PLANNING COMMISSION
Meeting Agenda (Revised)
Monday — August 24, 2015

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 Tyler Smith Commissioner (Vacant)

1. CALL TO ORDER

a. Pledge of Allegiance and Invocation
2. CITIZEN INPUT ON NON-AGENDA ITEMS

3. MINUTES
a. Planning Commission Minutes, June 30, 2015

4. PUBLIC HEARING

a. Consider the Comprehensive Plan Map Amendment, Zoning Map Amendment and Lot
Line Adjustment applications from Urban IDM to change zoning for 7.6 acres from M-2
Heavy Industrial to R-2 High Density Residential for a proposed apartment complex for
property located at 235 S Sequoia Parkway. (CPA-15-01/ZC-15-01/LLA 15-04)

b. Consider a Site and Design Review application from OBC Northwest for a proposed
15,000 square foot warehouse building including associated parking and landscaping
areas on 2.14 acres of 1158 SW Berg Parkway. (DR 15-03)

5. NEW BUSINESS

6. FINAL DECISIONS
(Note: These are final, written versions of previous oral decisions. No public testimony.)
a. OBC Northwest Final Findings (DR 15-03)

7. ITEMS OF INTEREST/REPORT FROM STAFF
a. Next Regular Planning Commission meeting scheduled for Monday, September 14, 2015

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.
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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
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MINUTES
CANBY PLANNING COMMISSION
7:00 PM — June 30, 2015
City Council Chambers — 155 NW 2" Avenue

PRESENT: Commissioners Shawn Hensley, John Savory, John Serlet, Larry Boatright,

Kristene Rocha, and Tyler Smith

STAFF: Bryan Brown, Planning Director, Laney Fouse, Planning Staff

OTHERS: Robert Price, Nancy Beejee, John Williamson, and Clint Coleman, Councilor and Planning
Commission Liaison

1. CALL TO ORDER

Chair Savory called the meeting to order at 7:00 pm
2. CITIZEN INPUT ON NON-AGENDA ITEMS - None
3. MINUTES — June 8", 2015 Planning Commission Minutes

Motion: A motion was made by Commissioner Hensley and seconded by Commissioner
Rocha to approve the June 8, 2015 minutes as written. Motion passed 4/0/1 with
Commissioner Smith abstaining.

4, NEW BUSINESS - None

5. PUBLIC HEARING

a. Consider a Planned Unit Development, Conditional Use Permit, and Site & Design
Review applications to develop six residential duplex structures clustered around a
private cul-de-sac for Hope Village (PUD 15-01, CUP 15-02, DR 15-02).

Chair Savory opened the public hearing and read the public hearing format. He asked if any
Commissioner had a conflict of interest or ex parte contact to declare. There was none.

Bryan Brown, Planning Director, entered his staff report into the record for Hope Village
(PUD 15-01, CUP 15-02, DR 15-02). This was a planned unit development that involved six
duplex buildings on a single property. Associated with a planned unit development was an
automatic conditional use permit. There was also a design review for the buildings, similar to
a multi-family project. He explained the location of the site on S Fir Street. The applicant
was proposing six duplex buildings, each unit to have two dwelling units with variety of
living spaces. They were also proposing a private road, which changed the right-of-way
requirements and applicable setbacks. However, they were proposing adequate setbacks to
be compatible with the surrounding neighborhood and it fit in well with the Hope Village
development across the street. The landscape plans showed street trees which Hope Village
would plant and maintain themselves. There would be seven parking spaces including a
handicap space and there would be a common mailbox. Hope Village would be responsible
for maintaining the entire property, open space, condition of the street, and guaranteeing the
street trees would stay alive for two years. The utility plan showed a public easement for
water and sewer lines. The traffic study recommended that Hope Village improve one half of
the frontage of the public street along S Fir Street. The improvements would match the
existing street. The study also suggested putting in an ADA ramp for an informal pedestrian
crossing so residents could cross the street to the Hope Village campus. There was not an
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ADA ramp on the other side and construction might need to happen on both sides of the
street. Staff recommended an outdoor bicycle rack near the visitor parking. Hope Village
was using the multi-family design review matrix and they gave themselves a point for the
buildings being 80 feet or less in size. Staff measured them and they were 90 feet, so they
were not able to meet the point total for the design review matrix. Staff did not think it was a
design negative to be 90 feet and suggested the Planning Commission consider that provision
to not be applicable. He reviewed the conditions of approval. Staff recommended approval
with conditions.

Applicant:

Nancy Beejee, Chair of the Hope Village Board, (copy of her written report?) gave a
background on Hope Village, which was a non-profit retirement community that was started
in 1997. There were now 226 independent living homes, 80 assisted living apartments, and
50 rooms for skilled nursing. They had 100 staff members and served over 400 people. They
were good neighbors and there was a strong market for their services as baby boomers
approached retirement age. They would like to expand their service as there was a backlog of
customers ready to move into these garden homes. This site was ideal to accommodate them.
There was room for 12 ground level cottages in walking distance to the community center
and activity buildings.

Bob Price, consultant, said there was a need at Hope Village to provide additional living
facilities. At the neighborhood meeting only two individuals came, and they wanted to move
into the new facility. This was a part of Hope Village’s growth expansion and development
and would be a credit to Hope Village, the neighborhood, and the City. The conditions were
acceptable. They had an irrigation well and wanted to continue to use it. They were working
with DEQ on the issue. The 20 foot wide street was fine with the Canby Fire Department as
long as there was no parking on either side. The street curbs would be painted no parking.
There would be seven parking spaces for the site and there would be 43 on site parking
spaces across the street. They would also install bike racks and have 16 parking spaces for
bikes. They wanted to keep the street private so as not to lose duplex space on the site. They
had designed the project that would meet all of the needs of Hope Village, be an asset to the
City and neighborhood, and would look the same as the development on SW 14" Court.

John Williamson, LRS Architects, explained the design was to connect this development with
the existing campus. There would be ADA ramps on both sides of the street. They wanted a
private road to give all the units a garage and parking in front of the units. The fire trucks had
enough space to get in and out. The units would be about 1600 square feet, single story, and
would have a neighborhood feel. Hope Village would take care of the grounds. Regarding
the 80 foot length, they had to conform to the multi-family design standards and he thought
the intent was to prevent monotonous and incompatible design. They did not want big blocky
buildings and the way the duplexes were designed left plenty of space between the units for
an open and neighborhood feel. They had broken up the exterior and elevations and they
were not monotonous in design.

Commissioner Serlet asked about a fire hydrant on the property. Mr. Williamson said they
would be providing a fire hydrant.

Opponents: None
Neutral: None
There was no rebuttal.

Chair Savory closed the public hearing at 7:46 pm.
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Commissioner Deliberation:

Commissioner Smith thought a finding should be included that stated the multi-family criteria
of 90 feet did not apply due to the architectural distinction between this application and an
apartment or townhome building.

Commissioner Hensley did not like the bike rack requirement on a private road.

Commissioner Rocha did not think they should force anyone to have a bike rack requirement
on a private road.

Commissioner Smith said in order to get Comprehensive Plans approved through DLCD,
they had to provide alternative transportation options.

Mr. Price said it did not need to be a condition. Hope Village would make the commitment
to do it.

Commissioner Smith said if they made the interpretation that bike rack requirements did not
apply to private residential property that would make sense. The Conditional Use only
applied to this application, and it would not carry over to other applications.

Commissioner Hensley questioned requiring the sidewalks and planter strip on Fir Street as
the other nearby streets were curb tight sidewalks.

Mr. Brown explained they had adopted a new Transportation System Plan and the design
standard was separating the sidewalk from the street with planter strips.

MOTION:

Commissioner Smith moved to approve the three applications as recommended by staff with
the amendment that Condition 8 on bike racks is not necessary or required in order for the
Conditional Use to be approved in this circumstance, and that because of the unique design
and architectural characteristics of the single story buildings in this application that the 80’
width requirement does not apply for this duplex development. Commissioner Hensley
seconded the motion. Motion passed 6/0.

FINAL DECISIONS
(Note: These are final, written versions of previous oral decisions. No public testimony.)

a. Hope Village (PUD 15-01, CUP 15-02, DR 15-02)

Mr. Brown said the findings could be amended to include what was said in the motion.
Condition 8 would be removed and the 90 foot standard was not applicable due to the
architectural style of this development versus apartments.

Motion: A motion was made by Commissioner Smith and seconded by Commissioner
Rocha to approve the Final Findings for Hope Village (PUD 15-01, CUP 15-02, DR 15-
02) as amended. Motion passed 6/0.

Motion: Commissioner Smith moved to authorize Chair Savory to sign the Final

Findings with the deletion of Condition 8 and addition of the other interpretation on the
80’ width for multi-family homes

ITEMS OF INTEREST/REPORT FROM STAFF
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a. Next Planning Commission Meeting July 13, 2015

Mr. Brown said the July 13 meeting would most likely be canceled. There was a meeting
tentatively scheduled for July 27.

ITEMS OF INTEREST/GUIDANCE FROM PLANNING COMMISSION

Commissioner Smith said he would stay on the Planning Commission until someone else
could fill his position.

Mr. Brown said staff was trying to schedule the pre-construction meeting with Fred Meyer
for the new fuel station. They hoped to break ground by September 1.

ADJOURNMENT

Motion: A motion was made by Commissioner Rocha and seconded by Commissioner
Hensley to adjourn the meeting. Motion passed 6/0. The meeting was adjourned at 8: 05 pm.
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PLANNING STAFF REPORT/RECOMMENDATION
TO THE PLANNING COMMISSION

FILE #: CPA 15-01/ZC 15-01/LLA 15-04
Hearing Dates: August 24, 2015 (Planning Commission), September 16, 2015 (City Council)
Report Date: August 11, 2015
Report Author: Bryan Brown, Planning Director

GENERAL INFORMATION:

APPLICATION TYPE: Comprehensive Plan Map Amendment, Zone Change Map Amendment, & Lot
Line Adjustment

APPLICANT: Aaron Jones, Urban IDM, 4200 SE Columbia Way, Suite F, Vancouver, WA 98661
OWNER: Jeff Gordon, Urban IDM, 4200 SE Columbia Way, Suite F, Vancouver, WA 98661
LOCATION: 235 S. Sequoia Parkway (behind Arneson Park south of Fred Meyer)

TAXMAP/LOTS: 31E34C02101/31E34C04900-10.67 & 1.85 ACRES (Bordered in red in map below)
ZONE CHANGE: Approximately 7.6 acres

COMPREHENSIVE PLAN/ZONING DESIGNATIONS: Heavy Industrial (HI); Heavy Industrial (M-2)

CiTY OF CANBY — PLANNING COMMISSION STAFF REPORT Page 7
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APPLICANT'S PROPOSAL.:

The applicant submitted applications for a Comprehensive Plan map amendment 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 designation.

The applicant’s objective is to build a market rate multi-family apartment complex consisting of
approximately 166 units with a mix of 1, 2, and 3 bedrooms units within buildings of 2 and 3 stories in
height.

BACKGROUND INFORMATION:

Both of the commonly owned tax lots consisting of 12.52 acres are undeveloped at this time. The
applicant has been actively marketing the property for industrial sale and use since purchasing it 7
years ago. The site’s dimensions and irregular shape, as well as the large amount of industrial
property in Canby, have played a role in the owner’s inability to sell the site for industrial use despite a
below market value listed price.

Other than the site’s irregular dimensions and shape it is suitable for serving a variety of industrial
needs, and has the most intense industrial use zoning designation (M-2). All necessary public services
are in place and the property is relatively flat with adequate access and no environmental resource or
natural hazards are present that would hinder full utilization of the property for future development for
industrial use or high density residential use if successfully rezoned.

SECTION | APPLICABLE REVIEW CRITERIA:
City of Canby Land Development and Planning Ordinance Chapters applicable to this project
center around 3 necessary regulatory application reviews including: Comprehensive Plan
Amendment, the Zoning Map Amendment, and the Lot Line Adjustment. In addition,
consistency must be demonstrated with the City’s Comprehensive Plan goals and policies, and
the Oregon Land Use Statewide Planning Goals. Staff worked diligently with the applicant to
have them provide a written response within their submitted narrative to all of the applicable
approval criteria as specifically indicated below:

Canby Comprehensive Plan, January, 2007, Goals & Policies

Statewide Planning Goals — 1-19

CMC 16.20 — High Density Residential Zone

CMC 16.54.040 - Amendments to Zoning Map

CMC 16.58 - Lot Line Adjustment

CMC 16.88.180 — Comprehensive Plan Amendments, (D) Quasi-judicial Plan Amendment
Standards and Criteria

CMC 16.88.190 - Conformance with Transportation System Plan and Transportation Planning
Rule

16.89 Application and Review Procedures

SECTION Il REVIEW FOR CONFORMANCE WITH APPLICABLE APPROVAL
CRITERIA:

CiTY OF CANBY — PLANNING COMMISSION STAFF REPORT Page 8
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Canby Comprehensive Plan — Findings
Staff accepts the findings contained in the applicant’s narrative as satisfactory demonstration of
conformance and consistency with the goals and policies of the City’s Comprehensive Plan.

Statewide Planning Goals — Findings
Staff accepts the findings contained in the applicant’s narrative and adds the following
additional findings to support satisfactory demonstration of consistency with Oregon’s Land
Use System Planning Goals:

Goal 2 - Land Use Planning: The City created the 367 acre Pioneer Industrial Park in 1999 and
began investing in developing the necessary infrastructure to attract businesses to the Park.
The Pioneer Industrial Park offers acres of state-certified “shovel ready” land. Canby has one
of the largest supplies of large vacant industrial sites in the Portland Metro area, along with a
variety of locations and sizes of parcels. In conjunction with this application, staff prepared an
“Industrial Employment Land Supply & Demand Analysis” from recent previous work
towards completing an update to the City’s Buildable Lands Study. This analysis utilized
information from other recently adopted studies and data to project Canby’s industrial land
needs in 2035. The industrial land need was shown to range from a low of 170 acres to a high
of 224 acres. The current total supply within Canby’s UGB is 272.72 acres when including
164.72 acres of vacant land and 108 acres of partially developed or re-developable industrial
land with homes on it. Approval of this proposed zone amendments will not significantly
impact the long-term continuity of the industrial land inventory for the City, represents an
expansion of non-industrial land from both the adjacent commercial and park land, and the
applicant has adequately demonstrated a need in this community to expand the non-industrial
use that is proposed (high density multi-family). The size of the proposed apartment project
cannot be accommodated within the existing inventory of vacant R-2 zone land nor is there a
suitable re-developable site of sufficient size that would not require assembling several parcel
ownerships and removing the existing homes. All services and utilities necessary for the
apartment development are available and public street improvements are in place except for a
public sidewalk on Sequoia Parkway which will be required as a condition of development
approval and recognition that the rezone triggers “a “TPR mitigation project” at the
intersection of S. Sequoia Parkway and S. Hazel Dell Way where the City will plan a future
traffic signal. We are waiting for ODOT review and support of the signal project which is
within 1000 feet of the highway which means it must be shown to not adversely impact State
highway operations.

The parcel requested to be rezoned was a part of a feasibility study to explore the demand,
feasibility, and funding possibilities for the establishment of a railroad public access “team
track™ a couple years ago. A team track can provide an access point to rail for all businesses as
needed without having to be adjacent to a rail spur. Having rail access available to any
business can make all sites in the industrial park more marketable. The study however
concluded that the area market was not likely to exist to adequately support such a use for quite
some time and that investment in such a facility must be led by the property owner as public
assistance was not likely.

Goal 9 — Economic Development: The applicant has satisfactorily demonstrated that the
proposed Comprehensive Plan Map Amendment and Zone Change Map Amendment will not
result in any significant changes in industrial employment economic development
opportunities for Canby. Economic growth that improves and strengthens the economic base
of Canby should be encouraged. Finding of fact to support this position came from staff’s
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“Industrial Land Supply and Demand Analysis” completed for this application and the
documented supply of “state certified shovel ready properties with all necessary public services
readily available which indicate that the City’s projected 20 year industrial land needs are
available and will not be significantly harmed by this rezone.

The proposed amendment will result in positive economic growth that will strengthen the
availability of workforce housing to support both the overall housing options available within
the community and provide close-in local housing in direct support of the Pioneer Industrial
Park which is the primary employment driver for the community. A recent apartment housing
analysis indicates that apartments are in very short supply in Canby, with word of mouth of
openings the only real marketing needed for vacancies which have waiting lists at many
locations. The apartment housing stock is quite old with the community in need of an
additional modern amenity optioned choice.

Providing apartments in the proposed location has obvious housing benefits to the community
and specifically to employers within the Pioneer Industrial Park as well as future resident
advantages due to the proximity of the adjacent commercial shopping center, convenient
access for getting in and out of town and adjacency to the medical facility, and Arneson park.
Most promising is that a close-in work and housing opportunity is likely to be available to
serve industries within Pioneer Industrial Park, making walking to work and shopping a real
possibility for future residents.

There are potential compatibility issues when locating residential housing near a rail spur and
adjacent to industrial uses. However, the primary compatibility issues of noise, smells, and
possible building vibration from passing rail and aesthetic concerns can be satisfactorily
ameliorated through appropriate screening and buffering, sound and vibration attenuating
construction techniques, and in this instance by limiting the intensity of uses allowed on the
adjacent commonly owned 5 acre property which is to retain its M-2 zoning designation. Staff
proposes zoning conditions of approval to ameliorate the compatibility issues indicated. With
the zoning conditions in place, this proposed zone amendments and the resulting multi-family
housing project should on balance improve and strengthen economic opportunities in Canby.

Goal 12 — Transportation: The findings related to the area transportation system impacts
provided in the applicant narrative come directly from a Traffic Study required by the City and
paid for by the applicant. The Traffic Study prepared by DKS Associates notes that the
proposed rezone results in a reasonable worst case development scenario that increases traffic
enough at the Hazel Dell Way and Sequoia Parkway intersection coming out of Fred Meyer
(778 daily trips) to trigger a TPR defined “significant impact (over 400 daily trips) that
required nearby intersection operational analysis. The existing operational analysis at the
Hazel Dell Way and Sequoia Parkway intersection was shown to not meet the City standard of
LOS E. Therefore, a TPR imposed mitigation requirement is assigned to show how the City
intends to correct this deficiency if the rezone is to move forward. Staff has provided a letter
outlining how staff has proposed a future signal light to be funded in a reasonable future period
by amending the City’s TSP to add this proposed signal project by removing an existing TSP
listed capital improvement project having a similar cost. The applicant and staff are waiting for
approval of the plan for a signal upon submittal of an addendum to the Traffic Study requested
by ODOT focusing on additional queuing analysis to assure the signal is not too close to 99E
and that “warrants” for itS erection are adequately satisfied. A final decision on this
application request should be contingent on acceptance of the recommended TPR mitigation
solution for a traffic signal by ODOT.
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CMC 16.20 — High Density Residential Zone - Findings

The applicant’s eventual development objective to construct approximately 166 multi-family
apartment dwelling units requires a rezone to the R-2 High Density Residential district chosen.
The R-2 zone is the only residential zone which allows multi-family development. The
minimum residential density development standard of 14 units per acre would require at least
106 dwelling units. There is no current maximum density requirement. The proposed
development of approximately 166 units exceeds the minimum standard required.
Conformance with this code standard will be met.

CMC 16.54.040 - Amendments to Zoning Map - Findings
Staff accepts the findings contained in the applicant’s narrative as satisfactory demonstration of
conformance and consistency with the City’s Comprehensive Plan, and the plans and policies
of the county, state and local districts, as well as demonstration that required public facilities
and services are available 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..

CMC 16.54.060 — Improvement Conditions - Findings

In order to help protect the health, safety or general welfare of the existing businesses within
the Pioneer Industrial Park and to assure compatibility with the industrial surroundings for
residents of the future Canby Commons apartments; staff recommends imposing several
conditions as a requirement of the zone change pursuant to the provisions of this section of the
code. Staff has considered the potential impact of the costs of these conditions on the much
needed housing. We believe some basic assurances are needed with this rezone and should not
be left up to negotiation at the time of development approval. The proposed conditions are
outlined in five areas indicated below.

Screening & Buffering: This rezone places a future high density residential apartment complex
on the edge but within close proximity to an existing partially built out industrial park. In
addition, it is proposed adjacent to the Oregon Pacific Railroad which is a Mollala Branch spur
off of the primary Union Pacific line running through Canby. This railroad spur has limited
activity now but that might increase over time. Proximity to these two known factors raises a
need to provide adequate screening and buffering of the residential units to help assure a
quality residential environment and to assist in reducing future complaints that might arise
from living in proximity to industrial uses. Staff proposes to impose a required 25-foot wide
landscape buffer adjacent to the commonly owned 5 acre parcel retaining M-2 zoning and the
railroad spur except where garage units or internal drive and parking is provided within this
area in which case the required landscape buffer shall be 15-foot wide. Either required
landscape buffer area shall be required to plant appropriate evergreen plant materials that will
provide a visually opaque privacy screening from the ground up to approximately 20 feet in
height at maturity.

