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Date of Mailing of this Notice:  September 19, 2024 

Notice Sent To: Agencies, Community Planning Organization(s) and property owners within 2,640 feet of the 
subject property. 
 

HEARING DATE:  October 24, 2024 

HEARING TIME: This hearing will not begin before 9:30 a.m.. However, it may begin later depending on the length 
of any preceding items.  

HEARING LOCATION: The public hearing will be conducted virtually using the Zoom platform. One week prior to the 
hearing, a Zoom link to the public hearing and details on how to observe and testify online or by telephone will be 
available on our website:  www.clackamas.us/meetings/planning/hearingsofficer 
 

 
File Number:  Z0339-24 
 
Applicant:  Vertical Bridge, Brandon Clower  
 
Property Owner:  Lukas-Hanna Irrevocable Trust 
 
Proposal: Verizon Wireless proposes to install antennas, and associated equipment on a new 195’ tall self-
support tower. Equipment cabinets and a generator will be placed at grade, surrounded by a chain link 
fence. 

 
Applicable Zoning and Development Ordinance Criteria:  Sections 202, 406, 835, 1203, 1307, and 1000s. 
 
These criteria may be viewed online at http://www.clackamas.us/planning/zdo.html  
 
Site Address and/or Location: 18133 S STEINER RD, Beavercreek, 97004 
 
Assessor’s Map:  T03S, R03E, Section 19, Tax Lot(s) 00600, W.M.  
 
Property Size:  Approximately 217.55 acres 
 
Zoning: Timber (TBR) 

Notice of a Public Hearing on a Land Use Proposal in Your Area 
 

http://www.clackamas.us/meetings/planning/hearingsofficer
http://www.clackamas.us/planning/zdo.html


 

 

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: ORS CHAPTER 215 REQUIRES THAT IF YOU RECEIVE THIS 
NOTICE, IT MUST PROMPTLY BE FORWARDED TO THE PURCHASER. 

HOW TO OBTAIN ADDITIONAL INFORMATION 

Staff Contact: Joy Fields; 503-742-4510 or jfields@clackamas.us  

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.  In addition, a staff report on the application will be available for inspection at no 
cost at least seven days prior to the hearing.  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, or you may view these materials:  
1. By emailing or calling the staff contact; or 

2. Online at https://accela.clackamas.us/citizenaccess/.  After selecting the “Planning” tab, enter the File Number to 

search.  Select Record Info and then select “Attachments” from the dropdown list, where you will find the submitted 

application. 

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

communityinvolvement@clackamas.us.  CPO: Redland - Fischers Mill - Viola Contact: Lance Ward; 
lancecward@aol.com; 503.631.2550. 
 

HOW TO SUBMIT TESTIMONY ON THIS APPLICATION 

 All interested parties are invited to “attend” the hearing remotely online or by telephone and will be provided with an 
opportunity to testify orally, if they so choose.  One week prior to the hearing, specific instructions will be available 

online at www.clackamas.us/meetings/planning/hearingsofficer 

 Written testimony received by October 11, 2024, will be considered by staff prior to the issuance of the staff report 
and recommendation on this application.  However, written testimony will continue to be accepted until the record 
closes, which may occur as soon as the conclusion of the public hearing. 

 Written testimony may be submitted by email, fax, or regular mail.  Please include the permit number on all 
correspondence and address written testimony to the staff contact who is handling this matter.   

 Testimony, argument, and evidence must be directed toward the criteria identified above, or other criteria in the 
Zoning and Development Ordinance or Comprehensive Plan that you believe apply to the decision.  Failure to raise an 
issue in person at the hearing or by letter prior to the close of the record, or failure to provide statements or evidence 
sufficient to afford the Hearings Officer an opportunity to respond to the issue, precludes an appeal to the Oregon 
Land Use Board of Appeals based on that issue. 

 Written notice of the Hearing Officer’s decision will be mailed to you if you submit oral or written testimony or make 
written request for notice of decision and provide a valid mailing address. 

 

PROCEDURE FOR THE CONDUCT OF THE HEARING 
The hearing will be conducted by one of the Land Use Hearings Officers, who are appointed by the Board of County 
Commissioners to conduct public hearings and issue decisions on certain land use permit applications.  The following 
procedural rules have been established to allow an orderly hearing: 
1. The length of time given to individuals speaking for or against an item will be determined by the Hearings Officer prior 

to the item being considered. 
2. A spokesperson representing each side of an issue is encouraged. 
3. Prior to the conclusion of the evidentiary hearing, any participant may request an opportunity to present additional 

evidence, argument, or testimony regarding the application.  The Hearings Officer will either continue the hearing or 
leave the record open for additional written evidence, argument, or testimony. 

 

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? 

mailto:jfields@clackamas.us
https://accela.clackamas.us/citizenaccess/
mailto:communityinvolvement@clackamas.us
mailto:lancecward@aol.com
http://www.clackamas.us/meetings/planning/hearingsofficer
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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

8/19/2024

Z0339-24

CONDITIONAL USE

September 6, 2024

Joy Fields, AICP Principal Planner

This has a DSL notice. This is a Type III application with a public hearing to be heard by the Hearings Officer.

✔
February 3, 2025



Z0399-24

MMartinez1
ReceivedSTAMP
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You must attend a pre-application conference with Planning and Zoning staff before filing this application. Information 
about the pre-application conference process and a request form are available from the Planning and Zoning website. 
 

 
 
This application is subject to the provisions of Section 1203, Conditional Uses of the Clackamas County Zoning and 
Development Ordinance (ZDO). 
 
It is 

 
 

 
 

☐ Complete application form:  Respond to all the questions and requests in this application, and make sure all 
owners of the subject property sign the first page of this application. Applications without the signatures of all 
property owners are incomplete. 

 

☐ Application fee:  The cost of this application is $7,735, unless it is for mining, in which case the cost is 
$14,230. A $150 notification surcharge also applies if an expanded notification area is required by ZDO Section 
1307. If Hydrogeologic Review is required, there is an additional $4,030 fee. Payment can be made by cash, by 

Credit Card Authorization Form available from the Planning and Zoning website. Payment is due when the 
application is submitted. Refer to the FAQs at the end of this form and to the adopted Fee Schedule for refund 
policies. 

 

☐ Vicinity map:  Provide a map of the area around the property, drawn to scale, that shows the uses and location 
of improvements on adjacent properties and properties across any road. 

 

☐ Site plan:  Provide a site plan (also called a plot plan). A Site Plan Sample is available from the Planning and 
Zoning website. The site plan must be accurate and drawn to-scale on paper measuring no larger than 11 
inches x 17 inches. The site plan must illustrate all of the following (when applicable): 

 
 Lot lines, lot/parcel numbers, and acreage/square footage of lots; 

 

 Contiguous properties under the same ownership; 
 

 All existing and proposed structures, fences, roads, driveways, parking areas, and easements, each with 
identifying labels and dimensions; 

 

 Setbacks of all structures from lot lines and easements; 
 

 Significant natural features (rivers, streams, wetlands, slopes of 20% or greater, geologic hazards, mature 
trees or forested areas, drainage areas, etc.); and 

 

 Location of utilities, wells, septic drain fields, and replacement drain field areas. 
 

☐ Service Feasibility Determinations:  
surface water management authority, as applicable, each complete a Preliminary Statement of Feasibility and 
include those completed statements with your application. If the proposed development will be served by an 
onsite wastewater treatment system (e.g., a septic system), include an approved Site Evaluation or 
Authorization Notice from the Septic & Onsite Wastewater Program attesting to the feasibility of your proposal.  

 

A. Complete a pre-application conference: 

B. Review applicable land use rules: 

C. Turn in all of the following: 
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☐ Building elevation diagrams: Attach drawings of all proposed new and remodeled structures. The drawings 
must be to-scale and must show each side of the building and any windows, doors, or other appurtenances. 
Include all measurements (height, length, width, and area). 

 
☐ Hydrogeologic review report: You must include a hydrogeologic review report if new industrial, commercial, 

or institutional development using exempt-use well or wells is proposed within a sensitive groundwater area 
outside of the Portland Metropolitan Urban Growth Boundary, Government Camp, Rhododendron, 
Wemme/Welches, Wildwood/Timberline, and Zigzag Village. The report must address applicable requirements 
of ZDO Subsection 1006.03(E). Additional guidance on completing the report is available from the Planning and 
Zoning website. Your report will be peer-reviewed by qualified professionals contracted by the County. 
Evaluation of any required hydrogeologic review report costs an additional $3,230. 

 

☐ Any additional information or documents, such as a traffic impact study, advised of during the pre-
application conference 

 
 

 
 
Your application submittal must include a narrative that fully responds to the following. Due to the 
technical nature of these requirements, guidance on how best to respond will be provided during the 
required pre-application conference. 
 

1. How is the use listed as a conditional use in the Zoning and Development Ordinance (ZDO) 
section for the zoning district in which the subject property is located? 

 
2. How are the characteristics of the subject property suitable for the proposed use considering 

size, shape, location, topography, existence of improvements, and natural features? 
 

3. How does the proposed use comply with ZDO Subsection 1007.07, Transportation Facilities 
Concurrency? 

 
4. How is safety of the transportation system adequate to serve the proposed use. 

 
5. Explain how 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. 

 
6. How is the proposed use consistent with the applicable goals and policies of the 

Comprehensive Plan? 
 

7. Explain how the proposed use complies with any applicable requirements of the zoning 
district and any overlay zoning district(s) in which the subject property is located, ZDO 
Section 800, Special Use Requirements, and Section 1000, Development Standards. 

D. Respond in a narrative: 




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What is a conditional use? 
A conditional use is a land use that may be allowed by the Zoning Development Ordinance (ZDO) in certain 
zoning districts under specified conditions. Exercising a conditional use requires approval of a conditional use 
permit. 
 
What is the permit application process? 
Conditional use permits rovided for in Section 1307 
of the ZDO. Type III decisions include notice to owners of nearby land, the Community Planning Organization 
(CPO) if active, service providers (sewer, water, fire, etc.) and affected government agencies, and are reviewed 
at a public hearing before the County Land Use Hearings Officer. If the application is approved, the applicant 
must comply with any conditions of approval ide
to the Oregon Land Use Board of Appeals (LUBA). 
 
What is needed for the County to approve a land use permit? 
Conditional usesmay be permitted after an evaluation by the Hearings Officer of applicable standards. The 
applicant is responsible for providing evidence that their proposal does or can meet those standards. In order to 
address the standards, the information requested in this application should be as thorough and complete as 
possible. A permit will only be approved or denied after a complete application is received and reviewed. The 
County approves an application only if it finds that the proposal meets the standards or can meet the standards 
with conditions. 
 
How long will it take the County to make a decision about an application? 
The County makes every effort to issue a decision on a Type III land use application within 12 weeks (84 days) 
of when we deem the application to be complete.  State law generally requires a final County decision on a land 
use permit application in an urban area within 120 days of the application being deemed complete, and within 
150 days for a land use permit in a rural area, although there are some exceptions. 
 
If an application is submitted and then withdrawn, will a refund be given? 
The fee for this application includes a $3,830 fee for review by the Hearings Officer, which will be fully refunded 
if the application is withdrawn before the hearing occurs. If the submitted Type III application is withdrawn before 
it is publicly noticed, 75% of the portion of the application fee paid that is not the Hearings Officer review fee (i.e., 
the remainder), or the remainder minus $250, whichever is less, will be refunded. If a submitted application is 
withdrawn after it is publicly noticed, but before a staff report is issued, 50% of the remainder, or $500, whichever 
is less, will be refunded. No refund on the remainder will be given after a staff report is issued. 
 
The additional Hydrogeologic Review fee, if applicable, can be refunded in full, provided the application is 
withdrawn before any work has been done by the hydrogeologist; after any work has been done by the 
hydrogeologist, no portion of the Hydrogeologic Review fee will be refunded. 
 
Who can help answer additional questions? 

Zoning at 503-742-4500 or zoninginfo@clackamas.us. You can also find information online at the Planning and 
Zoning website: www.clackamas.us/planning.  
 
 

 

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 drenhard@clackamas.us. 
 

503-742-4545: ¿Traducción e interpretación? |       

翻译或口译？| C n Biên d ch ho c Phiên d ch? | 번역또는통역

FAQs 
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August 12th, 2024 

 

Clackamas County 

Planning & Zoning Department of Transportation and Development 

Development Services Building 

150 Beavercreek Road 

Oregon City, OR 97045 

 

 

RE: Application for a Type III Conditional Use Permit in Clackamas County, Oregon 

 18133 S. Steiner Road / Parcel ID# 00918476 / Taxlot # 33E19 00600 / ZPAC0024-24 

 

Please find and accept the enclosed land use application and supporting documents for a new Verizon Wireless 

telecommunication facility on behalf of Vertical Bridge Towers and the property owner, Lukas-Hanna Irrevocable 

Trust: 

 

• Clackamas County’s Development Application form with the following attachments: 

- Project Narrative 

- ODAV Determination 

- Towair Letter 

- Zoning Drawings 

- RF Justification Letter 

- Existing Towers Map 

- Photo Simulations 

- Noise Study 

- Stormwater Drainage Report 

- NIER Study 

 

Please do not hesitate to reach out with questions if additional information is required. Thank you. 

