
  

 

PLANNING COMMISSION 

Meeting Agenda 

Monday, July 9, 2018 

7:00 PM  
City Council Chambers – 222 NE 2nd Avenue 

 

Commissioner John Savory (Chair) 

Commissioner Larry Boatright (Vice Chair) Commissioner John Serlet 

Commissioner Derrick Mottern Commissioner Tyler Hall  

Commissioner Shawn Varwig Commissioner Andrey Chernishov 

1. CALL TO ORDER  

a. Invocation and Pledge of Allegiance 

 

2. CITIZEN INPUT ON NON-AGENDA ITEMS 
(This is an opportunity for audience members to address the Planning Commission on items not on the agenda.  

Each person will be given 3 minutes to speak.  You are first required to fill out a testimony/comment card prior to 

speaking and hand it to the Recording Secretary.  These forms are available by the sign-in podium.   Staff and the 

Planning Commission will make every effort to respond to questions raised during citizen input before tonight’s 

meeting ends or as quickly as possible thereafter.  

 

3. MINUTES  

a. Approval of Planning Commission Minutes for June 25, 2018. 

 

4. NEW BUSINESS  

 

5. PUBLIC HEARING  
(To testify, please fill out a testimony/comment card and give to the Recording Secretary.) 

  

1. Consider a request for a Site & Design Review (Type III), Conditional Use Permit (Type III), 

Planned Unit Development (Type III), and Subdivision (Type III) application (DR 18-03/CUP 

18-03/PUD 18-01/SUB 18-02 Canby Townhomes). Applicant proposes to develop a 2.59 acre 

site, zoned CR (Residential- Commercial) with 30 townhomes (single-family dwellings with 

common-wall construction) at the corner of SE 13th Avenue and S Ivy Street. 
 

6.    FINAL DECISIONS - None 

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

a. Final Findings DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02 Canby Townhomes 

 

7.    ITEMS OF INTEREST/REPORT FROM PLANNING STAFF 

a. Next regularly scheduled Planning Commission meeting – Monday, August 13, 2018: 

 

 Site & Design Review (Type III), application (DR 18-05 Gustafson Professional 

Office Building).  

 Minor Land Partition (Type III) application (MLP 18-03 City of Canby Pump 

Station 

 

8.  ITEMS OF INTEREST/GUIDANCE FROM PLANNING COMMISSION  

 

9.  ADJOURNMENT   
The meeting location is accessible to persons with disabilities.  A request for an interpreter for the hearing impaired or for other accommodations for person 

with disabilities should be made at least 48 hours before the meeting at 503-266-7001.  A copy of this agenda can be found on the City’s web page at 

www.canbyoregon.gov . City Council and Planning Commission Meetings are broadcast live and can be viewed on OCTS Channel 5.  For a schedule of the 

playback times, please call 503-263-6287.  
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PUBLIC HEARING FORMAT 

 
The public hearing will be conducted as follows: 
 

 STAFF REPORT 

 QUESTIONS     (If any, by the Planning Commission or staff) 

 OPEN PUBLIC HEARING FOR TESTIMONY: 
   APPLICANT   (Not more than 15 minutes) 
   PROPONENTS  (Persons in favor of application) (Not more than 5   
      minutes per person) 
   OPPONENTS   (Persons opposed to application) (Not more than 5   
      minutes per person) 

NEUTRAL (Persons with no opinion) (Not more than 5 minutes per person) 
REBUTTAL   (By applicant, not more than 10 minutes) 

 CLOSE PUBLIC HEARING  (No further public testimony allowed) 

 QUESTIONS     (If any by the Planning Commission) 

 DISCUSSION     (By the Planning Commission) 

 DECISION    (By the Planning Commission) 
 

 All interested persons in attendance shall be heard on the matter. If you wish to testify on this matter, 
please be sure to complete a Testimony Card and hand it to the Recording Secretary. When the Chair calls for 
Proponents, if you favor the application; or Opponents if you are opposed to the application please come forward 
and take a seat, speak into the microphone so the viewing public may hear you, and state your name, address, 
and interest in the matter. You may be limited by time for your statement, depending upon how many people wish 
to testify. 
 
EVERYONE PRESENT IS ENCOURAGED TO TESTIFY, EVEN IF IT IS ONLY TO CONCUR WITH PREVIOUS 
TESTIMONY.  All questions must be directed through the Chair.  Any evidence to be considered must be 
submitted to the hearing body for public access. 
  
Testimony and evidence must be directed toward the applicable review criteria contained in the staff report, the 
Comprehensive Plan, or other land use regulations which the person believes to apply to the decision.   
 
Failure to raise an issue accompanied by statements or evidence sufficient to afford the decision-maker and 
interested parties an opportunity to respond to the issue, may preclude appeal to the City Council and the Land 
Use Board of Appeals based on that issue. 
 
Failure of the applicant to raise constitutional or other issues relating to proposed conditions of approval with 
sufficient specificity to allow the local government to respond to the issue may preclude an action for damages in 
circuit court. 
 
Before the conclusion of the initial evidentiary hearing, any participant may ask the hearings body for an 
opportunity to present additional relevant evidence or testimony that is within the scope of the hearing.  The 
Planning Commission shall grant such requests by continuing the public hearing or leaving the record open for 
additional written evidence or testimony.  Any such continuance of extension shall be subject to the limitations of 
the 120-day rule, unless the continuance or extension is requested or agreed to by the applicant. 
 
If additional documents or evidence are provided by any party, the Planning Commission may, if requested, allow 
a continuance or leave the record open to allow the parties a reasonable opportunity to respond.  Any such 
continuance or extension of the record requested by an applicant shall result in a corresponding extension of the 
120-day time period. 
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SITE AND DESIGN REVIEW STAFF REPORT 
FILE #:  DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02 

Canby Townhomes 
Prepared for the July 9, 2018 Planning Commission Hearing 

 
LOCATION: 1300 S. Ivy Street 
TAX LOT:   41E04DA04800 (Bordered in map below)  
LOT SIZE:  2.59 acres 
ZONING:   C-R Residential/Commercial Zone 
OWNER:   Willamette Capital Investments, LLC 
 

 
 
APPLICANT: Butch Busse 
APPLICATION TYPE: Site & Design Review/Conditional Use Permit/Planned Unit   

Development/Subdivision (Type III)  
CITY FILE NUMBER: DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02 
 
APPLICANT'S REQUEST: 

The subject parcel is located at the southeast corner of SE 13th Avenue and S. Ivy Street. The 

applicant is seeking site and design approval to construct 38 common wall (Townhomes) dwellings 

each on a separate lot on a 2.59 acre parcel in the C-R Zone with a single street access. The 

applicant originally proposed 38 units with two access roadways, one on S. Ivy and the other onto SE 

13th Avenue. However, S. Ivy Street is under Clackamas County jurisdiction and the City was notified 

by Clackamas County that no additional access will be allowed onto S. Ivy Street. Subsequently, the 

City of Canby 

3



development is limited to one full service access onto SE 13th Avenue. Under Section 16.46.010(A) 

(2) CMC, a single access limits the number of units to 30 units. The property is located within the C-R 

zone and common wall (townhomes) are only permitted in the zone under a conditional use 

approval and must conform to the development standards listed in the R-2 zone. The applicant filed 

a request for a conditional use permit under this application. Additionally, the applicant filed a 

Planned Unit Development Application in order to create an opportunity for the Planning 

Commission to have the flexibility, under the PUD criteria, to reduce the required 20 foot rear yard 

setbacks for two-story buildings to 15 feet. This application also includes a subdivision to divide a 

2.59 acre parcel into 38 separate lots which by ordinance as previously mentioned limits the 

number of units to 30.  CMC 16.46.010.C allows the Planning Commission to increase the 30 unit 

limit with only one means of access based upon finding that no unwarranted problems for the 

public street system or emergency service provision will result.  The Conditional Use Permit is 

needed to allow proposed single-family dwellings having common wall construction and the C-R 

zone requires such development to meet the R-2 development standards which include providing 

density at a minimum of 14 units per acre.  This places two ordinance provisions in direct conflict in 

terms of limiting a development with only one full service means of access to no more than 30 units 

versus complying with the minimum of 14 units per acre (36 units).   

 SECTION  I APPLICABLE REVIEW CRITERIA:  

City of Canby Land Development and Planning Ordinance Chapters: 

16.08 General Provisions 

16.10 Off-Street Parking and Loading 

16.24 C-R Residential/Commercial Zone 

16.20 R-2 High Density Residential Zone 

16.36 Planned Unit Development Overlay Zone (PUD) 

 16.43 Outdoor Lighting Standards 

 16.46 Access Limitations on Project Density 

16.49 Site and Design Review 

16.50 Conditional Uses 

16.62 Subdivisions - Applications 

16.64 Subdivisions – Design Standards 

16.86 Street Alignments 

16.70-76 Planned Unit Development 
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16.88 General Standards and Procedures 

16.89 Application and Review Procedures 

16.120 Parks, Open Space, and Recreational Land  

SECTION  II REVIEW FOR CONFORMANCE WITH APPLICABLE APPROVAL CRITERIA: 

16.08 General Provisions: 

16.08.070 Illegally Created Lots 

 In no case shall a lot which has been created in violation of state statute or city ordinance 

be considered as a lot of record for development purposes, until such violation has been 

legally remedied.  (Ord. 740 section 10.3.05(G), 1984) 

Findings:  Based on available information, it appears that the property was created in its current 

configuration by survey filed with the Clackamas County Surveyor in 1960. The survey 

was filed prior to 1976 when Oregon State Statues (ORS) required that land could only 

be divided through land use action. The subject property can be considered a separate 

legal lot for land use purposes. 

16.08.090 Sidewalks Requirements 
 

 A.  In all commercially zoned areas, the construction of sidewalks and curbs (with 

appropriate ramps for the handicapped on each corner lot) shall be required as a 

condition of the issuance of a building permit for new construction or substantial 

remodeling, where such work is estimated to exceed a valuation of twenty thousand 

dollars, as determined by the building code.  Where multiple permits are issued for 

construction on the same site, this requirement shall be imposed when the total 

valuation exceeds twenty thousand dollars in any calendar year. 

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

 
Findings: The project is a development of a vacant lot. Sidewalks and curbs on the street 

frontage along SE 13th Avenue shall be improved to Canby Public Works standards if 
required by the City Engineer. Clackamas County has jurisdiction of S. Ivy Street and 
the applicant shall meet conditions proposed by the County in their memo dated: 
December 13, 2017. The sidewalks must match existing. All sidewalks within the 
development area must meet required development standards.  

 
16.08.150 Traffic Impact Study (TIS) 

  A.  Purpose. The purpose of this section of the code is to implement Section 660-012-

0045(2)(b) of the State Transportation Planning Rule, which requires the city to adopt a 
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process to apply conditions to development proposals in order to minimize adverse 

impacts to and protect transportation facilities.  This section establishes the standards 

to determine when a proposal must be reviewed for potential traffic impacts; when a 

Traffic Impact Study must be submitted with a development application in order to 

determine whether conditions are needed to minimize impacts to and protect 

transportation facilities:  what information must be included in a Traffic Impact Study; 

and who is qualified to prepare the Study. 

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

 
    C. Determination. Based on information provided by the applicant about the 

proposed development, the city will determine when a TIS is required and will consider 
the following when making that determination. 

 
1. Changes in land use designation, zoning designation, or development standard. 
2. Changes in use or intensity of use. 
3. Projected increase in trip generation. 
4. Potential impacts to residential areas and local streets. 
5. Potential impacts to priority pedestrian and bicycle routes, including, but not limited 

to school routes and multimodal street improvements identified in the TSP. 
6. Potential impacts to intersection level of service (LOS). 

 
Findings: Based on criteria listed in 16.08.150 (C) above, staff determined that a TIS is required 

for this particular proposal. Subsequently, a TIS was completed by ATEP, Inc. The 
study was to evaluate possible transportation impacts from the proposed 
development. The study reviewed by DKS, Associates and the review stated that, with 
recommended modifications, the study provides adequate information to comply 
with the required items identified in the Transportation Impact Study Scope. 

 
16.10 Off Street Parking  
 
16.10.030 General requirements  

 A.  Should the owner or occupant of a structure change the use to which the building is 

put, thereby increasing parking or loading requirements, the increased parking/loading 

area shall be provided prior to commencement of the new use. 

  C.  In the event several uses occupy a single structure, the total requirements for off-

street parking shall be the sum of the requirements of the several uses computed 
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separately.  If the applicant can demonstrate that the uses do not have overlapping 

parking needs (based on days and hours of operation) and can share parking, the total 

requirement for combined uses may be reduced by up to 60 percent. 

16.10.050 Parking standards designated 
 
Findings: Parking for the proposed building can be calculated with the standard for single-

family dwellings listed in Table 16.10.050.  This standard states the following: 
   

  2.00 spaces per dwelling unit for new construction… 
 
 In this particular case, the applicant will build on the vacant parcel. All uses proposed 

on the parcel must be consistent with uses permitted in the C-R zone and meet 
appropriate development standards of the R-2 zone as required under Section 
16.24.020 of the C-R zone. The parking calculations table 16.10.050 lists two parking 
spaces for each single-family residence, and it appears that the proposal can meet 
these standards.   

 
16.10.070 Parking lots and access  
16.10.100 Bicycle Parking 
  
Findings: Bicycle parking is not required for single-family residential use. 
 

16.24  C-R (Residential/Commercial Zone)  

16.20 R-2 (High Density Residential Zone) 

 

Findings:   The underlying zoning of the property is C-R (16.24). Section 16.24.020(B) lists 

conditional uses allowed in the zone as follows: “Uses listed as permitted outright in 

R-2 zones, and not listed as permitted in section 16.24.010. Such uses shall conform to 

the development standards of the R-2 zone.” Single-family dwellings having common 

wall construction are listed as uses permitted outright in the R-2 zone under section 

16.20.010. Subsequently, the R-2 development standards under 16.20.030 will apply 

and be discussed in the conditional use section of this report. 

  

16.42.040 Signs 

 

Findings: The applicant is not proposing a new sign at this time. Any future signs will be 

reviewed with submittal of a Sign Permit Application at the time of construction and 

must be placed outside any vison clearance area. 

 

16.43 Outdoor Lighting Standards 
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Findings: Generally, for residential subdivision development, only streetlights are required and 

installed to public works standards. The internal streets are private, and it is not clear 

if street lights are planned for the development. 

 

16.46 Access Limitations on Project Density 

 

Findings: As previously mentioned, ingress and egress for the project must be from SE 13th 

Avenue. Clackamas County has jurisdiction of S. Ivy Street and access is not permitted 

onto that street.  Based on available information, the proposed roadway access and 

driveway will meet separation and width standards listed in the section and reviewed 

in the submitted TIS. A gated emergency only access exit is proposed onto S. Ivy 

Street, and the access appears acceptable to the County with this restriction. The 

access does not conform to the County’s separation standard from the street 

intersection. 

 

16.49.040   Site and Design Review - Criteria and Standards 

 B. In review of a Type III Site and Design Review Application, the Board shall, in 

exercising or performing its powers, duties or functions, determine whether there is 

compliance with the following:  

 

  1.  The proposed site development, including the site plan, architecture, landscaping 

and graphic design, is in conformance with the standards of this and other applicable 

city ordinances insofar as the location, height and appearance of the proposed 

development are involved; and 

  2.  The proposed design of the development is compatible with the design of other 

developments in the same general vicinity; and 

  3.  The location, design, size, color and materials of the exterior of all structures and 

signs are compatible with the proposed development and appropriate to the design 

character of other structures in the same vicinity. 

  4.  The proposed development incorporates the use of LID best management 

practices whenever feasible based on site and soil conditions.  LID best management 

practices include, but are not limited to, minimizing impervious surfaces, designing 

on-site LID storm water management facilities, and retaining native vegetation. 

  5.  The Board shall, in making its determination of compliance with this Ordinances, 

shall use the matrix in Table 16.49.040 to determine compatibility unless this matrix 

is superseded by another matrix applicable to a specific zone or zones under this title.  

An application is considered to be compatible with the standards of Table 16.49.040 

if the following conditions are met: 

 a.   The development accumulates a minimum of 60 percent of the total possible 

number of points from the list of design criteria in Table 16.49.040; and 
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  b.   At least 10 percent of the points used to comply with (a) above must be from 

the list of LID Elements in Table 16.49.040. (Ord. 1338, 2010). 

 

 D. In review of a Type III Site and Design Review Application, the Board shall, in 

exercising or performing its powers, duties or functions, determine whether there is 

compliance with the INTENT of the design review standards set forth in this 

ordinance. 

 

Findings: The applicant filed a Type III application, and provided a detailed response to Table 

16.49.040 to demonstrate compliance with the total point menu and meets criterion in 

“B” above. However, the applicant did not submit elevations or details concerning the 

criteria listed above or development details for the private park area. Staff cannot 

determine if the proposal meets this criteria. As a condition of approval, the applicant 

must submit detailed elevations of the project that reveals how the proposal meets the 

design standards listed in Section 16.49.040. 

 

16.49.065 Bicycle and pedestrian facilities 

  Developments coming under design review shall meet standards listed in this section. 

 

Findings: Construction of proper sidewalks is expected on private streets as well as public streets.  

The quality of a PUD/CUP site plan is deemed important to assure compatibility with 

the neighborhood. Internal curb-tight sidewalks are required in the subdivision. Staff 

concludes that it appears this criterion is met. 

 

16.49.070 Landscaping provisions, Authority and intent 

The purpose of this section is to establish standards for landscaping within the City of 

Canby in order to enhance the environmental and aesthetic quality of the city 

 

16.49.080 General provisions for landscaping 

 

Findings: The applicant provided scaled landscape plans and comments to address planting and 

landscape provisions listed in this section. The information contained specifics on LID 

storm water management, controls during construction, specification of tree and plant 

materials and other information required in this section and contained in the landscape 

calculation form provided with the application. After a review of all information 

provided, staff concluded that the project meets these standards. 

 

CONDITIONIAL USE 

 
16.50 Conditional Uses: 

 

16.50.010 Authorization to grant or deny conditional uses. 

A conditional use listed in this title shall be permitted, altered, or denied in accordance 

with the standards and procedures of this chapter. In the case of a use existing prior to 
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the effective date of the ordinance codified in this title as a conditional use, a change in 

the use, or reduction in lot area, or an alteration of the structure, shall require the prior 

issuance of a conditional use permit. In judging whether or not a conditional use permit 

shall be approved or denied, the Planning Commission shall weigh the proposal's positive 

and negative features that would result from authorizing the particular development at 

the location proposed and to approve such use, shall find that the following criteria are 

either met, can be met by observance of conditions, or are not applicable. 

 A. The proposal will be consistent with the policies of the Comprehensive Plan and 

the requirements of this title and other applicable policies of the city; 

 B. The characteristics of the site are suitable for the proposed use considering size, 
shape, design, location, topography, existence of improvements and natural features; 

 C. All required public facilities and services exist to adequately meet the needs of the 

proposed development; 

  D.  The proposed use will not alter the character of the surrounding areas in a 

manner which substantially limits, or precludes the use of surrounding properties 

for the uses listed as permitted in the zone. (Ord. 740 section 10.3.75 (A), 1984) 

 

Findings: The applicant filed a Conditional Use Application as required under Section 

16.24.020(B) of the C-R zone for single-family common wall dwellings. The above 

criteria must be addressed to assure consistency of the use within the zone based on 

these provisions.  Staff has reviewed the proposed use and the above criteria. Staff 

determined that: 

 

 There are no policies in the Canby Comprehensive Plan or other policies that would be 

inconsistent with the applicant’s proposed use. 

 

 The site is suitable for the proposed use which will offer medium density residential 

use in a zone that allows for that type of development. However, the development is 

limited to a total of 30 residential units under criteria listed in Section 16.46.010(A), 

because the property is allowed only one access onto SE 13th Avenue. An additional 

emergency only access will be permitted onto S. Ivy Street and must be gaited and 

constructed to meet the City Engineers stated guidelines. It appears that the proposal 

will provide residential housing at a needed higher density in the City which will 

further enhance the economic and residential benefits to Canby. Subdivision 

developments are in place in to the east and west with residential lots to the south. 

Canby adult center and swim center is situated to the north.  There is no evidence that 

the residential use proposed significantly conflicts with future or current land uses in 

the area. 

  

 Based on comments from City agencies at the Pre-Application Conference, all public 

utilities are available and adequate to serve this proposed use on this site. 
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PLANNED UNIT DEVELOPMENT (PUD) 

 

16.36 Planned Unit Development Overlay Zone (PUD) 
 
 16.36.010 Purpose. 
 The Planned Unit Development Overlay Zone is intended to be used in conjunction with 

any of the city's underlying base zones (example:  R-1/PUD, M-1/PUD, etc.) to assure 
that the ultimate development of the site will meet the requirements of a planned unit 
development.  The Planned Unit Development Overlay Zone is intended to be applied 
only to those specific properties which, because of unique characteristics such as size, 
shape and location of the parcel, are most suitable for development as planned unit 
developments.  (Ord. 740 section 10.3.35 (A), 1984) 

 
Findings: A master planned residential community commonly utilizes a PUD process. Planned 

unit development, as applied to this request involves certain aspects of the 

development that require flexibility to the code which the Planning Commission can 

invoke in order for the proposal to go forward as requested by the applicant. In this 

particular case, two provisions in the code require the attention of the Planning 

Commission. According to the submitted site plan, the applicant intends to reduce the 

20 foot rear yard setbacks, required for two-story dwellings, to 15 feet for interior 

yards along the property boundaries that border surrounding properties while 

maintaining a 20 foot rear yard setback on the arterial roadway frontage. 

Additionally, the proposal does not meet the density criteria of 14 units per acre 

required in the R-2 zone, which is required of common wall (townhome) construction 

within the C-R zone. The townhomes are permitted only under a conditional use 

approval. 

 

16.74 A.  Residential units, either detached or in multiple type dwellings, but at no greater 

density than is allowed for the zoning district as set forth in Division III, except as may 

be modified for a density bonus as provided in section 16.76.010 or Chapter 16.80. 

 

Findings: The parcel is 2.59 acres, and the proposal originally included 38 lots which met the 

required density standard of 14 units per acre: 38 units divided by 2.59 acres = 14.67. 

However, as previously mention, access is not permitted onto S. Ivy Street, and the 

property, therefore is limited to 30 units per Section 16.46.010(A): 30 units divided by 

2.59 acres = 11.58 units. Because the reduction in the number of dwelling units is due 

to a traffic safety issue, in this particular case, staff is willing to support approval of a 

lower density stated above in order for the project to move forward. The safety factor 

can override the reduction in density of 14 units per acre in this case. The proposal 

cannot meet the conflicting standards without eliminating the common wall dwellings 

otherwise allowed in the C-R zone. 
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16.76 16.76.010 Minimum requirements. 

The minimum requirements for a residential planned unit development shall include the 

following two items: 

  A.  A minimum of fifteen percent of the gross area of the development shall be devoted 

to open space, and shall be located in a common area or dedicated to the public, except 

in the case of conversions of existing rentals to unit ownership, where the Planning 

Commission may permit a lesser requirement if it is found that adequate recreation 

facilities exist for the units. 

  B.  The average area per dwelling unit shall not be less than that allowed within the zoning 

district in which the subdivision is located, unless alternative lot layout is used pursuant 

to 16.04.040(B). The average area shall be calculated by dividing the number of dwelling 

units into the gross area of the total land development, minus that area occupied by 

streets. The commission may grant a density bonus of not more than fifteen percent to 

planned unit developments where it is found that unique, beneficial design features (such 

as solar efficiency, recreation facilities, or other community assets) warrant such a bonus. 

