
 
 

  

 

AGENDA  

CANBY PLANNING COMMISSION  

Meetings can be viewed on CTV Channel 5 or Canby YouTube 
Monday, March 8, 2021 

7:00 PM (Virtual Zoom Meeting) 

 
(Commissioner John Savory (Chair) 

Commissioner Larry Boatright (Vice Chair) Commissioner Jennifer Trundy  

Commissioner Jeff Mills Commissioner Michael Hutchinson 

Commissioner (Vacant) Commissioner (Vacant) 

 

1. CALL TO ORDER  

a. Invocation 

b. 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.  Staff and the Planning Commission will make every effort to respond to 

questions raised during citizens input before the meeting ends or as quickly as possible thereafter. ***If you would 

like to speak on non-agenda items, please email or call the Recording Secretary no later than 3 pm on the meeting date 

and provide your name, the topic you’d like to speak on, and your email address. Email: fousel@canbyoregon.gov or 

call: 503-266-0685. Once your information is received, you will be sent instructions for signing into Zoom. 

Commissioners and Staff will be attending this meeting virtually. 

3. MINUTES – Planning Commission Minutes for February 8, 2021. 

4. NEW BUSINESS – None 

5. PUBLIC HEARING To testify, please email or call the Recording Secretary no later than 3 pm on the meeting date 

and provide your name and email address. Email: fousel@canbyoregon.gov or Call: 503-266-0685. Once your 

information is received, you will be sent instructions for signing into Zoom. Commissioners and Staff will be 

attending this meeting virtually. 

a. To consider a request to construct an emergency fire and medical station at 1460 NE Territorial Road 

(subject property) on a 1-acre site (project site) adjacent to the City of Canby’s Public Works shops 

complex. The station would allow the agency to better serve the north side of Canby with emergency 

services. (DR 20-06/CUP 20-04 Canby Fire Emergency Fire and Medical Station). 

b. To consider a request to subdivide a 6.68-acre parcel located at N Pine Street between NE 16th and 

NE 18th Avenues into 42 separate legal lots. (SUB 20-03/VAR 20-01 Beckwood Place Subdivision). 

  

6. FINAL DECISIONS – 
a. DR 20-06/CUP 20-04 Canby Fire Emergency Fire and Medical Station 

b. SUB 20-03/VAR 20-01 Beckwood Place Subdivision 

 
7.  ITEMS OF INTEREST/REPORT FROM PLANNING STAFF– 

a. Next regularly scheduled Planning Commission meeting – Monday, March 22, 2021. 
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 
www.canbyoregon.gov . City Council and Planning Commission Meetings are broadcast live and can be viewed on CTV Channel 5.  For a schedule of the 
playback times, please call 503-263-6287. 

mailto:fousel@canbyoregon.gov
mailto:fousel@canbyoregon.gov
http://www.canbyoregon.gov/
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MINUTES 
CANBY PLANNING COMMISSION 

Monday, February 8, 2021 

 

PRESENT: Commissioners John Savory, Larry Boatright, Jennifer Trundy, Jeff Mills, and 

Michael Hutchinson 

 

ABSENT:   Commissioner Jason Taylor 

 

STAFF: Don Hardy, Planning Director, Erik Forsell, Associate Planner, Brianna Addotta, 

Associate Planner, and Laney Fouse Lawrence, Recording Secretary 

 

OTHERS: Rick Givens, Bruce Goldson, Darren Gusdorf, Mark Handris, and Allen Manuel 

 

CALL TO ORDER  

Chair Savory called the meeting to order at 7:00 p.m.  

CITIZEN INPUT ON NON-AGENDA ITEMS – None  

MINUTES  

 a. Approval of Planning Commission Minutes for January 11, 2021 

Commissioner Mills suggested a change in the wording under Questions to read, 

“Commissioner Mills requested that staff always try to define an acronym when it is 
first used in a document.” 

 

Motion:  A motion was made by Commissioner Boatright and seconded by 

Commissioner Hutchinson to approve the January 11, 2021 Planning Commission 

minutes as amended. Motion approved 5/0. 

 

NEW BUSINESS - None 

PUBLIC HEARINGS   

a. THIS PUBLIC HEARING WILL BE CONTINUED TO A DATE 

CERTAIN OF FEBRUARY 22, 2021. To consider a request to build a two-

story, 56,000 SF assisted living facility building with 102 units with a memory 

care endorsement, and 8 cottages on site for Independent Living that will be in 

separate 1-story, 700 SF duplexes, at the corner of 1300 S Ivy St. (DR 20-03, 

CUP 20-02 Memory Care Facility).  
 

Brianna Addotta, Associate Planner, said the applicant had requested more time to get the 

proposal together. 

 

Motion:  A motion was made by Commissioner Trundy and seconded by 

Commissioner Boatright to continue the hearing to a date certain of Monday, 

February 22, 2021. Motion approved 5/0. 

 

b. To consider a request to subdivide three parcels consisting of approximately 4.59 acres 

into 44 separate legal lots located on N Redwood St. (SUB 20-04 Redwood Landing III 

Subdivision). 
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Chair Savory opened the public hearing and read the hearing statement. He asked if 

any Commissioner had ex parte contacts or conflicts of interest to declare. There were 

none. 

 

Staff Report:  Erik Forsell, Associate Planner, entered his staff report into the record. 

This was a request to subdivide three parcels into a 44 lot subdivision on N Redwood 

Street. This was Redwood Landing Phase 3 and was zoned R-1.5, medium density 

residential, and R-2, high density residential. There were three existing dwellings on 

the property. Two would be demolished and the third would remain and be subject to 

the non-conforming use criteria. The site was generally flat, sloping downward to the 

eastern portion of the parcel near the Willow Creek wetland/drainage area. The 

mixture of lots was proposed to contain 11 single family detached dwellings, 32 

single family attached dwellings, and 1 existing oversized lot to remain, subject to 

non-conforming use standards. Public improvements would be required including 

local street infrastructure, sidewalks, power, water, and sewer as well as frontage 

improvements along N Redwood Street as required by Clackamas County. He 

reviewed the N Redwood Development Concept Plan and applicant’s preliminary site 

plan. He then discussed the approval criteria. Regarding the split zone concept, the 

layout of the street and lots conformed to the zoning boundaries. The transportation 

impact analysis included two intersections:  OR 99E/N Redwood/Sequoia Parkway 

and NE Territorial/N Redwood. Approximately 31 a.m. peak hour trips, 42 p.m. peak 

hour trips, and 396 daily trips would be generated from the proposed site. Trips from 

approved but not fully occupied developments were added to the study intersections 

to account for trips that were not counted in the original traffic count data but would 

be added to area roadways as the individual developments built out. A 1% compound 

annual growth rate was applied to all movements at study intersections to capture 

other background regional trip growth not related to city wide development. No 

safety issues were identified. Crash rates at study intersections indicated the 

frequency of collisions was typical for the volume of traffic served. No intersection 

capacity issues were identified. None of the study intersections were identified as 

having an impacted based on projected growth from the proposed project. He 

discussed the staff findings and conditions. Special conditions for Planning 

Commission consideration included a condition that had to do with the future 

extension of streets for a cul-de-sac and another had to do with alternative permeable 

surfaces and getting approval from the Public Works Department. Staff did not 

recommend adding these two conditions, however they were available for 

deliberation. Agency comments were received from the City Engineer, Canby Fire, 

DirectLink, and Clackamas County Transportation Planning. No public comments 

had been received. Staff recommended approval of the application. 

 

Questions by the Hearing Body:  Commissioner Mills asked about the configuration 

of the turnarounds. Mr. Forsell said they were hammerhead turnarounds. Canby Fire 

would have to approve of the turnarounds. 

 

Commissioner Mills asked if all of the private streets would be no parking. Mr. 

Forsell said that was correct due to the width of the road and access for fire trucks. 
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Commissioner Mills asked if there was a need for additional parking for visitors. Mr. 

Forsell said at the building permit phase the development would be reviewed for 

parking. It was difficult to know until the applicant constructed the structures as to 

how they would meet the parking requirements. 

 

Commissioner Mills asked about access to Lot 100, the cul-de-sac. Mr. Forsell said 

the plan specifically said that future developments might not be consistent with the 

exact map in the plan. They did not have to be a carbon copy of what ended up being 

developed. The applicant made the argument that this was not a good location for a 

cul-de-sac due to topography and sewer pumping issues. A significant portion wasn’t 

on the subject property’s boundary and they would be creating a stub to a cul-de-sac 

and he did not see value in that for the City or developer. That was why they did not 

recommend it as a condition of approval. 

 

Commissioner Mills wanted to make sure they did not preclude development of the 

land for residential use in the future. Mr. Forsell said the current trajectory of the 

roads in this area was to intersect at that tax lot which would provide access to the 

property. The current owners of the property did not want to annex and develop at 

this time, but there would be access to allow future residential development. 

 

Chair Savory was also concerned about parking. He did not think there would be 

adequate parking for the development. 

 

Commissioner Mills thought it was an unrealistic expectation that there would be 

enough parking. He supported encouraging solar easements and installation of rear 

access on alleyways for six or more units. Mr. Forsell said if Canby Fire was 

comfortable with the drive aisles as they were, an alleyway would not be required. 

 

Applicant:  Rick Givens, representing the applicant, said this was a mixed use 

development for 12 single family detached new lots on the north side of the property, 

31 single family attached lots on the south side of the property, and one lot for the 

existing residence that would be retained. The turnarounds were per Fire District 

standards. The no parking on the street was a new requirement from the Fire District. 

He thought they would be able to meet the standard in the code for two parking 

spaces per unit by providing parking in garages and on driveways. Regarding access 

to lot 100, he explained the grading and fill that would be required for the sanitary 

sewer lines. It would take access from N Sycamore. Regarding solar easements, all of 

the townhouse units were oriented east/west and there was no potential for solar 

access. Lots one through nine were oriented north/south and the street would provide 

adequate protection of the solar access to those lots and there would be no reason for 

an easement. Regarding rear access onto an alleyway, the building length was 120 

feet and firehoses required 150 feet. The Fire District did not require rear access and 

it would take away the privacy of the lots.  Regarding the conditions of approval, he 

did not think a condition was needed for solar easements or future extension of streets 

for the cul-de-sac. There was a shadow plat from Redwood Landing Phase 2 that 

showed how Lot 100 could be developed. For Condition #18 regarding the temporary 

fire truck turnaround, this project would be developed after or at the same time as 

Redwood Landing Phase 2 and there would be a fire truck turnaround at the north end 

of Sycamore.  
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Questions:  Commissioner Mills asked if they were going to provide a turnaround on 

the easternmost driveway for fire equipment. Mr. Givens said yes, however if the Fire 

District wanted something different, they would work with them in the final design. 

 

Commissioner Mills thought solar easements were needed, but they were not possible 

for the R-2 development. Mr. Givens did not think they were needed for any of the 

site because all of the lots oriented for solar access had enough separation with the 

setbacks between the buildings and an easement was not necessary. It was not 

possible to make the R-2 solar access homes. 

 

Mr. Forsell clarified he just learned today that the solar easement requirements had 

been removed from the design standards. 

 

Proponents:  None 

 

Opponents:  None 

 

Neutral:  None 

 

Chair Savory closed the public hearing. 

 

There was discussion regarding the conditions that should be removed. 

 
Motion:  A motion was made by Commissioner Boatright and seconded by 

Commissioner Trundy to approve SUB 20-04 Redwood Landing Phase III 

Subdivision with the conditions as written except for striking Condition 1 regarding 

solar easements and future extension. Motion approved 5/0. 

 

FINAL DECISIONS 

 a. SUB 20-04 Redwood Landing III 

Motion:  A motion was made by Commissioner Mills and seconded by 

Commissioner Boatright to approve the Final Findings for SUB 20-04 Redwood 

Landing Phase III Subdivision with conditions except for striking Condition 1. 

Motion approved 5/0. 

 

ITEMS OF INTEREST FROM STAFF  

a. Laney Fouse Lawrence, Recording Secretary, wished Senior Planner Ryan Potter a happy 

birthday. 

b. Next Planning Commission meeting scheduled for Monday, February 22, 2021 

 

ITEMS OF INTEREST/GUIDANCE FROM PLANNING COMMISSION - None 

ADJOURNMENT  

Motion:  A motion was made by Commissioner Trundy and seconded by 

Commissioner Boatright to adjourn the meeting. Motion approved 5/0. 

 

Meeting was adjourned at 8:26 PM. 
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Staff Report 
File #:  DR 20-06 / CUP 20-04 

Canby Fire Emergency Medical Station 
 

HEARING DATE:  March 8, 2021 

STAFF REPORT DATE: February 26, 2021 

TO:    Planning Commission 

STAFF:   Ryan Potter, AICP, Senior Planner 

 

           Vicinity Map 

Applicant Request 

The applicant, Canby Fire, requests Planning 
Commission approval to construct an emergency 
fire and medical station at 1460 NE Territorial 
Road (subject property) on a 1-acre site (project 
site) adjacent to the City of Canby’s Public Works 
shops complex. Canby Fire has signed a 50-year 
lease of the project site for operation of the 
proposed station, which would allow the agency 
to better serve the north side of Canby with 
emergency services. Approval of the proposed 
project includes applications for Site and Design 
Review (City File DR 20-06) and a Conditional 
Use Permit (City File CUP 20-04). 

Staff Recommendation 

Based on the applications submitted and the 
facts, findings, and conclusions of this report, staff 
recommends Approval of DR 20-06 and CUP 20-
04 pursuant to the Conditions of Approval 
identified in Section V of this Staff Report. 

City of Canby 
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Property/Owner Information 

Location: 1460 NE Territorial Road 
Tax Lots:   31E27 00600 
Property Size:  25-acre subject property; 1-acre lease area 
Comprehensive Plan: Parks; P – Public 
Current Zoning:  R-1 – Low Density Residential 
Owner:   City of Canby 
Applicant:   Canby Fire  
Application Types: Site and Design Review (DR), Conditional Use Permit (CUP) 
City File Numbers:  DR 20-06; CUP 20-04 

Attachments 

A. Land Use Applications 
B. Application Narrative and Criteria Responses 
C. Site Plan Exhibits 
D. Public and Agency Comments 

 
Existing Conditions 

The 25-acre subject property is a City-owned parcel that primarily consists of the heavily-
forested Eco Park. The City of Canby Public Works shops complex and office is located at the 
rear of the property and is accessed by a long driveway that connects it to NE Territorial Road 
to the south. The shops complex includes four buildings, paved outdoor storage areas, and 
parking areas that are partially paved and partially gravel; this area is largely devoid of 
vegetation. The remainder of the subject property is heavily forested and, west of the Public 
Works access driveway, features recreational trails. The property is zoned R-1, Low Density 
Residential and in the City of Canby Comprehensive Plan is split between the plan’s Parks and 
P – Public Uses designations. 

The subject property surrounds a second parcel (Tax Lot 31E27 00602) that is also a heavily 
forested portion of Eco Park and is also zoned R-1, Low Density Residential. The subject 
property is surrounded by agricultural fields to the east (which are located in the unincorporated 
County), NE Territorial Road to the south, the Molalla Forest Road/logging road trail to the west, 
and the City of Canby Wastewater Treatment Plant to the north. Across NE Territorial Road 
from Eco Park is a mixture of residential uses. 

The project site is a 1-acre portion of the larger subject property leased from the City by Canby 
Fire. It is located between the Public Works driveway to the west and the eastern property 
boundary, directly south of the Public Works shops complex. The site is undeveloped and 
contains 43 existing trees, a majority of which are Douglas firs.1 An electrical junction box and 
bollard are located in the northwest corner of the site and an existing pedestrian trail traverses 
the site. 

                          
1 The Existing Conditions and Demolition Plan submitted by the applicant identifies 45 trees but two of 
these are not technically in the leasing area. 
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Project Overview 

The proposed project is an emergency fire and medical station designed to provide more 
convenient and timely emergency response to the north side of the community by Canby Fire. 
This is in part a response to the frequency of trains on the Union Pacific Railroad that bisects 
the City and at times limits movement of emergency response vehicles. The proposed station 
would be a 3,600-square-foot building that would house a medic and fire engine. As described 
in the applicant submittal, the station would be staffed 24 hours a day, 365 days a year with 2 
firefighters and 3 intern student firefighters. 

In addition to the building, the station would include a concrete driveway perpendicular to the 
Public Works driveway, four parking spaces in front of the station (including one ADA parking 
space), a concrete pad behind the building, a gravel driveway that crosses the project site 
diagonally to provide access to the rear concrete pad, and a new pedestrian path across the 
site. Primary access to the building would be from the existing Public Works driveway. 

Analysis and Findings 

I.  Applicable Criteria 

Applicable criteria used in evaluating this application are listed in the following sections 
of the City of Canby’s Land Development and Planning Ordinance: 

 16.08 General Provisions  

 16.10 Off-street Parking and Loading  

 16.16 R-1 Low Density Residential Zone 

 16.42 Signs 

 16.43 Outdoor Lighting Standards 

 16.46 Access Limitations on Project Density 

 16.49 Site and Design Review 

 16.50 Conditional Uses 

 16.88 General Standards and Procedures 

 16.89 Application and Review Procedures 

 16.120 Parks, Open Space, and Recreation Land – General Provisions 

II.  Facts and Findings 

The following analysis evaluates the proposed project’s conformance with applicable 
approval criteria and other municipal code sections, as listed above in Section I. 
Sections of the Canby Municipal Code (CMC) are analyzed in the order that they appear 
in the code. 

Section 16.08.070: Illegally Created Lots 

As discussed in this section of the CMC, in no case shall a lot 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. 

Finding 1:  The application materials submitted for the proposed project do not include 
“one copy of either the recorded plat or the recorded deeds or land sales contracts that 
demonstrates how and when legal property lines were established and where the 
boundaries of the legal lots of record are located” as identified on Page 2 of the Site and 
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Design Review application. Therefore, these materials must be submitted to the City in 
order for development on the subject property to occur. 

Prior to site plan approval, the City will require documentation that verifies that the 
subject property is comprised of legally created lots eligible for development. A condition 
of approval memorializing this requirement is identified in Section V of this Staff Report. 

For the above reason, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Section 16.08.150: Traffic Impact Study 

This section of the CMC outlines requirements for studying the transportation impacts 
of a proposed project. 

Finding 2:  At the pre-application conference held for the proposed project on October 
29, 2020, City staff determined that a Transportation Impact Analysis (TIA)2 was not 
required. This decision was based on the information provided by the project applicant 
and the factors identified in Subsection 16.08.150 (C). Specifically, there would be: 1) 
no proposed changed in land use designation or zoning; 2) negligible overall generation 
of new vehicle trips; 3) an accordingly negligible impact to level of service (LOS) on 
surrounding streets; and 4) minimal potential impacts to residential areas or local streets 
as emergency response trips already occur in the area as necessary. Furthermore, the 
subject property and its private access drive already accommodate regular use by heavy 
vehicles, including trucks operated by Canby Public Works and Canby Utility. The 
vehicle trips generated by the proposed project are not anticipated to trigger 
unacceptable levels of service or volume/capacity ratios at nearby intersections. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 

Section 16.08.160: Safety and Functionality Standards 

The City will not issue any development permits unless the proposed development 
complies with the City’s basic transportation safety and functionality standards, the 
purpose of which is to ensure that development does not occur in areas where the 
surrounding public facilities are inadequate. At the time of development permit 
application submittal, the applicant shall demonstrate that the property has or will have 
the following: 

A. Adequate street drainage; 

B. Provides safe access an clear vision at intersections; 

C. Public utilities are available and adequate to serve the project; 

D. Access onto a public street with the minimum paved widths as stated in 
Subsection E below. 

E. Adequate frontage improvements as follows: 

a. For local streets and neighborhood connectors, a minimum paved width of 
16 feet along the site’s frontage. 

                          
2  Alternatively called a Traffic Impact Study (TIS). 
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b. For collector and arterial streets, a minimum paved width of 20 feet along the 
site’s frontage.  

c. For all streets, a minimum horizontal right-of-way clearance of 20 feet along 
the site’s frontage. 

F. Compliance with mobility standards identified in the Transportation System Plan 
(TSP). If a mobility deficiency already exists, the development shall not create 
further deficiencies. (Ord 1340, 2011) 

Finding 3:  The adequacy of public utilities and public improvements to serve the 
proposed project was discussed at the pre-application conference held on October 29, 
2020. Electrical, water, and sanitary sewer service currently serve the adjacent Public 
Works shops complex and can be extended to serve the project site. As noted in 
comments submitted by the City’s Consulting Engineer, sanitary sewer service will need 
to connect to the existing lateral located north of the project site and water service would 
need to extend south of the building and constructed outside the paved parking surface. 
See Section V of this Staff Report for related conditions of approval. 

Unlike most design review projects, the proposed project would be located a substantial 
distance from the nearest public right-of-way, in this case NE Territorial Road. 
Furthermore, the subject property is already served by a driveway with access to that 
street. Therefore, no frontage improvements are required and no improvements are 
needed to create consistency with the City’s Transportation System Plan (TSP). As 
discussed above under the response to Subsection 16.08.150, traffic generated by the 
proposed project would be negligible and would not “create further deficiencies” where 
existing deficiencies exist. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Chapter 16.10: Off-Street Parking and Loading 

This chapter of the CMC identifies requirements for vehicular parking, bicycle parking, 
and loading facilities when new development occurs. 

Finding 4:  Chapter 16.10 does not identify a parking standard for the exact type of land 
use proposed. The closest category is “government offices,” for which there is 
requirement of 3.5 off-street parking spaces per 1,000 gross square feet of floor area. 
The four parking spaces proposed for the front of the proposed station would satisfy this 
requirement. Space for approximately four additional parking spaces would be located 
at the rear of the facility. 

As with vehicular parking, there is no bicycle parking standard for the exact type of land 
use proposed. However, due to the limited number of staffing proposed for the station 
and its presumed general lack of visitors, Planning Staff conclude that the single bicycle 
rack accommodating two bicycles proposed for the project is sufficient to meet the need 
generated by the project.  

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 
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Chapter 16.16: R-1 Low Density Residential Zone 

Lists of allowable uses and development standards for those uses are generally found 
in the respective chapters for each zone. The project site is zoned R-1, Low Density 
Residential. 

Finding 5:  Uses permitted outright in the R-1 zone are generally residential uses. “Minor 
Public Facilities” are allowed outright, but these are narrowly defined in Chapter 16.04, 
Definitions, to include improvements such as utility lines, storm drainage structures, 
sidewalks, or traffic control devices. Accordingly, Planning Staff considers the proposed 
fire and medical emergency station a “major” public facility, which is a conditional use in 
the R-1 Zone, per Subsection 16.16.020. The project applicant has included a 
Conditional Use Permit (CUP) application in their submittal. 

Because the proposed project is nonresidential, many of the development standards in 
Chapter 16.16 do not apply. There are no proposed lots for homes, which would usually 
be analyzed for lot areas dimensions and street frontages. Setbacks still apply, but the 
proposed building has a “front” yard that is over the 20 feet minimum depth and the 
building is over 15 feet from the “rear” property line to the east. Consistent with Chapter 
16.16, the proposed building height is well below 35 feet and the amount of impervious 
surface proposed for the project site/lease area is well below the maximum of 60 percent 
coverage. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. For additional analysis of this “conditional” use, see analysis 
under Chapter 16.50, below. 

Chapter 16.42: Signs 

Finding 6:  No signs are proposed at this time and approval of the proposed land use 
does not extend to future signage. Chapter 16.42, Signage, of the Municipal Code 
identifies requirements that will apply to signs proposed for the project at a future date. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Chapter 16.43: Outdoor Lighting Standards 

The purpose of this chapter of the CMC is to provide regulations for outdoor lighting that 
will minimize glare and light trespass, among other goals. The code identifies 
requirements related to the placement, shielding, height, and intensity of light of outdoor 
light fixtures. 

Finding 7:  Because of the subject property’s context, it is in Lighting Zone 1, as defined 
by Chapter 16.43. The setting is a relatively sensitive one due to the undeveloped nature 
of the surrounding properties, which include Eco Park and Willamette Wayside open 
space. 

The application submittal does not identify the number, location, or design of proposed 
outdoor light fixtures. While the proposed facility is not expected to generate a 
substantial amount of light or glare, submission of a lighting plan consistent with Section 
16.43.110 of the Municipal Code will be required prior to site plan approval. Section V 
of this Staff Report includes a condition of approval requiring that the lighting plan 
demonstrate how proposed light fixtures and luminaires meet the requirements (e.g., 
shielding) of this section. 
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For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Chapter 16.46: Access Limitations on Project Density 

This chapter addresses the number of street access points required compared to the 
level of development proposed, along with minimum dimensions of private drives.  

Finding 8:  The proposed project would not require new streets or access points on 
existing streets or highways. Therefore, most of the provisions of this chapter do not 
apply. While the existing private driveway would be shared with Public Works, the leased 
project site is on the same parcel as the Public Works shops complex and no access or 
driveway easement is required. Subsection 16.46.040 of the Municipal Code addresses 
the spacing of accesses onto public streets. As no new streets or driveways onto public 
streets would be constructed, no spacing requirements apply. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 

Chapter 16.49: Site and Design Review Criteria 

Section 16.49 of the Zoning Code provides review criteria to be used in the design 
review process: 

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 Low Impact Development 
(LID) best management practices whenever feasible based on site and soil 
conditions. LID best management practices include, but are not limited to, 
minimizing impervious surfaces, designing on-site LID stormwater management 
facilities, and retaining native vegetation. 

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. 
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6.  Street lights installation may be required on any public street or roadway as part 
of the Design Review Application. 

Finding 9:  Planning Staff finds that the proposed project, including its site plan, 
architecture, and landscaping, is generally compatible with the surrounding context of 
the project site, which is located next to other utilitarian public facilities (i.e., the Public 
Works yard and Wastewater Treatment Plan) and substantially distant from the public 
realm (i.e., NE Territorial Road and the Molalla Forest Road/logging road trail). Minor 
views of the facility would be visible from NE Territorial Road. However, as noted in the 
application submittal, the station is proposed to be painted in earth tone colors to 
complement nearby natural areas. 

Specific subsections of Section 16.49 are analyzed below: 

 LID Best Management Practices. To the extent feasible, the proposed project 
incorporates the LID best management practices listed above. These include 
retaining native vegetation (including approximately 26 existing trees), 
minimizing impervious surfaces (by placing the building at the edge of the project 
site), and including stormwater infiltration chambers. 

 Site Design Review Matrix. The site and design review matrix provided in 
Subsection 16.49.040 applies to the proposed project. Planning Staff estimates 
that the project achieves 29 points out of 48 applicable points, which meets the 
minimum required score of 60 percent. Note that many of the criteria in this table 
do not apply to the project (e.g., no signs are planned at this time, below grade 
or structured parking is not possible, and no parking landscaping is required due 
to the lack of a “lot” with required separations between parking bays). Points for 
these criteria were discounted from the total number of applicable points. 

 Bicycle and Pedestrian Facilities. The submitted materials generally 
demonstrate compliance with standards related to pedestrian facilities. Canby 
Fire intends to replace the natural trail that traverses the project site. As 
discussed above, the proposed project includes a bicycle rack as required. 

 Landscaping. The Landscape Plan submitted by the project applicant3 shows a 
landscape concept where most of the 1-acre project site would be left 
undeveloped and existing trees would be retained. The proposed station would 
be located at the northern end of the project site closest to the Public Works 
shops complex and landscaping around the building would consist of trees, 
shrubs, and ground-cover. The requirements for parking lot landscaping do not 
apply because the parking area is small (4 spaces) and does not require 
landscaped areas between bays of parking. 

The proposed project is consistent with the intent of Subsection 16.49.070 
because it retains and protects existing trees. These trees would buffer the visual 
effect of the proposed building and would help it blend into its forested context. 
As the project site is zoned for residential uses, landscaping is required to be a 
minimum of 30 percent of the total land area to be developed, per Subsection 
16.49.070. As shown on Page 4 of the submitted site and design review 
application, the percentage of the project site that would be landscaped or left 

                          
3 This exhibit was submitted as a full-size, partially hand-drawn plan and is not available digitally. 
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close to its natural state is well over double this requirement. Although Canby 
Fire intends to clear much of the understory in the undeveloped area, this is for 
fire prevention purposes.  

 Revegetation in Unlandscaped Areas. Subsection 16.49.130 aims to address 
erosion control issues when areas not planned for landscaping are intended to 
allow native plants to re-establish themselves. The southern two-thirds of the 
project site is not proposed for built elements or landscaping. As shown on the 
applicant’s exhibits, this area is proposed to retain its existing trees and a 
perimeter sediment fence is proposed for the ground-disturbance phase of the 
project (see Erosion and Sediment Control Plan). 

The proposed project has been designed to limit removal of existing vegetation 
and therefore prevents the need to fully replant the southern two-thirds of the 
project site. Closer to the proposed station, ground cover plants are planned and 
these would reduce opportunities for erosion of disturbed soil. As outlined in 
Subsection 16.49.130, plant materials are required to be watered at intervals 
sufficient to assure survival and growth for a minimum of two growing seasons. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC to the extent feasible. 

Chapter 16.50: Conditional Uses 

This chapter provides the following criteria for Planning Commission to consider when 
judging whether or not a CUP shall be approved: 

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. 

Finding 10:  As discussed above under the response for Chapter 16.16, major public 
facilities, as defined by the CMC, are conditional uses in the R-1 zone. Therefore, 
Chapter 16.50 applies. 

