IN ANY DIRECTION.

C WALKWAY SLOPES DOWN FROM LANDING ZONE AS REQUIRED TO
MATCH EX. GRADE. SLOPE SHALL NOT EXCEED 5%. SEE SHEET NOTE 4

D WALKWAY REPLACEMENTS SHALL:
   -  BE REINTSTALLED IN EXISTING LOCATIONS, UNLESS NOTED
      OTHERWISE
   -  MAINTAIN 1.5% TYPICAL CROSS-SLOPE TO ALLOW DRAINAGE (2%
      MAX).
   -  RUNNING SLOPE SHALL NOT EXCEED 4.5% UNLESS NOTED
      OTHERWISE.

E WALKWAY RAMP ZONE. RISE >0.5' AND SLOPE >5% REQUIRES
HANDRAILS BOTH SIDES PER ARCH DETAILS.

(XXX.X±) EXISTING GRADE
(MATCH WHERE APPLICABLE)

CONCRETE SIDEWALK.

RAMP AREA SLOPE SHOWN
FOR REFERENCE ONLY.

XXX.XX
B

S/W CROSS-SLOPE
1.5% MAX. AWAY
FROM ELEVATION
CALLOUT IN ANY
DIRECTION (UNO)

GRADING SLOPE AND DIRECTION (DOWNHILL)X.X%

GRADING LABEL LEGEND

GRADING LIMITS
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GRADING PLAN -
OVERALL

C3.00SCALE
30

1 INCH = 30 FEET

30 600

AREA 3
(SEE SHEET C3.03)

AREA 1
(SEE SHEET C3.01)

AREA 2
(SEE SHEET C3.02)
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NOTE DESCRIPTION DETAIL
REF.

1 CONNECT TO EXISTING MAIN. SEE SHEET NOTE 4.
2 CONNECT TO EXISTING MANHOLE.

DC DOUBLE CHECK 11/C5.01
DF DRINKING FOUNTAIN, SEE L/S PLANS

ESD RECONNECT EXISTING STORM DRAIN/ROOF DRAIN TO
PROPOSED STORM PIPE

FDC FIRE DEPARTMENT CONNECTION. SEE PLUMBING PLANS
FOR CONTINUATION.

FND PERIMETER FOUNDATION DRAIN 9/C5.02
FP FIRE PROTECTION LINE CONNECTION. SEE PLUMBING

PLANS FOR CONTINUATION.
HB PEDESTAL HOSE BIB, PRODUCT SHALL BE FOR POTABLE

WATER USE, HEAVY DUTY, VANDAL RESISTANT WITH
SURFACE MOUNTING, AND FREEZE RESISTANT. PROVIDE
SUBMITTALS AND COLOR OPTIONS TO ARCHITECT FOR
APPROVAL.

IR IRRIGATION POINT OF CONNECTION, SEE IRRIGATION
PLANS FOR CONTINUATION.

RDN ROOF DRAIN NOZZLE. SEE PLUMBING PLANS.
RP RIP-RAP PROTECTION

RWD RETAINING WALL DRAIN 10/C5.02
S CONNECT TO WASTE LINE. SEE PLUMBING PLANS FOR

CONTINUATION. SIZE AS NOTED.
SD CONNECT TO STORM DRAIN/ROOF DRAIN. SEE PLUMBING

PLANS FOR CONTINUATION. SIZE AND IE AS NOTED.
SPD STORM PLANTER WITH DETENTION
SPL LINED STORMWATER PLANTER. ID AND SIZE AS NOTED.
ST SOAKAGE TRENCH 6/C5.02

SUB SUBDRAINAGE UNDER PLAY SURFACE 13/C5.01
USD UNDERSLAB DRAINAGE,  INSTALL 36" TO 48" BELOW FF,

COORDINATE WITH MECHANICAL FOR ACTUAL DEPTH.
8/C5.00

W CONNECT TO COLD WATER SYSTEM. SEE PLUMBING
PLANS FOR CONTINUATION. SIZE AS NOTED.

WF CONNECT TO COLD WATER SYSTEM, TO SUPPLY WATER
FOR INTERACTIVE FOUNTAIN. SEE PLUMBING FOR
CONTINUATION. SIZE AS NOTES.

WM WATER METER, APPROX. SIZE AS NOTED. COORDINATE
WITH OLWSD FOR INSTALLATION.

!! UTILITY CROSSING. PROVIDE 12" MIN. CLEARANCE, UNO.

PIPE LABEL

XXLF - XX" XX

UTILITY SIZE
UTILITY LENGTH

UTILITY TYPE
S=X.XX%

XX XX-XX
RIM=
IE IN = XX.X
IE OUT = XX.X

STRUCTURE TYPE CALLOUT

UTILITY TYPE (SD=STORM DRAINAGE, S=SANITARY SEWER,
W=WATER, FP=FIRE PROTECTION)

ID NUMBER (WHERE APPLICABLE)

STRUCTURE INFO (WHERE APPLICABLE)

STRUCTURE LABEL

1. ON-SITE PIPE BEDDING AND BACKFILL FOR ALL UTILITIES SHALL BE
DONE PER DETAIL 1/C5.01.

2. PUBLIC PIPE BEDDING AND TRENCH BACKFILL AND SURFACING PER
OLWSD DWG NO. 402/C5.04.

3. STRUCTURES LOCATIONS ARE BASED ON CENTER OF STRUCTURE.
SEE UTILITY STRUCTURE TABLES ON SHEET C4.00.

4. FIELD VERIFY LOCATION , SIZE, AND IE OF ALL EXISTING UTILITY
CONNECTIONS PRIOR TO CONSTRUCTION. NOTIFY ENGINEER WHERE
CONNECTION ARE FOUND TO DIFFER FROM ASSUMPTIONS. MAY
REQUIRE REDESIGN.

5. SLOPE STORM LATERAL PIPES AT 2% MIN. UNLESS NOTED
OTHERWISE.

SLOPE (WHERE APPLICABLE)

X UTILITY KEY NOTES

SHEET NOTES

UTILITY LABEL LEGEND

STRUCTURE TYPE
CALLOUT DESCRIPTION DETAIL REF.
11BND 11.25° BEND
22BND 22.5° BEND
45BND 45° BEND
90BND 90° BEND
XBEND COMBINED FITTINGS TO ACHIEVE ANGLE
ADL AREA DRAIN IN LANDSCAPE 3B/C5.01
ADP AREA DRAIN IN PAVEMENT 3A/C5.01
BDV BALL DRIP VALVE 12/C5.01
BWV BACKWATER VALVE 14/C5.01
CB CATCH BASIN 4/C5.01
CB2 CATCH BASIN - TYPE 2 16/C5.01
CB3 CONCRETE CATCH BASIN 7/C5.02
CO CLEANOUT 2/C5.01
CONN CONNECT TO EX. PIPE. SEE SHEET NOTE 4.
DCD DOUBLE CHECK DETECTOR VALVE
FCMH FLOW CONTROL MANHOLE 9/C5.01
FDC FIRE DEPARTMENT CONNECTION 6/C5.01
MH MANHOLE 10/C5.01
OF OUTFALL 3/C5.02
OV OVERFLOW INLET - TYPE 1 5/C5.01
OV2 OVERFLOW INLET - TYPE 2 4/C5.02
SEDMH SEDIMENTATION MANHOLE 8/C5.02
STUB STUB
TEE TEE CONNECTION
VLT WATER VALVE BOX

STORMWATER PLANTER

PROPERTY LINE

SHEET LEGEND

22
6

226

225

224

22
5

224

CATCH BASIN

WATER

CATCH BASIN

O

O

C
O

N
C

O
RD

 R
O

AD

W

W

W

W

W

W

W

W

W
W

WFP
FP

FP
FD

C

FDC

W

W W W

W W

W

W

W

W

W

W

W

W

W

W

W

W

W
W

W

W

W

W

W

W

W

W

W W W

SEE C4.10, C4.20, C4.30 FOR
PROPOSED SEWER, WATER, AND

STORM MAIN DETAILS

SE
SP

AU
LD

IN
G

AV
E

SD STRUCTURE TABLE
STRUCTURE ID

45BND-2

45BND-3

90BND-1

90BND-2

ADL-1

ADL-2

ADL-3

ADL-4

ADL-5

ADL-6

ADL-7

ADL-8

ADL-9

ADL-10

ADL-11

ADP

BWV

CB-3

CB-4

CB-5

CB-6

CB2-2

CB2-3

CB3-1

CO-5

NORTHING

131436.47

131151.52

131620.44

131615.59

131737.94

131743.16

131786.58

131681.15

131670.36

131591.93

131572.52

131545.21

131520.79

131557.57

131585.53

131681.44

131588.00

131239.79

131194.37

131250.18

131161.46

131621.28

131699.36

131136.75

131673.24

EASTING

360400.95

360345.59

360489.66

360486.01

360214.03

360196.91

360120.80

360290.09

360278.25

360422.75

360424.14

360398.00

360342.01

360229.38

360264.35

360251.09

360267.28

360274.83

360313.24

360453.05

360360.74

360402.39

360373.06

360328.45

360370.98

SD STRUCTURE TABLE
STRUCTURE ID

CO-7

CO-9

CO-10

CO-11

CO-13

CO-14

FCMH

MH-1

OV-1

OV-2

STUB-1

STUB-3

STUB-5

NORTHING

131678.86

131604.73

131584.34
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WALL SECTIONS SHEET NOTES

1. REFERENCE A4.00 FOR OPENING FRAME TYPES, GLAZING UNIT TYPE 
AND DETAIL CALLOUTS

2. METAL STUD FRAMING IS BIDDER-DESIGNED. BRACING, KICKERS, TIES 
ARE SHOWN FOR REFERENCE.

3. REFERENCE STRUCTURAL FOR DEFLECTION CRITERIA.
4. REFERENCE STRUCTURAL FOR TOP OF STEEL HEIGHTS.
5. INTERIOR STUD AT DOUBLE STUD WALLS TO BE FRAMED PER LEVEL. 

EXTERIOR STUD TO BE BALLOON FRAMED. REFER TO WALL SECTIONS 
FOR MORE INFORMATION.

6. METAL PANEL JOINTS TO ALIGN WITH CENTER LINE OF MULLION U.NO.
7. REFERENCE A0.40 FOR EXTERIOR WALL ASSEMBLIES
8. REFERENCE A0.60 FOR HORIZONTAL ASSEMBLIES
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Room Name Type of Controls Control Functions

Single-User Restrooms
Wall switch occupancy sensor. Provide supplemental relay to turn exhaust fan associated with room

on/off together with room lights.
Auto-off/manual on occ sensor control. Time delay set to 5 minutes or use walk-in mode.

Multi-User Restrooms Ceiling dual-tech occupancy sensors, emergency lighting relay(s).
Auto-off/auto-on occ sensor control. Emergency lighting switches with normal lighting unless utility power lost, then full-on.  Set

occupancy sensor time delay to 15 minutes.

Meeting Room, Conference

Room, Offices, Study Rooms
Ceiling occupancy sensors, wall dimming control, daylighting sensor in daylit zones.

Auto-on to 25% (manual on required for 100% output)/auto-off occ sensor control, wall control dimming.  Where presentation wall is

used, wall control has On/Off/Raise/Lower/AV modes, where AV mode turns off lighting by presentation wall and dims remaining room

lighting to preset level with daylight control overridden. Occupancy sensor time delay set to 15 minutes.

Building Support utility

rooms (fire riser, electrical,

IT)

Wall  switch with emergency lighting relay. Emergency lighting switched with normal lighting unless utility power lost, then turns full on.

Hall, Lobby, Entry Vestibule Ceiling dual-tech occupancy sensors, daylighting sensor in daylit zones, emergency lighting relays.

Auto-on/auto-off.  Emergency lighting dims/on-off with normal lighting unless utility power lost, then full-on.  Separate zones for

daylighting and non-daylit zones.  Occupancy sensor time delay set to 15 minutes. When unoccupied after 15-minute time delay, dim

to 50% during regular business hours and dim to 0% when security system is armed.

Workroom Ceiling occupancy sensors, wall dimming control.
Auto-on to 25% (manual on required for 100% output)/auto-off occ sensor control, wall control dimming. Time delay set to 15 minutes

or use walk-in mode.

Janitor, Storage Wall switch occupancy sensor. Auto-off/manual on occ sensor control. Time delay set to 5 minutes or use walk-in mode.

Library
Daylight sensor where daylighting is available, time clock, wall dimming control for dimming and/or

scene control.

Auto-on to 25% (manual-on for 100% output)/auto-off occ sensor control, wall control dimming.  Emergency lighting dims/on-off with

normal lighting unless utility power lost, then full-on.  Separate zones for daylighting.  Scenes at wall control: On/Off/Raise/Lower.

Lighting in daylighting zone automatically dimmed in relation to sensed outdoor lighting.  Occupancy sensor time delay set to 15

minutes.

Site Lighting: Poles,

Bollards and Building

Mounted

Time clock, photocell, wall switch override.

Auto on/off with time clock. Dimming. Luminaires zoned by fixture type. Normal power loss within zone triggers emergency luminaires

to go to full brightness. Provide override switch in electrical room to allow maintenance to check for burnt out lighting during daytime

hours. Lighting at 100% brightness from dusk until 10pm, then dim to 50% brightness from 10pm until dawn. Lights turn off

automatically by photocell.

GENERAL NOTES:

LIGHTING CONTROL MATRIX: SPACE BY SPACE

1.  Prior to commissioning phase, provide sit-down meeting with owner, architect and commissioning agent to review lighting controls submittal and determine programmed settings with owner input.

2.  For each room or area where emergency lighting shown on lighting floor plans, provide emergency lighting relay with supplemental relay to force 0-10-volt dimming to full brightness, one relay for each switch zone.

3.  Owner to provide signed approval on lighting control shop drawings, including floor plans showing device placement, prior to order materials.  Materials ordered prior to approval subject to replacement at no cost to Owner.  Owner will require two week review

period for initial submittal and one to two weeks per subsequent resubmittal.

4. Ceiling control devices to be battery-powered; wall control devices to be fed from building power.

5. Basis of design system is Wavelinx Wireless.
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LUMINAIRE SCHEDULE

TYPE DESCRIPTION HOUSING SHIELDING MOUNTING FINISH UL/IP RATING DRIVER/POWER SUPPLY LIGHT SOURCE
INPUT
WATTS MFG/CATALOG # NOTES

'A1' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT BATWING
DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 8FT LONG; IN CONTINUOUS LENGTHS
AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING AS
MEASURED TO BOTTOM OF LUMINAIRE UNLESS
OTHERWISE NOTED ON ELECTRICAL DRAWINGS

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 700 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

85.8 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'A2' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT BATWING
DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 12FT LONG

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING AS
MEASURED TO BOTTOM OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 700 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

128.6 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'A3' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT BATWING
DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 8FT LONG

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING AS
MEASURED TO BOTTOM OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 950 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

102.1 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'A4' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT BATWING
DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 4FT LONG IN CONTINUOUS LENGTHS
AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING AS
MEASURED TO BOTTOM OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 700 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

42.9 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'B1' RECESSED LINEAR LED; DIRECT LAMBERTIAN DISTRIBUTION; NOMINAL 3.5IN WIDE x 4IN
TALL x LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

RECESSED WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 900 LUMENS PER FOOT; 3500K LED; 90CRI <varies> AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

7 WATTS PER LINEAR FOOT

'C1' RECESSED LINEAR LED; DIRECT LAMBERTIAN DISTRIBUTION; NOMINAL 3.5IN WIDE x 4IN
TALL x 5FT LONG; IN CONTINUOUS LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

RECESSED WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 600 LUMENS PER FOOT; 3500K LED; 90CRI 24.0 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'D1' RECESSED LED ROUND DOWNLIGHT; WIDE DISTRIBUTION; NOMINAL 4IN DIAMETER
APERTURE x 9IN WIDE x 9.75IN LONG x 6.625IN TALL

20-GAUGE GALVANZED STEEL CLEAR ACRYLIC RECESSED CLEAR;
MATTE-DIFFUSE

UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 1500 LUMENS; 3500K LED; 90CRI 13.7 GOTHAM EVO 4IN SERIES;
PORTFOLIO, PRESCOLITE, OR APPROVED

'F1' SUSPENDED PENDANT LUMINAIRE; NOMINAL 15.75IN DIAMETER x 9.5IN TALL HAND SPUN ALUMINUM NA PENDANT MOUNTED @ 6'-0" AFF AS MEASURED TO
BOTTOM OF LUMINAIRE

AS SELECTED BY
ARCHITECT

UL DRY LINE VOLTAGE DIMMING REPLACEMENT E26 LED A19 LAMP W/ FROSTED
GLOBE; NOMINAL 850 LUMENS; 3500K LED; 90CRI

60.0 KNOLL MUUTO AMBIT SERIES

'G1' WALL MOUNTED FIBER OPTIC STAR FIELD INSTALLATION; TOTAL SURFACE AREA OF
LUMINAIRE INSTALLATION 3.5FT TALL x 13FT LONG