The commission shall clearly state its findings in support of granting or denying a 

requested density bonus.  (Ord. 740 section 10.5.50, 1984; Ord. 1338, 2010) 

16.76.040 Exceptions. 

  A.  In considering a proposed planned unit development project, the approval thereof 

may involve modifications in the regulations, requirements and standards of the zoning 

district in which the project is located so as to appropriately apply such regulations, 

requirements and standards to the development. Modification of the lot size, lot width, 

and yard setback requirements may be approved by the commission at the time of the 

approval of the tentative subdivision plat or conditional use permit. 

  B.  Building height shall conform to the zoning district in which the development is 

located. 

  C. Off-street parking and off-street loading requirement shall be pursuant to Division III.  

(Ord. 740 section 10.5.60(C), 1984) 

Findings: Based on the applicant’s information, the request meets the 15% open space 

requirement. However, the Planning Commission must determine if the safety factor, 

that limits the development to one access and 30 dwelling units, justifies the 

importance of not meeting the minimum density provisions. Also, a determination 

must be made to allow a reduction in the rear yard setback to 15 feet from adjacent 

developed properties surrounding the subject parcel. A setback buffer of 15 feet is the 

minimum setback from an adjacent multi-family use. However, the dwelling units of 

this project are located on individual platted lots and are therefore single-family 

residences with common walls. The PUD specifically allows the flexibility to reduce 

the 20 foot rear yard setback for a two-story home if the overall development is 

deemed suitable and does not create significant harm to adjacent properties. 
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SUBDIVISION 

 

Findings: The subject property is currently a single parcel that contains a single-family dwelling 

that will be removed from the parcel. The applicant intends to divide the existing 2.59 

acres into a 30 lot subdivision that will include 30 common wall (Townhome) single-

family dwellings each on a single lot. Staff determined that a Traffic Impact Study (TIS) 

was required and a DKS Engineering memo, dated May 11, 2018, described the scope 

of work. A revised TIS prepared by ATEP was issued on June 15, 2018 with mitigation, 

parking, and spacing conclusions. The report was reviewed by DKS Engineering that 

issued a memo dated June 20, 2018 which stated the TIS provided adequate 

information to comply with the required items listed in the Scope of Services. Based on 

information included in the file, staff concurs with the DKS findings. 

Public utilities are currently located at SE 13th Avenue and at S. Ivy Street and can be 

extended as development occurs. Although the applicant briefly discussed storm 

drainage associated with the subdivision, a storm drainage plan was not submitted 

with the subdivision application. As a condition of approval, the applicant shall submit 

a Storm Drainage Plan associated with the subdivision which intends to install 

drywells. Interior private streets and sidewalks must meet design standards. Based on 

the applicant’s submitted information, driveways will meet width and length 

requirements, and the correct number of spaces will be provided for each residences. 

The C-R or R-2 zones do not require a minimum lot sizes, and the applicant states that 

lot sizes range from 1,661 square feet to 3,544 square feet. Lot width of 20 feet will be 

met, and lot averaging is not necessary. 

A revised tentative subdivision plan has been submitted which delineates 38 lots 

within the subdivision. As previously mentioned, S. Ivy Street is under Clackamas 

County jurisdiction, and comments from the County stated that access to S. Ivy Street 

is not permitted because access must be within 400 feet of the intersection, and the 

parcel frontage extends only 342 feet along the roadway frontage. Minimum access 

requirements are intended to protect the public health, safety and general welfare and 

provide for both vehicular and pedestrian needs. Subsequently, the proposed 

subdivision is allowed only one access onto SE 13th Avenue as discussed above. As a 

condition of approval, the applicant shall submit a revised tentative plat that 

delineates a total of 30 lots within the subdivision and designs a single access onto SE 

13th Avenue and one gated, grasscrete surfaced emergency exist onto S. Ivy Street with 

a mountable curb and driveway drop as noted in the City Engineer’s email dated April 

30, 2018.  

The applicant must construct street improvements as required by Clackamas County 

for S. Ivy Street and to Canby Public Works standards along SE 13th Avenue, as stated in 

comments that are listed as conditions of approval. 
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The applicant shall construct DEQ approved drywells if required within the subdivision. 

As a condition of approval, a Street Tree Plan shall be submitted with the final plat, and 

street tree fees must be paid prior to release of the final plat. 

 Park SDC fees will be required for future lots developed on the property. 

The applicant shall pay 2.0% of the contract cost of all public improvements at the time 

of construction plan approval before site improvements begin. In addition, a Site Plan 

Development Engineering Plan review fee in accordance with the City fee schedule is 

due prior to obtaining a release letter for issuance of building permits.  

Staff has reviewed the applicant’s narrative and submitted material and finds that this 

subdivision application conforms to the applicable review criteria and standards, 

subject to the conditions of approval noted in Section IV of the staff report. 

16.89 Application and Review Procedures 
 

16.89.020 Description and Summary of Processes  

All land use and development applications shall be decided by using the procedures 

contained in this Chapter. Specific procedures for each type of permit are contained in 

Sections 16.89.030 through 16.89.060. The procedure type assigned to each permit 

governs the decision-making process for that permit. Additional requirements may be 

found in the individual chapters governing each permit type. The four types of 

procedure are described below. Table 16.89.020 lists the City’s land use and 

development applications and their required procedures.  

  

 C.  Type III Procedure (Quasi-Judicial/Legislative). Type III decisions are made by the 

Planning Commission after a public hearing, with appeals reviewed by the City Council. 

Type III procedures generally use discretionary approval criteria. 

   

Finding: The proposed project is subject to a Type III Site and Design Review procedure along 

with a Conditional Use Permit to approve common wall dwellings in the C-R zone, and 

a Planned Unit Development to reduce the rear yard setback and reduce the minimum 

density standard, and a subdivision to create 30 lots on 2.59 acres. The required land 

use application process has been followed. A pre-application meeting was held prior to 

the formal hearing, and the neighborhood meeting was conducted by the applicant. 

Meeting notes for the meetings are included with the applicant submittal. The 

proposed project is subject to a Type III Site and Design Review procedure as set forth 

in Chapter 16.89 and subject to criteria and standards in the appropriate Sections of the 

CMC. Therefore, this proposal is subject to Planning Commission review and decision. 
 

16.89.050 Type III Decision 
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Findings: Requirements under this section are included in the application materials. The Pre-

application was held on December 13, 2017. The neighborhood meeting was held on 

May 15, 2018. 

 

16.120  Parks, Open Space, and Recreation Land 

 

Findings: The applicant should be aware of the application of a parks SDC fee prior to issuance 

of a building permit in lieu of public park land dedication with this development 

project. The applicant set aside a 6,156 square foot area for a private park. However, 

the area is too small to receive any park credit for SDC fees. Section 16.120.060(6) 

states that parkland must be a minimum of two acres in order to receive credit for 

park fees. The common open space/private park should be designated as a common 

tract to be maintained by the HOA. Details of the planned open areas shall be 

submitted either for Planning Commission review or at the time of final construction 

plan approval. 

 

Public Comments: 

  Public comments were received from nearby property owners and are included in the 

file for Planning Commission review. 

Agency Comments: 

Comments concerning the proposal were received from Curran-McLeod, Inc., the City 

Engineer, Clackamas County Engineering, and DirectLink. The City Engineer and 

Clackamas Engineering comments are listed as conditions of approval. 

SECTION III STAFF CONCLUSION/RECOMMENDATION: 

Staff concludes that the use is in conformance with the City’s Comprehensive Plan and 

the Zoning Ordinance. Additionally, the relevant site and design standards and 

minimum acceptable compatibility scores are met, and the site can accommodate the 

proposed use.  The public service and utility provision to the site is available or can be 

made available through future improvements. Staff recommends approval of DR 18-

03/CUP 18-03/PUD 18-01/SUB 18-02 subject to meeting the conditions of approval 

listed below. 

Approval of this application is based on submitted application materials.  Approval is 

strictly limited to the submitted proposal and is not extended to any other development 

of the property. Any modification of development plans not in conformance with the 

approval of application DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02, including all 

conditions of approval, shall first require an approved modification in conformance with 

the relevant sections of the Canby Municipal Code. 

SECTION IV CONDITIONS OF APPROVAL: 
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 Conditions Unique to this Proposal 

 1. The applicant shall submit a revised tentative plat that delineates a total of 30 lots 

within the subdivision and establishes a single access onto SE 13th Avenue and one 

gated, grasscrete surfaced emergency exist onto S. Ivy Street with a mountable 

curb and driveway drop as noted in the City Engineer’s email dated April 30, 2018.   

 2. The project must be in conformance with the applicable findings and suggestions 

outlined by the City Engineer in his memorandum dated June 25, 2018 unless 

otherwise specified by the Planning Commission. 

 3.   The project must be in conformance with the applicable findings and suggestions 

outlined by Clackamas County Engineering in the memorandum dated December 

13, 2017 unless otherwise specified by the Planning Commission. The conditions are 

as follows: 

1. The proposed 39-unit multi-family development is located on a property located 
at the southeast comer of SE 13th Street and S Ivy Street. SE 13th Street is under 
the jurisdiction of the City of Canby.  S Ivy Street is under the jurisdiction of 
Clackamas County and is classified as a major arterial roadway. It appears the city 
has a single arterial roadway classification, indicating both SE 13th Street and S Ivy 
Street as arterial roads. However, Clackamas County designates S Ivy Street a major 
arterial. Access spacing standards on a major arterial restrict access within 400 feet 
of a signalized intersection. The project frontage is approximately 342 feet in length. 
Access on the S Ivy street frontage will not be permitted for the proposed 
development. If required by the fire department, a gated emergency vehicle access 
is acceptable on S Ivy Street. 

 2. The minimum improvement on the S Ivy Street frontage includes right-of-way 
and paved width for a 3-lane arterial street section. 

 3. The applicant shall dedicate approximately 10 feet of right-of-way along the 
entire site frontage on S Ivy Street and verify by a professional survey that a 40-foot 
wide, one-half right-of-way width exists. 

 4. The applicant shall grant an 8-foot wide public easement for sign, slope and 
public utilities along the entire frontage of S Ivy Street. 

5. The applicant shall design and construct improvements along the entire site 
frontage of S Ivy Street to arterial roadway standards, per Clackamas County 
Roadway Standards, Standard Drawing C140.  These improvements shall consist of: 

  
a. A one half-street improvement with a minimum paved with of 25 feet from 
the centerline of the right-of-way. The structural section shall be designed and 
constructed per Standard Drawing ClOO for an arterial roadway. 

 
b. Inbound and outbound tapers shall be provided per Section 250.6.4 of the 

Clackamas County Roadway Standards. 
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c. Standard curb, or curb and gutter if curbline slope is less than one 

percent, with the curb face located 18 feet from the centerline of the 

right-of-way. 
 

d. A 5-foot wide sidewalk behind a 5-foot wide landscape strip, including 

street trees shall be constructed along the entire site frontage.  Where the 

sidewalk does not connect to sidewalk on adjacent property, the end of 

the sidewalk requires a concrete ADA compliant curb ramp, providing a 

transition from the new sidewalk to the edge of pavement. 
 

e. Dual curb ramps shall be provide at the SE 13th Street and S Ivy Street 

intersection, constructed per Standard Drawing S910. The designer shall 

complete the county ADA Assessment Checklist and provide a copy with 

the improvement plans.  The county has adopted the following curb ramp 

design and construction standards: 
Feature 
Ramp Slope 
Ramp Cross Slope 
Landing (turning 
space) Cross Slope 

Design Standard  Construction Standard 
7.5%   8.33% 
1.5%  2.0% 

 
1.5%   2.0% 

  f. Storm drainage facilities in conformance with City of Canby Standards and 

 Clackamas County Roadway Standards Chapter 4.  Any surface water runoff  
 from the site to the S Ivy Street right-of-way shall be detained outside of the  
 right-of-way in conformance with Clackamas Roadway Standards.

 
4. A Demolition Permit from Clackamas County is required along with a Site Plan 

Review Application (Type I) from the City of Canby prior to demolition of the existing 
structure on the property. 

 
5. The applicant must submit detailed elevations of the project that reveals how the 

proposal meets the design standards listed in Section 16.49.040. 
 
Fees/Assurances:  

 6. All public improvements are normally installed prior to the recordation of 

the final plat. If the applicant wishes to forgo construction of any portion of 

the public improvements until after the recordation of the final plat, then 

the applicant shall provide the City with appropriate performance security 

(subdivision performance bond or cash escrow) in the amount of 110% of 

the cost of the remaining public improvements to be installed.  

7. If the applicant chooses to provide a subdivision performance bond for some or all 

of the required public improvements, the applicant shall obtain a certificate from 

the city engineer that states:  

a. The applicant has complied with the requirements for bonding or otherwise 
assured completion of required public improvements.  

b. The total cost or estimate of the total cost for the development of the 
subdivision. This is to be accompanied by a final bid estimate of the subdivider's 
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contractor, if there is a contractor engaged to perform the work, and the 
certificate of the total cost estimate must be approved by the city engineer. 
The applicant must guarantee or warranty all public improvement work with a 1 

year subdivision maintenance bond in accordance with 16.64.070(P).  

 8. The applicant must pay the city Master Fee authorized Site Plan Engineering plan 

review fee and Public Improvement Engineering Plan review fee prior to beginning 

the construction of site improvements. 

Streets, Signage & Striping:  
9. The street improvement plans for SE 13th Avenue and S. Ivy Street frontage 

and the interior street shall conform to the TSP and Public Works standards 

as indicated by the city engineer and Clackamas County. 

 10. A roadway striping plan shall be submitted by the applicant and shall be 

approved by city engineer and by the Public Works street department prior 

to the construction of public improvements.  

11. A roadway signage plan shall be submitted by the applicant and shall be 

approved by the city engineer and by the Public Works street department 

prior to the construction of public improvements.   

12. The applicant shall be responsible for installing all required street signage 

and striping at the time of construction of public improvements, unless 

other arrangements are agreed to by the City. 

13. The private streets shall be designated as a common tract for street and 

sidewalk provision to be cared for and maintained by the HOA. 

Sewer:  
14. The applicant shall submit documentation of DEQ approval of the sewer 

plans to the City Engineer prior to the construction of this public 

improvement.  

Stormwater:  
 15. The applicant shall submit a Storm Drainage Plan associated with the subdivision. 

Stormwater systems shall be designed in compliance with the Canby Public Works 

Design Standards as determined by the City Engineer. 

Grading/Erosion Control:  
16. The applicant shall submit grading and erosion control plans for approval by Canby 

Public Works in conjunction with construction plan approval prior to the installation 

of public improvements and start of grading.  

17. The applicant shall grade all areas of the site, including the proposed lots, to 

minimize the amount of soil to be removed or brought in for home construction.  
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Final plat conditions:  

General Final Plat Conditions:  
18. The applicant shall apply for final plat approval at the city and pay any applicable 

city fees to gain approval of the final partition and subdivision plat. Prior to the 

recordation of the final plat at Clackamas County, it must be approved by the city 

and all other applicable agencies. The city will distribute the final plat to applicable 

agencies for comment prior to signing off on the final plat if deemed necessary.  

19.  All public improvements or submittal of necessary performance security assurance 

shall be made prior to the signing and release of the final plat for filing of record.  

20. The final plat shall conform to the necessary information requirements of CMC 

16.68.030, 16.68.040(B), and 16.68.050. The city engineer or county surveyor shall 

verify that these standards are met prior to the recordation of the subdivision plat. 

21. All “as-builts” of public improvements, including: curbing and sidewalks; planter 

strips; streets; street lighting; street signage; street striping; storm; sewer; electric; 

water/fire hydrants; cable; underground telephone lines; CATV lines; and natural 

gas lines, shall be filed at the Canby Public Works and the Canby Planning 

Department within sixty days of the completion of improvements and prior to the 

recordation of the final plat.  

22. Clackamas County Surveying reviews pending subdivision plat documents for 

Oregon Statutes and county requirements.  A subdivision final plat prepared in 

substantial conformance with the approved tentative plat must be submitted to 

the City for approval within one year of approval of the tentative plat or formally 

request an extension of up to 6-months with a finding of good cause.  

23. The applicant shall record the final plat at Clackamas County within 6 months of   

the date of the signature of the Planning Director.   

24. The applicant shall assure that the city is provided with a copy of the final plat in a 

timely manner after it is recorded at Clackamas County, including any CC&Rs 

recorded in conjunction with the final plat. 

25. The City shall assign addresses for each newly created subdivision lot and distribute 

that to the developer, and other agencies that have an interest.  

Dedications  
26. The applicant shall show on the final plat any appropriate R.O.W. width dedications 

required on SE 13th Avenue and S. Ivy Street for the full length of the subject 

property. 

Easements 
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27. A 12 foot utility easement along all of the lot’s street frontages shall be 

noted on the final plat. This easement may be combined with other 

easements and shall be measured from the property boundary. 

28. Sidewalk easements are required along the frontage of the newly created 

private lots. 

Street Trees 
29. A Street Tree Plan shall be submitted with the final plat, and street tree fees 

must be paid prior to release of the final plat.  The plan will allow the city to 

establish street trees per the Tree Regulation standards in Chapter 12.32 of 

the Canby Municipal Code.  The total per tree fee amount is calculated at 

one tree per 30 linear feet of total street frontage on both sides of all 

internal streets and the adjacent side of external streets or as otherwise 

designated on an approved Street Tree Plan. A twelve foot temporary street 

tree easement along all lot street frontages shall be noted on the final plat.   

Monumentation/Survey Accuracy Conditions  
 30. The county surveyor and/or city engineer shall verify that the lot, street, and 

perimeter monumentation shall meet the requirements set forth in Oregon Revised 

Statutes and conform with the additional survey and monumentation standards of 

16.64.070(M)(1-3) prior to recordation of the final plat. 

Residential Building Permits Conditions: 

 31. Construction of all required public improvements and recordation of the final 
subdivision plat must be completed prior to the construction of any homes.    

 
32. The homebuilder shall apply for a City of Canby Site Plan Permit and County Building 

Permit for each home.  
 
33. The homebuilder shall apply for a City of Canby Erosion Control Permit. 
 

34. All residential construction shall be in accordance with applicable Public 
Works Design Standards.  

35. On-site stormwater management shall be designed in compliance with the Canby 

Public Works Design Standards.   

36. Clackamas County Building Codes Division will provide structural, electrical, 
plumbing, and mechanical plan review and inspection services for home 
construction per contract with the City. The applicable county building permits are 
required prior to construction of each home. 

 
37. Per the Canby Public Works Design Standards, minimum residential driveway widths 

at the inside edge of the sidewalk shall be 12 feet and the maximum residential 
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driveways widths shall be 24 feet with an allowed exception for 28 feet for a home 

with 3 or more garages.  

38. Sidewalks and planter strips shall be constructed by the homebuilder as shown on 

the approved tentative plat. 

  39. All usual system development fees shall be collected with each home within this 
development. 

 

 

Procedural Conditions 

Prior to Issuance of a Building Permit the following must be completed: 

  40. The design engineer shall submit to the City of Canby for review and approval at the 

time of final construction plan approval a storm drainage analysis and report 

applicable to the defined development area detailing how storm water disposal from 

both the building and the parking areas is being handled. Any drainage plan shall 

conform to an acceptable methodology for meeting adopted storm drainage design 

standards as indicated in the Public Works design standards. 

   
  41. A Sediment and Erosion Control Permit will be required from the City prior to 

commencing site work. 
  42. Prior to the issuance of a building permit, the installation of public or private 

utilities, or any other site work other than rough site grading, construction plans 
must be approved and signed by the City and all other utility/service providers.  A 
Pre-Construction Conference with sign-off on all final construction plans is required. 
The design, location, and planned installation of all roadway improvements and 
utilities including but not limited to water, electric, sanitary sewer, natural gas, 
telephone, storm water, cable television, and emergency service provisions is 
subject to approval by the appropriate utility/service provider. The City of Canby's 
preconstruction process procedures shall be followed. 

   
  43. Construction plans shall be designed and stamped by a Professional Engineer 

registered in the State of Oregon.  
  
 44. Clackamas County will provide structural, mechanical, grading, and review of Fire & 

Life Safety, Plumbing, and Electrical permits for this project. 
   

  45. The applicant shall confirm conformance with the light trespass provision of Figure 
16.43.1 by including a detail of the bollard pathway lighting height, and that lighting 
lumen output of all fixtures meets the lighting standard of Table 16.43.070. 

Prior to Occupancy of the Facility: 

 46. Prior to occupancy of the facility, all landscaping plant material indicated on the 
submitted landscape plan shall either be installed and irrigated with a fully 
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automatic design/build irrigation system as proposed, or with sufficient security 
(bonding, escrow, etc.) pursuant to the provisions of CMC 16.49.100 (B). 

Section V Attachments/Exhibits: 

1. Application 
2. Applicant narrative 
3. Proposed Site Plan 
4. Combined Plan Set 
5. Pre-application Conference Summary 
6. Traffic Impact Analysis/DKS review of TIA 
7. Comments 
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Canby Townhomes 

Site and Design Review 
 

 

Site: 

 

The subject property is located at 1300 S Ivy Street (41E04DA/Tax Lot 4800).  The subject 

property is about 2.59 acres in size and are zoned C-R.  The applicant is proposing to develop the 

site with 38 townhomes.  Townhomes (single family dwellings having common wall 

construction) are permitted with Conditional Use approval under 16.24.020(B) in the C-R zone. 

 

Vicinity Information: 

 

There is an existing single-family dwelling and shed on the time that will be removed prior to 

development.  The surrounding properties are fully developed. 

 

 North:  Across 13th Avenue, an existing adult center 

 East:  Existing single-family dwellings 

 South: Existing single-family dwellings 

 West: Across Ivy Street, existing attached single-family dwellings 

 

 
 

Proposal:  

 

The applicant is proposing to develop 38 townhomes on the subject property.   
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Canby 16.49-Site and Design Review Criteria 

Site Plan Review approval will be granted if the review body finds that the application meets all 

of the following criteria that are applicable to the proposed development.  

 

B.  In review of a Type III Site and Design Review Application, the Board shall, in 

exercising or performing its powers, duties or functions, determine whether there is 

compliance with the following:   

  

1. The proposed site development, including the site plan, architecture, landscaping and 

graphic design, is in conformance with the standards of this and other applicable city 

ordinances insofar as the location, height and appearance of the proposed development 

are involved; and  

 

Findings:   

 

Minimum Density:  The minimum density within the R-2 zone is 14 units per acre.  The subject 

property is 2.59 acres in size, with lots ranging in size from 1,661 to 4,864 square feet (including 

access easement) in size.   Therefore, all proposed lots require a minimum of 1 unit per lot.  This 

criteria will be met with the development of a townhome on each lot.  Therefore, this criteria has 

been met.  See attached site plans. 

 

Width and Frontage:  Per 16.20.030B, the minimum width requirement is 20 feet.  All lots have a 

minimum lot width of 22 to 28 feet.  Therefore, this criteria has been met. 

 

Yard Requirements:   

 

Front yard setback:  20.5 to 23.71-foot setbacks 

 Side yard setback:  4.44 to 20-foot setbacks    

 Rear yard setback: 

  East Property Line- 14.95 to 15-foot setbacks 

  South Property Line- 15 to 15.55-foot setbacks 

  West Property Line- 20-foot setbacks (adjacent Ivy Street) 

  North Property Line- 20-foot setbacks (adjacent 13th Street) 

 

Therefore, this criteria has been met. 

 

Building Height:  The maximum building height allowed is 35 feet.  All buildings are 32.1 feet 

in height.  

 

Therefore, this criteria has been met. 
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Common Open Space/Recreational Space:   The proposed development shall provide 15% of 

open space/recreation space.  Therefore, 16,800 square feet of landscaped recreation space shall 

be provided on the site.   

 

The applicant has provided landscape plans.  All open space/common and private open space 

areas will be landscaped.  Approximately 33,390 square feet of total common open space 

throughout the site is landscaped.   The landscape plans identify street trees and landscaped 

areas.  Therefore, 30% of the site is landscaped area.  This does include yards within the 

individual lots.   

 

Therefore, this criteria has been met. 