 

Sincerely, 

 

Brandon Clower 

 

Brandon Clower 

Site Acquisition Manager 

Capital Design Services 

971.979.0075 (Mobile) 

saq@capitaldesignservices.com 

 

 

 

 

  

 

CAPITAL DESIGN SERVICES, LLC 
www.capitaldesignservices.com 

1910 4th Avenue E., PMB 196, Olympia, WA 98506 360.915.6750 
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WIRELESS COMMUNICATION FACILITY 

PROJECT NARRATIVE 

 

Verizon Wireless; Goat Yoga 
 

 

I. PROJECT INFORMATION 

 

Applicant: Vertical Bridge  

 750 Park of Commerce Drive, Ste. 200 

 Boca Raton, FL 33487 

 

Agent/Contact Person: Brandon Clower of Capital Design Services 

 1910 4th Ave E, PMB 196 

 Olympia, WA 98506 

 971.979.0075 (Mobile) saq@capitaldesignservices.com 

 

Property Owner: Lukas-Hannah Irrevocable Trust 

 

Site Location:  18133 S. Steiner Road, Beavercreek, OR 97004 

 Parcel ID: 00918476 

Legal Description: See Survey in attached plans 

 

Zoning Designation: TBR – Timber Resource 

 

Adjacent Zoning:  TBR (East) / TBR & RRFF5 (North) / TBR (West) / RRFF5 (South) 

 

Size of Site:  217.55 AC 

 

Existing Structures:  One Residence 

 

Adjacent Land Uses:  Timber Resource & Rural Residential 

 

Access Roads:  The property has direct frontage on S. Steiner Road (dead-end) 

 

Topography: 2-30% Slopes 

 

Site Overlays: N/A 

 

Project Description: Verizon Wireless proposes to install antennas, and associated equipment on a new 195’ 

tall self-support tower. Equipment cabinets and a generator will be placed at grade, 

surrounded by a chain link fence. All improvements will be installed within the proposed 

lease area.   
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II. INTRODUCTION 

 

Verizon Wireless is requesting approval to construct a new wireless communication facility (WCF) on privately 

owned land in Clackamas County, OR. The proposed WCF is intended to fill a significant gap in coverage 

experienced by Verizon Wireless customers affecting voice, data, and 911 services. The proposed facility will 

improve the quality of these services for Verizon customers in the Beavercreek area of Clackamas County. The 

tower is designed to accommodate up to three (3) carriers, in addition to Verizon Wireless, allowing multiple 

wireless providers to serve the County with excellent coverage.  

 

The proposed facility meets Verizon’s coverage objectives within a geographic area not presently served by 

Verizon by extending coverage in the East Beavercreek area. As shown in this narrative, Verizon’s proposal is the 

least intrusive means of extending their service to fill a gap in coverage. There are no existing structures of 

sufficient height within a 5.0-mile radius of the proposed location that could serve as a suitable alternative for 

colocation. The selected site is zoned TBR, Timber Resource Use, where wireless communication facilities are a 

Conditional Use. 

 

Additionally, this proposal meets the County’s criteria for siting a new WCF, adhering to setback, height, 

screening, and other requirements, therefore, the Applicant requests that the County approve this new facility 

as proposed.  

 

 

III. PROJECT PROPOSAL NARRATIVE 

 

The proposed facility for Verizon Wireless will consist of a 195’ tall self-support tower with antennas and 

ancillary equipment. This tower will be sited within a new 75’ x 75’ lease area on private property. Within this 

ground lease area, Verizon intends to install two (2) equipment cabinets with a generator on a concrete pad.  

 

Impact to public facilities and services will be minimal as the location on the property inside a fenced compound 

will utilize only fiber and power, both of which are available nearby and will be routed to the site via an 

underground trench. During construction or operation of the site, minimal traffic would be generated as a result 

of the facility.  Once construction is completed, an equipment technician would visit the site approximately once 

per month for routine maintenance purposes only.   

Fiber service and electrical power are the only public facilities required by the proposed site.  Verizon Wireless’s 

proposed site is an unmanned facility, and would not require any water, waste treatment or management of 

hazardous materials.   

The proposed communication facility will not interfere with surrounding properties or their uses, and will not 

cause interference with any electronic equipment, such as telephones, televisions, or radios.  Non-interference 

is ensured by the Federal Communications Commission (FCC) regulation of radio transmissions.   

 

 

PROPOSED FACILITY DESIGN SPECIFICATIONS AND DETAILS 

 

Equipment: The proposed design for the wireless communication facility includes a 195’ steel self-support 

tower as depicted on plans and elevations. The tip height of the antennas will be at 194’ on the 

top of the tower. A nine (9) panel antenna mount array consisting of three (3) sectors total will 

be utilized, offset a maximum of 5’-0” from the face of the tower. Additionally, six (6) remote 

radio heads will be installed behind the antennas along with one (1) surge protector. On the 

ground, power and battery cabinets (two total), and one backup emergency diesel fueled 
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generator will be mounted on a concrete pad (as shown on the Enlarged Site Plan). One (1) 

utility frame for power meters (one meter to be utilized by Verizon Wireless), and their 

connections for power/fiber which will be routed underground from nearby utility demarcations 

via a 30’ access/utility easement from the right-of-way. All proposed ground equipment will be 

enclosed within a chain-link security fence with dark green privacy slats as shown on the plans. 

 

Height: The height is as described above, and all visible components are depicted on the Elevation page 

of the plans. Per the RF justification letter and propagation maps, the antenna tip height of 194’ 

is the minimum height required to achieve the design objective.  

 

Construction: Construction is anticipated once all permits and approvals are received, estimated for 

Fall/Winter of 2024-25. Construction will entail clearing and grubbing, foundation construction 

and installation of the required equipment in an orderly manner. A temporary staging area is 

available on the owner’s property and will not impact local traffic or block access. Various types 

of construction equipment will be required during various stages of construction including, but 

not limited to, backhoes, dump truck, concrete trucks, crane (for tower placement), excavators, 

trenching equipment, and other specialized equipment for projects of this scope. 

 

 

IV. CODE COMPLIANCE 

 

The proposed Verizon Wireless facility complies with all requirements of the Clackamas County Zoning and 

Development Ordinance. These requirements are addressed below in the following sequence (Applicant’s 

responses are shown italicized below): 

 

Section 406 Timber District (TBR) 

Section 835 Wireless Telecommunication Facilities 

Section 1000 Development Standards 

 Section 1002 

 Section 1005.04 

 Section 1006.06(C) 

 Section 1009.01 / 1009.04 / 1009.10 

 Section 1015 

 Section 1021 

Section 1203 Conditional Uses 

 

 

Section 406 Timber District (TBR) 

Per Section 406.04 and Table 406-1, Permitted Uses in the TBR District, radio communication facilities are 

permitted as a Conditional Use and subject to Section 835. Please see Applicant’s responses to Section 835 

below. 

 Section 406.05 Approval Criteria for Specific Uses 

 A. General Criteria 

  1. The use may be allowed provided that: 

   a. The proposed use will not force a significant change in, or significantly increase the 

cost of, accepted farming or forest practices on agriculture or forest lands; and 



                                                                    

5 | P a g e  

 

   b. The proposed use will not significantly increase fire hazard or significantly increase 

fire suppression costs or significantly increase risks to fire suppression personnel.  

    The proposed footprint of the wireless facility is only 5625 square feet (75’ x 75’) and 

all equipment will be contained within the fenced boundary. The compound is 

proposed near the northwest corner of the property to minimize impacts to the 

parcel and future forest or farming practices. It is anticipated that this proposed use 

will not force a significant change or increase the cost of farming/forest practices on 

the parcel. 

    The proposed development will require a fuel break per Clackamas County 

requirements around the proposed compound, which will help minimize the 

potential for fire hazards. Additionally, a fire approved turnaround will be provided 

at the equipment area as well as required pullouts along the access road. These 

improvements will assist in reducing the overall risk and costs associated with a 

wildfire.  

  H. Utility and Solid Waste Disposal Facility Uses 

   4. Television, microwave, and radio communication facilities and transmission towers, 

provided the base of such structure shall not be closer to the property line than a 

distance equal to the height of the tower. 

    The proposed tower will be set back 785’-3” from the northern property line, 3905’-11” 

from the eastern property line, 3157’-8” from the southern property line, and 260’-4” 

from the western property line. Therefore, this requirement has been met.  

 

 Section 406.07 Dimensional Standards 

  A. Minimum Lot Size: New lots of record shall be a minimum of 80 acres in size… 

   The Applicant is not proposing a new lot, therefore, this section does not apply. 

  B. Minimum Front Setback: 30 feet. 

   The proposed tower is 3157’-8” from the front property line, therefore, this requirement has 

been met. 

  C. Minimum Side Setback: 10 feet. 

   The proposed tower is 260’-4” from the nearest side property line, therefore, this 

requirement has been met. 

  D. Minimum Rear Setback: 30 feet; however, accessory buildings shall have a minimum rear 

yard setback of 10 feet. 

   The proposed tower is 785’-3” from the rear property line, therefore, this requirement has 

been met. 

  E. Modifications. Modifications to dimensional standards are not proposed, therefore, this 

section does not apply. 

 Section 406.08 Development Standards 
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  A. Fire-Siting Standards for New Structures: Fuel-free break standards shall be provided 

surrounding any new structure approved after April 28, 1992, pursuant to a land use 

application, as follows: 

   1. A primary fuel-free break area shall be maintained surrounding any new structure, 

including any new dwelling. 

    a. The primary safety zone is a fire fuel break extending a minimum distance around 

structures. The minimum distance is established by Table 406-2, Minimum Primary 

Safety Zone and Figure 406-1, Example of Primary Safety Zone. The goal within the 

primary safety zone is to remove fuels that will produce flame lengths in excess of 

one foot. Vegetation within the primary safety zone may include green lawns and 

shrubs less than 24 inches in height. Trees shall be spaced with greater than 15 feet 

between the crowns and pruned to remove dead and low (less than eight feet) 

branches. Accumulated leaves, needles, limbs and other dead vegetation shall be 

removed from beneath trees. Nonflammable materials (i.e., rock) instead of 

flammable materials (i.e., bark mulch) shall be placed next to the structure. As slope 

increases, the primary safety zone shall increase away from the structure and down 

the slope at a 45-degree angle from the structure, in accordance with Table 406-2 

and Figure 406-1:   

 

 

 

   The existing slope in and around the proposed wireless facility is ~2%. Therefore, per 

Table 406-2, a 30’ Primary Safety Zone and 0’ Primary Safety Zone down slope are 

required. The proposed tower is centered within a 75’ x 75’ fenced area with a center-to-

center distance of 37’-6”. The proposed compound will have a gravel surface and be 

cleared of all vegetation within and just outside the fence area. Therefore, this design 

will meet the 30’ primary safety zone requirement.  

   2. For any new dwelling, a secondary fuel-free break area shall be cleared and maintained 

on land surrounding the dwelling that is owned or controlled by the owner. 

    The Applicant is not proposing any new dwellings, therefore, this section does not apply. 
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Section 835 Wireless Telecommunication Facilities 

Per Table 835-1, A Level Two Wireless Telecommunication Facility is permitted within the TBR zone and subject 

to a Type II Conditional Use Permit. 

 Section 835.06 Standards 

  D. Level Two Wireless Telecommunication Facilities:  A level two wireless telecommunication 

facility (including a level two collocation or placement on a utility pole) shall be subject to 

the following standards: 

   1. New Towers:  If a new wireless telecommunication tower is proposed: 

    a. No new tower will be permitted unless no existing support structure can 

accommodate the proposed antenna. All proposals for new wireless 

telecommunication facilities must be accompanied by a statement from a qualified 

person that the necessary telecommunication service cannot be provided by 

collocation for one or more of the following reasons: 

     i. No existing support structures, or approved but not yet constructed support 

structures, are located within the geographic area required to meet the applicant’s 

engineering requirements; 

     ii. Existing support structures are not of sufficient height to meet the applicant's 

engineering requirements; 

     iii. Existing support structures do not have sufficient structural strength to support 

the applicant’s proposed antenna and related equipment; 

     iv. The applicant’s proposed antenna would cause electromagnetic interference 

with the antenna on the existing support structure, or the existing antenna would 

cause interference with the applicant’s proposed antenna; or 

     v. The applicant demonstrates that there are other limiting factors that render 

existing support structures unsuitable. 

     As described in the attached RF Justification Letter, Verizon’s main objective is to 

improve cellular service near Mompano Reservoir including an area to the south that 

contains sections of poor coverage. A search ring was established to research 

potential properties that would support a new communications tower and the large 

parent parcel with adequate screening was selected for the proposed tower. The 

closest existing tower in the area is ~1.7 miles from the proposed tower site, which is 

geographically too far from the target coverage area, see enclosed Existing Towers 

Map and RF Justification Letter. Additionally, the two nearest towers are at a much 

lower ground elevation, and only 120’ height which render them inadequate for 

effective coverage improvements. 

    b. If the tower is inside the Portland Metropolitan Urban Growth Boundary, it shall be 

a monopole. 

