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AGENDA 
CANBY PLANNING COMMISSION 

Meetings can be viewed on CTV Channel 5 

or Canby YouTube 
https://www.youtube.com/channel/UCn8dRr3QzZYXoPUEF4OTP-A/videos 

Monday, April 26, 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 Jason Padden Commissioner James Hieb 
 
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 send an email to PublicComments@canbyoregon.gov no later than 3:00 pm 
on April 26, 2021, and provide your name, the topic you’d like to speak on, your phone number and your email 
address. 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 March 8, 2021 

4. NEW BUSINESS – None 

5. PUBLIC HEARING To testify, please send your name, phone number and email address to 
PublicComments@canbyoregon.gov no later than 3;00 pm on the April 26, 2021. 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 proposal to subdivide a 4.45 acre parcel into 15 single family lots for Phase 4 of 
Northwood Estates Subdivision (SUB 21-01). 

6. FINAL DECISIONS – 
a. Northwood Estates Subdivision (SUB 21-01). 

7. ITEMS OF INTEREST/REPORT FROM PLANNING STAFF– 

a. Next regularly scheduled Planning Commission meeting – Monday, May 10, 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. 
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Planning Commission Minutes March 8, 2021                                                    Page 1 of 5 

MINUTES 
CANBY PLANNING COMMISSION 

Monday, March 8, 2021 
 
PRESENT: Commissioners John Savory, Larry Boatright, Jennifer Trundy, and Jeff Mills  
 
ABSENT: Commissioner Michael Hutchinson 
 
STAFF: Don Hardy, Planning Director, Erik Forsell, Associate Planner, Associate 

Planner, and Laney Fouse Lawrence, Recording Secretary 
 
OTHERS: Jim Davis, Todd Gary, Rick Givens, Bruce Goldson, Darren Gusdorf, Harlon 

Borow, and Donna Traaen 
 
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 February 8, 2021. 

Motion:  A motion was made by Commissioner Boatright and seconded by Commissioner Mills 
to approve the February 8, 2021 Planning Commission minutes as presented. Motion approved 
4/0. 
 
NEW BUSINESS - None 

PUBLIC HEARING 

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). 

 
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. Chair Savory and 
Commissioner Mills both said they had driven or ridden by the site numerous times.  
 
Staff Report:  Ryan Potter, Senior Planner, entered his staff report into the record. This was a 
request to construct an emergency fire and medical station at 1460 NE Territorial Road on a one 
acre site adjacent to the City of Canby’s Public Works shops complex. He discussed the applicable 
criteria and existing conditions. The proposed project was a 3,600 square foot emergency fire and 
medical station, staffed 24 hours a day/365 days a year with 2 firefighters and 3 intern student 
firefighters. It would allow Canby Fire to better serve the north side of Canby which was currently 
separated from the main fire station by Union Pacific Railroad. Access would be on NE Territorial 
Road. He discussed the proposed site plan and renderings. Staff found that the application was 
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consistent with the criteria. No traffic study was required. The project would provide the required 
off-street parking. The property was zoned for residential uses, so a Conditional Use Permit was 
required. Because of the subject property’s existing uses and those of the surrounding parcels, the 
proposed project would not be out of character with its immediate surroundings. In the 
Comprehensive Plan, Canby Public Works and Wastewater Treatment Plant were designated for 
public uses. However, the project site was designated for park uses. The conditions of approval 
included the standard conditions as well as conditions for the design of the driveway surface, 
extension of utility infrastructure, and submission of additional materials. There were comments 
received from the City Engineer regarding utility connections, drainage analysis, and the design 
of driving surfaces. A public comment was received regarding the location of the project site. Staff 
recommended approval of the application with conditions. 
 
Applicant:  Jim Davis, Fire Chief, said in 2017 Canby Fire did a survey before the capital 
improvement bond issue. The number one project that came back was the need for an EMS station 
on the north side of the railroad tracks. The bond issue was passed in 2018 which included the 
remodel of the main fire station which had been completed and the north EMS fire station. They 
had looked at several different scenarios for the EMS station and entered into an agreement with 
the City for a 50 year lease on the property next to the Public Works site. The lease agreement 
allowed them to increase the amount that was allotted in the bond issue budget. The Fire Board 
approved the budget for the construction of this facility. If approved by the Planning Commission, 
construction would begin in either May or June 2020. 
 
Todd Gary, Battalion Chief/Fire Marshal and Project Manager, said this would be a 3,600 square 
foot building with five bedrooms to house two career fire fighters and three interns. It would be 
next to Eco Park and they had worked hard to fit in with the park. The landscaping included fire 
safe plants and a path across the property.  
 
Chief Davis noted having the facility staffed 24 hours per day would allow them to connect the 
gate to their power and add security to the area. 
 
Commissioner Mills asked about the number of parking spaces that would be provided. Chief Gary 
said there were four parking spaces in the front and more in the back. 
 
Proponents:  None 
 
Opponents:  None 
 
Chair Savory closed the public hearing. 
 

Motion:  A motion was made by Commissioner Trundy and seconded by Commissioner Boatright 
to approve DR 20-06/CUP 20-04 Canby Fire Emergency Fire and Medical Station. Motion 
approved 4/0. 
 

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). 
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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.  
 
Commissioner Trundy disclosed she was friends with the Beck Pond site agent.  
 
Staff Report:  Mr. Potter entered his staff report into the record. This was 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. He reviewed the applicable criteria and existing conditions. The property was currently 
undeveloped, was zoned R-1.5, medium density residential, and had access from Pine and four 
existing street stubs. The proposed project was to subdivide the property into 42 lots for single 
family residential homes. The lots would range from 5,000 to 5,347 square feet. There would be 
33 standard lots and 9 flag lots with access from shared driveways. The project would include 
extensions of four existing street stubs on NE 17th Avenue, N Oak Street, and N Persimmon Street. 
A variance was required for street spacing closer than City standard. The traffic study identified a 
nearby intersection (N Pine Street/NE 4th Avenue/Hwy 99E) that would operate at an unacceptable 
level with or without the project. The subdivision would provide the required off-street parking, 
was consistent with the zone, and complied with related development standards. The street 
spacing/street offset was considered a major variance from the standards, but the proposed street 
pattern was dictated by surrounding streets and block layouts. There were numerous standard 
conditions of approval as well as public improvements including streets, shared driveways, and 
coordination with Clackamas County regarding N Pine Street. He explained how the applicant 
submitted a revised plat which was consistent with Chapter 16.18. The number of lots would not 
change, the average lot size would remain above 5,000 square feet, no lot would be under 4,000 
square feet, only 7.1% of lots would be below 5,000 square feet, each lot would have 40 feet or 
more lot width/frontage, and Condition #40 was no longer necessary with the revised layout. The 
agency comments received from the City Engineer were regarding utility connections, public 
improvements, drainage analysis, etc., Canby Fire regarding fire code and requesting 26 foot 
shared driveways for the flag lots, and DirectLink identifying requirements for serving the 
subdivision. Public comments were received and included concerns about traffic congestion on N 
Pine Street and area intersections, inquiry about tree removal, and concerns about the 50 year old 
Douglas fir trees not being preserved. Staff recommended approval with conditions and revised 
site plan. 
 
Commissioner Boatright asked if they needed to add a condition for the 26 foot shared driveways 
for the flag lots. Mr. Potter said it was not a City requirement as City Code only required 20 feet. 
 
Commissioner Mills thought the City Code should be changed to be consistent with Fire Code.  
 
Don Hardy, Planning Director, said they working on updating the code and website as well as 
letting applicants know early on in the process. 
 
