PLANNING COMMISSION
Meeting Agenda (Revised)
Monday — April 11, 2016

7:00 PM
City Council Chambers — 155 NW 2" Avenue

Commissioner John Savory (Chair)

Commissioner Shawn Hensley (Vice Chair) Commissioner John Serlet
Commissioner Larry Boatright Commissioner Kristene Rocha
Commissioner Derrick Mottern Commissioner Tyler Smith

1. CALL TO ORDER

e Invocation and Pledge of Allegiance

2. CITIZEN INPUT ON NON-AGENDA ITEMS
3. MINUTES
4. PUBLIC HEARING

e Consider a request for a Site & Design Review/Major Variance for the proposed 174-unit
Sequoia Grove Apartments (DR/VAR 16-01)

5. NEW BUSINESS
e None
6. FINAL DECISIONS (Note: These are final, written findings of previous oral decisions. No

public testimony.)
e DR/VAR 16-01 Sequoia Grove Apartments

7. ITEMS OF INTEREST/REPORT FROM STAFF
e Next Regular Planning Commission meeting scheduled for Monday, April 25, 2016

8. ITEMS OF INTEREST/GUIDANCE FROM PLANNING COMMISSION
9. ADJOURNMENT
The meeting location is accessible to persons with disabilities. A request for an interpreter for the hearing impaired or for other
accommodations for person with disabilities should be made at least 48 hours before the meeting at 503-266-7001.

A copy of this agenda can be found on the City’s web page at www.ci.canby.or.us City Council and Planning Commission
Meetings are broadcast live and can be viewed on OCTS Channel 5. For a schedule of the playback times, please call 503-263-6287.



http://www.ci.canby.or.us/

PUBLIC HEARING FORMAT

The public hearing will be conducted as follows:

o STAFF REPORT
. QUESTIONS (If any, by the Planning Commission or staff)
) OPEN PUBLIC HEARING FOR TESTIMONY:
APPLICANT (Not more than 15 minutes)
PROPONENTS (Persons in favor of application) (Not more than 5

minutes per person)
OPPONENTS (Persons opposed to application) (Not more than 5
minutes per person)
NEUTRAL (Persons with no opinion) (Not more than 5 minutes per person)
REBUTTAL (By applicant, not more than 10 minutes)
CLOSE PUBLIC HEARING (No further public testimony allowed)
QUESTIONS (If any by the Planning Commission)
DISCUSSION (By the Planning Commission)
(

DECISION By the Planning Commission)

All interested persons in attendance shall be heard on the matter. If you wish to testify on this matter, please step
forward when the Chair calls for Proponents if you favor the application; or Opponents if you are opposed to the
application; to the microphone, state your name address, and interest in the matter. You will also need to sign the
Testimony sheet and while at the microphone, please say your name and address prior to testifying. You may be
limited by time for your statement, depending upon how many people wish to testify.

EVERYONE PRESENT IS ENCOURAGED TO TESTIFY, EVEN IF IT IS ONLY TO CONCUR WITH PREVIOUS
TESTIMONY. All questions must be directed through the Chair. Any evidence to be considered must be
submitted to the hearing body for public access.

Testimony and evidence must be directed toward the applicable review criteria contained in the staff report, the
Comprehensive Plan, or other land use regulations which the person believes to apply to the decision.

Failure to raise an issue accompanied by statements or evidence sufficient to afford the decision-maker and
interested parties an opportunity to respond to the issue, may preclude appeal to the City Council and the Land
Use Board of Appeals based on that issue.

Failure of the applicant to raise constitutional or other issues relating to proposed conditions of approval with
sufficient specificity to allow the local government to respond to the issue may preclude an action for damages in
circuit court.

Before the conclusion of the initial evidentiary hearing, any participant may ask the hearings body for an
opportunity to present additional relevant evidence or testimony that is within the scope of the hearing. The
Planning Commission shall grant such requests by continuing the public hearing or leaving the record open for
additional written evidence or testimony. Any such continuance of extension shall be subject to the limitations of
the 120-day rule, unless the continuance or extension is requested or agreed to by the applicant.

If additional documents or evidence are provided by any party, the Planning Commission may, if requested, allow
a continuance or leave the record open to allow the parties a reasonable opportunity to respond. Any such
continuance or extension of the record requested by an applicant shall result in a corresponding extension of the
120-day time period.

R:\Planning Commission\Agenda\Forms\PUBLIC HEARING FORMAT for back of agenda 2015.doc



SITE AND DESIGN REVIEW/VARIANCE STAFF REPORT
FILE #: DR 16-01/VAR 16-01, SEQUOIA GROVE APARTMENTS
PREPARED FOR THE APRIL 11, 2016 PLANNING COMMISSION MEETING
PREPARED BY: BRYAN BROWN, PLANNING DIRECTOR

LOCATION: 259 S Sequoia Parkway

TAxLOT: 31E34C02101 (property bordered in red on map below)

LoT SizE: 7.58 acre parcel

ZONING: R-2 High Density Residential

OWNER: Jeff Gordon

APPLICANT: Urban IDM, Aaron Jones

Representative: SGA Engineering — Scott Taylor

APPLICATION TYPE: Site & Design Review (Type Ill)/ Variance (Type IlI)

CiTy FiLE NumBER: DR 16-01/VAR 16-01
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APPLICANT'S REQUEST:

The applicant is seeking site and design review and variance approval to construct a 174 unit
apartment complex. The parcel that is to be developed was recently rezoned to the R-2 district after
also receiving approval of a necessary corresponding amendment of the Comprehensive Plan land use
map designation from Heavy Industrial (HI) to High Density Residential (HDR). A Lot Line Adjustment
application was approved to allow the boundary between two existing Tax Lots to be adjusted to
follow the approved rezone boundary to accommodate this proposed development on its own lot.
The recording of a replat to implement this approved lot boundary change is still necessary.

Site and design review evaluates the site layout, parking and loading, access points, design and
development standards including building elevations and appearance, signs, lighting, landscaping,
drainage, infrastructure services, and mobility connections and internal circulation and traffic impact
on adjacent public streets. The variance application submitted includes a request to vary three
different applicable standards that include: 1) a 5’ reduction in the 25’ perimeter dwelling unit setback
and landscape buffer adjacent to the railroad spur line for building B6 required as a condition of
approval of the rezone of the property to better assure compatibility due to nearby rail noise and
vibration, 2) an exception pertaining to the 120’ maximum allowed length of an individual apartment
building in the amount of approximately 4’ (3.3%) increase for 2 of the 17 buildings and approximately
13’ (11%) increase for 1 building which includes an attached perpendicular row of garages, and 3) an
allowance for 10 of the 45 parking row banks to exceed the maximum of 8 contiguous parking spaces
without use of an intervening landscape island, and 4) an additional possible needed variance, the
Planning Commission should also consider is whether the proposed restricted (exit only) access to the
shared industrial driveway is suitable in meeting the ordinance standard for 2 means of access when
serving 165 or more units in a multiple family development (Section 16.46 B) (2)).

The site plan indicates a two-way gated entrance shared as an exit out of Arneson Park to serve the
complex and another exit only means of access by way of the shared drive that directly serves the
industrial zoned adjacent site. A decorative 6-foot tall fence is indicated to be installed around the
entire site. Details of this fence have not been provided. The total enclosed building area is indicated
as 81,370 square feet. It includes 17 individual apartment buildings, a community center and
maintenance building. Five enclosed garage units are shown and an undesignated number of carports
are to be provided along with designated bicycle parking pads throughout the complex that will meet
standards. Seven water quality rain garden areas are proposed to manage on-site collection,
treatment, and infiltration of storm water runoff. The minimum parking standard has been met with
333 total parking spaces. The overall site landscaping area provided is 34.5% of the site with 21%
considered associated with the parking area that have a minimum 30% and 15% requirement
respectively. Landscape plant materials which also serve as somewhat of a screen — at least in the
warmer months when leaves are present, interspersed with 6’ tall evergreen shrubs — is indicated to
be planted around the entire perimeter of the property. The overall height of some of the apartment
buildings is 39 feet which conforms to the maximum height standard of 35’ as by definition maximum
height is to be measured at the midpoint of a sloped roof. The site plan shows a sidewalk connection
adjacent to each driveway to the Sequoia Parkway sidewalk. The traffic study identified an existing
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deficiency in the length of the left turn bay in Highway 99E at Sequoia Parkway. A letter from ODOT
has recommended that the City pursue collecting a proportional share from the applicant for
improving the storage length based on trips contributing to the westbound left turn movement.
Comments from a business owner directly across the rail spur and logging road trail has requested
consideration for building an overhead pedestrian crossing in recognition that pedestrian traffic is
currently crossing the rail spur with intentions of gaining access primarily to Fred Meyer of the logging
road trail in general.

SECTION | APPLICABLE REVIEW CRITERIA:

City of Canby Land Development and Planning Ordinance Chapters:
16.08 General Provisions

16.10 Off-Street Parking and Loading

16.20 R-2 - High Density Residential Zone
16.21 Residential Design Standards

16.42 Signs

16.43 Outdoor Lighting Standards

16.46 Access Standards

16.49 Site and Design Review

16.53 Major Variances

16.89 Application and Review Procedures
16.120 Parks, Open Space, and Recreation Land

Rezoning Noise Attenuation & Vibration Conditions of Approval

SECTION Il REVIEW FOR CONFORMANCE WITH APPLICABLE APPROVAL CRITERIA:
16.08 General Provisions:
16.08.070 lllegally Created Lots

In no case shall a lot which has been created in violation of state statute or city ordinance
be considered as a lot of record for development purposes, until such violation has been
legally remedied. (Ord. 740 section 10.3.05(G), 1984)

Findings: The parcel for which this application is proposed was recently approved through a Lot Line
Adjustment application. The boundary between two commonly owned existing Tax Lots
were approved to be adjusted to follow the rezone boundary. The recording of a re-plat is
necessary to implement the lot boundary change. It is critical that the lot boundary
adjustment be formally completed prior to issuance of building permits. This requirement
will be met with follow-thru as Condition of approval #1.
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16.08.090-110 Sidewalk & Fencing Requirements

Findings:

16.08.150

B. The Planning Commission may impose appropriate sidewalk and curbing
requirements as a condition of approving any discretionary application it reviews. (Ord.
740 section 10.3.05(1), 1984)

The applicant proposes to extend a six-foot sidewalk along the site’s frontage of S
Sequoia Parkway as shown on the development plan. Additionally, 2 sidewalks shall
extend from the right-of-way of S Sequoia Parkway within the property adjacent to
each access drive to facilitate pedestrian movement in an out of the apartment
complex. With condition of approval #2, the final construction plans shall provide
detail for a separate pedestrian gate from that for vehicular traffic on the sidewalk
connections from the public street.

The applicant proposed a 6’ tall decorative fence around the entire perimeter of the
site. Details about material of this fence are important in respect to the overall
appearance, functionality, and long-term maintenance for this development. Itis also
a part of the Planning Commission’s purview to make sure fencing does not result in
walling off a development from the community as a whole. As a condition of approval
#3 the applicant shall agree to a visually open type of fencing and agreed upon type of
material to be utilized at the public hearing and follow-up with details of the fence, the
vehicular swing gates, and separate pedestrian gates with submittal of the final
construction plans.

Traffic Impact Study (TIS)

A. Purpose. The purpose of this section of the code is to implement Section 660-012-
0045(2)(b) of the State Transportation Planning Rule, which requires the city to adopt a
process to apply conditions to development proposals in order to minimize adverse
impacts to and protect transportation facilities. This section establishes the standards to
determine when a proposal must be reviewed for potential traffic impacts; when a Traffic
Impact Study must be submitted with a development application in order to determine
whether conditions are needed to minimize impacts to and protect transportation
facilities: what information must be included in a Traffic Impact Study; and who is
qualified to prepare the Study.

B. Initial Scoping.  During the pre-application conference, the city will review existing
transportation data to determine whether a proposed development will have impacts on
the transportation system. It is the responsibility of the applicant to provide enough
detailed information for the city to make a determination. If the city cannot properly
evaluate a proposed development’s impacts without a more detailed study, a
transportation impact study (TIS) will be required to evaluate the adequacy of the
transportation system to serve the proposed development and determine proportionate
mitigation of impacts. When a TIS is required, the city will provide the applicant with a
“scoping checklist” to be used when preparing the TIS.
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C. Determination. Based on information provided by the applicant about the
proposed development, the city will determine when a TIS is required and will consider
the following when making that determination.

Changes in land use designation, zoning designation, or development standard.
Changes in use or intensity of use.

Projected increase in trip generation.

Potential impacts to residential areas and local streets.

Potential impacts to priority pedestrian and bicycle routes, including, but not limited
to school routes and multimodal street improvements identified in the TSP.

6. Potential impacts to intersection level of service (LOS).

uewNRE

Findings: Based on available information, it was determined that a Traffic Scoping was needed for
the project. The applicant submitted the required deposit with the City and staff worked
with DKS & Associates - our traffic engineering firm - to determine the scope of work
necessary for a Traffic Impact Study. The applicant had DKS complete the
Transportation Impact Analysis which was submitted on March 3, 2016 and make part of
the record. The important findings and recommendation reached by the traffic study
are as follows:

= Table 2-3indicates that the S Sequoia Parkway/SE Hazel dell Way
intersection fails to meet City standards. (This was previously identified
as an issue with a traffic study performed at the time of rezone of the
property and a mitigation condition of approval assigned that required
the applicant to contribute 4% of the estimate for the installation of a
traffic signal and associated improvements recommended by ODOT at
that time. A planning level engineering estimate for those improvements
was provided by DKS for the City’s use in arriving at the applicant’s
contribution. The estimate is attached to this report and indicates that
with a total estimated cost of $629,760 the applicant’s 4% contribution
will be $25,190. This has been noted as Condition of approval #4.

= Table 4-3 indicates that the estimated queue is expected to exceed available
storage capacity for the left turn bay in Highway 99E at Sequoia Parkway.
Although primarily shown to be an existing problem not significantly attributed
to the proposed new development, ODOT is concerned that any additional
traffic contribution to a deficient traffic movement should be addressed and
has recommended in an attached response letter that the City pursue
proportional share for improving the storage length based on trips
contributing to the westbound left movement from the applicant. The
improvement involves restriping within the center turn lane of the highway
with arough preliminary planning estimate of $10,000 at a calculated 7.2%
share of the near-term total peak hour trip contribution at the left turn bay that
sets the applicant’s recommended contribution towards this improvement at
$720. Staff has proposed obtaining the ODOT recommended contribution with
imposition of Condition of Approval #5. Planning has suggested that the City
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16.10
16.10.050
Findings:
16.10.060
Findings:

16.10.070

16.10.100

Findings:

16.32

Findings:

16.42.040

role this identified needed improvement into the related improvements that are
to occur with the signal installation at Sequoia Parkway & SE Hazel Dell Way
when it is added to the capital improvement plan upon amendment of the
City’s existing TSP as agreed with the rezone of this property. ODOT’s
development response letter dated March 30, 2016 is attached to this report.

= The TSP recommends that on-street parking on Sequoia Parkway adjacent to this
development expressly be prohibited to maintain needed sight distance at the
driveways. This criterion is met with Condition of Approval #6.

e Truck turning template analysis should be conducted by the project site
designer/engineer to verify turn templates to ensure adequate space for
the proposed design vehicles to maneuver on site.

Off Street Parking and Loading
Parking standards designated
The parking provided meets the minimum parking standard. This criterion is met.

Off-street loading facilities

No loading spaces are required so this provision is not applicable.

Parking lots and access

Findings: Staff accepts the applicant’s narrative and submitted Plans as having met all
standards with the exception for the requirement for 2 full means of access for a multi-
family development with more than 165 dwelling units. Two means of access have been
clearly provided but the access onto the shared industrial drive is indicated to be
restricted to an exit only. Staff is satisfied with this proposed circulation arrangement,
and does not see any particular issues but the intent of the standard is likely meant to
have 2 full service points of access. This should be considered an additional 4'" variance
for which the applicant needs a decision to vary from the standard.

Bicycle Parking

The site plan adequately addresses this criterion with 7 groupings for 174 bicycles
spaced around the site and stated to meet the required number.

R-2 (High Density Residential Zone)

The zoning of the property is R-2 which allows apartments as an outright permitted use
and the proposed density exceeds the minimum number of units required. Upon
rezoning to the R-2 zone, the property is no longer considered to be subject to or a part
of the Industrial Overlay (I1-O) zone nor subject to the previously applicable I-O
development standards.

Signs
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Findings:

The applicant is not proposing any signage for evaluation at this time. Any future free
standing signage must be located outside of driveway clear sight distance areas and
meet applicable sign ordinance standards.

16.43 Outdoor Lighting Standards

Findings:

The applicant submitted a photometric lighting plan that indicates uniform lighting
across the site that is indicated to be shielded to avoid light trespass across the adjacent
property lines and to prevent glare toward the street. The lighting plan indicates
location of 14 pole mounted lights and 80 wall-mounted fixtures. The applicant by
inclusion of Condition of Approval #8 shall submit lighting cut sheets or specifications of
the fixtures and lumen information to allow full assessment of conformance with
lighting standards with submittal of the construction plans.

16.46 Access Limitations on Project Density

Findings:

16.49

Findings:

16.49.080

Findings:

Sequoia Parkway has a 200 driveway to driveway spacing standard which has been met
when applied to the same side of the street and aligns with a driveway on the opposite
side of the street. The driveway spacing has been met and conforms to rezoning
conditions of approval pertaining to access limitations.

Site and design review

A Site and Design Review Type lll Application is required under 16.49.030(A) (1) above
and has been submitted for review. Staff accepts the findings of the applicant in their
narrative submittal and considers all criterions to be met, including the Multi-family
Design Menu Point Matrix. We disagreed with the point given for “one tree for every
500 square feet of landscape area but gave them a point for all downspouts being
directed into on-site drainage swales away from public storm facilities. We did identify
a need for a final landscape plan showing shrubs and ground cover for open areas in
front of and adjacent to each building. We believe the applicant’s intent is to provide
shrubs around the buildings but none is indicated with the landscape plan submittal at
this time. Condition of Approval #9 requests that landscaping detail around a typical
building be submitted with final construction plan approval.

General provisions for landscaping

The applicant provided a landscape plan and detailed landscaping calculation to address
planting and landscape provisions listed in this section. Based on the information
provided, the proposed landscaping meets requirements and incorporates Low Impact
Development (LID) techniques with rain garden treatment areas and a full irrigation
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system to assure long-term maintenance. Staff would offer a suggestion to consider a
substitute to the Pin Oaks proposed around the parking lot as they have not done well
as street trees in the area.

16.53.020 Major Variances

Findings: Staff generally supports the 3 requested variances as outlined in the applicants variance
narrative and their supporting documentation to vary the standards. We have the
following additional comments to assist the Planning Commission in determining the
suitability of their request along with a need to consider the fourth variance pertaining
to lack of two full service alternative access points when serving more than 165 units as
indicated in the access section of the City code.

The 5’ reduction from the required 25’ perimeter setback and landscape buffer only
applies to building B6, as the requirement was a rezone condition of approval that is
only applicable to the structures with dwelling units so does not pertain to the garage
structure which also has a similar encroachment. The distance of the encroachment is
angled and is only about 25’ in length along the rail spur side of the property and lessens
due to the angle. The intent of this rezoning condition of approval was to assist above
and beyond the normal code standards in lessening the impact that the noise and
vibration from the passing rail operations might present to the residents of this complex
and to provide enough room for adequate screening and landscaping. None of these
condition purposes appear to be significantly harmed by the minor encroachment of
one building into this buffer area. A full 15’ landscape buffer has been retained. The 5’
is not likely to ameliorate the noise and vibration of a passing train.