FIBER OPTIC CABLE NA MOUNTED TO WALL, SEE ARCHITECTURAL DETAILS NA UL DRY REMOTE ILLUMINATOR AND
POWER SUPPLY

3000K LED; 90CRI 42.0 VLT GALAXY SERIES;
OR APPROVED

'H1' RECESSED LINEAR LED TAPELIGHT W/ MOUNTING CHANNEL; NOMINAL 1.21IN WIDE x
0.44IN TALL x LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM MOUNTING
CHANNEL

FROSTED ACRYLIC RECESSED BLACK UL DRY REMOTE DRIVER; 0-10V DIMMING
TO 1%

NOMINAL 426 LUMENS PER FOOT; 3500K LED; 90CRI <varies> LUMINII KENDO RL SERIES;
KELVIX, ACOLYTE, OR APPROVED

6.5 WATTS PER LINEAR FOOT

'H2' SURFACE MOUNTED CORNER ROUND ANGLE LED TAPELIGHT; NOMINAL 0.75IN WIDE x
0.75IN TALL x LENGHTS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM MOUNTING
CHANNEL

ROUND FROSTED
ACRYLIC LENS

SURFACE MOUNTED BLACK UL DRY REMOTE DRIVER; 0-10V DIMMING
TO 1%

NOMINAL 268 LUMENS PER FOOT; 3500K LED; 94CRI 93.8 LUMINII KENDO 45M ROUND SERIES;
OR APPROVED

4.8 WATTS PER LINEAR FOOT

'H3' RECESSED LINEAR LED W/ INTEGRATED FULLY LUMINIOUS CORNERS; DIRECT
LAMBERTIAN DISTRIBUTION; NOMINAL 1IN WIDE x 2IN TALL x LENGTHS AND PATTERN AS
SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM FLUSH FROSTED ACRYLIC RECESSED BLACK UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 350 LUMENS PER FOOT; 3500K LED; 90CRI <varies> LUMENWERX MIKRO SERIES;
OR APPROVED

3.625 WATTS PER LINEAR FOOT

'R1' WALL MOUNTED LINEAR VANITY LED; NOMINAL 3.5IN TALL x 4IN DEEP x 2FT LONG EXTRUDED ALUMINUM ACRYLIC SATIN FINISH WALL MOUNTED @ 7'-0" AFF AS MEASURED TO
CENTERLINE OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 600 LUMENS PER FOOT; 3500K LED; 90CRI 12.0 AXIS AIR SERIES;
PRUDENTIAL, LITECONTROL, OR APPROVED

'SA4' SITE/AREA LED LUMINAIRE; SINGLE HEAD; TYPE 4 DISTRIBUTION; NOMINAL 9IN WIDE x
3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS; 3000K LED; 80CRI 39.0 SELUX OURAY SERIES;
OR APPROVED

'SA4-2' SITE/AREA LED LUMINAIRE; DUAL HEAD IN BACK-TO-BACK ORIENTATION; TYPE 4
DISTRIBUTION; NOMINAL 9IN WIDE x 3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS PER HEAD; 3000K LED; 80CRI 78.0 SELUX OURAY SERIES;
OR APPROVED

'SA4-H' SITE/AREA LED LUMINAIRE; SINGLE HEAD; TYPE 4 DISTRIBUTION; NOMINAL 9IN WIDE x
3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS;
HOUSE SIDE SHIELD

MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS; 3000K LED; 80CRI 39.0 SELUX OURAY SERIES;
OR APPROVED

'SA5' SITE/AREA LED LUMINAIRE; SINGLE HEAD; TYPE 5 DISTRIBUTION; NOMINAL 9IN WIDE x
3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS; 3000K LED; 80CRI 39.0 SELUX OURAY SERIES;
OR APPROVED

'SB1' SITE/AREA PEDESTRIAN STYLE POST TOP LED LUMINAIRE W/ INTEGRAL GFCI
RECEPTACLE AND LOCKABLE COVER; TYPE 4 DISTRIBUTION; NOMINAL 29.2IN DIAMETER
x 19IN TALL

DIE CAST ALUMINUM HIGH IMPACT ACRYLIC
LENS

MOUNTED TO 9FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3

AS SELECTED BY
ARCHITECT

IP 55 INTEGRAL DRIVER; 0-10V
DIMMING

NOMINAL 5077 LUMENS DERATED TO 2000 LUMENS;
3000K LED; 81CRI

56.0 LIGMAN ANESTI POST TOP SERIES;
OR APPROVED

'SB2' SITE/AREA PEDESTRIAN STYLE POST TOP LED LUMINAIRE; TYPE 2 DISTRIBUTION;
NOMINAL 29.2IN DIAMETER x 19IN TALL

DIE CAST ALUMINUM HIGH IMPACT ACRYLIC
LENS

MOUNTED TO 9FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3

AS SELECTED BY
ARCHITECT

IP 55 INTEGRAL DRIVER; 0-10V
DIMMING

NOMINAL 5077 LUMENS DERATED TO 2000 LUMENS;
3000K LED; 81CRI

56.0 LIGMAN ANESTI POST TOP SERIES;
OR APPROVED

'SC1' RECESSED LED STEPLIGHT; NOMINAL 12.25IN LONG x 2.25IN TALL x 2.75IN DEEP DIE CAST ALUMINUM 4MM THICK ACID ETCHED
TEMPERED GLASS

RECESSED IN-WALL @ 1'-3" ABOVE FINISHED WALKING
SURFACE AS MEASURED TO CENTERLINE OF LUMINAIRE

ALUMINUM GRAY IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 346 LUMENS; 3000K LED; 90CRI 12.4 SISTEMALUX WALKER SERIES;
LIGMAN, OR APPROVED

'SD1' GRADE MOUNTED LED BOLLARD W/ INTEGRAL GFCI RECEPTACLE AND LOCKABLE
COVER; TYPE 2 DISTRIBUTION; NOMINAL 9.8IN DIAMETER x 9.8IN TALL HEAD x 39.3IN
TALL

DIE CAST ALUMINUM CLEAR IMPACT
RESISTANT GLASS

GRADE MOUNTED TO CONCRETE BASE AS SELECTED BY
ARCHITECT

IP 66 INTEGRAL DRIVER; 0-10V
DIMMING

NOMINAL 2854 LUMENS DERATED TO 700 LUMENS;
3000K LED; 81CRI

22.0 LIGMAN MINI MACARON BOLLARD SERIES;
OR APPROVED

'SE1' RECESSED LINEAR LED; DIRECT LAMBERTIAN DISTRIBUTION; NOMINAL 4IN WIDE x 3.5IN
TALL x LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED
POLYCARBONATE

RECESSED WHITE UL WET INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 400 LUMENS PER FOOT; 3000K LED; 90CRI 78.7 AXIS WET BEAM 4 SERIES;
ARCHITECTURAL AREA LIGHTING, SELUX, OR APPROVED

'SF1' WALL MOUNTED LED SCONCE; VISUAL COMFORT FORWARD THROW DISTRIBUTION;
NOMINAL 11.5IN WIDE x 9IN TALL x 7IN DEEP

DIE CAST ALUMINUM FROSTED ACRYLIC WALL MOUNTED @ 6'-0" ABOVE WALKING SURFACE AS
MEASURED TO CENTERLINE OF LUMINAIRE

NATURAL ALUMINUM IP 66 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 1878 LUMENS; 3000K LED; 80CRI 15.0 LITHONIA WDGE2 SERIES;
FC OUTDOOR LIGHTING, INVUE, OR APPROVED

'SF2' WALL MOUNTED BOX LUMINAIRE; DIRECTE DISTRIBUTION ONLY; NOMINAL 11.375IN
LONG x 1.75IN TALL x 4.125IN DEEP

DIE CAST ALUMINUM TEMPERED GLASS WALL MOUNTED @ 8'-6" ABOVE WALKING SURFACE AS
MEASURED TO CENTERLINE OF LUMINAIRE

BRUNISHED BRONZE IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 887 LUMENS; 3000K LED; 80CRI 24.0 SISTEMALUX LOOK SERIES;
OR APPROVED

'SG1' RECESSED LED ROUND DOWNLIGHT; WIDE DISTRIBUTION; NOMINAL 4IN DIAMETER
APERTURE x 9IN WIDE x 9.75IN LONG x 6.625IN TALL

20-GAUGE GALVANZED STEEL CLEAR ACRYLIC RECESSED MATTE-DIFFUSE UL WET INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 1000 LUMENS; 3000K LED; 90CRI 8.8 GOTHAM EVO 4IN SERIES;
PRESCOLITE, PORTFOLIO, OR APPROVED

'SH1' SURFACE MOUNTED LED SILICONE TAPELIGHT; NOMINAL 0.75IN WIDE x 0.375IN TALL x
LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

FLAT EXTRUDED ALUMINUM
MOUNTING CHANNEL

FROSTED ACRYLIC SURFACE MOUNTED TO UNDERSIDE OF BENCH NA IP 68 LINE VOLTAGE; 0-10V DIMMING
W/ LCX-1041 MODULE

NOMINAL 250 LUMENS PER FOOT; 3000K LED; 90CRI <varies> KELVIX OREX SERIES;
OR APPROVED

3 WATTS PER LINEAR FOOT

'SJ1' FLAGPOLE MOUNTED BEACON GLOBE W/ INTERNAL HALYARD SYSTEM; NOMINAL 8IN
DIAMETER SPHERE

DIE CAST ALUMINUM CLEAR ACRYLIC POST TOP MOUNTED TO FLAGPOLE GOLD UL WET INTEGRAL NON-DIMMING DRIVER NOMINAL 500 LUMENS; 3000K LED; 80CRI 5.0 AMERICAN BEACON FLAGPOLE SERIES;
OR APPROVED

'X' UNIVERSAL THIN PROFILE LED EXIT SIGN; NOMINAL 8.5IN TALL x 12IN LONG x 0.5IN
DEEP; CHEVRONS AS INDICATED ON ELECTRICAL DRAWINGS; SINGLE OR DUAL FACED
AS INDICATED ON ELECTRICAL DRAWINGS; CONTRACTOR TO VERIFY BACK-BOX
REQUIREMENTS PRIOR TO ROUGH-IN

DIE CAST ALUMINUM NA REFER TO ARCHITECTURAL DRAWINGS FOR MOUNTING
CONDITIONS

BRUSHED
ALUMINUM

UL DAMP INTEGRAL DRIVER GREEN LETTERING; LED 2.0 EVENLITE MK3 RAZOR SERIES;
ISOLITE, PATHWAY, SURE-LITES, BARRON LIGHTING, OR
APPROVED

'Z4' SURFACE MOUNTED LINEAR LED STRIPLIGHT; NOMINAL 2.75IN WIDE x 3.25IN TALL x 4FT
LONG

22-GAUGE COLD ROLLED STEEL ROUND FROSTED
ACRYLIC LENS

SURFACE MOUNTED WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 6313 LUMENS; 3500K LED; 80CRI 42.3 HE WILLIAMS 75R SERIES;
LITHONIA, METALUX, OR APPROVED

'Z4W' WALL MOUNTED LINEAR LED STRIPLIGHT; NOMINAL 2.75IN WIDE x 3.25IN TALL x 4FT
LONG

22-GAUGE COLD ROLLED STEEL ROUND FROSTED
ACRYLIC LENS

WALL MOUNTED @ 8'-0" AFF AS MEASURED TO
CENTERLINE OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 6313 LUMENS; 3500K LED; 80CRI 42.3 HE WILLIAMS 75R SERIES;
LITHONIA, METALUX, OR APPROVED

9 PROVIDE FUNCTIONAL TESTING OF LIGHTING AND LIGHTING CONTROLS IN ACCORDANCE WITH THE 2021 OREGON ENERGY EFFICIENCY SPECIALY CODE (OEESC) FUNCTIONAL TESTING REQUIREMENTS

8 REFER TO FLOOR PLANS FOR LOCATION, CIRCUITING, AND SWITCH LEG FOR EACH REMOTE DRIVER. LABEL ALL REMOTE DRIVERS TO SHOW LUMINAIRE TYPE IDENTIFICATION AND SOURCE CIRCUIT. PROVIDE WIRING BETWEEN REMOTE DRIVER AND LUMINAIRE AS RECOMMENDED BY MANUFACTURER. DO NOT EXCEED MAXIMUM DISTANCE RECOMMENDED BY MANUFACTURER BETWEEN DRIVER AND FURTHEST LUMINAIRE.

7 REMOTE DRIVERS: UL LISTED FOR THEIR APPLICATION.  DRIVERS MARKED AS UL RECOGNIZED COMPONENT BUT NOT UL LISTED ARE SUBJECT TO REMOVAL AND REPLACEMENT AT NO COST TO OWNER.

6 PROVIDE SUBMITTALS THAT INCLUDE THE LUMINAIRE, LAMP AND DIMMABLE LED DRIVER INFORMATION OF EACH LUMINAIRE, WITH APPLICABLE OPTIONS CLEARLY CHECKED OR HIGHLIGHTED. SUBMITTALS NOT INCLUDING THIS INFORMATION WILL BE RETURNED AS REJECTED BY THE ENGINEER OF RECOR

5 SPECIFIED MANUFACTURERS ARE APPROVED TO SUBMIT BID.  INCLUSION DOES NOT RELIEVE MANUFACTURER FROM SUPPLYING PRODUCT AS DESCRIBED.

4 COORDINATE ALL CEILING TYPES WITH LUMINAIRE LOCATIONS PRIOR TO ORDERING LUMINAIRES.  COORDINATE INSTALLATION WITH REFLECTED CEILING PLAN.

3 PROVIDE +/- 12 INCH ADJUSTABILITY IN AIRCRAFT CABLE LENGTH WHERE USED.

2 DIMMING CONTROL PROTOCOL (0-10VDC, LINE VOLTAGE, DALI, ETC.) COMPATIBLE WITH LIGHTING CONTROL SYSTEM AS SPECIFIED AND SHOWN ON DRAWINGS.

1 THIS LUMINAIRE SCHEDULE IS NOT COMPLETE WITHOUT A COPY OF THE PROJECT MANUAL CONTAINING THE ELECTRICAL SPECIFICATIONS.

LUMINAIRE SCHEDULE NOTES
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SHEET KEYNOTES
1. PROVIDE TEMPORARY GENERATOR CONNECTION FOR 250kW 

GENERATOR TO PROVIDE BACKUP TO ENTIRE BUILDING FOR 
COMMUNITY USE DURING AN EXTENDED POWER OUTAGE.

2. PROVIDE RECEPTACLE INTEGRATED INTO AMPHITHEATER 
SEATING.

3. FOOD CART CONNECTION: PROVIDE 50A, 208V, 1PH 
CONNECTION BEHIND 12"X12" LOCKABLE COVER AS POWER 
OUTLET FOR SPIDER BOX. 304 STAINLESS STEEL COVER. 
FULLY GASKETED IN OUTDOOR LOCATIONS. ENGRAVE COVER 
TO STATE "FOR ATTENDED USE ONLY PER NEC 406.9(B)(2); DO 
NOT LEAVE OUTLET UNATTENDED."

4. PROVIDE ROUGH-IN FOR FUTURE DUAL-PORT ELECTRIC 
VEHICLE CHARGING STATION, TERMINATING IN HANDHOLE. 
PROVIDE (1) 1-1/4" CONDUIT FOR POWER WITH PULL STRING 
TO PANEL 'NCPRD'. PROVIDE (1) 1" CONDUIT WITH PULL 
STRING FOR DATA FROM MDF.

5. PROVIDE TRANSFORMER VAULT AND LID PER PGE 
REQUIREMENTS. ENSURE PGE-REQUIRED CLEARANCES 
AROUND CONCRETE PAD ARE MET.

6. PROVIDE 120V, 20A CONNECTION TO MONUMENT SIGN. 
REFFERENCE SIGNAGE PLANS FOR MORE INFORMATION.

7. PROVIDE (1) 1-1/4” CONDUIT STUBBED AND CAPPED FOR 
OWNER-FURNISHED PARK SHELTER FROM PANEL 'NCPRD'. 
LOCATE LIGHTING CONTROLS FOR PARK LIGHTING IN 
STORAGE ROOM OF SHELTER.

8. PROVIDE ROUGH-IN FOR FUTURE SINGLE-PORT CHARGING 
STATION, TERMINATING IN HANDHOLE. PROVIDE (1) 1" 
CONDUIT FOR POWER WITH PULLSTRING TO PANEL 'NCPRD'.