Applicant:  Rick Givens, applicant’s representative, said the project was designed to comply with 
City code standards. He had talked to the Fire Department about the 26 foot width and how they 
could accommodate it by an additional three foot easement alongside the flag stems which would 
total 26 feet. They had to get Fire Department approval and he did not think it needed to be added 
to the conditions. There were a lot of questions raised at the neighborhood meeting. Several 
neighbors did not want Oak Street extended south to 17th Avenue due to concerns about thru-traffic 
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and safety. However, it was part of the City’s Transportation System Plan and they were doing 
what City Code told them they had to do to tie the streets together. They tried to make the Oak 
Street intersection conform as much as possible with the existing streets and there would not be 
much traffic on Persimmon. The last minute change to the configuration of Lots 9-15 was done 
because of the difficulty of coordinating with the County for access onto Pine. All the access would 
be on local streets. Regarding the intersection of Pine and 4th, it was not something they could 
control, however they would be contributing funds through SDCs that would help pay for the 
improvements the City would need. There were also other access options and that intersection 
could be avoided during peak times. 
 
Proponents:  None 
 
Opponents:  Donna Traaen, Canby resident, discussed the traffic issues that would occur when this 
subdivision was built. She was also disappointed that the old trees would be removed. Her street 
flooded and there were sewer problems. She did not think the City’s infrastructure could support 
all of the new development. For this neighborhood, it would affect the quality of life. She thought 
there were too many homes being proposed. 
 
Rebuttal:  Mr. Givens understood the concerns about traffic congestion and development. The 
property was zoned for this and had been in the City’s plans for development as proposed. They 
were following City codes and zoning for the property.  
 
Chair Savory closed the public hearing. 
 
Questions: 
 
Commissioner Mills noted a correction to the staff report. He agreed that this development would 
exacerbate the traffic congestion, but they were taking steps to address it in the long term. 
 
Commissioner Trundy understood Ms. Traaen’s concerns, but the Commission had to follow the 
City code and State laws. 
 
Commissioner Boatright was also frustrated about the density, sizes of the lots, and traffic, but 
they had to follow the higher authority. 
 

Motion:  A motion was made by Commissioner Boatright and seconded by Commissioner Trundy 
to approve SUB 20-03/VAR 20-01 Beckwood Place Subdivision with the proposed conditions 
except striking Condition #40. Motion approved 4/0. 
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FINAL DECISIONS  
 a.   DR 20-06/CUP 20-04 Canby Fire Emergency Fire and Medical Station 

 

Motion:  A motion was made by Commissioner Trundy and seconded by Commissioner Boatright 
to approve the final findings for DR 20-06/CUP 20-04 Canby Fire Emergency Fire and Medical 
Station. Motion approved 4/0. 
 
 b.   SUB 20-03/VAR 20-01 Beckwood Place Subdivision 
Motion:  A motion was made by Commissioner Trundy and seconded by Commissioner Boatright 
to approve the final findings for SUB 20-03/VAR 20-01 Beckwood Place Subdivision. Motion 
approved 4/0. 
 
ITEMS OF INTEREST FROM STAFF  

a. Next Planning Commission meeting scheduled for Monday, March 22, 2021. On the 
agenda was a design review for Western RV Storage. They would also introduce the two 
newest Planning Commissioners.  

 
ITEMS OF INTEREST/GUIDANCE FROM PLANNING COMMISSION – Commissioner 

Trundy discussed the idea of a food cart pod which the Code did not currently allow. 

Mr. Hardy said that would be a Work Session item for the City Council. 
 
There was discussion regarding past decisions on this topic and why it had not been allowed. 
 
ADJOURNMENT   
 

Motion:  A motion was made by Commissioner Trundy and seconded by 
Commissioner Mills to adjourn the meeting. Motion approved 4/0. 
 
Meeting was adjourned at 8:24 PM. 
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STAFF REPORT 
NORTHWOOD ESTATES PHASE 4 

SUB 21-01 
 
HEARING DATE:  April 26, 2021 
STAFF REPORT DATE: April 16, 2021 
TO:    Planning Commission 
STAFF:   Brianna Addotta, Associate Planner 

 
Applicant Request 
The applicant requests approval to subdivide 4.45 acres into 15 single family home lots as Phase 4 of 
the Northwood Estates Phased Subdivision.  

 

 
 

City of Canby 
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Staff Recommendation 
Based on the application submitted and the facts, findings, and conclusions of this report, staff 
recommends that the Planning Commission Approve SUB 21-01 Northwood Estates Phase 4 
Subdivision pursuant to the Conditions of Approval presented in Section VI at the end of this report. 

Project Overview 

The Northwood Estates Subdivision was approved by the City of Canby under SUB 05-12 on March 
29, 2006.  As a component of the original subdivision application in 2005 a Master Plan for the entire 
31.57-acre, four-phase development, was approved by the Planning Commission with conditions of 
approval documented in a Development Agreement executed on January 11, 2007 and recorded under 
fee number 2007-007387 Clackamas County Deed Records. The development agreement required an 
application for each phase at the time of development.  

The effective period of the Development Agreement has been extended annually by the Planning 
Commission. Most recently it was set to expire February 24, 2021. The applicant submitted this 
application on February 3, 2021. This subdivision application is within the approved time frame and 
scope of the Master Plan and Development.   

Prior land use actions CPA 03-02 and ZC 03-02 on this property have confirmed compliance of this 
property with the requirements of the Comprehensive Plan criteria for urbanization, land use and 
housing elements, resulting in this property being included within the Canby Urban Growth Boundary 
and Zoned as R1 for single family residences.    

The first phase of the development included 41 lots and was constructed in 2007 under SUB 05-12.  
Phase 2 for 33 lots was approved under SUB 13-01 on March 10, 2014 and constructed that same 
year.  Phase 3 for 21 lots was approved under SUB 17-02 on February 28, 2017 and constructed the 
same year.  This application is for Phase 4 of the Master Planned development.    

All conditions contained in the Development Agreement have been satisfied for Phases 1, 2 and 3.  
The only requirement listed in the development agreement for Phase 4 is to complete a traffic study to 
address internal circulation and future street connections, which is discussed later in this application. 

The 4.45 acre proposed 15-lot Northwood Estates Phase 4 encompasses three tax lots as shown on 
the plat. The original properties owned by the partnership of Northwood Investments include Tax Lot 
200 and 1700. This year Tax Lot 300 was purchased by the development group to add to the 4th phase.  
The total number of lots is unchanged from the original development agreement, with 15 lots in Phase 
4, which makes the entire Northwood Estates development total 110 lots. With purchase of Tax Lot 
300, all street connections can now be completed between NW 9th Avenue and NW 10th Avenue, and 
there are no dead-ended interim streets.     

These three tax lots are all located within the City Limits and UGB, and are zoned R-1 Single Family 
Residential, similar to all surrounding properties. The site is vacant except for a single family residence 
on Tax Lot 300 that is in the planning stage to be relocated, however, if that does not materialize, the 
house will be demolished.    

This phase of development abuts NW 10th Avenue on the north, which was fully developed as a 
component of Northwood Phase 2.  The south line of Phase 4 abuts the back lot lines of six homes 
along NW 9th Avenue, and the west line of Phase 4 abuts the back lot lines of four homes on N Birch 
Street.  Phase 4 abuts the Catholic Church property to the east. None of the lots in Phase 4 were 
designated as infill lots in the development agreement.    

8 of 142



 Property/Owner Information 

Location Located at 930 N. Douglas St., east of N Birch Street in between NW 9th 
and 10th Avenues. 

