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ANN  95-011 S!u  95-01, an application  by Douglas F. Kolberg [applicantl  and
Joan Jones and Gertmde Thompson [ownersl for approval  to annex  a 45.42
acre  parcel  into  the  City  of  Canby,  and  to deveIop  a 209-lot  planned  unit
development  subdivision.  The  property  is bounded  by  Township  Rod  on  the
north,  the  Molalla  Forest  Road  on  the  east,  and  Trost  Elementary  Sdiool  on
the  west  [Tax  Lots  900,  1100  and  1200  of  Tax  Map  4-IE-3].
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jCATlONS  FOR

CONTINUED  TO A

) BE HELD  ON

CUP  95-01,  an  application  by  the  Church  of  Christ  for  approval  to construct  a
single-story  diurch  building  with  seating  capacity  for  120  people.  The  site  is
located  on  the  northwest  comer  of  N.W.  4th  Avenue  and  N.  Elm  Street  [ Tax
Lot  101  of  Tax  Map  3-IE-33CC].



MLP  95-03,  an application  by  Sharpcor,  Inc.  for  approval  to partition  a 2.5 acreparcel  into  two  parcels.  Parcel  1 would  retain  the existing  home  on a 6,800
square  foot  lot,  and  Parcel  2, 2.35 acres,  would  eventually  be developed  with
apartments.  The  site is located  on the east side  of S. Pine  Street,  north  of
Township  Road  [Tax  Lot  900 of  Tax  Map  3-IE-4C].

DR  95-08,  an application  by  Hi-Tech  Builderp  for  approval  to add  9,360 square
feet  and  a loading  dock,  to an existing  building,  whidi  will  be used  primarily
as a warehouse.  The  property  is located  on the  south  side  of  N.E.  3rd
Avenue,  just  south  of Locust  Street  [Tax  Lot  2100 of  Tax  Map  3-IE-33DB].

CUP 95-02, an application  by Joe and Robin  Marcinkiewicz  for approval  toconvert  a building  on Highway  99-E [formerly  Roth's  Heatingl  for themanufacture  and  sales of precision  brass  mouthpieces  and  musical
instmments.  The  site is located  at 593 S.E. 1st  Avenue  [Tax  Lot  5000 of  Tax
Map  3-IE-33DB1.
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MEETING  TIAAELINES  AND  PROCEDURES

a hi  order  not to restrict  any  person  from  testifying  but,  rather,  to encourage  everyone  to do  so, the CanbyPlanning  Commission  shall  bq  to adhere  as closely  as possible  to the  following  timelines:
Applicant  (or representative's])  - not  more  than  15 minutes

Proponents  - not  more  than  5 minutes
Opponents  - not  more  than  5 minutes
Rebuttal  - not  more  than  10 minutes

a

a

a

a

Everyone  present  is encouraged  to testify,  even  if  it is only  to concur  with  previous  testimony.  For  morecomplete  presentations,  Proponents  and  Opponents  may  "buy"  time  from  one another.  In  so doing,  those  eitherin  favor,  or opposed,  may  allocate  their  time  to a spokesperson  who  can  represent  the entire  group.
All  questions  must  be directed  through  the Chair.

Any  evidence  to be considered  must  be submitted  to the heamg  body  for  public  access.
All  written  testimony  received,  both  for  and  against,  shall  be summanzed  by staff  and  presented  briefly  to thehearing  body  during  presentation  of  the Staff  Report.

The applicable  substantive  criteria  for  evaluating  the  application  are displayed  on the walls.  Please direct  yourtestimony  to these criteria  or other  criteria  in the Plan  or land  use regulations  whidi  you  believe  apply  to thedecision.  Failure  to raise  an issue at this  hearing  with  sufficient  specificity  to afford  the Commission  or Counciland the parties  an opportunity  to respond  to the issue  precludes  appeal  to LUBA  on that  issue. A decision  shallbe made  by the hearing  body  at the dose  of the hearing  or the matter  will  be continued  to a date  certain  in  thefuture.  This will  be the only  notice  of that  date  that  you  will  receive.
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ro: Planning  raiiuiu:s,siuu

Ci% Council

FROM: Jatnes  S. Wixeeler,  Assistant  Planner

DATE: February  8, 1995

The Amount  ofLand  Annexedfio  Be Armexed
According  to Prio  A,E,C  areas

During  the  Faist  annexation  process,  the question  arose  as to how  much  "priority  A"  Low  Density
Residential  land  had  already  been  annexed  into  the City  (since  1984)  in comparison  with  how
much  of  the same classification  of  land  that  has yet  to be annexed.  Staff  did  not  have  exact
numbers,  but  based  on looking  at a very  rough  map  of  areas that  have  been  annexed,  came  up
w"th  a figure  of  approximately  60-70%  of  priority  A, Low  Density  Residential  land  has yet  to
be annexed..  At  the City  Council,  die  applicant  asserted  that  only  30%  of  the  land  has yet  to be
annexed.  Staff  then  determined  to provide  the Planning  Commission  and  the City  Council  with
accurate  numbers  regarding  the amount  of  land  annexed  and to be annexed.

The tables  on the attached  pages  are the result  of  staff's  study.  There  is a lot  of  data that  is
found  in those  tables  and  they  need  to be explained.  Staff  looked  at all  the  residential  lands that
were  outside  the  City  limits,  but within  the  Urban  Groph  Boundary,  in  1984. The
Comprehensive  Plan  was  adopted,  and  acknowledged  in 1984,  which  designated  the  prioritization
scheme  for  annexation  of  land  into  the City.  The  numbers  in the tables  reflect  subsequent
changes  in the Comprehensive  Plans  land  use designations.  For  example:  a portion  of  Willow
Creek  Phase  2 was  originally  Light  Industrial,  but  was  changed  to Low  Density  Residential;  and
the H.O.P.E.  property  (13th  & S. Ivy)  was originally  Low  Density  Residential,  but  was  changed
to Medium Density Residential. It is the numbers according to the new DESIGNATIONS thai were
tallied.

Tables  I and 2 provide  the  same  information,  but  organized  in two  different  ways.  Table  1 looks
at each Priority  area separately  with  information  and percentages  regarding  how  much  Low,
Medium,  and High  Density  land  has been annexed.  Table  2 looks  at each  density  classification
(Low,  Medium,  High)  separately  with  information  and  percentages  regarding  how  much  annexed

id non-annexed  land  is in each Priority  area.  Tables  3 - 5 give  the number  of  parcels  (and  the
iunt  of  land  they  total  up to)  according  to three  different  size  categories  in each of  the Priority

a,. Table  6 gives  the same  information  as Tables  3 - 5, except  that  it is for  all  residential
aa together.

EXHIBIT



As  an example,  the questions  that  were  asked  in relation  to the Faist  annexation  were  twofold:

1. By  percentage,  how  much  priority  A, B, and C lands  (Low  Density  Residential)  has yet

to be annexed  into  the Ciq?

2. How  many  of  those  parcels  that  have  not  been  annexed  are greater  than  10 acres  in size?

(a question  relating  to the availability  of  land  of  suitable  size for  larger  developments)

The  answers  are:

1. Priority  A,  Low  Density  Residential  Lands,  Not  Yet  Annexed:

Priority  B, Low  Density  Residential  Lands,  Not  Yet  Annexed:

Priority  C, Low  Density  Residential  Lands,  Not  Yet  Annexed:

82.9o/o  (Table  1)

79.2oA

92.8o/o

2. Priority  A,  Low  Density  Residential  Lands:

Priority  B, Low  Density  Residential  Lands:

Priority  C, Low  Density  Residential  Lands:

6 lots  6.5o/o  (31.6o/o  of  land)  (Table  3)

l lots  2.1%  ( 9.5%  of  land)  (Table  4)

6 lots  7.6%  (45.2o/o  of  land)  (Table  5)
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Tax  Lot  900,  1100,  and 1200

Tax  Map  4-IE-3

DATE  OFREPORT:

May  12, 1995

LOCATION:

South  of  S.E. Township  Road

between  the Molalla  Forest  Road

and Trost  Elementary  School

j)a,  OF  G:

May  22, 1995

(City  Council  Hearing  -  at

earliest  possible  Council  tneeting)

COMP.  j'L4N  DESIGNATION: ZONING  DmlGNA'llON:

Low  Density  Residential County  Zoning  EFU-20  (will  come

into  City  nj"nrJmi>union  us Low

Density  Residential  R-1)

182 N. Holly p.o. Box 930 Canby, OR 97013 (503) 266-4021
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mpucmr'S  REQUEST:

The  applicant  is requesting approval to annex 45.42 acres, located on S.E. Township
Road  between  the Molalla  Forest Road on the east and Trost Elementary  School on
the west.

H. MAJOR  APPROV,4L  CRI.

The  Planning  Commission  forms  a recommendation  that  the City  Council  may
consider  while  conducting  a public  hearing.  The  City  Council  then  forwards  their
recommendation  to the Portland  Metropolitan  Area  Local  Government  Boundary
Commission  (PMALGBC),  where  a final  hearing  and decision  will  be made.

A. Section  16.84.040  of  the Canby  Municipal  Code  states  that  when  reviewing  a
proposed  annexation,  the Commission  shall  give  ample  consideration  to the
following:

1. Compatibility  with  the text  and maps  of  the Comprehensive  Plan,  giving
special  consideration  to those  portions  of  policies  relating  to the  Urban
Growth  Boundary.

2. Compliance  with  other  applicable  City  ordinances  or policies.

3. Capability  of  the City  and other  affected  service-providing  entities  to
amply  provide  the area  with  urban  level  services.

4. Compliance  of  the application  with  the applicable  section  of  ORS  222.

5. Appropriateness  of  the annexation  of  the specific  area proposed,  when
compared  to other  properties  that  may  be annexed  to the City.

6. Risk  of  natural  hazards  that  might  be expected  to occur  on the subject
property.

7. Effect  of  the urbanization  of  the subject  property  on specially  designated
open  space,  scenic,  historic,  or natural  resource  areas.

8. Economic  impacts  which  are likely  to result  from  the annexation.

B. If  the proposed  annexation  involves  property  beyond  the City's  Urban  Growth
Boundary,  or if  the annexation  is proposed  prior  to the acknowledgement  of
compliance  of  the City  Comprehensive  Plan  by the State  Land  Conservation
and Development  Commission,  the proposal  shall  be reviewed  for  compliance
with  the statewide  planning  goals.  (Not  Applicable  since  Canby's
Comprehensive  Plan  has been  acknowledged)
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Ill.  FINDINGS:

Background  and  Relid;uus1xqzs.

The  Comprehensive  Plan  Land  Use designation  of  the subject  parcel  is for  Low
Density  Residential.  City  zoning  for  the subject  parcel  will  be R-I,  Low
Density  Residential.  S.E. Township  Road  is a collector  street. The  subject
parcel  is currently  zoned  EFU-20  (Exclusive  Farm  Use: 20-acre  minimum  lot
size).  The  property  to the east and the south  is not  in the City  and is also
zoned  EFU-20.  The  property  to the west  is in the City  and is zoned  R-l  (Low
Density  Residential).  The  properties  to the north  are in the City  and zoned  M-
l (Light  Industrial).  All  of  the surrounding  properties  are in the Urban  Growth
Boundary.

The  property  is under  application  for  subdivision  (SUB  95-01/PUD),  subject  to
the annexation  of  the land  into  the City.

The  applicant  has submitted  a full  wpoit  iegarding  die application's  consistency
with  the Comp*hensive  Plan's  goals  and policies,  and the odier  Annexation
appmval  cffteiia.  The  ieview  is fmm  the applicant's  perspective,  and  the

axBuments have been left to stand on their own meiits. Staff  has added
glevant  infonnation  ggarding  ttie Planning  Commission's  xeview  of  a recent,
similar  annexation  application.

The  applicant's  report  is exhibit  1 of  the staff  xeport.  The  repoit  includes  the

applicant's aiHuments for  the subdivision  application. Please head die first  16-
1/2  pages  of  the zport  for  the applicant's  aytunents  *gamng  d'ie annexation
application.  Additional  information  pmvided  by staff  is found  below.

Additional  Stafflnput

The  similar  annexation  application  that  was recently  reviewed  by the  Planning
Commission,  was  of  the property  immediately  to the southwest  of  the subject
property  (to be referred  to as the "Deininger  Farms  property").  The  similarities
between  the Faist  property,  as the former  annexation  application  had  been
referred  to, and the Deininger  Farms  property  are as follows:

1. The  properties  are "priority  C" in the phasing  priority  plan  of  the
Comprehensive  Plan.  Which  means  that,  generally,  it is to be annexed
after  "priority  A and B" lands  are annexed.  There  is a provision  in the
Comprehensive  Plan  that  permits  annexation  of  "priority  C" land  prior
to annexation  of  "priority  A and B" lands.  Both  the Faist  property
applicant  and  the Deininger  Farms  property  applicant  applied  under  that  provision.
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2. The  properties  are being  farmed.

3. The  properties  are adjacent  to lands  that  are already  annexed  into  the

City.

4. The  properties  are readily  serviced  by existing  infrastructure  (sewer,

water,  telephone,  cable,  electric,  streets).

5. The  properties  are in the fast-growing,  "southeast"  quadrant  of  the City.

There  are some  dissimilarities  between  the two  applications  that  should  be

mentioned  as well,  they  are as follows:

1. The  Faist  property  annexation  application  was for  a portion  of  a

property,  creating  a problem  regarding  the mechanism  of  partitioning  a

property  that  isn't  yet  in the City,  and couldn't  be partitioned  in the

County.  The  Deininger  Farms  property  involves  the entirety  of  three

tax  lots.

2. The  Faist  property  annexation  application  has been  more  intensively

farmed  than  the Deininger  Farms  property.  The  Faist  property  is

serviced  by well  water  and the Deininger  Farms  property  is not,

3. The  existing  infrastructure  (utilities  and streets)  is located  along  the

northwest  corner  of  the Faist  property,  while  they  will  need  to be

extended  to the Deininger  Farms  property.

4. The  Deininger  Farms  property  has offered  for  dedication  a 5.09  acre

forested  parcel  of  land  for  parks  purposes.

In reviewing  the findings  of  the Planning  Commission's  recommendation

regarding  the Faist  property  annexation,  the similarities  and differences  between

the applications  need  to be kept  in mind.  The  following  are the Planning

Commission's  findings  for  the Faist  Annexation  application:

1. In reviewing  Policies  l-R-A  and l-R-B  of  the Environmental  Concerns

Element  of  the Comprehensive  Plan,  the Planning  Commission  finds

that  the subject  property  is economically  viable  agricultural  land  in that

the information  supplied  by the applicant  did  not  support  the applicant's

position  that  the subject  property  is not  economically  viable  agricultural

land.  Income  producing  crops  were  planted  on 7 of  the 30 acres,  with

the remaining  23 acres  planted  with  crops  used for  feed  for  the fanner's

livestock.
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The Planning  Commission  finds  that the annexation  of  the subject

property  at this  time,  being  a "priority  C" property  in the Urban  Growth

Element  phasing  plan  (pp. 25 & 28 of  the Comprehensive  Plan),  will

not  procure  "special  benefits"  to the City  in that  the more  efficient  use

of  the utility  facilities  located  immediately  adjacent  to the subject

property  through  the development  of  the property  is not a "special

benefit".  Further,  the Planning  Commission  finds  that  the

reimbursement  of  the advanced  financed  public  improvement,  funded  by

the City  and benefitting  the subject  property,  does not constitute  a

"special  benefit"  in that  the development  of  the subject  property  and

therefore  the reimbursement  of  the public  improvement  may occur  at

anytime,  up to January  19, 2004,  with  interest.

In reviewing  Policy  3 of  the Urban  Growth  Element  of  the

Comprehensive  Plan,  the Planning  Commission  finds  that  there  is

sufficient  lands  designated  both "priority  A" and "priority  B"  for

annexation  for  residential  development  purposes  within  the Urban

Growth  Boundary  in that approximately  60% of  "priority  A" lands,  and

approximately  60%-70%  of  "priority  B" lands  for  residential

development  have  yet  to be annexed  into the City.

The Planning  Commission  finds  that the annexation  of  the subject

property  further  perpetuates  an imbalance  between  annexation  of  lands

designated  for  commercial/industrial  development  and residential

development  that  is needed  for  the desired  balance  of  City  growth  in

that  the last annexation  of  commercial/industrial  land occurred  in 1991.

The Planning Commission  finds  the annexation  of the subject  property

further perpetuates  a geographic  imbalance  in the residential  growth  of

the City  in that  the residential  growth  over  the past two  years  has been

concentrated  primarily  in the southeastern  quadrant  of  the City  (the

location of  the subject  property)  creating  an imbalance  in the demand  of

public  services  that  is more  difficult  to correct  than a geographically
balanced  residential  growth.

There should  be noted  that  the vote  to recommend  denial  of  the Faist  property

annexation  was approved  5-1.  The dissenting  vote  found:

the subject property  is eligible  for  annexation  and development  due to

its location  within  the Urban  Growth  Boundary  ;

not all of  the "priority  A" and "priority  B" designated  lands  must  be

annexed  into  the City  prior  to the annexation  of  "priority  C" lands;
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3. the agricultural  operations  of  the subject  property  are incompatible  with

the adjacent  urban  level  residential  development;

4, adjacent  and nearby  properties  with  similar  soil characteristics  and

farming  production  potential  have been annexed  and developed;  and,

5. the property  will  eventually  be developed.

A memorandum,  written  by staff  (exhibit  3) on February  8, 1995,  provides

quantified  information  regarding  the amount  of  "priority  A, B, & C" lands  that

have been annexed  into  the City,  and have yet to be annexed  into  the City.

The information  shows  that  approximately  83% of  "priority  A" Low  Density

Residential  lands,  and 79% of  "priority  B" Low.Density  Residential  lands  have

yet  to be annexed. This  amounts  to approximately  468 acres of  'lpriority  A and

B" Low  Density  Residential  lands  yet  to be annexed.  At  the same time,  it

should  be noted  that  only  7 lots of  the "priority  A and B" Low  Density

Residential  lands are over  10 acres in size (approximately  136 acres).

Conclusion  Reganding  Consistency  with  the Policies  of  the Canby
Compiehensive  Plan:

Consideration  of  this  application  has two sets of  competing  goals  and policies

of  the Comprehensive  Plan.  The current  use of  the property  is agriculture

(grass seed farming).  The Comprehensive  Plan is clear  in stating  the goal of

preserving  viable  agricultural  land  for  as long  as "economically  feasible  to do

so".  The viability  or economic  feasibility  of  farming  this property  is

questionable.  The applicant  has supplied  information  that concludes  that  the

property  is not economically  viable  as farmland.  The purpose  of  the

annexation  is to develop  the property  residentially.  There  are other  properties

within  the Urban  Growth  Boundary  that could  6e annexed,  however,  the

availability  of  the properties  is questionable.  Most  of  these properties  do not

have a full  range  of  public  services  immediately  available.  This  is particularly

so of sewer,  water  and electric  services.  There  are existing  public  facilities  and

services  directly  available  to the subject  property  that  will  remain  under-utilized

until  the subject  property  is developed.  The subject  property  is in an

'annexation  zone'  of  priority  C, which  means that  it ought  to be annexed  last.

The applicant  has supplied  arguments  for  the appropriateness  of  annexation  of

this property  at this  time.  Development  of  the subject  property  will  assist in

the financing  of  the Logging  Road  Industrial  Park road improvement  project,

and thereby,  will  increase  (indirectly)  the local  employment  opportunity  in the

City,  another  clearly  stated goal of  the Comprehensive  Plan.
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The Planning  Commission  will  need to decide  if  the information  submitted  by

the applicant,  arguing  for  the appropriateness  of  annexation  of  this  property  at

this time,  is adequate  to meet  the requirements  of  Implementation  Measure  D

of  Policy  3 of  the Urban  Growth  Element.  If  the information  is considered  to

be adequate,  then  the application  is in conformance  with  the Goals  and Policies

of  the Comprehensive  Plan.

C, Evaluation  Regarding  Annexation  Considerahon  Criteria

The applicant  has provided  the evaluation  regarding  the annexation

consideration  criteria.  This  evaluation  is found  on pages 16 and 17 of  exhibit  I

of  this  staff  report.

The Planning  Commission  will  need to decide  if  the information  submitted  by

the applicant  regarding  the annexation  consideration  criteria  is adequate  and

COrreCt.

m. CONCLUSION

Staff  hereby  concludes  that  the proposed  annexation  will  meet  the requirements  of  the

standards  and criteria  included  in the Canby  Land  Development  and Planning

Ordinance,  Section  16.84.040,  provided  that  the Planning  Commission  makes  particular

findings  that  the applicant's  findings  related  to : 1) Comprehensive  Plan  consistency;

2) Compliance  with  other  applicable  Codes  and Ordinances;  3) Capability  to provide

urban  level  of  services;  4) Compliance  with  ORS 222 regarding  annexations  of

contiguous  properties;  5) Appropriateness  of  area for  annexation  compared  to other

properties;  6) Risk  of  natural  hazards;  7) Effect  of  urbanization  on designated  open

space, scenic,  historic  or natural  resource  area; and 8) Economic  impacts  are correct

and adequate.

RECOMMmDATlON

Based  upon  the findings  and conclusions  contained  in this  report  (and  without  benefit

of  a public  hearing),  staff  recommends  that should  the Planning  Commission

recommend  approval  of  ANN  95-01  to the PMALGBC  (Boundary  Commission),

through  the City  Council,  the following  understandings  should  apply:
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1. The zoning classification  for the property upon aannexation will  be R-1, Low
Density  Residential.

2. Ail  development  and recording  costs are to be borne by the developer  when the
property  is developed.

3. All  City and service provider  regulations are to be adhered to at the time of
development.

The applicant  has argued that the dedication  of  the 5.09 acre forested parcel  to the

City purports a special benefit  to the City. If  the dedication  to the City  of  the 5,09

acre forested parcel is not made a condition  to annexation of  the 45.42 acres  into  the

City,  then staff  recommends  that the Planning Commission  recommend  denial of  ANN
95-01 to the PMALGBC  through  the City  Council.

Exhibits:

Application

Vicinity  Map

February  8, 1995  staff  memo

Request  for  Comments

Smff  Report

ANN  95-01
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DEININGER  FARMS

APPLICATION  FOR  ANNEXATION  &

SUBDrVISION/PD  UNIT  DEVELOPMENT

APPLICANT:

OWNERS:

LEGAL  DESCRIPTION:

LOCATION:

COMPREHENSIVE  PLAN:

ZONING:

SITE  AREA:

PROPOSED  USE:

Douglas  Kolberg

P.0.  Box  1426

Like  Oswego,  OR  97035

Joan  Jones

2554  N.W.  Overton

Portland,  OR  97035

Gertrude  Thompson

930  Rosemont  Road

West  Linn,  OR  97068

T.L.  900, 1100,  & 1200
Tax  Map  4 IE  3

The subject  property  is bounded  by Township
Road  on the north,  Molalla  Forest  Road  on  the
east, S.E. lath  Avenue  extended  on  the  south,
and Trost  Elementary  School on  the  west.

Low  Density  Residential

aackamas  County  EFU-20

(Will  be zoned  R-1  upon  annexation)

45.42  Acres

The site  is proposed  to be developed  with  209
lots for  construction  of  single  family  detached
homes. The Tentative  Plat  depicts  the  proposed
Planned Unit  Development  including  a planned
5.09 acre  park  dedication,

1 EXHIBIT



ANNEXATION  CRITERIA.

Section  16.84.040  of  the  Canby  Municipal  Code  provides  eight  criteria  to be  used  in  theevaluation  of  annexation  proposals.  These  criteria  are  listed  below  followed  by  a discussionof  relevant  facts  and  proposed  findings.

1.  Compa&ilitywiththetextandmapsoftheComprehemxveHan,givmgspecialcortsidera-
tion to those portiom of policies relatLng to the Urban Growth Eoundary.
Facts:  The  Canby  Comprehensive  Plan  designation  for  the  subject  property  is LowDensity  Residential.  Upon  annexation  the  property  will  be zoned  R-I,  consistent  withthis  designation.  Compliance  of  this  proposal  with  specific  goals  and  policies  of  theComprehensive  Plan  is discussed  below.

Citizen  Involvement

Goal: To provide the opportunity for citLzen irtvolvement throughout the PlanningProcess.

Analysis:

Consistent  with  Polig  1 under  this  goal,  t'he City  will  provide  notification  and  willhold  a public  heanng  to allow  citizen  comment  on the  proposed  annexation  aswell  as the  PUD/Subdivision.  Consistent  with  Po&'y  2, the City  will  comply  withrequirements  of  Oregon  Statutes  and  Administrative  Rules  in making  decisionson  the  proposals  in  a timely  manner.

Urban  Growth

Goal-

1. To preserve and maintain designated agr'cultural and forest lands by protect-mg them from urbanization.

2. To provide adequate urbanizable area for  the graowth of  the City, within theframework of an efficient system for the transition from Rura7 to Urban hnduse.

Policies:

1.  Canby  shall  coordinate  its growth  and  deve(opmertt  plans  with  ClackamasCounty.
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2. Canby sha[I provide the opportunity  for  amendments to the urban growth
boundary (subject to the requirements of  statewide p(anning goal 14) where
warranted by unforeseen changes ire circurmtances.

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

Analysis

Regarding Goal 1, preservation of Agricultural  and Forest lands,  the subject
property is farmed for grass seed production. However, it should  be noted  that
this goal relates to the preservation of such resource lands in determining  the
appropriate location of the Urban Growth Boundary (UGB). In this instance,
the subject property is already within the UGB  and an exception  to Statewide
Planning Goals 3 and 4 has been taken. Annexation  of this property  to the City
for urban development  is, therefore, consistent with these statewide  goals.  A
detailed discussion of the feasibility  of continued  agricultural  practices  on  the
subject property  is provided  later  in Uhis report.

1. The City of Canby will provide notice to Clackamas County of the proposed
annexation and development, as called for in the Urban Growth Management
Agreement  between the two jurisdictions.

2. The subject property  is within the existing UGB. No amendment  to the UGB  is
required  in order to approve  this annexation  and development.

3. A detailed discussion of service availability will be provided in the Public  Services
Element section of this report. All required public services are available  at the
present time to serv'ce this property. Sanitary sewer, water and storm  drainage
improvements are depicted on the preliminary  utility  plan, demonstrating  the
feasibility  of providing such urban  services.

Implementation  Measure D under  this policy  states:

D) The adopted maps showing growth phasing shall be used as a general  guide-
lirte for  the Cil's  outward expansion. Areas designated as Type'A"  urbaniza-
tion Lands shall generally be annexed prior  to those areas shown  as Type'fB",
etc. Aimexation which is not'ux keeping with the phased growth conceptshal7
only be pemitted  when the following  findirtgs are made:

Proponents of the proposed annexaaon have bome the burden of  proving the
appropriateness of the annexation. Such burden being the greatest for those
proposals which are (east in keepirxg with the phased  growth  concept.
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There will be some special benefit to the City overall as a result of  the annem-
tion which would not occur if  the phased growth pattem was followed.

The annexation will result ire no adverse irnpacU on the City's planned  provi-sion of public facilities and  services.

The annexation is appropriate 5x terms of timing for City growth and develop-
ment

The subject property is located in the Type "C" area. As there  is considerable
undeveloped land within the Type "A" and "B" inventory,  this annexation  is not  in
keeping with the phased growth concept. Therefore, the following  analysis  of
compliance with the four exception criteria to this phased growth  comment  isbeing  provided.

The first criterion relates to the f'appropriateness"  of the annexation.  No
specific standards  are provided  to be used evaluating  such  appropriateness.
However, it is clear  from  the context  of Implementation  Measure  "D",
which supports Policy  3 under  the second goal of the 'Urbanization  Chap-
ter, that the intent  is to weigh efficiency  of provision  of urban  ser#ces.  In
this instance, the contiguous  Type f'A" land to the west has been  annexed  to
the City and developed  as Trost  Elementary  School. This development
resulted in the improvement  of Redwood  Street  together  with  the  exten-
sion of public  water  and segver services to the school site.  These  services
may be readily  extended  to the subject  property  without  "leap  frogging"  any
other undeveloped  lands. Further,  according  to our discussions  with  City
staff, these sernces have capacity  to serve the subject property.  Therefore,
it is appropriate, in terms of efficieng  of providing  services,  to annex  the
subject  property  at this  time.

The primary "special  benefit"  to the City  which  will  result  from  the  annexa-
tion of the subject property  at this time is the proposed  dedication  of  5.09
acres of the site to the City  for  park  purposes.  The proposed  dedication
area is shown as Tract  "C"  on the Tentative  Plan. This  area of the  site  is
unique in this area of the UGB  in that it contains a stand of mature  Doug-
las fir trees. These  trees are a substantial  natural  resource  and  a promi-
nent element in the visual character  of this area. The proposed  dedication
would ensure the preservation  of this resource and would  provide  needed
park land in this area of the City. The proximity  of this park  site to Trost
Elementary School  offers  special  benefits  to the community  by allowing
students convenient  access for  supervised  field  trips to study  forest  ecology.

Although it may be argued  that this benefit  could be achieved  at some
future date when annexation  fits into the City's  phased growth  concept,
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there is no assurance that a future developer wall wish to preserve  this  area
or that harvesting of the timber would not occur under  existing  (:larkamas
County resource lands regulations prior to future annexation.  The approv-
al of this annexation  request,  together  with the approval  of  the
Subdivision/PUD  application, will result in the dedication  of  this area  at
the time  of  recordation  of  the  final  plat.

The proposed annexation would make use of existing services available  in
Redwood Street within  200 feet of this site. These sernces,  which  include  a
12 inch sanitary  sewer trunk  line and an 8 inch water  line,  have  adequate
capacity to accommodate  the proposed  development  without  adverse
impact. The proposed  development  will  provide  for  on-site  disposal  of
storm  drainage  through  the use of dry-wells, thereby  ensuring  no adverse
impact  upon downstream  properties.

The proposed  annexation  is appropriate  in terms of timing  because  the
subject  property  is immediately  contiguous  to the existing  City  limits,  public
serv'ces are available  in close proximity  to the site, and because convenient
access to the contiguous  Trost  Elementary  School  site  will  provide  for
educational  needs of children  living  in the development.

L  Land  Use Element

Goal: To guide the development and used of land so that they are orderly, efficient,
aesthetically  pleasing  and  suitably  related  to one  another.

Policies:

1. Canby shall guide the course of  growth and development  so as to separate
conflicting  orirtcompatible  uses, while groupirtg  compatible  rues.

2. Canby shall encourage a general mcrease Z7Z the irttensi'q and densig of  devel-
opment as a meam of minimizing urban sprawl

3. Canby  shall  discourage  any  development  which  will  result  in overburdening
any of  the communiy's publL  facilities orservices.

4. Canby shall limit development 2172 areas identified as having an tmacceptable
leve( of risk because of natural hazards.

5. CanbyshallutilizethelandusemapasthebasisofzoninganAotherp(arxnmg
or  public  facility  decisions.

5



6. Canbyshallrecognizetheuniquecharacterofcertairtareasandwillutilizethe

following specia[ requiremerzts, in conjunction with the requirements of theLand development and  planning  ordinance,  in guiding  the use and  develop-ment  of  these unique  areas.

Analvsis:

1.  The proposed  development  of  this  site  will  provide  for  single  family  de-tached homes.  This  use is in keeping  w'th  the adjacent  school  use, to thewest, as well  as the recent  Township  Village  and Valley  Farms  residentialdevelopments  further  to the south  and  west  of  this  site. To  the  east  andnorth  of  this  property  lands  are zoned  for  industrial  development.  Anexisting  sheet  metal  use is located  to the east  of  the  subject  property.  Awaste  transfer  site is proposed  to the north,  across Township  Road  and ispresently  being  reviewed  by the City.  Potential  exists  for  incompatibility
between  industrial  and  residential  uses. However,  Township  Road  and  theMolalla  Forest  Road  will  provide  some separation  and  buffering  betweenthe  proposed  subdivision  and these  industrial  areas. With  screening  re-quirements  imposed  on these  industrial  uses by the City,  we believe  theproposed  development  will  be compatible  w'th  this  land  use. To  the south,rural  residences  on small  acreages  abut  this site. The  proposed  residentialdevelopment  is generally  compatible  with  such  rural  home  sites. However,separation  from  this  area  will  be provided  to some  extent  by the  proposedpark  dedication.

2. The  proposed  intensity  of  development  is consistent  with  the Low  DensityResidential  comprehensive  plan  designation  applied  to this  site as well  aswith  the R-1 zoning  which  will  be applied  at the time  of  annexation.  Thisdensity  of  about  4.6 units  per  gross acre  will  permit  full  utilization  of  publicfacilities  and  will,  therefore,  not  promote  sprawl.

3. Discussions  with  City  and Utility  Board  staff  indicate  that  adequate  sewerand  water  services  are available.  Requests  for  comments  from  sernceproviders  will  be made  during  the City's  review  of  this  request  and willensure  adequate  review  of  sernce  capacity  issues.

4. No  natural  hazards  are identified  on the subject  property  in the Compre-hensive  Plan  or  in the  Department  of  Geology  and  Mineral  IndustriesGeologic  Hazards  map  for  this area.

5. The  R-I  zoning  which  will  be applied  to this  site if  the  annexation  is ap-proved  is the implementing  zone  for  the Low  Density  Residential  plandesignation.
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6. The subject property is not identified in the Plan as a "unique  site"  or  an"area  of  special  concern".

iv.  Environmental  Concems

Goa(:

1. To protect identified natural arui  hLstorical resources.

2  To prevent  air,  water,  (and  and  noise  pollutiori  To protect  lives  and  properq
from natural hazards.

Policies:

IRA.  Canby  shall  direct  urban  growth  such  that  viable  agricultural  uses wilhirt  the
urban growth boundary can contirtue as Long as it is economically feasib(e forthem  to do  so.

IRB. Canby shall encourage the urbanization of the least productive agricultural
area within the urban growth boundary as a first prior.

2R Canbyshallmaintainandprotectsurfacewaterandgroundwaterresources.

3R. Canbyshallrequirethatallexistirtgandfuturedevelopmentactivitiesmeetthe
prescribedstandardsfora:  waterandlandpolluin.

4R.  Canby  shall  seek  to mitigate,  wherever  possible,  noise  pol(ution  generated
fromnew proposa!sorgactivi&s.

5R.  Canby  shall  supporat  local  sand  and  gravel  operations  artd  will  cooperate  with
coumy and state agencies ire the review of aggregate removal applications.

6R. Canby shall preserve and, where possible, encourage restoration of historicsites  and  builAings.

7R. Canby shall seek to improve the overa[I scertic and aesthetic qualities of  theCil.

8R.  Canby  shal7  seek  to preserve  and  mai:ixtain  open  space  where  appropriate,  arui
where  compatible  with  otherland  uses.

9R. Canby shall attempt to miizimize the adverse impacts of new developments onfish and wildlife habitats.
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IH. Canby shall restrict urbanization in areas of identified steep slopes.

2H. Canby shal) continue to participate in and shall actively support the federalflood irtsurance program.

3H. Canby shall seek to infom properal owners and builders  of the potential  risJcsassociated with commtction in areas of expansive soUs, high water  tables, andsha[Iow  topsoL

Analysis:

IR. According  to the  Soil  Conservation  Service's  "Soil  Survey  of  ClackamasCounty  Area,  Oregon",  the subject  property  contains  two soil  types.  Thewesterly  portion,  near  the Southern  Pacific  Railroad  tracks  is Canderlysandy  loam,  O to 3 percent  slopes. The  balance  of  the site contains  Litou-rell  loam,  0 to 3 percent  slopes. These  soils are the  most  common  soil  typein the Canby  area. The  Canderly  soils are rated  as Capability  Class IIs andthe  Latourell  and  Class I. Both  can be farmed  for  a wide  variety  of  crops.In  the  instance  of  the  subject  property,  however,  the parcel  has no waterrights  available.  Therefore,  unlike  many  similar  properties  in the  surround-ing  area  which  are farmed  for  berries  and nursery  stock,  agricultural  activi-ties are limited  to dryland  crops.

The  subject  property  has been  leased  out  for  the past  several  years  and  hasbeen  farmed  for  grass seed and hay. These  crops  are low-yield  farmingactivities  which  require  large  acreages  to  support  a farm  dwelling.  Nocriteria  are provided  under  this policy  to weigh  the feasibility  of  continuedagricultural  use. However,  a reasonable  test  for  an economically  viablefarm  unit  is provided  under  cunent  Oregon  Administrative  Rules  relatingto farm  dwellings  on lands  designated  for  agricultural  use. Under  theserules,  new  agricultural  dwellings  are only  permitted  on farms  which  pro-duce  $80,000  in gross  farm  income  annually.  Grass  seed produces  less than$400  per  acre annually  in gross farm  income.  About  2 acres of  the subjectproperty  are used  for  rental  dwellings  and an additional  5 acres  is wooded.Thus, approximately  38 acres are available  for  farming.  Assuming  $400per  acre,  the  grass  seed crop  would  produce  only  $15,200  per  year,  or 19percent  of  that  required  to justify  a farm  dwelling  under  State  and  Qacka-mas County  standards.  Net  farm  income  would  be significantly  less.  Thefarming  activities  on this  property  are insufficient  to justify  its economiccontinuation.

IRB.  Much  of  the existing  vacant  land supply  in the Canby  area  is productivelyfarmed  for  a wide  variety  of  crops.  This  is true  of  many  Type  "A"  areas,
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including  properties  south of 13th  Avenue  opposite  Ackerman  Junior  High
School  and land in nursery  stock production  north  of Territorial  Street
between  Maple  and Holly  Streets.  The agricultural  use of  the  subject
property  is restricted  due to a lack of water  rights allowing  for  irrigation  of
crops. In the absence of such water  rights, this property  must  be viewed  as
among the least productive  of agricultural  areas and its annexation  is con-
sistent  with  this  policy.

2R. The  subject  property  does  not  contain  any  suface  water  resources,  nor  are
there  any  nearby.  The  development  of  this  property  for  residential  pur-
poses  will  not  affect  groundwater  recharge  because  dry-wells  will  be
employed  to allow  storm  drainage  to continue  to  percolate  into  the  soil.
Storm  water  management  for  compliance  with  the  Federal  Clean  Water
Act  will  be reviewed  by Clackamas  County  prior  to site  development.

3R. The  City  requires  that  residential  development  comply  with  prescribed
standards  for  air,  water  and  land  pollution.

4R.  Residential  construction  and  site  development  activities  will  produce  noise
during  the  construction  phase  of  this  project.  Such  activities  will  be regu-
lated  to comply  with  City  standards.

5R.  Not  applicable.  No  sand  or  gravel  operations  exist  on  this  site  nor  are  such
resources  present.

6R.  There  are  no historic  residences  present  on  this  site.

7R. The only  scenic  resource  on the  subject  property  is the  stand  of  fir  trees  on
T.L.  900. This  scenic  resource  is proposed  to be preserved  through  dedica-
tion  to  the  City  for  park  purposes.

8R. More  than  five  acres  of  the  subject  property  is proposed  to be set  aside  as
open  space  through  park  dedication.

IH.  The  site  has no  steep  slopes.

2H.  The  property  is not  in  a floodplain  area.

3H.  The  soils  on the  subject  property,  Latourell  silt  loam  and  Canderly  sandy
loam  are both  described  in the SCS study  as deep,  wen-drained  soils. No
expansive  soils,  shallow  top-soil  areas,  or  high  water  table  areas  are  present
on this  site.
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v. Tramportatxon

Goals:

1. To develop and maintain  a transportation system which is safe, convenientartA  economicaL

Policies:

I.  Canby  shall  provide  the  necessary  improvement  to city  streets,  and  will  en-courage  the  county  to make  the  same  commiment  to local  county  roads,  inan effort to keep pace with growth.

2, Canby  shall  work  cooperatively  with  developers  to assure  that  new  streets  areconstructed in a amely fashion to meet the city's growth needs.

3. Canby  shall  attempt  to improve  its  problem  irttersections,  in  keeping  with  itspo(icies forupgrading  ornew consmtction of  roads.

4. Canby  shal[  work  to provide  an adequate  sidewa[Jcs  and  pedestrian  pathwaysystem  to serve  all  residents.

5. Canby shall actively work toward the construction of  a functional  overpms orunderpass to allow for  traffic movement bdween the north artd south side oftOWn.

6. Cartby shall continue ire its efforts to assure that all 726')47 deve(opmertts provideadequate access for  emeragency resporue vehic(es arui  for  the safety arid con-vertience of  the general public.

7, Canby shall  provide  appropriate  facilities  for  bicycles and, if  found  to beneeded, forotherslow  mov'mg, energy efficient vehicles.

8. Canby shall support work cooperatively with the State Deparatment of Tram-poratation aiui  the Southem Pacific Railroad Company in order to assure thesafe utilization of  the rail  facilities.

9. Canby shall support efforts to improve and exparui nearby air tramport  facili-t!S.

10. Canby shall work to expand mass tramit  opportunities on both a re8onal artdan intra-city  basis.
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11. Canbyshallworkwithprivatedevelopersandpublicagenciesirttheinterestof
maintaining  the transportation significance as we(I as environmental  andrecreational significance of  the Fdlamette River.

22. Canby sha(I actively promote improvements  to state highways and  connectig
courUy roads which affect access to the city.

Analvsis:

1. All  streets  within  the development  are proposed  to be designed  to  City
standards.  Additionally,  frontage  improvements  will  be provided  along
Township  Road  as required  by Clackamas  County  collector  street  stand-ards.

2. Access  via Township  Road  will  provide  for  the needs of this development.
No  new  off-site  roads  are  wananted.

3. The  closest  "problem  intersection"  is Township  Road  and Ivy Street  The
applicant  has retained  a traffic  consultant  to review  the impact  of  theproposed  development  on this intersection.

4. The  City  owns the Molalla  Forest  Road  right-of-way  along  the east  border
of  this  site  and plans  to make  use of  it for  pathway  purposes.  The
proposed  development  plan  will  provide  for  a pedestrian  connection  to this
pathway.  Additionally,  a pedestrian  pathway  is being  proposed  to  provide
access to Trost  Elementary  School. Bikepath  and pedestrian  improve-
ments  will  be included  to County  standards  in the widening  of  Township
Road  along  the project  frontage.

5. Not  applicable  to  this  project.

6. Two  access points  will  be provided  onto  Township  Road  as well  as one
future  connection  via 10th  Avenue  to Redwood  Street. This  street  system
will  ensure  adequate  emergency  vehicle  access to the proposed  develop-
ment.

7. Bigcle  pathways  wall be included  in the widening  of  Township  Road  alongthe project  frontage.

8. The  proposed  development  haS nO direCt impact  upon  the Safe utilization
of  the railroad  line  to the east of  this site. No access is proposed  that  would
affect  this rail  line  and the Molalla  Forest  Road  buffers  the site from  theright-of-way.
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9. No airport  facilities  wall be affected  by  this  proposal.

10. The  project  will  have  no direct  impact  upon  mass  transit.

11. The development has no frontage on and does not affect  the  transporta-
tion  usage  of  the  Willamette  River.

12. Improvements to Township Road, a County Road,  will  be made  along  the
project  frontage  in conjunction  with  this  development.

vL Public  Faci(ities  and  Services

Goala

1. To assure the provision of a full range of public faciliis  and services  to meet
the needs of the residenU and property owners of Canby.

Policies:

1. Canby shall work closely and cooperate  with  all  entities  and  agencies  provid-
irtgpublic facilities a'nd services.

2. Canby shall utilize all feasible means of  financing rteeded public  improve-
ments  and  shall  do  so in  an  equitable  manner.

3. Canby shal[ adopt and per'odir,ally update a capital improvement program for
major  cUy  projects.

4. Canby shall smve to keep the irxternal organizawn of city government current
with  changing  circrmtstances  in  the  community

5. Canby shall assure that adequate sites are provided for pub(ic schools and
recreation facilities.

Analvsis:

1. All  affected  public  utility  providers  will  be  notified  as a part  of  the  City's
review  of  this  project,  thereby  satisfying  this  policy.

2. AII proposed public  improvements  associated  with  this  project  will  be  paid
for  privately  by  the  project  developer.
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3.  The  proposed  development  does  not  require  any  improvements  shown  onthe  City's  capital  improvement  program  and  will  not  affect  its  implementa-tiOn.

4. This  policy  is a guide  to City  action  and does not  directly  apply  to  thisproposal.

5. . A five  acre  park  site  is proposed  to be dedicated  to the  City  to assist  incompliance with this polio. The Trost Elementary School site is immedi-ately  adjacent  to  the  subject  property  and  has remaining  room  for  addi-tional  development.  No  new  school  sites  are  identified  as being  needed  inthis  vicinity.

vL Economic

Goals:

1. To diversify and improve the economy of the Gy  of Canby.
Policies:

1.  Canby  shall  promote  increased  industrial  deve(opment  at  appropriate  loca-ttOnS.

2. Canby shall ertcourage further commerctgl developmem artA redevelopmentat  appropriate  locatiom.

3. Canby  sha[I  encourage  economic  programs  and  projects  which  will  lead  to anincrease  in local  employmem  oppomnities.