Sound & Vibration: As mentioned above, this rezone places a future high density residential
apartment complex on the edge but within close proximity to an existing partially built out
industrial park and adjacent to an active railroad spur line. There is known noise generation
from uses within the industrial park that are in conformance with City noise standards but that
may poise a compatibility issue for a high quality residential environment if a higher level of
construction than normal is not provided to attenuate such noise. Staff has been informed that
existing homes in more than one location adjacent to the Union Pacific railroad through Canby
experience vibration within their homes when trains pass by. It is not certain that vibration
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would be a problem on the rail spur sense speed of the rail activity is considerable slower but
noise is likely to present a nuisance as it does in other areas of town where residential uses abut
a railroad. Proximity to two known sources of noise which may pose a risk to a quality
residential environment raises a need to consider providing noise attenuation through
heightened level of building construction. Staff proposes a condition with the rezone to require
the applicant 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 to 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.

Limit Intensity of Uses on Adjacent Commonly Owned 5 Acre Parcel:

The applicant owns two separate adjacent tax lots that comprise 12.5 acres. They are planning
to adjust the boundary of these two tax lots to accommodate their rezone of 7.6 acres for the
future Canby Commons apartments which will leave a 5 acre parcel with the existing M-2
Heavy Industrial Zoning. The applicant currently has control over what kind of uses might go
on this 5 acre track in the future. However he could also sale the remaining tract at any time.
The applicant has indicated that he prefers developing this industrial zoned property with light
industrial type development to better protect his apartment project investment which he plans
to construct and manage as well at this time. The applicant has indicated to staff that they are
not opposed to a possible restriction of allowed uses on the 5 acre parcel to light industrial
uses.

In addition, written testimony submitted from the adjacent property owner would also like to
see his industrial zone interests protected by restricting a future zone change of the 5 acre
parcel to a residential or commercial zone district unless property on both adjacent sides are
also rezoned the same.

In recognition that the possible development of future heavy industrial uses right adjacent to a
new apartment complex could be detrimental to a quality residential environment, and that a
neighboring property owner and city staff are not supportive of a possible rezone to include the
5 acre tract in the future; staff proposes two conditions to restrict uses on the 5 acre tract. The
first condition proposed is through a recorded deed restriction to limit the allowed uses on the
M-2 zone 5 acre tract to only those uses outlined to be “outright permitted” uses in the current
M-1 Light Industrial Zone within the Canby Planning and Zoning Ordinance without option
for uses otherwise listed as allowed in both the M-1 and M-2 as allowed with approval of a
Conditional Use Permit. The second condition proposed is through a recorded deed restriction
to prohibit a future Comprehensive Plan Map Amendment or Zoning Map Amendment to any
residential or commercial zone district unless property on both adjacent Sequoia Parkway
frontage sides are also to be rezoned or have already been rezoned to the same proposed zone
district.

Driveway Access Point Limit:

The applicant’s property ownership consists of two legally existing and separate properties
identified as separate tax lots. The City has an adopted 200 foot driveway access spacing
standard for Sequoia Parkway. Driveway location spacing is usually decided and finalized with
approval of actual development plans. However, in this instance there is substantial evidence
available through the applicant’s submittal of conceptual future layouts for both the Canby
Commons apartments and for the remaining industrial zoned tract that spacing from existing
driveways on adjacent developed property and between uses on the applicant’s two properties
that the 200 foot separation standard will not be met. There is some leeway when applying
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access management limitations when existing property cannot otherwise reasonably have a
means of access. In order to provide a clear expectation for meeting the City’s driveway
access spacing standards up front with the rezoning but also provide flexibility for where those
access points might eventually lie when development plans are known, staff proposes to
impose a condition to restrict total driveway access between the applicant’s two legally
existing parcels to two unless they can adequately demonstrate full compliance with the 200
foot spacing standard which applies to all existing driveways as well as proposed new
driveways during development application approval.

Recommended TPR Mitigation:

As previously mentioned elsewhere in this report, the Traffic Impact Study performed with this
rezone indicated that mitigation was necessary to correct a deficiency in the level of service at
the Sequoia Parkway and Hazel Dell Way intersection for which the rezone adds additional
trips. A supplemental traffic analysis memorandum provided by DKS Associates as requested
by ODOT, indicates this intersection does not meet City LOS standard today but does not
currently “warrant” the installation of a signal at this time. A signal is warranted sometime
between now and the 2030 forecast period. The additional analysis confirms the eventual need
for a signal and the benefits it will provide to local traffic using this intersection and confirms
that queuing will not adversely impact through traffic at the 99E and Sequoia Parkway
intersection. Staff is hopeful that ODOT will agree with this additional analysis and accept the
recommendation to amend the TSP and add this traffic signal as an appropriate TPR mitigation
measure. However, at the time of preparing this report ODOT has not yet had an opportunity
to review and respond to the supplemental traffic analysis. We must have ODOT’s support
for the proposed traffic signal TPR mitigation before final action on this rezone request
can take place or an appropriate alternative option in place.

Staff has been advised that it would be considered appropriate, and that Section 16.08.150(K)
of the Land Development Ordinance authorizes the City to have the applicant contribute to the
eventual traffic signal installation in rough proportion to the transportation impact of the
proposed development. Calculations provided by the City’s traffic engineer indicate that the
rezone (and eventual development of the Canby Commons apartments) would contribute
approximately 30 pm peak hour vehicle trips through the intersection (60% to the north and
40% to the south). The existing pm peak hour volume is 800 total trips entering the
intersection compared to future 2030 pm peak hour volumes projected with the rezone of 1,540
total trips entering. This demonstrates that the Canby Commons project allowed through
approval of the rezone would contribute approximately 4-percent of the eventual traffic at this
intersection (30/(1,540-800)). Staff recommends consideration of requiring a condition of
approval of the rezone for the applicant to contribute 4% of the low estimate for the installation
of the traffic signal and possible restriping of lanes which is estimated to range from 3 to
$400,000. This would amount to a rough proportional share contribution of $12,000 dollars. It
should be pointed out that the applicant will also be required to pay applicable transportation
system development charges for each dwelling unit built which at 166 units at the current rate
of $2,184.36/unit would contribute $362,603 to transportation system capital improvement
projects listed as needed to serve future growth in the Transportation System Plan. We should
be able to collect both fees identified above and therefore staff has suggested a condition of
approval of the rezone to require a proportional contribution for a future signal installation at
the intersection of Hazel Dell Way & Sequoia Parkway of $12,000.

CMC 16.58 - Lot Line Adjustment - Findings
Staff accepts the findings contained in the applicant’s narrative as satisfactory demonstration of
conformance with the review criteria for approval of a lot line adjustment. The exact boundary
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of the adjusted property line will be required through a survey in producing a re-plat that the
County will likely require to implement approval of a lot line adjustment that involves lots that
are part of existing platted subdivisions. Staff’s research of these legal lots of record indicate
the tract to be rezoned is part of the Canby Market Center plat which is recorded plat #3578
and that the other smaller parcel is part of Zimmer Commerce Center plat which is recorded
plat #4270.

CMC 16.88.180 — Comprehensive Plan Amendments, (D) Quasi-judicial Plan Amendment
Standards and Criteria - Findings
Staff accepts the findings contained in the applicant’s narrative as satisfactory demonstration of
conformance with the review criteria of this code section.

CMC 16.88.190 - Conformance with Transportation System Plan and Transportation Planning

Rule - Findings
A Transportation Impact Study was performed in conjunction with the application with the
primary purpose to determine if the proposed comprehensive plan amendment and zone map
amendment would significantly affect a transportation facility in accordance with the
Transportation Planning Rule (OAR 550-012-0060). Staff adds the following findings with
regard to satisfying the TPR requirement. The study determined that the rezone would add
enough new additional trips to the Hazel Dell Way and S Sequoia Parkway intersection under
the reasonable worst-case scenario development assumption to trigger a “significant impact”
requiring nearby intersection operational analysis. The Hazel Dell Way and S Sequoia
Parkway intersection was found to currently not meet one of two city adopted traffic efficiency
mobility standards and would be out of compliance with both efficiency standards — both Level
of Service and Volume to Capacity Ratio in the TSP future 2030 forecast horizon. The TPR
requires mitigation when mobility standards below adopted standards are lessened to correct
the deficiency. The Traffic Study recommended that the City undertake a strategy to
implement signalization at the problem intersection. Staff has submitted a letter indicating the
specific strategy the City intends to pursue to comply with the TPR mitigation requirement
should this rezone be approved. It includes amending the TSP to include a signal at S Sequoia
Parkway/S Hazel Dell Way in the financially constrained project list and to amend the System
Development Charge (SDC) project priority list to include this project by removing another
project of similar cost but less priority from the fundable list.

ODOT raised concern about the proximity of the signalization so close to the State Highway
signal at Sequoia Parkway and 99E and asked for supplemental analysis. The applicant agreed
to pay for this additional analysis that has been prepared by DKS and is included as an
attachment to this report and is currently under review by ODOT. We must have ODOT’s
support for the proposed traffic signal TPR mitigation before final action on this rezone
request can take place or an appropriate alternative option in place.

CMC 16.89 Application and Review Procedures - Findings
The applicant has complied with all application review procedures, including holding a pre-
application conference, submittal and payment of the appropriate applications, and holding of a
neighborhood meeting. However, the applicant has not yet forwarded a summary of the results
of the neighborhood meeting for the record. They indicated they would do so and have
received a prompt from staff to do so.
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SECTION I1l1 - PUBLIC AND REFERRAL AGENCY COMMENTS:

Public Comments:

Neighborhood Mtg.: The attendance sheet submitted by the applicant indicated 5 people attended the
meeting held at the community room in the Canby Police building. The attendees represented
nearby business interests. A comment was made from Trend Business Center about providing an
adequate buffer between the apartments and the business operations at Trend. The remaining
future industrial site appeared to offer the desired use buffering if it retains its current industrial
zone. We have asked that a summary of the meeting discussions or questions be submitted for
the record.

Canby Bicycle and Pedestrian Advisory Committee: Review of the zone change request by committee
members was favorable and they recommended that if approved that 2 specific design features
be a part of the apartment development site design plan. The provision of an at grade or above
grade crossing to the logging road trail, and an entrance into Arneson Park from the apartment
side of the park to promote safe and active transportation options within the community. Staff
Response: The eventual success of implementing a direct crossing of the adjacent Oregon Rail
to connect with the logging road trail will be dependent on owner or leasee agreement to do so.

Public Comments: Trend Business Center LLC submitted a letter indicating support for the rezone if 5
specific items could be assured or adequately addressed as follows in summary: 1 & 2) limit the
total 12.5 acre property to only one driveway to maintain ordinance required spacing of 200 feet
between driveways. Staff has proposed a zone condition that would limit the driveways allowed
to one for each existing parcel or in a otherwise in a shared arrangement. Spacing standards are
not expected to be met from all driveways, but will be evaluated at the time of development plan
approval to provide the least impactful arrangement with traffic safety in mind while still
allowing a guaranteed right of access to existing parcels and a reasonable means of developing
those properties, 3) ensure the remaining 5 acre parcel remains zoned for industrial uses to
reduce residential/industrial conflicts related to noise, sight, vandalism, and traffic between the
apartments and the remainder of Canby Pioneer Industrial Park, 4) reduce potential for conflicts
between residential and industrial uses related to noise, sight, and vandalism by requiring an
ornamental metal fence around the entire perimeter of the complex with a gate. Staff Response:
This is a development review matter usually addressed with review of an actual proposed site
plan. However, evidence supports that driveway spacing is likely to be an issue during the
development phase if this rezone is approved, so staff has recommended a condition of approval
to set forth a restriction with regard to the driveway spacing standard. A comment sheet was
also received from Pioneer Property, LLC, the landlord for the operating company, Pioneer
Pump, Inc. They have several concerns about introducing residential uses within the Pioneer
Industrial Park, fearing that usual industrial park activities are best separated from residential
uses. Staff Response: This is a policy decision as zoning was originally set up to separate uses
that are not always deemed to be the best of neighbors, but evidence within this report
demonstrates that close proximity of differing uses can be done successfully if necessary traffic,
screening/buffering, and appropriate construction techniques are utilized and guaranteed.

Agency Comments:
Development comments received from the following agencies are included as attachments:
1. Canby Fire District
2. Contract City Engineer
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SECTION III - STAFF CONCLUSION/RECOMMENDATION:
Based on the application submitted and the facts, findings, and conclusions of this report and
the applicants provided submittal, staff concludes that the request is consistent with the City’s
Comprehensive Plan and Statewide Planning Goals, that all public service and utility
provisions to the site are available or can be made available through the subsequent approval of
a development plan, and that all other applicable approval criteria have been met or will be met
with recommended conditions.

Staff recommends that the Planning Commission forward a recommendation for approval of
the Comprehensive Plan Map Amendment and Zoning Map Amendment (Files #CPA & ZC
15-01) and Lot Line Adjustment (File #LLA 15-04) to the City Council subject to the
following conditions of approval:

Conditions of Proposed Change in Zoning

1. 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 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.

2. 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.

3. 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.

4. 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.

5. 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.

6. The applicant shall contribute 4% of the low estimate for the installation of a traffic signal
and associated possible restriping of lanes which is estimated to range from $300,000 to
$400,000. This would amount to a rough proportional share contribution $12,000 to the
City dedicated specifically for future funding of this signalization project as identified by
condition of approval with this rezone to be added to the City’s TSP and SDC capital
improvement list.

7. City agreement with 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)
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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.

Conditions of the Lot Line Adjustment (Not a part of Rezone Ordinance)

1. The applicant shall have the property surveyed for purposes of establishing the exact
boundaries of the lot line adjustment and to satisfy the re-plat requirements that the County
is likely to require to implement a lot line adjustment approval when involving previously
platted lots.

2. The applicant is responsible for obtaining approval from utility providers for the relocation,
vacation, and/or addition of public utility easements, if necessary. Existing easements and
new easements shall be provided on any required re-plat for recording the lot boundary
adjustment.

3. The lot line adjustment implementation recordation shall occur within one year of approval
or submit a request with reason for an extension.

NOTE: At the time of preparing this report ODOT has not yet had an opportunity to
review and respond to the supplemental traffic analysis justifying the traffic signal as an
appropriate TPR Mitigation. The City must have ODOT’s support for the proposed
traffic signal TPR mitigation before final action on this rezone request can take place.

SECTION IV - ATTACHMENTS/EXHIBITS:
1. Application Forms — Comprehensive Plan Amendment, Zone Map Amendment, Lot Line
Adjustment
2. Applicant Narrative — The Proposal, Site History, Canby Statistics, Executive Summary,
Applicable Review Criteria & Findings
3. Maps — Site Map, Tax Lot Map, Application Notice Map, Conceptual Site Development-
Apartments parcel & Industrial parcel
Traffic Impact Study — DKS 4.08.15 Memorandum
Supplemental Transportation Analysis — DKS Memorandum 8.07.15
TPR Mitigation Letter 7.27.15 Planning Director
Neighborhood Meeting Notice Letter, Attendance Sheet, & Meeting Summary
Pre-application Conference Summary & Planning Memo
Agency Comments — Pretreatment Coordinator, Contract City Engineer 7.20.15 Memo, Fire
District, Canby Telcom
10. Citizen Comments — Pioneer Property, LLC/Pioneer Pump, Trend Business Center/Scott
McCormack, Canby Bicycle and Pedestrian Advisory Committee

©oN R
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City of Canby
Planning Department
111 NW 2™ Avenue
P.O. Box 930
Canby, OR 97013

Fax: 503-266-1574

LAND USE APPLICATION

COMPREHENSIVE PLAN
ph:503-266-7000  AMIENDMENT — Process Type IV

APPLICANT INFORMATION:(Check ONE box below for designated contact person regarding this application)

1 Applicant Name: Aaron Jones Phone: 503.358.5005
Address: 4200 SE Columbia Way, Suite F Email: @ @urbanidm.com
City/State: Vancouver, WA Zip: 98661

[1 Representative Name: Phone:

Address: Email:

City/State: Zip:

O Property Owner Nap?; eff Gordon

P

Signature:

360.433.9487

Phone:

Address: 4200 Columbia Way, Suite F

Email: Jeff@urbanidm.com

City/State: Yantouver, WA Zip: 98661
O Property Owner Name: Phone:
Signature:
Address: Email:
City/State: Zip:

NOTE: Property owners or contract purchasers are required to authorize the filing of this application and must sign above

O All property owners represent they have full legal capacity to and hereby do authorize the filing of this application and certify that

the information and exhibits herewith submitted are true and correct.

® All property owners understand that they must meet all applicable Canby Municipal Code (CMC) regulations, including but not

limited to CMC Chapter 16.49 Site and Design Review standards.

© All property owners hereby grant consent to the City of Canby and its officers, agents, employees, and/or independent contractors
to enter the property identified herein to conduct any and all inspections that are considered appropriate by the City to process this

application.

PROPERTY& PROJECT INFORMATION:

235 S. Sequoia Parkway 12.52 Acres 31E34C04900 31E34C02101
Street Address or Location of Subject Property Total Size of Assessor Tax Lot Numbers
Property
None M2
Existing Use, Structures, Other Improvements on Site Zoning Comp Plan Designation

HDR High Density Residential

Describe the Proposed Development or Use of Subject Property

STAFF USE ONLY
CPA & ZC 15-01 6-19-15 If/bb
FILE # DATE RECEIVED RECEIVED BY RECEIPT # DATE APP COMPLETE
Page 1o0f4
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PRE-APPLICATION CONFERENCE-INSTRUCTIONS

Pre-Application Conferences are designed to provide applicants the opportunity to present land use development
proposals to City staff prior to the actual land use application process. This advance discussion allows applicants
an opportunity to ask questions about the applicable city codes, required permits, hearing and noticing and
estimated processing timelines. The Pre-Application Conference also allows City staff an opportunity to review
preliminary plans, and to provide comments to applicants regarding the project and design. This feedback early in
the planning process can help applicants avoid major plan revisions that are more cumbersome to change after an
actual application submittal.

Applicants should keep in mind that, due to the preliminary nature of information discussed during Pre-
Application Conferences; City staff reserves the right to determine permitting requirements upon receipt of an
official application. Information obtained during a Pre-Application Conference is subject to subsequent changes in
the Canby Comprehensive Plan, Canby Municipal Code, and/or any other applicable regulations. A Pre-Application
Conference does not “vest” (lock in any fees or development requirements) a project in any way.

Once your pre-application has been submitted, it will be reviewed by the Planning Department. You will be
notified of any changes and returned to the Planner for approval. When you have the approval you will take
sixteen (16) paper copies and one copy in electronic format to the Office Specialist at Public Works who will
contact you to set up your conference. At this conference representatives from the following City departments and
public agencies will be in attendance: Public Works, water, telephone, cable, gas, electric, Clackamas County (if
needed), Canby Fire District, Oregon Department of Transportation (if needed), Planning, Engineering and Parks.

All required application submittals detailed below must also be submitted in electronic format. The City may
request further information at any time before deeming the application complete. Required application
submittals include the following:

Applicant City
Check  Check

ET [] Submit one copy of your proposed pre-application submittal, addressing the minimum pre-
application requirements listed below, to the Planner for review and comments.

]

[] Once you have made any needed changes per the planning department, submit sixteen (16) paper
copies of this application packet to the Office Specialist at Public Works (1470 NE Territorial Road)
who will schedule your Pre-Application Conference.

Submit an electronic copy of this application packet to the Planning Department

Payment of appropriate fees — cash or check only. Refer to the city’s Master Fee Schedule.

Narrative — A detailed narrative description of your proposal and any specific questions you want
the City to respond to at the Pre-Application Conference.

{ HN N
O OO0

Site/Plot Plan drawn to scale showing:
00 Property lines (legal lot of record boundaries)
Lot area
Impervious surface area
Location and size of all proposed hardscape, including driveways, parking lots, compact
cars and handicapped spaces, loading areas, bicycle paths, bicycle parking, sidewalks,
and pedestrian ways
Location, size, & heights of existing and proposed structures
0 Proposed elevations
[0 Distances between structures and other significant features, including property lines,
yards and setbacks, building area,
P23 of 3
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[J Layout of all proposed structures, such as buildings, fences, signs, solid waste collection
containers, mailboxes, exterior storage areas, and exterior mechanical and utility

equipment
0 Significant tree locations (all trees over 6 inches)
[0 Location and dimensions of easements

0 Location of utilities - storm, sanitary sewers and water (including size of service and

street location)

] Location, width, and names of all existing or planned streets, other public ways, and
easements within or adjacent to the property, and other important features

[J Existing and proposed driveway widths

0 Location of any forested/wetland area, water bodies, or other significant natural

features
O Location of and distance to fire hydrant(s)

[0 Location and profile drawings of all proposed exterior signage

g’ [ ] Slope map (if area is over 25% slope)

Nonresidential Projects Wastewater Information

**Businesses are required to complete an Environmental Survey from the City of Canby Public Works Department prior to

receiving a business license.
Do you plan on discharging anything other than domestic waste?