Tax Lot(s) 3S1E32AD 200, 300, 1700 
Property Size 4.45 acres 
Comprehensive Plan LDR – Low Density Residential 

Zoning R-1 Low Density Residential 

Owner 1KRMT Inc., Attn: Ron Tatone 

Applicant Northwood Investments, Attn: Hassan Ibrahim 

Application Type Subdivision - Type III Quasi-Judicial/Legislative 

City File Number(s) SUB 21-01 
 

Attachments 
A. Engineering Conditions of Approval, provided by Sisul Engineering 
B. Applicant Materials 
C. Transportation Analysis Letter 
D. Northwood Estates DCP and Extension Approval 
E. Public Comments  

 
 
I. Existing Conditions: 

The subject site is currently three parcels comprising 4.45 acres total, east of N. Birch Street and west 
of St. Patrick Catholic Church, in between NW 9th and 10th Avenue. There is an existing single family 
home on one of the parcels (tax lot 300), which will either be moved or demolished. The property is 
surrounded by single family homes to the north, south and west, and by St. Patrick Catholic Church to 
the east. The subject property and all surrounding properties are zoned R-1, low density residential. 
 
Utilities/Sewer/Disposal/Fire/Police: 

 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 

 
Staff has provided conditions of approval at the end of this staff report (Section VI), written to ensure 
the necessary public infrastructure is constructed and installed in accordance with all applicable city, 
county, state, and federal requirements. 

II. Applicable Criteria & Findings 
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In addition to components of the City of Canby Comprehensive Plan, 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 
 16.46 Access Limitations on Project Density 
 16.62 Subdivisions-Applications 
 16.64 Subdivisions – Design Standards 
 16.86 Street Alignments 
 16.88 General Standards and Procedures 
 16.89 Application and Review Procedures 
 16.120 Parks, Open Space, and Recreation Land General Provisions 

III. Summary of Findings 
Consistent with Section 16.04.600 of the Canby Land Development and Planning Ordinance (the 
Ordinance), Chapter 16 of the Municipal Code, the proposed application qualifies as a Subdivision, 
as it would divide the subject property into “four or more lots in a given calendar year for the purpose 
of transfer of ownership.” 

 
Section 16.56 of the Ordinance identifies the purpose and scope of land divisions and sets forth 
regulations for dividing land within the City. Section 16.62.020 Subdivisions, sets forth the standards 
and approval criteria for subdivisions which the applicant must respond to in their narrative within 
their submitted application materials. Staff incorporates the applicant’s written response as findings 
in support of the criteria. Additional facts and findings are provided herein. 

Section 16.08.150: Traffic Impact Study 
This section of the CMC outlines requirements for studying the transportation impacts of a proposed 
project. The Northwood Estates Development Concept Plan requires a traffic impact study for each 
phase of the development. 
Facts and Findings: City traffic consultant DKS Associates has provided a transportation analysis 
letter stating a full traffic impact study is not necessary. A Traffic Impact Study (TIS) was completed 
in 2009 for the entire 110 lot development that indicated no concerns on-site or on the impacted 
intersections.  Impacted intersections studied included 1) Territorial & Holly St, 2) Knights Bridge & 
Birch St, 3) Knights Bridge & Grant Street, and 4) Hwy 99E and Grant St. The proposed 
development will not result in a significant increase in additional trips (defined as fewer than 400 
daily trips). Further, the specific reasons for requiring a traffic study for Phase 4 of Northwood 
Estates were to address circulation concerns that would be caused by a stub street, previously 
included in the Northwood Estates Development Concept Plan (DCP).  Subsequent acquisition of 
tax lot 300 has eliminated that speculative stub street, replaced with a through street providing 
access onto NW 10th Avenue. The transportation analysis letter is included as Attachment B. 
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 
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Section 16.10.050 of the Municipal Code requires that each single-family dwelling provide two off-
street parking spaces.  
Facts and Findings: This application is for subdivision, no home are currently proposed. The 
applicant has provided a site plan with sufficient frontage to accommodate typical home 
configurations. Parking standards will be evaluated with site plan applications for future homes. 
For the above reasons, Planning Staff finds this request is consistent with applicable provisions of 
the CMC. 
 

Chapter 16.16: R-1 Low Density Residential Zone 
This section of the CMC provides development standards for R-1 lots, including lot width and depth, 
square footage, frontage length, setbacks, etc. Section 16.16.030.B states the Planning 
Commission may make an exception to the minimum and maximum lot area standards when the 
following standards are met: The average area of all lots created through the subject land division, 
excluding required public park land dedications, surface water management facilities and similar 
public use areas, shall be no less than seven thousand square feet and no greater than ten 
thousand square feet. No lot shall be created that contains less than six thousand square feet. As 
a condition of granting the exception, the city will require the owner to record a deed restriction with 
the final plat that prevents the re-division of oversized lots (e.g., ten thousand square feet and 
larger), when such re-division would violate the average lot area provision in subsection 
16.16.030.B.1.a. 
Facts and Findings:  Staff find 14 of the 15 proposed lots meet dimensional standards for the R-1 
zone. Lot 110 is oversized, proposed to be 12,640 square feet. The applicant states this is 
necessary for the lot to have the 60’ minimum street frontage required by the zone, and that the 
average area of all 15 lots created through this land division would be 9,870 square feet, within the 
7,000 to 10,000 square foot requirement. The applicant states a restriction will be placed on lot 110 
through a deed restriction recorded with the Final Plat and included in the Covenants, Conditions, 
and Restrictions for the subdivision. Staff has included the prohibition of further subdividing lot 110 
in the Conditions of Approval. 
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. 
Facts and Findings:  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. 
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For the above reasons, Planning Staff finds this request is consistent with applicable provisions of 
the CMC. 

 
Section 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. 
Facts and Findings:  The standards in Table 16.46.30 for Neighborhood and Local Streets require 
a minimum of 150 feet separation of roadways. All streets and lots comply with these access 
standards. 
For the above reasons, Planning Staff finds this request is consistent with applicable provisions of 
the CMC. 

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.  
Facts and Findings:  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. 

 
Sections 16.64.010 Streets and 16.64.015 Access 

These sections provide regulations for connecting to the existing road network in a safe and efficient 
manner. 

Facts and Findings:  All street configurations were designed in compliance with the concept 
provided in the DCP, as well as City Public Works Standards. The centerline radius of the street in 
front of lot 102 is proposed to be 50 feet as opposed to the 100 foot standard. City Public Works 
staff has determined this will meet safety standards for sight distance and stopping distance, and 
is present elsewhere in the city on low density local residential streets. 
Staff has provided condition(s) of approval to ensure all new streets are constructed in compliance 
with the roadway design standards provided in Chapter 7 of the Transportation System Plan (TSP), 
and in accordance with the requirements of the Public Works Design Standards in consultation with 
the City Traffic Engineer and Clackamas County Transportation. 

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

Section 16.62.020 Subdivision Standards and Criteria 
 
Applications for a subdivision shall be evaluated based upon the following standards and criteria: 
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A. Conformance with other applicable requirements of the Land Development and Planning 
Ordinance. 

Facts and Findings: The applicant has indicated in the narrative consistency with all applicable 
standards of the Canby Land Development and Planning Ordinance as addressed within the 
submitted application materials and plan set. Staff finds this request is consistent with the applicable 
standards of the Ordinance. Therefore, staff finds this criterion has been met. 