9. REFERENCE ARCHITECTURAL DRAWINGS FOR DIMENSIONING 
OF EQUIPMENT ON BUILDING EXTERIOR FOR ELECTRIAL 
SERVICES.

10. PROVIDE POWER TO IRRIGATION SYSTEM. REFER TO 
LANDSCAPE DRAWINGS FOR EXACT CONTROLLER LOCATION.

GENERAL ELECTRICAL NOTES
A. MINIMUM CONDUCTOR SIZE IS #10AWG AND MINIMUM CONDUIT 

SIZE IS 1".

B. COORDINATE VAULT LOCATIONS WITH LANDSCAPE ARCHITECT 
DRAWINGS PRIOR TO EXCAVATION.

C. CONDUIT ROUTING IS FOR REFERENCE ONLY; COORDINATE 
EXACT PATHWAY WITH CIVIL DRAWINGS.

1 100% CD 05/05/2023
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Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

FULL SITE Illuminance Fc 0.45 12.0 0.0 N.A. N.A.

VERTICAL ILLUMINATION - EAST Illuminance Fc 0.10 0.4 0.0 N.A. N.A.

VERTICAL ILLUMINATION - NORTH Illuminance Fc 0.05 0.3 0.0 N.A. N.A.

VERTICAL ILLUMINATION - SOUTH Illuminance Fc 0.08 0.3 0.0 N.A. N.A.

VERTICAL ILLUMINATION - WEST Illuminance Fc 0.08 0.2 0.0 N.A. N.A.

MAIN ENTRY Illuminance Fc 4.22 6.7 1.7 2.48 3.94

NORTH PARKING LOT Illuminance Fc 0.73 1.5 0.2 3.65 7.50

PEDESTRIAN PATHWAY Illuminance Fc 0.81 4.5 0.0 N.A. N.A.

SOUTH PARKING LOT Illuminance Fc 0.86 2.9 0.1 8.60 29.00
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BUILDING ID, WALL MOUNT
SEE SHEET SG.301

REGULATORY VINYL
SEE SHEET SG.303

3/8"=1'-0"2 TYPE AA2
 

ADDRESS VINYL
SEE SHEET SG.303

BUILDING ID, MONUMENT
SEE SHEET SG.300

PARK ID
SEE SHEET SG.302

PARK REGULATORY
SEE SHEET SG.302
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3/8"=1'-0"1 TYPE AA1

NOTE:
DASHED LINE INDICATES
AREA OF PARTIAL SAMPLE

3/4" = 1'-0"4 TYPE AA1 DETAILS 

SIGN CABINET
INTERNAL FABRICATED ALUMINUM 
WITH SQ. TUBE FRAME,
MITERED CORNERS
SKIN CABINET WITH 
1/8" ALUMINUM PANELS
WELD AND GROUND SMOOTH 
PAINT ALL SIDES
COLOR: P1, P2

INTERNAL ILLUMINATION
WHITE 6500K WET LISTED LEDS
PROVIDE ACCESS PANEL ON
SIDE OF CABINET 

NOTE:
FABRICATOR'S ENGINEER
TO DETERMINE SIZE OF FOOTING

COORDINATE ELECTRICAL
WITH GC

1/16"=1'-0"2 TYPE AA1 PLAN

SIDE A

LETTERS
1/2" ACRYLIC PUSH THRU
COLOR: M1

BASE
CONCRETE FOOTING
2" EXPOSED CONCRETE PAD
WITH CHAMFER EDGES

3/4" = 1'-0"6 TYPE AA1 LAYOUT

SIDE B

3/4" = 1'-0"5 TYPE AA1 SIDE

P1

P2

3/4" = 1'-0"3 TYPE AA1 PLAN

CUT VINYL GRAPHICS
COLOR: V3
TYPE: MUSEO SANS 900, ARIAL REGULAR

CONFIRM ADDRESS & NCPRD LOGO
WITH ARCHITECT & OWNER

CONFIRM LIBRARY NAME 
WITH ARCHITECT & OWNER

ARTWORK FILE PROVIDED

SOIL
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Room Name Type of Controls Control Functions

Single-User Restrooms
Wall switch occupancy sensor. Provide supplemental relay to turn exhaust fan associated with room

on/off together with room lights.
Auto-off/manual on occ sensor control. Time delay set to 5 minutes or use walk-in mode.

Multi-User Restrooms Ceiling dual-tech occupancy sensors, emergency lighting relay(s).
Auto-off/auto-on occ sensor control. Emergency lighting switches with normal lighting unless utility power lost, then full-on.  Set

occupancy sensor time delay to 15 minutes.

Meeting Room, Conference

Room, Offices, Study Rooms
Ceiling occupancy sensors, wall dimming control, daylighting sensor in daylit zones.

Auto-on to 25% (manual on required for 100% output)/auto-off occ sensor control, wall control dimming.  Where presentation wall is

used, wall control has On/Off/Raise/Lower/AV modes, where AV mode turns off lighting by presentation wall and dims remaining room

lighting to preset level with daylight control overridden. Occupancy sensor time delay set to 15 minutes.

Building Support utility

rooms (fire riser, electrical,

IT)

Wall  switch with emergency lighting relay. Emergency lighting switched with normal lighting unless utility power lost, then turns full on.

Hall, Lobby, Entry Vestibule Ceiling dual-tech occupancy sensors, daylighting sensor in daylit zones, emergency lighting relays.

Auto-on/auto-off.  Emergency lighting dims/on-off with normal lighting unless utility power lost, then full-on.  Separate zones for

daylighting and non-daylit zones.  Occupancy sensor time delay set to 15 minutes. When unoccupied after 15-minute time delay, dim

to 50% during regular business hours and dim to 0% when security system is armed.

Workroom Ceiling occupancy sensors, wall dimming control.
Auto-on to 25% (manual on required for 100% output)/auto-off occ sensor control, wall control dimming. Time delay set to 15 minutes

or use walk-in mode.

Janitor, Storage Wall switch occupancy sensor. Auto-off/manual on occ sensor control. Time delay set to 5 minutes or use walk-in mode.

Library
Daylight sensor where daylighting is available, time clock, wall dimming control for dimming and/or

scene control.

Auto-on to 25% (manual-on for 100% output)/auto-off occ sensor control, wall control dimming.  Emergency lighting dims/on-off with

normal lighting unless utility power lost, then full-on.  Separate zones for daylighting.  Scenes at wall control: On/Off/Raise/Lower.

Lighting in daylighting zone automatically dimmed in relation to sensed outdoor lighting.  Occupancy sensor time delay set to 15

minutes.

Site Lighting: Poles,

Bollards and Building

Mounted

Time clock, photocell, wall switch override.

Auto on/off with time clock. Dimming. Luminaires zoned by fixture type. Normal power loss within zone triggers emergency luminaires

to go to full brightness. Provide override switch in electrical room to allow maintenance to check for burnt out lighting during daytime

hours. Lighting at 100% brightness from dusk until 10pm, then dim to 50% brightness from 10pm until dawn. Lights turn off

automatically by photocell.

GENERAL NOTES:

LIGHTING CONTROL MATRIX: SPACE BY SPACE

1.  Prior to commissioning phase, provide sit-down meeting with owner, architect and commissioning agent to review lighting controls submittal and determine programmed settings with owner input.

2.  For each room or area where emergency lighting shown on lighting floor plans, provide emergency lighting relay with supplemental relay to force 0-10-volt dimming to full brightness, one relay for each switch zone.

3.  Owner to provide signed approval on lighting control shop drawings, including floor plans showing device placement, prior to order materials.  Materials ordered prior to approval subject to replacement at no cost to Owner.  Owner will require two week review

period for initial submittal and one to two weeks per subsequent resubmittal.

4. Ceiling control devices to be battery-powered; wall control devices to be fed from building power.

5. Basis of design system is Wavelinx Wireless.
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LUMINAIRE SCHEDULE

TYPE DESCRIPTION HOUSING SHIELDING MOUNTING FINISH UL/IP RATING DRIVER/POWER SUPPLY LIGHT SOURCE
INPUT
WATTS MFG/CATALOG # NOTES

'A1' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT
BATWING DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 8FT LONG; IN
CONTINUOUS LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING
AS MEASURED TO BOTTOM OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 700 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

85.8 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'A2' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT
BATWING DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 12FT LONG

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING
AS MEASURED TO BOTTOM OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 700 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

128.6 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'A3' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT
BATWING DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 8FT LONG

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING
AS MEASURED TO BOTTOM OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 950 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

102.1 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'A4' SUSPENDED LINEAR LED; DIRECT BATWING DISTRIBUTION; INDIRECT
BATWING DISTRIBUTION; NOMINAL 3.5IN WIDE x 4.5IN TALL x 4FT LONG IN
CONTINUOUS LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

SUSPENDED FROM CEILING @ 2'-0" BELOW CEILING
AS MEASURED TO BOTTOM OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

DIRECT: NOMINAL 700 LUMENS PER FOOT; INDIRECT
875 LUMENS PER FOOT; 3500K LED; 90CRI

42.9 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'B1' RECESSED LINEAR LED; DIRECT LAMBERTIAN DISTRIBUTION; NOMINAL
3.5IN WIDE x 4IN TALL x LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

RECESSED WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 900 LUMENS PER FOOT; 3500K LED; 90CRI <varies> AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

7 WATTS PER LINEAR FOOT

'C1' RECESSED LINEAR LED; DIRECT LAMBERTIAN DISTRIBUTION; NOMINAL
3.5IN WIDE x 4IN TALL x 5FT LONG; IN CONTINUOUS LENGTHS AS SHOWN
ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED FROSTED
ACRYLIC

RECESSED WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 600 LUMENS PER FOOT; 3500K LED; 90CRI 24.0 AXIS LIGHTING BEAM 3 SERIES;
LITECONTROL, ALW, OR APPROVED

'D1' RECESSED LED ROUND DOWNLIGHT; WIDE DISTRIBUTION; NOMINAL 4IN
DIAMETER APERTURE x 9IN WIDE x 9.75IN LONG x 6.625IN TALL

20-GAUGE GALVANZED STEEL CLEAR ACRYLIC RECESSED MATTE-DIFFUSE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 1500 LUMENS; 3500K LED; 90CRI 13.7 GOTHAM EVO 4IN SERIES;
PORTFOLIO, PRESCOLITE, OR APPROVED

'F1' SUSPENDED PENDANT LUMINAIRE; NOMINAL 15.75IN DIAMETER x 9.5IN TALL REPLACEMENT E26 LED A19 LAMP W/ FROSTED
GLOBE; NOMINAL 850 LUMENS; 3500K LED; 90CRI

60.0 KNOLL MUUTO AMBIT SERIES;
OR APPROVED

'G1' WALL MOUNTED FIBER OPTIC STAR FIELD INSTALLATION; TOTAL SURFACE
AREA OF LUMINAIRE INSTALLATION 3.5FT TALL x 13FT LONG

FIBER OPTIC CABLE NA MOUNTED TO WALL, SEE ARCHITECTURAL DETAILS NA UL DRY REMOTE ILLUMINATOR AND
POWER SUPPLY

3000K LED; 90CRI 42.0 VLT GALAXY SERIES;
OR APPROVED

'H1' RECESSED LINEAR LED TAPELIGHT W/ MOUNTING CHANNEL; NOMINAL
1.21IN WIDE x 0.44IN TALL x LENGTHS AS SHOWN ON ELECTRICAL
DRAWINGS

EXTRUDED ALUMINUM MOUNTING
CHANNEL

FROSTED ACRYLIC RECESSED BLACK UL DRY REMOTE DRIVER; 0-10V DIMMING
TO 1%

NOMINAL 426 LUMENS PER FOOT; 3500K LED; 90CRI <varies> LUMINII KENDO RL SERIES;
KELVIX, ACOLYTE, OR APPROVED

6.5 WATTS PER LINEAR FOOT

'R1' WALL MOUNTED LINEAR VANITY LED; NOMINAL 3.5IN TALL x 4IN DEEP x 2FT
LONG

EXTRUDED ALUMINUM ACRYLIC SATIN FINISH WALL MOUNTED @ 7'-0" AFF AS MEASURED TO
CENTERLINE OF LUMINAIRE

WHITE UL DRY INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 600 LUMENS PER FOOT; 3500K LED; 90CRI 12.0 AXIS AIR SERIES;
PRUDENTIAL, LITECONTROL, OR APPROVED

'SA4' SITE/AREA LED LUMINAIRE; SINGLE HEAD; TYPE 4 DISTRIBUTION; NOMINAL
9IN WIDE x 3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS; 3000K LED; 80CRI 39.0 SELUX OURAY SERIES;
OR APPROVED

'SA4-2' SITE/AREA LED LUMINAIRE; DUAL HEAD IN BACK-TO-CAK ORIENTATION;
TYPE 4 DISTRIBUTION; NOMINAL 9IN WIDE x 3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS PER HEAD; 3000K LED; 80CRI 78.0 SELUX OURAY SERIES;
OR APPROVED

'SA4-H' SITE/AREA LED LUMINAIRE; SINGLE HEAD; TYPE 4 DISTRIBUTION; NOMINAL
9IN WIDE x 3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS; 3000K LED; 80CRI 39.0 SELUX OURAY SERIES;
OR APPROVED

'SA5' SITE/AREA LED LUMINAIRE; SINGLE HEAD; TYPE 5 DISTRIBUTION; NOMINAL
9IN WIDE x 3.25IN TALL x 16.25IN LONG

DIE CAST ALUMINUM TEMPERED GLASS LENS MOUNTED TO 20FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3.

SILVER IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 3722 LUMENS; 3000K LED; 80CRI 39.0 SELUX OURAY SERIES;
OR APPROVED

'SB1' SITE/AREA PEDESTRIAN STYLE POST TOP LED LUMINAIRE W/ INTEGRAL
GFCI RECEPTACLE AND LOCKABLE COVER; TYPE 4 DISTRIBUTION;
NOMINAL 29.2IN DIAMETER x 19IN TALL

DIE CAST ALUMINUM HIGH IMPACT ACRYLIC
LENS

MOUNTED TO 9FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3

AS SELECTED BY
ARCHITECT

IP 55 INTEGRAL DRIVER; 0-10V
DIMMING

NOMINAL 5077 LUMENS DERATED TO 2000 LUMENS;
3000K LED; 81CRI

56.0 LIGMAN ANESTI POST TOP SERIES;
OR APPROVED

'SB2' SITE/AREA PEDESTRIAN STYLE POST TOP LED LUMINAIRE; TYPE 2
DISTRIBUTION; NOMINAL 29.2IN DIAMETER x 19IN TALL

DIE CAST ALUMINUM HIGH IMPACT ACRYLIC
LENS

MOUNTED TO 9FT TALL ROUND POLE; POLE TO
WITHSTAND 100MPH WINDS W/ GUST FACTOR OF 1.3

AS SELECTED BY
ARCHITECT

IP 55 INTEGRAL DRIVER; 0-10V
DIMMING

NOMINAL 5077 LUMENS DERATED TO 2000 LUMENS;
3000K LED; 81CRI

56.0 LIGMAN ANESTI POST TOP SERIES;
OR APPROVED

'SC1' RECESSED LED STEPLIGHT; NOMINAL 12.25IN LONG x 2.25IN TALL x 2.75IN
DEEP

DIE CAST ALUMINUM 4MM THICK ACID ETCHED
TEMPERED GLASS

RECESSED IN-WALL @ 1'-3" ABOVE FINISHED
WALKING SURFACE AS MEASURED TO CENTERLINE
OF LUMINAIRE

ALUMINUM GRAY IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 346 LUMENS; 3000K LED; 90CRI 12.4 SISTEMALUX WALKER SERIES;
LIGMAN, OR APPROVED

'SD1' GRADE MOUNTED LED BOLLARD W/ INTEGRAL GFCI RECEPTACLE AND
LOCKABLE COVER; TYPE 2 DISTRIBUTION; NOMINAL 9.8IN DIAMETER x 9.8IN
TALL HEAD x 39.3IN TALL

DIE CAST ALUMINUM CLEAR IMPACT
RESISTANT GLASS

GRADE MOUNTED TO CONCRETE BASE AS SELECTED BY
ARCHITECT

IP 66 INTEGRAL DRIVER; 0-10V
DIMMING

NOMINAL 2854 LUMENS DERATED TO 700 LUMENS;
3000K LED; 81CRI

22.0 LIGMAN MINI MACARON BOLLARD SERIES;
OR APPROVED

'SE1' RECESSED LINEAR LED; DIRECT LAMBERTIAN DISTRIBUTION; NOMINAL 4IN
WIDE x 3.5IN TALL x LENGTHS AS SHOWN ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM EXTRUDED
POLYCARBONATE

RECESSED WHITE UL WET INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 400 LUMENS PER FOOT; 3000K LED; 90CRI 78.7 AXIS WET BEAM 4 SERIES;
ARCHITECTURAL AREA LIGHTING, SELUX, OR APPROVED