     The proposed tower is outside of the Portland Metropolitan Urban Growth 

Boundary, therefore, this requirement does not apply. 
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    c. The tower shall be designed and built to accommodate collocation or additional 

loading. This means that the tower shall be designed specifically to accommodate 

no less than the following equipment, in addition to the applicant’s proposed 

equipment: 

     i. Twelve antennas with a float plate wind-loading of not less than four square 

feet per antenna; 

     ii. A standard mounting structure, standoff arms, platform, or other similar 

structure designed to hold the antennas;  

     iii. Cable ports at the base and antenna levels of the tower; and 

     iv. Sufficient room within or on the tower for 12 runs of 7/8-inch coaxial cable from 

the base of the tower to the antennas. 

     The tower has been designed to accommodate up to four (4) wireless carriers which 

includes their respective mounts, antennas, ancillary equipment, and cabling, 

therefore, this requirement has been met. 

    d. The tower shall be painted or coated in a manner that blends with the surrounding 

area. The finished coloring shall result in a non-reflective surface that makes the 

tower as visually unobtrusive as possible unless state or federal regulations require 

different colors. 

     The proposed tower will be painted with a non-reflective, galvanized gray coating to 

minimize glare and blend in with the sky.  

    e. If the proposed wireless telecommunication facility requires approval of a 

conditional use permit, placement of the tower in an alternate location on the tract 

may be required, if the alternate location would result in greater compliance with 

Section 1203, Conditional Uses, than the proposed location. In order to avoid 

relocating the proposed tower, the applicant shall demonstrate that the necessary 

wireless communication service cannot reasonably be provided from the alternate 

location. 

     The area on the parent parcel where the tower is proposed is ideal for multiple 

reasons. It is of a sufficient ground elevation to have a greater impact over a large 

coverage area, and it is entirely screened on four sides by large coniferous trees. An 

existing gravel access road partially exists and there is a gap in the foliage to 

construct the remainder of the road to the site, which will result in fewer impacts to 

the forested area.  

     The proposed facility in its current location complies with all aspects of Section 1203, 

see responses on pages 17-20 below. The location chosen provides excellent natural 

screening and minimal impacts to the property while at the same time improving 

cellular coverage to emergency services and the surrounding community.    

   2. Equipment shelters shall be entirely enclosed. They may be painted or coated with a 

finish that best suits the operational needs of the facility, including the ability to reflect 

heat and to resist accumulations of dirt. If there is a conflict between acceptable colors 
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and the operational needs of the facility, the use of architectural screen panels may be 

required. 

    The Applicant is not proposing any equipment shelters, therefore, this section does not 

apply. 

   3. No lighting shall be permitted on a wireless telecommunication tower, except as 

required by state or federal regulations. If lighting is required, the light shall be shielded 

or deflected from the ground, public rights-of-way, and other lots, to the extent 

practicable. 

    An ODAV Determination Letter has been obtained which indicates that FAA filing is not 

required (see enclosed document). Additionally, a preliminary TOWAIR inquiry was 

completed which indicates that the proposed structure will not require FAA registration 

(see enclosed document). Furthermore, the proposed tower is under 200’ in height, 

therefore, lighting should not be required.  

   4. Unless the wireless telecommunication facility is located entirely on a utility pole, it shall 

be located within an area that is enclosed on all sides. The enclosure shall be a minimum 

of six feet tall and sight-obscuring.  

    The facility will be enclosed with a 6’-0” tall chain link fence with dark green privacy slats 

to assist with equipment screening, therefore, this requirement has been met. 

   5. Landscaping shall be placed outside of the enclosed area required pursuant to 

Subsection 835.06(D)(4) and shall include ground cover, shrubs, and trees that are 

reflective of the natural surrounding vegetation in the area. However, if a portion of the 

wireless telecommunication facility is screened from points offsite by a building with a 

height of at least eight feet, landscaping is not required for the screened area. In 

addition, Subsection 1009.10 applies. 

    The proposed facility will be sited within an existing heavily treed area, which consists of 

~100’ tall coniferous trees and forest ground cover. The nearest residence to the north, 

on an adjacent parcel of land is approximately 1200’ away and is 200’ lower in ground 

elevation. The existing forest encircles the proposed facility in all directions for 

approximately 1000’. Because of this, the Applicant is requesting that the existing trees 

and vegetation be allowed to function as a natural landscape buffer for the proposed 

facility. 

   6. Noise generated by the wireless telecommunication facility shall not exceed the 

maximum levels established by the Oregon Department of Environmental Quality (DEQ). 

If lots adjacent to the subject property have a lower DEQ noise standard than the 

subject property, the lower standard shall be applicable.  

    The Applicant has enlisted the assistance of an Acoustical Engineer to conduct a Noise 

Study on the proposed equipment, see enclosed report which demonstrates that 

predicted sound levels at the nearest property line meet the established code limits. 

   7. Dimensional Standards: Dimensional standards applicable to wireless 

telecommunication towers are listed in Table 835-2, Dimensional Standards for Wireless 

Telecommunication Towers. 
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    Per Table 835-2, in the TBR zone, the maximum tower height is 250 feet. The Applicant is 

proposing a tower height of 195’, therefore, this requirement has been met. The 

minimum tower separation is 2,640 feet and the closest tower is approximately 1.2 miles 

away, therefore, this requirement has been met. The minimum setbacks have been met, 

see comments in Section 406.07 above. 

 

Section 1000 Development Standards 

 1002.01 Hillsides 

  A.  Development on slopes greater than or equal to 20 percent and less than or equal to 35 

percent – except that for residential development in the RR, MRR, and HR Districts, the upper 

limit is 25 percent – shall require review of a Type I application pursuant to Section 1307, 

Procedures, and shall be subject to the following standards… 

   The proposed site area is in the NW corner of the existing parcel, in a location that is heavily 

treed and relatively flat. A topographical survey was conducted in a ~600’ diameter, 

extending outward around the proposed tower in all directions. Within that surveyed 

diameter area, the existing slope was found to be an average of ~3.3% and minimal grading 

(if any) will be required, see enclosed drawings with survey. Because the proposed 

development will occur in an area that is well under the 20% slope threshold, this section does 

not apply. 
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 1005.04 Outdoor Lighting 

   A. Outdoor Lighting Devices: 

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

site design, and landscape.  

    2. Shall not direct light skyward.  

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

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

boundaries of the subject property;  

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

mounted lights for parking lots);  

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

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

structure onsite, whichever is less; and  

    6. At entrances, shall be glare-free. Entrance lighting may not exceed a height of 12 

feet and must be directed downward. 

    Outdoor lighting will be proposed in the form of one shielded utility light that will be 

mounted to a new h-frame in the equipment area. This light will only be utilized in 

the event of maintenance work being done at night, or in low light conditions. The 

light is shielded and aimed directly at the equipment cabinets. Additionally, the light 

is on a 60-minute timer so as not to remain lit any longer than necessary, therefore, 

minimal impacts to the surrounding area will occur. 

  

 1006.06 Surface Water Management and Erosion Control 

    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.  

      1. The surface water management regulatory authority may require a preliminary 

surface water management plan and report, natural resource assessment, and 

buffer analysis prior to signing the preliminary statement of feasibility.  

      2. 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.  

       A brief Stormwater Narrative Report was completed analyzing the parent parcel and 

the effects of the proposed development. Please refer to the enclosed study for 

additional information. 
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 1009.01 Landscaping General Provisions 

    A. Landscaping materials shall be selected and sited to produce a hardy and low maintenance 

landscaped area with an emphasis on fast-growing plants. Selection shall include 

consideration of soil type and depth, spacing, exposure to sun and wind, slope and contours 

of the subject property, building walls and overhangs, and compatibility with existing 

vegetation to be preserved. Notwithstanding the requirement for hardiness, annuals are 

permitted as provided in Subsection 1009.01(B).  

    B. A variety of plants, intermixed throughout landscaped areas, shall be provided, as follows:  

     1. Evergreen and deciduous;  

     2. Trees, shrubs, and groundcover;  

     3. Plants of varying textures;  

     4. Plants of varying widths and heights at maturity; and  

     5. Plants with seasonal color interest (e.g., foliage, flowering perennials, annuals).  

    C. The planting of invasive non-native or noxious vegetation shall be prohibited, and existing 

invasive non-native or noxious vegetation shall be removed.  

    D. Landscaped areas shall not be used for other purposes, such as storage or display of 

automobiles, equipment, merchandise, or materials.  

    E. Landscaping of the unimproved area between a lot line and the improved portion of an 

adjacent road right-of-way shall be required when there are no immediate plans to develop 

or otherwise disturb the unimproved area, and one or more of the following apply:  

     1. The subject property is located inside the Portland Metropolitan Urban Growth 

Boundary;  

     2. Landscaping is necessary to present an appearance consistent with the proposed 

development as viewed from the road;  

     3. Landscaping is necessary to reduce dust, noise, erosion, or fire hazard; or  

     4. The road is designated as a scenic road on Comprehensive Plan Map 5-1, Scenic Roads. 

   The proposed communications tower and associated equipment compound will be 

situated on a heavily forested parcel, surrounded by mature coniferous trees on all four 

sides. The visibility of the proposed compound from adjacent parcels is non-existent, and 

only a portion of the tower will be visible above the existing treetops. Because of this, the 

Applicant is requesting an exemption from having to plant additional landscaping 

around the tower. We would propose that the existing forest canopy and ground cover 

provide a landscaping buffer for the new equipment compound and tower. We have 

included a photo simulation of what the proposed equipment area will look like, utilizing 

the surrounding forest as a visual buffer, see Photo Simulation (View 1) in the attached 

documents.  

   Additionally, Section ‘E’ above does not apply to this parcel, the nearest existing right-of-

way is approximately .6 miles to the south and the existing parcel is already heavily 

forested between the ROW and the proposed development.   
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 1009.04 Screening and Buffering 

    A. Screening shall be used to eliminate or reduce the visual impacts of the following:  

     1. Service areas and facilities, such as loading areas and receptacles for solid waste or 

recyclable materials;  

     2. Storage areas;  

     3. Ground-mounted rainwater collection facilities with a storage capacity of more than 100 

gallons;  

     4. Parking lots within or adjacent to an Urban Low Density Residential, VR-5/7, VR-4/5, RA-

1, RA-2, RR, RRFF-5, FF-10, FU-10, or HR District; and  

     5. Any other area or use, as required by this Ordinance.  

    B. Screening shall be accomplished by the use of sight-obscuring evergreen plantings, 

vegetated earth berms, masonry walls, sight-obscuring fences, proper siting of disruptive 

elements, building placement, or other design techniques.  

    C. Screening shall be required to substantially block any view of material or equipment from 

any point located on a street or accessway adjacent to the subject property. 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.  

    D. Buffering shall be used to mitigate adverse visual impacts, dust, noise, or pollution, and to 

provide for compatibility between dissimilar adjoining uses. Special consideration shall be 

given to buffering between residential uses and commercial or industrial uses, and in 

visually sensitive areas.  

    E. Buffering shall be accomplished by one of the following:  

     1. A landscaping strip with a minimum width of 15 feet and planted with:  

      a. A minimum of one row of deciduous and evergreen trees staggered and spaced a 

maximum of 30 feet apart;  

      b. A perennial, evergreen planting with sufficient foliage to obscure vision and which 

will grow to form a continuous hedge a minimum of six feet in height within two 

years of planting; and  

      c. Low-growing evergreen shrubs and evergreen ground cover covering the balance of 

the area; 

     2. A berm with a minimum width of ten feet, a maximum slope of 40 percent on the side 

away from the area screened from view, and planted with:  

      a. A perennial, evergreen planting with sufficient foliage to obscure vision and which 

will grow to form a continuous hedge within two years of planting. The minimum 

combined height of the berm and planting shall be six feet; and  
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      b. Low-growing evergreen shrubs and evergreen ground cover covering the balance of 

the area;  

     3. A landscaping strip with a minimum width of five feet and including:  

      a. A masonry wall or sight-obscuring fence a minimum of six feet in height. The wall or 

fence is to be placed along the interior side of the landscaping strip;  

      b. Evergreen vines, evergreen trees, or evergreen shrubs, any of which shall be spaced 

not more than five feet apart; and  

      c. Low-growing evergreen shrubs and evergreen ground cover covering the balance of 

the area; or  

     4. Another method that provides an adequate buffer considering the nature of the impacts 

to be mitigated.  

    F. Required walkways shall be accommodated, even if such accommodation necessitates a gap 

in required screening or buffering. 

 

 1009.10 Planting & Maintenance 

    A. Impervious weed barriers (e.g., plastic sheeting) are prohibited. 

    B. Plants shall not cause a hazard. Plants over walkways, sidewalks, pedestrian pathways, and 

seating areas shall be pruned to maintain a minimum of eight feet below the lowest hanging 

branches. Plants over streets, bikeways, accessways, and other vehicular use areas shall be 

pruned to maintain a minimum of 15 feet below the lowest hanging branches.  

    C. Plants shall be of a type that, at maturity, typically does not interfere with above or below-

ground utilities or paved surfaces.  

    D. Plants shall be installed to current nursery industry standards.  

    E. Plants shall be properly guyed and staked to current nursery industry standards as 

necessary. Stakes and guys shall not interfere with vehicular or pedestrian traffic, shall be 

loosened as needed to prevent girdling of trunks, and shall be removed as soon as sufficient 

trunk strength develops, typically one year after planting.  