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

Facts and Findings: According to the applicant the proposed lots are consistent with the 
requirements of the Canby Land Development and Planning Ordinance as well as the Northwood 
Estates DCP. Staff finds the applicant will meet the requirements of adequately providing building 
sites, utility easements, and access facilities necessary without unduly hindering the use of adjacent 
properties. Staff finds this request is consistent with the applicable standards of the Ordinance. 
Therefore, staff finds this criterion has been met. 

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

 1. Manage stormwater through a strategy that emphasizes conservation and use of 
onsite natural features…to more closely mimic predevelopment hydrologic 
conditions. 

 2. Encourage…the conservation of natural conditions and features, appropriate use of 
technologies and techniques, 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 dwellings where appropriate to achieve 1-4 above. Arrangement of 

clustered dwellings shall be designed to avoid linear development patterns. 

Facts and Findings: According to the applicant the above criteria have been considered as part of 
layout of the Northwood Estates DCP and has been carried through Phase 4 of the Northwood 
Estates Subdivision as the last phase of the project. Staff has provided conditions of approval 
requiring all stormwater management and other public improvements be constructed in compliance 
with all applicable Department of Environmental Quality (DEQ) requirements, Canby Public Works 
Design Standards, Clackamas County Water Environmental Services (WES) requirements, and 
State of Oregon requirements. Therefore, staff finds, as conditioned, this criterion has been met. 
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. 

Facts and Findings: The applicant has stated that necessary public infrastructure will be installed 
as part of the subdivision including street improvements, street lighting, sewer and water lines, 
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power, cable, gas and telephone service. Staff has reviewed the plan set, and has provided 
conditions of approval requiring that the necessary public facilities be constructed to adequately 
meet the needs of the proposed land division. Therefore, staff finds, as conditioned, this criterion 
has been met. 
E. The layout of subdivision streets, and pedestrian ways supports the objects of the Safe 
Routes to School Program by providing safe and efficient walking and bicycling routes 
within the subdivision…and all schools within a one-mile radius. 

Facts and Findings: The applicant has requested an exemption to the standard sidewalk 
installation, instead intending sidewalks to be installed lot by lot as homes are built. Staff has 
provided conditions of approval requiring all necessary street and sidewalk construction, including 
planter strips, and street trees, to be in compliance with the applicable Public Works Design 
Standards, and the Planning Ordinance. Therefore, staff finds, as conditioned, this criterion has 
been met. 
F. A Traffic Impact Study (TIS) may be required in accordance with Section 16.08.150. 

Facts and Findings: Traffic Studies have been completed for the first three phases of the Northwood 
Estates Subdivision; the applicant has requested that a full traffic study not be required as stipulated 
in the original subdivision approval in March 2006. The applicant states thusly:  
The first traffic impact study was prepared in 2003 by Lancaster Engineers for the entire 30-acre 
development.  In 2006, Lancaster again published a TIS for the entire property. Subsequently 
Lancaster Engineering completed a Traffic Impact Study specifically for phases II & III of the 
development in March 2007.  In April of 2009 Lancaster Engineering again completed a Traffic 
Impact Study for all four phases of the Northwood development. No unresolved concerns on the 
entire 110-lot development were raised in any of these earlier studies.     

In 2013, the City retained DKS Engineers to complete an internal circulation study of the roadways 
in Phase 2 and 3 of the development.  Due to the previous master planning and the Lancaster 
Traffic Impact Studies of the entire four-phase development, the scope of the 2013 DKS Engineers 
Traffic Assessment was limited to internal street configuration, site circulation and impacted 
intersection safety.  

The 2013 DKS Assessment concluded the Phase 2 and 3 designs were adequate.  The Traffic 
Assessment Study only recommended that traffic calming devices, such as speed cushions or 
driver speed feedback signs, be provided on North Birch Street, although these were a result of a 
speed study on N Birch Street and not a result of the impacts generated by the proposed Northwood 
development.    

The Development Agreement required an additional traffic study for Phase 4 to address internal 
circulation and future external street connections, presumably due to the dead end connections in 
the original plan.  With the purchase of Tax Lot 300, the proposed project will no longer include the 
dead ended streets as shown on the 2005 Master Plan.  The street system will be complete between 
NW 9th Avenue and NW 10th Avenue. 

City staff requested DKS to craft a Transportation Analysis Letter for the proposal to determine 
whether a full Traffic Study is still necessary, particularly in consideration of the acquisition of the 
third tax lot (300), which allows the internal street to access NW 10th Ave directly and eliminates the 
specific concerns referenced in the Development Agreement, namely internal circulation and future 
street connections. 
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DKS found that the subdivision will create 11 peak am trips and 15 peak pm trips, and 142 daily 
trips total. Access spacing standards for local roads have been met, adequate circulation internally 
and on to the surrounding existing roadway network has been provided, and preliminary sight 
distance evaluation indicated that adequate sight lines will be provided for the roadway access but 
shall be verified, documented and stamped by a registered professional Civil or Traffic engineer 
before occupancy. Staff assert and DKS agrees, further traffic study is not necessary due to the 
low trip count and proposed circulation through two connections to NW 10th Avenue. Therefore, 
staff finds this criterion has been met. 

Section 16.64 Subdivisions – Design Standards 
16.64.10 Streets 

All street configurations were designed to comply with the Master Plan concept contained in the 
Development Agreement and the City’s Public Works Standards. With the purchase of Tax Lot 300, 
the roadways will now be continuous as opposed to an interim dead end as was shown in the 
original Master Plan.  
6.64.020 Blocks 

The Planning Ordinance sets forth standards for the length, width and shape of blocks within a 
subdivision, specifically, block length shall be limited to 400 feet maximum length within residential 
zones. There are exceptions when topography, railroads, arterial roads, and environmental 
constraints are present on a project site which will then present challenges with keeping block length 
from exceeding the standard 400-foot length. The configuration of the subdivision as proposed does 
not create any blocks that exceed 400 feet in length. Therefore, staff finds, the criterion has been 
met. 
16.64.030 Easements 

The Ordinance states all public utility easements shall be twelve-feet in width and be required along 
all street lot lines adjacent to the public right-of-way, unless specifically waived. The applicant has 
indicated there will be twelve-foot wide public utility easements along all street frontages of the 
newly created residential lots. The applicant shall comply with all Public Works Design Standards 
in coordination with the City Engineer for the final placement of all easements throughout the 
subdivision. Staff finds, as conditions, the criterion has been met. 
16.64.040 Lots  

The R-1 Low Density Residential zoning district requires minimum lot sizes of 7,000 square feet, 
and maximum lot sizes of 10,000 square feet. The proposed lots are consistent with the standards 
of the zone, including area, dimensions, and street frontages. One of the 15 proposed lots (lot 110) 
is 12,640 square feet, larger than the 10,000 square foot maximum. The applicant states that this 
is necessary in order to fit into the corner of the development while still providing the necessary 60’ 
frontage width required in the zone. Section 16.16.030.B: Lot Area Exceptions in the Canby 
Municipal Code states “The average area of all lots created through the subject land division, 
excluding required public park land dedications, surface water management facilities and similar 
public use areas, shall be no less than seven thousand square feet and no greater than ten 
thousand square feet.” The average area of the lots in Phase 4 of the subdivision is 9,870 square 
feet. Therefore, staff finds this criterion has been met. 
Street Trees 

As a condition of approval, a Street Tree Plan shall be submitted with the Final Subdivision Plat. All 
street trees shall be paid for prior to the recordation of the Final Subdivision Plat. 
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16.64.050 & 16.120.020 Parks, Open Space and Recreation Land 

These two sections of the Ordinance set forth regulations for the creation of parks, open space and 
recreation in the city. For example, parkland dedication is required for all new residential subdivision 
project approvals. The Northwood Estates Subdivision is a phased subdivision with a Development 
Concept Plan which stipulated park dedication would occur during phases 1 and 2 of the 
subdivision. Approximately three acres of parkland and open space were dedicated during these 
phases of the subdivision, no additional dedication or fee in lieu is required.  