  

2. The proposed design of the development is compatible with the design of other 

developments in the same general vicinity; and  

 

Findings:  
 

The proposal is for a 38-townhome subdivision/planned unit development development.   

Building height will comply with code.   

 

Landscaping and screening will enhance the privacy of the development and provide a separation 

between the proposed development and existing surrounding uses.  The site plan illustrates the 

amount of landscaping and hard-surfaced areas that are proposed.  All common open space areas 

within the developed area will be landscaped.   As indicated on the site plan, there will be 33,390 

square feet of landscaped area throughout that portion of the site being developed.  Therefore, 

30% of the developed area will be landscaped. 

 

There are existing attached and detached single-family dwellings surrounding the subject 

property.  The following design standards shall be incorporated into the design of multiple 

family housing to create compatibility of nearby development. 

 

Setbacks:  All buildings on the site are 2-stories in height.  All setbacks to property lines are met 

as shown on the tentative plan.  Setbacks are shown on the tentative plan. 

 

North:  20-foot setbacks; Across 13th Avenue, an existing adult center 

 East:  15-foot setbacks; Existing single-family dwellings 

 South: 15-foot setbacks; Existing single-family dwellings 

 West: 20-foot setbacks; Across Ivy Street, existing attached single-family dwellings 

 

Therefore, this criterion has been met. 
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3. The location, design, size, color and materials of the exterior of all structures and signs 

are compatible with the proposed development and appropriate to the design character of 

other structures in the same vicinity.  

 

Findings:   

 

These standards are intended to promote functional design and building details that contribute to 

a high-quality living environment for residents and enhance compatibility with the 

neighborhood. 

 

The building design does not have long flat walls or roof lines.  The buildings will have 4-foot 

off-sets that break up the front of the buildings and the roof lines.  Balconies (decks) and dormers 

are incorporated in the building design to add some visual element to the buildings. 

All external stairways are recessed into the building.  Therefore, physically and visually 

incorporating them into the buildings architecture design. 

 

Therefore, the design of the buildings and materials uses will contribute positively to a sense of 

neighborhood and to the overall streetscape by carefully relating building mass, materials, 

design, landscaping, entries and yards to public streets. Therefore, this criterion has been met.   

  

4. The proposed development incorporates the use of LID best management practices 

whenever feasible based on site and soil conditions.  LID best management practices 

include, but are not limited to, minimizing impervious surfaces, designing on-site LID 

storm water management facilities, and retaining native vegetation.  

 

Findings: 

 

The City requires that all new development extend and connect to the public sewer and water 

when service is available.  The applicant’s improvement plans identifying the required and 

needed connections.  

 

The City has adopted codes regulating installation, extension and development of public 

facilities for streets, water, sewer and storm drainage facilities, and public utility easements.   

The developer is responsible for the cost of the extension of improved facilities necessary to 

serve the site.  Internal development of public or private facilities necessary to serve individual 

units will occur at the building permit stage.  Compliance with building code requirements 

satisfies this criterion. 

 

If storm water quality and quantity are required for this development.  An LID (low impact 

development) Storm water technique will be used to mitigate the increase in pollutants 

contributed from development. This system may also be used to provide storage and water 

quantity control.  The exact system will be determined at the time of design.  Any proposed 

technique will meet City Storm Water Management standards in means and methods to provide 

all aspects of Storm water management. 
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In conclusion, the Tentative Plat layout and the property location allow the proposed subdivision 

to efficiently and conveniently connect to public utilities. The proposed public utilities facilities 

will conform to the requirements of the Development Code.  

  

 5.  The Board shall, in making its determination of compliance with this Ordinances, shall 

use the matrix in Table 16.49.040 to determine compatibility unless this matrix is superseded 

by another matrix applicable to a specific zone or zones under this title.  An application is 

considered to be compatible with the standards of Table 16.49.040 if the following conditions 

are met:  

  

a.  The development accumulates a minimum of 60 percent of the total possible 

number of points from the list of design criteria in Table 16.49.040; and  

  

b.  At least 10 percent of the points used to comply with (a) above must be from the list 

of LID Elements in Table 16.49.040. 

 

Findings:  The proposed development is for a 38-lot townhome development.  Therefore, some 

of Design Review elements and LID elements do not apply.   

 

Parking Total=5 Points 

Screening of Storage=3 Points 

(trash storage will be provided for each individual unit and storage away from the 

property lines either behind landscaping or a fence/any equipment will be screened from 

view) 

Access=5 Points 

Tree Retention=2 Points  

(there are 4 trees located on the property with 2 proposed for removal/trees will be 

planted per the landscape plans) 

Signs=4 Points 

(all signs for the development will obtain building permit approval and will meet the size 

and color requirements per the Code) 

Building Appearance=5 to 7 Points 

(balconies (decks) and dormers are incorporated in the building design to add some visual 

element to the buildings.  Varied materials and textures are being used on the building 

facade.  The applicant has provided building elevations to show how this is being 

complied with.  The materials used on the front, rear, and sides of the apartments are the 

same; shake siding, trim board, lap siding, and stone around the pillars) 

Landscaping=2 Points 

LID Elements=10 Points 

 

Total=36 to 38 Points 
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Site and Design Review: 

 

Public Utilities 

 

Findings: The site plan indicates the location of public water; sewer and storm drain lines in the 

street.  Natural gas, telephone and electrical services are located within the public right-of-way. 

The extension of water facilities necessary to provide fire service is required for development.  

Building addressing is required to facilitate public safety access and addresses will be assigned 

by the City with building permit applications.  Hard-surfaced access is proposed to comply with 

code that requires a clear and unobstructed access.  Hydrants, hydrant location, fire sprinkler 

systems and type of construction will be reviewed by the Fire Department when building permit 

applications or construction plans are submitted to the City to determine the level of water 

service needed.  The developer is responsible for the cost of development and installation to 

building and fire code specifications.   

Private utilities will be provided with under grounding of electrical, gas, telephone and cable 

lines into the site. 

The City has adopted codes regulating installation, extension and development of public 

facilities for streets, water, sewer and storm drainage facilities, and public utility easements.   

The developer is responsible for the cost of extension of improved facilities necessary to serve 

the site.  Internal development of public or private facilities necessary to serve individual units 

will occur at the building permit stage.  Compliance with building code requirements satisfies 

this criterion. 

Transportation 

Findings: The major transportation network is in place.  The subject property has frontage on Ivy 

Street and 13th Street.  The residential development proposed will have direct access onto both 

Ivy Street to the west and 13th Street to the north.  

 

The development will have adequate access to and from the already existing street system that is 

in place due to an existing developed neighborhood.    The internal street within the proposed 

development will be developed to private street standards.   

The subject property is located in a developing area where improved streets and sidewalks 

continue as required by the City.  Improved access is required by code.  Approval does not ad-

versely affect the safe and healthful development of any adjoining land or access thereto.  The 

City's adopted facility plans and construction requirements are the basis for the provision of 

facilities and any conditions of approval imposed on the development.  Review of required 

construction plans and construction according to the approval provides compliance with this 
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criterion. Thus, the transportation system can safely accommodate the proposed 132-unit 

apartment development.  

Parking 

 

Findings:  The proposal is for 38-townhomes within a PUD/SUB.  Attached single family 

dwellings are required to have 2 vehicle parking spaces per dwellings (2 vehicle parking spacing 

on each lot provided for each dwelling).   Therefore, the applicant is required to provide 76 on-

site parking spaces.  The development provides 81 parking spaces on-site.   

There are additional parking spaces provided.  These parking spaces are centrally located within 

the development, as shown on the site plan. 

Bicycle parking spaces are not required for this type of development.   

This type of development does not require a loading area. 

Pedestrian Circulation: 

Findings: The internal pedestrian circulation system consists of hard 5-foot wide surfaced 

sidewalks that provide easily identifiable and safe connections between the residential dwellings, 

parking, and open space areas.  The sidewalks are raised above the surface of the travel lanes.  

Pedestrian crossings will make use of drop curbs to facilitate handicap access.  This provides a 

clear separation between vehicles and pedestrians.  Any pedestrian pathways that cross the 

driveways will be marked and a minimum of five feet wide.  The pedestrian pathways will be 

lighted.  

The proposed development provides safe and convenient bicycle and pedestrian access from 

within the development to adjacent residential areas and to neighborhood activity centers.  The 

improved and unobstructed driveway provides emergency service access.  There are no steep 

grades involved in the development of the subject property that would negatively impact access.   
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Canby Townhomes 
Conditional Use 

 
SITE: 
 
The subject property is located at 1300 S Ivy Street (41E04DA/Tax Lot 4800).  The subject 
property is about 2.59 acres in size and are zoned C-R.  The applicant is proposing to develop 
the site with 38 townhomes.  Townhomes (single family dwellings having common wall 
construction) are permitted with Conditional Use approval under 16.24.020(B) in the C-R zone.  
 
VICINITY INFORMATION: 
 
There is an existing single-family dwelling and shed on the time that will be removed prior to 
development.  The surrounding properties are fully developed. 
 
 North:  Across 13th Avenue, an existing adult center 
 East:  Existing single-family dwellings 
 South: Existing single-family dwellings 
 West: Across Ivy Street, existing attached single-family dwellings 
 

 
 
PROPOSAL: 
 
The applicant is proposing to develop 38 townhomes on the subject property.   
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CONDITIONAL USE CRITIERIA: 
 

A. The proposed use is consistent with the policies of the comprehensive plan.  

The proposed development is consistent with the policies of the comprehensive plan. The 

applicable Policies of the Comprehensive Plan are addressed as follows: 

The intent of the comprehensive plan is to project the goal of the most desirable pattern of land 
use in the area taking into account various factors such as the transportation system, location of 
public facilities, and the needs of the people which are important to the creation and 
maintenance of a healthful and pleasing urban environment.  To ensure that the anticipated 
urban land use needs are met, the Plan map demonstrates a commitment that land for a wide 
variety of uses will be available at appropriate locations as needed.   

Citizen Involvement Policies 1 and 2: 

The City’s adopted Comprehensive Plan Goals and Policies, and its adopted zone code, 
implement the Statewide Citizen Involvement Goal. This application will be reviewed according 
to the public review process established by the City of Canby.  The City’s Plan is acknowledged 
to be in compliance with this Policy.  Notice of the proposal will be provided to property owners 
and public agencies.  The notice will identify the applicable criteria.  A public hearing to consider 
the request will be held.  Through the notification and public hearing process all interested 
parties are afforded the opportunity to review the application, comment on the proposal, attend 
the public hearing, and participate in the decision.   
 
These procedures meet the requirements of the policies for citizen involvement in the land use 
planning process. 
 
Land Use Element/Residential Land Policies 1, 2, 3, 5:  The subject property will be developed 
with 38 townhomes.  The subject property is surrounded by attached single family dwellings, 
detached single family dwellings, and an adult center.  The proposed use is a compatible use 
with surrounding uses.  The attached single-family dwellings help to maximum density on the 
site while minimize the need for urban sprawl, while also developing a site that has public 
facilities available.  Therefore, meeting the goals and polices for Residential Land development.   
  
Environmental Policies 1-R-B, 3-R, 4-R, 8-R: 

The City’s adopted Comprehensive Plan, Scenic and Historic Areas, Natural Resources and 
Hazards, Commercial, Industrial and Transportation Goals and Policies along with adopted 
facilities plans implement this Policy. 
 
Development is required to meet applicable State and Federal requirements for air and water 
quality.  The proposal to develop the site is reviewed by the City and any applicable outside 
agencies for impacts on environment and compliance to applicable standards and regulations.  
Development is required to meet applicable water, sewer, and storm drainage system 
requirements. Upon development, the City is responsible for assuring that wastewater 
discharges are treated to meet the applicable standards for environmental quality.  Prior to 
development, the applicant will obtain all required State, Federal, and local permits. 
 
The City has identified the process through which water; sewer and storm drainage will be 
supplied to the site as stated in previous meetings with the applicant.   
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The major impact to air quality in the vicinity is vehicle traffic along the boundary streets.   The 
traffic generated from the site will be minor compared to the total volume of traffic in this area, 
and will not create a significant additional air quality impact.  At this time, a Traffic Impact 
Analysis is not required for this level of development.  
 
The proposed development will have no significant impact on the quality of the land. 
Considering the location of the site within the city, the availability of public facilities to provide 
water, sewage disposal and storm drainage services, and the surrounding transportation 
system, the proposal will have no significant impacts to the quality of the air, water or land. The 
City’s adopted facility plans implement Goal 6.   
 
The City’s adopted Comprehensive Plan Open Space Policies implements the Statewide 
Recreation Needs Goal by encouraging conservation and identification of existing and needed 
park resources and funding mechanisms.  The subject property will be developed as a PUD 
which will be required to provide on-site open space areas.  These areas will provide 
recreational areas for the residents.  At the time of development, the proposal will provide 
improved public pedestrian connections via hard-surfaced sidewalks the will connect to the 
existing pedestrian circulation.   
 
Therefore, the proposal complies with these policies. 
 
Transportation Policies 1, 2, 3, 4, 6:  
 
The City’s adopted Comprehensive Plan Transportation Goals and Policies implements the 
Statewide Transportation Goal by encouraging a safe, convenient and economic transportation 
system.  The subject property is located along Ivy Street and 13th Street.  The major streets are 
in place due to previous development.  The County will be notified of the proposal and will 
provide comments regarding any county roads effected by this proposal.      
 
The development of townhomes on this site is a safer and more convenient way to develop the 
site.  The development will provide two driveways within and throughout the site.  At this time, a 
Traffic Impact Analysis is not required for this level of development.   
 
All improvements will be made as required by Code and any Conditions of Approval.   
 
Therefore, these policies have been met.  
 
Public Facilities Policies: 
 
The City’s adopted Comprehensive Plan, residential, Transportation Goal and Polices, and 
adopted Storm water and Water Master Plans implement the Statewide Public Facilities and 
Services Goal by requiring development to be served by public services. The proposal is for 
revitalized urban development in an area where future extensions of those services can be 
provided in the most feasible, efficient and economical manner. All necessary and appropriate 
public services and facilities essential for development will be provided to this property at levels 
that are adequate to serve the proposed use.  
 
The City maintains an infrastructure of public services that includes sewer, water, and storm 
drainage facilities.  The City will specify any needed changes to the existing service levels at the 
time building permits are requested.   
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In order to assure compliance and prior to building permits, the applicant will work with the Fire 
Department and all other required agencies.  
  
Sidewalks are or will be provided throughout the site for pedestrian circulation.  The location 
along a major transportation corridor facilitates vehicle access, bicycle and pedestrian access, 
provides significant opportunity to reduce vehicle miles traveled. The vehicle, bicycle, and 
pedestrian circulation systems will be designed to connect to the existing street and sidewalk 
systems. 
 
The education district’s master plan provides for growth in the district and has options to meet 
the demand. The education district reviews the population factors to determine planning, 
funding and locating new schools or providing additional facilities on the sites of existing 
schools.   
 
Other private service providers supply garbage, telephone, television, postal and internet 
services as needed by the development. The required public services and facilities to serve new 
development will be determined by the City at the time development permits are requested.  By 
providing adequate public facilities and services for the proposed use, the requirements of these 
policies are met. 
 
Economic Policies: 

The proposal will have a positive impact on the economy of the City of Canby.  The Conditional 
Use will allow the underdeveloped property to be developed, which will create employment 
along with a housing type that is needed and will bring in tax money to the City.   

The proposal will provide a location for residential uses. The subject property is currently 
underultized.  The site will offer economic diversification because it will provide for the 
expansion of new residential.  It will provide an opportunity to encourage hiring of local 
unemployed, skilled and unskilled local residents. The site is currently unproductive and returns 
little value to the City.  Redevelopment contributes to the economic base of the urban area, 
which is consistent with the economic policies. Therefore, these policies have been met. 

Housing Policies 2, 3: 

This proposal will provide a needed housing type in this part of Canby.  This will not be low 
income housing.  These will be market value rental units.  

The existing neighborhood consists of detached single-family housing and attached single-
family dwellings. In order to provide an alternative housing pattern while being consistent with 
the neighborhood, the proposed development will provide a higher density of needed housing in 
this area.  In order to maintain the character of the neighborhood, the site will be developed in 
compliance with required Design Standards and provide the required setbacks along property 
lines. 

The City’s adopted Comprehensive Plan, Residential, Transportation Goals and Policies and 
applicable adopted facilities plans implement the Statewide Housing Goal.   Therefore, the 
Housing Policies have been met. 
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B. The characteristics of the site are suitable for the proposed use considering size, 
shape, design, location, topography, existence of improvements and natural 
features;  

The proposed development benefits the public by permitting the site to be utilized in accordance 
with specific development standards that reflects the character of the existing neighborhood. 
The traffic impacts are minimal and the level of impacts for this development is so low it does 
not require a TIA (Traffic Impact Analysis) at this time.  This proposal will also allow for the 
advantageous use of land that is currently serviced by public facilities.  An 38-unit townhome 
development provides an excellent transition and a melding of the different types of housing in 
the area where there is existing well-established detached single family and attached single 
family housing.   

The proposal will benefit the public by making use of vacant land for a low-impact development 
that will not affect the residential neighborhood.  The proposed use will enhance an established 
neighborhood by developing buildings with compatible design.   

The proposed buildings will only be 2-stories in height with more than adequate setbacks to 
provide a buffer from adjacent residential uses to the east and south.  The building height and 
setbacks meet the standards set out in the Code.  These standards are established in order to 
minimize impacts to adjacent uses. The building design, height, and setbacks will help minimize 
any impacts to the surrounding properties.   

C. Public facilities and services are adequate to accommodate the proposed use. 

The submitted plans show that the proposed buildings can be serviced by the infrastructure to 
support the development and will be designed to City standards. 

Prior to construction of the site, the applicant will provide plans that identify all existing and 
proposed utilities.  The plans will show how all required utilities will be connected to existing or 
relocated to provide services to the proposed development.  

The applicant will obtain all required permits prior to construction. 

D. The proposed use will not alter the character of the surrounding areas in a manner 
which substantially limits, or precludes the use of surrounding properties for the 
uses listed as permitted in the zone.  

There is an existing single-family dwelling and shed on the time that will be removed prior to 
development.  The surrounding properties are fully developed. 

 North: Across 13th Avenue, an existing adult center 
 East:  Existing single-family dwellings 
 South: Existing single-family dwellings 
 West: Across Ivy Street, existing attached single-family dwellings 
 
The townhomes (attached single family dwellings) will be compatible with the residential uses to 
the east, south, west and north.  The townhomes will be required to go through Site Plan/Design 
Review, which requires open space and landscaping at a higher percent than what a detached 
single family development would be required to provide.   Amenities like landscaped open space 
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will help with the visual appeal of this area and reduce impacts on the neighborhood. The 
design standards are in place to help ensure compatibly with adjacent uses.   

The proposed development will provide a pedestrian circulation throughout the property and to 
the proposed and existing sidewalks.  Therefore, increasing their livability as well.  

In Conclusion:  This proposed development takes an underutilized lot and will develop it 
with 38-townhomes that meet or exceed Code requirements.   The development will 
create visually appealing buildings that add to the character of the neighborhood, while 
providing a needed housing type.   

As shown above and on attached materials, the applicant’s findings and site plan meet 
the Code requirements and therefore approval is warranted.  
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Canby Townhomes 

Subdivision/Planned Unit Development 
 

 

Site: 

 

The subject property is located at 1300 S Ivy Street (41E04DA/Tax Lot 4800).  The subject 

property is about 2.59 acres in size and are zoned C-R.  The applicant is proposing to develop the 

site with 38 townhomes on 38-lots.   

 

Vicinity Information: 

 

There is an existing single-family dwelling and shed on the time that will be removed prior to 

development.  The surrounding properties are fully developed. 

 

 North:  Across 13th Avenue, R-1 zone; an existing adult center 

 East:  R-1 zone; Existing single-family dwellings 

 South: R-1.5 zone; Existing single-family dwellings 

 West: R-1.5 zone; Across Ivy Street, existing attached single-family dwellings 

 

 
 

Proposal:  

 

The applicant is proposing to divide 2.59 acres into 38-lots for townhome development.   
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Chapter 16.20-R-2 Zone Review Criteria 

Townhomes (single family dwellings having common wall construction) are permitted with 

Conditional Use approval under 16.24.020(B) in the C-R zone.  Townhome development is 

subject to the development standards of the R-2 zone.  

Development Standards 

Minimum Density:  The minimum density within the R-2 zone is 14 units per acre.  The subject 

property is 2.59 acres in size, with lots ranging in size from 1,661 to 4,864 square feet (including 

access easement) in size.   Therefore, all proposed lots require a minimum of 1 unit per lot.  This 

criteria will be met with the development of a townhome on each lot.  See attached site plans. 

Width and Frontage:  Per 16.20.030B, the minimum width requirement is 20 feet.    All proposed 

lots are 22 to 28 feet in width.  Therefore, meeting this requirement.   

Yard Requirements:   

 

Front yard setback:  20.5 to 23.71-foot setbacks 

 Side yard setback:  4.44 to 20-foot setbacks    

 Rear yard setback: 

  East Property Line- 14.95 to 15-foot setbacks 

  South Property Line- 15 to 15.55-foot setbacks 

  West Property Line- 20-foot setbacks (adjacent Ivy Street) 

  North Property Line- 20-foot setbacks (adjacent 13th Street) 

  

Building Height:  The maximum building height allowed is 35 feet.  All buildings are 32.1 feet 

in height.  

 

Therefore, this criteria has been met. 

 

Common Open Space/Recreational Space:   The proposed development shall provide 15% of 

open space/recreation space.  Therefore, 16,800 square feet of landscaped recreation space shall 

be provided on the site.   

 

The applicant has provided landscape plans.  All open space/common and private open space 

areas will be landscaped.  Approximately 33,390 square feet of total common open space 

throughout the site is landscaped.   The landscape plans identify street trees and landscaped 

areas.  Therefore, 30% of the site is landscaped area.  This does include yards within the 

individual lots.   
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Chapter 16.64-Subdivsion Design Standards 

All required materials have been submitted as part of our application packet showing utilities, 

streets, lots layout, circulation, and improvements: 

Cover Sheet: Sheet-SDR1 

Existing Conditions Plan: Sheet SDR2 

Lot Layout Plan: Sheet SDR3 

Site Plan/Preliminary Plan: SDR4 

Grading Plans: Sheet-SDR5 

Utility Plans: Sheet-SDR6 

Landscape Plans: Sheets-L1.1, L1.2 

Building Elevation/Floor Plans: Sheet A1.1 

 

Streets: 

All streets will be designed to and approved by the City to make sure they are in compliance with 

Code.  All streets within the proposed PUD/SUB will be private streets that will access onto the 

public street system.  See attached site plans.  

Access: 

The proposed subdivision/PUD will result in the creation of 38-lots.  Vehicular access to the 

proposed lots will be taken from proposed internal streets onto 13th Street, along with access on 

Ivy Street.   Private internal streets have been provided throughout the site.  The internal streets 

will provide safe and efficient access to the lots and the existing street system, by providing 

direct access to the site and to existing public streets to the north and west.   

Pedestrian and bicycle connections are provided by the existing network of sidewalks and streets. 

The design of pedestrian circulation systems shall provide clear and identifiable connections 

within the development and to adjacent uses and public streets/sidewalks. 

The internal pedestrian circulation system consists of hard 5-foot wide surfaced sidewalks that 

provide easily identifiable and safe connections between the residential dwellings, parking, 

recreation areas, the existing sidewalk system.  The pedestrian system connects the front 

entrances of the buildings to the proposed internal sidewalk system.  The sidewalks are raised 

above the surface of the travel lanes. Pedestrian crossings will make use of drop curbs to 

facilitate handicap access.  This provides a clear separation between vehicles and pedestrians.  