4. Canby  shall  consider  agricultura(  operations  which  contribute  to the  Localeconomy as part of the ecortomic base of the commznity and shall seek tomaintairt  these  as viable  economy  operatiom.

Anahvrsis:

1.  The  proposed  development  is not  industrial  and  the comprehensive  plandesignation  precludes  such  development  on  this  site.

2. The  proposed  development  is not  commercial  and  the  comprehensive  plandesignation  precludes  such  development  on  this  site.
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3.  The  proposed  development  will  contn'bute  to the  area's  economy  throughconstruction  jobs  during  site  development  and  home  construction.  Noother  direct  economic  impacts  are  associated  with  this  proposal.

4.  As  discussed  above,  the  agricultural  activity  on this  site  is low  intensity  in itscharacter,  does  not  generate  significant  agricultural  income,  and  thereforeis not  feasible  to continue.  The  proposal  will  result  in urbanization  of  thissite  for  residential  use.

vL  Housing

GoaL

1.  To provide for  the housing needs of  the citizerts of Canby.
Policies:

I.  Canby  shall  adopt  and  implement  an urban  growth  boundary  which  will ade-quate[y provide space fornew  housmgstam to support and increase ire poptda-tion to a total of  20,000 pemns.

2  Canby  shal7  encourage  a gradual  mcrease  m housing  density  as a respome  tothe  increase  in housirtgcosts  and the need formore  rental housing.
3. Canby shall coord5'tate the location of  higher densiq housirgg with the abilityof  the city to provide utilities, public  facili&s,  and a functional  vamportationnetwork.

4. Canby shall encourage the development of  hotming for  low income personsand the iixtegration of  that housing into a vaMy  of  residerttial areas withirt thec")'-

5. Canby shall provide opportunities for  mobile home developments irt a(l resi-dential  zones,  subject  to appropriate  design  standards.

Analysis:

1.  The  subject  property  is within  the  existing  UGB and,  therefore,  is consid-ered  to be needed  to meet  projected  population  growth.

2.  The  proposed  density  of  development  is consistent  with  the  Low  DensityResidential  plan  designation  as well  as the  R-1  zoning  standards.
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3. The  subject  property  is on the fringe  of  the city and has not  been  identifiedfor  higher  density  development  in the Comprehensive  Plan.

4. This  project  is aimed  directly  at providing  affordable  homes  to asSist  inmeeting  the city's  housing  needs. The  proposed  houses  are planned  to be1,000  to 1,500  square  feet  in area and will  be designed  with  affordability  inmind.

5. No mobile  home  development  is proposed  on this site.

ix.  Energy  Conservation

Goal:

1. To comerve ertergy and encourage the use of  renewable resources in peace ofnort-renewable  resources.

Policies:

I.  Canby shall  encourage energy conservation and efficiency  measures in con-structwn  practu;es.

2. Canby shall  encourage development projects which take advantage of  windandsolarorientation  and  utilization.

3. Canby shall  strive to increase comumer protection in the area of  solar designand  comtruction.

4. Canby shall attempt to reduce wasteful pattems of  energy consumptton intraTtSpOrtatiOn  S)?Stem.

Canby shall continue to promote energy efficiency  and the use of  renewab(eresources-

Analysis:

1. The subdivision has been planned to promote energy efficient  by orient-ing  lots  on  predominantly  east-west  streets.  All  homes  will  comply with  thestrict  energy  standards  of  the  building  code.

2. The  proposed  east-west  orientation  of the street  system  maximizes  thesolar  orientation  of  the building  lots.
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3. Building  permits  will  be reviewed  by the  City  for  compliance  with  solaraccess  and  energ;y  standards.

4. This  policy  is a guide  to City  action  and  is not  directly  applicable  to theproposed  annexation  or  development.

5. The  City  will  review  building  permits  for  compliance  with  Uniform  Build-ing  Code  energy  standards  and  City  solar  access  standards.

CONTINUED  ANALYSIS  OF  ANNEXATION  CRITERIA.

2. CompliancewithotherapplicableCityordiizancesorpolicies.

Comment:  The  proposed  development  has been  designed  as a Planned  Unit  Devel-opment  and  complies  with  applicable  zoning  and  subdivision  standards,  as demon-strated  in the  following  sections  of  this  report.

3. Capability  of  the City and other affected seravice-providing entities to amply provide the
area  with  urban  level  services.

Comment:  As discussed  above,  basic  urban  sernces  (water,  sewer,  and  storm  drain-age)  are  depicted  on  the  preliminary  utility  plan  and  are  available  to meet  the  needs  ofthis  project.  Agency  comments  will  be sought  by  the  City  during  its review  of  thisproject  to ensure  adequate  service  availability.

: 4. Compliance of  the applicat'Ln with the applicab(e section of  ORS 222.
Comment:  This  application  will  be reviewed  by the  City  Planning  (',nmmissinn,  (',ityCouncil,  and  the  Boundary  Commission  for  compliance  with  these  standards.  Thisproperty  is contiguous  with  the  City  limits,  the  owners  have  authoied  the  applicant  toapply  for  annexation,  and  the  site  can  be provided  with  adequate  levels  of  urban  serv-ices.

5. Appropriateness of  the annexation of  the specifx area proposed, when compared to otherproperties  that  may  be annexed  to the  CUy.

Comment:  The  annexation  of  this  site  to the  City  outside  of  the  phased  annexationplan  identified  in the  Comprehensive  Plan  is wananted  because  it will  result  in a spe-cific  benefit  to the  City  through  dedication  of  park  lands,  as discussed  above.  Thisspecial  circumstance,  together  with  the  fact  that  the  existing  agricultural  activities  areless intensive  and  no water  rights  exist  on this  property,  indicate  that  annexation  priorto other  areas  is consistent  with  this  policy.
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6. Riskofnamra[hazardsthatmightbeexpectedtooccuronthesubjectproperay,

Comment:  No  natural  hazards  have  been  identified  on this  site.
7. Effect  of  the urbanization of the subject property on specially designated open space,

scenic,  historic,  ornatural  resource  areas.

Comment:  No  such  resources  exist  on this  site,  with  the  exception  of  the  scenic  re-

source  associated  with  the  forested  area  of  the  property.  This  area  will  be preserved
as park  land  through  dedication  to the  City  if  this  annexation  and  PUD  are  approved.8, Economic  impacts which are (ikely to result from the annemtion.

Comment:  The  only  economic  impacts  associated  with  tis  proposal  are the  positive
impacts  resulting  from  construction  jobs  associated  with  site development  and  home
construction.

COMPLIANCE
 WITH  SUBDIVISION

 STANDARDS

1, Confomance  with the text and app(icable maps of  the Comprehermve PlazComment:  See analysis  of  Comprehensive  Plan  policies  above.
2. ConfomartcewithotherapplicablerequiremertUoftheLandDeve[opmemandPlanning

Ordinances.

Comment:  The  proposed  development  has been  designed  as a Planned  Unit  Devel-
opment.  Lot  sizes are  proposed  to be reduced  from  the  normal  7,000  sq. ft.  standard
of  the  R-1  district  to a minimum  of  about  6,100  sq. ft.  The  overall  density,  however,
has been  designed  to conform  to that  of  the  R-7  district.  Approximately  5.09  acres  of

park  lands  wall  be dedicated  to the  City  and  the resulting  density  transfer  has permit-
ted  the  smaller  lot  sizes  within  the  development.  Street  standards  are  proposed  to

conform  with  City  standards  for  local  streets,  as shown  on the  preliminary  utility  plan.
Compliance  with  specific  standards  of  the  Canby  Land  Development  and  Planning
Ordinance  is discussed  below  in this  report.

3, The overall design and arrangement of (ots shall be functional  and shall adequately pro-
-Me building sites, utility  easements, and access facilities deemed necessary for  the devel-
opment of  the subject properq without unduly h5iering  the use or development of  adja-
cent  propemes.
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Comment: All  lots have adequate  access onto City streets. Further,  utilities  will  belocated in street rights-of-way  or easements, as shown on the preliminary  utility  plan.Street stubs and utility  extensions  are provided  where  needed  to allow  for  futuredevelopment  of adjacent  undeveloped  properties.

4. Itmustbedemonstratedthatallrequiredpublicfacilitiesaruiservicesareavailable,orwiu
be come available through the deve(opment, to adequately meet the needs of  the proposedlarui  division.

Comment:  See  discussion  above  under  the  public  facilities  element  of  the  Compre-hensive  Plan  polig  analysis.

COMPLIANCE  WITH  OTHER  PROVISIONS  OF  THE  CANBY  LAND  DEVELOP-MENT  AND  PLANNING  ORDINANCE.

DIVISION  III.  ZONING

Chapter  16.10-Off-Street  Parking

Table  16.10.050  indicates  that  all  new  single-family  dwellings  shall  provide  a minimum
of  two  off-street  parking  spaces.  The  minimum  parcel  size in the  proposed  develop-
ment,  65' X  95',  provides  sufficient  room  for  the construction  of  homes  with  two-car
garages  with  parking  in the  driveway  area  for  two  additional  vehicles.  Specific  compli-
ance  with  this  standard  will  be  reviewed  at the  time  of  building  permit  application.

Chapter  16.16-R-I  Low  Density  Residential  Zone

16.I6.010  Uses  permitted  outright

The land use proposed  in this  development,  single-family  dwellings,  is listed  as a usepermitted  outright  in the  R-1  zone  (16.16.010A).

16.16.030  Development  Standards

A.  Minimum  lot  area:  The  R-1  zone  requires  a minimum  lot  area  of  7,000  square
feet.  The  proposed  development,  however,  is a Planned  Unit  Development.
Section  16.76.040  permits  modification  of  lot  size, lot  w'dth,  and  setback  stand-
ards  within  a PUD.  See discussion  below  under  that  section.

B.  Minimum  10t  width:  Although  the  PUD  provisions  permit  modification  Of the  10t
width  standard,  the  minimum  lot  width  proposed  in this  project,  65 feet,  exceeds
the  60 foot  minimum  standard  of  the  R-1  district.
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C. Minimum  7ard  requirements:  AS diSCuSSed under subsection .t(  abOVe,  the  PUDprovisions  permit  modification  of  the  minimum  setback  provisions  of  the  R-1district.  See discussion  below  under  Section  16.76.040.

D.  Maximum  building  height:  No  specific  building  plans  are  being  approved  at  this
time.  Plans  for  individual  homes  will  be submitted  to the  City  at the  time  ofbuilding  permit  application  and  reviewed  for  compliance  with  the  35 foot/2.5story  standard.  No  adjustment  to this  standard  is being  requested.

E. Maximum  lot  coverage:  The  R-I  zone  establishes  no  limit  for  the  lot  coverage  ofthe  main  building.  No  accessory  building  will  be permitted  which  exceeds  thecoverage  of  the  main  building,  as specified  in this  section.

Chapter  16.46-Access  Limitations  on Project  Density

All  project  streets  are  proposed  to comply  with  the  City's  36 foot  paved  width  standardfor  local  streets.  Subsection  16.46.010  permits  up  to 40 dwellings  on  such  roadways
(this  standard  may  be increased  by  up  to 50 percent  for  looped  streets  and  by  an addi-tional  20 percent  in PUDs).  In  the  proposed  development,  S.E.  9th  Avenue  is thestreet  which  will  have  the most  homes  fronting  on it  The  33 units  proposed  on thisstreet  is less than  the  maximum  access  standard.

DIVISION  IV.  LAND  DIVISION  REGULAnON

Oiapter  16.64-Subdivision  Design  Standards

16.64.010  Streets

A.  The  proposed  subdivision  plan  conforms  with  the  general  street  design  standards
because  it  provides  for  the  continuation  of  S.E. lath  Avenue  and  provides  a stub
on Carriage  Gate  Drive  for  future  development  to the  south.  Further,  the  plan
complies  with  City  minimum  width  standards  for  right-of-way  and  paving.

B.  A  reserve  strip  will  be  provided  at the  southerly  terminus  of  Carriage  Gate
Drive,  as required  by  this  section.

C.  The  site  plan  provides  for  'T'  intersections  for  all  streets  in the  subdivision.  No
offset  intersections  of  less  than  '150 feet  are  proposed  (the  centerline  offset  ofS.E.  5th  and  6th  Avenues  is in excess  of  180  feet).

D. The  only  unplatted  developable  acreage  which  abuts  the  subject  property  lies  to
the  south  of  this  site. The  site  plan  provides  for  future  development  of  this  area
by providing  frontage  on S.E.  10th  Avenue  and  by  providing  for  a street  stub  on
S.E.  Carriage  Gate  Drive.
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E. All  intersection  angles  proposed  are approximately  90 degrees,  consistent  with
the  requirements  of  this  subsection.

F.  Township  Road,  the  only  street  abutting  this  site,  complies  with  the  minimum
County  standard  for  right-of-way  width,  60 feet.  No  additional  right-of-way
dedication  is needed.

G.  The  only  half-street  in  this  development  is the  extension  of  S.E.  10th  Avenue.
The  site  plan  provides  for  an immediate  transition  to a full-street  dedication  as
soon  as possible  and  continues  this  street  with  the  minimum  40 foot  right-of-way
along  the  southern  boundary  of  the  subject  property.

H.  The  only  cul-de-sac  proposed  in the  site  plan  is a short  "bubble"  off  of  S.E.  5th
Avenue.  This  street  is less  than  100  feet  in length,  well  under  the  450  foot
maximum  length  standard  of  this  subsection.  Further,  the  cul-de-sac  serves  only
six homes-well  within  the  maximum  limit  of  18.

I.  This  subsection  relates  to marginal  access streets  which  may  be required  by  the
City  when  a site  abuts  an arterial  street.  Township  Road  is designated  as a col-
lector  street  and,  therefore,  these  provisions  do not  apply.

J.  No  alleys  are  proposed  and  none  are  required  by  this  subsection  because  the
proposed  development  is not  in an industrial  or  commercial  district.

K.  Proposed  street  names  are shown  on the  Tentative  Plat.  East-west  streets  con-
tinue  the  numbered  avenue  system  consistent  with  the  City's  grid.  Staff  has
advised  us that  north-south  street  names  will  have  to  be revised  to conform  to
the  City's  street  naming  system.  The  applicant  will  work  with  staff  so that  neces-
sary  changes  will  be made  prior  to final  plat  approval.

L.  The  site  plan  depicts  proposed  easements  along  streets  in  the  development
which  are  sufficient  to provide  room  for  the  planting  of  street  trees.

M.  As  shown  on  preliminary  profiles  submitted  with  this  application,  the  steepest
road  grade  proposed  is four  percent-well  under  the  15  percent  maximum
grade.  The  flattest  grade  proposed  is.5  percent,  consistent  with  minimum  slope
standards.

N.  The  subject  property  parallels  the Southern  Pacific  Railroad  right-of-way  along
its east  border.  Carriage  Gate  Drive  parallels  this  railroad  right-of-way,  as re-
quired  by  this  section.
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16.64.020  Blocks

A.  The  block  system  proposed  complies  with  general  design  standards  in  that  it

provides  adequate  depth  for  building  sites (95 feet  minimum),  maintains  a grid

system  that  provides  appropriate  traffic  circulation  throughout  the  development,

and  provides  appropriate  access  for  all  lots.

B.  The  proposed  plan  has a maximum  block  length  of  approximately  1,050  feet  (8th

and  9th  Avenues  between  Deininger  and  Carriage  Gate  Drives).  This  complies

with  the  maximum  1200  foot  length  standard  of  this  subsection.  The  proposed

block  depth  provides  for  two  lot  depths.

16.64.030  Easements

A.  Twelve  foot  utility  easements  are  proposed  along  all  street  lines  in  the  project,  as

required  by  this  section.  Side  and  rear  utility  easements  will  be provided  where

appropriate.

B.  Drainage  easements  are  not  required  because  there  are  no watercourses  on  the

property.

C.  Tracts  are  provided  for  pedestrian  walkways  to Trost  Elementary  School  and  to

the  pathway  system  along  Molalla  Forest  Road.

D.  Compliance  with  solar  access  standards  is discussed  later  in this  report.

16.64.040  Lots

A.  As  far  as possible,  the  proposed  plan  provides  rectangular  lots  measunng  65 feet

wide  by 95 feet  deep.  These  dimensions  provide  a building  envelope  of  approx-

imately  55 feet  wide  by  55 feet  deep,  adequate  room  for  construction  of  single-

family  homes.

B.  Minimum  lot  sizes are  modified  through  the  PUD  provisions.  Please  see discus-

sion  of  Division  V,  below.

C.  All  lots  proposed  have  adequate  frontage  on  public  streets.

D.  The  only  double  frontage  lots  proposed  are along  Township  Road  and  Molana
Forest  Road.  The  double  frontage  lots  are  necessary  along  Township  Road

because  it is a Clackamas  County  Collector  street  and  County  policies  discour-

age direct  access  to such  roads.  Additionally,  sight  distance  is poor  because  of  a

vertical  curve  in this  roadway  making  access  at points  other  than  the  street  inter-

sections  proposed  unsafe.  Molalla  Forest  Road  is now  owned  by  the  City  of
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Canby and is planned  to be used for pedestrian/bicycle  purposes.  Vehicular

access from  this road, therefore,  is not permitted  and double  frontage  lots  must
be used.

E. Side lot Iines have been designed to be perpendicular  or radial  to street  right-of-
ways  in so far  as practical.

F.  No  lots  or  tracts  capable  of  resubdivision  are  proposed.

G. Special side yard setbacks (five feet) are proposed  as a part  of  the  Planned  Unit

Development.  These setbacks will  be noted  in t5e deed restrictions.

H.  No  flooding  or  soil  hazards  are  present  on this  site. Therefore,  approval  of  this

Tentative  Plat  is consistent  with  this  subsection.

I.  Only  one  flag  lot  (Lot  176)  is proposed  in the  project.  The  access  strip  width

proposed  is 20 feet  and  is proposed  to be paved,  consistent  with  City  standards.

Appropriate  setbacks  and  turn-around  requirements  will  be demonstrated  at  the

time  of  building  permit  application.

16.64.050  Public  open  spaces.

The  proposed  site  plan  provides  5.09  acres  of  forested  land  which  is proposed  to  be

dedicated  to the  City  of  Canby  for  park  purposes.

16.64.070  Improvements

The  improvements  required  for  this  project  are  indicated  on the  Preliminary  Utility

plans  submitted  with  this  application.  Final  engineering  will  be provided  for  these

improvements  prior  to final  plat  approval.  All  City  requirements  for  construction  of

these  improvements,  including  appropriate  inspections  and/or  bonding  requirements,

will  be met  prior  to final  plat  approval.

DIVISION  V. PLANNED  UNIT  DEVELOPMENT

Chapter  16.70-General  Provisions

16.70.010  General  provisions

Consistent  with  the  provisions  of  this  subsection,  because  the  proposed  Planned  Unit

Development  includes  the  subdivision  of  property,  it is being  reviewed  under  the

provisions  of  Division  IV  as well  as the  requirements  of  Division  V.
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16.70.020  Purpose

The  proposed  development  is consistent  with  the purpose  statement  this  Division  in

that  the  design  flexibility  permitted  through  the PUD  process  will  permit  the  lot  sizes

to be somewhat  smaller,  thereby  allowing  the  presenration  of  the  wooded  area  of  the

site  through  park  dedication.  The  resulting  development  will  be as good  as, or  better,

than  would  be obtained  through  standard  subdivision  practices  because  the  lots  will

still  provide  adequate  building  sites  for  single-family  homes  but  the  resource  and  open

space  vaJue  of  the  wooded  area  will  be retained.

16.70.030  Condominium  projects  treated  as planned  unit  development

This  section  does  not  apply  because  no condominium  units  are proposed.

Chapter  16.72-Applications

16.72.010  General  requirements

Consistent  with  this  subsection,  the  application  procedures  for tentative  subdivisions,
pursuant  to  Division  IV,  are  being  followed  for  this application.  Conditional  use
provisions  of  Division  III  are  not  applicable  because  the proposal  includes the subdivi-
sion  of  property.

16.72.020  Who  may  apply.

The  application  has  been  signed  by  all  owners  having  title  to the property  in the
proposed  Planned  Unit  Development.

16.72.030  Form  and  content

A.  The  application  was  submitted  to the  City Planner  on forms  provided  for  that
purpOSe.

B.  The  Tentative  Plan  map  provides  an accurate  map drawn at a scale of one inch
equals  100  feet  showing  the  proposed  development.  Because the proposed  PUD
includes  only  lots  for  single-family  homes,  no architectural  plans  are being
approved  as a part  of  this  application,  Building  plans  will  be reviewed  individual-
ly for  each  home  at the  time  of  building  permit  application.  The proposed  loca-
tion  and  dimensions  of  the  proposed  open  space  (Tract  "C")  are noted  on the
plan.  Off-street  parking  will  be  provided  in driveways  and garages for  the homes
and  will  be reviewed  at the  time  of  building  permit  application.  The site plan
shows  access  points,  topography  and  railroad  right-of-way.  Proposals  for  grading
and  drainage  are  shown  on the  preliminary  utility  plans. Landscaping  will  be
provided  by individual  homeowners.
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C. The  purpose  of  the  proposed  development  is to provide  building  lots  for  209
single-family  detached  homes.  Additionally,  the  plan  win provide  5.09  acres  of
park  land  which  is proposed  to be dedicated  to the  City  of  Canby.  This  dedica-
tion  will  preserve  as open  space  the  only  area  of  the  site  containing  significant
physical  features-old  growth  Douglas  fir  trees.  No  other  non-residential  uses
are  proposed.

Chapter  16.74-Uses  Permitted

16.74.020  Uses  permitted  in  residential  zone.

The  only  uses  proposed  in this  project  are  single-family  detached  homes  and  5.09  acres
of  open  space.  Residential  uses in R-1  zoned  areas  are  permitted  by this  Division  as
well  as Division  III.

Chapter  16.76-Requirements

16.76.010  Minimum  requirements

A.  The  site  plan  preserves  11.21  percent  of  the  site  as open  space  (5.09  acres  out  of
45.42  acres).  This  exceeds  the  minimum  10  percent  requirement  of  this  section.

B. The  average  area  per  dwelling  unit  is not  less than  that  required  by  the  R-1  zone.
The  site  contains  a total  of  45.42  acres,  of  which  8.91 acres  win  be dedicated  for
public  streets.  The  net  site  area,  36.51  acres  or  1,590,376  square  feet,  divided  by
209  units  equals  an average  area  per  dwelling  unit  of  7,609  square  feet.

C. The  size  of  the  subject  property,  45.42  acres,  exceeds  the  minimum  PUD  site
area  requirement  of  one  acre.

16.76.020  General  requirements

Consistent  with  these  requirements,  this  application  report  demonstrates  that  the
requirements  of  Division  IV,  Land  Division  Standards,  are  satisfied.  Additional
information  required  by this  subsection  has been  addressed  as follows:

A.  Public  dedication  areas  include:  Tracts  "A"  and  "B",  which  are  to  be  used  for
pedestrian  pathways,  Tract  "C",  a 5.09  acre  proposed  to be dedicated  to the  City
of  Canby  for  park  purposes,  and  8.91 acres  of  public  street.

B.  No  undedicated  open  space  is proposed.
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C. Land use within the proposed development  is shown  on the  site  plan  and  is
summarized  as follows:

209  Single-family  home  lots  -

Public  street  right-of-way  =

Tract  "C'  park  dedication  -

Tracts  "A"  and  "B"  pathways  -

31.38  acres

8.91  acres

5.09  acres

.04  acres

D. All  dwellings  proposed  will  be single-family  detached  units.  They  will  be sited

within  required  setbacks  on the  209  lots  shown  on the  site  plan.

E. All  off-street  parking  requirements  will  be met  in the  driveway  and  garage  areas
on the  individual  lots.

F. Pedestrian  pathways  are  shown  as Tracts  f'A"  and  "B"  on the  site  plan.

G. Approval  is being  requested  for  the  entire  project  at this  time.  While  the  devel-

opment  may  be constructed  in two  stages,  completion  of  the  entire  project  within

the  permitted  preliminary  approval  period  is anticipated.

H.  Adjacent  utilities  are  depicted  on the  preliminary  utility  plan.

I. The  proposed  density  of  development  is 4.6 units  per  gross  acre  or  5.72  units  per

net  acre.  Lot  coverage  will  be reviewed  with  the  building  permit  application.

J. The only  other  pertinent  information  requested  by  staff  is a traffic  study.  See the

report  prepared  by  Lancaster  Engineering.

16.76.030  Standards  and  criteria.

A.  The  applicant  acknowledges  that  the  approval  of  this  PUD  will  be binding  upon

the  developer.

B. The applicant  acknowledges  that  land  within  the  PUD  may  be subject  to con-

tractual  agreements  with  the  City  and  wall record  approved  agreements  with  the

covenants  of  the  development.

C. This  report  provides  a detailed  analysis  demonstrating  that  the  proposed  devel-

opment  complies  w'th  other  relevant  provisions  of  the  Lind  Development  and

Planning  Ordinance.

D.  The  proposed  development  provides  an organized  arrangement  of  lots,  with

each  having  appropriate  access  to public  services  as shown  on the  utility  plan.
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E.  The  proposed  development  pattern  provides  single-family  homes  on individual

lots. This  land  use is typical  of  nearby  residential  areas  and  is a use authoied

by  the  R-1  zoning  on the  subject  property.

F.  The  proposed  development  has been  demonstrated  to be a complete  develop-

ment  with  respect  to the  provisions  of  this  ordinance.  Proposals  for  utilities,

street  improvements,  etc.  are  shown  on the  site  plan.

G.  The  only  undeveloped  lands  proposed  are the two  pedestrian  pathways,  Tracts

"A""  and  "B",  and  the  park  site,  Tract  "C".  These  areas  are  proposed  to be

dedicated  to  the  City  in perpetuity.

H.  As  with  any  other  City  park,  the  maintenance  of  the  park  dedication  area  is

proposed  to  be the  responsibility  of  the  City  of  Canby.

I.  All  units  are  proposed  to have  individual  utility  services.

J.  No  condominium  conversions  are  proposed.  This  subsection  does  not  apply.

K.  No  condominium  conversions  are  proposed.  This  subsection  does  not  apply.

16.76.040  Exceptions

A.  Modification  to the  minimum  lot  size and  setback  standards  of  the  R-1  zone  are

requested  in  conjunction  with  this  application.  The  R-1  zone  requires  a mini-

mum  lot  size of  7,000  square  feet.  Within  this  PUD  a minimum  lot  area  of  6,000

square  feet  is proposed  in order  to compensate  for  the  5.09  acres  resenred  as

park  dedication  area.  Because  the  lot  sizes  are  smaller,  a side  yard  setback  of

five  feet  is proposed.

B.  Building  height  is proposed  to conform  to the  basic  R-1  standards.

C.  As  previously  discussed,  the  off-street  parking  requirements  of  Division  In  will

be met.

Chapter  16.78-Condominium  Projects  Involving  Construction  of  Six  or  Fewer  Units.

Not  applicable.  No  condominium  units  are  proposed.

Chapter  16.80-Manufactured  or  Mobile  Home  Subdivisions.

Not  applicable.  No  manufactured  or  mobile  homes  are  proposed.
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Chapter  16.82  =  Special  Housing  Projects  for  the  Elderly  or  Handicapped,

Not  applicable.  No  housing  specifically  for  the  elderly  or  handicapped  is proposed.

DIVISION  VI.  ANNEXATION

These  provisions  have  been  previously  addressed  in this  report.

DIVISION  VII.  STREET  AJLIGNMENTS

Consistent  with  the  provisions  of  subsection  16.86.020(B)  the  streets  in the  proposed

deveIopment  are  proposed  to have  a right-of-way  width  of  40 feet.  No  other  provi-

sions  of  this  section  are  applicable  to this  proposal.

DIVISION  VIII.  GENERAL  STANDARDS  AND  PROCEDURES

The  provisions  of  this  Division  provide-general  guidance  to City  action  on  land  use and

are  not  directly  applicable  to the  review  of  this  development  application.

DIVISION  IX.  SOLAR  ACCESS

Chapter  16.95-Solar  Access  for  New  Developments

16.95.020  Applicability

The  subject  property  is zoned  R-I  and,  therefore,  the  provisions  of  this  chapter  apply

to the  proposed  development.

16.95.030  Design  Standard.

Compliance  with  the  80 percent  design  standard  would  require  that  168  out  of  209

meet  one  of  the  three  options  for  solar  access.  In the  proposed  subdivision,  we  have

oriented  nearly  every  street  on  an east-west  axis  to  maximize  solar  access.  The  only

significant  streets  oriented  other  than  east-west  are  the  access  road  from  Township

Road,  Deininger  Street,  and  Carriage  Gate  Drive  along  the  eastern  border  of  the

property.

Despite  our  attempt  to maximize  lots  on a north/south  axis, the  proposed  subdivision

provides  for  only  67 percent  (140  out  of  209 lots)  to meet  the  basic  design  option  (90

feet  deep  on the  north-south  axis  and  front  lot  line  within  30 degrees  of  east-west).
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Because  of  the  nanow  north-south  w'dth  dimension  of  the  lots  which  do not  meet  the

basic  design  option,  using  the  protected  solar  building  line  or  peformance  options  are

not  practical  alternatives  for  this  site. The  lots  which  do comply  with  the  basic  design

option  are: Lots  5-7, 11-15,  42-138,  141-151  161,  164-166,  172-173,  276-177,  and  185-

194. An  adjustment  to the 80 percent  design  standard  is being  requested  pursuant  to

the  provisions  of  Section  16.95.050.

16.95.050  Adjustments  to Design  Standard

This  section  provides  that  the  percentage  of  lots  that  must  comply  with  Section

16.95.030  must  be  reduced  by  the  Planning  Commission,  to the  minimum  extent  neces-

sary,  if  it  finds  the  applicant  has shown  compliance  would  cause  adverse  impacts  on

density  and  cost  or  loss of  amenities,  or  that  impacts  of  existing  shade  excludes  a por-

tion  of  the  site. In  this  instance,  the  impacts  of  existing  shade  is not  a factor.  However,

compliance  would  result  in increased  costs,  loss of  density,  and  loss  of  view  amenities.

Discussions  with  City  planning  staff  have  resulted  in one  design  alternative  to  be

considered  to increase  compliance  with  the  basic  design  option.  By  moving  Deininger

Street  to the  western  border  of  the  site against  the  Trost  Elementary  School  boundary,

the  east-west  lots  proposed  on this  street  could  be eliminated.  We  have  prepared  a

concept  plan  depicting  this  alternative  (Design  Option  f'A"  on the  following  page  of

this  report).  This  option  was  not  as successful  in providing  compliance  with  the  design

standard  as originally  anticipated  because  the spacing  of  the  lots  resulted  in non-

complying  lots  being  located  along  Carriage  Gate  Drive.  However,  the  plan  does

achieve  a greater  percentage  of  the  lots  in compliance  (72  percent  versus  67 percent).

Option  "A"  results  in a density  reduction  from  209 lots  to 206  units.  Additionally,

streets  and  required  utilities  are  increased  by about  six percent  due  to the  need  to

extend  the  length  of  6th,  7th,  8th,  and  9th  Avenues  and  the  need  to provide  for  the

extension  of  S.E.  Pinnacle  Street  in order  to comply  w'th  the  1200  foot  maximum  block

length  standard.  The  increase  in costs  associated  with  longer  street  and  utility  runs

would  be proportional  to the  six percent  increase  in these  facilities.  The  provisions  of

Section  16.95.050A(1)  allow  for  a reduced  compliance  with  the  solar  design  standard  if

compliance  results  in a loss  of  density  or an increase  in development  costs  of  at least  5

percent.  Both  of  these  conditions  would  occur  under  Option  "A".

The  elimination  of  the  east-west  lots  along  Deininger  Street  also  results  in the  loss of

lots  taking  advantage  of  spectacular  Mt.  Hood  views  along  this  roadway.  Section

16.95.050A(2)  allows  for  a reduction  to the  design  standard  if  "significant  development

amenities  that  would  otherwise  benefit  the lot(s)  would  result  from  having  the  lot(s)

comply".  In  order  to take  advantage  of  the Mt.  Hood  views,  these  lots  must  be orient-

ed on an east-west  axis.  Compliance  with  the  basic  design  option  would  require  a

north-south  orientation,
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Based  upon  loss of  density,  increased  development  costs,  and  the  loss of  the amenuty

value  of  Mt.  Hood  views,  an adjustment  is warranted  for  Lots  195  to 209.

An  adjustment  is also warranted  for  the lots  along  the  east  side  of  Carriage  Gate  Drive

(Lots  16  through  39) because  this  roadway  must  be extended  through  the  site and  to

the  undeveloped  property  to the  south  in order  to provide  for  improvements  to the

existing  road  pattern  allowing  for  development  consistent  with  the Comprehensive

Plan.  Molalla  Forest  Road  is planned  to be used  for  bicycle  and  pedestrian  traffic

only.  If  it  were  open  to vehicular  use the east-west  streets  in this  project  could  be

extended  to connect  with  it and  provide  more  lots  complying  with  the  basic  solar

design  option.  However,  such connections  would  be in conflict  with  the planned  use of

this  existing  right-of-way.  The  provisions  of  subsection  16.95.050A(1)c  allow  for  an

adjustment  when  such  circumstances  exist.

When  the  adjustments  for  the 24 lots along  Carriage  Gate  Drive  and  the 15  lots along

Deininger  Street  are removed  from  consideration,  the  site  plan provides  for  140 lots in
compliance  with  the  basic  design  option  out  ot' the  remaining  170 lots  (82 percent).
Thus,  with  the approval  of  the requested  adjustments,  this application  complies  with
the solar  access requirements  of  this  section.
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TABLE1:  PRIORiTYCLASSIFICATIONACCORDINGTODENSITY

Prioritv  A Lands

Annexed  Into  the  Clty

Slnce  1984

% at  Total  Prlorlty  A Lands

Accordlng  to  Densfty

Not  yet  annexed

into  the  City

% of  Total  Priority  A Lands

According  to  DensRy Total
Low  Denslty  Resldentlal 71.30 17.1% :ue.ia 82.!PA 417.48
Medium  Denslty  Resldential 42.16 99.3% 0.30 0.7% 4146

!:  )enstty  Residential
Total

36.60 66.4% 28.34 43.6'A 64.94
160.08 28.6% 374.82 7t4% 624.88

Priority  B Lands

Annexed  Into  the  CRy

Slnce  1984

% of  Total  Priority  B Lands

Accordlng  to  Denslty

Not  yet  annexed

Into  the  City

% of  Total  Priority  B Lands

Accordlng  to  Density Total
Low  Density  Residential 31.97 20.8% 121.86 79.2'A 163.82
Medlum  Densltv  Resldentlal 0.00 0.00 0.00
High  Density  Residential 3.88 l00.OojGi 0.00 O.O% 3.88
Total 35.85 22.7'A 121.86 77.3% 257.70

Priority  C Lands

Annexed  Into  the  Clty

Since  1984

% of  Total  Priority  C Linds

Accordlng  to  Denslty

Not  yet  annmed

into  the  Ctty

% of  Total  Priority  C Lands

According  to  Density Total
Low  Density  Residentlal 27.28 7.2% 363.39 92.?% 380.67
Medium  Denslty  Residential 0.00 0.00 0.00
High  Density  Resldentlal 0.00 0.00 0.00
Total 27.28 7.2!!i 363.39 918% 380.87

TABLE  2: DENSITY  CLASSIFICATION  ACCORDING  TO ANNEXATION

I tsui  rkytseihi  Dzieidari#ia/

Annexed  into  the  City

elyxz  4a@A

% of  Total  LDR  lands Not  yet  annexed % of  Total  lDR  Lands
&lln  &/gllal47  glgggllg@@4ggg ffi%-l-=ll@  ull  Ig  &IJ  I'll  II  Il:Aalllll  @ Ijllg  Ant  b@17 AC(;Or(lmg  to  MneXa'(10n iotai

Priority  A Lands 71.30 64. €oA 346.18 42.1% 417.48
Priorlty  B Linds 31.97 24.6% 121.85 14.8% 163.82

27.28 20.9oA 363.39 43.0% 380.67
i30.66 lOO.OoA 821.42 l00.aP/* 961.97

fUlyrffyn  rlyr*eihi  Dzbeidzin#ia/

Annexed  into  the  City

e  !  xxai4  60A

% of  Total  MDR  Lands Not  yet  annexed % of  Total  MDR  Lands
I 'l  albilffl &l I I I &lgl  lag  kl  1% I;74118 98 I 48 gl %!0 €(IIIHJ  10  mint!j[allun @nlO  If'W_  @nl accnrninn  Yfi  ann*__yminn Tllt!If

Priority  A LandS 42.1 € 100.O% 0.30 100.O% 4146
Priority  B Lands 0.00 O.PA 0.00 O.O% 0.00
Priority  C Lands 0.00 0.0"/+ 0.00 O.Oo/i 0.00
Total 42.18 100.O% 0.30 100.O'A 42.46

HJ,  r)einsitv  Rwideintial

Annexed  into  the  City

Since  19M

% of  Total  HDR  Linds

Aeeeirdlnn  to  Anrmyatlnn

Not  yet  annexed

Intn  #ha  f"_lhi

't.  of  Total  HDR  Lands

A+yyiadlyx  *y  Ayxzvs+lxz
-;  -  ------/  - ------------

=  -  -  - -  - - - V -  -  --  - - - -=  ----l If  ffi I!%l % !  I  %s %ffia 117 fll*kllj  lag@ IV  All  Fkg II  jl+A@&@llj  j I Olal

Priorlty  A Lands 36.60 90.4% 28.34 100.PA 64.94
)rlortty  B Lands 3.88 9.6'/e 0.00 OJYjGi 3.88
=riorlty  C Lands 0.00 0.0"/i 0.00

0.0'/@ 0.00
rotal 40.48 100.O% 28.34 100.O% [.82



TABLE 3: PRIORITY 'A' AREA ACCORDING TO StZE OF PROPERTY TABLE 4: PRIORITY 'B' AREA ACCORDING TO SIZE OF PROPERTY

Prbrtty  B  - lDR

Ammsl

'%opvtm  > to  germ il I 50.0% 26.6 ao.as

m  tmwwi5  and  10  sms 1 50.0% 6.34 19.2%

%kx  < 5 acrz o O.O% 0.00 Q.O%

'Priorrty  A - LJ)R

!Jka

Prop*nffi*  > 10  aa'*a 2 9.5% 41 37 58.0%

Proo*nm  bm  6 and  10  acry o O.O% O.OO O.O%

19 90.5% 29.93 42.0%

Priority  B  - LDR

Net,,79tArln*X*d *ortoh %9r&9ff, :a' % Qr Sk*
 > 10  1 21% 11.59 9 5%

%m  bsw  5 and  10  sees e 123% 3a.84 31 fl

%*  < 5 aena 41 85.4% 71.42 5a.8%

Priwtty  A  - lZ)R

Not  Yet  Anmxqd #qrtq8 "6qrton 8#f s.qrst*,

Propen  > 10  e 6.5% 124.57 3el.0%

Propsrtffii  bn  s md  10  a 8 7% 56.57 163%

Prop*nlei  < 5 78 a4.8% 166.04 47.7%

 B  - MDR

AnmXW #oflm % qftm e@*_ % or@@*
 > 10  acns o O($ 0.00 O.O%

@%pi  mtw  6 and  10  sma o (l.O% 0.00 O.O%

Pmpatm  < 6 aerz o O.O% 0.m a.(?%

Priority  A  - MDR

Annexed # Wton % orlo €'* eke % oreb*_

Propat  > 10  wry 2 66.7% 37  16 aa.l%

Pro  ?m  6 and  10  1 33.3% 5.00 11  9%

Prop*rtks  < 5 aerz 0 O.O% 0.00 O.O%

%mty  B  - MDR

NqtY*tAnmxed *ofloh % ofg.o8 I#e % qreD
f%patm  > 10  s o O.O% 0.00 O.O%

Pmpmm  mtwmi5  and  10  aerai o (}.0% 0.m O.O%

km  < 5 aer 0 00% O.OO O.O%

Priorfly  A  - MDR

m:itYetAnnex*d *qrton % qrtqts m ,,% qrek*

Prop*n  > 10  acry o O.O% 0.00 O.O%

Prop*rtffis  b  5 and  10  0
I

O.O% 0.00 O.O%

Prooenm  < 5 aerw 1 100.O% 0.30 100.O%

Priorq  A - HD/i

A!)!a! € qftoq_ ?6ortorv m % orst)
Propwt  !l  10  1 6.3% 1112 30.4%

Propal  b  6 and  10  ages 2 12  5% i3.25 36.2%

Propert  < 5 germ 13 81.3% 1123 33.4%

F  B  - HDR

Armmi .*orhqvt % orton Sat % Qreke_
 > 10  amw 1 100.O% 3.aJl 100.O%

ffiii  Is  K ffi%l4 4fl  

Pmpafflffii  < 5 mns o O.O% 0.00 0. €f%

Priority  A  - HDR

NO_tYetAnnmffl!l m S_afjJi m

Propeni*i  > 10  aarx o O.O% 0.00 O.O%

Propen  bmmai5  and  10  mrai 0 O.O% 0.00 O.O%

Propm  < 5 s ta 100.O% 2B_34 100.O%

J"honey  B  -  HDR

_Nm :&

P  > 10  s o O.O% 0.00 O.O%

Pi  b*twai5  and  10  o O.O% 0.00 O.O%

Pmpalkx  < 5 sex o O.O% 0.00 O.O%

Pnortty  A  - Tofal

i4nrelel flqr&qts,, % otters @Ja % of!4k*
IProp*rtffia  > 10  s 6 12.5% a9.65 59.7%

Propa  bdmn  S m  10  mx 3 7.5% 18.25 i2.2%

Plrop*rtbs  < 5 wry 32 80.0% 4116 281%

lark>rtty  B  - Totai/

AnnexW fiWL.q €s % dtQn !>kg % oreke
PmpstM  > 10  very 2 66.7% 30ji az.as

Pmpmffii  bawsn  6 and  10  s 1 33.3% 6.34 17.2%

 < 5 acn* o O.O% aOO O.O%

5J' m !U2
Propert>lOaa'y 6 5.4% i24.57 33.2%

Properms  b  s and  10  eserx a 7.2% 56.57 15.1%

Propmtffii  < 5 97 87 4% 1D.68 51.7%

J%mty  B  - Tom

t9' SA :
 > lfl  1 2 1% 11.59 9 5%

i  h  4 fflfflllll 4n 

Pmpm  < 5 acres 41 &5 4% 71.42 58.el%



TABLE5:  PRIORITY'C'AREAACCORDI?KaTOSIZEOFPROP!:RTY TABLE  6:  RESIDENTIAL  AREAS  ACCORDING  TO  Su  OF  PROPERTY

LDR  - Tom/

Armusl %

alOaay 4 14  3% 85.93 65 3%

%  b  5 and  10  2 7.1% 14.13 10.7%

 < 5 22 7el.6% 31.49 23.9%

'Priortty  C  - LDR

Y

Prop*rtffi*)10ae 1 20.0% 17.93 65.7%

Prcip*nffis  bswm  6 and  10  ewx 1 20.0% 7.7g 28.es

3 m.0% 156 5 7%

LDR  - Toml

NotY*tAnmxW flatten % Qf Un 8q %Qf!4 €

Pmp  > 10  wm 13 5.9% 296.03 38.0%

 's  and  4fl  % 1')_R% 177  11

Pmpst  < & tya 81 3% 34a.26 42  4%

Priority  C  - LDR

Not  Y*tAnn*m4 flatten .%Qrlm Ski % orek*

Prop*rtsi>lOaen* e 7.6% 159.a7 45.3

Prop*rtffii  bmmn  5 and  10  14 17.7% 81.72 23.1%

Prop*nffi*  < 5 aam sg 74.7% lllm 31!1%

MDR  - Total

AnmXW f!Krtan % ortots_ @#€ 5  ore@e

p  > 40  Nu@fil 2 66.7% 37.18 !la.l%

s&  hah  !! a  4fl  I i!  !% @inf'l

Pm  < 5 sex o O.O% 0.00 O.O%

Prlodty  C  -  MDR

Annexed fiortoffl % ortot* S#f %.orat*

Propenffii  > 10  a o 00% 0.00 O.O%

Propertm  tmmm  5 and  10  o O.O% 0.00 O.O%

Prop*nlei  < 5 aexx o O.O% 0.00 O.O%

MDR-  ToW

NotYqtAnmxm fiortoh % ortm,,, ate % orSk*_

 > 10  o O.O% 0.00 a.0%

P  b  5 md  10  aay o O.O% 0.00 O.O%

%  < 5 aim 1 iOO.O% 0.30 100.O%

Priorfly  C  - MDR

N9LYjX  Arfiffll #qrtm. 5  ortovs S#*_ ?A?rek*

Propenm>lawns o 00% 0.00 O.O%

Prop*nffis  bmmn  5 and  10  o O.O% 0.00 O.O%

Prooert  < 6 o O.O% 0.00 O.O%

HDR  - Tobl

NlM? €W P ortqn % orton  _ _ eke % oreke

PtopanalOaery 2 it  as 15.00 37  1%

%s  bma*n  S and  10  smx 2 ti  as 13.25 32.7%

 < 5 s 13 76.5% 12.23 30.2%

Priority  C  - HDR

4-nnezW #orton 's  ortm S#! % ore@*

P'rop*rtbs  > 10  o O.O% 0.00 O.O%

Prop*rt  bswsi6  and  10  aa*'a o O.O% 0.00 O.O%

Propati*i  < 5 o O.O% 0.00 O.O%

HDR  - Total

ffl_ %jL4kl

P  > 10  o 00% 0.00 O.O%

Pmpstffi*  bsw*n  5 am  10  o 00% 0.00 O.O%

 < 5 s 18 100.O% 28.34 100.O%

Priortgy  C  - HDR

_No JL rdu %_mffdu

Prop*n>lOaa'y o a.0% 0.00 O.O%

Propanty  tmwmn  5 and  10  hens o O.O% 0.00 O.O%

Prop*nki*  < 5 o O.O% 0.00 00%

Priodty  C - Tota/

4nnemd #qrtq8 '8r often !4%* % or!An,

?rop*rtks  > 10  aay 1 20.0% 17313 85.7%

Prop*nffii  b*m*m  5 and  10  wtx 1 20.0% 7.79 2&6%

Propertffii  < 5 3 60.0% i  .56 5.7%

Toml  - R*sklen%

AnMX* €i *qrton %qrton Say % qfek*

Pmps'*  > 10  sans a 167% 13a.09 84.5%

fa  bmmn  5 am  10  a s 10  4% 32.3a 15  1%

 < 5 35 719% 43.72 20.4%

L M :iJu 5

Prop*n  > 10  e 7fl tsg.az 45  2%

propenk*  bswm  5 and  10  14 17.7% 81.72 23.1%

prop*nm  < s mx sg 74.7% 111.80 31 6%

Tom  - ResAjenfta/

M m SJu 2U2fal

pmp}10mm 13 5 5% 296.a3 34.!1%

p  b  5 and  10  28 11 8% 177.i3 20.!1%

se  < 5 aens 197 a2.8% 376.90 443%



PTaaEAhi',  RETURfN  ATI'A!!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.0.  Box  930,  Canby,  OR  97013 [503]  266-4021

DATE:  Mardi  20, 1995

TO: FIRE, POLIaE, CUB, TELEPHONE, TELECOM, NW NATURAL  GAS ROY, SIEVE, M[KE  J@,
JOHN K., CURT McLEOD, aAS  COUNTY PIANNING,  aA  COUNTY
TRANSPORTAIION,  SCHOOL  DISI'RICT

The City  has received  ANN  95-01, application  by Douglas  F. Kolberg  [applicantl  and Joan Joans
and  Gertude  Thompson  [ownersl  for  approval  to annex  a 45.42  aaae parcel  into  the  City  of  Canby,

A  subdivision  application  has  also  been  submitted,  to develop  a 209 lot  planned  tufflt  development

subdivision.  The  property  is bounded  by  Township  Road  on  the  north,  the  Molana  Forest  Road

on  the  east,  and  Trost  Elementary  School  on  the  west  ['rax Lots  900,1100  and  1200  of  Tax  Map  4-

IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  retuming  your  comments  By

Apffl  1,1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,

1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they

approve  the  application.  Thank  you.