16.64.060 Grading of Building Sites 

The subject site is relatively flat and mostly undeveloped; a single family home on tax lot 300 will 
either be moved or demolished. A final grading plan will be reviewed and approved by the city 
Engineer and Clackamas County as applicable, prior to any ground disturbing activities. Staff has 
provided conditions of approval to ensure all site grading meets the requirements of the city 
Engineer in conjunction with the Public Works Design Standards and in coordination with 
Clackamas County. 

16.64.070 Improvements 

The applicant states that all necessary infrastructure to serve the residential lots will be installed in 
conjunction with the development of the subdivision, to include: sanitary sewer and storm water 
lines, water lines, fire hydrants, sidewalks, streets and streetlights, and all underground utilities in 
accordance with the requirements of the applicable regulations found within the Ordinance, the 
Public Works Design Standards, and other applicable regulations as deemed necessary by the city 
Engineer. Construction plans shall be reviewed and approved by the City prior to the installation of 
all required infrastructure. All proposed streets and utilities have been illustrated on the submitted 
plan set. Staff has provided conditions of approval to ensure all infrastructure is provided and 
installed in accordance with all applicable city and state regulations, to include those of the city 
Engineer, Canby Utility, Canby Fire District, and Public Works. 

IV. Public/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 properties and to all applicable public agencies. Staff has 
received conditions of approval from Public Works and Engineer Pat Sisul, which are provided 
herein. Other agency comments and/or conditions of approval received after staff report publication 
will be provided at the public hearing.  

The following comments from the public were submitted and are summarized here and staff has 
provided response. Each public comment submitted may be read in their entirety in Attachment E. 
Members of the public who wish to comment may also do so during the public hearing. 

Comment from Sara Sloss of 820 N. Birch St.: 

Ms. Sloss is concerned about traffic speed and volume on Birch Street as a result of this 15 lot 
subdivision. She notes there are speed bumps on North Birch between Territorial and 9th 
Avenue, but none between NW Knightsbridge Road and 9th Avenue and would like to see traffic 
safety improvements on Birch Street north of the site before homes are built, such as additional 
speed bumps or stop signs. 

Comment from Nicola Pederson of 790 NW. 10th Ave.: 
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Ms. Pederson is concerned about traffic speed and volume at NW 10th Avenue and N Birch 
Street, and suggests it become a 4-way stop.  

Comment from Thomas Parker and Joanne Parker of 685 NW 9th Ave.: 

Mr. Parker is concerned the connection of N. Douglas Street will increase traffic through the 
neighborhood. He has observed commercial vehicles and cars travelling at 35 miles per hour 
travelling down NW 9th Avenue. Mr. Parker also states the neighborhood has drainage issues, 
stormwater runoff has flooded yards. Lastly, Mr. Parker expresses the neighborhood has 
electrical issues and is worried the additional homes will exacerbate the issue. 

Ms. Parker is concerned about the traffic on NW 9th Avenue. She has observed trucks and semi-
trucks travelling down NW 9th Avenue despite weight limits signs having recently been installed. 
She believe connecting Douglas Street to NW 10th Ave will increase traffic. She concurs with 
Mr. Parker’s concerns regarding drainage and electric power. Finally, Ms. Parker states her 
concern the development will have a negative impact on noise, privacy, and property taxes. 

Staff provide the following responses to address these concerns: 

1) Traffic Speed and Volume: Consulting Transportation Planner Kevin Chewuk, PTP, has 
reviewed the applicant materials and has provided a Transportation Analysis Letter 
addressing trip generation, access spacing, and site distance. All traffic studies in the City 
must consider the Canby Neighborhood Traffic Management thresholds when preparing the 
scope. The threshold used to determine if this additional analysis is needed is if the 
proposed project is expected to increase volumes on a residential street (classified as either 
local or neighborhood route) by more than 30 vehicles in a peak hour or 300 vehicles per 
day The site is expected to produce only 15 trips in the evening peak hour and 142 
daily trips, therefore no additional analysis is required, as defined by the Canby 
Neighborhood Traffic Management thresholds. Less than 10 trips a day are expected to 
travel to the north, and even less are expected on Birch street (>5). The spacing between 
the newly created local streets within the subdivision accessing onto NW 9th and 10th 
Avenues is sufficient and considered safe because there is over 200’ between accesses 
points, the minimum required for local neighborhood routes. The posted speed limit is 25 
miles per hour on Birch, which is typical for neighborhood residential developments. 
Preliminary sight distance evaluation indicated that adequate sight lines will be provided for 
the proposed roadway accesses. However, sight distance will be reviewed for individual site 
plans within the subdivision prior to Building Permit issuance. Staff note that Douglas St. 
does not provide a straight passage between NW 9th and 10th Avenues but rather jogs to 
the east as it travels north. This will discourage through traffic as there is not a line of sight 
between the two avenues.  
 

2) Storm Drainage: A stormwater drainage plan was prepared in 2006 with a design to utilize 
drywells for all stormwater disposal and was approved by DEQ as Rule Authorized. 
Consulting Engineer Pat Sisul has explained that each new lot will have on site storm 
drainage and infiltration. New homes in the subdivision will not drain into the public street. 
Runoff from the roofs will be required to drain into onsite private infiltration systems, as is 
typical for new subdivision in Canby. Street runoff will drain into one or more new drywells 
as is indicated on the Composite Utility Plan provided by the applicant. The submitted plan 
indicates new catch basin inlets at the low point in the street system, by proposed Lots 102 
& 109, so the street runoff is shown draining to the center of the project and not to the 
exterior corners. Public Works staff have provided comment that the previous phases of the 
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Northwood Estates subdivision have followed the same drainage requirements as are 
applicable here, and there have not been flooding issues within the subdivision. Rather it 
seems a pre-existing issue, particularly on NW 9th Avenue. Mr. Sisul asserts this 
development will not exacerbate any existing storm drainage situation on NW 9th Avenue, 
and that this will be verified again during engineering plan review. 
 

3) Electric Utility: The City of Canby does not provide electrical utility service to residents. 
Canby Utility is a third party service provider and should be contacted directly regarding 
service issues and outages. Should they need to perform work in the public right of way, the 
City shall work with them to ensure they acquire the correct permits and follow City 
development standards. The new subdivision will be served from new transformers within 
the development and the development of new homes with new transformers should not 
negatively impact the power on NW 9th Avenue. 
 

4) Quality of Life: Staff understand that with any new development, current residents of the 
area have valid concerns their quality of life will be negatively impacted through increased 
noise, less privacy, or impact on property taxes. The Northwood Estates Subdivision has 
been under development since original approval in 2007, and while phase four has acquired 
an additional lot since that decision, the number of lots will remain the same as originally 
approved. The acquisition of the third lot will improve traffic circulation by eliminating the 
need for a stub street. The size and configuration of each of the newly created lots will be 
substantially similar to the surrounding residential development, and staff note each lot 
exceeds the minimum lot size, which was done intentionally to respect the configuration of 
the neighborhood with existing larger lots. It is expected this phase of the subdivision will 
largely resemble the first three phases of the subdivision. While homes are not yet proposed 
for development, when they are they will be required to meet the same R-1 dimensional 
development standards applied to the properties surrounding the site, which include 
setbacks, height limit, and maximum lot coverage requirements. 