Any pedestrian pathways that cross the parking area or driveways will be raised and a minimum 

of five feet wide.  The pedestrian pathways will be lighted.  
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Blocks: 

Block lengths shall not exceed 400 feet in residential zones.  There are no blocks with in the 

proposed development that exceed 400 feet in length.  See attached site plans. 

Easements:   

There is an access easement located on Lot 13 that will provide access to the street system for 

Lots 11, 12, and 13.  All easements including solar easements will be identified on the recorded 

subdivision plat and recorded property deeds.   

Lots: 

There are no minimum lot sizes in the R-2 zone.  Lot requirements are determined by density as 

referenced in the Code: 

“Minimum residential density: New development shall achieve a minimum density of 14 

units per acre. Density is calculated by dividing the number of dwelling units by the 

property area in acres (minus area required for street right-of-way and public park/open 

space areas). Decimals are rounded to the nearest whole number. The Planning 

Commission may modify the density standard if it cannot be met due to existing lot 

dimensions, road patterns, or other site characteristics.”  

The proposed lots range in size from 1,661 square feet to 3,544 (excluding the 1,320-square foot 

access easement) square feet in size.  Therefore, all proposed lots require a minimum of 1 unit 

per lot.   

The minimum lot width requirement is 20 feet in width.  All proposed lots are 22 to 28 feet in 

width.  Therefore, meeting this requirement.   

This criteria will be met with the development of a townhome on each lot.  See attached site 

plans.  

Parks and Recreation: 

As shown on the site plan, there is a 6,156-square foot open space area provided within the 

proposed SUB/PUD.  The open space area will be landscaped and provide recreation area for the 

residents.  See attached site plans.  

Grading: 

Grading plans have been provided as part of this packet. 
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Improvements: 

Public Facilities- 

Transportation:  All internal streets within the PUD are private streets.  These streets, as shown 

on the site plans, have been designed to City standards.    

Circulation and connectivity our shown on the site plan.  The internal streets provided circulation 

throughout the proposed development and to the existing street system.   

The Public Works Department is responsible for review and approving public facility 

construction and installation.  No under improved streets are proposed. Sidewalk installation is 

generally required when building permit applications are submitted to the City.  Utilities are 

required to be underground. Engineered construction plans will be required for final plat 

approval. 

Public Use Areas: The proposed development provides a recreation landscaped open space areas 

throughout the site.  The recreation open space areas are in convenient and safe areas for the 

residents via proposed sidewalks.  The proposed development provides approximately 6,156 

square feet of total common open space throughout the site, along with a 1,562-square foot 

paved patio area for all residents.   See the site plan.  

All open space and recreation areas on the site will be maintained by an HOA. 

Storm Drainage: The storm water system will be designed to meet the requirements of water 

quality and water quantity requirements.   

Water quality facilities as required and will be incorporated within the catch basin/storm 

manhole infrastructure prior to discharge.   

Design of the storm drains will include provisions to adequately control runoff from impervious 

and pervious areas within and upstream of the development without exceeding capacities of the 

available facilities.  Underground storm detention systems will be constructed within the street 

rights-of-way.   

Plans identity the existing and proposed utilities have been provided in our submittal packet.    

Plans showing storm drainage have been provided in our submittal packet.   

Utilities: Utility plans have been provided as part of the submittal packet.   

Grading: Grading plans have been provided as part of the submittal packet.   
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Parking: 

The proposal is for 38-townhomes within a PUD/SUB.  Attached single family dwellings are 

required to have 2 vehicle parking spaces per dwellings (2 vehicle parking spacing on each lot 

provided for each dwelling).   Therefore, the applicant is required to provide 76 on-site parking 

spaces.  The development provides 81 parking spaces on-site.   

There are additional parking spaces provided.  These parking spaces are centrally located within 

the development, as shown on the site plan. 

Bicycle parking spaces are not required for this type of development.   

This type of development does not require a loading area. 

Lighting: 

Since the development is not a multi-family development, a lighting plan has not been provided.  

Street lights will be provided along the internal street system and within parking areas. 

Section 16.76 PUD Requirements: 

The proposed subdivision has been designed to meet the requirements of the zone and Code.  

The PUD gives flexible to some of these standards.   

Minimum Requirements A and B 

A.  Open Space: 

The code requires that PUD developments provide a minimum of 15% open space.   

The proposed development provides a 6,156 square foot landscaped common open space area 

located in the northwest corner of the site, a 1,562 square foot paved patio area centrally located, 

and 33,390 square feet of landscaped areas throughout the site (this includes common and private 

open space areas).  All open space areas are in convenient and safe areas for the residents via 

proposed sidewalks.  The proposed development provides approximately 33,390 square feet of 

total open space throughout the site. Therefore, 30% open space on the site. See the site plan. 

B. Lot Size: 

There are no minimum lot sizes in the R-2 zone.  Lot requirements are determined by density as 

referenced in the Code: 

“Minimum residential density: New development shall achieve a minimum density of 14 

units per acre. Density is calculated by dividing the number of dwelling units by the 
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property area in acres (minus area required for street right-of-way and public park/open 

space areas). Decimals are rounded to the nearest whole number. The Planning 

Commission may modify the density standard if it cannot be met due to existing lot 

dimensions, road patterns, or other site characteristics.”  

The proposed lots range in size from 1,661 square feet to 3,544 (excluding the 1,320-square foot 

access easement) square feet in size.  Therefore, all proposed lots require a minimum of 1 unit 

per lot.   

The minimum lot width requirement is 20 feet in width.  All proposed lots are 22 to 28 feet in 

width.  Therefore, meeting this requirement.   

This criteria will be met with the development of a townhome on each lot.  See attached site 

plans. 
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Figure 1 - Aerial View of Site

Traffic Impact Analysis

Ivy St Townhomes

Canby, Oregon

Introduction and Summary:

The intent of this transportation impact study is to identify potential transportation system impacts created

by the proposed Ivy St Townhomes project. The site, south of 13th

Ave and east of Ivy St, is 2.6 acres and will provide 38 new

townhomes (ITE 220) for residents of Canby. It is noted the City

might limit the development to 30 townhomes. The parcel is tax lot

4800 of tax map 4S1E04DA and is currently has a single family

home and undeveloped farmland. The site zoned Residential

Commercial(C-R). Background traffic from Beck Pond (69 Homes)

and the Mayberry Group (89 Homes) southwest of the site have been

included in the computer modeling for this study.

This report finds Ivy St Townhomes would not have significant off-site traffic impacts. No off-site

mitigation is recommended for the proposed project as a result of traffic impacts. There are several site-

access and circulation related conditions recommended to improve traffic flow and safety, including:

 Continue the no parking policy along the project frontage on both Ivy St and 13th Ave.

 Site driveways shall be kept clear of visual obstructions (e.g. landscaping, objects, etc.) that

could potentially limit vehicle sight distance for drivers leaving Ivy St Townhomes and/or

drivers on 13th Ave.

This analysis will consider the traffic impacts at the intersections of:

 Ivy St at 13th Ave.

 13th Ave at the Site Access

 Ivy St at Site Access (for future queuing analysis)

Existing and Background Conditions:

Ivy St and 13th Ave are both minor arterials in the City of Canby and designed to serve as connections

between local streets and collector streets and highways and freeways. Traffic at the intersection is traffic

signal controlled. The Canby Adult Center and Hope Village Retirement Community are across the street

from the Ivy St Townhomes site. The access to the Senior Center is across 13th Ave from the proposed
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access to the site. Ackerman Middle School is north and east of the site on 13th Ave. It is anticipated the

project will construct sidewalks along its frontage of Ivy St and 13th Ave, improving pedestrian travel in

the vicinity. There are bike lanes on both Ivy St and 13th Ave along the project frontage. Canby Area

Transit (CAT) provides general public Dial-A-Ride service for anyone traveling to or from

destinations within the Canby Urban Growth Boundary. Service is provided for this operation

between 8 a.m. and 6 p.m.

Turning movement counts were entered into a computer model to determine the transportation

performance metrics for the studied intersections. Traffic expected from Beck Pond and Mayberry Group

Development was added to the computer model as background traffic. All of the studied intersections are

performing within accepted performance standards in the City of Canby with current and background

traffic volumes.

Impacts:
The Institute of Transportation Engineers (ITE) publishes the Trip Generation Manual (10th Edition) to

estimate the trip generation of different uses. It is developed from numerous trip generation studies in the

past years. The development of the planned 38 (30) units in Ivy St Townhomes (ITE 220) is estimated to

generate 17 trips in the AM Peak hour and 21 trips in the PM Peak hour. (30 units would generate 14 AM

Peak hour trips and 17 PM Peak hour trips). Traffic from the planned townhomes will affect performance

metrics at the studied intersections. However, both Ivy St and 13th Ave are minor arterials, designed and

intended to carry large volumes of traffic in the City. The studied intersections will continue to function

within the performance metrics the City assumed to develop their Transportation System Plan with traffic

from the Ivy St Townhomes. The performance metric the City of Canby uses for its signalized

intersections is LOS D or better. The intersection will continue to function at LOS B.

Existing AM Peak Hour Summary

Existing PM Peak Hour Summary

Figure 2 - Existing Traffic Conditions

Two subdivisions are in planning stages southwest of the Ivy St Townhomes site. Beck Pond will add 69

homes west of Fir St at 16th Ave and the Mayberry Group will add 89 homes west of Ivy and north of the

Molalla River. Anticipated traffic from these homes was added to the computer model without the Ivy St

Townhomes to estimate the Background Traffic Conditions in Figure 3
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Background AM Peak Hour Summary

Background PM Peak Hour Summary

Figure 3 - Background Traffic Conditions

Crash data was obtained from ODOT for the studied intersections for the 5 year period including

2012 through 2016. There were 4 reported injury crashes and 2 property damage crashes at the

intersection of Ivy St at 13th Ave SE in the analyzed time period. There were no fatal crashes.

Intersection Fatal Crashes Injury Only Property Damage Only Total
Ivy St at 13th Ave SE 0 4 2 6

Figure 4 – 2012 to 2016 ODOT Crash Data

There were 1224 vehicles entering the Ivy at 13th intersection in the PM Peak hour for this study. If one

assumes the PM Peak hour is 10% of the daily traffic, the crash rate is estimated to be 0.269 crashes

/Mev, below the ODOT intersection crash rate mean for 4 legged urban signalized intersections (0.477

crashes/Mev)

This analysis will assume that 35% of the traffic from the Ivy St Townhomes will travel to and from the

west on 13th Ave, 20% to and from the east on 13th Ave, 15% south on Ivy St, and 30% will travel to and

from the north on Ivy St. The analysis assumed there will be 30 or 38 townhomes build and both

scenarios were modeled for this study.

2018 AM Peak Hour Summary with 30 Ivy St Townhomes
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2018 PM Peak Hour Summary with 30 Ivy St Townhomes

Figure 5 – 2018 Traffic Conditions with 30 Ivy St Townhomes

2018 AM Peak Hour Summary with 38 Ivy St Townhomes

2018 PM Peak Hour Summary with 38 Ivy St Townhomes

Figure 6 – 2018 Traffic Conditions with 38 Ivy St Townhomes

Future Traffic Conditions and Queuing Analysis:

The computer model was run to estimate the performance metrics at the studied intersections 20 years in

the future (2038) with a focus on the traffic queuing at 13th at Ivy. The model assumed there will be 38

homes (30 homes would have less impact), traffic will increase 2.3% per year for 20 years (x1.46). The

intersection of Ivy St at 13th Ave will function at LOS B with v/c between 0.489 and 0.605 depending on

the time of day and the number of access points for the Ivy St Townhomes.

There are two queues at the intersection of Ivy at 13th Ave signal that be more affected by adding a

second access to the site from Ivy St (in addition to the proposed 13th Ave access). Assuming 38 homes

and 1 access (onto 13th Ave) the 95th %ile NBT (northbound thru) lane queue is estimated to be 209'

(AM) and 107' (PM) and the WBT 95th %ile queue is estimated to be 230' (AM) and 108' (PM).

Assuming 38 homes and 2 accesses to the site (1 on 13th Ave and 1 on Ivy St), the NBT queue is stimated

to be 209' (AM) and 82' (PM) and the WBT queue 228' (AM) and 115' (PM). None of the queues will

extend to the proposed accesses where they are proposed. Allowing a 2nd access (on Ivy St) will reduce

the longest queue, reduce the wait time for drivers at the intersection, improve access for residents of the

project, allow higher housing density in the City, distribute site access to two points rather than 1and

provide additional convinience to the residents of the City of Canby living in the Ivy St Townhomes.
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2038 AM Peak Hour Summary with 38 Ivy St Townhomes and 1 Access

2038 PM Peak Hour Summary with 38 Ivy St Townhomes and 1 Access

Figure 7 - 2038 Traffic Conditions with 38 Ivy St Townhomes

Traffic volumes and performance metrics at the intersection(s) for the various scenarios (Existing,

Background, 30 Townhomes and 38 Townhomes) are shown in Figures 7 through 14.

Figure 8 - Existing AM Peak hour Counts and Metrics
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Figure 9 - Existing PM Peak hour Counts and Metrics

Figure 10 - 2018 AM Peak hour Counts and Metrics with Background Traffic

Figure 11 - 2018 PM Peak hour Counts and Metrics with Background Traffic

Figure 12 - 2018 AM Peak hour Counts and Metrics with 30 Ivy St Townhomes
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Figure 13 - 2018 PM Peak hour Counts and Metrics with 30 Ivy St Townhomes

Figure 14 - 2038 AM Peak hour Counts and Metrics with 38 Ivy St Townhomes

Figure 15 - 2018 PM Peak hour Counts and Metrics with 38 Ivy St Townhomes
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Figure 16 - 2038 AM Peak hour Counts and Metrics with 38 homes and 1 Access

Figure 17 - 2038 PM Peak hour Counts and Metrics with 38 homes and 1 Access
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Figure 18 - 2038 AM Peak hour Counts and Metrics with 38 homes & 2 Accesses

Figure 19 - 2038 AM Peak hour Counts and Metrics with 38 homes & 2 Accesses

Mitigation, Parking, and Spacing:

All studied intersections will function within established performance standards. No mitigation is

required, though the no parking policy along the project site frontage of 13th Ave and Ivy St should

continue. The site driveways should be kept clear of visual obstructions (e.g. landscaping, objects, etc.)

that could potentially limit vehicle sight distance at the new intersections. The access(es) to the site
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should be located as far from Ivy St at 13th Ave intersection as reasonably possible. It is noted that no

access to the site can meet the current spacing standards (330' for the City of Canby and 400' for

Clackamas County) and a spacing variance can be granted without compromising safety at the

intersections.

Preliminary plans for the Ivy St Townhomes include a garage at each home and an additional 20'

driveway to accommodate parking a vehicle off the street. Additional parking is available on interior

streets for guests. The City of Canby requires 2 parking spaces per dwelling and this standard is met.

The internal streets in the project are designed to meet current City of Canby design standards and to

provide circulation and access for vehicles entering the site. Making turns in the site should not be

problem even for trucks if parking is not permitted along the curb at corners in the site.

Ivy St south of 13th Ave is in the jurisdiction of Clackamas County. 13th Ave is a City of Canby street.

The City standard for spacing is 330' for a driveway onto an arterial street. Vehicles queue at the traffic

signal at Ivy St at 13th Ave waiting for the light to turn green. Excessive queues can be problematic at

busy intersections. The year 2038 95th %ile queue estimated for the westbound right/thru approach lane

at the intersection in this study will 230' during the AM Peak hour. A 230' queue is estimated to store 9.2

vehicles and is not expected to block any existing (or proposed) driveways.

Appendix:

Turning movement counts, ODOT Crash Data and technical analysis are included on the pages following

this report.
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Southbound
S Ivy St

Heavy Vehicle 9.1% 

Data Provided by K-D-N.com 503-594-4224

N/S street S Ivy St

E/W street SW 13th Ave

City, State Canby OR

Site Notes

Location 45.252159 - -122.686956

Start Date Wednesday, May 16, 2018

Start Time 07:00:00 AM

Weather

Study ID #

Peak Hour Start 07:00:00 AM

Peak 15 Min Start 07:20:00 AM

PHF (15-Min Int) 0.83

Peak-Hour Volumes (PHV)

Northbound Southbound Eastbound Westbound Entering Leaving

Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn NB SB EB WB NB SB EB WB

93 196 49 0 25 77 8 0 21 116 26 0 50 222 40 0 338 110 163 312 153 257 323 190

PHV- Bicycles PHV - Pedestrians

Northbound Southbound Eastbound Westbound             in Crosswalk

Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Sum NB SB EB WB Sum

0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 0 2 0 3 4 0 7

Percent Heavy Vehicles

5.4% 3.1% 4.1% 0.0% 0.0% 9.1% 37.5% 0.0% 0.0% 6.0% 7.7% 0.0% 10.0% 7.2% 10.0% 0.0% 3.8% 9.1% 5.5% 8.0% 9.2% 3.9% 7.4% 4.7%

All Vehicle Volumes

Northbound Southbound Eastbound Westbound

S Ivy St S Ivy St SW 13th Ave SW 13th Ave 15 
Min

1 HR

Time Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Sum Sum

07:00:00 AM 8 26 2 0 0 6 1 0 1 4 1 0 7 23 4 0

07:05:00 AM 5 12 3 0 2 5 0 0 1 3 1 0 3 16 4 0

07:10:00 AM 5 16 2 0 3 7 1 0 2 9 1 0 3 18 4 0 209

07:15:00 AM 10 15 8 0 3 4 1 0 1 17 2 0 3 20 2 0 212

07:20:00 AM 16 13 5 0 2 6 0 0 0 9 1 0 4 27 3 0 243

07:25:00 AM 10 20 6 0 2 4 1 0 3 13 2 0 2 33 2 0 270

07:30:00 AM 10 12 9 0 6 6 1 0 2 7 1 0 7 29 4 0 278

07:35:00 AM 3 13 8 0 2 11 1 0 0 11 3 0 5 18 3 0 270

07:40:00 AM 2 15 2 0 1 7 0 0 0 16 3 0 4 10 2 0 234

07:45:00 AM 10 23 1 0 1 5 1 0 2 11 5 0 7 9 4 0 219

07:50:00 AM 8 17 2 0 3 9 1 0 7 8 2 0 3 9 2 0 212

07:55:00 AM 6 14 1 0 0 7 0 0 2 8 4 0 2 10 6 0 210 923

08:00:00 AM 3 20 4 0 1 7 1 0 4 6 3 0 4 3 6 0 193 902

08:05:00 AM 8 11 4 0 1 13 1 0 0 7 2 0 1 7 1 1 179 904

08:10:00 AM 5 18 4 0 2 8 2 0 1 4 3 0 1 6 3 0 176 890

08:15:00 AM 4 12 2 0 3 8 0 0 2 6 5 0 2 14 1 0 173 863

08:20:00 AM 3 12 5 0 1 12 2 0 4 5 1 0 2 9 4 0 176 837

08:25:00 AM 4 22 2 0 2 9 1 0 2 11 0 0 2 7 5 0 186 806

08:30:00 AM 4 17 2 0 2 6 0 0 1 1 0 0 3 11 4 0 178 763

08:35:00 AM 5 18 6 0 4 9 3 0 9 5 4 0 8 11 4 0 204 771

08:40:00 AM 4 12 6 0 4 12 1 0 8 7 0 0 5 15 5 0 216 788

08:45:00 AM 7 17 4 0 3 9 0 0 10 7 2 0 4 11 11 0 250 794

08:50:00 AM 6 24 3 0 5 8 2 0 6 9 3 0 2 13 13 0 258 817

08:55:00 AM 6 15 1 0 4 17 1 0 9 11 5 0 4 14 13 0 279 857 73
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Peak Hour Summary 
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Southbound
S Ivy St

Heavy Vehicle 0.9% 

Data Provided by K-D-N.com 503-594-4224

N/S street S Ivy St

E/W street SW 13th Ave

City, State Canby OR

Site Notes

Location 45.252159 - -122.686956

Start Date Wednesday, May 16, 2018

Start Time 04:00:00 PM

Weather

Study ID #

Peak Hour Start 04:35:00 PM

Peak 15 Min Start 05:10:00 PM

PHF (15-Min Int) 0.92

Peak-Hour Volumes (PHV)

Northbound Southbound Eastbound Westbound Entering Leaving

Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn NB SB EB WB NB SB EB WB

41 192 55 0 65 252 29 0 38 182 93 0 102 136 39 0 288 346 313 277 447 269 206 302

PHV- Bicycles PHV - Pedestrians

Northbound Southbound Eastbound Westbound             in Crosswalk

Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Sum NB SB EB WB Sum

0 0 0 0 0 1 0 0 0 1 0 0 0 1 0 0 3 1 7 0 1 9

Percent Heavy Vehicles

4.9% 1.0% 5.5% 0.0% 0.0% 1.2% 0.0% 0.0% 0.0% 3.8% 3.2% 0.0% 0.0% 0.7% 0.0% 0.0% 2.4% 0.9% 3.2% 0.4% 1.3% 0.7% 1.5% 3.3%

All Vehicle Volumes

Northbound Southbound Eastbound Westbound

S Ivy St S Ivy St SW 13th Ave SW 13th Ave 15 
Min

1 HR

Time Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Left Thru Right Uturn Sum Sum

04:00:00 PM 3 14 5 0 9 17 3 0 0 14 10 0 6 15 6 0

04:05:00 PM 5 17 6 0 3 15 1 0 5 15 10 0 9 14 5 0

04:10:00 PM 3 21 7 0 5 16 5 0 2 13 7 0 8 7 5 0 306

04:15:00 PM 5 19 5 0 3 15 4 0 1 12 6 0 8 8 3 0 293

04:20:00 PM 13 20 6 0 1 16 2 0 0 18 9 0 5 7 1 0 286

04:25:00 PM 8 19 6 0 2 14 1 0 2 18 8 0 5 16 3 0 289

04:30:00 PM 3 11 4 0 3 17 2 0 5 21 11 0 7 14 4 0 302

04:35:00 PM 7 15 7 0 7 21 0 0 3 20 7 0 4 15 1 0 311

04:40:00 PM 8 19 9 0 6 21 2 0 3 8 5 0 8 13 2 0 313

04:45:00 PM 4 14 5 0 1 21 3 0 3 18 6 0 12 11 3 0 312

04:50:00 PM 2 22 4 0 1 18 5 0 6 8 6 0 7 5 4 0 293

04:55:00 PM 2 11 3 0 4 24 2 0 5 15 5 0 5 12 0 0 277 1185

05:00:00 PM 2 25 2 0 0 23 3 0 1 13 2 0 15 15 2 0 279 1186

05:05:00 PM 1 14 3 0 3 19 5 0 3 18 9 0 8 11 1 0 286 1176

05:10:00 PM 1 15 4 0 7 26 1 0 3 11 11 0 17 9 3 0 306 1185

05:15:00 PM 2 16 5 0 11 24 1 0 3 15 12 0 5 13 4 0 314 1207

05:20:00 PM 5 17 5 0 11 18 3 0 3 13 10 0 7 10 11 0 332 1222

05:25:00 PM 1 9 4 0 4 23 4 0 4 21 7 0 6 11 4 0 322 1218

05:30:00 PM 6 15 4 0 10 14 0 0 1 22 13 0 8 11 4 0 319 1224

05:35:00 PM 6 18 6 0 9 18 2 0 4 14 5 0 9 7 3 0 307 1218

05:40:00 PM 4 14 10 0 6 12 1 0 4 19 13 0 4 6 2 0 304 1209

05:45:00 PM 0 8 4 0 6 15 2 0 5 20 9 0 6 5 3 0 279 1191

05:50:00 PM 2 15 9 0 10 12 2 0 1 13 6 0 5 8 5 0 266 1191

05:55:00 PM 5 14 5 0 7 11 3 0 4 15 8 0 9 7 3 0 262 1194 74



NON- PROPERTY INTER-

FATAL FATAL DAMAGE TOTAL PEOPLE PEOPLE DRY WET INTER- SECTION OFF-
COLLISION TYPE CRASHES CRASHES ONLY CRASHES  KILLED INJURED TRUCKS  SURF  SURF DAY DARK SECTION RELATED ROAD

YEAR: 2016

SIDESWIPE - MEETING 0 0 1 1 0 0 0 1 0 1 0 1 0 0

TURNING MOVEMENTS 0 1 1 2 0 2 0 1 1 1 1 2 0 0

YEAR 2016 TOTAL 0 1 2 3 0 2 0 2 1 2 1 3 0 0

YEAR: 2015

ANGLE 0 2 0 2 0 2 0 1 1 0 2 2 0 0

YEAR 2015 TOTAL 0 2 0 2 0 2 0 1 1 0 2 2 0 0

YEAR: 2012

ANGLE 0 1 0 1 0 1 0 0 1 1 0 1 0 0

YEAR 2012 TOTAL 0 1 0 1 0 1 0 0 1 1 0 1 0 0

FINAL TOTAL 0 4 2 6 0 5 0 3 3 3 3 6 0 0

Disclaimer: The information contained in this report is compiled from individual driver and police crash reports submitted to the Oregon Department of Transportation as required in ORS 811.720. The Crash Analysis and 
Reporting Unit is committed to providing the highest quality crash data to customers. However, because submittal of crash report forms is the responsibility of the individual driver, the Crash Analysis and Reporting Unit can not 
guarantee that all qualifying crashes are represented nor can assurances be made that all details pertaining to a single crash are accurate.  Note: Legislative changes to DMV's vehicle crash reporting requirements, effective 
01/01/2004, may result in fewer property damage only crashes being eligible for inclusion in the Statewide Crash Data File.