Comments  or  Proposed  Conditions:

Please  check  one  box:

jZi  Adequate  Public  Services  (of  your  agency)  are  available

€  Adequate  Public  Services  win  become  avaUable  through  the  development

€  Conditions  are  needed,  as indicated

€  Adequate  public  services  are  not  available and  will  not  become  available

EXHIBIT

Date: '7' /3/'7r



PTF,AS!-  TUJRN ATI'A!!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.O.  Box  930, Canby,  OR  97013 [503]  266-4021

DATE:  March  20, 1995

TO: FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS ROY, SIEVE, M[KE J.,
JOHN K., CURT McLEOD,  aACKAMAS  CO  PIANNING, aA  COUNTY
TRANSPORTATION,  SCHOOL  DCI'

The City has received ANN  95-01, application by Douglas F. Kolberg [applicantl and Joan  Joans
and  Gertmde  Thompson  [owners]  for  approval  to annex  a 45.42 aae  parcel  into  the  City  of  Canby,

A  subdivision  application  has also been  submitted,  to develop  a 209 lot  plaz'uned unit  development

subdivision.  'The property  is bounded  by  Township  Road  on the north,  the Molalla  Forest  Road

on the east, and  Trost  Elementary  School  on the west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-

IE-3].

We would  appreciate  your  reviewing  the enclosed  application  and reg  your  cornrnents  by

Apxil  1,1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,
1995. Please indicate  any  conditions  of  approval  you  may  wish  the  Commission  to consider  if  they
approve  the application.  Tharm  you.

Comments  or Proposed  Conditions:

i;}o r,on,i7v,rc7';-s or /\o7csr-i ly;'ltfzroz,B  at tAys C'l;4  I

Please  check  one  box:

€  Adequate  Public  Services  (of  your  agency)  are available

g Adequate  Public  Services  will  become  available  through  the development

€ Conditions  are  needed,  as indicated

!)  /h

Date:  y-,,p?-75-



Pi  RE  ATI'A!!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.O.  Box  930, Canby,  OR  97013 (seal  266-4021

DATE:  March  20, 1995

TO: FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL  GAS, ROY, , M[KE J@,
JOHN K., CURT McLEOD, CLAS  COUNTY P G, CIAS  COUNTY
TRANSPORTATION,  SCHOOL  DISIRICI'

The City has received ANN  95-01, application  by Douglas F. Kolberg  [applicantl  and Joan Joans
and  Gertrude  Thompson  [owners}  for  approval  to annex  a 45.42  aae  parcel  into  the  City  of  Canby.

A  subdivision  application  has  also  been  submitted,  to develop  a 209  lot  planned  uit  development

subdivision.  The  property  is bounded  by  TownsMp  Road  on  the  north,  the  Molana  Forest  Road

on  the  east,  and  Trost  Elementary  School  on  the  west  [Tax  Lots  900,1100  and  1200  of  Tax  Map  4-

IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  reg  your  comments  '6y

Apffl  1,1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,

1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they

approve  the  application.  Thank  you.

Comments  or  Proposed  -Conditions:

Please  check  one  box:

Ydequate Public Services (of your agency) are available

€  Adequate  Public  Services  will  become  available  through  the  development

€  Conditions  are  needed,  as indicated



PT,F,Aht € RE  ATTA!!!

CANBY  PLANNiNG  DEPARTMENT

REQUEST  FOR  COMMENTS
P,O.  Box  930, Canby,  OR  97013 [503]  2664)22

DATE:  March  20, 1995

TO: FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GASb ROY, , M[KE J@,
JOHN K., CURT McLEOD, aAS  COUNTY P G, CLAS  COUNTY
TRANSPORTATION,  SCHOOL  DISIRICT

The City has received ANN  95-01, application  by Douglas F. Kolberg [applicantl  and Joan Joans
and  Gertrude  Thompson  [ownersl  for  approval  to annex  a 45.42  acre  parcel  into  the  City  of  Canby.

A  subdivision  application  has  also  been  submitted,  to develop  a 209 lot  planned  unit  development

subdivision.  'The  property  is bounded  by  Township  Road  on  the  no  the  Molalla  Forest  Road

on  the  east,  and  Trost  Elementary  School  on  the  west  ['rax Lots  900,1100  and  1200  of  Tax  Map  4-

IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  reg  your  cornrnents  6y

Apzil  1,  1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,

1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they

approve  the  application.  Thank  you.

Comments  or  Proposed  Conditions:

Please  check  one  box:

[a Adequate  Public  Services  (of  your  agency)  are  available

€  Adequate  Public  Services  will  become  available  through  the  development

€ Conditions  are  needed,  as indicated

€ Ad  te public  services  are  not  available  and  will  not  become  available



CANBY  PLANNING  DEPARTMENT

P.O.  Box  930, Canby,  OR  97013

REQUEST  FOR  COMMENTS
rssi  266-4022

DATE:  Mardi  20,1995

TO: FIRE, POIJCE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS, ROY, SIEVE, M[KE J,

TRANSPORTATION,  SCHOOL  DISIRICI'

The City has received ANN 95-01, application by Douglas F. Kolberg [applicantl and Joan Joans
and  Gertmde  Thompson  [ownersl  for  approval  to annex  a 45.42 aze  parcel  into  the  aty  of  Canby,

A  subdivision  application  has also been  submitted,  to develop  a 209 lot  planned  unit  development
subdivision.  The property  is bounded  by  TownsMp  Road  on the north,  the Molalla  Forest  Road

on the east, and  Trost  Elementary  School  on the west  ['rax  Lots  900,1100  and  L!00  of  Tax Map  4-

IE-3].

We would  appreciate  your  reviewing  the enclosed  application  and returning  your  cornrnents  6y
Apffl  1,1995  . The Plag  Commission  plans  to consider  this  application  on  April  24,
1995. Please indicate  any  conditions  of  approval  you  may  wish  the  Commission  to consider  if  they

approve  the application.  Thank  you.

Comments  or Proposed  Conditions:

Please  check  one  box:

€  Adequate  Public  Services  (of  your  agency)  are  available

[\l Adequate  Public  Services  will  become  available  through  the development

€ Conditions  are needed,  as indicated

,li,c%rvrgble and will not become Davaateil:ab: , 3 ,  5



PTEA:'J':  Rji,TURN  ATTA!!!

CANBY  PLANNING  DEPARTMENT

P.O. Box 930, Canby, OR 97013

DATE:  Mardi  20, 1995

REQUEST  FOR  COMMENTS
/5037 'gsmx

TO:  FIRE, POLICE, CUB,  TELEPHONE,  TELECOM,  NW  NATURAL  GAS, ROY,  SI'EVE,  M[KE  J.,
JOHN  K., CURT  McLEOD,  aAS  COUNTY  P G, CLAS  COUNTY
TRANSPORTATION,  SCHOOL  DISI'RICT

The City has received ANN  95-01, application  by Douglas F. Kolberg [applicantl and Joan Joans
and  Gertrude  'Thompson  [ownersl  for  approval  to annex  a 45.42  aae  parcel  into  the  City  of  Canby.

A  subdivision  application  has also  been  submitted,  to develop  a 209 lot  planned  unit  development

subdivision.  'The property  is bounded  by  Township  Road  on  the  north,  the  Molalla  Forest  Road

on  the east, and  Trost  Elementary  School  on  the  west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-
IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  returg  your  comments  by

Aprff  1,1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,

1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to consider  if  they
approve  the  application.  Thank  you.

Comments  or PropoSed  Conditions:  The  Canby  School  District  would  like  the  developer

to  consider  the  following:  (l)  Move  the  proposed  "Tract  B"  path  one  lot  south  of

that  proposed;  (2)  Install  fence  to  match  the  existing  chain  link  one,  needed  on  the

past  anti  nnrrh  periamerp.rs  of  Trnst  yrounds  - at  developer's  expense;  and  (3)  The

developer  to  bear  the  expense  of  any  adaptations  that  are  needed  to  the  Trost  fire
lanp  on  rhp  sourhpasr  r,orner  of  the  property  or  at  the  gate  where  the  lane  enters

Trost  property.

Please  check  one  box:

Jequate  Public  Services  (of  your  agency)  are available

€ Adequate  Public  Services  wffl  become  available  through  the development

€ Conditions  are needed,  as indicated

€ Adequate  public  services  are not  available  and  will  not  become  available

signature:,J(#'-'iqt'J26, Date: 3-3<



PTJF,AhE  RE  ATTA!!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.O.  Box  930, Cariby,  OR  97013 [503J  266-4022

DATE:  Mardi  20, 1995

TO: FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS ROY, m,  M[KE  J.,
JOHN K., CURT McLEOD, aACKAMAS  CO  P G, aA  COUNTY
TRANSPORTATION,  SCHOOL  DISIRICI'

The City has received ANN  95-01, application by Douglas F. Kolberg [applicantJ and Joan Joans
and  Gertmde  Thompson  [ownersl  for  approval  to annex  a 45.42  aaoe parcel  into  the  aty  of  Canby.

A  subdivision  application  has  also  been  submitted,  to develop  a 209 lot  planned  uxffit  development

subdivision.  The  property  is bounded  by  TownsMp  Road  on  the  north,  the  Molalla  Forest  Road

on  the  east,  and  Trost  Elementary  School  on  the  west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-

IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  retuming  your  comments  by

Apffl  1,1995  . The  Plag  Commission  plans  to consider  this  application  on  Apffl  24,

1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they

approve  the  application.  Thank  you.

Comments  or Proposed  Conditions:

Please  check  one  box:

€ Adequate  Public  Services  (of  your  agency)  are available

flAdequate Public Services will become available through the development
€ Conditions  are  needed,  as indicated

€ Adequate  public  services  are not  available  and  will  not  become  available

Signature: k>  '7 Date:  'l-S'  ""



CLRCHRMRS
(OUNTV Department  of Transportation  & Development

THOM  AS J. V ANDERZANDEN
DIRECTOR

MEMORANDUM

TO :  CITY  OF  CANBY

FROM  :  CLACKAMAS  COUNTY-DTD,
CONSTRUCTION  AND  DEVEI!)PMENT

DATE  :  MARCH  31,  1995

RE : ANN95-01/SUB95-01  (KOLBERG)

This  office  has  the  following  preliminary  comments  pertaining  to
these  requests:

1.  South  Township  Road  is  classified  as  a minor  arterial  in  the
County's  Comprehensive  Plan  and  it  is  within  the  County's
jurisdiction  for  maintenance.  Sufficient  right  of  way  and
frontage  improvements  are  required  to  develop  Township  Road
to  match  existing  improvements  to  the  west  and  comply  with
the  minor  arterial  classification.

2.  Based  upon  the  number  of  vehicle  trips  and  the  intention  to
use  Township  Road  for  access  a traffic  study  is  required.

The  scope  of  work  for  the  study  must  be  jointly  approved  by
the  City  and  County.  The  county  contact  will  be Joseph
Marek  (650-3452).  Township  Road  outside  of  the  City  is
still  a  rural  County  road.  It  will  most  likely  be  used  as
the  primary  route  north.  The  need  for  intersection
improvements,  left  turn  channelization,  sight  distance,  and
trafffic  contro1s  need  to  be  addressed.

3.  The  County  staff  will  be  discussing  the  future  jurisdiction
of  Township  Road  in  a  "Roads  and  Engineering"  meeting  next
week.

4.  The  County  has  a  concern  about  the  immediate  lack  of
alternative  access  opport-unities  for  this  development  to
use  existing  streets  for  circulation  and  emergency  vehicle
access.  We  acknowledge  that  having  numerous  accesses  to
Township  Road  may  not  be the  answer  because  of  traffic
conflict  potential.  Also,  a vertical  curve  on Township
Road  limits  access  locations  that  comply  with  a  450  foot

minimum  sight  distance  requirement.

A master  plan  needs  to  be  provided  that  incorporates  the
access  past  the  south  side  of  the  school  and  the  property
tO  the  south.

902  Abernethy  Road  0 0regon  City,  OR  97045-1100  0 (503)  655-8521  *  FAX  650-3351



5.  It  is  our  understanding  that  the  City  of  Canby  will  receive
Transportation  System  Development  (or  Impact)  fees  from
this  project  as building  permits  are  issued.  Since  there
will  be  even  greater  impacts  on the  County  road  system,  the
County  is  requesting  that  the  City  participate  with  the
County  in  the  administration  of  the  Transportation  funds
for  the  benefit  of  this  project.

6.  An  NPDES  Permit  is  required.

7.  Surface  water  management  plans  must  include  provisions  in
the  event  of  failure  of  drywells.  The  County's  drainage
system  must  be able  to  prrarsmmtasrl;ar'?rh  the  contribution  or  off
site  improvements  will  be  required.  The  County  must  be
ab!s  to  review  the  drai=age  pians.

8.  Engineered  plans  for  street  frontage  improvements  must  be
reviewed  and  approved  by  the  County.  A Street  Construction
and/or  Encroachment  Pezamit  and a Street  Opening  Permit  must
be  obtained.  Performance  guarantees  and  inspection  fee
must  be  provided.

9.  Frontage  improvements  on  Township  Road  shall  include
standard  cu.rb,  surfacing,  storm  sewer,  six  (6)  foot
sidewalk,  six  (6)  foot  bike  lane,  pavement  tapers,  utility
easements,  and  illumination.  The  frontage  improvements  may
have  to  include  left  turn  channelization.

The  frontage  improvements  including  sidewalks  must  be
designed  and  constructed  with  the  first  phase  of
development  and  be  included  with  the  new  streets.

10.  No  individual  lots  shall  have
Road  and  shall  be  so  noted  on

direct  access  to  Township
the  plat.

In  conclusion  we respectively  request  that  any  decision  on  the
annexation  and  subdivision  be  postponed  until  the  staff  has  an
oppartity  to  meet  and  discuss  future  jurisdiction  of  Township
road  and  until  the  various  transportation/traffic  issues  are
satisfactorily  addressed.

BS/jb

c:  Joseph  Marek

/Ko1telity



pTJFJAht<:  RE  ATI'A!!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.O.  Box  930, Canby,  OR  97m3

[503}  2ffl

DATE:  Mardi  20, 1995

TO: FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS, ROY, SIEVE, M[KE J,,
JOHN K., CURT McLEOD, CIACKAMAS  COUNTY  PIANNING,  aACKAMAS  COUNTY
TRANSPORTATION,  SCHOOL  DISIRICT

The City has received ANN  95-01, application by Douglas F. Kolberg [applicantl and Joan Joatts
and  Gertrude  Thompson  [ownersl  for  approval  to annex  a 45.42  aae  parcel  into  the  aty  of  Canby.
A  subdivision  application  has  also  been  submitted,  to develop  a 209  lot  planned  tufflt  development
subdivision.  'The  property  is bounded  by  Townsmp  Road  on  the  north,  the  Molana  Forest  Road
on  the  east,  and  Trost  Elementary  School  on  the  west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-
IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  returning  your  comments  6y
Apt4  1,  1995  . The  Platg  Cornrnission  plans  to  consider  this  application  on  April  24,
1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Cornrnission  to  consider  if  they
approve  the  application.  Thank  you.

Comments  or  Proposed  Conditions:

Please  check  one  box:

[Ji Adequate  Public  Services  (of  your  agency)  are available

€  Adequate  Public  Services  will  become  available  through  the  development

r'HIBIT  T

1; 4  t
€  Conditions  are  needed,  as indicated

€  Adequate  public  services  are  not  available and  will  not  become  available

Date: '9 /,5 /f'r



Pt[  RE  ATTA!!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.0.  Box  930, Canby,  OR  97013

{5(Bl  266-4021

DATE:  March  20, 1995

TO: FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAI,  GAS, ROY, SIEVE, M[KE J-yJOHN K, CURT McLEOD, aAS  COUNTY PIANNING,  aAS  COUNTYTRANSPORTATION,  SCHOO[  DISIRICI'

The City  has received  ANN  95-01, application  by Douglas  F. Kolberg  [applicantl  and Joan Joansand  Gertt'ude  Thompson  [ownersl  for  approval  to annex  a 45.42  acre  parcel  into  the  City  of  Canby.
A  subdivision  application  has  also  been  submitted,  to develop  a 209  lot  planned  unit  development
subdivision.  The  property  is bounded  by  Township  Road  on  the  north,  the  Molana  Forest  Road
on  the  east,  and  Trost  Elementary  School  on  the  west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-
IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  retuming  your  comments  by
Apffl  1,  1995   The  Plarg  Commission  plans  to consider  this  application  on  April  24,
1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they
approve  the  application.  Thank  you.

Comments  or  Proposed  Conditions:

zoo r,omrrrw7:s er /\7cs<-J  6,,z;}tfyo,,-ri,s at tAzs z';,  I

Please  check  one  box:

€  Adequate  Public  Services  (of  your  agency)  are  available

g Adequate  Public  Services  win  become  available  through  the  development

€  Conditions  are needed,  as indicated

Date:  y-.p?-75-



PI,F,A;sr<',  RE  ATI'A!!!

CANBY  PLANNiNG  DEPARTMENT

P.0.  Box  930, Canby,  OR  97013
REQUEST  FOR  COMMENTS

rsoay 'irzz

DATE: March  20, 1995

TO: FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS, ROY, SIEVE, M[KE  J.,JOHN K., aJRT  McLEOD,  aACKAMAS  COUNTY  P G, aAS  COUNTYTRANSPORTATION,  SCHOOL  DISI'RTCI"

The City has received ANN 95-01, application by Douglas F. Kolberg [applicantl and Joan Joansand  Gertrude  Thompson  [owners}  for  approval  to annex  a 45.42 aaae parcel  into  the  City  of  Canby,A subdivision  application  is  also been  submitted,  to develop  a 209 lot  planned  tutit  developmentsubdivision.  'The property  is bounded  by  TowztsMp  Road  on  the north,  the Molana  Forest  Roadon  the east, and  Trost  Elementary  School  on the  west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-IE-3].

We would  appreciate  your  reviewing  the enclosed  application  and  reg  your  cornrnents  '6yApffl  1,1995  . The Plag  Commission  plans  to consider  this  application  on  Api  24,1995. Please indicate  any  conditions  of  approval  you  may  wish  the  Commission  to consider  if  theyapprove  the application.  Thank  you.

Comments  or Proposed  Conditions:

Please  check  one  box:

Ydequate PubLic Services (of your agency) are available

€  Adequate  Public  Services  will  become  available  through  the development

€  Conditions  are needed,  as indicated



PTEAh?  RE  ATI'A!!!

CANBY  PLANNiNG  DEPARTMENT

REQUEST  FOR  COMMENTS
P.0.  Box  930, Canby,  OR 97013

rsoat  zr'ix

DATE:  March  20, 1995

TO. FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS, ROY, SIEVE, M[KE  J,,JOHN  K, CURT  McLEOD,  CLAS  COUNTY  G, aAS  COUNTYTRANSPORTATION,  Sa-IOOL  DISIRICI'

The City has received ANN 95-01, application by Douglas F. Kolberg [applicant] and Joan Joansand  Gertrude  Thompson  [ownersl  for  approval  to annex  a 45.42  acre  parcel  into  the  City  of  Canby.
A  subdivision  application  has also  been  submitted,  to develop  a 209 lot  planned  uit  development
subdivision.  The  property  is bounded  by  Township  Road  on the  nortk  the  Molalla  Forest  Road
on  the  east, and  Trost  Elementary  School  on  the  west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-
IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  retuming  your  comments  by
Apffl  1,  1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,
1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they
approve  the application.  Thank  you.

Comments  or Proposed  Conditions:

Please  check  one box:

[a Adequate  Public  Services  (of  your  agency)  are available

€  Adequate  Public  Services  wffl  become  available  through  the development

€  Conditions  are needed,  as indicated

€  Ad  te public  services  are not  available  and  will  not  become  available;"')a

signatuffiipzii2Lx<,,-  Date:S/>P/ffi-r,,/"-  /  / ,i  I  'i



C E Ti V E D MAR 3 l rm

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.0  Box  930, Cwby,  OR  97013 rsoay zzx

DATE:  March  20, 1995

TO.  F,  POLICE,  CUB,  TELEPHONE,  TELECOM,  NW  NATURAL  GAS ROY,  SIEVE,  M[KE  J,,
JOHN  K., CURT  McLEOD,  aAS  COUNTY  P G, aAS  COUNTY
TRANSPORTATION,  SCHOOt  DISI'RICI'

The  City  has received ANN  95-01,  application  by Douglas F. Kolberg [applicant}  and Joan Joans
and  Gertnide  Thompson  [owners]  for  approval  to annex  a 45.42  acre  parcel  into  the  City  of  Canby.

A  subdivision  application  ms  also  been  submitted,  to develop  a 209 lot  planned  uit  development

subdivision.  The  property  is bounded  by  TownsMp  Road  on the north,  the  Molalla  Forest  Road

on  the  east, and  Trost  Elementary  School  on  the  west  ['rax Lots  900,1100  and  1200  of  Tax  Map  4-

IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  returning  your  comments  By

Apffl  1,1995  . The  Plag  Commission  plans  to consider  this  application  on April  24,

1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they

approve  the application.  Thank  you.

Comments  or Proposed  Conditions:

Please  dieck  one box:

€  Adequate  Public  Services  (of  your  agency)  are available

f54 Adequate  Public  Services  wm  become  available  through  the  development

€  Conditions  are needed,  as indicated



PTJF,AhtT,  RE  ATI'A!!!

CANBY  PLANNING  DEPARTMENT

P.0.  Box 930, Canby, OR 97013

DATE:  Mardi  20, 1995

REQUEST  FOR  COMMENTS
rssi  266-4021

TO: F,  POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS, ROY, , M[KE J,

TRANSPORTATION,  SCHOOL  DISI'RICI'

The City has received ANN  95-01, application  by Douglas F. Kolberg [applicantl and Joan Joans
and  Gerttude  Thompson  [ownersl  for  approval  to annex  a 45.42  aze  parcel  into  the  City  of  Canby.
A  subdivision  application  has  also  been  submitted,  to develop  a 209 lot  planned  tuafflt development
subdivision.  The  property  is bounded  by  TownsMp  Road  on  the  north,  the  Molalla  Forest  Road
on  the  east,  and  Trost  Elementary  School  on  the  west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-
IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  retuming  your  comments  by
Apxail  1,1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,
1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they
approve  the  application.  Thank  you.

Comments  or  Proposed  Conditions:  The  Canby  School  n:istrict  vould  like  the  developer
to  consider  the  following:  (1)  Move  the  proposed  "Tract  B" paeh  one  lot  south  of

pthaaqtr pRnro,pnosoTedth; pP(T21)ThPIntsPTtaqlolffeTnTcoe,ttovTmaollntcdh, theatexdievsteilnOpgercha,inexpleinnkseo,nean,dne(e3d)e Thd eOn the
developer  to  bear  the  expense  of  any  adaptations  that  are  needed  to  the  Trost  fire
lanp  on  rhp  sourhpasr  corner  of  the  prope.rty  or  at  the  gate  where  the  lane  enters
Trost  property.

Please  check  one  box:

7equate  Public  Services  (of  your  agency)  are available

€  Adequate  Public  Services  will  become  available  through  the  development

€ Conditions  are needed,  as indicated

€ Adequate  public  services  are  not  available  and  will  not  become  available

Signature:,J"#i' Th"zt'J2!6i Date: 3-3<



pTEA:aasE RE  ATTA'  !!!

CANBY  PLANNING  DEPARTMENT

P.O.  Box  930, Canby,  OR  97013
REQUEST  FOR  COMMENTS

[503]  2664021

DATE:  Mardi  20, 1995

TO. FIRE, POLICE, CUB, TELEPHONE, TELECOM, NW NATURAL GAS, ROY, , M[KE  J@,
JOHN K, CURT  McLEOD,  aAS  COUNTY  P G, aA  COUNTY
TRANSPORTATION,  SO-IOOI.,  DISI'RIa'

The City has received ANN 95-01, application by Douglas F. Kolberg [applicantl and  Joan  Joans
and  Gertmde  Thompson  [ownersl  for  approval  to annex  a 45.42 aare parcel  into  the  aty  of  Canby.

A subdivision  application  has also been  submitted,  to develop  a 209 lot  planned  uit  development
subdivision.  The property  is bounded  by  Township  Road  on  the  no  the Molana  Forest  Road

on the east, and  Trost  Elementary  School  on the west  ['rax  Lots  900,1100  and  1200  of  Tax Map  4-

IE-3].

We would  appreciate  your  reviewing  the endosed  application  and  retuming  your  comments  by
Apffl  1,1995  . The Planning  Cornrnission  plans  to consider  this  application  on  April  24,
1995. Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to consider  if  they

approve  the application.  Thank  you.

Comments  or Proposed  Conditions:

Please  dieck  one  box:

€ Adequate  Public  Services  (of your  agency)  are available

PAdequate Public Services will become available through the development
€ Conditions  are  needed,  as indicated

€ Adequate  public  services  are not  available  and will  not  become  available

Signature: Date: 'l-S;'  ""



CLRCKRMrlS
COUNT/ Department  of Transportation  & Development

THOM  AS J. VANDERZANDEN
DIRECTOR

MEMORANDUM

TO :  CITY  OF  CANBY

FROM  :  CLACKAMAS  COUNTY-DTD,
CONSTRUCTION  AND  DEVEI!)PMENT

DATE  :  MARCH  31,  1995

RE : ANN95-01/SUB95-01  (KOLBERG)

This  office  has  the  following  preliminary  comments  pertaining  to
these  requests  :

1.  South  Township  Road  is  classified  as a minor  arterial  in  the
County's  Comprehensive  Plan  and  it  is  within  the  County's
jurisdiction  for  maintenance.  Sufficient  right  of  way  and

frontage  improvements  are  required  to  develop  Township  Road
to  match  existing  improvements  to  the  west  and  comply  with
the  minor  arterial  classification.

2.  Based  upon  the  number  of  vehicle  trips  and  the  intention  to
use  Township  Road  for  access  a traffic  study  is  required.
The  scope  of  work  for  the  study  must  be jointly  approved  by
the  City  and  County.  The  county  contact  will  be  Joseph
Marek  (650-3452).  Township  Road  outside  of  the  City  is
still  a  rural  County  road.  It  will  most  likely  be  used  as
the  primary  route  north.  The  need  for  intersection
improvements,  left  turn  channelization,  sight  distance,  and
traffic  controis  need  to  be  addressed.

3.  The  County  staff  will
of  Township  Road  in  a
week.

be  discussing  the  future  jurisdiction
"Roads  and  Engineering"  meeting  next

4.  The  County  has  a  concern  about  the  immediate  lack  of
alternative  access  opportunities  for  this  development  to
use  existing  streets  for  circulation  and  emergency  vehicle
access.  We  acknowledge  that  having  numerous  accesses  to
Township  Road  may  not  be  the  answer  because  of  traffic
conflict  potential.  Also,  a vertical  curve  on Township
Road  limits  access  locations  that  comply  with  a  450  foot

minimum  sight  distance  requirement.

A master  plan  needs  to  be  provided  that  incorporates  the
access  past  the  south  side  of  the  school  and  the  property
to  the  south.

902 Abernethy  Road  @ Oregon  City,  OR 97045-1  3 00 *  (503) 655-8521  * FAX 650-3351



5.  It  is  our  understanding  that  the  City  of  Canby  will  receive
Transportation  System  Development  (or  Impact)  fees  from
this  project  as  building  permits  are  issued.  Since  there
will  be  even  greater  impacts  on  the  County  road  system,  the
County  is  requesting  that  the  City  participate  with  the
County  in  the  administration  of  the  Transportation  funds
for  the  benefit  of  this  project.

6.  An  NPDES  Permit  is  required.

7.  Surface  water  management  plans  must  include  provisions  in
the  event  of  failure  of  drywells.  The  County's  drainage
system  must  be  able  to  qraaraanmmrirl;q+pi  the  contribution  or  off
site  improvements  will  be  required.  The  County  must  be
abls  to  review  the  draihage  plans.

8.  Engineered  plans  for  street  frontage  improvements  must  be
reviewed  and  approved  by  the  County.  A Street  Construction
and/or  Encroachment  Permit  and a Street  Opening  Permit  must
be  obtained.  Performance  guarantees  and  inspection  fee
must  be  provided.

9.  Frontage  improvements  on  Township  Road  shall  include
standard  curb,  surfacing,  storm  sewer,  six  (6)  foot
sidewalk,  six  (6)  foot  bike  lane,  pavement  tapers,  utility
easements,  and  illumination.  The  frontage  improvements  may
have  to  include  left  turn  channelization.

The  frontage  improvements  including  sidewalks  must  be
designed  and  constructed  with  the  first  phase  of
development  and  be  included  with  the  new  streets.

10.  No  individual  lots  shall  have
Road  and  shall  be  so  noted  on

direct  access  to  Township
the  plat.

In  conclusion  we respectively  request  that  any  decision  on  the
annexation  and  subdivision  be  postponed  until  the  staff  has  an
oppartity  to  meet  and  discuss  future  jurisdiction  of  Township
road  and until  the  various  transportation/traffic  issues  are
satisfactorily  addressed.

BS/jb

c:  Joseph  Marek

/Kolte4ityOf



-M  E  M  O R A N  D U  M-

ro: Plarming  Commission

Cid  Council

FROM: Jarms  S. Wlxeeler,  Assistant  Planner

DATE: February  8, 1995

The Amount  of  Land  Awexed/To  Be Annexed
According  to Prioril  A,B,C  areas

During  the Faist  annexation  process,  the question  arose as to how  much  "priority  A" Low  Density
Residential  land had already been annexed  into the City (since 1984)  in comparison  with  how
much of  the same classification  of  land that has yet to be annexed.  Staff  did not have exact
numbers,  but based on looking  at a very rough  map of  areas that have been annexed, came up
with  a figure  of  approximately  60-70%  of  priority  A, Low  Density  Residential  land has yet to
be annexed.. At  the City  Council,  the applicant  asserted that only  30% of  the land has yet to be
annexed. Staff  then determined  to provide  the Planning  Commission  and the City  Council  with
accurate numbers  regarding  the amount  of  land annexed and to be annexed.

The tables on the attached pages are the result  of staff's study.  There is a lot of data that is
found  in those tables and they need to be explained. Staff  looked  at all the residential  lands that
were outside the  City limits,  but within  the Urban  GroQh  Boundary,  in  1984.  The
Comprehensive  Plan was adopted,  and acknowledged  in 1984,  which  designated  the prioritization
scheme for annexation  of land into the City.  The numbers  in the tables reflect  subsequent
changes in the Comprehensive  Plans land use designations.  For example:  a portion  of  Willow
Creek Phase 2 was originally  Light  Industrial,  but was changed  to Low  Density  Residential;  and
the H.O.P.E.  property  (13th  & S. Ivy)  was originally  Low  Density  Residential,  but was changed
to Medium  Density  Residential.  It is the numbers  according  to the new designations  that were
tallied.

Tables I and 2 provide  the same information,  but organized  in two different  ways. Table  l looks
at each Priority  area separately  with  information  and percentages  regarding  how much Low,
Medium,  and High  Density  land has been annexed. Table  2 looks  at each density  classification
(Low,  Medium,  High)  separately  with  information  and percentages  regarding  how  much  annexed
and non-annexed  land is in each Priority  area. Tables 3 - 5 give  the number  of  parcels  (and the
amount  of  land they total  up to) according  to three different  size categories  in each of  the Priority
areas. Table  6 gives the same information  as Tables 3 - 5, except that it is for all residential
areas together.

I

 EXHIBIT -l
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As an example, the questions that were asked in relation to the Faist annexation were  twofold:

1. By percentage, how much priority  A, B, and C lands (Low Density Residential)  has yet
to be annexed  into  the City?

2. How  many of those parcels that have not been annexed are greater than 10 acres in size?

(a question relating to the availability  of land of suitable size for larger developments)

The  answers  are:

1. Priority  A, Low  Density  Residential  Lands,  Not  Yet  Annexed:

Priority  B, Low  Density  Residential  Lands,  Not  Yet  Annexed:

Priority  C, Low  Density  Residential  Lands,  Not  Yet  Annexed:

82.9o/o (Table  1)

79.2o/o

92.8o/o

2. Priority  A, Low  Density  Residential  Lands:

Priority  B, Low  Density  Residential  Lands:

Priority  C, Low  Density  Residential  Lands:

6 lots 6.5% (31.6% of land) (Table  3)

I lots 2.1% ( 9.5% of  land) (Table  4)

6 lots 7.6% (45.2% of land) (Table  5)



TABLEi:  PRIORITYCLASSIFICATIONACCORDINGTODENSITY

Priority  A Lands

Annexed  Into  the  Clty

Since  1984

% of  Total  Prlorlty  A Lands

According  to Denslty

Not  yet  annexed

Into  the  Clty

% of  Total  Priortty  A Lands

Accordlng  to  Density TOtal  I
Low  Densltv  Residential 71.30 17.1% 34 €.18 819'A 417.48
Medium  Density  Residential

_l )enslty  Residential

Total

42.16 ss.3% 0.30 0.'7"A 42.46
36.60 66.4% 28.34 43.P/. M.94

i60.08 ?8.6'& 374.82 71.4% 624.88

Priority  B Lands

Annexed  into  the  City

Since  1984

% of  Total  Priority  B Lands

Accordlng  to  Density

Not  yet  annexed

Into  the  City

% of  Total  Prlortty  B Lands

According  to  Density Total
Low  Density  Residential 31.97 20.8o/i 121.86 79.?A 163.82
Medium  Density  Residentlal 0.00 0.00 0.00
High  Denslty  Resldential 3.88 *OD.O% 0.00 O.O% 3.88
Total 35.85 217'/o 121.85 77.3% 167.70

Priority  C Lands

Annexed  Into  the  Clty

Slnce  1984

% of  Total  Pdortty  C Lands

Accordlng  to  Denslty

Not  yet  annexed

Into  the  City

% of  Total  Priority  C Lands

Accordlng  to  Density Total
Low  Density  Residential 27.28 7.2'/@ 363.39 92.8oA 380J37
Medium  Density  Resldentlal 0.00 0.00 0.00
High  Denslty  Res@dentlal 0.00 0.00 0.00
Total 27.28 7.2% 363.39 918"A 380.67

TABLE  2: DENSITY  CLASSIFICATION  ACCORDING  TO  ANNEXATION

I tstai  rSyyyihi  Dzia=ffdzby#ie/

Annexed  Into  the  Clty % of  Total  lDR  Lands Not  yet  annexed % of  Total  LDR  Lands

g'tyyyaynaay  l%l  l'%lill%;lllallllll

Priority  A Lands 71.30 64. €% 346.18 411% 417.48
Priorlty  B Lands 31 .97 24.6% 12t86 14.8% 163.82
Priority  C Lands 27.28 20.9% 363.39 43.0"jGi 380.ff
Total 130.66 100.0"A 82142 100.PA 961.97

j

,Medium  Density  Residential

Annexed  into  the  City

Since  1984

% of  Total  MDR  Lands

According  to  Annexation

Not  yet  annexed

into  the  City

% of  Total  MDR  Lands

According  to  Annexation Total
Priority  A Lands 411 € 100.OY@ 0.30 100.O% 4148

0.00 O.OoA 0.00 0.0"/i 0.00
0.00 O.O% 0.00 0.0"/@ 0.00

42.16 l00.OoA 0.30 100.O'A 4146

h*,,t  Density  Residential

Annexed  Into  the  City

Slnce  1984

% of  Total  HDR  Lands

According  to  Annexation

Not  yet  annexed

into  the  City

Y. of  Total  HDR  Lands

According  to  Annexatlon Total
Prlorlty  A Lands 36.60 90.4% 28.34 100.O% €4.94
Prlorlty  B Lands 3.88 9.6% 0.00 0.0"'/e 3.88
Priority  C Lands 0.00 O.O% 0.00 O.O% 0.00
Total 40.48 100.O% 28.34 100.0'/@ €ffi.82



TABLE  3: PRIORITY  'A'  AREA  ACC:ORDIN(I  TO Su  OF PROPERTY TABLE  4:  PRIORITY  'B'  AREA  ACCORD1N €3 TO Su  OF PROPERTY

Pdortty  B  - LDR

Armm LQ

ffii>10a 1 50.0% 26.5 80.8%

m  bswmi6  and  10  smx 1 50.0% 6.34 19.2%

Pmpatks  < 5 aeaw o O.O% 0.00 O.O%

'Priorrty  A - LDR

A7ylgBsl €Lmlm % ! m

Propls@  > 10  aey* 2 9 5% 41.37 58.0%

Proo*rtffia  b* €w*n  6 and  10  aerx o O.O% 0.00 O.O%

ig 90.5% 29.93 42.0%

Mottff  B - LDR

NotY*tAnnqxW *mt.ots 5QrlQt!4, !>up % ors*

Pmp*nM  > 10  saw 1 21% 11.59 9 5%

Pmpmlz  bmsan  5 and  10  aay 8 115% 38.84 319%

Pmpa'  < 5 aens 41 a5.4% 71.42 5a.6%

Priority  A - LDR

NotYetAnmx*d #orto8 % orton $#f % Qrek*

Prop*ni*a  > 10  aaw 6 6 5% 124.67 36.0%

Propmm  tm'n  5 and  10  a 8.7% 56.57 16.3%

Properties  < 5 acres 78 84.8% i65.04 47.7%

Prkdty  B  - MDR

AnfmW #orto8 % often eke % Qf6:*

P  > 40 e o 00% 0.m O.O%

Thopmffii  bawxn  5 and  10  w o O.O% 0.00 O.O%

P  < 5 aetx o O.O% 0.00 O.O%

Priorq  A  - MDR

Annexed north %oftoh a: % of!Av

Prop*nm  > 10  aery 2 e8.7% 37.16 aa.l%

Propatffia  bmem  6 and  10  aa'a'a 1 33.3% 5.00 11  9%

Propertks  < 5 o O.O% 0.00 O.O%

%mq  B - MDR

NQt Yet  Ann*?Ml *ort0 %qf €.qn eke %Qre8e.

PblOm o O.O% 0.00 O.O%

Pmp  bdwmi5  am  10  o O.O% 0.00 O.O%

 < 6 wry o O.O% 0.m O.O%

Priority  A  - MDR

Not  YetptlrBezld # ortqts  _ , % ortq8 @$9 % ore@*

Prop*n  > 10  wry o O.O% 0.00 O.O%

Propmffii  b  5 and  10  sxx o O.O% 0.m 00%

Prorxin  < 5 amw 1 100.O% 0.30 iOO.O%

f%ay  B  - HDR

Armml *orton % orto €* e@* %Qr6k*_

f%pmm  > 10  wry 1 100.O% 3.aa 100.O%

Piulffii  d*  S  10  o 0.0% 0.00 O.O%

Pm  < 5 s o O.O% 0.00 O.O%

Priority  A - HDR

Annmsl flqrtm % qrton m % or!Mz*_

Prop*nkn  > 10  aens 1 6.3% 11.12 30.4%

Progenies  b  6 gd  10  aa'*a 2 12  5% i3.25 36.2%

Prooertlw  < 5 13 ai  .3% 12.23 33.4%

F%%t% B - HDR

rb

 > 10  acns o O.O% 0.00 O.O%

.rTgp@Ill@!l  lfflllffiffll  J  ffllll  Ill  €lGlff

%opmM  < 6 o O.O% 0.00 O.O%

PriontyA-HDR

tvot  Ye_tA__nnfflm!l %t ffdzx !iJfSjt!