The second variance regards the granting of an exception to allow the length of 3 of the
17 apartment buildings to exceed the maximum allowed length of 120 feet. Two of the
buildings only exceed the building maximum length by 3.96’ (3%) while the other by
13.2’ (11%). The smaller 2 exceptions are inconsequential considering the overall size of
the complex and that there are no single-family uses nearby for the larger building bulk
to impact. The larger length encroachment is unique in that this building has a
perpendicular row of garage units attached which causes the increased overall length.
The garages units are a desirable amenity and a reasonable basis for exceeding the
overall building length size due to the chosen attachment to the units themselves.

The third variance request is necessary as 10 of 45 parking row banks are proposed to
exceed the 8 contiguous parking space standard without an intervening landscape
island. The standard is generally considered important to reduce the adverse impacts
caused by to many parking spaces and the associated hardscape without benefit of the
softening offered by intermittent landscaping. However, the applicant has exceeded the
parking lot area landscaping by 130%. They are in need of every parking space provided
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and adding landscape islands would reduce existing parking spaces. The only cure staff
is aware of would be very impactful to the overall plan by lessening the total number of
apartments so there is room to provide the islands and replace possible displaced
parking.

Staff already indicated previously in this report that we have no concern with granting a
possible fourth variance we believe needs to be considered if you believe the access
standards requiring a project with more than 165 units to have two accesses was
intended to mean “full service two-way accesses”. The exit only on the second access
was missed by the applicant and staff as potentially needing an exception or waiver to
the code standard until late in the review process. The fire department is satisfied that
adequate emergency access has been provided and the dividing point for which only
one access being satisfactory is exceeded by only 9 units. This site is unique in its
attempt to share a portion of a driveway access with an adjacent industrial site due to
the strong limitation on the number of access points allowed out onto Sequoia Parkway
to facility through traffic on that arterial by reducing conflict points caused by additional
driveways. This is the most important criteria to have been accomplished between the
developments of these two properties.

Rezoning Noise Attenuation and Vibration Condition of Approval

Findings: In response to Condition #2 of the rezoning Final Order (attached), the applicant
submitted an Environmental Noise & Vibration Impact Analysis by SSAacoustics. They
evaluated the site noise and vibration from short-duration sound sources from rail
activity along the parallel spur line and pump test skid evaluations from the nearby
existing Pioneer Pump industrial site about 700’ away to the east of this site. It was
important that the tests be evaluated with respect to some level of acceptability for
them to have much meaning. The acoustic experts indicated in the study that
measurements were evaluated with respect to the Department of Housing and Urban
Development (HUD) Site Acceptability Standards and the Federal Transit Administration
(FTA) Transit Noise and Vibration Impact Assessment documentation standards. Staff
does not have the time or expertise to research whether any other sources of relevant
standards exist for use. The intent of having measurements performed was to gain a
better idea of how the know noise and vibration within this generally industrial area
might impact the livability for future residents and whether any reasonable attenuation
or heightened building construction standards would be reasonable to mitigate possible
adverse impacts if found.

Findings of the study indicate that both the exterior and interior with windows shut day-
night average sound level limits with normal standard construction materials was well
within the applicable HUD and/or FTA standards. It was noted that someone at night
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when the ambient noise level is low may hear the pumps when being tested but not
when the windows are shut.

The noise level from a passing train was quite loud but considered well within normal
acceptable standards due to the infrequent occurrence of generally only twice a week
for about a 10 minute period except when the locomotive sometimes backs up again
after passing by to reconnect with the rail cars. The vibration levels from the train
passing were at the average maximum level considered acceptable but again were well
within the acceptable infrequent vibration event level.

The HUD and FTA standards are a reasonable guide for use within urban areas. Some
may question whether Canby should demand more but it is important to have some
identified standard against which to measure the suitability of the noise and vibration
levels on occupants’ quality of life.

The consultant indicated that overall this site is normally very quiet. The quietness of a
site can tend to raise issues with outside and interior sound sources due to heightened
sensitivity from the normal low ambient sound levels. The consultant also indicated
there are potential cost efficient remediation options that could be considered to
optimize the acoustic performance for the site and residences if desired but did not get
into what they might be sense the results found against the evaluation standards
utilized were within acceptable levels. Staff asked the applicant if he asked about what
possible site or construction method might be utilized to optimize the acoustic
performance of the residences from the rather loud rail activity so its cost burden could
be considered but have not had any response.

Staff believe the measurements performed and evaluation against accepted national
standards should be accepted and consider the rezoning condition of approval to have
been met without the need for extraordinary construction methods.

16.89 Application and Review Procedures

16.89.020 Description and Summary of Processes

All land use and development applications shall be decided by using the procedures
contained in this Chapter. Specific procedures for each type of permit are contained in
Sections 16.89.030 through 16.89.060. The procedure type assigned to each permit
governs the decision-making process for that permit. Additional requirements may be
found in the individual chapters governing each permit type. The four types of procedure
are described below. Table 16.89.020 lists the City’s land use and development
applications and their required procedures.
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Finding:

16.120

Findings:

Type lll Procedure (Quasi-Judicial/Legislative). Type Il decisions are made by the Planning

Commission after a public hearing, with appeals reviewed by the City Council. Type Il
procedures generally use discretionary approval criteria.

The proposed project is subject to a Type Ill Site and Design Review procedure along
with the requested Variance application. The required land use application process has
been followed. Both a pre-application meeting and a neighborhood meeting were held
prior to formal public hearing application. Meeting notes for both meetings were
included with the applicant submittal. This standard is met.

Parks, Open Space, and Recreation Land

The applicant requested that in lieu of land dedication, a parks SDC fee assessment prior
to issuance of a building permit. The City agrees to payment of SDC fees. This standard
is met.

SECTION Il COMMENTS & REFERRALS:

Public Comments:

We received one email from Dr. Perman who operates a business on the other side of the
logging road trail on SE 3™ Court who supports the development of apartments but would
like to see a pedestrian bridge over the railroad tracks to provide safe access for many

pedestrians that cross the track on a daily basis. Staff’s response is included and attached.

Agency Comments:

We received a development review response letter from ODOT dated March 30, 2016 who
has jurisdiction over permitting in this vicinity of the State Highway and recommends that
the City pursue proportional share for improving the storage length based on trips
contributing to the westbound left movement in response to a deficiency identified within
the traffic study performed. Staff has added a condition of approval to address their
recommendation.

Any additional agency comments received after this report was written will be made
available in the file and will be presented by staff at the hearing.

SECTION IV STAFF CONCLUSION/RECOMMENDATION:

Staff concludes that the use is in conformance with the City’s Comprehensive Plan and the
applicable provisions of the Land Development and Planning Ordinance and the
Conditions of Approval from the rezoning of the property indicated in Final Order for CPA
15-01/ZC 15-01. Additionally, the relevant site and design standards and minimum
acceptable compatibility matrix scores are met, and the site can accommodate the

CiTY OF CANBY - STAFF REPORT
DR 16-01/VAR 16-01 Sequoia Grove Apartments PAGE110F13



Note:

SECTION

proposed use. The public service and utility provision to the site are available or can be
made available through future improvements planned by the applicant. The Planning
Director recommends approval of DR 16-01/VAR 16-01 subject to the following standard
note and following conditions of approval indicated in Section V:

Approval of this application is based on submitted application materials. Approval is
strictly limited to the submitted proposal and is not extended to any other development
of the property. Any modification of development plans not in conformance with the
approval of application file DR 16-01/VAR 16-01, including all conditions of approval, shall
first require an approved modification in conformance with the relevant sections of the
Canby Municipal Code.

V  CONDITIONS OF APPROVAL:

. Implementation of the approved lot line adjustment establishing the parcel boundary as

proposed for the Sequoia Grove apartments shall be completed through a re-plat or
County surveyor’s office approved means prior to issuance of a building permit for this
development.

The final construction plans shall provide detail for a separate pedestrian gate from that
for vehicular traffic on the sidewalk connections from the public street.

The applicant shall provide a visually open type perimeter fence of durable and attractive
material other than wood and provide details of the fence, the vehicular swing gates, and
separate pedestrian gates with submittal of the final construction plans.

The design engineer shall submit to the City of Canby for review and approval at the time
of final construction plan approval a storm drainage analysis and report applicable to the
defined development area detailing how storm water disposal from both the building and
the parking areas is being handled. Any drainage plan shall conform to an acceptable
methodology for meeting adopted storm drainage design standards as indicated in the
Public Works design standards.

The applicant shall contribute a 7.2% calculated proportional share of the cost associated
with improving the storage length to the westbound left turn movement at Sequoia
Parkway on 99E based on project contributing trips to the existing deficiency in the
amount of $720 based on a preliminary planning estimate of $10,000 for the necessary
restriping improvement as recommended by ODOT.

On-street parking on Sequoia Parkway shall be expressly prohibited adjacent to this
development to maintain adequate sight distance.

The site driveways shall be kept clear of visual obstructions.

CiTY OF CANBY - STAFF REPORT
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8. The applicant shall submit lighting cut sheets of the on-site pole style, height, shielding
and lumen output along with mounted light fixture detail to enable conformance with
lighting standards with submittal of the construction plans.

9. The applicant shall submit landscaping detail to document plans to provide additional
shrub and/or ground cover plant material for the immediate open landscape areas around
the foundation of a typical building at the time of final construction plan approval.

10. The applicant shall complete the recordation of a suitable deed restriction on the
property that satisfies the intent of the Comprehensive Plan/Rezoning Final Decision
Order requirements indicated in Conditions of Approval #3, #4, and #8.

11. A Sediment and Erosion Control Permit will be required from the City prior to
commencing any site work.

12. Prior to the issuance of a building permit, the installation of public or private utilities, or
any other site work other than rough site grading; construction plans must be approved
and signed by the City and all other utility/service providers. A Pre-construction
Conference shall be held with sign-off on the final civil plans.

13. Clackamas County will provide structural, mechanical, grading, and review of Fire & Life
Safety, Plumbing, and Electrical permits for this project.

14. Any future site signage must complete a City sign application to conform to sign
standards and secure a building permit from Clackamas County prior to their installation.

15. Prior to occupancy of each portion of the complex, all associated landscaping plant
material indicated on the submitted landscape plan shall either be installed with irrigation
in place or sufficient security pursuant to the provision of CMC 16.49.100 (B).

Section V Attachments

N A BN E

Application

Site & Variance Narratives

Final Order CPA/ZC 15-01

ODOTS Response Letter

Perman’s Email w/Brown’s Response
Signal Installation Engineers Estimate
Agency Comments

All Remaining Applicant Submittals
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Sequoia Grove Apartments

I.  PROJECT SUMMARY

Applicant:

Owner:

Site Address:
Assessor Site Acreage:
Zoning:
Comprehensive Plan:

Adjacent Zoning:

Existing Structures:

Request:

Project Contact:

Site Plan and Design Review Narrative

Urban IDM

Attn: Aaron Jones

4200 SE Columbia Way, Suite F
Vancouver, WA 98664
360-433-9487 aj@urbanidm.com

Jeff Gordon
1498 SE Tech Center Place, Suite 160
Vancouver, WA 98683

259 South Sequoia Parkway
7.58 Acres
High Density Residential Zone (R-2)

High Density Residential (HDR)

Adjacent zoning is Industrial and Highway Commercial, M-1 to the

south, M-2 to the east, and C-M to the north and west

None, site is vacant

Site and Design Review in the R-2 Zone to construct a 174 unit
apartment complex and associated structures.

SGA Engineering & Design

Attn: Scott Taylor and Jason Mattos
2005 Broadway

Vancouver, WA 98663
360-993-0911
staylor@sgaengineering.com
jmattos@sgaengineering.com
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1. INTRODUCTION

Description of Request

This project proposes a Type lll Site Plan to construct 174 apartment units. The 7.58 acre site will be
developed with the proposed buildings, parking and maneuvering areas and landscape areas as shown
on the development plans included with this request. This narrative and associated application materials
address the relevant sections of the Canby Municipal Code, Chapter 16, Planning and Zoning.

Existing Site and Surrounding Land Use

Per Ordinance No. 1423, which passed on October 7, 2015, the City’s Comprehensive Plan Land Use Map
and Zoning Map was amended to adjust approximately 7.6 acres from M-2 (Heavy Industrial) to R-2 (High
Density Residential). The remaining 5.0 acres would retain the existing zoning designation.

The site is located at 259 South Sequoia Parkway. The 7.58 acre site is currently vacant. There are no
structures on the site, and vegetation consists of grasses and a number of trees. South Sequoia Parkway
is improved with bike lanes, curbs, landscaping and street lights along the frontage of the site.

The parcel is surrounded by Commercial Manufacturing (C-M) and Parks to the north and west, Heavy
Industrial (M-2) to the east, and Light Industrial (M-1) to the south. The Mollala Branch of the Southern
Pacific Rail Road runs along the south edge of the project and is used very little.

Description of Proposed Development

Sequoia Grove Apartments proposes to construct 17 multi-family apartment buildings that will include 174
apartment units on a 7.58 acre site in a private gated community. Frontage improvements along South
Sequoia Parkway are mostly complete with full pavement width, curbs, street trees, and street lighting. Six
foot detached sidewalks will need to be installed. No additional right-of-way dedication is needed. Two
driveways are proposed for access to South Sequoia Parkway. One driveway is located at the north
central portion of the site and will provide ingress and egress to the site and Arneson Park to the north.
The other driveway is located at the northeastern corner of the site which will only provide egress onto
South Sequoia Parkway for the Apartments. The eastern shared drive will also provide access to the 5
acre light industrial parcel to the east.

The development includes 333 parking spaces, landscaping, and other onsite improvements as described
in this application. A six-foot sidewalk will be constructed along the site’s frontage of South Sequoia
Parkway as shown on the development plans. A pre-application meeting for this development was held
with City of Canby on November 10, 2015. A copy of the pre-application meeting notes are included
with this application.

Building

The proposed buildings will utilize conventional wood construction with architectural reveals for
elevations facing South Sequoia Parkway as shown in the building elevations included with this
application. Buildings will range from one to three stories in height. A community center and
maintenance building are proposed along with the 17 apartment buildings.

Landscaping

The proposed landscaping exceeds City of Canby landscape standards. The proposed development
exceeds the minimum percentages for both site and parking lot landscaping. All plantings will be
irrigated with a high-efficiency system to conserve water resources. The planting design is also
coordinated with the circulation areas and site utilities. The plan includes 113,887 SF of landscaping, 34.49
percent of the lot area. The parking area includes 27,575 SF of landscaping or 20.92 percent of the
parking area.

Site Plan and Design Review Narrative 4
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Utilities

Stormwater from impervious areas will be collected, treated, and infiltrated on site. Seven water quality
rain garden areas are proposed and shown on the development plans included with this narrative. The
rain garden areas are sized to treat the proposed development. Sanitary sewer for the development will
be provided by connecting to an existing gravity main within South Sequoia Parkway and extended
through the site. New Sanitary Sewer will meet the City of Canby requirements. A proposed 8-inch tap
will connect to an 8-inch existing water main to provide water service to the site. There is one existing fire
hydrant along the site’s frontage of South Sequoia Parkway that will be relocated as shown on the utility
plan included with this application. Proposed fire hydrants will be placed by direction of the Fire Marshal
throughout the site to meet the spacing standards. Fire Hydrants will be located along with the design of
the water and sewer systems during final engineering and construction plan preparation.

No known wells or septic system exist on the site.

Aerial Image-Project Site
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Sequoia Grove Apartments

IR NARRATIVE & COMPLIANCE

16.08 General Provisions

16.08.110 Fences.
B. On corner lots, the 3.5-foot height limit will apply within the required setback along both street-
facing yards.

Response: This is not a corner lot. This standard is not applicable.

F. The Planning Commission may require fences of up to eight feet in height for any development in
C-2, C--M, M-1 or M-2, or Planned Unit Development zones.

Response: A 6 foot tall fence is proposed around the perimeter of the project with swing gates at the

entrance and exits. This standard is not applicable.

16.08.150 Traffic Impact Study (TIS).

B. Initial scoping. During the pre-application conference, the city will review existing transportation
data to determine whether a proposed development will have impacts on the transportation
system. It is the responsibility of the applicant to provide enough detailed information for the city
to make a determination. If the city cannot properly evaluate a proposed development’s impacts
without a more detailed study, a transportation impact study (TIS) will be required to evaluate
the adequacy of the transportation system to serve the proposed development and determine
proportionate mitigation of impacts. If a TIS is required, the city will provide the applicant with a
“scoping checklist” to be used when preparing the TIS.

Response: A scoping letter was requested by the applicant and provided by the City of Canby. A

copy of the traffic study is included with this application. This standard is met.

C. Determination. Based on information provided by the applicant about the proposed
development, the city will determine when a TIS is required and will consider the following when
making that determination.

Response: As indicated in the scoping letter, a limited TIS is required showing project trip generation

and site access and circulation review. This standard is met.

D. TIS General Provisions
Response: A TIS has been prepared by a registered civil engineer in the State of Oregon in accordance
with the scoping letter and is included with this application. This standard is met.

E. TIS Scope. The city shall determine the study area, study intersections, trip rates, traffic
distribution, and required content of the TIS based on information provided by the applicant
about the proposed development.

Response: As indicated in the scoping letter, a limited TIS is required showing project trip generation

and site access and circulation review. This standard is met.

F. TIS Content. A project-specific TIS checklist will be provided to the applicant by the city once the
city has determined the TIS scope. A TIS shall include all of the following elements, unless waived
by the city.
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Response: The TIS included with this application includes the required elements of this section. The
limited scope traffic study includes trip generation and site access and circulation review per the
scope. This standard is met.

16.10 Off-Street Parking and Loading
16.10.050 Parking standards designated.

The parking standards set out in Table 16.10.050 shall be observed.

Response: The proposed development includes 174 apartment units. Based on the parking requirement
of 1 space per studio or 1 bedroom unit and 2 spaces per 2 bedroom or larger units, 333 total spaces are
required. The proposed development includes 333 parking spaces. Of the 333 spaces 53 are compact and
8 are ADA accessible. This standard is met.

16.10.060 Off-street loading facilities

A. The minimum number of off-street loading berths for commercial and industrial uses is as
follows:

Response: The proposed apartment site is zoned R-2. This standard is not applicable.

B. Loading berths shall conform to the following minimum size specifications:
1. Commercial uses — 13’ x 35’
2. Industrial uses — 12’ x 60’
3. Berths shall have an unobstructed minimum height of 14’.
Response: The proposed apartment site is zoned R-2. This standard is not applicable.

C. Required loading areas shall be screened from public view, from public streets, and adjacent
properties by means of sight-site obscuring landscaping, walls or other means, as approved
through the site and design review process.

Response: The proposed apartment site is zoned R-2. This standard is not applicable.

D. Required loading facilities shall be installed prior to final building inspection and shall be
permanently maintained as a condition of use.
Response: The proposed apartment site is zoned R-2. This standard is not applicable.

E. A driveway designed for continuous forward flow of passenger vehicles for the purpose of
loading and unloading children shall be located on the site of a school or day care center having
a capacity greater than twenty-five (25) students.

Response: The proposed apartment buildings are not a school or day care center; this standard is not

applicable.

F. The off-street loading facilities shall, in all cases, be on the same lot or parcel as the structure
they are intended to serve. In no case shall the required off-street loading spaces be part of the
area used to satisfy the off-street parking requirement.

Response: The proposed apartment site is zoned R-2. This standard is not applicable.

G. The Planning Commission may exempt a building from the loading berth requirement, or delay
the requirement, based on findings that loading berths are not needed for a particular building
or business.

Response: The proposed apartment site is zoned R-2. This standard is not applicable.

16.10.070 Parking lots and access.
A. Parking Lots. A parking lot, whether as accessory or principal use, intended for the parking of
automobiles or trucks, shall comply with the following:
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1. Parking lot design shall comply with the dimensional standards set forth in Figure 1 of this
section.