CDS150 OREGON DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION

05/29/2018

SE 13TH AVE at IVY ST, City of Canby, Clackamas County, 01/01/2012 to 12/31/2016

CRASH SUMMARIES BY YEAR BY COLLISION TYPE

TRANSPORTATION DATA SECTION - CRASH ANALYSIS AND REPORTING UNIT

Page: 1
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Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Intersection Analysis Summary

6/5/2018Report File: J:\...\18-387 - AM Existing.pdf

Scenario 1 AM ExistingVistro File: J:\...\18-387 Ivy St Townhomes.vistro

Ivy St Townhomes TIA - 18-387

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

B14.30.386EB Left
HCM 6th
Edition

SignalizedIvy St at 13th Ave1

LOSDelay (s/veh)V/CWorst MvmtMethodControl TypeIntersection NameID

1

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.
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0.386Volume to Capacity (v/c):
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14.3Delay (sec / veh):

15 minutesAnalysis Period:

HCM 6th EditionAnalysis Method:
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Intersection 1: Ivy St at 13th Ave

Intersection Level Of Service Report
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0.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.8300Peak Hour Factor
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000000000000Right-Turn on Red Volume [veh/h]

000000000000Other Volume [veh/h]

000000000000Existing Site Adjustment Volume [veh/h]

000000000000Pass-by Trips [veh/h]

000000000000Diverted Trips [veh/h]

000000000000Site-Generated Trips [veh/h]

000000000000In-Process Volume [veh/h]

1.001.001.001.001.001.001.001.001.001.001.001.00Growth Rate

8.008.008.005.505.505.509.109.109.103.803.803.80Heavy Vehicles Percentage [%]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Base Volume Adjustment Factor
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Volumes
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178.8834.1883.8615.9322.599.6474.9931.6695th-Percentile Queue Length [ft]

7.161.373.350.640.900.393.001.2795th-Percentile Queue Length [veh]

99.3818.9946.598.8512.555.3641.6617.5950th-Percentile Queue Length [ft]

3.980.761.860.350.500.211.670.7050th-Percentile Queue Length [veh]

YesNoNoNoNoNoYesNoCritical Lane Group

CCBCAAAALane Group LOS

21.8323.2018.0327.795.718.987.137.79d, Delay for Lane Group [s/veh]

0.720.210.390.140.110.050.310.15X, volume / capacity

Lane Group Results

1.001.001.001.001.001.001.001.00PF, progression factor

1.001.001.001.001.001.001.001.00Rp, platoon ratio

0.000.000.000.000.000.000.000.00d3, Initial Queue Delay [s]

2.290.380.550.380.250.190.870.45d2, Incremental Delay [s]

1.001.001.001.001.001.001.001.00I, Upstream Filtering Factor

0.110.110.110.110.500.500.500.50k, delay calibration

19.5422.8217.4827.415.468.796.267.34d1, Uniform Delay [s]

435279442173917550941727c, Capacity [veh/h]

156010401585931156092016021145s, saturation flow rate [veh/h]

0.200.060.110.030.070.030.180.10(v / s)_i Volume / Saturation Flow Rate

0.280.280.280.280.590.590.590.59g / C, Green / Cycle

1717171735353535g_i, Effective Green Time [s]

2.002.002.002.002.002.002.002.00l2, Clearance Lost Time [s]

0.002.000.002.000.002.000.002.00l1_p, Permitted Start-Up Lost Time [s]

4.004.004.004.004.004.004.004.00L, Total Lost Time per Cycle [s]

6060606060606060C, Cycle Length [s]
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18.03 18.0327.79 23.20 21.8321.835.717.79 7.13d_M, Delay for Movement [s/veh] 5.717.13 8.98

B BC CC CAA AMovement LOS AA A
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B CAApproach LOS A
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BIntersection LOS
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Other Modes

9.0 9.0g_Walk,mi, Effective Walk Time [s] 9.0 9.0

0.00 0.00M_corner, Corner Circulation Area [ft²/ped] 0.000.00

0.00 0.00M_CW, Crosswalk Circulation Area [ft²/ped] 0.00 0.00
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----------------Ring 4

----------------Ring 3

--------------86Ring 2

--------------42Ring 1

Sequence

5

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

80



Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Turning Movement Volume: Summary

6/5/2018Report File: J:\...\18-387 - AM Existing.pdf

Scenario 1 AM ExistingVistro File: J:\...\18-387 Ivy St Townhomes.vistro

Ivy St Townhomes TIA - 18-387

923

Total
Volume

40

Right

222

Thru

50

Left

Westbound

26

Right

116

Thru

21

Left

Eastbound

8

Right

77

Thru

25

Left

Southbound

49

Right

196

Thru

93

Left

Northbound

Ivy St at 13th Ave1

Intersection NameID

6

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

81



Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Turning Movement Volume: Detail

6/5/2018Report File: J:\...\18-387 - AM Existing.pdf

Scenario 1 AM ExistingVistro File: J:\...\18-387 Ivy St Townhomes.vistro

Ivy St Townhomes TIA - 18-387

923

0

0

0

-

923

Total
Volume

40

0

0

0

1.00

40

Right

222

0

0

0

1.00

222

Thru

50

0

0

0

1.00

50

Left

Westbound

26

0

0

0

1.00

26

Right

116

0

0

0

1.00

116

Thru

21

0

0

0

1.00

21

Left

Eastbound

8

0

0

0

1.00

8

Right

77

0

0

0

1.00

77

Thru

25

0

0

0

1.00

25

Left

Southbound

49

0

0

0

1.00

49

Right

196

0

0

0

1.00

196

Thru

93

0

0

0

1.00

93

Left

Northbound

Future Total

Other

Net New Trips

In Process

Growth Rate

Final Base

Ivy St at 13th
Ave

1

Volume Type
Intersection

Name
ID

7

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

82



Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Report Figure 1: Lane Configuration and Traffic Control

Ivy St at 13th Ave

8

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

83



Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Report Figure 2a: Traffic Volume - Base Volume

Ivy St at 13th Ave

9

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

84



Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Report Figure 2d: Traffic Volume - Net New Site Trips

Ivy St at 13th Ave

10

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

85



Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Report Figure 2f: Traffic Volume - Future Total Volume

Ivy St at 13th Ave

11

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

86



Scenario 1: 1 AM Existing

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Report Figure 3: Traffic Conditions

Ivy St at 13th Ave

12

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Existing.pdf

6/5/2018

ATEP, Inc.

87



Scenario 3: 3 AM Background

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

Intersection Analysis Summary

6/5/2018Report File: J:\...\18-387 - AM Background.pdf

Scenario 3 AM BackgroundVistro File: J:\...\18-387 Ivy St Townhomes.vistro

Ivy St Townhomes TIA - 18-387

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

B14.10.408EB Left
HCM 6th
Edition

SignalizedIvy St at 13th Ave1

LOSDelay (s/veh)V/CWorst MvmtMethodControl TypeIntersection NameID

1

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - AM Background.pdf

6/5/2018

ATEP, Inc.

88



Scenario 3: 3 AM Background

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

0.408Volume to Capacity (v/c):

BLevel Of Service:

14.1Delay (sec / veh):

15 minutesAnalysis Period:

HCM 6th EditionAnalysis Method:

SignalizedControl Type:

Intersection 1: Ivy St at 13th Ave

Intersection Level Of Service Report

YesYesYesYesCrosswalk

NoNoNoNoCurb Present

0.000.000.000.00Grade [%]

25.0025.0030.0030.00Speed [mph]

100.00100.00125.00100.00100.00125.00100.00100.00125.00100.00100.00125.00Pocket Length [ft]

001001001001No. of Lanes in Pocket

12.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.00Lane Width [ft]

RightThruLeftRightThruLeftRightThruLeftRightThruLeftTurning Movement

Lane Configuration

WestboundEastboundSouthboundNorthboundApproach

13th Ave13th AveIvy StName

Intersection Setup

0000Bicycle Volume [bicycles/h]

0000v_ab, Corner Pedestrian Volume [ped/h]

0000v_ci, Inbound Pedestrian Volume crossing mi

0000v_co, Outbound Pedestrian Volume crossing 

0000v_di, Inbound Pedestrian Volume crossing m

0000v_do, Outbound Pedestrian Volume crossing 

000000000000Local Bus Stopping Rate [/h]

000000000000On-Street Parking Maneuver Rate [/h]

NoNoNoNoNoNoNoNoPresence of On-Street Parking

4827164311493912993071254112Total Analysis Volume [veh/h]

126816837103258186428Total 15-Minute Volume [veh/h]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Other Adjustment Factor

0.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.8300Peak Hour Factor

402255326124321082255921193Total Hourly Volume [veh/h]

000000000000Right-Turn on Red Volume [veh/h]

000000000000Other Volume [veh/h]

000000000000Existing Site Adjustment Volume [veh/h]

000000000000Pass-by Trips [veh/h]

000000000000Diverted Trips [veh/h]

033081145010150Site-Generated Trips [veh/h]

000000000000In-Process Volume [veh/h]

1.001.001.001.001.001.001.001.001.001.001.001.00Growth Rate

8.008.008.005.505.505.509.109.109.103.803.803.80Heavy Vehicles Percentage [%]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Base Volume Adjustment Factor

40222502611621677254919693Base Volume Input [veh/h]

13th Ave13th AveIvy StName
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0Pedestrian Clearance [s]

0Pedestrian Walk [s]

0Pedestrian Signal Group

Exclusive Pedestrian Phase

1.001.001.001.001.001.001.001.001.001.001.001.00I, Upstream Filtering Factor

0.00.00.00.00.00.00.00.00.00.00.00.0Detector Length [ft]

0.00.00.00.00.00.00.00.00.00.00.00.0Detector Location [ft]

NoNoNoNoPedestrian Recall

NoNoNoNoMaximum Recall

NoNoNoNoMinimum Recall

0.02.00.00.02.00.00.02.00.00.02.00.0l2, Clearance Lost Time [s]

0.02.00.00.02.00.00.02.00.00.02.00.0l1, Start-Up Lost Time [s]

NoNoNoNoRest In Walk

0100010001000100Pedestrian Clearance [s]

050050050050Walk [s]

0.03.00.00.03.00.00.03.00.00.03.00.0Vehicle Extension [s]

0410041001900190Split [s]

0.01.00.00.01.00.00.01.00.00.01.00.0All red [s]

0.03.00.00.03.00.00.03.00.00.03.00.0Amber [s]

0300030003000300Maximum Green [s]

050050050050Minimum Green [s]

------------Lead / Lag

Auxiliary Signal Groups

040080060020Signal group

PermissPermissPermissPermissPermissPermissPermissPermissPermissPermissPermissPermissControl Type

Phasing & Timing

0.00Lost time [s]

SingleBandPermissive Mode

LeadGreenOffset Reference

0.0Offset [s]

Fully actuatedActuation Type

Time of Day Pattern CoordinatedCoordination Type

60Cycle Length [s]

-Signal Coordination Group

YesLocated in CBD

Intersection Settings
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173.3035.8685.4424.6626.4710.5291.8633.7995th-Percentile Queue Length [ft]

6.931.433.420.991.060.423.671.3595th-Percentile Queue Length [veh]

96.2819.9247.4713.7014.705.8451.0318.7750th-Percentile Queue Length [ft]

3.850.801.900.550.590.232.040.7550th-Percentile Queue Length [veh]

YesNoNoNoNoNoYesNoCritical Lane Group

CCBCABAALane Group LOS

20.3422.6117.1527.406.3210.108.138.46d, Delay for Lane Group [s/veh]

0.680.220.380.210.130.060.360.16X, volume / capacity

Lane Group Results

1.001.001.001.001.001.001.001.00PF, progression factor

1.001.001.001.001.001.001.001.00Rp, platoon ratio

0.000.000.000.000.000.000.000.00d3, Initial Queue Delay [s]

1.790.370.500.540.290.221.100.49d2, Incremental Delay [s]

1.001.001.001.001.001.001.001.00I, Upstream Filtering Factor

0.110.110.110.110.500.500.500.50k, delay calibration

18.5622.2316.6526.866.039.887.037.97d1, Uniform Delay [s]

466292474189885510907701c, Capacity [veh/h]

156010311587928155789515971137s, saturation flow rate [veh/h]

0.200.060.110.040.070.030.200.10(v / s)_i Volume / Saturation Flow Rate

0.300.300.300.300.570.570.570.57g / C, Green / Cycle

1818181834343434g_i, Effective Green Time [s]

2.002.002.002.002.002.002.002.00l2, Clearance Lost Time [s]

0.002.000.002.000.002.000.002.00l1_p, Permitted Start-Up Lost Time [s]

4.004.004.004.004.004.004.004.00L, Total Lost Time per Cycle [s]

6060606060606060C, Cycle Length [s]

CLCLCLCLLane Group

Lane Group Calculations
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Movement, Approach, & Intersection Results

17.15 17.1527.40 22.61 20.3420.346.328.46 8.13d_M, Delay for Movement [s/veh] 6.328.13 10.10

B BC CC CAA AMovement LOS AA B

18.98 20.72d_A, Approach Delay [s/veh] 7.128.22

B CAApproach LOS A

14.14d_I, Intersection Delay [s/veh]

BIntersection LOS

0.408Intersection V/C

Other Modes

9.0 9.0g_Walk,mi, Effective Walk Time [s] 9.0 9.0

0.00 0.00M_corner, Corner Circulation Area [ft²/ped] 0.000.00

0.00 0.00M_CW, Crosswalk Circulation Area [ft²/ped] 0.00 0.00

21.68 21.6821.68d_p, Pedestrian Delay [s] 21.68

2.246 2.135I_p,int, Pedestrian LOS Score for Intersection 2.1332.217

B BCrosswalk LOS BB

2000 20002000s_b, Saturation Flow Rate of the bicycle lane 2000

1233 1233500c_b, Capacity of the bicycle lane [bicycles/h] 500

4.41 4.41d_b, Bicycle Delay [s] 16.88 16.88

2.655 2.926I_b,int, Bicycle LOS Score for Intersection 2.831 2.343

B CBBicycle LOS C
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Report Figure 1: Lane Configuration and Traffic Control
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Scenario 5: 5 AM Developed -  30 Homes

Ivy St Townhomes TIA - 18-387

Version 5.00-02
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0.414Volume to Capacity (v/c):

BLevel Of Service:

14.2Delay (sec / veh):

15 minutesAnalysis Period:

HCM 6th EditionAnalysis Method:

SignalizedControl Type:

Intersection 1: Ivy St at 13th Ave

Intersection Level Of Service Report

YesYesYesYesCrosswalk

NoNoNoNoCurb Present

0.000.000.000.00Grade [%]

25.0025.0030.0030.00Speed [mph]

100.00100.00125.00100.00100.00125.00100.00100.00125.00100.00100.00125.00Pocket Length [ft]

001001001001No. of Lanes in Pocket

12.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.00Lane Width [ft]

RightThruLeftRightThruLeftRightThruLeftRightThruLeftTurning Movement

Lane Configuration

WestboundEastboundSouthboundNorthboundApproach

13th Ave13th AveIvy StName

Intersection Setup

0000Bicycle Volume [bicycles/h]

0000v_ab, Corner Pedestrian Volume [ped/h]

0000v_ci, Inbound Pedestrian Volume crossing mi

0000v_co, Outbound Pedestrian Volume crossing 

0000v_di, Inbound Pedestrian Volume crossing m

0000v_do, Outbound Pedestrian Volume crossing 

000000000000Local Bus Stopping Rate [/h]

000000000000On-Street Parking Maneuver Rate [/h]

NoNoNoNoNoNoNoNoPresence of On-Street Parking

5227666311513914993171254112Total Analysis Volume [veh/h]

136917838104258186428Total 15-Minute Volume [veh/h]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Other Adjustment Factor

0.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.8300Peak Hour Factor

432295526125321282265921193Total Hourly Volume [veh/h]

000000000000Right-Turn on Red Volume [veh/h]

000000000000Other Volume [veh/h]

000000000000Existing Site Adjustment Volume [veh/h]

000000000000Pass-by Trips [veh/h]

000000000000Diverted Trips [veh/h]

375091145110150Site-Generated Trips [veh/h]

000000000000In-Process Volume [veh/h]

1.001.001.001.001.001.001.001.001.001.001.001.00Growth Rate

8.008.008.005.505.505.509.109.109.103.803.803.80Heavy Vehicles Percentage [%]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Base Volume Adjustment Factor

40222502611621877254919693Base Volume Input [veh/h]

13th Ave13th AveIvy StName
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0Pedestrian Clearance [s]

0Pedestrian Walk [s]

0Pedestrian Signal Group

Exclusive Pedestrian Phase

1.001.001.001.001.001.001.001.001.001.001.001.00I, Upstream Filtering Factor

0.00.00.00.00.00.00.00.00.00.00.00.0Detector Length [ft]

0.00.00.00.00.00.00.00.00.00.00.00.0Detector Location [ft]

NoNoNoNoPedestrian Recall

NoNoNoNoMaximum Recall

NoNoNoNoMinimum Recall

0.02.00.00.02.00.00.02.00.00.02.00.0l2, Clearance Lost Time [s]

0.02.00.00.02.00.00.02.00.00.02.00.0l1, Start-Up Lost Time [s]

NoNoNoNoRest In Walk

0100010001000100Pedestrian Clearance [s]

050050050050Walk [s]

0.03.00.00.03.00.00.03.00.00.03.00.0Vehicle Extension [s]

0410041001900190Split [s]

0.01.00.00.01.00.00.01.00.00.01.00.0All red [s]

0.03.00.00.03.00.00.03.00.00.03.00.0Amber [s]

0300030003000300Maximum Green [s]

050050050050Minimum Green [s]

------------Lead / Lag

Auxiliary Signal Groups

040080060020Signal group

PermissPermissPermissPermissPermissPermissPermissPermissPermissPermissPermissPermissControl Type

Phasing & Timing

0.00Lost time [s]

SingleBandPermissive Mode

LeadGreenOffset Reference

0.0Offset [s]

Fully actuatedActuation Type

Time of Day Pattern CoordinatedCoordination Type

60Cycle Length [s]

-Signal Coordination Group

YesLocated in CBD

Intersection Settings
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177.6736.7385.5324.6527.5811.0993.8634.5395th-Percentile Queue Length [ft]

7.111.473.420.991.100.443.751.3895th-Percentile Queue Length [veh]

98.7020.4147.5213.6915.326.1652.1419.1950th-Percentile Queue Length [ft]

3.950.821.900.550.610.252.090.7750th-Percentile Queue Length [veh]

YesNoNoNoNoNoYesNoCritical Lane Group

CCBCABAALane Group LOS

20.1822.3516.8727.356.5110.408.368.72d, Delay for Lane Group [s/veh]

0.690.220.380.210.130.060.360.16X, volume / capacity

Lane Group Results

1.001.001.001.001.001.001.001.00PF, progression factor

1.001.001.001.001.001.001.001.00Rp, platoon ratio

0.000.000.000.000.000.000.000.00d3, Initial Queue Delay [s]

1.810.370.480.540.310.231.130.50d2, Incremental Delay [s]

1.001.001.001.001.001.001.001.00I, Upstream Filtering Factor

0.110.110.110.110.500.500.500.50k, delay calibration

18.3821.9716.3926.826.2110.167.238.22d1, Uniform Delay [s]

475297484189873503898691c, Capacity [veh/h]

155810291588920155389515971135s, saturation flow rate [veh/h]

0.210.060.110.040.070.030.200.10(v / s)_i Volume / Saturation Flow Rate

0.300.300.300.300.560.560.560.56g / C, Green / Cycle

1818181834343434g_i, Effective Green Time [s]

2.002.002.002.002.002.002.002.00l2, Clearance Lost Time [s]

0.002.000.002.000.002.000.002.00l1_p, Permitted Start-Up Lost Time [s]

4.004.004.004.004.004.004.004.00L, Total Lost Time per Cycle [s]

6060606060606060C, Cycle Length [s]

CLCLCLCLLane Group

Lane Group Calculations
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Movement, Approach, & Intersection Results

16.87 16.8727.35 22.35 20.1820.186.518.72 8.36d_M, Delay for Movement [s/veh] 6.518.36 10.40

B BC CC CAA AMovement LOS AA B

18.72 20.55d_A, Approach Delay [s/veh] 7.358.45

B CAApproach LOS A

14.20d_I, Intersection Delay [s/veh]

BIntersection LOS

0.414Intersection V/C

Other Modes

9.0 9.0g_Walk,mi, Effective Walk Time [s] 9.0 9.0

0.00 0.00M_corner, Corner Circulation Area [ft²/ped] 0.000.00

0.00 0.00M_CW, Crosswalk Circulation Area [ft²/ped] 0.00 0.00

21.68 21.6821.68d_p, Pedestrian Delay [s] 21.68

2.249 2.140I_p,int, Pedestrian LOS Score for Intersection 2.1352.220

B BCrosswalk LOS BB

2000 20002000s_b, Saturation Flow Rate of the bicycle lane 2000

1233 1233500c_b, Capacity of the bicycle lane [bicycles/h] 500

4.41 4.41d_b, Bicycle Delay [s] 16.88 16.88

2.659 2.944I_b,int, Bicycle LOS Score for Intersection 2.831 2.348

B CBBicycle LOS C

----------------Ring 4

----------------Ring 3

--------------86Ring 2

--------------42Ring 1
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0.025Volume to Capacity (v/c):

BLevel Of Service:

13.6Delay (sec / veh):

15 minutesAnalysis Period:

HCM 6th EditionAnalysis Method:

Two-way stopControl Type:

Intersection 2: 13th St Access

Intersection Level Of Service Report

YesYesYesCrosswalk

0.000.000.00Grade [%]

30.0030.0030.00Speed [mph]

100.00100.00100.00100.00100.00100.00Pocket Length [ft]

000000No. of Lanes in Pocket

12.0012.0012.0012.0012.0012.00Lane Width [ft]

ThruLeftRightThruRightLeftTurning Movement

Lane Configuration

WestboundEastboundNorthboundApproach

13th AveName

Intersection Setup

000Pedestrian Volume [ped/h]

38312251211Total Analysis Volume [veh/h]

96016313Total 15-Minute Volume [veh/h]

1.00001.00001.00001.00001.00001.0000Other Adjustment Factor

0.83000.83000.83000.83000.83000.8300Peak Hour Factor

3181220829Total Hourly Volume [veh/h]