'SF1' WALL MOUNTED LED SCONCE; VISUAL COMFORT FORWARD THROW
DISTRIBUTION; NOMINAL 11.5IN WIDE x 9IN TALL x 7IN DEEP

DIE CAST ALUMINUM FROSTED ACRYLIC WALL MOUNTED @ 6'-0" ABOVE WALKING SURFACE
AS MEASURED TO CENTERLINE OF LUMINAIRE

NATURAL ALUMINUM IP 66 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 1878 LUMENS; 3000K LED; 80CRI 15.0 LITHONIA WDGE2 SERIES;
FC OUTDOOR LIGHTING, INVUE, OR APPROVED

'SF2' WALL MOUNTED BOX LUMINAIRE; DIRECTE DISTRIBUTION ONLY; NOMINAL
11.375IN LONG x 1.75IN TALL x 4.125IN DEEP

DIE CAST ALUMINUM TEMPERED GLASS WALL MOUNTED @ 8'-6" ABOVE WALKING SURFACE
AS MEASURED TO CENTERLINE OF LUMINAIRE

BRUNISHED BRONZE IP 65 INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 887 LUMENS; 3000K LED; 80CRI 24.0 SISTEMALUX LOOK SERIES;
OR APPROVED

'SG1' RECESSED LED ROUND DOWNLIGHT; WIDE DISTRIBUTION; NOMINAL 4IN
DIAMETER APERTURE x 9IN WIDE x 9.75IN LONG x 6.625IN TALL

20-GAUGE GALVANZED STEEL CLEAR ACRYLIC RECESSED MATTE-DIFFUSE UL WET INTEGRAL DRIVER; 0-10V
DIMMING TO 1%

NOMINAL 1000 LUMENS; 3000K LED; 90CRI 8.8 GOTHAM EVO 4IN SERIES;
PRESCOLITE, PORTFOLIO, OR APPROVED

'SH1' SURFACE MOUNTED LED SILICONE TAPELIGHT; NOMINAL 0.66IN WIDE x
0.26IN TALL x LENGTHS AS SHOW ON ELECTRICAL DRAWINGS

EXTRUDED ALUMINUM MOUNTING
PLATE

SOFT FROSTED ACRYLIC SURFACE MOUNTED TO UNDERSIDE OF BENCH WHITE IP 68 REMOTE DRIVER; 0-10V DIMMING
TO 1%

NOMINAL 201 LUMENS PER FOOT; 3000K LED; 92CRI <varies> SENSO KATANA IP SERIES;
OR APPROVED

1.9 WATTS PER LINEAR FOOT

'SJ1' FLAGPOLE MOUNTED BEACON GLOBE W/ INTERNAL HALYARD SYSTEM;
NOMINAL 8IN DIAMETER SPHERE

DIE CAST ALUMINUM CLEAR ACRYLIC POST TOP MOUNTED TO FLAGPOLE GOLD UL WET INTEGRAL NON-DIMMING DRIVER NOMINAL 500 LUMENS; 3000K LED; 80CRI 5.0 AMERICAN BEACON FLAGPOLE SERIES;
OR APPROVED

'X' UNIVERSAL THIN PROFILE LED EXIT SIGN; NOMINAL 8.5IN TALL x 12IN LONG
x 0.5IN DEEP; CHEVRONS AS INDICATED ON ELECTRICAL DRAWINGS;
SINGLE OR DUAL FACED AS INDICATED ON ELECTRICAL DRAWINGS;
CONTRACTOR TO VERIFY BACK-BOX REQUIREMENTS PRIOR TO ROUGH-IN

DIE CAST ALUMINUM HOUSING NA REFER TO ARCHITECTURAL DRAWINGS FOR
MOUNTING CONDITIONS

BRUSHED
ALUMINUM

UL DAMP INTEGRAL DRIVER GREEN LETTERING; LED 2.0 EVENLITE MK3 RAZOR SERIES;
ISOLITE, PATHWAY, SURE-LITES, BARRON LIGHTING, OR
APPROVED

'Z4' SURFACE MOUNTED LINEAR LED STRIPLIGHT; NOMINAL 2.75IN WIDE x
3.25IN TALL x 4FT LONG

22-GAUGE COLD ROLLED STEEL ROUND FROSTED
ACRYLIC LENS

SURFACE MOUNTED WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 6313 LUMENS; 3500K LED; 80CRI 42.3 HE WILLIAMS 75R SERIES;
LITHONIA, METALUX, OR APPROVED

'Z4W' WALL MOUNTED LINEAR LED STRIPLIGHT; NOMINAL 2.75IN WIDE x 3.25IN
TALL x 4FT LONG

22-GAUGE COLD ROLLED STEEL ROUND FROSTED
ACRYLIC LENS

WALL MOUNTED @ 8'-0" AFF AS MEASURED TO
CENTERLINE OF LUMINAIRE

WHITE UL DAMP INTEGRAL DRIVER; 0-10V
DIMMING TO 10%

NOMINAL 6313 LUMENS; 3500K LED; 80CRI 42.3 HE WILLIAMS 75R SERIES;
LITHONIA, METALUX, OR APPROVED

9 PROVIDE FUNCTIONAL TESTING OF LIGHTING AND LIGHTING CONTROLS IN ACCORDANCE WITH THE 2021 OREGON ENERGY EFFICIENCY SPECIALY CODE (OEESC) FUNCTIONAL TESTING REQUIREMENTS

8 REFER TO FLOOR PLANS FOR LOCATION, CIRCUITING, AND SWITCH LEG FOR EACH REMOTE DRIVER. LABEL ALL REMOTE DRIVERS TO SHOW LUMINAIRE TYPE IDENTIFICATION AND SOURCE CIRCUIT. PROVIDE WIRING BETWEEN REMOTE DRIVER AND LUMINAIRE AS RECOMMENDED BY MANUFACTURER. DO NOT EXCEED MAXIMUM DISTANCE RECOMMENDED BY MANUFACTURER BETWEEN DRIVER AND FURTHEST LUMINAIRE.

7 REMOTE DRIVERS: UL LISTED FOR THEIR APPLICATION.  DRIVERS MARKED AS UL RECOGNIZED COMPONENT BUT NOT UL LISTED ARE SUBJECT TO REMOVAL AND REPLACEMENT AT NO COST TO OWNER.

6 PROVIDE SUBMITTALS THAT INCLUDE THE LUMINAIRE, LAMP AND DIMMABLE LED DRIVER INFORMATION OF EACH LUMINAIRE, WITH APPLICABLE OPTIONS CLEARLY CHECKED OR HIGHLIGHTED. SUBMITTALS NOT INCLUDING THIS INFORMATION WILL BE RETURNED AS REJECTED BY THE ENGINEER OF RECOR

5 SPECIFIED MANUFACTURERS ARE APPROVED TO SUBMIT BID.  INCLUSION DOES NOT RELIEVE MANUFACTURER FROM SUPPLYING PRODUCT AS DESCRIBED.

4 COORDINATE ALL CEILING TYPES WITH LUMINAIRE LOCATIONS PRIOR TO ORDERING LUMINAIRES.  COORDINATE INSTALLATION WITH REFLECTED CEILING PLAN.

3 PROVIDE +/- 12 INCH ADJUSTABILITY IN AIRCRAFT CABLE LENGTH WHERE USED.

2 DIMMING CONTROL PROTOCOL (0-10VDC, LINE VOLTAGE, DALI, ETC.) COMPATIBLE WITH LIGHTING CONTROL SYSTEM AS SPECIFIED AND SHOWN ON DRAWINGS.

1 THIS LUMINAIRE SCHEDULE IS NOT COMPLETE WITHOUT A COPY OF THE PROJECT MANUAL CONTAINING THE ELECTRICAL SPECIFICATIONS.

LUMINAIRE SCHEDULE NOTES



224

232

15

2
3 2

. 5
7

2
2

P
 P

O
L

E

0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0

0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1

0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.1 0.1

0.1 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.5 0.6 0.6 0.7 0.7 0.6 0.6 0.6 0.6 0.6 0.6 0.7 0.7 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.3 0.2 0.1

0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.5 0.5 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.7 0.7 0.8 0.8 0.8 0.8 0.7 0.7 0.8 0.8 0.8 0.8 0.8 0.7 0.6 0.6 0.6 0.6 0.7 0.7 0.7 0.7 0.5 0.4 0.3 0.2

0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.2 0.3 0.3 0.3 0.3 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.6 0.6 0.6 0.7 0.7 0.7 0.7 0.8 0.7 0.7 0.7 0.8 0.9 1.0 1.0 0.9 0.9 0.8 0.8 0.9 0.9 1.0 0.9 0.9 0.8 0.7 0.6 0.7 0.8 0.8 0.9 0.9 0.8 0.7 0.5 0.3 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.3 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.6 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.8 0.8 0.9 0.9 0.9 0.8 0.6 0.5 0.3 0.2 0.1 1.0 1.0 0.9 0.7 0.6 0.3 0.2 0.1 1.0 1.0 0.9 0.8 0.7 0.7 0.7 0.8 0.9 1.0 1.0 0.9 0.7 0.5 0.3 0.2

0.0 0.0 0.0 0.0 0.1 0.2 0.3 0.4 0.5 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.8 0.8 0.9 0.8 0.7 0.6 0.4 0.8 0.9 1.0 1.0 1.0 0.9 0.9 0.8 0.8 0.8 0.9 0.9 0.9 0.9 0.8 0.8 0.8 0.8 0.9 0.9 0.9 0.9 0.8 0.7 0.7 0.7 0.8 0.9 1.0 1.0 0.9 0.7 0.5 0.3 0.2

0.0 0.0 0.0 0.1 0.2 0.3 0.4 0.5 0.6 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.9 1.0 1.0 1.0 0.9 0.9 0.8 0.8 0.9 1.0 1.0 1.0 0.9 0.8 0.8 0.7 0.7 0.8 0.8 0.8 0.8 0.8 0.7 0.7 0.7 0.8 0.8 0.8 0.7 0.7 0.6 0.6 0.7 0.8 0.8 0.9 0.9 0.8 0.7 0.5 0.3 0.2

0.0 0.0 0.0 0.1 0.4 0.6 0.7 0.8 0.8 0.9 1.0 1.0 1.0 0.8 0.9 0.8 0.8 0.9 1.0 1.0 1.0 0.9 0.9 0.8 0.8 0.8 0.8 0.9 0.8 0.8 0.7 0.7 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.5 0.6 0.6 0.7 0.7 0.7 0.7 0.5 0.4 0.3 0.2

0.0 0.0 0.0 0.1 0.5 0.8 0.8 0.6 0.4 0.2 1.0 1.1 1.0 1.0 0.9 0.9 0.8 0.9 0.9 0.9 0.9 0.9 0.8 0.8 0.7 0.7 0.7 0.7 0.7 0.7 0.6 0.6 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.3 0.2 0.1

0.0 0.1 0.1 0.7 1.1 1.3 1.1 1.0 0.9 1.0 1.0 1.0 0.9 0.9 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.7 0.7 0.7 0.6 0.6 0.6 0.6 0.5 0.5 0.5 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.3 0.3 0.3 0.2 0.2 0.1

0.0 0.1 0.2 0.8 1.2 1.3 1.1 1.0 1.0 1.0 0.9 0.9 0.9 0.9 0.9 0.8 0.8 0.7 0.7 0.7 0.7 0.7 0.7 0.6 0.5 0.5 0.5 0.5 0.4 0.5 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.1 0.1

0.1 0.1 0.2 0.8 1.2 1.3 1.1 1.0 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.8 0.7 0.6 0.6 0.6 0.6 0.7 0.7 0.6 0.6 0.5 0.4 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.1 0.1

0.1 0.1 0.2 0.8 1.2 1.3 1.2 1.1 1.0 0.9 0.8 0.9 0.9 1.0 0.9 0.9 0.8 0.7 0.7 0.7 0.7 0.8 0.8 0.8 0.7 0.6 0.6 0.6 0.6 0.7 0.7 0.7 0.6 0.5 0.5 0.5 0.5 0.6 0.6 0.6 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.2 0.1

0.1 0.1 0.7 1.1 1.2 1.2 1.2 1.2 1.1 1.0 1.1 1.1 1.1 1.1 1.1 1.1 1.0 0.9 1.0 1.0 1.1 1.0 1.0 1.0 1.0 0.9 0.9 1.0 1.0 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.9 0.8 0.6 0.5 0.5 0.5 0.6 0.6 0.5 0.5 0.4 0.2 0.1

0.1 0.1 0.5 0.8 1.0 1.1 1.3 1.5 1.6 1.3 1.5 1.4 1.3 1.1 1.2 1.3 1.4 1.2 1.4 1.4 1.2 1.0 1.2 1.4 1.4 1.2 1.4 1.4 1.2 0.9 1.0 1.2 1.4 1.4 1.4 1.4 1.2 1.0 1.0 1.2 1.4 1.4 1.4 1.4 1.2 0.9 0.7 0.6 0.6 0.7 0.7 0.7 0.7 0.6 0.5 0.3 0.2

0.0 0.1 0.3 0.5 0.6 0.8 1.2 1.6 1.9 1.2 1.8 1.6 1.3 1.0 1.2 1.5 1.8 1.8 1.8 1.6 1.3 1.1 1.2 1.5 1.8 1.9 1.9 1.5 1.2 1.0 1.0 1.3 1.7 1.8 1.8 1.6 1.3 1.0 1.0 1.3 1.6 1.8 1.8 1.7 1.3 1.0 0.7 0.7 0.8 0.8 0.9 0.9 0.8 0.7 0.5 0.3 0.2

0.0 0.1 0.2 0.3 0.4 0.6 1.0 1.6 2.1 1.1 2.2 1.7 1.2 0.9 1.1 1.5 2.1 2.4 2.2 1.7 1.2 0.9 1.1 1.6 2.1 2.5 2.3 1.7 1.2 0.8 0.9 1.4 1.9 2.4 2.3 1.9 1.3 0.9 0.9 1.2 1.8 2.3 2.4 1.9 1.4 0.9 0.7 0.7 0.8 0.9 1.0 1.0 0.9 0.7 0.5 0.3 0.2

0.1 0.1 0.2 0.3 0.5 0.9 1.6 2.4 2.9 2.5 1.8 1.2 0.9 1.1 1.7 2.4 2.9 2.5 1.9 1.2 0.9 1.1 1.6 2.3 2.8 2.5 1.8 1.2 0.8 0.9 1.4 2.1 2.8 2.7 2.1 1.4 0.9 0.9 1.3 1.9 2.6 2.8 2.2 1.5 0.9 0.7 0.7 0.8 0.9 1.0 1.0 0.9 0.7 0.5 0.3 0.2

0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.3 0.5 1.0 1.5 2.0 1.1 2.0 1.6 1.2 1.0 1.2 1.6 2.0 2.2 2.1 1.7 1.3 1.0 1.2 1.5 2.0 2.1 2.1 1.6 1.2 0.9 1.0 1.4 1.8 2.1 2.1 1.8 1.3 1.0 1.0 1.3 1.7 2.1 2.1 1.8 1.4 1.0 0.7 0.7 0.7 0.8 0.8 0.8 0.8 0.7 0.5 0.3 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.1 0.1 0.2 0.3 0.5 1.0 1.4 1.6 1.2 1.6 1.5 1.2 1.0 1.2 1.6 1.7 1.2 1.7 1.5 1.3 1.0 1.2 1.5 1.6 1.3 1.7 1.5 1.2 1.0 1.0 1.3 1.6 1.6 1.6 1.6 1.3 1.0 1.0 1.3 1.5 1.6 1.6 1.5 1.3 0.9 0.7 0.6 0.6 0.7 0.7 0.7 0.7 0.5 0.4 0.3 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.3 0.5 0.2 0.2 0.2 0.3 0.5 0.9 1.2 1.3 1.1 1.2 1.2 1.1 1.0 1.3 1.5 1.4 1.1 1.3 1.2 1.1 1.0 1.1 1.2 1.3 1.2 1.4 1.2 1.1 0.9 1.0 1.1 1.2 1.2 1.2 1.2 1.1 1.0 0.9 1.1 1.1 1.2 1.2 1.1 1.0 0.9 0.6 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.3 0.2 0.1

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.3 0.8 0.9 0.7 0.3 0.2 0.3 0.5 0.8 1.2 1.0 0.8 0.8 0.8 0.9 1.0 1.4 1.7 1.3 0.9 0.8 0.8 0.9 0.8 0.9 0.9 1.0 1.3 1.4 1.1 0.9 0.8 0.8 0.8 0.7 0.7 0.7 0.7 0.8 0.8 0.8 0.8 0.7 0.7 0.7 0.7 0.7 0.6 0.5 0.4 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.1 0.1