Response: The parking lot design complies with the dimensional standards for minimum stall

width and depth, minimum clear aisle width, minimum clear stall distance at bay side, and

minimum clear bay width as shown on the development plans included with this application.

This standard is met.

2. Parking stalls of eight (8) feet in width and sixteen (16) feet in length for compact vehicles
may comprise up to a maximum of thirty (30) percent of the total number of parking stalls.
Such parking stalls shall be marked “Compact Parking only” either on the parking surface
or on a sign in front of the parking stalls.

Response: Proposed parking spaces are a minimum of 8.5 feet wide and 18 feet in length,

exceeding the minimum standard. 53 compact parking spaces are proposed (16% of total);

these spaces are a minimum of 8 feet wide by 16 feet in length. This standard is met.

3. Areas used for standing or maneuvering of vehicles shall have paved asphalt, concrete, solid
concrete paver surfaces, or paved “tire track” strips maintained adequately for all weather
use and so drained as to avoid the flow of water across sidewalks or into public streets, with
the following exception:

Response: The parking and maneuvering areas will be paved with asphalt as shown on the

development plans. This standard is met.

4. The full width of driveways must be paved in accordance with (3) above:
a. For a minimum of 20 feet from the right-of-way line back into the private property to
prevent debris from entering public streets, and
b. To within 150 feet of all portions of the exterior wall of the first story of any
structure(s) served by the driveway to ensure fire and emergency service provision.
Response: The proposed driveways and drive aisles will be fully paved. This standard is met.

5. Except for parking to serve residential uses, parking areas adjacent to or within residential
planning districts or adjacent to residential uses shall be designed to minimize disturbance
of residents. Artificial lighting, which may be provided, shall be so deflected as not to shine
or create glare in any residential planning district or on any adjacent dwelling, or any
street right-of-way in such a manner as to impair the use of such way.

Response: The proposed apartment site is zoned R-2. This standard is not applicable. There are
no adjacent residential zones or developments to this site.

6. Groups of more than four (4) parking spaces shall be so located and served by driveways
that their use will require no backing movements or other maneuvering within a street
right-of-way other than an alley.

Response: The proposed development includes groups of more than four parking spaces. The

parking and maneuvering areas have been designed and will be constructed so no backing

movements within a street right-of-way are required. This standard is met.

7. Off-street parking areas, and the accesses to them, shall be designed and constructed to
facilitate the flow of traffic, provide maximum safety of traffic access and egress and the
maximum safety of pedestrian and vehicular traffic on the site and in adjacent roadways.
The Planning Director or Planning Commission may require engineering analysis and/or
truck turning diagrams to ensure safe and efficient traffic flow based on the number and
type of vehicles using the site, the classification of the public roadway, and the design of
the parking lot and access drives.
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Response: The off-street parking area is designed and will be constructed to facilitate the flow
of traffic and provide maximum safety for pedestrians. Concrete sidewalks are proposed
adjacent to the parking areas, and where the sidewalk crosses the parking area it may be raised
or striped for pedestrian safety. This standard is met.

8. Parking bumpers or wheel stops shall be provided to prevent cars from encroaching on the

street right-of-way, adjacent landscaped areas, or adjacent pedestrian walkways.
Response: Parking spaces include curbing to prevent cars from encroaching within the street
right-of-ways and adjacent landscape areas. Parking spaces adjacent to pedestrian walkways
either include wheel stops or wider walkways to allow for safe pedestrian movement. This
standard is met.

9.  Accessible parking shall be provided, constructed, striped, signed and maintained as
required by ORS 447.233 and all Oregon Structural Specialty Code requirements.

Response: The proposed parking and maneuvering area includes eight accessible stalls in

accordance with ORS 447.233. This standard is met.

B. Access.

8. One-Way Ingress or Egress — Way Ingress or Egress — When approved through the site and
design review process, one-way ingress or egress may be used to satisfy the requirements
of subsection (H), (1) and (J). However, the hard surfaced pavement of one-way drives shall
not be less than twelve (12) feet for multi-family residential, commercial or industrial uses.

Response: A one-way egress is proposed as part of this development at the southeastern

portion of the site. The drive aisle is 24 feet in width. This standard is met.

9. Maximum driveway widths and other requirements except for single-family dwellings [see
subsection (d) below]:

a. Unless otherwise herein provided, maximum driveway widths shall not exceed forty
(40) feet.

b.  No driveways shall be constructed within five (5) feet of an adjacent property line,
except when two (2) adjacent property owners elect to provide joint access to their
respective properties as provided by subsection 2.

C. There shall be a minimum distance of forty (40) feet between any two (2) adjacent
driveways on a single property.

d. The minimum distance between two driveways on one single-family residential lot
shall be thirty (30) feet. There is no minimum setback distance between a driveway
and the property line for driveways on single-family residential lots.

Response: Proposed driveways are 20 feet and 24 feet in width, in conformance with the
maximum driveway width. The driveways are both shared and located on property lines and
exceed the minimum distance required of 40 feet between any two adjacent driveways. These
standards are met.

10. Distance Between Driveways and Intersections- Except for single-family dwellings [see
subsection (f) below] the minimum distance between driveways and intersections shall be
as provided below. Distances listed shall be measured from the stop bar at the
intersection:

a. At the intersection of any collector or arterial streets, driveways shall be located a
minimum of fifty (50) feet from the intersection.

b. At the intersection of two (2) local streets, driveways shall be located a minimum of
thirty (30) feet from the intersection as provided, the driveway shall be constructed
as far from the intersection as possible, while still maintaining the five (5) foot
setback between the driveway and property line.
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c. If the subject property is not of sufficient width to allow for the separation between
driveway and intersection as provided, the driveway shall be constructed as far from
the intersection as possible, while still maintaining the five (5) foot setback between
the driveway and property line.

d. In the case of existing flag lots, it shall be at the discretion of the Site and Design
Review Board to determine the best location for driveways.

e. When considering a public facilities plan that has been submitted as part of site and
design review plan in accordance with this ordinance, the city Public Works
Supervisor may approve the location of a driveway closer than fifty (50) feet from
the intersection of collector or arterial streets, based on written findings of fact in
support of the decision. Said written approval shall be incorporated into the
recommended decision of the City Planner for the site and design review plan under
the process set forth.

f. The minimum distance between driveways for single-family residential houses and
an intersection shall be thirty (30) feet. The distance shall be measured from the curb
intersection point [as measured for vision clearance area (16.04.670)].

Response: Access to the site will be provided via two shared driveways along South Sequoia Parkway.
The northern driveway will be located 200 feet north of the proposed southern driveway on Sequoia
Parkway. The proposed northern driveway will serve as an exit for the park to the north and facilitate the
removal of the parks existing southern entrance. The southern driveway will be located approximately
250 feet northwest of an existing driveway on Sequoia Parkway. The southern driveway will align with
and existing driveway across Sequoia Parkway and be shared with the 5 acre light industrial parcel to the
east. All measurements are estimated centerline to centerline. The proposed location of both driveways
is consistent with the City’s standard of a 200-foot separation between access points. These standards
are met.

16.10.100 Bicycle Parking.
Bicycle parking shall be provided for all multi-family residential, institutional, commercial, and industrial
uses.

A. Dimensions and characteristics: Bicycle parking spaces shall be a minimum of six (6) feet long
and two (2) feet wide, and overhead clearance in covered spaces shall be a minimum of seven (7)
feet. A minimum five (5) foot aisle for bicycle maneuvering shall be provided and maintained
beside or between each row of bicycle parking. Bicycle racks located on a sidewalk shall provide
a minimum of two (2) feet between the rack and a wall or other obstacle, and between the rack
and curb face. Bicycle racks or lockers shall be securely anchored to the surface or a structure.
Bicycle racks located in the Downtown Commercial Zone shall be of the inverted U style (a.k.a.
staple racks). See Figure 20 of the Canby Downtown Plan for correct rack placement.

B. Location: Bicycle parking shall be located in well-lit, secure locations within fifty (50) feet of the
main entrance to a building, but not further from the entrance than the closest automobile
parking space, and in no case further than 50 feet from an entrance when several entrances are
involved.

C. Number of spaces: The bicycle parking standards set out in Table 16.10.100 shall be observed.

Response: Bicycle parking spaces will be provided throughout the apartment site. Multi-family uses

require 1 space per unit. 174 spaces will be provided for the Multi-family apartment site. This standard is

met and shown on the site plan.

16.20 R-2 High Density Residential Zone
16.20.010 Uses permitted outright.

Uses permitted outright in the R-2 zone shall be as follows:
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Uses permitted outright in the R-1.5 zone, subject to the density standards in Section 16.20.030(A);
Single family dwellings having common wall construction;

Boarding, lodging or rooming house;

Multi-family dwelling;

Manufactured and mobile home or trailer parks, subject to the criteria of Chapter 16.44;

Bed and Breakfast.

Response: Apartments are a multi-family dwelling use, allowed outright in the R-2 zone. This standard is
met.

Mmoo L >

16.20.020 Conditional uses.
Conditional uses in the R-2 zone shall be as follows:

A. A use listed as conditional in the R-1 zone and not listed as permitted outright in section 16.20.010;
B. Uses listed as permitted outright in the C-R zone (Section 16.24.010), not to exceed 3,000 square feet,
and only when part of a Planned Unit Development. All such uses shall be subject to site and design
review.

C. Zero-lot line development for uses otherwise allowed, provided that the minimum side yard setback
shall be 7 feet when adjacent to housing with standard setbacks. Prior to building permit approval, the
applicant shall submit a copy of a recorded easement for every zero-lot line housing that guarantees
rights for the purpose of construction and maintenance of structures and yards. The easement shall
stipulate that no fence or other obstruction shall be placed in a manner that would prevent maintenance
of structures on the subject lot; and the building placement, landscaping, and/or design of windows shall
provide a buffer for the occupants of abutting lots.

Response: No conditional uses are proposed. This standard does not apply.

16.20.030 Development standards.
The following subsections indicate the required development standards of the R-2 zone.

A. Minimum residential density: New development shall achieve a minimum density of 14 units per acre.
Density is calculated by dividing the number of dwelling units by the property area in acres (minus area
required for street right-of-way and public park/open space areas). Decimals are rounded to the nearest
whole number. The Planning Commission may modify the density standard if it cannot be met due to
existing lot dimensions, road patterns, or other site characteristics.

Response: This project proposes 174 apartment units on 7.58 acres (330,159 square feet). This equates to
22.96 units per acre. This standard is met.

B. Minimum width and frontage: Twenty feet except that the Planning Commission may require
additional width to ensure that all applicable access standards are met.

Response: The lot has approximately 241 feet of frontage and width along South Sequoia Parkway. This
standard is met.

C. Minimum yard requirements:
1. Street yard: twenty feet on side with driveway; fifteen feet for all other street sides; except that
street yards may be reduced to ten feet for covered porches only. Street yards for multifamily
development (3 or more units located on the same property) located adjacent and on the same side
of the street to an R-1 (Low Density Residential) or R-1.5 (Medium Density Residential) zone shall
establish a front yard setback that is within 5 feet of the front yard setback of the adjacent home in
the R-1 or R-1.5 zone but shall not be less than 10 feet from the property line. This standard does
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not apply if the closest adjacent home has a front yard setback greater than 30 feet.
2. Rear yard: all corner lots, ten feet single story or fifteen feet two-story; all other lots: fifteen
feet single story or twenty feet two-story. One story building components must meet the single
story setback requirements; two story building components must meet the two-story setback
requirements;
3. Interior yard: seven feet, except as otherwise provided for zero-lot line housing.
4. |Interior and rear yards may be reduced to three feet, or the width of any existing utility
easement, whichever is greater, for detached accessory structures erected sixty feet or more from
any street other than an alley. The height limitations noted in subsection D.2 below apply to such
structures. Utility easements may only be reduced with the approval of all utility providers.
5. Multifamily development (3 or more units on the same property) that is adjacent to an R-1 (Low
Density Residential) or R-1.5 (Medium Density Residential) zone must provide a minimum 15-foot
buffer area between the multifamily development and the R-1 or R-1.5 zoned property. Within this
buffer the following applies (see fiqure 16.20-1):
a. Site obscuring landscaping shall be required. The Planning Commission may require
retention of existing vegetation; installation of a 6-foot minimum height site-obscuring
fence with shade trees planted a maximum of 30 feet on center; and/or other landscaping
to provide visual buffering.
b. No active recreation areas (tot lots, swimming pools, etc.) shall be allowed within the
15-foot buffer (garden spaces shall not be considered active recreation areas);
6. Infill standards may also apply. See CMC 16.20.030(D)(3) and CMC 16.21.050.

Response: The proposed buildings will be a maximum of 35 feet in height. The community center building
will be closest to South Sequoia Parkway and will have a setback of 20 feet. The site does not abut a
residential zone. These standards are met.

D. Maximum building height and length:

1. Principal building: thirty-five feet.

2. Detached accessory structure:
a. If located inside the allowed building footprint for the principal building, a detached
accessory structure may be up to twenty-two feet tall, as measured to the highest point of
the roof.
b. If located outside the allowed building footprint for the principal building, a detached
accessory structure is subject to a step-up height standard, and is allowed outright only if it
meets this standard. The structure shall not exceed eight feet tall, as measured to the
highest point of the roof, at a distance of three feet from the property line. The structure
may increase in height by one foot vertically for every one foot horizontally away from the
three foot line, up to the maximum height of twenty-two feet.
c. A conditional use permit is required to locate the structure outside of the allowed
building footprint for the principal building in violation of the step-up height standard.
d. Detached accessory structures over twenty-two feet tall are not permitted.

3. Maximum building height for multifamily developments abutting an R-1 (Low Density

Residential) or R-1.5 (Medium Density Residential) zone shall not exceed a building height greater

than one foot for each foot of distance from the R-1 and/or R-1.5 property line.

4. Maximum building length shall be 120 feet.

Response: As shown on the elevations included with this application, the proposed buildings will be 35
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feet or less in height. This standard is met. Three of the buildings on site cannot meet the 120 foot max
length requirement. A variance has been applied for to allow the slightly longer buildings. Please review
to the variance narrative for additional information and justification.

E. The maximum amount of impervious surface allowed in the R-2 zone shall be 70 percent of the lot

area.
1. Impervious surface includes all surface areas that create a barrier to or hinder the entry of
water into the soil in comparison with natural conditions prior to development. Impervious
surfaces includes, but are not limited to, buildings, parking areas, driveways, roads, sidewalks,
patios, packed earth, and oiled surfaces. Open, uncovered retention/detention facilities, green
roofs, and permeable surfacing materials shall not be considered impervious surfaces. Roof
surfaces are also considered ‘pervious’ when 100% of the annual average roof runoff is captured
and reused on-site for irrigation or approved interior uses.
2. To limit impervious surface, alternative surfacing materials may be used. Alternative surfacing
includes, but is not limited to paving blocks, turf block, pervious concrete, and porous asphalt.
Other similar approved materials are encouraged. Utilization of alternative surfacing methods
shall be subject to review and approval by the City Public Works Department for compliance with
other applicable reqgulations and development standards. Maintenance of alternative surfacing
materials located on private property are the responsibility of the property owner.

Response: The proposed buildings and infrastructure will cover approximately 65.51 percent of the site

with impervious surface. This standard is met.

F. Other regulations:
1. Vision clearance distance shall be ten feet from a street to an alley or a street to a driveway,
and thirty feet from a street to any other street.
2. Allsetbacks to be measured from the foundation line of the building. Overhangs shall not
exceed two feet; mechanical units, used for the heating/cooling of residential units are exempt
from interior and/or rear yard setback requirements.
3. Required setbacks on southern and western exposures may be reduced by not more than five
feet for eaves or canopies to provide shade.
4. Multi-family developments exceeding ten units shall provide 150 square feet of recreation
space per dwelling unit. Recreation spaces shall be no less than 1,500 square feet in size.
5. Accessory buildings shall not have a larger footprint than the primary building

Response: Vision clearance triangles, setbacks, and open space/recreational areas are shown on the
proposed development plans. This standard is met.

16.21 Residential Design Standards
16.21.070 Multi-family Design standards.
A. For design review applications for multi-family dwellings (three or more units) or for development

that contain 3 or more units on a single lot located in any zone, the menu in Table 16.21.070 shall apply.
This menu replaces the general menu contained in Chapter 16.49 for such applications.

B. A design review application for multi-family dwellings shall be considered to be compatible if
1. At least five of the Design Elements for Street Facing Facades are achieved.
2. a minimum of 60 percent of the total possible points from the Design Menu are accumulated
for the whole development;
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3. 10 percent of the points used to meet (2) above are from the LID category; and,
4. the applicant has received a minimum of one point in each applicable category.

C. Those elements that are not applicable to a project shall not be counted toward the total possible
points.

16.21.070 Multi-family Design Menu.

As part of review of multi-family developments, the following menu shall be used as part of the review.
In order to “pass” this table 60% of total possible points shall be earned. (10% of the total possible points
must be from LID elements)

Response: The site was designed in accordance with the multi-family design menu to ensure compliance
with the R-2 zone. The standards of the R-2 zone are addressed in detail within this narrative. The multi-
family design menu is included with this application. This standard is met.

16.42 Signs
16.42.040 Design standards for signs.

The following standards apply to signs in all zone districts.

A. Setbacks. Signs are required to meet the setback requirements of the applicable zone district,
except however the street yard setback for signs may be reduced to fifty (50) percent of that
required for other structures in the zone. Signs shall not obstruct a vision clearance area required
in the applicable zone district.

Response: No monuments are proposed at this time. Developer may elect to apply for a
monument permit in the future. This standard is not applicable at this time.

B. Ilumination.

1. External illumination is allowed. The external illumination may be either “direct” or
“indirect”, provided that the source of light (e.g., bulb) is shielded such that it is not directly
seen by the public. External light sources shall be carefully located, directed, and shielded
in order to avoid direct illumination of any off-site object or property.

Internal illumination is allowed.

3. External or internal sign illumination shall not result in glare onto neighboring properties
or onto public right-of-way, such that due to level of brightness, lack of shielding, or high
contrast with surrounding light levels, the sign illumination results in discomfort or visual
disability for persons.

4. Sign illumination shall not appear to flash, undulate, pulse, or portray explosions,
fireworks, flashes of light, or blinking or chasing lights.

Response: No monuments are proposed at this time. Developer may elect to apply for a
monument permit in the future. This standard is not applicable.

N

C. Monument signs.
1. Monument signs shall have a distinct base, middle, and top. These elements of the sign
shall vary from one another in terms of their thickness, materials, or color.
Response: No monuments are proposed at this time. Developer may elect to apply for a
monument permit in the future. This standard is not applicable.

2.  Monument signs shall incorporate the following materials, unless otherwise approved
pursuant to subsection 4 of this section.
a. The base and top shall be constructed of stone, brick, or wood.
b. The middle shall be constructed of stone, brick, wood, metal with a matte/non-
reflective finish, vinyl, or other materials as noted in subsection c.
C. Other materials may be used for bulletin board or electronic message board
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components in the middle portion of a monument sign, as needed to allow
the bulletin board or electronic message board to function.
Response: No monuments are proposed at this time. Developer may elect to apply for a
monument permit in the future. This standard is not applicable.

3. Monument signs shall provide street addresses when street addresses are not visible from
the street.
Response: No monuments are proposed at this time. Developer may elect to apply for a
monument permit in the future. This standard is not applicable.

4. A monument sign which does not meet one or more of the standards detailed above in
subsections 1 through 3, may be approved by the Planning Director pursuant to the Type Il
land use application procedures set forth in Chapter 16.89. A discretionary monument sign
application may be approved if the applicant demonstrates compliance with all of the
following criteria:

a. The overall design of the sign exhibits a sense of structure; and

b. Timeless materials, similar to stone, brick, or wood are used; and

C. The proposed sign is in conformance with all other applicable city ordinances
concerning it’s location, construction, and design.