Will you be discharging any wastes that were produced during an industrial process or the
manufacturing of a product?

Are you proposed to have floor drains that will be connected to sanitary sewer?

Oves @/l\}o

DYes @T\lo
QYes Mo
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CITY OF CANBY

ZONE MAP CHANGE APPLICATION
Fee $2,640
OWNERS APPLICANT**

Owners Jeff Gordon Name Aaron Jones

Address 4200 SE Columbia Way., Suite F Address 4200 SE Columbia Way. Suite F

City _Vancouver State _'WA _ Zip __98661 _City _Vancouver State _"WA _ Zip __ 98661
Phone _360.433.9487 Fax Phone __503.358.5005 Fax
E-mail __Jeff@columbiatechcenter.com E-mail __aj@urbanidm.com

Please indicate who is to receive correspondence (i.e. staff reports etc) and what format they are to be sent
Owner Email US Postal Fax

Applicant EmW /S Postal Fax
OWNER'’S SIGNATURE V///:/ ]

DESCRIPTION OF PROPERTY

Address _ 235 S Sequoia Parkway Oregon Cit R

Tax Map Tax Lot(s) _31E34C04900, 31E34C02101 Lot Size __12.52
(Acres/Sq.Ft)

Existing Use _ M2

Proposed Use _ HDR

Existing Structures _NONE

Zoning _M2 Comprehensive Plan Designation

Project Description _HIGH DENSITY APARTMENT HOUSING

Previous Land Use Action (If any) _NONE
FOR CITY USE ONLY

File # :

Date Received: By:

Completeness:

Pre-App Meeting:

Hearing Date:

**If the applicant is not the property owner, they must attach documentary evidence of their authority to act as
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agent in making this application.
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ZONE CHANGE APPLICATION: INSTRUCTIONS TO APPLICANTS

All materials must be submitted in .pdf format on CD

1. The applicant will be required to hold a neighborhood meeting with adjacent property owners and

neighborhood representatives prior to submitting their application, unless this requirement is
waived by the City.

2. An application for amendment by a property owner or his authorized agent shall be filed with the

City Planner on forms prescribed for the purpose, typed or printed and the application shall
include the following.

Applicant  City
Check Check
A. Comprehensive Plan designation of the property.

B. The application shall be accompanied by a written statement on 8 % x 11” paper
and electronically in MS Word explaining the existing use of the property and the
need for the change in zoning.

C. Alist of property owners within 500 feet of the subject property, on mailing labels
(1" x 2-5/8") and in electronic form. If the address of a property owner is
different from the address of a site, a label for each unit on the site must also
be prepared and addressed to “occupant.” A list of property owners may be
obtained from a title insurance company or from the County Assessor. If
applicable, labels must be prepared for any property owners and sites that will be
“islanded” by the proposed annexation.

D. Appropriate fee.

E. Twenty (20) copies of the application and all corresponding attachments on 8.5’x11”
paper and electronically in .pdf format.

F. Site plan, drawn to scale (not greater than 1"=50") on paper no less than 8.5"x11”
and no larger than 18”°x24” and .pdf format indicating:

1. The location of existing buildings (if any);
2. The location of streets, sewer, water, electric, and other utility services:
3. Major topographic and landscape features.

G. One (1) copy in written format and .pdf format of the minutes of the neighborhood
meeting as required by Municipal Code 16.89.020 and 16.89.070. The minutes to
include the date of the meeting and a list of attendees.

3. Staff will check the application, making sure that it is complete and all fees are paid. Copies of
the application materials are routed to various City/State/County departments, as applicable, for
their comments. Along with the comments received from others, the application is reviewed for
completeness. The City Planner will accept or return the application with a written list of
omissions within thirty (30) calendar days of the submittal.

4. Staff investigates the request, writes a staff report, places a public notice in the newspaper,
notifies surrounding property owners, and makes all facts relating to the request available to the
Planning Commission and all interested parties.

City of Canby — Zone Map Change Application - Page 3 of 4
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5. The staff report will be available ten (10) days prior to the hearing.

6. The Planning Commission holds a public hearing after the determination of a complete
application. At the hearing the staff report is presented. Testimony is presented by the applicant,
proponents and opponents, followed by rebuttal from the applicant.

7. The Commission then issues findings of fact which support approval, modification or denial of the
application and passes such recommendation on the City Council for final action within forty (40)
calendar days after the close of the hearing.

STANDARDS AND APPROVAL CRITERIA FOR A ZONE CHANGE

In judging whether or not the zoning should be amended or changed, the Planning Commission 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 facilites 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.

Upon receipt of the record of the Planning Commission proceedings, and the recommendation of the
Commission, the City Council shall conduct a review of that record and shall vote to approve, deny, or
approve subject to modification, the recommendation of the Planning Commission. The City Council
shall hear the arguments based upon the record. Additional or supplemental information not included
within the original record shall not be considered. The arguments on the record shall not be conducted
as a public hearing.

16.54.060 IMPROVEMENT CONDITIONS

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 zone change. Allowable conditions of approval may include, but
are not necessarily limited to:
1. Street and sidewalk construction or improvements.
2. Extension of water, sewer, or other forms of utility lines;
3. Installation of fire hydrants.

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 of 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.
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Cityofcanby LAND USE APPLICATION

111 NW 2nd Avenue

poBox930  LOT LINE ADJUSTMENT

Canby, OR 97013
s03)266-7001 Type Il Process

APPLICANT INFORMATION: (Check ONE box below for designated contact person regarding this application)

0 applicant Name: AATON JONES prone: 903.358.5005

Address: 4200 SE Columbia Way, Suite F Email: 8] @ urbanidm.com
City/state: Vancouver, WA zip: 98661

[ Representative Name: Phone:

Address: Email:

City/State: Zip:

O property owner name €T GOFAON phone: 300.433.9487
Signature: W e G

Address: 4200/8E Columbia Way, Suite F Email: jeff@ urbanidm.com
City/State: Vancouver, WA Zip: 98661
[ Property Owner Name: Phone:
Signature: .
Address: Email:
City/State: Zip:

NOTE: Property owners or contract purchasers are required to authorize the filing of this application and must sign above

@ All property owners represent they have full legal capacity to and hereby do authorize the filing of this application and certify that
the information and exhibits herewith submitted are true and correct.

@ All property owners understand that they must meet all applicable Canby Municipal Code (CMC) regulations, including but not
limited to CMC Chapter 16.49 Site and Design Review standards.

© All property owners hereby grant consent to the City of Canby and its officers, agents, employees, and/or independent contractors
to enter the property identified herein to conduct any and all inspections that are considered appropriate by the City to process this
application.

JI 'Y & PROJECT INFORMATION:
235 S. Sequoia Parkway

Street Address or Location of Subject Property

None

Existing Use, Structures, Other Improvements on Site Zoning Comp Plan Designation

HDR High Density Residential

Describe the Proposed Development or Use of Subject Property

STAFF USE ONLY

FILE # DATE RECEIVED RECEIVED BY RECEIPT # DATE APP COMPLETE

Page1of 4
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LOT LINE ADJUSTMENT- TYPE Il INSTRUCTIONS

All required application submittals detailed below must also be submitted in electronic format on a CD, flash
drive or via email. Required application submittals include the following:

Applicant City
Check  Check

] [1 One (1) copy of this application packet. The City may request further information at any time before
deeming the application complete.

] [] Payment of appropriate fees - cash or check only. Refer to the city’s Master Fee Schedule for
current fees. Checks should be made out to the City of Canby.

] [1 Ten(10) paper copies of the proposed lot line adjustment, printed to scale no smaller than 1”=50".
The plans shall include the following information:
[l Vicinity Map. Vicinity map at a scale of 1"=400" showing the relationship of the project site
to the existing street or road pattern.
[ Site Plan-the following general information shall be included on the site plan:
00 Date, north arrow, and scale of drawing;

[l Name and address of the developer, engineer, architect, or other individual(s) who
prepared the site plan;

[0 Property lines (legal lot of record boundaries);

U Location, width, and names of all existing or planned streets, other public ways, and
easements within or adjacent to the property, and other important features;

[l Location of all jurisdictional wetlands or watercourses on or abutting the property;

0  Finished grading contour lines of site and abutting public ways;

0  Location of all existing structures, and whether or not they are to be retained with the
proposed development;

00 Layout of all proposed structures, such as buildings, fences, signs, solid waste collection
containers, mailboxes, exterior storage areas, and exterior mechanical and utility
equipment;

U Location of all proposed hardscape, including driveways, parking lots, compact cars and
handicapped spaces, loading areas, bicycle paths, bicycle parking, sidewalks, and
pedestrian ways;

[0 Callouts to identify dimensions and distances between structures and other significant
features, including property lines, yards and setbacks, building area, building height, lot
area, impervious surface area, lot densities and parking areas;

[0 Location of vision clearance areas at all proposed driveways and streets.

[l Alllegal lot lines, north arrow, lot size and dimensions, location of public and private
easements, and location and names of all adjacent streets.

[0 Any major topographic or landscape features, driveways, wells, septic tanks, drain
fields, and jurisdictional watercourses or wetlands on or abutting the property. Asa
reminder, the property owner is responsible for meeting all state/federal wetland and
waterway regulations.

[l Location and description of all existing and proposed structures. Call out the distance
between the structures and proposed new lot line locations.
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10.

11.

LOT LINE ADJUSTMENT -~ TYPE II: APPLICATION PROCESS

Prior to submitting an application, all applicants are encouraged to request a pre-application meeting with
the City, or the City Planner may determine that a pre-application meeting is necessary after an application
has been discussed or upon receipt of an application by the City. To schedule a pre-application meeting, an
applicant must submit a completed pre-application form and set of preliminary plans to the City Planner,
and after receiving the Planner’s initials, must then make and take 16 copies of the pre-application
materials to the Canby Public Works Department to schedule the pre-application meeting. The City does
not charge a fee for a pre-application meeting.

At the time an application is submitted to the City, payment of all required application processing fees is
required. An application will not be accepted without payment of fees. City Staff can provide you with
information concerning application fees.

Staff will check the application, making sure that it is complete and all fees are paid. Copies of the
application materials are also routed to various City/State/County departments, as applicable, for their
comments. The City Planner will accept or return the application with a written list of omissions within
thirty (30) calendar days of the submittal.

Notice of the application is mailed to all property oWners and residents within 100 feet of the property.
The property owners and residents are given 10 days to submit written comments.

Staff investigates the application, including comments received, and writes a decision. The staff’s decision
is mailed to the applicant, to the property owners and residents who received the original notice, and to
any one else who submitted comments during the comment period; and opportunity is given to appeal the
decision.

An appeal must be requested in writing within 10 days of the date the decision notice is mailed. If an
appeal is requested, the applicant is required to pay an additional $1,600 application processing fee to
cover the cost of the appeal hearing.

Prior to the appeal hearing, the City will prepare notice materials for posting on the subject property. This
material must be posted by the applicant at least ten (10) days before the public hearing.

The staff report will be available to all interested parties seven (7) days prior to the hearing.

The Planning Commission holds a public hearing on the appeal request. Unless the Planning Commission
decides to hear the appeal de novo, only testimony regarding items already in the record is permitted, and
no new information may be entered. The staff report is presented to the Commission. Testimony is
presented by the appellant, the applicant, proponents and opponents.

The Commission then makes findings of fact, and issues a decision to either uphold the original decision,
modify the original decision, or overturn the original decision. The Planning Commission’s decision may be
appealed to the City Council.

The property owners have one (1) year from the final approval to complete the property line adjustment
process. It the adjustment involves the relocation or elimination of a platted lot line, the property owners
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must record a replat with the Clackamas County Surveyor’s office. If the adjustment involves the relocation
or elimination of a lot line created by deed, the property owners must record the property line adjustment
and new legal descriptions with the Clackamas County Clerk recorder’s office.

LOT LINE ADJUSTMENT - TYPE II: STANDARDS AND CRITERIA

Under Section 16.58.0300f the Canby Municipal Code, an application forLOT LINE ADJUSTMENTapproval shall be
evaluated based on the following standards and criteria:

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. Except, however, that lot line
adjustments are permitted on nonconforming lots and lots with nonconforming structures provided that
the nonconforming lots and structures will be no less in conformity as a result of the lot line adjustment.

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.
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THE PROPOSAL

This land use application narrative has been prepared in support of a comprehensive plan map amendment and
zoning map amendment for the property at 235 S. Sequoia Parkway in Canby, Oregon. The proposed amendments
are for 7.6 acres of a 12.6 acre site in the eastern portion of Canby. The other 5 acres of the site would remain in
industrial zoning for future employment use. The comprehensive plan map designation is proposed to change from
heavy industrial to residential. The zoning code designation is proposed to change from M-2 (Heavy Industrial) to R-
2 (High-Density Residential).

A lot line adjustment that would result in these two acreages is proposed as part of this submittal package. The
proposed amendment will allow the development and construction of a 166- to 175-unit multi-family residential
project that will provide much needed local housing in Canby. However, this application is for the consideration of
the comprehensive plan map and zoning map amendments. The multi-family project will be reviewed through a
separate design review land use process once the zone change is completed.

SITE HISTORY

The site is adjacent to Fred Meyer along its northwest property line and beautiful Arneson Garden Park adjacent to
the northeast portion of the site. Canby Area Transit (CAT) provides bus transportation through town as well as a
direct connection to the Oregon City Transit Center, where Tri-Met connects riders to all other parts of the Metro
region. The nearest CAT stop is at the Fred Meyer, adjacent to this site and less than a % mile walk for future
residents.

The property owners purchased the site 7 years ago and have aggressively marketed the property for industrial use
ever since. The site has garnered little attention from industrial users, despite the below market value price listed
for the 12.5 acre parcel. The site’s dimensions and irregular shape, as well as the large amount of industrial
property in Canby, have played a role in the owner’s inability to sell the site for industrial use.

CANBY STATISTICS

While industrial land in Canby is in large supply, as detailed later in this report, the availability of high density
residential land to construct workforce housing is severely limited. In multiple surveys and interviews, Canby
business owners and managers have expressed a desire to see more work force housing in Canby to allow
employees to live closer to their jobs. In addition, the demographic of homeownership is shifting nationwide.
Young college graduates beginning professional careers are not purchasing homes as they once did. This is widely
attributed to extreme student loan debt and a desire to live without the maintenance burdens of homeownership.

Currently, Canby employers provide 4,858 jobs. 975 of these jobs, or 20%, are held by people who live in Canby.
The other 80% of jobs in Canby are held by people who come into Canby each day to work. There are a total of
7,660 working people in Canby. Of these, 6,685 leave Canby each day for work. In other words, 13% of the total
workforce who live in Canby, also work in Canby (source: Canby Economic Development Department).

In addition to existing Canby businesses, the City has identified approximately 30 developable industrial parcels in
the Pioneer Industrial Park, ranging in size from 0.55 acres to 27.42 acres, with an average site size of 6.74 acres.
Eight of these sites are greater than 10 acres in size, four of which sites are greater than 20 acres in size (source:
Canby Recertification, New Certification and Decision Ready Sites, January 2014). In addition to being of adequate
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size, many of the other parcels in the Pioneer Industrial Park are better suited for industrial development based on
dimensional standards. The subject site is oddly dimensioned, making it a difficult site to development with a large-
scale industrial development. This type of industrial business type prefers rectangular or square sites for
development.

While a quick glance at the Canby zoning map shows a large portion of the City in R-2 zoning, a closer examination
of the current R-2 property shows much of it developed as single-family residential housing. There are very few lots
zoned R-2 that could accommodate a significant amount of multi-family housing, such as the development
proposed for this site. There is one site available as vacant that is approximately 3 acres in size, and one site that is
split-zoned between high-density residential and medium-density residential (this portion is outside of the City
Limits). There are no sites within the City Limits that are fully zoned R-2 (high-density residential), are vacant and
are greater than 3 acres in size (source: Canby Planning Department). Therefore, there is no land available within
the City Limits capable of supporting the proposed amount of workforce housing. Additionally, the average age of
the existing apartment buildings in Canby is 35 years old, with only seven (7) properties built in the past 25 years
(source: Overview of the Canby Apartment Market 2014, Canby Economic Development Department).

Canby business owners are regularly surveyed by the City to gage whether the City is providing a favorable climate
in which to conduct business. In 2015, 82% of Canby businesses rated Canby as an “excellent” or “good” place to do
business. This is an increase of 10% over the 72% of businesses who felt the same in 2012. Additionally, 82% of
businesses feel that Canby is moving in a positive direction, a significant 23% increase over the 59% who felt the
same in 2012 (source: 2015 Canby Business Survey Report). Clearly, the City of Canby has invested substantial time
and resources in making the City a viable place to conduct business. However, there is an opportunity to enhance
the connection between the people who live in Canby and people who run businesses in Canby.

EXECUTIVE SUMMARY

Based on the information provided above and the findings of fact contained within this narrative, this is the ideal
time to change the land use designation of a portion of this site from industrial to high density residential. A rezone
of this portion of the property will allow for the construction of high-grade apartment housing, a much needed
housing type in the City, while not significantly impacting Canby’s supply of desirable industrial land. In addition to
increasing the amount of workforce housing in Canby as a whole, the location of this site within the Pioneer
Industrial Park is clearly an amenity to current and future business owners in the area. The ability to identify
housing for employees within walking distance of work, shopping, a public park and a key transit stop will
undoubtedly enhance business development within the area.

This plan amendment supports both housing diversity and economic development in Canby by providing housing
that allows workers to live closer to their jobs. In addition, the location of the site adjacent to a regional shopping
center, city park, medical clinics and transit stop, as well as its irregular shape that is ill-suited to industrial
development, make this the appropriate, efficient and sustainable location to increase the City’s supply of multi-
family housing.
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APPLICABLE REVIEW CRITERIA

Chapter 16.54 AMENDMENTS TO ZONING MAP

16.54.010 Authorization to initiate amendments.

An amendment to the zoning map may be initiated by the City Council, by the Planning Commission, or
by application of the property owner or his authorized agent. The Planning Commission shall, within
forty days after closing the hearing, recommend to the City Council, approval, disapproval or
modification of the proposed amendment. (Ord. 740 section 10.3.45 (A), 1984)

Applicant's This amendment to the zoning map is being initiated by the property owner. The
Finding: Applicant acknowledges the timeframe for recommendation by the Planning
Commission to the Council.

The requirements of this section have been satisfied.
16.54.020 Application and fee.

Application procedures shall be as described in Chapter 16.89. (Ord. 740 section 10.3.85(B), 1984; Ord.
981 section 7, 1997; Ord. 1019 section 13, 1999; Ord. 1080, 2001)

Applicant's This application has been submitted according to all listed procedures and was

Finding: accompanied by the appropriate fee. The applicant has scheduled a neighborhood
meeting for Tuesday, July 7, 2015 at 3 PM at the Canby Police Community Room. Notice
of the meeting has been sent to all property owners within 500 feet of the property.

The requirements of this section have been satisfied.
16.54.030 Public hearing on amendment.

Before taking final action on a proposed amendment, the Planning Commission shall hold a public
hearing on the amendment following the requirements for advertising and conduct of hearing
prescribed in Division VIII. (Ord. 740 section 10.3.85(C), 1984)

Applicant's The Applicant understands that, once deemed complete, a public hearing will be
Finding: conducted before the Planning Commission and that the City will follow all state- and
locally-mandated advertising and conduct of hearing requirements.

The requirements of this section have been satisfied.

16.54.040 Standards and criteria.

In judging whether or not the zoning map should be amended or changed, the Planning Commission
and City Council shall consider:
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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;

Canby Comprehensive Plan

l. CITIZEN INVOLVEMENT ELEMENT
Goal: To provide the opportunity for citizen involvement throughout the planning process.

Response: This land use application is subject to a City of Canby Type IV land use review, which includes a
significant citizen involvement component. The mandatory public notice of the action and decision, and
the hearing on this case before the City Council are all avenues of citizen participation. The approval of
the proposed plan map and zoning map amendment is consistent with the Citizen Involvement Element
of the Comprehensive Plan.

In addition to the citizen involvement component of the land use hearing process, the Applicant
conducted a neighborhood meeting on July 7, 2015 to discuss the proposed zone change.
Representatives from four nearby properties attended the meeting and asked questions about the zone
change and future development of the site. Feedback for the proposal was generally positive. The
meeting sign-in sheet and meeting notes are included with this land use submittal.

Policy 1: Canby shall reorganize its citizen involvement functions to formally recognize the role of the
Planning Commission in meeting the six required citizen involvement components of Statewide
Planning Goal 1, and to re-emphasize the city’s commitment to ongoing citizen involvement.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 2: Canby shall strive to eliminate unnecessarily costly, confusing, and time consuming practices
in the development review process.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 3: Canby shall review the contents of the Comprehensive Plan every two years and shall update
the plan as necessary based upon that review.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.
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1. URBAN GROWTH ELEMENT
Goals:

1. To preserve and maintain designated agricultural and forest lands by protecting them from
urbanization.

2. To provide adequate urbanizable area for the growth of the City, within the framework of an
efficient system for the transition from rural to urban land use.