    F. 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, and Maintenance, covering the landscape maintenance costs for 

the one-year period.  

    G. Plants shall be suited to the conditions under which they will be growing. As an example, 

plants to be grown in exposed, windy areas that will not be irrigated shall be sufficiently 

hardy to thrive under these conditions. Plants shall have vigorous root systems, and be 

sound, healthy, and free from defects and diseases.  

    H. When planted, deciduous trees shall be fully branched, have a minimum caliper of two 

inches, and have a minimum height of eight feet.  
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    I. When planted, evergreen trees shall be fully branched, have a minimum height of eight feet, 

and have only one leader.  

    J. Shrubs shall be supplied in minimum one-gallon containers or eight-inch burlap balls with a 

minimum spread of 12 inches.  

    K. 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.  

    L. Plants shall be spaced so that ground coverage three years after planting is expected to be 

90 percent, except where pedestrian amenities, rainwater collection systems, or outdoor 

recreational areas count as landscaping pursuant to Subsection 1009.02. Areas under tree 

drip lines count as ground coverage. 

    M. Irrigation of plants shall be required, except in wooded areas, wetlands, and in river and 

stream buffers. The irrigation system shall be automatic, except that hose bibs and manually 

operated methods of irrigation may be permitted in small landscaped areas close to 

buildings. Automatic irrigation systems are subject to the following standards:  

     1. An automatic irrigation controller shall be required for irrigation scheduling.  

     2. The system shall be designed to prevent runoff, low head drainage, overspray, or other 

similar conditions where irrigation water flows onto non-targeted areas, such as 

adjacent property, non-irrigated areas, hardscapes, roadways, or structures.  

     3. In mulched planting areas, the use of low volume irrigation is required to maximize 

water infiltration into the root zone.  

     4. Narrow or irregularly shaped areas, including turf lawn, less than eight feet in width in 

any direction shall be irrigated with subsurface or low volume irrigation.  

     5. Overhead sprinkler irrigation is prohibited within two feet of any impervious surface 

unless:  

      a. The landscaped area is adjacent to permeable surfacing and no runoff occurs; or  

     b. The adjacent impervious surfaces are designed and constructed to drain entirely to 

landscaping; or  

     c. The irrigation designer specifies an alternative design or technology that complies 

with Subsection 1009.10(M)(2).  

    N. Appropriate methods of plant care and landscaping maintenance shall be provided by the 

property owner. Pruning shall be done to current nursery industry standards.  

    O. Plants shall be protected from damage due to heavy foot traffic or vehicular traffic by 

protective tree grates, pavers, or other suitable methods. 

 As previously mentioned, the proposed communications tower and associated equipment 

compound will be situated on a heavily forested parcel, surrounded by mature coniferous 

trees on all four sides. There is also thick ground cover amongst the trees and what isn’t 
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cleared for the proposed compound and access road will remain and act as a screening 

buffer around the development area.  

 

 The visibility of the proposed compound from adjacent parcels is non-existent, and only a 

portion of the tower will be visible above the existing treetops. Because of this, the Applicant 

is requesting an exemption from having to plant additional landscaping around the fenced 

equipment area. We would propose that the existing forest canopy and ground cover 

provide a landscaping buffer for the new equipment compound and tower. We have included 

a photo simulation of what the proposed equipment area will look like, utilizing the 

surrounding forest as a visual buffer. See Photo Simulation View 1 in the attached 

documents. 

 

 

 1015 Parking and Loading 

 

  Per Clackamas County Planning Department, for an unmanned facility, at least one parking 

space that is a minimum of 8.5 feet wide and 16 feet long needs to be available on the property 

for maintenance vehicle access and turnaround. Parking areas can be surfaced with screened 

gravel or better. 

 

  The proposed 12’ wide access road terminates at the tower equipment compound with a 20’ 

long by 60’ wide gravel parking area. This area will be utilized for temporary maintenance 

parking. Additionally, a 70’ long hammerhead (Clackamas County standard drawing C350) has 

been included in the design for fire apparatus turnaround. Please see Civil Sheet C3, and the 

Enlarged Site Plan, Sheet A2.0 for more information.  

 

 

 1021 Solid Waste and Recyclable Material Collection 

 

  Per Clackamas County Planning Department, if a trash enclosure is not proposed, describe in the 

written project narrative how garbage and recycling will be addressed on this site. 

 

  A garbage receptacle will not be included as part of the design of the wireless facility. Any refuse 

generated on site during initial construction and subsequent maintenance occurrences will be 

collected and hauled from the site by the responsible parties.    

 

 

Section 1203 Conditional Uses 

 1203.01 Purpose & Applicability 

 Section 1203 is adopted to provide standards, criteria, and procedures under which a 

conditional use may be approved. 

 

 1203.02 Submittal Requirements 

  In addition to the submittal requirements identified in Subsection 1307.07(C), an application for 

a conditional use shall include: 

  A. Preliminary statements of feasibility required pursuant to Section 1006, Utilities, Street 

Lights, Water Supply, Sewage Disposal, Surface Water Management, and Erosion Control; 
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  The proposed communication facility will require power and fiber service to be routed 

underground from the existing right-of-way at Steiner Road. The Applicant will work with the 

local utility companies to design a utility plan to service the facility which will be included in 

the construction drawings. A preliminary utility plan can be found within the enclosed land 

use drawings, see Sheet A1.1, Overall Site Plan. 

  The proposed development does not require street lights, water, or sewage disposal.  

  Surface water management including drainage and erosion control plans for the proposed 

facility can be found in Sheets C1 through C9. Additionally, a brief Stormwater Narrative 

Report prepared by a registered professional engineer has been included which details the 

site conditions, proposed development, and impacts to the site. 

  B. A vicinity map showing the relationship of the proposed use to the surrounding area; 

  Two vicinity maps can be found on the cover sheet of the drawing package, a localized map 

and an overall site map which show the proposed site in relation to the surrounding area. 

See Sheet T1.0. 

  C. A site plan of the subject property showing existing and proposed improvements; and 

  An Overall Site Plan, and Enlarged Site Plan detailing the Applicant’s proposed site design are 

included in the drawing package, see Sheets A1.1 & A2.0. 

  D. Building profiles of proposed new and remodeled structures. 

  Proposed Elevations of the site are included in the drawing package, depicting the tower and 

equipment compound, see Sheets A3.0 & A3.1. 

 

 1203.03 General Approval Criteria 

 

  A conditional use requires review as a Type III application pursuant to Section 1307, Procedures, 

and shall be subject to the following standards and criteria:  

 

  A. The use is listed as a conditional use in the zoning district in which the subject property is 

located. 

 

   Per Section 406.04 and Table 406-1, Permitted Uses in the TBR District, radio communication 

facilities are permitted as a Conditional Use and subject to Section 835. Please see 

Applicant’s responses to Section 835 above. 

 

  B. The characteristics of the subject property are suitable for the proposed use considering 

size, shape, location, topography, existence of improvements, and natural features.  

 

   The subject property selected for the proposed wireless communications facility has multiple 

features that make it ideal for the development of this type of project. The property is large, 

approximately 217 acres in size located in a rural area of the County, east of Beavercreek. 

There is only one structure on the property in the form of a residence and the remainder of 

the parcel is utilized as a timber resource.   
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   The area chosen for the proposed tower is in the NW corner of the parcel, partially accessible 

by an existing gravel access road which transitions to a wide walking path that will be 

improved for access. The topography in the area is also relatively flat, so minimal grading 

will occur, and erosion will be kept to a bare minimum. Additionally, approximately 66% of 

the parcel is heavily forested with mature, coniferous trees and ground cover. Because of 

this, the entire compound will be screened from adjacent properties, and the tower will be 

screened. The tower will only be visible as it extends above the trees, which range in height 

from ~70-150’ tall.    

 

  C. The proposed use complies with Subsection 1007.07, and safety of the transportation 

system is adequate to serve the proposed use.   

 

   Per Section 1007.07.B.3, unmanned facilities, such as wireless telecommunication facilities, 

where no employees are present except to perform periodic servicing and maintenance, are 

exempt from this requirement. However, an existing and proposed 12’ wide gravel access 

road meeting ingress/egress requirements will be utilized to access the site. Required County 

turnouts will be utilized on the access road at 400’ intervals, and a 70’ long County approved 

hammerhead will be provided at the compound to provide adequate fire apparatus 

turnaround and temporary maintenance parking, as needed.   

 

  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.  

 

   We understand the importance of ensuring that new developments do not alter the 

character of the surrounding area in a manner that substantially limits, impairs, or precludes 

the use of surrounding properties for their primary allowed uses. The proposed wireless 

communication facility has been designed and planned with careful consideration of the 

surrounding area and its zoning districts. We assert that the facility will not alter the 

character of the area in the following ways: 

 

1. Aesthetic Integration: The design of the facility incorporates materials and colors that 

blend with the natural and built environment of the surrounding area. This approach 

minimizes visual impact and preserves the aesthetic character of the neighborhood. 

2. Height and Visibility: The height of the wireless communication facility is within the 

permissible limits set by the county. The facility has been strategically placed to minimize 

visibility from surrounding properties, thereby reducing any potential visual intrusion. 

3. Noise and Emissions: The facility will operate within the standards set by local, state, 

and federal regulations regarding noise and emissions. This ensures that there will be no 

substantial impact on the environmental quality of the surrounding properties. 

4. Land Use Compatibility: The wireless communication facility is compatible with the 

primary uses allowed in the zoning districts of the surrounding properties. It will not 

introduce activities or operations that conflict with residential, agricultural, or other land 

uses in the area. 

5. Access and Infrastructure: The facility will not impede access to surrounding properties. 

All construction and operational activities will be conducted with minimal disruption to 

existing infrastructure and traffic patterns. 

    

   In conclusion, the proposed wireless communication facility has been thoughtfully planned to 

ensure that it does not substantially limit, impair, or preclude the use of surrounding 
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properties for their primary allowed uses. We are committed to working with Clackamas 

County to address any concerns and to ensure full compliance with all applicable regulations. 

 

 

  E. The proposed use is consistent with the applicable goals and policies of the Comprehensive 

Plan. 

 

   The proposed wireless communication facility aligns with the goals and policies outlined in 

the Clackamas County Comprehensive Plan in several key ways: 

 

   Chapter 2 - Citizen Involvement: The proposed use has incorporated citizen involvement 

processes, and will include a public hearing with opportunities for community comment and 

feedback. This ensures that community members have had a significant role in shaping the 

proposal, and have their concerns addressed.  

 

   Chapter 3 - Natural Resources and Energy: The proposed facility is designed with a minimal 

environmental footprint. We have conducted thorough environmental assessments to select 

a location that avoids sensitive natural resources. This includes maintaining existing forested 

areas, utilizing existing roads, protection of an existing historic Oak tree on the property, and 

minimizing utility trench routes.  

 

   Chapter 4 - Land Use: Our project adheres to the county's land use policies by selecting a site 

that is appropriately zoned and compatible with surrounding land uses. The facility design 

complies with all zoning regulations and integrates seamlessly into the existing landscape, 

minimizing visual impact and maintaining the character of the area. 

 

   Chapter 5 - Transportation System Plan: The proposed site is strategically located to ensure 

minimal disruption to the local transportation network. The proposed site is at the end of a 

dead-end road, and trips to the site will be minimal and for maintenance purposes only with 

little to no impact on existing transportation systems. Additionally, the facility will enhance 

connectivity and support the county's broader transportation goals by improving wireless 

communication infrastructure. 

 

   Chapter 6 - Housing: The project supports the county's housing goals by ensuring reliable 

wireless communication services, which are increasingly important for residential areas. 

Enhanced connectivity will benefit current and future residents, contributing to the overall 

quality of life and supporting remote work, education, and other critical needs. 

 

   Chapter 7 - Public Facilities and Services: Our facility will enhance public safety and 

emergency response capabilities by providing improved wireless communication services. 

This aligns with the county's objective to ensure that public facilities and services are 

efficient, effective, and resilient. 

 

   Chapter 8 - Economics: The project will have a positive economic impact by creating jobs 

during the construction and operation phases. Moreover, improved wireless infrastructure 

will attract businesses and support economic development in the region, contributing to the 

county's economic growth objectives. 

 

   Chapter 9 - Open Space, Parks, and Historic Sites: We have carefully chosen a location that 

avoids interference with open spaces, parks, and historic sites. Our commitment to 
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preserving these valuable community assets ensures that the project enhances, rather than 

detracts from, the county's recreational and cultural heritage. 

 

   Chapter 10 - Community Plans and Design Plans: The proposed facility is consistent with 

relevant community and design plans. We have coordinated with local planning authorities 

to ensure our project aligns with specific design standards and community vision, enhancing 

the overall coherence and aesthetic appeal of the area. 

 

   Chapter 11 - The Planning Process: Throughout the planning process, we have adhered to 

the county's rigorous planning procedures. Our comprehensive approach includes detailed 

site analysis, engagement with planning officials, and compliance with all regulatory 

requirements, ensuring a thorough and transparent planning process. 

 

   In conclusion, our proposed wireless communication facility is designed to meet the 

comprehensive goals and policies of Clackamas County, promoting sustainable development, 

community involvement, and economic growth. We are committed to working closely with 

county officials and the community to ensure the successful implementation of this project. 