Response: No monuments are proposed at this time. Developer may elect to apply for a

monument permit in the future. This standard is not applicable.

F. Wall signs. A wall sign shall not project more than 18 inches from the wall to which it is attached
(or 12 inches from a wall directly abutting an alley). Wall signs which extend over the
public right-of-way are subject to the standards of 16.42.045.

Response: No wall signs are proposed at this time. Developer may elect to apply for a sign permit in the

future. This standard is not applicable.

TABLE 1. RESIDENTIAL ZONES AND AGRICULTURAL ZONE (R-1, R-1.5, R-2, A, C-R)

Monument Sign

E. Use on site: all uses on a site greater than 5 acres.

Size: Maximum 16 Maximum Location/Number: One sign may be located
square Height: adjacent to the primary street frontage, on
feet per sign face. 7 either side of a vehicle accessway; AND
feet. one sign may be located adjacent to a
collector or arterial street frontage if it is
not the primary street frontage, on either

Size: The maximum Maximum Location/Number: One sign per
8 percent of the Height: shall building
building elevation not project Frontage.
area, with a above the roof
maximum sign face line or top of
of 60 square feet on the parapet
a primary frontage wall, whichever
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Response: No monuments are proposed at this time. Developer may elect to apply for a monument
permit in the future. This standard is not applicable.

No wall signs are proposed at this time. Developer may elect to apply for a sign permit in the future.
This standard is met.

16.43 Outdoor Lighting Standards
16.43.040 Lighting Zones.

A. Zoning districts designated for residential uses (R-1, R-1.5 and R-2) are designated Lighting Zone
One (LZ 1). All other zoning districts are designated Lighting Zone Two (LZ 2).
B. The designated Lighting Zone of a parcel or project shall determine the limitations for lighting as

specified in this ordinance.
Response: The proposed development is located within an R-2 zone; therefore, the LZ 1 Lighting Zone
requirements apply.

16.43.060 Prohibited Light and Lighting.

A. All outdoor light sources, except street lights, shall be shielded or installed so that there is no
direct line of sight between the light source or its reflection at a point 3 feet or higher above the
ground at the property line of the source. Light that does not meet this requirement constitutes
light trespass. Streetlights shall be fully shielded. However, the applicant is permitted to have
some unshielded lighting if lumens are within the limits of Table 16.43.070 below.

B. The following lighting systems are prohibited from being installed or used except by special use
permit:.

1. Aerial Lasers.

2. “Searchlight” style lights.

3. Other very intense lighting, defined as having a light source exceeding 5200 lumens.
Response: All outdoor light sources will be shielded so there is no direct line of sight between the light
source or its reflection at a point 3 feet or higher above the ground at the property line of the source.
Aerial lasers, “searchlight” style lights, or other very intense lighting are not proposed. This standard is
met.

16.43.070 Luminaire Lamp Lumens, Shielding, and Installation Requirements.

A. All outdoor lighting shall comply with the limits to lamp wattage and the shielding requirements
in Table 16.43.070 per the applicable Lighting Zone. These limits are the upper limits. Good
lighting design will usually result in lower limits.

B. The city may accept a photometric test report, lighting plan, demonstration or sample, or other
satisfactory confirmation that the Iluminaire meets the requirements of the shielding
classification.

C. Such shielded fixtures must be constructed and installed in such a manner that all light emitted

by the fixture complies with the specification given. This includes all the light emitted by the
fixture, either directly from the lamp or by a diffusing element, or indirectly by reflection or
refraction from any part of the fixture. Any structural part of the fixture providing this shielding
must be permanently affixed.

D. All canopy lighting must be fully shielded. However, indirect upward light is permitted under an
opaque canopy provided that no lamp or vertical element of a lens or diffuser is visible from
beyond the canopy and such that no direct upward light is emitted beyond the opaque canopy.

E. Landscape features shall be used to block vehicle headlight trespass while vehicles are at an
external point of service (i.e. drive-thru aisle).
F. All facade lighting must be restricted to the facade surface. The margins of the facade shall not

be illuminated. Light trespass is prohibited.
Response: The proposed development will be in compliance with the above lighting standards. Included
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with this application is a photometric lighting plan. This standard is met.

16.43.080 Height Limits.
Pole and surface-mounted luminaires under this section must conform with Section 16.43.070.

A.

Lighting mounted onto poles or any structures intended primarily for mounting of lighting shall
not exceed a mounting height of 40% of the horizontal distance of the light pole from the
property line, nor a maximum height according to Table 16.43.080, whichever is lower. The
following exceptions apply:

1. Lighting for residential sports courts and pools shall not exceed 15 feet above court or pool
deck surface.
2. Lights specifically for driveways, and then only at the intersection of the road providing

access to the site, may be mounted at any distance relative to the property line, but may
not exceed the mounting height listed in Table 16.43.080.

3. Mounting heights greater than 40% of the horizontal distance to the property line but no
greater than permitted by Table 16.43.080 may be used provided that the luminaire is
side-shielded toward the property line.

4. Landscape lighting installed in a tree. See the Definitions section.

5. Street and bicycle path lights.

Lighting mounted onto buildings or other structures shall not exceed a mounting height greater

than 4 feet higher than the tallest part of the building or structure at the place where the lighting

is installed, nor higher than 40% of the horizontal distance of the light from the property line,
whichever is less. The following exceptions apply:

1. Lighting attached to single family residences shall not exceed the height of the eave.
Lighting for driveways shall conform to Table 16.43.080.

2. Lighting for facades may be mounted at any height equal to or less than the total height of
the structure being illuminated regardless of horizontal distance to property line.

3. For buildings less than 40 feet to the property line, including canopies or overhangs onto
the sidewalk or public right-of-way, luminaires may be mounted to the vertical facade or
the underside of canopies at 16 feet or less.

4. The top exterior deck of parking garages should be treated as normal pole mounted
lighting rather than as lights mounted to buildings. The lights on the outside edges of such
a deck must be side shielded to the property line.

Response: The proposed development will be in compliance with the above lighting standards. Included
with this application is a photometric plan. Fourteen pole- mounted fixtures and eighty wall-mounted
fixtures are proposed on site to provide adequate lighting. This standard is met.

16.43.090 Lighting Controls

The city strongly recommends the use of timers and/or motion detectors on outdoor lighting, and that
motion detectors be set to minimize unnecessary activation. For example, motion detectors for entryway
or driveway lights should not activate for off-site pedestrians or cars.

Response: The proposed development does not include lighting with timers and/or motion detectors on
outdoor fixtures. This standard does not apply.

16.43.110 Lighting Plan Required
A lighting plan shall be submitted with the development or building permit application and shall include:

A.

B.

C

A site plan showing the location of all buildings and building heights, parking, and pedestrian
areas.

The location and height (above grade) of all proposed and existing luminaires on the subject
property.

Luminaire details including type and lumens of each lamp, shielding and cutoff information, and

Site Plan and Design Review Narrative 3 g



Sequoia Grove Apartments

a copy of the manufacturer’s specification sheet for each luminaire.

D. Control descriptions including type of control (time, motion sensor, etc.), the luminaire to be
controlled by each control type, and the control schedule when applicable.

E. Any additional information necessary to demonstrate compliance with the standards in this
section.

Response: The proposed development will be in compliance with the above lighting standards. The
included lighting plan shows the location of the building and height, parking, and pedestrian areas. The
luminaire schedule at the upper right of the lighting plan provides details on the proposed fixtures. This
standard is met.

16.46 Access Limitations on Project Density

16.46.030 Access connection

Response: South Sequoia Parkway is classified as a Collector on the City’s TSP. The proposed driveways are
more than 100 feet from adjacent driveways on in the south and west side of South Sequoia Parkway as
shown on the site plan included with this application. The shared driveway access on the southern
boundary of the site provides joint access for this project and access for the parcel to the south. This
driveway aligns with an existing driveway across South Sequoia Parkway. This standard is met.

16.49 Site and Design Review Approval Criteria
16.49.035 Application for Site and Design Review
A. For site and design review projects in the Downtown Canby Overlay Zone (DCO), applicants may
choose one of the following two processes:
1. Type Il — If the applicant meets all applicable site and design review standards set forth in
Chapters 16.41(Downtown Canby Overlay Zone) and 16.49; the applicant shall submit a
Type Il application for approval pursuant to the approval criteria set forth in 16.49.040.A;
or
2. Type Il — If the applicant proposes the use of alternative methods or materials to meet the
intent of the site and design review standards set forth in Chapter 16.41.070, the applicant
shall submit a Type Ill application for approval pursuant to the approval criteria set forth
in 16.49.040.B. The applicant must still meet all applicable requirements of Chapter 16.49.
Response: The proposed development is outside the Downtown Canby Overlay Zone. The site is located
off South Sequoia Parkway, within the R-2 zone. This application will be submitted and processed as a
Type lll. This standard is met.

16.49.040 Criteria and standards.

B. In review of a Type lll Site and Design Review Application, the Board shall, in exercising or
performing its powers, duties or functions, determine whether there is compliance with the
following:

1. The proposed site development, including the site plan, architecture, landscaping and
graphic design, is in conformance with the standards of this and other applicable city
ordinances insofar as the location, height and appearance of the proposed development
are involved; and

Response: As addressed in 16.21 of this narrative and as shown on the development plans, the

proposed development is in conformance with the development standards of the R-2 zone and

the multi-family design standards. This standard is met.

2. The proposed design of the development is compatible with the design of other
developments in the same general vicinity; and

Response: The proposed design, as shown on the attached elevations and site plan, is

compatible with other industrial development in the area. This standard is met.
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3. The location, design, size, color and materials of the exterior of all structures and signs are
compatible with the proposed development and appropriate to the design character of
other structures in the same vicinity.

Response: The proposed buildings meets the required setbacks and dimensional requirements as

demonstrated in this narrative. The proposed buildings will be constructed of wood, concrete,

similar in character to other structures in the area. This standard is met.

4. The proposed development incorporates the use of LID best management practices
whenever feasible based on site and soil conditions. LID best management practices
include, but are not limited to, minimizing impervious surfaces, designing on-site LID
stormwater management facilities, and retaining native vegetation.

Response: The proposed development incorporates LID, where feasible. Stormwater will be

collected, treated, and infiltrated onsite, and existing trees are retained as shown on the

landscape plans included with this application. This standard is met.

5. The Board shall, in making its determination of compliance with this Ordinances, shall use
the matrix in Table 16.49.040 to determine compatibility unless this matrix is superseded
by another matrix applicable to a specific zone or zones under this title. An application is
considered to be compatible with the standards of Table 16.49.040 if the following
conditions are met:

a. The development accumulates a minimum of 60 percent of the total possible number
of points from the list of design criteria in Table 16.49.040; and

b. At least 10 percent of the points used to comply with (a) above must be from the list
of LID Elements in Table 16.49.040. (Ord. 1338, 2010).

Response: The site is within the R-2 zoning. The standards of the R-2 zone are addressed in

detail within this narrative. The Multi-Family Design Menu is included with this application. This

standard is met.

Table 16.49.040 Site Design Review Menu

As part of Site and Design Review, the following menu shall be used as part of the review. In Order to
“pass” this table 60% of total possible points shall be earned, 10% of the total possible points must be
from LID elements.

Response: The site is within the R-2 zoning. The standards of the R-2 zone are addressed in detail within
this narrative. The Multi-Family Design Menu is included with this application. This standard is met.

16.49.065 Bicycle and pedestrian facilities.

Developments coming under design review shall meet the following standards:

A. The internal walkway system shall be extended to the boundaries of the property to adjoining
properties developed or zoned for commercial, public, or multi-family uses...

Response: The development is for multi-family residential use. The internal walkways included with the

proposed development are intended to provide safe pedestrian access through the site and connect to

existing pedestrian facilities adjacent to the site. The connections that cross the access drive aisles and

parking areas may be raised or striped. This standard is met.

B. On-site facilities shall be provided to accommodate safe and convenient pedestrian and bicycle
access within new subdivisions, multi-family developments, planned development, shopping
centers, and commercial districts, and connecting to adjacent residential areas and
neighborhood activity centers. Residential developments shall include streets with sidewalks and
accessways.

Response: The development is for multi-family residential use. The internal walkways included with the

proposed development are intended to provide safe pedestrian access through the site and connect to
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existing pedestrian facilities adjacent to the site. The connections that cross the access drive aisles and
parking areas may be raised or striped. This standard is met

C. For new office parks and commercial development:
Response: The proposed development is for multi-family residential use; therefore, this standard does
not apply.

16.49.080 General provisions for landscaping.

C. The minimum area requirement for landscaping for developments coming under design review
shall be the percentage of the total land area to be developed as follows. Parking lot landscaping
area is included in calculating the following landscape areas:

1. Fifteen (15) percent for all industrial and commercial zones (except the Downtown-
Commercial zone, but including the Commercial-Residential zone).

2. Seven and one-half (7.5) percent for the Downtown-Commercial zone.

3. Thirty (30) percent for all residential zones.
Response: The proposed development is for residential use; 30 percent of the total land area is
required to be landscaped. The site is 330,159 square feet in size, therefore, 99,048 square feet of
landscaping is required. The proposed plan includes 113,887 square feet of landscaping, 37.94 percent as
proposed. This standard is met.

D. LID stormwater management facilities, such as rain gardens and raingarden areas, may be
counted toward the minimum landscaping requirement when they are located on private
property. LID facilities in the public right-of-way cannot be counted toward the minimum
landscaping requirement. The integration of LID stormwater management facilities within
required landscaping must be approved by the city and shall comply with the design and
construction standards set forth in the Canby Public Works Design Standards.

Response: The proposed development includes seven water quality raingarden areas. These LID

stormwater management facilities will be located on the site, not within the right-of-way. Landscaping

will be integrated into the stormwater facility as shown on the landscape plans included with this
application in accordance with the Canby Public Works Design Standards. This standard is met.

E. Trees and other plant materials to be retained shall be identified on the landscape plan. The Site
and Design Review Board encourages the retention, to the extent practicable, of existing healthy
trees and vegetation.

Response: The site contains a number of existing trees. Where feasible, these trees are retained as

shown on the landscape plan included with this application. This standard is met.

F. During the construction process:

1. The owner or the owner's agent shall provide above and below ground protection for
existing trees and plant materials identified to remain.

2. Trees and plant materials identified for preservation shall be protected by chain link
fencing placed around the tree, at the drip line.

3. If it is necessary to fence within the drip line, such fencing shall be specified by a qualified
arborist, nurseryman or landscape architect.

4. Neither top soil storage nor construction material storage shall be located within the drip
line of trees designated to be preserved.

5. Where site conditions make necessary grading, building, paving, trenching, boring,
digging, or other similar encroachment upon a preserved tree's drip line area, such
grading, paving, trenching, boring, digging or similar encroachment shall only be
permitted under the direction of a qualified arborist, nurseryman or landscape architect.
Such direction must assure that the health needs of trees within the preserved area can be
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met.
6. Tree root ends shall not remain exposed.
Response: The above standards will be followed during the construction process as noted on the
landscape plans included with this application. This standard is met.

G. Landscaping under preserved trees shall be compatible with the retention and health of said
trees.

Response: Landscaping under preserved trees is compatible with the retention and health of the tree as

shown on the landscaping plans included with this application. This standard is met.

H. When it is necessary for a preserved tree to be moved in accordance with the Tree Ordinance,
the landscaped area surrounding said tree or trees shall be maintained and replanted with trees
which relate to the present landscape plan, or if there is no landscaping plan, then trees which
are complimentary with existing, nearby landscape materials.

Response: In the event that a preserved tree needs to be removed, the area that surrounded that tree

will be maintained and replanted with trees consistent with the approved landscape plan. This standard

is met.

l. Any required landscaped area shall be designed, constructed, installed and maintained so that
within three (3) years, the ground shall be covered by living grass or other plant material. (The
foliage crown of trees shall not be used to meet this requirement.) A maximum of five percent of
the landscaped area may be covered with bark chips, mulch, or other similar materials. A
maximum of five percent of the landscaped area may be covered with rock, stones, walkways, or
other similar material acceptable to the Board. Required sidewalks shall not be used to meet the
landscaping requirements.

Response: Required landscape areas have been designed and will be constructed, installed, and

maintained to achieve coverage within three years as shown on the landscape plan included with this

application. This standard is met.

J. All trees and plant materials shall be healthy, disease-free, damage-free, well-branched stock,
characteristic of the species. The use of tree and plant species native to the Pacific Northwest is
encouraged. Any new street tree planted must be included on the city’s list of approved tree
species.

Response: Trees and plant materials to be planted will be healthy and meet the requirements of this

section. This standard is met.

K. Landscaping methods should be guided by the provisions of the most recent edition of the Sunset
Western Garden Book or similar publication.

Response: A landscape plan prepared by a licensed landscape architect is included with this application.

The landscape methods used are best management practices, and materials have been chosen

appropriately for the region. This standard is met.

L The following guidelines are suggested to insure the longevity and continued vigor
Of plant materials:
1 Select and site permanent landscape materials in such a manner as to produce a
drought-resistant landscaped area.
2 Consider soil type and depth, spacing, exposure to sun and wind, slope and

site, building walls and overhangs, and compatibility with existing native

preserved on the site or in the vicinity.
Response: A landscape plan prepared by a licensed landscape architect is included with this application.
Drought-resistant species and soil type, depth, spacing, and other variables have been considered. This
standard is met.
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M. All plant growth in landscaped areas of developments shall be controlled by pruning, trimming or
otherwise, so that:
1. It will not interfere with designated pedestrian or vehicular access; and
2. It will not constitute a traffic hazard because of reduced visibility.
3. It will not hinder solar access considerations.

Response: The landscaped areas will be maintained according the landscape schedule and approvals.
The site will be maintained in a professional manner to not interfere with pedestrian or vehicular travel
and solar access considerations. This standard is met.

N. After completion of site grading, topsoil is to be restored to exposed cut and fill areas to provide
a suitable base for seeding and planting.

Response: A landscape plan prepared by a licensed landscape architect is included with this application.

The landscape plan includes notes for the restoration of topsoil. This standard is met.

0. All planting areas shall be graded to provide positive drainage.

Response: All planting areas will be graded to provide positive drainage as shown on the grading and
landscape plans. Some areas are designed to have drainage flow into rain gardens for treatment. This
standard is met.

P. Neither soil, water, plant materials nor mulching materials shall be allowed to wash across
roadways or walkways.

Response: The site will be graded and erosion control measures will be provided to ensure materials will

not wash across roadways or walkways. This standard is met.

16.49.090 Specifications for tree and plant materials.

A. Deciduous Trees. Deciduous shade and ornamental trees shall be a minimum of two inch (2”)
caliper, measured six inches (6”) above ground, balled and burlapped. Bare root trees will be
acceptable to plant during their dormant season. Trees shall be well branched and
characteristically shaped specimen.

B. Coniferous Trees. Coniferous trees shall be a minimum five feet (5°) in height above ground,
balled and burlapped. Trees shall be well branched and characteristically shaped specimen.
C. Evergreen and Deciduous Shrubs. Evergreen and deciduous shrubs shall be at least one (1) to five

(5) gallon size. Shrubs shall be characteristically branched. Side of shrub with best foliage shall be
oriented to public view.
D. Ground covers. Ground covers shall be fully rooted and shall be well branched or leafed.
E. Lawns. Lawns shall consist of grasses, including sod, or seeds of acceptable mix within the local
landscape industry. Lawns shall be 100 percent coverage and weed free.
Response: A landscape plan prepared by a licensed landscape architect is included with this application.
The landscape plan meets the above standards for deciduous trees, coniferous trees, shrubs,
groundcover, and lawn. This standard is met.

