
North Redwood

Development Concept Plan
Public Event #2
June 23, 2015



I. Project Kickoff

II. Develop Project Foundation

III. Confirm DCP Framework
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Property Ownership
23 taxlots
18 owners
66 acres



What’s Happened So Far

•	Existing Conditions Inventory
•	Best Development Practice Analysis
•	Stakeholder Interviews
•	TAC and SAC #1 (Feb 9)

•	Public Event #1 (Apr 14)

•	City Council/Planning Commission (Apr 15)

•	TAC and SAC #2 (April 27)



What We’ve Heard

•	Stormwater
•	Parks funding
•	Sequence of development
•	Annexation questions
•	Teakwood and RR connections



Concept Plan Criteria
1.	  Integrated with existing city fabric of Canby

2.	  A walkable, cohesive neighborhood

3.	  All parcels integrated in plan

4.	  Distribute impacts equitably to individual parcels

5.	  Allow for different owners’ timing of development

6.	  Reasonable costs of infrastructure and roads

7.	  Clear, connected and safe streets

8.	  Transit-friendly

9.	  Emergency access 

10.	Connect trails to natural areas

11.	Protect Willow Creek

12.	Public, accessible parks 

13.	Innovative land planning

14.	Meet regulations



NEIGHBORHOOD DESIGN PRINCIPLES

Walkable



School

Disconnected

School

Connected and Safe

NEIGHBORHOOD DESIGN PRINCIPLES



Access to Open Space & 
Nature

Integrated Stormwater 
Treatment

NEIGHBORHOOD DESIGN PRINCIPLES



Trees Enhance Livability Sense of Community

NEIGHBORHOOD DESIGN PRINCIPLES



Provide Housing Choices

NEIGHBORHOOD DESIGN PRINCIPLES
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Environmental
Factors

>25% Slope:
~2.6 ac

~3 ac

~3 ac

Wetland

FEMA 100-yr Flood
(not incl wetland)



0 400 800200100 Feet

100’

Unio
n P

ac
ific

 RR 
Hwy 9

9E

NORTH REDWOOD DEVELOPMENT CONCEPT

BASE MAP
N

W
illow

 Creek

19th Ave Loop
Natural Area

Eco-Park

NE Territorial Road

N 
Re

dw
oo

d 
St

re
et

N Teakwood Street

N Vi
ne

 St
ree

t

N W
aln

ut
 St

ree
t

N Teakwood Circle

N 
Re

dw
oo

d 
St

re
et

Otto Road

N 
Re

dw
oo

d 
St

re
et

N 
Po

nd
er

os
a 

St
re

et
N 

Po
nd

er
os

a 
St

re
et

N 
Po

nd
er

os
a 

St
re

et

Sp
ru

ce
 C

t

NE 19th Loop

NE 18th Place

NE 16th Ave

NE 15th Ave

NE 12th Ave

NE 11th Ave NE 11th Ave

NE 10th Pl

NE 14th Pl

NE 13th Pl

NE 17th Ave

NE 21st Ave

NE 20th Ave

NE 19th Ave

Environmental
Factors

Combined
Willow Creek
Environmental Areas
(includes lowland areas 
adjacent to wetlands. No 
setbacks assumed yet but this 
area is approx 50’ setback)

~9.2 ac



Park Formula
(Maximum units in a plat) x (persons/unit) x 0.01
(acreage to be dedicated)

POTENTIAL PARK ACREAGE: 10.3 acres

LDR/R-1: 36.3 ac (total acres minus streets)

36.3 ac / 7000 sf minimum lot size = 226 units

226 x 2.7 people per unit = 610

610 x 0.01 = 6.1 park acres.

MDR/ R1.5: 15 ac (total acres minus streets)

15 ac / 5000 sf minimum lot size = 131 units

131 x 2.7 people per unit = 353

353 x 0.01 = 3.5 park acres.

HDR R-2: 1.8 ac (total acres minus streets)

1.8 ac / 3000 sf minimum lot size = 26 lots

28 x 2.7 people per unit = 71

58 x 0.01 = 0.7 park acres.



Canby - Traditional Block
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New Community - 280’ blocks

280’

280’
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100’

7800sf65’

120’

Blocks
220’

280’

60’

Large Lots (LDR)
7-10,000sf

Medium Lots (MDR)
5-6,500sf

Small Lots (HDR)
3000sf



Zoning
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Otto Road

19th Ave Loop
Natural Area

Eco-Park

Redwood
Terrace

Residential R-1

LEGEND

Existing Zoning

Comprehensive Plan Designation

Residential R-2

Commercial C-2

Low Density Residential 
LDR

Medium Density Residential 
MDR

High Density Residential 
HDR

Mixed Density Residential

Mixed Density
Residential

LDR

LDR

R-1

R-2

C-2

R-2

MDR

HDR

HDR

R-1

LDR: 45.4 ac 

MDR: 18.8 ac 

HDR: 2.2 ac



Connections
Connections to existing 
grid. Not all connections will 
be required. TSP suggests 
minimum spacing of pedestrian 
and bicycle connections at 
roughly 300’, and of vehicle 
connections at 600’, depending 
on site conditions.