 

 

  F. The proposed use complies with any applicable requirements of the zoning district and any 

overlay zoning district(s) in which the subject property is located, Section 800, Special Use 

Requirements, and Section 1000, Development Standards. 

 

   As demonstrated above, the proposed development complies with all requirements from 

Section 406 applicable to the TR (Timber Resource) zoning district. The existing property does 

not have an applicable overlay zoning district.   

 

   As demonstrated above, the proposed development complies with all requirements from 

Section 800 Special Uses, specifically Wireless Telecommunication Facilities.  

 

   As demonstrated above, the proposed development complies with all requirements from 

Section 1000, Development Standards as they pertain to a wireless communication facility. 
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V. APPENDIX 

 

- ODAV Determination 

- Towair Letter 

- RF Justification Letter 

- Existing Towers Map 

- Photo Simulations 

- Noise Study 

- Stormwater Drainage Report 

 



 

 

 

July 16, 2024 
 
Paul Danneberg, Vertical Bridge 
3825 81st Ave SE 
Mercer Island, WA 98040 
paul.danneberg@verticalbridge.com 

 
Subject: Determination Letter Regarding the Construction or Alteration of an Antenna Tower at 

199 Feet in Height Located in Clackamas County, Oregon 
  

ODAV Aviation Reference Number:  2024-ODAV-227-OE 
Proponent/Representative Identifier:  18133 S Steiner Rd, Beavercreek – new antenna tower 

FAA Aeronautical Study Number(s) (ASN), if Provided:  N/a1 
        
The Oregon Department of Aviation (ODAV) has conducted an aeronautical study of this proposed 
construction and has determined that notice to the FAA is not required. The structure does not exceed FAR 
Part 77.9 (a, b, or c) nor Obstruction Standards of OAR 738-070-0100.  
  
This determination is based, in part, on the foregoing description which includes specific coordinates and 
heights. Any changes to the original application will void this determination. Any future construction or 
alteration to the original application will require a separate notice to ODAV. 
 
Unless extended, revised, or terminated, this determination will expire 18 months after its effective date, 
regardless of whether the proposed construction or alteration has been started, or on the date the proposed 
construction or alteration is abandoned, whichever is earlier. 
 
Findings & Mitigation: 
 

 We do not object with conditions to the construction described in this proposal. This determination 
does not constitute ODAV approval or disapproval of the physical development involved in the 
proposal. It is a determination with respect to the safe and efficient use of navigable airspace by 
aircraft and with respect to the safety of persons and property on the ground. 

 
 Marking and lighting are recommended for aviation safety. It should be installed and maintained in 

accordance with FAA Advisory Circular 70/7460-1M. 
 

 The proposed structure should be lowered to a height that is no longer an obstruction to the 
imaginary surfaces set forth in FAA FAR 77. 
 

 The proposed obstruction should be relocated outside the airport primary and horizontal surface FAA 
FAR 77. 

 
Sincerely, 
 

 
 

Brandon Pike, Aviation Planner  

 
1 Any FAA ASN listed in this letter is provided by the proponent and/or their representative, and may not be 
accurate. It is included only for cross-referencing purposes. 

 
3040 25th Street, SE  

Salem, OR 97302-1125 
Phone: (503) 378-4880 

Toll Free: (800) 874-0102 
FAX: (503) 373-1688 

Tina Kotek, Governor 

 



TOWAIR Determination Results

A routine check of the coordinates, heights, and structure type you provided indicates that this structure does not
require registration.

*** NOTICE ***
TOWAIR's findings are not definitive or binding, and we cannot guarantee that the data in TOWAIR are fully current and
accurate. In some instances, TOWAIR may yield results that differ from application of the criteria set out in 47 C.F.R.
Section 17.7 and 14 C.F.R. Section 77.13. A positive finding by TOWAIR recommending notification should be given
considerable weight. On the other hand, a finding by TOWAIR recommending either for or against notification is not
conclusive. It is the responsibility of each ASR participant to exercise due diligence to determine if it must coordinate its
structure with the FAA. TOWAIR is only one tool designed to assist ASR participants in exercising this due diligence, and
further investigation may be necessary to determine if FAA coordination is appropriate.
 

DETERMINATION Results

PASS SLOPE(100:1): NO FAA REQ-RWY MORE THAN 10499 MTRS & 6702.85 MTRS (6.70289
KM) AWAY

Type C/R Latitude Longitude Name Address
Lowest
Elevation (m)

Runway Length
(m)

AIRP R 45-15-
14.00N

122-46-
8.00W

AURORA
STATE

MARION
AURORA, OR

59.8 1524.9000000000001

Your Specifications

NAD83 Coordinates

Latitude 45-17-46.6 north

Longitude 122-49-46.8 west

Measurements (Meters)

Overall Structure Height (AGL) 60.7

Support Structure Height (AGL) NaN

Site Elevation (AMSL) 245.1

Structure Type

An Error has occurred. Please contact Technical Support
https://www.fcc.gov/wtbhelp
Phone: 1-877-480-3201 
TTY: 1-717-338-2824
ASL Videophone: 1-844-432-2274
Hours: Monday-Friday 8:00 a.m. to 6:00 p.m. ET (except for Federal Holidays)
And report the following information.

Error at Tue, May 21 at 17:35:47 EDT on Server wireless2.fcc.gov:polver
Error Message
Exception Message null



Existing 120' monopole;
~1.7 miles away

Existing 120' monopole;
~2.1 miles away

Proposed 195'
Self-Support

Tower

Circle represents 1.0
mile radius from

proposed tower; no
existing collocatable

towers within a 1.0
mile radius

EXISTING TOWERS MAP



























 

7409 Greenwood Ave N, Suite A  
Seattle, WA 98103 

206.839.0819 P // 206.839.0824 F 

 

 
July 26, 2024 
 
Chris Laird 
Capital Design Services, LLC 
1910 4th Avenue E, PMB 196 
Olympia, WA 98506 
 
 
Re: Acoustical Report – Vertical Bridge US-OR-5128 Goat Yoga 
Site: 18133 S Steiner Road, Beavercreek, OR 97004 
 
Dear Chris, 
 
The following report presents a noise study for the proposed Vertical Bridge Wireless 
telecommunications facility at 18133 S Steiner Road in Beavercreek, Oregon.  This noise study 
extends from the proposed equipment to the nearest properties.  The purpose of this report is to 
document the existing conditions and the impacts of the acoustical changes due to the proposed 
equipment. This report contains data on the existing and predicted noise environments, impact 
criteria and an evaluation of the predicted sound levels as they relate to the criteria. 
 
Ambient Conditions 
 
Existing ambient noise levels were measured on March 13, 2024 site with a Svantek 971 sound 
level meter. Measurements were conducted in accordance with Oregon Administrative Rules 
(OAR) 340-35-035 subsection (3)(b).  The average ambient noise level was 32 dBA. 

 
Code Requirements 
 
The site is located within the Clackamas County zoning jurisdiction on property designated with 
a TBR zoning.  The parcel is surrounded by receiving properties that are zoned TBR and RRFF5.  
TBR is a forestry zoning, and RRFF5 is a forestry residential zoning. 
 
The proposed new equipment includes equipment support cabinets and an emergency generator.  
The cabinets are expected to operate 24 hours a day.  The generator will operate once a week 
during daytime hours for maintenance and testing purposes only. 
 
According to Clackamas County Code 6.05.040.A, noise to the surrounding parcels is limited as 
follows: 
 
Noise is limited to 60 dB(A) during daytime hours.  During nighttime hours, defined as the hours 
between 10 p.m. and 7 a.m., the maximum permissible sound level is decreased by 10 decibels.  
Since the proposed equipment cabinets are expected to operate 24 hours a day they must meet 
the 50 dB(A) nighttime limit.  The generator will operate during daytime hours only, and must 
therefore meet the 60 dB(A) daytime limit. 
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Predicted Equipment Sound Levels 
 
24-Hour Operation Equipment 
 
The following table presents a summary of the noise-generating equipment and their associated 
noise levels:   
 

Table 1: Equipment Noise Levels 

Equipment dBA (each) Quantity 
Combined 
dBA @ 5 ft 

Charles CUBE-SS4C2288N2/N3 Cabinet 65 dBA @ 5 ft 1 65 

Charles CUBE-BB48E2XVA Cabinet 65 dBA @ 5 ft 1 65 

Total dBA (All cabinets combined) 68 

 
Methods established by AHRI Standard 275-2010 and ASHRAE were used in predicting 
equipment noise levels to the receiving properties.  Application factors such as location, height, 
and reflective surfaces are accounted for in the calculations.   
 
The equipment will be located at grade surrounded by a 6’-0” chain-link fence with sight obscuring 
slats.  The nearest receiving property is approximately 272 feet west of the equipment.  The 
following table presents the predicted sound level at the nearest receiving property:   

 
Table 2: Predicted Noise Level: Proposed Equipment Cabinets 

Line Application Factor W 

1 Sound Pressure Level at 5 ft (dBA), Lp1 68 

2 
Distance Factor (DF) 
Inverse-Square Law (Free Field): DF = 20*log (d1/d2) 

-35 
(272 ft) 

3 
New Equipment Sound Pressure Level at Receiver, Lpr  
(Add lines 1 and 2) 

33 

 
As shown in Table 2, the predicted sound level from the proposed equipment is 33 dBA at the 
nearest receiving property to the west, which meets the 50 dBA nighttime code limit.  Noise 
levels at other receiving properties, which are further away, will be lower and within the code 
limits.    
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Emergency Equipment 
 
The proposed equipment includes one Generac SD030 30 kW generator with a level 2 sound 
attenuated enclosure, which has a sound level of 59 dBA at 23 feet.  The generator will be located 
at grade surrounded by a 6’-0” chain-link fence with sight obscuring slats.  The nearest receiving 
property is approximately 290 feet west of the generator.  The following table presents the 
predicted sound level at the nearest receiving property:  
 

Table 3: Predicted Noise Level: Proposed Emergency Generator 

Line Application Factor W 

1 Equipment Sound Pressure Level at 23 ft. (dBA), Lp1 59 

2 
Distance Factor (DF) 
Inverse-Square Law (Free Field): DF = 20log (d1/d2) 

-22 
(290 ft) 

3 New Equipment Sound Pressure Level at Receiver, Lpr 37 

 
As shown in Table 3, the predicted sound level from the proposed generator during test cycle 
operation is 37 dBA at the nearest receiving property to the west, which meets the 60 dBA code 
limit.  Noise levels at other receiving properties, which are further away, will be lower and within 
code limits.   
 
 

Please contact us if you have any questions or require further information. 
 
Sincerely, 
SSA Acoustics, LLP 
  
 
 
 
Alan Burt, P.E. 
MANAGING PARTNER 
SENIOR ACOUSTICAL CONSULTANT 
 
 
 
 
 
 
 

12/31/25 

This report has been prepared for the titled project or named part thereof and should not be used in whole or part and relied upon 
for any other project without the written authorization of SSA Acoustics, LLP.  SSA Acoustics, LLP accepts no responsibility or 
liability for the consequences of this document if it is used for a purpose other than that for which it was commissioned.  Persons 
wishing to use or rely upon this report for other purposes must seek written authority to do so from the owner of this report and/or 
SSA Acoustics, LLP and agree to indemnify SSA Acoustics, LLP for any and all resulting loss or damage.  SSA Acoustics, LLP 
accepts no responsibility or liability for this document to any other party other than the person by whom it was commissioned.  The 
findings and opinions expressed are relevant to the dates of the works and should not be relied upon to represent conditions at 
substantially later dates.  Opinions included therein are based on information gathered during the study and from our experience.  
If additional information becomes available which may affect our comments, conclusions or recommendations SSA Acoustics, LLP 
reserves the right to review the information, reassess any new potential concerns and modify our opinions accordingly. 
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Executive Summary 

The Vertical Bridge Goat Yoga project involves constructing a new wireless communication facility.  The 

site is located at 18133 S Steiner Road (east end of road), which is east of Beavercreek.  The underlying 

parent parcel is about 300 acres currently in timber production with a house and several outbuildings in 

the southeast corner.  The current project will occur in a portion of the site that is mostly mature forest.  

Improvements will include a fenced, rock surfaced equipment compound with wireless cabinets and 

antenna tower.  The equipment compound is located on a slight knoll with the ground generally sloping 

gently down to the southwest and to the northwest.  A crushed rock access road will be extended from 

an existing logging road on the property.  The access will follow a trail that is likely a relic road from 

previous timber harvest in that the route is noticeably devoid of trees and for the most part passable by 

vehicles.  The topography along the access road generally slopes west to southwest.  The site is in the TBR 

zone and is surrounded by forest of varying stages of maturity.  The NRCS Soil Survey identifies site soils 

as Jory silty clay loam, 2 to 8% slopes.  These are described as well drained, type C soils with a depth to 

restrictive feature and water table of more than 60 inches. 

This brief narrative report was prepared to satisfy the Stormwater Report and Drainage Calculation 

requirements of Clackamas County Roadway Standards 140.1.4. 

The project proposes to use Sheet Flow Dispersion for mitigation of runoff from new impervious surfaces.  