16.49.120 Parking lot landscaping standards.

B. Application. Parking lot landscaping standards shall apply to any surface passenger vehicle
parking area of ten (10) spaces or more, or to any paved vehicular use area 3,500 square feet or
larger on the same tax lot or on contiguous tax lots under common ownership. Any paved
vehicular area which is used specifically as a utility storage lot or a truck loading area shall be
exempt from landscaping requirements within a parking lot.

Response: The proposed parking area contains 333 spaces total. The requirements of this section apply

and are addressed in detail below.
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C Landscaping Within a Parking Lot.
1 Area within a parking lot shall include the paved parking and maneuvering area,
any area within ten (10) feet of any exterior face of curb surrounding the paved
and maneuvering area.

Response: Areas shown on the site plans for landscaping include the parking lot as well as any area
within ten feet of any exterior face of curb surrounding the paved parking and maneuvering area
in accordance with this standard.

2. Each interior landscaped area shall be a minimum of six (6) feet wide, unless the area is
added to the required perimeter landscaping.
3. The use of LID best management practices in parking lots is encouraged whenever site and

soil conditions make it feasible. Such practices include, but are not limited to, permeable
surfacing materials, and integrating LID stormwater management facilities into the
required landscaping areas.
Response: No permeable surfaces are proposed as part of the parking and maneuvering area.
Stormwater management facilities have been integrated into the landscape area as shown on the
development plans included with this application.

D. Computing Minimum Area Required to be Landscaped Within a Parking Lot. Minimum area
required to be landscaped within a parking lot shall be as follows:
1. Fifteen (15) percent for all residential, industrial, and commercial zones
2. Five (5) percent for the Downtown-Commercial Zone for any off-street parking spaces
provided.
3. Ten (10) percent for the Core Commercial (CC) sub-area of the Downtown Canby Overlay
Zone for any off-street parking spaces provided.
Response: The proposed development is residential; 15 percent landscaping is required within the
parking area. As shown on the landscape plan, 20.92 percent of the parking lot will be landscaped. This
standard is met.

E. All parking areas with more than 16 spaces shall include landscape islands to break up the
parking area into rows of not more than 8 contiguous parking spaces.
1. Landscape islands shall have a minimum area of 48 square feet and a minimum width of

six (6) feet.

2. Landscape islands shall contain at least one tree that meets the standards in section (F)
below.

3. Landscape islands may be counted toward the minimum parking lot landscaping

requirements.
Response: The parking areas on site included more than 16 spaces. Landscape islands are proposed
within the parking area; these islands are a minimum of 96 square feet with a minimum width of six feet
and contain a minimum of one tree. With this application we are applying for a variance to allow for more
than 8 contiguous parking spaces between landscape islands. This standard is met.

F. Criteria for Trees in Parking Lots. Deciduous, evergreen and/or shade trees shall meet the
following criteria:

Response: A landscape plan prepared by a licensed landscape architect is included with this application.

The trees in the proposed parking lot have been designed to meet the above standards as shown on the

landscape plan. This standard is met.

G. Perimeter of Parking and Loading Areas:
Response: A landscape plan prepared by a licensed landscape architect is included with this application.
The perimeter of parking areas has been designed to meet the above standards as shown on the
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landscape plan. This standard is met.

H. Irrigation System or Available Water Supply Required. Landscaped areas shall be provided with
automatic irrigation systems or a readily available water supply with at least one (1) outlet
located within approximately 150 feet of all plant materials to be maintained.

Response: The site landscaping will be irrigated. Plans will be designed and installed by a certified

landscape contractor or irrigation professional. This standard is met.

16.53 Variances.
16.53.020 Major Variances.

Response: A Major Variance request for building setbacks, building length, and contiguous parking spaces
between landscape islands has been submitted with this application. See the variance narrative provided
for additional information and justification.

16.89 Application and Review Procedures.

16.89.020 Description and Summary of Processes.

All land use and development applications shall be decided by using the procedures contained in this
Chapter. Specific procedures for each type of permit are contained in Sections 16.89.030 through
16.89.060. The procedure type assigned to each permit governs the decision- making process for that
permit. Additional requirements may be found in the individual chapters governing each permit type. The
four types of procedure are described below. Table 16.89.020 lists the City’s land use and development
applications and their required procedures.

C. Type lll_Procedure (Quasi-Judicial/Legislative). Type Ill decisions are made by the Planning
Commission after a public hearing, with appeals reviewed by the City Council. Type Ill procedures
generally use discretionary approval criteria.

Response: This land use application is for site and design review and variance. These Type Il

applications will be heard before the Canby Planning Commission. This standard is met.

16.89.070 Neighborhood Meetings.

A. Applicants are encouraged to meet with adjacent property owners and neighborhood
representatives prior to submitting their application in order to solicit input, identify issues, and
exchange information about the proposed meeting.

B. The Planning Commission or Planning Director may require an applicant to hold a meeting in the
neighborhood prior to accepting an application as complete. A neighborhood meeting is required
for some application types, as shown in Table 16.89.020, unless this requirement is waived by
the Planning Director.

C. At least two weeks prior to the neighborhood meeting, the applicant shall mail notice of the
meeting to:

1. The appointed chair and all active members of any neighborhood association in whose
boundaries the application lies; and

2. All of those who would receive notice of the application’s public hearing before the
Planning Commission.

D. The meeting shall be held in a fully accessible location approved by the City.

E. Following a required neighborhood meeting, applicants shall prepare a written summary of
pertinent issues raised and shall prepare a detailed response to each issue. This material shall be
submitted to the Planning Department in electronic format at least two weeks before the initial
public hearing.

F. Applicants or attendees may make audio or video recordings of the neighborhood meeting if
desired.

Response: A neighborhood meeting was held on February 02, 2016 for this development. Notice was
Site Plan and Design Review Narrative 4€
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mailed to property owners and occupants within 500 feet of the site two weeks before the meeting.
Neighborhood meeting notes are included with this application. This standard is met.

16.120 General Provision

Response: No park, open space, or recreational sites are proposed as part of this development. The
applicant will pay the parks system development charge (SDC) in lieu of land dedication. This standard is
met.

IV. CONCLUSION

The proposed development meets the applicable site and design review requirements and the
conditional approval requirements. The development will be compatible with existing surrounding uses
and is designed to comply with the requirements of the R-2 zone as demonstrated by this narrative and
associated attachments. This application complies with City requirements, will result in economic growth
for the area, and merits approval as requested. Please do not hesitate to contact SGA Engineering or the
Applicant for additional information or with any questions. Thank you for your time and assistance in this
review.
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SGA ENGINEERING, PLLC

CIVIL ENGINEERING, LAND PLANNING, DEVELOPMENT SERVICES, & LANDSCAPE ARCHITECTURE

2005 BROADWAY Phone (360)993-0911
VANCOUVER, WA, 98663 Fax (360)993-0912

TYPE Il MAJOR VARIANCE NARRATIVE
SEQUOIA GROVE APARTMENTS
(PRA-15-10)

Introduction
The associated land use number for this project is PRA-15-10.

Sequoia Grove Apartments proposes to construct 174 apartment units on 7.58 acres.

This application is asking to utilize a 20 foot setback for 2 buildings (A12 and B6) against the Southern

Pacific Railroad right-of-way that borders the southwestern portion of the site. We are asking for an 11%

variance from the 120 foot maximum building length for 3 buildings on the site. We are asking for an
increase in the amount of contiguous parking spaces between landscape islands.

These variance requests requires a Type lll Variance Review.

Summary of changes requested

e This variance proposes to reduce the 25 foot setback for two buildings. This will be a 20%
reduction (5 feet) in the current setback of 25 feet for two buildings adjacent to the right-of-
way. A very short span of buildings are proposed for this reduction. Approximately 25 feet

of building B6 and 25 feet of building A12 will utilize this reduction.

e We are also asking for an 11% variance from the 120 foot maximum building length for 3 of
the 17 buildings on site. Two buildings are only 3.3% over the 120 foot max length. Only

one building, A12, is requesting the 11% over length variance.

e We are also asking for a variance to have more than 8 contiguous parking spaces between

landscape islands. 10 of the over 45 parking banks on this project seek to use this
variance.

Reasons for changes
e To allow for a more desirable and consistent construction and development of the

apartments and site amenities. The site shape is quite constraining which plays a big role
on building layout. Providing adequate setbacks for the required parking and access ways

throughout the site pushes the buildings and forces some areas to be squeezed while

other areas end up underutilized. This project has maximized the layout to provide safe,

convenient, efficient and adequate circulation throughout the site. Impervious surface
created to allow access to the apartment buildings has been maximized. Increasing the

walkways to push some buildings back and meet the 25 foot setback is not an efficient use

of space. It's the goal of this project to minimize the footprints required to build and

access/utilize the new residences. These exact buildings and similar setbacks have been

utilized on numerous other apartment projects throughout the northwest. Not only

adequate but very high quality developments have been constructed by the applicant using

the same standards requested in this variance.
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Type lll Major Variance Approval Criteria (Applicant’'s responses in Bold) (16.53.020B)

16.53.020 Major Variances.
B. Standards and Criteria. A variance may be granted only upon determination that all of the following
conditions are present:

1. Exceptional or extraordinary circumstances apply to the property which do not apply generally
to other properties in the city and within the same zone. These exceptional or extraordinary
circumstances result from tract size or shape, topography or other circumstances over which the
owners of the property have no control. Actions of previous owners do not constitute other
exceptional or extraordinary circumstances; and

o All 3variances are aresult of the existing dimensional constraints of the parcel.

2. The variance is necessary to assure that the applicant maintains substantially the same

property rights as are possessed by the owners of other property in the city and within the same

zone; and

e Granting the variance will not substantially detract from the livability or appearance of
the residential area. By aligning the buildings with property boundaries to create a
effective and desirable layout we will increase useable open space. This helps to
increase the rear yards, which function as the main private outdoor living space for the
future occupants.

3. Granting of this variance will not be materially detrimental to the intent or purposes of the city's
Comprehensive Plan or the Land Development and Planning Ordinance; and

4. Granting of this variance will not be materially detrimental to other property within the same

vicinity; and

e The properties adjacent to the southwest boundary that we will be encroaching on with
the buildings being 5 feet closer to the boundary, are separated by the railroad and
Logging County Road from our project. This provides a substantial buffer from
adjacent uses and does not impact livability or use of adjacent parcels.

e We have provided additional landscape area in the parking areas to account for the loss
of parking islands between contiguous parking spaces. We have achieved 139.44% of
required parking landscaping. The proposed covered parking in some areas makes it
virtually impossible to provide landscape islands every 8 contiguous spaces on some
areas of the site. Covered parking is a desirable addition to apartments and increases
livability.

5. The variance requested is the minimum variance which will alleviate the hardship; and

e By aligning buildings with the proposed roadways we reduce the amount of impervious
surface needed to access the apartment building and preserve open space.

o With the existing dimensional constraints and layout of parcel it was a challenge to
provide adequate vehicle and pedestrian paths while meeting the minimum requirement
of 333 parking spaces for this project.

e The overall length of the main structure of the buildings is under the 120 foot maximum.
The addition of the garages in a desirable side facing configuration exceeds this
maximum by 4 feet for buildings A2 and A3 and 13 feet for building A12. The
dimensional constraints of the parcel create a challenge for creating an efficient and
desirable layout on the site. To provide garage parking for this site we have attached
garages in specific locations which increase efficiency and livability on the site.

6. The exceptional or unique conditions of the property which necessitate the issuance of a
variance were not caused by the applicant, or the applicant's employees or relatives.
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e The adjacent property is the railroad.
e There are no adverse impacts resulting in these variance requests. Access and
livability will be enhanced by this variance.

This application meets all the applicable approval criteria for a Type Il Variance review.

Your review and approval of this application is appreciated.

Please contact Jason Mattos or Scott Taylor with SGA Engineering for any project clarifications or for
additional information.

Sincerely,

Jason Mattos, PE

SGA Engineering, PLLC
jmattos@sgaengineering.com
&

Scott Taylor, LA

Landscape Architect / Planner
SGA Engineering, PLLC
staylor@sgaengineering.com
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BEFORE THE CITY COUNCIL ¢

OF THE
CITY OF CANBY
A REQUEST TO APPROVE A )  FINDINGS, CONCLUSIONS & ORDER
COMPREHENSIVE PLAN LAND USE MAP ) CPA 15-01/ZC 15-01/LLA 15-04

AND ZONE CHANGE MAP AMENDMENTS )
FROM HEAVY INDUSTRIAL (HI & M-2) TO )
HIGH DENSITY RESIDENTIAL (HDR & R-2) )
RESPECTIVELY FOR AN APPROXIMATE )
7.6 ACRE PROTION OF TAX LOTS 2101 AND )
4900 OF TAX MAP 31E34C AS ADJUSTED BY )
LLA 15-04 AT S SEQUOIA PARKWAY. )

NATURE OF APPLICATION

Urban IDM seeks to amend the Comprehensive Plan Land Use Map from Heavy Industrial (HI) to High
Density Residential (HDR) designation and corresponding Zone Change Map amendment from Heavy
Industrial (M-2) to High Density Residential (R-2) for approximately 7.6 acres, and necessary Lot Line
Adjustment to reconfigure the size of the two existing commonly owned parcels so the boundary will
match the area of the zone change leaving a reconfigured parcel of approximately 5 acres with the existing
industrial zoning at 235 S Sequoia Parkway.

HEARINGS

The Planning Commission held a public hearing and considered this application at its meeting on August
24,2015. The Planning Commission forwarded their recommendation to City Council. The City Council
held a second public hearing to consider the application and the Planning Commission’s recommendation
at its September 16, 2015 meeting, The planning director presented the staff report and the Mayor opened
the public hearing receiving testimony from the applicant and then the public. After closing the public
hearing and deliberation, the Council voted to approve the Comprehensive Plan Amendment, Zone
Change, and Lot Line Adjustment applications on a 4 to 3 vote by approving the associated Ordinance No.
1423 as amended.

CRITERIA AND STANDARDS

The Canby Comprehensive Plan and Section 16.88, 16.54.040, and 16.58.030 of the Canby Municipal
Code states the applicable review criteria when reviewing a quasi-judicial comprehensive plan land use
map amendment, zone change map amendment, and lot line adjustment for which the Council shall give
consideration, including the following:

The Comprehensive Plan (Updated January, 2007 and Statewide Planning Goals:

1. Goal 2 — Land Use Planning
2. Goal 9 — Economic Development
3. Goal 12 — Transportation

For a Comprehensive Plan Land Use Map Amendment:
(Section 16.88.180(D)
In judging whether a quasi-judicial plan amendment shall be approved, the Planning Commission and

Findings, Conclusions & Final Order
CPA 15-01/ZC 15-01/LLA 15-04
Page 1 of 6

50



City Council shall consider:
1. The remainder of the Comprehensive Plan of the city, as well as the plans and policies of the
county, state, or any local school or service districts which may be affected by the amendments;

2. Whether all required public facilities and services exist, or will be provided concurrent with the
anticipated development of the area.

(Section 16.88.180

E.. For proposed comprehensive plan amendments, which must consider the long-term adequacy of
the transportation system for TPR 660-10-060 compliance, ODOT must be consulted to determine
whether a highway project is “reasonably likely to be funded” based on funding projections at that
time.

Section 16.88.190
A. A proposed comprehensive plan amendment, zone change or land use regulation change, whether
initiated by the city or by a private interest, shall be reviewed to determine whether it significantly
affects a transportation facility, in accordance with the Transportation Planning Rule (OAR 660-
it:
1. Changes the functional classification of an existing or planned transportation facility;
2. Changes standards implementing a functional classification system’
3. As measured at the end of the planning period identified in the adopted plan:
a. Allows types or levels of land use that would result in levels of travel or access that are
inconsistent with the functional classification of a transportation facility; or,
b. Would reduce the performance of the facility below the minimum acceptable
performance standard identified in the Transportation System Plan.
c. Would worsen the performance of a facility that is otherwise projected to perform below
the minimum acceptable performance standard identified in the Transportation System
Plan.

B. Amendments to the comprehensive plan and land use regulations which significantly affect a
transportation facility shall assure that allowed land uses are consistent with the function, capacity,
and performance standards (i.e., level of service, volume to capacity ratio, etc.) of the facility
identified in the Transportation System Plan. This shall be accomplished by one of the following:
1. Adopting measures that demonstrate allowed land uses are consistent with the planned

function, capacity, and performance standards of the transportation facility.

2. Amending the TSP or comprehensive plan to provide transportation facilities, improvements or
services adequate to support the proposed land uses consistent with the requirements of
Section — 0060 of the TPR. Such amendments shall include a funding plan or other
mechanism so that the facility, improvement or service will be provided by the end of the
planning period.

3. Altering land use designations, densities, or design requirements to reduce demand for vehicle
travel and meet travel needs through other modes of transportation.

4. Amending the TSP to modify the planned function, capacity or performance standards of the
transportation facility.

5. Providing other measures as a condition of development, including transportation system
management measures, demand management or minor transportation improvements.

For A Map Amendment (Zone Change):
(Section 16.54.040)
In judging whether or not the zoning map should be amended or changed, the Planning Commission

Findings, Conclusions & Final Order
CPA 15-01/ZC 15-01/LLA 15-04
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and City Council shall consider:

A. The Comprehensive Plan of the City, giving special attention to Policy 6 of the land use element
and implementation measures therefore, and the plans and policies of the county, state and local
districts in order to preserve functions and local aspects of land conservation and development;

B. Whether all required public facilities and services exist or will be provided concurrent with
development to adequately meet the needs of any use or development which would be permitted by
the new zoning designation.

(Section 16.54.060)

A. In acting on an application for a zone change, the Planning Commission may recommend and the
City Council may impose conditions to be met by the proponents of the change before the
proposed change takes effect. Such conditions shall be limited to improvements or physical
changes to the property which are directly related to the health, safety or general welfare of those
in the area. Further, such conditions shall be limited to improvements which clearly relate to and
benefit the area of the proposed zoned change.

B. The city will not use the imposition of improvement conditions as a means of preventing planned
development, and will consider the potential impact of the costs or required improvements on
needed housing. The Planning Commission and City Council will assure that the required
improvements will not reduce housing densities below those anticipated in the Comprehensive
Plan.

For A Lot Line Adjustment:
(Section 16.58.030)

A. Each of the remaining parcels and any structures located thereon shall be in full compliance with
all regulations of this title, including the setback requirements of Division III.

B. No new lots or parcels will be created as a result of the lot line adjustment without receiving
approval as a partition or subdivision.

C. Ifthe City Planner or City Engineer deems it necessary to assure the accuracy of recorded
information, a survey may be required of the applicant. Such a survey will be at the applicant’s
cost.

D. Lot line adjustments shall not be permitted where the result will be the creation of additional
building sites in known hazardous locations or where the appropriate development or extension of
public facilities will be impaired as a result.

FINDINGS AND REASONS

The staff report was presented by staff including review of applicable approval criteria, the major issues
involved, staff’s recommended conditions of approval of the zone change to ensure conformance with
approval criteria, and the primary reasons leading to the recommendation of the Planning Commission.

After holding their own public hearing where oral testimony was received from the applicant and others in
attendance; the City Council closed their public hearing and moved into deliberation where they utilized
the findings of the overall written record materials along with the overall presentation record from the
public hearings to make the following findings beyond those contained in the applicant’s submittal and
staff report to arrive at their decision and support their decision and recommended conditions of approval:

Findings, Conclusions & Final Order
CPA 15-01/ZC 15-01/LLA 15-04
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Approval should include a supplemental rezone condition of approval as suggested by a nearby
industrial property owner and developer as follows: “The applicant shall record a deed restriction
in favor of all the industrial zoned lots in the Canby Pioneer Industrial Park acknowledging the
industrial uses in the industrial zoned properties are pre-existing and do not constitute a nuisance
and the apartment owners and residents waive any future claims for nuisance arising out of the
current or future industrial uses of those properties”.