However, despite being proposed for a site zoned R-1, the larger subject property and 
the parcels to the north (Wastewater Treatment Plan) and west (Willamette Valley 
Country Club) are not developed with residential uses or expected to be converted to 
such in the mid-term future. The nearest residential uses are approximately 750 feet to 
the southwest (Manor on the Green, on the opposite side of Eco Park) and 
approximately 1,000 feet to the south (Redwood Terrace Apartments). Therefore, the 
proposed fire and medical station is not out of character with its immediate surroundings. 
Furthermore, in response to its natural context, Canby Fire has designed the proposed 
project to preserve many of the existing trees on the project site and to minimize built 
elements on the site. 
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The proposed project’s consistency with the CMC is analyzed throughout this Staff 
Report. Staff considers the proposed project generally suitable for the subject property 
because it serves as an extension of the existing public uses on the property. For this 
reason, the characteristics of the site are suitable for the proposed use. Furthermore, all 
required public facilities and services exist to adequately meet the needs of the proposed 
project, as discussed by service providers in the pre-application conference held for the 
project. Lastly, the proposed use would not substantially limit or preclude the use of 
surrounding properties. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC to the extent feasible and no CUP-related conditions of approval 
are required. 

Chapter 16.120: Parks, Open Space, and Recreational Land 

Finding 11:  This section of the CMC requires dedication of parkland or payment of 
system development charges (SDCs) to compensate for the increased demand for 
recreational amenities generated by new land uses. However, as described in the code, 
parkland dedication is only required for “new residential, commercial, and industrial” 
development. Therefore, no dedication of parkland or payment of Parks SDCs is 
required. 

However, it should be noted that the project site is generally considered a peripheral 
component of an existing park (Eco Park) and development of the proposed project 
would result in a minor permanent reduction in the park’s acreage available for 
recreational use. 

For the above reasons, Planning Staff finds that this criterion is not applicable to the 
proposed project. 

III.  Public and Agency Comments 

Notice of this application and the opportunity to provide comment was forwarded to 
property owners and residents within a 500-foot radius and to applicable public 
agencies. At the time of this writing, one public comment and one agency comment were 
received, as summarized below. 

A. Public Comments 

 Gregory Straub. The commenter requested clarification on the location of the 
proposed project. 

B. Agency and Service Provider Comments 

 Hassan Ibrahim, PE, Curran-McLeod, Inc. The City’s Consulting Engineer 
provided comments regarding utility connections, drainage analysis, and the 
design of driving surfaces. 

IV.  Conclusion 

Staff has reviewed the applicant’s narrative and submitted application materials and 
finds that the applications listed above conform to the applicable review criteria and 
standards, subject to the conditions of approval noted in Section V of this Staff Report. 
Planning Staff recommends that the Planning Commission Approve design review 
application DR 20-06 and the related conditional use permit CUP 20-04 subject to the 
identified conditions of approval. 

14 of 180



  

City of Canby ‐ Staff Report             
DR 20‐06/CUP 20‐04 – Canby Fire Emergency Medical Station        PAGE 11 OF 12 

Note that Planning Commission’s approval of the proposed project converts property 
designated by the adopted City of Canby Comprehensive Plan for “parks” into a non-
park use. 

V.  Conditions of Approval 

Public and Utility Improvements:  

1. The concrete approach slab shall be two (2) inches above the existing asphalt in 
anticipation of the future overlay. In the meantime, the existing asphalt concrete shall 
be feathered in to meet the slab grades. (H. Ibrahim) 

2. Sanitary sewer service shall connect to the existing lateral located north of the 
project site’s property line/lease boundary. (H. Ibrahim) 

3. Water service shall be extended south of the building to the satisfaction of the City 
Engineer and constructed outside the paved parking surface. Water services shall 
be constructed in conformance with Canby Utility requirements. (H. Ibrahim) 

4. Public improvements shall comply with all applicable City of Canby Public Works 
Design Standards. (R. Potter) 

5. All private storm drainage shall be disposed of onsite. A final drainage report shall 
be submitted with the final construction plans. 

The applicant shall demonstrate how the storm runoff generated from the new 
impervious surfaces will be disposed. If drywells (UIC) are used as a means to 
discharge storm runoff, they must meet the following criteria: 

a. The UIC structures’ location shall meet at least of the two conditions: 

i. The vertical separation distance between the UIC and seasonal high 
groundwater is more than 2.5 feet, or 

ii. The horizontal separation distance between the UIC and any water well is a 
minimum of 267 feet in accordance with the City of Canby Stormwater Master 
Plan, Appendix “C”, Groundwater Protectiveness Demonstration and Risk 
Prioritization for Underground Injection Control Devices. 

The storm water drainage report and design methodology shall be in conformance 
with the requirements as stated in Chapter 4 of the City of Canby Public Works 
Design Standards dated December 2019. (H. Ibrahim) 

Project Design/Site Plan Approval: 

6. The applicant shall work with Canby Utility and the Canby Public Works Department 
in order to provide the appropriate connections to all required utilities prior to site 
plan approval. (R. Potter) 

7. Per Subsection 16.08.070 of the CMC, in no case shall a lot 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. The project applicant shall 
submit “one copy of either the recorded plat or the recorded deeds or land sales 
contracts that demonstrates how and when legal property lines were established and 
where the boundaries of the legal lots of record are located” prior to the City’s 
approval of the site plan. (R. Potter) 
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8. Prior to site plan approval, a lighting plan shall be submitted to the City consistent 
with Chapter 16.43, Outdoor Lighting Standards, of the Municipal Code. This shall 
include exhibits demonstrating that the proposed light fixtures would be shielded and 
that light generated would not exceed the maximum lumens identified in Table 
16.43.070 of the Canby Municipal Code. (R. Potter) 

9. The developer/builder of the proposed buildings shall consult with Canby Disposal 
regarding final architectural plans and design considerations for solid waste pickup. 
(Canby Disposal) 

Building Permits: 

10. An erosion control and a grading permit will be required from the City of Canby prior 
to any on-site disturbance. (R. Potter) 

11. The project applicant shall apply for a City of Canby Site Plan Permit, Clackamas 
County Building permits, and a City of Canby Erosion Control Permit prior to project 
construction. (R. Potter) 

12. Clackamas County Building Services will provide structural, electrical, plumbing, and 
mechanical plan review and inspection services. (R. Potter) 

13. The applicant shall submit sign applications to the City for any future signs. Proposed 
signs shall conform to provisions of Chapter 16.42 of the CMC and shall secure a 
building permit from Clackamas County Building Services prior to their installation if 
applicable. (R. Potter) 

Prior to Occupancy: 

14. Prior to occupancy of the station, all landscaping plant material indicated on the 
submitted landscape plan shall either be installed and irrigated as proposed, or 
sufficient security (bonding, escrow, etc.) shall be provided pursuant to the 
provisions of CMC 16.49.100 (B). (R. Potter) 
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Ryan Potter

From: GREGORY STRAUB 
Sent: Saturday, February 20, 2021 10:27 PM
To: Ryan Potter
Subject: Re: Questions about location ofproposed emergency medical station

Thank you very much for your quick and reassuring response. I've forwarded your reply 
to our neighborhood HOA here at the Manor on the Greens, virtually adjacent to Eco 
Park. Some have already responded that they had similar questions and felt much better 
after reading your clarifying note. 
  
Thank you, 
Greg Straub 
----- Original Message -----  
From: Ryan Potter  
To: GREGORY STRAUB  
Sent: Friday, February 19, 2021 4:31 PM 
Subject: RE: Questions about location ofproposed emergency medical station 

 
Mr. Straub, 
  
Thank you for your email. I agree that it is hard to tell the exact location from the notice. The staff report for Planning 
Commission will be uploaded to the City website on February 26th and those materials will have a better map. On that 
date, the PC packet can be found here: 
https://www.canbyoregon.gov/CityGovernment/planning_commission/planningcommission.htm (in the table at the 
bottom of the web page). 
  
The proposed facility would be east of the access road to Public Works (just before the Public Works space), so it would 
be between the access road and the open space/fields to the east. That strip of property does have trees which would 
have to be removed, but the project would not affect Eco Park or any of the densely forested area west of the access 
road. 
  
I appreciate your comments and questions. Thanks, 
  
Ryan 
  

Ryan Potter, AICP | Senior Planner 
City of Canby | Development Services 
222 NE 2nd Ave. | PO Box 930 
Canby, OR 97013 
ph: (503) 266‐0712 
email: potterr@canbyoregon.gov; website: www.canbyoregon.gov 
Send applications to: PlanningApps@canbyoregon.gov 

  

 
PUBLIC RECORDS LEGAL DISCLOSURE 

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

This email is subject to the State Retention Schedule.  

61 of 180



2

  
  
  

From: GREGORY STRAUB   
Sent: Friday, February 19, 2021 4:02 PM 
To: Ryan Potter <PotterR@canbyoregon.gov> 
Subject: Questions about location ofproposed emergency medical station 
  
  
Mr. Potter, 
  
I received notice today about the proposed location of the Canby Fire Emergency Medical Station and before 
considering objections I'm hoping you can clarify a couple things. 
  
I found the inset, Figure 1‐Zoning Map and accompanying description lacking in sufficiently describing the location of 
the project. Since neither an accurate illustration of the existing Eco Park parking lot nor the location of the Public 
Works property and access road to it is shown, I'm left to make certain assumptions based on the outlined location of 
the proposed site. Please correct me if I'm incorrect in my assumptions. 
  
It appears that the proposed site is adjacent to and on the west side of the access road to the Public Works space. It 
appears that the site is to the south of the Public Works space. If those two assumptions are correct, siting the project 
there would necessitate clearing and deforesting a significant chunk of Eco Park as well as eliminating an undetermined 
amount of established walking path there within. 
  
If the above assumptions are correct, in my view, it begs the question: why establish the location within a well 
established forested park requiring clearing when directly across the access road to the east lies a vast area already 
cleared.  
  
Thank you in advance for your reply. 
  
Gregory Straub 
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Ryan Potter

From: Hassan Ibrahim <hai@curran-mcleod.com>
Sent: Wednesday, February 24, 2021 10:10 AM
To: Ryan Potter
Cc: Jerry Nelzen
Subject: RE: Northside Emergency Station

Hi Ryan, 
 
Here are my comments: 
 

1. The concrete approach slab shall be 2” above the existing asphalt in anticipation of the a future overlay. In the 
meantime, the existing AC will be feathered in to meet the slab grades.    

2. Sewer service will connect to the existing lateral located north of the site north property line. 
3. The water service needs to extend south of the building and constructed outside the paved parking surface. 
4. Drainage analysis shall be submitted at the final design stage.   

 
Thanks, 
 
******************** 

Hassan A. Ibrahim, P.E. 
CURRAN‐McLEOD, INC. 
6655 SW Hampton St., Suite 210 
Portland, OR 97223 
Tel: (503) 684‐3478 
Fax:  (503) 624‐8247 
Cell: (503) 807‐2737 
email: hai@curran‐mcleod.com  
 

From: Ryan Potter <PotterR@canbyoregon.gov>  
Sent: Wednesday, February 24, 2021 9:41 AM 
To: Hassan Ibrahim <hai@curran‐mcleod.com> 
Cc: Jerry Nelzen <nelzenj@canbyoregon.gov> 
Subject: Northside Emergency Station 
 
Hassan, 
 
Do you have any conditions or comments for the satellite fire facility out at Public Works, before it goes to the PC 
hearing? Thanks, 
 
Ryan 
 

Ryan Potter, AICP | Senior Planner 
City of Canby | Development Services 
222 NE 2nd Ave. | PO Box 930 
Canby, OR 97013 
ph: (503) 266‐0712 
email: potterr@canbyoregon.gov; website: www.canbyoregon.gov 
Send applications to: PlanningApps@canbyoregon.gov 
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 Vicinity Map 

 
 
 
 
 

 
File #:  SUB 20-03/VAR 20-01 – Beckwood Place Subdivision 

 

HEARING DATE:  March 8, 2021 

STAFF REPORT DATE: February 26, 2021 

TO:    Planning Commission 

STAFF:   Ryan Potter, AICP, Senior Planner 

 
Applicant Request 

The applicant is seeking approval to subdivide a 6.68-acre parcel into 42 lots for single-family 
homes. 

 

Property/Owner Information 

Location: Between NE 16th and NE 18th Avenues, east of N Maple Street 
and west of N Pine Street 

Tax Lot:   31E28DD 02100 
Property Size:  6.68 acres 
Comprehensive Plan: MDR – Medium Density Residential 
Current Zoning:  R-1.5 – Medium Density Residential 
Owner:   Tom Holmes 
Applicant:   ICON Construction and Development 
Applicant Representative: Rick Givens 
Application Type:  Subdivision (Type III); Major Variance (Type III) 
City File Number:  SUB 20-03; VAR 20-01 

Staff Recommendation 

Based on the application submitted and the facts, findings, and conclusions of this Staff 
Report, Planning Staff recommends that Planning Commission Approve SUB 20-05 and VAR 
20-01 pursuant to the Conditions of Approval presented in Section V at the end of this report. 

City of Canby 
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Attachments 

A. Land Use Applications – Subdivision Type III and Major Variance Type III 
B. Application Narrative 
C. Proposed Subdivision Plat 
D. Site Plan Exhibits 
E. Traffic Impact Analysis 
F. Neighborhood Meeting Minutes 
G. Public Comments 

 
Existing Conditions 

The subject property is a vacant, undeveloped rectangular site surrounded by existing 
neighborhoods, including the Hamilton Acres subdivision under construction to the immediate 
south and the recently constructed Tanoak subdivision to the immediate north. The property 
fronts onto N Pine Street but is also located adjacent to dead-end street stubs of N Oak Street 
(to the north and south), N Persimmon Street (to the south), and NE 17th Street (to the west). 
These streets were laid out in a manner that anticipated the future development of the subject 
property. Historically, the property has featured dense tree cover, including both deciduous and 
evergreen trees. 

Surrounding residential uses include a mix of single-family homes, townhomes, and 
apartments, which reflects the various zoning designations of their underlying parcels (R-1, R-
1.5, and R-2). Note that three parcels adjacent to the subject property’s northeast corner 
adjacent to N Pine Street have not been annexed into the City and are therefore in the 
unincorporated County. 

Under existing conditions, the subject property is served by the following utility providers: 

 Water and electric service – Canby Utility 

 Wastewater and streets – City of Canby Public Works 

 Solid waste disposal services – Canby Disposal 

 Fire services – Canby Fire District 

 Police services – City of Canby Police Department 

Project Overview 

The property owner requests to subdivide the 6.68-acre subject property into a 42-lot single-
family residential subdivision, with lots ranging between 5,000 and 5,347 square feet. As shown 
on the proposed subdivision plat and other exhibits in the application submittal, a majority of 
these lots would directly face public streets, while nine would be flag lots accessed from shared 
driveways (Lots 18-20, 24-25, and 37-40). The subdivision would be accessed from five access 
points, including four existing street stubs that would be extended into the subject property, and 
one new street connection at N Pine Street. 

Analysis and Findings 

I.  Applicable Criteria 

Applicable criteria used in evaluating this application are listed in the following sections 
of the Canby Municipal Code (CMC): 

 16.08 General Provisions  

 16.10 Off-street Parking and Loading  
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 16.18 R-1.5 Medium Density Residential Zone 

 16.21 Residential Design Standards 

 16.46 Access Limitations on Project Density 

 16.53 Variances 

 16.62 Subdivisions – Applications 

 16.64 Subdivisions – Design Standards 

 16.68 Subdivisions – Final Procedures and Recordation 

 16.88 General Standards and Procedures 

 16.89 Application and Review Procedures  

 16.120 Parks, Open Space, and Recreation Land – General Provisions 

II. Facts and Findings 

The following analysis evaluates the proposed subdivision’s conformance with 
applicable approval criteria and other Canby Municipal Code (CMC) sections, as listed 
above in Section I. 

Section 16.08.070: Illegally Created Lots 

In no case shall a lot 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. Subdivision applications are required to include “one copy of either the 
recorded plat or the recorded deeds or land sales contracts that demonstrates how and 
when legal property lines were established and where the boundaries of the legal lots of 
record are located.” 

Finding 1:  The subject property is shown on Tax Map 31E28DD as found in the 
Clackamas County Online Parcel Information Application (C-Map). While the application 
materials submitted for the proposed project include deed documents, they do not 
clearly demonstrate “how and when legal property lines were established and where the 
boundaries of the legal lots of record are located” as identified on Page 2 of the Site and 
Design Review application. Therefore, additional materials must be submitted to the City 
in order for development on the subject property to occur. 

Prior to site plan approval, the City will require documentation that verifies that the 
subject property is comprised of legally created lots eligible for development. A condition 
of approval memorializing this requirement is identified in Section V of this Staff Report. 

For the above reason, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Section 16.08.150, Traffic Impact Study 

This section of the CMC outlines requirements for studying the transportation impacts 
of a proposed project. 

Finding 2:  A Transportation Impact Analysis (TIA)1 was prepared for the proposed 
subdivision by DKS Associates, the City’s traffic consultant, and completed in January 
2021. Using existing traffic data and projections for the generation of new vehicle trips 
by the proposed project, the TIA analyzes impacts of the proposed subdivision on the 
area’s circulation network, including roadways and intersections. The report’s 
methodology and assumptions are identified in the TIA, which is included in this Staff 

                          
1  Alternatively called a Traffic Impact Study (TIS). 
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Report as an attachment. Safety and capacity analysis was performed for the following 
two intersections: Highway 99E/NE 4th Avenue and NE Territorial Road/N Pine Street. 
In addition to vehicle trips generated by the proposed subdivision, the analysis considers 
cumulative impacts generated by the project in combination with surrounding land uses, 
including development projects approved but not yet built out. 

The TIA projects that the proposed subdivision would generate 31 AM peak hour trips, 
42 PM peak hour trips, and 396 overall daily vehicle trips on weekdays. These estimates 
are based on trip generation rates for “Single-Family Detached” uses per the Institute of 
Transportation Engineers (ITE). 

As discussed in the TIA, the Highway 99E/NE 4th Avenue intersection is expected to 
operate with a volume to capacity (v/c) ratio above the City’s adopted target by 2022 
with and without the proposed subdivision. The project would add 21 total PM peak hour 
trips to this intersection. However this a minor share of the intersection’s overall trips 
and it is known by the City as a location that requires improvement. The intersection 
currently features a through-local street (NE 4th Avenue) that intersects a state highway 
facility (Highway 99E) approximately 20 feet from a heavily-trafficked at-grade rail 
corridor (Union Pacific Railroad) and directly north of that, another intersection (N Pine 
Street) less than 50 feet away from the railway. The Canby Transportation System Plan 
(TSP) includes a financially constrained improvement project for this intersection that 
would mitigate the substandard condition. Furthermore, that improvement project is on 
the City’s Transportation System Development Charge (SDC) list. Therefore, the project 
applicant for Beckwood Place and those of other nearby subdivisions and 
developments, contribute toward the needed improvement as SDCs are paid. Although 
there is no imminent plan to improve the Highway 99E/NE 4th Avenue intersection, the 
project is on the City’s list of future projects, as discussed above. 

As the proposed project would not result in any additional significant intersection or 
roadway traffic impacts, and is not anticipated to result in safety issues (as analyzed in 
the TIA), no transportation-related conditions of approval are required. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 

Chapter 16.10: Off-Street Parking and Loading 

Section 16.10.050 of the Municipal Code requires that each single-family dwelling 
provide two off-street parking spaces. 

Finding 3:  The proposed subdivision’s 42 proposed dwelling units would each have a 
two-car garage and a driveway accommodating two cars. Therefore, the proposed 
individual lots would each comply with the code related to off-street parking. For the 
above reason, Planning Staff finds this request is consistent with applicable provisions 
of the CMC. 

Chapter 16.18: R-1.5 Medium Density Residential Zone 

Lists of allowable uses and development standards for those uses are generally found 
in the respective CMC chapters for each zone. The subject property is zoned R-1.5, 
Medium Density Residential. 

Finding 4:  Single-family residential uses are permitted outright in the R-1.5 Zone. As 
identified in Chapter 16.18 of the CMC, this zone requires that single-family residential 
lots be between 5,000 and 6,500 square feet in area. The 42 proposed lots are between 
5,000 and 5,347 square feet, with an average of approximately 5,101 square feet. 
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Overall, the proposed subdivision has a density of 2.52 units per acre. The subdivision’s 
lots all comply with the aforementioned lot size requirements and no exception is needed 
or requested. 

The R-1.5 Zone also requires lots to have a minimum width and street frontage of 40 
feet. With the exception of the nine proposed “flag” lots, this requirement would be met 
by the proposed subdivision. Flag lots are discouraged but not prohibited by the CMC. 

Site plan approval of individual homes in the proposed subdivision will require the 
homebuilders to demonstrate that the homes fully comply with a maximum building 
height of 35 feet and other applicable development standards found in Chapter 16.18. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 

Chapter 16.21: Residential Design Standards 

This chapter of the CMC identifies design standards designed to create an attractive, 
safe, and context-sensitive built environment, with a special focus on the visual 
environment along public rights-of-way. Provisions in this chapter aim to ensure that 
there are clear visual connections between homes and the street, and prevent homes 
from having street-facing facades that are dominated by garages. 

Finding 5:  While the design standards for single-family homes found in Chapter 16.21 
would apply to homes constructed in the proposed subdivision, no specific home 
designs are proposed at this time. Upon approval of the subdivision, consistency with 
applicable design standards will be evaluated at the time of site plan approval for each 
individual lot.  

Planning Staff consider the proposed layout of the subdivision, which is dominated by 
standard single-family residential lots that are generally rectangular and front directly 
onto public streets in an orthogonal fashion, to be conducive to the construction of 
homes that are consistent with Chapter 16.21. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 

Chapter 16.46: Access Limitations on Project Density 

This chapter addresses the appropriate number of project access points relative to the 
size and scale of a proposed development. It also addresses access onto state 
highways. 

Finding 6:  Per Chapter 16.46, single-family residential subdivisions with 30 to 132 
dwelling units must have at least two access points. Because the proposed subdivision 
would tie into adjacent neighborhoods with four extensions of existing local streets and 
an additional connection onto N Pine Street, this criterion is met. As required, the 
proposed streets would meet the minimum of 34 feet in width with no parking restrictions. 
The minimum spacing between local roadways (150 feet from centerline to centerline) 
cannot be met along NE 17th Avenue, but this is addressed below under Chapter 16.53, 
Variances. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Chapter 16.53: Variances 

This chapter of the CMC defines “minor” and “major” variances. As minor variances are 
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limited to ten percent reductions in setbacks, other variances from approval criteria are 
considered major variances. The Planning Commission is authorized to approve 
variances owing to “special and unique circumstances” related to a specific piece of 
property. In granting a variance, the commission may attach conditions which it finds 
necessary to protect the best interests of the surrounding neighborhood. 

A variance may be granted only upon determination that all of the following conditions 
are present: 

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

2. The variance is necessary to assure that the applicant maintains substantially the 
same property rights as are possessed by the owners of other property in the city 
and within the same zone. 

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

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

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

6. The exceptional or unique conditions of the property which necessitate the issuance 
of a variance were not caused by the applicant, or the applicant's employees or 
relatives. 

Finding 7:  The proposed subdivision is surrounded by existing residential development 
that has incrementally constructed a street network of local residential streets. In 
anticipation of future development on the subject property, this circulation system has 
resulted in a number of street stubs that end at the boundaries of the subject property, 
including N Oak Street (from the north and south), N Persimmon Street (from the south), 
and NE 17th Street (from the west). Consistent with the CMC, the project applicant team 
has designed a subdivision that extends these streets to create connectivity in the 
neighborhood. However, the existing north-south oriented streets don’t perfectly align 
and, once extended into the subject property, create two intersection offsets inconsistent 
with the City’s street spacing standards. 

In the pre-application conference conducted for the proposed subdivision, Planning Staff 
and Public Works Staff voiced their agreement that the proposed street layout was a 
logical one based on the number and location of fixed street connection points 
surrounding the property. Planning Staff concurs with the project applicant’s findings 
supporting their request for a major variance, including the following. 

 The exceptional circumstances which relate to this property are the unusual 
number of street stubs which abut the site and the placement of those street 
stubs which makes it impractical to connect them without violating the 150-foot 
intersection spacing standard. 

 The property is zoned for medium density residential uses and an alternate street 
layout would result in a number of irregularly-shaped lots that violate the lot size 
requirements in the R-1.5 zone and would likely not allow the property to be 
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developed in the range of allowable residential densities. 

 The variance would not violate the intent of the City’s Comprehensive Plan or 
Planning Ordinance. Because the proposed streets would be designed as low-
speed facilities, no substantial safety issues are anticipated by vehicles 
navigating the closely-spaced intersections with substandard offsets. 

 The proposed street spacing would not be materially detrimental to other 
properties in the vicinity, several whom would benefit from the visual continuity 
and improved access generated by streets that connect adjacent subdivisions.  

 The variance request is the minimum variance which will alleviate the hardship, 
since the variance only applies to streets that would be connected to the existing 
closely-spaced street stubs. 

 The hardship was not caused or created by the project applicant as the 
surrounding street network is existing. 

For the above reasons, Planning Staff recommend that the Planning Commission 
approve the requested variance. 

Chapter 16.62: Subdivisions – Applications 

This chapter requires that subdivision applications demonstrate that all required public 
facilities and services are available, or will become available through the development, 
to adequately meet the needs of the proposed land division.  

Finding 8:  As discussed in the pre-application conference for this project, the subject 
property and its surrounding vicinity are already served by water, sewer, and electric 
service. Although extensions of existing public streets would be required to serve the 
interior of the subject property, these existing public streets already abut—and provide 
access to—the perimeter of the property. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 

Section 16.64.010: Subdivision Design Standards – Streets 

This section of the CMC provides design standards for streets, including their layout and 
design. 

Finding 9:  The streets proposed for the proposed subdivision are shown in the 
application submittal. Overall, the proposed local streets are designed to the City’s 
required street section and reflect the surrounding circulation pattern and street 
hierarchy. As required by this section of the CMC, development of the subject property 
provides for the extension of streets previously terminating at “dead end” stubs intended 
for later extension. The proposed intersections generally intersect at close to right angles 
and half-street improvements would only occur on the existing N Pine Street and not on 
new street alignments where the other half of the street would be missing. 

The conditions of approval identified by the Consulting City Engineer and included in 
Section V of this Staff Report address compliance with minor street design issues that 
need addressed prior to preparation of the final subdivision plat. These include the 
curvature of NE 17th Avenue where it meets N Pine Street and centerline radii of all 
proposed streets. 

As discussed in the applicant submittal and above under the response to Chapter 16.53, 
the alignments of N Oak Street (segments from the north and south) and N Persimmon 

71 of 180



City of Canby ‐ Staff Report             
SUB 20‐05 / VAR 20‐01 – Beckwood Place Subdivision          PAGE 8 OF 16 

Street (from the south) where they intersection with NE 17th Avenue violate the City’s 
street spacing requirements found in the CMC and Public Works Design Standards. 
However, Planning Staff concur with the project applicant’s assertion that this was 
unavoidable due to existing street connection points that are fixed and have dictated the 
subdivision layout. A variance application for this code inconsistency has been 
submitted and its approval by Planning Commission is supported by Planning Staff. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Section 16.64.015: Subdivision Design Standards – Access 

Finding 10:  Access to the proposed subdivision would be provided by the five 
aforementioned street connections, which will all feature sidewalks on both sides of the 
street. While the subdivision includes nine flag lots, the remaining 33 lots are 
traditionally-oriented with direct frontage onto local streets. 

The proposed subdivision is generally consistent with the access management 
standards adopted in the City’s TSP and Public Works Design Standards. However, the 
TSP discourages direct access by residential driveways onto facilities designated as 
“Collector” streets. Lot 14 (and potentially also Lot 15) is currently proposed to be directly 
accessed from N Pine Street, which is a Collector street, and because this is a 
Clackamas County facility, the County’s approval is required for these driveway access 
points. Section V of this Staff Report includes a condition of approval identifying this 
required coordination. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Section 16.64.020: Subdivision Design Standards – Blocks 

This section requires that the lengths, widths, and shapes of blocks be designed “with 
due regard to providing adequate building sites suitable to the special needs of the type 
of use contemplated, needs for access, circulation, control and safety of street traffic 
and limitations and opportunities of topography.” 

Finding 11:  The proposed subdivision has been deliberately designed to reflect the 
orientation and layout of blocks in the surrounding neighborhoods. This is reflected in 
the proposed extension of NE 17th Street, N Oak Street (both north and south), and N 
Persimmon Street, which complete unfinished blocks partially developed by adjacent 
subdivisions. The proposed blocks are typical of single-family residential developments 
and allow adequate vehicular and pedestrian circulation throughout the area. Although 
the north side of NE 17th Avenue would create a block depth greater than that “sufficient 
to provide two lot depths,” this is due to the existing land use pattern and fixed street 
alignments surrounding the subject property. 

For the above reasons, Planning Staff finds this request is consistent with applicable 
provisions of the CMC. 

Section 16.64.030: Subdivision Design Standards – Easements 

Easements are generally provided for utilities, public sidewalks, pedestrian connections, 
or shared driveways.  

Finding 12:  The proposed subdivision can be adequately served by water, sanitary 
sewer, and electric service. Extension of utility lines was discussed at the pre-application 
conference held for the proposed subdivision. The application submittal includes a 
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preliminary utility plan which proposes utility layouts for water, sanitary sewer, and 
electric service.   

The recorded plat for this subdivision will need to identify 12-foot utility and sidewalk 
easements along all streets to provide future access to underground utilities. This 
requirement is identified in Section V of this staff report. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Section 16.64.040: Subdivision Design Standards – Lots 

This subsection of the CMC requires that the “lot size, width, shape, and orientation” of 
subdivision lots be appropriate for the subdivision’s location and land use.  