Sheet Flow Dispersion is encouraged by WES standards as adopted by Clackamas County Public Works for 

situations such as this project.  Following is a discussion on how the Site Design and Dimension 

requirements of WES 6.5.11 are met. 

Site Requirements. 

Site slopes in the project area and surrounding vicinity are gentle at about 6% or less.  The site is not in a 

landslide hazard area and no dispersion is proposed near any slope of 25%.  There are no septic systems, 

landfills or suspected contamination anywhere near the project.  Plans include specification in the cross 

section to utilize topsoil in the dispersion flow path area.  The improvements are offset from the 

downslope property line such that dispersion will occur before runoff leaves the property and so as to 

avoid flooding or erosion of downstream properties.  There are no existing or proposed points of 

concentrated discharge.   

  



 

Dimensions 

A 2-foot wide transition zone of extended base course material is included in the design. 

For the proposed 12-foot wide access road, the 10-foot minimum vegetated flow path is required. 

The proposed 75-foot equipment compound is shown to be crowned so that about 37.5 feet of 

contributing impervious area will flow to each side (half to the north and half to the south).  A 10-foot 

vegetated flow path is required for the first 20 feet of contributing impervious area.  Then a 5-foot 

additional vegetated flow path is needed for the remaining 17.5 feet of contributing impervious area 

(fraction of 20 feet).  A 30-foot vegetated flow path is shown on each side of the equipment compound.  

This is twice the minimum requirement. 

Areas immediately adjacent to the access road (disturbed for grading) will be hydroseeded.  The remaining 

flow path area is well forested with native understory and ground cover. 

The project includes no facilities such as ditches, culverts, inlets, detention ponds, etc. that would require 

more quantitative analysis or calculations. 
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1 Certification 
 
This report, prepared by Telecom Technology Services, Inc. for Verizon, is intended to 
document compliance and evaluate power density levels as outlined in the report. The 
computations, analysis, and resulting report and conclusions were based on applicable FCC 
guidelines and regulations for maximum permissible exposure to humans consistent with 
FCC OET Bulletin 65, Edition 97-01. 
 
Additionally, Telecom Technology Services, Inc. certifies that the assumptions are valid 
and that the data used within Telecom Technology Services control are accurate, including 
information collected as part of Telecom Technology Services field surveys.  Telecom 
Technology Services, Inc. does not however certify the accuracy or correctness of any data 
provided to Telecom Technology Services, Inc. for this analysis and report by Verizon or 
other third parties working on behalf of Verizon. 
 
I certify that the attached RF exposure analysis and report is correct to the best of my 
knowledge, and all calculations, assumptions and conclusions are based on generally 
acceptable engineering practices: 
 
 
 
 
 
 
 
 
 
 
 
 
 

_____________________________________________ 
Tim Alexander, P.E. 

 
 
 
 
 
 
 
 
 
 
Report Prepared by: Abdelsalam Masoud, 07/19/2024 
Report Reviewed by: Robert Rodriguez, 7/19/24 

RE
G I STERED  PROFESS IONALENG I NEER

1 1  J UL  2 0 19

T IM   A LEX A NDER

95148PE

SIGNED, 19 JUL 2024 
EXPIRES, 31 DEC 2025
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2 Executive Summary 
 
This report provides the results of an RF power density analysis performed for Verizon at 
site GOAT_YOGA in accordance with the Federal Communications Commission (FCC) 
rules and regulations for RF emissions described in OET Bulletin 65, Edition 97-01.   
 
This report addresses RF safety for two classified groups defined by OET Bulletin 65: 
Occupational/ Controlled and General Population/ Uncontrolled. Based on the analysis, 
this site will be Compliant with FCC rules and regulations and Verizon’s Signage and 
Barrier Policy if the mitigation details provided in Table 1 are implemented. 
 

Final Compliant 
Configuration 

     
 

 GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER 

Access Point(s) ☒ [1] * ☐ [ ] ☐ [ ] ☐ [ ]   ☒ [1] * ☐  
Alpha ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
Beta ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  

Gamma ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
NOTE: The table represents either the signage/barriers installed / removed OR items 
required by the market (if mitigation is not installed by consultant/vendor). 
 
* These RF signs should be posted at the Access Gate to the site. (See drawing in Section 5.2). 
 

Specialty Sign Detail 
Location N/A 

Access Point N/A 
Alpha N/A 
Beta N/A 

Gamma N/A 
 

NOTE: The tables above represent EXISTING compliance items implemented at this location. 
 

Notes/ Additional Compliance Requirements(s): 
Mitigation is required per the Signage/ Barrier Diagram. 
 

 
Table 1: Mitigation Requirements for Compliance 
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2.1 Conclusion and Recommendations 
  

• The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Antenna Level will not exceed the FCC’s MPE limit for 
General Population. 

• The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Tree Level will not exceed the FCC’s MPE limit for 
General Population limit. 

• The maximum theoretical % MPE (General Public) is 7867.33% directly in front 
of the antenna beams at the Antenna Level. Notice that the power density levels 
will exceed the FCC’s MPE limit for General Population, Occupational, and 10x 
the Occupational in front of the antennas which it is not generally accessible area. 

• NOC and Guidelines signs need to be posted at the Access Gate to the site. All 
Access Points to these areas need to remain lock all the time. 

• Note: Modifications to the site; and/or increases in channel counts or power levels exceeding those 
listed in this report will require additional evaluation to determine compliance. 
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3 Introduction 
 
The purpose of this analysis and report is to evaluate the cumulative power density levels 
of all non-excluded antennas located on the site and identify any areas of concern that 
require mitigation. This report also assesses the site’s compliance with FCC OET Bulletin 
65; “Guidelines for Human Exposure to Radio-frequency Electromagnetic Fields”. 
 
The power density simulation performed for this site utilized RoofMaster® analysis 
software.  All antennas were assigned an operating frequency and transmit power and were 
deemed to be operating at 100% of their configured output power.  
 

3.1 Site Description: 
 

• Site Name:   GOAT_YOGA 
• Street Address: 18133 S. STEINER RD 

                                    BEAVERCREEK, OR 97004 
• Latitude:  45° 17' 46.583" 
• Longitude:  122° 29' 46.763" 
• Structure Type:  Self-Support Tower 
• Structure Height:  ± 195’ AGL 
• Co-Locators/ Other Antennas: N/A 
• BTS Equipment Location: The Verizon equipment is located on the Ground. 

 

 

 

 

 

 

 

 

 

 



Page 7 of 24 
 

3.2 Site Configuration Being Modeled 
 

• This is a Self-Support Tower site where Verizon antennas will be mounted to the 
mounting pipes on the Tower. 

• This is a Three-sectors site supporting LTE at 700, 850, 1900, and 2100 MHz, 
5GNR at 850MHz, and C-band at 3700 for all sectors. All LTE assumes 4x4 
MIMO. 

• The values of the antennas rad center for all sectors (190’) and Tree Height (100’) 
are based on the CDs and RFDS. These values must be verified on the site audit for 
the post study.  
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4 Predictive Analysis Details 
 
For purposes of this analysis, RoofMaster® was configured to provide an output based on 
the appropriate MPE limit(s) published in the FCC’s guidelines. The antenna information 
was loaded into RoofMaster®, an MPE predictive analysis tool by Waterford Consultants, 
LLC. 
 

4.1 Analysis Locations: 
 
Number of Elevations Analyzed: 3 
 

• Antenna Level 
• Tree Level 
• Elevation Level 
• A study at the Ground level was not required as the study at the Tree level shows 

that the MPE limit is below the General Population MPE limit at the Ground level. 
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4.2 Antenna Inventory 
 

The following table contains the technical data used to simulate the power density that may 
be encountered with all antennas simultaneously operating at full rated power with the 
exception of any excluded antennas cited in this document.  If co-locator’s antennas exist 
and specific antenna details could not be secured, generic antennas, frequencies, and 
transmit powers were used for modeling. The assumptions used are based on past experience 
with communications carriers.   

 

 
 

The antenna Z-heights listed above are referenced to Elevation, Antenna, and Tree Levels. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Page 10 of 24 
 

4.3 RF Emissions Diagram(s) - All Transmitters 
 
The following Diagram(s) represent the theoretical spatially averaged Maximum 
Permissible Exposure (MPE) percentages that are expected for each study’s elevation. An 
additional 1% Occupational MPE Limit (5% General Population MPE limit) is included to 
demonstrate where Verizon is a significant contributor to the accessible areas where 
multiple carriers’ transmitters may be present. 
 

Reference Plane: Antenna Level 
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Reference Plane: Tree Level 
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4.4 RF Emissions Diagram(s) - Verizon Transmitters Only 
 
The following Diagram(s) represent the theoretical spatially averaged Maximum 
Permissible Exposure (MPE) percentages that are expected for each study’s elevation. An 
additional 1% Occupational MPE Limit (5% General Population MPE limit) is included to 
demonstrate where Verizon is a significant contributor to the accessible areas where 
multiple carriers’ transmitters may be present. 
 

Reference Plane: Antenna Level 
 

 
 
 
 
 
 
 
 
 



Page 13 of 24 
 

Reference Plane: Tree Level 
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Reference Plane: Elevation Level 
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5 Signage/ Mitigation 

5.1 Signage/ Barrier Detail 
 

Final Compliant 
Configuration 

     
 

 GUIDELINES NOTICE CAUTION WARNING NOC INFO BARRIER/MARKER 

Access Point(s) ☒ [1] * ☐ [ ] ☐ [ ] ☐ [ ]   ☒ [1] * ☐  
Alpha ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
Beta ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  

Gamma ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐ [ ] ☐  
NOTE: The table represents either the signage/barriers installed / removed OR items 
required by the market (if mitigation is not installed by consultant/vendor). 
 
* These RF signs should be posted at the Access Gate to the site. (See drawing in Section 5.2). 
 

Specialty Sign Detail 
Location N/A 

Access Point N/A 
Alpha N/A 
Beta N/A 

Gamma N/A 
 

NOTE: The tables above represent EXISTING compliance items implemented at this location. 
 

Notes/ Additional Compliance Requirements(s): 
Mitigation is required per the Signage/ Barrier Diagram. 

 
Table 2: Mitigation Requirements for Compliance 
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5.2 Signage/ Barrier Diagram 
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6 Conclusions and Recommendations 
  

• The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Antenna Level will not exceed the FCC’s MPE limit for 
General Population. 

• The results of the analysis indicate that the power density levels in the generally 
accessible areas on the Tree Level will not exceed the FCC’s MPE limit for 
General Population limit. 

• The maximum theoretical % MPE (General Public) is 7867.33% directly in front 
of the antenna beams at the Antenna Level. Notice that the power density levels 
will exceed the FCC’s MPE limit for General Population, Occupational, and 10x 
the Occupational in front of the antennas which it is not generally accessible area. 

• NOC and Guidelines signs need to be posted at the Access Gate to the site. All 
Access Points to these areas need to remain lock all the time. 

• Note: Modifications to the site; and/or increases in channel counts or power levels exceeding 
those listed in this report will require additional evaluation to determine compliance. 
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7 Appendix A: FCC Compliance and RF Safety Policies 
 
In August of 1997, the FCC published OET Bulletin 65 Edition 97-01 to regulate methods 
for evaluating compliance with FCC guidelines for human exposure to radiofrequency (RF) 
electromagnetic fields.  The FCC guidelines for human exposure to RF electromagnetic 
fields incorporate two categories of limits; namely “Controlled” (a.k.a. Occupational) and 
“Uncontrolled” (a.k.a. General Public).  The guidelines offer suggested methods for 
evaluating fixed RF transmitters to ensure that the controlled and uncontrolled limits 
deemed safe by the FC for human exposure are not exceeded. 
 
OET Bulletin 65 recommended guidelines are intended to allow an applicant to “make a 
reasonably quick determination as to whether a proposed facility is in compliance with the 
limits.”  In addition, the guidelines offer alternate supplementary considerations and 
procedures such as field measurements and more detailed analysis that should be used for 
multiple emitter situations. 
 
These guidelines define RF as emissions in the frequency range of 300 kHz to 100 GHz.  
The FCC define Maximum Permissible Exposure (MPE) limits within this frequency range 
based on limits recommended by the National Council on Radiation Protection and 
Measurement, the Institute of Electrical and Electronics Engineers (IEEE), and by the 
American National Standards Institute (ANSI). 
 
The specific MPE limits defined by the FCC are as follows: 
 

Frequency 
Range [MHz]

Electric Field 
Strength (E) [V/m]

Magnetic Field 
Strength (H) [A/m]

Power Density 
(S) [mW/Cm^2]

Averaging Time |E|^2, 
|H|^2 or S [minutes]

0.3 - 3.0 614 1.63 100* 6
3.0 - 30 1842/f 4.89/f 900/f^2* 6
30 - 300 61.4 0.163 1 6
300 - 1,500 - - f/300 6
1,500 - 100,000 - - 5 6

Frequency 
Range [MHz]

Electric Field 
Strength (E) [V/m]

Magnetic Field 
Strength (H) [A/m]

Power Density 
(S) [mW/Cm^2]

Averaging Time |E|^2, 
|H|^2 or S [minutes]

0.3 - 3.0 614 1.63 100* 30
3.0 - 30 842/f 2.19/f 180/f^2* 30
30 - 300 27.5 0.073 0.2 30
300 - 1,500 - - f/1500 30
1,500 - 100,000 - - 1 30
f = frequency *Plane-wave equivalent power density

Limits for Occupational/Controlled Exposure

Limits for General Population/Uncontrolled Exposure

 
 
The FCC states that “Occupational/ Controlled limits apply in situations in which persons 
are exposed as a consequence of their employment provided those persons are fully aware 
of the potential for exposure and can exercise control over their exposure.  Limits for 
Occupational/ Controlled exposure also apply in situations when an individual is transient 
through a location where Occupational/ Controlled limits apply provided he or she is made 
aware of the potential for exposure.” 
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For General Population/ Uncontrolled limits, the FCC states that “General Population/ 
Uncontrolled exposures apply in situations in which the general public may be exposed, or 
in which persons that are exposed as a consequence of their employment may not fully be 
aware of the potential for exposure or cannot exercise control over their exposure.” 
 