CONCLUSION

In summary, the City Council concludes by vote that, based on the findings contained in the applicant’s
submittal and the staff report dated August 11, 2015, together with the remaining written record and
testimony received at both public hearings that:

1. The application processing is in conformance with applicable provisions set forth in CMC 16.89.

2. Statewide Planning Goals 2, 9, and 12 in particular have been satisfactorily addressed.

3. The Comprehensive Plan Land Use Plan Map Amendment meets the approval criteria set forth in
CMC 16.88 making the requested change in the Land Use Plan Map designation from Heavy
Industrial (HI) to High Density Residential (HDR) is appropriate.

4, The Map Amendment rezone from the Heavy Industrial (M-2) to the High Density Residential (R-
2) zoning district as requested is suitable at this point in time for this location.

5. That the conditions of approval recommended by staff along with an additional condition
suggested by a nearby industrial property owner are necessary.

6. All conditions of the Lot Line Adjustment will be met and is necessary to set the exact rezoning
boundary.

7. There are sufficient public and private utility and service capacity to serve the site at the
anticipated development intensity.

8. The proposed land use plan map change and zoning change can be made to conform to the
adopted Transportation System Plan and Transportation Planning Rule with follow through by the
City on Amending the Transportation System Plan in a manner to satisfactorily address the TPR
mitigation measure as approved by condition.

ORDER:

The City Council, of the City of Canby hereby APPROVES, Comprehensive Plan Land Use Map
Amendment, Zone Change Map Amendment and Lot Line Adjustment applications CPA 15-01/ZC
15-01/ZC 15-04 with the following zone change conditions:

L

A 25-foot wide landscape buffer shall be required as part of the subsequent approved site development
plan adjacent to the commonly owned 5 acre parcel retaining M-2 zoning and the railroad spur
boundary except where garage units or internal drive and parking is provided within this landscape
area in which case the required minimum landscape buffer shall be 15-foot wide to allow for screening
plant material. Either required landscape screening/buffer area width provided shall be required to

Findings, Conclusions & Final Order
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plant appropriate evergreen plant materials that will provide visually opaque privacy screening from
the ground up to approximately 20 feet in height at plant maturity.

The applicant shall provide planning staff a list of specific heightened level of building construction
standards to be utilized in conjunction with their building plan submittal that addresses noise
attenuation, and will hire a licensed engineer to measure the level of vibration generated by the rail
line as part of the process of determining whether any construction mitigation measures are warranted
to mitigation adverse vibration impacts.

The applicant shall record a deed restriction to limit the allowed uses on the M-2 zone 5 acre
commonly owned industrial tract to restrict uses to those indicated to be “outright permitted” as
indicated in the current or future M-1 Light Industrial Zone within the Canby Planning and Zoning
Ordinance without option for uses otherwise listed in the same ordinance in both the M-1 and M-2
zone as allowed by Conditional Use.

The applicant shall record a deed restriction to prohibit any future Comprehensive Plan Map
Amendment or Zoning Map Amendment to allow any residential or commercial zone district on the
remaining adjacent commonly owned parcel retaining the M-2 zone unless property on both adjacent
sides along the Sequoia Parkway frontage are also to be rezoned or have already been rezoned to the
same proposed zone district.

Driveway access to Sequoia Parkway for the applicant’s two legally existing parcels shall be limited to
no more than two between and amongst the two properties unless the applicant can adequately
demonstrate full compliance with the 200-foot spacing standard which applies between all new
driveways and existing driveways as determined at the time of development application approval.

The applicant shall contribute 4% of the final estimate for the installation of a traffic signal and
associated improvements recommended by ODOT as indicated in the supplemental traffic
memorandum prepared by DKS dated August 7, 2015. This would amount to a rough proportional
share contribution to the City specifically for future funding of the signalization project as identified
by condition of approval to be added to the City’s TSP and SDC capital improvement list by approval
of this rezone.

City agreement with approval of the rezone to pursue amendment of the Canby Transportation
System Plan to include a traffic signal at S Sequoia Parkway/S Hazel Dell Way intersection in the
financially constrained project list, and to amend the System Development Charge (SDC) project
list to include a traffic signal at the same intersection by removing a less critical similar cost
project due to this projects more immediate higher importance.

The applicant shall record a deed restriction in favor of all the industrial zoned lots in the Canby
Pioneer Industrial Park acknowledging the industrial uses in the industrial zoned properties are
pre-existing and do not constitute a nuisance and the apartment owners and residents waive any
future claims for nuisance arising out of the current or future industrial uses of those properties.

Findings, Conclusions & Final Order
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I CERTIFY THAT THIS ORDER approving CPA 15-01/ZC 15-01/LLA 15-04 was presented to and
APPROVED by the City Council of the City of Canby.

DATED this 7% day of October, 2015

Brian Hodson
Mayor

Dopre C P

ORAL DECISION - September 16, 2015

AYES: Parker, Heidt, Coleman, & Hodson
NOES: Rocha, Hensley, & Dale
ABSTAIN: None

ABSENT: None

WRITTEN FINDINGS - October 7, 2015

AYES: Rocha, Parker, Hensley, Dale, Heidt & Coleman
NOES: None

ABSTAIN: None

ABSENT: None

ATTEST:

Kimberly Scheafer,
City Recorder

Findings, Conclusions & Final Order
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Oregon

Kate Brown, Governor

March 30, 2016

Department of Transportation
Region 1 Headquarters

123 NW Flanders Street

Portland, Oregon 97209

(503) 731.8200

FAX (503) 731.8259

ODOT #7044

ODOT Response

Project Name: Canby Commons Apartments

Applicant: BKM_Applicant

Jurisdiction: City of Canby

Jurisdiction Case #: BKM_PrimJuriCase

Site Address: 235 S Sequoia Parkway

Legal Description: BKM_LegalTownship
BKM_LegalRange BKM_LegalSection
Tax Lot(s): BKM_LegalTaxLot

State Highway: OR-99E

Mileposts: 20.23

The site of this proposed land use action is in the vicinity of Pacific Highway East (OR-99E).
ODOQOT has permitting authority for this facility and an interest in ensuring that this proposed land
use is compatible with its safe and efficient operation.

ODOT has reviewed the Canby Commons and Sequoia Business Park Traffic Impact Analysis
(TIA) prepared by DKS, dated March 3, 2016. As identified in the TIA, the queue for the
westbound left movement at the OR-99E/S Sequoia Parkway is expected to exceed the available
storage. ODOT recommends that the City of Canby pursue proportional share for improving the
storage length based on trips contributing to the westbound left movement.

Please send a copy of the Notice of Decision including conditions of approval to:

ODOQOT Region 1 Planning
Development Review
123 NW Flanders St
Portland, OR 97209
Regionl DEVREV_ Applications@odot.state.or.us

Development Review Planner: Joshua Brooking 503.731.3049,
joshua.c.brooking@odot.state.or.us
Traffic Contact: Avi Tayar, P.E. 503.731.8221
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Laney Fouse

From: Bryan Brown

Sent: Wednesday, March 30, 2016 2:04 PM
To: ‘Dr. Perman’

Subject: RE: Zone change for apartments
Don,

Thanks for your interest and input which 1 would assume was in response to a recent notice about the Sequoia Grove
Apartments which are proposed to be constructed just on the other side of the logging road trail and rail spur from SE
3" Court. There has been discussion about a pedestrian bridge but it is likely too expensive and the height prohibitive to
assess the costs to this one single development. It certainly would be a welcome amenity and safety promoting
connection for pedestrians trying to reach Fred Meyer. The plans presented do not proposed a formal ground level
crossing of the rail spur and logging road trail because the owner of the rail spur property is opposed to promoting a
ground level pedestrian crossing due to liability and safety reasons as you mention.

I will make your comments a part of the record for this project application review so it can be considered by the
Planning Commission in their decision on this project. Thank you for your input and interest in providing safe crossings
where your aware of existing foot traffic.

Bryan

Bryan Brown | Planning Director

City of Canby | Development Services

111 NW 2™ Avenue |PO Box 930

Canby, OR 97013

ph: 503-266-0702 | fax: 503-266-1574

email: brownb@ci.canby.or.us
www.canbydevelopment.com | www.ci.canby.or.us

PUBLIC RECORDS LAW DISCLOSURE

This email is a public record of the City of Canby and is subject to public disclosure unless exempt from disclosure under
Oregon Public Records Law. This email is subject to the State Retention Schedule.

From: Dr. Perman [mailto:dperman@canby.com]
Sent: Wednesday, March 30, 2016 1:22 PM

To: Bryan Brown

Subject: Zone change for apartments

Dear Bryan Brown, Yes please allow the change, the land has been ready for development for many years, it is time to
allow more developments for those who need to rent, please require in the development a bridge over the railroad
tracks to have safe access over the tracks by people on both sides, too many people on a daily basis are walking across
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Sequoia Parkway/Hazeldell Way - Signal
Engineer's Estimate
Planning Level

DKS Associates

Bid Items Unit of Measure Cost
Traffic Signal LS $275,000
Traffic Signal Interconnect LS $30,000
Permanent Pavement Markings LS $2,000
Eastbound Right Turn Lane LS $21,000
Subtotal $328,000
Temporary Traffic Control 5% $16,400
Mobilization 10% $32,800
Design/Administration/Management 30% $98,400
Construction Engineering/Project Management 15% $49,200
Erosion Control 2% $6,560
Contingency 30% $98,400
Total $629,760
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March 25, 2016

Comments from Canby Telcom for Sequoia Grove Apartments:

Canby Telcom services will become available through the development.

The Developer/Owner is required to provide utility trenches for placing underground
communication facilities; we will place and provide all materials.

Canby Telcom will try to design following the power route as much as possible to minimize
trenching; however, additional trenches may be required.

There is no development fee.

Contact Information:

Engineering Manager  Eric Kehler ~ 503-266-8223

Associate Engineer Dinh Vu 503-266-8201
Construction Inspector Ron Stenger  503-266-8290
Customer care center 503-266-8111
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Laney Fouse

From: Julie Wehling

Sent: Wednesday, March 23, 2016 5:31 PM

To: Laney Fouse

Subject: RE: Request for Comments/Public Notice for Sequoia Grove Apts

From: Julie Wehling

Sent: Wednesday, March 23, 2016 3:26 PM

To: Laney Fouse <Fousel@ci.canby.or.us>

Subject: RE: Request for Comments/Public Notice for Sequoia Grove Apts

I’'m not sure what the process is but it needs to be stated that it may difficult or even impossible for CAT to provide door
to door service to individuals who live along these dead end streets. Should an ADA eligible customer move to one of the
units along or at the dead ends they may have difficulty getting to the dial-a-ride bus from their door. When | talked
about this to the developer at the public meeting he said the facility will have staff available with a vehicle to bring the
person to the front gate or to a spot the bus can access. | can’t tell by looking at the drawings if the bus will be able to
turn around in the dead ends with cars parked on both sides of the streets.

Julie Wehling
503.266.0751

From: Laney Fouse

Sent: Wednesday, March 23, 2016 3:12 PM

To: Bret Smith (PD)} <SmithB@canbypolice.com>; Bryan Brown <BrownB@ci.canby.or.us>; 'Canby Disposal
(customerservice@canbydisposal.com)' <customerservice@canbydisposal.com>; Curt McLeod (¢im@curran-
mcleod.com) <cim@curran-mcleod.com>; Dan Mickelsen <MickelsenD@ci.canby.or.us>; Dave Conner
<ConnerD@ci.canby.or.us>; David Epling <EplingD@ci.canby.or.us>; Dick Samuels (rasopr@gmail.com)
<rasopr@gmail.com>; 'Dinh Vu' <dinhvu@canbytel.com>; 'Douglas Quan’ <dquan@canbvyutility.org>; 'Gary Stockwell'
<gstockwell@canbyutility.org>; Greg Parker <ParkerG@ci.canby.or.us>; 'Hassan lbrahim (hai@curran-mcleod.com)’
<hai@curran-mcleod.com>; Jeff Snyder <SnyderJ@ci.canby.or.us>; Jerry Nelzen <nelzenj@ci.canby.or.us>; 'Joe Chavez'
<jchavez@wavebroadband.com>; Joseph Lindsay <LindsayJ@ci.canby.or.us>; Julie Wehling <Wehlingj@ci.canby.or.us>;
Kevin Batridge (burlbatman@canby.com) <burlbatman@canby.com>; 'Kizer, Daniel' <Daniel.Kizer@nwnatural.com>;
"Larry Hepler' <lhepler@canbyutility.org>; Matilda Deas <DeasM @ci.canby.or.us>; Michael Hemelstrand
<mike.hemelstrand @gmail.com>; mindymonte@gmail.com; 'ODOT Development Review
(regionldevrevapplications@odot.state.or.us)' <regionldevrevapplications@odot.state.or.us>; Paul Belz-Templeman
<belz _templeman@yahoo.com>; Renate Mengelberg <mengelbergr@ci.canby.or.us>; Rick Robinson
<RobinsonR@ci.canby.or.us>; Sharon Trimble <strimble@canby.com>; Todd Gary’ <tgary@canbyfire.org>; Amanda
Zeiber <zeibera@ci.canby.or.us>

Subject: Request for Comments/Public Notice for Sequoia Grove Apts

Hello,
Please find attached a Request for Comments for a Site & Design Review/Major Variance application
for the Sequoia Grove Apartments. Included in the email are the Narratives, Site Plan, Utility Plan,

Landscape Plan, and Building Plan set.
Please note some of you will receive a second email which will include a Stormwater report and a

Traffic Study. Please let me know if you need any other files.
Thanks, Laney
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Laney Fouse

Development Services Department
City of Canby

Direct Line: 503-266-0685

Main Line: 503-266-7001

Fax 503-266-1574
fousel@ci.canby.or.us

Planning Website: hitp//www.ci.canby.or.us/Departments/develop_services/development serv.htm
PUBLIC RECORDS LAW DISCLOSURE

This email is a public record of the City of Canby and is subject to public disclosure unless exempt from
disclosure under Oregon Public Records Law. This email is subject to the State Retention Schedule.

PUBLIC RECORDS LEGAL DISCLOSURE

This emait is a public record of the City of Canby, Oregon, and is subject to public disclosure unless exempt from disclosure under Oregon Public Records Law.
This email is subject to the State Retention Schedule.

PUBLIC RECORDS LEGAL DISCLOSURE

This email is a public record of the City of Canby, Oregon, and is subject to public disclosure unless exempt from disclosure under Oregon Public Records Law.
This email is subject to the State Retention Schedule.

PUBLIC RECORDS LEGAL DISCLOSURE

This email is a public record of the City of Canby, Oregon, and is subject to public disclosure unless exempt from disclosure under Oregon Public Records Law.
This email is subject to the State Retention Schedule.

PUBLIC RECORDS LEGAL DISCLOSURE

This email is a public record of the City of Canby, Oregon, and is subject to public disclosure unless exempt from disclosure under Oregon Public Records Law.
This email is subject to the State Retention Schedule.
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TREND BUSINESS CENTER LLC

7190 SW SANDBURG STREET
TIGARD, OREGON 97223

RE: Canby Planning Commission
April 11, 2016 Public Hearing
Sequoia Grove Apartments DR 16-01/VAR 16-01

We own the Trend Business Center and we are the neighboring property to the east along Sequoia Parkway.
We support the proposed development. We visited two of the developer's apartment complexes in Vancouver
and found them to be of good quality market-rate middle income apartment developments and this will be a
good addition to the city.

In the Staff Report there was some discussion regarding the driveways. We wanted to go on record to
emphasize that we are in favor of the driveway locations as they are shown now on the plans submitted with
the Staff Report for today’s hearing. We would be against adding any driveways or altering driveway locations
that would reduce the spacing between our driveway and their driveways. Any such change might interfere
with traffic to our buildings. We think they came up with the best driveway layout as currently shown on their
plans.

Sincerely,

Scott McCormack, Development Manager
Trend Business Center LLC

7190 SW Sandburg Street

Tigard, OR 97223

Submitted: April 11, 2016
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the unsafe tracks, a bridge must be built from SE 3™ ct. and this development for access to services on both
sides, please include me to discuss this further, Don

Donald Perman, Jr., DMD

Perman Family & Cosmetic Dentistry
1514 SE 3rd Court

Canby, OR 97013

Phone: 503-266-2033

Fax: 503-263-7568
dperman@canby.com
www.bestsmilesincanby.com
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“A READILY AVAILABLE WATER SUPPLY
WITHIN 150 FEET OF ALL PLANT MATERIALS
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PLANTING LEGEND

@ ' PIN oK
(Quercus palustris) or approved equal

PACIFIC DOGWOOD
(Cornus nuttallii) or approved equal. _

5 ' Vine Maple--or Service Berry
C N {Acer circinatum) or approved equal

TALL OREGON GRAPE

SZE SPACING  QUANTITY
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(Mahoma aqurfol:um) or approved equal.
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| SHARED ACCESS | S | . TR]E‘.’:{EI}T ET—HE'& Pﬁgﬂ% OF WAY SHALL BE INSTALLED BY DE VELOPER OR
6 CHANLINK : ) : : g}g’l:’t;EgFPgAOﬁ ILO (Jgg‘,sj‘%vgﬁ OF OCCUPANCY PERMIT FOR LOT ADJACENT. TO )

TREES SHALL BE INSTALLED BY DE VELOPER OR BUILDER PRIOR TO ISSUING
OF OCCUPANCY PERMIT. ' TREES ARE EASILY DAMAGED DURING CONSTRUCTION
'AND SHOULD NOT BE INSTALLED UNTIL AFTER ALL DRIVEWAYS, SIDEWALKS
AND HEAVY CONSTRUCTION ACTIVITIES ARE COMPLETED.

TREES SHALL BE WATERED AND MAINTAINED IN A HEALTHY CONDITION YEAR
ROUND. - EXISTING TREES SHALL BE PROTECTED FROM DAMAGE DURING AND
FOLLOWING -CONSTRUCTION. - PRUNING AND .OTHER MAINTENANCE SHALL BE
PERFORMED BY THE PROPERTY MANAGEMENT COMPANY,
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~Scale: 17 = - 50

EXISTING TREE NOTE:

THE OUTER PERIMETER OF THE CRITICAL

- SPECIFICATIONS.

" RATHER THAN INDIVIDUAL TREES. .

FENCE

]T?EE PROTECTION FENCING

TREES SHOWN TO REMAIN MAY DIE OR BECOME
- COMPROMISED DURING CONSTRUCTION IN SPITE OF
- EFFORTS -TO PROTECT THEM. IF THIS HAPPENS, THE
TREE PLANTING. PLAN SHALL BE MODIFIED TO .
INCLUDE ADDITIONAL PLANTINGS TO INSURE THAT 30
‘TREE UNITS / ACRE ARE MAINTAINED. .

TREE PROIECHON DURINC CONS TRUC 770N WiC_20. 770 090

| CIVIL ENGINEERING ~ LAND PLANNING

DEVELOPMENT SERVICES
LANDSGqPEARCHITEC?URE '

. 2005 BROADWAY
VANCOUVER, WA 98663
 PHONE (360)993-0911

FAX (360)993-0912

PROTECTION FENCE SHALL BE LOCATED AT

ROOT ZONE OR AS NOTED ON THE PLAN.
“INSTALL FENCING AS PER MANUFACTURERS

FENCE -MAY BE _LOC-A TED- AROUND THE -~
CRITICAL ROOT ZONE OF TREE GROUPINGS

'STANDARD STEEL OR WOODEN FENCE STAKE .