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.8 3.3 1.6 2.7 0.7 0.3 0.3 0.5 1.0 1.3 1.6 0.9 0.6 0.6 0.7 1.2 3.3 1.4 3.3 1.1 0.6 0.6 0.6 0.6 0.6 0.8 1.7 2.4 2.5 1.7 0.8 0.6 0.6 0.5 0.5 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.7 2.0 3.0 1.8 0.6 0.3 0.3 0.7 2.1 3.1 4.1 1.2 0.5 0.5 0.5 1.0 2.4 3.7 2.4 0.9 0.5 0.4 0.4 0.4 0.5 0.6 1.4 3.1 3.1 1.5 0.6 0.5 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.3 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.3 0.8 0.8 1.0 0.9 0.7 0.3 0.3 0.5 1.5 2.3 2.0 1.2 0.5 0.3 0.5 1.0 1.2 1.5 1.2 0.9 0.5 0.3 0.3 0.3 0.3 0.6 1.2 1.1 1.1 1.2 0.6 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.3 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 1.4 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.4 0.2 0.3 0.3 0.4 0.3 0.3 0.6 1.0 0.7 0.7 0.8 0.5 0.3 0.4 0.6 0.5 0.6 0.5 0.6 0.5 0.3 0.3 0.2 0.3 0.4 0.5 0.4 0.4 0.5 0.4 0.3 0.3 0.5 0.5 0.3 0.2 0.1 0.1 0.1 0.1 0.1 0.2 0.4 0.6 0.4 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.1 0.1 0.1 0.2 0.2 0.3 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.5 0.4 0.5 0.5 0.5 0.3 0.3 0.2 0.3 0.2 0.2 0.2 0.3 0.4 0.6 0.7 0.9 0.9 0.7 0.6 0.3 0.2 0.2 0.2 0.4 0.8 0.8 0.8 0.8 0.7 0.4 0.2 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.2 0.1 0.1 0.1 0.2 0.2 0.2 0.1 0.5 2.0 0.6 0.7 4.5 3.8 2.7 0.3 0.2 0.2 0.1 0.1 0.1 0.3 0.7 1.2 2.6 4.9 4.2 3.7 1.9 0.8 0.4 0.3 0.5 1.0 2.2 4.0 4.1 4.0 2.2 1.0 0.5 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.1 1.2 0.8 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 2.5 1.1 1.3 0.9 0.5 0.3 0.3 0.2 0.2 0.1 0.1 0.1 0.2 0.4 0.3 0.3 0.5 0.6 0.4 0.3 0.3 0.4 0.3 0.3 0.3 0.2 0.4 0.6 0.4 0.2 0.2 0.3 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 1.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.2 0.1 0.0 0.0 0.0 0.1 2.5 0.0 0.0 0.0 0.0 0.0 0.1 0.1 2.3 2.3 1.9 1.2 0.7 0.4 0.3

0.0 0.0 0.0 0.0 0.0 0.0 3.3 0.1 0.0 0.0 0.0 0.0 0.0 0.5 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.5 0.5 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 4.6 4.7 3.4 1.9 1.0 0.5 0.3

0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.3 1.0 0.9 0.5 0.2 0.2 0.1 0.1 0.1 0.1 0.1 6.6 6.7 4.9 2.6 1.1 0.6 0.4

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.8 2.4 2.2 1.1 0.6 0.4 0.2 0.2 0.2 0.2 0.2 5.9 6.0 4.6 2.4 1.1 0.5 0.3

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.3 0.1 0.2 0.7 2.0 3.9 1.9 0.9 0.4 0.2 0.2 0.5 3.3 5.8 4.2 4.2 3.1 1.7 0.8 0.6 0.3

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 3.9 0.1 0.1 0.4 0.9 2.5 1.1 0.5 0.3 0.3 0.3 0.4 0.4 0.3 2.1 2.2 1.6 0.9 0.6 9.7 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.3 0.4 0.4 0.5 0.5 0.4 0.6 0.7 0.7 0.3 0.2 0.1 1.1 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.2 0.3 0.7 1.1 1.6 1.7 0.9 0.3 0.2 0.1 0.2 0.1

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.4 1.3 3.6 4.3 1.4 0.4 0.2 0.1 1.6 0.1

0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.1 0.3 1.0 2.7 1.3 0.8 0.2 0.1 0.1 0.3 0.1

0.0 0.0 0.0 11.5 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.3 12.0 0.2 0.3 0.5 0.7 0.3 0.1 0.1 0.1 0.8 0.0

0.0 0.0 0.0 0.6 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.1 0.1 0.2 0.2 0.1 0.1 0.0 0.2 9.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.0 0.1 0.3 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.1 2.3 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.1 3.7 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.1 0.1 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.4 0.7 0.9 0.9 0.6 0.4 0.3 0.2 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.1 0.0 0.1 0.1 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.1 0.1 0.3 0.6 1.0 1.4 1.3 0.9 0.5 0.4 0.4 0.4 0.3 0.2 0.1 0.1 0.1 0.1 0.1 1.1 0.0

0.0 0.0 0.0 0.0 0.0 0.2 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 0.0 0.1 0.1 0.2 0.5 0.8 1.2 1.4 1.3 1.1 0.7 0.5 0.5 0.7 0.7 0.6 0.4 0.3 0.2 0.1 0.1 0.1 0.9 0.0

0.0 0.0 0.0 0.0 0.0 0.0 3.6 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.1 0.2 0.3 0.6 0.9 1.0 1.0 1.1 1.0 0.8 0.7 0.6 0.9 1.0 0.9 0.8 0.6 0.3 0.2 0.1 0.1 0.1 0.1

0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.3 0.7 1.0 1.1 1.1 1.1 1.1 1.0 0.7 0.6 0.8 1.0 1.1 1.0 1.2 1.0 0.5 0.2 0.1 0.1 0.1 1.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.4 0.7 0.9 0.9 1.0 0.9 1.0 0.9 0.7 0.6 0.8 1.1 1.1 1.0 1.5 1.3 0.6 0.0 0.0 0.0 0.2 9.9

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.3 0.5 0.6 0.6 0.6 0.6 0.6 0.7 0.6 0.6 0.7 1.0 1.1 1.0 1.3 1.1 0.6 0.3 0.1 0.1 0.1 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.5 0.5 0.7 1.0 1.1 0.9 0.9 0.7 0.4 0.2 0.4 0.2 0.1 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.5 0.7 0.8 0.8 0.7 0.5 0.4 0.2 0.2 5.3 1.7 0.1 3.3

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 2.4 2.3 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.6 1.3 0.2 0.2 0.3 0.5 0.5 0.5 0.4 0.3 0.2 0.1 0.1 0.1 0.0 0.0 0.2

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.5 2.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 2.7 6.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.2 0.2 0.3 0.2 0.2 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

J
J

J
J

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

FULL SITE Illuminance Fc 0.45 12.0 0.0 N.A. N.A.

VERTICAL ILLUMINATION - EAST Illuminance Fc 0.10 0.4 0.0 N.A. N.A.

VERTICAL ILLUMINATION - NORTH Illuminance Fc 0.05 0.3 0.0 N.A. N.A.

VERTICAL ILLUMINATION - SOUTH Illuminance Fc 0.08 0.3 0.0 N.A. N.A.

VERTICAL ILLUMINATION - WEST Illuminance Fc 0.08 0.2 0.0 N.A. N.A.

MAIN ENTRY Illuminance Fc 4.22 6.7 1.7 2.48 3.94

NORTH PARKING LOT Illuminance Fc 0.73 1.5 0.2 3.65 7.50

PEDESTRIAN PATHWAY Illuminance Fc 0.81 4.5 0.0 N.A. N.A.

SOUTH PARKING LOT Illuminance Fc 0.86 2.9 0.1 8.60 29.00
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 Hearings Officer Final Order   1 of 23 
 Z0020-23-C 
 NCPRD CUP 

BEFORE THE LAND USE HEARINGS OFFICER 
CLACKAMAS COUNTY, OREGON 

Regarding an Application by the North 
Clackamas Parks and Recreation District for 
a Conditional Use Permit to construct a new 
15,360 square foot public library, to renovate 
an existing building (formerly the Concord 
Elementary School) to expand the North 
Clackamas Parks and Recreation District 
offices, and to construct certain site 
improvements.  

  
Case File No:  Z0020-23-C 
(NCPRD) 
 

   
 

A. SUMMARY 
 
1. The subject property is an approximately 5.9 acre parcel that is the site of the former Concord 

Elementary School located at 3811 SE Concord Road, Milwaukie, OR 97267, also known as 
T2S, R1E, Section 12AD, Tax Lot 2900.  The property is now owned by the North Clackamas 
Parks and Recreation District (NCPRD).  The site is located in the community of Oak Grove 
in unincorporated Clackamas County (not actually within the City of Milwaukie) and has an 
existing 46,400 square foot, two-story building with a covered playground that is known as 
the Concord School building.  This location is north of SE Concord Road directly west of SE 
Olive Street, with SE Spaulding Street terminating on the east side of the site, The site is 
approximately 600 feet east of McLoughlin Blvd. (Highway 99E) and approximately 5 miles 
north of Interstate 205.  The property is zoned Urban Low Density Residential (R7), Urban 
Low Density Residential (R8.5), and Open Space Management (OSM).  There are no mapped 
wetlands or water quality resources on the subject property. 

2. The property was first used as a school for the Oak Grove community as early as 1890.  The 
existing school building was built in 1936 and served as a school until 2014.  The current 
Concord School building was constructed from a design by prominent Oregon Architect F.M. 
Stokes, was partially funded with a Federal Emergency Administration of Public Works grant, 
and is considered a good example of WPA-era construction and the only such example 
standing in the Oak Grove Community.  Applicant states that the building is eligible to be on 
the National Register of Historic Places but is not listed at this time.  There is a great deal of 
local community interest in preserving this building and maintaining the public use of the site, 
including using the site for a public library, park, and community center.  

3. The applicant is Jason Varga, Project Manager for the NCPRD.  The NCPRD previously 
obtained a conditional use permit to establish a “government use” in a small portion of the 
former Concord School building as offices and recreation facilities, including for classes and 
sports club activities.  See File No. Z0390-22-C, submitted in August 2022 and approved with 
conditions January 10, 2023 

4. On May 18, 2023, the Hearings Officer conducted a public hearing to receive testimony and 
evidence about the NCPRD’s current conditional use application (File No. Z0020-23-C) to 
expand the NCPRD’s use of the property to include construction of a new 15,360 square foot 
public library and to further renovate the former Concord School building into a community 
center to include indoor recreation space, community space, and the NCPRD’s offices.  The 
remainder of the property will be developed with additional parking, a park with outdoor play 
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equipment, and green space. The Hearings Officer approved the application, subject to 
conditions of approval. 

 
B. HEARING AND RECORD HIGHLIGHTS 

 
1. The Hearings Officer received testimony and evidence at the May 18, 2023 public hearing 

about this application and during a subsequent open record period, including submittals 
identified as Exhibits 1-16.  All exhibits and records of testimony are filed with the Planning 
Division, Clackamas County Department of Transportation and Development.  The public 
hearing was conducted virtually over the Zoom platform.  At the beginning of the hearing, the 
Hearings Officer made the declaration required by ORS 197.763.  The Hearings Officer 
disclaimed any ex parte contacts, bias, or conflicts of interest.  The Hearings Officer stated 
that the only relevant criteria were those identified in the County’s staff report, that 
participants should direct their comments to those criteria, and failure to raise all arguments 
may result in waiver of arguments at subsequent appeal forums. 

2. At the hearing, County Planner Melissa Lord discussed the staff report and related exhibits, 
providing a presentation and related discussion, and recommended approval of the application 
with conditions. 

3. Ms. Lord explained that the NCPRD is proposing to construct a new 15,360 sq. ft. public 
library, to renovate the former Concord Elementary School building to expand the North 
Clackamas Parks and Recreational District offices from 4,746 sq. ft. of the building to 19,058 
sq. ft., and to use the remaining portion of the existing building as a community center.  The 
proposal also includes the redevelopment of a public park and various site improvements such 
as walkways, landscaping, lighting, and new public lots. 

4. Ms. Lord shared a slide showing the portions of the subject property zoned Urban Low 
Density R7, Urban Low Density Residential R8.5, Open Space Management (OSM), and 
General Commercial (C-3), with an overlay showing the applicant’s proposed uses of the 
property in each zone.  Ms. Lord also shared a slide showing the application of the County’s 
Zoning and Development Ordinance to each of the applicant’s proposed uses.  Specifically: a 
library is a conditional use within the OSM zoning district, but a library is a conditional use 
within the R7 and R8.5 zoning districts; a government use is a conditional use within the R7 
and R8.5 zoning districts; a community building is a primary use within the R7 and R8.5 
zoning districts; fitness and recreational facilities are a primary use within the OSM (outdoor, 
including parks), and a primary use within the R7 and R8.5 zoning districts; parking is an 
accessory use within the OSM zoning district, but is a conditional use within the R7 and R8.5 
zoning districts.   

5. Ms. Lord shared a slide showing the various land use permit requirements related to this 
proposal, including this application for a conditional use permit, a Design Review for a type II 
land use application related to institutional use in the Urban Low Density Residential District, 
accessory uses, and government-owned parks within the General Commercial (C-3) zoning 
district, and possibly an application for a variance, a Type II land use permit related to 
minimum setbacks to Spaulding Ave from the proposed library. Ms. Lord also shared and 
discussed slides showing how the application meets or can meet with conditions the various 
applicable ZDO section requirements and criteria, and the staff report evaluation related to 
each of these sections. 

6. Ms. Lord shared slides concerning Oak Lodge Water Services’ statement of feasibility, noting 
that the proposed utility demand (water service, sewer service, and surface water 
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management) will be evaluated during the Oak Lodge utility permit application process, and 
during the related Design Review land use application (Z0083-23).  Ms. Lord provided a slide 
and discussed specific requirements under ZDO Section 1007.01 Roads & Connectivity, 
General Provisions, pointing out that the existing ROW varies along the SE Concord Road 
frontage from 60 to approximately 69 feet, and the existing one-half ROW width along the 
project footage varies at 30, 37 and 39.98 feet.  Ms. Lord noted that the standard cross-section 
for a two-lane urban arterial roadway includes a 70-foot wide public ROW, with a one-half 
ROW width of 35 feet, providing discussion of a recommended condition of approval related 
to dedicating additional ROW to provide a minimum one half width of 35 feet as well as 
accommodate required frontage improvements.  Ms. Lord also pointed to the mid-block 
crosswalk on SE Concord Road frontage that does not meet current standards, providing 
discussion of a recommended condition of approval requiring and upgrade including new 
signs, pavement markings, and lighting.  Ms. Lord also noted that SE Spaulding Avenue 
requires a public vehicle turnaround within the ROW, discussing how that specific 
requirement for such public improvements will be address through the Design Review 
application for development of the proposed use. 

7. Ms. Lord also shared a slid and provided discussion regarding ZDO Sections 1007.02 & 
1007.04, Frontage Improvements & Pedestrian and Bike Facilities.  Ms. Lord discussed 
requirements that road frontage improvements must meet current urban Roadway Standards, 
minimum requirements for a 20-foot wide half-street with 6-inch curb, 5-foot wide landscape 
strip with street trees, and a 7-foot wide sidewalk.  Ms. Lord pointed to estimated trip 
generation of 2,053 vehicles per day from the project site, noting that improvement of the 
project site frontage to current standards on SE Concord Road is warranted, with discussion of 
a related recommended condition of approval.  Ms. Lord pointed to ZDO Section 1007.07 
Transportation Facilities Concurrency, providing discussion that the applicant’s Traffic 
Impact Analysis identified issues at the SE Risley Ave/SE McLoughlin Blvd. intersection that 
is within Oregon Department of Transportation (ODOT)  jurisdiction.  Ms. Lord noted that 
County Transportation Engineering staff met with ODOT staff to discuss the proposed 
striping of SE Risley Avenue to mitigate expected traffic.  She also noted that the applicant’s 
TIA assumed single lane approaches, but SE Risley Ave actually functions with two lane 
approaches and therefore the projected failure of this intersection will not occur.  Ms. Lord 
stated that updated findings and modified conditions of approval will be provided in an 
additional exhibit, requesting that the record stay open for a minimum of one week to add 
ODOT comments to the record and to revise findings and/or recommended conditions as 
necessary.  (See Exhibits 14, 15) 

8. The applicant/project manager for NCPRD, Jason Varga, read a statement of support provided 
by Mitzi Olson, the Library Director, pointing to the need for the library, the importance of 
this addition to the library system and the improved and safer access and facilities the 
proposed new library will provide to the community.  Ms. Olson’s statement discussed the 
community work, support, and local involvement that has gone into this project over the past 
few years.  