For purposes of this analysis, all limits are evaluated against the Power Density limits. 
 
Typical guidelines for determining whether Occupational/ Controlled limits can be applied 
include ensuring the environment (such as a rooftop) as limited/controlled access via 
locked doors or physical barrier that are preferably controlled by a landlord that is aware 
of the situation and can inform anyone going through the locked door of the existence of 
the RF emissions.  Such notification/awareness is typically accomplished by means of 
signage on the door, or other access to the area of concern, as well as signage on or near 
the antennas.  Examples of such signs include the following: 
 

GUIDELINES NOTICE CAUTION WARNING 
 
This sign will inform 
anyone of the basic 
precautions to follow 
when entering an 
area with 
transmitting 
radiofrequency 
equipment.  

 
This sign indicates 
that RF emissions 
may exceed the 
FCC General 
Population MPE 
limit.  

 
This sign indicates 
that RF emissions 
may exceed the 
FCC Occupational 
MPE limit. 

 
This sign indicates that 
RF emissions may exceed 
at least 10x the FCC 
Occupational MPE limit.  

    
 

NOC INFORMATION 

 

Information signs are used as a means to provide contact information for any 
questions or concerns. They will include specific cell site identification 
information and the Verizon Wireless Network Operations Center phone 
number. 

 
Standards for when to use each of the above signs for Occupational situations are as 
follows: 
 

 
 
 
 
 

All MPE references are to the FCC Occupational limits.  

No sign required:  <20% of Occupational MPE 
Blue Sign, Notice:  20% to <100% of MPE 
Yellow Sign, Caution:  100% to <1000% of MPE 
Red Sign, Warning:  ≥1000% of MPE 
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8 Appendix B: Overview of RoofMaster Functions and 
Assumptions 

 
RoofMaster is a RF Compliance software package designed to enable the analysis, 
assessment and mitigation of communications sites with respect to human exposure to 
radiofrequency electromagnetic fields. 
 
RoofMaster was developed in 2008 by Waterford Consultants to support compliance 
assessments performed at single and multi-operator wireless locations throughout North 
America and has been in service since 2008. Real-world experience in evaluating 
thousands of base station installations is reflected in the RoofMaster design approach. 
This document provides a guide for creating simulations of RF hazard conditions through 
the characterization of antenna systems and site features and through FCC-specified 
computational analysis. 
 
On any structure, one may encounter antennas installed by wireless service providers, 
public safety and other FCC-licensed and unlicensed operators. Siting constraints have 
resulted in diverse and complex environments accessible to people performing a variety of 
activities around these antennas. RoofMaster supports the characterization of these 
locations to convey important information regarding RF sources and accessible areas 
necessary to evaluate the potential for human exposure to hazardous levels of RF energy. 
 
RoofMaster supports the depiction of communications sites through the display of 
construction drawing or aerial photography image files as well as providing line drawing 
tools. These representations are scalable to enable the modeling of any location. 
 
RoofMaster utilizes a three-dimensional spatial framework consisting of a 1000 x 1000 
grid with unlimited vertical dimensions necessary for the positioning of antennas and 
modeling of RF conditions at each grid point throughout the space. Predictive analysis is 
performed on a study plane at a specified elevation. The subsequent sections of this guide 
provide the steps necessary to create a site representation and conduct these studies. 
 
RoofMaster  employs several power density prediction models based on the 
computational approaches set forth in the Federal Communications Commission’s 
Evaluating Compliance with FCC Guidelines for Human Exposure to Radiofrequency 
Electromagnetic Fields, OET Bulletin 65. This guideline utilizes several antenna and 
operational parameters in calculating the power density contributions from each emitter 
at specified points throughout the study space. RoofMaster  enables antennas to be fully 
defined in site specific aspects as well as through the use of a library of manufacturer 
data. The parameters include: 
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     § Antenna model 
     § Radiation patterns 
     § Aperture length 
     § Gain 
     § Beamwidth 
     § Antenna radiation center 
     § Azimuth 
     § Mechanical downtilt 
     § Location 
     § Frequency 
     § Power into antenna 
 
In OET-65, the Cylindrical Model is presented as an approach to determine the spatially 
averaged power density in the near field directly in front of an antenna. In order to 
implement this model in all directions, RoofMaster utilizes the antenna manufacturer 
horizontal pattern data. Additionally, RoofMaster incorporates factors that reduce the 
power density by the inverse square of horizontal and vertical distance beyond the near 
field region. 
 
Power density is calculated as follows: 

 
• S is the spatially averaged power density value 
• R is the horizontal distance meters to the study point 
• h is the aperture length in meters 
• Pin is power into the antenna input port in Watts 

 
RoofMaster Implementation: 

• GH is gain offset to study point as specified in manufacturer horizontal pattern 
• Pin is adjusted by the portion of the antenna aperture in the 0-6 ft. vertical study 

zone 
• Hr accounts for 1/R2 Far Field roll off which starts at 2*h 
• Vr accounts for 1/ (vertical distance)2 roll off from antenna bottom to the top of the 

0-6 ft. study zone (or antenna top to bottom of 0-6 ft. study zone) 
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10 Limited Warranty 
 
Telecom Technology Services, Inc.  warrants that this analysis was performed in good faith 
using the methodologies and assumptions covered in this report and that data used for the 
analysis and report were obtained by Telecom Technology Services, Inc. employees or 
representatives via site surveys or research of Verizon’s available information.  In the event 
that specific third-party details were not available, best efforts were made to use 
assumptions that are based on industry experience of various carriers’ standards without 
violating any confidential information obtained under non-disclosure terms. 
 
Telecom Technology Services, Inc. also warrants that this analysis was performed in 
accordance with industry acceptable standards and methods.   
 
There are no other warranties, express or implied, including but not limited to, the implied 
warranties of merchantability and fitness for a particular purpose, relating to this agreement 
or to the services rendered by Telecom Technology Services hereunder.  In no event shall 
Telecom Technology Services be held liable to Verizon, or to any third party, for any 
indirect, special, incidental, or consequential damages, including but not limited to loss of 
profits, loss of data, loss of good will, and increased expenses.  In no event shall Telecom 
Technology Services be liable to Verizon for damages, whether based in contract, tort, 
negligence, strict liability, or otherwise, exceeding the amount payable hereunder for the 
services giving rise to such liability. 
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** THE INFORMATION CONTAINED IN THIS SET OF  DOCUMENTS IS
PROPRIETARY BY NATURE. ANY USE OR DISCLOSURE OTHER THAN THAT

WHICH RELATES TO THE OWNER IS STRICTLY PROHIBITED.

SITE NAME: US-OR-5128 GOAT YOGA
ADDRESS: 18133 S. STEINER RD

BEAVERCREEK, OR 97004

JURISDICTION: CLACKAMAS COUNTY
PARCEL #: 00918476
ZONING: TBR -TIMBER

LATITUDE: 45° 17’ 46.86” N (45.296350° N)
LONGITUDE: 122° 29’ 46.44”  W (-122.496233° W)
SOURCE: 1A CERTIFICATION
GROUND ELEVATION: 802.3'

(N) STRUCTURE HEIGHT: 195.0' AGL
(N) GROUND LEASE AREA: 5625 SQ FT
(N) IMPERVOUIS AREA 34492.0 SQ FT

OCCUPANCY: U
GROUP: II-B

FROM PORTLAND INTERNATIONAL AIRPORT:

1. GET ON I-205 S FROM NE AIRPORT WAY

2. MERGE ONTO I-205 S

3. USE THE RIGHT LANE TO TAKE EXIT 10 TO MERGE ONTO OR-213 S TOWARD MOLALLA

4. MERGE ONTO OR-213 S

5. USE THE LEFT 2 LANES TO TURN LEFT ONTO S BEAVERCREEK RD

6. STAY STRAIGHT ONTO S STEINER RD

TOTAL MILES: 25.4 MILES
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Know what's below.
Call before you dig.

FUZE PROJECT ID: 17106881 | MDG LOCATION ID: 5000933142

PROJECT AREA

PROJECT AREA

PROPERTY OWNER:
LUKAS HANNAH IRREVOCABLE TRUST/
VANPORT MANUFACTURING, INC.

TOWER OWNER:
VERTICAL BRIDGE
750 PARK OF COMMERCE DRIVE, SUITE 200
BOCA RATON, FL 33487

SITE ACQUISITION AGENT:
CAPITAL DESIGN SERVICES, LLC
1910 4TH AVE E, PMB 196
OLYMPIA, WA 98506
BRANDON CLOWER
PH: 971.979.0075

ZONING/PERMITTING AGENT:
CAPITAL DESIGN SERVICES, LLC
1910 4TH AVE E, PMB 196
OLYMPIA, WA 98506
BRANDON CLOWER
PH: 971.979.0075

APPLICANT:
ATTENTION: VERTICAL BRIDGE
750 PARK OF COMMERCE DRIVE, SUITE 200
BOCA RATON, FL 33487

RF ENGINEER:
VERIZON WIRELESS
3245 158TH AVE SE
BELLEVUE, WA 98008

SURVEYOR:
DUNCANSON COMPANY, INC.
KEVIN J WALKER, PLS
PH: 206.244.4141

PROPOSED INSTALLATION OF A TELECOMMUNICATIONS
FACILITY ON AN EXISTING PARCEL.

· 75.0' X 75.0' (5625) LEASE AREA

· 6.0' TALL CHAIN-LINK FENCE W/ GREEN PRIVACY

SLATS & 12.0' WIDE DUAL SWING ACCESS GATE

AROUND LEASE AREA

· (4) EQUIPMENT AREAS, (3) FOR FUTURE CARRIERS

· (1) UTILITY H-FRAME W/ (4) METER BASE CAPACITY

· (1) 195.0' TOWER WITHIN FENCED LEASE AREA

· (1) ANTENNA MOUNTING ASSEMBLY, ANTENNAS,

RADIOS, CABLES & GROUND SITE SUPPORT

EQUIPMENT

· PROPOSED INSTALLATION OF NEW 800A

ELECTRICAL SERVICE, AND FIBER SERVICE.

2022 OREGON STRUCTURAL SPECIALITY CODE

2023 OREGON ELECTRICAL SPECIALTY CODE

2021 OREGON ENERGY EFFICIENCY SPECIALTY CODE

2022 OREGON MECHANICAL SPECIALTY CODE

2022 OREGON FIRE CODE

2021 INTERNATIONAL BUILDING CODE

A.D.A. COMPLIANCE
INSTALLATION IS UNMANNED / NOT FOR HUMAN
HABITATION. HANDICAP ACCESS IS NOT REQUIRED
PER A.D.A.
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SV1 SURVEY

SV2 SURVEY

SV3 SURVEY
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C1 CIVIL COVER SHEET

C2 NOTES

C3 GRADING, DRAINAGE, & ESC PLAN
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PROPOSED TOWER, ANTENNAS, ANCILLARY EQUIPMENT, CABLES, AND HARDWARE
PRIOR TO ORDERING / INSTALLING EQUIPMENT.

2. NEW OR REPLACEMENT ANTENNA MOUNTS SHALL COMPLY WITH NSTD-445
STANDARDS AS REQUIRED BY VERIZON.

3. IF REQUIRED, 5G ANTENNAS TO BE WRAPPED IN 3M HYDROPHOBIC MMW WRAP OR
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(P) TOP OF LATTICE TOWER
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(P) VERTICAL BRIDGE 75'-0" x 75'-0"
FENCED LEASE AREA (5,625 SQ FT)
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SCREENING FOR TOWER/COMPOUND, TYP

(P) 6'-0" CHAIN LINK FENCE W/ DARK
GREEN SIGHT OBSCURING SLATS
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Clackamas County Pre-application Conference Comments 
ZPAC0024-24 

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 

 

 

PRE-APPLICATION CONFERENCE SUMMARY 

Permit Type:  Conditional Use 

File No.:  ZPAC0024-24  

Proposal:  New 195-foot tall telecommunication tower within a 75' x 75' fenced equipment enclosure. The tower will 

be located near the north of the property 

Staff Contact:  Melissa Lord, Senior Planner, MLord@Clackamas.us 

Applicant:  Brandon Clower on behalf of Vertical Bridge 

Assessor’s Map and Tax Lot No.:  33E19  00600 

Site Address:  18133 S Steiner Rd., Beavercreek  

Zoning:  Timber (TBR) 

Pre-Application Conference Date:  4/16/2024  via Zoom. 