Response: The site of the proposed change is not designated for agriculture or forestry. The site is
already within the urbanized area of the city, and this will not change after the change in zoning.
However, providing additional multi-family housing within the current city limits will delay the need for
expansion of residential uses into surrounding agricultural and forest lands.

Policy 1: Canby shall coordinate its growth and development plans with Clackamas County.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable. However, the City has worked with the County in recent years on
projects such as the 2013 Clackamas County Coordinated Rural Cities Study, a document which was
utilized in the analysis provided with this land use request.

Policy 2: Canby shall provide the opportunity for amendments to the urban growth boundary (subject
to the requirements of Statewide Planning Goal 14), where warranted by unforeseen changes in
circumstances.

Response: The proposal is not an amendment to the urban growth boundary. This policy does not apply.

Policy 3: Canby shall discourage the urban development of properties until they have been annexed to
the city and provided with all necessary urban services.

Response: The proposed change is on a site that is within city limits and is provided with all necessary
urban services. These facilities include connections to water, sewer, power, and transportation.
Community Development and Public Works staff confirmed that all the necessary public facilities and
services exist or will be provided at time of development.

. LAND USE ELEMENT

Goal: To guide the development and uses of land so that they are orderly, efficient, aesthetically
pleasing, and suitably related to one another.
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Policy 1: Canby shall guide the course of growth and development so as to separate conflicting or
incompatible uses while grouping compatible uses.

Response: The City’s Land Use Element strives to balance uses while minimizing conflicts and promoting
density to reduce sprawl. This element also discourages development that would result in the
overburdening of any of the community’s public facilities or services, or would be subject to natural
hazard.

Canby currently has approximately 30 development-ready industrial sites in the Pioneer Industrial Park
averaging over 6 acres in size. Canby lacks high-density residential sites sized to fit a medium to large
multi-family development that would provide workforce housing for commercial and industrial
businesses. In addition to lacking buildable high-density land, the existing stock of multi-family housing is
aging and is nearly always at occupancy. No new apartments have been built in Canby in over 12 years.
(source: Overview of Canby Apartment Market 2014).

The proposed comprehensive plan map and zoning map amendments would result in high-density
residential development adjacent to a large commercial development with mass transit availability, a
medical plaza, a public park and various types of industrial and office-type development. This “smart
growth”, mixed-use type approach to development reduces strain on natural resources by reducing
vehicle trips. This type of development also enhances public health by promoting walking and cycling to
nearby services, shops, jobs and Arneson Garden Park. The addition of apartments to this area
encourages employers to locate within the Pioneer Industrial Park and look locally when seeking to fill
vacancies. For these reasons, this proposed residential development results in orderly, efficient,
aesthetically pleasing development suitably related to other land uses in the vicinity.

The portion of this site not proposed for zoning amendment will remain zoned for industrial uses. The
property owner has developed light industrial land in the past and would propose a light industrial type
use on this site to buffer residential land from heavy industrial users, minimizing potential conflicts
between users. With this buffer in place, this is an ideal location for providing shopping opportunities,
services and employment within walking and cycling distance of this proposed apartment development.

Policy 2: Canby shall encourage a general increase in the intensity and density of permitted
development as a means of minimizing urban sprawl.

Response: The current property owner has aggressively marketed the site at below market value for the
past seven (7) years. Changing the zoning provides an opportunity for a different kind of development
that may be more in demand by the market. This will increase the intensity of development within Canby
and reduce the pressure on the UGB, thereby minimizing urban sprawl.
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Policy 3: Canby shall discourage any development which will result in overburdening any of the
community’s public facilities or services.

Response: All required public facilities exist to serve the site, which is surrounded by urban development.
These facilities include connections to water, sewer, power, and transportation. Community
Development and Public Works staff confirmed that all the necessary public facilities and services exist or
will be provided at time of development.

Policy 4: Canby shall limit development in areas identified as having an unacceptable level of risk
because of natural hazards.

Response: The site is not identified as being in an area at risk of natural hazards. This policy does not
apply.

Policy 5: Canby shall utilize the land use map as the basis of zoning and other planning or public facility
decisions.

Response: This proposal is a request to change the comprehensive plan map designation and
corresponding zoning on 7.6 acres of a 12.6 acre parcel. Zoning, planning, and public facility decisions will
follow the land use map once the change is approved.

Policy 6: Canby shall recognize the unique character of certain areas and will utilize the following
special requirements, in conjunction with the requirements of the Land Development and Planning
Ordinance, in guiding the use and development of these unique areas.

Response: This proposed residential development is within the Pioneer Industrial Park. This area is
largely undeveloped and addition of apartments to this area will add value to the Pioneer Industrial Park
by providing affordable workforce housing, an element currently lacking in this area of Canby and
identified as a need by current and prospective employers in the area. This site is at the edge of the
industrial park and will be buffered by light industrial/office-type uses. The applicant’s proposal to re-
zone the parcel to residential supports the overall industrial development in the Pioneer Industrial Park,
and complies with this Comprehensive Plan policy.

Development of this site with multi-family housing is supported by existing public facilities and the site is
not identified as a natural hazard area. Granting the plan map and zone map amendment from heavy
industrial to high-density residential would be consistent with the Land Use Element of the
Comprehensive Plan by addressing a clearly documented demand for more residential lands.

Iv. ENVIRONMEMTAL CONCERNS ELEMENT
Goals:

1. To protect identified natural and historical resources.
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2. To prevent air, water, land, and noise pollution.
3. To protect lives and property from natural hazards.

Response: This site does not have any identified natural or historical resources, nor is it on land
susceptible to natural hazards. Future development on the site will be subject to the Canby zoning code,
which controls from pollution impacts.

Resources

Policy 1-R-A: Canby shall direct urban growth such that viable agricultural uses within the urban
growth boundary can continue as long as it is economically feasible for them to do so.

Response: This proposal concerns a parcel of land that is not used for agricultural uses. The proposal will
have no impact on agriculture within the UGB.

Policy 1-R-B: Canby shall encourage the urbanization of the least productive agricultural area within
the urban growth boundary as a first priority.

Response: This proposal concerns a parcel of land within a long-established, urban area. The land is not
viable for agricultural use. The change would be from one intense urban zone to another.

Policy 2-R: Canby shall maintain and protect surface water and groundwater resources.

Response: This proposal will have no impact on surface water or groundwater resources. Water supply
and sanitary sewer connections are through established city lines.

Policy 3-R: Canby shall require that all existing and future development activities meet the prescribed
standards for air, water, and land pollution.

Response: The zoning code enforces these standards. All future development on the site (under either
zone) is subject to these protections.

Policy 4-R: Canby shall seek to mitigate, wherever possible, noise pollution generated from new
proposals or existing activities.

Response: Potential noise generated from the proposed zone will be less, on balance, than under existing
zoning. Canby’s code regulates noise from new development and existing activities.

Policy 5-R: Canby shall support local sand and gravel operations and will cooperate with county and
state agencies in the review of aggregate removal applications.

Response: The proposal is not related to sand and gravel operations.

Policy 6-R: Canby shall preserve and, where possible, encourage restoration of historic sites and
buildings.
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Response: There are no historic sites and buildings on the site of the proposed change. This policy does
not apply.

Policy 7-R: Canby shall seek to improve the overall scenic and aesthetic qualities of the city.

Response: The change in zoning from industrial to residential will allow a greater variety of architectural
interest that could produce development with improved scenic and aesthetic value. A conceptual design
for the site showed a development with scenic and aesthetic value.

Policy 8-R: Canby shall seek to preserve and maintain open space where appropriate and where
compatible with other land uses.

Response: The site is currently designated for industrial development; the change will cause it to be
designated for residential development. Neither development will affect the preservation or
maintenance of open space within Canby as no open space is designated for this site that is adjacent to a
fully developed city park.

Policy 9-R: Canby shall attempt to minimize the adverse impacts of new developments on fish and
wildlife habitats.

Response: The site proposed for the zone change contains no fish or wildlife habitat. Development on the
site will not impact fish or wildlife habitat in Canby.

Policy 10-R: Canby shall attempt to minimize the adverse impacts of new developments on wetlands.

Response: The site proposed for the zone change contains no wetlands. Development on the site will not
impact wetlands in Canby.

Hazards
Policy 1-H: Canby shall restrict urbanization in areas of identified steep slopes.

Response: The site proposed for the zone change contains no steep slopes.

Policy 2-H: Canby shall continue to participate in and shall actively support the federal flood insurance
program.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 3-H: Canby shall seek to inform property owners and builders of the potential risks associated
with construction in areas of expansive soils, high water tables, and shallow topsoil.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.
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V. TRANSPORTATION ELEMENT
Goal: To develop and maintain a transportation system which is safe, convenient and economical.

Response: The applicant submitted a Transportation Impact Study (TIS) detailing the performance of
three nearby intersections in the year 2030. The performance is forecast both as base scenario under
current zoning and comprehensive plan designation and under the amended zoning and comprehensive
plan designation. The TIS found that operations at the intersections of: Highway 99E/S Sequoia Parkway;
S Sequoia Parkway/SE Hazel Dell Way; and S Sequoia Parkway/S Township Road would be substantially
the same regardless of the approval of this proposal. However, the TIS did find a deficiency with the
operation of the intersection of S Sequoia Parkway/SE Hazel Dell Way that should be addressed
regardless of this proposal. This is detailed further in this report in Section 16.88.190.

All other components of the Transportation Element are satisfied as this site is adjacent to existing public
streets with adequate capacity and frontage to support the future residential development of this site.
The Applicant is aware of a deficiency of sidewalk along S. Sequoia and that this may be an exaction
required with a future development permit. This site is not adjacent to Highway 99E or to the Willamette
River, thus policies relating to these facilities are not applicable to this application.

As detailed above, approval of the comprehensive plan map and zoning map amendments from heavy
industrial to high-density residential would be consistent with the Transportation Element of the
Comprehensive Plan.

Policy 1: Canby shall provide the necessary improvement to city streets, and will encourage the county
to make the same commitment to local county roads, in an effort to keep pace with growth.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 2: Canby shall work cooperatively with developers to assure that new streets are constructed in
a timely fashion to meet the city’s growth needs.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable. Regardless, the site of the proposal is located with frontage on a fully
developed street.

Policy 3: Canby shall attempt to improve its problem intersections, in keeping with its policies for
upgrading or new construction of roads.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable. The transportation system in the area of the site is capable of handling
the expected volumes of traffic under proposed zoning.
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Policy 4: Canby shall work to provide an adequate sidewalk and pedestrian pathway system to serve all
residents.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable. Future development of the site may be conditioned to provide sidewalks
and/or pathways.

Policy 5: Canby shall actively work toward the construction of a functional overpass or underpass to
allow for traffic movement between the north and south side of town.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable. Rezoning the subject site has no impact on this issue.

Policy 6: Canby shall continue in its efforts to assure that all new developments provide adequate
access for emergency response vehicles and for the safety and convenience of the general public.

Response: This policy is carried out by the zoning code. Any new development on the site will be subject
to emergency access requirements at the time of development.

Policy 7: Canby shall provide appropriate facilities for bicycles and, if found to be needed, for other
slow moving, energy efficient vehicles.

Response: This policy is addressed by the city’s transportation system plan, and not directed at individual
applicants. For this reason, the policy is not directly applicable.

Policy 8: Canby shall work cooperatively with the State Department of Transportation and the South
Pacific Railroad Company in order to assure the safe utilization of the rail facilities.

Response: The subject site is adjacent to a rail spur that will not be affected by the proposed change in
zoning. Development on the site will have no impact on the safe utilization of this rail facility.

Policy 9: Canby shall support efforts to improve and expand nearby air transport facilities.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 10: Canby shall work to expand mass transit opportunities on both a regional and an intra-city
basis.

Response: Bus service is available near the site. This policy is addressed by the city’s transportation
system plan, and not directed at individual applicants. For this reason, the policy is not directly
applicable.
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Policy 11: Canby shall work with private developers and public agencies in the interest of maintaining
the transportation significance as well as environmental and recreational significance of the
Willamette River.

Response: The subject site is not on or near the Willamette River. This policy does not apply.

Policy 12: Canby shall actively promote improvements to state highways and connecting county roads
which affect access to the city.

Response: This policy is addressed by the city’s transportation system plan, and not directed at individual
applicants. For this reason, the policy is not directly applicable.

VI. PUBLIC FACILITIES AND SERVICES ELEMENT

Goal: To assure the provision of a full range of public facilities and services to meet the needs of the
residents and property owners of Canby.

Response: All required public facilities exist to serve the site, which is surrounded by urban
development. These facilities include connections to water, sewer, power, and transportation.
Community Development and Public Works staff confirmed that all the necessary public facilities and
services exist or will be provided at time of development.

The proposed comprehensive plan map and zoning map amendments are consistent with the Public
Facilities and Services Element of the Comprehensive Plan because the site is adjacent to existing
facilities for water and waste water. The site is also served by electricity, natural gas and broadband
internet service. Storm water management will occur on the site. No capacity issues have been
identified in the facilities that will be used to serve this site, and no facilities have been identified as
needing expansion to support this development.

Policy 1: Canby shall work closely and cooperate with all entities and agencies providing public facilities
and services.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 2: Canby shall utilize all feasible means of financing needed public improvements and shall do so
in an equitable manner.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.
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Policy 3: Canby shall adopt and periodically update a capital improvement program for major city
projects.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 4: Canby shall strive to keep the internal organization of city government current with changing
circumstances in the community.

Response: This policy is directed toward action by city officials and not applicants. For this reason, the
policy is not directly applicable.

Policy 5: Canby shall assure that adequate sites are provided for public school and recreation facilities.

Response: This site is located adjacent to a public park that will not be affected by development under
the proposed change in zoning. No schools or recreation facilities are identified for this property.

VIl. ECONOMIC ELEMENT

Goal: To diversify and improve the economy of the city of Canby.

Response: Employers in Canby have noted a lack of housing available to employees in the City. Granting
these amendments could go a long way to addressing the identified lack of workforce housing. This will
allow further diversification and improvement of the economy of Canby as a whole.

Policy 1: Canby shall promote increased industrial development at appropriate locations.

Response: Granting the proposed amendments promotes increased industrial development within the
Pioneer Industrial Park (PIP), an appropriate location as designated by the City. The subject site is
awkwardly shaped for industrial development but is ideally shaped for multi-family residential
development. The awkward shape of the site has been a deterrent to industrial users looking to locate in
the area, as evidenced by the seven years the property owner has marketed the property for industrial
use.

The placement of workforce housing adjacent to the industrial area further promotes increased industrial
development in the PIP by providing an employment base identified by industrial owners as lacking in this
area of Canby. The proposed change will enhance the City’s ability to promote industrial development at
the appropriate location of the Pioneer Industrial Park.

Policy 2: Canby shall encourage further commercial development and redevelopment at appropriate
locations.
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Response: The subject site is not appropriate for commercial or industrial development. The site is,
however, adjacent to commercial development, making it the ideal location to provide apartment
housing. Removal of this site from the industrial land base does not affect commercial development
possibilities in the appropriate locations of the City.

Policy 3: Canby shall encourage economic programs and projects which will lead to an increase in local
employment opportunities.

Response: The proposal will directly lead to a project that will increase local employment opportunities.
The conversion of this site to residential is intended to provide local employers with a local work force. In
return, the availability of a nearby workforce will encourage potential industrial users to locate in the
Pioneer Industrial Park. The proposed comprehensive plan map and zoning map amendments will lead
to anincrease in local employment opportunities and should be encouraged by the City.

Policy 4: Canby shall consider agricultural operations which contribute to the local economy as part of
the economic base of the community and shall seek to maintain these as viable economic operations.

Response: This site is neither an agricultural operation nor suited for that use. This policy does not
directly apply.

VilIl. HOUSING ELEMENT
Goal: To provide for the housing needs of the citizens of Canby.

As this is an application to convert industrial land to residential land, the Housing Element of the
Comprehensive Plan is largely applicable.

Policy 1: Canby shall adopt and implement an urban growth boundary which will adequately provide
space for new housing starts to support an increase in population to a total of 20,000 persons.

Response: No changes to the Urban Growth Boundary (UGB) are proposed. However, addition of
residential land within the UGB will support this policy of providing adequate land for new housing starts
to support an increase in population.

Policy 2: Canby shall encourage a gradual increase in housing density as a response to the increase in
housing costs and the need for more rental housing.

Response: This policy is particularly pertinent to this application for a rezone to R-2, high-density
residential. This comprehensive plan map/zone map amendment would increase density and provide
more diversity in housing type.
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Policy 3: Canby shall coordinate the location of higher density housing with the ability of the city to
provide utilities, public facilities, and a functional transportation network.

Response: Policy 3 is directly applicable in that this site is fully served by utilities, transportation
facilities, is adjacent to a public park, shopping opportunities and a transit stop. This site is ideally suited
for location of high-density residential housing.

Policy 4: Canby shall encourage the development of housing for low income persons and the
integration of that housing into a variety of residential areas within the city.

Response: The proposed comprehensive plan map and zoning map amendments are intended to result in
apartment development, including one-, two- and three-bedroom options. This diversity of housing
options provides a much-needed mix of housing types and price points, all of which are much lower than
the majority of Canby’s housing stock- owner-occupied single-family detached dwellings.

Policy 5: Canby shall provide opportunities for mobile home developments in all residential zones,
subject to appropriate design standards.

Response: This policy is directed toward action by City officials and, as such, is not applicable.

IX: ENERGY CONSERVATION ELEMENT

Goal: To conserve energy and encourage the use of renewable resources in place of non-renewable
resources.

Response: This proposal is for a change in zoning on an undeveloped parcel. Any development that
follows will be subject to the Canby zoning code and building code requirements, which encourage the
use of renewable resources.

Policy 1: Canby shall encourage energy conservation and efficiency measures in construction practices.

Response: This proposal is for a change in zoning on an undeveloped parcel. Any development that
follows will be subject to the Canby zoning code and building code requirements, which incorporate
incentives for energy conservation.

Policy 2: Canby shall encourage development projects which take advantage of wind and solar
orientation and utilization.

Response: This proposal is for a change in zoning on an undeveloped parcel. Any development that
follows will be subject to the Canby zoning code and building code requirements, which incorporate
incentives for energy conservation.

Policy 3: Canby shall strive to increase consumer protection in the area of solar design and construction.
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Response: This policy is directed toward action by city officials. It does not apply to this proposal.

Policy 4: Canby shall attempt to reduce wasteful patterns of energy consumption in transportation
systems.

Response: This policy is addressed by the city’s transportation system plan. It does not apply to this
proposal.

Policy 5: Canby shall continue to promote energy efficiency and the use of renewable resources.
Response: There will be no net change in energy use from the change in zoning on the parcel.

Any future development will be subject to the Canby zoning code and building code requirements, which
incorporate incentives for energy conservation.

Statewide Planning Goals

Oregon’s 19 Statewide Planning Goals are addressed below. Though several of the goals are not
applicable to the proposed comprehensive plan and zoning map amendments, those that are applicable
are responded to in detail.

Goal 1 Citizen Involvement

This land use application is subject to a City of Canby Type IV land use review, which includes a significant
citizen involvement component. This process has been established by the city and determined to be
consistent with this goal. The mandatory public notice of the action and decision, and the hearing on this
case before the City Council are all avenues of citizen participation.

Goal 2 Land Use Planning
This statewide goal requires that land use decisions 1) have an adequate factual base, 2) that alternatives

have been considered, and 3) that implementation measures are consistent with and adequate to carry
out comprehensive plan policies and designations.

The land use action has an adequate factual base, as the subject properties have been thoroughly
described in the application and staff report. The site is 7.6 acres in size and vacant. The parcel is
immediately adjacent to commercial uses and a public park, as well as industrially zoned land. The site is
well-served by a full range of urban services, including transportation, water, sewer, storm water, and
police and fire protection.
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The proposed comprehensive plan map and zoning map amendments would result in high-density
residential development adjacent to a large commercial development with mass transit availability, a
medical plaza, a public park and various types of industrial and office-type development. This “smart
growth”, mixed-use type approach to development reduces strain on natural resources by reducing
vehicle trips. This type of development also enhances public health by promoting walking and cycling to
nearby services, shops, jobs and Arneson Garden Park. The addition of apartments to this area
encourages employers to locate within the Pioneer Industrial Park and look locally when seeking to fill
vacancies. For these reasons, this proposed residential development results in orderly, efficient,
aesthetically pleasing development suitably related to other land uses in the vicinity.

Implementation measures proposed are consistent with and adequate to carry out comprehensive plan
policies and designations. This will be accomplished through the existing zoning code, and the
development standards of the zoning code. No changes to the implementation measures of the code are
proposed as part of this land use action. The overall consistency of this proposal with the city’s
comprehensive plan has been addressed by this narrative. Consequently, the proposal is consistent with
this goal.