9. Several members of the general public appeared and provided comments and testimony in 
support of approval of this application, including Anatta Blackmarr and Thelma 
Haggenmiller, who each provided a statement of support and enthusiasm, as they are eagerly 
awaiting the new library and development of the site with a cultural or community center and 
park as proposed, describing it as a momentous step forward and a “dream come true” for the 
community.   
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10. Debbie Cleek, Principal of the Bookin Group, appeared and provided testimony and advocacy 
on behalf of NCPRD’s application.  Ms. Cleek affirmed that the applicant wanted the record 
to stay open for an additional, second week, to provide an opportunity to review the additional 
submittals provided by the County during the first week, and perhaps also a third week to 
provide a final written argument or statement.  Ms. Cleek discussed certain issues with respect 
to proposed conditions of approval, including proposed conditions #9 and #11.  Ms. Cleek and 
her staff also discussed certain engineering requirements directly with Mr. Ken Kent, County 
Development Engineering, concerning specificity of certain conditions of approval, some 
need for flexibility, and how some of these issues will be resolved through the Design Review 
process.  Liz Manser of OPSIS Architecture suggested adding a clarifying statement 
concerning the discussed language of the conditions, referencing Design Review approval.  
Ms. Cleek agreed that, with additional language clarifying the proposed conditions of 
approval as discussed, the applicant does not otherwise dispute the proposed conditions.  Mr. 
Kent also agreed with this discussion, referencing that the Design Review process addresses 
some of these issues and provides for approval with some variation.  Ms. Manser and Ms. 
Lord agreed that the discussed clarifying phrase was acceptable. 

11. At the conclusion of the public hearing, the Hearings Officer left the record open for 7 days 
for the purpose of allowing all parties the opportunity to submit additional evidence, 
arguments, or testimony for consideration in this matter, an additional 7 days to provide all 
parties an opportunity to respond to any new evidence submitted during the initial open record 
period, and a third 7 day period for the applicant to submit a final written argument.  

 
C. PREHEARING COMMENTS, SUBMITTALS, FACTS 

 
1. The application includes a completed land use application form, site plan, application fee and 

completed supplemental application addressing the criteria in Section 1203 of the ZDO.  The 
application also includes a description of the proposed use and vicinity map.  The application 
was initially submitted on January 13, 2023.   Following submission of additional requested 
information the application was deemed complete March 3, 2023.  The subject property is 
located inside an urban growth boundary.  The 120-day deadline established by state law for 
processing this application is July 1, 2023.  

2. The County requested responses to the application from: a) Department of Transportation and 
Development (DTD), Development Engineering; b) Department of Transportation and 
Development (DTD), Transportation Engineering; c) Oak Lodge, Water and Sewer District; d) 
Tri-Met (regional transit services); e) Clackamas Fire District #1; f) Oak Grove Community 
Planning Organization (CPO); and, Property Owners within 300 feet.   

3. The County received written comments from Valerie Liljefelt on behalf of the Clackamas Fire 
District #1, with agency comments and requirements incorporated into the County’s staff 
report.  Ms. Lord responded to these comments requesting clarification concerning the 
potential need for a turnaround on Spaulding Ave., receiving a response from Ms. Liljefelt 
concerning the Fire District’s review process.  Ms. Lord communicated these requirements 
directly  to NCPRD.  Ms. Liljefelt reviewed the applicant’s submittal, returning it with 
Clackamas Fire District review comments. (Exhibits 7, 7a, 7b, 8, 12) 

4. Ken Kent, Clackamas County Development Engineering submitted written comments on 
behalf of County Development Engineering staff with a number of findings and propsoed 
conditions that were incorporated into the County’s staff report.  Mr. Kent also submitted a 
review request to ODOT for comment on the proposal, noting that the project TIA evaluated 
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ODOT intersections and found that the SE McLoughlin (OR 99E)/SE Risley Avenue 
intersection will exceed mobility standards at 2025 buildout.  Mr. Kent pointed to the TIA 
proposed mitigation to add right turn lanes on the eastbound and westbound approaches of SE 
Risely at SE McLoughlin, attaching a preliminary plan submitted by the applicant, and 
requesting comments from ODOT.  [This issue was discussed at the hearing, with Ms. Lord 
explaining that the TIA had assumed single lane approaches, but SE Risley Ave actually 
functions with two lane approaches and therefore the projected failure of this intersection will 
not occur.]   (Exhibits 9 and 10, testimony) 

5. The County received written comments from Markus Mead on behalf of the Oak Lodge Water 
Services District, with agency comments and requirements incorporated into the County’s 
staff report.  (Exhibit 11) 

 
D. POSTHEARING COMMENTS, SUBMITTALS, FACTS 

 
1. Oregon Department of Transportation (ODOT) Development Review Planner Marah Danielson 

reviewed the proposed land use action and determined there will be no significant impacts to 
state highway facilities and no additional state review is required.  ODOT staff noted that 
Clackamas County Engineering had provided compelling information that the proposed 
mitigation referenced in the applicant’s TIA is not necessary, pointing to several supporting 
findings [including the erroneous TIA assumption concerning single-lane approaches] and 
concurring with County Engineering that the proposed mitigation at the Risley Ave/OR 99E 
intersection is unnecessary to address the Oregon Highway Plan mobility standard.  [Exhibit 14] 

2. Kenneth Kent, Clackamas County Development Engineering, submitted additional written 
comments during the open-record period, proposing changes to certain findings [particularly 
responsive to the ODOT comments] and changes to proposed conditions.  [Exhibit 15] 

3. Debbie Cleek, Principal of the Bookin Group, submitted additional written comments during the 
open-record period on behalf of the applicant, supporting the proposed changes submitted by Mr. 
Kent and referencing discussion at the hearing concerning agreement with respect to certain 
changes to the language in the proposed conditions. 

 
E. FINDINGS AND DISCUSSION 

 
The evidence presented is reliable, probative and substantial evidence upon which to base a 

determination in these matters. This application is being processed as a Type III Permit, pursuant to 
Clackamas County Zoning and Development Ordinance (ZDO) Section 1307. The Type III 
procedure is quasi-judicial in nature, and involves land use actions governed by standards and 
approval criteria that require the use of discretion and judgment. The issues associated with the land 
use action may be complex and the impacts significant, and conditions of approval may be imposed 
to mitigate the impacts and ensure compliance with this Ordinance and the Comprehensive Plan. The 
Type III procedure is a quasi-judicial review process where the review authority receives testimony, 
reviews the application for conformance with the applicable standards and approval criteria, and 
issues a decision.  This application is subject to Clackamas County Zoning and Development 
Ordinance (ZDO) Section(s) 202, 315, 702, 1005, 1006, 1007, 1009, 1010, 1015, 1021, 1203 and 
1307, and the Comprehensive Plan. Clackamas County Planning and Zoning Staff have reviewed 
these Sections of the ZDO and Comprehensive Plan in conjunction with this proposal and make the 
following findings and conclusions: [These findings and conclusions were reviewed, modified, 
and/or adopted by the Hearings Officer, with comments denoted by boldface type in italics.]   
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1) PROJECT OVERVIEW: 

Background: The applicant proposes a Conditional Use permit to construct a new 15,360 
square foot public library and to renovate an existing building (formerly the Concord School) 
into a community center. The community center will include indoor recreation space, 
community space, and the North Clackamas Parks and Recreation District offices. The 
remainder of the property will be developed with vehicle parking, a park with outdoor play 
equipment and green space.  
 
Recently, the applicants received approval with conditions of a conditional use permit to 
have the North Clackamas Parks and Recreation District offices operate within a portion of 
the existing building of the former Concord Elementary School.  In addition to the office use, 
a portion of the existing building was to be used for indoor recreation (e.g. recreational 
classes and sports club activities). The land use file was reviewed under application number 
Z0390-22. The project scope proposed in land use file Z0390-22 left the majority of the 
existing building un-used (a “shell”).  
 
A pre-application conference was held with the applicant on June 7, 2022 to discuss the 
preliminary proposal (reference file ZPAC0065-22). 
 
The government-owned recreation facilities, such as classes and sport club activities, are a 
primary use in the R7 and R8.5 zoning districts.  A community building is also a primary use 
in the R7 and R8.5 zoning district under the umbrella of a government-owned recreational 
use.  
 
Site Description: The subject property is approximately 5.9 acres in area and is currently 
developed with a 46,400 square foot, two-story building (formerly the Concord Elementary 
School) and a covered playground. There are two existing parking lots that provide 43 
parking spaces. The property was first used as a school for the Oak Grove community as 
early as 1890. The applicant’s research shows that the building on site currently was built in 
1936 and served as a school until 2014.  
 
As stated previously, the applicant recently requested that a portion of the former school 
building become the offices for the North Clackamas Parks and Recreation District. A 
certificate of occupancy for the new use has not been issued as of yet.  
There are no mapped wetlands or water quality resources on the subject property. There are 
no mapped landslide hazards or steep slopes of 25% or greater. 

2) ZDO SECTION 315 – URBAN LOW DENSITY RESIDENTIAL DISTRICT (R7 AND 
R8.5) 

315.04 Dimensional Standards. Dimensional and building design standards applicable 
in the urban residential zoning districts are listed in Tables 315-2, Dimensional and 
Building Design Standards in the Urban Low Density Residential Zoning Districts. 

Finding: Pursuant to Table 315-2, the minimum required front setback is 15 feet in the 
R7 zoning district. As currently designed, the library is proposed to be located 5 feet and 
6 inches from the front property line on Spaulding Ave. which does not meet the minimum 
required setback. A site plan modification or an approved setback variance is required. A 
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variance is a discretionary land use application, and approval is not guaranteed. A 
condition of approval is warranted to ensure that the minimum required setback is being 
met.      
The Hearings Officer concurs in this finding, adopting a condition of approval 
modified consistent with the discussion at the hearing. 

3) ZDO SECTION 1203 CONDITIONAL USES 

A. 1203.02: Submittal Requirements 
This application includes a completed land use application form, site plan, application 
fee and completed supplemental application addressing the criteria in ZDO Section 1203. 
The application also includes a description of the proposed use and vicinity map. All the 
submittal requirements under Subsection 1203.02 are included in the application. The 
application was submitted on January 13, 2023 and additional materials were received 
on March 3, 2023. Following submission of additional requested information, the 
application was deemed complete on March 3, 2023. 

B. 1203.03(A): The use is listed as a conditional use in the zoning district in which the 
subject property is located. 

Finding: The subject property is zoned Urban Low Density Residential - R7, Urban Low 
Density Residential - R8.5, and Open Space Management (OSM). Section 315, Table 
315-1 of the ZDO controls land uses in the underlying R7 and R8.5 zoning districts; 
Section 702 controls land uses in the underlying OSM district.  

The Hearings Officer concurs in this finding. 

 Zoning District 

USE OSM R7 and R8.5 

Library Conditional Conditional  

Government office (Not proposed) Conditional 

Community 
Building 

(Not proposed) Primary 

Fitness and 
recreational 
facilities 

Primary (outdoor) Primary 

Parking Accessory Conditional 

 

The proposed development requires a conditional use permit for the new public library 
and for the expansion of the government use throughout the majority of the existing 
building (former Concord Elementary School) for the North Clackamas Parks and 
Recreation District (“Parks District”) offices. The conditional use permit is also required 
for the parking lot serving the community center. The table above and the zoning 
diagram provided earlier in this report are included to provide a visual representation of 
the proposed uses in each zoning district.  
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The public library will be located in part in the OSM zoning district and in part in the R7 
district. In the OSM district, a library is a conditional use when associated with open 
space or recreational facilities, and the development proposal includes the construction 
of an outdoor public park. In the R7 district, a library is a use that is allowed as a 
conditional use in a planned unit development (PUD); however, the subject property is 
not in a planned unit development. The proposed library will be part of the Library 
District of Clackamas County which is a special district organized under ORS 357.216 to 
357.286. Special districts are a form of local government. Government uses are a 
conditional use in the R-7 district, provided that they are not specifically listed elsewhere 
in the zoning district as a Conditional Use. Because libraries are only a conditional use 
in a PUD and the subject property is not in a PUD, the use is not otherwise listed and 
may be reviewed as a government use.  

The Parks District is a public entity.  A conditional use permit was previously issued to 
the Parks District to occupy a very small portion of the existing building with their offices 
(reference land use permit Z0390-22). The proposal involves expanding the Parks 
District’s offices from 4,746 square feet of the building to 19,058 square feet. The 
(existing) building that will be used for the Parks District offices is within the R7 and 
R8.5 zoning districts. In the Zoning and Development Ordinance (ZDO), Table 315-1 
specifies that “government uses” are a conditional use; therefore, a conditional use 
permit is necessary. The Parks District is a public entity and is a government use.  

The parking lots that support this development are located in the OSM district. A parking 
lot is allowed as an accessory use to the park pursuant to Subsection 702.04(C); 
however, pursuant to Subsection 702.05(A and F), a parking lot serving indoor 
recreation facilities, meeting rooms, interpretive centers, and other similar uses are a 
conditional use. The parking lots will provide parking for persons visiting the community 
center and therefore require the review and approval of a conditional use permit. 

The proposed library in the OSM and R7 zoning districts, the expansion of the 
government offices for the Parks and Recreation District in the existing building, and the 
parking lots serving the indoor recreation facility, meeting rooms, and community center, 
are listed as conditional uses in the applicable zoning districts. This criterion is met.  

The Hearings Officer adopts the above findings and analysis, concurring that this 
criterion is met. 

C. 1203.03(B): The characteristics of the subject property are suitable for the proposed use 
considering size, shape, location, topography, existence of improvements and natural 
features. 
Finding: In addition to the narrative provided in the applicant’s submitted application 
materials, staff makes the following findings.  
The subject property is approximately 5.9 acres in size. The submitted site plans and 
narrative demonstrate the property is of sufficient size to accommodate the proposed 
uses. The library, Parks District office expansion, and parking associated with the 
community center are the conditional uses being evaluated with this land use application; 
however it is difficult to evaluate these uses in isolation due to the interconnectivity of all 
uses being proposed, including primary uses.  
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The subject property has direct vehicular access onto Concord Rd and Spaulding Ave; 
the primary parking lot is located off of Concord Rd between McLoughlin Blvd and SE 
Oatfield Rd. The development has adequate site circulation and vehicle maneuvering 
area to accommodate the parking areas proposed. Conditions of approval are 
recommended to ensure that the development and ADA accessibility standards are met. 
The property is generally regular in shape and has modest slopes. It intersects with SE 
Concord Rd, SE Olive Ave, and SE Spaulding Ave, but the applicant states that the Olive 
Ave right of way is not open to vehicle traffic. The site is currently developed with a 
46,400 square foot, two-story building (former school), a covered playground and two 
parking lots. The building (former school) has been on the property since the 1930s. 
Combined with size, the shape of the property does not present any significant limitation 
to the proposed use of the site. There are no mapped protected natural features on the 
property.  
The location, size, shape, topographic, natural and developed characteristics of the 
property are suitable to accommodate the proposed conditional uses. When considering 
the characteristics of the subject property, staff finds that this criterion is met. 

The Hearings Officer adopts the above findings, adopting related conditions of 
approval and concurring that, as conditioned, these criteria are met. 

D. 1203.03(C): The proposed use is consistent with Subsection 1007.07, and safety of the 
transportation system is adequate to serve the proposed use. 

Finding: Staff reviewed the proposal for compliance with 1007.07. The findings are 
included in the staff report below. As conditioned, this criterion can be met. 

The Hearings Officer adopts the referenced findings and concurs that, as conditioned, 
this criterion can be met. 

E. 1203.03(D): The proposed use will not alter the character of the surrounding area in a 
manner that substantially limits, impairs or precludes the use of surrounding properties 
for the primary uses allowed in the zoning district(s) in which surrounding properties are 
located. 

Finding: The site is in the R7, R8.5 and OSM zoning districts and is surrounded by other 
properties in R7, R8.5 and General Commercial (C-3) zoning districts. Primary uses of 
the R7 and R8.5 zoning districts are provided in ZDO Section 315, primary uses allowed 
in the OSM district are provided in ZDO Section 702, and primary uses in the C-3 
district are in ZDO Section 510. In addition to the applicant’s narrative, staff makes the 
following findings: 

Land use in the surrounding area is primarily a mix of single-family detached dwellings 
and commercial development along McLoughlin Blvd. The neighborhood includes quiet 
residential streets, juxtaposed against the busy McLoughlin Blvd commercial corridor. 
The subject property has a dedicated history to institutional uses, and the proposal will 
continue to provide an institutional use. The institutional uses will serve as a transition 
between these two built environments. 

The building identified as the community center is well-established in the neighborhood 
and has been on the subject property since the 1930s. A school operated on the subject 
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property from 1890 to 2014 when it ceased operation, and has since received a 
conditional use permit approval to use a small portion of the building for the North 
Clackamas Parks and Recreation District offices (reference planning land use file 
Z0390-22 for existing government use). Part of this application is to expand the 
government use (Parks and Recreation District offices) to a larger portion of the 
building.  