Date of this Summary: 4/18/2024   

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 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? 
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I. APPLICABLE ZDO AND COMPREHENSIVE PLAN STANDARDS 
 

a. ZDO Section 406 – Timber (TBR) District: 

i.  The subject property is located in the Timber (TBR) zoning district. The proposed use is a 

wireless telecommunication facility which is a conditional use in the zoning district.  

ii. Wireless telecommunication facilities are subject to Section 835. 

iii. Dimensional standards: Minimum front setback is 30 feet, minimum side setback is 10 feet, 

minimum rear setback is 30 feet; however, accessory buildings shall have a minimum rear yard 

setback of 10 feet 

 See Section 835 for additional setback requirements*** 

 

b. ZDO Section 835 –Wireless Telecommunication Facilities: “Level Two Wireless Telecommunication 

Facility not included in any other category” is a Conditional Use in the Ag/F district 

i. In the Ag/F district, the use is subject to Subsection 406.05(A)(1) 

a. 406.05(A)(1): The use may be allowed provided that: 

 The proposed use will not force a significant change in, or significantly 

increase the cost of, accepted farming or forest practices on agriculture or 

forest lands; and 

 The proposed use will not significantly increase fire hazard or significantly 

increase fire suppression costs or significantly increase risks to fire 

suppression personnel 

A written response to this subsection must be provided in the application narrative. 

ii. 835.06(D) Standards apply: 

a. (1a) No new tower will be permitted unless no existing support structure can 

accommodate the proposed antenna. All proposals for new wireless 

telecommunication facilities must be accompanied by a statement from a qualified 

person that the necessary telecommunication service cannot be provided by 

collocation for one or more of the following reasons… 

- A letter or statement must be provided from a qualified person;  

- A clear and evidence-based analysis in response to each subsection (i 

through v) must be provided.  

- Simply re-stating that there are no structures on the subject property that 

can be connected to is insufficient and does not respond to the criteria.  

 

b. (1b through e): A written (narrative) response to these criteria shall be provided in the 

submitted application materials. Plans, drawings, construction details and maps may 

supplement the written response.  

 

c. (4) Unless the wireless telecommunication facility is located entirely on a utility pole, 

it shall be located within an area that is enclosed on all sides. The enclosure shall be 

a minimum of six feet tall and sight-obscuring. 

 Fencing/enclosure details must be submitted with the land use application 

to demonstrate compliance with this criterion. 

 

d. (5) Landscaping shall be placed outside of the enclosed area required pursuant to 

Subsection 835.06(D)(4) and shall include ground cover, shrubs, and trees that are 

reflective of the natural surrounding vegetation in the area. However, if a portion of 
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the wireless telecommunication facility is screened from points offsite by a building 

with a height of at least eight feet, landscaping is not required for the screened area. 

In addition, Subsection 1009.10 applies. 

e. (7) Dimensional Standards of Table 835-2: 

 Maximum height: 250 feet 

 Minimum tower separation: 2,640 feet 

 Minimum front, rear, and side setbacks: The minimum setbacks generally 

applicable in the subject zoning district, or a distance equal to the height of 

the tower, whichever is greater 

 

c. ZDO Section 1000 – Development Standards:  

i. A site plan must be submitted to demonstrate that the development is not occurring on land 

with slopes greater than 20%. If development will take place on slopes greater than 20%, 

Section 1002 applies. 

ii. At a minimum, compliance with Subsections 1005.04 (if proposing outdoor lighting), and 

1006.06(C) is required. If proposing water service or onsite wastewater service (septic) to 

the leading area, compliance with 1006.03 and 1006.05 are required. Compliance with 

Subsections 1007.01, 1007.02 and 1007.07 is required where applicable to the scope of this 

project.  

iii. Section 1009 Landscaping applies, in part. The TBR district does not have a minimum 

landscaping requirement; however, 1009.01 applies. Buffering may be necessary 

(subsection 1009.04) to mitigate impacts of the Conditional Use. Section 1009.10 applies.  

iv. Section 1015 Parking standards apply in part: For an unmanned facility, at least one parking 

space that is a minimum of 8.5 feet wide and 16 feet long needs to be available on the 

property for maintenance vehicle access and turnaround. Parking area can be surfaced with 

screened gravel or better. 

v. Section 1021 Garbage and Recycling: If a trash enclosure is not proposed, describe in the 

written project narrative how garbage and recycling will be addressed on this site. For 

example, will maintenance staff need to take any garbage they have with them? 

 

 

d. ZDO Section 1203 – Conditional Uses:  

 Submittal requirements provided in Section 1203.02 

a. A signed preliminary statement of feasibility from the surface water management 

authority is required (Clackamas County Development Engineering)  

b. Vicinity Map showing relationship of proposed  use to the surrounding area 

c. Site plan 

d. Existing conditions map, including topographic lines to demonstrate that 

development is occurring on land with slopes less than 20% 

e. Building/structure profiles 

 

 General approval criteria provided in Section 1203.03: 

a. A written response is required for each approval criteria. When writing a written 

response to the review criteria, think critically about each criterion and specifically 

answer the question of how and why your proposal may/may not meet the standard.  
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b. Subsection 1203.03(A) states that the proposed use is a Conditional Use in the 

zoning district; write your responses this this part of the application narrative 

including ZDO 835 criteria. 

c. Subsection 1203.03(D) requires the applicant to define the character of the 

surrounding area first, then to comment on how the proposed use is consistent within 

that surrounding area.  

d. Subsection 1203.03(E): Forest Policies are in the Comprehensive Plan Chapter 4. 

 
 

II. LAND USE PERMITTING PROCESS  

 

a. Land use applications are not conceptual. At the time of submittal, the applicant is expected to be at 

final design stage for all of the following that apply to the particular proposal: site plan, building 

elevations/materials, access location/width and frontage improvements. This is important 

because most changes after land use approval, except as necessary to comply with 

conditions of approval, will require a new land use application. 

 

b. The recommended land use application is:  

Conditional Use permit is a “Type III” land use application process, as provided for in Section 
1307 of the ZDO. Type III decisions include notice to owners of nearby land, the Community 
Planning Organization (CPO) if active, service providers (sewer, water, fire, etc.) and affected 
government agencies, and are reviewed at a public hearing before the County Land Use Hearings 
Officer. If the application is approved, the applicant must comply with any conditions of approval 
identified in the decision. The County’s decision can be appealed to the Oregon Land Use Board 
of Appeals (LUBA). 

o Application form: https://dochub.clackamas.us/documents/drupal/60589df3-91b7-4dee-
a8aa-602bdfeb7226  

o Fee: $7,885 ($7,735 + $150) 

o Payable by cash, credit card, or check payable to Clackamas County 

 Credit card payment subject to a 2.75% service fee and must be 
accompanied by the Credit Card Authorization Form 

o Timeline:  

o Completeness review: 30 days; within the first 30 days of the application being 
submitted the Planning Division will review the application materials to ensure that 
everything required has been turned in. In the event that there are items missing 
from the application packet, you will be notified of the specific items missing and 
information on how you can provide staff with the missing documents/information.  

o Notice period: at least 35 days prior to the first evidentiary hearing the County will 
send a mailed notice to surrounding property owners within a ½ mile and other 
reviewing agencies 
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o Staff report: Planning Division staff will write a staff report and make a 
recommendation to the Hearings Officer (review authority). This report is available 
to the public for review at least one week prior to the hearing.  

o Public hearing: A public hearing is held with the Hearings Officer for the purpose of 
receiving testimony regarding the application. 

o Decision: The decision authority is the Hearings Officer. The Hearings Officer will 
issue a decision based on the applicable standards and criteria within 3 weeks of 
when the record closes. State law generally requires a final County decision issued 
within 150 days of being deemed complete.  

 

III. MINIMUM LAND USE APPLICATION SUBMITTAL REQUIREMENTS 

The submittal requirements are provided in ZDO 1307.07(C) and 1203.02. In addition, review the 

applicable criteria listed above while preparing your written narrative and other land use application 

items. It is the applicant’s responsibility to clearly demonstrate how a proposal meets all applicable 

criteria.  

 

IV. AGENCY/DEPARTMENT CONTACT INFORMATION: *This list is provided for the applicant to follow 

up with relevant service providers, agencies, Community Planning Organization and County staff as 

needed.  

 

1. Melissa Lord, Clackamas County Planning and Zoning, 503-742-4504, 
MLord@Clackamas.us 

2. Ken Kent, Development Engineering, KenKen@Clackamas.us, 503-742-4673 
3. Clackamas Fire District #1, Valere Liljefelt, 971-282-2059, 

Valere.Liljefelt@clackamasfire.com  
4. Wendi Coryell, Clackamas County System Development Charges and Street Lighting, 

503-742-4657, wendicor@clackamas.us  
5. Richard Carlson, Clackamas County Building Codes, 503-742-4769, 

richardcar@clackamas.us  
6. Community Planning Organization, Redland – Fischers Mill – Viola, Lance Ward, 

lancecward@aol.com  
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. You are encouraged to contact the CPO and attend any meeting they may hold 
to discuss your application. 

 

V. LIST OF ATTACHMENTS 

a. Development Engineering 

 

 

VI. LIMITATIONS AND DISCLAIMERS 

Pre-application conferences are advisory and are intended to familiarize applicants with the 

requirements of the ZDO, provide applicants with an opportunity to meet with staff and discuss 

proposed projects in detail, and identify standards, criteria, and procedures prior to filing a land use 

permit application. The pre-application conference is a tool to orient applicants and to assist them in 
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navigating the land use review process. It is not an exhaustive review that identifies or resolves all 

potential issues and does not bind or preclude the County from enforcing all applicable regulations or 

from applying regulations in a manner differently than may have been indicated at the time of the pre-

application conference. 

The information in this document is introductory and is designed to act as a guide to relevant Zoning 

and Development Ordinance (ZDO) and Comprehensive Plan standards. This is an initial review and 

is based on the information submitted by the applicant for the pre-application conference. 

Any opinion or advice provided herein is informational only, and is based on any information 

specifically provided or reasonably available, as well as any applicable regulations in effect on the 

date the research was conducted. Any opinion or advice provided herein may be revised, particularly 

where new or contrary information becomes available, or in response to changes to state law or 

administrative rule, future legislative amendments of the Zoning and Development Ordinance, 

decisions of courts or administrative tribunals, or quasi-judicial land use decisions. 

 

This is not a land use decision as defined by Oregon Revised Statutes 197.015(10). 

 



 

 

 

 

 

 

PRE-APPLICATION INFORMATION FROM TRAFFIC ENGINEERING AND DEVELOPMENT  

 

PRE-APPLICATION INFORMATION FROM DEVELOPMENT ENGINEERING 

 

All information is considered informal, based on current Zoning and Development Ordinance 

requirements, current Roadway Standards requirements, and current Comprehensive Plan 

requirements.  The information presented here is subject to change as revisions are made to the 

aforementioned documents and in the formal Conditional Use Process.  Prior to the submittal of a 

Conditional Use application, the applicant is encouraged to contact staff to insure that these pre-

application comments reflect the current standards. 

  

PROJECT: ZPAC0024-24 Wireless Tower, 18133 S Steiner Road 

LEGAL: 33E19 00600 

DATE: April 9, 2024 

MEETING DATE: April 16 2024 
 

Engineering staff: Kenneth Kent 503-742-4673   

   kenken@clackamas.us  

 

1. A Development Permit will be required from the Development Engineering prior to initiation of 

construction.  The applicant shall pay the minimum Permit fee deposit ($2,000) for 

commercial/industrial/multi-family development.  The plan review and inspection fee is based upon 8.83 

percent of the estimated costs for public street frontage improvements and 5 percent of the estimate costs 

of the onsite transportation improvements. These plans shall be signed and stamped by a Professional 

Engineer registered in the State of Oregon or shall comply with requirements acceptable to the 

Engineering Division. 

2. Access:   

 

a. Provide verification of the access easement from SE Steiner Road to the tower site.  A minimum 

access easement width of 20 feet is required. 

b. Roads and parking areas shall be constructed per Standard Drawing R100.  A minimum 12-foot wide 

gravel road is required.   

c. Turnouts are required every 400 feet, per Standard Drawing C350. 

d. The applicant shall provide adequate on site circulation areas for the parking and maneuvering of all 

vehicles anticipated to use the facility.  Parking spaces and drive aisles shall meet the standards of 

ZDO Section 1015 and Roadway Standards Drawings P100/P200. 

D A N  J O H N S O N  



e. Drainage facilities shall be designed and constructed in conformance with Clackamas County 

Roadway Standards Chapter 4, providing water quality treatment and conveyance to a suitable outfall. 

3. Prior to the issuance of a building permit and/or site development, the applicant shall submit to Clackamas 

County Engineering Office: 

a. Written approval from the Clackamas Fire District #1 for the planned access, circulation, fire lanes and 

water source supply.  The approval shall be in the form of site and utility plans stamped and signed by 

the Fire Marshal. 

b. Written approval from the Clackamas County Engineering for surface water management facilities and 

erosion control measures. 

c. A set of street and site improvement construction plans, in conformance with Clackamas County 

Roadway Standards Section 140, to Clackamas County's Engineering Office and obtain written 

approval, in the form of a Development Permit. 
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