Finding 13:  As discussed above in analysis of project consistency with Chapter 16.18, 
the proposed lots comply with R-1.5 zoning standards, including having widths and 
street frontages that are greater than the minimum standard of 40 feet (with the 
exception of the aforementioned flag lots, Lots 18-20, 24-25, and 37-40). As required by 
Section 16.64,040, the proposed lot lines run at right angles to the street. In general, the 
dimensions and layout of the proposed lots are typical for traditional single-family 
development; no “alternative lot layout” is requested or required. 

This section states that flag lots may be allowed with findings that access and building 
areas are adequate. Planning Staff find that the overall dimension of the subject property 
and the existing alignment of numerous adjacent streets necessitate that the proposed 
subdivision be designed as proposed, with a limited number of flag lots that all have 
access to public streets via shared driveways. 

Canby Fire has requested that flag lots have 26-foot-wide shared driveways. Section V 
of this Staff Report includes a condition of approval requiring the project applicant to 
coordinate with Canby Fire on this issue prior to submittal of the final subdivision plat. 

Planning Staff note that the proposed subdivision layout includes corner lots that are 
relatively narrow when side-yard setbacks are considered. This dimension of corner lot 
is allowed but precludes the development of some home designs and does not 
accommodate room for full-height fences to “box in” in the rear yard unless this fence is 
outside the 15-foot street side yard setback (see Subsection 16.08.110, Fences, of the 
CMC for City fence regulations). 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Section 16.64.070: Subdivision Design Standards – Improvements 

As discussed in this section, public improvement work related to the proposed 
subdivision shall not commence prior to construction drawings being checked for 
adequacy and approved by the City Engineer, Public Works Staff, and Planning Staff. 
This section of the CMC summarizes the developer’s obligations for public 
improvements, which must be installed at the developer’s own expense. 

Finding 14:  The proposed subdivision requires extension of several existing local streets 
as discussed above, construction of half-street improvements on N Pine Street, and 
extensions of existing utility systems (including water distribution, sanitary sewer lines, 
electric and gas lines). Furthermore, as with all development in Canby, onsite 
stormwater is required to be treated onsite. 
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The comment letter submitted by the City’s Consulting Engineer, dated February 4, 
2021, which is included as an attachment to this Staff Report, identifies conditions of 
approval for the public improvements required of the project applicant and developer. 
These include conditions related to the following items: 

 Half-street improvements on N Pine Street, which is a County road but must be 
improved to City standards 

 Full-street improvements on streets within the development 

 Design of shared driveways 

 Alignment of streets and intersections 

 Compliance with Americans with Disabilities Act (ADA) requirements 

 Street signage 

 Street trees 

 Erosion control and demolition of existing structures (if applicable) 

 Stormwater drainage facilities and requirements 

These conditions of approval reiterate that public improvements must be consistent with 
City of Canby Public Works Standards. 

For the above reasons, Planning Staff finds this request, as conditioned, is consistent 
with applicable provisions of the CMC. 

Chapter 16.120: Parks, Open Space, and Recreational Land 

This section of the CMC requires dedication of parkland or payment of system 
development charges (SDCs) to compensate for the increased demand for recreational 
amenities generated by new land uses. 

Finding 15:  The proposed subdivision does not dedicate park or open space. If 
approved, the City will provide the applicant with an itemized inventory of applicable 
SDCs. For the above reason, Planning Staff finds this request is consistent with 
applicable provisions of the CMC. 

Additional Analysis: 

 Comprehensive Plan. The adopted City of Canby Comprehensive Plan 
envisioned the ultimate urbanization of this property and the intended land use 
of this property (MDR – Medium Density Residential) is consistent with the 
proposed subdivision. 

 Neighborhood Meeting. The applicant held a public meeting via Zoom on 
October 19, 2020. The applicant presented the proposed subdivision and 
gathered public input from the attendees. As shown in the meeting notes, the 
applicant responded to neighbor concerns regarding street connections and their 
impact on neighborhood circulation. Neighbors also had comments about 
general neighborhood safety, construction impacts, and groundwater recharge. 

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 V of the Staff Report. 

III.  Public and Agency Comments 

Notice of this application and opportunity to provide comment was mailed to owners and 
residents of lots within 500 feet of the subject property and to applicable public agencies. 
All citizen and agency comments/written testimony that was received to date are 
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attached to this Staff Report and will be presented to the Planning Commission. At the 
time of this writing, one public comment and three agency comments were received, as 
summarized below. 

A. Public Comments 

 Doug Onion, dated February 22, 2021. The commenter noted that N Pine Street 
is in need of improvements and voices concerns about overall traffic levels on 
that roadway and its intersections with NE Territorial and NE 4th Avenue. 

B. Agency and Service Provider Comments 

 Hassan Ibrahim, PE, Curran-McLeod, Inc., dated February 4, 2021. The City’s 
Consulting Engineer provided comments regarding utility connections, public 
improvements, drainage analysis, and other requirements. 

 Matt English, Canby Fire, dated February 24, 2021. The Division Chief for 
Canby Fire requested that the project reflect the adopted Oregon Fire Code, 
provide 26-foot-wide access drives for flag lots, provide hydrants at 300-foot 
intervals or less, and include coordination with Canby Fire on hydrant locations. 

 Matt Downs, DirectLink, dated February 9, 2021. DirectLink identified their 
requirements for serving the proposed subdivision. 

No items of major controversy were identified at the neighborhood meeting held 
September 2, 2020. 

IV.  Conclusion 

Based on the application submitted and the facts, findings, and conclusions of this 
report, staff recommends that the Planning Commission Approve Subdivision SUB 20-
05, Beckwood Place, and the related Variance VAC 20-01 subject to the conditions of 
approval identified in Section V of this Staff Report. 

V.  Conditions of Approval 

Public Improvements: 

1. N Pine Street is a County road and classified in the Canby Transportation System 
Plan (TSP) as a collector road; the total existing right-of-way (ROW) width is 40 
feet and the required ROW as per the City TSP ranges between 50 and 60 feet. 
An additional 10-foot of ROW shall be dedicated on the development side of the 
roadway meeting the ROW width of 30 feet for the half street. The half street 
improvements shall be built to City standards with a 20-foot paved street width 
measured from the centerline ROW and matching the existing street width to the 
south side (adjacent to the Hamilton Acres subdivision). Asphalt tapers at the rate 
of 10:1 shall be constructed to match the existing asphalt surface at the north end 
of the street. Improvements to N Pine Street shall also include curb and gutter, a 
5-foot planter strip with street trees, and 6-foot concrete sidewalks; streetlights with 
design shall be provided by the developer and utilities shall be in conformance with 
Section 2.207 of the City of Canby Public Works Design Standards, revised 
December 2019. Clackamas County approval will be needed for those 
improvements. A 12-foot wide public utility easement abutting the ROW is also 
required. (H. Ibrahim) 
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2. All interior streets within the subdivision, including NE 17th Avenue, N Oak Street, 
and N Persimmon Street shall be designed to City local street standards with 34-
foot paved width, curb and gutter, 5-foot-wide planter with street trees, 6-foot-wide 
concrete sidewalks; streetlights with design shall be provided by the developer and 
utilities shall be in conformance with Chapter 2 of the City of Canby Public Works 
Design Standards, revised December 2019. A 12-foot-wide public utility easement 
abutting the ROW is also required. (H. Ibrahim) 

3. Commercial driveway approaches in conformance with City detail drawing No. 104 
shall be constructed at the common entrance to Lots 18 through 20, Lots 24 
through 25, and Lots 37 through 40. (H. Ibrahim) 

4. The intersection of N Pine Street and NE 17th Avenue requires a 50-foot straight 
tangent alignment perpendicular to the intersection as per Section 2.203.c of the 
City of Canby Public Works Design Standards, revised December 2019. This 
requirement doesn’t appear to be met as shown on the preliminary plans and the 
subdivision plat shall be revised accordingly. (H. Ibrahim) 

5. The project applicant or developer shall provide the City, to the satisfaction of the 
City Engineer, with exhibits demonstrating that the centerline radii meet or exceed 
the minimum radius of 165 feet as per Chapter 2.203.d of the City of Canby Public 
Works Design Standards, revised December 2019. (H. Ibrahim) 

6. All ADA ramps shall be designed and inspected to meet the current Public Right 
of Way Accessibility Guidelines (PROWAG). (H. Ibrahim) 

7. All interior street names and traffic signs shall be installed by the developer as part 
of the development. The developer’s design engineer shall submit at part of the 
construction plans a signing and striping plan. The City may supply the required 
traffic and street name signs based on a mutually agreed cost. (H. Ibrahim) 

8. Street trees shall be selected form the City-approved tree list. The street tree 
ordinance requires the developer to pay the City $250 per tree for installation and 
a two-year period of maintenance. The property owners will take over all of the 
responsibilities for street trees after that date. (H. Ibrahim) 

9. An erosion control permit will be required form the City of Canby prior to any onsite 
ground disturbance. (H. Ibrahim) 

10. If any of the existing structures onsite are to be demolished, a demolition permit 
will be required from Clackamas County prior to demolition. Additionally, a grading 
permit is required from Clackamas County prior to any onsite disturbance. (H. 
Ibrahim). 

11. All private storm drainage runoff generated from the lots and private driveways 
shall be discharged onsite as per Chapter 4 of the City of Canby Public Works 
Design Standards, revised December 2019. (H. Ibrahim) 

12. The proposed drywells (UIC) must meet the following criteria: 

a. The UIC structures’ location shall meet at least one of the two conditions: 

i. The vertical separation distance between the UIC and seasonal high 
groundwater is more than 2.5 feet or; 

ii. The horizontal separation distance between the UIC and any water well is 
a minimum of 267 feet in accordance with the City of Canby Stormwater 

76 of 180



City of Canby ‐ Staff Report             
SUB 20‐05 / VAR 20‐01 – Beckwood Place Subdivision          PAGE 13 OF 16 

master Plan, Appendix “C”, Groundwater Protectiveness Demonstration 
and Risk Prioritization of Underground Injection Control (UIC) Devices. 

13. A stormwater drainage report shall be prepared in conformance with the 
requirements as stated in Chapter 4 of the City of Canby Public Works Design 
Standards, revised December 2019. Additionally, the drywells may be required to 
connect with a conveyance system as required by the City Public Works 
Department during the design review phase. The drywells need to be located a 
minimum of 267 feet from any irrigation or drinking wells. (H. Ibrahim) 

14. A storm drainage analysis shall be submitted to the City for review and approval 
during the final design phase. The analysis shall meet Chapter 4 of the City of 
Canby Public Works Design Standards, revised December 2019. (H. Ibrahim) 

15. Existing domestic or irrigation wells (if any) shall be abandoned in conformance 
with OAR 690-220-0030. A copy of Oregon Water Rights Department (OWRD) 
abandonment certificate shall be submitted to the City. (H. Ibrahim) 

16. Existing onsite sewage disposal systems (if any) shall be abandoned in 
conformance with DEQ and Clackamas County Water Environmental Services 
(WES) regulations. A copy of the septic tank removal certificate shall be submitted 
to the City Engineer. (H. Ibrahim) 

17. Water services and fire protection infrastructure shall be constructed in 
conformance with Canby Utility and Canby Fire requirements (H. Ibrahim)  

18. Prior to the start of any public improvement work, the applicant shall schedule a 
pre-construction conference with the City and obtain construction plan sign-off 
from applicable agencies. (R. Potter) 

19. Civil engineering drawings for public improvements shall use the North American 
Vertical Datum of 1988 (NAVD 88) when establishing depths and heights. (R. 
Potter) 

20. The development shall provide fire hydrants at 300-foot intervals on center or less. 
The project applicant shall coordinate with Canby Fire regarding placement of 
hydrants. (M. English) 

Fees/Assurances:  

21. Per Subsection 16.08.070 of the CMC, in no case shall a lot 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. The project applicant 
shall submit “one copy of either the recorded plat or the recorded deeds or land 
sales contracts that demonstrates how and when legal property lines were 
established and where the boundaries of the legal lots of record are located” prior 
to the City’s approval of the site plan. (R. Potter) 

22. All public improvements, with the exception of sidewalks, 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. (R. Potter) 
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23. 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 that: 

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. (R. Potter) 

24. The applicant must guarantee or warranty all public improvement work with a one-
year subdivision maintenance bond in accordance with CMC Subsection 
16.64.070(P), except for sidewalks. (R. Potter) 

25. The applicant must pay the appropriate City fees authorized public improvement 
and a Site Plan Development Engineering Plan Review fee as applicable prior to 
the construction of public or private improvements. (R. Potter) 

Grading/Erosion Control:  

26. The applicant shall submit a grading and erosion control plan for approval by 
Canby Public Works in conjunction with construction plan approval prior to the 
installation of public improvements and start of grading for this subdivision. (R. 
Potter) 

Final Plat Conditions:  

27. The applicant is responsible for providing all required information to verify 
conditions of approval. The applicant shall supply a narrative along with 
accompanying documentation addressing each numbered condition of approval 
as stated. This will largely take place during the Final Plat process. The narrative 
shall indicate if the condition is satisfied or not, and when and how the condition 
will be addressed. Failure to provide a sufficient narrative and accompanying 
documentation will delay the final plat approval process. (R. Potter) 

28. The applicant shall apply for final plat approval at the City and pay any applicable 
City fees to gain approval of the final 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. (R. Potter) 

29. Prior to submission of the final plat, the project applicant shall coordinate with 
Canby Fire regarding emergency access to flag lots and associated shared 
driveway facilities. (M. English) 

30. 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. 
(R. Potter)  

31. 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. (R. Potter) 
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32. All “as-builts” of City public improvements installed shall be filed with Canby Public 
Works within sixty days of the completion of improvements. (R. Potter) 

33. Clackamas County Surveying reviews pending subdivision plat documents for 
Oregon Statutes and County requirements. A final subdivision 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. (R. Potter) 

34. The applicant shall record the final plat at Clackamas County within 6 months of 
the date of the signature of the Planning Director. (R. Potter) 

35. 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. (R. Potter) 

36. The City shall assign addresses for each newly created subdivision lot and 
distribute that to the developer, and other agencies that have an interest. (R. 
Potter) 

37. A 12-foot utility and sidewalk easement along the subdivision’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. (R. Potter) 

38. Public utility easements traversing the subject property related to water, sewer, 
and electric service shall be noted on the final plat. (R. Potter) 

39. A reciprocal maintenance and access agreement shall be recorded for all flag lots 
with shared driveways. A copy of the recorded access easements shall be included 
with the final plat. (R. Potter) 

40. Prior to preparation of the final plat, the applicant shall coordinate with Clackamas 
County regarding the proposed driveway onto N Pine Street for Lot 14. (R. Potter) 

41. Canby Fire District shall determine compliance with all fire regulations. (M. English) 

Monumentation/Survey Accuracy Conditions: 

42. The County Surveyor shall verify that the survey accuracy and monumentation 
requirements set forth in Oregon Revised Statutes and CMC 16.64.070(M) are met 
prior to the recordation of the final plat. Installation of the front lot monumentation 
(along and within street rights-of-way) and the replacement of any existing 
monuments destroyed during improvement installation shall be confirmed by the 
City Engineer or County Surveyor prior to the recordation of the final partition plat. 
(R. Potter) 

43. Monuments shall be reestablished and protected in monument boxes at every 
street intersection and all points of curvature and points of tangency of street 
centerlines as required by Oregon Revised Statutes Chapter 92. The City Engineer 
or County Surveyor shall verify compliance with this condition prior to the 
recordation of the final plat. (R. Potter) 

Street Trees: 

44. 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 shall be prepared and 
implemented consistent with Tree Regulation standards in Chapter 12.32 of the 
Canby Municipal Code. (R. Potter) 
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Residential Building Permit Conditions: 

45. Construction of all required public improvements and recordation of the final 
subdivision plat must be completed prior to the construction of any homes. (R. 
Potter) 

46. Each homebuilder shall apply for a City of Canby Site Plan Permit, City of Canby 
Erosion Control Permit, and Clackamas County Building Permits for each 
proposed home. (R. Potter) 

47. Onsite storm water management on individual lots shall be designed in compliance 
with Canby Public Works Design Standards. (R. Potter) 

48. 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. (R. Potter) 

49. Minimum residential driveway widths at the inside edge of the sidewalk shall be 12 
feet and the maximum residential driveway. Driveways shall be ADA-compliant. 
(R. Potter) 

50. Prior to occupancy of the proposed homes, a code-compliant privacy fence shall 
be constructed on the property lines facing adjacent residential uses. All fences 
shall comply with the CMC Subsection 16.08.110, which does not allow full-height 
(6-foot) fences within the street setbacks of residential lots. (R. Potter) 
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Introduction: 

Icon Construction & Development, LLC is proposing to develop a 42-lot subdivision on property 

located on the west side of N. Pine Street at its intersection with NE 17th Avenue. The project 

site contains a total of 6.65 acres The property included in this application is described as Tax 

Lot 2100 of Clackamas County Assessor’s Map 31E28DD. The subject property is zoned R-1.5 

Medium Density Residential. A Preliminary subdivision plat and a variance to the minimum  

intersection spacing standard are requested to be approved in this application. 

 

 

Figure 1: Vicinity Map 

Existing Conditions: 

As shown on the aerial photograph (Figure 2) on the following page, the subject property is 

rectangular in configuration. Tax Lot 2100 is vacant and is wooded with primarily coniferous 

trees. The site is level, with a very slight slope from east to west. There are no streams, wetlands 

or other significant natural features on the property. The site is surrounded by residential 

development. N. Oak Street is stubbed to the north and south property lines and NE 17th Avenue 

is stubbed to the west property line. N. Persimmon Street in the new Hamilton Acres subdivision 

to the south of the subject site is also stubbed to the south boundary line of this property. All 

utilities required for site development are available in the adjoining streets. 
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Figure 2: Aerial Photograph 

 

 

 

Figure 3: Assessor’s Map 
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Project Description: 

 

 
Figure 4: Preliminary Site Plan 

 

Beckwood Place proposes 42 lots for single-family residential homes. The access to the site is 

via the connection of NE 17th Street from the existing street stub on the west side of the site 

through the site on an east-west axis to N Pine Street at its intersection with NE 17th Street on the 

east side of Pine. All lots within the development will be developed with single-family detached 

homes and all lots meet the minimum 5,000 sq. ft. minimum lot size standard for this use set 

forth in the R-1.5 zoning district.  It is anticipated that development of the site would begin late 

this summer, with home construction beginning next spring. 
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COMPLIANCE WITH APPROVAL CRITERIA: 

 

Chapter 16.18 – R-1.5 Low Density Residential Zone 

16.18.010 Uses permitted outright. Uses permitted outright in the R-1.5 zone shall be as follows:  

A. Uses permitted outright in the R-1 zone;  

B. Two-family or three-family dwellings. One duplex or triplex on each lot. (Ord. 740 sect. 
10.3.20 (A), 1984)  

C. Single-family townhouse dwellings having common wall construction. The townhouse 
construction is limited to a maximum grouping of three dwelling units. If more than one group of 
dwellings is developed then a ten foot distance shall be maintained between an adjacent group of 
dwelling units. (Ord. 740 sect. 10.3.20(B), 1984; Ord. 1080, 2001; Ord. 1514, 2019) 
 

Applicant Response: All lots are proposed to be used for single-family dwellings, which is a use 

permitted outright. 

16.18.030 Development standards.  

The following subsections indicate the required development standards of the R-1.5 zone:  

A.  Minimum and maximum lot area:  

1.  For single family dwellings: five thousand (5,000) square feet minimum and six 
thousand five hundred (6,500) square feet maximum. 

Applicant Response: All lots are proposed to be used for single-family homes and all lots satisfy 

the minimum lot area of 5,000 sq. ft. No lots are proposed that exceed 6,500 sq. ft.  

B. Lot area exceptions:  

Applicant Response: Not applicable. No lot area exceptions are requested. 

C.  Minimum width and frontage: forty feet, except that the Planning Commission may approve lots 
having less frontage subject to special conditions to assure adequate access. Twenty feet is 
permitted for single family attached (common wall) housing on interior lots. 

Applicant Response: All lots have widths exceeding 40 feet. All lots have frontages exceeding 

40 feet. 

D.  Minimum yard requirements:  

1.  Street yard: twenty feet on side with driveway; fifteen feet for all other street sides; except that 
street yards may be reduced to ten feet for covered porches only.  

2.  Rear yard: all corner lots, ten feet single story or fifteen feet two-story; all other lots: fifteen feet 
single story or twenty feet two-story. One story building components must meet the single story 
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setback requirements; two story building components must meet the two-story setback 
requirements;  

3.  Interior yard: seven feet, except as otherwise provided for zero-lot line housing.  

4.  Interior and rear yards may be reduced to three feet, or the width of any existing utility 
easement, whichever is greater, for detached accessory structures, except accessory dwellings, 
erected sixty feet or more from any street other than an alley. The height limitations noted in 
subsection E.2 below apply. Utility easements may only be reduced with the approval of all utility 
providers.  

5.  Infill standards may also apply. See CMC 16.21.050.  

Applicant Response: All lots are configured so that building envelopes will allow homes to 

be built within this project to meet the setback standards of this subsection. This will be 

reviewed at the time of building permit submittal. 

E.  Maximum building height: 

Applicant Response: Homes to be built on the lots within this project will comply with 

maximum building height standards. This will be reviewed at the time of building permit 

submittal. 

F.  The maximum amount of impervious surface allowed the R-1.5 zone shall be 70 percent of the lot 
area. 

Applicant Response: Homes to be built on the lots within this project will comply with 

maximum impervious surface standards. This will be reviewed at the time of building permit 

submittal. 

G. Other regulations: 

1.  Vision clearance distance shall be ten feet from a street to an alley or a street to a 
driveway, and thirty feet from a street to any other street. 

Applicant Response: Vision clearance standards will be met in the placement of future 

driveways. This will be demonstrated at the time of building permit application. 
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Division IV: Land Division Regulation 

 

Chapter 16.56: General Provisions: 

16.56.030 Conformance. 

A.  Comprehensive Plan. A subdivision or partition shall conform to the Comprehensive Plan. A 
determination of such conformity shall be based upon consideration of all applicable 
portions of the Comprehensive Plan and shall not be based solely upon a review of the land 
use map. 

Applicant Response: Please refer to the “Compliance With Comprehensive Plan” section of this 

narrative, below. 

B.  Land Development and Planning Ordinance. A land division shall be subject to all 
applicable requirements of other sections of this title. Where an applicant seeks the approval 
of any division which requires a change in zoning, the applicant may be required to complete 
the rezoning process prior to submittal of an application for property division. 

Applicant Response: The compliance of this application with relevant portions of the City’s 

development regulations is discussed in this narrative. No zone change is required for proposed 

subdivision. The project site is zoned R-1.5 and the lots in the proposed subdivision are designed 

to comply with applicable standards. 

C.  Health, Safety, and Sanitation. A subdivision or partition shall conform to all applicable 
state, county and city regulations regarding health, safety and sanitation. The county will not 
issue any permits for on-site sewage disposal systems for any lot or parcel created in 
violation of these regulations, nor for the remainder of the parent parcel from which lots or 
parcels have been illegally created, unless and until such violation has been rectified and all 
legal requirements met. 

Applicant Response: All lots will be connected to City of Canby sanitary sewer service. No on-

site sewage disposal is proposed. The development will conform to all applicable state, county 

and city regulations regarding health, safety and sanitation. 

D.  Building. Structures and buildings in any property division shall conform with applicable 
codes and regulations regarding building. The City Building Official shall not allow the 
issuance of a building permit on any lot or parcel created, subdivided or partitioned in 
violation of these requirements. No building permit shall be issued for the remainder of the 
parent parcel, from which any lots or parcels have been created in violation of this title, 
unless and until such violation has been rectified and all legal requirements met. 

Applicant Response: All homes to be built will conform to city and state building codes. Plans 

will be reviewed by the City at the time of building permit application for compliance with these 

regulations. 
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E.  Streets and Roads. A property division shall conform to all applicable city ordinances or 
policies pertaining to streets, roads, or access. (Ord. 740 section 10.4.10(C), 1984) 

 

Applicant Response: All roads will be designed to conform to city standards. Construction plans 

will be reviewed by the City prior to plat approval and will need to demonstrate such 

conformance before construction permits are issued. 

 

Chapter 16.62: Subdivisions - Applications 

 

16.62.010 Filing procedures. 

A.  Application procedures shall be as described in Chapter 16.89. (Ord. 899 section 3, 1993; 
Ord. 740 section 10.4.40(A), 1984; Ord. 981 section 10, 1997; Ord. 1019 section 16, 1999; 
Ord. 1080, 2001; Ord. 1237, 2007)  

Applicant Response: As required by Chapter 16.89, this subdivision application will be heard by 

the Canby Planning Commission through a Type III process. A pre-application conference and a 

neighborhood meeting were held prior to submittal of the application. Notice will be provided to 

owners of all properties within 500 feet of the site. 

16.62.020 Standards and criteria. 

Applications for a subdivision shall be evaluated based upon the following standards and 
criteria: 

A.  Conformance with other applicable requirements of the Land Development and Planning 
Ordinance; 

Applicant Response: Conformance with all relevant provisions of the City’s land development 

ordinances is demonstrated in this narrative. 

B.  The overall design and arrangement of lots shall be functional and shall adequately provide 
building sites, utility easements, and access facilities deemed necessary for the development 
of the subject property without unduly hindering the use or development of adjacent 
properties; 

Applicant Response: The proposed site plan provides for a reasonable arrangement of streets and 

lots. The street system extends NE 17th Avenue through the site and connects streets that are 

presently stubbed to the property lines (N. Oak Street and N Persimmon Street) through to NE 

17th. The street system allows for access to all lots in a convenient manner.  

C.  Subdivision design and layout shall incorporate Low Impact Development techniques where 
possible to achieve the following: 

1.  Manage stormwater through a land development strategy that emphasizes conservation 
and use of onsite natural features integrated with engineered stormwater controls to 
more closely mimic predevelopment hydrologic conditions. 
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2.  Encourage creative and coordinated site planning, the conservation of natural conditions 
and features, the use of appropriate new technologies and techniques, and the efficient 
layout of open space, streets, utility networks and other public improvements. 

3.  Minimize impervious surfaces. 

4.  Encourage the creation or preservation of native vegetation and permanent open space. 

5.  Clustering of residential dwellings where appropriate to achieve (1-4) above. The 
arrangement of clustered dwellings shall be designed to avoid linear development 
patterns.  

Applicant Response: The proposed storm drainage system provides for the collection of runoff 

from street areas. The use of drywells will provide for the infiltration of stormwater runoff into 

the ground. 

D.  It must be demonstrated that all required public facilities and services are available, or will 
become available through the development, to adequately meet the needs of the proposed 
land division. 

Applicant Response: The preliminary utility plan submitted with this application demonstrates 

that sanitary sewer, storm drainage, and public water can be effectively provided to all lots 

within the subdivision. Sewer will come from the existing line in N. Pine Street. Storm drainage 

will make use of drywells to infiltrate street runoff. Individual lots will have future raingardens 

to infiltrate water from roofs and foundations.  Water service is available from the existing main 

in N. Pine Street, as well as from lines in the streets stubbed to the property. Police protection is 

available from the City of Canby. Fire protection is provided by Canby Fire District 62.  

E.  The layout of subdivision streets, sidewalks, and pedestrian ways supports the objectives of 
the Safe Routes to Schools Program by providing safe and efficient walking and bicycling 
routes within the subdivision and between the subdivision and all schools within a one-mile 
radius. During review of a subdivision application, city staff will coordinate with the 
appropriate school district representative to ensure safe routes to schools are incorporated 
into the subdivision design to the greatest extent possible. (Ord. 890 section 53, 1993; Ord. 
740 section 10.4.40(B), 1984; Ord. 1338, 2010) 

Applicant Response: The proposed street system ties all of the local streets that are presently 

stubbed to the property line together. Sidewalks will be built with the homes so that children will 

be able to walk through the neighborhood and bicycles will be able to utilize the local street 

system in an interconnected fashion. 

F.  A Traffic Impact Study (TIS) may be required in accordance with Section 16.08.150. (Ord. 
1340, 2011) 

 

Applicant Response: Consistent with the provisions of this subsection, a Traffic Impact Study is 

being prepared to meet the scoping provided by DKS, the City’s traffic consultant. Please refer 

to that study for further information. 
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Chapter 16.64: Subdivisions – Design Standards 

16.64.010 Streets. 

A. Generally. The location, width and grade of streets shall be considered in relation to existing 
and planned streets, to topographical conditions, to public convenience and safety, and to the 
proposed use of land to be served by the streets. The street system shall assure an adequate 
traffic circulation pattern with intersection angles, grades, tangents, and curves appropriate 
for the traffic to be carried. Where location is not shown in a development plan, the 
arrangement of streets shall either: 

1.  Provide for the continuation or appropriate projection of existing principal streets in 
surrounding areas; or 

2.  Conform to a plan for the neighborhood approved or adopted by the commission to meet 
a particular situation where topographical or other conditions make continuance of 
conformance to existing street patterns impractical; 

3.  Minimum right-of-way and roadway width shall follow the requirements of the Canby 
Public Works Design Standards; 

4.  Consider opportunities to incrementally extend and connect local streets to provide for 
safe and convenient bike and pedestrian circulation. 

Applicant Response: The proposed street system ties all of the local streets that are presently 

stubbed to the property line together to provide for connectivity throughout the neighborhood. 

The grades and design specifications are consistent with City standards, with the exception of the 

intersection spacing standard for which a variance is requested. Please see discussion of the 

variance below in this narrative.  