Propeni*i  > 10  very o O.O% 0.00 O.O%

Propertffii  bsmwn  5 and  10  wry o O.O% 0.00 O.O%

Proo*niz  < 5 aery ia 100.O% 3.34 100.O%

F  B  - Tom

Anrmea t! qrg.on % arts @msi % Wake

Pmp*ma'aalOa 2 86.7% 30jl 82  as

rl  W  Am  uva  li  ffl  % I V s  n

 < 5 o O.O% 0.00 O.O%

Priority  A  - Tofa/

4qnezed f*qrl,ats %ortqh, OjKt 5  Qfek*

Prop*nffi*  > 10  am'y 5 12.5% &9.65 59.7%

Propmtffii  bs  5 am  10  w 3 7 5% 1825 12.2%

Prop*nhei  < 5 32 80.0% 4116 28 1%

F  B - Toud

M 5 6

 > 10  e 1 21% 11.59 9 5%

 ba  6 a'd  10  eetx 6 i2.5% 38.84 31.9%

P  < 5 hams 41 a5 4% 71.42 58.6%

LQfffl_ m SJLda

IProp*n > 10  saw 6 5 4% 124.57 33.2%

'Propenhi  bmssn  s and  10  smx a 7.2% 56.57 15  1%

iPropenffi*  < 5 eerx 97 87 4% 193.N 51.7%



TABLE  5:  PRIORITY  'C'  AREA  ACCORDING  TO  SIZE  OF  PROPERTY TABLE  6:  RESIDENTIAL  AREAS  ACC:ORDING  TO  SIZE  OF  PROPERTY

LD/?  - Tom/

Armml :

Pmpm  > 10  4 14  3% 85.93 65.3%

Pm@mt  bsmmi5  and  10  2 7.1% 14.13 10  7%

Pmp*nm  < 5 aiam 22 78.es 31.49 23.9%

Prmrtty  C  - LDR

A flsdJJm %JfJbv

Propen  > 10  aetx 1 20.0% 17.93 65.7%

Prt'm*nffis  bs'wm  5 and  10  1 20.0% 7.79 2affi&

3 60.0% 1.56 5.7%

LDR  - Tom/

NotY*tAnmxW f!qrtm ,,% Ort €m,,,, O# € % Qrek*

p  > 10  s 13 5.9% 296.03 36.0%

 bmm*n  5 and  10  28 12  8% 177.13 21 6%

PmpmM  < 5 same 178 ai  3% xa.:m 42  4%

Priority  C - LDR

hotY*tAnm;M *qftm 5  orton O#I_ %.gr8k*

Prop*rtffii>lO 6 7.8% 159.87 45.2%

Prop*nkn  bmem  5 and  10  s 14 17.7% 81.72 23.1%

Propertffia  < 6 s 74.7% ffl.80 31 fl

MDR  - Tom

AntmW fflorton ,%orto8 eke %orak*

 > 10  2 68.7% 37.1el a8.1%

Pmpst  b  5 and  10  1 33 3% 5.00 11 fl

%  < 5 o O.O% 0.00 O.O%

PriodQ(  C  - MDR

AnmXW #ofg.gn Soften 3k* % r;ir6k*

Prop*nmalOaay o O.O% 0.00 O.O%

Propertm  b  5 snd  10  satx o O.O% 0.00 00%

Propmm  < 6 mr*a o O.O% 0.00 O.O%

MDR-  ToW

NotY*tAnmm *ortm % orton 6k* '!& or!A*

Pmp*nmiblOmms o O.O% 0.00 O.O%

 tmwwi5  and  10  aam o OJY4 0.00 O.O%

'%  < 5 1 100.O% 0.30 100.O%

Priority  C  - JVDR

N_ot  Y*tAnrmm/ *qrtoffl % qrtm. ek*_ % Qrek*

Prop*ilmalOm'y o O.O% 0.00 O.O%

Prop*nm  b  5 and  10  o O.O% 0.00 O.O%

Promnm  < 5 mna o O.O% 0.00 O.O%

Priorfly  C  - J'lDR

An(3x@5i *Wton 5  qrlqr, eke %..or6kq_

Propanm>10s o O.O% 0.00 O.O%

Proynm  bswm  5 and  10  wrtx o O.O% 0.00 O.O%

PropalAai  < 5 eetx o O.O% 0.00 O.O%

HDR  - Tobd

Anmxwl fiortqh 'A  art's Iff % 97688

P>10aana 2 11 8% 15.00 37.1%

 bmmn  5 and  10  2 * i as 13.25 32.7%

 < 6 13 76  5% 12.23 30.2%

Priority  C  - J!fDR

'_N_or %sdj :h

Proo*n>lOae o O.O% O.OO O.O%

Proo*nm  bmmm  6 and  10  o O.O% €).00 00%

Propatm  < S aa o O.O% 0.m O.O%

HDR  - Tofa/

%MJJnL am

PmpmtM  > 10  o O.O% 0.00 O.O%

Pmpatbi  b  5 and  10  o O.O% 0.00 O.O%

%  < 5 amn is 10D.O% 2834 lm.O%

Priority  C - ToW

4rtnexW *ortmt % qrto8 m %_oreb*_

Proparlm)lO*m'i 1 20.0% 17.93 65.7%

Prop*nm  bmmn  5 and  10  1 20.0% 7.79 2a8%

Propenk*s  < 5 sent 3 80.0% 1.58 5.7%

Tohd  - R*sklen%

Anmx*d *ortm %ort €m= lm % great

 > 10  @ a 16  7% 13a.09 64  5%

PFffi@  t)  S and  10  *I s 10.4% 32.38 15  1%

 < 5 acns 35 72.9% 43.72 20.4%

!U2 '5JL a!

Prop*  > 10  6 T.(!% i59.a7 45.2%

Propsn  tm*mn  5 and  10  14 17.7% 81.72 23.1%

Propenm  < 5 sg 74.7% ffl.80 31.6%

Toad  - Reskien%

M i 5JLat

p  % 40 13 5 5% 29el.03 34Jn&

famp*  behman  6 and  10  serx 28 it  as m.i3 20.el%

 < 5 aens 197 a2.8% 376.90 44 3%
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APPLICMVT'S  REQUEST:

The applicant  is requesting  approval  for  a 209 lot  planned  unit  development

subdivision.  The subdivision  includes  eleven  public  roads,  and the dedication  of  a

5.09 forested  parcel  for  a park.

II. ,4faPuC,481  CRI7!m.

A.  City  of  Canby  Code  Section  16.62.020

This  is a quasi-judicial  land  use application.  Applications  for  a subdivision

shall  be evaluated  based upon  the following  standards  and critena:

Conformance  with  the text  and applicable  maps of  the Comprehensive

Plan.

Conformance  with  other  applicable  requirements  of  the land

development  and planning  ordinance.

The overall  design  and arrangement  of  lots  shall  be functional  and shall

adequately  provide  building  sites, utility  easements,  and access facilities

deemed  necessary  for  the development  of  the subject  property  without

unduly  hindering  the use or development  of  adjacent  properties.

Odier  Applicable  Policies  and Regulations:

R aty  of  Canby  General  Ordinances.

16.16

16.60

16.70

16.76

16.86

16.88

R-1 Low  Density  Residential  Zone

Major  and Minor  Partitions  (Subdivisions)

(especially  16.64,  Subdivision  Design)  ,

Planned  Unit  Development  and Condominium  Regulations

Requirements  (Planned  Unit  Developments)

Street  Alignment

General  Standards

fll.  FINDINGS:

A. Backgmund  and Relationships

The subject  parcel  is located  south of  S.E. Township  Road,  between  Trost

Elementary  School  to the west  and the Molalla  Forest  Road  to the east.  A 5.09

acre forested  piece  of  land  is proposed  to be dedicated  to the City  for  park

purposes.  A new  local  road network  will  be constructed  with  the proposed
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subdivision,  accessing  onto  S.E. Township  Road. The  proposed  209  lots,

varying  in size between  6,030  square  feet  to 9,877  square  feet,  area  a part  of  a

Planned  Unit  Deveiopment,  which  permits  reduced  minimum  lot  sizes  while

maintaining  an overall  lot  size  average  of  at least  the zone's  minimum  of  7,000

square  feet.

The property  is currently  not inside the City limits. The property  is under

application  for annexation  into the City (ANN  95-01). Because the proposed

subdivision  cannot be approved  without  the annexation of  the property  being

approved, the review  of this application  will  be contingent  upon  an approval  of

the annexation.

Comp*hensive  Plan  Consistency  Analysis

Ciazen  Involvement

a GOAL:  TO  PROVIDE'ffiE  OPPORITJNITY  FOR  CITIZEN

INVOLVEMENT'fflROUGHO[JT  THE  PLANNING

PROCESS

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  No.

1, and  to re-emphasize  the city's  commitment  to on-going

citizen  involvement.

Policy  #2:  Canby  shall  strive  to eliminate  unnecessarily  costly,

confusing,  and time  consuming  practices  in the

development  review  process.

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.

ANALYSIS

1.  The  notification  process  and public  hearing  are a part  of  the

compliance  with  adopted  policies  and process  regarding  citizen

involvement.  The  Planning  Commission  seeks input  of  all citizens  at

the public  hearing  of  all applications.
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2. The Planning  Commission  adheres to acting upon  applications  within

a sixty (60) day time period from the date of  determination  of  a

complete application.  Any continuation  of  the review  period is done

with  the approval of  the applicant,  or through  admission of  new

information  into  the review  process.

3. The  review  of  the contents  of  the Comprehensive  Plan  is not
germane  to this  application.

iL  Urban  Growth

ffi GOALS:  I) TO  PRESERVE  MVD  MAINTAIN

DESIGNAIED  AGRICULTURAL  AND

FOREST  IANDS  EY  PROTECIING  7WAf

FROM  URBANIZATION.

2) TO  PROVIDE  ADEQUATE  URB,4N/%,4B1

aEA  FOR  THE  GROWTH  OF  7W  C17T,

WITHIN  THE  FRAMEWORK  OF  ,4/V

EFFICIENT  SYSTEff  FOR  THE  TRANSITION

FROM  RURAL  TO URBANIAND  USE.

Policy  #1: Canby shall coordinate  its growth  and development  plans

with  Clackamas  County.

Polig  #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.

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.

ANALYSIS

1.  The  property  is entirely  within  the Urban  Growth  Boundary.  The

City  has sought  the County's  input  regarding  the  impact  of  the

subdivision  on the adjoining  County  road,  S.E. Township  Road,

Additionally,  the County's  input  has been sought  regarding  the

property's  annexation  application.  If  approved  by the Planning

Commission,  the approval  will  be contingent  upon  the property's

annexation  into  the City.
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2, No  changes  to the Urban  Growth  Boundary  are proposed  widi  this

application.  The  property  is currently  being  used agriculturally,

however,  it is fully  within  the current  Urban  Growth  Boundary  and has

been acknowledged  for  'future'  urbanization.

3. All  necessary urban services are, or will  be available  for  the

subdivision  (see discussion under Public Services Element).  The

subdivision  will  not be permitted  unless annexation of  the property

occurs, Public  Services, as a matter of  policy,  are not extended  to

properties  that are not inside the City limits,  and the services  needed  for

a subdivision  are not  available  through  the County.

iiL  Land  Use  Elemnt

N GOAL: TO  GUIDE  THE  DE7/ELOPMENT  AND  [JSES  OF

LAND  SO  77ffT  7WY,4j'l  ORDERLF;  EFFlClm7;

AESTHETICALLY  PLEASING  fflD  SUITABLY

REI-4TED  TO ONE  ANOTHER.

Policy  #1 Canby  shall  guide  the course  of  growth  and development

so as to separate  conflicting  or incompatible  uses, while

grouping  compatible  uses.

Policy  #2 Canby  shall  encourage  a general  increase  in the intensity

and density  of  permitted  development  as a means  of

minimizing  urban  sprawl.

Policy  #3 Canby  shall  discourage  any development  which  wall

result  in overburdening  any of  the community's  public

facilities  or services.

Policy  #4:  Canby  shall  limit  development  in areas identified  as

having  an unacceptable  level  of  risk  because  of  natural

hazards.

Policy  #5 Canby  shall  utilize  the land  use map as the basis  of

zoning  and  other  planning  or public  facility  decisions.

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  'd'ie use

and development  of  these  unique  areas.
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ANALYSIS

1. The parcel  is currently  zoned  E.F.U.-20,  Exclusive  Farm  Use - 20

acre minimum  lot  size. Under  the County's  regulations,  subdivision  of

the this property  is not  permitted.  The subdivision  of  this property  can

only  occur  if  the property  is annexed  into  the City.  An annexation

application  has been submitted  (ANN  95-01). Upon  annexation  into  the

City,  the property  will  be zoned  R-I,  Low  Density  Residential,  The

Comprehensive  Plan  land  use designation  of  the subject  parcel  is Low

Density  Residential,  which  is consistent  with  the zoning  and the

proposed  development.  The proposed  development,  with  the Planned

Unit  Development  designation,  is permitted  within  the zone.  The

current  use of  the property  is farming  - of  hay/grass.

Without  some form  of  buffering,  the proposed  development  is not

compatible  with  the majority  of  the surrounding  land  uses. The

Comprehensive  Plan  has designated  properties  to the north  and east as

industrial  land.  Current  use of  the properties  to the south  is agricultural,

Residential  uses are not considered  to be compatible  with  industrial  and

agricultural  uses. The properties  to the north  have not  yet  been

developed,  while  the property  to the east, located  outside  the cunent

City  limits,  has an industrial  use - metal  fabrication  and storage.  When

the industrial  properties  to the north  are developed,  buffering  will  be

required.  While  it is not customary  for  residential  properties  to provide

buffering  against  future  industrial  uses, it may be beneficial  for  the

future  residents.  The current  industrial  use to the east has expressed

concern  of  new  residents  of  the proposed  development  creating

difficulty  for  the continued  use of  that  property.  This  is a compatible

use issue.  The current  use of  the property  to the east does generate

noise  - outdoor  storage  and loading  activity,  machinery,  and the air

ventilation  system.  Additionally,  the Molalla  Rail  Spur  is immediately

east of  the development  property.  This  rail  line  is not used significantly

and is not  expected  to generate  significant  noise  often.  A solid  wall  can

provide  significant  sound  buffering  as well  as some visual  buffering  for

the new  residents  of  ffie proposed  development.

Immediately  to the west  is the Trost  Elementary  School.  The proposed

development  is considered  to be compatible  with  the school.  To the

south  is agricultural  land  that is within  the Urban  Growth  Boundary.  A

fence  along  the school's  property  boundary  with  the proposed

subdivision  has been requested  by the school. It  is an appropriate

request  to assure that  access to the school  grounds  is restricted  to

appropriate,  planned,  and known  access points.

The property  to the south  is in the "Priority  C" area for  annexation  and

is therefore  not expected  to be annexed  and developed  in the very  near

future,  unless  adequate  findings  are made to qualify  for  an exception  to
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the Comprehensive  Plan's  phasing  plan (Urban  Growth  Element,  Policy

3).  The property  to the southwest  applied  for  annexation  last year

(ANN  94-01 and ANN  94-02),  both  applications  were withdrawn,

Agricultural  and residential  uses are often  considered  to be

incompatible.  A fence  to inhibit  pedestrian  traffic  onto neighboring

agricultural  fields  will  be helpful.  The residents  of  this  proposed

development  may be subject  to the negative  impacts  that the existing

agricultural  operation  to the south  might  have,  such as blowing  dust
while  plowing  and harvesting,  and the spread  of  fertilizer.

The proposed  development  density  (6.7 lots per developable  acre)  is

higher  Uhan that  of  the comprehensive  plan standard  calculation  used to

estimate  the amount  of  area that is needed for  low  density  residential

areas (4.7 lots per developable  acre, p.36).  This  density  is also higher

than those of  the nearby  subdivision  developments:  Township  Village  5

(5.1 lots per developable  acre),  Township  6 (6.1 lots per developable

acre),  Township  7 (5.6 16ts per developable  acre),  Valley  Farms  I(5,5

lots per developable  acre),  Valley  Farms  n (5.8 lots per developable

acre),  Valley  Farms  m (5.2 lots per developable  acre).  Developable

acres does not include  streets or park  land dedication.  This  proposed

subdivision  development  is not immediately  adjacent  to any  other

subdivision  development.  The calculations  used in the Comprehensive

Plan are "average"  densities  with  the assumption  that the lot  sizes  will

vary  considerably.  Page 35 of  the Comprehensive  Plan describes  a wide

range  of  lot  sizes and the methods  recommended  to achieve  them,

2. The density  of  the subdivision  is higher  than  what  the

Comprehensive  Plan  had calculated  as averages  for  low  density

residential  development.  There  are many  portions  of  the City  diat  had

previously  been developed  at densities  much  lower  than what  the

Comprehensive  Plan  has generally  outlined.  Additionally,  the single-

family  residential  developments  that  have occurred  in medium-  and

high-density  residential  zones (Rebecca  Estates  (R-1.5),  Morse

Additions  1 and 2 (R-1.5),  Township  Village  1,2,4,5,6  (R-1.5),

Township  Village  3 (R-1.5/R-2))  have lowered  the overall  average

residential  density  of  development  below  what  the Comprehensive  Plan

has calculated  for  the purposes  of  estimating  the amount  of  land  needed

for  low  density  residential  areas.  Residential  developments  that  have

higher  densities  than the Comprehensive,Plan  has calculated  (Deininger

Farms,  Township  7, Valley  Farms  1,2,3,  Redwood  Meadows)  help  to

balance  out  the overall  average  residential  density  of  development.

3. Request  for  comments  have been sent to all public  facility  and

service  providers  (see discussion  under  Public  Services  Element).

4. No natural  hazards  have been identified  on the subject  property.
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5. The  potential  zoning,  after  annexation,  of  the property,  R-1,  Low

Density  Residential,  is consistent  with  the Land  Use Map  designation

for  the property  (Low  Density  Residentii).  The minimum  lot  size for

parcels  in the R-1 zone is 7000 square feet.  A planned  unit

development does not have a minimum  lot size, however,  the average

lot size must not be less than 7,000 square feet. The average  lot  size

for the development (including the park dedication)  is 7,570  square  feet.

6. The subject property  is not identified  as one of  the "unique"  sites or
"areas  of  special  concern".

Environmental  Concerns

ffl GOALS:  TO PROTECTIDENITFIED  ff,41T7u  g

HISTORICAL  RESOURCES.

TO PREVENT  ,4/j?,  WATER,  LAND,  A)'VD NOISE
POLLUTION.

TO PROTECT  IIVES  AND  PROPERTY  FROM
NATURAL  H,42'aDS.

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.

Policy  #I-R-B: Canby  shall encourage  the urbanization  of  the

least productive  agricultural  area wittffn  the urban

growth  boundary  as a first  priority.

Policy  #2-R:  Canby  shall  maintain  and protect  suface  water  and

groundwater  resources.

Policy  #3-R:  Canby  shall require  that all existing  and future

development  activities  meet  the prescribed  standards  for

air, water  and land  pollution.

Policy  #4-R:  Canby  shall  seek to mitigate,  wherever  possible,  noise

pollution  generated  from  new  proposals  or 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.

Staff  Report

SUB  95-01

Page  8 of  33



Policy  #6-R:  Canby  shall  preserve  and, where  possible,  encourage

restoration  of  historic  sites and buildings.

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

Policy #8-R: Canby shall seek to preserve and maintain  open  space

where appropriate, and where compatible with  other  land
uses.

Policy  #9-R:  Canby  shall  attempt  to minimize  the adverse  impacts  of

new  developments  on fish and wildlife  habitats.

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

Policy  #2-H:  Canby  shall  continue  to participate  in and shall  actively

support  the federal  flood  insurance  program.

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.

ANALYSIS

1-R-A.  With  the annexation  of  the property,  the agricultural  nature  of

the property  is considered  to be insignificant  and the development  of  the

land  is appropriate.  Arguments  regarding  the development  of

agricultural  land  are addressed  in the annexation  application  and review
(ANN  95-01).

l-R-B.  With  the annexation  of  the property,  the land  is no longer

consideied  to be agriculturally  productive  land  and development  at this
time  is appropnate.

2-R. The storm  water  drainage  of  the subject  property,  except  for  the

drainage  for  the public  streets,  is handled  on-site.  All  drainage  will  be

handled  with  dry wells.  Clackamas  County  reviews  storm  water

management  and compliance  with  the Federal  Clean  Water  Act,  for  each

individual  lot  upon  development  of  that  lot.  The street  drainage  is

reviewed  by the City.

3-R, The existing  use has not created  a known  pollution  problem.

Construction  activity,  the development  activity  directly  related  to

residential  development,  is required  to comply  with  prescribed  standards

for  air, water,  and land  pollution,  through  the building  permit  process.

Storm  water  drainage  is mentioned  in the above  2-R,
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4-R.  Noise  will  be expected  as a result  of  residential  constnuction.

There  is existing  noise  that  is generated  by the adjoining  industrial

activity  to the east. A conflict  may  arise  by placing  residents  in the

proximity  of  the existing  noise. Mitigation,  at least  in a partial  sense,  is

possible  with  the construction  of  a six-foot  wall  along  the eastern

boundary  of  the subdivision  development.

5-R. The subject property  is not a sand and gravel operation,  nor  will

the proposed partition  or future use of  the land hinder  any sand  and

gravel operation. There are no sand and gravel operations  within  the
City  limits.

6-R. There  are no historic  buildings  on or around  the subject  property.

The subject  property  and surrounding  properties  are not  historic  sites,

7-R. Residential  development  will  affect  the scenic  and aesthetic

quality  of  the City.  Open  farm  land  is considered  to be a positive

scenic  and aesthetic  quality.  However,  urbanization  of  land  within  the

Urban  Growth  Boundary  is permitted.  The  review  of  that  development

takes  into  consideration  the scenic  and aesthetic  quality  of  that

development.  Further,  a five  (5) acre forested  parcel  has been dedicated

to the City  for  park/open  space.  Street  trees  will  be provided  as a part

of  the subdivision  and will  help  to improve  the scenic  quality  of  the
areas

8-R. The  subject  property  is considered  to be open  space  at this  time.

Preservation  of  the full  property  in perpetuity  is impractical.  The

proposed  dedication  of  the five  (5) acres  on the south  side  of  the

proposed  development  will  preserve  a reasonable  portion  of  the overall

development  site as open  space.

9-R. No  wildlife  or fish  habitats  are known  on the subject  property.

l-H.  The  subject  property  has no steep slopes.

2-H.  The  subject  property  is not  in a flood  zone.

3-H.  The  subject  property  has Latourell  loam  soil,  which  is a deep,

well-drained  soil.  A very  small  section  of  ttie subject  property,  in ttie

extreme  southeastern  portion,  has Canderly  sandy  loam  soil,  which  is a

deep,  somewhat  excessively  drained  soil.  No  expansive  soils,  shallow

topsoil,  high  water  table,  or other  potential  risks  associated  with

cons'miction  on the subject  property  have  been  identified.
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TiuiihpOi  Wiou

a GOAL: TO  DET/ELOP  AND  MAINTAIN  A

TRANSPORTATION  SYS7E'ff  CH  IS  SAff,
C(HVVENIENTAND  EC(MOMICAL

Policy  41: 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.

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.

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

Policy  #4:  Canby  shall  work  to provide  an adequate  sidewalks  and
pedestrian  pathway  system  to serve  all residents.

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.

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.

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

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

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

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

Policy  #12:  Canby  shall  actively  promote  improvements  to state

highways  and connecting  county  roads  which  affect

access  to the city.

ANALYSIS

1, The  City  has adopted  a Transportation  Master  Plan  that  specifies  the

City's  responsibilities,  and acknowledges  the County's  and State's

responsibilities  for  improving  existing  roads  due to normal  travel  wear.

The  Transportation  Master  Plan  also recognizes  that  as vacant  property

abutting  a road  in need  of  improvement  develops,  the development  is

responsible  for  the necessary  improvements.

2. Township  Road  is a collector  street  according  to the City's

Transportation  Master  Plan.  Township  Road  is a County-maintained

road,  Township  Road  will  provide  the development's  only  access  at the

present  time.  Eventually,  a local  road  connection  will  be made  to S.E.

13th  Avenue  through  the development  of  the properties  to the south.

The  layout  of  the subdivision  accounts  for  the future  development  with

S.E. 10th  Avenue  and S. Vine  Street  abutting  the properties  to the

south.  All  local  roads  within  the proposed  subdivision  will  need  to be

constructed  to the City's  local  road  constniction  standards.

Township  Road  will  need  to be improved  to collector  street  standards.

Half-street  improvement  to the collector  street  standards  for  the  full

frontage  of  the subject  property  along  Township  Road,  is the

responsibility  of  the developer  of  this  subdivision.  The  construction  of

S,E, Township  Road  will  need  to conform  to the City's  and  the  County's

road  construction  standards  set for  a collector  street,  which  include

curbs,  sidewalks,  bike  lanes,  and street  trees.

A traffic  study  (exhibit  3) has been  completed  for  the impact  of  the
traffic  generated  by the proposed  subdivision  on the intersections  of  S.E.
Township  Road  and S. Redwood  Street,  S.E. Township  Road and S. Ivy

Street,  and S. Redwood/Pine  Street  and Highway  99-E. The summary

of  the traffic  study  is as follows:

1. The  proposed  project  is not  expected  to have  an adverse  tmpact

on any of  the study  intersections.
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2. For  existing  plus other  pianned  development  plus  site-generated

traffic,  no improvements  are required  to any of  the study  area

intersections.  The intersection  of  Township  at Ivy  currently

meets  70 percent  of  the standard  signal  warrants.  Since  the

background  plus site-generated  traffic  volumes  will  result  in

level  of service  D, which  is considered  an acceptable  level  of

service  for an unsignalized  intersection,  a traffic  signal  is not
recommended.

3. The development  frontage  along  Township  should  be improved

to a half-section  width  which  meet the Canby  Collector  street

design  criteria,  providing  sidewalks  and bike  lanes.

4. The primary  site access to the proposed  project  will  be from  two

future  streets (Street  A and Street  B) intersecting  Township

Road. The majority  of  site traffic  will  utilize  Street  A.  both

intersections  should  be controlled  by STOP  signs.  Since  Street

A will  be the only  proposed  access to a majority  of  the

residences,  a third  access for  emergency  vehicles  should  be

included  for  the project  site.

5. Left-tum  lane warrants  are not  satisfied  at the intersection  of

Township  road at Redwood  Street  or the future  intersections  of

Township  with  Street  A and Street  B for  the background  plus

site-generated  traffic  volumes.

6. Sight  distance  was visually  observed  on Township  between

Redwood  Street  and the railroad  crossing  and found  to be

satisfactory  for  the future  Street  A and Street  B intersections.

The County  has requested  and been sent a copy  of  the traffic  study

before  they  respond  to the City's  request  for  comments.  One of  their

primary  concerns  is regarding  the site distance  along  Township  Road

where  the proposed  subdivision's  local  streets  access Township  Road.

The traffic  study  has addressed  this concem  and the findings  are located

in summary  statement  number  6. The County  has responded  requesting

a number  of  conditions  of  approval.  The first  states that  the ultimate

paving  width  of  Township  Road  will  be 36 feet.  However,  the

improvements  that  have  been approved  and constnicted  along  this

portion  of  Township  Road  indicate  an ultimate  paving  width  of  44 feet.

Further,  the County  states that  the right-of-way  width  for  Township

Road  is 40 feet.  The County's  Tax  Assessor's  maps,  in addition  to other

development's  construction  plans,  indicate  that  the right-of-way  width

for  Township  Road  is 60 feet.  The County  has maintained  a desire  for

an ultimate  right-of-way  width  of  70 feet, however,  this  amount  of

right-of-way  is unnecessary  according  to the City's  standards  as found  in
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the Transportation  Master  Plan (collector  and arterial streets'  right-of-

way widths are a maximum  of  60 feet). The County  is requesting  that  a

one-foot  reserve plug be dedicated (it is our guess that the dedication

would  be to the County)  to control private access onto Township  Road.

This type of  dedication  has never been requested by the County  in

similar  situations  regarding  the Township  Village  subdivision

developments on Township Road and S.E. 13th Avenue (another  County

Road), nor for the Valley Farms subdivision  development  on S.E. 13th

Avenue. The recommended  conditions  of approval, should  the

application  be approved by the Planning  Commission,  include  a

restriction  against private  access onto Township  Road from  the

residential lots. This has been sufficient  in the past for restricting

access and is expected to be sufficient  for this development.  The

County has stated a desire for a left-tum  lane on Township  Road  for  the

intersection  of S.E. Township  Road and S. Ivy Street. The traffic  level

of service will  be "D"  and a left-tum  lane is not specifically  warranted.

Street trees are required  as a part of land division  development,  The

location of  the planting  of the trees needs to be both compatible  with

the placement  of  the utilities  for the subdivision  and such that  the  trees

have adequate room to grow. For Township  Road, if  a wall or fence  is

constructed  for the subdivision,  the trees need to be located on the street

side of  the wall. For the local streets, with the right-of-way  width  of

forty (40) feet and the paved street width  of  thirty-six  (36) feet,  and  the

provision  for sidewalks,  there is not a lot of extra right-of-way  space.

In order to accommodate  utilities  and street trees, with the limited  right-

of-way  space street trees are to be planted eleven (11) feet behind  the

curb. A tree-planting  easement has not been proposed behind the right-

of-way. If  one is provided,  it will  allow  the City to plant the trees,  if
the developer  pays for  the cost at $75 a tree. Otherwise,  if  the

developer desires to have the City plant the trees, the cost is $165 per

tree. The number  of  trees required will  be according  to the trees

selected, generally  one per lot. Larger  trees need more  space,  and

therefore, fewer  will  be planted than smaller  trees. The type of  trees  to

be planted, and spacing requirements,  will  be according  to the

Recommended  Street  Tree  List.

3. There are two major  intersections  near the subject property,  the
intersection  of S.E. Township  Road (a collector)  and S. Ivy Street (an
arterial), and the intersection  of S.E. Township  Road (a collector)  and S.
Redwood (a collector). At this time, the intersection  of S.E. Township
Road and S. Redwood  Street is not considered to be a "problem
intersection".  The intersection  of S.E. Township  Road and S. Ivy

Street is considered  to be a 'lproblem  intersection".  The City has
adopted a Transportation  Systems Development  Charge (SDC).  This
subdivision  development  will  contribute  to the improvement  of  that
intersection  through  the SDC at the time the individual  homes are

constructed within  the subdivision.
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The  level  of  service  for the Township  and Ivy intersection  is currently  C
for  both  the AM  and the PM peak hours. With  the traffic  generated
from  the proposed subdivision,  the level of service will  change from  C
to D, during  the PM peak hour. The traffic  generated from  a number  of
approved  developments  (Oregon Custom Cabinets, Inertia  Systems,
Canby  Transfer  Station, Canby Apartments  - 28 units, Pine Crossing
Manufactured  Home Park - 60 units, Marlon  South Apartments  - 92
units,  Township  Village  Phase VI - 12 lots, Township.Village  Phase Vn
- 33 lots)  will  also be involved  in the traffic  which  will  change ffie level
of  service  from C to D for the PM peak hour. The traffic  generated
from  the combination  of the approved developments  and the proposed
subdivision  will  change the level of service from C to D for both the
AM  and the PM peak hours.

The  general  description  for level of service C is:

Average  delay per vehicle ranges between 20 and 30 seconds
Many times there is more than one vehicle  in the queue
Most  drivers  feel restricted, but not objectionably  so

The  general  description  for level of service D is:

Average  delay per vehicle ranges between 30 and 40 seconds
Often there is more than one vehicle  in the queue
Drivers  feel quite restricted

4,  Sidewalks  will  be required for both sides of  the local streets within
the proposed  subdivision,  and for the south side of  Township  Road
along  the subject  property's  Towiship  Road frontage. The sidewalks
will  be required  to be five (5) feet wideaand placed alongside the curb.
The  sidewalks  will  be looped around mailboxes  and other obm'uctions
to provide  a clear five (5) foot sidewalk.

In order  to provide  unobstructed  use of  the sidewalk,  and to allow for
off-street  vehicle  parking  in front  of the garage, a minimum  distance of
nineteen  (19) feet will  need to be maintained  between the back of the
sidewalk  and the face of the garage, as measured from the outward most
facing  of  the garage. If  the newspaper boxes and/or mailboxes are
located  adjacent  to the driveway  approach, such that the sidewalk is set
back  from  the curb, the minimum  distance is from the back of ttie
sidewalk,  as it meets the driveway,  that is the closest to the house,

The  Molalla  Forest Road, often referred to as the "Logging Road", that
abuts  the subject  property on the east side is owned by the City, The
present  and intended future use of the road is for a walk/bike path and
is considered  to be a part of  the City's bike path system. Access to the
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"Logging  Road"  is proposed  to be from  one walkway  that  is located
approximately  750 feet  from  Township  Road  and approximately  850
feet  from  the southern  property  boundary.  A second  access  point  is
needed  to the Logging  Road"  in order  to provide  better  pedestrian  and
bicycle  access  as well  as to meet  the requirements  of  Section
16.64.030(C)  of  the Land  Development  and Planning  Ordinance,  which
requires  two  pedestrian  ways  for  any block  in excess  of  1200  feet  in
length.  The  access  paths  need  to be located  away  from  the "T"
intersections  in the subdivisions.  This  locational  provision  helps  with  a
safety  concem  regarding  bicycles  exiting  the access  path  onto  the  street.
If  a second  street  is not  available  across  from  the access path,  the
incidents  of  bicycles  crossing  the street  from  the access path  at a
relatively  high  speed  will  be reduced.  The  locations  of  the  pathways
should  be between  lots  24 and 25, and between  lots  32 and 33,

The  blocks  between  S.E. 9th  Avenue  and S.E. 8th Avenue,  and  between
S.E. 8th Avenue  and S.E. 7th Avenue  are longer  than 800 feet
(approximately  1050  feet  and 850 feet respectively)  and therefore  need
to have  pedestrian/bicycle  pathways  to comply  with  Section
16,64.030(C)  of  the Land  Development  and Planning  Ordinance.  The
placement  of  the walkways  will  result  in the adjustment  of  the lot  line
locations  in those  blocks  in order  to accommodate  the 10-foot  wide
walkways.  The  location  of  the walkways  should  be offset  from  each
other  and from  a north-south  street,  namely  proposed  S.E. Pinnacle
Street,  in order  to discourage  bicyclists  from  crossing  7th and 8th
Avenues  at unsafe  speeds.  The  suggested  locations  of  the walkways  are
l)  between  lots  132  and 133,  and lots  120  and 121;  and 2) between  lots
106  and 107,  and lots  90 and 91.

Another  walkway  is proposed  to connect  the subdivision  to the  Trost
Elementary  School  property  to the west.,  This  walkway  is located
between  lots  199  and 200,  In talking  with  the Principal  of  the school,  it
was determined  that  the most  appropriate  location  for  the walkway,
given  the proposed  subdivision  layout,  would  be between  lots  200  and
201.  The  change  in the walkway's  location  will  also provide  an entry
point  that  is not  directly  across  from  a street.

Another  pedestrian/bicycle  access  to the subdivision  will  occur  in
conjunction  with  the connection  of  the proposed  S.E. 10th  Avenue  and
the school's  southeastem  corner.  An  emergency  access  to the school's
eastem  property  line  provides  pedestrian  access  out  to S. Redwood
Street.

No details  have  been  provided  regarding  the construction  of  the
walkways.  A ten (10)  foot  wide  walkway  is required  to provide
adequate  pedestrian/bike  pathways.  Fencing  of  the walkways  and
concrete  or metal  centerpost  to restrict  access onto  the walkway  is also
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needed for  ensuring  that  the walkway  will  be used for  the purposes

designated,  and provide  adequate  privacy  to the adjoining  homes,  The

walkway  needs to be paved  and a handicap  access ramp at the street

curb will  need to be provided  to allow  for  both  wheelchairs  and bicycles

appropriate  access to the walkways.

5. The subject  property  is not  involved  in any possible  overpass  or

underpass  of  Highway  99-E  and the railroad.

6, One of  the traffic  studies  findings  for  the proposed  subdivision  is

that a third  emergency  vehicle  access should  be provided.  The

proposed  subdivision  includes  the provision  for  an emergency  vehicle

access from  Trost  Elementary School's  emergency  access at the

southwestern  comer  of  the proposed  subdivision  onto proposed  S.E.

10th  Avenue.  A barricade  will  be needed  to restrict  regular  vehicular

traffic  from  the proposed  subdivision  from  using  the emergency  access.

In order  to provide  appropriate  traffic  safety,  access onto S.E. Township

Road  will  need to be prohibited  from  individual  lots.  Thus,  access  to

the homes  on the comer  lots at the intersection  of  S.E. Township  Road

and the local  subdivision  roads will  be restricted  to the Iocal  subdivision

road  only.

7, The widening  of  Township  Road  will  allow  room  for  a bicycle  lane.

Additionally,  access will  be provided  to the "Logging  Road"  which  is

also a bike  path.

8, The existing  use and the proposed  use of  the property  have  no

specific  use for  the rail  facilities  that exist  in Canby.

9. The proposed  subdivision  has no bearing  on efforts  to improve  or

expand  nearby  air  transport  facilities.

10.  The mass transit  system  in operation  in Canby  has no direct

bearing  on the proposed  partition.  No future  transit  stops have  been

proposed.  The City  has undergone  a Transportation  Master  Plan  study

which  includes  mass transit  considerations.

11,  The subject  property  is not  near the Willamette  River  and will  have

no effect  on the transportation  potential  or use of  the Willamette  River.

12,  The subject  property  is on a county  road which  serves  as an access

road  into  the City.  The  improvements  to S.E. Township  Road  required

as a part  of  development  of  the property  will  enhance  this  entrance  into

the City.
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Public  Faciliaes  and  Services

Th GOAL-: TO ,4SS[7n  721  PROVISION  OF  A FULL.  RANGE

OF  PUBLIC  fl,4CZ[J7ZES  a  SERF/ICES  TO  MEET

THE  NEEDS  OF  THE  RESIDENTS  ,4NZi  PRUPj'Ki'X
OWNEm  OF  CANEY.

Policy  #l:  Canby  shall  work  closely  and cooperate  with  all entities

and agencies  providing  public  facilities  and services,

Policy  #2:  Canby  shall utilize  all feasible  means of  financing  needed

public  improvements  and shall do so in an equitable
manner.

Policy  #3:  Canby  shall adopt  and periodically  update  a capital

improvement  program  for  major  city  projects.

Policy  #4:  Canby  shall  strive  to keep the internal  organization  of

city  govemment  current  with  changing  circumstances  in

the community.

Policy  #5:  Canby  shall assure that  adequate  sites are provided  for

public  schools  and recreation  facilities.

ANALYSIS

1.  All  needed  public  facility  and service  providers  were  sent  a

"Request  for  Comments"  regarding  this  application.  Positive  responses

have been received  from  the Fire  District,  Police  Department,  Canby

School  District,  the engineer  for  the City,  Canby  Telephone  Association,

Northwest  Natural  Gas, and the Canby  Utility  Board.  All  have

indicated  that  adequate  facilities  and/or  services  are available,  or will  be

made available  through  the development.  The Canby  Utility  Board  has

stated  that  the water  treatment  facilities  are presently  running  very  close

to capacity  during  the warmest  months.  CUB  does state that  expansion

of  the treatment  plant  is now  underway  and should  be completed  w"diin

eighteen  months.  When  the comments  were  retumed  to the Planning

Debarment,  a verbal  confirmation  was received  from  Bob  Rapp,  the

Operations  Supervisor,  that  capacity  to service  this subdivision  proposal

is available.  There  has been no recent  indication,  unofficial  or

otherwise,  of  potential  inadequacy  of  facilities  or service  from  this

provider.  The  Public  Works  Department  and Clackamas  County  have

expressed  concem  regarding  the proposed  subdivision's  traffic  impact

upon  Township  Road.  The traffic  study  that  was conducted  would

appear  to address  their  concerns.
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Easements  for  utility  construction  and maintenance  will  be required,

The Canby  Utility  Board  does not have the information  necessary  to

provide  specific  comments  regarding  the water  and electric  distribution

systems  within  the subdivision.  The water  and electric  utilities,

including  street  lights,  need to conform  to the Canby  Utility  Board

requirements,  and other  utility  provision  and construction  will  need to

conform  to the respective  utility  requirements.  The location  of  fire

hydrants  have not  been located  on the utilities  plan.  The number  and

location  of  the fire  hydrants  will  need to be provided  according  to the

Fire  District's  standards.

The sewer  lift  station  that  is proposed  to be located  at the northeastern

corner  of  the subject  property  will  need to be located  at the southeastern

corner  of  the subject  property.  The southeastem  location  will  allow  the

lift  station  to be utilized  by future  residential  development  to the south

of  the subject  property.  This  change  has been discussed  with  the

proposed  subdivision's  engineers  and the conclusion  was that  the new

location  will  not  create  any difficulties  for  the proposed  subdivision.

The land that  the sewer  lift  station  is located  on shall  be dedicated  to

the City.  This  is necessary  for  proper  control  of  the lift  station.

2, Needed  fpublic  improvements'  range from  street  widening,  curbs,

sidewalks,  street  trees, to intersection  improvement  at S.E. 13th  Avenue

and S, Ivy  Street.  All  of  these improvements  have  been discussed  under

the Transportation  Element  discussion.

3. The City  has adopted  a Transportation  Systems  Development  Charge

(SDC).  The improvements  that  will  be needed  for  the intersection  of

transportation  improvements,  will  be funded  by through  SDC  according

to the City's  Transportation  Systems  Plan.  This  subdivision

development  will  contribute  to those improvements  through  the SDC's  at

the time  that  homes  are constructed  on the subdivision's  individual  lots.

4, The City's  intemal  organization  is noi  germane  to this  application.

5, The City  has adopted  a Parks  Master  Plan in which  appropriate  sites

or areas for  recreation  facilities  are identified.  A 5.09 parcel  of  land is

proposed  to be dedicated  for  park  purposes.  The land  is forested  with

predominately  mature  firs  and cedars and has light  undergrowth.  No

further  dedication  is necessary.  The location  of  the site is in accordance

with  the Parks  Master  Plan  location  for  a mini-park.  The applicant

maintains  that  the City  will  receive  a "special  benefit"  from  the forested

nature  of  the park. The trees on the parcel  should  remain  for  the

purpose  of  the park.  Upon  dedication,  ffie retention  of  the trees would

then be at the City's  discretion.
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vii  Economic

ffl GOAL.a TO DIVERSIfi  AND  IMPROVE  THE  ECONOMY  OF

THE  C/IT  OF  CANEY.

Policy  #1:  Canby  shall promote  increased  industrial  development  at

appropriate  locations.

Policy  #2:  Canby  shall encourage  further  commercial  development

and redevelopment  at appropriate  locations.

Policy  #3:  Canby  shall encourage  economic  programs  and projects

which  will  lead to an increase  in local  employment

opportunities.

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.

ANALYSIS

1. The proposed  development  is not industrial  in nature,  nor  does the

current  zoning  of  the subject  property  allow  industrial  development.

The implementation  measure  A states that  protecting  industrial  areas

from  encroachment  of  incompatible  uses is needed.  The proposed

subdivision  will  allow  residential  uses, a potentially  incompatible  use

with  industrial  uses, to encroach  upon  the existing  industrial  use located

to the east.  Residential  use of  the property  is allowed  according  to the

Comprehensive  Plan,  however,  some buffering  should  occur  to protect

both  the residents  and the existing  industrial  use.

2, The  proposed  development  is not commercial  in nature,  nor  does Uhe

current  zoning  of  the subject  property  allow  commercial  development.

3, Development  of  this site, with  homes,  will  provide  residences  for

Canby  business  owners  and employees,  and also will  provide  a few

employment  opportunities  and expand  the market  for  Canby  businesses.

4. The proposed  subdivision  will  have the effect  of  eliminating,  as

planned  and acknowledged  by the City,  and as approved  with

annexation,  the agricultural  use on the property.
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viiL  Heming

a GOAL: TO PROT/IDE  FOR  THE  HOUSING  rVEEDS  OF  THE

CITIZENS  OF  CANBY.

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.

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,

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.

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.

Policy  45:  Canby  shall provide  opportunities  for  mobile  home

developments  in all residential  zones, subject  to

appropriate  design  standards.

ANALYSNS

1, The location  and size of  the Urban  Growth  Boundary  is not  a part  of

the proposed  application.  When  the Urban  Growth  Boundary  was

designated  and calculations  to determine  the amount  of  land  needed  for

residential  growth,  in 1984  as a part  of  the acknowledged  1984

Comprehensive  Plan,  the subject  property  was counted  for  residential

development.

2. The proposed  development  will  increase  the overall  housing  density,

as the development's  density  is at the high  end of  the potential  for the
property  and higher  than the average  densities  used to calculate  the
amount  of  land  needed  for  low  density  residential  areas called for in the
Comprehensive  Plan,

3, The proposed  development  does not include  higher  density  housing.

4, The proposed  development  does not include  housing  for low income
persons,  although  the smaller  average  lot size may result  tn lower land
costs per lot.
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5. The proposed  development  is not a mobile  home  development,

ix.  Energy  Comervaaon

ffi GOAL: TO CONSERVE  ENERGY  MVD  ENCOURAGE  THE

WON-RENEWABLE  RESOURCES.

Policy  #1:  Canby  shall  encourage  energy  conservation  and efficiency

measures  in constniction  practices.

Policy  #2:  Canby  shall  encourage  development  projects  which  take

advantage  of  wind  and solar  orientation  and utilization.

Policy  #:3: Canby  shall stnve  to increase  consumer  protection  in the

area of  solar  design  and construction.

Policy  #4:  Canby  shall  attempt  to reduce  wasteful  patterns  of  energy

consumption  in transportation  systems.

Policy  #5:  Canby  shall  continue  to promote  energy  efficiency  and

the use of  renewable  resources.

ANALYSIS

1,  Energy  conservation  and efficiency  as a part  of  constniction

practices  has been incorporated  into  the building  permit  review  process

and the Uniform  Building  Code.

2. The orientation  of  the subject  property  in this  proposal  does not

meet  the basic  solar  access standards  for  new  residential  developments.