V. Conclusion 
Staff has reviewed the applicant’s narrative and submitted application materials and finds that this 
Subdivision application conforms to the applicable review criteria and standards, subject to the 
conditions of approval noted in Section VI of this report. 

VI. Conditions of Approval 

Public Improvements: 
 

1. Prior to the start of any public improvements work, the applicant shall schedule a pre-
construction conference with the City Of Canby and obtain construction plans sign-off from all 
applicable reviewing agencies. (Canby Planning – BA) 

2. All site development shall comply with all applicable City of Canby Public Works Design 
Standards, except where specifically stated otherwise. (Engineer – PS/Public Works – JN) 

Fees/Assurances:  
3. 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) 
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in the amount of 110% of the cost of the remaining public improvements to be installed. 
(Planning – BA) 
 

4. 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. (Planning – BA) 
 

5. 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. (Planning – BA)  
 

6. 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. (Planning – BA) 

Streets, Easements, Signage & Striping: 

7. Conditions of Approval provided by Pat Sisul, Sisul Engineering, in the memo dated April 15, 
2021 and Labelled as Attachment A of this staff report, are hereby incorporated into the required 
Conditions of Approval. (Engineer – PS) (Planning – BA) 

8. The applicant shall provide, and have approved, a truck haul route, with flaggers if deemed 
necessary, for all construction activity at said development site. The haul route shall be 
approved at the time of the pre-construction meeting by the Public Works Department. (Public 
Works – JN) 

Grading and Erosion Control/Demolition: 
9. The applicant shall obtain an Erosion Control permit from the City of Canby prior to any on-site 

disturbance. (Canby Public Works – JN) 
10. The applicant shall obtain a demolition permit from Clackamas County, (with a release for permit 

from Canby Planning) prior to demolition of on-site existing structures. (Canby Planning – BA) 
11. The applicant shall obtain a grading permit from Clackamas County prior to any on-site 

disturbance and provide the City proof of permit. (Clackamas County/Coordination with City 
Public Works – JN) 

Street Trees: 
12. Street trees are required, and shall be selected from the City approved tree list. The street tree 

ordinance requires the developer to pay the City $250 per tree for installation and two (2) year 
period maintenance. Property owners will take over responsibilities following the 2 year period. 
If street trees are required, the public utility and street signage easement shall then also be a 
street tree easement. (Public Works – JN / Canby Planning – BA) 

Sewer and Storm Drainage: 

13. All private storm drainage discharge shall be disposed on-site, design methodology shall be in 
conformance with the City of Canby Public Works Design Standards, February 2020. The City 
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Engineer and Public Works shall determine compliance with this condition. (Engineer – 
PS/Public Works – JN) 

14. The applicant shall be required to submit a Storm Drainage Report that provides detailed 
analysis as part of the storm report. The developer’s engineer shall demonstrate how the storm 
runoff generated from the new impervious surfaces will be disposed of. If drywells (UIC) are 
used as a means to discharge storm runoff from the private streets, they must meet the following 
criteria: 

a. The UIC structures location shall meet at least one of 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. 

The storm drainage report shall be in conformance with the requirements as stated in Chapter 
4 of the City of Canby Public Works Design Standards, dated February 2020. The City Engineer 
and Public Works shall determine compliance with this condition. (Engineer –PS/Public Works 
JN) 

15. The applicant shall be responsible for the abandonment of any existing on-site domestic or 
irrigation wells in conformance with OAR 690—220-0030. A copy of the Oregon Water Rights 
Department (OWRD) Certificate shall be submitted to the City. The City Engineer and Public 
Works shall determine compliance with this condition (Engineer – BA/Public Works – JN) 

16. The applicant shall be responsible for the abandonment of any existing on-site sewage disposal 
system, 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. 
The City Engineer and Public Works shall determine compliance with this condition. (Engineer 
– PS/Public Works – JN) 

Water & Electric Utility Services 
17. Water services shall be constructed in conformance with Canby Utility’s standards and 

specifications. Canby Utility, in conjunction with the City Engineer shall determine compliance 
with this condition. (City Engineer – PS/Canby Utility – JS) 

18. The applicant shall submit drawings for all project water lines to Canby Utility for review and 
approval. Submittal shall meet the requirements of Canby Utility as well as the State of Oregon’s 
requirements. Canby Utility shall determine compliance with this condition. (Canby Utility – JS) 

19. Canby Utility, in coordination with the applicant will determine the electrical system layout to 
serve the subdivision.  This shall include required street light placement which shall be 
represented on a utility service page of the construction plans for the subdivision by the 
applicant. Canby Utility shall determine compliance with this condition. (Canby Utility – JS) 

20. The applicant shall schedule all water and electric utility construction and inspections at least 
15-days in advance. Contact Canby Utility Operations Field Supervisor at 503-263-4331. 

21. The applicant shall work with DirectLink for coordination of all sleeves and required open 
trenching scheduling for communication facilities. DirectLink shall determine compliance with 
this condition. (Contact DirectLink at 503-266-8242) 
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Fire Protection 

22. All fire protection apparatus’s such as fire hydrants placement and location shall be placed in 
accordance with the requirements of the Canby Fire District codes and regulations (Oregon Fire 
Code 2019, Chapter 33). Canby Fire District shall determine compliance with all fire regulations. 
(Canby Fire District – ME) 

23. The applicant shall contact the Canby Fire District for review and inspection of placement of all 
fire hydrants, and placement of any and all flammable construction materials on-site, prior to 
placement of said materials. Canby Fire District shall determine compliance with all fire 
regulations. (Canby Fire District – ME) 

24. Building Address shall be marked at the beginning of construction with a lot marker if needed 
for each lot under construction. Canby Fire District shall determine compliance with all fire 
regulations. (Canby Fire District – ME) 

25. All fire hydrants shall all have Storz quick adapter couplings on the steamer port as required by 
Canby Utility. A Blue reflector will be in the center of the road to indicate the hydrant is in the 
vicinity. Canby Fire District shall determine compliance with all fire regulations. (Canby Fire 
District – ME) 

26. Landscaping shall be low growing vegetation so as not to block visibility of hydrants, or 
addressing. Canby Fire District shall determine compliance with all fire regulations. (Canby Fire 
District – ME) 

27. The applicant shall provide a PDF of approved prints for the Canby Fire District Pre-Fire Plan 
program of the development. Canby Fire District shall determine compliance with all fire 
regulations. (Canby Fire District – ME) 

28. All Fire Lanes shall be painted red on curb with – “No Parking Fire Lane” in white - and signage, 
in accordance with the Oregon Fire Code 2019. Fire Lanes will be determined while on site for 
any access issues with Canby Fire and the builder. Canby Fire District shall determine 
compliance with all fire regulations. (Canby Fire District – ME) 

29. Fire access shall always be part of the construction plan for the development. Canby Fire District 
shall determine compliance with all fire regulations. (Canby Fire District – ME) 

Post Office (mailbox locations) 
30. The applicant will provide a mailbox plan for the subdivision before the Final Plat is recorded. 