B.  Permeable Surfaces. Permeable surfacing alternatives and on-site stormwater management 
facilities, are encouraged for street improvements. Permeable surfacing and LID stormwater 
management facilities shall be constructed in accordance with the Canby Public Works 
Design Standards and the manufacturer’s recommendations. Permeable surfacing includes, 
but is no limited to: paving blocks, turf block, pervious concrete, porous asphalt, and other 
similar approved materials. Alternative surfacing methods may be approved for public and 
private roads, road shoulders, pedestrian ways, driveways, and easement service roads 
unless site constraints make use of such materials detrimental to water quality. Use of 
permeable surfacing methods shall meet the imposed load requirements for fire apparatus, 
and shall be subject to review and approval by the Canby Public Works Department. 

Applicant Response: The applicant’s engineer will rely upon adopted City standards in preparing 

the construction plans for this subdivision. 

C.  Reserve Strips. Reserve strips or street plugs controlling the access to streets will not be 
approved unless such strips are necessary for the protection of the public welfare or of 
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substantial property rights, or both, and in no case unless the control and disposal of the 
land composing such strips is placed within the jurisdiction of the city, under conditions 
approved by the commission. 

Applicant Response: The site plan connects all streets stubbed to the site and no new street stubs 

will be required. 

D.  Alignment. All streets other than minor streets or cul-de-sacs, shall, as far as possible, be in 
alignment with the existing streets by continuations of the center lines thereof. Jogs creating 
"T" intersections shall have centerline offsets of not less than one hundred fifty feet, unless it 
is found that community benefits of such an alignment outweigh its disadvantages. 

Applicant Response: The proposed layout results in the creation of three “T” intersections on NE 

17th Avenue at N. Oak Street from the north and south, and N. Persimmon Street from the south. 

The spacing of these intersections does not conform to the minimum centerline offset standard of 

150 feet. A major variance for this standard is being requested in conjunction with this 

subdivision application. Please see discussion of Chapter 16.53.20 below in this narrative. 

E.  Future Extension of Streets. Where a subdivision adjoins unplatted acreage, streets which in 
the opinion of the commission should be continued in the event of the subdivision of the 
acreage, will be required to be provided through to the boundary lines of the tract. Reserve 
strips, street plugs and temporary turnaround areas may be required to preserve the 
objectives of street extensions. Reserve strips and street plugs shall be deeded to the city 
prior to final plat approval. The Planning Commission may require that the costs of title 
insurance and recordation fees, if any, for such areas be borne by the subdivider. If, in the 
opinion of the city engineer, a traffic pedestrian, or safety hazard temporarily exists by the 
construction of a dead-end street, he may direct that a barricade of adequate design be 
installed at the developer's expense as one of the required improvement items for the 
subdivision. 

Applicant Response: All adjacent properties are developed and there is no need for street stubs.  

F.  Intersection Angles. Streets shall intersect one another at an angle as near to a right angle as 
possible, and no intersections of streets at angles of less than thirty degrees will be approved 
unless necessitated by topographic conditions. When intersections of other than ninety 
degrees are unavoidable, the right-of-way lines along the acute angle shall have a minimum 
corner radius of twelve feet. All right-of-way lines at intersections with arterial streets shall 
have a corner radius of not less than twelve feet. 

Applicant Response: Intersection angles are at right angles as required. 

G.  Existing Streets. Whenever existing streets, adjacent to or within a tract, are of inadequate 
width, dedication of additional right-of-way shall be provided at the time of subdivision. 

Applicant Response: Additional right-of-way is proposed to be dedicated to N. Pine Street along 

the property’s frontage on that street. 
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H.  Half Streets. Half streets, while generally not acceptable, may be approved where essential 
to the reasonable development of the subdivision, when in conformity with the other 
requirements of these regulations, and when the commission finds it will be practical to 
require the dedication of the other half when the adjoining property is subdivided. Whenever 
a half street is adjacent to a tract to be subdivided, the other half of the street shall be platted 
within such tract. Reserve strips, street plugs, special signs and barricades may be required 
to preserve the objectives of half streets. 

Applicant Response: No half streets are proposed. 

I.  Cul-de-sacs. A cul-de-sac shall only be allowed when environmental or topographical 
constraints, existing development patterns, or compliance with other standards in this code 
preclude street extension and through circulation. When cul-de-sacs are provided, all of the 
following shall be met: 

Applicant Response: No cul-de-sac streets are proposed  

J.  Marginal Access Streets. Where a subdivision abuts or contains an existing or proposed 
arterial street, the commission may require marginal access streets, through lots with 
suitable depth, screen planting contained in a nonaccess reservation along the rear property 
line, or such other treatment as may be necessary for adequate protection of residential 
properties and to afford separation of through and local traffic. 

Applicant Response: Not applicable. The subdivision does not abut or contain an existing or 

proposed arterial street. 

K.  Alleys. 

1.  Alleys shall be provided to commercial and industrial districts, unless other permanent 
provisions for access to off-street parking and loading facilities are made as approved by 
the commission. 

2.  Alleys shall be provided within residential subdivisions when streets are designed to meet 
the narrow “green” street standards in the Canby Public Works Design Standards. 
Visitor parking areas may be required by the city to mitigate the lack of on-street 
parking. 

3.  When alleys are provided as part of a new residential subdivision, streets shall be 
designed in accordance with the narrow “green” street standards in the Canby Public 
Works Design Standards. Visitor parking areas may be required by the city to mitigate 
the lack of on-street parking. 

4.  Alley intersection corners shall have a minimum radius of ten feet. 

Applicant Response: No alleys are proposed. 

L.  Street Names. No street name shall be used which will duplicate or be confused with the 
name of existing streets except for extensions of existing streets. Street names and numbers 
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shall conform to the established pattern in the city and the surrounding area and shall be 
subject to the approval of the commission. 

Applicant Response: There will be no new street names. Existing streets will be extended. 

M.  Planting Easements. The Planning Commission may require additional easements for 
planting street trees or shrubs. 

Applicant Response: The applicant will accept reasonable conditions to this effect if requested 

by the City. 

N.  Grades and Curbs. Grades shall not exceed seven percent on arterials, ten percent on 
collector streets, or fifteen percent on any other street. In flat areas allowance shall be made 
for finished street grades having a minimum slope of .5 percent. Centerline radii of curves 
shall not be less than three hundred feet on major arterials, two hundred feet on secondary 
arterials, or one hundred feet on other streets, unless specifically approved by the City, and 
shall be to an even ten feet. 

Applicant Response: As shown on preliminary street profiles submitted with this application, all 

streets comply with these requirements. 

O.  Streets Adjacent to Highway 99-E or Railroad Right-of-Way. Wherever the proposed 
subdivision contains or is adjacent to a railroad right-of-way or Highway 99-E, provisions 
may be required for a street approximately parallel to and on each side of such right-of-way 
at a distance suitable for the appropriate use of the land between the streets and the railroad 
or Highway 99-E. The distances shall be determined with due consideration of cross streets 
at a minimum distance required for approach grades to a future grade separation and to 
provide sufficient depth to allow screen planting along the railroad right-of-way. (Ord. 740 
section 10.4.40(C)(1), 1984; Ord. 1043 section 3, 2000; Ord 1237, 2007; Ord. 1338, 2010) 

Applicant Response: Not applicable. The site is not adjacent to 99E or the railroad right-of-way. 

16.64.015 Access 

A.  Any application that involves access to the State Highway System shall be reviewed by the 
Oregon Department of Transportation for conformance with state access management 
standards (See appendix G of the Transportation System Plan).  

Applicant Response: Not applicable. No access to a State Highway is proposed.  

B.  All proposed roads shall follow the natural topography and preserve natural features of the 
site as much as possible. Alignments shall be planned to minimize grading. 

Applicant Response: The proposed street system is located on land that is generally flat.  

C.  Access shall be properly placed in relation to sight distance, driveway spacing, and other 
related considerations, including opportunities for joint and cross access. 
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Applicant Response: There is adequate sight distance at all proposed intersections. Driveway 

locations will be reviewed at the time of building permit application. 

D.  The road system shall provide adequate access to buildings for residents, visitors, deliveries, 
emergency vehicles, and garbage collection. 

Applicant Response: The proposed road system meets City standards and will adequately 

provide for these uses. 

E.  Streets shall have sidewalks on both sides. Pedestrian linkages should also be provided to the 
peripheral street system. 

Applicant Response: As shown on the preliminary utility plan, sidewalks are proposed on both 

sides of all streets in the subdivision. 

F.  Access shall be consistent with the access management standards adopted in the 
Transportation System Plan. (Ord. 1043 section 3, 2000) 

Applicant Response: Proposed accesses will comply with these standards. 

16.64.020 Blocks. 

A.  Generally. The lengths, widths and shapes of blocks shall be designed with due regard to 
providing adequate building sites suitable to the special needs of the type of use 
contemplated, needs for access, circulation, control and safety of street traffic and 
limitations and opportunities of topography. 

Applicant Response: The proposed block lengths have been determined by spacing of existing 

street stubs. The plan provides for reasonable building sites that are generally rectangular. There 

is insufficient depth to the property to provide a second east-west street so it is necessary to make 

use of flag lots on the north side of NE 17th Avenue. 

B.  Sizes. Block length shall be limited to 300 feet in the C-1 zone, 400 feet in residential zones, 
600 feet in all other zones, except for 1,000 feet on arterials. Exceptions to this prescribed 
block standard shall be permitted where topography, barriers such as railroads or arterial 
roads, or environmental constraints prevent street extension. The block depth shall be 
sufficient to provide two lot depths appropriate to the sizes required by Division III. (Ord. 
740 section 10.4.40(C)(2), 1984; Ord. 1043 section 3, 2000; Ord. 1076, 2001; Ord. 1338, 
2010) 

Applicant Response: Blocks are less than 600 feet in length.  

16.64.030 Easements. 

A.  Utility Lines. Easements for electric lines or other public utilities are required, subject to the 
recommendations of the utility providing agency. Utility easements twelve feet in width shall 
be required along all street lot lines unless specifically waived. The commission may also 
require utility easements along side or rear lot lines when required for utility provision. The 
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construction of buildings or other improvements on such easements shall not be permitted 
unless specifically allowed by the affected utility providing agency. 

Applicant Response: Easements will be provided along all streets and where needed for 

sidewalks and utility lines, as shown on the preliminary plan.  

B.  Watercourses. Where a subdivision is traversed by a watercourse, drainage way, channel or 
stream, there shall be provided a storm water easement or drainage rightof-way conforming 
substantially with the lines of such watercourse, and such further width as will be adequate 
for the purpose of assuring adequate flood control. Streets parallel to watercourses may be 
required. 

Applicant Response: There are no watercourses on the subject property. 

C.  Pedestrian Ways. In any block over six hundred feet in length, a pedestrian way or 
combination pedestrian way and utility easement shall be provided through the middle of the 
block. If unusual conditions require blocks longer than one thousand two hundred feet, two 
pedestrian ways may be required. When essential for public convenience, such ways may be 
required to connect to cul-de-sacs, or between streets and other public or semipublic lands 
or through green way systems. Sidewalks to city standards may be required in easements 
where insufficient right-of-way exists for the full street surface and the sidewalk. All 
pedestrian ways shall address the following standards to provide for the safety of users: 

1.  Length should be kept to a minimum and normally not in excess of two hundred feet; 

2.  Width should be maximized and shall not be below ten feet. For pathways over one 
hundred feet long, pathway width shall increase above the minimum by one foot for every 
twenty feet of length; 

3.  A minimum of three foot-candles illumination shall be provided. Lighting shall minimize 
glare on adjacent uses consistent with the outdoor lighting provisions in section 16.43 of 
this code; 

4.  Landscaping, grade differences, and other obstructions should not hinder visibility into 
the pedestrian way from adjacent streets and properties. Fencing along public pedestrian 
ways shall conform with the standards in Section 16.08.110; 

5.  Surrounding land uses should be designed to provide surveillance opportunities from 
those uses into the pedestrian way, such as with the placement of windows;  

6.  Exits shall be designed to maximize safety of users and traffic on adjacent streets; and 

7.  Use of permeable surfacing materials for pedestrian ways and sidewalks is encouraged 
whenever site and soil conditions make permeable surfacing feasible. Permeable 
surfacing includes, but is not limited to: paving blocks, turf block, pervious concrete, and 
porous asphalt All permeable surfacing shall be designed, constructed, and maintained 
in accordance with the Canby Public Works Design Standards and the manufacturer’s 
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recommendations. Maintenance of permeable surfacing materials located on private 
property are the responsibility of the property owner. 

Applicant Response: No pedestrian ways are proposed. 

D.  Developments that abut the Molalla Forest Road multi-use path shall provide a 
pedestrian/bicycle access to the path. The city may determine the development to be exempt 
from this standard if there is an existing or planned access to the path within 300 feet of the 
development. 

Applicant Response: Not applicable. The site is not adjacent to the Molalla Forest Road. 

E.  Solar Easements. Subdividers shall be encouraged to establish solar easements and utilize 
appropriate solar design in their development proposals. Solar easements shall be shown on 
the final plat and in the deed restrictions of the subdivision. The Planning Commission may 
require the recordation of special easements or other documents intended to protect solar 
access. (Ord. 740 section 10.4.40(C)(3), 1984; Ord. 1043 section 3, 2000; Ord 1237, 2007; 
Ord. 1338, 2010; Ord. 1340, 2011) 

Applicant Response: The applicant does not envision including solar easements.  

16.64.040 Lots. 

A.  Size and Shape. The lot size, width, shape and orientation shall be appropriate for the 
location of the subdivision and for the type of development and use contemplated. To provide 
for proper site design and prevent the creation of irregularly shaped parcels, the depth of 
any lot or parcel shall not exceed three times its width (or four times its width in rural areas) 
unless there is a topographical or environmental constraint or an existing man-made feature 
such as a railroad line. 

Applicant Response: The proposed lots are regularly configured to provide for reasonable 

building envelopes for single-family homes. All lots conform to the minimum width and depth 

standards of the R-1.5 zone. 

B.  Minimum Lot Sizes: 

1.  Lot sizes shall conform with requirements of Division III unless the applicant chooses to 
use an alternative lot layout per subsection (3) below to accommodate interconnected 
and continuous open space and or other natural resources. In this case, the average 
minimum lot size may be reduced by 5,000 square feet after subtracting access tracts. 
Overall development densities shall comply with the underlying maximum density 
allowed by the zone. 

Applicant Response: The proposed lots all conform to lot size standards of the R-1.5 district, 

as discussed above in this narrative. 

2.  In areas that cannot be connected to sewer trunk lines, minimum lot sizes shall be greater 
than the minimum herein specified if necessary because of adverse soil structure for 
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sewage disposal by septic systems. Such lot sizes shall conform to the requirements of 
Clackamas County for sewage disposal unless provisions are made for sanitary sewers. 

Applicant Response: Not applicable. The lots will be connected to City sewer. 

3.  Alternative lot layout. Applicants may deviate from standard lot setbacks and dimensions 
to accommodate dedicated interconnected open space or other natural areas. Clustered 
housing, lot-size averaging, and a mixture of approaches where building lots can be 
grouped into a smaller portion of the total development, reserving the remainder for open 
space or other natural areas. Alternative development layouts shall not exceed the 
underlying maximum density allowed by the zone. 

Applicant Response: The applicant proposes to meet standard setback and lot dimension 

requirements. 

4.  When using the alternative lot layout option, the following must be met: 

a.  The arrangement of the alternative lot layout shall be designed to avoid development 
forms commonly known as linear, straight-line or highway strip patterns. 

b.  To the maximum extent possible, open space and natural areas, where used, shall be 
continuous, interconnected, and concentrated in large usable areas. 

c.  Where possible, open space shall be connected to adjacent off-site open space areas. 

d.  Open space and natural areas shall be maintained permanently by the property 
owner or the property owner’s association. 

Applicant Response: Not applicable. The project does not make use of the alternative lot layout 

option. 

C.  Lot Frontage. All lots shall meet the requirements specified in Division III for frontage on a 
public street, except that the Planning Commission may allow the creation of flag lots, cul-
de-sac lots and other such unique designs upon findings that access and building areas are 
adequate. Lots that front on more than one major street shall be required to locate motor 
vehicle accesses on the street with the lower functional classification. 

Applicant Response: A total of eight flag lots are proposed: Lots 19 &20, 24 & 25, and 37-40. 

Lot 18 will make use of the flag strip serving Lots 19 and 20, but has frontage on N. Pine Street. 

These lots meet the flag lot standards, as discussed below. All of these lots will take their access 

from NE 17th Avenue, a local street within the subdivision. 

D.  Double Frontage. Double frontage or through lots should be avoided except where essential 
to provide separation of residential development from traffic arteries or to overcome specific 
disadvantages of topography and orientation. 

Applicant Response: No double frontage lots are proposed. 
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E.  Lot Side Lines. The side lines of lots shall run at right angles to the street upon which the lots 
face, or on curved streets they shall be radial to the curve, unless there is some recognizable 
advantage to a different design. 

Applicant Response: To the maximum extent practicable, the lots in this subdivision are 

designed with side lines at right angles to the streets onto which they front.  

F.  Resubdivision. In subdividing tracts into large lots which at some future time are likely to be 
resubdivided, the location of lot lines and other details of the layout shall be such that 
resubdivision may readily take place without violating the requirements of these regulations 
and without interfering with the orderly development of streets. Restriction of building 
locations in relationship to future street rights-of-way shall be made a matter of record if the 
commission considers it necessary. 

Applicant Response: No lots are proposed that are capable of being re-subdivided.  

G.  Building Lines. If special building setback lines are to be established in the subdivision plat, 
they shall be shown on the subdivision plat or included in the deed restrictions. This includes 
lots where common wall construction is to be permitted between two single-family dwellings. 

Applicant Response: No special building setback lines are proposed. 

H.  Potentially Hazardous Lots or Parcels. The commission shall utilize its prerogative to modify 
or deny a tentative plat or partition map where it is found that a proposed lot or parcel is 
potentially hazardous due to flooding or soil instability.  

Applicant Response: No potentially hazardous lots are proposed. The site is not located in a 

flood plain or an area of steep or unstable soils. 

I.  Flag Lots or Panhandle-shaped Lots. The commission may allow the creation of flag lots 
provided that the following standards are met: 

1.  Not more than one flag lot shall be created to the rear of any conventional lot and having 
frontage on the same street unless it is found that access will be adequate and that 
multiple flag lots are the only reasonable method to allow for development of the site. 
Every flag lot shall have access to a public street. 

Applicant Response: A total of eight flag lots are proposed: Lots 19 &20, 24 & 25, and 37-

40. Lot 18 will make use of the flag strip serving Lots 19 and 20, but has frontage on N. Pine 

Street. Lots 19&20 and 24&25 comply with the provision of not having more than one flag 

lot to the rear of a conventional lot. Lots 37 to 40 create a set of four lots to the rear of the 

conventional lots fronting onto NE 17th Avenue. They are located in the northwest corner of 

the property in an area where there is no other access available from adjacent development. 

The location of NE 17th Avenue is fixed by the alignment of the street stub from existing 

development to the west. It is not practicable to extend a cul-de-sac to the north to serve this 

area as there is insufficient room to create the turn-around. Because of the location of the 

existing street stub from the north, is not practicable to shift N. Oak Street farther to the east 

to create more room in the northwest corner so that a cul-de-sac design would work. For 
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these reasons, the proposed flag lot configuration is the only reasonable method allowing for 

the development of this area of the site. The proposed flag access will be paved to a width of 

20 feet, which will provide for adequate access to serve the four proposed flag lots. 

2.  The access strip is to be a minimum of twenty feet in width and shall be paved for its full 
width from its connection with the public street to the main body of the lot. Except, 
however, that the width requirement may be reduced to twelve feet, for accessing a single 
flag lot, where the total length of the access strip does not exceed one hundred feet. 
Access strips not less than ten feet in width may be permitted where two such drives abut 
and are provided with reciprocal easements for use. For drives accessing more than two 
flag lots, the access strip shall be a minimum of twenty feet with reciprocal access and 
maintenance agreements for all lots. 

Applicant Response: The three access strips proposed to serve flag lots in this development 

are all 20 feet in width. This standard is met. 

3.  For residential flag lots, a minimum building setback of five feet from the access strip 
shall be maintained where such buildings exist prior to the creation of the flag lot. 

Applicant Response: There are no existing buildings abutting the proposed flag lots. 

4.  Design and locations of buildings on flag lots shall be such that normal traffic will have 
sufficient area to turn around, rather than necessitating backing motions down the access 
strip. The commission may establish special setback requirements at the time of 
approving the creation of flag lots. 

Applicant Response: The driveway design for the flag lots will provide sufficient room for a 

turn-around area. This will be demonstrated at the time of building permit. 

5.  Flag lots shall not be permitted when the result would be to increase the number of 
properties requiring direct and individual access connections to the State Highway 
System or other arterials. 

Applicant Response: The subject property does not abut a State Highway or other arterial. 

6.  The area of a panhandle shaped or flag lot shall be considered to be the rear or 
buildable portion of the lot and shall not include the driveway or access strip. 

Applicant Response: As shown on the site plan, the area of the proposed flag lots, exclusive 

of the access strip, exceeds the minimum lot area standard. 

7.  For the purposes of defining setbacks, flag lots shall have three side yards and one rear 
yard. The rear yard may be placed on any side of the main dwelling. 

Applicant Response: Proposed homes on the flag lots will comply with the modified setbacks of 

this subsection. This will be demonstrated at the time of building permit application. 
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J.  Designation of Lots as ‘Infill Home’ Sites. The Planning Commission may require that homes 
built on one or more lots adjacent to existing development be subject to any or all of the 
requirements of 16.21.050 - Infill Homes. Furthermore, for subdivisions where the parent 
parcel(s) is less than two acres in size, the Planning Commission may require that all homes 
built on lots in the subdivision be subject to any or all of the requirements of 16.21.050. 
These requirements are to be shown on the subdivision plat or included in the deed 
restrictions. (Ord. 740 section 10.3.05(F) and 10.4.40(C)(4), 1984; Ord. 890 section 54, 
1993; Ord. 1043 section 3, 2000; Ord. 1107, 2002; Ord. 1111 section 6, 2003; Ord. 1338, 
2010) 

Applicant Response: Not applicable. The lots are not infill home sites. 

16.64.050 Parks and recreation. 

Subdivisions shall meet the requirements for park, open space and recreation as specified in 
Division VI. 
 

Applicant Response: The proposed development does not include park or open space. All homes 

will contribute to park needs through payment of the park SDCs at the time of building permit 

application. 

COMPLIANCE WITH COMPREHENSIVE PLAN 

The City of Canby Comprehensive Plan Map designates the subject property MDR-Medium 

Density Residential. This plan designation is implemented by the R-1.5 zoning district that is 

applied to the property. The proposed site plan has been designed at a density consistent with this 

designation and the proposed land use, single-family residential, is a use permitted in this zoning 

district. 

CITIZEN INVOLVEMENT ELEMENT 

Applicant Response: The proposed project will be reviewed in a manner that is consistent with 

the Citizen Involvement Element of the Comprehensive Plan. A neighborhood meeting was held 

in accordance with City standards prior to the submittal of the subdivision application. This 

meeting allowed the applicant to present the proposed development and to answer questions and 

take citizen comments that were used in formulating the final application. The City of Canby will 

provide public notice prior to the public hearing before the Planning Commission. Citizens will 

be allowed to present testimony regarding the proposal prior to the Planning Commission 

making a decision on the application. 

 

URBAN GROWTH ELEMENT 

Applicant Response: The subject property is within the Urban Growth Boundary and has been 

annexed to the City of Canby. Development of the property, therefore, is consistent with the 

Urban Growth Element. 
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LAND USE ELEMENT 

POLICY NO. 1: CANBY SHALL GUIDE THE COURSE OF GROWTH AND DEVELOPMENT SO AS TO SEPARATE 
CONFLICTING OR INCOMPATIBLE USES WHILE GROUPING COMPATIBLE USES. 

Applicant Response: The City has designated the subject property for Medium Density 

Residential Development. The proposed development is consistent with the land use designation 

and with the policies that the City has adopted to guide development in this area of the city. 

POLICY NO. 2: CANBY SHALL ENCOURAGE A GENERAL INCREASE IN THE INTENSITY AND DENSITY OF 
PERMITTED DEVELOPMENT AS A MEANS OF MINIMIZING URBAN SPRAWL. 

Applicant Response: The proposed density of development is consistent with the Medium 

Density Residential/R-1.5 standards. Developing the site at a density consistent with the 

Comprehensive Plan reduces the need to expand the Urban Growth Boundary to accommodate 

population growth. 

POLICY NO. 3: CANBY SHALL DISCOURAGE ANY DEVELOPMENT WHICH WILL RESULT IN 
OVERBURDENING ANY OF THE COMMUNITY’S PUBLIC FACILITIES OR SERVICES. 

Applicant Response: The subject property is served with all required public facilities and 

services need for the proposed development. Sanitary sewer is available in N. Pine Street, as is 

public water service. Storm water will be routed to drywells in order to infiltrate it into the gound 

in accordance with City standards. Police and fire protection are provided by the City of Canby. 

POLICY NO. 4: CANBY SHALL LIMIT DEVELOPMENT IN AREAS IDENTIFIED AS HAVING AN UNACCEPTABLE 
LEVEL OF RISK BECAUSE OF NATURAL HAZARDS. 

Applicant Response: No wetlands or other natural hazard areas are present on the subject 

property. 

POLICY NO. 5: CANBY SHALL UTILIZE THE LAND USE MAP AS THE BASIS OF ZONING AND OTHER 
PLANNING OR PUBLIC FACILITY DECISIONS. 

Applicant Response: The City has implemented the Medium Density Residential designation of 

the subject property on the Comprehensive Plan Map through the adoption of R1.5 zoning.  

POLICY NO. 6: CANBY SHALL RECOGNIZE THE UNIQUE CHARACTER OF CERTAIN AREAS AND WILL UTILIZE 
THE FOLLOWING SPECIAL REQUIREMENTS, IN CONJUNCTION WITH THE REQUIREMENTS OF THE LAND 
DEVELOPMENT AND PLANNING ORDINANCE, IN GUIDING THE USE AND DEVELOPMENT OF THESE 
UNIQUE AREAS. 

Applicant Response: The subject property is not identified on the Areas of Special Concern Map 

in this section of the Comprehensive Plan. 

ENVIRONMENTAL CONCERNS ELEMENT 
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POLICY NO. 1-R-A: CANBY SHALL DIRECT URBAN GROWTH SUCH THAT VIABLE AGRICULTURAL USES 
WITHIN THE URBAN GROWTH BOUNDARY CAN CONTINUE AS LONG AS IT IS ECONOMICALLY FEASIBLE 
FOR THEM TO DO SO. 

Applicant Response: The subject property is not in farm use. The site is wooded. 

POLICY NO. 1-R-B: CANBY SHALL ENCOURAGE THE URBANIZATION OF THE LEAST PRODUCTIVE 
AGRICLUTURAL AREA WITHIN THE URBAN GROWTH BOUNDARY AS A FIRST PRIORITY. 

Applicant Response: As noted above, the subject property is not productive farm land. 

Urbanization does not conflict with this policy. 

POLICY NO. 2-R: CANBY SHALL MAINTAIN AND PROTECT SURFACE WATER AND GROUNDWATER 
RESOURCES. 

Applicant Response: There are no wetlands or streams on the subject property. The use of 

infiltration systems for roof drains will aid in maintaining groundwater resources in this area. 

POLICY NO. 3-R: CANBY SHALL REQUIRE THAT ALL EXISTING AND FUTURE DEVELOPMENT ACTIVITIES 
MEET THE PRESCRIBED STANDARDS FOR AIR, WATER, AND LAND POLLUTION. 

Applicant Response: The proposed development will comply with all applicable standards 

relating to air, water and land pollution. 

POLICY NO. 4-R: CANBY SHALL SEEK TO MITIGATE, WHEREVER POSSIBLE, NOISE POLLUTION GENERATED 
FROM NEW PROPOSALS OR EXISTING ACTIVITIES. 

Applicant Response: Not applicable. There are no significant noise pollution impacts associated 

with residential development. 

POLICY NO. 5-R: CANBY SHALL SUPPORT LOCAL SAND AND GRAVEL OPERATIONS AND WILL COOPERATE 
WITH COUNTY AND STATE AGENCIES IN THE REVIEW OF AGGREGATE REMOVAL APPLICATIONS. 

Applicant Response: Not applicable. The site plan does not include proposals for sand or gravel 

operations. 

POLICY NO. 6-R: CANBY SHALL PRESERVE AND, WHERE POSSIBLE, ENCOURAGE RESTORATION OF 
HISTORIC SITES AND BUILDINGS. 

Applicant Response: Not applicable. No identified historic resources are present on this site. 

POLICY NO. 8-R: CANBY SHALL SEEK TO PRESERVE AND MAINTAIN OPEN SPACE WHERE APPROPRIATE 
AND WHERE COMPATIBLE WITH OTHER LAND USES. 

Applicant Response: There are no open space areas designated for this site. 

POLICY NO. 9-R: CANBY SHALL ATTEMPT TO MINIMIZE THE ADVERSE IMPACTS OF NEW DEVELOPMENTS 
ON FISH AND WILDLIFE HABITATS. 
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Applicant Response: The proposed storm sewer system will infiltrate runoff into the ground via 

drywells. This will avoid impacts to water resource areas. 

POLICY NO. 10-R: CANBY SHALL ATTEMPT TO MINIMIZE THE ADVERSE IMPACTS OF NEW 
DEVELOPMENTS ON WETLANDS. 