The percentage  of  lots complying  witti  the basic  solar  access standard  is

approximately  65.6%.  Approximately  nine  (9) more  lots could  be made

to comply  through  the use of  a "solar  building  setback  linel'.  That

would  bring  the compliance  percentage  to 698%,

There  is a minor  discrepancy  between  the applicant's  numbers  regarding

compliance,  and staff's.  The applicant  maintains  that  lots 82, 113,  and

138 comply  with  the basic  solar  requirement,  however,  staff  believes

that  they do not as the street  frontage  of  the lot, along  the north  lot  line,

is more  than  30 degrees  off  of  the true  east-west  orientation.

The applicant  has provided  the following  argument  for  the permxthng

the reduced  compliance  with  the solar  access requirements:
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"This  section  (16.95.050  Adjushnents  to Design  Standaid)
provides  that  the percentage  of  lots  that  must  comply  with
Section  16.95.030  must  be reduced  by the Planning  Commission,
to the minimum  extent  necessary,  if  it finds  the applicant  has
shown  compliance  would  cause adverse  impacts  on density  and
cost  or loss of  amenities,  or that  impacts  of  existing  shade
excludes  a portion  of  the site. In this  instance,  the impacts  of
existing  shade  is not  a factor.  However,  compliance  would
result  in increased  costs, loss of  density,  and loss of  view

amenities."

'lDiscussions  with  City  planning  staff  have  resulted  in one design
altemative  to be considered  to increase  compliance  with  the
basic  design  option.  By moving  Deininger  Street  to the western
border  of  the site against  the Trost  Elementary  School  boundary,
the east-west  lots  proposed  on this  street  could  be eliminated.
We  have  prepared  a concept  plan  depicting  this  alternative
(Design  Option  "A"  on the following  page  of  this  report).  (The
ieport  is a part  of  Exhibit  1 mid  the concept  plan  is found  after
page  28 of  diat  repoit)  This  option  was not  as successful  in
providing  compliance  with  the design  standard  as originally
anticipated  because  the spacing  of  the lots  resulted  in non-
complying  lots  being  located  along  Carriage  Gate  Drive.
However,  the plan  does achieve  a greater  percentage  of  the lots
in compliance  (72 percent  versus  67 percent),"

"Option  "A"  results  in a density  reduction  from  209  lots  to 206
units.  Additionally,  streets  and required  utilities  are increased  by
about  six  percent  due to the need  to extend  the length  of  6th,
7th,  8th,  and 9th Avenues  and  the need  to provide  for  the
extension  of  S.E. Pinnacle  Street  in order  to comply  with  the
1200  foot  maximum  block  length  standard.  The  increase  in costs
associated  with  longer  street  and utility  runs  would  be
proportional  to the six  percent  increase  in these  facilities.  The
provisions  Section  16.95.050A(1)  allow  for  a reduced
compliance  with  the solar  design  standard  if  compliance  results
in a loss of  density  or an increase  in development  costs  of  at
least  5 percent.  Both  of  these  conditions  would  occur  under
0  ptlOna 1€ A  If. If

"The  elimination  of  the east-west-  lots  along  Deininger  Street  also
results  in the loss of  lots  taking  advantage  of  spectacular  Mt.
Hood  views  along  this  roadway.  Section  16.95.050A(2)  allows
for  a reduction  to the design  standard  if  "significant  development
amenities  that  would  otherwise  benefit  the lot(s)  would  result
from  having  the lot(s)  comply".  In order  to take  advantage  of
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the Mt.  Hood  views,  these Iots must  be oriented  on an east-west
axis.  compliance  with  the basic  design  option  would  require  a
north-south  orientation.  Based  upon  loss of  density,  increased
development  costs, and the loss of  the amenity  value  of  Mt,
Hood  views,  an adjustment  is warranted  for  Lots  195 to 209."

"An adjustment is also warranted  for  the lots along  the east side
of  Carriage  Gate Drive  (Lots  16 through  39) because this
roadway  must  be extended  through  the site and to the
undeveloped  property  to the south  in order  to provide  for
improvements  to the existing  road pattern  allowing  for
development  consistent  with  Uhe Comprehensive  Plan.  Molalla
Forest  Road  is planned  to be used for  bicycle  and pedestrian
traffic  only.  If  it were open to vehicular  use the east-west  streets
in this project  could  be extended  to connect  with  it and provide
more  lots complying  with  the basic solar  design  option.
However,  such connections  would  be in conflict  with  the
planned  use of  this existing  right-of-way.  The  provisions  of
subsection  16.95.050A(1)c  allow  for  an adjustment  w'hen such
circumStanCeS  eXiSt."

l'When  the adjustments  for  the 24 lots along  Carriage  Gate Drive
and the 15 lots along  Deininger  Street  are removed  from
consideration,  the site plan provides  for  140 lots (137  lots)  in

compliance  with  the basic design  option  out  of  the remaining

170 lots (82 percent)  (80.6%).  Thus,  with  the approval  of  the
required  adjustments,  this application  complies  with  the solar
access  requirements  of  this  section.

The wording  in bold  are inserted  comments  made by staff.

3, Any  building  will  be required,  as a part  of  the building  permit

review  process,  to be reviewed  for  compliance  to the Solar  Ordinance.

4, The City's  transportation  standards,  and this development,  are in
accordance  with  the City's  Transportation  Master  Plan,

5, Energy  conservation  and efficiency  as a part  of  construction
practices  has been incorporated  into  the building  permit  review  process
and the Uniform  Building  Code.
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Conclusion  Regarding  Consistency  with  ttie Policies  of  the Canby
Compietxensive  Plan  and Compliance  wiffi  Other  Applicable  City  Ordinances:

Review  of  the above  analysis  will  show  that  the proposed  subdivision,  with  the
recommended  conditions  of  approval,  is consistent  with  the policies  of  the
Comprehensive  Plan,  provided  that  the Planning  Commission  accepts  the
findings  of  the traffic  study  and finds  that  the proposed  subdivision  is in
compliance  with  the solar  access requirements.  Development  of  each of  the
lots will  need to comply  with  all applicable  provisions  of  the City  of  Canby
Land  Development  and Planning  Ordinance,  Building  Codes,  and other  County
and State Codes and Regulations.

D. ('anfouuauii  vvidi Applicable  Requigments  of  ttie Land  Development  and
Planning  Ordinance

16.64.010 Sheets.

The proposed  street  names are not in accordance  with  the street  naming
ordinance.  The street  with  the proposed  name S.E. 5th Avenue  will  need to be
changed  to S.E. 6th Avenue,  as there  is a S.E. 5th Avenue  north  of  Township
Road,  and the master  address  grid  has the addresses south  of  Township  Road
exceeding  500.  The proposed  S.E. 6th Avenue  will  need to be changed  to S.E.
6th Place.  The street  is offset  from  the first  street  that  will  be called  S.E. 6th
Avenue.  The designation  of  the street  further  to the south  (and to the east) as
IPlace'  is consistent  with  the existing  situation  just  west  of  S. Ivy  Street  where
a 6th Avenue  is immediately  north  of  a 6th Place.  The other  east-west  streets
are appropriately  named.  All  of  the north-south  streets will  need to be
renamed.  All  new  north-south  streets are to be named  after  vegetation  and in
alphabetical  order.  The following  are the changes:

Proposed  S.E. Aspen  Street  will  be S. Spruce  Street.
Proposed  S.E. Deininger  Street  will  be S. Teakwood  Street.
The unnamed  street  joining  proposed  S.E. 6th Avenue  (to be changed  to
S.E. 6th Place)  will  be S. Trillium  Street.
Proposed  S,E, Pinnacle  Street  will  be S. Tulip  Street.
Proposed  S.E. Carriage  Gate Drive  will  be S. Vine  Street.

There  are no specific  cross-sections  or other  details  of  the streets proposed  to
be built  or improved.  The right-of-way  widths  for  the local  streets appear  to be
correct,  and there is an appropriate  amount  of  right-of-way  width  for  Township
Road  according  to the City's  Transportation  Master  Plan.  The pre-construction
plans  for  the subdivision  will  need to include  the following  for  verification  that
all street construction  standards  will  be complied  with:
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street  construction  and paving,  curbs,  sidewalks,  utilities  (telephone,

cable, gas, electric,  water,  sewer),  drywells,  street lights,  street  trees, fire
hydrant  locations.

A l-foot  reserve strip has been proposed for the south end of S. Vine  Street.

Another reserve strip is needed along the south -side of S.E. 10th  Avenue

between the park dedication and the Trost Elementary School property.  The

reserve strips will provide control of access to S.E. 10th from the undeveloped
property  to the south.

The angle  of  all proposed  intersections  are 90-degrees,  or very  nearly  90-

degrees. All  offsets  of  street  intersections  are a minimum  of  150 feet,  as

measured  from  the centerline  of  the streets.  The centerline  offset  for  S.E, 6th
Avenue  and S.E. 6th Place is 180 feet.

The only  undeveloped  property  that  would  have access through  this  subdivision

is located  to the south. Access  for  the land  to the south  has been provided
through  S.E. 10th  Avenue  and S. Vine  Street.

S,E. lath Avenue,  west  of  S. Teakwood  Street  will  be improved  to a half-street

standard.  This  will  match  the existing  20-foot  right-of-way  located

immediately  south  of  the Trost  Elementary  School  property.

16.64.020 Blocks.

All  blocks  are less than 1200  feet  in length  with  the exception  of  the east side

of  S. Vine  Street. Because  the east side is bordered  by the Molalla  Forest

Road  and the Molalla  Rail  Spur,  and the land  beyond  is industrial,  no access to
the east is required  or desired.

16.64.030 Easements.

Five  foot  utility  easements  will  be required  to be located  along  all interior  lot

lines  as a building  setback  line  of  five  feet  is proposed  for  the side yards,  with

twelve  foot  utility  easements  for  the rear property  and street  lot  lines,  A

twelve  foot  tree-planting  easement  could  also be provided  along  all street  lot

lines,  which  would  allow  the City  to plant  street  trees at the desired  location

(11 feet  from  the curb),  if  the developer  pays the cost of  $75 per tree.

The sidewalks  will  be located  against  the curb.  The sidewalks  will  be "swung"

around  obstacles  (such as mailboxes,  newspaper  boxes  and fire  hydrants)  that

are located  against  the curb. The width  of  the sidewalk  will  be five  feet,

including  the curb when  the sidewalk  is against  the curb.  The minimum

distance  between  the garage  and the back of  the sidewalk  is nineteen  feet

(allowing  for  a car to be parked  in front  of  the garage  without  obstructing  the
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sidewalk),  regardless  of  the sidewalk's  location.  Locating  the sidewalk  in this

manner  will  allow  for  the utilities  and street trees to be placed with  the least

amount  of  conflict  and hinderance  on the "buildable"  area of  the lot.  In
addition,  the sidewalk  will  be kept clear of  obstacles  to pedestrians,

As discussed in the analysis  of  Policy  4 of  the Comprehensive  Plan's

Transportation  Element  (page 14), additional  pathways  will  be needed between
S. Vine  Street and the logging  road, between S.E. 7th and 8th Avenues,  and
between S.E. 8th and 9th Avenues.

16.64.040 Lots.

The lots will  range in size from  approximately  6,030 square  feet to 9,975

square feet. The subdivision  will  meet the required  minimum  average  lot size

of  7,000 square feet, and will  be of  such dimensions  as not to preclude

development  with  single-family  homes for  reasons of  insufficient  room  for

required  setbacks.  The minimum  average lot size is according  to the Planned

Unit  Development  standards (Section  16.76.010(B)).  The majority  of  the lots

meet the minimum  lot frontage  and lot width  requirements.  However,  there  are

some lots on the half  cul-de-sac  and along the eastern curved  portions  of  the

east-west  streets that are less than the standard  60 feet in width  for  interior  lots

and 65 feet for corner  lots.  Section 16.64.040(C)  allows  the Planning

Commission  to permit  reduced  Jot frontages  upon findings  that access  and

building  areas are adequate.  The design of  this subdivision  and the proposed

lots that have reduced  frontages  are such that there is adequate building  areas

and access. All  lots are functional  for  residential  uses. Direct  access  to S,E,

Township  Road from  the lots that abut on S.E. Township  Road needs to be

prohibited.

Section 16.76.040  permits  the Planning  Commission  to allow  modifications  in

the regulation  requirements  regarding  lot size, lot width,  and yard  setback

requirements,  for  any approved  Planned  Unit  Development.  The applicant  is
requesting  that 5-foot  building  setbacks be permitted  for the side yards.

16.64.050  Public  Open Spaces.

A 5.04 parcel of  Iand is proposed  to be dedicated  to the City  for  park  purposes.
The land is forested  predominately  with  mature  firs and cedars and light

undergrowth.  The location  of  the parcel proposed  to be dedicated  is in the

approximate  area that the Park's Master  Plan calls for a mini-park.  The trees

should  be retained  until  the dedication  of  the land has been accepted  by the

City.  The retention  of  the trees on the dedicated  land should  occur  after  the

dedication  has been accepted  by the City,  however,  this decision  appropriately
resides at the discretion  of  the City Council.
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16,64.070 Impmvements.

A bond will  be required  for any improvements  in the subdivision  that are not
completed  prior  to the signing  of  the final plat. Such agreement of  assurance
shall be in conformance  with  Paragraph (O) of  Section 16.64.070 of  the Land
Development  and Planning  Ordinance. A pre-construction  conference  with  the
developer,  the City, and the utility  providers is necessary  prior  to any
construction  of  the improvements.

16.76.010  Mimmum  requirements.

A. The  site plan  preserves  11.21  percent  of  the site as open  space  (5.09
acres  out  of  45.42  acres).  This  exceeds  the minimum  10 percent
requirement  of  this  section.

B. The  average  area  per  dwelling  unit  is not  less than  that  required  by the
R-I  zone.  The  site contains  a total  of  45.42  acres,  of  which  9.10  acres
will  be dedicated  for  public  streets.  The  net site area, 36.32  acres  or
1,582,179  square  feet,  divided  by 209 units  equals  an average  area  per
dwelling  unit  of  7,570  square  feet.  There  is a minor  discrepancy
between  the applicant's  figures  and staff's  figures,  however,  using  either,
the average  area  per  dwelling  unit  is still  not  less than  that  required  by
the R-1 zone.

C. The  size of  the subject  property,  45.42  acres,  exceeds  the minimum
PUD  site  area  requirement  of  one acre.

16.76  General.

The  layout  and construction  of  the improvements  is expected  to be completed
within  one  year's  time  from  the approval  of  the preliminary  plat  and  within  six
months  from  the date  of  the signing  of  the final  plat.

Design and Lot  Auaii4iiknaii  - The Ovexil  design shall be functional  in terms
of  sites,  utility  easements  and  access,  wifiiout  hindenng  adjacent  development.

The  layout  and provision  of  services  to the proposed  subdivision  has been
described  by staff  in detail  in the preceding  sections  (B & D). The  design  and
arrangement  of  the lots  and streets  are functional.
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IV. CONCLUSION

The Planning  Commission must accept the findings of the traffic  study, the adjustment
to the solar  access requirements, and the reduced lot sizes, frontages and side yard
setbacks.  If  the Planning Commission accepts these items, then, in general, the
proposed  subdivision  is consistent with the Comprehensive Plan, all applicable
requirements  of  the Land Development  and Planning Ordinance, and the overall design
and arrangement  of lots is functional  and will  not unduly hinder use or development of
adjacent  properties.  Conditions are proposed herein toaprovide the necessary changes
and details  required  to meet the City's standards for subdivisions.

RECOMMENDATION

Based  on the application, site plan, the facts, findings and conclusions presented in this
report,  and without  benefit of public testimony, staff  recommends that should the
Planning  Commission approve, with conditions, SUB 95-02/PUD, that the following
conditions  apply:

1. The subdivision's  approval is contingent on the approval of the annexation of
the property  to be subdivided and dedicated. No construction approval, grading
work,  or plat approval shall be granted or permitted prior to the effective date
of  annexation.

For  the Final  Plat:

2. Twelve  (12)  foot  utility  easements shall be provided along all exterior lot lines,
The interior  lot  lines  shall have five (5) foot utility  easements as proposed by
the applicant.

3. The final  plat  shall  reference this land use application - City of Canby, File No.
SUB  95-02/PUD,  and shall be registered with the Clackamas County Surveyor's
Office  and recorded  with the Clackamas County Clerk's Office. Evidence of
this  shall  be provided  to the City of Canby Planning Department prior to the
issuance  of  building  permits requested subsequent to the date of this approval.

4. The final  plat  mylars  must  contain,  in the form specified, all information
necessary  to satisfy  all matters  of  concem  to the County Surveyor, or his
authorized  Deputy,  including,  but  not  necessarily limited  to, various matters
related  to land  surveying,  land  title,  plat security, and plat recordation,

5. A one-foot  reserve  plug,  dedicated to the City of Canby, shall be placed at the
south  end of  S. Vine  Street, and along the southem side of S.E. 10th Avenue
between  the dedicated  park and the westem end of the street,
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The  street  names  shall  be as follows:

Proposed  Name

S.E. Aspen  Street

S.E. Deininger  Street

Unnamed  street  (starts  from

S.E. 6th Avenue  - proposed)

S.E. Pinnacle  Street

S.E. Carriage  Gate  Drive

S.E. 5th Avenue

S.E. 6th Avenue

S.E. 7th Avenue

S.E. 8th Avenue

S.E. 9th Avenue

S.E. 10th  Avenue

Approved  Name

S. Spruce  Street

S. Teakwood  Street

S. Trillium  Street

S. Tulip  Street

S. Vine  Street

S.E. 6th Avenue

S.E. 6th Place

S.E. 7th Avenue

S.E. 8th Avenue

S.E. 9th Avenue

S.E. 10th  Avenue

The  land  that  the sewer  lift  station  is located  on shall  be dedicated  to the City,

The  location  of  the sewer  lift  station  shall  be at the southeastern  corner  of  the

subdivision.

A walkway  shall be provided  between S.E. 7th Avenue and S.E. 8th Avenue.

Another  walkway  shall be provided  between S.E. 8th Avenue  and S.E. 9th

Avenue. The walkways  shall not be located directly  across  the street  from  a

north-south  street, nor directly  across the street from each other.  The walkways

shall be located as close to the middle  of the blocks as possible, given  these

restrictions.

Two walkways  shall be provided  between S. Vine Street and the Molalla  Forest

Road. The walkways  shall be located between lots 24 and 25, and  between
lots  32 and 33.

10. The walkway  proposed  between lots 199 and 200 shall be located between  lots
200 and 201.

11.  The  easement  for  the walkways  shall  be ten (10)  feet  wide.

12.  The  prohibition  of  direct  access  onto  S.E. Township  Road  from  lots  1, 11-15,

167,  171-174,  176,  180-181,  shall  be stated  on the final  plat.

As a part  of  construction:

13.  A Street  Construction  and/or  Encroachment  Permit  shall  be obtained  from  the

Clackamas  County  Department  of  Transportation  and Development  prior  to

road  construction  and/or  work  along  S.E. 13th  Avenue.

14,  Any  necessary  utilities  shall  be constructed  to the specifications  of  the utility

provider.
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15,  A pre-construction  conference  shall  be held  prior  to construction.  The  pre-

construction  plans  shall  be reviewed  and approved  by the Canby  Utility  Board,

the Canby  Telephone  Association,  Clackamas  County  (Township  Road)  and the

City  prior  to the pre-construction  conference.  The  City's  review  and approval

shall  be coordinated  through  the Planning  Office.  The  construction  plans  shall

include  the street  design,  sidewalks,  storm  water,  sewer,  water,  electric,

telephone  & cable,  gas, fire  hydrant  location,  street  lights,  and street  trees.

16. Street  name  and traffic  control  signs  shall  be provided  at the developer's

expense.  This  shall  include  "Stop"  street  signs  where  required  by the Director

of  Public  Works,  "Stop"  signs  shall  be placed  for  S. Pine  Street  at the

intersection  of  S.E. 10th  Avenue.

17,  Erosion-control  during  construction  shall  be provided  by following  the

recommendations  of  the "Erosion  Control  Plans  Technical  Guidance

Handbook,"  as used  by Clackamas  County,  dated  August  1991,  and as revised.

18.  The  construction  of  the sewer  system  and street  storm  water  system  for  the

subdivision  shall  meet  the standards  and specifications  of  the City  for  the local

streets  and the County  for  Township  Road.

19. All  local  streets  shall  be constructed  to the City  specifications  and standards,

The  widening  of  S.E. Township  Road  shall  be constructed  to the City  and the

County  specifications  and standards.  The  improvements  shall  include  the

street,  curbs,  sidewalks,  street  lights,  and street  trees.

20. The  sidewalks  shall  be located  against  the curb,  and shall  be five-feet  wide,

including  the curb.  Where  mailboxes,  newspaper  boxes  or other  obstructions

(such  as fire  hydrants)  are located  at the curb,  the sidewalk  shall  be set away

frgm  the curb  such  that  the sidewalk  remains  unobstructed  for  a full  five-foot

width.

21,  The  walkways  shall  be paved  ten (10)  feet  wide.  A solid  or "good-neighbor"

wood  fence  shall  be constructed  on both  sides  of  each  walkway.  The  fence

shall  be six  (6) feet  high,  except  within  twenty  (20)  feet  of  the front  property

lines.  Within  twenty  (20)  feet  of  the front  property  lines,  the fence  shall  be

three  and one-half  (3-1/2)  feet  high.  A concrete  or metal  post  shall  be placed

in the center  of  the entrance  to each walkway.  The  concrete  sidewalks  shall

continue  across  the front  of  the entrances,  with  a handicap  accessible  ramp  to

the street.

22,  Street  trees  shall  be planted  along  all streets.  The  type  of  street  trees  to be

planted  along  all the streets  shall  be selected  from  the Recommended  Street

Tree  list.  The  trees  shall  be a different  variety  for  each street.  The  number  of

street  trees  to be planted  shall  be in accordance  with  the recommended  spacing

for  the selected  tree.  The  trees  shall  be planted  eleven  (11)  feet  from  the street

curb.
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23. An emergency  vehicle  accessible  barricade  shall  be placed  at the west  end of

S,E, lath  Avenue.  The emergency  vehicle  access from  the Trost  Elementary

School  to S.E. 10th  Avenue  shall comply  with  the Fire  District  standards  and

specifications.  Any  other  off-site  improvements  necessary  for  the emergency

vehicle  access to comply  with  the Fire  District  standards  and specifications

shall  be the responsibility  of  the developer,

24. The six-foot  high  chain-link  fence  along  a portion  of  the Trost  Elementary

School  property  shall  be continued  for  the full  mutual  property  boundary  of  the

school,  with  the exception  of  the entrance  to the walkway  between  lots  200 and

201.

25.  A six-foot  high  chain-link  fence  shall be constructed  along  the subdivision's

southern  boundary,  with  the exception  of  the park  land  and the southern  end of

S. Vine  Street.

26,  The trees in the park  shall  be retained  during  and after  construction  until

dedication  to the City  has been accepted  by the City  Council.

Prior  to the signing  of  the Final  Plat:

27.  The subdivision  development  fee, as provided  in the Land  Development  and

Planning  Ordinance  Section  16.68.040(G),  shall  be paid.

28.  The land divider  shall  follow  the provisions  of  Section  16.64.070

Improvements,  in particular,  but  not limited  to, subparagraph  (O)  Bonds,  which

requires  a surety  bond,  personal  bond,  or cash bond  for  subdivision

improvements  for  any improvement  not completed  prior  to the signing  of  the

final  plat.  The bond  shall  provide  for  the City  to complete  the required

improvements  and recover  the full  cost of  the improvements.

After  construction:

29.  "As-built"  drawings  shall  be submitted  to the City  within  sixty  (60)  days of

completion.

30,  Garages  shall  be set back  a minimum  of  nineteen  (19)  feet  from  the back  of  the

sidewalk.  The distance  shall  be measured  from  the closest  edge of  the

sidewalk  at the driveway.

Additional  Notes:

31,  The final  plat  must  be submitted  to the City  w'thin  one (1) year  of  the approval

of  the preliminary  plat  approval  according  to Section  16.68.020,

32.  The approval  will  be null  and void  if  the final  plat  is not  submitted  to the

County  within  six (6) months  after  signing  of  the plant  by the chairman  of  the

Planning  Commission  (Section  16.68,070),
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Possible  Conditions:

33. A six-foot wall shall be constnucted along S.E. Township  Road. (The  purpose

is to provide additional buffering between the subdivision  and industrial  land
across  S.E. Township  Road.)

34. A six-foot wall shall be constnicted along the Molalla  Forest Road, with  the

exception of the pathways between lots 24 and 25, and between lots 32 and  33-

(The purpose is to provide additional buffering between the encroachment  of

the residential subdivision upon the existing industrial  use, and future  industrial
use to the east.)

Exhibits:

Application

Vicinity  Map

Traffic  Study  (too  large  /g  reproduce)

Tentative  Plat  (too  large  to  reproduce)

Responses  to Request  for  Comments

Submitted  Correspondence
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DEININGER  FARMS

APPLICATION  FOR  ANNEXATION  &

SUBDIVISION/PD
 UNIT  DEVELOPMENT

APPLICANT:

OWNERS:

LEGAL  DESCRIPTION:

LOCATION:

COMPREHENSrVE  PLAN:

ZONING:

SITE  AREA:

PROPOSED  USE:

Douglas  Kolberg
P.0.  Box  1426
Lake  Oswego,  OR  97035

Joan  Jones

2554  N.W.  Overton
Portland,  OR  97035

Gertrude  Thompson
930  Rosemont  Road
West  Linn,  OR  97068

T.L  900, 1100,  &  1200
Tax  Map  4 IE  3

The  subject  property  is bounded  by  TownshipRoad  on the  north,  Molalla  Forest  Road  on  theeast,  S.E.  10th  Avenue  extended  on  the  south,and  Trost  Elementary  School  on  the  west.

Low  Density  Residential

aackamas  County  EFU-20
(Will  be zoned  R-I  upon  annexation)

45.42  Acres

The  site  is proposed  to be  developed  with  209lots  for  construction  of  single  family  detachedhomes,  The  Tentative  Plat  depicts  the  proposedPlanned  Unit  Development  including  a planned5.09  acre  park  dedication.
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ANNEXATION  CRITERIA.

Section 16.84.040 of the Canby Municipal Code provides eight criteria  to be used  in  the
evaluation of annexation proposals. These criteria are listed below followed  by  a discussion
of  relevant  facts  and  proposed  findings.

1. CompatLbiliqwiththetextandmapsoftheComprehemveP[art,givmgspecialconsidera-
tion to those portions  of  policies relatirtg to the Urban Growth  Botmdary.

Facts: The Canby Comprehensive  Plan  designation  for  the  subject  property  is Low
Density Residential. Upon annexation  the  property  will  be zoned  R-I,  consistent  with
this designation.  Compliance  of  this  proposal  with  specific  goals  and  policies  of  the
Comprehensive  Plan  is discussed  below.

Citizen  Involvement

Goal: To provide the opportuniff  for citizen irtvolvement throughom the Planning
Process.

Analvsis:

Consistent with Poli7  1 under this goal, the City will provide notification  and  will
hold a public  heaig  to anow citizen  comment  on the  proposed  annexation  as
well  as the  PUD/Subdivision.  Consistent  with  Po&'y  2, the  City  will  comply  with
requirements  of  Oregon Statutes  and  Administrative  Rules  in  making  decisions
on  the  proposals  in a timely  manner.

Urban  Growth

Goal:

1. To preserave artd maintairt designated agricultural arui forest lands by protect-
ing them from tgbanization.

2. To provide adequate urbanizable area for  the growth of  the City, within the
framework of an efficient system for  the tramition from Rural to Urban land
use.

Policies:

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

2



2, Canby shall provide the opporatunity for  amendmems to the urbart growthboundary  (subject to the requirements of  statewide planning  goat u)  wherewarranted by tmforeseen changes ire circtmtstances.

3. Canby shall discourage the urbart development of  properties until  they havebeen  annexed  to the  city  and  provided  with  all  necessary  urban  services,

Analysis

Regarding  Goal  1, preservation  of  Agricultural  and  Forest  lands,  the  subjectproperty  is farmed  for  grass  seed production.  However,  it  should  be noted  thatthis  goal  relates  to the  preservation  of  such  resource  lands  in determining  theappropriate  location  of  the  Urban  Growth  Boundary  (UGB).  In this  instance,the  subject  property  is already  within  the  UGB  and  an exception  to StatewidePlanning  Goals  3 and  4 has been  taken.  Annexation  of  this  property  to the  Cityfor  urban  development  is, therefore,  consistent  with  these  statewide  goals.  Adetailed  discussion  of  the  feasibility  of  continued  agricultural  practices  on thesubject  property  is provided  later  in this  report.

1,  The  City  of  Canby  will  provide  notice  to Clackamas  County  of  the  proposedannexation  and  development,  as called  for  in the  Urban  Growth  ManagementAgreement  between  the  two  jurisdictions.

2,  The  subject  property  is within  the  existing  UGB.  No  amendment  to the  UGB isrequired  in  order  to  approve  this  annexation  and  development.

3. A  detailed  discussion  of  service  availability  will  be provided  in the Public ServicesElement  section  of  this  report.  All  required  public  services  are  available  at thepresent  time  to service  this  property.  Sanitary  sewer,  water  and  storm  drainageimprovements  are  depicted  on the  preliminary  utility  plan,  demonstrating  thefeasibility  of  providing  such  urban  services.

Implementation  Measure  D under  this  policy  states:

D)  The adopted  maps  showing  growth  phasing  shall  be used  as a general  guide-line for  the City's outward expansion. Areas designated as Type'A"  tgbaniza-tion  land>  shall  generally  be annexed  prior  to those  areas  shown  as Type"Bf',etc. Aimexation  which  is not  #  keepirtg  with  the  phased  growth  conceptshall
only be pemitted  when the following  fin&tgs  are made:

Proponents of  the proposed aymexatioiz have bome the burden of  provmg theappropriateness of the annexation. Such burden being the greatest for  thoseproposals  which  are  Least in keeping  with  the  phased  growth  concept.
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Tixere will be some special benefit to the Ciry overall as a resu(t of the annexa-
tion which would not occur if  the phased growth pattern was fo(lowed.

The annexation will result irt no adverse impacts on the Ciff's planned provi-
sion of public facilities and services.

The annemin  is appropriate in terms of 'Lng for  City growth and  develop-
ment.

The  subject  property  is located  in the  Type  "C"  area.  As  there  is considerable

undeveloped  land  w'thin  the  Type  "A"  and  "B"  inventory,  this  annexation  is not  in

keeping  with  the  phased  growth  concept.  Therefore,  the  following  analysis  of

compliance  with  the  four  exception  criteria  to this  phased  growth  comment  is
being  provided.

The  first  criterion  relates  to the f'appropriateness"  of  the  annexation.  No

specific  standards  are  provided  to be used  evaluating  such  appropriateness.

However,  it is clear  from  the  context  of  Implementation  Measure  "D",

which suppoffi  Polio  3 under the second goal of the Urbanization  Chap-
ter,  that  the  intent  is to weigh  efficiency  of  provision  of  urban  sermces.  hi

this  instance,  the  contiguous  Type  f'A"  land  to the  west  has  been  annexed  to

the  City  and  developed  as Trost  Elementary  School.  This  development

resulted  in the  improvement  of  Redwood  Street  together  with  the  exten-

sion  of  public  water  and  sewer  services  to the  school  site.  These  senrices

may  be readily  extended  to the  subject  property  without  "leap  frogging"  any

other  undeveloped  lands.  Further,  according  to our  discussions  with  City

staff,  these  services  have  capacity  to serve  the  subject  property.  Therefore,

it is appropriate,  in terms  of  efficieng  of  providing  sernces, to annex  the

subject  property  at this  time.

The  pary  "special  benefit"  to the  City  which  will  result  from  the  annexa-

tion  of  the  subject  property  at this  time  is the  proposed  dedication  of  5.09

acres  of  the  site  to the  City  for  park  purposes.  The  proposed  dedication

area  is shown  as Tract  "C"  on the  Tentative  Plan.  This  area  of  the  site  is

unique  in this  area  of  the  UGB  in that  it contains  a stand  of  mature  Doug-

las  fir  trees.  These  trees  are  a substantial  natural  resource  and  a promi-

nent  element  in the  visual  character  of  this  area. The  proposed  dedication

would  ensure  the  preservation  of  this  resource  and  would  provide  needed

park  land  in this  area  of  the City.  The  proximity  of  this  park  site  to Trost

Elementary  School  offers  special  benefits  to the  community  by  allowing

students  convenient  access  for  supervised  field  trips  to study  forest  ecology.

Although  it may  be argued  that  this  benefit  could  be achieved  at some

future  date  when  annexation  fits  into  the  City's  phased  growth  concept,
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there  is no assurance  that  a future  developer  will  wash to preserve  this  area

or  that  harvesting  of  the  timber  would  not  occur  under  existing  Clackamas

County  resource  lands  regulations  prior  to future  annexation.  The  approv-

al of  this  annexation  request,  together  with  the  approval  of  the

Subdivision/PUD  application,  will  result  in the  dedication  of  this  area  at

the  time  of  recordation  of  the  final  plat.

The  proposed  annexation  would  make  use of  existing  services  available  in

Redwood  Street  within  200  feet  of  this  site. These  serances,  which  include  a

12  inch  sanitary  sewer  trunk  line  and  an 8 inch  water  line,  have  adequate

capacity  to accommodate  the  proposed  development  without  adverse

impact  The  proposed  development  will  provide  for  on-site  disposal  of

storm  drainage  through  the  use of  dry-wells,  thereby  ensuring  no adverse

impact  upon  downstream  properties.

The  proposed  annexation  is appropriate  in  terms  of  timing  because  the

subject  property  is immediately  contiguous  to the  existing  City  limits,  public

services  are available  in close  proximity  to the  site,  and  because  convenient

access  to the  contiguous  Trost  Elementary  School  site  will  provide  for

educational  needs  of  children  living  in the  development.

L  Land  Use Elemem

Goal: To guide the development and used of  Land so that they are orderly, efficient,
aesthetica(ly  pleasing  and  suitably  related  to one  another.

Policies:

1. Canby shall guide the course of  growth and development so as to separate
conftictingorincompatibleuses,  whilegroupingcompatibletmes.

2. Canby  shall  ertcourage  a general  mcrease # the  irttensity  and dertsity  of  deve[-
opment as a means of  mmimLzing urban sprawL

3. Canby  shall  discourage  any  development  which  will  result in overburdening
any of  the communiff's  public  facilities orservices.

4. Canby shall Limit development ire areas identified as having an unacceptable
leve( of  risk because of  natural hazards.

5. Cayzbyshallutilizethe(andusemapasthebasisofzoningandotherp(ann'mg
or public  facility  decisions.
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6, Canby shall recognize the unique character of  certairt areas and will  utilize the
folLowing specia( requirements, in conjunctiori with the requirements of  the
land development and p(anning ordinance, in guiding the use and  develop-

ment of  these unique areas.

Analysis:

1,  The  proposed  development  of  this  site  will  provide  for  single  family  de-

tached  homes.  This  use is in keeping  w"th  the  adjacent  school  use,  to the

west,  as well  as the  recent  Township  Village  and  Valley  Farms  residential

developments  further  to the  south  and  west  of  this  site.  To  the  east  and

north  of  this  property  lands  are  zoned  for  industrial  development.  An

existing  sheet  metal  use  is located  to the  east  of  the  subject  property.  A

waste  transfer  site  is proposed  to the  north,  across  Township  Road  and  is

presently  being  reviewed  by  the  City.  Potential  exists  for  incompatibility

between  industrial  and  residential  uses. However,  Township  Road  and  the

Molalla  Forest  Road  wall  provide  some  separation  and  buffering  between

the  proposed  subdivision  and  these  industrial  areas.  With  screening  re-

quirements  imposed  on  these  industrial  uses  by  the  City,  we  believe  the

proposed  development  will  be  compatible  with  this  land  use. To  the  south,

rural  residences  on  small  acreages  abut  this  site.  The  proposed  residential

development  is generally  compatible  with  such  rural  home  sites.  However,

separation  from  this  area  will  be provided  to  some  extent  by  the  proposed

park  dedication.

2.  The  proposed  intensity  of  development  is consistent  with  the  Low  Density

Residential  comprehensive  plan  designation  applied  to this  site  as well  as

with  the  R-I  zoning  which  will  be applied  at the  time  of  annexation.  This

density  of  about  4.6  units  per  gross  acre  will  permit  full  utilization  of  public

facilities  and  will,  therefore,  not  promote  sprawl.

3.  Discussions  w'th  City  and  Utility  Board  staff  indicate  that  adequate  sewer

and  water  services  are  available.  Requests  for  comments  from  service

providers  will  be  made  during  the  City's  review  of  this  request  and  will

ensure  adequate  review  of  service  capacity  issues.

4.  No  natural  hazards  are  identified  on the  subject  property  in the  Compre-
hensive  Plan  or  in  the  Department  of  Geology  and  Mineral  Industries

Geologic  Hazards  map  for  this  area.

5.  The  R-I  zoning  which  will  be applied  to this  site  if  the  annexation  is ap-

proved  is the  implementing  zone  for  the  Low  Density  Residential  plan

designation.
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6. The  subject  property  is not  identified  in the  Plan  as a "unique  site"  or  an

"area  of  special  concern".

iv. Environmenta7  Concerns

Goal:

1, TO prOteCt  identified natllral  and hiStOriCal reSOurCeS.

2  To prevent air, water, land and noise pollutiori  To protect (ives and properaff
from natural hazards.

Policies:

IRA.  Carxby shall  direct  urban  growth  such that  vffib(e  agricu[tura(  uses withm  the

urbart  growth boundary can contirtue  as Iortg as it is economically  feasible for
them  to do so.

IRB. Canby shall encourage the urbanization of  the least productive  agricultural
area within the urban growth boundary as a fimt priority.

2R. Canbyshallmaintairtartdprotectsurfacewaterandgrourtdwaterresources.

3R. Canby shall require that all g artd fmure development activities meet the
prescribed standards forair,  water and Land pollution.

4R.  Canby  shall  seek to mitigate,  wherever  possible,  noise  pollution  generated

fromnew  proposalsorexistingactivities.

5R.  Canby  shall  support  local  sand  and  gravel  operatiom  and  will  cooperate  with

couMy  and  state  agencies  ire the review of  aggregate removal applicatiom.

6R.  Canby  shall  preserve  and, where  possib(e,  encourage  restoratiort  of  histortc
sites  and  buildings.

7R.  Canby  shall  seek  to improve  the overall  scertic  and  aesthetic  qualities  of  the
Ciff.

8R.  Canby  shall  seek to preserve  and  maintain  open  space  where  appropriate, and
where  compatib(e  with  other(and  uses.

9R.  Canby  shall  attempt  to minimize  the adverse  impacts  of  new  developmertts  on
fish and wildlife habitats.

7



IH.  Canby shall restrict urbanization in areas of identified steep slopes.

2H. Canby sha[I continue to panicipate in arxd shal( active(y support the federal
flood *urance  program.

3H, Canby shall seek to irtfom  properq owners and buiklers of the potential  risks
associated with construction in areas of expamive soUs, high water  tables, and
shallow  topsoL

Analysis:

IR.  According  to the  Soil  Conservation  Service's  "Soil  Survey  of  Clackamas

County  Area,  Oregon",  the subject  property  contains  two  soil  types.  The

westerly  portion,  near  the  Southern  Pacific  Railroad  tracks  is Canderly

sandy  loam,  0 to 3 percent  slopes.  The  balance  of  the  site contains  Litou-

rell  loam,  0 to 3 percent  slopes.  These  soils  are  the  most  common  soil  type

in the  Canby  area.  The  Canderly  soils  are  rated  as Capability  Class  IIs  and

the  Litourell  and  Class  I. Both  can be farmed  for  a wide  variety  of  crops.

In  the  instance  of  the  subject  property,  however,  the  parcel  has  no  water

rights  available.  Therefore,  unlike  many  similar  properties  in  the  surround-

ing  area  which  are  farmed  for  berries  and  nursery  stock,  agricultural  activi-

ties are  limited  to dryland  crops.

The  subject  property  has been  leased  out  for  the  past  several  years  and  has

been  farmed  for  grass  seed  and  hay.  These  crops  are  low-yield  farming

activities  which  require  large  acreages  to  support  a farm  dwelling.  No

criteria  are  provided  under  this  polig  to weigh  the  feasibility  of  continued

agricultural  use. However,  a reasonable  test  for  an economically  viable

farm  unit  is provided  under  current  Oregon  Administrative  Rules  relating

to farm  dwellings  on  lands  designated  for  agricultural  use.  Under  these

rules,  new  agricultural  dwellings  are  only  permitted  on farms  which  pro-

duce  $80,000  in  gross  jarm  income  annually.  Grass  seed  produces  less than

$400  per  acre  annually  in gross  farm  income.  About  2 acres  of  the  subject

property  are used  for  rental  dwellings  and  an additional  5 acres  is wooded.

Thus,  approximately  38 acres  are  available  for  farming.  Assuming  $400

per  acre,  the  grass  seed  crop  would  produce  only  $15,200  per  year,  or  19

percent  of  that  required  to justify  a farm  dwelling  under  State  and  Clacka-

mas  County  standards.  Net  farm  income  would  be significantly  less. The

farming  activities  on this  property  are  insufficient  to  justify  its economic

continuation.

IRB.  Much  of  the existing  vacant  land  supply  in the Canby  area  is productively

farmed  for  a wide  variety  of  crops.  This  is true  of  many  Type  "A"  areas,
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including  properties  south  of  13th  Avenue  opposite  Ackerman  Junior  High

School  and  land  in nursery  stock  production  north  of  Territorial  Street

between  Maple  and  Holly  Streets.  The  agricultural  use  of  the  subject

property  is restricted  due to a lack  of  water  rights  allowing  for  irrigation  of

crops.  In  the  absence  of  such  water  rights,  this  property  must  be  viewed  as

among  the  least  productive  of  agricultural  areas  and  its annexation  is con-

sistent  with  this  policy.

2R.  The  subject  property  does  not  contain  any  suface  water  resources,  nor  are

there  any  nearby.  The  development  of  this  property  for  residential  pur-

poses  will  not  affect  groundwater  recharge  because  dry-wells  will  be

employed  to allow  storm  drainage  to continue  to percolate  into  the  soil.

Storm  water  management  for  compliance  with  the  Federal  Clean  Water

Act  will  be reviewed  by Clackamas  County  prior  to site  development.

3R.  The  City  requires  that  residential  development  comply  with  prescribed

standards  for  air,  water  and  land  pollution.

4R.  Residential  construction  and  site development  activities  will  produce  noise

during the construction phase of this pro3ect. Such activities will be regu-
lated  to comply  with  City  standards.

5R.  Not  applicable.  No  sand  or  gravel  operations  exist  on  this  site  nor  are  such

resources  present.

6R.  There  are  no historic  residences  present  on this  site.

7R.  The  only  scenic  resource  on the  subject  property  is the  stand  of  fir  trees  on

T.L.  900. This  scenic  resource  is proposed  to be preserved  through  dedica-

tion  to the  City  for  park  purposes.

8R.  More  than  five  acres  of  the  subject  property  is proposed  to be set  aside as
open  space  through  park  dedication.

IH.  The  site  has no steep  slopes.

2H.  The  property  is not  in a floodplain  area.

3H.  The  soils  on the  subject  property,  Latourell  silt  loam  and  Canderly sandy
loam  are  both  described  in the SCS study  as deep,  well-drained  soils. No
expansive  soils,  shallow  top-soil  areas,  or  high  water  table  areas  are present
on  this  site.
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v. Transportation

Goals:

1. To develop and maintain a transportation system which is safe, convenient
arui  economicaL

Pokies:

1,  Canby  shall  provide  the necessary improvement  to city  streets, and wil( ert-

courage  the  county  to make  the same commitment  to local  county  roads, in

an effort  to keep pace with growth.

2. Canby shal) work cooperatively with developers to assure that new streets are

constructed iiz a timely fashion to meet the city's graowth needs.

3. Canby shall attempt  to improve its problem mtersectiom, # Jceeping with its

policies for upgrading ornew cormuction of  road;.

4. Canby shall work to provide  an adequate sidewalks  and  pedestrian  pathway

system  to serve  all  resideyxts.

5. Canby shall actively work toward the consmtction of a functional  overpass or

underpass to al(ow for traffic movement between the north and south side of
tOW7'l

6. Canby sha(l continue in its efforts to assure that all new developments provide

adequate access for  emergency resporue vehicles artd for the safety anA con-
venience of the general public.

7. Canby  shall provide appropriate facilities  for  bicycles and, if  found  to be

needed, forotherslow  moving, energy efficient vehicles.

8. Cariby shall support  work cooperaavely with the State Depamnent of Trarts-

portation  aiui  the Sottthem  Pacific Railroad Company in order to assure the
safe utilLzation of the rail facilities.