STANDARD - 48 HIGH ORANGE PROTECTION :

CPA 15-01/2C 15-01/LIA 15-0<

A PLACING MATERIALS NEAR TREES. NO PERSON MAY CONDUCT ANY ACTMTY MTHIN MHE
: PROTECTED AREA OF ANY .TREL DESIGNATED TO REMAIN, INCLUDING, BUT NOT LIMITED TO,
PARKING EQUIPMENT, PLACING SOLVENTS, STORING BUILDING MATERIAL AND SGL 05909‘75
DUMPING CONCRETE WASHOUT. AND LOCATING BURN HOLES.
1. DURING CONSTRUCTION, :NO PERMV S?W.l. ATTACH ANY OBECT m ANY TREE DESIGNATED .-

-FOR PROTECTION.

B PROTECTIVE BARRIER. BEFORE DEVELOPMENT, LAND .CLEARING, FILLING OR ANY LAND
ALTERATION FOR WHICH A TREE REMOVAL PERMIT IS REQUIRED, - THE APFLICANT:
1. SHALL ERECT AND MANTAIN READILY VISIBLE PROTECTVE TREE FENGING ALONG THE
_ WTEREJ&'AWCMPLHRYSURRMNDWGWEPROECTEDAREAGFMPROECW _
- TREES OR GROUPS OF TREES. FENCES SHALL BE CONSTRUCTED OF CHAIN LINK OR OTHER . -
APPROVED MATERIAL AND AT LEAST FOUR FEET HIGH, UHLE.%'OWB? TYPEWFENCWG

IS AUTHORIZED BY THE PLANNING OFFICIAL.

. SHALL PROMIBIT EXCAVATION OR COMPACTION OF EARTH OR OTHER POTENTIALLY

DAMAGING ACTIVITIES -WITHIN: THE BARRIERS.

| SHALL MAINTAN THE PROTECTIVE BARRIERS IN PLACE UNTIL . THE URBAN FO‘ESTE.‘P

- AUTHORIZES THEIR REMOVAL OR A FINAL CERTIFICATE OF OCCUPANCY IS ISSUED,
WHICHEVER ‘OCCURS FIRST.

L SHALL ENSURE: THAT ANY LANDSCAPING DONE N THE PROTECTED ZONE. WMT 0

THE REMOVAL OF THE BARRIERS SHALL HEACMJPLW HHH LIGHT. MACHINERY OR
HAND LABOR. :

C GRADE
1. THE GRADE SHALL NOT BE ELEVATED OR REDUCED WITHIN THE CRITICAL ROOTZONEG"
TREES TO BE PRESERVED WTHOUT THE URBAN FORESTER'S AUTHORIZATION. . THE URBAN

FORESTER MAY ALLOW COVERAGE OF UP TO ONE HALF OF THE AREA. OF THE TREES

© CRIMCAL ROOT ZONE WiTH LIGHT SOLS (NO CLAY) TO -THE MINIMUM DEPTH NECESSARY -
- T CARRY OUT. GRADING OR LANDSCAPE: PLANS, IF IT MUL NOT IMPERIL THE. SURVIVAL
OF THE TREE, AERATION DEVICES MAY BE REQUIRED TO ENSURE THE TREE'S SURWVAL -
. THE GRADE ADJAGENT TO A PRESERVED TREE IS RAISED SUCH THAT IT-COULD SLOUGH
" OR ERODE: INTO THE TREE'S CRITICAL ROOT ZONE, IT SHALL BEPEWAMHHIY g

STABLIZED TO PREVENT SUFFOCATION OF THE ROOTS.

. THE APPLICANT SHALL NOT INSTALL AN MPERVIOUS SURFACE MﬂﬂN THE CRITCAL
" 'ROOT ZONE OF ANY TREE TO BE RETAINED WITHOUT THE AUTHORIZATION OF THE URBAN
" FORESTER. THE URBAN FORESTER MAY REQUIRE SPECIFIC CONSTRUCTION METHODS AND/

OR USE OF AERATION DEVICES TO ENSURE. THE TREE'S SURVIVAL AND TO MINMIZE -
" THE POTENTIAL FOR ROOT INDUCED DAMAGE TO THE IMPERWOUS SURFACE,

4 TO THE GREATEST EXTENT PRACTICAL, UTLITY TRENCHES SHALL BE LOCATED: OUTSIDE
“OF THE CRITICAL ROOT ZONE-OF TREES TO BE RETAINED. THE URBAN FORESTER MAY
© REQUIRE THAT UTLITES BE TUNNELED UNDER THE ROOTS OF TREES TO BE RETAINED

I -THE URBAN FORESTER DETERMINES THAT ‘TRENCHING WOULD SIGNIFICANTLY REDUCE
THE CHANCES OF THE TREE'S SURWIVAL.

. TREES AND OTHER VEGETATION 70 BE RETAINED SHALL BE PROTECTED FROM EROSION -

AND SEDIMENTATION. CLEARING OPERATIONS SHALL BE CONDUCTED SO AS TO EXPOSE

. IHE SMALLEST PRACTICAL AREA- OS SOIL TO EROSION FOR THE LEAST POSSIBLE  TIME.

- TO CONTROL EROSION, SHRUBS, GROUND COVER AND STUMPS SHALL BE MAINTAINED ON
‘THE INDIVDUAL LOTS, WHERE FEASIBLE. WHERE NOT FEASBLE APPRG"MA?E EROSION

CONTROL PRACTICES SHALL BE WMPLEMENTED.

D. DIRECTIONAL FELLING. DIRECTIONAL FELLING OF IR&'SS"MU. &' USED 1o AWD DAMAGE
o MDER'G‘MTED FOR RETENTION. :

MULCH, .REFER TO UNION. RIDGE
SPECIFICATIONS.

WATER RETENTION BERM, REMOVE IN
OCTOBER.

'RIDGE " SPECIFICATIONS.

FROM ROOT BALL

- SUITABLE NATIVE SOIL OR PLANTING MIX.

UNDISTURBED NATIVE SOIL UNDER ROOT

.~ BALL. PROVIDE - POSITIVE DMINAGE AWAY
" FROM ROOT BALL.

Sﬂmb Plantmg Details

FERTILZER TABLETS, REFER TO UMON

ROOT PALL, SET CROWN 1° ABOVE FINISH
GRADE. PROVIDE POSITIVE DMIMGE AWAY

— PLANTING ‘PIT TO BE A MINIMUM TWICE THE o
" DIAMETER OF ROOT BALL. BACKFILLED WITH
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Luminaire Schedule

Symbol Qty Label Arrangement Lumens/Lamp | LLF Total Watts Description
B 80 WP SINGLE N.A. 1.000 | 6000 E-WP11LO7UNZ
— | 14 A SINGLE N.A. 1.000 | 2170 E-AL1L315NZ

Calculation Summary

Label Avg Max Min Avg/Min Max/Min

CalcPts_1 1.95 10.7 0.0 N.A. N.A.

Pole Schedule
(14) E-PS4E25S1DB (25' X 4" X .180" STEEL SQUARE POLE)
Proposed poles meet 100 MPH sustained winds.

Additional Equipment
(14) E-ACE (Direct Arm Mount)

Customer responsible to verify ordering information/
catalogue number prior to placing order.

m ®
@:CQH ©H H @ ht@ ‘ Date:2/24/2016 > Scale: 1"=40' > Layout by: Ben Foster

‘ Project Name: 133773 - Sequoia Grove Apts - Canby Oregon ) Salesforce: 12523
1501 96th Street | Filename: 160223RN1BAF AGI
Sturtevant, Wisconsin 53177 ‘ Footcandles calculated at grade using mean lumen values

N AN A AN

. - L0 PH: (888) 243-9445 S—— - .
%////////////%-%////////////%-W/////////////////////////////A FX: (262) 504-5409 conditions differing from these design parameters may affect ield results. The customer is responsible for

VVVV\N e_con OI I g ht COm verifying dimensional accuracy along with compliance with any applicable electrical, lighting, or energy code.

Illumination results shown on this lighting design are based on project parameters provided to E-conolight
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Houf Peterson
Righellis Inc.

Harper

COMMUNITY CENTER

%' = 1I'-0" 3009 SQ. FT.

ENGINEERS PLANNERS
LANDSCAPE ARCHITECTS SURVEYORS
205 SE. Spokane Street, Suite 200, Portland, OR 97202
phone: 503.221.1131 www.hhpr.com fax: 503.221.1171
8021 SW. Viola St., Tigard Or. 97224
phone: 503.639.8045 rgnaff@gmail.com
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S ;iytfgsﬁ;égzzgﬂ; WACTYEE BN TYP. UNIT "BE" @ 2ND STORY TYP. UNIT "BE" @ 18T STORY  spacranis wute

Lo oot CEET "
BEDROOM CLOSETS TO HAVE DOUBLE ROD AND SHELF 2= -2 1271 SQ. FT. 4= -0 1223 &Q. FT.
WITH UPPER RUNNING THE FULL LENGTH OF CLOSET AND THE LOWER FOR BALANCE OF UNIT SEE PLAN @ FAR RIGHT
LOWER RUNING 15% OF THE LENGTH OF THE CLOSET. TYPICAL
EXCEPT WHERE SHOUN OTHERWISE
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WITH CLOSER - SEE GEN.
NOTES ON SHEET Al

L — — | | —
_l-DLU_I- SINK

;

LIN

|/4n = II_@II

15T FLOOR
2ND FLOOR

121 SQ. FT.
123 SQ. FT.

SHLEVES

wo

5/ TUB
AND SHOWER

LIVING

5/ X /@

DOWN TO
PARKING

p

(1N

o BEDROOM
g 1172 X /@

 SHUT-OFF
STOR %JTQEF_ER_ e | _:
2/6 BIFOLD "
20 MINUTE KITCHEN Z
RATED DOOR  1/& X /@ 9|
¢ ASSEMBLY t
W/CLOSER ;l' N
al
|+ |
‘ |
/l_/—
+
CAB. ACCESS DR
UNDER BAR

LIVING

15/ X /@

2/6 BIFOLD L\
]
===

/e

GUEST
4

LIN

=

AREA
53 SQ. FT.

SHEET *

REVISIONS

212616
pl28le

(2)2/@
Bl FOLD

5/@ TUB

AND SHOWER we

SHLEVES

TYPICAL UNIT TYPE 'E'

|/4|| = I'-@"

577 ¢ Be3 SQ. FT.
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SEQUOIA GROVE APARTMENTS, LLC
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SHEET *

CLASS "A' COMP. SHINGLES REQUIRED SETBACKS
F 282! PLANE 3 = 1125 SQ. FT.

12 | MN. 60 REQ. 138 PROVIDED
22 MIN HARDIPLANK PANEL SIDING
/X WITH | X 3 BATS @ 24" C/
' I | — |

PITCH |

13373 PLANE 2 = 7133 SQ. FT.
MIN. 52" REQ. 1©.8' PROVIDED

L 582 PLANE | = 463 SQ FT.
‘ MIN. 5.2' REQ. 5.8' PROVIDED
I

I l /N ClLG. WHITEHALL
Q
| — 0o 100 cicomERmM 302
¥ y oo —— S]] | e r anel FLE
P z! | 2 x 1@ TRIM BAND 2 x 1@ TRIM BAND 1 — g FER 2 2 8' MEDEX OR
@ — T - ¢l 71 ACRYLIC LETTERS
)': — — — ¢) [N
(]l' 300 301 302 A - Z = 1n|d
T 200 201 202 0 Q 1 2 O 9l
= 0] 100 101 102 a 2 9 (?‘ e
T &, ][] ][] 'g[L u>.l NS
o 0 OO BRICK miml | EEs N ot FLR v |<
L 5/4 X & WINDOW SURROUNDS HORIZ. LAP SIDING ——X ~
%l / i WITH BEVELED 2 X SILL 2 X 2 BRICK TRIM - t &' TO WEATHER ,%{i - ce 7 < :—:% s
) = J UNIT ADDRESSING RRLA
l DD . -QI |/2l = ]I_@l
og FINIPH GRADE ®
' H oo [ ' ot FLR |
\—-/\_/
L RISER ROOM
3 MIN 88 Q. FT. 454 Q. FT. 539 5Q. FT. 220 Q. FT. | 630 SQ. FT.
FRONT FACADE AREAS
I X 2 RAKE TRIM
N\ QUIRED SETBACKS REQUIRED SETBACKS
REQUIRED SETS | { 2 X & VERGE BD. | A
PLANE | = 1175 &Q. FT. m | | 200 PLANE | = 1115 Q. FT.
B X 1 3 g 1 | y 1 3 y 1 v
MiN. 800’ REQ. 800 PROVIDED J\/\j ‘ NG A6 NOTED L ARDIPLANK. PANEL SIDING ‘ M MIN. 800 REQ. 800 PROVIDED
W/ X 3 BATTS @ 24" C/C
| ROOFING AS NOTED
| HARDIPLANK PANEL SIDING —
W1 X 3 BATTS @ 24' C/C \ . - |
\ 5
cLG ' | 4 \ = - < : . 4 ' cLa ¥ y
. ‘ . >
_ _ 4
Q I HARDIPLANK PANEL SIDING I 2 o
ki u W/l X 3 BATTS @ 24' C/C u o S 0
«Q :[ . ‘\1 A :l 9 H —_—
> ! 36" HOODED FLORESCENT 3 N 3 - —
Mnd LR h PHOTO CELL FIXTURE L  — 2 FLR) G \),
1T cla. i @ i cle. 1 r
& 6518 2 X 4 CORNER TRIM o m >
Q ¥ 14" CAST ALUM. 2 X 4 CORNER TRIM r Q i —
® Q! LETTERS HORIZ. LAP $IDING In “ I @
¥ | ” | BRICK VENEER AN e ¥ Z
- - | , HORIZ. LAP SIDING > 5
lst F lst F
1 lst FLR - - \ " st FLR | - .
T Cla. a = > a cla <
) <—2 x & WRAP )
) ! 6 X e PT.COL. = £
Q WRAP W/IX MAT. —— FINISH GRADE @ BLDG. N "
® - [ 1 ] ©
i 1$1—20" 5@ BRICK COL. 1)
Lo let FLR : . 1 1 lst FLR | Q
I 1 { |
AREA OF FACADE = 1212 8Q. FT. (15%) = 152 8Q. FT. OF WINDOWS REQ.
159 Q. FT. PROVIDED

RIGHT END ELEVATION

LEFT END ELEVATION

SE. DIVISION ST. FACADE

REQUIRED SETBACKS E L E VA T | ON %

PLANE 3 = 1125 SQ. FT.

|/ LI ]I_@II
MIN. 6.0' REQ. 13.8' PROVIDED °
PLANE 2 = 133 5@ FT.
MIN. 50’ REQ. 108" PROVIDED
N 50 SEe BE P SEE CLASS 'A' COMP. SHINGLES
—HARDIPLANK PANEL SIDING
W/ X 3 BATTS @ 24' C/C
4 CcLG.
Q0O — — —
| @ng || > ” 42" HiGH K 2 X 4 CORNER TRIM ]
2,93 SE. STEEL TUBE N
DG _|t10_; GUARDRAIL ©
8<{~@ ) ¥
YRR | —— — _ ondFLR) R . .
my I | . y
Z( | ¥8n CLG. ° .
3 mg% — — (]
el 0,83 || 5 2 =
(R N N
vy oo RIZ. LAP || HORIZ. LAP J 89 o
1 SIDING SIDING © o|58 8§ 4
] NG~ Sl S <5
n =
r EEGE |- HORIZ. LAP __ tAR ] S = g|2% T RE
— )= SIDING ¢ n - = £
¥, ;r‘ﬁlgu cla. GL)_C§§§JE ﬁég
l('lz'l -u%(f) = <U)§gtgH
Q= Q ~P=|75s2 S 8F
POk ! QT 2385 aF6
~ 1o —— PT.6X6COL. ® Ou=c |vE|les S0
o lst FLR CO.=ug|®s Ho8
_ = = ¥ L - (2]
A IBI l@ll 9' @l 6 S § : c’g §
= = Z0N|lcw "= L.
Algo N
TOTAL LENGTH OF EAST WALL PLANE = 38'-8' HZldh DS g
o3 =
el A2 D [=1
Lu .
=
SR
Z

ABPOELN424
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A4ELAN4D

45'-0"' MAX.

ARCHITECTURAL GRADE D i ]
COMPOSITION SHINGLES
DECORATIVE TRIM @
C DECORATIVE TR 2 X & BARGE BD 0
o 4% 10 LooKouT W/ X 3 RAKE TRIM i
]/ ) '% OPTIONAL
_ OO0 (OO
9 Oog| (OO
: [ I [ 65 i [ 1 [
L 3rd FLR
— @ ® ® ® ® ® ® @ | _® || @ |svecomenren
9
° oo oo
L L L L L |2 x 1o Horiz. ]|l | L
2nd FLR Do Il Do
CLG. g H 2] H H 2] 2] H B 2] 2] 2] 2] 2] 2] H B 2] 2] 2]
8 oo oo
@ @ @) oo @ @ @ oo @ @
| L ({ o] L L (] ] |
lst FLR 0o oo
ERONT ELEVATION
(D ARCHITECTURAL GRADE COMPOSITION SHINGLES
(@ HORIZONTAL LAP SIDING WITH +/- & ' EXPOSURE
(@ SHAKE OR SHINGLE PANELS
DECORATIVE TRIM
’éé\ | X 3 RAKE TRIM
ROOFING AS NOTED o 2 X & VEERGE BOARD
© ©,
OPTIONAL ; O) @
4 X 1@ LOOKOUTS
_cla =
.Q
o @ @ )
3rd FLR @ E— @ \Q
i @ @ ©) 8
cLG. L2 x & coRNER TRIM
é 2 X 1@ HORIZ. TRIM
2nd FLR 1 L L
cLG. ]
9 !-EEE 2 X 12
L let FLR Ll
LEFT END ELEVATION RIGHT END ELEVATION
| '
G
©) ©) ®
G ] i
OPTIONAL
4 X 1@ LOOKOUTS
I cLe. .
3 @) @
©
lararr ® ® —— — ® ® @ =
A—— @) T ©) T 42" HIGH GUARDRAIL ®
| @ @ &
Q {+—2 X & CORNER TRIM
o
lnarr © ® —— —— ® © I —"
cLla.
_ @
P @ @) ® @
| | @ Ll || || | @ | | —FINISH GRADE
| let FLR

REAR ELEVATION

H GUARDRAIL

HORIZ. TRIM

BUILDING TYPE "4A"
ELEVATIONS

]/8“ = II_@II
DOUN SPOUTS TO BE DETERMINED ON ROOF PLANS
INSIDE CORNERS TO BE USED WHERE POSSIBLE

—
(e
o
—
(4%}

I

REVISIONS
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ABELBN439

1

1

STORAGE UNITS - SEE 81 AND A33 FOR LOCATIONS
NOTE: PAINT DOOR ¢ DOOR TRIM WITH BODY COLOR

LEFT END ELEVATION

I cLa.

LadFARrR
I cLa.

| 2nd FLR
[ CcLG.

| lst FLR

45'-2" MAX.