Applicant Response: There are no wetland areas on the subject site.  

POLICY NO. 1-H: CANBY SHALL RESTRICT URBANIZATION IN AREAS OF IDENTIFIED STEEP SLOPES. 

Applicant Response: There are no areas of steep slope on the subject property. 

POLICY NO. 2-H: CANBY SHALL CONTINUE TO PARTICIPATE IN AND SHALL ACTIVELY SUPPORT THE 
FEDERAL FLOOD INSURANCE PROGRAM. 

Applicant Response: No wetlands are identified on the subject property. 

TRANSPORTATION ELEMENT 

POLICY NO. 1: CANBY SHALL PROVIDE THE NECESSARY IMPROVEMENT TO CITY STREETS, AND WILL 
ENCOURAGE THE COUNTY TO MAKE THE SAME COMMITMENT TO LOCAL COUNTY ROADS, IN AN 
EFFORT TO KEEP PACE WITH GROWTH. 

Applicant Response: The development of this property will provide for street frontage 

improvements along N. Pine Street by the project developer. The project will also contribute 

funds to the City’s transportation improvement projects through SDCs paid with each building 

permit. 

POLICY NO. 2: CANBY SHALL WORK COOPERATIVELY WITH DEVELOPERS TO ASSURE THAT NEW STREETS 
ARE CONSTRUCTED IN A TIMELY FASHION TO MEET THE CITY’S GROWTH NEEDS. 

Applicant Response: All streets proposed in this subdivision will be improved or bonded prior to 

recording of the final plat for the subdivision. 

POLICY NO. 3: CANBY SHALL ATTEMPT TO IMPROVE ITS PROBLEM INTERSECTIONS, IN KEEPING WITH ITS 
POLICIES FOR UPGRADING OR NEW CONSTRUCTION OF ROADS. 

Applicant Response: A traffic study for the proposed development is included with this 

application. Please refer to the study for a discussion of intersection capacity. 

POLICY NO. 4: CANBY SHALL WORK TO PROVIDE AN ADEQUITE SIDEWALK AND PEDESTRIAN PATHWAY 
SYSTEM TO SERVE ALL RESIDENTS. 

Applicant Response: Sidewalks will be provided along all streets within the proposed 

development.  

POLICY NO. 6: CANBY SHALL CONTINUE IN ITS EFFORTS TO ASSURE THAT ALL NEW DEVELOPMENTS 
PROVIDE ADEQUATE ACCESS FOR EMERGENCY RESPONSE VEHICLES AND FOR THE SAFETY AND 
CONVENIENCE OF THE GENERAL PUBLIC. 
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Applicant Response: The proposed street system will be developed to City standards. It provides 

for improved connectivity in this area of the city by extending NE 17th Avenue through to N. 

Pine Street and tying existing street stubs for N. Oak Street and N. Persimmon Street into NE 

17th Avenue. This gridded street system will improve access for emergency response vehicles by 

allowing multiple ways to move through the neighborhood. 

POLICY NO. 7: CANBY SHALL PROVIDE APPROPRIATE FACILITIES FOR BICYLCES AND, IF FOUND TO BE 
NEEDED, FOR OTHER SLOW MOVING ENERGY EFFICIENT VEHICLES. 

Applicant Response: The local street system will provide for bicycle traffic.  

PUBLIC FACILITIES AND SERVICES ELEMENT 

GOAL 1: TO ASSURE THE ADEQUATE PROVISION OF WATER SERVICES TO MEET THE NEEDS OF THE 
RESIDENTS AND PROPERTY OWNERS OF CANBY. 

Applicant Response: Adequate public water service is available in N. Pine Street and in other 

streets stubbed to the property lines, to service the proposed development. Please refer to the 

preliminary utility plan. 

GOAL 2: TO ASSURE THE ADEQUATE PROVISION OF WASTE WATER SERVICES TO MEET THE NEEDS OF 
THE RESIDENTS AND PROPERTY OWNERS OF CANBY. 

Applicant Response: Sanitary sewer service is available in N. Pine Street. Sewer lines will be 

extended into the proposed subdivision to provide sewer service to all lots. Please refer to the 

preliminary utility plan. 

GOAL 3: TO ASSURE THE ADEQUATE PROVISION OF STORM DRAINAGE SERVICES TO MEET THE NEEDS 
OF THE RESIDENTS AND PROPERTY OWNERS OF CANBY. 

Applicant Response: Storm water will be accommodated by collecting drainage from street areas 

and piped to drywells to infiltrate water into the ground. Storm water from roofs will be handled 

with individual raingardens to provide on-site infiltration. 

GOAL 4: TO ASSURE THE ADEQUATE PROVISION OF TRANSPORTATION SERVICES TO MEET THE NEEDS 
OF RESIDENTS AND PROPERTY OWNERS OF CANBY. 

Applicant Response: As discussed above, the traffic study completed for this project 

demonstrates that the existing transportation system is adequate to handle traffic generated by the 

proposed subdivision. 

GOAL 5: TO ASSURE THE ADEQUATE PROVISION OF PARKS AND RECREATION SERVICES TO MEET THE 
NEEDS OF THE RESIDENTS AND PROPERTY OWNERS OF CANBY. 

Applicant Response: The homes in this project will provide funds for park projects through 

SDCs payable with each building permit.  

GOAL 6: TO ASSURE THE PROVISION OF A FULL RANGE PUBLIC FACILITIES AND SERVICES TO MEET THE 
NEEDS OF THE RESIDENTS AND PROPERTY OWNERS OF CANBY. 
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Applicant Response: All necessary public facilities and services will be provided to the proposed 

subdivision.  

 

ECONOMIC ELEMENT 

Applicant Response: The proposed residential development will provide short term jobs during 

development of the site and construction of homes. As a residential project, however, it is not 

directly relevant to the City’s economic goals. 

HOUSING ELEMENT 

POLICY NO. 1: CANBY SHALL ADOPT AND IMPLEMENT AN URBAN GROWTH BOUNDARY WHICH WILL 
ADEQUATELY PROVIDE SPACE FOR NEW HOUSING STARTS TO SUPPORT AN INCREASE IN POPULATION 
TO A TOTAL OF 20,000 PERSONS. 

Applicant Response: The subject property is within the UGB and the city limits. Development 

for residential purposes is consistent with helping to meet the housing need for projected 

population growth. 

POLICY NO. 2: CANBY SHALL ENCOURAGE A GRADUAL INCREASE IN HOUSING DENSITY AS A RESPONSE 
TO THE INCREASE IN HOUSING COSTS AND THE NEED FOR MORE RENTAL HOUSING. 

Applicant Response: The proposed density of development is consistent with the Medium 

Density Residential/R-1.5 designation of the property, as discussed above in this narrative. 

ENERGY CONSERVATION ELEMENT 

POLICY NO. 1: CANBY SHALL ENCOURAGE ENERGY CONSERVATION AND EFFICIENCY MEASURES IN 
CONSTRUCTION PRACTICES. 

Applicant Response: The homes to be built on this site will comply with adopted building code 

energy conservation measures. 

POLICY NO. 4: CANBY SHALL ATTEMPT TO REDUCE WASTEFUL PATTERNS OF ENERGY CONSUMPTION IN 
TRANSPORTATION SYSTEMS. 

Applicant Response: This is achieved in residential development primarily by providing for 

connectivity so that there are few out-of-direction trips needed. The Beckwood Place project is 

designed with this in mind. Streets, as shown on the Preliminary Plan, will be interconnected and 

there are no cul-de-sacs. 

 

16.53.020  Major Variances.  

 

As discussed above, the proposed subdivision layout results in the creation of three “T” 

intersections on NE 17th Avenue at N. Oak Street from the north and south, and N. Persimmon 

Street from the south. The spacing of these intersections does not conform to the minimum 
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centerline offset standard of 150 feet set forth in Chapter 16.64.020.D. A major variance to this 

standard is being requested and meets the relevant approval criteria of Chapter 16.53.020 as 

discussed below. 

 

These provisions are intended to prescribe procedures which allow variations from the strict 
application of the regulations of this title, by reason of exceptional circumstances and other 
specified conditions:   
 

A. Authorization.  The commission may authorize variances from the requirements of this 
title, other than Division VII, where it can be shown that, owing to special and unusual 
circumstances related to a specific piece of property, the literal interpretation of the 
regulations would cause an undue or unnecessary hardship, except that no variance 
shall be granted to allow the use of property for purposes not authorized within the 
district in which the proposed use would be located. In granting a variance, the 
commission may attach conditions which it finds necessary to protect the best interests 
of the surrounding property or neighborhood and to otherwise achieve the purpose of 
this title.  

  
Applicant Response: N/A. Not an approval criterion. 

 
B. Standards and Criteria.  A variance may be granted only upon determination that all of 

the following conditions are present:  
  

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

Applicant Response: The exceptional circumstances which relate to this property is the 

unusual number of street stubs which abut the site and the placement of those street 

stubs which makes it impracticable to connect them without violating the 150-foot 

intersection spacing standard. Please refer to the site plan below: 
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NE 17th Avenue is stubbed to the site’s western border and needs to be extended 

through to N. Pine Street on the eastern border in alignment with the location of NE 

17th Avenue on the east side of N. Pine Street. The proposed site plan does this. The 

problem lies in the fact that the stubs of N. Oak Street on the south border and north 

border are offset from each other by approximately 145 feet. This results in N. Oak 

Street intersecting NE 17th Avenue at about the mid-block location between N. Oak 

Street and N. Persimmon Street on the south side of NE Pine Street. The resulting 

intersection spacing is approximately 146 feet between N. Oak Street’s two 

intersections with NE 17th Avenue, and about 124 feet between N. Oak Street and N 

Persimmon Street. 

 
 

2. The variance is necessary to assure that the applicant maintains substantially the 
same property rights as are possessed by the owners of other property in the city 
and within the same zone; and  

  
Applicant Response: The subject property is zoned R-1.5, which allows single-family 

lots with a minimum lot size of 5,000 sq. ft. In order to develop the site in a manner that 

achieves this density, it is necessary to maintain a reasonably rectangular lot 

configuration. While it is barely possible to connect N. Oak Street through the site with 

reverse curves that meet the minimum centerline radius standard, doing so would result 

in irregularly-shaped lots which, in order to provide reasonable building envelopes and 

meet minimum setback standards, would need to be larger than otherwise permitted in 

the R-1.5 zone. In order to achieve a density consistent with that afforded owners of 

other R-1.5 zoned properties, N. Oak Street cannot be continuous and the variance to 

the minimum intersection spacing standard is needed. 
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3. Granting of this variance will not be materially detrimental to the intent or 

purposes of the city's Comprehensive Plan or the Land Development and Planning 
Ordinance; and  

 
Applicant Response: The Comprehensive Plan and the Land Development ordinance 

are silent on the purpose of intersection spacing. However, logic would say that the 

purpose of the intersection spacing standards is to ensure safety for traffic flow in 

residential neighborhoods. In this instance, the volume of traffic will be low, as 

discussed in the traffic study prepared for this application. All affected streets are local 

residential streets which will have a speed limit of 25 MPH. Intersection sight distance 

will be maintained per City standards. Given these conditions, allowing the requested 

reduction to intersection spacing will not result in an unsafe condition. On the contrary, 

the offset alignment of N. Oak Street will serve to reduce traffic speeds as cars must 

deal with the intersections and turning movements. This will also make N. Oak Street 

less attractive to through traffic. The single biggest concern expressed at the 

neighborhood meeting was regarding increased traffic on N. Oak Street between its 

current dead-end and Territorial. The proposed design will help to ensure that volumes 

and speeds remain low. 
  

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

 
Applicant Response: Granting the variance will only affect the intersections within the 

proposed subdivision. It will have no impact upon other properties in the surrounding 

area. 
  

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

 
Applicant Response: The proposed spacing of 146 feet and 124 feet is close to the 

minimum standard of 150 feet. The total distance between N. Persimmon Street and N. 

Oak Street is approximately 270 feet. It is not possible to create three intersections 

within that space and maintain the 150 feet offset distance required by the standard. 

While it may be possible to design a configuration that would split the distance evenly 

at 135 feet, it is clear from the site plan that it cannot be done without reducing density. 

Further, there is not a practical difference in the relative safety that would result. 
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6. The exceptional or unique conditions of the property which necessitate the issuance 
of a variance were not caused by the applicant, or the applicant's employees or 
relatives.   

  
Applicant Response: The unique conditions of the property relate to the location of the 

street stubs of N. Oak Street to the north and south of the subject property. These 

conditions were the result of subdivisions platted in the past and which the applicant 

had no involvement in. 

 
C. Variance to Requirements of Hazard Overlay (H) Zone.  Variances may be issued for 

non-residential buildings in very limited circumstances to allow a lesser degree of flood 
proofing than water-tight or dry-flood proofing, where it can be determined that such 
action will have a low damage potential, complies with all other variance criteria, and 
otherwise meets the requirements of the Hazard Overlay Zone. (Ord.805 section 4, 
1987; Ord. 804 section 4(A), 1987; Ord. 740 section 10.8.50, 1984; Ord. 981 section 
14, 1997; Renum. and mod. by Ord. 1080, 2001)  

  
Applicant Response: Not applicable. The proposed variance does not involve the 

Hazard Overlay Zone or non-residential buildings. 

 

Conclusion: The proposed application for the Beckwood Place subdivision meets the 

requirements of applicable development code and comprehensive plan policies, with the 

exception of the intersection spacing standard for which a variance has been requested. The 

proposed findings under Chapter 16.53.20 demonstrate that the variance is consistent with 

approval criteria. Accordingly, the applicant requests approval of this application.     
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47. Onsite storm water management on individual lots shall be designed in compliance 
with Canby Public Works Design Standards. (R. Potter) 

48. 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. (R. Potter) 

49. Minimum residential driveway widths at the inside edge of the sidewalk shall be 12 
feet and the maximum residential driveway. Driveways shall be ADA-compliant. 
(R. Potter) 

50. Prior to occupancy of the proposed homes, a code-compliant privacy fence shall 
be constructed on the property lines facing adjacent residential uses. All fences 
shall comply with the CMC Subsection 16.08.110, which does not allow full-height 
(6-foot) fences within the street setbacks of residential lots. (R. Potter) 
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EXECUTIVE SUMMARY 

A summary of key findings from the Canby Beckwood Place Subdivision Transportation Impact 
Analysis is provided below: 

• Two Intersections Analyzed: 

o OR 99E/ NE 4th Avenue and NE Territorial Road/ N Pine Street 

• Trips generated from the proposed site: 

o Approximately 31 a.m. peak hour trips, 42 p.m. peak hour trips, and 396 daily trips. 

• Trips from approved but not fully occupied developments were added to area 

roadways 

o Trips from approved but not fully occupied developments in Canby were added to study 
intersections to account for trips that were not counted in the original traffic count data but 
will be added to area roadways as the individual developments build out.  

• A growth rate was applied to account for other background regional trip growth not 

related to citywide development 

o A 1 percent compound annual growth rate was applied to all movements at study 
intersections to capture other background regional trip growth not related to citywide 
development. 

• No safety issues were identified.  

o Crash rates at study intersections indicate the frequency of collisions is typical for the volume 
of traffic served. 

• The OR 99E/ NE 4th Avenue intersection is expected to operate with a v/c ratio above 

the adopted target by 2022 without and with the proposed project.  

o Without the proposed project, this intersection is expected to operate with a v/c ratio above 
the adopted target during the p.m. peak by 2022. 

o The proposed project adds 21 total p.m. peak hour trips to the intersection (about 0.5 
percent of the total trips at the intersection) and is expected to make the v/c ratio slightly 
worse. Since the project adds less 400 daily trips to the intersection, it is considered a small 
increase in traffic and does not further degrade it beyond the 2022 Background Conditions 
Scenario (Oregon Highway Plan Action 1F.5). 

o The Canby TSP includes a financially constrained improvement project for this intersection 
that would mitigate the substandard condition. 

o This project is already included on the City’s Transportation System Development Charge list, 
and the applicant will be contributing towards this improvement when the development fees 
are paid. The City should continue to work with ODOT to further evaluate and advance 
planned improvements at this intersection from the TSP. 

 

 

 

 

 

 

117 of 180



SECTION 1. INTRODUCTION 

The purpose of this transportation impact 
analysis is to identify potential transportation 
system needs triggered by the proposed Canby 
Beckwood Place Subdivision located on N Pine 
Street near NE 17th Avenue in Canby, Oregon. 
The proposed site will consist of 42 single-
family housing units1. Access to the site is 
proposed via an extension of NE 17th Avenue 
between N Pine Street and N Maple Street.  

Included in the following sections is a 
documentation of existing transportation 
conditions, a summary of the assumptions and 
methodologies used to analyze future 
transportation conditions, a detail of traffic 
operating conditions and a summary of 
recommendations related to the proposed 
project. 

PROJECT AREA 

The project site is generally bounded by NE 
Territorial Road to the north, NE 14th Avenue to 
the south, N Pine Street to the east, and N 
Maple Street to the west. The following 
intersections were evaluated as study 
intersections (see Figure 1), with their 
intersection control listed:  

• OR 99E/ NE 4th Avenue (signalized 
intersection) 

• NE Territorial Road/ N Pine Street (stop-
control on the side street) 

 

 

 

 

1 Canby Beckwood Place site plan, September 2019. 

FIGURE 1: STUDY AREA 
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SECTION 2. EXISTING CONDITIONS 

This section provides documentation of existing transportation conditions in the project area, 
including an inventory of the existing transportation network, and an operational analysis and 
safety evaluation of the study intersections. Supporting details are provided in the appendix. 

PEDESTRIAN AND BICYCLE FACILITIES  

An inventory of the existing pedestrian and bicycle facilities was conducted to determine the 
current location of sidewalks and bicycle lanes within the project area. A sidewalk is available on 
the east side of N Pine Street between Territorial Road and NE 14th Avenue, and along the west 
side of N. Oak Street. Intermittent sidewalks are available along portions of Territorial Road.  

There is currently a striped bike lane on the east side of N Pine Street near NE 16th Avenue 
adjacent to new development. Bike lanes are also provided along Territorial Road. There are no 
other bike facilities within the study area.  

The Logging Road Trail is located just east of the proposed site. Trail users can access it by 
crossing N. Pine Street and using NE 17th Avenue to connect to the trail. 

Pedestrian and bicycle count data during the morning and evening peak periods was also collected 
at the study intersections. The count data shows that most of the pedestrian activity observed 
occurred at the NE Territorial Road / N Pine Street intersection (2 crossings during the a.m. and 
p.m. peak periods). Bicycle activity within the study area is minimal. The bicycle count data 
indicates that one movement occurred at the NE Territorial Road / N Pine Street intersection during 
both the a.m. and p.m. peak periods.  

TRANSIT 

Transit service is provided in the vicinity of the project area by Canby Area Transit (CAT) via Route 
99X to Oregon City and Woodburn. This route connects Canby to the Oregon City Transit Center 
where riders can transfer to several additional TriMet bus lines. The nearest bus stop to the project 
site is located approximately 0.75 miles to the southwest, near the OR 99E / NE 4th Avenue 
intersection. 

CAT also provides general public Dial-A-Ride service for anyone traveling to or from destinations 
within the Canby Urban Growth Boundary (UGB). Service is provided between 8 a.m. and 6 p.m., 
Monday through Friday.  

MOTOR VEHICLE FACILITIES 

Characteristics of the key roadways in the study area are summarized in Table 1. Territorial Road 
provides for higher capacity east-to-west motor vehicle movement through the study area. It 
maintains a continuous two-lane cross-section (i.e., one through lane in each direction) and 
connects OR 99E with areas to the west of the study area. Drivers can access Territorial Road via N 
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Pine Street. It is classified as a collector and run north-to-south between Territorial Road and NE 
4th Avenue (just north of OR 99E). 

TABLE 1: PROJECT AREA ROADWAY CHARACTERISTICS 

EXISTING TRAVEL CONDITIONS 

To determine intersection operations, historical turn movement counts were obtained for the study 
intersections during the weekday morning peak period (7 to 9 a.m.) and evening peak period (4 to 
6 p.m.) and adjusted to current conditions. The existing peak period traffic volumes developed for 
the study intersections are displayed in Figure 4 later in this document.  

The methodology from the ODOT Analysis Procedures Manual was applied to determine the 30th 
highest annual hour volume (30 HV) for the OR 99E study intersection. The 30 HV is commonly 
used for design purposes and represents the level of congestion that is typically encountered 
during the peak travel month. 

To determine when the 30th highest annual hour volume occurs, data is examined from Automatic 
Traffic Recorder (ATR) stations that record highway traffic volumes year-round. If no on-site ATR is 
present, one with similar characteristics can be identified using ODOT’s ATR Characteristics Table. 

If these do not produce a similar ATR with average annual daily traffic volumes (AADT) within 10% 
of study area volumes, the seasonal trend method should be used. The seasonal trend method 
averages seasonal trend groupings from the ATR Characteristics Table. For the study area, no 
ATR’s are located on-site, and the ATR Characteristics Table did not produce matches within 10% 
of the study area AADT volumes. Therefore, the seasonal trend method was utilized to develop a 
calculated seasonal factor of 1.01. This factor was applied to the existing count data.  

DAILY MOTOR VEHICLE VOLUMES  

Motor vehicle count data was collected along N Pine Street near the proposed site2. The count data 
indicates that approximately 1,327 vehicles pass the proposed site along N Pine Street during an 
average weekday. These vehicles are distributed evenly northbound and southbound. The highest 

2 Count data collected in November 2018 on N Pine Street near the proposed site. 

ROADWAY JURISDICTION CLASSIFICATION* 
NO. OF 

LANES 

POSTED 

SPEED 
SIDEWALKS 

BIKE 

LANES 

NE TERRITORIAL ROAD Canby Collector 2 30 mph Intermittent Yes 

N PINE STREET 
Clackamas 

County 
Collector 2 25 mph One side No 

N OAK STREET Canby Local 2 25 mph One side No 

* Source: Canby Transportation System Plan. Adopted December 2010. 
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number of trips along N. Pine Street occurs during the p.m. peak hour, with 144 vehicles passing 
the proposed site (66 northbound and 78 southbound).  

INTERSECTION OPERATIONS 

This section discusses the existing conditions for motor vehicles at the study intersections, 
including an analysis of traffic operations.   

Intersection Performance Measures 

Level of service (LOS) ratings and volume-to-capacity (v/c) ratios are two commonly used 
performance measures that provide a good picture of intersection operations. Agencies often 
incorporate these performance measures into their mobility standards. Descriptions are given 
below: 

• Level of service (LOS): A “report card” rating (A through F) based on the average delay 
experienced by vehicles at the intersection. LOS A, B, and C indicate conditions where traffic 
moves without significant delays over periods of peak hours travel demand. LOS D and E are 
progressively worse operation conditions. LOS F represents conditions where average vehicle 
delay has become excessive and demand has exceeded capacity.   

• Volume-to-capacity (v/c) ratio: A decimal representation (typically between 0.00 and 1.00) 
of the proportion of capacity that is being used at a turn movement, approach leg, or 
intersection. It is determined by dividing the peak hour traffic volume by the hourly capacity of a 
given intersection or movement. A lower ratio indicates smooth operations and minimal delays. 
As the ratio approaches 1.00, congestion increases, and performance is reduced. If the ratio is 
greater than 1.00, the turn movement, approach leg, or intersection is oversaturated and 
usually results in excessive queues and long delays.  

Jurisdictional Mobility Standards 

The mobility standards for the study intersections vary according to the agency of jurisdiction for 
each roadway. One of the study intersections are under City jurisdiction (NE Territorial Road / N 
Pine Street), and the other is under ODOT jurisdiction (OR 99E / NE 4th Avenue.) 

ODOT requires a volume to capacity ratio of 0.90 or less3 and the City of Canby operating 
standards require a level of service "E" or better and a volume to capacity ratio of 0.90 or less be 
maintained for intersections with stop control on the minor approach4. 

 

 

 

3 Oregon Highway Plan, Policy 1F, Table 6. Retrieved December 2020. 
4 Canby Transportation System Plan, Goal 7, Policy d, December 2010. Retrieved December 2020. 
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Existing Operating Conditions  

Motor vehicle conditions were evaluated during the peak hours at the study intersections (see 
Table 2) using the Highway Capacity Manual, 6th Edition (HCM)5 methodologies. As can be seen in 
the table below, both study intersections meet the mobility standards. Although the intersection 
currently meets its mobility target, queues over 500 feet were observed extending from the side 
street approaches at the OR 99E / NE 4th Avenue intersection during the p.m. peak.  

TABLE 2: EXISTING 2020 STUDY INTERSECTION OPERATIONS 

SAFETY ANALYSIS 

The most recent five years of available collision data (2014 – 2018) for the study area was 
obtained from Oregon Department of Transportation (ODOT) and used to evaluate the collision 
history6. There were 20 crashes recorded at the study intersections over the five-year period, with 
the most crashes occurring at the OR 99E / NE 4th Avenue intersection.  

Crash rates at study intersections were calculated to identify problem areas in need of mitigation. 
The total number of crashes experienced at an intersection is typically proportional to the number 
of vehicles entering it, therefore, a crash rate describing the frequency of crashes per million 
entering vehicles (MEV) is used to determine if the number of crashes should be considered high. 
Using this technique, a collision rate of 1.0 MEV or greater is commonly used to identify when 
collision occurrences are higher than average and should be further evaluated. As shown in Table 
3, crash rates calculated at all study intersections are well below this threshold, indicating the 
frequency of collisions is typical for the volume of traffic served. 

 

 

 

 

 

 

5 2016 Highway Capacity Manual, Transportation Research Board, Washington, D.C., 2016. 
6 ODOT reported collisions for January 1, 2014 through December 31, 2018. 

INTERSECTION 
TRAFFIC 

CONTROL 
JURISDICTION 

MOBILITY 

STANDARD 

AM PEAK PM PEAK 

DELAY LOS V/C DELAY LOS V/C 

NE TERRITORIAL 

ROAD / N PINE 

STREET 
TWSC City LOS E, 

0.90 V/C 11.0 A/B 0.11 12.5 A/B 0.21 

OR 99E / NE 4TH 

AVENUE 
Signal ODOT 0.90 V/C 19.5 B 0.66 20.7 C 0.88 
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TABLE 3: CRASH DATA SUMMARY (2014 - 2018) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

INTERSECTION 
TOTAL 

CRASHES 

CRASH TYPE CRASH SEVERITY 

COLLISION 

RATE ANGLE 

OR TURN 

REAR 

END 

FIXED 

OBJECT 
PDO* 

MINOR 

INJURY 

MAJOR 

INJURY 

NE TERRITORIAL ROAD / 

N PINE STREET 
1 0 0 1 0 1 0 0.29 

OR 99E / NE 4TH AVENUE 19 12 7 0 6 13 0 0.37 

*PDO = Property Damage Only 
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SECTION 3. ASSUMPTIONS AND METHODOLOGIES 

This section outlines key assumptions and methodologies that were used to analyze future 
conditions and identify any potential impacts at study intersections. Areas of interest covered in 
this section are trip generation, trip distribution and background traffic growth. 

PROJECT DESCRIPTION 

The proposed project will consist of 42 single-family housing units. The proposed site is located on 
N Pine Street near NE 17th Avenue. The site plan can be seen in Figure 2. 

 

FIGURE 2: SITE PLAN 

SITE ACCESS 

Access to the site is proposed via an extension of NE 17th Avenue from N Pine Street to the existing 
stub east of N Maple Street. N Pine Street is classified as a collector and is under Clackamas 
County jurisdiction. According to the Clackamas County roadway standards, the minimum spacing 
between accesses on a collector is 150 feet7. The proposed connection to N Pine Street would be 

7 Clackamas County Roadway Standards 220.5. Retrieved December 2020. 
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approximately 380 feet north and 200 feet south of the nearest access, complying with the County 
spacing standard for a collector roadway.  

SIGHT DISTANCE REVIEW 

The sight triangle at intersections should be clear of objects (large signs, landscaping, parked cars, 
etc.) that could potentially limit vehicle sight distance. In addition, all proposed accesses should 
meet AASHTO sight distance requirements as measured from 15 feet back from the edge of 
pavement8.  

The proposed access to N Pine Street would require a minimum of 280 feet of sight distance based 
on a 25-mph posted speed. Preliminary sight distance evaluation from the access indicated that the 
proposed connections would be expected to provide adequate sight distance looking to the north 
and south (i.e., over 350 feet). Prior to occupancy, sight distance at all access points will need to 
be verified, documented, and stamped by a registered professional Civil or Traffic Engineer licensed 
in the State of Oregon. 

INTERNAL SIGHT CIRCULATION 

Access to the site is proposed via an extension of NE 17th Avenue from N Pine Street to the existing 
stub east of N Maple Street. This access road is proposed to run east-to-west and connect to three 
north-south oriented local streets (i.e., N Oak Street and N Persimmon Street). This roadway will 
provide motor vehicle access to individual lots. The proposed roadway will provide adequate 
circulation to the surrounding existing roadway network, and internally within the site.   

The proposed site will also provide frontage improvements along N Pine Street. This will include a 
sidewalk and a bike lane on N Pine Street. Internal streets will include sidewalks on both sides and 
will provide a sidewalk connection to N Pine Street. Bicyclists will share the roadways with motor 
vehicles along the internal local streets. The proposed internal pedestrian and bicycle facilities are 
consistent with the City of Canby local street standards and are adequate for the site.   

TRIP GENERATION 

Trip generation is the method used to estimate the number of vehicles that are added to the 
surrounding roadway network as a result of proposed project. The trip generation was estimated 
using similar land uses as reported by the Institute of Transportation Engineers (ITE)9. The trip 
generation was conducted for the a.m. and p.m. peak hours using the Single-Family Detached 
Housing (ITE Code 210) land use.  