9. Canby shal[ support efforts to improve arui expand nearby air tramport facili-
J'ZgS.

10.  Canby shall  work  to expand mass transit  opportunities  on both a reg'onal and

an intra-city  basis.
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II.  Canby shall work with private developers and public  agencies in the mterest of

maintaining  the transponation  significance as we(l as environmemal  and

recreational significance of the'Iamette  River.

12.  Canby  sha[7 actively  promote  improvements  to state  highways  and  connec*g

coumy roads which affect access to the ciq.

Analysis:

1.  All  streets  within  the  development  are  proposed  to be designed  to City

standards.  Additionally,  frontage  improvements  will  be provided  along

Township  Road  as required  by  Clackamas  County  collector  street  stand-

ards.

2.  Access  via  Township  Road  will  provide  for  the  needs  of  this development.

No  new  off-site  roads  are  warranted.

3.  The  closest  "problem  intersection"  is Township  Road  and  Ivy Street. The

applicant  has  retained  a traffic  consultant  to review  the  impact  of  the

proposed  development  on this  intersection.

4.  The  City  owns  the  Molalla  Forest  Road  right-of-way  along  the  east  border

of  this  site  and  plans  to  make  use  of  it  for  pathway  purposes.  The

proposed  development  plan  will  provide  for  a pedestrian  connection  to  this

pathway.  Additionally,  a pedestrian  pathway  is being  proposed  to provide

access  to Trost  Elementary  School.  Bikepath  and  pedestrian  improve-

ments  will  be included  to County  standards  in  the  widening  of  Township

Road  along  the  project  frontage.

5.  Not  applicable  to this  project.

6.  Two  access  points  will  be provided  onto  Township  Road  as well  as one

future  connection  via  10th  Avenue  to Redwood  Street.  This  street  system

will  ensure  adequate  emergency  vehicle  access  to  the  proposed  develop-

ment.

7. Bi7cle  pathways will be included in the widening of Township Road along

the  project  frontage.

8.  The  proposed  development  has no direct  impact  upon  the safe utilization

of  the  railroad  line  to the  east  of  this  site. No  access  is proposed  that would

affect  this  rail  line  and  the  Molalla  Forest  Road  buffers  the  site from  the

right-of-way,
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9. No  airport  facilities  will  be affected  by this  proposal.

10.  The  project  will  have  no direct  impact  upon  mass  transit.

11.  The  development  has  no frontage  on and  does  not  affect  the  transporta-

tion  usage  of  the  Willamette  River.

12,  Improvements  to Township  Road,  a County  Road,  will  be made  along  the

project  frontage  in conjunction  with  this  development

vi  Public  Facilities  and  Services

Goal:

1. To assure the provision of a full  range of  public  facilities and services to meet

the needs of  the residents and propemy owners of Canby.

Policies:

1.  Canby  shall  work  closely  and  cooperate  wUh all  entities  and  agencies  provid-

irtg  public  facilities and services.

2. Canby shall utilize all  feasible means of  financing  needed public  improve-
menU  and  shall  do  so in  an  equitable  manner.

3. Canby shall adopt and periodically  update a capital improvement program for

major  cUy  pro)ecU.

4. Canby shall strive to keep the intemal organizawn of  city govemment current

with  changing  circumstances  in the  commtgtily

5. Canby shall assure that adequate sites are provided for  pub(ic schools and

recreation faciliaes.

Analysis:

1.  All  affeCted  publiC  utility  providers  Will  be  notified  aS a part  Of the City'S

review  of  this  project,  thereby  satisfying  this  policy.

2.  All  proposed  public  improvements  associated  with  this  project  will  be paid

for  privately  by the  project  developer.
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3.  The  proposed  development  does not  require  any  improvements  shown  on

the  City's  capital  improvement  program  and  will  not  affect  its implementa-

tion.

4.  This  policy  is a guide  to  City  action  and  does  not  directly  apply  to  this

proposal.

5.  A  five  acre  park  site  is proposed  to be dedicated  to the  City  to assist  in

compliance  with  this  policy.  The  Trost  Elementary  School  site  is immedi-

ately  adjacent  to the  subject  property  and  has remaining  room  for  addi-

tional  development.  No  new  school  sites are identified  as being  needed  in

this  vicinity.

vL Economic

Goals:

I.  To diversify and improve the economy of the City of Carxby.

Policies:

1.  Canby  shall  promote  increased  industrial  development  at  appropt'ate  Ioca-

fZO7!S.

l  Canby sha[[ encourage fimher  commercwl  development  arui redevelopment
at  appropriate  locatiorts.

3. Canby  sha(l  ertcourage  economic  programs  artd  projects  which will  lead to an

mcrease in  loca7  employment  opporturaaes.

4. Canby  shal[  comider  agricultura[  operations  which  contribute  to the loca(

economy  as part  of  the economic base of the communiq and shal7 seek to
maintain  these  as viable  economic  operatiom.

Analysis:

1.  The  proposed  development  is not  industrial  and  the comprehensive  plan

designation  precludes  such  development  on  this  site.

2.  The  proposed  development  is not  commercial  and  the  compre'hensive  plan

designation  precludes  such  development  on  this  site.
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3.  The  proposed  development  wall contn'bute  to the  area's  economy  through

construction  jobs  during  site development  and  home  construction.  No

other  direct  economic  impacts  are  associated  with  this  proposal.

4,  As  discussed  above,  the  agricultural  activity  on  this  site  is low  intensity  in  its

character,  does  not  generate  significant  agricultural  income,  and  therefore

is not  feasible  to continue.  The  proposal  will  result  in urbanization  of  this

site  for  residential  use.

vi;L Housirtg

Goalo

1. ToprovideforthehousirtgneedsofthecitLzemofCanby.

Policies:

1.  Canby  shall  adopt  arui  implement  an urban  growth  bouruiary  which  will  ade-

quately provide space fornew  hous5xgstam to support arui increase in  popula-

tion to a total of  20,000 persom.

1  Canby  shall  ertcourage  a gradual  mcrease irt  hotmmg  demiq  as a response  to

the increase in housing costs and the need formore  rental housing.

3. Canby shall coordinate the location of  higher demity  hotmirtg with the ability

of  the city to provide umities, public  facilities, and a functional  tramporatation
netvvork.

4. Canby shall encourage the development of  hotming for  low income persons

and the integration of  that housmg irtto a varieff of  residential areas within  the
CU)?.

5. Canby shall provide opportunities for  mobile home developments m all resi-
dential  zones,  subject  to appropriate  design  standards.

Analysis:

1.  The  subject  property  is within  the existing  UGB  and,  therefore,  is consid-

ered  to be needed  to meet  projected  population  growth.

2. The  proposed  density  of  development  is consistent  with  the  Low  Density

Residential  plan  designation  as well  as the  R-I  zoning  standards.
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3, The  subject  property  is on the fringe  of  the city and has not been identified

for  higher  density  development  in the Comprehensive  Plan.

4. This  project  is aimed  directly at providing  affordable  homes to assist in

meeting  the city's  housing  needs. The proposed houses are planned to be

1,000  to 1,500  square  feet  in area and will be designed with affordability  in

mind.

5. No  mobile  home  development  is proposed  on this site.

L  Energy  Conseravation

Goal:

I.  To conserve energy artd  encourage the use of renewable resot,uaces irt peace of
non-renewable  resources.

Policies:

1.  Canby  shall  encourage  energy  conservation and efficiency measures in cort-
s'fructton  practtces.

2. Canby  shall  encourage  deve[opmertt  projects which take advargtage of wind
and  solar  orientation  and  utilization.

3. Canby  shall  strive to irtcrease comumer protection irt the area of solar design
and  construction.

4. Canby  shall  attempt  to reduce  wasteful patterm of energy consumptiorx in
trartsportatwrt  system.

Canby  shall  continue  to promote  ertergy  efficiertcy  and the tme of renewable
resources.

Analysis;

1. The  subdivision  has been planned  to promote energy efficieng by orient-
ing  lots on predominantly  east-west  streets. All  homes will comply with the
strict  energy  standards  of  the building  code.

2, The  proposed  east-west  orientation  of the street system maximizes the
solar  orientation  of  the building  lots.
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3. Building  permits  will  be reviewed  by the  City  for  compliance  with  solar

access  and  energy  standards.

4. This  policy  is a guide  to City  action  and  is not  directly  applicable  to the

proposed  annexation  or  development.

5. The  City  will  review  building  permits  for  compliance  with  Uorm  Build-

ing  Code  energy  standards  and  City  solar  access  standards.

CONTINUED  ANALYSIS  OF  ANNEXATION  CRITERIA.

l  Compliancewithotherapplicab[eCityordiixancesorpolicies.

Comment:  The  proposed  development  has been  designed  as a Planned  Unit  Devel-

opment  and  complies  with  applicable  zoning  and  subdivision  standards,  as demon-

strated  in the  follow'ng  sections  of  this  report.

3, Capability  of  the City and other affected service-providing entities to amp'Ly provide  the

area  with  urban  levd  services.

Comment:  As  discussed  above,  basic  urban  services  (water,  sewer,  and  storm  drain-

age)  are  depicted  on  the  preliminary  utility  plan  and  are  available  to meet  the  needs  of

this  project.  Agency  comments  will  be sought  by the  City  during  its review  of  this

project  to  ensure  adequate  senrice  availability.

4. Compliance of  t1ze application with the applicable sec'kn of  ORS 222.

Comment:  This  application  will  be reviewed  by the City  Planning  Commission, (',ity

Council,  and  the  Boundary  Commission  for  compliance  with  these  standards.  This

property  is contiguous  with  the  City  limits,  the  owners  have  authorized  the  applicant  to

apply  for  annexation,  and  the  site  can be provided  with  adequate  levels  of  urban  serv-

ices.

5. Appropriateness of the annexation of the specific area proposed, when compared to other
properaties  that  may  be annexed  to the  City.

COmment:  The  annexation  Of thiS Site tO the  City  OutSide  Of the phased annexation

plan  identified  in the  Comprehensive  Plan  is wananted  because  it will result in a spe-

cific  benefit  to the  City  through  dedication  of  park  lands,  as discussed above. This

special  circumstance,  together  with  the fact  that  the  existing  agricultural activities are

less intensive  and  no water  rights  exist  on this  property,  indicate  that  annexation prior

to other  areas  is consistent  with  this  policy.
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6. Riskofnaturalhazardsthatmightbeexpectedtooccuronthesubjectproperq,

Comment:  No  natural  hazards  have  been  identified  on this  site.

7. Effect of the urbanization of  the subject properq on specially designated open  space,

scenic,  historic,  ornatural  resource  areas.

Comment:  No  such  resources  exist  on  this  site,  with  the  exception  of  the  scenic  re-

source  associated  with  the  forested  area  of  the  property.  This  area  will  be preserved

as park  land  through  dedication  to the  City  if  this  annexation  and  PUD  are  approved.

8. Economic impacts which are likely to result from the annemtioz

Comment:  The  only  economic  impacts  associated  with  this  proposal  are  the  positive

impacts  resulting  from  construction  jobs  associated  with  site development  and  home

construction.

COMPLIANCE  WITH  SUBDIVISION  STANDARDS

I.  Confomance  with the text and app(icab(e maps of  the Comprehensve Plan.

Comment:  See analysis  of  Comprehensive  Plan  policies  above.

2. Confomance  with other applicable requiremertts of  the Land  Development and Hannirtg

Ordinances.

Comment:  The  proposed  development  has been  designed  as a Planned  Unit  Devel-

opment.  Lot  sizes are  proposed  to be reduced  from  the  normal  7,000  sq. ft.  standard

of  the  R-1  district  to a minimum  of  about  6,100  sq. ft.  The  overall  density,  however,

has been  designed  to conform  to that  of  the  R-7  district.  Approximately  5.09  acres  of

park  lands  win  be dedicated  to the  City  and  the  resulting  density  transfer  has permit-

ted  the  smaller  lot  sizes  within  the  development.  Street  standards  are  proposed  to

conform  with  City  standards  for  local  streets,  as shown  on  the  preliminary  utility  plan.

Compliance  with  specific  standards  of  the  Canby  Land  Development  and  Planning

Ordinance  is discussed  below  in  this  report.

3. The overall design and arrangement of (ots shall be functional  and shall adequately pro-

vide building sites, utility  easements, and access facilities deemed necessary for  the deve[-

opment of the subject property without unduly hiruiering the use or development of  adja-

Cent  prOpemeS.
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Comment:  All  lots  have  adequate  access  onto  City  streets.  Further,  utilities  will  be

located  in street  rights-of-way  or easements,  as shown  on the  preliminary  utility  plan.

Street  stubs  and  utility  extensions  are  provided  where  needed  to  allow  for  future

development  of  adjacent  undeveloped  properties.

4. ItmustbedemonstratedthatallrequiredpublicfacilitiesandservLesareavailable,orwin
be come available through the development, to adeqwtely meet the need; of the proposed

land  division.

Comment:  See discussion  above  under  the  public  facilities  element  of  the  Compre-

hensive  Plan  polig  analysis.

COMPLIANCE  WITH  OTHER  PROVISIONS  OF  THE  CANBY  LAND  DEVELOP-

MENT  AND  PLANNING  ORDINANCE

DIVISION  III.  ZONING

Chapter  16.10  =  Off-Street  Parking

Table  16.10.050  indicates  that  all  new  single-family  dwellings  shall  provide  a minimum

of  two  off-street  parking  spaces.  The  minimum  parcel  size in the  proposed  develop-

ment,  65' X 95',  provides  sufficient  room  for  the  construction  of  homes  with  two-car

garages  with  parking  in the  driveway  area  for  two  additional  vehicles.  Specific  compli-

ance  w'th  this  standard  will  be  reviewed  at the  time  of  building  permit  application.

Qiapter  16.16-R-I  Low  Density  Residential  Zone

16.16.010  Uses  permitted  outright

The  land  use proposed  in this  development,  single-family  dwellings,  is Iisted  as a use

permitted  outright  in  the  R-1  zone  (16.16.010A).

16.16.030  Development  Standards

A.  Minimum  lot  area:  The  R-1  zone  requires  a minimum  lot  area  of  7,000  square

feet.  The  proposed  development,  however,  is a Planned  Unit  Development.

Section  16.76.040  permits  modification  of  lot  size, lot  width,  and  setback  stand-

ards  within  a PUD.  See discussion  below  under  that  section.

B.  Minimum  lot  width:  Although  the  PUD  provisions  permit  modification  of  the  lot

width  standard,  the  minimum  lot  width  proposed  in this  project,  65 [eet,  exceeds

the  60 foot  minimum  standard  of  the  R-1  district.
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C. Minimum  yard  requirements:  As  discussed  under  subsection  A,  above,  the  PUD

provisions  permit  modification  of  the  minimum  setback  provisions  of  the  R-1

district.  See discussion  below  under  Section  16.76.040.

D.  Maximum  building  height:  No  specific  building  plans  are  being  approved  at  this

time.  Plans  for  individual  homes  will  be submitted  to the  City  at the  time  of

building  permit  application  and  reviewed  for  compliance  with  the  35 foot/2,5

story  standard.  No  adjustment  to this  standard  is being  requested.

E.  Maximum  lot  coverage:  The  R-1  zone  establishes  no limit  for  the  lot  coverage  of

the  main  building.  No  accessory  building  will  be permitted  which  exceeds  the

coverage  of  the  main  building,  as specified  in this  section.

Chapter  16.46  =  Access  Limitations  on Project  Density

All  project  streets  are  proposed  to comply  with  the  City's  36 foot  paved  width  standard

for  local  streets.  Subsection  16.46.010  permits  up  to 40 dwellings  on  such  roadways

(this  standard  may  be increased  by up to 50 percent  for  looped  streets  and  by  an addi-

tional  20 percent  in PUDs).  In  the  proposed  development,  S.E.  9th  Avenue  is the

street  which  will  have  the  most  homes  fronting  on it.  The  33 units  proposed  on this

street  is less than  the  maximum  access  standard.

DIVISION  rV.  LAND  DIVISION  REGULATION

Chapter  16.64  =  Subdivision  Design  Standards

16.64.010  Streets

A.  The  proposed  subdivision  plan  conforms  with  the  general  street  design  standards

because  it  provides  for  the  continuation  of  S.E.  lath  Avenue  and  provides  a stub

on Carriage  Gate  Drive  for  future  development  to the  south.  Further,  the  plan

complies  with  City  minimum  width  standards  for  right-of-way  and  paving.

B.  A  reserve  strip  will  be provided  at the  southerly  terminus  of  Carriage  Gate

Drive,  as required  by  this  section,

C-  The  site  plan  provides  for  'T'  intersections  for  all  streets  in the  subdivision.  No

offset  intersections  of  less than  150  feet  are  proposed  (the  centerline  offset  of

S.E.  5th  and  6th  Avenues  is in excess  of  180  feet).

D.  The  only  unplatted  developable  acreage  which  abuts  the subject  property  lies  to

the  SOuth Of thiS Site. The  Site  plan  provides  for  future  development  Of thiS area

by  providing  frontage  on S.E. 10th  Avenue  and  by providing  for  a street  stub  on

S.E.  Carriage  Gate  Drive.
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E.  All  intersection  angles  proposed  are approximately  90 degrees,  consistent  with

the  requirements  of  this  subsection.

F,  Township  Road,  the  only  street  abutting  this  site,  complies  with  the  minimum

County  standard  for  right-of-way  width,  60 feet.  No  additional  right-of-way

dedication  is needed.

G.  The  only  half-street  in this  development  is the  extension  of  S.E.  10th  Avenue.

The  site  plan  provides  for  an immediate  transition  to a full-street  dedication  as

soon  as possible  and  continues  this  street  with  the  minimum  40 foot  right-of-way

along  the  southern  boundary  of  the  subject  property.

H.  The  only  cul-de-sac  proposed  in the  site  plan  is a short  "bubble"  off  of  S.E. 5th

Avenue.  This  street  is less  than  100  feet  in length,  well  under  the  450  foot

maximum  length  standard  or  this  subsection.  Further,  the  cul-de-sac  serves  only

six  homes  =  well  w"thin  the  maximum  limit  of  18.

I.  This  subsection  relates  to marginal  access  streets  which  may  be required  by the

City  when  a site abuts  an arterial  street.  Township  Road  is designated  as a col-

lector  street  and,  therefore,  these  provisions  do not  apply.

J.  No  alleys  are  proposed  and  none  are  required  by  this  subsection  because  the

proposed  development  is not  in an industrial  or  commercial  district.

K.  Proposed  street  names  are shown  on the  Tentative  Plat.  East-west  streets con-

tinue  the  numbered  avenue  system  consistent  with  the  City's  grid.  Staff  has

advised  us that  north-south  street  names  will  have  to  be revised  to  conform  to

the  City's  street  naming  system.  The  applicant  will  work  with  staff  so that  neces-

sary  changes  will  be made  prior  to final  plat  approval.

L.  The  site  plan  depicts  proposed  easements  along  streets  in the  development

which  are  sufficient  to provide  room  for  the  planting  of  street  trees.

M.  As  shown  on preliminary  profiles  submitted  with  this  application,  the steepest

road  grade  proposed  is four  percent-well  under  the  15 percent  maximum

grade.  The  flattest  grade  proposed  is.5  percent,  consistent  with  minimum  slope

standards.

N.  The  subject  property  parallels  the Southern  Pacific  Railroad  right-of-way  along

its  east  border.  Carriage  Gate  Drive  parallels  this  railroad  right-of-way,  as re-

quired  by  this  section.
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16.64.020  Blocks

A.  The  block  system  proposed  complies  with  general  design  standards  in that  it

provides  adequate  depth  for  building  sites (95 feet  minimum),  maintains  a grid

system  that  provides  appropriate  traffic  circulation  throughout  the development,

and  provides  appropriate  access for  all lots.

B,  The  proposed  plan  has a maximum  block  length  of  approximately  1,050  feet  (8th

and  9th Avenues  between  Deininger  and Carriage  Gate  Drives).  This  complies

with  the  maximum  1200  foot  length  standard  of  this subsection.  The  proposed

block  depth  provides  for  two lot  depths.

16.64.030  Easements

A.  Twelve  foot  utility  easements  are proposed  along  all street  lines  in the project, as

required  by this section. Side and rear  utility  easements  will  be provided  where

appropriate.

B.  Drainage  easements  are not  required  because there  are no watercourses on the

property.

C. Tracts  are provided  for  pedestrian  walkways  to Trost  Elementary  School and to

the  pathway  system  along  Molalla  Forest  Road.

D.  Compliance  with  solar  access standards  is discussed  later  in this  report.

16.64.040  Lots

A.  As far  as possible,  the  proposed  plan  provides  rectangular  lots measunng 65 feet

wide  by 95 feet  deep. These  dimensions  provide  a building  envelope  of approx-

imately  55 feet  wide  by 55 feet deep, adequate  room  for  construction  of single-

family  homes.

B.  Minimum  lot  sizes are modified  through  the PUD  provisions.  Please  see discus-

sion of  Division  V, below.

C. All  lots proposed  have  adequate  frontage  on public  streets.

D.  The  only  double  frontage  lots proposed  are along  Township  Road  and Molalla

Forest  Road.  The  double  frontage  lots are necessary  along  Township  Road

because it is a Clackamas  County  Collector  street  and County  policies  discour-

age direct  access to such roads. Additionally,  sight  distance  is poor  because  of a

vertical  curve  in this roadway  making  access at points  other  than  the street  inter-

sections  proposed  unsafe.  Molalla  Forest  Road  is now  owned  by the City  of
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Canby  and  is planned  to be used  for  pedestrian/bicycle  purposes.  Vehicular

access  from  this  road,  therefore,  is not  permitted  and  double  frontage  lots  must

be used.

E,  Side  lot  lines  have  been  designed  to be perpendicular  or  radial  to  street  right-of-

ways  in so far  as practical.

F,  No  lots  or  tracts  capable  of  resubdivision  are  proposed.

G.  Special  side  yard  setbacks  (five  feet)  are proposed  as a part  of  the  Planned  Unit

Development.  These  setbacks  will  be noted  in  the  deed  restrictions.

H.  No  flooding  or soil  hazards  are  present  on this  site. Therefore,  approval  of  this

Tentative  Plat  is consistent  w'th  this  subsection.

I.  Only  one  flag  lot  (Lot  176)  is proposed  in the  project.  The  access  strip  width

proposed  is 20 feet  and  is proposed  to be paved,  consistent  with  City  standards.

Appropriate  setbacks  and  turn-around  requirements  win be demonstrated  at the

time  of  building  permit  application.

16.64.050  Public  open  spaces.

The  proposed  site  plan  provides  5.09  acres  of  foIoested  land  which  is proposed  to  be

dedicated  to the  City  of  Canby  for  park  purposes.

16.64.070  Improvements

The  improvements  required  for  this  project  are  indicated  on  the  Preliminary  Utility

plans  submitted  with  this  application.  Final  engineering  will  be  provided  for  these

improvements  prior  to final  plat  approval.  All  City  requirements  for  construction  of

these  improvements,  including  appropriate  inspections  and/or  bonding  requirements,

will  be met  prior  to final  plat  approval.

DIVISION  V. PLANNED  UNIT  DEVELOPMENT

Chapter  16.70-General  Provisions

16.70.010  General  provisions

Consistent  with  the  provisions  of  this  subsection,  because  the  proposed  Planned  Unit

Development  includes  the  subdivision  of  property,  it is being  reviewed  under  the

provisions  of  Division  IV  as well  as the  requirements  of  Division  V.
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16.70.020  Purpose

The  proposed  development  is consistent with the purpose statement  this Division  in

that  the  design  flexibility  permitted  through the PUD process will  permit  the lot sizes

to be somewhat  smaller,  thereby allowing the preservation  of the wooded area of the

site through  park  dedication.  The resulting development  win be as good as, or better,

than  would  be obtained  through  standard  subdivision  practices  because the lots will

still  provide  adequate  building  sites for single-family homes but the resource and open

space  value  of  the  wooded  area will  be retained.

16.70.030  Condominium  projects  treated  as planned  unit  development

This  section  does  not  apply  because  no condominium  units are proposed.

Oiapter  16.72  -  Applications

16.72.010  General  requirements

Consistent  with  this subsection,  the application  procedures for tentative  subdivisions,

pursuant  to Division  IV,  are  being  followed  for  this  application.  Conditional  use

provisions  of  Division  III  are not  applicable  because  the  proposal includes the subdivi-

sion  of  property.

16.72.020  Who  may  apply.

The  application  has been  signed  by all  owners  having  title  to the property  in the

proposed  Planned  Unit  Development.

16.72.030  Form  and content.

A.  The  application  was submitted  to the City Planner  on forms  provided  for  that

purpose.

B.  The  Tentative  Plan  map  provides  an accurate map drawn at a scale of one inch

equals  100  feet  showing  the  proposed  development.  Because the proposed  PUD

includes  only  lots  for  single-family  homes,  no architectural  plans are being

approved  as a pan  of  this  application.  Building  plans  will  be reviewed  individual-

ly for  each  home  at the time  of  building  permit  application.  The proposed  loca-

tion  and  dimensions  of  the  proposed  open  space  (Tract  "C")  are noted  on the

plan.  Off-street  parking  will  be provided  in driveways  and  garages for  the homes

and  will  be reviewed  at the  time  of  building  permit  application.  The site plan

shows  access points,  topography  and railroad  right-of-way.  Proposals for grading

and  drainage  are shown  on the  preliminary  utility  plans. Landscaping  will  be

provided  by individual  homeowners.
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C. The  purpose  of  the proposed  development  is to provide  building  lots  for  209

single-family  detached  homes. Additionally,  the plan will  provide  5.09 acres of

park  land  which  is proposed  to be dedicated  to the City  of Canby. This  dedica-

tion  will  preserve  as open  space the only  area  of  the site containing  significant

physical  features-old  growth  Douglas  fir  trees. No other  non-residential  uses

are proposed.

Qiapter  16.74-Uses  Permitted

16.74.020  Uses  permitted  in residential  zone.

The  only  uses proposed  in this project  are single-family  detached  homes  and  5.09 acres

of  open  space. Residential  uses in R-1 zoned areas are permitted  by this Division  as

well  as Division  III.

Chapter  16.76-Requirements

16.76.010  Minimum  requirements

A.  The  site plan  preserves  11.21  percent  of  the site as open  space (5.09 acres out  of

45.42 acres). This  exceeds the minimum  10 percent  requirement  of  this  section.

B.  The  average  area per  dwelling  unit  is not  less than  that  requjred  by the R-I  zone.

The  site  contains  a total  of  45.42 acres, of  which  8.91 acres will  be dedicated  for

public  streets.  The  net  site area, 36.51 acres or 1,590,376  square  feet,  divided  by

209 units  equals  an average  area per  dwelling  unit  of  7,609 square  feet.

C. The  size of  the subject  property,  45.42 acres, exceeds  the minimum  PUD  site

area  requirement  of  one acre.

16.76.020  General  requirements

Consistent  with  these requirements,  this application  report  demonstrates  that  the

requirements  of  Division  IV,  Land  Division  Standards,  are satisfied.  Additional
information  required  by this subsection  has been  addressed  as follows:

A.  Public  dedication  areas  include:  Tracts  "A"  and "B",  which  are to be used  for
pedestrian  pathways,  Tract  "C",  a 5.09 acre proposed  to be dedicated  to the City

of  Canby  for  park  purposes,  and 8.91 acres of  public  street.

B.  No  undedicated  open  space is proposed.
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C.  Land  use  within  the  proposed  development  is shown  on the  site  plan  and  is

summarized  as follows:

209  Single-family  home  lots  =

Public  street  right-of-way  -

Tract  "C'  park  dedication  -

Tracts  "A"  and  "B"  pathways  -

31.38  acres

8.91 acres

5.09  acres

.04  acres

D.  All  dwellings  proposed  will  be single-family  detached  units.  They  will  be  sited

w'thin  required  setbacks  on  the  209  lots  shown  on the  site  plan.

E.  All  off-street  parking  requirements  will  be met  in the  driveway  and  garage  areas

on the  individual  lots.

F.  Pedestrian  pathways  are  shown  as Tracts  "A"  and  "B"  on  the  site  plan.

G.  Approval  is being  requested  for  the  entire  project  at this  time.  While  the  devel-

opment  may  be constructed  in two  stages,  completion  of  the  entire  project  within

the  permitted  preliminary  approval  period  is anticipated.

H.  Adjacent  utilities  are  depicted  on  the  preliminary  utility  plan.

I.  The  proposed  density  of  development  is 4.6 units  per  gross  acre  or  5.72  units  per

net  acre.  Lot  coverage  will  be reviewed  w'th  the  building  permit  application.

J.  The  only  other  pertinent  information  requested  by  staff  is a traffic  study.  See  the

report  prepared  by  Lancaster  Engineering.

16.76.030  Standards  and  criteria.

A.  The  applicant  acknowledges  that  the approval  of  this  PUD  will  be  binding  upon

the  developer.

B.  The  appIicant  acknowledges  that  land  within  the  PUD  may  be subject  to  con-

tractual  agreements  with  the  City  and  will  record  approved  agreements  with  the

covenants  of  the  development.

C.  This  report  provides  a detailed  analysis  demonstrating  that  the  proposed  devel-

opment  complies  with  other  relevant  provisions  of  the  Land  Development  and

Planning  Ordinance.

D.  The  proposed  development  provides  an organized  arrangement  of  10tS, with

each  having  appropriate  access  to public  services  as shown  on  the  utility  plan.
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E.  The  proposed  development  pattern  provides  single-family  homes  on individual

lots. This  land  use is typical  of  nearby  residential  areas  and  is a use authoied

by  the  R-I  zoning  on  the  subject  property.

F.  The  proposed  development  has been  demonstrated  to be a complete  develop-

ment  with  respect  to the  provisions  of  this  ordinance.  Proposals  for  utilities,

street  improvements,  etc.  are  shown  on the  site  plan.

G,  The  only  undeveloped  lands  proposed  are the  two  pedestrian  pathways,  Tracts

"A""  and  ffBf',  and  the  park  site,  Tract  "C".  These  areas  are  proposed  to be

dedicated  to the  City  in perpetuity.

H.  As  with  any  other  City  park,  the  maintenance  of  the  park  dedication  area  is

proposed  to  be  the  responsibility  of  the City  of  Canby.

I.  All  units  are  proposed  to have  individual  utility  services.

J.  No  condominium  conversions  are  proposed.  This  subsection  does  not  apply.

K.  No  condominium  conversions  are  proposed.  This  subsection  does  not  apply.

16.76.040  Exceptions

A.  Modification  to the  minimum  lot  size and  setback  standards  of  the  R-1 zone  are

requested  in conjunction  with  this  application.  The  R-1  zone  requires  a mini-

mum  lot  size  of  7,000  square  feet.  Within  this  PUD  a minimum  lot  area  of  6,000

square  feet  is proposed  in order  to compensate  for  the  5.09 acres  reserved  as

park  dedication  area.  Because  the  lot  sizes  are  smaller,  a side  yard  setback  of

five  feet  is proposed.

B.  Building  height  is proposed  to conform  to the  basic  R-1  standards.

C.  As  previously  discussed,  the  off-street  parking  requirements  of  Division  III  will

be met.

Chapter  16.78-Condominium  Proiects  Involving  Construction  of SFewer  Units.

Not  applicable.  No  condominium  units  are  proposed.

Chapter  16.80-Manufactured  or  MObile  HOme  Subdivisions.

Not  applicable.  No  manufactured  or  mobile  homes  are  proposed.
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Chapter  16.82-Special  Housing  Pro.iects  for  the  Elderly  or  Handicapped,

Not  applicable.  No  housing  specifically  for  the  elderly  or  handicapped  is proposed.

DIVISION  VI.  ANNEXATION

These  provisions  have  been  previously  addressed  in this  report.

DrVISION  VII.  STREET  ALIGNMENTS

Consistent  with  the  provisions  of  subsection  16.86.020(B)  the  streets  in the  proposed

development  are  proposed  to have  a right-of-way  width  of  40 f'eet.  No  other  provi-

sions  of  this  section  are  applicable  to  this  proposal.

DrVISION  VIII.  GENERAL  STANDARDS  AND  PROCEDURES

The  provisions  of  this  Division  provide-general  guidance  to City  action  on  land  use  and

are  not  directly  applicable  to the  review  of  this  development  application.

DIVISION  IX.  SOLAR  ACCESS

Chapter  16.95-Solar  Access  for  New  Developments

16.95.020  Applicability

The  subject  property  is zoned  R-1  and,  therefore,  the  provisions  of  this  chapter  apply

to  the  proposed  development.

16.95.030  Design  Standard.

Compliance  with  the  80 percent  design  standard  would  require  that  168  out  of  209

meet  one  of  the  three  options  for  solar  access. In the  proposed  subdivision,  we  have

oriented  nearly  every  street  on  an east-west  axis  to  maximize  solar  access.  The  only

significant  streets  oriented  other  than  east-west  are  the  access  road  from  Township

ROad,  Deininger  Street,  and  Carriage  Gate  DriVe  along  the  eastern  border  Of the

property.

Despite  our  attempt  to maximize  lots  on a north/south  axis, the  proposed  subdivision

provides  for  only  67 percent  (140  out  of  209 lots)  to meet  the  basic  design  option  (90

feet  deep  on the  north-south  axis  and  front  lot  line  within  30 degrees  of  east-west).
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Because  of  the  nanow  north-south  width  dimension  of  the lots  which  do not  meet  the

basic  design  option,  using  the  protected  solar  building  line  or  peformance  options  are

not  practical  alternatives  for  this  site. The  lots  which  do comply  with  the  basic  design

option  are: Lots  5-7,  11-15,  42-138,  141-157,  161,  164-166,  172-173,  176-177,  and  185-

194. An  adjustment  to the 80 percent  design  standard  is being  requested  pursuant  to

the  provisions  of  Section  16.95.050.

16.95.050  Adjustments  to Design  Standard

This  section  provides  that  the  percentage  of  lots  that  must  comply  with  Section

16.95.030  must  be reduced  by the  Planning  Commission,  to the  minimum  extent  neces-

sary,  if  it  finds  the  applicant  has  shown  compliance  would  cause  adverse  impacts  on

density  and  cost  or  loss of  amenities,  or that  impacts  of  existing  shade  excludes  a por-

tion  of  the  site. In  this  instance,  the  impacts  of  existing  shade  is not  a factor.  However,

compliance  would  result  in increased  costs,  loss of  density,  and  loss of  view  amenities.

Discussions  with  City  planning  staff  have  resulted  in one  design  alternative  to  be

considered  to increase  compliance  with  the  basic  design  option.  By  moving  Deininger

Street  to  the  western  border  of  the  site against  the  Trost  Elementary  School  boundary,

the  east-west  lots  proposed  on this  street  could  be eliminated.  We  have  prepared  a

concept  plan  depicting  this  alternative  (Design  Option  "A"  on the  following  page  of

this  report).  This  option  was  not  as successful  in providing  compliance  with  the  design

standard  as originally  anticipated  because  the spacing  of  the lots  resulted  in non-

complying  lots  being  located  along  Carriage  Gate  Drive.  However,  the  plan  does

achieve  a greater  percentage  of  the  lots  in compliance  (72  percent  versus  67 percent).

Option  "A"  results  in a density  reduction  from  209 lots  to 206  units.  Additionally,

streets  and  required  utilities  are  increased  by about  six percent  due  to the  need  to

extend  the  length  of  6th,  7th,  8th,  and  9th  Avenues  and  the  need  to provide  for  the

extension  of  S.E. Pinnacle  Street  in order  to comply  with  the  1200  foot  maximum  block

length  standard.  The  increase  in costs  associated  with  longer  street  and  utility  runs

would  be proportional  to the  six percent  increase  in these  facilities.  The  provisions  of

Section  16.95.050A(1)  allow  for  a reduced  compliance  with  the  solar  design  standard  if

compliance  results  in a loss of  density  or an increase  in development  costs  of  at least  5

percent.  Both  of  these  conditions  would  occur  under  Option  "A".

The  elimination  Of the east-west  10tS along  Deininger  Street  alSO reSultS  m the  10SS Of

10tS taking  advantage  Of spectacular  Mt.  HOOd  VieWS  along  thiS  roadway.  Section

16.95.050A(2)  allows  for  a reduction  to the  design  standard  if  "significant  development

amenities  that  would  otherwise  benefit  the lot(s)  would  result  from  having  the  lot(s)

comply".  In  order  to take  advantage  of  the  Mt.  Hood  views,  these  lots  must  be orient-

ed on  an east-west  axis.  Compliance  with  the  basic  design  option  would  require  a

north-south  orientation.
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Based upon  loss of density,  increased  development  costs, and the loss of  the amenxty

value of  Mt.  Hood  views, an adjustment  is warranted  for  Lots  195 to 209.

An  adjustment  is also wananted  for  the lots along  the east side of  Carriage  Gate  Drive

(Lots  16 through  39) because  this roadway  must be extended  through  the site and to

the  undeveloped  property  to the south  in order  to provide  for  improvements  to the

existing  road  pattern  allowing  for  development  consistent  with  the Comprehensive

Plan.  Molalla  Forest  Road  is planned  to be used for  bicycle  and pedestrian  traffic

only.  If  it were  open  to vehicular  use the east-west  streets  in this  project  could  be

extended  to connect  with  it and  provide  more  lots  complying  with the  basic  solar

design  option.  However,  such connections  would  be in conflictwith  the planned use of

this  existing  right-of-way.  The  provisions  of  subsection  16.95.050A(1)c allow for an

adjustment  when  such circumstances  exist

When  the  adjustments  for  the 24 lots along Carriage  Gate Drive and the 15 lots along

Deininger  Street  are removed  from  consideration,  the site plan provides for 140 lots in

compliance  with  the basic  design  option  out  of  the remaining 170 lots (82 percent).

Thus,  with  the approval  of the requested  adjustments,  this application complies with

the  solar  access requirements  of  this section.
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PE  RE  ATTA  !!!

CANBY  PLANNING  DEPARTMENT

P.0.  Box  930, Canby,  OR 97013

REQUEST  FOR  COMMENTS
rum  266-4021

DATE:  Mardi  20, 1995

TC). , POLICE, aJB,  TELEPHONE, TELECOM, NW NATURAL  GAS ROY, SIEVE, M[KE  J.

The  City  has received  SUB  95aaOl[PUD]r  an application  by Douglas  F. Kolberg  [applicant]  and

Joan Joans and Gertmde  Thompson  [ownersl  for approval  to develop  a 209 lot  planned  unit
development  subdivision.  The  property  is bounded  by  Township  Road  on  the  no  the

Molda  Forest  Road  on  the  east,  and  Trost  Elementary  School  on  the  west  [Tax  Lots  900,1100

and  1200  of  Tax  Map  4-IE-3}.

We  would  appreciate  your  reviewing  the  enclosed  application  and  returg  your  comments

by  Ap:ril  1,  1995  . The  Plag  Commisston  plans  to consider  this  application  on  '

April  24,1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to

consider  if  they  approve  the  application.  Thank  you.

Comments  or  Proposed  Conditions:

4,,)o r,om,srs,J< r;>rr /"':o7o:>eq/ ('r>turlttir>o  at tats *>me

Please  dateck  one  box:

€  Adequate  Public  Services  (of  your  agency)  are  available

E Adequate  Public  Services  wffl  become  available  through  the  development

€ Conditions  are  needed,  as indicated

€ Adequate  p  lic  services  are  not  available

Signature:  b
and  will  not  become  available

Date:,7  -J  /'-/""  5'

'  EXHIBIT

t'i 5 {lrqa>..



PTF,ASE  REIURNATTA  !!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR COMMENTS
P.0.  Box  930, Canby,  OR  970u

rsoai zrx

DATE:  Mardi  20,1995

TO: FIRE, POLICE, CUB, TELEPHONE,  TELECOM,  NW NATURAL  GAS, ROY, SIEVE,  MnaEJ

JOHN K., CURT McLEOD, aA  COUNTY P G, aA  COUNTY

The  City  has  received  SUB 95-01[PUD],  an application  by Douglas  F. Kolberg  [applicantl  and

Joan Joans and Gertrude Thompson [owners] for approval to develop a 209 lot planned uit
development  subdivision.  The property  is bounded  by Township  Road on the nortl  the

Molana  Forest  Road  on  the east, and Trost  Elementary  School on the west  [Tax Lots 900, 1100

and  1200  of  Tax  Map  4-IE-3].

We  would  appreciate  your  reviewing  the enclosed  application  and returg  your  comments

by  Apffl  1,  1995  . The Planning  Commission  plans  to consider  this  application  on

April  24,1995.  Please  indicate  any conditions  of approval  you  may  wish  the Commission  to

consider  if they  approve  the application.  Thank  you.

Comments  or Proposed  Conditions:

Please  check  one  box:

€  Adequate  Public  Services  (of  your  agency)  are  available

€  Adequate  Public  Services  will  become  avaUable through  the development

€ Conditions  are  needed,  as indicated

€  Adequate  public  services  are not  available  and will  not  become  available

Signahire:
Date:



PT,EASFJRETURNATTA(,"  !!!

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.0.  Box  930, Canby,  OR  97013 [5032  266-4021

DATE:  March  20, 1995

TO: F,  POLICE, CUB, TELEPHONE,  TELECOM,  NW NATURAL  GAS ROY, , M[KE  J.

The City  has received  SUB 95-01[PUD],  an application  by Douglas  F. Kolberg  [applicantl  and

Joan Joans and Gede  Thompson [ownersl for approval to develop a 209 lot planned tuafflt
development  subdivision.  The property  is bounded  by TownsMp  Road on the north  the
Molda  Forest  Road  on  the  east,  and Trost  Elementary  School on the west  [Tax Lots  900, 1200
and  1200  of  Tax  Map  4-IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  reg  your  comments

by  Apffl  1,  1995  . The  Plag  Commission  plans  to consider  this  application  on

April  24,1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to

consider  if  they  approve  the  application.  Tharm  you.

Comments  or Proposed  Conditions:

Please  dieck  one  box:

[XI Adequate  Public  Services  (of  your  agency)  are  available

€  Adequate  Public  Services  will  become  available  through  the  development

€  Conditions  are  needed,  as indicated

€ AdeqThapte,,p,ubli/c sfe,rv]ic,e/s/4/are not available and will not become Davaateil:a,b31eSignature(L



PLEASE  REu  ATTA  !!!

CANBY  PLANNiNG  DEPARTMENT

REQUEST  FOR  COMMENTS

P.0.  Box  930, Catiby,  OR  97013
rsoaz 266-4021

DATE:  March  20, 1995

TO: FIRE, POLICE, aJB,  TELEPHONE,  TELECOM,  NW NATURAL  GAS  ROY, , M[KE  J,

JOHN K,, CURT McLEOD, CLAS  CO  PIANNnSJG,  CIAS  COUNTY

TRANSPORTATION,  S<rs=tr  ')>6r

The  City  has received  SUB  95-01[PUD],  an application  by  Douglas  F. Kolberg  [applicant}  and

Joan Joans and Gertrude Thompson [ownersl for approval to develop a 209 lot planned tuaat

development  subdivision.  The  property  is bounded  by  Township  Road  on  the  north,  the

Molana  Forest  Road  on  the  east,  and  Trost  Elementary  School  on  the  west  [Tax  Lots  900,1100

and  1200  of  Tax  Map  4-IE-3].

We  would  appreciate  your  reviewing  the  enclosed  application  and  reg  your  comments

by  Apffl  1,1995  . The  Plag  Comrnisston  plans  to consider  this  application  on

April  24,,1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to

consider  if  they  approve  the  application.  Thank  you.

Comments  or  Proposed  Conditions:

Please  check  one  box:

€  Adequate  Public  Services  (of  your  agency)  are  available

Adequate  Public  Services  will  become  available  through  the  development

€  Conditions  are  needed,  as indicated
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CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
P.0.  Box  930, Canby,  OR  97013

DATE:  March  20, 1995

[5037  zrzx

TO:  FIRE, POLICE,  CUB, TELEPHONE,  TELECOM,  NW  NATURAL  GAS, ROY, , M[KE  J.,

JOHN K, CURT McLEOD,  aACKAMAS  COUNTY  P G, aA  S COUNTY

TRANSPORTATION,  Sr'%air  ')}6r

The  City  has received  SUB 95-01[PUD},  an application  by Douglas  F. Kolberg  [applicantl  and

Joan Joans and Gertrude Thompson [ownersl for approval to develop a 209 lot plamxed uit
development  subdivision.  The property  is bounded  by TownsMp  Road  on the north,  the

Molalla  Forest  Road  on the east, and Trost  Elementary  School  on  the west  [Tax  Lots  900, 1100

and  1200  of  Tax Map  4-IE-3].

We would  appreciate  your  reviewing  the enclosed  application  and  returning  your  comments

by  Apffl  1, 1995 . The Plang  Commission  plans  to consider  this  application  on

Api  24rl995.  Please  indicate any conditions of approval you may wish the Commission to

consider  if they  approve  the application.  Thank  you.