000000Other Volume [veh/h]

000000Existing Site Adjustment Volume [veh/h]

000000Pass-by Trips [veh/h]

000000Diverted Trips [veh/h]

6121829Site-Generated Trips [veh/h]

000000In-Process Volume [veh/h]

1.001.001.001.001.001.00Growth Rate

8.008.008.008.008.008.00Heavy Vehicles Percentage [%]

1.00001.00001.00001.00001.00001.0000Base Volume Adjustment Factor

3120019000Base Volume Input [veh/h]

13th AveName

Volumes
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BIntersection LOS

0.27d_I, Intersection Delay [s/veh]

AABApproach LOS

0.020.0013.00d_A, Approach Delay [s/veh]

31.8531.850.000.002.162.1695th-Percentile Queue Length [ft]

1.271.270.000.000.090.0995th-Percentile Queue Length [veh]

AAAAABMovement LOS

0.007.820.000.009.8913.57d_M, Delay for Movement [s/veh]

0.000.000.000.000.000.03V/C, Movement V/C Ratio

Movement, Approach, & Intersection Results

000Number of Storage Spaces in Median

NoTwo-Stage Gap Acceptance

000Storage Area [veh]

NoFlared Lane

FreeFreeStopPriority Scheme

Intersection Settings
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100.001319932Added Trips Total

38.9351381375.0025.0069.0000.740Homes
ite

210
Homes8: Beck Pond

50.3866501675.0025.0089.0000.740Homes
ITE
210

Homes7: Mayberry Group

10.691411377.0023.0030.0000.460Units
ITE
220

Apts1: Ivy St Townhouses
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Trip Distribution summary
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38100.0014100.00Total

00.0000.006: Gate

615.00215.005: Gate

820.00320.004: Gate

1130.00430.003: Gate

1335.00535.002: Gate

00.0000.007: Mayberry Group

00.0000.001: Ivy St Townhouses

TripsShare %TripsShare %Zone / Gate

From Beck Pond:To Beck Pond:

Zone 8: Beck Pond

50100.0016100.00Total

00.0000.006: Gate

815.00215.005: Gate

1020.00320.004: Gate

1530.00530.003: Gate

1735.00635.002: Gate

00.0000.008: Beck Pond

00.0000.001: Ivy St Townhouses

TripsShare %TripsShare %Zone / Gate
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Zone 7: Mayberry Group
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To Ivy St
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Zone 1: Ivy St Townhouses
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Report Figure 1: Lane Configuration and Traffic Control

13th St AccessIvy St at 13th Ave
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Report Figure 2a: Traffic Volume - Base Volume
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Report Figure 2d: Traffic Volume - Net New Site Trips
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Report Figure 2f: Traffic Volume - Future Total Volume
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Report Figure 3: Traffic Conditions

13th St AccessIvy St at 13th Ave
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Intersection Analysis Summary
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V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

B13.60.028NB Left
HCM 6th
Edition

Two-way stop13th St Access2
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HCM 6th
Edition
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0.415Volume to Capacity (v/c):

BLevel Of Service:

14.2Delay (sec / veh):

15 minutesAnalysis Period:

HCM 6th EditionAnalysis Method:

SignalizedControl Type:

Intersection 1: Ivy St at 13th Ave

Intersection Level Of Service Report

YesYesYesYesCrosswalk

NoNoNoNoCurb Present

0.000.000.000.00Grade [%]

25.0025.0030.0030.00Speed [mph]

100.00100.00125.00100.00100.00125.00100.00100.00125.00100.00100.00125.00Pocket Length [ft]

001001001001No. of Lanes in Pocket

12.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.00Lane Width [ft]

RightThruLeftRightThruLeftRightThruLeftRightThruLeftTurning Movement

Lane Configuration

WestboundEastboundSouthboundNorthboundApproach

13th Ave13th AveIvy StName

Intersection Setup

0000Bicycle Volume [bicycles/h]

0000v_ab, Corner Pedestrian Volume [ped/h]

0000v_ci, Inbound Pedestrian Volume crossing mi

0000v_co, Outbound Pedestrian Volume crossing 

0000v_di, Inbound Pedestrian Volume crossing m

0000v_do, Outbound Pedestrian Volume crossing 

000000000000Local Bus Stopping Rate [/h]

000000000000On-Street Parking Maneuver Rate [/h]

NoNoNoNoNoNoNoNoPresence of On-Street Parking

5327666311493914993172254112Total Analysis Volume [veh/h]

136917837104258186428Total 15-Minute Volume [veh/h]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Other Adjustment Factor

0.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.83000.8300Peak Hour Factor

442295526124321282266021193Total Hourly Volume [veh/h]

000000000000Right-Turn on Red Volume [veh/h]

000000000000Other Volume [veh/h]

000000000000Existing Site Adjustment Volume [veh/h]

000000000000Pass-by Trips [veh/h]

000000000000Diverted Trips [veh/h]

475081145111150Site-Generated Trips [veh/h]

000000000000In-Process Volume [veh/h]

1.001.001.001.001.001.001.001.001.001.001.001.00Growth Rate

8.008.008.005.505.505.509.109.109.103.803.803.80Heavy Vehicles Percentage [%]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Base Volume Adjustment Factor

40222502611621877254919693Base Volume Input [veh/h]

13th Ave13th AveIvy StName

Volumes
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0Pedestrian Clearance [s]

0Pedestrian Walk [s]

0Pedestrian Signal Group

Exclusive Pedestrian Phase
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Movement, Approach, & Intersection Results
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B BC CC CAA AMovement LOS AA B

18.70 20.54d_A, Approach Delay [s/veh] 7.378.48

B CAApproach LOS A

14.20d_I, Intersection Delay [s/veh]

BIntersection LOS

0.415Intersection V/C

Other Modes

9.0 9.0g_Walk,mi, Effective Walk Time [s] 9.0 9.0

0.00 0.00M_corner, Corner Circulation Area [ft²/ped] 0.000.00

0.00 0.00M_CW, Crosswalk Circulation Area [ft²/ped] 0.00 0.00
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Report Figure 1: Lane Configuration and Traffic Control
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Report Figure 2a: Traffic Volume - Base Volume
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Report Figure 2d: Traffic Volume - Net New Site Trips
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Report Figure 2f: Traffic Volume - Future Total Volume
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Report Figure 3: Traffic Conditions

13th St AccessIvy St at 13th Ave
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Intersection Level Of Service Report

YesYesYesYesCrosswalk
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0.000.000.000.00Grade [%]
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39145113931874642269656220241Total Hourly Volume [veh/h]

000000000000Right-Turn on Red Volume [veh/h]
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0.400.400.403.203.203.200.900.900.902.402.402.40Heavy Vehicles Percentage [%]

1.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.00001.0000Base Volume Adjustment Factor

39136102931823829252655519241Base Volume Input [veh/h]
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Volumes

2

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - PM Background.pdf

6/5/2018

ATEP, Inc.

147



Scenario 4: 4 PM Background

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

0Pedestrian Clearance [s]

0Pedestrian Walk [s]

0Pedestrian Signal Group

Exclusive Pedestrian Phase

1.001.001.001.001.001.001.001.001.001.001.001.00I, Upstream Filtering Factor

0.00.00.00.00.00.00.00.00.00.00.00.0Detector Length [ft]
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84.9475.42142.0524.91116.3529.4895.4619.0395th-Percentile Queue Length [ft]
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0.340.440.540.140.400.140.350.10X, volume / capacity
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0.110.110.110.110.500.500.500.50k, delay calibration
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Movement, Approach, & Intersection Results
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Report Figure 1: Lane Configuration and Traffic Control
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0.400Volume to Capacity (v/c):

BLevel Of Service:

14.0Delay (sec / veh):

15 minutesAnalysis Period:
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SignalizedControl Type:

Intersection 1: Ivy St at 13th Ave

Intersection Level Of Service Report

YesYesYesYesCrosswalk

NoNoNoNoCurb Present

0.000.000.000.00Grade [%]

25.0025.0030.0030.00Speed [mph]

100.00100.00125.00100.00100.00125.00100.00100.00125.00100.00100.00125.00Pocket Length [ft]

001001001001No. of Lanes in Pocket

12.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.0012.00Lane Width [ft]

RightThruLeftRightThruLeftRightThruLeftRightThruLeftTurning Movement

Lane Configuration

WestboundEastboundSouthboundNorthboundApproach

13th Ave13th AveIvy StName

Intersection Setup

0000Bicycle Volume [bicycles/h]

0000v_ab, Corner Pedestrian Volume [ped/h]
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NoNoNoNoRest In Walk
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0300030003000300Maximum Green [s]

050050050050Minimum Green [s]

------------Lead / Lag

Auxiliary Signal Groups

040080060020Signal group
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Phasing & Timing

0.00Lost time [s]

SingleBandPermissive Mode

LeadGreenOffset Reference

0.0Offset [s]

Fully actuatedActuation Type

Time of Day Pattern CoordinatedCoordination Type

60Cycle Length [s]
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86.7775.97143.8724.85117.6431.2997.8319.2395th-Percentile Queue Length [ft]
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1.001.001.001.001.001.001.001.00I, Upstream Filtering Factor
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CLCLCLCLLane Group
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Movement, Approach, & Intersection Results

15.96 15.9618.82 25.06 14.2714.2710.7313.61 10.24d_M, Delay for Movement [s/veh] 10.7310.24 13.48

B BB BC BBB BMovement LOS BB B

16.36 18.34d_A, Approach Delay [s/veh] 11.2310.69

B BBApproach LOS B

14.02d_I, Intersection Delay [s/veh]

BIntersection LOS

0.400Intersection V/C

Other Modes

9.0 9.0g_Walk,mi, Effective Walk Time [s] 9.0 9.0

0.00 0.00M_corner, Corner Circulation Area [ft²/ped] 0.000.00
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0.012Volume to Capacity (v/c):

BLevel Of Service:

13.6Delay (sec / veh):

15 minutesAnalysis Period:

HCM 6th EditionAnalysis Method:

Two-way stopControl Type:

Intersection 2: 13th St Access

Intersection Level Of Service Report

YesYesYesCrosswalk

0.000.000.00Grade [%]

30.0030.0030.00Speed [mph]

100.00100.00100.00100.00100.00100.00Pocket Length [ft]

000000No. of Lanes in Pocket
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ThruLeftRightThruRightLeftTurning Movement

Lane Configuration

WestboundEastboundNorthboundApproach

13th AveName

Intersection Setup
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32321034115Total Analysis Volume [veh/h]
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1.00001.00001.00001.00001.00001.0000Other Adjustment Factor
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2972931415Total Hourly Volume [veh/h]
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000000Existing Site Adjustment Volume [veh/h]

000000Pass-by Trips [veh/h]

000000Diverted Trips [veh/h]

20291215Site-Generated Trips [veh/h]

000000In-Process Volume [veh/h]

1.001.001.001.001.001.00Growth Rate

0.400.400.400.400.400.40Heavy Vehicles Percentage [%]

1.00001.00001.00001.00001.00001.0000Base Volume Adjustment Factor

2770030200Base Volume Input [veh/h]

13th AveName

Volumes

6

K Birky, PE, PTOE

Vistro File: J:\...\18-387 Ivy St Townhomes.vistro

Report File: J:\...\18-387 - PM Dev - 30 Homes.pdf

6/5/2018

ATEP, Inc.

165



Scenario 6: 6 PM Developed - 30 Homes

Ivy St Townhomes TIA - 18-387

Version 5.00-02

Generated with

BIntersection LOS

0.14d_I, Intersection Delay [s/veh]

AABApproach LOS

0.050.0013.07d_A, Approach Delay [s/veh]

27.0727.070.000.001.011.0195th-Percentile Queue Length [ft]

1.081.080.000.000.040.0495th-Percentile Queue Length [veh]

AAAABBMovement LOS

0.007.960.000.0010.2513.63d_M, Delay for Movement [s/veh]

0.000.000.000.000.000.01V/C, Movement V/C Ratio

Movement, Approach, & Intersection Results

000Number of Storage Spaces in Median

NoTwo-Stage Gap Acceptance

000Storage Area [veh]

NoFlared Lane

FreeFreeStopPriority Scheme

Intersection Settings
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Report Figure 1: Lane Configuration and Traffic Control

13th St AccessIvy St at 13th Ave
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Report Figure 2a: Traffic Volume - Base Volume
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Report Figure 2d: Traffic Volume - Net New Site Trips

13th St AccessIvy St at 13th Ave
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Report Figure 2f: Traffic Volume - Future Total Volume
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Report Figure 3: Traffic Conditions

13th St AccessIvy St at 13th Ave
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Movement, Approach, & Intersection Results
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Report Figure 1: Lane Configuration and Traffic Control
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Report Figure 2a: Traffic Volume - Base Volume

13th St AccessIvy St at 13th Ave
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Report Figure 2d: Traffic Volume - Net New Site Trips

13th St AccessIvy St at 13th Ave
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Report Figure 2f: Traffic Volume - Future Total Volume
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Report Figure 3: Traffic Conditions
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Canby Townhomes-Neighborhood Meeting 
May 15, 2018 

 
1) Will it be left turn only onto 13th Street? 

-No, it will be a two-way entrance and exist for the development  
 

2) Is there a TIA? 
-Yes, one is currently being prepared 
 

3) Will these be rentals? 
-We do not know at this time if they will be renter or owner occupied 
 

4) What are the rear yard setbacks? 
-15 feet as shown on the site plans 
 

5) Only one access onto the site? 
-Yes. Because the County will not allow us access onto Ivy Street 
 

6) Zone of property? 
C-R (Commercial/Residential) 
 

7) Height of buildings? 
-All buildings are two stories in height, about 33 feet in height 
 

8) HOA? 
Yes, there will be an HOA for the development 
 

9) Parking? 
-There are 2 parking spaces per unit provided and 5 guest parking spaces.  Each 
townhome has a one or two car garage 
 

10) Landscaping? 
-Landscaping will be provided through-out the development as shown on the landscape 
plans 

 
11) Who is maintaining the property now? 

-The current owner is maintaining the property 
 

12) What is the timeline for development?  
-building in 2019 
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13) Will it be the same mailing list for the PC Hearing? 
-Yes 

 
14) Fire hazard w/tall grass in the summer 

-The property owner will take care of the property. If not, contact the City 
 

15) Parking overflow? 
-Parking should stay within the development 

 
16) Property Values? 

-The City does not regulate property values 
-This will have no effect on your property values 
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PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein Fidelity National Title Company of
Oregon hereby reports that it is prepared to issue, or cause to be issued, as of the specified date, a policy or
policies of title insurance describing the land and the estate or interest hereinafter set forth, insuring against loss
which may be sustained by reason of any defect, lien or encumbrance not shown or referred to as an exception
herein or not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or Conditions
of said policy forms.

The printed Exceptions and Exclusions from the coverage of said policy or policies are set forth in Exhibit One.
The policy to be issued may contain an arbitration clause.  When the Amount of Insurance is less than that set
forth in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or the
Insured as the exclusive remedy of the parties.  Copies of the policy forms should be read.  They are available
from the office which issued this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby.

The policy(s) of title insurance to be issued hereunder will be policy(s) of Fidelity National Title Insurance
Company, a/an Florida corporation.

Please read the exceptions shown or referred to herein and the Exceptions and Exclusions set forth in
Exhibit One of this report carefully.  The Exceptions and Exclusions are meant to provide you with notice
of matters which are not covered under the terms of the title insurance policy and should be carefully
considered.

It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all liens, defects and encumbrances affecting title to the land.

This preliminary report is for the exclusive use of the parties to the contemplated transaction, and the Company
does not have any liability to any third parties nor any liability until the full premium is paid and a policy is issued.
Until all necessary documents are placed of record, the Company reserves the right to amend or supplement this
preliminary report.

Countersigned
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5400 SW Meadows Road, Suite 100, Lake Oswego, OR 97035
(503)684-9236  FAX (503)684-7274

PRELIMINARY REPORT
ESCROW OFFICER: Kathi Lawrence
 kathi.lawrence@fnf.com
 503-684-9236
TITLE OFFICER: Sheri Schriver

ORDER NO.: 45141801559

TO: Fidelity National Title Company of Oregon
5400 SW Meadows Road, Suite 100
Lake Oswego, OR 97035

ESCROW LICENSE NO.: 850600361
OWNER/SELLER: Willamette Capital Inv LLC
BUYER/BORROWER: H&R Properties LLC and/or assigns
PROPERTY ADDRESS: 1300 S Ivy Street, Canby, OR 97013

EFFECTIVE DATE: January 18, 2018, 08:00 AM

1. THE POLICY AND ENDORSEMENTS TO BE ISSUED AND THE RELATED CHARGES ARE:

AMOUNT PREMIUM
ALTA Owner's Policy 2006 $ 745,000.00 $ 1,718.00

Owner's Standard

2. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:

A Fee

3. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:

Willamette Capital Investments, LLC, an Oregon limited liability Company

4. THE LAND REFERRED TO IN THIS REPORT IS SITUATED IN THE CITY OF CANBY, COUNTY OF
CLACKAMAS, STATE OF OREGON, AND IS DESCRIBED AS FOLLOWS:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF ATTACHED HERETO AND MADE A
PART HEREOF
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EXHIBIT "A"
Legal Description

Preliminary Report Printed: 01.26.18 @ 08:35 AM
OR----SPS-1-18-45141801559

Beginning at the Northwest corner of the Northeast quarter of the Southeast quarter of section 4 in Township 4
South, Range 1 East of the Willamette Meridian, running thence East 5.48 chains; thence South 5.48 chains;
thence West 5.48 chains; thence North 5.48 chains to the place of beginning.

Excepting Therefrom that portion conveyed to Clackamas County for right-of-way by Deed recorded April 2, 1997
at Recording No. 97-023971, Records pf Clackamas County, Oregon.
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OR----SPS-1-18-45141801559

AS OF THE DATE OF THIS REPORT, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN
ADDITION TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN THE POLICY FORM WOULD BE AS
FOLLOWS:

GENERAL EXCEPTIONS:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that
levies taxes or assessments on real property or by the public records; proceedings by a public agency
which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the
records of such agency or by the public records.

2. Facts, rights, interests or claims which are not shown by the public records but which could be ascertained
by an inspection of the land or by making inquiry of persons in possession thereof.

3. Easements, or claims of easement, not shown by the public records; reservations or exceptions in patents
or in Acts authorizing the issuance thereof; water rights, claims or title to water.

4. Any encroachment (of existing improvements located on the subject land onto adjoining land or of existing
improvements located on adjoining land onto the subject land), encumbrance, violation, variation or
adverse circumstance affecting the title that would be disclosed by an accurate and complete land survey
of the subject land.

5. Any lien or right to a lien for services, labor, material, equipment rental or workers compensation
heretofore or hereafter furnished, imposed by law and not shown by the public records.

SPECIFIC ITEMS AND EXCEPTIONS

6. Unpaid Property Taxes with partial payment are as follows:

Fiscal Year:  2017-2018
Original Amount: $4,998.77
Unpaid Balance: $1666.26, plus interest, if any
Levy Code:  086-002
Account No.:  01002480
Map No.:  41E04DA04800

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.
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7. City Liens, if any, in favor of the City of Canby.

Purpose : AFD Logging Road Industrial Park
Amount : Call Canby for Payoff
Reference : 301482

NOTE: We are informed of a past due Sewer/Street Maintenance Fee, billing regarding the above district
or municipality.  For inquiries, contact City of Canby 503-266-0747 .

8. Rights of the public to any portion of the Land lying within the area commonly known as streets, roads and
highways.

9. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to:  Clackamas County
Purpose:  Installation and maintenance of storm drainage facilities and appurtenances
Recording Date:  April 2, 1997
Recording No.:  97-023968
Affects:   Northwest corner
Reference is hereby made to said document for full particulars

10. Please be advised that our search did not disclose any open Deeds of Trust of record.  If you should have
knowledge of any outstanding obligation, please contact the Title Department immediately for further
review prior to closing.

11. The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance from the entity named below.

Limited Liability Company:  Willamette Capital Investments, LLC, an Oregon limited liability company

a. A copy of its operating agreement, if any, and any and all amendments, supplements and/or
modifications thereto, certified by the appropriate manager or member.

b. If a domestic Limited Liability Company, a copy of its Articles of Organization and all amendment
thereto with the appropriate filing stamps.

c. If the Limited Liability Company is  member-managed a full and complete current list of members
certified by the appropriate manager or member.

d. A current dated certificate of good standing from the proper governmental authority of the state in
which the entity was created

e. If less than all members, or managers, as appropriate, will be executing the closing documents,
furnish evidence of the authority of those signing.

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.
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12. If requested to issue an extended coverage ALTA loan policy, the following matters must be addressed:

a) The rights of tenants holding under unrecorded leases or tenancies
b) Matters disclosed by a statement as to parties in possession and as to any construction, alterations or
repairs to the Land within the last 75 days. The Company must be notified in the event that any funds are
to be used for construction, alterations or repairs.
c) Any facts which would be disclosed by an accurate survey of the Land

ADDITIONAL REQUIREMENTS/NOTES:

A. In addition to the standard policy exceptions, the exceptions enumerated above shall appear on the final
2006 ALTA policy unless removed prior to issuance.

B. The Company will require the following documents for review prior to the issuance of any title insurance
predicated upon a conveyance or encumbrance from the entity named below:

Limited Liability Company:  H&R Properties LLC, an Oregon limited liability company 

a) A copy of its operating agreement, if any, and any and all amendments, supplements and/or
modifications thereto, certified by the appropriate manager or member

b) If a domestic Limited Liability Company, a copy of its Articles of Organization and all amendments
thereto with the appropriate filing stamps

c) If the Limited Liability Company is member-managed, a full and complete current list of members
certified by the appropriate manager or member

d) A current dated certificate of good standing from the proper governmental authority of the state in which
the entity was created

e) If less than all members, or managers, as appropriate, will be executing the closing documents, furnish
evidence of the authority of those signing.

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

C. Note: There are no matters against the party(ies) shown below which would appear as exceptions to
coverage in a title insurance product:

Parties:   H&R Properties LLC, an Oregon limited liability company  

D. Notice: Please be aware that due to the conflict between federal and state laws concerning the cultivation,
distribution, manufacture or sale of marijuana, the Company is not able to close or insure any transaction
involving Land that is associated with these activities.

E. Note: There are NO conveyances affecting said Land recorded within 24 months of the date of this report.

199



Order No.: 45141801559

Preliminary Report Printed: 01.26.18 @ 08:35 AM
OR----SPS-1-18-45141801559

F. Note: Effective January 1, 2008, Oregon law (ORS 314.258) mandates withholding of Oregon income
taxes from sellers who do not continue to be Oregon residents or qualify for an exemption. Please contact
your Escrow Closer for further information.

G. Note: No search has been made or will be made for water, sewer, or storm drainage charges unless the
city/service district claims them as liens (i.e., foreclosable) and reflects them on its lien docket at the date
of closing. Buyers should check with the appropriate city bureau or water/service district and obtain a
billing cutoff. Such charges must be adjusted outside of escrow.

H. THE FOLLOWING NOTICE IS REQUIRED BY STATE LAW: YOU WILL BE REVIEWING, APPROVING
AND SIGNING IMPORTANT DOCUMENTS AT CLOSING. LEGAL CONSEQUENCES FOLLOW FROM
THE SELECTION AND USE OF THESE DOCUMENTS. YOU MAY CONSULT AN ATTORNEY ABOUT
THESE DOCUMENTS. YOU SHOULD CONSULT AN ATTORNEY IF YOU HAVE QUESTIONS OR
CONCERNS ABOUT THE TRANSACTION OR ABOUT THE DOCUMENTS. IF YOU WISH TO REVIEW
TRANSACTION DOCUMENTS THAT YOU HAVE NOT SEEN, PLEASE CONTACT THE ESCROW
AGENT.