H GUARDRAIL

HORIZ. TRIM

RIGHT END ELEVATION

n
L-l -
1 oPTIoNAL
4 X 1© LOOKOUTS
g © ROOFING AS NOTED © 3 0
]
©)
fd ; 5
o—{b IFHEH ® i
L1 ® ® — —— ® ® O ——
I
@ T T 42" HIGH GUARDRAIL /X & CORNER TRIM
® ) :
0 n
== @ @ S=———— S=———— @ @ == ]
@ @ @ @
| | @ L] | | L] @ L |

REAR ELEVATION

n
DECORATIVE TRIM O DECORATIVE TRI @
' 2 X 8 BARGE BD i
4 % 10 LOOKOUT W1 X 3 RAKE TRIM 1
G {1 ﬁ\ Z
A = N - —] OPTIONAL
TEeE . : L B : 4 X 1@ LooKoUTS
. Oog| (OO
9 Oog| (OO
B og
L 3rd FLR ® ® ® ® Do ®
I cLa. @ @ @ @ @ +—2 X &6 CORNER TRIM
9
o
I L 1L dlllexeoHoriz eIl L1 %% L1
| 2nd FLR |
1 CLG. g d ] g ] ] ] g ] ] ] ] ] ] ] ]
§ 0O OO
o @ ©) ogo @ @ ool @ @)
oo oo
Listrr 0o oo | —
FRONT ELEVATION
(D  ARCHITECTURAL GRADE COMPOSITION SHINGLES
Q) HORIZONTAL LAP SIDING WITH +/- & ' EXPOSURE
(3 SHAKE OR SHINGLE PANELS
OPTIONAL
DECORATIVE TRIM
% | X 3 RAKE TRIM
@ $\ ROCEING A8 NOTED = 2 X & VEERGE BOARD
N ©) ®
@ OPTIONAL g @
$~ 4 X 1@ LOOKOUTS
I cLa. TN = Z
@) ® @
3rd FLR -
PROJECTED FACADE m
e @ OeelRS AT Bl Dee - 2 X & CORNER TRIM
Blo, B2@, B21 ¢ B3&
r 42" HIG
2 X 1@ HORIZ. TRIM
[ S ( L5
2nd FLR 7 L
/ B 17
CLG. _% I » . L
@) @)
g D —FINISH GRADE
L lst FLR
1

BUILDING TYPE "'B"
ELEVATIONS

I/sl = II_@I

REVISIONS

D206 |16
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ABELCN432

OPTIONAL

DECORATIVE TRIM

O]

2 X & BARGE BD
W/l X 2 RAKE TRIM

LOUVERED VENTS

OPTIONAL
4 X 1@ LOOKOUTS

i o
TcLla. %1 ® f; i
] ©)
o n
e — e — 7! OPTIONAL
| ard FLR - 5 ® ® ® _1E§‘ 4 X 10 LOOKOUTS
I cLa. ©) :
4 ® ® +—2 X & CORNER TRIM
e
2nd FLR
CLG. =] =] =] =] =] =] =] =] =] =] =]
R og
o @ @ ool @ @ @
oO
lst FLR oo
FRONT ELEVATION
(D  ARCHITECTURAL GRADE COMPOSITION SHINGLES
(2 HORIZONTAL LAP SIDING WITH +/- & ' EXPOSURE
(3 SHAKE OR SHINGLE PANELS
OPTIONAL DECORATIVE TRIM
| X 3 RAKE TRIM
2 X & BARGE BOARD
OPTIONAL
4 X 1© LOOKOoUTS
CLG. _Aégéé\
S 2 @ ) ®
e @ ©) N
3rd FLR :02‘ 3
cle 2
. ﬂ —2 x & CORNER TRIM @ 42" HIGH GUARDRAIL
N - ® @ i
01
i — ®
2nd FLR i i
CLG. s Y P
] A 4 X & Lookouts 2 X I HORIZ. TRIM
9 @ i
0 @ E @ @
L lst FLR .
LEFT END ELEVATION RIGHT END ELEVATION
BUILDING TYPE "C"
ELEVATIONS
® S
DOWN SPOUTS TO BE DETERMINED ON ROOF PLANS
] INSIDE CORNERS TO BE USED WHERE POSSIBLE
©)
[ cLa. ]
q 7
8 RN EE [
Py
L3 dFLR
e F—2 X 6 CORNER TRIM
cLé.
| y
o QU ILELL] d—0Q @
2nd FLR 2nd FLR
27 HGH GUARDRA]
CLG. CLG.
) 4
N
o @ @ @ ©) @
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—
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o
—
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ATELDN439

I CcLG.

s'-"

Q'-"

Q'-"

OPTIONAL DECORATIVE TRIM

g 3
«Q
3rd FLR
cLG. @
9
o1
2nd FLR
CLG.
9
61 ©)
L st FLR

FRONT ELEVATION

(D ARCHITECTURAL GRADE COMPOSITION SHINGLES
(2 HORIZONTAL LAP SIDING WITH +/- & ' EXPOSURE
(3 SHAKE OR SHINGLE PANELS

OPTIONAL
4 X 1@ LOOKOUTS

—2 X & CORNER TRIM

G ]
OPTIONAL
OPTIONAL DECORATIVE TRIM @O [oUuVERED VENTS
. 2 X & BARGE BD .
W/ X 3 RAKE TRIM
Tcla f,\ @ /,] ]
©)
1 oPTIONAL
I — ; 4 X 1@ LOOKOUTS

2 Z— ‘é
L 2rd FLR @ @ @ @ H
I cLa. @ ®

+—2 X & CORNER TRIM
©) @)
| 2nd FLR
1 CLG. g g g g g d d d d g d d d
(W]
@ ool @ @ @
(]

L lst FLR — og ——— I

I X 2 RAKE TRIM

2 X & BARGE BOARD

39'-5"

45'-2" MAX.

r 42" HIGH GUARDRAIL

®

4 X 8 LOOKOUTS

@

—2 X g HORIZ. TRIM

LEFT END ELEVATION

I cLG.
9
«
| 3rd FLR
I cLe. \
CLéG.
9 9
o1 «
2nd FLR 2nd FLR
CLéG. CLéG.
9 9
o1 o1
3 STORT 2 STORY
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RIGHT END ELEVATION

®
g
: Ll o ® ® o o L1
@ L= “t— @ @
® — —— ® ©) |
42" HigH GUARDRAI
@ @ e @ @
L1 L1 | L | L 1 @ L 1] L] |

OPTIONAL
4 X 1@ LOOKOUTS

REAR ELEVATION

BUILDING TYPE 'D°"
ELEVATIONS

I/al = II_@I
DOUN SPOUTS TO BE DETERMINED ON ROOF PLANS
INSIDE CORNERS TO BE USED WHERE POSSIBLE

—
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o
—
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= ASELEN493

ARCHITECTURAL GRADE
COMPOSITION SHINGLES _‘

LEFT END ELEVATION

N2
; i
O OPTIONAL TRIM
5 W/ X 3 RAKE TRIM A ] 2 % 12 LookouTs
I cLe. { I ® © L : ® :
Y[ Y EElEE 7 oo
h ® @ |log| loo \ ® @ @ |loo
DD“H oo
2nd FLR DD DD
CLG. E% B 0 H H H 8§ B H H B 0 H
R oo
o @) @) ag ©) @)
(]|
lst FLR . oD
FRONT ELEVATION
(D  ARCHITECTURAL GRADE COMPOSITION SHINGLES
(2 HORIZONTAL LAP SIDING WITH +/- & ' EXPOSURE
(® SHAKE OR SHINGLE PANELS
OPTIONAL TRIM OPTIONAL DECORATIVE TRIM
=IES
— I X 3 RAKE TRIM
©) 2 X 8 BARGE BOARD
® OPTIONAL TRIM X
1 Ry @ <z[
4 X 1@ LOOKOUTS A= SN 0 2
RN ® 9
10
I cLe. N @ )
® : @ J|11—2 X & CORNER TRIM I 1 42" HigH GUARDRAIL
@ @ :
[ | 2 X 1@ HORIZ. TRIM ® o
2nd FLR [
CLG. _,?/2 ”
i 2 X |4 HORIZ. TRIM
’ U U ’ ’
L lst FLR — ! Dl

RIGHT END ELEVATION

BUILDING TYPE "E"
ELEVATIONS

] L] ]
] el [
|_'I {
C 0, ® 0, h
®
I cla.
1
®
ondl FLR ® —— ©) l ® | ®
r 27" HIGH GUARDRAI
CLG.
S
a ® ® | ® ®
2 STORY L @ =1 =t I==I1=1 @ IE===|===1 | |
lst FLR . I

REAR ELEVATION

I/al = II_@I
DOUN SPOUTS TO BE DETERMINED ON ROOF PLANS
INSIDE CORNERS TO BE USED WHERE POSSIBLE

—2 X & CORNER TRIM

Harper

REVISIONS

SEQUOIA GROVE
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MAINTENANCE AREA
STORAGE IN ATTIC
AREA ABOVE

urP 17 e.12°

RISERS
O
O]

FLOOR

12/ X 8/@ OH DOOR

PLAN

I/al = |I_@l

REAR ELEVATION

— ABGGARELNETD

?:TIIONI_A l_OK uts
L_I ,-_| X 1@ LOOKO
0
C ]
1 If
Oogoodd
® [ [ [ [
[ [ [ [
|D00000

FRONT ELEVATION

OPTIONAL TRIM

1 X 3 RAKE TRIM
2 X & BARGE BOARD

END ELEVATION

T OPPOSITE END SIMILAR

MAINTENANCE GARAGE

|/al = |I_@l

(D  ARCHITECTURAL GRADE COMPOSITION SHINGLES

@
®

HORIZONTAL LAP SIDING WITH +/- & " EXPOSURE
SHAKE OR SHINGLE PANELS

I X 2 RAKE TRIM
2 X & VERGE BOARD

ROOFING AS NOTED

TRASH COMPACTOR ¢

REFUSE - RECYCLING AREA

lle@ SQ. FT.

ACCESSORY
STRUCTURES

AND SIGNAGE

SCREENING AND FENCING

/L

|

REVISIONS

F
|

FRONT ELEVATION
AT BUILDINGS "A" ¢ '"F"

2126 16
20516
22226

ATTACHED GARAGE
ELEVATIONS

35" X 20" COMPOSITE

COMPOSITE BOARD —— 102
DARK COLOR .

I/al = |I_@l
(D ARCHITECTURAL GRADE COMPOSITION SHINGLES
Q) HORIZONTAL LAP SIDING WITH +/- & ' EXPOSURE
(@ SHAKE OR SHINGLE PANELS

36“

24" HOODED CUWDL
FLORESCENT FIXTURE

FOR

—71| 202 220
202 A\ 2011z e

20"

@' BLDG. ID LETTER
LIGHT COLOR

BUILDING - UNIT SIGNS

2" RAISED BORDER

(11}
\
O
v
V)
4
O
3
G
1}
@

|/2l = II_@I

SIGNAGE

5 FT. TO & FT. HIGH STEEL TUBE FENCING WITH VERTS 4' TO &' C/C

PERIMETER FENCING WHERE REQ.:
5 FT. TO & HIGH CTCLONG FENCING WITH ARBORVITAE SCREENING

] OPTIONAL
©) 4 X 10 LOOKOUTS
I cLG.
@ @ 1
2nd FLR
CLG. | —
OOOd OOOd OOOO OO0 (OOOO 2 X & CORNER TRIM ——
OOCO) ¢ [EOCd [ e OO0O|emOOOnO
[ § o [ § o [ e OO0 (OO0
lstrle OO0 5] OO0 O: OOOO LOO| [COO0C0O
s/ x /@ OH DOORS — 8/@ X /@ OH DOORS
END ELEVATION
AT BUILDINGS "A'" ¢ '"E"
“ DWELLING UNIT
— :
| |
: T :
: |
| (2) 12/@ X 20/0 (3) 10/D X 20/0 |
| GARAGES GARAGES |
| |
' |
- |
|
LINE OF 'E" |
UNITS ABOVE — |
|
|
|
(St = |
—————————— Q | | r——————————
- i - —
(2) /@ X /@ OH DOORS UP TO (3) 8/@ X /@ OH DOORS
'E' UNITS SEE
SHEET A3 FOR
FLOOR PLAN
ATTACHED GaARAGE FPLaN
8@ sQ. FT.
2 X TAPERED
5'-2" CAP
1'-4 ], 1-6
1 o 1[I
o2 == ) OVER URS OVER 2 X 3 2 16" C/C FRAMNG
i = i y _
4
N SN r ——PT. 6 X 6 POSTS
BINS &' HIGH FRAMED WALL § | PT.3 X 8 WsIMP. HUC38
A] 1 . - AT EACH END
.8 (|5 s——24'¢ SONA TUBE < &' SLAB ON GRADE
W/*4 BARS @ I8' C/C EU.
=® %:_____ £
! ____==n=-—|
Q [
B | I i 3
+ (alh \ - |
1 6 x & P.T. POSTS _ !
Mg AT B MAX 5 Q :Irql—*.% HOOPS 4 14' C/C
b o
N b (424 VERTICAL BARS
" S N B
Al i X | 4246 sONA TUBE
+ B CONC. PAD FETEEL TUBE 000 —t— L -
O GATE POST
! SECTION
.|
| e
= PROVIDE NEC RY
< BRACING AND UHEELS 2 X & TAPERED CAP
9 AND DROP BAR SLEEVE
5 AT OPEN & CLOSED
0 POSITIONS X
N
PLAN VIEW ®
I/al = II_@I
REAR
_ APPLY SIDING ¢ TRIM
7O STEEL FRAME GATE 3
I
= < X
- = 4
PN
—r— —— ©
!
FRONT 9 STREET SIDE FENCING
OPPOSITE SIDE 1S SIMILAR
ELEVATIONS
I/al = II_@I
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9ecee F.laloioo o

= | s

PARK 25 privEmay
SHARED ACCESS :

L Aallnitm non ol
O = 2

40" DRIVEWAY
SHARED ACCESS

LIGHT INDUSTRIAL
+ 5.0 ACRES

1

SHEET *

Preliminary
site plan

SEQUOIA
GROVE

T4 DWELLING UNITS W/238 (194%) PARKING SFPACES
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BEFORE THE PLANNING COMMISSION

OF THE CITY OF CANBY
A REQUEST FOR SITE AND DESIGN ) FINDINGS, CONCLUSION & FINAL ORDER
REVIEW & MAIJOR VARIANCE ) DR 16-02/VAR 16-01
174 UNIT APARTMENT BUILDING ) SEQUOIA GROVE APARTMENTS
AT 259 S SEQUOIA PARKWAY )
NATURE OF THE APPLICATION

The applicant is seeking site and design review and variance approval to construct a 174 unit apartment
complex. The parcel that is to be developed was recently rezoned to the R-2 district after also receiving
approval of a necessary corresponding amendment of the Comprehensive Plan land use map
designation from HI Heavy Industrial to HDR High Density Residential. A Lot Line Adjustment application
was approved to allow the boundary between two existing Tax Lots to be adjusted to follow the
approved rezone boundary to accommodate this proposed development on its own lot. The recording
of a replat to implement this approved lot boundary change is still necessary.

HEARINGS

The Planning Commission considered application DR 16-01/VAR 16-01 after the duly noticed hearing on
April 11, 2016 during which the Planning Commission by a 6/0 vote approved DR 16-01/VAR 16-01.
These findings are entered to document the specifics of the approval.

CRITERIA AND STANDARDS

In judging whether or not a Site and Design Review application shall be approved, the Planning
Commission determines whether criteria from the Code are met, or can be met by observance of
conditions, in accordance with Chapters 16.49 Site and Design Review, 16.53 Variances, and other
applicable code criteria and standards reviewed in the Staff Report dated April 11, 2016 and presented
at the April 11, 2016 meeting of the Canby Planning Commission.

FINDINGS AND REASONS

The Staff Report was presented by staff with a recommendation for approval of the Site and Design
Review and Variance applications (prior to and without benefit of the public hearing) along with
Conditions of Approval in order to ensure that the proposed development will meet all required City of
Canby Land Development and Planning Ordinance approval criteria.

After holding the public hearing where written and oral testimony was received from the applicant,
other proponents, those who were neutral, and opponents in attendance; the Planning Commission
closed the public hearing and moved into deliberation where they utilized the findings and conditions
listed in the staff report along with the overall presentation record at the public hearing to make the
following findings beyond those contained in the staff report to arrive at their decision and support their
recommended conditions of approval:
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Commiission Findings and Approval for Modifications of Standards

CONCLUSION

In summary, the Planning Commission adopted the findings contained in the Staff Report along with the
additional findings indicated above, concluded that the applications submitted meets all applicable approval
criteria, and recommended that File #DR 16-01/VAR 16-01 be approved with the Conditions of Approval
stated below. The Planning Commission decision is reflected in the written Order below.

ORDER

The Planning Commission concludes that based on the record on file including testimony of the
applicant and public at the public hearing, and findings of the Planning Commission that the application
will meet the requirements for approval. Therefore, IT IS ORDERED BY THE PLANNING COMMISSION of
the City of Canby that DR 16-01/VAR 16-01 is approved, subject to the following conditions of approval:

Conditions of Approval

1. Implementation of the approved lot line adjustment establishing the parcel boundary as
proposed for the Sequoia Grove apartments shall be completed through a re-plat or County
surveyor’s office approved means prior to issuance of a building permit for this development.

2. The final construction plans shall provide detail for a separate pedestrian gate from that for
vehicular traffic on the sidewalk connections from the public street.

3. The applicant shall provide a visually open type perimeter fence of durable and attractive
material other than wood and provide details of the fence, the vehicular swing gates, and
separate pedestrian gates with submittal of the final construction plans.

4. The design engineer shall submit to the City of Canby for review and approval at the time of final
construction plan approval a storm drainage analysis and report applicable to the defined
development area detailing how storm water disposal from both the building and the parking
areas is being handled. Any drainage plan shall conform to an acceptable methodology for
meeting adopted storm drainage design standards as indicated in the Public Works design
standards.

5. The applicant shall contribute a 7.2% calculated proportional share of the cost associated with
improving the storage length to the westbound left turn movement at Sequoia Parkway on 99E
based on project contributing trips to the existing deficiency in the amount of $720 based on a
preliminary planning estimate of $10,000 for the necessary restriping improvement as
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10.

11.

12.

13.

14.

15.

16.

17.

recommended by ODOT.

On-street parking on Sequoia Parkway shall be expressly prohibited adjacent to this
development to maintain adequate sight distance.

The site driveways shall be kept clear of visual obstructions.

The applicant shall submit lighting cut sheets of the on-site pole style, height, shielding and
lumen output along with mounted light fixture detail to enable conformance with lighting
standards with submittal of the construction plans.

The applicant shall submit landscaping detail to document plans to provide additional shrub
and/or ground cover plant material for the immediate open landscape areas around the
foundation of a typical building at the time of final construction plan approval.

The applicant shall complete the recordation of a suitable deed restriction on the property that
satisfies the intent of the Comprehensive Plan/Rezoning Final Decision Order requirements
indicated in Conditions of Approval #3, #4, and #8.

A Sediment and Erosion Control Permit will be required from the City prior to commencing any
site work.

Prior to the issuance of a building permit, the installation of public or private utilities, or any
other site work other than rough site grading; construction plans must be approved and signed
by the City and all other utility/service providers. A Pre-construction Conference shall be held
with sign-off on the final civil plans.

Clackamas County will provide structural, mechanical, grading, and review of Fire & Life Safety,
Plumbing, and Electrical permits for this project.

Any future site signage must complete a City sign application to conform to sign standards and
secure a building permit from Clackamas County prior to their installation.

Prior to occupancy of each portion of the complex, all associated landscaping plant material
indicated on the submitted landscape plan shall either be installed with irrigation in place or
sufficient security pursuant to the provision of CMC 16.49.100 (B).

This project shall meet 2014 Oregon Fire Code Appendix C for hydrant location and distribution.

The applicant shall contribute 4% of the planning level engineers estimate by DKS Associates
provided as part of the record for this project for the installation of a traffic signal and
associated improvements recommended by ODOT as indicated in the supplemental traffic
memorandum prepared by DKS dated August 7, 2015 with approval of the rezone for this
project. This would amount to a rough proportional share contribution to the City for
implementation of a future signalization project to be added to the City’s TSP and SDC capital
improvement list for $25,190 to be collected prior to issuance of the final building permit for
this project and/or occupancy of the first structure is allowed.
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