(Planning – BA) 
Final Plat: 
31. All public improvements or submittal of necessary performance security assurances shall be 

made prior to the signing and release of the final plat for filing of record. Canby Planning shall 
determine compliance with this condition. (Canby Planning – BA) 

32. The applicant shall apply for final plat approval at the City, and pay any applicable city fees 
associated with final plat review. Prior to the recordation of the final plat at Clackamas County, 
the plat must be approved by the City. If deemed necessary, the City will distribute the final plat 
to other applicable local service providers for comment prior to signing off on the final plat. 
Canby Planning shall determine compliance with this condition. (Canby Planning – BA) 

33. The final plat shall conform to the necessary information and requirements of CMC 16.68.030, 
16.68.040(B), and 16.68.050. The City Engineer shall verify that these standards are met prior 
to the recordation of the subdivision plat. (Canby Planning – BA/Engineer – PS) 
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34. All “as-built plans” of City public improvements installed shall be filed with Canby Public Works 
within sixty (60) days of completion and acceptance of the improvements. (City Engineer – 
PS/Public Works –  JN) 

35. Clackamas County Surveying reviews pending subdivision plat documents for Oregon Revised 
Statutes and county requirements. A subdivision final plat prepared in substantial conformance 
with the approved tentative plat must be submitted to the City for approval within two years of 
approval of the tentative plat, or formally request an extension of up to 6-months with a finding 
of good cause. Canby Planning shall determine compliance with this condition. (Canby Planning 
– BA) 

36. The applicant shall record the final plat at Clackamas County within 6-months of the date of the 
signature of the Planning Director. Canby Planning shall determine compliance with this 
condition. (Canby Planning – BA) 

37. 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. Canby Planning shall determine compliance with this condition. (Canby Planning – 
BA) 

38. The City shall assign addresses for each newly created subdivision lot and distribute those 
addresses to the developer, and other applicable agencies accordingly prior to home permitting. 
Canby Planning shall determine compliance with this condition. (Canby Planning – BA) 

Easements 

39. All public utility easements traversing the newly created residential lots related to water, sewer, 
electric, and gas service shall be noted on the final plat. Canby Planning in conjunction with the 
City Engineer shall determine compliance with this condition. (Canby Planning – BA / City 
Engineer – PS) 

Residential Building Permit(s): 
40. Construction of all required public improvements and the recordation of the Final Plat shall be 

completed prior to the issuance of building permits and comply with all applicable City Public 
Works Design Standards. The City Engineer and Public Works shall determine compliance with 
this condition. (City Engineer – PS / Public Works – JN/Canby Planning – BA) 

41. The homebuilder shall apply for and submit a City of Canby Site Plan Permit application and 
Clackamas County Building permit for each home, and satisfy the residential design standards 
of CMC 16.21. Canby Planning shall determine compliance with this condition. (Canby Planning 
– BA) 

42. All residential construction shall be in accordance with applicable Public Works Design 
Standards. Public Works shall determine compliance with this condition. (Public Works – JN) 

43. Clackamas County Building Codes division will provide structural, electrical, plumbing, and 
mechanical plan review and inspection services for all new home construction. The applicable 
county building permits are required prior to the construction of a new single-family residence. 
(Canby Planning – BA) 

44. Per the Canby Public Works Design Standards, minimum residential driveway widths at the 
inside edge of the sidewalk shall be 12-feet and the maximum width shall be 24 feet, with an 
allowed exception of 28 feet for a home with 3 or more garages. Canby Planning shall determine 
compliance with this condition. (Canby Planning – BA) 
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45. System Development Charges (SDC) shall be collected with each new home permit within this 
development. Canby Planning shall determine compliance with this condition. (Canby Planning 
– BA) 
 

23 of 142



1 
 

 
 
 
April 15, 2021 
 

MEMORANDUM 

 
TO:  Public Comments, City of Canby 
 
FROM: Patrick A. Sisul, P.E.,  Sisul Engineering 
  
RE:  CITY OF CANBY 
  NORTHWOOD ESTATES NO. 4 SUBDIVISION 

 
We have reviewed the submitted preliminary plans and materials on the above noted project 
and have the following comments:  
 
1. NW 10th Avenue is classified in the City Transportation System Plan as a neighborhood 

route roadway. The total existing right-of-way (ROW) width is 60’, the required ROW 
ranges between 40-feet and 64-feet. The existing 60-foot width matches the right-of-way 
width on each side of the development; therefore, no additional right-of-way dedication is 
required. The southern side of NW 10th Avenue is improved with half street improvements 
along the entire frontage of the site, including asphalt pavement surfacing and a curb 
along the southern side of the street. Street improvements for NW 10th Avenue will be 
required to construct radiused corners at the two new intersections and ADA ramps. Other 
improvements will include minimum 5-foot curb tight concrete sidewalks, streetlights, 
and utilities in conformance with Section 2.200 of the City of Canby Public Works Design 
Standards dated December 2019. A 12-foot public utility easement abutting the right-of-
way will also be required. 

2. Interior local streets within the subdivision include a northerly extension of N Douglas 
Street in the SE corner of the site, a southerly extension of N Douglas Street south of the 
NW 10th Avenue/N Douglas Street intersection, and a new local street that will intersect 
with NW 10th Avenue and then turn easterly and terminate at the Catholic Church 
property along the eastern property line. We recommend the street name of N Cedar Loop 
for the new local street. All three local streets shall be designed to City of Canby local 
street standards.  

a. The right-of-way width for the northern section of N Douglas Street and N Cedar 
Loop is proposed to be 50 feet, while the right-of-way proposed for the extension 
of N Douglas Street in the SE corner of the site is 55 feet. The proposed right-of-
way widths are adequate.  

b. Pavement widths are proposed to be 34 feet, except for the northern portion of N 
Douglas Street, which is proposed as 28 feet. The 28-foot pavement width for the 
portion of N Douglas Street between NW 10th Avenue and N Cedar Loop complies 
with the Low-Volume Local Street (<500 Vehicles Per Day) Cross Section of 
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Figure 7-6 Local Street/Alley: Standard Cross Sections, within the Canby 
Transportation System Plan, December 2010. It also complies with the Alternative 
Requirements within Section 2.201.b of the City of Canby Public Works Design 
Standards. As this phase is infill development in an otherwise fully developed 
neighborhood, Alternative Requirement Case 3 is applicable. The proposed 28-
foot width will be an extension of the existing portion of N Douglas Street to the 
north of NW 10th Avenue having the same dimensions. The 34-foot pavement 
width for the other two streets complies with the standard requirements. The 
proposed pavement widths are adequate. 

c. Sidewalks are proposed to be 5 feet wide and curb tight on all streets. These 
sidewalk widths will match the pattern established in earlier phases of Northwood 
Estates, including the existing sidewalk constructed opposite of this subdivision on 
the north side of NW 10th Avenue. The 5-foot curb tight sidewalks will also match 
the existing sidewalk located on the east side of N Douglas Street in the SE corner 
of the subdivision. With this subdivision being an infill project in an area that 
predominately has 5-foot wide curb tight sidewalks, the proposed design complies 
with the Alternative Requirement Case 3 listed in Section 2.201.b of the City of 
Canby Public Works Design Standards. Sidewalks shall be a minimum 5-foot wide 
and curb tight on all streets and shall comply with Section 2.209 of the City of 
Canby Public Works Design Standards dated December 2019.  

d. The applicant has proposed a centerline radius for N Cedar Loop in front of Lot 
102 of 50 feet which is less than the guidelines listed in Section 2.203 of the City 
of Canby Public Works Design Standards. This design is similar to other knuckle 
or eyebrow type street configurations in many modern subdivisions in Canby. 
Using the American Association of State Highway and Transportation Officials 
(AASHTO) Guidelines for Geometric Design of Very Low-Volume Local Roads 
(ADT ≤ 400), 2001, which is applicable to this roadway, the applicant has 
demonstrated to the Public Works Department that the required stopping site 
distance on the inside of the curve will meet the stopping site distance required for 
the safe operating speed of the horizontal curve. It has been concluded that the 
proposed horizontal curve meets all safety standards for sight distance and 
stopping distance for very low volume local streets. 