I. Recording Charge (Per Document) is the following:

County   First Page  Each Additional Page
Multnomah  $42.00    $5.00
Washington  $41.00    $5.00
Clackamas  $53.00    $5.00

Note: When possible the company will record electronically. An additional charge of $5.00 applies to each
document that is recorded electronically.

J. Note: This map/plat is being furnished as an aid in locating the herein described Land in relation to
adjoining streets, natural boundaries and other land. Except to the extent a policy of title insurance is
expressly modified by endorsement, if any, the Company does not insure dimensions, distances or
acreage shown thereon.
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EXHIBIT ONE
2006 AMERICAN LAND TITLE ASSOCIATION LOAN POLICY (06-17-06)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the
Company will not pay loss or damage, costs, attorneys' fees or expenses that arise by
reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to

building and zoning) restricting, regulating, prohibiting or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions or location of any improvement erected on the land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances or governmental
regulations. This Exclusion 1(a) does not modify or limit the coverage provided
under Covered Risk 5.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the
coverage provided under Covered Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage
provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed or agreed to by the Insured Claimant;
(b) not known to the Company, not recorded in the Public Records at Date of Policy,

but known to the Insured Claimant and not disclosed in writing to the Company by
the Insured Claimant prior to the date the Insured Claimant became an Insured
under this policy;

(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify

or limit the coverage provided under Covered Risk 11, 13, or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured

Claimant had paid value for the Insured Mortgage.
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure

of an Insured to comply with the applicable doing-business laws of the state where
the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that
arises out of the transaction evidenced by the Insured Mortgage and is based upon
usury or any consumer credit protection or truth-in-lending law.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency or
similar creditors' rights laws, that the transaction creating the lien of the Insured
Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in the Covered Risk 13(b) of this

policy.
7. Any lien on the Title for real estate taxes or assessments imposed by governmental

authority and created or attaching between Date of Policy and the date of recording of
the Insured Mortgage in the Public Records. This Exclusion does not modify or limit
the coverage provided under Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any
taxing authority that levies taxes or assessments on real property or by the Public
Records; proceedings by a public agency which may result in taxes or assessments,
or notices of such proceedings, whether or not shown by the records of such agency
or by the Public Records.

2. Facts, rights, interests or claims which are not shown by the Public Records but which
could be ascertained by an inspection of the Land or by making inquiry of persons in
possession thereof.

3. Easements, or claims of easement, not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof, water rights, claims
or title to water.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term "encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.

5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.

2006 AMERICAN LAND TITLE ASSOCIATION OWNER'S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the
Company will not pay loss or damage, costs, attorneys' fees or expenses that arise by
reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to

building and zoning) restricting, regulating, prohibiting or relating to
(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions or location of any improvement erected on the land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances or governmental
regulations. This Exclusion 1(a) does not modify or limit the coverage provided
under Covered Risk 5.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the
coverage provided under Covered Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage
provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed or agreed to by the Insured Claimant;

(b) not known to the Company, not recorded in the Public Records at Date of Policy,
but known to the Insured Claimant and not disclosed in writing to the Company by
the Insured Claimant prior to the date the Insured Claimant became an Insured
under this policy;

(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify

or limit the coverage provided under Covered Risk 9 and 10); or
(e) resulting in loss or damage that would not have been sustained if the Insured

Claimant had paid value for the Title.
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency or

similar creditors' rights laws, that the transaction creating the lien of the Insured
Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in the Covered Risk 9 of this

policy.
7. Any lien on the Title for real estate taxes or assessments imposed by governmental

authority and created or attaching between Date of Policy and the date of recording of
the deed or other instrument of transfer in the Public Records that vests Title as
shown in Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any
taxing authority that levies taxes or assessments on real property or by the Public
Records; proceedings by a public agency which may result in taxes or assessments,
or notices of such proceedings, whether or not shown by the records of such agency
or by the Public Records.

2. Facts, rights, interests or claims which are not shown by the Public Records but which
could be ascertained by an inspection of the Land or by making inquiry of persons in
possession thereof.

3. Easements, or claims of easement, not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof, water rights, claims
or title to water.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term "encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.

5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.
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FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE

Effective:  May 1, 2015; Last Updated:  March 1, 2017

At Fidelity National Financial, Inc., we respect and believe it is important to protect the privacy of consumers and our
customers.  This Privacy Notice explains how we collect, use, and protect any information that we collect from you, when and
to whom we disclose such information, and the choices you have about the use of that information.  A summary of the Privacy
Notice is below, and we encourage you to review the entirety of the Privacy Notice following this summary.  You can opt-out
of certain disclosures by following our opt-out procedure set forth at the end of this Privacy Notice.

Types of Information Collected.  You may provide us
with certain personal information about you, like your
contact information, address demographic information,
social security number (SSN), driver's license, passport,
other government ID numbers and/or financial information.
  We may also receive browsing information from your
Internet browser, computer and/or mobile device if you visit
or use our websites or applications.

How Information is Collected.   We may collect personal
information from you via applications, forms, and
correspondence we receive from you and others related to
our transactions with you.   When you visit our websites
from your computer or mobile device, we automatically
collect and store certain information available to us
through your Internet browser or computer equipment to
optimize your website experience.

Use of Collected Information.  We request and use your
personal information to provide products and services to
you, to improve our products and services, and to
communicate with you about these products and services.
 We may also share your contact information with our
affiliates for marketing purposes.

When Information Is Disclosed.   We may disclose your
information to our affiliates and/or nonaffiliated parties
providing services for you or us, to law enforcement
agencies or governmental authorities, as required by law,
and to parties whose interest in title must be determined.

Choices With Your Information.   Your decision to
submit information to us is entirely up to you.   You can
opt-out of certain disclosure or use of your information or
choose to not provide any personal information to us.

Information From Children.   We do not knowingly collect
information from children who are under the age of 13, and
our website is not intended to attract children.

Privacy Outside the Website.  We are not responsible for
the privacy practices of third parties, even if our website
links to those parties' websites.

International Users.   By providing us with your
information, you consent to its transfer, processing and
storage outside of your country of residence, as well as the
fact that we will handle such information consistent with
this Privacy Notice.

The California Online Privacy Protection Act.   Some FNF companies provide services to mortgage loan servicers and,
in some cases, their websites collect information on behalf of mortgage loan servicers.   The mortgage loan servicer is
responsible for taking action or making changes to any consumer information submitted through those websites.

Your Consent To This Privacy Notice.   By submitting
information to us or by using our website, you are
accepting and agreeing to the terms of this Privacy Notice.

Access and Correction; Contact Us.   If you desire to
contact us regarding this notice or your information, please
contact us at privacy@fnf.com or as directed at the end of
this Privacy Notice.
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FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE

Effective:  May 1, 2015; Last Updated:  March 1, 2017

Fidelity National Financial, Inc. and its majority-owned subsidiary companies providing title insurance, real estate-
and loan-related services (collectively, "FNF", "our" or "we") respect and are committed to protecting your privacy.
We will take reasonable steps to ensure that your Personal Information and Browsing Information will only be used
in compliance with this Privacy Notice and applicable laws.  This Privacy Notice is only in effect for Personal
Information and Browsing Information collected and/or owned by or on behalf of FNF, including Personal
Information and Browsing Information collected through any FNF website, online service or application
(collectively, the "Website").

Types of Information Collected
We may collect two types of information from you:  Personal Information and Browsing Information.

Personal Information.  FNF may collect the following categories of Personal Information:
• contact information (e.g., name, address, phone number, email address);
• demographic information (e.g., date of birth, gender, marital status);
• social security number (SSN), driver's license, passport, and other government ID numbers;
• financial account information; and
• other personal information needed from you to provide title insurance, real estate- and loan-related services to

you.

Browsing Information.   FNF may collect the following categories of Browsing Information:
• Internet Protocol (or IP) address or device ID/UDID, protocol and sequence information;
• browser language and type;
• domain name system requests;
• browsing history, such as time spent at a domain, time and date of your visit and number of clicks;
• http headers, application client and server banners; and
• operating system and fingerprinting data.

How Information is Collected
In the course of our business, we may collect Personal Information about you from the following sources:
• applications or other forms we receive from you or your authorized representative;
• the correspondence you and others send to us;
• information we receive through the Website;
• information about your transactions with, or services performed by, us, our affiliates or nonaffiliated third

parties; and
• information from consumer or other reporting agencies and public records maintained by governmental

entities that we obtain directly from those entities, our affiliates or others.

If you visit or use our Website, we may collect Browsing Information from you as follows:
• Browser Log Files.  Our servers automatically log each visitor to the Website and collect and record certain

browsing information about each visitor.  The Browsing Information includes generic information and reveals
nothing personal about the user.

• Cookies.  When you visit our Website, a "cookie" may be sent to your computer.  A cookie is a small piece of
data that is sent to your Internet browser from a web server and stored on your computer's hard drive.  When
you visit a website again, the cookie allows the website to recognize your computer.  Cookies may store user
preferences and other information.  You can choose whether or not to accept cookies by changing your
Internet browser settings, which may impair or limit some functionality of the Website. 

Use of Collected Information
Information collected by FNF is used for three main purposes:
• To provide products and services to you or any affiliate or third party who is obtaining services on your behalf

or in connection with a transaction involving you.
• To improve our products and services.
• To communicate with you and to inform you about our, our affiliates' and third parties' products and services,

jointly or independently.
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When Information Is Disclosed
We may provide your Personal Information (excluding information we receive from consumer or other credit
reporting agencies) and Browsing Information to various individuals and companies, as permitted by law, without
obtaining your prior authorization.  Such laws do not allow consumers to restrict these disclosures.  Please see the
section "Choices With Your Personal Information" to learn how to limit the discretionary disclosure of your
Personal Information and Browsing Information.

Disclosures of your Personal Information may be made to the following categories of affiliates and nonaffiliated
third parties:
• to third parties to provide you with services you have requested, and to enable us to detect or prevent criminal

activity, fraud, material misrepresentation, or nondisclosure;
• to our affiliate financial service providers for their use to market their products or services to you;
• to nonaffiliated third party service providers who provide or perform services on our behalf and use the

disclosed information only in connection with such services;
• to nonaffiliated third party service providers with whom we perform joint marketing, pursuant to an agreement

with them to market financial products or services to you;
• to law enforcement or other governmental authority in connection with an investigation, or civil or criminal

subpoena or court order;
• to lenders, lien holders, judgment creditors, or other parties claiming an interest in title whose claim or interest

must be determined, settled, paid, or released prior to closing; and
• other third parties for whom you have given us written authorization to disclose your Personal Information.

We may disclose Personal Information and/or Browsing Information when required by law or in the good-faith
belief that such disclosure is necessary to:
• comply with a legal process or applicable laws;
• enforce this Privacy Notice;
• investigate or respond to claims that any material, document, image, graphic, logo, design, audio, video or any

other information provided by you violates the rights of a third party; or
• protect the rights, property or personal safety of FNF, its users or the public.

We maintain reasonable safeguards to keep your Personal Information secure.  When we provide Personal
Information to our affiliates or third party service providers as discussed in this Privacy Notice, we expect that
these parties process such information in compliance with our Privacy Notice or in a manner that is in compliance
with applicable privacy laws.  The use of your information by a business partner may be subject to that party's own
Privacy Notice.  Unless permitted by law, we do not disclose information we collect from consumer or credit
reporting agencies with our affiliates or others without your consent.

We reserve the right to transfer your Personal Information, Browsing Information, and any other information, in
connection with the sale or other disposition of all or part of the FNF business and/or assets, or in the event of our
bankruptcy, reorganization, insolvency, receivership or an assignment for the benefit of creditors.  You expressly
agree and consent to the use and/or transfer of the foregoing information in connection with any of the above
described proceedings.  We cannot and will not be responsible for any breach of security by a third party or for any
actions of any third party that receives any of the information that is disclosed to us.

Choices With Your Information
Whether you submit Personal Information or Browsing Information to FNF is entirely up to you.  If you decide not
to submit Personal Information or Browsing Information, FNF may not be able to provide certain services or
products to you.  The uses of your Personal Information and/or Browsing Information that, by law, you cannot limit,
include:
• for our everyday business purposes – to process your transactions, maintain your account(s), to respond to

law enforcement or other governmental authority in connection with an investigation, or civil or criminal
subpoenas or court orders, or report to credit bureaus;

• for our own marketing purposes;
• for joint marketing with financial companies; and
• for our affiliates' everyday business purposes – information about your transactions and experiences.
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You may choose to prevent FNF from disclosing or using your Personal Information and/or Browsing Information
under the following circumstances ("opt-out"):
• for our affiliates' everyday business purposes – information about your creditworthiness; and
• for our affiliates to market to you.

To the extent permitted above, you may opt-out of disclosure or use of your Personal Information and Browsing
Information by notifying us by one of the methods at the end of this Privacy Notice.  We do not share your personal
information with non-affiliates for their direct marketing purposes.

For California Residents:  We will not share your Personal Information and Browsing Information with nonaffiliated
third parties, except as permitted by California law.  Currently, our policy is that we do not recognize "do not track"
requests from Internet browsers and similar devices.

For Nevada Residents:  You may be placed on our internal Do Not Call List by calling (888) 934-3354 or by
contacting us via the information set forth at the end of this Privacy Notice.  Nevada law requires that we also
provide you with the following contact information: Bureau of Consumer Protection, Office of the Nevada Attorney
General, 555 E.  Washington St., Suite 3900, Las Vegas, NV 89101; Phone number: (702) 486-3132; email:
BCPINFO@ag.state.nv.us.

For Oregon Residents:  We will not share your Personal Information and Browsing Information with nonaffiliated
third parties for marketing purposes, except after you have been informed by us of such sharing and had an
opportunity to indicate that you do not want a disclosure made for marketing purposes.

For Vermont Residents:  We will not share your Personal Information and Browsing Information with nonaffiliated
third parties, except as permitted by Vermont law, such as to process your transactions or to maintain your
account.  In addition, we will not share information about your creditworthiness with our affiliates except with your
authorization.  For joint marketing in Vermont, we will only disclose your name, contact information and information
about your transactions.

Information From Children
The Website is meant for adults and is not intended or designed to attract children under the age of thirteen
(13).We do not collect Personal Information from any person that we know to be under the age of thirteen (13)
without permission from a parent or guardian.  By using the Website, you affirm that you are over the age of 13
and will abide by the terms of this Privacy Notice.

Privacy Outside the Website
The Website may contain links to other websites.  FNF is not and cannot be responsible for the privacy practices
or the content of any of those other websites. 

International Users
FNF's headquarters is located within the United States.  If you reside outside the United States or are a citizen of
the European Union, please note that we may transfer your Personal Information and/or Browsing Information
outside of your country of residence or the European Union for any of the purposes described in this Privacy
Notice.  By providing FNF with your Personal Information and/or Browsing Information, you consent to our
collection and transfer of such information in accordance with this Privacy Notice.

The California Online Privacy Protection Act
For some FNF websites, such as the Customer CareNet ("CCN"), FNF is acting as a third party service provider to
a mortgage loan servicer.  In those instances, we may collect certain information on behalf of that mortgage loan
servicer via the website.  The information which we may collect on behalf of the mortgage loan servicer is as
follows:
• first and last name;
• property address;
• user name and password;
• loan number;
• social security number - masked upon entry;
• email address;
• three security questions and answers; and
• IP address.

The information you submit through the website is then transferred to your mortgage loan servicer by way of CCN.
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The mortgage loan servicer is responsible for taking action or making changes to any consumer
information submitted through this website.  For example, if you believe that your payment or user
information is incorrect, you must contact your mortgage loan servicer.
CCN does not share consumer information with third parties, other than (1) those with which the mortgage loan
servicer has contracted to interface with the CCN application, or (2) law enforcement or other governmental
authority in connection with an investigation, or civil or criminal subpoenas or court orders.  All sections of this
Privacy Notice apply to your interaction with CCN, except for the sections titled "Choices with Your Information"
and "Access and Correction." If you have questions regarding the choices you have with regard to your personal
information or how to access or correct your personal information, you should contact your mortgage loan servicer.

Your Consent To This Privacy Notice
By submitting Personal Information and/or Browsing Information to FNF, you consent to the collection and use of
the information by us in compliance with this Privacy Notice.  Amendments to the Privacy Notice will be posted on
the Website.  Each time you provide information to us, or we receive information about you, following any
amendment of this Privacy Notice will signify your assent to and acceptance of its revised terms for all previously
collected information and information collected from you in the future.  We may use comments, information or
feedback that you submit to us in any manner that we may choose without notice or compensation to you.

Accessing and Correcting Information; Contact Us
If you have questions, would like to access or correct your Personal Information, or want to opt-out of information
sharing with our affiliates for their marketing purposes, please send your requests to privacy@fnf.com or by mail
or phone to:

Fidelity National Financial, Inc.
601 Riverside Avenue

Jacksonville, Florida 32204
Attn:  Chief Privacy Officer

(888) 934-3354
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Pre-Application Meeting 
 

Residential Multi-Family Apartments 

December 13, 2017 

10:30 am 

 

Attended by: 
Pat Hanlin, Owner, 503-407-8957 Jessica Iselin, Iselin Architects, 503-656-1942 

Bryan Brown, Planning, 503-266-0702 Jerry Nelzen, Public Works, 503-266-0759 

Jim Stuart, Canby Utility, Operations Manager, 503-263-+4322 Doug Quan, Canby Utility, Water, 971-563-6314 

Gary Stockwell, Canby Utility, Electric, 503-263-4307 Hassan Ibrahim, Curran-McLeod Engineering, 503-684-3478 

 

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

 

ISELIN ARCHITECTS, Jessica Iselin 

 At this point we are looking at getting feasibility of the property.  Pat owns the property and 

he is not sure if he will develop it, but he is just trying to determine what he can do with the 

property.  Basically we are looking at apartments and the proposal would be townhome style 

apartments, not condos or zero lot line.  Based on the information we have on this zone and 

looking at what is feasible and this being our first proposal we are trying to maximize the 

potential of the site.  This is a little tough because the density is high and there are some 

limitations we are finding with roads, access and additional dedication. 

 How do you propose moving forward with the county on the spacing and the access 

standards?  We would like to have some input from you first and Bryan said if you press the 

issue and we will make contact and explain there is no access which will make the standards.  

I doubt they will bend on the access onto S Ivy Street and I would like to evaluate both of 

them and see what works best with our standards since we will eventually take over S Ivy 

Street.  If we think there will be some preference to which access then we would argue it and 

Jerry said it would be the school and Hassan agreed because both streets are arterial.  Bryan 

said you will need to do a google map and present it to us with the nearby properties showing 

streets and driveways giving us the information and the distances to make the assessment and 

decide if it is worth arguing with the county on which driveway we would prefer.  Discussion 

ensued.  Jessica said we will discuss this issue and get back you on the accesses. 

 The way we laid out this project fronting SE 13th Avenue and S Ivy Street with the units do 

you see anything that shows red flags and Bryan said no, we rather like it and it is tolerable 

because it is two-stories. 

 

CURRAN-MCLEOD ENGINEERING, Hassan Ibrahim 

 I received the comments from Clackamas County on S Ivy Street and it is under their 

jurisdiction and they are stating there is a 400 ft access spacing standard and you are showing 

approximately 240 ft.  The only option they will allow is just an emergency access and your 
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primary access will have to be off of SE 13th Avenue, unless they grant an exception and you 

apply for a variance with the county to let you have another access point.  My thoughts are it 

would be an emergency access for the fire department. 

 The curb line on S Ivy Street has to be 25 ft from center line and it contradicts what we have 

done further south at approximately 23 ft.  Now it creates a problem with the way the signal 

post is sitting right now.  I do not know if you have seen the curb line coming from SE 13th 

Avenue and it is about 8 ft wider on SE 13th Avenue than where the existing curb line is 

located and there may be an issue with the signal post having to be relocated to a different 

location to meet the new standards.  Jessica asked if the burden of relocating this signal 

would be on the developer and Hassan said possibly with some system development charges 

(SDC) involved and it is a big undertaking for the developer to do that and Bryan asked why 

it needs to be moved.  Hassan said because the county wants the curb line to be 25 ft from 

centerline and right now it does not meet the requirement.  There could be a solution with 

having a right turn only here, but it would have to be determined by the traffic study and this 

is just my opinion.  Gary said similar to Berg Parkway and the answer was yes. 

 Storm drainage will have to remain on site and you can use private drywells since it will be a 

private street and they will need to be rule authorized by the Department of Environmental 

Quality (DEQ). 

 SE 13th Avenue is also an arterial roadway and is under the jurisdiction of the City of Canby.  

Our access spacing is a minimum of 330 ft and you are showing 242 ft and does not meet the 

criteria and we cannot deny you an access to your site.  You will have to do a variance with 

the city and to justify why you cannot meet the requirement of the 330 ft spacing in the staff 

report.  Jessica asked if it would technically require a variance to do it and Bryan said he has 

not determined it for certain, but there may be some other language in spacing standards 

regarding the city administrator would have to make the exceptions or you might have to do 

an access management exception plan to show us a document of why there is no other option 

and this is the best option available rather than apply for a variance.  Our variance criteria is 

ridiculous when you are trying to do something like this and I think there will be a traffic 

analysis or access management plan to justify.  We have to discuss this issue with the county 

and see why they get to win and we lose. 

 The curb location will have to match the existing development of Dinsmore Estates to the 

east and we set the curb line at 22 ft from center line ROW and Jessica said she looked at the 

maps and we have not had a survey done yet.  Hassan said an additional 10 ft dedication will 

be required on S Ivy Street. 

 There are distinguishing differences between public and private roads and you will need to 

have a commercial driveway approach, minimum 6 inch concrete with reinforcements. 

 The sanitary sewer is available on both SE 13th Avenue and S Ivy Street.  Hassan told Jessica 

you will stub it from the existing main line and the existing main line is on the north side of 

SE 13th Avenue and you will come in somewhere in the public ROW, terminate it with a 

manhole and from that manhole you will supply the entire property with a private sewer 

system.  Jessica asked where the sewer main was on S Ivy Street and Jerry stated it was in the 

planter strip across S Ivy Street.  Jessica asked what the depth of both sewer mains were at 

and Jerry said 8 ft on both mains.  Jessica inquired which one would be the better to tap and 

Jerry said SE 13th Avenue because S Ivy Street is under the jurisdiction of Clackamas County 
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and their mandates are more stringent than ours and both sewer mains are plastic.  You will 

have a lot of utilities to cross on S Ivy Street. 

 The sidewalks on SE 13th Avenue are curb tight with a large planter strip behind the sidewalk 

and you will match the same configuration.  The county is asking for a 5 ft planter strip on S 

Ivy Street. 

 The county is asking for 8 ft ROW and we typically ask for 12 ft ROW.  Jessica asked for 

clarification on S Ivy Street, the county is requiring the 10 ft dedication and an 8 ft easement 

and will the city require any additional easement on SE 13th Avenue.  Gary stated our 

standard is a 12 ft easement on the street sides and the driveways, planter strips, walkways 

are an acceptable use of the easement and they do not encumber it. 

 Since there is an existing house it will require a demo permit at that time. 

 Is this existing house on septic or sewer and the answer was septic.  Hassan said it will have 

to be decommissioned in conformance with DEQ and Clackamas County requirements.  You 

will need to send us all the documentation on the decommissioning. 

 It was brought up there was a water well on the property and Hassan said it will need to be 

decommissioned as well by DEQ and Clackamas County requirements. 

 

CITY OF CANBY, PUBLIC WORKS DEPARTMENT, Jerry Nelzen 

 We will try to match the existing street trees on SE 13th Avenue and if they were going to do 

a planter strip here I would entertain doing a planter strip around here and fade it in for 

pedestrian safety.  If you decide to do this project we can revisit this idea again and Jessica 

said that would be fine.  Bryan asked if they were considering a wall and Jessica said no. 