For approximately 100 years, the subject property has been dedicated to serve the 
surrounding community and although the school ceased operation in 2014, the 
associated park and outdoor recreation area continues to serve the community. The 
proposed development will improve the park and recreational area by adding bollard-
style lighting to increase park safety and surveillance of the outdoor space. Outdoor 
lighting will be required to comply with the standards in ZDO Section 1005 and will be 
evaluated through a subsequent Design Review land use application (reference land use 
file number Z0083-23). Given the property’s dedicated history of being an institutional 
use (formerly Concord Elementary School), the addition of a library on site is suitable 
with the pre-existing uses of this property. The proposed public library and public park 
will lend itself to the community and continue to serve as an institutional use in the 
neighborhood. The library, community center and new park will serve the surrounding 
community and will integrate into the character of this site.  
The County’s Transportation Engineering division has reviewed this application and the 
traffic impact analysis provided in the application materials and have concluded that the 
existing transportation network is adequate to serve the proposed uses. The proposed 
conditional uses will not alter the character of the area in a manner that would 
substantially limit, impair or precludes the uses of the surrounding area.  

The Hearings Officer concurs in the above findings, adopting referenced conditions of 
approval and agreeing that, as conditioned, these criteria are met. 

F. 1203.03(E): The proposed use is consistent with the applicable goals and policies of the 
Comprehensive Plan. 

Finding: The applicant addresses the Comprehensive Plan in their submitted narrative 
and details how the proposed use is consistent with the residential goals of the Plan, 
although they reference some incorrect Comprehensive Plan designation policies in their 
findings. The subject property is designated Low Density Residential (LDR) and Public 
and Community Use Open Space (PCU) on the Comprehensive Plan map. The R7 and 
R8.5 zoning districts implement the goals and policies of the LDR plan designation and 
the OSM zoning district implements the PCU designation. The building that the Parks 
District offices will be located in is within the LDR designation; the library will be in the 
PCU designation.  
a. Chapter 4, Residential – Low Density Residential Policies – 4.R 

The low density residential policies include having adequate provisions for 
recreational facilities because they are integral parts of residential neighborhoods. 
The review of this permit, and the recommended conditions of approval are intended 
to ensure adequate design and safety, particularly with regard to vehicular and 
pedestrian access. The proposal is consistent with the goals and policies of Chapter 4 
of the Comprehensive Plan.  
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b. PCU – 4.GG Open Space Policies 
The Public and Community Open Space policies include preserving lands for park 
and recreation facilities, and for publically owned land to function as open space. 
Land should be allowed to have public recreation or other compatible private or 
public uses and structures. The proposal is consistent with the goals and policies of 
Chapter 4 of the Comprehensive Plan. 

c. Chapter 5, Transportation – Access Standard Policies – 5.Q 
5.Q.5 Access Standards shall be implemented through the Zoning and Development 
Ordinance and the County the County Roadway Standards. Where access 
management standards are adopted by the County in Special Transportation Plans, 
those standards shall apply. 
 As specified under ZDO Section 1007, development applications are required to 
provide adequate access to current County standards, which may include right-of-
way dedication, frontage improvements, on-site access and parking.  
 
SE Concord Road is classified as a minor arterial roadway (Comprehensive Plan 
map 5-4a). Clackamas County has adopted roadway standards that pertain to the 
structural section, construction characteristics, minimum required right-of-way 
widths and access standards for arterial roads. 
 
Roadway Standards Section 220.4 indicates that development sites on arterial 
roadway should have one driveway, with additional access based on safety and 
circulation needs. Based on anticipated traffic use and volume, we can justify the 
need for two driveway approaches in order to provide adequate site circulation, 
emergency access, and minimize impacts to SE Concord Road. Although, the 
proposed driveways do not meet full access spacing due to the location of existing 
driveways on the south side of SE Concord Road, with the continuous center turn 
lane and alignment of the new driveways with existing higher volume driveways on 
the opposite site of the street, the proposed access will be adequate. 
 
The Hearings Officer concurs in the above discussion, analysis, and findings, 
concluding that the proposed use is consistent with the applicable goals and 
policies of the Comprehensive Plan. 

 
G. 1203.03(F): The proposed use complies with any applicable requirements of the zoning 

district and overlay zoning district(s) in which the subject property is located, and Section 
1000 Development Standards. 
Finding: Staff reviewed compliance with ZDO Section 1000, as applicable. The findings 
are included in the staff report below. As conditioned, this criterion is met. 
The Hearings Officer concurs in these findings that, as conditioned, this criterion is 
met. 

\\ 
\\ 
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4) ZDO SECTION 1000 DEVELOPMENT STANDARDS 
 

Not all review subsections in ZDO Section 1000 are applicable. Below is an evaluation of 
the criteria that are applicable to the proposed conditional use. A separate Design 
Review land use application is in review for this proposal because ZDO Section 1102.01 
requires a Design Review for institutional uses in the R7 and R8.5 zoning districts; 
reference land use permit Z0083-23. The findings below are related specifically to the 
conditional uses proposed; the detailed design criteria are reviewed in land use permit 
Z0083-23. 
Section 1001 General Provisions – 1001.03 Applicability. Section 1000 applies to all 
development, as identified in Table 1001-1. If a section is identified as applicable in 
Table 1001-1, it does not necessarily mean that every subsection within that section will 
apply; rather, each applicable section must be reviewed to determine which, if any, 
provisions in that section are applicable to the proposed development.  

Finding: The institutional uses proposed are subject to the Sections identified in Table 
1001-1. Applicable Sections for institutional uses include: 1002, 1003, 1004, 1005, 1006, 
1007, 1009, 1010, 1011, 1015, and 1021. 
A condition of approval will require a subsequent Design Review land use permit 
approval for many of the siting and design requirements, rather than evaluating them as 
part of this Conditional Use application. 

The Hearings Officer concurs in this analysis and findings, adopting related 
conditions of approval. 

 
A. Sections 1002, 1003, and 1004 are not applicable to the subject property or proposed 

development.  
B. Section 1005 relates to the specific design of the building and the site. Compliance with 

this subsection shall be reviewed in Design Review land use permit Z0083-23.  
C. 1006.03 Water Supply and 1006.04 Sanitary Sewer Service. Approval of a 

development that requires public or community water service and sanitary sewer service 
shall be granted only if the applicant provides a preliminary statement of feasibility from 
the service provider(s). 

Finding: A statement of feasibility from Oak Lodge Water Services District was provided 
by the applicant and determined that the proposed utility demand will be quantified by 
the property owner for Oak Lodge to review with the associated Design Review land use 
application (land use permit number Z0083-23). 

A condition of approval is necessary to ensure that this criterion is met. 

The Hearings Officer concurs in this analysis and findings, adopting related proposed 
conditions of approval. 

\\ 
\\ 
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D. 1006.06 Surface Water Management and Erosion Control. The following surface 
water management and erosion control standards apply: 

a. Positive drainage and adequate conveyance of surface water shall be provided 
from roofs, footings, foundations, and other impervious or near-impervious 
surfaces to an appropriate discharge point. 

b. The requirements of the surface water management regulatory authority apply. If 
the County is the surface water management regulatory authority, the surface 
water management requirements of the Clackamas County Roadway Standards 
apply 

c. Approval of a development shall be granted only if the applicant provides a 
preliminary statement of feasibility from the surface water management 
regulatory authority. The statement shall verify that adequate surface water 
management, treatment and conveyance is available to serve the development or 
can be made available through improvements completed by the developer or the 
system owner. 

i. The service provider may require a preliminary storm water management 
plan, storm drainage report, natural resource assessment and buffer 
analysis prior to signing the preliminary statement of feasibility 

ii. The statement shall be dated no more than one year prior to the date a 
complete land use application is filed and need not reserve surface water 
treatment and conveyance system capacity for the development. 

Finding: A statement of feasibility from Oak Lodge Water Services District was provided 
by the applicant and determined that the utility demand stormwater will be quantified by 
the property owner for Oak Lodge to review with the associated Design Review land use 
application (land use permit number Z0083-23). A condition of approval is necessary to 
ensure that this criterion is met. 

The Hearings Officer concurs in this analysis and findings, adopting the related 
proposed conditions of approval. 

E. 1007.01(A and B) Roads and Connectivity – General Provisions. The location, 
alignment, design, grade, width, and capacity of all roads shall be planned, coordinated, 
and controlled by the Department of Transportation and Development and shall conform 
to Section 1007, Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas 
County Roadway Standards. Where conflicts occur between Section 1007, the 
Comprehensive Plan, and the Clackamas County Roadway Standards, the 
Comprehensive Plan shall control.  
Right-of-way dedications and improvements shall be required of all new developments, 
including institutional uses, as deemed necessary by the Department of Transportation 
and Development and consistent with Section 1007, Chapters 5 and 10 of the 
Comprehensive Plan, and the Clackamas County Roadway Standards. 
Finding: Clackamas County has adopted roadway standards that pertain to the 
structural section, construction characteristics, minimum required right-of-way widths 
and access standards for arterial roads. 
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The existing right-of-way varies along the SE Concord Road frontage from 60 to 
approximately 69 feet. The existing one half right-of-way width along the project site 
frontage varies at 30, 37 and 39.98 feet. West of the project site, SE Concord Road 
includes a three-lane cross section along the commercial zoned properties, transitioning 
to a two-lane cross section along the project site frontage. Additional right-of-way width 
was previously provided to accommodate the existing pull-out areas previously used for 
school buses.  The project traffic study evaluated whether turn lanes would be needed for 
the site driveways on SE Concord Road, and found that left turn lane warrants are not 
met. Based on this, continuation of a three-lane section to accommodate a center turn 
lane is not needed along the project site frontage of SE Concord Road, and a two-lane 
cross section is adequate to serve the proposed development. The standard cross section 
for a two-lane urban arterial roadway, per Roadway Standards Drawing C140 includes 
a 70-foot wide public right-of-way, with a one half right-of-way width of 35 feet. The 
applicant will be required to dedicate additional right-of-way to provide a minimum one 
half width of 35 feet, as well as right-of-way to accommodate the required frontage 
improvements as discussed below. As conditioned, this criterion can be met.  
 
The Hearings Officer concurs in this analysis, finding that, as conditioned, this 
criterion can be met. 

F. 1007.01(C and D) Roads and Connectivity. Provisions pertaining to pedestrian, bicycle, 
and vehicle access, safety, and traffic flow.    

Finding: The frontage of SE Concord Road is improved with bike lanes, pull-out areas 
previously used by buses, and curb-tight sidewalk. The proposed preliminary plans 
include modifying the existing driveway access currently serving the site to include two 
driveways serving the main parking lot, and retaining an existing driveway at the easterly 
end of the frontage that provides access to a service area that includes trash and 
recycling. The existing sidewalk along the frontage is adequate, except for ADA 
accessibility across the eastern driveway approach. The new driveway approaches and 
the easterly driveway will require adequate ADA access. 
 
Reconstruction and expansion of the existing former school parking lot is proposed with 
two driveway approaches on SE Concord Road serving the main parking lot. ZDO 
1007.01(C)(10) specifies that developments have the minimum number of driveway as 
required by DTD. Roadway Standards Section 220.4 indicates that development sites on 
arterial roadway should have one driveway, with additional access based on safety and 
circulation needs. Based on anticipated traffic use and volume, the proposed two 
driveway approaches are acceptable to provide adequate site circulation, emergency 
access, and minimize impacts to SE Concord Road. Although, the proposed driveways do 
not meet full access spacing due to the location of existing driveways on the south side of 
SE Concord Road, with the continuous center turn lane and alignment of the new 
driveways with existing higher volume driveways on the opposite site of the street, the 
proposed access will be adequate. 
 
The preliminary plans for the proposed parking lot on the SE Concord Road frontage 
appears to be consistent with ZDO Section 1015 and Roadway Standards Drawing P100 
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and P200. The parking lot design will be reviewed through the Design Review 
application for the site. 
 
There is an existing mid-block crosswalk on the SE Concord Road frontage that does not 
meet current standards and will require upgrading with new signs and additional 
lighting.  Conditions of approval are necessary to ensure this criterion is met.  
 
The Hearings Officer concurs in the above discussion, finding that, as conditioned, 
these criteria are met. 
 

G. 1007.01(E). All roads shall be designed and constructed to adequately and safely 
accommodate vehicles, pedestrians, and bicycles according to Chapters 5 and 10 of the 
Comprehensive Plan and the Clackamas County Roadway Standards.  Development-
related roadway adequacy and safety impacts to roadways shall be evaluated pursuant to 
the Clackamas County Roadway Standards and also to Oregon Department of 
Transportation standards for state highways. 

Finding: ZDO Sections 1203.03 and 1007.01(E) require that development adequately 
and safely accommodate pedestrians. There is an existing mid-block crosswalk on the SE 
Concord Road frontage does not meet current standards and will require upgrading with 
new signs and additional lighting, consistent with pavement marking and sign standards, 
per Roadway Standards Sections 271.1 and 281.1.  

 
The project site includes frontage on the SE Spaulding Avenue right-of-way.  The right-
of-way includes a half cul-de-sac bulb, but the improvement are undefined within the 
right-of-way. The current improvements at the terminus of SE Spaulding Avenue include 
a paved area that has mostly served as parking and access for the school. The 
preliminary plans include improvements within the right-of-way that include paving, 
curbs and sidewalk along the north side of the right-of-way. A small parking lot is 
proposed off of the north side of the right-of-way. The applicant is proposing to 
accommodate a turnaround area for emergency vehicles utilizing a portion of the parking 
lot driveway aisle that extends outside the public right-of-way. Because SE Spaulding 
Avenue is a public roadway, provisions for a public turnaround will be required. 
Although, the preliminary site design will provide for adequate access for a fire truck 
that includes maneuvering outside the right-of-way, a turnaround area within the public 
right-of-way is needed, as required by Roadway Standard Section 225.2. A passenger 
vehicle turnaround will be required within the public right-of-way. The specific 
requirement for the public improvements will be addressed through the Design Review 
application for development of the proposed use. 

The Hearings Officer concurs in this discussion and in these findings. 
H. 1007.02(D) Public Roadways. Developments shall comply with the intersection sight 

distance and roadside clear zone standards of the Clackamas County Roadway Standard. 
\\ 
\\ 
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Finding: The Traffic Impact Analysis provided by the applicant evaluated the sight 
distance at the proposed driveways on SE Concord Rd., and verified that the standards 
under Roadway Standards Section 240 can be met. 

 
The Hearings Officer concurs. 

 
I. 1007.02(F) and 1007.04(C) Road Frontage Improvements and Pedestrian and 

Bicycle Facilities. Road frontage improvements must meet current urban Roadway 
Standards. Sidewalks, pedestrian pathways, bikeways, and accessways shall be 
constructed for institutional developments.   

Finding: The frontage of SE Concord Road is improved with bike lanes, pull-out areas, 
6-inch curb and 7.5-foot wide curb-tight sidewalk. The proposed preliminary plans 
include modifying the existing driveway access currently serving the site to include two 
driveways serving the main parking lot, and retaining an existing driveway at the easterly 
end of the frontage that provides access to a service area that includes trash and 
recycling facilities. The applicant is proposing to retain the existing sidewalk and 
construct the new driveway approach to provide ADA accessibility. Based on estimated 
trip generation of 2,053 vehicles per day from the project site, improvement of the project 
site frontage to current standards on SE Concord Road is warranted. 
The standard cross-section for an arterial roadway, per Roadway Standards Drawing 
C140, includes a minimum 20-foot wide half street, with 6-inch curb, 5-foot wide 
landscape strip with street trees, and a 7-foot wide sidewalk. The applicant will be 
required to remove the existing curb tight sidewalk and replace it with landscape strip, 
street trees and a setback sidewalk. Where the curb line exceeds the minimum 20-foot 
half street width, the curb can remain. 
As conditioned, this criterion can be met.  

The Hearings Officer concurs, finding that, as conditioned, these criteria can be met. 
J. 1007.05 Transit Amenities. All institutional developments on existing and planned 

transit routes shall be reviewed by Tri-Met or other appropriate transit provider to ensure 
appropriate design and integration of transit amenities into the development. 

Finding: The subject property is not located on an existing transit route, as identified on 
Map 5-8a in the Comprehensive Plan. Tri-Met was notified of the application and 
provided with the opportunity to provide comments, but the County did not receive a 
response. 

The Hearings Officer adopts this finding. 
K. 1007.06(A) Street Trees. Within the Portland Metropolitan Urban Growth Boundary 

(UGB), street trees are required on all road frontage for institutional developments, 
except that for structural additions to existing institutional buildings street trees are 
required only if the addition exceeds 10 percent of the assessed value of the existing 
structure, or 999 square feet. 

Finding: The property is located within the Portland Metropolitan UGB and so street 
trees are required along the road frontage for institutional developments. The existing 
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building on site that will be used for the Parks District office expansion will not involve 
an addition of 10% of the assessed value, or 999 square feet. The proposed library is new 
construction on an institutional use; therefore, street trees are required. As designed, the 
application materials do not show street trees proposed. A condition of approval will be 
necessary to ensure this criterion is met.   
Street trees are required along the Concord Rd frontage, and the species must chosen 
from a County-approved list of street trees, unless approval for planting of another 
species is given by the Department of Transportation and Development. Specific tree 
species can be determined in the subsequent Design Review land use application, Z0083-
23.  