Comments  or Proposed  Conditions:

Please daieck one box:

€  Adequate  Public  Services  (of  your  agency)  are available

€  Adequate  Public  Services  wffl  become  available  through  the development

[2rConditions  are needed,  as indicated

€  Adequate  public  services  are not  available  and will  not  become  available

Signature:  )%},  !  - oate:94  -Sol/5'?i



April  5, 1995

MEMORANDUM

CUPi?AN-McLEOD,  INC,
CONSULTING  ENGINEEI?S

6655  SVv" HAMPTON S'if';EET, Sl)ITE 210
POf?TLAND, Ot?EGON  97223

PHONE €503) bE34-3478

TO:

FROM:

Jim  Wheeler

City  of  Canby

Curt McLeod k
DEININGER  FARMS  P.U.D.

SANITARY  SEWER  LAYOUT

As  we discussed,  Sanitary  Service  to the proposed  Deininger  Farms  must  be designed  to

accommodate  extension  beyond  this  development.  The  existing  collection  system  on

Redwood  Street  provides  gravity  sermce on 11th  loop  and  13th  Avenue.  This  is ample  to

collect  gravity  services  from  all  or portions  of  tax lots  400, 500, 600, 700 and 800.  The

south  easterly  areas,  tax Iot  401,  290 and 200 will  require  pumping.

To consolidate  the pumping  requirements  in this area, the pump  station  shown  for

Deininger  Farms  should  be located  at  the  most  south  easterly  point  of  the  property.  Future

developers  in this  area  should  be required  to extend  the  collection  system  and  force  main

for  this  pump  station  and  relocate  the  station  to the low  point  of  the  UGB.

We  have  discussed  this  with  the  project  engineer  and  this  created  no problems  for  him.
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P.0. Box 930, Cm%, OR g7013

DATE:  March  20, 1995

CANBY  PLANNING  DEPARTMENT

REQUEST  FOR  COMMENTS
[503]  266-4021

TC). FnRE, POLICE,  TELEPHONE, TELECOM, N\V NATURAL  GAS  ROY, SIEVE, M[KE  J
JOHN K, CURT McLEOD, CLAS  COUNTY  G, CLA  COUNTY
TRANSPORTATION,  SCHOOL  DISIRICI'

A  subdivision  application  is  also  been  submitted,  to develop  a 209  lot  planned  uit  development

subdivision.  The  property  is bounded  by  TownsMp  Road  on  the  north,  the  Molana  Forest  Road

on  the  east,  and  Trost  Elementary  Sdtool  on  Uhe west  ['rax  Lots  900,1100  and  1200  of  Tax  Map  4-

IE-3]

We  would  appreciate  your  reviewing  the  enclosed  application  and  retuming  your  comments  by

April  1,1995  . The  Plag  Commission  plans  to consider  this  application  on  April  24,

1995.  Please  indicate  any  conditions  of  approval  you  may  wish  the  Commission  to  consider  if  they

approve  the  application.  Thank  you.  a --- - '

Comments  or  Proposed  Conditions:

€  Adequate  Public  Services  (of  your  agency)  are  available

[\)/Adequate Public  Services  will  become  available  through  the  development

[2a"nditions  are needed,  as indicated



CLRCKRMRS
COUNTV Department  of Transportation  & Development

THOM  AS J. VANDERZANDEN
DIRECTOR

Memorandum

DATE:  May  5, 'l 995

Jim  \/Vheeler  & Bob  Hoffman  - City  of  CanbyTO:  Jim  \/Vheeler  & Bob  Hoffman  - City  of  Canby

RE: Kolberg  Annexation/Subdivision

C: Bili  Spears

Clackamas  County  appreciates  the  opportunity  to comment  of  the  Kolberg  Annexation  and

Subdivision.  Based  on the  traffic  study  provided,  the  subdivision  consists  of  209  single-family

homes  located  generally  south  of  Township  Road  and  west  of  the  Southern  Pacific  Railroad

right-of-way  and  the  Molalla  River  Pathway.

Township  Road  is operated  and  maintained  by Clackamas  County  and  is designated  as a Minor

Arterial.

Clackamas  County  recommends  approval  of  this  subdivision  and  annexation  with  the  following

conditions  of  approval:

1.  The  ultimate  width  of  Township  Road  is 36 feet  including  two  12 foot  travel  lanes  and  two

six  foot  bikelanes.  The  applicant  shall  design  and constnict  a half  street  section  of  18 feet

including  a 6 foot  bikelane,  curb  and 5 foot  sidewalk.

2.  The  existing  right-of-way  on Township  Road  is 40 feet. The  applicant  shall  dedicate  15 feet

of  right-of-way  as part  of  the  roadway  improvements.  This  will  provide  the  flexibility  to

provide  a full  three-lane  section  (one  travel  lane  in each direction  and  a center  turn  lane)  with

bikelane,  curb  and  sidewalk  at some  point  in the  future.

3.  The  applicant  shall  dedicate  a one  foot  non-access  strip  along  the  Township  Road  frontage.

4.  The  applicant  shall  submit  engineered  plans  to the  County  Construction  and  Development

section  for  review  and approval.  An  access  and street  encroachment  permit  will  need  to be

obtained  from  the County.

5. The  level-of-service  (LOS)  at the  Ivy/Township  Road  intersection  is estimated  to be an "D"

with  a reserve  capacity  of  112  vehicles  per  hour.  This  is approaching  LOS  "E."  As  the

delay  increases  for  movements  from  Township  to Ivy,  the intersection  would  benefit  from

the  constniction  of  a second  westbound  lane  to create  a separate  left  and separate  right-turn

lane. This  improvement  will  improve  the efficiency  of  the  intersection  and service  as an

improvement  that  can easily  be incorporated  in the  future  signalization  of  the  intersection.

902 Abernethy  Road *  Oregon  City,  OR 97045-1100  *  (503)  655-8521  *  FAX 650-335i
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Signalization of  the intersection is anticipate to occur in the next 6 to 10 years according  to

the recently completed Chy ofCanby Transportation System Plan. This  improvement  may

be SDC creditable  from  the City  of  Canby.

6. The roadways  intersection  Township  road shall be stop-controlled.

7. The County  recommends  that  the applicant  provide  pedestriaicycle  connections  to the

Molalla  Forest  Road.

Clackamas County has discussed  the issue of  jurisdictional  transfer  of  Township  Road. This

issue should  be discussed  more  between  the two  jurisdictions.

fiie=lte-039\kolberg.doc
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(LRCKRMRS
COUNTV Department  of Transportation  & Development

THOM  AS J. V ANDER2ANDEN
DIRECTOR

MEMORANDUM

TO :  CITY  OF  CANBY

FROM  :  CLACKAMAS  COUNTY-DTD,

CONSTRUCTION  AND  DEVEI!)PMENT

DATE  :  MARCH  31,  1995

RE : ANN95-01/SUB95-01  (KOLBERG)

This  office  has  the  following  preliminary  comments  pertaining  to

these  requests:

1.  South  Township  Road  is  classified  as  a minor  arterial  in  the

County's  Comprehensive  Plan  and  it  is  within  the  County's

jurisdiction  for  maintenance.  Sufficient  right  of  way  and

frontage  improvements  are  required  to  develop  Township  Road

to  match  existing  improvements  to  the  west  and  comply  with

the  minor  arterial  classification.

2.  Based  upon  the  number  of  vehicle  trips  and  the  intention  to

use  Township  Road  for  access  a traffic  study  is  required.

The  scope  of  work  for  the  study  must  be jointly  approved  by

the  City  and  County.  The  county  contact  will  be  Joseph

Marek  (650-3452).  Township  Road  outside  of  the  City  is

still  a  rural  County  road.  It  will  most  likely  be  used  as

the  primary  route  north.  The  need  for  intersection

improvements,  left  turn  channelization,  sight  distance,  and

traffic  controls  need  to  be  addressed.

3.  The  County  staff  will  be  discussing  the  future  jurisdiction

of  Township  Road  in  a  "Roads  and  Engineering"  meeting  next

week.

4.  The  County  has  a  concern  about  the  immediate  lack  of

alternative  access  opportunities  for  this  development  to

use  existing  streets  for  circulation  and  emergency  vehicle

access.  We  acknowledge  that  having  numerous  accesses  to

Township  Road  may  not  be the  answer  because  of  traffic

conflict  potential.  Also,  a vertical  curve  on  Township

Road  limits  access  locations  that  comply  with  a  450  foot

minimum  sight  distance  requirement.

A master  plan  needs  to  be provided  that  incorporates  the

access  past  the  south  side  of  the  school  and  the  property

to  the  south.

902 Abernethy  Road  * Oregon  City,  OR 97045-1100  * (503) 655-8521  *  FAX 650-3351



5.  It  is  our  understanding  that  the  City  of  Canby  will  receive

Transportation  System  Development  (or  Impact)  fees  from

this  project  as building  permits  are  issued.  Since  there

will  be  even  greater  impacts  on the  County  road  system,  the

County  is  requesting  that  the  City  participate  with  the

County  in  the  administration  of  the  Transportation  funds

for  the  benefit  of  this  project.

6.  An NPDES  Permit  is  required.

7.  Surface  water  management  plans  must  include  provisions  in

the  event  of  failure  of  dryvells.  The  County's  drainage

system  must  be  able  to  accommodate  the  contribution  or  off

site  improvements  will  be  required.  The  County  must  be

abis  to  rsview  the  drairiage  p3aris.

8.  Engineered  plans  for  street  frontage  improvements  must  be

reviewed  and  approved  by  the  County.  A Street  Construction

and/or  Encroachment  Permit  and a Street  Opening  Permit  must
be  obtained.  Performance  guarantees  and  inspection  fee

must  be  provided.

9.  Frontage  improvements

standard  curb,

sidewalk,  six

easements,  and

have  to  include

on Township  Road  shall  include

surfacing,  storm  sewer,  six  (6)  foot

(6)  foot  bike  lane,  pavement  tapers,  utility

illumination.  The  frontage  improvements  may

left  turn  channelization.

The  frontage  improvements  including  sidewalks  must  be

designed  and  constructed  with  the  first  phase  of

development  and  be  included  with  the  new  streets.

10.  No  individual  lots  shall  have

Road  and  shall  be  so  noted  on
direct  access  to  Township

the  plat.

In  conclusion  we  respectively  request  that  any  decision  on  the

annexation  and  subdivision  be  postponed  until  the  staff  has  an

oppartt;ity  to  meet  and  discuss  future  jurisdiction  of  Township

road  and until  the  various  transportation/traffic  iSSueS  are
satisfactorily  addressed.

ns7jb

c:  Joseph  Marek

/Kolbe4ityOfCanby



JOHN  C. CALDWELL
STEVEN  M. CAFIPENTER
SHERRIE  KAISEFI  GOFF'
EDWARD  A. LANTONi
DAuL  D. SCHuLTZ

NCY  S. TAUMAN
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jLL.  M IN TAXATION

"ALSO  ADMITTED  IN WASHINGTON

HIBBARD,  CALDWELL  & SCHULTZ
A  PROFESSIONAL  CORPORATION

ATTORNEYS  AT  LAW

OFFICE  ADDRESS:  1001  MOLALLA  AVENUE,  SUITE  200

MAILING  ADDRESS:  P.0.  BOX  667  *  OREGON  CITY,  OFIEGON  97045

PHONE:503-656-5200

FAX:503-656-01  25

May  9,  1995

ESTABLISHED  1897  AS

RE'CEW7ED
iO 95'

MAY H  1995

CITY Or- CANBY

City  of  Canby
Planning  Department
182  N.  Holly
Canby,  OR  97013

ATTENTION:  Jim  Wheeler

RE:  ANN 95-02/SUB  95-01

Dear  Mr.  Wheeler:

This  office  represents  BBC  Steel  Corp.  which  is  located  at
2001  SE  Township  Road,  Canby.

We have  reviewed  the  application  of  Douglas  F.  Kolberg  in  the
above-captioned  matters  on behalf  of  our  client.  Our  client  has
a number  of  concerns  which  we believe  need  to  be  addressed  in  the
Staff's  analysis  of  the  applications.

In  the  background  information  contained  in  the  Urban  Growth
Element  of  the  City's  Comprehensive  Plan,  the  City  is  committed
to  increasing  industrial  development  and  recognizes  that  that
commitment  will  prevent  overall  population  density  from
increasing  significantly.

the  Urban  Growth  Element  also
avoiding  conflicts  between

nearby  agricultural  operations.  The
of  the  only  real  'buffers'  which

same  conflicts  exist  between
industrial  uses.

The  background  discussion  of
recognizes  the  difficulty  in
residential  developments  and
Plan  states,  "[d]istance  is  one
averts  such  conflicts."  The
residential  developments  and

Under  Implementation  Measure  "D"  relating  to  Policy  No.  3 of  the
Comprehensive  Plan's  Urban  Growth  Element,  maps  were  adopted
showing  growth  phasing  to  be used  as  a general  guideline  for  the
City's  outward  expansion.  The  Plan  provides  that  areas

designated  as Type  "A"  shall  generally  be  annexed  to  those  prior
to  Type  "B"  and  Type  "C."  Annexation  which  is  not  in  keeping
with  the  phased-growth  development  shall  only  be  permitted  when
certain  findings  are  made.  The  proponent  of  the  proposed
annexation  has  the  burden  of  proving  the  appropriateness  of  the
annexation,  and  said  burden  is  greatest  when  the  proposal  is
least  in  keeping  with  the  phased-growth  concept.  In  this  case,

i 213Bls5



City  of  Canby

Planning  Department

May  9,  1995

Page  Two

the  property  proposed  for  annexation  is  Type  "C,"  It  is

therefore  incumbent  upon  the  applicant  to  establish  that  a

special  benefit  to  the  City  will  result  from  the  annexation  which

would  not  occur  if  the  phased-growth  program  was  followed  and

that  the  annexation  is  appropriate  in  terms  of  timing  for  City

growth  and  development.

In  this  case,  the  only  special  benefit  which  the  applicant  has

cited  is  that  it  is  willing  to  dedicate  five  acres  to  the  City

for  park  purposes.  There  is  a  serious  question  as  to  whether  the

dedication  is  really  a  special  benefit  to  the  City  since  it  is

being  proposed  in  order  to  obtain  a  density  transfer  to  reduce

lot  sizes  by  approximately  13  percent.  The  City  clearly  needs  to

analyze  whether  a  5-acre  park  located  relatively  close  to  an

existing  school  site  is  really  needed.

In  terms  of  timing,  the  applicant  notes  the  timing  is  appropriate

because  public  services  are  currently  available  to  the  site.  The

City  will  need  to  consider  whether  educational  services  are,  in

fact,  currently  available.  This  will  include  an  analysis  of

whether  Trost  Elementary  School  has  the  capacity  to  absorb  the

additional  students  that  will  result  from  209  single-family

dwellings  being  constructed  in  its  attendance  area.

The  applicant  has  totally  failed  to  address  the  issue  of  whether

other  areas  within  the  City's  urban  growth  boundary  designated  as

Type  "A"  Urbanization  Lands  might  better  qualify  for  annexation

prior  to  the  annexation  of  this  Type  "C"  land.

My  client's  chief  concern  with  the  proposal  is  that  this

extremely  high-density  development  is  incompatible  with  its

industrial  use  of  adjoining  property.

Policy  No.  1  of  the  City's  Comprehensive  Plan  Land  Use  Element

provides  that  Canby  shall  guide  the  course  of  growth  and

development  so  as  to  separate  conflicting  or  incompatible  uses  by

grouping  compatible  uses.  One  of  the  implementation  measures  for

carrying  out  this  policy  is  to  utilize  conditions  of  approval  for

discretionary  applications  as  a means  of  minimizing  or  mitigating

conflicts  between  land  uses.  This  policy  is  echoed  under

Policy  4R  of  the  Environmental  Concerns  Element  which  provides

Canby  shall  seek  to  mitigate  wherever  possible  noise  pollution

generated  from  new  proposals  or  existing  activities.  One  of  the

implementation  measures  under  Policy  4R  is  to  continue  to  require

landscaping  or  such  other  devices  in  new  development  to  buffer

and/or  absorb  sound.  Implementation  Measure  B under  Policy  8R of

the  Environmental  Element  emphasizes  that  in  the  Development

Review  Process  the  City  will  encourage  designs  which  surround



City  of  Canby

Planning  Department

May  9,  1995

Page  Three

hazardous  or  noisy  areas  with  open  space  that  can  serve  as
buffers.

Policy  No.  1 under  the  Plan's  Economic  Element  requires  the  City

to  promote  increased  industrial  development  at  appropriate

locations.  Implementation  Measure  A under  Policy  1  requires  the

City  to  protect  future  industrial  areas  from  encroachment  of

incompatible  uses.

The  applicant  recognized  that  the  potential  exists  for

incompatibility  between  industrial  and residential  uses  as  a

result  of  the  proposed  development.  The applicant  states  in  its

application,  "with  screening  requirements  imposed  on these

industrial  uses  by the  City,  we believe  the  proposed  development
will  be  compatible  with  this  land  use."

It  is  unrealistic  to  require  existing  industrial  developments

located  on  land  designated  for  industrial  purposes  in  the

Comprehensive  Plan  to  redevelop  in  order  to  accommodate  new  high  -

density  residential  development.  At  the  very  least,  a condition

of  approval  of  this  proposal  should  include  a requirement  that

the  applicant  provide  the  necessary  buffering  to  protect  the

residents  of  its  development  from  the  natural  affects  of  existing

industrial  development.

There  are  other  areas  of  concern  which  need  to  be  addressed  by

the  City  with  respect  to  the  application  which  arise  under  the

Transportation  Element  of  the  City's  Comprehensive  Plan  and  the

provision  of  the  Plan's  Environmental  and Economic  Elements

designed  to  protect  agricultural  lands  from  urban  encroachment.

Very  trul  yours,

aul  D hultz

PDS /ped

cc:  BBC  Steel  Corp.



STA  F  F  REPORT

,ypucmr:

Douglas  Kolberg

p.o.  Box  1426

Lake  Oswego,  OR 97035

ANN  95-01

(Deininger  Farms)

OWNER: ST,4Ffl:

Joan Jones

2554  N.W.  Overton

Portland,  OR 97210

Gertrude  Thompson

930 Rosemont  Road

West  Linn,  OR 97068

James  S. Wheeler

Assistant  Planner

IXGAL  DKSL'ElPlltH'4:

Tax  Lot  900,  1100,  and 1200

Tax  Map  4-IE-3

DATE  OF  REPORT:

May  12,  1995

LOCATION:

South  of  S.E. Township  Road

between  the Molalla  Forest  Road

and Trost  Elementary  School

j)flff  OF  G:

May  22, 1995

(Cil  Council  Hearing  - m
earliest  possible  Council  meetitxg)

COMP.  PLAN  DESIGNA'll(M: ZONING  DmlGNATION:

Low  Density  Residential County  Zoning  EFU-20  (will  come

into City afier  Annexmion  as Low
Density  Residential  R-1)

182 N. Holly p.o. Box 930 Canby, OR 97013  (503) 266-4021

Staff  Report

ANN  95A1

Page  1 of  8

FAX  (503) 266-9316



APPLICMVT'S  jJ)[7EST:

The  applicant  is requesting approval to annex 45.42 acres, located on S.E. Township

Road  between  the Molalla  Forest Road on the east and Trost Elementary  School on

the west.

ffi. MAJOR  mPR(W,4L  CfflERL4.

The  Planning  Commission  forms  a recommendation  that  the City  Council  may

consider  while  conducting  a public  hearing.  The  City  Council  then  forwards  their

recommendation  to the Portland  Metropolitan  Area  Local  Government  Boundary

Commission  (PMALGBC),  where  a final  hearing  and decision  will  be made.

A. Section  16.84.040  of  the Canby  Municipal  Code  states  that  when  reviewing  a

proposed  annexation,  the Commission  shall  give  ample  consideration  to the

following:

1. Compatibility  with  the text  and maps  of  the Comprehensive  Plan,  giving

special  consideration  to those  portions  of  policies  relating  to the  Urban

Growth  Boundary.

2. Compliance  with  other  applicable  City  ordinances  or policies.

3. Capability  of  the City  and other  affected  service-providing  entities  to

amply  provide  the area with  urban  level  services.

4. Compliance  of  the application  with  the applicable  section  of  ORS  222.

5. Appropriateness  of  the annexation  of  the specific  area  proposed,  when

compared  to other  properties  that  may  be annexed  to the City.

6. Risk  of  natural  hazards  that  might  be expected  to occur  on the subject

property.

7. Effect  of  the urbanization  of  the subject  property  on specially  designated

open  space,  scenic,  historic,  or natural  resource  areas.

8. Economic  impacts  which  are likely  to result  from  the annexation.

B. If  the proposed  annexation  involves  property  beyond  the City's  Urban  Growth

Boundary,  or if  the annexation  is proposed  prior  to the acknowledgement  of

compliance  of  the City  Comprehensive  Plan  by the State  Land  Conservation

and  Development  Commission,  the proposal  shall  be reviewed  for  compliance

with  the statewide  planning  goals.  (Not  Applicable  since  Canby's

Comprehensive  Plan  has been  acknowledged)
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lu.  FINDINGS:

Rttrkgrntmd  and  Rdationqhipsa

The Comprehensive  Plan  Land  Use designation  of  the subject  parcel  is for  Low

Density  Residential.  City  zoning  for  the subject  parcel  will  be R-1,  Low

Density  Residential.  S.E. Township  Road  is a collector  street.  The subject

parcel  is currently  zoned  EFU-20  (Exclusive  Farm  Use: 20-acre  minimum  lot

size).  The property  to the east and the south is not  in the City  and is also

zoned  EFU-20.  The property  to the west is in the City  and is zoned  R-1 (Low

Density  Residential).  The properties  to the north  are in the City  and zoned  M-

l (Light  Industrial).  All  of  the surrounding  properties  are in the Urban  Growth

Boundary.

The property  is under  application  for  subdivision  (SUB  95-01/PUD),  subject  to

the annexation  of  the land  into  the City.

The applicant  has submitted  a full  *port  regarding  die application's  consistency

wittx  the Compffihensive  Plan's  goals  and policies,  and die other  Annexation

appmval  cntena.  The pview  is from  die applicant's  perspective,  and the

arguments  have been left  to stand on their  own  ments.  Staff  has added

ielevant  infonnation  regarding  the PIanning  Commission's  review  of  a recent,

similar  annexation  application.

The applicant's  ieport  is exhibit  I of  the staff  xeport. The iepoit  includes  the

applicant's aiHuments  for  the subdivision  application.  Please zad  the first  16-

1/2  pages of  the report  for  the applicant's  arguments  regaThng  die annexation

application.  Additional  infoimation  pmvided  by staff  is found  below.

Additional  Staff  Iriput

The similar  annexation  application  that was recently  reviewed  by the Planning

Commission,  was of  the property  immediately  to the southwest  of  the subject

property  (to be referred  to as the "Deininger  Farms  property").  The similarities

between  the Faist  property,  as the former  annexation  application  had been

referred  to, and the Deininger  Farms  property  are as follows:

1. The properties  are "priority  C" in the phasing  priority  plan  of  the

Comprehensive  Plan.  Which  means that,  generally,  it is to be annexed

after  'fpriority  A and B" lands are annexed. There  is a provision  in the

Comprehensive  Plan  that  permits  annexation  of  "priority  C" land  prior

to annexation  of  "priority  A and B" lands.  Both  the Faist  property

applicant and the Deininger  Farms  property  applicant  applied  under  that  provision.
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2. The  properties  are being  farmed.

3. The  properties  are adjacent  to lands  that  are already  annexed  into  the

City.

4. The  properties  are readily  serviced  by existing  infrastructure  (sewer,

water,  telephone,  cable,  electric,  streets).

5. The  properties  are in the fast-growing,  "southeast"  quadrant  of  the City.

There  are some  dissimilarities  between  the two  applications  that  should  be

mentioned  as well,  they  are as follows:

1. The  Faist  property  annexation  application  was for  a portion  of  a

property,  creating  a problem  regarding  the mechanism  of  partitioning  a

property  that  isn't  yet  in the City,  and couldn't  be partitioned  in the

County.  The  Deininger  Farms  property  involves  the entirety  of  three

tax  lots.

2. The  Faist  property  annexation  application  has been  more  intensively

farmed  than  the Deininger  Farms  property.  The  Faist  property  is

serviced  by well  water  and the Deininger  Farms  property  is not.

3. The  existing  infrastructure  (utilities  and streets)  is located  along  the

northwest  corner  of  the Faist  property,  while  they  will  need  to be

extended  to the  Deininger  Farms  property.

4. The  Deininger  Farms  property  has offered  for  dedication  a 5.09  acre

forested  parcel  of  land  for  parks  purposes.

In  reviewing  the findings  of  the Planning  Commission's  recommendation

regarding  the Faist  property  annexation,  the similarities  and differences  between

the applications  need  to be kept  in mind.  The  following  are the Planning

Commission's  findings  for  the Faist  Annexation  application:

1. In reviewing  Policies  1-R-A  and l-R-B  of  the Environmental  Concerns

Element  of  the Comprehensive  Plan,  the Planning  Commission  finds

that  the subject  property  is economically  viable  agricultural  land  in that

the information  supplied  by the applicant  did  not  support  ttie  applicant's

position  that  the subject  property  is not  economically  viable  agricultural

land.  Income  producing  crops  were  planted  on 7 of  the 30 acres,  with

the remaining  23 acres  planted  with  crops  used  for  feed  for  the farmer's

livestock.
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The  Planning  Commission  finds  that  the annexation  of  the subject

property  at this  time,  being  a "priority  C" property  in the Urban  Growth

Element  phasing  plan  (pp. 25 & 28 of  the Comprehensive  Plan),  will

not  procure  "special  benefits"  to the City  in that  the more  efficient  use

of  the utility  facilities  located  immediately  adjacent  to the subject

property  through  the development  of  the property  is not  a "special

benefit".  Further,  the Planning  Commission  finds  that  the

reimbursement  of  the advanced  financed  public  improvement,  funded  by

the City  and benefitting  the subject  property,  does not  constitute  a

"special  benefit"  in that  the development  of  the subject  property  and

therefore  the reimbursement  of  the public  improvement  may  occur  at

anytime,  up to January  19, 2004,  with  interest.

In reviewing  Policy  3 of  the Urban  Growth  Element  of  the

Comprehensive  Plan,  the Planning  Commission  finds  that  there  is

sufficient  lands  designated  both  "priority  A"  and "priority  B"  for

annexation  for  residential  development  purposes  within  the Urban

Growth  Boundary  in that  approximately  60o/o of  "priority  A"  lands,  and

approximately  600/o-70o/o of  "priority  B" lands  for  residential

development  have  yet  to be annexed  into  the City.

The  Planning  Commission  finds  that  the annexation  of  the subject

property  further  perpetuates  an imbalance  between  annexation  of  lands

designated  for  commercial/industrial  development  and residential

development  that  is needed  for  the desired  balance  of  City  growth  in

that  the last  annexation  of  commercial/industrial  land  occurred  in 1991.

The  Planning  Commission  finds  the annexation  of the subject  property

further  perpetuates  a geographic  imbalance  in the residential  growth  of

the City  in that  the residential  growth  over  the past  two  years  has been

concentrated  primarily  in the southeastem  quadrant  of  the City  (the

location  of  the subject  property)  creating  an imbalance  in the demand  of

public  services  that  is more  difficult  to correct  than  a geographically

balanced  residential  growth.

There  should  be noted  that  the vote  to recommend  denial  of  the Faist  property

annexation  was approved  5-1.  The  dissenting  vote  found:

the subject  property  is eligible  for  annexation  and development  due  to

its location  w'thin  the Urban  Growth  Boundary  ;

not  all of  the "priority  A" and "priority  B" designated  lands  must  be

annexed  into  the City  prior  to the annexation  of  "priority  C" lands;
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3. the agricultural  operations  of  the subject  property  are incompatible  with

the adjacent  urban  level  residential  development;

4. adjacent  and nearby  properties  with  similar  soil characteristics  and

farming  production  potential  have been annexed  and developed;  and,

5. the property  will  eventually  be developed.

A memorandum,  written  by staff  (exhibit  3) on February  8, 1995,  provides

quantified  information  regarding  the amount  of  'lpriority  A, B, & C" lands  ttiat

have been annexed  into  the City,  and have yet to be annexed  into  the City.

The information  shows  that  approximately  83% of  "priority  A"  Low  Density

Residential  lands,  and 79% of  'lpriority  B" Low.Density  Residential  lands  have

yet  to be annexed. This  amounts  to approximately  468 acres of  l'priority  A and

B" Low  Density  Residential  lands  yet to be annexed.  At  the same time,  it

should  be noted  that  only  7 lots of  the "priority  A and B" Low  Density

Residential  lands are over  10 acres in size (approximately  136 acres).

Conclusion  Rega&ng  Consistency  with  the Policies  of  the Canby

Compiehensive  Plmi:

Consideration  of  this  application  has two  sets of  competing  goals  and policies

of  the Comprehensive  Plan.  The current  use of  the property  is agriculture

(grass  seed farming).  The Comprehensive  Plan is clear  in stating  the goal  of

preserving  viable  agricultural  land  for  as long  as "economically  feasible  to do

so".  The viability  or economic  feasibility  of  farming  this property  is

questionable.  The  applicant  has supplied  information  that concludes  that  the

property  is not economically  viable  as farmland.  The purpose  of  the

annexation  is to develop  the property  residentially.  There  are other  properties

within  the Urban  Growth  Boundary  that  could  be annexed,  however,  the

availability  of  the properties  is questionable.  Most  of  these properties  do not

have a full  range  of  public  services  immediately  available.  This  is particularly

so of  sewer,  water  and electric  services.  There  are existing  public  facilities  and

services  directly  available  to the subject  property  that  will  remain  under-utilized

until  the subject  property  is developed.  The subject  property  is in an

'annexation  zone'  of  priority  C, which  means that  it ought  to be annexed  last.

The applicant  has supplied  arguments  for  the appropriateness  of  annexation  of

this  property  at this  time.  Development  of  the subject  property  will  assist  in

the financing  of  the Logging  Road  Industrial  Park  road improvement  project,

and thereby,  will  increase  (indirectly)  the local  employment  opportunity  in the

City,  another  clearly  stated goal  of  the Comprehensive  Plan.
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The  Planning  Commission  will  need  to decide  if  the information  submitted  by

the applicant,  arguing  for  the appropriateness  of  annexation  of  this  property  at

this  time,  is adequate  to meet  the requirements  of  Implementation  Measure  D

of  Policy  3 of  the Urban  Growth  Element.  If  the information  is considered  to

be adequate,  then  the application  is in conformance  with  the Goals  and  Policies

of  the Comprehensive  Plan.

C. Evaluation  Regarding  Arinexatiotx  Cuu.>*Je*  ulbun  Criteria

The  applicant  has provided  the evaluation  regarding  the annexation

consideration  criteria.  This  evaluation  is found  on pages 16 and 17 of  exhibit  l

of  this  staff  report.

The  Planning  Commission  will  need  to decide  if  the information  submitted  by

the applicant  regarding  the annexation  consideration  criteria  is adequate  and

correct.

/ff. CONCLUSION

Staff  hereby  concludes  that  the proposed  annexation  will  meet  the requirements  of  the

standards  and criteria  included  in the Canby  Land  Development  and Planning

Ordinance,  Section  16.84.040,  provided  that  the Planning  Commission  makes  particular

findings  that  the applicant's  findings  related  to : l)  Comprehensive  Plan  consistency;

2) Compliance  with  other  applicable  Codes  and Ordinances;  3) Capability  to provide

urban  level  of  services;  4) Compliance  w"th  ORS  222 regarding  annexations  of

contiguous  properties;  5) Appropriateness  of  area for  annexation  compared  to other

properties;  6) Risk  of  natural  hazards;  7) Effect  of  urbanization  on designated  open

space,  scenic,  historic  or  natural  resource  area; and 8) Economic  impacts  are correct

and adequate.

W  RECOMMENDATION

Based  upon  the findings  and conclusions  contained  in this  report  (and  without  benefit

of  a public  hearing),  staff  recommends  that  should  the Planning  Commission

recommend  approval  of  ANN  95-01  to the PMALGBC  (Boundary  Commission),

through  the City  Council,  the following  understandings  should  apply:
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1. The  zoning  classification  for  the property  upon annexation  will  be R-1,  Low

Density  Residential.

2. All  development  and recording  costs are to be borne  by the developer  when  the

property  is developed.

3. All  City  and service  provider  regulations  are to be adhered  to at the time  of

development.

The applicant  has argued  that  the dedication  of  the 5.09 acre forested  parcel  to the

City  purports  a special  benefit  to the City.  If  the dedication  to the City  of  the 5.09

acre forested  parcel  is not  made a condition  to annexation  of  the 45.42  acres into  the

City,  then stdf  recommends  that  the Planning  Commission  recommend  denial  of  ANN

95-01 to the PMALGBC  through  the City  Council.

Exhibits:

Application

Vicinity  Map

February  8, 1995 staff  memo

Request  for  Comments
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DEININGER  FARMS

APPLICATION  FOR  ANNEXATION  &

SUBDIVISION/PD  UNff  DEVELOPMENT

AJaPLICANT:

OWNERS:

LEGAl  DESCRIPTION:

LOCATION:

COMPREHENSIVE  PLAN:

ZONING:

SITE  AREA:

PROPOSED  USE:

Douglas  Kolberg

P.0.  Box  1426

Lake  Oswego,  OR  97035

Joan  Jones

2554  N.W.  Overton

Portland,  OR  97035

Gertrude  Thompson

930  Rosemont  Road

West  Linn,  OR  97068

T  .Li.  goo, 1100,  &  1200

Tax  Map  4 IE  3

The  subject  property  is bounded  by  Township

Road  on the  north,  Molalla  Forest  Road  on  the

east,  S.E.  10th  Avenue  extended  on  the  south,

and  Trost  Elementary  School  on  the  west.

Low  Density  Residential

Clackamas  County  EFU-20

(Will  be zoned  R-1  upon  annexation)

45.42  Acres

The  site  is proposed  to be developed  with  209

lots  for  construction  of  single  family  detached

homes.  The  Tentative  Plat  depicts  the  proposed

Planned  Unit  Development  including  a planned

5.09  acre  park  dedication.

I
EXHIBIT

1
3zffi5.



A%EXATION  CRITERIA.

Section 16.84.040 of the Canby Municipal  Code provides eight criteria  to be used  in  the

evaluation of annexation proposals. These criteria are listed below fonowed by a discussion
of  relevant  facts  and  proposed  findings.

1. CompatU>iliqwilhthetextaruimapsoftheComprehenmvePlart,givirtgspecialconsidera-
tion to those portiom  of  policies relatirtg to the Urban Growth Botmdary.

Facts:  The  Canby  Comprehensive  Plan  designation  for  the  subject  property  is Low

Density  Residential.  Upon  annexation  the  property  will  be zoned  R-I,  consistent  with

this  designation.  Compliance  of  this  proposal  with  specific  goals  and  policies  of  the

Comprehensive  Plan  is discussed  below.

Citizen  Irtvolvement

Goal: To provide the oppomtrtiq  for  citizen involvement throughout the P(anning
Process.

Analvsis:

Consistent  with  Polig  1 under  this  goal,  the  Cityw'll  provide  notification  and  will

hold  a public  heanng  to anow  citizen  comment  on the  proposed  annexation  as

well  as the  PUD/Subdivision.  Consistent  with  Po&'y  2, the  City  will  comply  with

requirements  of  Oregon  Statutes  and  Administrative  Rules  in making  decisions

on  the  proposals  in  a timely  manner.

Urban  Growth

Goal:

1. To preserve arui maintairt designated agricultural and forest lands by protect-
ing them from urabanization.

2. To provide adequate urbanizable area for  the growth of  the City, within the
framework of  an efficient system for  the vansn  from Rural to Urbart hnd
IlSe.

Policies:

1.  Canby  shall  coordinate  its growth  and  deve[opmem  plans  with  Clackamas

County.
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2. Canby shall provide the opportunity  for  amendments to the urban graowth
boundary  (subject to the requirements of  statewide planninggoal  14) where

warranted by unforeseen changes irt circumstances.

3. Cayzby shall  discourage the urban development of  properties until  they have
been annexed to the cUy and provided with all  necessary urban  services.

Analysis

Regarding  Goal  1, preservation  of  Agricultural  and  Forest  lands,  the  subject

property  is farmed  for  grass  seed production.  However,  it should  be noted  that

this  goal  relates  to the  preservation  of  such  resource  lands  in determining  the

appropriate  location  of  the Urban  Growth  Boundary  (UGB).  In this  instance,

the  subject  property  is already  within  the  UGB  and  an exception  to Statewide

Planning  Goals  3 and  4 has been  taken.  Annexation  of  this  property  to the  City

for  urban  development  is, therefore,  consistent  with  these  statewide  goals.  A

detailed  discussion  of  the  feasibility  of  continued  agricultural  practices  on  the

subject  property  is provided  later  in this  report.

1.  The  City  of  Canby  will  provide  notice  to Clackamas  County  of  the  proposed

annexation  and  development,  as called  for  in the  Urban  Growth  Management

Agreement  between  the  two  jurisdictions.

2.  The  subject  property  is within  the  existing  UGB.  No  amendment  to the  UGB  is

required  in  order  to approve  this  annexation  and  development.

3. A  detailed  discussion  of  service  availability  wall be  provided  in the  Public  Services

Element  section  of  this  report.  Ail  required  public  services  are  available  at the

present  time  to serv'ce  this  property.  Sanitary  sewer,  water  and  storm  drainage

improvements  are  depicted  on the  preliminary  utility  plan,  demonstrating  the

feasibility  of  providing  such  urban  serv'ces.

Implementation  Measure  D under  this  po&'y  states:

D)  The  adopted  maps  showing  growth  phasing  shall  be used  as a general  guide-

lme for  the City's outward expansion. Areas designated as Type",4" urbaniza-
tion  (and;  shall  generally  be annexed  prior  to those  areas  showrx  as Type"B",

etc. Annexation  which  is not  in keeping  with  the  phased  growth  concept  sha[I

only be pemitted  when the following  findings are made:

Proponents of  the proposed annexation have bome the burden of  prov'mg the
appropriateness of the annexation. Such burden bemg the greatest for  those
proposals  which  are  least  in keeping  with  the  phased  growth  concept.
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There will be some special beyxefit to the CUy overall as a result of  the annem-
tiort which would not occur if  the phased growth pattem was fo[Lowed,

The annexation will result irt no adverse unpacts 072 the Ciff's planned provi-
sion of  public  facilities and services.

The annexation is appropriate iix terms of timmg for City growth and deve[op-
ment.

The  subject  property  is located  in the  Type  "C"  area.  As  there  is considerable

undeveloped  land  within  the  Type  "A"  and  "B"  inventory,  this  annexation  is not  in

keeping  with  the  phased  growth  concept.  Therefore,  the  following  analysis  of

compliance  with  the  four  exception  criteria  to this  phased  growth  comment  is

being  provided.

The  first  criterion  relates  to the  "appropriateness"  of  the  annexation.  No

specific  standards  are  provided  to be used  evaluating  such  appropriateness.

However,  it is clear  from  the  context  of  Implementation  Measure  "D",

which  supports  Policy  3 under  the second  goal  of  the Urbanization  Oiap-

ter,  that  the  intent  is to weigh  efficiency  of  provision  of  urban  services.  In

this  instance,  the  contiguous  Type  "A"  land  to the  west  has been  annexed  to

the  City  and  developed  as Trost  Elementary  School.  This  development

resulted  in the  improvement  of  Redwood  Street  together  with  the  exten-

sion  of  public  water  and  sewer  services  to the  school  site.  These  services

may  be readily  extended  to the  subject  property  without  "leap  frogging"  any

other  undeveloped  lands.  Further,  according  to our  discussions  with  City

staff,  these  services  have  capacity  to serve  the  subject  property.  Therefore,

it is appropriate,  in terms  of  efficiency  of  providing  services,  to annex  the

subject  property  at this  time.

The  primary  "special  benefit"  to the  City  which  will  result  from  the  annexa-

tion  of  the  subject  property  at this  time  is the  proposed  dedication  of  5.09

acres  of  the  site  to the  City  for  park  purposes.  The  proposed  dedication

area  is shown  as Tract  "C"  on the  Tentative  Plan.  This  area  of  the  site  is

unique  in this  area  of  the  UGB  in that  it contains  a stand  of  mature  Doug-

las fir  trees.  These  trees  are  a substantial  natural  resource  and  a promi-

nent  element  in the  visual  character  of  this  area. The  proposed  dedication

would  ensure  the  preservation  of  this  resource  and  would  provide  needed

park  land  in this  area  of  the  City.  The  proximity  of  this  park  site to Trost

Elementary  School  offers  special  benefits  to the  community  by allowing

students  convenient  access  for  superv'sed  field  trips  to study  forest  ecology.

Although  it may  be argued  that  this  benefit  could  be achieved  at some

future  date  when  annexation  fits  into  the  City's  phased  growth  concept,
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there  is no assurance  that  a future  developer  will  wish to preserve  this area

or that  harvesting  of the timber  would  not occur  under  existing  (TLirkamas

County  resource  lands regulations  prior  to future  annexation.  The  approv-

al of  this  annexation  request,  together  with  the  approval  of  the

Subdivision/PUD  application,  will  result  in the dedication  of  this  area  at

the  time  of  recordation  of  the  final  plat.

The  proposed  annexation  would  make  use of existing  services available  in

Redwood  Street  within  200 feet  of  this site. These  serv'ces,  which  include  a

12  inch  sanitary  sewer  trunk  line  and an 8 inch  water  line,  have  adequate

capacity  to accommodate  the proposed  development  without  adverse

impact.  The  proposed  development  will  provide  for  on-site  disposal  of

storm  drainage  through  the use of dry-wells,  thereby  ensuring  no adverse

impact  upon  dowistream  properties.

The  proposed  annexation  is appropriate  in terms  of  timing  because  the

subject  property  is immediately  contiguous  to the existing  City  limits,  public

sernces  are available  in close proximity  to the site, and because  convenient

access  to the contiguous  Trost  Elementary  School  site  will  provide  for

educational  needs of  children  living  in the development.

L  Land  Use Element

Goal: To guide the development and tmed of (and so that they are orderly, efficient,
aestttetically  p(easing  and  suilab(y  related  to one  another.

Policies:

1. Canby shall guide the course of  growth and development so as to separate

conflicting or incompatible uses, while grouping compatible uses.

2. Canby shall encourage a general increase ire the intensity arui density of  devel-

opment as a means of  minirnizing urban sprawl

3. Canby  shall  discourage  any development  which  wil[  result  in overburdening

any of  the communUy's pub(ic  facilities orservir,es.

4. Canby shall (imit developmem Z72 areas identified as having an tmacceptab[e

level of  risk because of  natural hazards.

5. Canbyshallutilizethelaizdusemapasthebasisofzoningandotherp7zznning
or public  facility  decisions.

5



6. Canby shall recognize the unique character of  ceratairg areas and will utilize the

following special requiremems, in conjunction with the requirements of  the
rand development and plarming ordinance, in guiding the  use artd  deve[op-

ment of  these unique areas.

Analysis:

1.  The  proposed  development  of  this  site  will  provide  for  single  family  de-

tached  homes.  This  use is in keeping  with  the  adjacent  school  use, to the

west,  as well  as the  recent  Township  Village  and  Valley  Farms  residential

developments  further  to the  south  and  west  of  this  site. To  the  east  and

north  of  this  property  lands  are  zoned  for  industrial  development.  An

existing  sheet  metal  use is located  to the  east  of  the  subject  property.  A

waste  transfer  site  is proposed  to the  north,  across  Township  Road  and  is

presently  being  reviewed  by the  City.  Potential  exists  for  incompatibility

between  industrial  and  residential  uses. However,  Township  Road  and  the

Molalla  Forest  Road  will  provide  some  separation  and  buffering  between

the  proposed  subdivision  and  these  industrial  areas.  With  screening  re-

quirements  imposed  on these  industrial  uses  by  the  City,  we  believe  the

proposed  development  will  be compatible  with  this  land  use. To  the  south,

rural  residences  on small  acreages  abut  this  site. The  proposed  residential

development  is generally  compatible  with  such  rural  home  sites. However,

separation  from  this  area  will  be provided  to some  extent  by the  proposed

park  dedication.

2.  The  proposed  intensity  of  development  is consistent  w'th  the  Low  Density

Residential  comprehensive  plan  designation  applied  to this  site as wen as

with  the  R-I  zoning  which  will  be applied  at the  time  of  annexation.  This

density  of  about  4.6 units  per  gross  acre  will  permit  full  utilization  of  public

facilities  and  will,  therefore,  not  promote  sprawl.