 Jerry asked if there was another property between this land and Scott Sassy’s property and 

the answer was no.  We were hoping we could supply him with city sewer off of this project.  

Hassan said you would have to make it a public sewer line to accommodate it and Jerry said 

this project is going in a different direction than what we were thinking.  Hassan asked if the 

Sassy property could go out into S Ivy Street and Jerry said yes, they could have and right 

now they have a pressure line pumping into Dinsmore Estates.  I was just checking to see if 

there was an option we could give him for a gravity line and it does not look like it is going 

to work. 

 The Sassy property to the south is on a water well and you will need to make sure you are at 

a 267 ft radius away if you decide to do any drywells on your property.  Jessica asked if we 

knew where it is located and the answer was on the backside of the new shop he just built. 

 

CANBY UTILITY, WATER DEPARTMENT, Doug Quan 

 There is a 14 inch line in SE 13th Avenue on the south side, short connection and there is a 10 

inch line on the west side of S Ivy Street.  If you want to avoid the county, the best option is 

SE 13th Avenue.  Apartment complexes are a single meter and your SDC’s will be based on 

the number of dwelling units.  Everything will be private from the meter vault and Pat asked 

what he meant and Doug said after the meter you have the ability to sub-meter all of the 

units.  If you have the thought you are going to subdivide and sell these things individually in 

the future, it changes everything.  Depending on what you decide on which street you would 

like to get your water off of, there is water available and off the 14 inch you could get as 

much as you want. 
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 If you are doing private roads the water system will be private.  If you are required to have 

fire service, all the fire hydrants on the inside of the property will be private and maintained 

by the property owner.  A double check will be located on the property side of the public 

utility easement (PUE).  Jessica asked if anyone knew where the nearest fire hydrant is 

located and do you anticipate we would be required to place a hydrant on the property.  Doug 

said you are 250 ft in, which is the maximum they will go, so more than likely you will need 

some.  If you did public streets it would be different, but with a private complex it is different 

because we do not have public water on private property. 

 

CANBY UTILITY, OPERATIONS MANAGER, Jim Stuart 

 We will need all the documentation for the decommissioning of the water well.  Doug said 

the decommissioning by state standards means it is done by a licensed well driller and they 

fill it with bentonite and cap it. 

 

CANBY UTILITY, ELECTRIC DEPARTMENT, Gary Stockwell 

 One of my questions were public or private streets, individual property lines and it is more or 

less just an apartment complex.  Jessica said yes.  Gary said it makes it a lot easier on my 

part. 

 We no longer offer leased lighting for the interior lighting, either the complex or home 

owner’s association whatever the case may be.  I am assuming 4 to 5 street lights on the 

perimeter and would be covered under your development fees and the city would take 

ownership of those lights. 

 I will have to see how this lays out for my conductor.  The main line primary most likely will 

require an easement.  Jessica asked would this be an addition of the two easements already 

asked for and Gary said the easements will be on SE 13th Avenue and S Ivy Street, but my 

primary as I come into the development, the main line will require an easement and could 

possibly serve properties beyond you and it is just the nature of our looped system. 

 There is a pole line out here and you do not have to worry about any relocations of those 

poles through the development.  Jessica said do we assume the lines will be underground and 

Gary said the development would be underground and as we build the system out I will 

remove the poles. 

 Here is our scope of work and it describes basically you will supply the trenches, grades, 

staking and back fill.  We will provide and install the conduit, vaults and it is a little bit 

different from the other places around the area.  Jessica said once we move forward we will 

have a civil engineer on board that will get more details, but for right now I am just trying to 

get the basics. 

 When we serve each building with a meter pack on the wall versus the townhome style where 

each unit would get a meter. 

 

OWNER, Pat Hanlin 

 Will the access on S Ivy Street be gated and the answer was yes.  Gary said a lot of people do 

the grass area access. 

 If the stormwater is contained on site is there still an SDC and Bryan said yes, because it is 

our adopted methodology and we have all of the on site storm for a 25 year event and we 
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have the detention facilities for the community.  Hassan said Canby is exceptional for 

drainage and ultimately all the water goes into a public system and that is why they charge an 

SDC. 

 

CITY OF CANBY, PLANNING DEPARTMENT, Bryan Brown 

 We talked about the complex being townhome style right now and the code states the only 

way you can get apartments on a CR zoning is through approval of a conditional use permit.  

I do not necessarily see that as an issue, but you need to know it will be one of the 

applications you will need.  Jessica said she read about the conditional use permit and it was 

pretty straight forward, but there was also a prevision for a PUD and I did not know if it 

would apply and in this case one makes sense more than the other.  Bryan said he did not 

study the detail, but I am not thinking a PUD is necessary and I am not quite sure there is any 

reason to use a PUD and Jessica stated a conditional use would be straight forward and Bryan 

said yes. 

 Follow the development standards for the R-2 zone and I brought you a copy of those 

regulations. 

 You will need a site and design review application.  Any new buildings require it and they 

are both type III applications done together and go through the same process and Jessica 

asked if it was two fees and Bryan said yes.  There are two separate fees, but we do actually 

give you the lowest cost one at half price.  I am also giving you the review criteria for both 

applications. 

 You are proposing a substantial development and we will need to do a traffic study.  The 

traffic study is begun by you supply us with a $500 dollar deposit and our traffic consultant 

engineer, DKS Associates and I will determine what tasks need to be studied.  They will give 

you an estimate of the cost of an actual study with the tasks we feel necessary.  At that point 

you can choose whether you use your own traffic engineer or use DKS.  If you choose your 

own it will be whatever you can negotiate with them to complete the scope of work tasks we 

are demanding the study to do and our traffic engineer will charge you for them to review 

their results and that your engineers did all the tasks required.  It takes approximately three 

weeks to do scope of work and four to five weeks to do a study.  If we know it is well on its 

way and about done we will let you submit your land use applications.  The cost could be 

approximately $3,000 dollars minimum. 

 We already discussed the spacing from the intersection and I do not believe it meets the 

spacing standard on SE 13th Avenue from the next street and you would need to know that 

spacing distance. 

 I brought a spreadsheet with our SDC fees and I made an estimate, I am fairly confident the 

formulas on this sheet are correct.  We have stormwater, parks, wastewater and transportation 

and at the bottom of the spreadsheet are other city fees that are applicable.  We have the plan 

review fee associated with your final building and there are minimal fees for connecting to 

the city.  The only fee not on there is an engineering construction plan review fee and it is 

.02% of the onsite construction costs other than the buildings and it has a cap on it of $3,000 

dollars.  Pat said if we lose units based on some of the setbacks and Bryan said you have 39 

units on the sheet and you can just change the number and it will recalculate. 
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 I have your acreage of your property at 2.39 and if you are dedicating ROW you would need 

to change it because it would lower your soil erosion control fees. 

 I put in an average square footage of your individual units at 800 sq ft and this was the 

easiest way to get the city’s construction excise tax.  It is based upon the square footage on 

new living units. 

 Looks like you meet the parking standard as designed and will also meet the landscape 

standard. 

 You can fill out both applications on our website and send them to us via email with a 

prepared narrative for both land use applications.  If you have any questions, you can contact 

me. 
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BEFORE THE PLANNING COMMISSION 
OF THE CITY OF CANBY 

 
 
 

 A REQUEST FOR SITE AND DESIGN   )          FINDINGS, CONCLUSION & FINAL ORDER 
REVIEW, CONDITIONAL USE  )   DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02 

 PERMIT, PLANNED UNIT   )  CANBY TOWNHOMES 
 DEVELOPMENT, SUBDIVISION  )    

FOR TOWNHOUSE DEVELOPMENT  ) 
1300 S. IVY STREET   ) 
 
NATURE OF THE APPLICATION  
The Applicant has sought an approval for a Site and Design Review DR 18-03, a Conditional Use 

Permit CUP 18-03, Planned Unit Development PUD 18-01, and a Subdivision SUB 18-02 Application 

to construct a 30-unit townhome (common wall) development on a 2.59 acre parcel, otherwise 

described as Tax Lot 41E04DA04800, City of Canby, Clackamas County, Oregon. The property is 

zoned Residential/Commercial (C-R) zone under the Canby Municipal Code (“CMC”).  

 

HEARINGS 

The Planning Commission considered application DR 18-03/ CUP 18-03/PUD 18-01/SUB 18-02 

Willamette Capital Investment after the duly noticed hearing on July 9, 2018 during which the 

Planning Commission by a __/__ vote approved DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02. These 

findings are entered to document the specifics of the approval. 

 

CRITERIA AND STANDARDS  

In judging whether or not a Site and Design Review and Conditional Use Permit application shall be 

approved, the Planning Commission determines whether criteria from the Code are met, or can be 

met by observance of conditions, in accordance with Chapter 16.49.040 Site and Design Review, 

16.50 Conditional Uses, 16.76 Planned Unit Development, and 16.64 Subdivisions other applicable 

code criteria and standards reviewed in the Staff Report prepared for and presented at the July 9, 

2018 meeting of the Canby Planning Commission.  

FINDINGS AND REASONS 

The Staff Report was presented by staff with a recommendation for approval of the Site and Design 

Review and Conditional Use Permit applications (without benefit of the public hearing) along with 

Conditions of Approval in order to ensure that the proposed development will meet all required City 

of Canby Land Development and Planning Ordinance approval criteria. 

 

After holding the public hearing where written and oral testimony was received from the applicant, 

other proponents, those who were neutral, and opponents in attendance; the Planning Commission 

closed the public hearing and moved into deliberation where they utilized the findings and 

conditions listed in the staff report along with the overall presentation record at the public hearing 

to make the following findings beyond those contained in the staff report to arrive at their decision 
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and support their recommended conditions of approval and the exact wording thereof: 

  

 

CONCLUSION 

In summary, the Planning Commission adopted the findings contained in the Staff Report along with the 

modifications indicated above, concluded that the Site and Design Review and Conditional Use Permit 

application meets all applicable  approval criteria, and recommended that File DR 18-03/CUP 18-

03/PUD 18-01/SUB 18-02 be approved with the Conditions of Approval stated below. The Planning 

Commission decision is reflected in the written Order below. 

 

ORDER 

The Planning Commission concludes that based on the record on file including testimony of the 

applicant and public at the public hearing, that the application will meet the requirements for Site 

and Design Review and Conditional Use Permit approval. Therefore, IT IS ORDERED BY THE 

PLANNING COMMISSION of the City of Canby that DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02 is 

approved, subject to the following conditions of approval: 

 
Conditions of Approval  
Staff concludes that, with conditions, the application will meet the requirements for site and design 
review and conditional use permit approval. The city will not approve the building permit until all 
applicable conditions of approval are either met or shown to be met on the final construction plans. 
Staff has concluded the following conditions of approval are appropriate to assure conformance 
with applicable review criterion:  
 

Conditions Unique to this Proposal 
 1. The applicant shall submit a revised tentative plat that delineates a total of 30 lots 

within the subdivision and establishes a single access onto SE 13th Avenue and one 
gated, grasscrete surfaced emergency exist onto S. Ivy Street with a mountable curb 
and driveway drop as noted in the City Engineer’s email dated April 30, 2018.   

 2. The project must be in conformance with the applicable findings and suggestions 
outlined by the City Engineer in his memorandum dated June 25, 2018 unless 
otherwise specified by the Planning Commission. 

 3.   The project must be in conformance with the applicable findings and suggestions 
outlined by Clackamas County Engineering in the memorandum dated December 
13, 2017 unless otherwise specified by the Planning Commission. The conditions are 
as follows: 
1. The proposed 39-unit multi-family development is located on a property located 
at the southeast comer of SE 13th Street and S Ivy Street. SE 13th Street is under 
the jurisdiction of the City of Canby.  S Ivy Street is under the jurisdiction of 
Clackamas County and is classified as a major arterial roadway. It appears the city 
has a single arterial roadway classification, indicating both SE 13th Street and S Ivy 
Street as arterial roads. However, Clackamas County designates S Ivy Street a major 
arterial. Access spacing standards on a major arterial restrict access within 400 feet 
of a signalized intersection. The project frontage is approximately 342 feet in length. 
Access on the S Ivy street frontage will not be permitted for the proposed 
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development. If required by the fire department, a gated emergency vehicle access 
is acceptable on S Ivy Street. 

 2. The minimum improvement on the S Ivy Street frontage includes right-of-way 
and paved width for a 3-lane arterial street section. 

 3. The applicant shall dedicate approximately 10 feet of right-of-way along the 
entire site frontage on S Ivy Street and verify by a professional survey that a 40-foot 
wide, one-half right-of-way width exists. 

 4. The applicant shall grant an 8-foot wide public easement for sign, slope and 
public utilities along the entire frontage of S Ivy Street. 

5. The applicant shall design and construct improvements along the entire site 
frontage of S Ivy Street to arterial roadway standards, per Clackamas County 
Roadway Standards, Standard Drawing C140.  These improvements shall consist of: 

  
a. A one half-street improvement with a minimum paved with of 25 feet from the 
centerline of the right-of-way. The structural section shall be designed and 
constructed per Standard Drawing ClOO for an arterial roadway. 

 
b. Inbound and outbound tapers shall be provided per Section 250.6.4 of the 

Clackamas County Roadway Standards. 
 

c. Standard curb, or curb and gutter if curbline slope is less than one 

percent, with the curb face located 18 feet from the centerline of the right-

of-way. 
 

d. A 5-foot wide sidewalk behind a 5-foot wide landscape strip, including 

street trees shall be constructed along the entire site frontage.  Where the 

sidewalk does not connect to sidewalk on adjacent property, the end of the 

sidewalk requires a concrete ADA compliant curb ramp, providing a transition 

from the new sidewalk to the edge of pavement. 
 

e. Dual curb ramps shall be provide at the SE 13th Street and S Ivy Street 

intersection, constructed per Standard Drawing S910. The designer shall 

complete the county ADA Assessment Checklist and provide a copy with the 

improvement plans.  The county has adopted the following curb ramp design 

and construction standards: 
Feature 
Ramp Slope 
Ramp Cross Slope 
Landing (turning 
space) Cross Slope 

Design Standard  Construction Standard 
7.5%   8.33% 
1.5%  2.0% 

 
1.5%   2.0% 

  f. Storm drainage facilities in conformance with City of Canby Standards and 

 Clackamas County Roadway Standards Chapter 4.  Any surface water runoff  
 from the site to the S Ivy Street right-of-way shall be detained outside of the  
 right-of-way in conformance with Clackamas Roadway Standards.

 
4. A Demolition Permit from Clackamas County is required along with a Site Plan 

Review Application (Type I) from the City of Canby prior to demolition of the 
existing structure on the property. 
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5. The applicant must submit detailed elevations of the project that reveals how the 
proposal meets the design standards listed in Section 16.49.040. 

 
Fees/Assurances:  

 6. All public improvements are normally installed prior to the recordation of 
the final plat. If the applicant wishes to forgo construction of any portion 
of the public improvements until after the recordation of the final plat, 
then the applicant shall provide the City with appropriate performance 
security (subdivision performance bond or cash escrow) in the amount of 
110% of the cost of the remaining public improvements to be installed.  

7. If the applicant chooses to provide a subdivision performance bond for some or 
all of the required public improvements, the applicant shall obtain a certificate 
from the city engineer that states:  
a. The applicant has complied with the requirements for bonding or otherwise 

assured completion of required public improvements.  
b. The total cost or estimate of the total cost for the development of the 

subdivision. This is to be accompanied by a final bid estimate of the 
subdivider's contractor, if there is a contractor engaged to perform the work, 
and the certificate of the total cost estimate must be approved by the city 
engineer. 
The applicant must guarantee or warranty all public improvement work with a 
1 year subdivision maintenance bond in accordance with 16.64.070(P).  

 8. The applicant must pay the city Master Fee authorized Site Plan Engineering plan 
review fee and Public Improvement Engineering Plan review fee prior to 
beginning the construction of site improvements. 

Streets, Signage & Striping:  
9. The street improvement plans for SE 13th Avenue and S. Ivy Street 

frontage and the interior street shall conform to the TSP and Public Works 
standards as indicated by the city engineer and Clackamas County. 

 10. A roadway striping plan shall be submitted by the applicant and shall be 
approved by city engineer and by the Public Works street department 
prior to the construction of public improvements.  

11. A roadway signage plan shall be submitted by the applicant and shall be 
approved by the city engineer and by the Public Works street department 
prior to the construction of public improvements.   

12. The applicant shall be responsible for installing all required street signage 
and striping at the time of construction of public improvements, unless 
other arrangements are agreed to by the City. 

13. The private streets shall be designated as a common tract for street and 
sidewalk provision to be cared for and maintained by the HOA. 

Sewer:  
14. The applicant shall submit documentation of DEQ approval of the sewer 

plans to the City Engineer prior to the construction of this public 
improvement.  

Stormwater:  
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 15. The applicant shall submit a Storm Drainage Plan associated with the subdivision. 
Stormwater systems shall be designed in compliance with the Canby Public Works 
Design Standards as determined by the City Engineer. 

Grading/Erosion Control:  
16. The applicant shall submit grading and erosion control plans for approval by 

Canby Public Works in conjunction with construction plan approval prior to the 
installation of public improvements and start of grading.  

17. The applicant shall grade all areas of the site, including the proposed lots, to 
minimize the amount of soil to be removed or brought in for home construction.  

Final plat conditions:  

General Final Plat Conditions:  
18. The applicant shall apply for final plat approval at the city and pay any applicable 

city fees to gain approval of the final partition and subdivision plat. Prior to the 
recordation of the final plat at Clackamas County, it must be approved by the city 
and all other applicable agencies. The city will distribute the final plat to 
applicable agencies for comment prior to signing off on the final plat if deemed 
necessary.  

19.  All public improvements or submittal of necessary performance security 
assurance shall be made prior to the signing and release of the final plat for filing 
of record.  

20. The final plat shall conform to the necessary information requirements of CMC 
16.68.030, 16.68.040(B), and 16.68.050. The city engineer or county surveyor shall 
verify that these standards are met prior to the recordation of the subdivision 
plat. 

21. All “as-builts” of public improvements, including: curbing and sidewalks; planter 
strips; streets; street lighting; street signage; street striping; storm; sewer; 
electric; water/fire hydrants; cable; underground telephone lines; CATV lines; and 
natural gas lines, shall be filed at the Canby Public Works and the Canby Planning 
Department within sixty days of the completion of improvements and prior to the 
recordation of the final plat.  

22. Clackamas County Surveying reviews pending subdivision plat documents for 

Oregon Statutes and county requirements.  A subdivision final plat prepared in 

substantial conformance with the approved tentative plat must be submitted to the 

City for approval within one year of approval of the tentative plat or formally 
request an extension of up to 6-months with a finding of good cause.  

23. The applicant shall record the final plat at Clackamas County within 6 months of   
the date of the signature of the Planning Director.   

24. The applicant shall assure that the city is provided with a copy of the final plat in a 
timely manner after it is recorded at Clackamas County, including any CC&Rs 
recorded in conjunction with the final plat. 

25. The City shall assign addresses for each newly created subdivision lot and 
distribute that to the developer, and other agencies that have an interest.  

Dedications  
26. The applicant shall show on the final plat any appropriate R.O.W. width 

dedications required on SE 13th Avenue and S. Ivy Street for the full length of the 
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subject property. 
Easements 

27. A 12 foot utility easement along all of the lot’s street frontages shall be 
noted on the final plat. This easement may be combined with other 
easements and shall be measured from the property boundary. 

28. Sidewalk easements are required along the frontage of the newly created 
private lots. 

Street Trees 
29. A Street Tree Plan shall be submitted with the final plat, and street tree 

fees must be paid prior to release of the final plat.  The plan will allow the 
city to establish street trees per the Tree Regulation standards in Chapter 
12.32 of the Canby Municipal Code.  The total per tree fee amount is 
calculated at one tree per 30 linear feet of total street frontage on both 
sides of all internal streets and the adjacent side of external streets or as 
otherwise designated on an approved Street Tree Plan. A twelve foot 
temporary street tree easement along all lot street frontages shall be 
noted on the final plat.   

Monumentation/Survey Accuracy Conditions  
 30. The county surveyor and/or city engineer shall verify that the lot, street, and 

perimeter monumentation shall meet the requirements set forth in Oregon 
Revised Statutes and conform with the additional survey and monumentation 
standards of 16.64.070(M)(1-3) prior to recordation of the final plat. 

Residential Building Permits Conditions: 

 31. Construction of all required public improvements and recordation of the final 
subdivision plat must be completed prior to the construction of any homes.    

 
32. The homebuilder shall apply for a City of Canby Site Plan Permit and County 

Building Permit for each home.  
 
33. The homebuilder shall apply for a City of Canby Erosion Control Permit. 
 
34. All residential construction shall be in accordance with applicable Public 

Works Design Standards.  
35. On-site stormwater management shall be designed in compliance with the Canby 

Public Works Design Standards.   
36. Clackamas County Building Codes Division will provide structural, electrical, 

plumbing, and mechanical plan review and inspection services for home 
construction per contract with the City. The applicable county building permits 
are required prior to construction of each home. 

 
37. Per the Canby Public Works Design Standards, minimum residential driveway 

widths at the inside edge of the sidewalk shall be 12 feet and the maximum 
residential driveways widths shall be 24 feet with an allowed exception for 28 feet 
for a home with 3 or more garages.  

38. Sidewalks and planter strips shall be constructed by the homebuilder as shown on 
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the approved tentative plat. 
  39. All usual system development fees shall be collected with each home within this 

development. 

Procedural Conditions 
Prior to Issuance of a Building Permit the following must be completed: 

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

   
  41. A Sediment and Erosion Control Permit will be required from the City prior to 

commencing site work. 
  42. Prior to the issuance of a building permit, the installation of public or private 

utilities, or any other site work other than rough site grading, construction plans 
must be approved and signed by the City and all other utility/service providers.  A 
Pre-Construction Conference with sign-off on all final construction plans is 
required. The design, location, and planned installation of all roadway 
improvements and utilities including but not limited to water, electric, sanitary 
sewer, natural gas, telephone, storm water, cable television, and emergency 
service provisions is subject to approval by the appropriate utility/service 
provider. The City of Canby's preconstruction process procedures shall be 
followed. 

   
  43. Construction plans shall be designed and stamped by a Professional Engineer 

registered in the State of Oregon.  
  
 44. Clackamas County will provide structural, mechanical, grading, and review of Fire 

& Life Safety, Plumbing, and Electrical permits for this project. 
   

  45. The applicant shall confirm conformance with the light trespass provision of 
Figure 16.43.1 by including a detail of the bollard pathway lighting height, and 
that lighting lumen output of all fixtures meets the lighting standard of Table 
16.43.070. 

 Prior to Occupancy of the Facility: 

   46. Prior to occupancy of the facility, all landscaping plant material indicated on the 

submitted landscape plan shall either be installed and irrigated with a fully 

automatic design/build irrigation system as proposed, or with sufficient security 

(bonding, escrow, etc.) pursuant to the provisions of CMC 16.49.100 (B). 
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I CERTIFY THAT THIS ORDER approving DR 18-03/CUP 18-03/PUD 18-01/SUB 18-02 CANBY TOWNHOMES 

which was presented to and APPROVED by the Planning Commission of the City of Canby. 

DATED this 9th day of July, 2018. 

 

____________________________________  ____________________________________ 
John Savory      Bryan Brown 
Planning Commission Chair    Planning Director 
 
 
____________________________________ 
Laney Fouse, Attest 
Recording Secretary 
 

ORAL DECISION: July 9, 2018 

Name Aye No Abstain Absent 

John Savory     

John Serlet     

Larry Boatright     

Derrick Mottern     

Tyler Hall     

Shawn Varwig     

Andrey Chernishov     

 

WRITTEN DECISION: July 9 2018 

Name Aye No Abstain Absent 

John Savory     

John Serlet     

Larry Boatright     

Derrick Mottern     

Tyler Hall     

Shawn Varwig     

Andrey Chernishov     
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