Goal 3 Agricultural Lands
This goal does not apply because the site is not on agricultural land, nor would the proposed change in
zoning affect the supply of agricultural land.

Goal 4 Forest Lands
This goal does not apply because the site is not on forest land, nor would the proposed change in zoning

affect the supply of forest land.

Goal 5 Open Spaces, Scenic and Historic Areas, and Natural Resources
There are no inventoried Goal 5 resources on the subject site. Therefore, this goal does not apply.

Goal 6 Air, Water and Land Resources Quality

The property proposed for a map change is, and will continue to be, subject to City of Canby standards
for environmental protection. There is no significant impact on air, water, or land resources quality
because all uses in either the existing or proposed zone will have to meet the same environmental
standards. For example, the conceptual future apartments must meet storm water quality requirements
at the time of development regardless of their underlying zone. Therefore, there is no significant impact
as a result of the proposed change, and the intent of this goal is satisfied.
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Goal 7 Areas Subject to Natural Disasters and Hazards
The area is not subject to natural disasters or hazards such as steep slopes or unstable soils. This goal
does not apply.

Goal 8 Recreational Needs

The site has never been considered useful as a park or for other recreational land uses. These goals do
not apply. A zone change would not affect recreation opportunities anywhere else in Canby. In fact,
approving the proposed zone change may encourage greater use of the public park that is adjacent to the
north of the site.

Goal 9 Economic Development
This goal requires that comprehensive plans provide adequate opportunities for a healthy economy.

The Canby Comprehensive Plan has been acknowledged in compliance with Goal 9. OAR 660-009
(Industrial and Commercial Development) outlines the standards and criteria to comply with Goal 9. OAR
660-009-0010(4) outlines the standards and criteria to address any changes to acknowledged
commercial, industrial and other employment areas. This Section of the OAR requires any jurisdiction
which changes its plan designations of lands in excess of two acres within an existing urban growth
boundary from an industrial use designation to a non-industrial use designation, or an other employment

use designation to any other use designation to address all applicable planning requirements and;

a. Demonstrate that the proposed amendment is consistent with its most recent economic opportunities
analysis and the parts of its acknowledged comprehensive plan which address the requirements of this
division; or

b. Amend its comprehensive plan to incorporate the proposed amendment, consistent with the
requirements of this division; or

c. Adopt a combination of the above, consistent with the requirements of this division.

Although the City of Canby does not have a current Economic Opportunities Analysis, the City has
demonstrated that the proposed amendment is consistent with the economic development parts of its
acknowledged comprehensive plan, satisfying subsection a. above, as detailed below.

The City produced an “Industrial Employment Land Supply & Demand Analysis” on July 20, 2015. This
analysis was utilized population projections from the 2013 Clackamas County Coordinated Rural Cities
study, along with employment numbers from the City’s 2010 Transportation System Plan. The was
combined with a 2014 Clackamas County Non-Retail Employment Land Demand Analysis indicating
square feet needed per employee by industrial job sector along with Floor Area Ratio demand per square
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foot in the same study to arrive at both a low and high demand for acres of industrial lands needed in the
Pioneer Industrial Park (PIP) by 2035. This was fined tuned using the 2012 FSC Group Cluster analysis.

The results of the analysis show a demand between 170 to 224 acres of industrial land needed by 2035 in
the PIP and a current supply within the PIP of 272.72 acres, comprised of 164.72 completely vacant acres
and 108 re-developable acres. This current supply of vacant and re-developable industrial land in the
Pioneer Industrial Park greatly exceeds the projected need by 2035 and, therefore, removal of 7.6 acres
of industrial land will not negligibly affect the City’s ability to provide industrial development
opportunities.

In addition, the City of Canby adopted an Economic Development Strategy in 2013, incorporating an
Economic Preparedness Assessment conducted in conjunction with Clackamas County, as well as the
2013 Canby Vision, the 2012 Canby Retail Market Analysis and the 2012 Canby Business Survey.

The Economic Development Strategy includes three key areas of focus:
e Support Existing Canby Businesses
e Recruit New Businesses and Development
e Ensure that Canby Remains an Attractive Place for Business

Support Existing Canby Businesses

This area of focus is applicable in that the provision of workforce housing will allow business
owners to look locally when filling vacancies. The residents of the apartments will also become
additional patrons to existing Canby businesses, further complying with this area of focus.

Recruit New Businesses and Development

This is an applicable area of focus because the site is currently zoned M-2 for heavy industrial
development. However, the owner has aggressively marketed the property for 7 years to
industrial users and has been unable to raise interest in the site, even when the property has
been marketed at below-market values. The site is shaped oddly for a large-scale industrial user.
These types of businesses typically develop in a linear fashion- rectangular buildings and straight
driveways for loading docks and movement of heavy machinery. As such, this site is ill-suited to
the type of development for which it is zoned. This proposal does not include a 5-acre portion of
the site that would remain industrially zoned and would be sized and shaped more appropriately
for this type of use. In addition, conversion of this site to high density residential and providing
workforce housing is an incentive to future businesses looking to locate in Canby. Workforce
availability is an increasingly important factor in business relocation decisions. Future business
interest in the Pioneer Industrial Park, the primary industrial area in the city, will be enhanced by
a employer’s ability to identify workforce housing within walking distance of work, shopping, a
public park and a key transit stop. As such, this proposal is consistent with this area of focus.

Ensure that Canby Remains an Attractive Place for Business
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As stated above, provision of an adequate stock of workforce housing is an attraction to
businesses looking to locate in Canby. In addition, as this site is not well-suited to industrial
development, removal of the majority of this site from the industrial database allows the City to
focus efforts on promoting industrial development on one of the 30 other industrial sites in the
Pioneer Industrial Park, or elsewhere in the City or UGB.

This proposal is consistent with Goal 9 as the conversion of this industrial site to residential will not
adversely affect available industrial land (as detailed in the City’s “Industrial Employment Land Supply &
Demand Analysis”), will support industrial development by providing needed workforce housing, and is in
compliance with the City’s Economic Development Strategy, as discussed in detail above.

Goal 10 Housing

The subject site is ideally suited to residential development due to its awkward configuration and
location adjacent to a large commercial development with mass transit availability, a medical plaza, a
public park and various types of industrial and office-type development. Additionally, the high-density
housing proposed on this site will increase the diversity of housing options and price points available in
Canby. The City has an identified lack of apartment-type housing available and a shortage of R-2 land on
which this type of development could occur. Conversion of this 7.6 acre parcel to R-2 zoning would go a
long way in addressing this identified need for multi-family housing in Canby.

Goal 11 Public Facilities and Services

The properties are in an already developed area of Canby with a full range of urban services. Adequacy of
public facilities and services are addressed in this narrative, and from a transportation analysis that is
submitted with these findings. Public services are adequate to meet projected demand under the new
plan designation and zoning.

Goal 12 Transportation

The Transportation Planning Rule (TPR), OAR 600-012.0060, requires that, where an amendment to a
comprehensive plan or zoning regulation would significantly affect an existing or planned transportation
facility, the local government shall put in place measures that assure that allowed land uses are
consistent with the function, capacity, and performance standards of the facility. This application is for
an amendment to the comprehensive plan and the zoning regulation and, as such, the proposed changes
must comply with the TPR.

This application includes a Transportation Impact Study (TIS) completed by DKS Associates on April 8,
2015. The TIS measures impacts to the transportation system by estimating the change in vehicle trips
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resulting from this proposed zone and comprehensive plan designation change. The analysis compares
the transportation system performance under the current comprehensive plan/zoning designation
reasonable worst-case scenario to the performance under the proposed comprehensive plan/zoning
designation reasonable worst-case scenario.

As detailed in the submitted Transportation Impact Study (TIS), the following table shows the requisite
reasonable worst-case scenario analysis.

Comprehensive . Land Use (ITE . Daily PM Trips PM
Plan Zoning Units . . Trips
. . Code) Trips Entering .\
Designation Exiting
Existin Heavy M-y | Warehousing | o oo res | 435 23 43
g Industrial (HI) (150) )
High Density 182
Proposed Residential R-2 Ap?zrtzrg)ent dwelling 1,213 73 40
(HDR) units
Change +778 +50 -3

While the Applicant does not intend to construct 182 dwelling units on this site, this is the reasonable
worst-case scenario and therefore must be analyzed as the comparison to the existing reasonable worst-
case scenario. Based on the above table, 778 additional daily trips are forecast to be generated by the
comprehensive plan/zone change under reasonable worst-case scenario development assumptions. This
number exceeds the threshold of 400 daily trips per the TPR to trigger a significant impact, and requires
intersection operational analysis.

The following intersections were analyzed for impacts based on this proposed amendment:
1. Highway 99E/S Sequoia Parkway

2. S Sequoia Parkway/SE Hazel Dell Way

3. S Sequoia Parkway/S Township Road

The analysis included in the submitted TIS demonstrates that 2030 PM Peak Hour Intersection Operations
(Level of Service or LOS) will not change based on the approval of this comprehensive plan map and
zoning map amendment. However, because the intersection of S Sequoia Parkway and S Hazel Dell Way
will perform at a LOS F in 2030 regardless of this development, the following recommendations are
included in the Transportation Impact Study:

1. Amend the TSP to include a signal at S Sequoia Parkway/S Hazel Dell Way in the financially
constrained project list. This would change the 2030 LOS from F to C, consistent with the City’s
mobility target. This signal is needed regardless of this zone change approval.

2. Consider amending the System Development Charge (SDC) project list to include this project,
potentially by removing a project of similar cost from the list.
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Goal 13 Energy Conservation

There are no identifiable energy consequences of this land use action. The property that is proposed to
be changed is vacant, and has virtually no energy footprint. The transportation system that serves the
property will not change as the result of this land use action. The land use action will not result in any
appreciable difference in waste production or recycling compared with development under the existing
zoning. To the extent that the proposal will promote the redevelopment of an existing vacant parcel that
is already served by public facilities and a developed transportation system, energy will be conserved.
Generally, there is no detectible difference in energy consumption due to the plan map and zoning map
change. As a result, the proposal is consistent with this goal.

Goal 14 Urbanization

The property subject to the map changes are on already urbanized land. There are adequate urban,
public facilities to serve any future development. There are no impacts to the other urbanization factors
in the statewide planning goals, so this proposal is consistent.

Goal 15 Willamette River Greenway
Goal 16 Estuarine Resources

Goal 17 Coastal Shorelands

Goal 18 Beaches and Dunes

Goal 19 Ocean Resources

The properties are not within the plan boundary for the Willamette River Greenway, do not have any
estuarine resources, and are not on the Oregon Coast, so goals 15 through 19 do not apply.

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. (Ord. 749 section 1(B), 1984; Ord.740 section 10.3.85(D), 1984)

Applicant's Based on discussions with the City and the pre-application notes, the applicant notes
Finding: that there is adequate access to the lot via public streets, that sanitary sewer is available
to serve the site from one of two laterals (one at Arneson Garden Park and the other
located near the middle of the property’s frontage on S. Sequoia Parkway. The site is
also served by power, natural gas and could easily be served by gigabit broadband
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internet service. Drainage will be treated on-site, consistent with Canby stormwater
management standards. The Applicant understands that certain street improvements,
such as sidewalks and planter strips, may be required at time of development review for
the proposed apartments.

The requirements of this section have been satisfied.

16.54.060 Improvement conditions.

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 zone change. Allowable conditions of approval may include, but are not necessarily

limited to:

1. Street and sidewalk construction or improvements;
2. Extension of water, sewer, or other forms of utility lines;
3. Installation of fire hydrants.

Applicant's
Finding:

At the pre-application meeting, the Planning Director identified two areas where
conditions of approval may be appropriate for the future residential development of the
site. The two areas are:

e  Buffer between the 7.6 acre residential parcel and the 5 acre industrial parcel,
and between the residential parcel and the railroad spur

e Restrictions on the intensity of uses permitted on the 5 acre M-2 (Heavy
Industrial) parcel to ensure compatibility with adjacent residential development

Buffer: The property owner intends to construct and own the apartment buildings over
time and fully agrees that a buffer is necessary and advantageous. The site design could
include such design elements as berms, landscaped strips with mature vegetation and
spacing between the residential buildings and the industrial use and the railroad spur.
In addition, the owner will consider the location of non-habitable buildings (garages)
adjacent to the remaining industrial portion of the site to create an even greater buffer
between the residences and the industrial use. Regardless of any buffering on the
residential development site, the future development of the remaining 5-acre M-2
zoned property will be required to provide a 20-foot setback on the property line
abutting the residential zone and screening for any outside storage areas, per Section
16.34.030 of the Canby Land Development and Planning Ordinance.

Restrictions: The property owner has developed industrial property in the past and
prefers a higher level of construction, lower intensity, light industrial type development.
The owner would not object to restricting the 5 acre industrial parcel from development
at a heavy industrial use level.
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The requirements of this section can be met with the proposed restrictions and buffers.

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. (Ord. 749 section 1(C),
1984: Ord. 740 section 10.3.85 (F). 1984)

Applicant's The Applicant does not anticipate the City’s use of improvement conditions to prevent

Finding: the planned development. Historically, property zoned R-2 has been largely developed
at below-anticipated density (i.e. single-family detached residential, a housing type
more suited to the R-1 zoning designation). The proposed housing densities at future
construction are planned to be within the allowable density range for the R-2 zone,
bringing the City’s overall housing density more in line with the anticipated densities in
the Comprehensive Plan.

The requirements of this section have been satisfied.

Chapter 16.58 LOT LINE ADJUSTMENT

16.58.030 Review by Planner and Engineer

The City Planner and City Engineer shall review the proposed lot line adjustment and shall determine
whether the following criteria have been met:

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 lll. Except, however, that lot line
adjustments are permitted on nonconforming lots and lots with nonconforming structures provided
that the nonconforming lots and structures will be no less in conformity as a result of the lot line
adjustment.

Applicant's The two remaining parcels are large and are in full compliance with all regulations of this

Finding: title. Setbacks are not applicable at this time as there are no existing structures;
however, any future development of the lots will be reviewed for compliance with all
setback standards.

The requirements of this section have been satisfied.

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.

Applicant's There are two existing parcels and two proposed parcels. No new lots are parcels will be
Finding: created as a result of this lot line adjustment.

The requirements of this section have been satisfied.

Page 53



C. If the 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.

Applicant's The applicant acknowledges the possibility of the City requiring a survey and is willing to
Finding: fund it as needed.

The requirements of this section have been satisfied.

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. (Ord. 740 section 10.4.20(B), 1984)

Applicant's The location of this lot line adjustment will not create building sites in known hazardous
Finding: locations or impair extension of public facilities.

The requirements of this section have been satisfied.

Chapter 16.88 GENERAL STANDARDS AND PROCEDURES

16.88.180 Comprehensive Plan Amendments

A. Authorization to Initiate Amendments. An amendment to the Comprehensive Plan may be initiated
by the City Council, by the Planning Commission, or by the application of a property owner or his
authorized agent. The Planning Commission shall, within forty days after closing the hearing,
recommend to the City Council approval, disapproval, or modification of the proposed amendment.

Applicant's This amendment to the Comprehensive Plan is being initiated by the property owner.
Finding: The Applicant acknowledges the timeframe for recommendation by the Planning
Commission to the Council.

The requirements of this section have been satisfied.
B. Application. Application procedures shall be as described in Chapter 16.89.

Applicant's This application has been submitted according to all listed procedures and was
Finding: accompanied by the appropriate fee.

The requirements of this section have been satisfied.

C. Legislative Plan Amendment Standards and Criteria. In judging whether or not a legislative plan
amendment shall be approved, the Planning Commission and City Council shall consider:

1. The remainder of the Comprehensive Plan of the city, 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;

2. A public need for the change;
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3. Whether the proposed change will serve the public need better than any other change which might
be expected to be made;

4. Whether the change will preserve and protect the health, safety and general welfare of the residents
in the community;

5. Statewide planning goals.

Applicant's This application is being initiated by the property owner and is only applicable to this
Finding: property and, therefore, the standards of subsection D. (Quasi-judicial Plan Amendment
Standards and Criteria) are the applicable criteria to this application.

The requirements of this section have been satisfied.

D. Quasi-judicial Plan Amendment Standards and Criteria. In judging whether a quasi-judicial plan
amendment shall be approved, the Planning Commission and 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;

Applicant's Each applicable element of the Comprehensive Plan of the city is discussed above in

Finding: detail in Section 16.54.040.A. The State Land Use Goals are incorporated into the City’s
Comprehensive plan and are thus addressed as well. Clackamas County allows each
incorporated City purview over land use applications within the jurisdiction; however,
the County will be provided an opportunity to comment on the proposal through the
agency review portion of the City’s land use review. The Canby School District has been
contacted but has not responded as of the date of this report. However, an increase in
students to the local schools will result in increased state and federal funding,
benefitting the district as a whole.

The requirements of this section have been satisfied.

2. Whether all required public facilities and services exist, or will be provided concurrent with the
anticipated development of the area. (Ord. 740 section 10.8.80, 1984; Ord. 981 section 16, 1997; Ord.
1080, 2001)

Applicant's Public facilities and services exist to serve the site, as detailed above in Section
Finding: 16.54.040.B.

The requirements of this section have been satisfied.

E. For proposed comprehensive plan amendments, which must consider the long-term adequacy of the
transportation system for OAR 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. (Ord.
1340, 2011)

Applicant's Based on the submitted Transportation Impact Study (TIS), no highway projects were
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Finding: identified as necessary as part of this proposal. In fact, as detailed in the TIS, the 2030
PM Peak Hour Intersection Operations under the current comp plan/zoning designation
is exactly the same as 2030 PM Peak Hour Intersection Operations after approval of the
proposed comp plan map/zoning map amendment. ODOT will be provided the
opportunity to comment on this proposal via the agency review portion of the City’s
land use review.

The requirements of this section have been satisfied.
16.88.190 Conformance with Transportation System Plan and Transportation Planning Rule

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 660-012-
0060). A plan or land use regulation amendment significantly affects a transportation facility if 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.

Applicant's The Transportation Planning Rule (TPR), OAR 600-012.0060, requires that, where an

Finding: amendment to a comprehensive plan or zoning regulation would significantly affect an
existing or planned transportation facility, the local government shall put in place
measures that assure that allowed land uses are consistent with the function, capacity,
and performance standards of the facility. This application is for an amendment to the
comprehensive plan and the zoning regulation and, as such, the proposed changes must
comply with the TPR.

This application includes a Transportation Impact Study (TIS) completed by DKS
Associates on April 8, 2015. This TIS measures impacts by estimating the change in
vehicle trips on the transportation system resulting from this proposed zone and
comprehensive plan designation change. The analysis compares the transportation
system performance under the current comprehensive plan/zoning designation
reasonable worst-case scenario to the performance under the proposed comprehensive
plan/zoning designation reasonable worst-case scenario.

The requirements of this section have been satisfied.
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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 (e.g., 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.

Applicant's As detailed in the submitted Transportation Impact Study (TIS), the following table
Finding: shows the requisite reasonable worst-case scenario analysis.
Comprehensive . Land Use . R PM Trips PM Trips
Plan Designation Zoning (ITE Code) Units Daily Trips Entering Exiting
- Heavy Industrial i Warehousing
Existing (H) M-2 (150) 7.6 acres 435 23 43
High Density 182
Proposed |  Residential R2 Ap(azrgg;’”t dwelling 1213 73 40
(HDR) units
Change +778 +50 -3

While the Applicant does not intend to construct 182 dwelling units on this site, this is
the reasonable worst-case scenario and therefore must be analyzed as the comparison
to the existing reasonable worst-case scenario. Based on the above table, 778
additional daily trips are forecast to be generated by the comprehensive plan/zone
change under reasonable worst-case scenario development assumptions. This number
exceeds the threshold of 400 daily trips per the TPR to trigger a significant impact, and
requires intersection operational analysis.

The following intersections were analyzed for impacts based on this proposed
amendment:

1. Highway 99E/S Sequoia Parkway

2. S Sequoia Parkway/SE Hazel Dell Way

3. S Sequoia Parkway/S Township Road

The analysis included in the submitted TIS demonstrates that 2030 PM Peak Hour
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Intersection Operations (Level of Service or LOS) will not change based on the approval
of this comprehensive plan map and zoning map amendment. However, because the
intersection of S Sequoia Parkway and S Hazel Dell Way will perform at a LOS F in 2030
regardless of this development, the following recommendations are included in the
Transportation Impact Study:

1. Amend the TSP to include a signal at S Sequoia Parkway/S Hazel Dell Way in the
financially constrained project list. This would change the 2030 LOS from F to C,
consistent with the City’s mobility target. This signal is needed regardless of this zone
change approval.

2. Consider amending the System Development Charge (SDC) project list to include this
project, potentially by removing a project of similar cost from the list.

The requirements of this section have been satisfied.