8 AASHTO – Geometric Design of Highways and Streets, 6th edition, 2011. 
9 Trip Generation Manual, Institute of Transportation Engineers, 10th Edition. 
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Table 4 summarizes the expected trip generation for the proposed project. As shown, the proposed 
site is expected to generate approximately 31 (8 in, 23 out) a.m. peak hour trips, 42 (26 in, 16 
out) p.m. peak hour trips, and 396 daily trips.  

TABLE 4: TRIP GENERATION FOR THE PROPOSED PROJECT 

TRIP DISTRIBUTION 

Trip distribution involves estimating how project generated traffic will leave and arrive at the 
proposed site. The trip distribution for the proposed project was estimated based on the City of 
Canby travel demand model10. It is estimated that 50 percent of the trips will originate or end from 
the south on N Pine Street, 15 percent from the west on NE 17th Avenue and N Maple Street, and 
35 percent from the north on N Pine Street and NE Territorial Road. The assumed trip distribution 
for the proposed project can be seen in Figure 3. 

10 City of Canby Travel Forecast Tool, select zone model run for Traffic Analysis Zone 113. 

LAND USE (SIZE) 

AM PEAK PM PEAK 
DAILY 

TRIPS 
IN OUT TOTAL IN OUT TOTAL 

SINGLE-FAMILY DETACHED HOUSING - 

ITE CODE 210 
8 23 31 26 16 42 396 
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FIGURE 3: DISTRIBUTION OF SITE GENERATED TRIPS 

IN-PROCESS DEVELOPMENTS 

In addition to the trips generated from the proposed project, trips from approved but not fully 
occupied developments in Canby were added to study intersections (see Table 5). These represent 
trips that were not counted in the original traffic count data but will be added to area roadways as 
the individual developments build out. These trips were distributed throughout the city based on 
each traffic study and added to the applicable study intersections.  
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TABLE 5: IN-PROCESS DEVELOPMENT TRIPS 

BACKGROUND TRAFFIC 

In addition to the trips from approved citywide developments, a 1 percent compound annual 
growth rate was applied to all movements at study intersections to capture other background 
regional trip growth not related to citywide development. This growth rate will be applied between 
2020 and 2022 to represent regional background traffic growth for the horizon years at study 
intersections.  

 

 

 

DEVELOPMENT NAME 

% 

OCCUPIED

* 

APPROVED TRIPS REMAINING 

AM PEAK PM PEAK 
DAILY 

TRIPS 
IN OUT TOTAL IN OUT TOTAL 

ALPHA SCENTS 0% 20 6 26 8 21 29 57 

ACTIVE WATER SPORTS 0% 10 2 12 6 13 19 125 

BBC STEEL 0% 15 4 19 5 16 21 122 

REIMERS INDUSTRIAL 80% 8 2 10 2 5 7 46 

N PINE STREET 

SUBDIVISION 
0% 8 25 33 26 16 42 75 

TOFTE FARMS PHASE 6 0% 3 9 12 10 6 16 151 

COLUMBIA 

DISTRIBUTING 
0% 45 36 81 31 58 89 1569 

STANTON FURNITURE 0% 49 15 64 20 49 69 460 

S HOPE VILLAGE 

EXPANSION 
0% 12 21 33 24 19 43 606 

CARUSO PRODUCE 

DISTRIBUTION FACILITY 
0% 15 4 19 5 15 20 185 

WEST LIGHT INDUSTRIAL 0% 101 31 132 44 100 144 949 

REDWOOD LANDING 2 0% 5 16 21 18 11 29 274 

 Total 291 171 462 199 329 528 4619 

Notes: * As of November 2018, when the count data was collected 
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PLANNING HORIZONS 

The planning horizon year selected for analysis is 2022, which represents the expected year of 
build-out and occupancy for the proposed project. Two scenarios were evaluated to allow for the 
identification of capacity constraints associated with proposed project, including: 

• 2022 Background Conditions – Existing traffic volumes plus background traffic growth.  

• 2022 Project Conditions – Existing traffic volumes plus background traffic growth, with the 
added traffic associated with the proposed Canby Beckwood Place Subdivision. 

An additional sensitivity option was tested for the 2022 Project Conditions Scenario that assumed 
the proposed but not yet approved Redwood Landing 3 Subdivision would be completed and 
occupied by 2022. 

Figure 4 summarizes the traffic volumes for the a.m. and p.m. peak hours at study intersections.  
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FIGURE 4: PEAK HOUR TRAFFIC VOLUMES 
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SECTION 4. FUTURE CONDITIONS 

The following section summarizes the peak hour transportation operating conditions for the 
planning horizon year of 2022. Future traffic operating conditions were analyzed at the study 
intersections to determine if the transportation network can support traffic generated by the 
proposed project. If intersection mobility standards are not met, then mitigations may be 
necessary to improve network performance.  

2022 INTERSECTION OPERATIONS 

Table 6 shows the future 2022 intersection operations at study intersections, without and with the 
proposed project. As shown, the NE Territorial Road / N Pine Street intersection is expected to 
continue to meet the mobility standard in all scenarios, while the OR 99E / NE 4th Avenue 
intersection is expected to operate with a v/c ratio above the adopted target under all scenarios 
during the p.m. peak.  

During the p.m. peak the v/c ratio at the OR 99E / NE 4th Avenue intersection is expected to 
change by 0.01 with the proposed project, which adds 21 total p.m. peak hour trips to the 
intersection. There is a heavy southbound left turn movement during the p.m. peak that 
experiences high levels of delay due to the conflicting traffic flows on the northbound and 
southbound approaches. Since the project adds less 400 daily trips to the intersection, it is 
considered a small increase in traffic and does not further degrade it beyond the 2022 Background 
Conditions Scenario (Oregon Highway Plan Action 1F.5). 

2022 SENSITIVITY SCENARIO 

A sensitivity scenario was tested that assumed the traffic generated from the proposed but not yet 
approved Redwood Landing 3 Subdivision (10 duplex units and 32 single-family housing units). 
This project is located along N Redwood Street between OR 99E and NE Territorial Road and is 
expected to generate 31 a.m. peak hour trips, 42 p.m. peak hour trips, and 396 daily trips.  

As shown in Table 6, the additional trips associated with the proposed but not yet approved 
Redwood Landing 3 Subdivision is expected to have little impact on intersection operations when 
compared to the scenario without the project. The v/c ratio is expected to change by 0.01 or less 
at the study intersections during the a.m. and p.m. peak. The NE Territorial Road / N Pine Street 
intersection is expected to continue to meet the mobility standard, while the OR 99E / NE 4th 
Avenue intersection is expected to continue to operate with a v/c ratio above the adopted target. 
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TABLE 6: 2022 INTERSECTION OPERATIONS 

TRANSPORTATION SYSTEM CONTEXT 

The traffic volumes resulting from the proposed project were compared to existing traffic volumes, 
as well as the projected volumes from the City’s TSP to provide an evaluation of growth on the 
roadway compared to planned conditions. A 24-hour weekday traffic volume was collected on N 
Pine Street near the proposed site11. A comparison of the traffic volumes along this segment can be 
seen in Table 7. As shown, the volume of traffic has been steady on N Pine Street between 2009 
and 2020, which slightly higher than the annual growth that was projected in the City’s TSP 

through 2030.  

N Pine Street does not currently meet the cross-section requirements for standard collector streets, 
but once improved it should safely accommodate additional vehicle traffic consistent with the TSP 
forecast. Planned projects along key corridors in the area will also hep serve growth. These 
projects include: 

• Realigning the NE 4th Avenue / N Pine Street intersection 

• Improvements at the OR 99E / NE 4th Avenue intersection and adjacent railroad crossing  

 

 

11 Count data collected on November 2018 along N Pine Street near the proposed site. 

INTERSECTION 
MOBILITY 

STANDARD 

2022 BACKGROUND 

CONDITIONS 

2022 PROJECT 

CONDITIONS 

2022 SENSITIVITY 

SCENARIO 

DELAY LOS V/C DELAY LOS V/C DELAY LOS V/C 

AM PEAK 

NE TERRITORIAL 

ROAD / N PINE 

STREET * 

LOS E, 
0.90 V/C 10.5 A/B 0.12 10.5 A/B 0.12 10.5 A/B 0.12 

OR 99E / NE 4TH 

AVENUE ** 
0.90 V/C 21.0 C 0.73 21.4 C 0.74 21.5 C 0.74 

PM PEAK 

NE TERRITORIAL 

ROAD / N PINE 

STREET * 

LOS E, 
0.90 V/C 12.7 A/B 0.22 12.8 A/B 0.23 12.8 A/B 0.23 

OR 99E / NE 4TH 

AVENUE ** 
0.90 V/C 25.3 C 0.97 26.4 C 0.98 27.5 C 0.99 

Notes: * Stop-controlled intersection; ** Signal controlled intersection 
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TABLE 7: VOLUME GROWTH COMPARISON ALONG N PINE STREET 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PERIOD 
ESTIMATED 

SITE TRIPS 

CURRENT 

VOLUME 

(2020) 

TOTAL 2020 

VOLUME (SITE 

TRIPS + 

CURRENT 

VOLUME) 

TSP 

VOLUME 

(2009) * 

TSP 

ESTIMATED 

FUTURE 

VOLUME 

(2030) * 

TSP 

FORECASTED 

ANNUAL 

GROWTH 

RATE (2030-

2009) 

REALIZED 

ANNUAL 

GROWTH 

RATE (TOTAL 

2020-2009) 

DAILY 396 1,327 1,723 -- -- -- -- 

AM 

PEAK 

HOUR 
31 101 132 -- -- -- -- 

PM 

PEAK 

HOUR 
42 144 186 100 170 3% 8% 

* Year 2009 and 2030 volumes are from 2010 City of Canby Transportation System Plan 
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SECTION 5. RECOMMENDATIONS   

The following section summarizes the key findings and recommendations related to the proposed 
project. 

MOTOR VEHICLE IMPROVEMENTS 

None of the study intersections were identified as having an impact based on projected growth 
from the proposed project. However, the OR 99E/ NE 4th Avenue intersection is expected to 
operate with a v/c ratio above the adopted target by 2022 under background conditions and will 
continue to get worse with growth from the proposed project. During the p.m. peak the v/c ratio at 
the OR 99E / NE 4th Avenue intersection is expected to change by 0.01 with the proposed project, 
which adds 21 total p.m. peak hour trips to the intersection (about 0.5 percent of the total trips at 
the intersection). Since the project adds less 400 daily trips to the intersection, it is considered a 
small increase in traffic and does not further degrade it beyond the 2022 Background Conditions 
Scenario (Oregon Highway Plan Action 1F.5). 

The Canby TSP includes a financially constrained improvement project for this intersection that 
would add a westbound right-turn lane on OR 99E, a southbound left-turn lane on the NE 4th 
Avenue approach to OR 99E that would convert the approach to two left turn lanes and a shared 
through-right lane, and signal timing adjustments.  

Table 8 shows that this planned improvement mitigates the substandard condition, and the OR 
99E/ NE 4th Avenue intersection will no longer be expected to exceed the adopted v/c ratio target 
during the p.m. peak. This project is already included on the City’s Transportation System 

Development Charge list, and the applicant will be contributing towards this improvement when the 
development fees are paid. The City should continue to work with ODOT to further evaluate and 
advance planned improvements at this intersection from the TSP.  

TABLE 8: 2022 INTERSECTION OPERATIONS WITH PLANNED IMPROVEMENTS 

 

 

 

 

 

 

INTERSECTION 
MOBILITY 

STANDARD 

2022 BACKGROUND 

CONDITIONS 

2022 PROJECT 

CONDITIONS 

DELAY LOS V/C DELAY LOS V/C 

OR 99E / NE 4TH 

AVENUE * 
0.90 V/C 25.1 C 0.75 25.4 C 0.76 

Notes: * Signal controlled intersection 
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SITE FRONTAGE RECOMMENDATIONS 

The project site frontage along N Pine Street is under County jurisdiction and designated as a 
Collector roadway in the TSP. Although it is under County jurisdiction, it should be constructed to 
the City collector standard. It does not currently meet the City’s cross-section requirements for 
standard collector streets (34-50 feet paved with 50-80 feet of ROW). It is assumed that the City 
and the developer will work together determine required frontage improvements and right-of-way 
dedications. 

SITE ACCESS RECOMMENDATIONS 

Access to the site is proposed via an extension of NE 17th Avenue from N Pine Street to the 
existing stub east of N Maple Street. This access road is proposed to run east-to-west and connect 
to three north-south oriented local streets (i.e., N Oak Street and N Persimmon Street). These 
streets should be constructed according to the City of Canby local street standard (34 feet paved 
with 50-62 feet of ROW).  

SIGHT DISTANCE RECOMMENDATIONS 

Preliminary sight distance evaluation from the proposed access indicates that it would be expected 
to provide adequate sight distance. Prior to occupancy, sight distance at all access points will need 
to be verified, documented, and stamped by a registered professional Civil or Traffic Engineer 
licensed in the State of Oregon. 

PEDESTRIAN/BICYCLE IMPROVEMENTS 

Sidewalks and bike lanes are recommended to be included along the site frontage of N Pine Street. 
The proposed internal streets will include sidewalks on both sides and bicyclists will share the 
roadways with motor vehicles. 

 

 

135 of 180



 

 

 

 

APPENDIX 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

136 of 180



 

PEAK HOUR TRAFFIC COUNT DATA   
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7AM N Pine St at N Territorial Rd

Peak Hour Summary 
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Data Provided by K-D-N.com 503-594-4224

N/S street N Pine St

E/W street N Territorial Rd

City, State Canby OR

Site Notes

Location 45.278187 - -122.681693

Start Date Thursday, November 08, 2018

Start Time 07:00:00 AM

Weather

Study ID #

Peak Hour Start 07:00:00 AM

Peak 15 Min Start 07:25:00 AM

PHF (15-Min Int) 0.85

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

16 0 37 0 0 0 0 0 0 181 13 0 16 140 0 0 53 0 194 156 29 0 156 218

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 1 0 0 0 0 0 1 2 0 0 2

Percent Heavy Vehicles
12.5% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 3.3% 0.0% 0.0% 6.3% 4.3% 0.0% 0.0% 3.8% 0.0% 3.1% 4.5% 3.4% 0.0% 5.1% 2.8%

All Vehicle Volumes

Northbound Southbound Eastbound Westbound

N Pine St N Territorial Rd N Territorial Rd 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 3 7 0 22 0 0 1 8 0

07:05:00 AM 0 3 0 7 1 0 3 11 0

07:10:00 AM 2 1 0 15 1 0 2 15 0 102

07:15:00 AM 0 5 0 18 2 0 0 9 0 95

07:20:00 AM 1 4 0 13 1 0 0 15 0 104

07:25:00 AM 2 5 0 13 3 0 0 10 0 101

07:30:00 AM 0 4 0 23 2 0 2 13 0 111

07:35:00 AM 2 1 0 17 1 0 1 20 0 119

07:40:00 AM 3 1 0 17 1 0 0 7 0 115

07:45:00 AM 2 2 0 15 0 0 2 14 0 106

07:50:00 AM 1 3 0 11 1 0 3 7 0 90

07:55:00 AM 0 1 0 10 0 0 2 11 0 85 403

08:00:00 AM 3 3 0 11 2 0 1 8 0 78 390

08:05:00 AM 0 3 0 12 1 0 0 11 0 79 392

08:10:00 AM 2 3 0 8 0 0 2 8 0 78 379

08:15:00 AM 2 0 0 12 0 0 0 6 0 70 365

08:20:00 AM 1 3 0 6 1 0 0 11 0 65 353

08:25:00 AM 0 1 0 11 2 0 3 9 0 68 346

08:30:00 AM 0 1 0 9 1 0 1 17 0 77 331

08:35:00 AM 3 3 0 17 1 0 1 8 0 88 322

08:40:00 AM 2 3 0 6 1 0 1 24 0 99 330

08:45:00 AM 4 0 0 17 0 0 3 13 0 107 332

08:50:00 AM 3 0 0 14 3 0 0 16 0 110 342

08:55:00 AM 0 2 0 6 1 0 1 13 0 96 341 138 of 180



N Pine St at N Territorial Rd

Peak Hour Summary 
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Data Provided by K-D-N.com 503-594-4224

N/S street N Pine St

E/W street N Territorial Rd

City, State Canby OR

Site Notes

Location 45.278187 - -122.681693

Start Date Wednesday, November 07, 2018

Start Time 04:00:00 PM

Weather

Study ID #

Peak Hour Start 04:30:00 PM

Peak 15 Min Start 04:40:00 PM

PHF (15-Min Int) 0.89

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

14 0 37 0 0 0 0 0 0 296 29 0 64 223 0 0 51 0 325 287 93 0 237 333

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 1 0 0 0 0 0 1 2 0 0 2

Percent Heavy Vehicles
0.0% 0.0% 5.4% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 1.7% 0.0% 0.0% 0.0% 0.4% 0.0% 0.0% 3.9% 0.0% 1.5% 0.3% 0.0% 0.0% 0.4% 2.1%

All Vehicle Volumes

Northbound Southbound Eastbound Westbound

N Pine St N Territorial Rd N Territorial Rd 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 0 6 0 19 2 0 1 15 0

04:05:00 PM 1 4 0 22 2 0 2 24 0

04:10:00 PM 3 3 0 22 0 0 2 16 0 144

04:15:00 PM 1 0 0 19 5 0 3 15 0 144

04:20:00 PM 1 3 0 30 0 0 5 24 0 152

04:25:00 PM 1 3 0 25 0 0 2 17 0 154

04:30:00 PM 2 3 0 31 3 0 7 16 0 173

04:35:00 PM 2 3 0 20 2 0 4 14 0 155

04:40:00 PM 2 3 0 27 5 0 6 21 0 171

04:45:00 PM 2 1 0 23 1 0 8 22 0 166

04:50:00 PM 2 5 0 26 4 0 8 21 0 187

04:55:00 PM 0 5 0 25 4 0 6 16 0 179 648

05:00:00 PM 1 7 0 20 2 0 4 14 0 170 653

05:05:00 PM 1 3 0 23 3 0 3 16 0 153 647

05:10:00 PM 0 2 0 32 2 0 2 19 0 154 658

05:15:00 PM 1 1 0 16 1 0 3 24 0 152 661

05:20:00 PM 0 4 0 31 0 0 6 18 0 162 657

05:25:00 PM 1 0 0 22 2 0 7 22 0 159 663

05:30:00 PM 0 3 0 23 1 0 3 19 0 162 650

05:35:00 PM 1 1 0 21 1 0 5 21 0 153 655

05:40:00 PM 1 2 0 13 3 0 3 22 0 143 635

05:45:00 PM 0 1 0 25 1 0 4 23 0 148 632

05:50:00 PM 1 2 0 15 1 0 1 8 0 126 594

05:55:00 PM 0 1 0 19 4 0 4 20 0 130 586 139 of 180
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N Pine St North of NE 15th Ave
Latitude: 0' 0.0000 Undefined

Longitude: 0' 0.0000 Undefined
 
 
 

Key Data Network 
K-D-N.com

 
Start 13-Nov-18         Total
Time Tue SB NB        

12:00 AM 0 1 1
12:15 1 1 2
12:30 0 0 0
12:45 1 0 1
01:00 0 0 0
01:15 0 0 0
01:30 0 1 1
01:45 0 0 0
02:00 0 0 0
02:15 0 0 0
02:30 0 0 0
02:45 0 0 0
03:00 0 1 1
03:15 1 1 2
03:30 0 1 1
03:45 0 1 1
04:00 0 1 1
04:15 1 3 4
04:30 0 1 1
04:45 4 0 4
05:00 4 1 5
05:15 4 6 10
05:30 2 4 6
05:45 6 1 7
06:00 1 8 9
06:15 7 8 15
06:30 6 5 11
06:45 7 10 17
07:00 12 14 26
07:15 15 15 30
07:30 13 8 21
07:45 14 7 21
08:00 7 4 11
08:15 8 6 14
08:30 13 16 29
08:45 15 7 22
09:00 3 17 20
09:15 2 7 9
09:30 5 6 11
09:45 15 2 17
10:00 8 6 14
10:15 4 8 12
10:30 6 10 16
10:45 8 6 14
11:00 10 8 18
11:15 14 9 23
11:30 11 10 21
11:45 14 17 31
Total  242 238       480

Percent  50.4% 49.6%        
Peak - 07:00 06:45 - - - - - - 07:00

Vol. - 54 47 - - - - - - 98
P.H.F.  0.900 0.783       0.817
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N Pine St North of NE 15th Ave
Latitude: 0' 0.0000 Undefined

Longitude: 0' 0.0000 Undefined
 
 
 

Key Data Network 
K-D-N.com

 
Start 13-Nov-18         Total
Time Tue SB NB        

12:00 PM 12 13 25
12:15 8 10 18
12:30 12 8 20
12:45 15 8 23
01:00 9 11 20
01:15 8 5 13
01:30 7 6 13
01:45 9 7 16
02:00 9 13 22
02:15 14 8 22
02:30 10 12 22
02:45 7 16 23
03:00 16 14 30
03:15 20 20 40
03:30 8 12 20
03:45 16 13 29
04:00 16 17 33
04:15 19 12 31
04:30 15 12 27
04:45 27 16 43
05:00 17 26 43
05:15 8 8 16
05:30 9 10 19
05:45 16 14 30
06:00 10 15 25
06:15 11 18 29
06:30 5 5 10
06:45 9 9 18
07:00 13 9 22
07:15 6 9 15
07:30 8 8 16
07:45 4 8 12
08:00 9 3 12
08:15 7 10 17
08:30 1 4 5
08:45 6 2 8
09:00 5 8 13
09:15 0 15 15
09:30 4 8 12
09:45 0 2 2
10:00 1 1 2
10:15 1 1 2
10:30 2 4 6
10:45 2 0 2
11:00 2 1 3
11:15 2 0 2
11:30 1 0 1
11:45 0 0 0
Total  416 431       847

Percent  49.1% 50.9%        
Peak - 16:15 16:15 - - - - - - 16:15

Vol. - 78 66 - - - - - - 144
P.H.F.  0.722 0.635       0.837
Grand

Total  658 669       1327

Percent  49.6% 50.4%        
  

ADT ADT 1,327 AADT 1,327
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HCM 6th Signalized Intersection Summary

3: NE 4th Avenue 01/07/2021

Existing Conditions - AM Peak Hour Synchro 10 Report

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 80 620 75 100 555 85 65 45 50 180 100 100

Future Volume (veh/h) 80 620 75 100 555 85 65 45 50 180 100 100

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 89 689 83 111 617 94 72 50 0 200 111 111

Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 436 1645 198 418 1616 246 134 79 323 145 491

Arrive On Green 0.04 0.52 0.50 0.05 0.52 0.51 0.31 0.31 0.00 0.31 0.31 0.31

Sat Flow, veh/h 1781 3194 384 1781 3092 470 239 254 1585 843 468 1585

Grp Volume(v), veh/h 89 383 389 111 354 357 122 0 0 311 0 111

Grp Sat Flow(s),veh/h/ln 1781 1777 1801 1781 1777 1786 493 0 1585 1311 0 1585

Q Serve(g_s), s 2.3 12.7 12.7 2.8 11.3 11.4 6.3 0.0 0.0 0.0 0.0 4.9

Cycle Q Clear(g_c), s 2.3 12.7 12.7 2.8 11.3 11.4 27.1 0.0 0.0 20.7 0.0 4.9

Prop In Lane 1.00 0.21 1.00 0.26 0.59 1.00 0.64 1.00

Lane Grp Cap(c), veh/h 436 915 928 418 929 933 213 0 468 0 491

V/C Ratio(X) 0.20 0.42 0.42 0.27 0.38 0.38 0.57 0.00 0.66 0.00 0.23

Avail Cap(c_a), veh/h 569 915 928 519 929 933 265 0 525 0 551

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 11.2 14.2 14.3 11.3 13.5 13.7 36.9 0.0 0.0 29.8 0.0 24.3

Incr Delay (d2), s/veh 0.1 1.4 1.4 0.2 1.2 1.2 5.1 0.0 0.0 4.2 0.0 0.5

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.8 4.9 5.0 1.0 4.3 4.4 3.1 0.0 0.0 6.8 0.0 1.9

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 11.3 15.6 15.7 11.5 14.7 14.8 42.0 0.0 0.0 34.0 0.0 24.8

LnGrp LOS B B B B B B D A C A C

Approach Vol, veh/h 861 822 122 A 422

Approach Delay, s/veh 15.2 14.3 42.0 31.6

Approach LOS B B D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 7.9 53.7 33.4 8.6 52.9 33.4

Change Period (Y+Rc), s 4.0 * 5.4 4.0 4.0 * 5.4 4.0

Max Green Setting (Gmax), s 11.0 * 38 33.0 10.0 * 39 33.0

Max Q Clear Time (g_c+I1), s 4.3 13.4 22.7 4.8 14.7 29.1

Green Ext Time (p_c), s 0.1 8.2 2.9 0.1 8.9 0.3

Intersection Summary

HCM 6th Ctrl Delay 19.5

HCM 6th LOS B

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.