3.  Discussions  with  City  and  Utility  Board  staff  indicate  that  adequate  sewer

and  water  services  are available.  Requests  for  comments  from  serv'ce

providers  will  be made  during  the  City's  review  of  this  request  and  will

ensure  adequate  review  of  service  capacity  issues.

4.  No  natural  hazards  are identified  on the  subject  property  in the  Compre-

hensive  Plan  Or  in the  Department  Of GeOlOgy  and  Mineral  Industries

Geologic  Hazards  map  for  this  area.

5.  The  R-I  zoning  which  will  be applied  to this  site  if  the  annexation  is ap-

proved  is the  implementing  zone  for  the  Low  Density  Residential  plan

designation.
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6. The subject property  is not identified  in the Plan as a "unique  site"  or  an
"area  of  special  concern".

iv.  Environmental  Concems

Goal:

1. To protect identified natural and historical resources.

2. To prevem  air,  water,  land  and  noise  po[lutiori  To protect  lives  and  propem,r

from natural hazards.

Policies:

IRA.  Canby  sha(I  direct  urban  growth  such  that  viable  agricultural  uses withm  the

urban growth boundary can continue as Long as it is economically  feasible for
them  to do so.

IRB. Canby shall encourage the urbanization of  the least productive  agricultural
area within the urban graowth boundary as a first  priority.

2R. Canbyshallmaintainandprotectsurfacewaterandgrourtdwaterresotgces.

3R. Canby shall require that ail effi&g  and future developmem activities meet the
prescribed standards fora:  water and land pollutiori

4R.  Canby  shall  seek  to mitigate,  wherever  possible,  noise  pol(ution  generated

fromnew  proposalsorexistingactivities.

5R.  Canby  shall  support  local  sand  and  gravel  operatiom  and  will  cooperate  with

coumy arui state agencies ire the review of  aggregate removal applicatiom.

6R. Canby sha(l preserve and, where possiMe, encourage restoration of  historic
sites  and  buildings.

7R. Cayxby shall seek to improve the overall scenic and aesthetic qualities  of  the
Ciff.

8R.  Canby  shall  seek  to preserve  and  maizztam  open  space  where  appropriate,  and

where  compatible  with  otherland  uses.

9R. Canby shall attempt to miiximize the adverse impacts of  new developments on
fisix and wild(ife habitats.
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IH. Canby sha(l restrict urbaniza*n  in areas of  identified steep slopes.

2H. Canby shall continue to participate in and shall actively support the federa[
flood  irtsurance  program.

3H. Canby shall seek to infom  property owners and builders of the potential  risb
associated with constntctiort irt areas of  expansive soUs, high water  tables, and
shallow  topsoU

Analysis:

IR. According  to the Soil Conservation  Service's  f'Soil Survey  of  Clackamas

County Area,  Oregon",  the subject  property  contains  two soil types.  The

westerly  portion,  near  the Southern  Pacific  Railroad  tracks  is Canderly
sandy  loam,  0 to 3 percent  slopes. The  balance  of  the site contains  Latou-

ren loam,  O to 3 percent  slopes. These  soils are the most  common  soil  type

in the Canby  area. The Canderly  soils are rated  as Capability  Class IIs and

the  Latourell  and Class I. Both  can be farmed  for  a wide  variety  of crops.

In the  instance  of  the subject  property,  however,  the parcel  has no  water

rights  available.  Therefore,  unlike  many  similar  properties  in the sunound-

ing area which  are farmed  for  berries  and nursery  stock, agricultural  activi-

ties are limited  to dryland  crops.

The subject  property  has been leased out  for  the past  several  years  and has
been  farmed  for  grass seed and hay. These  crops  are low-yield  farming

activities  which  require  large  acreages  to support  a farm  dwelling.  No

criteria  are provided  under  this policy  to weigh  the feasibility  of  continued

agricultural  use. However,  a reasonable  test for  an economically  viable
farm  unit  is provided  under  current  Oregon  Administrative  Rules  relating

to farm  dwellings  on lands  designated  for  agricultural  use. Under  these

rules,  new agricultural  dwellings  are only  permitted  on farms  which  pro-

duce  $80,000  in gross farm  income  annually.  Grass seed produces  less than

$400 per acre annually  in gross farm  income.  About  2 acres  of  the subject
property  are used for  rental  dwellings  and an additional  5 acres  is wooded.

Thus, approximately  38 acres are available  for  farming.  Assuming  $400
per  acre,  the grass seed crop  would  produce  only  $15,200  per  year,  or  19
percent  of  that  required  to justify  a farm  dwelling  under  State  and Clacka-
mas County  standards.  Net  farm  income  would  be significantly  less. The
farming  activities  on this property  are  insufficient  to  justify  its  economic

continuation.

IRB.  Much  of the existing  vacant  land supply  in the Canby  area is productively

farmed  for  a wide  variety  of  crops. This  is true  of  many  Type  "A"  areas,
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including  properties  south  of  13th  Avenue  opposite  Ackerman  Junior  High

School  and  land  in nursery  stock  production  north  of  Territorial  Street

between  Maple  and  Holly  Streets.  The  agricultural  use of  the  subject

property  is restricted  due  to a lack  of  water  rights  allowing  for  irrigation  of

crops.  In the  absence  of  such  water  rights,  this  property  must  be viewed  as

among  the  least  productive  of  agricultural  areas  and  its annexation  is con-

sistent  with  this  policy.

2R.  The  subject  property  does  not  contain  any  surface  water  resources,  nor  are

there  any  nearby.  The  development  of  this  property  for  residential  pur-

poses  will  not  affect  groundwater  recharge  because  dry-wells  will  be

employed  to allow  storm  drainage  to continue  to  percoiaie  inio  ine  soii.

Storm  water  management  for  compliance  with  the  Federal  Clean  Water

Act  will  be reviewed  by Clackamas  County  prior  to site  development.

3R.  The  City  requires  that  residential  development  comply  with  prescribed

standards  for  air,  water  and  land  pollution.

4R.  Residential  construction  and  site development  activities  will  produce  noise

during  the  construction  phase  of  this  project.  Such  activities  will  be regu-

lated  to comply  with  City  standards.

5R.  Not  applicable.  No  sand  or  gravel  operations  exist  on  this  site  nor  are  such

resources  present.

6R.  There  are  no historic  residences  present  on this  site.

7R.  The  only  scenic  resource  on the  subject  property  is the  stand  of  fua trees  on

T.L.  900. This  scenic  resource  is proposed  to be preserved  through  dedica-

tion  to the  City  for  park  purposes.

8R.  More  than  five  acres  of  the  subject  property  is proposed  to be set aside  as

open  space  through  park  dedication.

IH.  The  site  has no  steep  slopes.

2H.  The  property  is not  in a floodplain  area.

3H.  The  soils  on the  subject  property,  Latourell  silt  loam  and  Canderly  sandy

loam  are both  described  in the SCS study  as deep,  well-drained  soils. No

expansive  soils,  shallow  top-soil  areas,  or  high  water  table  areas  are  present

on this  site.
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v. Transportauon

Goals:

1. To develop and maintain  a transportation  system which is safe, convenient
and  economical

Policies:

1.  Canby  shall  provide  the  necessary  improvement  to city  streets,  and  will  en-

courage  the  coumy  to make  the  same  commitment  to local  coumy  roads,  in

an effort to keep pace with growth.

2, Canby  shal(  work  cooperatively  with  developers  to assure  that  new  streets  are

comtructed iiz a timely  fashion to meet the C!Z)7'S growth needs.

3.  Canby  shall  attempt  to improve  its  problem  #tersections,  in keeping  with  its

policies forupgrading  ornew consmtction of  roads.

4. Canby  sha[I  work  to provide  an adequate  sidevvaUcs  artd  pedesman pathway

system  to serve  a(l  residenU.

5. Canby shall actively work toward the con  of  a func'knal  overpass or
underpass to arrow for  traffic movement between the north a'nd south side of
town.

6. Canby sha(l continue ire its 4om  to assure that all new developments provide
adequate access for  emergenq respome vehic(es and for  the safeff and con-
venience of  the general public.

7. Canby shall  provide  appropriate  facilities  for  bicycles art,,d, if  found  to be
needed, forotherslowmoving,  energyefficientvehicles.

8. Canby shal7 support work cooperatively with the State Department of Tram-
poratation aii  the Southem Pacific Railroad Company ire order to assure the
safe utilization of  the rail  facilities.

9. Canby shal( supporat efforts to improve and exparui rtearby air trartsport facili-
t!S.

10. Canby shall work to expand mass transit opportunities on both a re8onal  artd
an inka-ci'q  basis.
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11, Canbyshallworkwithprivatedevelopersandpublicagenciesirttheirtterestof
maintaining  the transportation significance as well as environmental  and

recreational significance of  the lamette River.

12.  Canby  shall  actively  promote  improvements  to state  highways  and  connecting

courxty road; which affect access to the ciq.

Analvsis:

1.  All  streets  within  the development  are proposed  to be designed  to City

standards.  Additionally,  frontage  improvements  will  be provided  along

Township  Road  as required  by Clackamas  County  collector  street  stand-
ards.

2. Access  via Township  Road  will  provide  for  the needs  of  this development.
No  new  off-site  roads  are warranted.

3. The  closest  "problem  intersection"  is Township  Road  and Ivy  Street.  The

applicant  has retained  a traffic  consultant  to review  the  impact  of  the

proposed  development  on this  intersection.

4. The  City  owns  the  Molalla  Forest  Road  right-of-way  along  the east  border

of  this  site  and  plans  to make  use of  it for  pathway  purposes.  The

proposed  development  plan  will  provide  for  a pedestrian  connection  to this

pathway.  Additionally,  a pedestrian  pathway  is being  proposed  to provide

access  to Trost  Elementary  School.  Bikepath  and  pedestrian  improve-

ments  will  be included  to County  standards  in the  widening  of  Township

Road  along  the  project  frontage.

5. Not  applicable  to this  project.

6. Two  access points  will  be provided  onto  Township  Road  as well  as one

future  connection  via 10th  Avenue  to Redwood  Street.  This  street  system

will  ensure  adequate  emergency  vehicle  access  to the  proposed  develop-

ment.

7. Bicycle  pathways  wall be included  in the widening  of  Township  Road  along

the project  frontage.

8. The  proposed  development  has no direct  impact  upon  the safe utilization

of  the  railroad  line  to the east or  this  site. No  access is proposed  that  would

affect  this  rail  line  and  the Molalla  Forest  Road  buffers  the  site  from  the

right-of-way,
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9. No  airport  facilities  will  be affected  by  this  proposal.

10.  The  project  will  have  no direct  impact  upon  mass  transit.

11. The development  has no frontage on and does not affect the transporta-
tion  usage  of  the  Willamette  River.

12.  Improvements  to Township  Road,  a County  Road,  win  be made  along  the
project  frontage  in  conjunction  with  this  development.

vL Public  Facilities  and  Services

Goal

1. To assure the pmvision of  a full  rartge of  public  facilities and services to meet
the needs of  the residenU and property owners of Canby.

Policies:

1.  Canby  shal[  work  c(osely  artd  cooperate  with  all  entUies  artd  agencies  provid-
ing pub(ic  facilities  and services.

2. Canby shall utilize all  feasible meam of  financing  needed public  improve-
ments  and  shall  do  so irt  an equitable  manner.

3. Canby sha(l adopt and periodical(y update a capital improvement program for
major  cx'q  projects.

4. Canby shall strive to keep the intemal organizatton of  city govemmem ctgrent
with  changing  circumstances  iix the  communiq

5. Canby shall assure that adequate sites are provided  for  public  schools and
recreatiorx facilities.

Analysis:

1.  All  affected  public  utility  providers  will  be notified  as a part  of  the  City's
review  of  this  project,  thereby  satisfying  this  policy.

2. - All  proposed  public  improvements  associated  with  this  project  will  be paid
for  privately  by  the  project  developer.
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3. The proposed  development  does not require  any improvements  shown  on
the City's  capital  improvement  program  and will  not affect  its implementa-
tiOn.

4. This  policy  is a guide  to City  action  and does not  directly  apply  to this
proposal.

5. . A five  acre  park  site  is proposed  to be dedicated  to the  City  to assist  in
compliance with this polio. The Trost Elementary School site is immedi-
ately  adjacent  to the  subject  property  and  has remaining  room  for  addi-
tional  development.  No  new  school  sites  are  identified  as being  needed  in
this  vicinity.

vL Economic

Goals:

1.  To diversify  and  #prove  the econorrry of  the City  of  Canby.

Policies:

1.  Canby  shall  promote  increased  industrial  development  at  appropriate  loca-
flank.

2  Canby shall encourage further commercwl developmmt arui redevelopment
at  appropriate  Iocatiom.

3. Canby  shall  ertcourage  economic  programs  and  projects  which  will  Lead to an
i;ncrease  in local  employment  opportunities.

4. Canby  shall  consider  agricultural  operations  which  contribute  to the  loca[
economy as part  of  the economic base of the commttnity and shall seek to
mairttain  these  as vtab(e  economic  operatiory.

An alysis:

1.  The  proposed  development  is not  industrial  and  the comprehensive  plan
designation  precludes  such  development  on this  site.

2.  The  proposed  development  is not  commercial  and  the  comprehensive  plan
designation  precludes  such  development  on Uhis site.
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3. The  proposed  development  will  contn'bute  to the area's economy  through
construction  jobs  during  site development  and home  construction.  Noother  direct  economic  impacts  are associated  with  this proposal,

4. As discussed  above,  the agricultural  activity  on this site is low  intensity  in  itscharacter,  does not  generate  significant  agricultural  income,  and therefore
is not  feasible  to continue.  The proposal  will  result  in urbation  of  thissite  for  residential  use.

vtL  Housi;rtg

Goal:

1.  ToprovideforthehotmirtgneedsofthecifizemofCanby.

Policies:

1.  Canby  shal(  adopt  arui  imp(ement  an urban  growth  boundary  which  will  ade-
quate'ty provide space fornew  hotmmgstam to support and mcreme in popula-tion to a total of  20,000 persom.

2. Canby  shall  encourage  a gradual  irtcrease Z/Z housirtg  de  as a respome  to
the increase in hotming costs and the need formore  rental housing.

3. Canby shall coordinate the (ocaaon of  higher density housing with the ab'of the c% to provide ufflities, public  facmaes, arui a funcknal  tramportationnetvvprk

4. Canby sha(I encourage the development of hotming for  low income persomand the 5ztegra*n  of  that hotming mto a variety of  residential areas withm theCite'.

5. Canby sham( provide opportunities for  mobile home developmertts irt al[ resi-derttia[  zones,  subject  to appropriate  design  sta'zuiard;.

Analysis:

1.  The  subject  property  is within  the existing  UGB  and, therefore,  is consid-
ered  to be needed  to meet  projected  population  growth.

2. The proposed  density  of development  is consistent  w'th  the Low  Density
Residential  plan  designation  as well  as the R-1 zoning  standards.
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3. The  subject  property  is on the  fringe  of  the  city  and  has not  been  identified
for  higher  density  development  in the  Comprehensive  Plan.

4. This project is aimed directly at providing affordable homes to assist  inmeeting the city's housing needs. The proposed houses are planned  to  be1,000 to 1,500 square feet in area and will be designed with affordability  inmind.

5.  No  mobile  home  development  is proposed  on  this  site.

L  Energy  Conseravation

Goal:

1. To conserve energy and encourage the tme of renewable resources ire place ofnon-renewable  resources.

Policies:

I.  Canby shall encourage energy conservation and efficiency measures in con-structwn  practtces.

2. Canby sha(l encourage development projects which take advantage of windari  so[arorieixta*n  arid  utilizatzon.

3. Canby shall strive to increase comumer protecaon ire the area of  solar designand  constntctiori

4. Canby shall attempt to reduce wasteful pattems of  energy consumption iretramportatwn  systems.

5. Canby shall continue to promote energy efficiency and the use of  renewab(e
resources.

Analysis:

1. The subdivision has been planned to promote energy efficient  by orient-ing  lots  on predominantly  east-west  streets.  All  homes  will  comply  w'th  the
strict  energy  standards  of  the  building  code.

2. The  proposed  east-west  orientation  of  the  street  system  maximizes  the
solar  orientation  of  the  building  lots.
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3. Building permits  will  be reviewed  by the City  for compliance  with  solar
access and energy  standards.

4. ThiS policy iS a guide tO City aCtiOn and iS net direCtl7  applicable tO the
proposed  annexation  or  development.

5. The City will review building  permits  for  compliance  with  Uniform  Build-
ing Code energy standards  and City  solar access  standards.

CONTINUED  ANALYSIS  OF  XATION  CRITERIA.

2. CompliancewithotherapplirableCiffordinancesorpolicies.

Comment:  The proposed  development  has been  designed  as a Planned  Unit  Devel-
opment  and complies  with  applicable  zoning  and  subdivision  standards,  as demon-
strated  in the  following  sections  of  this  report.

3. Capability of the City and other affected service-providing entities  to amply  provide  the
area  with  urban  level  seravices.

Comment:  As  discussed  above,  basic  urban  services  (water,  sewer,  and  storm  drain-
age)  are  depicted  on  the  preliminary  utility  plan  and  are  available  to meet  the  needs  of
this  project.  Agency  comments  will  be sought  by the  City  during  its review  of  this
project  to ensure  adequate  service  availability.

4. Compliance of  the application with the applicable section of ORS 222.

Comment:  This  application  will  be reviewed  by the  City  Planning  (',nmmissinn,  (',ity
Council,  and  the  Boundary  Commission  for  compliance  with  these  standards.  This
property  is contiguous  with  the  City  limits,  the  owners  have  authoied  the  applicant  to
apply  for  annexation,  and  the  site  can  be provided  w'th  adequate  levels  of  urban  serv-
iCeS.

5. Appropriateness  of  the annexation  of  the specific  area proposed, whert compared  to other
properties  that  may  be annexed  to the City.

Comment:  The  annexation  of  this  site  to the  City  outside  of  the  phased  annexation
plan  identified  in the  Comprehensive  Plan  is wananted  because  it will  result  in a spe-
cific  benefit  to the  City  through  dedication  of  park  lands,  as discussed  above.  This
special circumstance,  together  with  the  fact  that  the  existing  agricultural  activities  are
less intensive  and no water  rights  exist  on this  property,  indicate  that  annexation  prior
to other  areas  is consistent  with  this  policy.

16



6. Riskofnaturalhazardsthatmightbeexpectedtooccuronthesubjectproperq.

Comment:  No  natural  hazards  have  been  identified  on this  site.

7. Effect of  the urbanization of the subject property on specially designated open  space,
scenic,  historic,  ornatural  resource  arem.

Comment:  No  such  resources  exist  on this  site,  with  the  exception  of  the  scenic  re-

source  associated  with  the  forested  area  of  the  property.  This  area  will  be preserved

as park  land  through  dedication  to the  City  if  this  annexation  and  PUD  are  approved.

8. Economic impacts which are lUcely to result from the annemtioz

Comment:  The  only  economic  impacts  associated  with  this  proposal  are  the  positive

impacts  resulting  from  construction  jobs  associated  with  site development  and  home

construction.

COMPLIANCE  WITH  SUBDIVISION  STANDARDS

1. Confomance  with the text and applicable maps of the Comprehermve Plan.

Comment:  See analysis  of  Comprehensive  Plan  policies  above.

2. Conformancewilhotherapplicab(erequirementsoftheLaiDevelopmentandPlanning
Ordinartces.

Comment:  The  proposed  development  has been  designed  as a Planned  Unit  Devel-

opment.  Lot  sizes are  proposed  to be reduced  from  the  normal  7,000  sq. ft.  standard

of  the  R-I  district  to a minimum  of  about  6,100  sq. ft.  The  overall  density,  however,

has been  designed  to conform  to that  of  the  R-7  district.  Approximately  5.09  acres  of

park  lands  will  be dedicated  to the  City  and  the  resulting  density  transfer  has permit-

ted  the  smaller  lot  sizes  within  the  development.  Street  standards  are  proposed  to

conform  with  City  standards  for  local  streets,  as shown  on the  preliminary  utility  plan.

Compliance  with  specific  standards  of  the  Canby  Land  Development  and  Planning

Ordinance  is discussed  below  in this  report.

3. The overall design and anaangement of lots shall be functional  and shall adequately pro-
vide building sites, umiy  easements, and access faciliries deemed necessary for  the devel-
opmertt of  the subject property without uiiuly  hirtAering the tme or deve(opment of adja-
Cent  prOpemeS.

17



Comment:  All  lots have adequate  access onto  City  streets. Further,  utilities  will  be

located  in street rights-of-way  or easements, as shown on the preliminary  utility  plan,

Street  stubs  and utility  extensions  are provided  where  needed  to allow  for  future
development  of adjacent  undeveloped  properties.

4. Itmustbedemortstratedthatallrequiredpublicfacilitiesandservicesareavailable,orwill
be come available through the development, to adequately meet the needs of the proposed
land  division.

Comment:  See discussion  above  under  the  public  facilities  element  of  the  Compre-

hensive  Plan  policy  analysis.

COMPLIANCE  WITH  OTHER  PROVISIONS  OF  THE  CANBY  LAND  DEVELOP-

MENT  AND  PLANNING  ORDINANCE.

DIVISION  III.  ZONING

Chapter  16.10  =  Off-Street  Parking

Table  16.10.050  indicates  that  all  new  single-family  dwellings  shall  provide  a minimum

of  two  off-street  parking  spaces.  The  minimum  parcel  size in the  proposed  develop-

ment,  65'  X 95', provides  sufficient  room  for  the construction  of  homes  with  two-car

garages  with  parking  in the  driveway  area  for  two  additional  vehicles.  Specific  compli-

ance  with  this  standard  will  be reviewed  at the  time  of  building  permit  application.

Chapter  16.16-R-1  Low  Density  Residential  Zone

16.16.010  Uses  permitted  outright

The  land  use proposed  in this  development,  single-family  dwellings,  is listed  as a use

permitted  outright  in the  R-I  zone  (16.16.010A).

16.16.030  Development  Standards

A.  Minimum  lot  area:  The  R-1  zone  requires  a minimum  lot  area  of  7,000  square

feet.  The  proposed  development,  however,  is a Planned  Unit  Development.

Section  16.76.040  permits  modification  of  lot  size,  lot  width,  and  setback  stand-

ards  within  a PUD.  See discussion  below  under  that  section.

B.  Minimum  lot  width:  Although  the  PUD  provisions  permit  modification  of  the  lot

width  standard,  the  minimum  lot  w'dth  proposed  in this  project,  65 feet,  exceeds

the  60 foot  minimum  standard  or  the  R-1  district.
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C. Minimum  yard  requirements:  As discussed  under  subsection  A,  above,  the  PUD

provisions  permit  modification  of  the  minimum  setback  provisions  of  the  R-1
district.  See discussion  below  under  Section  16.76.040.

D.  Maximum  building  height:  No specific  building  plans  are being  approved  at this

time.  Plans  for  individual  homes  will  be submitted  to the City  at the  time  of

building  permit  application  and  reviewed  for  compliance  with  the  35 foot/15
story  standard.  No  adjustment  to this  standard  is being  requested.

E.  Maximum  lot  coverage:  The  R-1  zone  establishes  no limit  for  the  lot  coverage  of

the  main  building.  No  accessory  building  will  be permitted  which  exceeds  the

coverage  of  the  main  building,  as specified  in this  section.

Chapter  16.46  =  Access  Limitations  on Project  Density

All  project  streets  are proposed  to comply  w'th  the City's  36 foot  paved  width  standard

for  local  streets.  Subsection  16.46.010  permits  up to 40 dwellings  on such  roadways

(this  standard  may  be increased  by up to 50 percent  for  looped  streets  and  by an addi-

tional  20 percent  in PUDs).  In the proposed  development,  S.E.  9th  Avenue  is the

street  which  will  have  the most  homes  fronting  on it.  The  33 units  proposed  on this

street  is less than  the maximum  access standard.

DIVISION  IV.  LAND  DrVISION  REGULATION

Chapter  16.64  =  Subdivision  Design  Standards

16.64.010  Streets

A.  The  proposed  subdivision  plan  conforms  with  the general  street  design  standards

because  it provides  for  the  continuation  of  S.E. lath  Avenue  and  provides  a stub

on Carriage  Gate  Drive  for  future  development  to the south.  Further,  the plan

complies  with  City  minimum  width  standards  for  right-of-way  and  paving.

B.  A  reserve  strip  will  be provided  at the  southerly  terminus  of  Carriage  Gate

Drive,  as required  by this  section.

C. The  site  plan  provides  for  "T'  intersections  for  all streets  in the  subdivision.  No

offset  intersections  of  less than  150  feet  are proposed  (the  centerline  offset  of

S.E. 5th  and 6th  Avenues  is in excess of 180  feet).

D.  The  only  unplatted  developable  acreage  which  abuts  the subject  property  lies  to

the  south  of this  site. The  site plan  provides  for  future  development  of  this  area

by providing  frontage  on S.E. 10th  Avenue  and by providing  for  a street  stub  on

S.E. Carriage  Gate  Drive.
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E. Ail intersection angles proposed are approximately  90 degrees, consistent  withthe requirements  of  this subsection.

F. Township Road,  the only  street  abutting  this site, complies  with  the  minimumCounty  standard  for  right-of-way  width,  60 feet.  No  additional  right-of-waydedication  is needed.

G. The only half-street  in this development  is the extension  of  S.E. 10th  Avenue.The site plan provides  for  an immediate  transition  to a full-street  dedication  assoon  as possible  and continues  this street  with  the minimum  40 foot  right-of-wayalong  the southern  boundary  of  the subject  property.

H. The  only  cul-de-sac  proposed  in the site plan  is a short  "bubble"  off  of  S,E, 5thAvenue.  This  street  is less than  100  feet  in length,  well  under  the  450 footmaximum  length  standard  of  this subsection.  Further,  the cul-de-sac  serves  onlysix homes  =  well  w'thin  the maximum  limit  of  18.

I.  This  subsection  relates  to marginal  access streets  which  may be required  by  theCity  when  a site abuts an arterial  street. Township  Road  is designated  as a col-lector  street  and, therefore,  these provisions  do  not  apply.

J. No alleys are proposed  and none  are required  by this subsection  because  theproposed  development  is not  in an industrial  or commercial  district.

K. Proposed  street  names are shown on the Tentative  Plat. East-west  streets  con-tinue  the numbered  avenue  system consistent  with  the City's  grid.  Staff  hasadvised  us that  north-south  street  names  will  have to be revised  to conform  tothe  City's  street  naming  system. The  applicant  will  work  with  staff  so that  neces-sary  changes  will  be made  prior  to  final  plat  approval.

L. The  site  plan  depicts  proposed  easements  along  streets  in the  development
which  are sufficient  to provide  room  for  the planting  of  street  trees.

M.  As  shown  on preliminary  profiles  submitted  with  this  application,  the  steepest
road  grade  proposed  is four  percent-well  under  the 15 percent  maximum
grade. The  flattest  grade  proposed  is.5  percent,  consistent  with  minimum  slopestandards.

N.  The  subject  property  parallels  the Southern  Pacific  Railroad  right-of-way  alongits east  border.  Carriage  Gate  Drive  parallels  this  railroad  right-of-way,  as re-quired  by this  section.
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16.64.020  Blocks

A.  The  block  system  proposed  complies  with  general  design  standards  in that  it
provides  adequate  depth  for  building  sites (95 feet  minimum),  maintains  a grid
system  that  provides  appropriate  traffic  circulation  throughout  the  development,
and  provides  appropriate  access  for  all  lots.

B.  The  proposed  plan  has  a maximum  block  length  of  approximately  1,050  feet  (8th
and  9th  Avenues  between  Deininger  and  Carriage  Gate  Drives).  This  complies
with  the  maximum  1200  foot  length  standard  of  this  subsection.  The  proposed
block  depth  provides  for  two  lot  depths.

16.64.030  Easements

A.  Twelve  foot  utility  easements  are  proposed  along  all  street  lines  in the  project,  as
required  by  this  section.  Side  and  rear  utility  easements  will  be provided  where
appropriate.

B.  Drainage  easements  are  not  required  because  there  are  no  watercourses  on  the
property.

C.  Tracts  are  provided  for  pedestrian  walkways  to Trost  Elementary  School  and  to
the  pathway  system  along  Molalla  Forest  Road.

D.  Compliance  with  solar  access  standards  is discussed  later  in this  report.

16.64.040  Lots

A.  As  far  as possible,  the  proposed  plan  provides  rectangular  lots  measunng  65 feet
wide  by 95 feet  deep.  These  dimensions  provide  a building  envelope  of  approx-
imately  55 feet  wide  by  55 feet  deep,  adequate  room  for  construction  of  single-
family  homes.

B.  Minimum  lot  sizes are  modified  through  the  PUD  provisions.  Please  see discus-
sion  of  Division  V,  below.

C.  All  lots  proposed  have  adequate  frontage  on public  streets.

D.  The  only  double  frontage  lots  proposed  are  along  Township  Road  and  Molalla
Forest  Road.  The  double  frontage  lots  are  necessary  along  Township  Road
because  it is a Clackamas  County  Collector  street  and  County  policies  discour-
age direct  access  to such  roads.  Additionally,  sight  distance  is poor  because  of  a
vertical  curve  in this  roadway  making  access  at points  other  than  the  street  inter-
sections  proposed  unsafe.  Molalla  Forest  Road  is now  owned  by  the  City  of
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Canby and is planned  to be used for  pedestrian/bicycle  purposes.  Vehicular

access from  this road, therefore,  is not permitted  and double  frontage  lots  must

be used.

E.  Side lot lines have been designed  to be perpendicular  or radial  to street  right-of-
ways  in so far  as practical.

F.  No  lots  or  tracts  capable  of  resubdivision  are  proposed.

G. Special side yard setbacks (five feet) are proposed  as a part  of  the Planned  Unit

Development.  These setbacks will  be noted  in the deed restrictions.

H,  No  flooding  or soil  hazards  are  present  on this  site. Therefore,  approval  of  this

Tentative  Plat  is consistent  with  this  subsection.

I.  Only  one  flag  lot  (Lot  176)  is proposed  in the  project.  The  access  strip  width

proposed  is 20 feet  and  is proposed  to be paved,  consistent  with  City  standards.

Appropriate  setbacks  and  turn-around  requirements  will  be demonstrated  at  the

time  of  building  permit  application.

16.64.050  Public  open  spaces.

The  proposed  site  plan  provides  5.09  acres  of  forested  land  which  is proposed  to  be

dedicated  to the  City  of  Canby  for  park  purposes.

16.64.070  Improvements

The  improvements  required  for  this  project  are  indicated  on the  Preliminary  Utility

plans  submitted  with  this  application.  Final  engineering  will  be provided  for  these

improvements  prior  to final  plat  approval.  All  City  requirements  for  construction  of

these  improvements,  including  appropriate  inspections  and/or  bonding  requirements,

will  be met  prior  to final  plat  approval.

DIVISION  V. PD  UNIT  DEVELOPMENT

Chapter  16.70-General  Provisions

16.70.010  General  provisions

Consistent  with  the  provisions  of  this  subsection,  because  the proposed  Planned  Unit

Development  includes  the  subdivision  of  property,  it is being  reviewed  under  the

provisions  of  Division  IV  as well  as the  requirements  of  Division  V.
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16.70.020  Purpose

The proposed  development  is consistent  with  the purpose  statement  this  Division  in

that  the  design  flexibility  permitted  through  the  PUD  process  will  permit  the  lot  sizes

to be somewhat  smaller,  thereby  allowing  the  preservation  of  the  wooded  area  of  the

site through  park  dedication.  The  resulting  development  will  be as good  as, or  better,

than  would  be obtained  through  standard  subdivision  practices  because  the  lots  will

still  provide  adequate  building  sites  for  single-family  homes  but  the  resource  and  open

space  value  of  the  wooded  area  win  be retained.

16.70.030  Condominium  projects  treated  as planned  unit  development

This  section  does  not  apply  because  no condominium  units  are  proposed.

Chapter  16.72  =  Applications

16.72.010  General  requirements

Consistent  with  this  subsection,  the application  procedures  for  tentative  subdivisions,

pursuant  to Division  IV,  are  being  followed  for  this  application.  Conditional  use

provisions  of  Division  III  are  not  applicable  because  the  proposal  includes  the  subdivi-

sion  of  property.

16.72.020  Who  may  apply.

The  application  has  been  signed  by  all  owners  having  title  to the  property  in  the

proposed  Planned  Unit  Development.

16.72.030  Form  and  content.

A.  The  application  was  submitted  to the  City  Planner  on  forms  provided  for  that

purpOSe.

B.  The  Tentative  Plan  map  provides  an accurate  map  drawn  at a scale  of  one  inch

equals  100  feet  showing  the  proposed  development.  Because  the  proposed  PUD

includes  only  lots  for  single-family  homes,  no architectural  plans  are  being

approved  as a part  of  this  application.  Building  plans  will  be  reviewed  individual-

ly for  each  home  at the  time  of  building  permit  application.  The  proposed  loca-

tion  and  dimensions  of  the  proposed  open  space  (Tract  "C")  are  noted  on  the

plan.  Off-street  parking  will  be provided  in driveways  and  garages  for  the  homes

and  will  be reviewed  at  the  time  of  building  permit  application.  The  site  plan

shows  access  points,  topography  and  railroad  right-of-way.  Proposals  for  grading

and  drainage  are  shown  on the  preliminary  utility  plans.  Landscaping  will  be

provided  by individual  homeowners.
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C. The  purpose  of  the proposed  development  is to provide  building  lots  for  209
single-family  detached  homes. Additionally,  the plan  will  provide  5.09 acres  of
park  land  which  is proposed  to be dedicated  to the City  of  Canby.  This  dedica-
tion  will  preserve  as open  space the only  area  of  the site containing  significant
physical  features  =  old growth  Douglas  fir  trees. No other  non-residential  uses
are  proposed.

Chapter  16.74-Uses  Permitted

16.74.020  Uses  permitted  in  residential  zone.

The  only  uses  proposed  in  this  project  are  single-family  detached  homes  and  5.09  acres
of  open  space.  Residential  uses  in R-1  zoned  areas  are  permitted  by  this  Division  as
well  as Division  III.

Chapter  16.76-Requirements

16.76.010  Minimum  requirements

A.  The  site  plan  preserves  11.21  percent  of  the  site  as open  space  (5.09  acres  out  of
45.42  acres).  This  exceeds  the  minimum  10  percent  requirement  of  this  section.

B.  The  average  area  per  dwelling  unit  is not  less  than  that  required  by  the  R-1  zone.
The  site  contains  a total  of  45.42  acres,  of  which  8.91  acres  wall be  dedicated  for
public  streets.  The  net  site  area,  36.51  acres  or  1,590,376  square  feet,  divided  by
209  units  equals  an average  area  per  dwelling  unit  of  7,609  square  feet

C. The  size  of  the  subject  property,  45.42  acres,  exceeds  the  minimum  PUD  site
area  requirement  of  one  acre.

16.76.020  General  requirements

Consistent  with  these  requirements,  this  application  report  demonstrates  that  the
requirements  of  Division  IV,  Land  Division  Standards,  are  satisfied.  Additional
information  required  by  this  subsection  has  been  addressed  as fonows:

A.  Public  dedication  areas  include:  Tracts  "A"  and  "B",  which  are  to  be  used  for
pedestrian  pathways,  Tract  "C",  a 5.09  acre  proposed  to  be  dedicated  to the City
of  Canby  for  park  purposes,  and  8.91  acres  of  public  street.

B.  No  undedicated  open  space  is proposed.
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C. Land  use within  the proposed  development  is shown  on the site  plan  and  is
summarized  as follows:

209  Single-family  home  lots  -

Public  street  right-of-way  -

Tract  "C'  park  dedication  =

Tracts  "A"  and  "B"  pathways  =

31.38  acres

8.91  acres

5.09  acres

.04  acres

D.  All  dwellings  proposed  will  be single-family  detached  units.  They  will  be sited

w'thin  required  setbacks  on the  209  lots  shown  on  the  site  plan.

E.  An off-street  parking  requirements  will  be met  in the  driveway  and  garage  areas

on  the  individual  lots.

F. Pedestrian  pathways  are  shown  as Tracts  "A"  and  "B"  on  the  site  plan.

G. Approval  is being  requested  for  the  entire  project  at this  time.  While  the  devel-

opment  may  be constructed  in two  stages,  completion  of  the  entire  project  within

the  permitted  preliminary  approval  period  is anticipated.

H.  Adjacent  utilities  are  depicted  on the  preliminary  utility  plan.

I. The  proposed  density  of  development  is 4.6 units  per  gross  acre  or  5.72  units  per

net  acre.  Lot  coverage  will  be reviewed  with  the  building  permit  application.

J. The  only  other  pertinent  information  requested  by  staff  is a traffic  study.  See the

report  prepared  by  Lancaster  Engineering.

16.76.030  Standards  and  criteria.

A.  The  applicant  acknowledges  that  the  approval  of' this  PUD  will  be  binding  upon

the  developer.

B.  The  applicant  acknowledges  that  land  within  the  PUD  may  be subject  to con-

tractual  agreements  with  the  City  and  will  record  approved  agreements  with  the

covenants  of  the  development.

C.  This  report  provides  a detailed  analysis  demonstrating  that  the  proposed  devel-

opment  complies  with  other  relevant  provisions  of  the  Land  Development  and

Planning  Ordinance.

D.  The  proposed  development  provides  an organized  arrangement  of  lots,  with

each  having  appropriate  access to public  serv'ces  as shown  on  the  utility  plan.
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E.  The  proposed  development  pattern  provides  single-family  homes  on individual
10ts. ThiS  land  uSe iS typiCal  Of nearby  residential  areas  and  iS a uSe authoied
by  the  R-1  zoning  on  the  subject  property.

F.  The  proposed  development  has been  demonstrated  to be a complete  develop-
ment  with  respect  to the  provisions  of  this  ordinance.  Proposals  for  utilities,
street  improvements,  etc.  are  shown  on  the  site  plan.

G.  The  only  undeveloped  lands  proposed  are the  two  pedestrian  pathways,  Tracts
"A""  and  "B",  and  the  park  site,  Tract  "C".  These  areas  are  proposed  to  be
dedicated  to the  City  in perpetuity.

H.  As  with  any  other  City  park,  the  maintenance  of  the  park  dedication  area  is
proposed  to be the  responsibility  of  the  City  of  Canby.

I.  All  units  are  proposed  to have  individual  utility  serv'ces.

J. No  condomiruum  conversions  are  proposed.  This  subsection  does  not  apply.

K.  No  condominium  conversions  are  proposed.  This  subsection  does  not  apply.

16.76.040  Exceptions

A.  Modification  to the  minimum  lot  size and  setback  standards  of  The R-1  zone  are
requested  in  conjunction  with  this  application.  The  R-I  zone  requires  a mini-
mum  lot  size  of  7,000  square  feet.  Within  this  PUD  a minimum  lot  area  of  6,000
square  feet  is proposed  in order  to compensate  for  the  5.09  acres  reserved  as
park  dedication  area.  Because  the  lot  sizes  are  smaller,  a side  yard  setback  of
five  feet  is proposed.

B.  Building  height  is proposed  to conform  to the  basic  R-I  standards.

C.  As  previously  discussed,  the  off-street  parking  requirements  of  Division  In  will
be met.

Chapter  16.78-Condominium  Projects  Involving  Construction  of  Six  orFewerUnits.

Not  applicable.  No  condominium  units  are  proposed.

Chapter  16.80-Manufactured  Or  Mobile  Home  Subdivisions.

Not  applicable.  No  manufactured  or  mobile  homes  are  proposed.
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Chapter  16.82  =  Special  Housing  Projects  for  the  Elderly  or  Handicapped,

Not  applicable.  No  housing  specifically  for  the  elderly  or  handicapped  is proposed.

DIVISION  VI.  ANNEXATION

These  provisions  have  been  previously  addressed  in  this  report.

DIVISION  VII.  STREET  A[,IGNMENTS

Consistent  with  the  provisions  of  subsection  16.86.020(B)  the  streets  in the  proposed
development  are  proposed  to have  a right-of-way  width  or 40 feet.  No  other  provi-
sions  of  this  section  are  applicable  to this  proposal.

DIVISION  VIII.  GENERAL  STANDARDS  AND  PROCEDURES

The  provisions  of  this  Division  provide-general  guidance  to City  action  on  land  use and
are  not  directly  applicable  to the  review  of  this  development  application.

DIVISION  IX.  SOLAR  ACCESS

Chapter  16.95-Solar  Access  for  New  Developments

16.95.020  Applicability

The  subject  property  is zoned  R-I  and,  therefore,  the  provisions  of  this  chapter  apply
to  the  proposed  development.

16.95.030  Design  Standard.

Compliance  with  the  80 percent  design  standard  would  require  that  168  out  of  209
meet  one  of  the  three  options  for  solar  access.  In the  proposed  subdivision,  we  have
oriented  nearly  every  street  on  an east-west  axis  to maximize  solar  access.  The  only
significant  streets  oriented  other  than  east-west  are  the  access  road  from  Township
Road,  Deininger  Street,  and  Carriage  Gate  Drive  along  the  eastern  border  of  the
property.

Despite  our  attempt  to maximize  lots  on a nonh/south  axis, the  proposed  subdivision
provides  for  only  67 percent  (140  out  of  209 lots)  to meet  the  basic  design  option  (90
feet  deep  on the  north-south  axis  and  front  lot  line  within  30 degrees  of  east-west),
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Because  of  the  nanow  north-south  width  dimension  of  the  lots  which  do not  meet  the

basic  design  option,  using  the  protected  solar  building  line  or  peformance  options  are

not  practical  alternatives  for  this  site. The  lots  which  do comply  with  the  basic  design

option  are: Lots  5-7, 11-15,  42-138,  141-157,  161,  164-166,  172-173,  176-177,  and  185-

194.  An  adjustment  to the 80 percent  design  standard  is being  requested  pursuant  to
the  provisions  of  Section  16.95.050.

16.95.050  Adjustments  to Design  Standard

This  section  provides  that  the  percentage  of  lots  that  must  comply  with  Section

16.95.030  must  be reduced  by  the  Planning  Commission,  to the  minimum  extent  neces-

sary,  if  it  finds  the  applicant  has shown  compliance  would  cause  adverse  impacts  on

density  and  cost  or  loss of  amenities,  or  that  impacts  of  existing  shade  excludes  a por-

tion  of  the  site. In  this  instance,  the  impacts  of  existing  shade  is not  a factor.  However,

compliance  would  result  in increased  costs,  loss of  density,  and  loss  of  view  amenities.

Discussions  with  City  planning  staff  have  resulted  in one  design  alternative  to  be

considered  to increase  compliance  with  the  basic  design  option.  By  moving  Deininger

Street  to the  western  border  of  the  site  against  the  Trost  Elementary  School  boundary,

the  east-west  lots  proposed  on this  street  could  be eliminated.  We  have  prepared  a

concept  plan  depicting  this  alternative  (Design  Option  f'A"  on the  following  page  of

this  report).  This  option  was  not  as successful  in providing  compliance  with  the  design

standard  as originally  anticipated  because  the  spacing  of  the  lots  resulted  in non-

complying  lots  being  located  along  Carriage  Gate  Drive.  However,  the  plan  does

achieve  a greater  percentage  of  the  lots  in compliance  (72  percent  versus  67 percent),

Option  "A"  results  in a density  reduction  from  209  lots  to 206  units.  Additionally,

streets  and  required  utilities  are  increased  by about  six percent  due  to the  need  to

extend  the  length  of  6th,  7th,  8th,  and  9th  Avenues  and  the  need  to provide  for  the

extension  of  S.E.  Pinnacle  Street  in order  to comply  with  the  1200  foot  maximum  block

length  standard.  The  increase  in costs  associated  with  longer  street  and  utility  runs

would  be proportional  to the  six percent  increase  in these  facilities.  The  provisions  of

Section  16.95.050A(1)  allow  for  a reduced  compliance  with  the  solar  design  standard  if

compliance  results  in a loss  of  density  or  an increase  in development  costs  of  at least  5

percent.  Both  of  these  conditions  would  occur  under  Option  "A"

The  elimination  of  the  east-west  lots  along  Deininger  Street  also  results  in the  loss of

lots  taking  advantage  of  spectacular  Mt.  Hood  views  along  this  roadway.  Section

16.95.050A(2)  allows  for  a reduction  to the design  standard  if  "significant  development

amenities  that  would  otherwise  benefit  the lot(s)  would  result  from  having  the  lot(s)

comply".  In  order  to take  advantage  of  the  Mt.  Hood  views,  these  lots  must  be orient-

ed on an east-west  axis.  Compliance  with  the  basic  design  option  would  require  a

north-south  orientation.
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