C. A Traffic Impact Study may be required by the City in accordance with Section 16.08.150. (Ord. 1043,
section 3, 2000; Ord. 1237, 2007; Ord. 1340, 2011)

Applicant's
Finding:

CONCLUSION

A Traffic Impact Study is included with this application, as detailed above.

The requirements of this section have been satisfied.

Based on the information and findings in this narrative, oral testimony, and all of the additional submitted

materials, the proposed comprehensive plan map amendment and zoning map amendment meet all of the criteria

for approval. The site’s location, size and dimensional configuration make it the ideal location to expand the City’s

stock of much needed multi-family, work force housing to support the existing and future commercial and industrial

businesses in the city. Therefore, the property owner respectfully requests the City of Canby approve this land use

application.
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PROPOSED
COMPREHENSIVE PLAN MAP
CHANGE FROM
HI—HEAVY
INDUSTRIAL DESIGNATION
TO
HDR—HIGH
DENSITY RESIDENTIAL
DESIGNATION
&

PROPOSED
ZONING MAP
CHANGE FROM
M-2—- HEAVY
INDUSTRIAL
TO
R-2 HIGH
DENSITY
RESIDENTIAL

PROPOSED
LOT LINE ADJUSTMENT
BOUNDARY

THE COMP PLAN DESIGNATION
\ AND ZONING OF THIS PARCEL
REMAINS H-I AND M-2,
RESPECTIVELY.

PROPOSED COMPREHENSIVE PLAN MAP
AND
PROPOSED ZONING MAP CHANGE
TAX LOTS: 31E34C04900 & 31E34C02101

235 S SEQUOIA PARKWAY, PORTIONS OF SW 1/4,
SECTION 34, T3S, R1E, W.M., CLACKAMAS COUNTY
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720 SW Washington St.

MEMORANDUM

Suite S00
Portland, OR 97205
. 503.243.3500
DATE: Aprll 8, 2015 [ www.dksassociates.com
XPIR _:\Z|%\ )
TO: Bryan Brown, City of Canby —I

Avi Tayar, ODOT

FROM: Steve Boice, P.E., PTOE
Ray Delahanty, AICP
SUBIECT: Canby Commons Apartments
Transportation Impact Study P4P11010-041

The purpose of this memorandum is to evaluate the transportation impacts of the proposed Canby Commons
Apartments development, which will require amending comprehensive plan and zoning designations for
approximately 7.6 acres of land in Canby, Oregon. The two subject parcels are located on the west side of S
Sequoia Parkway approximately 400 feet south of SE Hazeldell Way (see attached site plan).

This evaluation addresses the Transportation Planning Rule (TPR) requirements for amending the City's adopted
plans. The following sections include an overview of the TPR requirements, an assessment of site trip generation
and distribution, capacity analysis of study intersections with existing and proposed zoning, and potential
mitigations necessary to address any deficiencies triggered by the proposed project.

Land use approval for a specific use would be addressed through subsequent applications and may require
additional traffic impact evaluation depending on the proposed use and its unique site plan.

PROJECT DESCRIPTION

The Canby Commons Apartments proposal includes 136 apartments consisting of one, two, and three bedroom
units. The two subject tax lots are listed below, with the location shown in Figure 1.

31E34C 04900 - 10.67 acres
31E34C 02101 - 1.85 acres

The two tax lots are undeveloped at this time, zoned M-2 {Heavy Industrial}, and designated H) (Heavy
Industrial) in the City’s Comprehensive Plan. The proposed land use action is to rezone 7.6 acres of the two lots
from M-2 to R-2 (High Density Residential) and amend the comprehensive plan zoning from HI to HDR (High
Density Residential). The remaining portion of the lots would remain the current M-2 zoning and HI
comprehensive plan designation. With the proposed rezone, adjustments to the tax lot boundaries would be
needed.
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Canby Comons Apartments Transportation Impact Study
April 8, 2015
Page 2 of 11

Figure 1: Study Area

TRANSPORTATION PLANNING RULE ANALYSIS

The Transportation Planning Rule! requires that, where an amendment to a comprehensive plan or zoning
regulation would significantly affect an existing or planned transportation facility, the local government shall put
in place measures that assure that allowed land uses are consistent with the function, capacity, and
performance standards of the facility. The Canby Commons Apartments project proposes an amendment to the
comprehensive plan and zoning map. Therefore, the proposed map changes must comply with the TPR.

The traffic analysis required by the TPR measures impacts by estimating the change in vehicle trips on the
transportation system resulting from a comprehensive plan or zoning amendment. Generally, the analysis
procedure then compares transportation system performance under the adopted comprehensive plan/zoning
designation reasonable worst-case scenario to the performance under a proposed comprehensive plan/zoning
designation reasonable worst-case scenario. If the proposed change is found to not have significant
transportation system impacts (e.g., fewer estimated trips generated or insignificant offsite impacts from
additional trips), no mitigation measures are required.

1 Oregon Department of Land Conservation and Development. Transportation Planning Rule, Oregon Administrative Rules
Chapter 660, Division 12, as amended September 2012.
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TRIP GENERATION AND TRAFFIC FORECASTING

This section documents the steps in the TPR analysis, including trip generation and volume development for the
intersection operational analysis.

Trip Generation

Table 1 documents the land uses assumed for the TPR reasonable worst-case analysis.

Table 1: Trip Generation Comparison

Comprehensive Zoni Land Use PM Trips PM Trips
onin
Plan Designation g (ITE Code) Entering  Exiting
L. Heavy Industrial Warehousing
Existing M-2 7.6 Acres 435 23 43
(HI) (150)
High Density Apartment 182 dwelling
Proposed ) . -2 ) 1,213 73 40
Residential (HDR) (220) units
Change +778 +50 -3

Source: DKS Associates

Note that this analysis assumes more dwelling units (182 DU) than what is currently proposed (136 DU). This is
consistent with TPR analysis, which must assume a reasonable worst case for the High Density Residential plan
designation. In this analysis, 24 dwelling units per acre is considered a reasonable worst case under R-2 zoning.

As shown in the table, 778 additional daily trips are forecast to be generated by the Comprehensive Plan change
under reasonable worst case development assumptions. This number exceeds the threshold of 400 daily trips to
trigger a significant impact as defined in the TPR and require intersection operational analysis.
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Volume Development

The traffic analysis presented below is based on traffic counts collected on Thursday, January 20, 2015.
Considering the potential impact area of the trip generation changes listed in Table 1, the following were
identified as study intersections:

1. Highway 99E/S Sequoia Parkway
2. SSequoia Parkway/SE Hazeldell Way
3. SSequoia Parkway/S Township Road

DKS used seasonal factoring, per ODOT methodology,? to reflect 30™"
highest hour conditions in the base year analysis. These seasonally
factored volumes were also used as the basis for forecasting future
2030 conditions.

DKS used the City of Canby Travel Forecast Tool to help estimate 2030
traffic volumes. The tool includes both base year (2009) and future year
(2030) travel demand models that estimate vehicular demands on the
transportation network in the City of Canby. DKS used a 15-year portion
of the growth increment between the 2009 and 2030 models to layer
onto the 2015 volumes, creating a 2030 p.m. peak hour forecast under
Comprehensive Plan conditions.

The Travel Forecast Tool was also used to estimate the routing of the 50 __ .
Figure 2: Canby Commons Trip

new inbound trips generated by the “reasonable worst case” analysis Distribution

described above. A total of 30 trips are estimated to come from north of
the development, and 20 from the south, as shown in Figure 2.

2015 and 2030 p.m. peak hour volumes for this study are shown in Figures 3 through 5 with discussion of traffic

operations under each year and land use scenario in the next section.

2 Seasonal adjustment was based on methodology in ODOT’s Analysis Procedures Manual. DKS used the Commuter trend at
the Highway 99E/S Sequoia Parkway intersection, which factored the January counts up by 16% to reflect 30" highest hour

conditions.
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Figure 3: Existing PM Peak Hour Volumes

Figure 4: Future 2030 Financially Constrained PM Peak Hour Volumes (Current Land Use Designation)
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Canby Comons Apartments Transportation Impact Study
April 8, 2015
Page 6 of 11

Figure 5: Future 2030 Financially Constrained PM Peak Hour Volumes (Proposed Land Use Designation)

TRAFFIC ANALYSIS

TPR analysis requires that impacted intersections be evaluated to determine whether traffic operations are
degraded and how performance compares to agency standards.

Intersection Operations

This study evaluates p.m. peak hour intersection operating conditions at study intersections per 2010 Highway
Capacity Manual (HCM 2010) methodology for unsignalized intersections and HCM 2000 methodology for
signalized intersections using Synchro 8 software. These methodologies result in measures of effectiveness
(MOEs) that allow for comparison of performance under different traffic conditions.

Definition of Traffic Measures of Effectiveness

In Oregon, two measures are commonly used as measures of effectiveness (MOEs) for intersection operations:
Level of Service (LOS) and Volume-to-Capacity Ratio (v/c).

m  LOSissimilar to a “report card” rating based upon average vehicle delay. LOS A, B, and C indicate
conditions where traffic moves without significant delays over periods of peak hour travel demand. Level
of Service D and E are progressively worse peak hour operating conditions. Level of Service F generally
represents conditions where demand has exceeded capacity. This condition is typically evident in long
queues and delays.

® V/C Ratio takes into account the total volume entering an intersection and compares it to the overall
intersection capacity to determine a ratio on a scale of 0.0 to 1.0. As an intersection’s v/c ratio approaches
1.0, intersection conditions are more congested, and longer queues and delay exist. V/C is also calculated
for individual movements at an intersection.
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Jurisdictions typically use one or both of these MOEs as a standard or target to determine whether their facilities
are operating acceptably. Standards and targets typically vary by roadway classification or other characteristics.
The following are the applicable standards for the roadways in this analysis:

B Oregon Department of Transportation (ODOT) standards: Highway 99E at the S Sequoia Parkway
intersection is classified as a Regional Highway and has a posted speed of 45 mph. Based on these
characteristics, the ODOT mobility target for Highway 99E at this location is a v/c ratio of 0.85.3

m  City of Canby Standards. S Sequoia Parkway, S Hazeldell Way, and S Township Road are under City of
Canby jurisdiction. City of Canby standards are based on LOS and v/c, with the standard for two-way stop
controlled intersections being LOS E, and all-way stop-controlled intersections being LOS D. The City of
Canby v/c standard is 0.90.

BASE YEAR CONDITIONS

Intersection analysis for 2015 p.m. peak hour conditions, based on the January 2015 counts and seasonal
factoring described earlier in this memorandum, is shown in Table 2.

Table 2: 2015 PM Peak Hour Intersection Operations

. S Mobility
Intersection Control Jurisdiction LOS
Target
Highway 99E/S Sequoia Parkway Signal oDoT 0.85 D >50 0.67
S Sequoia Parkway/S Hazeldell . >50
TWSC City of Canby E/0.90 F 0.86

Way (EBL)
S Sequoia Parkway/S Townshi 18

d v/ P TWSC City of Canby E/0.90 C 0.21
Road (SBL)

Source: DKS Associates
Bold indicates performance failing to meet targets/standards
@ Performance of worst movement (eastbound left turn) is shown

Traffic operations at the Highway 99E/S Sequoia Parkway and S Sequoia Parkway/S Township Road intersections
are well within agency standards. Operations at the S Sequoia Parkway/S Hazeldell Way intersection do not
meet the City standard of LOS E, but do meet the 0.90 v/c standard. The eastbound left movement (out of the
Fred Meyer development) is estimated to experience over 50 seconds of average delay. About 300 vehicles
make this movement today, and they must wait for gaps in both northbound and southbound traffic as there is
no center refuge lane on S Sequoia Parkway.

3 Oregon Highway Plan Policy 1F, Table 6: Volume-to-Capacity Ratio Targets for Peak Hour Operating Conditions
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DKS observed this intersection during a mid-week p.m. peak hour,* and found that no more than three vehicles
are typically queued at a time in the eastbound left turn lane.

2030 FINANCIALLY CONSTRAINED SYSTEM

For TPR analysis, forecasting must assume not only the existing transportation system, but also new projects
that are considered reasonably likely to be constructed by the planning horizon year. The Canby Transportation
System Plan (TSP) includes a financially constrained project list that includes improvements that are considered
reasonably likely to be funded by 2030. Reasonably likely projects are accounted for in the 2030 City of Canby
Travel Forecast Tool, and include the following:

m S Township Road/S Sequoia Parkway: convert to all-way stop and install eastbound and westbound left-
turn lanes
®  SE 4" Avenue Extension (Sequoia Parkway to Mulino Road): install two-lane collector roadway

The financially constrained system does not include the S Sequoia Parkway Extension (S Township Road to SE
13" Avenue), which was constructed after adoption of the Transportation System Plan (TSP). DKS used the
forecast tool to test how sensitive the study area traffic volumes are to this network change. DKS found that
changes to overall traffic patterns are minor, and changes on S Sequoia Parkway north of S Township Road vary
by about +20 or -20 vehicles when the project is included in the forecast tool network. Because the effects were
minor, and because the base traffic counts capture the current effect of the extension, forecast growth was not
modified to reflect this network change.

2030 CONDITIONS: IMPACT ANALYSIS

Table 3 compares intersection operations under the proposed Canby Commons land use to operations under
current comprehensive plan designations, upon which the adopted TSP is based. The roadway network
assumptions outlined in the 2030 financially constrained scenario of the 2010 TSP were used as the basis for this
comparison.

4 DKS field visit on Wednesday, January 28, 2015
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Table 3: 2030 PM Peak Hour Intersection Operations Comparison

Existing Comp Plan

hTes

Canby Commons

. L. Mobility Delay Delay
Intersection Jurisdiction v/C LOS v/C
Target (sec) (sec)
Highway 99E/ S
) OoDOT 0.85 D 53 0.82 D 53 0.82
Sequoia Parkway
S Sequoia Parkway / City of
E/0.90 F 489 1.67 F 538? 1.77
S Hazeldell Way Canby
S Sequoia Parkway / City of
. E/0.90 C 21 0.64 C 21 0.64
S Township Road Canby

Source: DKS Associates
Bold indicates performance failing to meet targets/standards
@ Performance of worst movement (eastbound left turn) is shown

2030 conditions reflect increased traffic volumes due to growth in the City of Canby and higher volumes to and
from areas outside the City. As in existing conditions, traffic operations at the Highway 99E/S Sequoia Parkway
and S Sequoia Parkway/S Township Road intersections are within agency standards under both the Existing
Comprehensive Plan and Canby Commons scenarios. With a v/c ratio of 0.82 under both scenarios, the Highway
99E/S Sequoia Parkway operates close to the 0.85 mobility target, but does not exceed it and does not trigger
the need for mitigation under TPR.

Operations at the S Sequoia Parkway/S Hazeldell Way intersection do not meet the City standard of LOS E and
v/c ratio of 0.90. The eastbound left movement (out of the Fred Meyer development) is estimated to experience
significant delay under both scenarios (over eight minutes on average). This is primarily due to the increase in
northbound and southbound volumes on S Sequoia Parkway related to forecast future development to the
south of the intersection. The volumes along S Sequoia Parkway allow for few gaps in traffic for eastbound left
turning vehicles.

Because the S Sequoia Parkway/S Hazeldell Way intersection fails to meet City mobility standards in the future,
and the additional traffic (25 additional southbound through vehicles and 5 additional eastbound right-turning
vehicles) further degrades operations, the need for mitigations is triggered under TPR.
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MITIGATION ANALYSIS

Traffic signal warrant analysis was performed at the unsignalized intersection of S Sequoia Parkway/S Hazeldell
Way under future 2030 baseline conditions to evaluate the potential need for new a traffic signal. While the TSP
did not indicate the need for a traffic signal at this intersection, intersection operations documented in the TSP
indicate that the stop controlled minor street approaches would experience significant delays and this
intersection would not meet City of Canby mobility standards (LOS E). No improvements were identified for this
intersection. An important element to the traffic signal warrant analysis is the redistribution of vehicle trips
exiting the Fred Meyer site accesses along S Sequoia Parkway. Both volumes and operations analysis modeled as
part the TSP accounted for vehicles exiting the Fred Meyer site, shifting from the primary to secondary access
points to avoid congestion. However, this may not be reasonable based on the site circulation design. Therefore,
this study evaluates the need for signalization at S Sequoia Parkway/S Hazeldell Way if current traffic patterns
are maintained.

MUTCD Peak Hour Signal Warrants

The 2009 Manual on Uniform Traffic Control Devices (MUTCD) peak hour sighal warrant® (Warrant 3) was
analyzed for the 2030 baseline traffic scenario during the p.m. peak hour. This warrant is intended to evaluate
the need for a traffic signal at locations where there are a large number of vehicles entering the intersection
over a short period of time, such as vehicles exiting a large shopping center. With this, the warrant considers the
total stopped delay of vehicles along the minor street approach and considers signalization as a means of
reducing this delay if proven to be substantial.

The peak hour signal warrant analysis at the S Sequoia Parkway/S Hazeldell Way intersection indicates that a
signal would be warranted during the p.m. peak hour. The analysis assumes the minor street consisting of one-
lane and the major street two or more lanes. The west leg was assumed to consist of one lane due to the short
left turn lane (approximately 80 feet) and large volume of left turning vehicles. With this, the left, though, and
right turn volume exiting the Fred Meyer site were included as part of the signal warrant analysis.

A graph comparing the total of both major street approaches and the minor street higher volume approach
(eastbound) during the 2030 p.m. peak hour and the required MUTCD threshold is attached.

Peak Hour Intersection Operations

Under signalization, the intersection of S Sequoia Parkway/S Hazeldell Way would operate at LOS C with a v/c
ratio of 0.75 during the future 2030 p.m. peak hour with the proposed rezone, thus meeting the City’s mobility
target.

5 Manual on Traffic Control Devices, 2009 Edition, Section 4C.04 Warrant 3, Peak Hour.
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RECOMMENDATIONS

Several options are available under TPR for mitigating the impact of the Canby Commons development, such as
limiting the intensity of the development (i.e., a trip cap). However, operations at the S Sequoia Parkway/S
Hazeldell Way intersection will continue to degrade in the future and, due to TPR, will be a barrier to any other
potential comprehensive plan changes that the City might consider. Therefore, DKS recommends that the City of
Canby undertake a strategy to implement signalization at this intersection.

The following are steps recommended for the City in order to implement this mitigation:

B Amend the TSP to include a signal at S Sequoia Parkway/S Hazeldell Way in the financially constrained
project list. A signal warrant analysis is included in the following section. This intersection would operate at
LOS C during the future 2030 p.m. peak hour under signalization with the proposed rezone, thus meeting
the City’s mobility target.

m  Consider amending the System Development Charge (SDC) project list to include this project, potentially by
removing a project of similar cost from the list.

For the purposes of this application, it is recommended the City draft a letter stating that it intends to amend
the TSP as described above and that the signal improvement can be considered reasonably likely for TPR
purposes. This should be sufficient for the Canby Commons development to meet TPR requirements.
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www.dksassociates.com

DATE: August 7, 2015

TO: Bryan Brown, City of Canby
Avi Tayar, ODOT

FROM: Steve Boice, P.E., PTOE

SUBIJECT: Canby Commons Apartments Supplemental Transportation Analysis P#P11010-041

The purpose of this memorandum is to provide supplemental transportation analysis regarding the proposed
Canby Commons Apartments development, which will require amending comprehensive plan and zoning
designations for approximately 7.6 acres of land in Canby, Oregon. Previous analysis addressed the
Transportation Planning Rule (TPR) requirements for amending the City’s adopted plans?.

The findings of the previous study recommend that the City amend its Transportation System Plan (TSP) to
include a new traffic signal at S Sequoia Parkway/SE Hazeldell Way. The signalization of this intersection is
recommended to meet the City’s mobility standards under future year 2030 baseline conditions. The following
sections summarize the signal warrant analysis for this intersection along with peak hour intersection operations
under signalization.

Traffic Signal Warrant Analysis

The 2009 Manual on Uniform Traffic Control Devices (MUTCD) peak hour signal warrant? (Warrant 3) was
analyzed for the existing and 2030 baseline traffic scenario during the p.m. peak hour. This warrant is intended
to evaluate the need for a traffic signal at locations where there are a large number of vehicles entering the
intersection over a short period of time, such as vehicles exiting a large shopping center. With this, the warrant
considers the total stopped delay of vehicles along the minor street approach and considers signalization as a
means of reducing this delay if proven to be substantial.

The signal warrant analysis assumes the minor street consisting of one-lane and the major street two or more
lanes. The west leg was assumed to consist of one lane due to the short left turn lane (approximately 80 feet)
and large volume of left turning vehicles (from the Fred Meyer parking lot). With this, the left, though, and right
turn volume exiting the Fred Meyer site were included as part of the signal warrant analysis.