144 of 180



HCM 6th TWSC

4: Pine Street & NE Territorial Road 01/07/2021

Existing Conditions - AM Peak Hour Synchro 10 Report

Page 2

Intersection

Int Delay, s/veh 1.7

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 185 15 15 145 15 40

Future Vol, veh/h 185 15 15 145 15 40

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 85 85 85 85 85 85

Heavy Vehicles, % 3 0 6 4 12 0

Mvmt Flow 218 18 18 171 18 47

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 238 0 436 229

          Stage 1 - - - - 229 -

          Stage 2 - - - - 207 -

Critical Hdwy - - 4.16 - 6.52 6.2

Critical Hdwy Stg 1 - - - - 5.52 -

Critical Hdwy Stg 2 - - - - 5.52 -

Follow-up Hdwy - - 2.254 - 3.608 3.3

Pot Cap-1 Maneuver - - 1306 - 559 815

          Stage 1 - - - - 786 -

          Stage 2 - - - - 804 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1304 - 549 813

Mov Cap-2 Maneuver - - - - 549 -

          Stage 1 - - - - 784 -

          Stage 2 - - - - 792 -

 

Approach EB WB NB

HCM Control Delay, s 0 0.7 10.5

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 719 - - 1304 -

HCM Lane V/C Ratio 0.09 - - 0.014 -

HCM Control Delay (s) 10.5 - - 7.8 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.3 - - 0 -
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HCM 6th Signalized Intersection Summary

3: NE 4th Avenue 01/07/2021

Existing Conditions - PM Peak Hour Synchro 10 Report

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 100 800 85 70 1010 285 75 120 130 105 55 80

Future Volume (veh/h) 100 800 85 70 1010 285 75 120 130 105 55 80

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 110 879 93 77 1110 313 82 132 0 115 60 88

Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 243 1819 192 362 1512 422 128 185 239 112 437

Arrive On Green 0.05 0.56 0.55 0.04 0.55 0.54 0.28 0.28 0.00 0.28 0.28 0.28

Sat Flow, veh/h 1781 3242 343 1781 2744 766 273 669 1585 637 407 1585

Grp Volume(v), veh/h 110 482 490 77 715 708 214 0 0 175 0 88

Grp Sat Flow(s),veh/h/ln 1781 1777 1809 1781 1777 1733 942 0 1585 1045 0 1585

Q Serve(g_s), s 2.6 15.5 15.6 1.8 28.7 29.7 8.7 0.0 0.0 0.0 0.0 4.0

Cycle Q Clear(g_c), s 2.6 15.5 15.6 1.8 28.7 29.7 23.0 0.0 0.0 14.3 0.0 4.0

Prop In Lane 1.00 0.19 1.00 0.44 0.38 1.00 0.66 1.00

Lane Grp Cap(c), veh/h 243 997 1015 362 979 955 312 0 351 0 437

V/C Ratio(X) 0.45 0.48 0.48 0.21 0.73 0.74 0.69 0.00 0.50 0.00 0.20

Avail Cap(c_a), veh/h 367 997 1015 484 979 955 424 0 452 0 551

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 15.3 12.6 12.6 10.4 16.0 16.5 35.1 0.0 0.0 29.7 0.0 26.4

Incr Delay (d2), s/veh 0.8 1.7 1.6 0.2 4.8 5.2 5.6 0.0 0.0 2.3 0.0 0.5

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.9 5.7 5.9 0.6 11.2 11.5 5.3 0.0 0.0 3.6 0.0 1.6

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 16.1 14.2 14.3 10.5 20.8 21.6 40.7 0.0 0.0 32.0 0.0 26.8

LnGrp LOS B B B B C C D A C A C

Approach Vol, veh/h 1082 1500 214 A 263

Approach Delay, s/veh 14.5 20.7 40.7 30.3

Approach LOS B C D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 8.4 56.4 30.2 7.5 57.3 30.2

Change Period (Y+Rc), s 4.0 * 5.4 4.0 4.0 * 5.4 4.0

Max Green Setting (Gmax), s 11.0 * 38 33.0 10.0 * 39 33.0

Max Q Clear Time (g_c+I1), s 4.6 31.7 16.3 3.8 17.6 25.0

Green Ext Time (p_c), s 0.1 5.2 2.2 0.0 10.8 1.2

Intersection Summary

HCM 6th Ctrl Delay 20.7

HCM 6th LOS C

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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HCM 6th TWSC

4: Pine Street & NE Territorial Road 01/07/2021

Existing Conditions - PM Peak Hour Synchro 10 Report

Page 2

Intersection

Int Delay, s/veh 1.8

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 300 30 65 225 15 40

Future Vol, veh/h 300 30 65 225 15 40

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 89 89 89 89 89 89

Heavy Vehicles, % 2 0 0 1 0 5

Mvmt Flow 337 34 73 253 17 45

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 373 0 755 356

          Stage 1 - - - - 356 -

          Stage 2 - - - - 399 -

Critical Hdwy - - 4.1 - 6.4 6.25

Critical Hdwy Stg 1 - - - - 5.4 -

Critical Hdwy Stg 2 - - - - 5.4 -

Follow-up Hdwy - - 2.2 - 3.5 3.345

Pot Cap-1 Maneuver - - 1197 - 379 681

          Stage 1 - - - - 713 -

          Stage 2 - - - - 682 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1195 - 351 680

Mov Cap-2 Maneuver - - - - 351 -

          Stage 1 - - - - 712 -

          Stage 2 - - - - 634 -

 

Approach EB WB NB

HCM Control Delay, s 0 1.8 12.5

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 542 - - 1195 -

HCM Lane V/C Ratio 0.114 - - 0.061 -

HCM Control Delay (s) 12.5 - - 8.2 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.4 - - 0.2 -
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HCM 6th Signalized Intersection Summary

3: NE 4th Avenue 01/07/2021

Background 2022 - AM Peak Hour Synchro 10 Report

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 83 726 77 102 607 94 66 46 51 202 102 107

Future Volume (veh/h) 83 726 77 102 607 94 66 46 51 202 102 107

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 92 807 86 113 674 104 73 51 0 224 113 119

Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 392 1593 170 358 1541 237 134 79 347 143 525

Arrive On Green 0.04 0.49 0.48 0.05 0.50 0.48 0.33 0.33 0.00 0.33 0.33 0.33

Sat Flow, veh/h 1781 3240 345 1781 3086 476 222 238 1585 859 433 1585

Grp Volume(v), veh/h 92 443 450 113 388 390 124 0 0 337 0 119

Grp Sat Flow(s),veh/h/ln 1781 1777 1808 1781 1777 1785 460 0 1585 1293 0 1585

Q Serve(g_s), s 2.5 16.0 16.1 3.0 13.3 13.4 6.5 0.0 0.0 0.0 0.0 5.2

Cycle Q Clear(g_c), s 2.5 16.0 16.1 3.0 13.3 13.4 29.3 0.0 0.0 22.8 0.0 5.2

Prop In Lane 1.00 0.19 1.00 0.27 0.59 1.00 0.66 1.00

Lane Grp Cap(c), veh/h 392 874 889 358 887 891 212 0 491 0 525

V/C Ratio(X) 0.23 0.51 0.51 0.32 0.44 0.44 0.58 0.00 0.69 0.00 0.23

Avail Cap(c_a), veh/h 520 874 889 455 887 891 235 0 515 0 551

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 12.5 16.3 16.4 13.0 15.2 15.4 36.6 0.0 0.0 28.9 0.0 23.0

Incr Delay (d2), s/veh 0.2 2.1 2.1 0.3 1.6 1.6 5.7 0.0 0.0 4.9 0.0 0.5

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.9 6.3 6.4 1.1 5.2 5.3 3.2 0.0 0.0 7.4 0.0 2.0

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 12.7 18.4 18.5 13.3 16.8 16.9 42.3 0.0 0.0 33.8 0.0 23.5

LnGrp LOS B B B B B B D A C A C

Approach Vol, veh/h 985 891 124 A 456

Approach Delay, s/veh 17.9 16.4 42.3 31.1

Approach LOS B B D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 8.1 51.4 35.4 8.8 50.7 35.4

Change Period (Y+Rc), s 4.0 * 5.4 4.0 4.0 * 5.4 4.0

Max Green Setting (Gmax), s 11.0 * 38 33.0 10.0 * 39 33.0

Max Q Clear Time (g_c+I1), s 4.5 15.4 24.8 5.0 18.1 31.3

Green Ext Time (p_c), s 0.1 8.7 2.7 0.1 9.7 0.2

Intersection Summary

HCM 6th Ctrl Delay 21.0

HCM 6th LOS C

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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HCM 6th TWSC

4: Pine Street & NE Territorial Road 01/07/2021

Background 2022 - AM Peak Hour Synchro 10 Report

Page 2

Intersection

Int Delay, s/veh 1.8

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 190 15 18 150 15 49

Future Vol, veh/h 190 15 18 150 15 49

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 88 88 88 88 88 88

Heavy Vehicles, % 3 0 6 4 12 0

Mvmt Flow 216 17 20 170 17 56

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 235 0 437 227

          Stage 1 - - - - 227 -

          Stage 2 - - - - 210 -

Critical Hdwy - - 4.16 - 6.52 6.2

Critical Hdwy Stg 1 - - - - 5.52 -

Critical Hdwy Stg 2 - - - - 5.52 -

Follow-up Hdwy - - 2.254 - 3.608 3.3

Pot Cap-1 Maneuver - - 1309 - 558 817

          Stage 1 - - - - 788 -

          Stage 2 - - - - 802 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1307 - 547 815

Mov Cap-2 Maneuver - - - - 547 -

          Stage 1 - - - - 786 -

          Stage 2 - - - - 788 -

 

Approach EB WB NB

HCM Control Delay, s 0 0.8 10.5

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 731 - - 1307 -

HCM Lane V/C Ratio 0.099 - - 0.016 -

HCM Control Delay (s) 10.5 - - 7.8 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.3 - - 0 -
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HCM 6th Signalized Intersection Summary

3: NE 4th Avenue 01/07/2021

Background 2022 - PM Peak Hour Synchro 10 Report

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 107 867 87 71 1120 309 77 122 133 118 56 85

Future Volume (veh/h) 107 867 87 71 1120 309 77 122 133 118 56 85

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 118 953 96 78 1231 340 85 134 0 130 62 93

Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 204 1760 177 321 1453 394 130 184 255 110 471

Arrive On Green 0.05 0.54 0.53 0.04 0.53 0.51 0.30 0.30 0.00 0.30 0.30 0.30

Sat Flow, veh/h 1781 3260 328 1781 2763 750 260 618 1585 644 370 1585

Grp Volume(v), veh/h 118 519 530 78 784 787 219 0 0 192 0 93

Grp Sat Flow(s),veh/h/ln 1781 1777 1811 1781 1777 1735 878 0 1585 1015 0 1585

Q Serve(g_s), s 3.0 18.1 18.1 2.0 35.5 37.5 9.2 0.0 0.0 0.0 0.0 4.2

Cycle Q Clear(g_c), s 3.0 18.1 18.1 2.0 35.5 37.5 25.3 0.0 0.0 16.1 0.0 4.2

Prop In Lane 1.00 0.18 1.00 0.43 0.39 1.00 0.68 1.00

Lane Grp Cap(c), veh/h 204 959 978 321 935 913 313 0 365 0 471

V/C Ratio(X) 0.58 0.54 0.54 0.24 0.84 0.86 0.70 0.00 0.53 0.00 0.20

Avail Cap(c_a), veh/h 320 959 978 443 935 913 392 0 436 0 551

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 20.4 14.2 14.3 11.9 19.1 19.8 34.7 0.0 0.0 28.8 0.0 24.9

Incr Delay (d2), s/veh 1.6 2.2 2.2 0.2 8.9 10.5 6.7 0.0 0.0 2.5 0.0 0.4

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 1.3 6.9 7.1 0.7 14.9 15.8 5.5 0.0 0.0 4.0 0.0 1.6

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 22.0 16.4 16.5 12.1 28.0 30.4 41.4 0.0 0.0 31.3 0.0 25.4

LnGrp LOS C B B B C C D A C A C

Approach Vol, veh/h 1167 1649 219 A 285

Approach Delay, s/veh 17.0 28.4 41.4 29.3

Approach LOS B C D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 8.8 54.0 32.2 7.5 55.3 32.2

Change Period (Y+Rc), s 4.0 * 5.4 4.0 4.0 * 5.4 4.0

Max Green Setting (Gmax), s 11.0 * 38 33.0 10.0 * 39 33.0

Max Q Clear Time (g_c+I1), s 5.0 39.5 18.1 4.0 20.1 27.3

Green Ext Time (p_c), s 0.1 0.0 2.4 0.0 10.7 1.0

Intersection Summary

HCM 6th Ctrl Delay 25.3

HCM 6th LOS C

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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Intersection

Int Delay, s/veh 2

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 308 31 75 231 15 47

Future Vol, veh/h 308 31 75 231 15 47

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 89 89 89 89 89 89

Heavy Vehicles, % 2 0 0 1 0 5

Mvmt Flow 346 35 84 260 17 53

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 383 0 794 366

          Stage 1 - - - - 366 -

          Stage 2 - - - - 428 -

Critical Hdwy - - 4.1 - 6.4 6.25

Critical Hdwy Stg 1 - - - - 5.4 -

Critical Hdwy Stg 2 - - - - 5.4 -

Follow-up Hdwy - - 2.2 - 3.5 3.345

Pot Cap-1 Maneuver - - 1187 - 360 673

          Stage 1 - - - - 706 -

          Stage 2 - - - - 662 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1185 - 329 672

Mov Cap-2 Maneuver - - - - 329 -

          Stage 1 - - - - 705 -

          Stage 2 - - - - 607 -

 

Approach EB WB NB

HCM Control Delay, s 0 2 12.7

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 537 - - 1185 -

HCM Lane V/C Ratio 0.13 - - 0.071 -

HCM Control Delay (s) 12.7 - - 8.3 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.4 - - 0.2 -
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 85 730 77 102 619 96 66 46 51 208 102 113

Future Volume (veh/h) 85 730 77 102 619 96 66 46 51 208 102 113

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 94 811 86 113 688 107 73 51 0 231 113 126

Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 381 1574 167 353 1518 236 133 78 354 142 534

Arrive On Green 0.04 0.49 0.47 0.05 0.49 0.48 0.34 0.34 0.00 0.34 0.34 0.34

Sat Flow, veh/h 1781 3242 344 1781 3082 479 217 233 1585 865 423 1585

Grp Volume(v), veh/h 94 444 453 113 396 399 124 0 0 344 0 126

Grp Sat Flow(s),veh/h/ln 1781 1777 1808 1781 1777 1784 450 0 1585 1288 0 1585

Q Serve(g_s), s 2.6 16.3 16.4 3.1 13.8 13.9 6.6 0.0 0.0 0.0 0.0 5.4

Cycle Q Clear(g_c), s 2.6 16.3 16.4 3.1 13.8 13.9 29.9 0.0 0.0 23.3 0.0 5.4

Prop In Lane 1.00 0.19 1.00 0.27 0.59 1.00 0.67 1.00

Lane Grp Cap(c), veh/h 381 863 878 353 875 879 212 0 497 0 534

V/C Ratio(X) 0.25 0.52 0.52 0.32 0.45 0.45 0.59 0.00 0.69 0.00 0.24

Avail Cap(c_a), veh/h 508 863 878 449 875 879 226 0 513 0 551

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 12.8 16.8 16.9 13.3 15.8 15.9 36.5 0.0 0.0 28.6 0.0 22.7

Incr Delay (d2), s/veh 0.2 2.2 2.2 0.4 1.7 1.7 6.0 0.0 0.0 5.1 0.0 0.5

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.9 6.5 6.6 1.1 5.4 5.5 3.2 0.0 0.0 7.7 0.0 2.1

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 13.1 18.9 19.0 13.7 17.4 17.6 42.5 0.0 0.0 33.7 0.0 23.2

LnGrp LOS B B B B B B D A C A C

Approach Vol, veh/h 991 908 124 A 470

Approach Delay, s/veh 18.4 17.0 42.5 30.9

Approach LOS B B D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 8.2 50.8 36.0 8.9 50.1 36.0

Change Period (Y+Rc), s 4.0 * 5.4 4.0 4.0 * 5.4 4.0

Max Green Setting (Gmax), s 11.0 * 38 33.0 10.0 * 39 33.0

Max Q Clear Time (g_c+I1), s 4.6 15.9 25.3 5.1 18.4 31.9

Green Ext Time (p_c), s 0.1 8.8 2.7 0.1 9.7 0.1

Intersection Summary

HCM 6th Ctrl Delay 21.5

HCM 6th LOS C

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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Intersection

Int Delay, s/veh 1.8

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 190 15 18 150 15 49

Future Vol, veh/h 190 15 18 150 15 49

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 88 88 88 88 88 88

Heavy Vehicles, % 3 0 6 4 12 0

Mvmt Flow 216 17 20 170 17 56

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 235 0 437 227

          Stage 1 - - - - 227 -

          Stage 2 - - - - 210 -

Critical Hdwy - - 4.16 - 6.52 6.2

Critical Hdwy Stg 1 - - - - 5.52 -

Critical Hdwy Stg 2 - - - - 5.52 -

Follow-up Hdwy - - 2.254 - 3.608 3.3

Pot Cap-1 Maneuver - - 1309 - 558 817

          Stage 1 - - - - 788 -

          Stage 2 - - - - 802 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1307 - 547 815

Mov Cap-2 Maneuver - - - - 547 -

          Stage 1 - - - - 786 -

          Stage 2 - - - - 788 -

 

Approach EB WB NB

HCM Control Delay, s 0 0.8 10.5

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 731 - - 1307 -

HCM Lane V/C Ratio 0.099 - - 0.016 -

HCM Control Delay (s) 10.5 - - 7.8 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.3 - - 0 -
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 113 880 87 71 1128 316 77 122 133 122 56 89

Future Volume (veh/h) 113 880 87 71 1128 316 77 122 133 122 56 89

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 124 967 96 78 1240 347 85 134 0 134 62 98

Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 198 1712 170 306 1415 389 129 182 258 108 478

Arrive On Green 0.05 0.52 0.51 0.04 0.51 0.50 0.30 0.30 0.00 0.30 0.30 0.30

Sat Flow, veh/h 1781 3265 324 1781 2755 756 253 605 1585 645 359 1585

Grp Volume(v), veh/h 124 526 537 78 791 796 219 0 0 196 0 98

Grp Sat Flow(s),veh/h/ln 1781 1777 1812 1781 1777 1734 858 0 1585 1004 0 1585

Q Serve(g_s), s 3.2 19.0 19.1 2.0 37.1 39.3 9.2 0.0 0.0 0.0 0.0 4.4

Cycle Q Clear(g_c), s 3.2 19.0 19.1 2.0 37.1 39.3 25.8 0.0 0.0 16.6 0.0 4.4

Prop In Lane 1.00 0.18 1.00 0.44 0.39 1.00 0.68 1.00

Lane Grp Cap(c), veh/h 198 932 950 306 913 891 311 0 366 0 478

V/C Ratio(X) 0.62 0.56 0.56 0.25 0.87 0.89 0.70 0.00 0.54 0.00 0.21

Avail Cap(c_a), veh/h 310 932 950 418 913 891 374 0 423 0 542

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 21.2 15.3 15.4 12.7 20.3 21.1 34.7 0.0 0.0 28.6 0.0 24.7

Incr Delay (d2), s/veh 2.4 2.5 2.4 0.3 10.9 13.2 7.2 0.0 0.0 2.6 0.0 0.4

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 1.3 7.3 7.5 0.7 16.0 17.1 5.5 0.0 0.0 4.1 0.0 1.7

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 23.5 17.7 17.8 13.0 31.2 34.3 41.9 0.0 0.0 31.2 0.0 25.2

LnGrp LOS C B B B C C D A C A C

Approach Vol, veh/h 1187 1665 219 A 294

Approach Delay, s/veh 18.4 31.8 41.9 29.2

Approach LOS B C D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 9.1 52.8 33.1 8.0 53.8 33.1

Change Period (Y+Rc), s 4.0 * 5.4 4.5 4.5 * 5.4 4.5

Max Green Setting (Gmax), s 11.0 * 38 32.5 9.5 * 39 32.5

Max Q Clear Time (g_c+I1), s 5.2 41.3 18.6 4.0 21.1 27.8

Green Ext Time (p_c), s 0.1 0.0 2.3 0.0 10.5 0.8

Intersection Summary

HCM 6th Ctrl Delay 27.5

HCM 6th LOS C

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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Intersection

Int Delay, s/veh 2.2

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 308 31 84 231 15 53

Future Vol, veh/h 308 31 84 231 15 53

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 89 89 89 89 89 89

Heavy Vehicles, % 2 0 0 1 0 5

Mvmt Flow 346 35 94 260 17 60

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 383 0 814 366

          Stage 1 - - - - 366 -

          Stage 2 - - - - 448 -

Critical Hdwy - - 4.1 - 6.4 6.25

Critical Hdwy Stg 1 - - - - 5.4 -

Critical Hdwy Stg 2 - - - - 5.4 -

Follow-up Hdwy - - 2.2 - 3.5 3.345

Pot Cap-1 Maneuver - - 1187 - 350 673

          Stage 1 - - - - 706 -

          Stage 2 - - - - 648 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1185 - 317 672

Mov Cap-2 Maneuver - - - - 317 -

          Stage 1 - - - - 705 -

          Stage 2 - - - - 588 -

 

Approach EB WB NB

HCM Control Delay, s 0 2.2 12.8

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 539 - - 1185 -

HCM Lane V/C Ratio 0.142 - - 0.08 -

HCM Control Delay (s) 12.8 - - 8.3 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.5 - - 0.3 -
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 85 726 77 102 607 96 66 46 51 208 102 113

Future Volume (veh/h) 85 726 77 102 607 96 66 46 51 208 102 113

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 94 807 86 113 674 107 73 51 0 231 113 126

Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 386 1574 168 354 1513 240 133 78 354 142 534

Arrive On Green 0.04 0.49 0.47 0.05 0.49 0.48 0.34 0.34 0.00 0.34 0.34 0.34

Sat Flow, veh/h 1781 3240 345 1781 3072 487 217 233 1585 865 423 1585

Grp Volume(v), veh/h 94 443 450 113 390 391 124 0 0 344 0 126

Grp Sat Flow(s),veh/h/ln 1781 1777 1808 1781 1777 1783 450 0 1585 1288 0 1585

Q Serve(g_s), s 2.6 16.2 16.3 3.1 13.5 13.6 6.6 0.0 0.0 0.0 0.0 5.4

Cycle Q Clear(g_c), s 2.6 16.2 16.3 3.1 13.5 13.6 29.9 0.0 0.0 23.3 0.0 5.4

Prop In Lane 1.00 0.19 1.00 0.27 0.59 1.00 0.67 1.00

Lane Grp Cap(c), veh/h 386 863 878 354 875 878 212 0 497 0 534

V/C Ratio(X) 0.24 0.51 0.51 0.32 0.45 0.45 0.59 0.00 0.69 0.00 0.24

Avail Cap(c_a), veh/h 513 863 878 450 875 878 226 0 513 0 551

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 12.8 16.7 16.8 13.3 15.7 15.8 36.5 0.0 0.0 28.6 0.0 22.7

Incr Delay (d2), s/veh 0.2 2.2 2.1 0.3 1.6 1.6 6.0 0.0 0.0 5.1 0.0 0.5

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.9 6.4 6.6 1.1 5.3 5.4 3.2 0.0 0.0 7.7 0.0 2.1

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 13.0 18.9 19.0 13.6 17.3 17.5 42.5 0.0 0.0 33.7 0.0 23.2

LnGrp LOS B B B B B B D A C A C

Approach Vol, veh/h 987 894 124 A 470

Approach Delay, s/veh 18.4 16.9 42.5 30.9

Approach LOS B B D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 8.2 50.8 36.0 8.9 50.1 36.0

Change Period (Y+Rc), s 4.0 * 5.4 4.0 4.0 * 5.4 4.0

Max Green Setting (Gmax), s 11.0 * 38 33.0 10.0 * 39 33.0

Max Q Clear Time (g_c+I1), s 4.6 15.6 25.3 5.1 18.3 31.9

Green Ext Time (p_c), s 0.1 8.7 2.7 0.1 9.7 0.1

Intersection Summary

HCM 6th Ctrl Delay 21.4

HCM 6th LOS C

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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Intersection

Int Delay, s/veh 2.1

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 190 15 21 150 15 57

Future Vol, veh/h 190 15 21 150 15 57

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 88 88 88 88 88 88

Heavy Vehicles, % 3 0 6 4 12 0

Mvmt Flow 216 17 24 170 17 65

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 235 0 445 227

          Stage 1 - - - - 227 -

          Stage 2 - - - - 218 -

Critical Hdwy - - 4.16 - 6.52 6.2

Critical Hdwy Stg 1 - - - - 5.52 -

Critical Hdwy Stg 2 - - - - 5.52 -

Follow-up Hdwy - - 2.254 - 3.608 3.3

Pot Cap-1 Maneuver - - 1309 - 552 817

          Stage 1 - - - - 788 -

          Stage 2 - - - - 795 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1307 - 540 815

Mov Cap-2 Maneuver - - - - 540 -

          Stage 1 - - - - 786 -

          Stage 2 - - - - 779 -

 

Approach EB WB NB

HCM Control Delay, s 0 1 10.5

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 737 - - 1307 -

HCM Lane V/C Ratio 0.111 - - 0.018 -

HCM Control Delay (s) 10.5 - - 7.8 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.4 - - 0.1 -
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 113 867 87 71 1120 316 77 122 133 122 56 89

Future Volume (veh/h) 113 867 87 71 1120 316 77 122 133 122 56 89

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 124 953 96 78 1231 347 85 134 0 134 62 98

Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 203 1743 176 318 1426 395 129 183 259 108 479

Arrive On Green 0.05 0.53 0.52 0.04 0.52 0.50 0.30 0.30 0.00 0.30 0.30 0.30

Sat Flow, veh/h 1781 3260 328 1781 2749 761 254 606 1585 646 359 1585

Grp Volume(v), veh/h 124 519 530 78 787 791 219 0 0 196 0 98

Grp Sat Flow(s),veh/h/ln 1781 1777 1811 1781 1777 1733 860 0 1585 1005 0 1585

Q Serve(g_s), s 3.1 18.3 18.3 2.0 36.4 38.5 9.2 0.0 0.0 0.0 0.0 4.4

Cycle Q Clear(g_c), s 3.1 18.3 18.3 2.0 36.4 38.5 25.8 0.0 0.0 16.6 0.0 4.4

Prop In Lane 1.00 0.18 1.00 0.44 0.39 1.00 0.68 1.00

Lane Grp Cap(c), veh/h 203 950 968 318 922 899 312 0 367 0 479

V/C Ratio(X) 0.61 0.55 0.55 0.25 0.85 0.88 0.70 0.00 0.53 0.00 0.20

Avail Cap(c_a), veh/h 314 950 968 439 922 899 383 0 431 0 551

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 20.9 14.5 14.6 12.2 19.8 20.5 34.6 0.0 0.0 28.6 0.0 24.7

Incr Delay (d2), s/veh 2.2 2.3 2.2 0.2 10.0 12.0 6.9 0.0 0.0 2.6 0.0 0.4

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 1.3 7.0 7.2 0.7 15.5 16.5 5.5 0.0 0.0 4.1 0.0 1.7

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 23.1 16.8 16.9 12.4 29.7 32.5 41.6 0.0 0.0 31.1 0.0 25.1

LnGrp LOS C B B B C C D A C A C

Approach Vol, veh/h 1173 1656 219 A 294

Approach Delay, s/veh 17.5 30.2 41.6 29.1

Approach LOS B C D C

Timer - Assigned Phs 1 2 4 5 6 8

Phs Duration (G+Y+Rc), s 9.0 53.3 32.7 7.5 54.8 32.7

Change Period (Y+Rc), s 4.0 * 5.4 4.0 4.0 * 5.4 4.0

Max Green Setting (Gmax), s 11.0 * 38 33.0 10.0 * 39 33.0

Max Q Clear Time (g_c+I1), s 5.1 40.5 18.6 4.0 20.3 27.8

Green Ext Time (p_c), s 0.1 0.0 2.4 0.0 10.7 0.9

Intersection Summary

HCM 6th Ctrl Delay 26.4

HCM 6th LOS C

Notes

* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.

158 of 180



HCM 6th TWSC

4: Pine Street & NE Territorial Road 01/07/2021

Background + Project 2022 - PM Peak Hour Synchro 10 Report

Page 2

Intersection

Int Delay, s/veh 2.2

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 308 31 84 231 15 53

Future Vol, veh/h 308 31 84 231 15 53

Conflicting Peds, #/hr 0 2 2 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - - - - 0 -

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 89 89 89 89 89 89

Heavy Vehicles, % 2 0 0 1 0 5

Mvmt Flow 346 35 94 260 17 60

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 383 0 814 366

          Stage 1 - - - - 366 -

          Stage 2 - - - - 448 -

Critical Hdwy - - 4.1 - 6.4 6.25

Critical Hdwy Stg 1 - - - - 5.4 -

Critical Hdwy Stg 2 - - - - 5.4 -

Follow-up Hdwy - - 2.2 - 3.5 3.345

Pot Cap-1 Maneuver - - 1187 - 350 673

          Stage 1 - - - - 706 -

          Stage 2 - - - - 648 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1185 - 317 672

Mov Cap-2 Maneuver - - - - 317 -

          Stage 1 - - - - 705 -

          Stage 2 - - - - 588 -

 

Approach EB WB NB

HCM Control Delay, s 0 2.2 12.8

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT

Capacity (veh/h) 539 - - 1185 -

HCM Lane V/C Ratio 0.142 - - 0.08 -

HCM Control Delay (s) 12.8 - - 8.3 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.5 - - 0.3 -
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CRASH DATA (2014-2018) 
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001 Crash ID 003 Crash Year 005 Crash Hour 009 Jurisdiction 014 Street Name 015 Intersecting Street Name 021 Collision Type 022 Crash Cause 024 Crash Severity Detail 026 Lighting 030 Traffic Control 035 Bike or Ped Flag 038 Road Dept Flag 039 Intersection Flag 002 Crash Date 010 Urban Area 020 Crash Type 027 Road Surface 028 Weather

1610050 2015 9P Canby PACIFIC HY 99E PINE ST TURN NO-YIELD Minor Injury DLIT TRF SIGNAL Bicycle No Yes 5/27/2015 CANBY UA BIKE DRY CLR

1742048 2017 11A Canby PACIFIC HY 99E PINE ST REAR F AVOID Possible Injury DAY TRF SIGNAL Neither No Yes 8/15/2017 CANBY UA S-1STOP DRY CLR

1574225 2014 1P Canby PACIFIC HY 99E PINE ST REAR F AVOID Possible Injury DAY TRF SIGNAL Neither No Yes 7/6/2014 CANBY UA S-1STOP DRY CLR

1736740 2017 11A Canby PACIFIC HY 99E PINE ST ANGL OTHER Possible Injury DAY TRF SIGNAL Neither No Yes 6/10/2017 CANBY UA ANGL-OTH WET RAIN

1762071 2017 9A Canby PACIFIC HY 99E PINE ST TURN NO-YIELD PDO DAY TRF SIGNAL Neither No Yes 9/23/2017 CANBY UA ANGL-OTH DRY CLR

1597902 2014 5P Canby PACIFIC HY 99E PINE ST TURN DIS SIG PDO DLIT TRF SIGNAL Neither No Yes 12/20/2014 CANBY UA O-1 L-TURN WET RAIN

1615933 2015 4P Canby PACIFIC HY 99E PINE ST REAR F AVOID Possible Injury DAY TRF SIGNAL Neither No Yes 7/28/2015 CANBY UA S-1STOP DRY CLR

1603031 2015 9A Canby NE PINE ST NE TERRITORIAL RD FIX FATIGUE Possible Injury DAY UNKNOWN Neither Yes Yes 2/13/2015 CANBY UA FIX OBJ WET FOG

1786222 2018 2P Canby PACIFIC HY 99E PINE ST TURN NO-YIELD Minor Injury DAY TRF SIGNAL Neither No Yes 7/1/2018 CANBY UA O-1 L-TURN DRY CLR

1569157 2014 6P Canby PACIFIC HY 99E PINE ST ANGL DIS SIG Possible Injury DAY TRF SIGNAL Neither No Yes 6/6/2014 CANBY UA ANGL-OTH DRY CLR

1685186 2016 8P Canby PACIFIC HY 99E PINE ST TURN NO-YIELD Possible Injury DLIT TRF SIGNAL Neither No Yes 11/11/2016 CANBY UA O-1 L-TURN DRY CLR

1585244 2014 4P Canby PACIFIC HY 99E PINE ST REAR F AVOID PDO DAY TRF SIGNAL Neither No Yes 9/26/2014 CANBY UA S-1STOP DRY CLR

1624651 2015 4P Canby PACIFIC HY 99E PINE ST TURN INATTENT Possible Injury DAY TRF SIGNAL Neither No Yes 10/23/2015 CANBY UA ANGL-STP DRY CLR

1627380 2015 12P Canby PACIFIC HY 99E PINE ST REAR F AVOID Possible Injury DAY TRF SIGNAL Neither No Yes 11/25/2015 CANBY UA S-1STOP DRY CLR

1606693 2015 12P Canby PACIFIC HY 99E PINE ST ANGL DIS SIG Possible Injury DAY TRF SIGNAL Neither No Yes 4/23/2015 CANBY UA ANGL-OTH DRY CLR

1741156 2017 2P Canby PACIFIC HY 99E PINE ST REAR F AVOID Possible Injury DAY TRF SIGNAL Neither No Yes 8/3/2017 CANBY UA S-1STOP DRY ASH

1689998 2016 7A Canby PACIFIC HY 99E PINE ST TURN IMP-TURN PDO DLIT TRF SIGNAL Neither No Yes 2/2/2016 CANBY UA O-1 L-TURN DRY CLR

1693841 2016 12P Canby PACIFIC HY 99E PINE ST TURN NO-YIELD PDO DAY TRF SIGNAL Neither No Yes 3/20/2016 CANBY UA O-1 L-TURN WET RAIN

1814228 2018 4P Canby PACIFIC HY 99E PINE ST REAR DIS SIG PDO DAY TRF SIGNAL Neither No Yes 10/29/2018 CANBY UA S-1STOP WET CLD

1785470 2018 3P Canby PACIFIC HY 99E PINE ST TURN NO-YIELD Minor Injury DAY TRF SIGNAL Neither No Yes 6/26/2018 CANBY UA O-1 L-TURN DRY CLR
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Beckwood Place 

Neighborhood Meeting Notes 

The neighborhood meeting for the proposed Beckwood Place subdivision was held via Zoom meeting on 

October 19, 2020. A mailed notice of the meeting was sent out more than two weeks in advance to 

neighbors within 500 feet of the property boundary. The notice asked those who wished to attend the 

meeting via Zoom to contact the project planner, Rick Givens, via email so that they could be sent an 

email invitation with the Zoom link. The notice also offered to answer questions via telephone or email 

for those who were unable to, or did not wish to, attend the Zoom meeting. 