X

X

300’



Concept 1
“Grid”
Total Road Acreage: 14.9 acres
(20-25% typical)

Total Park Acreage: 10.3 acres

(Environmental Areas plus 1 acre 
pocket neighborhood park)

LDR: 45.4 ac 

MDR: 18.8 ac 

HDR: 2.2 ac



Emergency-Only
Access

+/- 15 
lots

Park

Bridge

Emergency-Only
Access

Trail

Trail



Emergency Access



Railroad Emergency Access



Open Space Edges



Total Road Acreage: 16.6 acres

Total Park Acreage: 10.3 acres

Concept 2
“Riverside”

LDR: 45.4 ac 

MDR: 18.8 ac 

HDR: 2.2 ac



Emergency-Only
Access

Road splits parcel line

Trail

P
ar

k



LOCAL STREET/ALLEY:
STANDARD CROSS-SECTIONS

LEGEND 7-6Figure  

Transportation System Plan
City of Canby

- On-street Parking Lane
  (except at intersections)

P

Notes:

** On-Street Parking prohibited. 

* On-Street Parking provided on both sides.

Paved = 34’ 

20’ Drive Aisle0-8’6’

Right of Way = 50’-62’ 

6’0-8’Parking
7’

Parking
7’

STANDARD LOCAL STREET

PP

ALLEY

20’ Drive Aisle**

Right of Way = 20’ 

Drive Aisle

Transit

Sidewalks (minimum)

On-Street Parking

Should not be used

 7 ft.- Both sides required

Characteristic

Turn Lane/Median

Neighborhood Traffic
Management (NTM)

Turn Lanes

14 ft.

6 ft.

Local

Under Special
Conditions

Low Impact Street Design Characteristics 

None
 

Bicycle Lanes (minimum)

Buffer/Planter Strip

None

“Low Impact” standards 
require demonstration of 
hardship, other exceptional 
circumstances resulting from 
conditions of the adjacent 
properties and must be 
approved by City Staff.

0-8 ft

None
 

Paved = 28’ 

14’ Drive Aisle0-8’6’

Right of Way = 40’-60’ 

6’0-8’Parking
7’

Parking
7’

LOW-VOLUME LOCAL STREET (<500 Vehicles Per Day)

PP

MULTI-USE
TRAIL

10’-14’ 

Right of Way = 20’-30’ 

0-6’ 0-6’

Streets



Streets

Alleys reduce 
curb-cuts

Add plant
strip & trees

Wider 
sidewalks



Willow Creek
(typical condition)

Floodplain

Creek Channel
Top of 25% 
steep slopes

Wetland



(110’ long: Rough cost~$1.2 million)

Willow Creek Bridge

Floodplain

Creek Channel
Top of 25% 
steep slopes

Wetland
(permits req’d)
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Sewer
SS Gravity to 
NE 19th Loop

SS Gravity to 
N Teakwood

SS Gravity to 
N Redwood

This area 
requires 
2-4’ of fill 
or pump 
station

Basin 1: 

Pressure 
Sewer to N 
Redwood

LP

P



Stormwater Approach
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LEGEND

Wetland

Remaining Areas:
Latourell Loam
Deep, well-drained soil

Hydrologic Soil Group B

Amity Loam
Deep, somewhat poorly-drained soil

Hydrologic Soil Group C/D 

McBee Silty Clay Loam
Very deep, moderately well-drained 

soil found in �oodplains

Hydrologic Soil Group D

Direct Runoff

to WIllow Creek

or Infiltrate

Area that 
can drain to 
N Redwood*

30” PIPE

*NOTE: The area shown to drain 
to N Redwood St represents the 
maximum allowable area that the 
existing pipe can accommodate. 
The actual location and size of 
the basin to be directed to N 
Redwood should be determined 
during subsequent final design.



Tools to Share Costs and Benefits of Growth

•	Transfer of Development Rights –not recommended
•	Density Transfers - lot size averaging, alternative lot layouts 
allowed now; additional code provisions possible

•	Density Bonuses –not currently allowed (except through 
height bonuses); additional code provisions possible

•	Planned Unit Developments – allowed now; good tool for 
consolidated properties 

•	Property Consolidation, Master Planning – Concept Plan helps 
mimic this process without sale, consolidation of property

•	Advance Financing Districts – used previously; allows for 
sharing infrastructure costs (Canby Code 4.12)

•	Local Improvement District



Advance Financing Districts



OPEN HOUSE
Please circulate and tell 
the team what you think!
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