1 Canby Commons Apartments Transportation Impact Study, DKS Associates, April 8, 2015
2 Manual on Traffic Control Devices, 2009 Edition, Section 4C.04 Warrant 3, Peak Hour.
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Although operations at the S Sequoia Parkway/SE Hazeldell Way intersection do not currently meet the City’s
mobility standard of LOS E, a traffic signal is not warranted under existing traffic volumes as shown in Figure 1. A
graph comparing the total of both major street approaches and the minor street higher volume approach
(eastbound) during the p.m. peak hour and the required MUTCD threshold is attached. The traffic signal warrant
analysis under future 2030 baseline conditions, as shown in Figure 2, however indicates that a traffic signal is
warranted sometime between now and future year 2030 (calculation sheets attached).
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Figure 1: Existing PM Peak Hour Volumes
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Figure 2: Future 2030 Financially Constrained PM Peak Hour Volumes (Current Land Use Designation and
Existing Traffic Patterns)

Page 75



Canby Comons Apartments Supplemental Transportation Analysis
August 10, 2015
Page 3 of 4

JJ

An important element to the future year analysis is the redistribution of vehicle trips exiting the Fred Meyer site

accesses along S Sequoia Parkway as can be seen in Figures 1 and 2. Both volumes and operations analysis
modeled as part the City’s TSP accounted for vehicles exiting the Fred Meyer site, shifting from the primary to
secondary access points to avoid congestion. However, this may not be reasonable based on the site circulation
design. Therefore, the installation of a traffic signal would likely maintain current traffic patterns at this
intersection, which would further justify the need of a traffic signal®.

While the TSP did not indicate the need for a traffic signal at this intersection, intersection operations
documented in the TSP indicate that the stop controlled minor street approaches would experience significant
delays and this intersection would not meet City of Canby mobility standards (LOS E). No improvements were
identified for this intersection as part of the TSP.

Peak Hour Intersection Operations

Under signalization, the intersection of S Sequoia Parkway/SE Hazeldell Way would operate at LOS C with a v/c
ratio of 0.75 during the future 2030 p.m. peak hour with the proposed rezone, thus meeting the City’s mobility
target.

This new traffic signal would be located approximately 600 feet from the existing signalized intersection of
OR99E/S Sequoia Parkway. Due to the proximity of this signalized intersection, vehicle queuing analysis was
performed to ensure that queuing would not spill back into the upstream intersection. An estimate of the future
2030 p.m. peak hour 95th percentile vehicle queues for the northbound and southbound signalized intersection
approach movements with the proposed rezone was made using SimTraffic modeling software. This analysis
estimates the queue length that would not be exceeded in 95 percent of the queues formed during the peak
hour. When vehicle queues extend past available storage bays, turning queues can block through movements
and through movements can block upstream intersections. The result is an increased potential for rear-end
collisions and a significant loss in system capacity. Queuing results are summarized in Table 1 and results are
attached.

The vehicle queues along the northbound approach movements at the OR99E/S Sequoia Parkway intersection
and southbound approach movements at the S Sequioia Parkway/SE Hazeldell Way intersection would be
accommodated given existing turn pocket storage lengths. Vehicle queues would not extend back into the
upstream intersection along either of these approaches.

To further improve capacity of the intersection, two 12-foot lanes could be striped along southbound S Sequoia
Parkway as part of the traffic signal installation. The existing southbound travel lane is currently 24-feet wide;
therefore striping as two lanes would double the vehicle storage along the southbound approach. Additionally,

3 With the installation of a traffic signal, the 300 existing eastbound left turns at the intersection of S Sequoia Parkway /SE
Hazeldell Way would likely maintain current traffic patterns instead of shifting from the primary to secondary access points
to avoid congestion under unsignalized conditions.
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consideration should be given to ensuring that the new traffic signal at S Sequoia Parkway/SE Hazeldell Way is
interconnected to the existing signal at OR99E to allow for signal progression and minimize queuing between
the intersections.

Table 1: 2030 PM Peak Hour 95 Percentile Vehicle Queue Lengths

OR99E/S Sequoia Parkway

Left 250 250
Northbound Thru 600 250
Right 175 150
S Sequoia Parkway/SE Hazeldell way
Left 135 150
Southbound
Thru 600 125
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Queuing and Blocking Report

Baseline 8/10/2015
Intersection: 3: 99 & Sequoia/Sequioa
Movement SE SE NW NW NW NW B2 NE NE NE NE SW
Directions Served L TR L L T R T L T T R L
Maximum Queue (ft) 75 306 259 270 348 222 4 134 474 468 325 225
Average Queue (ft) 26 177 169 188 128 62 0 92 434 398 181 152
95th Queue (ft) 68 292 247 261 246 141 3 155 493 516 393 260
Link Distance (ft) 366 335 177 428 428
Upstream Blk Time (%) 0 1 23 13
Queuing Penalty (veh) 0 4 0 0
Storage Bay Dist (ft) 50 250 250 200 110 300 200
Storage Blk Time (%) 12 63 0 1 2 0 20 40 17 0 2
Queuing Penalty (veh) 19 25 1 3 10 1 135 36 53 1 16
Intersection: 3: 99 & Sequoia/Sequioa
Movement SW SW
Directions Served T TR
Maximum Queue (ft) 466 472
Average Queue (ft) 376 319
95th Queue (ft) 526 493
Link Distance (ft) 437 437
Upstream Blk Time (%) 9 4
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft)
Storage Blk Time (%) 26
Queuing Penalty (veh) 36
Intersection: 10: Sequoia & Township
Movement EB WB NB NB SB SB
Directions Served LTR LTR L TR L TR
Maximum Queue (ft) 116 130 54 76 109 153
Average Queue (ft) 63 68 30 35 48 78
95th Queue (ft) 95 109 49 61 91 128
Link Distance (ft) 1029 779 402 1747
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 100
Storage Blk Time (%) 0 0 3
Queuing Penalty (veh) 0 0 3
SimTraffic Report
Page 1
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Queuing and Blocking Report

Baseline 8/10/2015
Intersection: 13: Sequoia & Hazeldell
Movement EB EB WB WB NB NB SB SB SB
Directions Served L TR L TR L TR L T T
Maximum Queue (ft) 104 381 58 118 174 230 142 167 72
Average Queue (ft) 90 124 19 55 52 116 88 63 6
95th Queue (ft) 118 298 43 96 112 195 136 125 38
Link Distance (ft) 499 891 267 177 177
Upstream Blk Time (%) 0 0 0 0
Queuing Penalty (veh) 0 0 1 0
Storage Bay Dist (ft) 80 120 150 120
Storage Blk Time (%) 24 2 0 3 3 0
Queuing Penalty (veh) 45 7 0 2 2 1
Intersection: 17: Sequoia
Movement EB NB
Directions Served LR T
Maximum Queue (ft) 37 6
Average Queue (ft) 12 0
95th Queue (ft) 33 5
Link Distance (ft) 160 619
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)
Network Summary
Network wide Queuing Penalty: 401
SimTraffic Report
Page 2
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D RAFT M E M O RAN DU M 720 SW Washington St.

Suite 500
Portland, OR 97205
503.243.3500

www.dksassociates.com

DATE: August 7, 2015

TO: Bryan Brown, City of Canby
Avi Tayar, ODOT

FROM: Steve Boice, P.E., PTOE

SUBIJECT: Canby Commons Apartments Supplemental Transportation Analysis P#P11010-041

The purpose of this memorandum is to provide supplemental transportation analysis regarding the proposed
Canby Commons Apartments development, which will require amending comprehensive plan and zoning
designations for approximately 7.6 acres of land in Canby, Oregon. Previous analysis addressed the
Transportation Planning Rule (TPR) requirements for amending the City’s adopted plans?.

The findings of the previous study recommend that the City amend its Transportation System Plan (TSP) to
include a new traffic signal at S Sequoia Parkway/SE Hazeldell Way. The signalization of this intersection is
recommended to meet the City’s mobility standards under future year 2030 baseline conditions. The following
sections summarize the signal warrant analysis for this intersection along with peak hour intersection operations
under signalization.

Traffic Signal Warrant Analysis

The 2009 Manual on Uniform Traffic Control Devices (MUTCD) peak hour signal warrant? (Warrant 3) was
analyzed for the existing and 2030 baseline traffic scenario during the p.m. peak hour. This warrant is intended
to evaluate the need for a traffic signal at locations where there are a large number of vehicles entering the
intersection over a short period of time, such as vehicles exiting a large shopping center. With this, the warrant
considers the total stopped delay of vehicles along the minor street approach and considers signalization as a
means of reducing this delay if proven to be substantial.

The signal warrant analysis assumes the minor street consisting of one-lane and the major street two or more
lanes. The west leg was assumed to consist of one lane due to the short left turn lane (approximately 80 feet)
and large volume of left turning vehicles (from the Fred Meyer parking lot). With this, the left, though, and right
turn volume exiting the Fred Meyer site were included as part of the signal warrant analysis.

1 Canby Commons Apartments Transportation Impact Study, DKS Associates, April 8, 2015
2 Manual on Traffic Control Devices, 2009 Edition, Section 4C.04 Warrant 3, Peak Hour.
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Although operations at the S Sequoia Parkway/SE Hazeldell Way intersection do not currently meet the City’s
mobility standard of LOS E, a traffic signal is not warranted under existing traffic volumes as shown in Figure 1. A
graph comparing the total of both major street approaches and the minor street higher volume approach
(eastbound) during the p.m. peak hour and the required MUTCD threshold is attached. The traffic signal warrant
analysis under future 2030 baseline conditions, as shown in Figure 2, however indicates that a traffic signal is
warranted sometime between now and future year 2030 (calculation sheets attached).

1. OR99E @ N Redwood St./S. Sequoia Pkwy. 2 5 Sequoia Pkwy. @ Hazeldell Wy. 3.s. Sequoia Pkwy. @ S. Township Rd.
IFER %70 S8 30
@ 3] 105
418 | s s I A 10
ol 5[ s - MR
il 20EP HEE
EURT 3R 2B [T
0.- Study Intersection Number <= - Existing Lane Configuration ‘ |t;
BJ - Traffic Signal - 3&1'1 PeaTk Ho:drTrafﬂc iolumes ;\'t.;ScaIe
i - Volume Turn Movemen
@ - Stop Sign Left-Thru- Right
Figure 1: Existing PM Peak Hour Volumes
1. OR99E @ N Redwood St./S. Sequoia Pkwy. 25 Sequoia Pkwy. @ Hazeldell Wy. 3.5 Sequoia Pkwy. @ S. Township Rd.
<85 @Eﬂ SO
- - e 160 o & Ch 45
A HE] 250
x TS A T EY 4% | "=
Wi (0 MR X
40ff] 2206
EY| e S 8 B S oo
= oS G
0.- Study Intersection Number <= - Existing Lane Configuration “ |:]
EJ - Traffic Signal 000 - Future PM Peak Hour Traffic Volumes Nah il
@ - Stop Sign - Volume Turm Movements

Left«Thru«Right
Figure 2: Future 2030 Financially Constrained PM Peak Hour Volumes (Current Land Use Designation and
Existing Traffic Patterns)
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An important element to the future year analysis is the redistribution of vehicle trips exiting the Fred Meyer site

accesses along S Sequoia Parkway as can be seen in Figures 1 and 2. Both volumes and operations analysis
modeled as part the City’s TSP accounted for vehicles exiting the Fred Meyer site, shifting from the primary to
secondary access points to avoid congestion. However, this may not be reasonable based on the site circulation
design. Therefore, the installation of a traffic signal would likely maintain current traffic patterns at this
intersection, which would further justify the need of a traffic signal®.

While the TSP did not indicate the need for a traffic signal at this intersection, intersection operations
documented in the TSP indicate that the stop controlled minor street approaches would experience significant
delays and this intersection would not meet City of Canby mobility standards (LOS E). No improvements were
identified for this intersection as part of the TSP.

Peak Hour Intersection Operations

Under signalization, the intersection of S Sequoia Parkway/SE Hazeldell Way would operate at LOS C with a v/c
ratio of 0.75 during the future 2030 p.m. peak hour with the proposed rezone, thus meeting the City’s mobility
target.

This new traffic signal would be located approximately 600 feet from the existing signalized intersection of
OR99E/S Sequoia Parkway. Due to the proximity of this signalized intersection, vehicle queuing analysis was
performed to ensure that queuing would not spill back into the upstream intersection. An estimate of the future
2030 p.m. peak hour 95th percentile vehicle queues for the northbound and southbound signalized intersection
approach movements with the proposed rezone was made using SimTraffic modeling software. This analysis
estimates the queue length that would not be exceeded in 95 percent of the queues formed during the peak
hour. When vehicle queues extend past available storage bays, turning queues can block through movements
and through movements can block upstream intersections. The result is an increased potential for rear-end
collisions and a significant loss in system capacity. Queuing results are summarized in Table 1 and results are
attached.

The vehicle queues along the northbound approach movements at the OR99E/S Sequoia Parkway intersection
and southbound approach movements at the S Sequioia Parkway/SE Hazeldell Way intersection would be
accommodated given existing turn pocket storage lengths. Vehicle queues would not extend back into the
upstream intersection along either of these approaches.

To further improve capacity of the intersection, two 12-foot lanes could be striped along southbound S Sequoia
Parkway as part of the traffic signal installation. The existing southbound travel lane is currently 24-feet wide;
therefore striping as two lanes would double the vehicle storage along the southbound approach. Additionally,

3 With the installation of a traffic signal, the 300 existing eastbound left turns at the intersection of S Sequoia Parkway /SE
Hazeldell Way would likely maintain current traffic patterns instead of shifting from the primary to secondary access points
to avoid congestion under unsignalized conditions.
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consideration should be given to ensuring that the new traffic signal at S Sequoia Parkway/SE Hazeldell Way is
interconnected to the existing signal at OR99E to allow for signal progression and minimize queuing between
the intersections.

Table 1: 2030 PM Peak Hour 95 Percentile Vehicle Queue Lengths

OR99E/S Sequoia Parkway

Left 250 250
Northbound Thru 600 250
Right 175 150
S Sequoia Parkway/SE Hazeldell way
Left 135 150
Southbound
Thru 600 125
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Queuing and Blocking Report

Baseline 8/10/2015
Intersection: 3: 99 & Sequoia/Sequioa
Movement SE SE NW NW NW NW B2 NE NE NE NE SW
Directions Served L TR L L T R T L T T R L
Maximum Queue (ft) 75 306 259 270 348 222 4 134 474 468 325 225
Average Queue (ft) 26 177 169 188 128 62 0 92 434 398 181 152
95th Queue (ft) 68 292 247 261 246 141 3 155 493 516 393 260
Link Distance (ft) 366 335 177 428 428
Upstream Blk Time (%) 0 1 23 13
Queuing Penalty (veh) 0 4 0 0
Storage Bay Dist (ft) 50 250 250 200 110 300 200
Storage Blk Time (%) 12 63 0 1 2 0 20 40 17 0 2
Queuing Penalty (veh) 19 25 1 3 10 1 135 36 53 1 16
Intersection: 3: 99 & Sequoia/Sequioa
Movement SW SW
Directions Served T TR
Maximum Queue (ft) 466 472
Average Queue (ft) 376 319
95th Queue (ft) 526 493
Link Distance (ft) 437 437
Upstream Blk Time (%) 9 4
Queuing Penalty (veh) 0 0
Storage Bay Dist (ft)
Storage Blk Time (%) 26
Queuing Penalty (veh) 36
Intersection: 10: Sequoia & Township
Movement EB WB NB NB SB SB
Directions Served LTR LTR L TR L TR
Maximum Queue (ft) 116 130 54 76 109 153
Average Queue (ft) 63 68 30 35 48 78
95th Queue (ft) 95 109 49 61 91 128
Link Distance (ft) 1029 779 402 1747
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 100
Storage Blk Time (%) 0 0 3
Queuing Penalty (veh) 0 0 3
SimTraffic Report
Page 1
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Queuing and Blocking Report

Baseline 8/10/2015
Intersection: 13: Sequoia & Hazeldell
Movement EB EB WB WB NB NB SB SB SB
Directions Served L TR L TR L TR L T T
Maximum Queue (ft) 104 381 58 118 174 230 142 167 72
Average Queue (ft) 90 124 19 55 52 116 88 63 6
95th Queue (ft) 118 298 43 96 112 195 136 125 38
Link Distance (ft) 499 891 267 177 177
Upstream Blk Time (%) 0 0 0 0
Queuing Penalty (veh) 0 0 1 0
Storage Bay Dist (ft) 80 120 150 120
Storage Blk Time (%) 24 2 0 3 3 0
Queuing Penalty (veh) 45 7 0 2 2 1
Intersection: 17: Sequoia
Movement EB NB
Directions Served LR T
Maximum Queue (ft) 37 6
Average Queue (ft) 12 0
95th Queue (ft) 33 5
Link Distance (ft) 160 619
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)
Network Summary
Network wide Queuing Penalty: 401
SimTraffic Report
Page 2
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:EE; v Civil
Engineering
Water
Resources
Land Use
Planning

June 18, 2015

Re: S. Sequoia Parkway Map Amendment

To Our Neighbors,

Please join us at an informational meeting to talk about a potential change to the City's
Comprehensive Plan and Zoning Map.

The project under consideration is located at 235 S. Sequoia Parkway. The property consists of two
lots totaling 12.6 acres in size. The site is currently vacant. The proposed comprehensive plan map
and zoning map amendments would apply to 7.6 acres of the total site.

The property is zoned M-2 (Heavy Industrial) and is proposed to change to R-2 (High-Density
Residential) for construction of apartment buildings.

Our goal in inviting neighbors to attend this meeting is to ensure that those who might be affected by
this proposal clearly understand the details of the project and have a chance to meet the developers
and provide comments.  If you would like to learn more about the project, we would be pleased to

have you join us at the following event:

235 S. Sequoia Parkway Zone Change Open House
Canby Police Community Room
1175 NW 3 Avenue
Canby, OR 97013

Tuesday, July 7, 2015
3:00PM

We look forward to discussing this proposal with you. Please feel free to contact me at
503-887-2130 or heatheraustin@3j-consulting.com if you have any questions. You may also
contact the ownership group directly to get more information. Aaron Jones can be reached at
503.358.5005 or at aj@urbanidm.com. Owners are available to meet in advance of the open house

to provide more detail.

;ga\v{wk /(‘( 7k waila

Heather Austin, AICP
Senior Planner
3J Consulting, Inc.

3J Consulting, Inc. Ph: 503-946-9365
5075 SW Ciriffith Drive Suite 150, Beaverton, OR 97005 andrew.tull@3j-consuiting.com
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235 S. Sequoia Parkway Zone Change
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Pre-Application Meeting

Canby Commons Apartment Complex
December 9, 2014
11:20 am

Attended by:
Hassan Ibrahim, Curran-McLeod Engineering 503-684-3478 Dan Mickelsen, Erosion Control, 503-266-0698

Jerry Nelzen, Public Works Department, 503-266-0759 Bill Makowski, CUB Water Dept., 503-266-1156
Bryan Brown, Canby Planning Dept. 503-266-0702 Dinh Vu, Canby Telcom, 503-266-8201
Aaron Jones, Urban IDU, 503-358-5005

This document is for preliminary use only and is not a contractual document.

URBAN IDU, Aaron Jones

e We are looking to rezone approximately 7-1/2 acres of the current industrial site we own to
R-2 or some form of residential housing. We are wanting to have the complex more or less
in this section and keep a good portion for industrial use down the road. This would be a
great site for additional housing and we are looking towards the neighborhood of 130 to 150
units. We will need to discuss the 200 foot distance spacing between the ingress and egress
points. Our thoughts were to have a circular driveway pattern for the apartment complex
with one to two-story housing.

e Aaron said there is a larger conversation on what we are planning for this site. We see a real
demand for more housing and this would be the first phase if everyone agrees and land
banking the rest for industrial. If down the road everyone wanted to see a phase two, we
would have that option as well.

e The apartments will look like hotel suite types and we have an agreement with Fred Meyers
to place a walk through on the north west side of the site.

CURRAN-MCLEOD ENGINEERING, Hassan Ibrahim

e As you can see we have the street in place and we have sanitary sewer serving the lot and
from the looks of the map we have two laterals (one closest to the Arneson Park and other
located towards the middle of the frontage property). If I understood you correctly you are
planning on subdividing the parcel into two lots, building apartments on one portion and the
other section for industrial use. We want to consider providing services to both the proposed
apartments and the industrial area.

e You will be required to build sidewalks the entire frontage length of the site. It will consist
of a 6 foot wide sidewalk with a 5 foot planter strip and 1/2 inch curb.

e There are street trees planted along the frontage and if they are in conflict of your proposed
driveways you will need to move them and also protect the other trees during construction.

e All drainage will have to stay on site. Aaron asked what preference we have for the storm
system and Hassan said we will need to look at your drainage plan and it will also have to be
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permitted through Clackamas County. If you plan on doing a dry well, I believe it has to be
rule-authorized through DEQ. Aaron said we are used to doing drywells as deep as 25 to 30
feet, but for this site we will probably consider a storm water planter system.

e We want a monitoring manhole on the sewer line before you branch into multiple lines.

e Hassan said if the driveway approach is for industrial it has to be 8 inch reinforced concrete.
If it is residential the driveway approach has to be 6 inch reinforced concrete. Bryan said we
have discussed the issue of the driveway separation and it has to be at a 200 foot spacing
distance between them. Hassan stated we need to look at the site distance because the
property is on the radius of the curve and we could have potential site distance problems.
Aaron asked from a fire standpoint would you prefer to have one ingress/egress point and
Hassan said it would be up to the fire department. Aaron said we have other options for the
driveway, we can do one or two, but our preference is to have one and our thought was fire
may not want to have a hammer head in the back of the site. We are open to both. Hassan
stated if we have the 200 foot spacing and there is no constraints on site distance I do not
think we will have an issue with it.

e Hassan said all the utilities were plumbed to the site, NW Natural Gas is not here today, but
they are also stubbed to the site.