The Hearings Officer concurs, adopting related conditions of approval to ensure this 
criterion is met. 

L. 1007.07 Transportation Facilities Concurrency. Shall apply to the following 
development applications: design review, subdivisions, partitions, and conditional uses.  

Approval of a development shall be granted only if the capacity of transportation 
facilities is adequate or will be made adequate in a timely manner.  

Finding: ZDO Subsection 1007.07 requires that there is an adequate transportation 
system in place at the time of a development. Under Roadway Standards Section 
295.2(b), a traffic impact study is generally required when a development will generate 
more than 20 peak hour vehicle trips. The applicant has provided a Transportation 
Impact Analysis (TIA) by Global Transportation Engineering, dated March 3, 2023 
evaluating a number of intersections in the vicinity of the project site, addressing trip 
generation, on-site circulation and intersection sight distance.  
 
The proposed conditional use will result in a total of 93 morning peak hour trips, 216 
evening peak hour trips, and 2,053 weekday daily trips. The TIA finds that with the 
proposed use, roadways and intersection within the influence area of the site will operate 
with adequate capacity and safety, except for the SE Risley Avenue/SE McLoughlin 
Boulevard (OR99E). The TIA indicates that the intersection does not meet mobility 
performance standards, per Table 5-2a of the Comprehensive Plan, in the 2025 
background condition and the 2025 buildout condition. The TIA proposes a mitigation to 
add right turn lanes on the eastbound and westbound approaches on SE Risley Avenue. 
The SE Risley Avenue/SE McLoughlin Boulevard(OR99E) intersection falls under the 
jurisdiction of ODOT. ODOT submitted comments during the first open record period, 
dated May 18, 2023. ODOT notes that the TIS assumed that SE Risley Ave had only 
single lane approaches to McLoughlin Boulevard (OR99E). SE Risley Ave is nearly 50’ 
wide where it intersects McLoughlin Boulevard (OR99E). Because of its width, left and 
right turning vehicles are already able to queue side- by-side, and county traffic 
engineering staff have personally observed that the intersection currently operates this 
way. Striping would not effectively change the operational characteristics of the 
intersection. Traffic and Development Engineering staff concur with ODOT’s comments 
and find that the SE Risley Avenue/SE McLoughlin Boulevard(OR99E) intersection will 
meet mobility standards. Traffic and Development Engineering staff find that the capacity 
of the transportation is adequate.  This criterion is met.  
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The Hearings Officer concurs in the above discussion and analysis, finding that this 
criterion is met. 

M. Section 1009, 1010 and 1021 relate to landscaping, signage, and solid waste and 
recycling. Compliance with these sections is reviewed in the associated Design Review 
land use permit Z0083-23, with the exception of compliance with Subsection 1009.04, 
described below.  

Section 1009.04 Screening and Buffering. Screening shall be used to eliminate or 
reduce the visual impacts of service areas and facilities, such as loading areas and 
receptacles for solid waste or recyclable material. 
Finding: Compliance with screening and buffering requirements are necessary to 
mitigate the impact the conditional uses will have on the neighborhood and surrounding 
properties. As proposed, the design does not implement the requirements of this 
subsection to limit the impact of the subject property to the adjacent residential property. 
Screening and buffering techniques listed in Subsection 1009.04(B through E) are 
necessary to mitigate the impacts of the proposed institutional uses to the residential use 
to the east (3901 SE Concord Rd). Staff recommends that a condition of approval be 
imposed to ensure compliance with this criterion. 
The Hearings Officer concurs, adopting the proposed condition of approval. 

N. 1015 Parking and Loading. Inside the Portland Metro UGB, parking, loading, and 
maneuvering areas shall be hard-surfaced, unless a permeable surface is required for 
surface water management pursuant to the regulations of the surface water management 
authority or in order to comply with Subsection 1006.06. Off-street parking areas are 
governed by Subsection 1015.02(A) and minimum automobile parking space 
requirements for the proposed uses provided in Table 1015-1. The minimum number of 
bicycle parking spaces listed in Table 1015-3 are required. If a listed use is located with 
the UGB, it shall have a minimum of two bicycle parking spaces or the number required 
by Table 1015-3, whichever is greater. 
Finding: The Climate Friendly and Equitable Communities (CFEC) rules are in effect 
pursuant to OAR 660-012-0400 through OAR 660-012-0450. No vehicle parking can be 
required for any development that is within ¾ mile of a rail transit stop or ½ mile of a 
frequent transit corridor. This property is eligible to follow the CFEC rules due to the 
frequency and location of the Tri-Met bus service, bus lines #33; therefore, no minimum 
parking is required. Maximum parking standards are in effect. The applicant is electing 
to provide 164 vehicle parking spaces and 13 bicycle racks capable of locking two 
bicycles, each, totaling 26 bicycle parking spaces. 
Within the Urban Grown Boundary (UGB), the parking maximums listed for Urban Zone 
A in Table 1015-1 apply to the maximum vehicle parking standards as demonstrated in 
the table, below. Pursuant to Subsection 1015.01(C), parking requirements for uses and 
structures not specifically listed in Tables 1015-1, Automobile Parking Space 
Requirements or 1015-3, Minimum Required Bicycle Parking Spaces are subject to the 
requirements for the most similar use. For the purposes of determining maximum vehicle 
parking, staff finds that “Theaters, Dance Halls, Community Clubs, Skating Rinks, Public 
Meeting Places” is the most similar use to a library and a park in Table 1015-1. For the 
purposes of determining minimum bicycle parking, staff finds that and that “Theaters, 
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Places of Worship, Auditoriums, Dance Halls and other Public Assembly Places” is the 
most similar use in Table 1015-3 for the recreation facility (community center) and the 
library.  

Proposed 
Use 

Area 
(square 
feet) 

Vehicle 
Parking 
Ratio 
Maximum 
(per 1,000 
square feet) 

Maximum 
Vehicle 
Spaces 
Permitted 

Bicycle 
Parking 
Ratio 
Required 

Minimum 
Bicycle 
Spaces 
Required 

Recreation 
Facilities 

25,642 5.4 139 1 per 40 
seats or 
persons of 
design 
capacity 

unknown 

Office Use 19,058  3.4 65 1 per 
2,500 
square 
feet 

8  

Library 15,141 None  None 1 per 40 
seats or 
persons of 
design 
capacity 

unknown 

Park 1.94 
acres 

None None 5 per acre 10 

Total - - None -  

 

There is no requirement to provide a minimum number of vehicle parking spaces; the 
number of parking spaces that the applicant is electing to provide was based upon the 
number of spaces recommended by the Institute of Transportation Engineers, an 
established organization for transportation professionals. The maximum number of 
vehicle spaces is applicable, and the proposal does not exceeds the maximum number of 
parking spaces allowed.  

Compliance with subsection 1015.03 pertaining to the design and location of the bicycle 
racks will be reviewed through the related Design Review land use application, file 
Z0083-23. As demonstrated by the table above, the minimum required bicycle parking 
spaces could not be determined based upon the information provided by the applicant. 
The design capacity for the recreation facility in the community center and the library 
must be provided in order to determine the minimum number of bicycle parking spaces 
required for those uses. The proposed development includes parking for 26 bicycles. A 
condition of approval is warranted to ensure that the minimum number of bicycle parking 
spaces is being provided. 
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As conditioned, this criterion can be met.  
The Hearings Office concurs, finding that as conditioned these criteria can be met. 

 
F. CONDITIONS OF APPROVAL 

 
The conditions listed are necessary to ensure that approval criteria for this land use 

permit are satisfied.  Where a condition relates to a specific approval criterion, the code 
citation for that criterion follows in parenthesis.   It shall be the responsibility of the property 
owner(s) to comply with the limitation of any approval resulting from the decision described 
herein. 

 
I reviewed and considered the entire record in this matter, including the original staff 

report, original proposed conditions of approval submitted by staff, the arguments advanced 
by the NCPRD concerning alternatives and proposals concerning certain language in proposed 
conditions of approval, and the discussion at the hearing.  I also reviewed and considered the 
pre-hearing materials submitted, including the application, agency and public comments 
received prior to the public hearing,  and post-hearing submittals including the post-hearing 
response submitted by ODOT, staff memorandum proposing certain changes to the proposed 
conditions, and additional comments related to the original findings and recommended 
conditions of approval from the initial staff report, and applicant’s written response to the 
open record period.  Upon review, I find the following conditions are designed to ensure that 
the requirements of this Conditional Use permit are met, adopting the following, with changes 
to proposed conditions of approval indicated by bold italicized text and/or strike through: 

 
1. Approval of this land use permit is based on the submitted written narrative and plans filed 

with the County on January 13, 2023 and additional materials received on March 3, 2023. No 
work shall occur under this permit other than which is specified within these documents, 
unless otherwise required or specified in the conditions below. It shall be the responsibility of 
the property owner(s) to comply with this document(s) and the limitation of any approval 
resulting from the decision described herein.  

2. The conditional use approval is valid for four (4) years from the date of the final written 
decision (ZDO 1203.05). During this four year period, the approval shall be implemented, or 
the approval will become void. “Implemented” means all major development permits shall be 
obtained and maintained for the approved conditional use, or if no major development 
permits are required to complete the development contemplated by the approved conditional 
use, “implemented” means all other necessary County development permits (e.g. grading 
permit, building permit for an accessory structure) shall be obtained and maintained. A 
“major development permit” is: 

a) A building permit for a new primary structure that was part of the conditional use 
approval, or 

b) A permit issued by the County Engineering Division for parking lot or road 
improvements required by the conditional use approval. 

\\ 
\\ 
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3. The proposed development is located within the service area of Oak Lodge Water Services 
for sanitary sewer, water and surface water and shall be subject to the Oak Lodge Rules and 
Regulations and Design and Construction Standards for applicable utilities. 

4. Prior to approval of any permits necessary to implement this Conditional Use approval (e.g., 
building permit, Transportation Engineering development permit for the parking lot or 
frontage improvements), a Design Review land use permit shall be obtained. 

5. Compliance with the screening and buffering techniques listed in ZDO Subsection 1009.04(B 
through E) are necessary to mitigate the impacts of the proposed institutional uses to the 
residential use to the east located at 3901 SE Concord Road. Updated site plan and landscape 
plans shall be provided in the subsequent Design Review land use permit demonstrating 
compliance with Section 1009.04(B through E). 

6. The subject property shall be developed with open space or recreational facilities prior to 
obtaining a certificate of occupancy for the library. [702.05(B)]. 

7. The minimum number of bicycle parking spaces shall be provided and designed in 
accordance with Section 1015.03. Compliance with the standards shall be evaluated in the 
subsequent Design Review land use permit.  

8. Street trees shall be planted along the Concord Road frontage. Updated site plan and 
landscape plans shall be provided in the subsequent Design Review land use permit 
demonstrating compliance with Section 1007.06. 

9. The site plan shall be modified to comply with the minimum front yard setback standard 
from Spaulding property line in the R-7 zoning district. unless a setback variance is 
approved. If a setback variance is required and approved, the minimum front yard setback 
standards would be subject to the variance permit; a variance is a discretionary land use 
application, and approval may not be granted. [315.04]. 

10. The SE Concord Road frontage improvements for proposed driveways, ADA accessible 
sidewalks along the entire site frontage, and midblock crosswalk shall be upgraded to current 
standards prior to obtaining a certificate of occupancy. 

11. Prior to obtaining a certificate of occupancy, Design Review approval shall be obtained for 
vehicular, pedestrian and bicycle access, including frontage improvements and site 
development, and such improvements shall be constructed or bonded in conformance with 
ZDO Section 1301.02, including the following: 

a. The applicant shall dedicate right-of-way along the entire site frontage of SE Concord 
Road site frontage and verify by a professional survey that a 35-foot wide, one-half 
right-of-way width exists. Additional right-of-way dedication shall be provided to 
encompass the required sidewalk, with the right-of-way located a minimum of 6 
inches behind the sidewalk 

b. The applicant shall design and construct improvements along the entire site frontage 
of SE Concord Road to arterial roadway standards, consistent with Standard Drawing 
C140, or as otherwise approved in the Design Review application. These 
improvements shall consist of the following: 

i. Up to a minimum 20-foot wide, one half street improvement, as measured 
from the right-of-way centerline to face of curb.  Where the existing curb 
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exceeds the minimum width, the curb can be retained.  The structural section 
shall comply with Standard Drawing C100 for an arterial roadway. 

ii. Standard 6-inch curb, 
iii. A minimum 5-foot wide landscape strip with street trees. 

iv. A 7-foot wide unobstructed sidewalk, per Standard Drawing S960. 
v. Minimum 24-foot wide concrete driveway approaches, per Drawing D650. 

vi. The midblock crosswalk shall be upgraded to current standards, including 
signs, pavement markings and lighting per Roadway Standards 271.1 and 
281.1.  

c. Drainage facilities for the site and street improvements shall be constructed in 
conformance with Clackamas County Roadway Standards Chapter 4 and Oak Lodge 
Water Services Standards. 

d. Improvement of the terminus of SE Spaulding Court shall be provided to local road 
standards, providing paving a minimum of 30 feet wide, 6-inch curbs, a passenger 
vehicle turnaround, 5-foot wide sidewalk on the north side of the right-of-way 
frontage, and ADA accessibility from the site to the public sidewalk and roadway, or 
as otherwise approved in the Design Review application. 

e. Adequate on site circulation shall be provided for the parking and maneuvering of all 
vehicles anticipated to use the site. Parking spaces shall meet minimum dimensional 
requirements of ZDO Section 1015, and Roadway Standards Drawing P100 or P200, 
as applicable. 

f. [deleted] 

 
G. DECISION 

 
Based on the findings, discussion, conclusions, and record in this matter, the Hearings 

Officer APPROVES application Z0020-23-C for a Conditional Use permit to construct a new 15,360 
square foot public library, to renovate an existing building (formerly the Concord Elementary 
School) to expand the North Clackamas Parks and Recreation District offices, and to construct 
certain site improvements, subject to conditions of approval. 

  
Dated:  June 14, 2023 

 
Carl D. Cox 
Clackamas County Hearings Officer 
 
\\ 
\\ 
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APPEAL RIGHTS 
 

 ZDO 1307.10(F) provides that, with the exception of an application for an Interpretation, the 
Land Use Hearings Officer’s decision constitutes the County’s final decision for purposes of any 
appeal to the Land Use Board of Appeals (LUBA).  State law and associated administrative rules 
promulgated by LUBA prescribe the period within which any appeal must be filed and the manner in 
which such appeal must be commenced.  Presently, ORS 197.830(9) requires that any appeal to 
LUBA “shall be filed not later than 21 days after the date the decision sought to be reviewed 
becomes final.”  This decision is “final” for purposes of a LUBA appeal as of the date of the 
decision appearing by my signature.  



 
 
April 3, 2023 
 
To: Melissa Lord, Planner 
 
From: Wendi, CCSD #5 
 
Re File #: NORTH CLACKAMAS PARKS & RECS OFFICES 
 21E12AD02900 
 3811 SE Concord Rd.  
 
Street lighting is required by ZDO section 1006.02 G for all development within the Urban Growth 
Boundary. 
 
Street lighting but does not exist on the SE Concord Rd., SE Olive Ave. or Spaulding Ave. frontage thus 
new street lighting will be required. 

 
Where installation is required 
Portland General Electric’s (PGE’s) policy requires the street lighting design layout meet the 
recommended maintained illuminance values in the current version of ANSI/IES RP-8 American National 
Standard Practice for roadway lighting. They also require the project supply the photo metrics. Contact 
PGE project coordinators for plan review requirements at 503-323-6700. They will set up a project in 
their system and will help you with their plan process. This should be done prior to submitting the 
Development Permit plan to Clackamas County. Once plan review is completed by both PGE and Service 
District No. 5, the applicant and/or developer is notified of the final plan approval and may request final 
payment for the street lighting plan.   
 
Street lighting operation and maintenance is funded by a yearly special assessment on the property tax 
statement of all benefited properties within the assessment areas of the service district.  New 
assessment areas are formed in response to development requirements and by petition of property 
owners wishing the benefit of street lighting for their properties.  
 
The property owner shall submit a request in writing for the formation of an assessment area, which will 
include any new tax lots created by this partition, to help pay for the operation and maintenance of 
lighting.  This should be completed and submitted when applying for a Development Permit. The current 
rate of assessment for street lighting in this residential area is $1.16 per frontage foot per tax lot each 
year. 
 
Please contact Wendi Coryell at 503-742-4657 with any questions. 
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	Site address: 3811 SW Concord Road
	Township: 
	Range: 21
	Section: 12AD
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