Celia Whittaker contacted Mr. Givens prior to the meeting to ask questions as she was unable to do the 

Zoom meeting. She lives on Oak Street to the north of the Beckwood Place property and is primarily 

concerned about the connection of Oak Street through to NE 17th Ave. Her concerns are increased traffic 

and the potential impact on safety for her children. Mr. Givens explained that City standards require 

street connections and only allow cul-de-sacs when it isn’t physically feasible to make a through 

connection. Ms. Whittaker also expressed concerns about the loss of habitat area on the forested 

Beckwood site, stating that there are many uncommon birds found in the area. She indicated that she 

would prefer to see the site designated as park property and have a trail system. Mr. Givens explained 

that the site is zoned R-1.5, which is a residential zone, and that the property is not designated as a park 

site by the City. 

The following people sent emails requesting Zoom invitations: 

Elaine McClanahan, Daniel & Trinka Morford, Donna Traen, Danielle Wezowicz, Susan Schiefelbein, 

Felipe Astorga, Daniel Madrid, Verlene Van Der Sluis, and Michael Herring. 

With the exception of Michael Herring, all of those who requested invitations attended the Zoom 

meeting. 

Mr. Givens gave an overview of the project, explaining that the proposed subdivision would create 42 

lots for single-family homes and that all lots would meet the 5,000 sq. ft. minimum lot size standard of 

the R-1.5 zone. He noted that the zoning does permit single-family attached homes on smaller lots, but 

none are being proposed. He explained that the neighborhood meeting is intended to provide 

information to interested parties and to receive their comments. He also explained that the land use 

process would include a public hearing before the Planning Commission and that everyone within 500 

feet of the property would be notified of the hearing date and would be afforded the opportunity to 

offer testimony for the Planning Commission’s consideration. He explained that the decision would 

ultimately be based upon whether the proposal satisfies the applicable criteria of the Canby 

development standards. Finally, he noted that because Oak Street does not align in a way that the north 

and south street stubs can be connected in a reasonable way, an offset intersection would result in the 

streets not meeting intersection spacing standards. A variance to this standard is being requested. He 

noted that the offset intersection serves a useful function of slowing down traffic and discouraging the 

use of Oak Street by through traffic. 
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Comments and questions received included: 

Celia Whittaker: Lives on N. Oak Street north of site. It’s a safe place for children to play. Doesn’t want 

N. Oak Street connected through subdivision. Likes the wooded site. Would prefer it was left as is, but 

with walking paths. Many birds, including ones seldom seen elsewhere. 

Elaine McClanahan: Concerned about logging traffic when trees are cut. 

Trinka Morford: Concerned about ground water. Has a well and doesn’t want ground water level to 

drop. Was pleased to learn that drywells would be used to infiltrate water. 

Donna Traen: Concerned about traffic. Doesn’t want NE 17th extended through to N. Pine. Wooded site 

provides habitat for birds and wildlife.  

Daniel Madrid: Lives at N. Oak and NE 18th Ave. Concerned about traffic impact on dogs and kids safety. 

Danielle Wezowicz. Concerned about shortcut traffic using N. Oak St. if connected through site. 

Susan Schiefelbein: Likes forest. Concerned about children’s safety with connected streets. 

Susan348@comcast.net: Concerned about traffic safety. Distracted drivers due to cell phone use. 

Felipe Astorga: Wanted to know if N. Oak Street would get torn up for utility installation. Mr. Givens 

explained utilities would be provided from N. Pine Street. 
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Ryan Potter

From: Matt English <menglish@canbyfire.org>
Sent: Wednesday, February 24, 2021 9:03 PM
To: Ryan Potter
Subject: Re: [External] Request for Comment/Conditions of Approval - Beckwood Place 

Subdivision

Hello Ryan, 
 
Due to our busy schedule with the fire district I don’t believe I have not been able to comment on this. 
 
Our standard Oregon fire code 2019 language. 
26 foot wide access for flag lots. 
Hydrant at 300 foot on center or less. 
 
The fire district would like to plot the hydrants for fire operations. 
 
Please let me know what I can do on this 
 
 
Thank you 
Matt English 
Division Chief / Paramedic 
Canby Fire District 
503.878.0187 
 
www.canbyfire.org 
 
> On Jan 29, 2021, at 4:34 PM, Ryan Potter <PotterR@canbyoregon.gov> wrote: 
>  
> Good Afternoon, 
>  
> Attached is a request for comments and conditions for the proposed 42‐lot Beckwood Place subdivision. This project 
will be going before the Planning Commission on February 22, 2021. In order to include your comments and/or 
conditions of approval specific to the project, I will need them back by February 10, 2021. Please see the attached letter 
for instructions. This is a short window of time, so if you are only able to provide comments verbally, please feel free to 
call; however, written comments are strongly preferred. 
>  
> Thank you in advance for your consideration of this request. If you have any questions regarding this project, please let 
me know. Thanks, 
>  
> Ryan 
>  
> Ryan Potter, AICP | Senior Planner 
> City of Canby | Development Services 
> 222 NE 2nd Ave. | PO Box 930 
> Canby, OR 97013 
> ph: (503) 266‐0712 
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> email: potterr@canbyoregon.gov<mailto:potterr@canbyoregon.gov>; website: 
www.canbyoregon.gov<http://www.canbyoregon.gov/> 
> Send applications to: PlanningApps@canbyoregon.gov<mailto:PlanningApps@canbyoregon.gov> 
>  
> ________________________________ 
>  
> PUBLIC RECORDS LEGAL DISCLOSURE 
>  
> This email is a public record of the City of Canby, Oregon, and is subject to public disclosure unless exempt from 
disclosure under Oregon Public Records Law. This email is subject to the State Retention Schedule. 
>  
> ________________________________ 
>  
>  
>  
>  
>  
>  
> ________________________________ 
>  
> PUBLIC RECORDS LEGAL DISCLOSURE 
>  
> This email is a public record of the City of Canby, Oregon, and is subject to public disclosure unless exempt from 
disclosure under Oregon Public Records Law. This email is subject to the State Retention Schedule. 
> ________________________________ 
>  
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2-9-2021 
 
 
Comments from DirectLink for Beckwood Place Subdivision: 
 
•  DirectLink services will be available through the development. We do not charge a 
development fee. 
 
•  The Developer/Owner is responsible for providing DirectLink a copy of the power 
design with adequate time for DirectLink to put together a design. DirectLink will 
follow the power design as much as possible to minimize trenching; however, 
additional trenches may be required for communication facilities. We will notify you 
if any extra trenches are needed after we review a copy of the power trenches.   

 
•  The Developer/Owner is required to provide 4” Schedule 40 PVC sleeves for all 
road crossing. DirectLink requires (2) 4” Schedule 40 PVC sleeves per road crossing. 
Developer is responsible for placement and material for the 4” Schedule 40 PVC 
sleeves.  
 
•  The Developer/Owner is required to provide open trenches for all underground 
communication facilities from an existing connection point and throughout the 
development. DirectLink will place and provide all materials for the open trenches.  
       
•  Please call 503-266-8242 as soon as you have the utility trenching schedule to be 
open. DirectLink requires at least a week prior notice before placing material into an 
open trench.  

 
•  If temporary service is required for the construction site, please contact our 
Customer Care Center to place an order. All temporary service work is billed on a 
time and material bases. 
 

 
 

Contact Information: 
Engineering Manager      Eric Kehler       503-266-8223 
Construction Inspector    Matt Downs      503-266-8252 
DirectLink Engineering   engineering@directlink.coop 
Customer care center                                 503-266-8111  
Open trench hotline                                 503-266-8242      
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DR 20-06/CUP 20-04 Canby Fire Emergency Medical Station – Findings, Conclusion, & Final Order 
Page 1 of 3 

 
 
 

BEFORE THE PLANNING COMMISSION 
OF THE CITY OF CANBY 

 
 
 
A REQUEST FOR DESIGN REVIEW AND 
CONDITIONAL USE PERMIT TO 
CONSTRUCT A PUBLIC FACILITY AT 
1460 NE TERRITORIAL ROAD 

) 
) 
) 
) 

FINDINGS, CONCLUSION & FINAL ORDER 
DR 20-06 / CUP 20-04 

CANBY FIRE EMERGENCY FIRE AND 
MEDICAL STATION 

 
NATURE OF THE APPLICATION  

The applicant, Canby Fire, requests Planning Commission approval to construct an emergency 
fire and medical station at 1460 NE Territorial Road (subject property) on a 1-acre site (project 
site) adjacent to the City of Canby’s Public Works shops complex. Canby Fire has signed a 50-
year lease of the project site for operation of the proposed station, which would allow the agency 
to better serve the north side of Canby with emergency services.  

The 25-acre subject property is a City-owned parcel that primarily consists of the heavily-forested 
Eco Park. The City of Canby Public Works shops complex and office is located at the rear of the 
property and is accessed by a long driveway that connects it to NE Territorial Road to the south. 
The remainder of the subject property is heavily forested and, west of the Public Works access 
driveway, features recreational trails. The property is zoned R-1, Low Density Residential and in 
the City of Canby Comprehensive Plan is split between the plan’s Parks and P – Public Uses 
designations. 

HEARINGS 

The Planning Commission considered applications DR 20-06/CUP 20-04 after the duly noticed 
hearing on March 8, 2021 during which the Planning Commission approved Canby Fire 
Emergency Fire and Medical Station (City Files DR 20-06/CUP 20-04) by a vote of __/__. These 
Findings are entered to document the approval. 
 
CRITERIA AND STANDARDS  

In judging whether or not the aforementioned application shall be approved, the Planning 
Commission determines whether criteria from the City of Canby Land Development and Planning 
Ordinance are met, or can be met by observance of conditions. Applicable code criteria and 
standards were reviewed in the Staff Report dated January 26, 2021 and presented at the March 
8, 2020 meeting of the Canby Planning Commission.  
 
FINDINGS AND REASONS 

The Staff Report was presented, and written and oral testimony was received at the public 
hearing. Staff recommended approval of the Design Review and Conditional Use Permit 
applications and applied Conditions of Approval in order to ensure that the proposed project will 
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meet all required City of Canby Land Development and Planning Ordinance approval criteria. 
 
CONCLUSION 

In summary, the Planning Commission adopted the findings contained in the Staff Report, concluding 
at the public hearing and noted herein, that the application met all applicable approval criteria, and 
recommending that Canby Fire Emergency Fire and Medical Station (City Files DR 20-06/CUP 
20-04) be approved with the Conditions of Approval reflected in the written Order below. 
 
ORDER 

The Planning Commission concludes that, with the following conditions, the application meets the 
requirements for Site and Design Review approval. Therefore, IT IS ORDERED BY THE 
PLANNING COMMISSION of the City of Canby that Canby Fire Emergency Fire and Medical 
Station (City Files DR 20-06/CUP 20-04) is approved, subject to the following conditions: 
 
CONDITIONS OF APPROVAL 

Public and Utility Improvements:  

1. The concrete approach slab shall be two (2) inches above the existing asphalt in 
anticipation of the future overlay. In the meantime, the existing asphalt concrete shall 
be feathered in to meet the slab grades. (H. Ibrahim) 

2. Sanitary sewer service shall connect to the existing lateral located north of the project 
site’s property line/lease boundary. (H. Ibrahim) 

3. Water service shall be extended south of the building to the satisfaction of the City 
Engineer and constructed outside the paved parking surface. Water services shall be 
constructed in conformance with Canby Utility requirements. (H. Ibrahim) 

4. Public improvements shall comply with all applicable City of Canby Public Works 
Design Standards. (R. Potter) 

5. All private storm drainage shall be disposed of onsite. A final drainage report shall be 
submitted with the final construction plans. 

The applicant shall demonstrate how the storm runoff generated from the new 
impervious surfaces will be disposed. If drywells (UIC) are used as a means to 
discharge storm runoff, they must meet the following criteria: 

a. The UIC structures’ location shall meet at least of the two conditions: 

i. The vertical separation distance between the UIC and seasonal high 
groundwater is more than 2.5 feet, or 

ii. The horizontal separation distance between the UIC and any water well is a 
minimum of 267 feet in accordance with the City of Canby Stormwater Master 
Plan, Appendix “C”, Groundwater Protectiveness Demonstration and Risk 
Prioritization for Underground Injection Control Devices. 

The storm water drainage report and design methodology shall be in conformance with 
the requirements as stated in Chapter 4 of the City of Canby Public Works Design 
Standards dated December 2019. (H. Ibrahim) 
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Project Design/Site Plan Approval: 

6. The applicant shall work with Canby Utility and the Canby Public Works Department 
in order to provide the appropriate connections to all required utilities prior to site plan 
approval. (R. Potter) 

7. Per Subsection 16.08.070 of the CMC, in no case shall a lot 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. The project applicant shall 
submit “one copy of either the recorded plat or the recorded deeds or land sales 
contracts that demonstrates how and when legal property lines were established and 
where the boundaries of the legal lots of record are located” prior to the City’s approval 
of the site plan. (R. Potter) 

8. Prior to site plan approval, a lighting plan shall be submitted to the City consistent with 
Chapter 16.43, Outdoor Lighting Standards, of the Municipal Code. This shall include 
exhibits demonstrating that the proposed light fixtures would be shielded and that light 
generated would not exceed the maximum lumens identified in Table 16.43.070 of the 
Canby Municipal Code. (R. Potter) 

9. The developer/builder of the proposed buildings shall consult with Canby Disposal 
regarding final architectural plans and design considerations for solid waste pickup. 
(Canby Disposal) 

Building Permits: 

10. An erosion control and a grading permit will be required from the City of Canby prior 
to any on-site disturbance. (R. Potter) 

11. The project applicant shall apply for a City of Canby Site Plan Permit, Clackamas 
County Building permits, and a City of Canby Erosion Control Permit prior to project 
construction. (R. Potter) 

12. Clackamas County Building Services will provide structural, electrical, plumbing, and 
mechanical plan review and inspection services. (R. Potter) 

13. The applicant shall submit sign applications to the City for any future signs. Proposed 
signs shall conform to provisions of Chapter 16.42 of the CMC and shall secure a 
building permit from Clackamas County Building Services prior to their installation if 
applicable. (R. Potter) 

Prior to Occupancy: 

14. Prior to occupancy of the station, all landscaping plant material indicated on the 
submitted landscape plan shall either be installed and irrigated as proposed, or 
sufficient security (bonding, escrow, etc.) shall be provided pursuant to the provisions 
of CMC 16.49.100 (B). (R. Potter) 

 

 
 

** END OF CONDITIONS ** 
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BEFORE THE PLANNING COMMISSION 
OF THE CITY OF CANBY 

 
 
 
A REQUEST FOR SUBDIVISION AND 
MAJOR VARIANCE  

) 
) 
) 
) 

FINDINGS, CONCLUSION & FINAL ORDER 
SUB 20-05 / VAR 20-01 

BECKWOOD PLACE SUBDIVISION 

 
NATURE OF THE APPLICATION  

The property owner requests to subdivide the 6.68-acre subject property into a 42-lot single-family 
residential subdivision, with lots ranging between 5,000 and 5,347 square feet. As shown on the 
proposed subdivision plat and other exhibits in the application submittal, a majority of these lots 
would directly face public streets, while nine would be flag lots accessed from shared driveways 
(Lots 18-20, 24-25, and 37-40). The subdivision would be accessed from five access points, 
including four existing street stubs that would be extended into the subject property, and one new 
street connection at N Pine Street. 

The subject property is a vacant, undeveloped rectangular site surrounded by existing 
neighborhoods, including the Hamilton Acres subdivision under construction to the immediate 
south and the recently constructed Tanoak subdivision to the immediate north. The property fronts 
onto N Pine Street but is also located adjacent to dead-end street stubs of N Oak Street (to the 
north and south), N Persimmon Street (to the south), and NE 17th Street (to the west). These 
streets were laid out in a manner that anticipated the future development of the subject property. 
Historically, the property has featured dense tree cover, including both deciduous and evergreen 
trees. 

HEARINGS 

The Planning Commission considered applications SUB 20-05/VAR 20-01 after the duly noticed 
hearing on March 8, 2021 during which the Planning Commission approved Beckwood Place 
Subdivision (City Files SUB 20-05/VAR 20-01) by a vote of __/__. These Findings are entered to 
document the approval. 
 
CRITERIA AND STANDARDS  

In judging whether or not the aforementioned application shall be approved, the Planning 
Commission determines whether criteria from the City of Canby Land Development and Planning 
Ordinance are met, or can be met by observance of conditions. Applicable code criteria and 
standards were reviewed in the Staff Report dated January 26, 2021 and presented at the March 
8, 2020 meeting of the Canby Planning Commission.  
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FINDINGS AND REASONS 

The Staff Report was presented, and written and oral testimony was received at the public 
hearing. Staff recommended approval of the Subdivision and Major Variance applications and 
applied Conditions of Approval in order to ensure that the proposed project will meet all required 
City of Canby Land Development and Planning Ordinance approval criteria. 
 
CONCLUSION 

In summary, the Planning Commission adopted the findings contained in the Staff Report, concluding 
at the public hearing and noted herein, that the application met all applicable approval criteria, and 
recommending that the Beckwood Place Subdivision (City Files SUB 20-05/VAR 20-01) be 
approved with the Conditions of Approval reflected in the written Order below. 
 
ORDER 

The Planning Commission concludes that, with the following conditions, the applications meet the 
requirements for Subdivision and Major Variance approval. Therefore, IT IS ORDERED BY THE 
PLANNING COMMISSION of the City of Canby that Beckwood Place Subdivision (City Files 
SUB 20-05/VAR 20-01) is approved, subject to the following conditions: 
 

Public Improvements: 

1. N Pine Street is a County road and classified in the Canby Transportation System 
Plan (TSP) as a collector road; the total existing right-of-way (ROW) width is 40 feet 
and the required ROW as per the City TSP ranges between 50 and 60 feet. An 
additional 10-foot of ROW shall be dedicated on the development side of the 
roadway meeting the ROW width of 30 feet for the half street. The half street 
improvements shall be built to City standards with a 20-foot paved street width 
measured from the centerline ROW and matching the existing street width to the 
south side (adjacent to the Hamilton Acres subdivision). Asphalt tapers at the rate of 
10:1 shall be constructed to match the existing asphalt surface at the north end of 
the street. Improvements to N Pine Street shall also include curb and gutter, a 5-foot 
planter strip with street trees, and 6-foot concrete sidewalks; streetlights with design 
shall be provided by the developer and utilities shall be in conformance with Section 
2.207 of the City of Canby Public Works Design Standards, revised December 2019. 
Clackamas County approval will be needed for those improvements. A 12-foot wide 
public utility easement abutting the ROW is also required. (H. Ibrahim) 

2. All interior streets within the subdivision, including NE 17th Avenue, N Oak Street, 
and N Persimmon Street shall be designed to City local street standards with 34-foot 
paved width, curb and gutter, 5-foot-wide planter with street trees, 6-foot-wide 
concrete sidewalks; streetlights with design shall be provided by the developer and 
utilities shall be in conformance with Chapter 2 of the City of Canby Public Works 
Design Standards, revised December 2019. A 12-foot-wide public utility easement 
abutting the ROW is also required. (H. Ibrahim) 

3. Commercial driveway approaches in conformance with City detail drawing No. 104 
shall be constructed at the common entrance to Lots 18 through 20, Lots 24 through 
25, and Lots 37 through 40. (H. Ibrahim) 
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4. The intersection of N Pine Street and NE 17th Avenue requires a 50-foot straight 
tangent alignment perpendicular to the intersection as per Section 2.203.c of the City 
of Canby Public Works Design Standards, revised December 2019. This 
requirement doesn’t appear to be met as shown on the preliminary plans and the 
subdivision plat shall be revised accordingly. (H. Ibrahim) 

5. The project applicant or developer shall provide the City, to the satisfaction of the 
City Engineer, with exhibits demonstrating that the centerline radii meet or exceed 
the minimum radius of 165 feet as per Chapter 2.203.d of the City of Canby Public 
Works Design Standards, revised December 2019. (H. Ibrahim) 

6. All ADA ramps shall be designed and inspected to meet the current Public Right of 
Way Accessibility Guidelines (PROWAG). (H. Ibrahim) 

7. All interior street names and traffic signs shall be installed by the developer as part 
of the development. The developer’s design engineer shall submit at part of the 
construction plans a signing and striping plan. The City may supply the required 
traffic and street name signs based on a mutually agreed cost. (H. Ibrahim) 

8. Street trees shall be selected form the City-approved tree list. The street tree 
ordinance requires the developer to pay the City $250 per tree for installation and a 
two-year period of maintenance. The property owners will take over all of the 
responsibilities for street trees after that date. (H. Ibrahim) 

9. An erosion control permit will be required form the City of Canby prior to any onsite 
ground disturbance. (H. Ibrahim) 

10. If any of the existing structures onsite are to be demolished, a demolition permit will 
be required from Clackamas County prior to demolition. Additionally, a grading 
permit is required from Clackamas County prior to any onsite disturbance. (H. 
Ibrahim). 

11. All private storm drainage runoff generated from the lots and private driveways shall 
be discharged onsite as per Chapter 4 of the City of Canby Public Works Design 
Standards, revised December 2019. (H. Ibrahim) 

12. The proposed drywells (UIC) must meet the following criteria: 

a. The UIC structures’ location shall meet at least one of the two conditions: 

i. The vertical separation distance between the UIC and seasonal high 
groundwater is more than 2.5 feet or; 

ii. The horizontal separation distance between the UIC and any water well is a 
minimum of 267 feet in accordance with the City of Canby Stormwater master 
Plan, Appendix “C”, Groundwater Protectiveness Demonstration and Risk 
Prioritization of Underground Injection Control (UIC) Devices. 

13. A stormwater drainage report shall be prepared in conformance with the 
requirements as stated in Chapter 4 of the City of Canby Public Works Design 
Standards, revised December 2019. Additionally, the drywells may be required to 
connect with a conveyance system as required by the City Public Works Department 
during the design review phase. The drywells need to be located a minimum of 267 
feet from any irrigation or drinking wells. (H. Ibrahim) 

14. A storm drainage analysis shall be submitted to the City for review and approval 
during the final design phase. The analysis shall meet Chapter 4 of the City of Canby 
Public Works Design Standards, revised December 2019. (H. Ibrahim) 
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15. Existing domestic or irrigation wells (if any) shall be abandoned in conformance with 
OAR 690-220-0030. A copy of Oregon Water Rights Department (OWRD) 
abandonment certificate shall be submitted to the City. (H. Ibrahim) 

16. Existing onsite sewage disposal systems (if any) shall be abandoned in conformance 
with DEQ and Clackamas County Water Environmental Services (WES) regulations. 
A copy of the septic tank removal certificate shall be submitted to the City Engineer. 
(H. Ibrahim) 

17. Water services and fire protection infrastructure shall be constructed in conformance 
with Canby Utility and Canby Fire requirements (H. Ibrahim)  

18. Prior to the start of any public improvement work, the applicant shall schedule a pre-
construction conference with the City and obtain construction plan sign-off from 
applicable agencies. (R. Potter) 

19. Civil engineering drawings for public improvements shall use the North American 
Vertical Datum of 1988 (NAVD 88) when establishing depths and heights. (R. Potter) 

20. The development shall provide fire hydrants at 300-foot intervals on center or less. 
The project applicant shall coordinate with Canby Fire regarding placement of 
hydrants. (M. English) 

Fees/Assurances:  

21. Per Subsection 16.08.070 of the CMC, in no case shall a lot 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. The project applicant shall 
submit “one copy of either the recorded plat or the recorded deeds or land sales 
contracts that demonstrates how and when legal property lines were established and 
where the boundaries of the legal lots of record are located” prior to the City’s 
approval of the site plan. (R. Potter) 

22. All public improvements, with the exception of sidewalks, 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. (R. Potter) 

23. 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 that: 

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. (R. Potter) 

24. The applicant must guarantee or warranty all public improvement work with a one-
year subdivision maintenance bond in accordance with CMC Subsection 
16.64.070(P), except for sidewalks. (R. Potter) 

25. The applicant must pay the appropriate City fees authorized public improvement and 
a Site Plan Development Engineering Plan Review fee as applicable prior to the 
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construction of public or private improvements. (R. Potter) 

Grading/Erosion Control:  

26. The applicant shall submit a grading and erosion control plan for approval by Canby 
Public Works in conjunction with construction plan approval prior to the installation 
of public improvements and start of grading for this subdivision. (R. Potter) 

Final Plat Conditions:  

27. The applicant is responsible for providing all required information to verify conditions 
of approval. The applicant shall supply a narrative along with accompanying 
documentation addressing each numbered condition of approval as stated. This will 
largely take place during the Final Plat process. The narrative shall indicate if the 
condition is satisfied or not, and when and how the condition will be addressed. 
Failure to provide a sufficient narrative and accompanying documentation will delay 
the final plat approval process. (R. Potter) 

28. The applicant shall apply for final plat approval at the City and pay any applicable 
City fees to gain approval of the final 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. (R. Potter) 

29. Prior to submission of the final plat, the project applicant shall coordinate with Canby 
Fire regarding emergency access to flag lots and associated shared driveway 
facilities. (M. English) 

30. 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. (R. 
Potter)  

31. 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. (R. Potter) 

32. All “as-builts” of City public improvements installed shall be filed with Canby Public 
Works within sixty days of the completion of improvements. (R. Potter) 

33. Clackamas County Surveying reviews pending subdivision plat documents for 
Oregon Statutes and County requirements. A final subdivision 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. (R. Potter) 

34. The applicant shall record the final plat at Clackamas County within 6 months of the 
date of the signature of the Planning Director. (R. Potter) 

35. 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. (R. Potter) 

36. The City shall assign addresses for each newly created subdivision lot and distribute 
that to the developer, and other agencies that have an interest. (R. Potter) 

37. A 12-foot utility and sidewalk easement along the subdivision’s street frontages shall 
be noted on the final plat. This easement may be combined with other easements 
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and shall be measured from the property boundary. (R. Potter) 

38. Public utility easements traversing the subject property related to water, sewer, and 
electric service shall be noted on the final plat. (R. Potter) 

39. A reciprocal maintenance and access agreement shall be recorded for all flag lots 
with shared driveways. A copy of the recorded access easements shall be included 
with the final plat. (R. Potter) 

40. Prior to preparation of the final plat, the applicant shall coordinate with Clackamas 
County regarding the proposed driveway onto N Pine Street for Lot 14. (R. Potter) 

41. Canby Fire District shall determine compliance with all fire regulations. (M. English) 

Monumentation/Survey Accuracy Conditions: 

42. The County Surveyor shall verify that the survey accuracy and monumentation 
requirements set forth in Oregon Revised Statutes and CMC 16.64.070(M) are met 
prior to the recordation of the final plat. Installation of the front lot monumentation 
(along and within street rights-of-way) and the replacement of any existing 
monuments destroyed during improvement installation shall be confirmed by the City 
Engineer or County Surveyor prior to the recordation of the final partition plat. (R. 
Potter) 

43. Monuments shall be reestablished and protected in monument boxes at every street 
intersection and all points of curvature and points of tangency of street centerlines 
as required by Oregon Revised Statutes Chapter 92. The City Engineer or County 
Surveyor shall verify compliance with this condition prior to the recordation of the 
final plat. (R. Potter) 

Street Trees: 

44. 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 shall be prepared and implemented 
consistent with Tree Regulation standards in Chapter 12.32 of the Canby Municipal 
Code. (R. Potter) 

Residential Building Permit Conditions: 

45. Construction of all required public improvements and recordation of the final 
subdivision plat must be completed prior to the construction of any homes. (R. 
Potter) 

46. Each homebuilder shall apply for a City of Canby Site Plan Permit, City of Canby 
Erosion Control Permit, and Clackamas County Building Permits for each proposed 
home. (R. Potter) 

47. Onsite storm water management on individual lots shall be designed in compliance 
with Canby Public Works Design Standards. (R. Potter) 

48. 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. (R. Potter) 

49. Minimum residential driveway widths at the inside edge of the sidewalk shall be 12 
feet and the maximum residential driveway. Driveways shall be ADA-compliant. (R. 
Potter) 

50. Prior to occupancy of the proposed homes, a code-compliant privacy fence shall be 
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constructed on the property lines facing adjacent residential uses. All fences shall 
comply with the CMC Subsection 16.08.110, which does not allow full-height (6-foot) 
fences within the street setbacks of residential lots. (R. Potter) 

 
 

** END OF CONDITIONS ** 
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