CANBY UTILITY, ELECTRIC DEPARTMENT, Gary Stockwell

e Electrically there will not be problem because we have plenty of sources available for your
project.

e We do not offer lease lighting anymore. Any interior lighting will have to be installed and
maintained by the apartments. Aaron asked do you have any specifics of what you require
we use and Gary said it would fall under City of Canby code.

e Once you have the number of units determined, the actual building designs are set and the
preferred location of the meter packs we can do a design for you.

e Our fee structure is based on your impact on the system. I will give you a bid on time and
materials and there is no way of knowing until we see your final design. Aaron said we can
be flexible with you. Gary said in the fee structure it covers all conduits, wires, vaults and
transformers to the meter pack. You will provide the trenching.

e QGary asked if Aaron had any unforeseen items like 3-phase load and Aaron said no, it will be
200 amp most likely.

CITY OF CANBY, EROSION CONTROL, Dan Mickelsen

e Dan asked if he understood Aaron correctly that they will incorporate some kind of storm
system rather than doing drywells. Aaron stated if we had the option our preference is
generally to treat it openly rather than drywells. We would prefer to treat the stormwater
above ground for the entire site.

¢ In the forested area on your property are you going to remove all the trees and Aaron said no.
The idea is to keep all the trees we can and Dan said try and leave as much of a buffer as
possible. What is the elevation you have here and Aaron said there is a significant elevation,
but we have the depth here to set it back and the idea is to put a drive isle and/or garages
along the back for a buffer. We have a lot of options.
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e You will need to apply for an Erosion Control Application.
e You will need to talk to Canby Fire Department in regards to the interior design where you
show these bump outs.

CITY OF CANBY, PUBLIC WORKS DEPARTMENT, Jerry Nelzen

e If you see any concerns regarding the park, we would prefer to deal with it before you start
building. Aaron said the park is perfect and we do not want to change anything. If need be,
we would add or refresh it.

e Will there be any type of commercial kitchen at this site. The Waste Water Treatment Plant
supervisor wanted to comment in case there was a commercial kitchen. Aaron said the only
common area kitchen is by the office and it is not a commercial kitchen. Hassan asked if
there would be any community center and Aaron said it would be right in the front by the
office and next to a workout room and pool. The community room will have a television
along with a meeting room. Jerry told Aaron he would need to contact Dave Conner, Waste
Water Treatment Plant (503-266-0648) and discuss this community room and see it anything
qualifies for a grease interceptor.

CANBY UTILITY, WATER DEPARTMENT, Bill Makowski

e Doug Quan is the foreman of the Water Department and you can contact him if you have any
questions (971-563-6314). He asked me to find out what size of the water meter you will
need and a 1-1/2 to 2 inch meter will require a back flow device and a fire systems will
require a back flow in the vault. Just for your information everything we provide to you will
stop at the edge of the public utility easement. Hassan said there is an 8 inch water line
stubbed out in your frontage.

e The backflow devices are covered by the plumbing code and as long as you utilize the
plumbing code we are happy.

e Aaron asked if we choose to do fire sprinklers, will this require a separate line. Bill said it
depends on how you plumb it, if it is a looped system with potable water it will be fine.
Hassan told Aaron to run this by the Canby’s Fire Marshall, Todd Gary (503-266-5851).

CANBY TELCOM, Dinh Vu

e We sent you comments for your project.

e We will need to have trenching provided and we usually follow the electrical in the trench
line. We will place hand-holds for the fiber and we can discuss how the fiber can be ran to
each apartment. Aaron said we generally do home runs to every unit and pig tail in the units.

e Aaron asked if they will provide separate conduit and the answer was yes.

e We provide TV, phone (voice override) and internet.

e Aaron asked if there were other cable companies and the answer was yes, Wave Broadband.

CITY OF CANBY., PLANNING DEPARTMENT, Bryan Brown

e Bryan gave Aaron a copy of the Memorandum for PRA 14-07 Pre-Application Conference
for Canby Commons.
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The main thing I wanted to communicate was Renate Mengelberg, Economic Development
Manager emailed you arguments for us to utilize to move forward for the rezoning and try to
support the idea because it is an industrial area. We have come to the conclusion to support
the rezoning of approximately 7.5 acres or whatever you are thinking because it has not been
successful in the recent past for resale marketing for industrial purposes and the price is the
lowest in the area. The other arguments mirror some of the issues for creating the
opportunity for a large residential community near a park, shopping center and hospital. You
can also state this could be for work force housing for occupations in the industrial area and
they can live and walk to work. Those are some of the primary arguments for the rezoning
and I see there is a caveat to our support for our rezoning and I am not quite sure because I
do not have the experience right now but I will continue to look at it. Canby has done some
similar things in the past and what we need to think about on conditioning the zoning for
some sort of deed restrictions on the remainder of the property that would still have the
industrial zoning and guarantee no heavy industrial use will not go next to the apartment
complex. Aaron said we can put those restrictions in place, it would be mutually beneficial
for us to put the restrictions in place because from a marketing stand point we would not
want it to happen.

As you have discussed varies options for buffering scenarios we would somehow like to have
some conditions with the zoning, which will guarantee a continual wall along the backside of
the property adjacent to the railroad for sound buffering, aesthetics, visibility and/or safety
and you can see an example at N Redwood Street and 99E or at Darci Estates towards our
police department. We would like some sort of protection between the apartment complex
and the railroad and it is our understanding there are only two trains a week. Aaron asked
how tall the walls you are discussing and the answer was approximately 9 to 10 feet.

We do not want the 12.5 acres having two zoning districts, therefore you are going to have an
application for partitioning at the same time you are changing the zoning. Ifitis a yes, then
you can file your partition plat or it could be a lot line adjustment and Aaron said it would be
a lot easier and faster process for a lot line adjustment and you do not want the parcel with a
split zone correct and Bryan said yes.

You will need to submit a Comprehensive Plan and Zoning Map amendment and I think you
only need to pay for the Comprehensive Plan and it is the most expensive, but the criteria is
almost the same and there is no reason to charge you for both. Also there is the Lot Line
Adjustment application and I do not have the fee amount for it at this time.

Hassan asked if there would be a traffic study needed and Bryan said DKS Engineering has
already started the process and I talked to them today and was hoping they would know, but
as of today they do not. They are doing a scope to decide what kind of work needs to be
done. Aaron asked how much a traffic study would cost and Bryan said it could range from
$3,000 to $10,000 and all depends on the depth of the study. Bryan gave multiple scenarios
on how the study could impact this site and the surrounding areas with the possibility of
having a signal installed at Hazeldell Way and Sequoia Parkway.

I did include a couple of criteria notes you need to demonstrate on the application and they
are general in nature for the Comprehensive Plan. We can work together on it.

The process usually takes approximately three months. You will appear before the Planning
Commission Council and then have an appeal period. Aaron asked how long is the appeal
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period and Bryan stated after being approved you have to wait and see if anyone appeals the
decision and it is a 10 day period. The Planning Commission meets twice a month.
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Laney Fouse

From: Don Steiner

Sent: Thursday, July 23, 2015 3:38 PM

To: Laney Fouse

Subject: RE: Request for Comments - Canby Commons Apartments

Pretreatment has no comment.

From: Laney Fouse

Sent: Friday, July 17, 2015 10:59 AM

To: Laney Fouse

Cc: Bryan Brown; David Epling

Subject: Request for Comments - Canby Commons Apartments

Hello,

Please find attached a Request for Comments for your review for a proposed zone change,
comprehensive plan amendment, and lot line adjustment. Other attachments include the Site Plan
drawing, a narrative, and the final Traffic Study.

Thanks, Laney

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: http,//www.ci.canby.or.us/Departments/develop services/development serv.him

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 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.
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REQUEST FOR COMMENTS
The City has received a Comprehensive Plan Map Amendment/Zoning Map Amendment/Lot Line
Adjustment applications for property at 235 S Sequoia Parkway. The Comprehensive Plan Map
Amendment would change an adjusted 7.6 acre parcel from the H-l—Heavy Industrial
designation to the HDR—High Density Residential designation and the Zoning Map Amendment
would change the adjusted 7.6 parcel from the M-2—Heavy Industrial zone to the R-2—High

Density Residential zone. The remaining commonly owned 5 acres would retain the M-2—Heavy
Industrial zoning for future employment development use.

Comments due- If you would like your comments to be incorporated into the City’s Staff
Report, please return the Request for Comments form by Wednesday, July 29, 2015.

Location: 235 S Sequoia Parkway
L Tax Lots: 31C34C02101 & 31E34C04900
{(Properties shown on map at the left,

7 bordered in red.)

p— Lot Size and Existing Zoning: 12.6 acres

with M-2 zoning

Owner: Jeff Gordon, Urban IDM

CE T Applicant: Aaron Jones Urban IDM

‘ | 1] Application Type: Comprehensive Plan

| Map Amendment, Zoning Map

\' Amendment, & Lot Line Adjustment
City File Number: CPA-15-01/ZC-15-

01/LLA 15-04

Contact: Bryan Brown, Planning

\ "1 Director at: 503-266-0702

SE

|
E

1

What is the Decision Process? The Planning Commission will make a recommendation to the
City Council after the Public Hearing. The City Council will make the final decision.

Where can | send my comments?  Please email your comments to PlanningApps@ci.canby.or.us.

Attachments include:
e Sjte Plan and Narrative.

PLEASE NOTE: THIS APPLICATION HAS NOT YET BEEN DEEMED COMPLETE NOR HAS A
HEARING DATE BEEN SET. If you need additional information or documents please contact the
Planning office at 503-266-7001.

CITY OF CANBY ~AGENCY COMMENTS FORM

City of Canby — Request For Comments Page 1 0of 2
City File Number: CPA-15-01/ZC-15-01/LLA 15-04
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CURRAN-McLEOD, INC,
CONSULTING ENGINEERS

_ 6655 S.W. HAMPTON STREET, SUITE 210
i PORTLAND, OREGON 97223

July 20, 2015

MEMORANDUM

TO: Mr. Bryan Brown
City of Canby

FROM: Hassan Ibrahim, P.E. T@/
Curran-McLeod, Inc.

RE: CITY OF CANBY

CANBY COMMONS APARTMENTS (CPA-1 5-01/ZC-15-01/LLA-15-04)

We have reviewed the submitted preliminary plans on the above mentioned project and have the
following comments:

I. The Industrial Area Master Plan prepared by OTAK, dated October 1998 requires 200-
foot minimum access spacing along Sequoia Parkway. The submitted schematic sketch
doesn’t show the nearest existing access points to determine if this requirement is met.
The developer will be required to demonstrate how this requirement will be met.
Depending on the location of the proposed access for the apartments, a common access
may be required to provide access for the remaining industrial parcel.

2. A 6-foot wide concrete sidewalk will be required along the entire site frontage with
Sequoia Parkway.

3. An erosion control permit will be required from the City of Canby prior to any on-site
disturbance. :

4, An existing 8” sanitary sewer pipe has been stubbed out to serve this property.

5. A storm drainage analysis shall be submitted to the City or review and approval during

the final design phase. The analysis shall meet Chapter 4 of the City of Canby Public
Works Design Standards dated June 2012.

Should you have any questions or need additional information, please let me know.

CAH A N\Projects\Canby\1009 Gen Eng\Canby Commons Apariments Application Comments.doc

PHONE: (503) 684-3478 E-MAIL: cmi@curman-mcleod.com FAX: {503) 624-8267age 102



Bryan Brown

From: Bryan Brown

Sent: Monday, July 20, 2015 8:51 AM
To: 'Todd Gary'

Subject: RE: Canby Commons apartments
Attachments: sketch5860022.pdf

Todd,

Attached is one possible layout which shows to potential access points to Sequoia Parkway and a flow through the site. |
will have to check to see if those drives would meet 200 foot spacing standards as no dimensions show with this

sketch. The latest plan is to utilize a mixture of 2 and 3 story units. | will ask about whether fire sprinklers is planned
and get back with you.

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: Todd Gary [mailto: TGary@canbyfire.org]
Sent: Monday, July 20, 2015 8:34 AM

To: PlanningApps

Subject: Canby Commons apartments

Brian,

I know this is in the planning stages, but | think these questions are valid to having the project move forward and to
consider the impact on the fire district.

1. Will these apartments have residential fire sprinklers?

2. Are there multiple access roads? The sketch only shows one.
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3. How many stories are the proposed buildings?

Todd Gary

Battalion Chief/Fire Marshal
Canby Fire District
503-266-5851 / 503-969-7459
www.Canbyfire.org
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CITY OF CANBY —COMMENT FORM

If you are not able to attend the Planning Commission or Council Public Hearing, you may submit written comments on
this form or in a letter addressing the Planning Commission and/or City Council. Please send comments to the City of
Canby Planning Department.

By mail: Planning Department, PO Box 930, Canby, OR97013
In person: Planning Department at 111 NW Second Street
E-mail: brownb@ci.canby.or.us

If you wish your written comments to be incorporated into the Planning Commission or City Council packet they are
due by July 29, 2015 for the Planning Commission, and August 21, 2015 for the City Council.

COMMENTS: Pioneer Property, LLC has been an industrial landowner in Canby since 1999. As the
landlord for the operating company, Pioneer Pump, Inc., we have worked together as a
strong supporter of the Canby and Clackamas County economy providing jobs for over 100 -
direct employees and having a positive impact on hundreds of other suppliers and vendors. .

We relocated our Tacility Trom 461 NE 3rd Avenue In (,anby in 2000, purchasmg Z-acres in

where the nature of the business activity could possibly impact any residential concerns.
Since 2006, we have subsequently added 4 more acres adjacent to our facility as business
has expanded, utilizing the added area for outside storage and improving the industrial
ingress and egress to our facility for heavy truck traffic. Our location within the Canby
Pioneer Industrial Park continues to enhance our ability to conduct our business away from
residential areas. We are concerned about the pOSSIble rezonlng of property across and just

belleve a rezoning of the subject propertv will have a detrlmental impact on attracting future -

business to the area.
YOUR NAME: GERALD E. TURNER /D. ASHLEY WALKER

PIONEER PROPERTY, LLC / PIONEER PUMP, INC.
ORGANIZATION or BUSINESS (if any) :

310 S. SEQUOIA PARKWAY, CANBY, OR 97013

ADDRESS:
PHONE # (optional): 503-997-1871 / 281-772-5249
DATE: , JULY 29, 2015

Thank Youl!

Canby Commons Apartments
CPA 15-01/ZC 15-01/LLA 15-04 page 2 5139€ 105


D. Ashley Walker
Typewritten Text
Pioneer Property, LLC has been an industrial landowner in Canby since 1999.  As the landlord for the operating company, Pioneer Pump, Inc., we have worked together as a strong supporter of the Canby and Clackamas County economy providing jobs for over 100 direct employees and having a positive impact on hundreds of other suppliers and vendors.  We relocated our facility from 461 NE 3rd Avenue in Canby in 2006, purchasing 4 acres in the Canby Pioneer Industrial Complex at 310 S. Sequoia Parkway and investing several million dollars in constructing a state of the art manufacturing facility there,  recognizing the value to the community of having a dedicated industrial park where we and other manufacturing/industrial facilities could conduct business away from any residential areas where the nature of the business activity could possibly impact any residential concerns.  Since 2006, we have subsequently added 4 more acres adjacent to our facility as business has expanded, utilizing the added area for outside storage and improving the industrial ingress and egress to our facility for heavy truck traffic.  Our location within the Canby Pioneer Industrial Park continues to enhance our ability to conduct our business away from residential areas. We are concerned about the possible rezoning of property across and just down S. Sequoia for the purpose of developing high density housing.  Such a change would change the whole dynamic of the industrial park and be misaligned with the purpose the industrial park was originally built.  Traffic, vandalism, accidents, noise, safety of children, and other factors that result from high density housing will negate the positive benefits of having a dedicated industrial park where we have invested heavily to avoid these issues.  We also believe a rezoning of the subject property will have a detrimental impact on attracting future business to the area.  
			GERALD E. TURNER / D. ASHLEY WALKER
			PIONEER PROPERTY, LLC / PIONEER PUMP, INC.
	
			310 S. SEQUOIA PARKWAY, CANBY, OR 97013		
	
			503-997-1871   /  281-772-5249	
		
			JULY 29, 2015
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Trend Business Center
Page 2 of 3

4) Need to reduce potential for conflicts between residential and industrial lots related to noise, sight, and
vandalism. The developer told us the Canby apartment complex would be similar to their “Grove” apartment
development in Vancouver, WA. The “Grove” apartments have an ornamental metal fence around the entire
perimeter of the complex with a gate that controls access to the apartments. This fence and gate design
reduces the potential conflicts between residential and industrial lots.

PROPQSED SOLUTION: Include ornamental perimeter fencing and gates around the entire perimeter similar to
the developer’s “Grove” complex in Vancouver, WA.

5) Quality Residential Apartments. We visited the developer’s “Grove” apartments in Vancouver, WA. The
Grove apartments are good guality, market-rate middle income suburban apartment complex. We don’t
object to the zone change if all issues above are adequately addressed and the design and quality of the Canby
apartments are similar to the Grove.

PROPOSED SOLUTION: The residential apartments will be market-rate development similar to the developer’s
“Grove” apartments in Vancouver, WA .

Sincerely,

Scott McCormack, Development Manager
Trend Business Center LLC

7190 SW Sandburg Street

Tigard, OR 97223

Submitted: July 28, 2015
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Application: CPA-15-01/ZC-15-01/LLA 15-04
Applicant: Canby Commons Apartments
Please indicate any conditions of approval you wish the Planning Commission to consider:

The City of Canby Bicycle and Pedestrian Advisory Committee recommends the following
conditions needed for safe and active transportation options at the proposed Canby Commons
apartment complex:

e an at grade or above grade crossing to the forest/logging trail

¢ and an entrance to Arneson Park from the apartment side of the park.
The crossing would be an extension of the forest trail park already in existence, which means there are
SDC's available for improvements and expansion to existing trails/parks. As everyone who uses the
trail knows, there has been an unofficial crossing to Fred Meyer in existence for years. Perhaps a
funding partnership between Canby Park & Rec., Fred Meyer, Jeff Gordon & Aaron Jones of Urban
IDM, American Steel and Union Pacific will make this economically possible. Safe connectivity to the
existing trail would:

e alleviate motorized vehicle congestion to shopping areas and intersections highlighted in the
impact study of the proposal;

e create a more livable neighborhood utilizing the connectivity aspects already designed and
implemented into the surrounding area; there are bike lanes and sidewalks to the shopping
areas, medical clinic, farmers market and to the two schools that will be impacted most; Baker
Prairie Middle School and Trost Elementary.

The B&P committee highly recommends a crossing on the Fred Meyer side of the development.

We realize that creating a parallel trail along the railroad track and the apartment side,
connected at 4™ Avenue, will also be considered and is also a good option; however, a crossing of the
railroad tracks is the most direct route to the trail and people are prone, and studies have shown, that
people will cross to their destination at the most direct route regardless of safety. The size and length
of the complex will need more than one connection to the forest trail and a crossing at the tracks
which connects to Fred Meyer and Canby Commons is a logical location.

A look at the newly designed, and soon to open, at grade crossing near Milwaukie High School
for the new light rail shows that a safe and cost effective design is possible. Pedestrians and bicyclists
will cross three tracks and two lanes of traffic in a safe manner. The crossing is designed with a
number of gates one must zig-zag; not a straight shot from one side to the other. At the Canby
Commons proposal we have one set of track with minimal elevation change where a zig-zag ramp for
ADA could exist along side stairs for pedestrians with a smooth curb where bikes can be wheeled along
the stairs. The Canby Commons development and a safe crossing is a potentially wonderful addition to
the Canby community and our park and recreation trail system.

Please check one box and fill in your Name/Agency/Date below:
Adequate Public Services (of your agency) are available

Adequate Public Services will become available through the development
X Conditions are needed, as indicated

Adequate public services are not available and will not become available

NAME: Liz Belz-Templeman, Chair
AGENCY: City of Canby Bicycle and Pedestrian Advisory Committee
DATE: 29 July 2015

Thank you! 2 City File Number: CPA-15-01/ZC-15-01/LLA 15-04 Application: CPA-15-01/ZC-15-
01/LLA 15-04 Applicant: Canby Commons Apartments P
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