e. ADA ramps will be required at all street corners. All ADA ramps shall be designed 
and inspected to meet the current Public Right of Way Accessibility Guidelines 
(PROWAG). 

f. Curb and gutter shall be designed and installed per Section 2.210 of the City of 
Canby Public Works Design Standards dated December 2019. 

g. Any pavement transitions on the northerly extension of N Douglas Street in the SE 
corner of the site shall be designed and installed per Section 2.208 of the City of 
Canby Public Works Design Standards dated December 2019. 

h. Streetlights and franchise utilities shall be installed in all new local streets per 
Section 2.200 of the City of Canby Public Works Design Standards, dated 

25 of 142



3 
 

December 2019. A 12-foot-wide public utility and street signage easement 
abutting the right-of-way will be required. 

i. Where N Cedar Loop intersects the Catholic Church property end of street markers 
shall be installed at the termination of the street. Where any sidewalks terminate 
into property lacking sidewalks, end of sidewalk markers shall be installed. End of 
street and sidewalk marker shall be as detailed in the City of Canby Public Works 
Design Standards, dated December 2019. 

3. The applicant shall submit engineered plans for review and approval by the City of Canby. 
The plans shall be sealed by an engineer licensed to perform engineering in the State of 
Oregon. Prior to beginning construction, construction plans shall be reviewed and 
approved by the City of Canby, Canby Fire District, Canby Utility, and other service 
providers, a pre-construction meeting shall be held, and appropriate fees shall be paid.  

4. All interior street name signs, traffic signs, traffic markings and curb painting shall be 
installed by the developer as part of this development. The developer’s design engineer 
will be required to submit a signing and striping plan as part of the construction plans. 

5. As part of the final design, the developer’s design engineer shall provide a minimum of 
200-foot future centerline street profile extension for N Cedar Loop onto the Catholic 
Church property. 

6. Driveway approaches not installed by the developer shall be installed by at the time of 
home construction. Driveway shall be designed and installed per Section 2.211 of the City 
of Canby Public Works Design Standards dated December 2019. Driveway drops may be 
diamond ground from existing curb and gutter, if approved by the Public Works Director. 
All driveways shall be designed and inspected to meet the current Public Right-of-Way 
Accessibility Guidelines (PROWAG).  

7. Street trees, if required, shall be selected from the City approved tree list. The street tree 
ordinance requires the developer to pay the City $250 per tree for installation and two (2) 
year period maintenance. Property owners will take over responsibilities following the 2-
year period. If street trees are required, the public utility and street signage easement shall 
then also be a street tree easement. 

8. Sanitary sewer improvements shall comply with Chapter 3 of the City of Canby Public 
Works Design Standards dated December 2019. Sanitary sewer improvements are 
required to be reviewed and approved by Oregon DEQ. A copy of the DEQ approval shall 
be forwarded to the Public Works Department prior to construction plan approval. 

9. Sanitary sewer laterals shall be installed at 90 degrees to the main line. Sewer lateral 
connections to new main lines shall be made with a fabricated tee. 

10. Storm drainage improvements shall comply with Chapter 4 of the City of Canby Public 
Works Design Standards dated December 2019. Storm drain inlets shall be curb inlets. 

11. All private storm drainage runoff generated from the lots shall be discharged on-site as per 
Section 4.112 of the City of Canby Public Works Design Standards dated December 2019. 
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12. Drywells are proposed as the means of discharging the storm runoff from the public 
streets. The proposed drywells (UIC) must meet the following criteria: 

a. The drywells must connect via a conveyance system, as required by the Public 
Works Department. 

b. UIC structure locations 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 for Underground Injection Control (UIC) Devices.  

13. A storm drainage report in conformance with the requirements of Chapter 4 of the City of 
Canby Public Works Design Standards dated December 2019 shall be submitted to the 
Public Works Department for review and approval. 

14. Water and electrical system improvements shall be constructed in conformance with 
Canby Utility requirements and standards.  

15. Fire hydrant locations and installation shall be as required by Canby Utility and Canby 
Fire District.  

16. Any existing domestic or irrigation wells that are to be abandoned, 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 Public Works Department for 
any water wells that are abandoned. 

17. Any existing on-site sewage disposal systems shall be abandoned in conformance with 
Oregon DEQ and Clackamas County Water Environmental Services (WES) regulations. A 
copy of the septic tank removal certificate shall be submitted to the Public Works 
Department for any septic tanks that are removed. 

18. Prior to any on-site disturbance: 

a. An erosion control permit will be required from the City of Canby, and 

b. A grading permit will be required from Clackamas County. 

19. A demolition permit will be required from Clackamas County prior to removal of the 
existing house. 

Should you have any questions or need additional information, please feel free to contact me. 

 

 
 

Patrick A. Sisul, P.E. 
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Subdivision Application 
 

City of Canby 

NORTHWOOD ESTATES  
PHASE  4 
 
 
 
Date:   February 2, 2021 
 
Applicant: Northwood Investments/2KRMT, Inc. 
 C/o Ron Tatone, President 

1127 NW 12th Avenue 
Canby, OR  97013   

 
Engineer: Curran-McLeod, Inc. 

Consulting Engineers 
6655 SW Hampton, Suite 210 
Portland, OR 97223 

 
Site: Tax lots 3S1E32AD 200, 300, and 1700 
 
Comprehensive  LRD Low Density Residential 
Plan Designation  
 
Planning Zone R-1  Single Family Residential 
 
Total Area 4.45 acres 
 
 
PROJECT OVERVIEW:  
 
The Northwood Estates Subdivision was approved by the City of Canby under SUB 05-12 on 
March 29, 2006.  As a component of the original subdivision application in 2005 a Master Plan 
for the entire 31.57-acre, four-phase development, was approved by the Planning Commission 
with conditions of approval documented in a Development Agreement executed on January 11, 
2007 and recorded under fee number 2007-007387 Clackamas County Deed Records (attached in 
the support material).  The development agreement required an application for each phase at the 
time of development.  
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The effective period of the Development Agreement has been extended annually by the Planning 
Commission, with the most recent extension set to expire on February 24, 2021, and a new 
application has been submitted to extend this another year. This subdivision application is within 
the approved time frame and scope of the Master Plan and Development.  
 
Prior land use actions CPA 03-02 and ZC 03-02 on this property have confirmed compliance of 
this property with the requirements of the Comprehensive Plan criteria for urbanization, land use 
and housing elements, resulting in this property being included within the Canby Urban Growth 
Boundary and Zoned as R1 for single family residences.   
 
The first phase of the development included 41 lots and was constructed in 2007 under SUB 05-
12.  Phase 2 for 33 lots was approved under SUB 13-01 on March 10, 2014 and constructed that 
same year.  Phase 3 for 21 lots was approved under SUB 17-02 on February 28, 2017 and 
constructed the same year.  This application is for Phase 4 of the Master Planned development.   
 
All conditions contained in the Development Agreement have been satisfied for Phases 1, 2 and 
3.  The only requirement listed in the development agreement for Phase 4 is to complete a traffic 
study to address internal circulation and future street connections, which is discussed later in this 
application.  
 
The 4.45 acre proposed 15-lot Northwood Estates Phase 4 encompasses three tax lots as shown on 
the following plate. The original properties owned by the partnership of Northwood Investments 
include Tax Lot 200 and 1700. This year Tax Lot 300 was purchased by the development group 
to add to the 4th phase.  The total number of lots is unchanged from the original development 
agreement, with 15 lots in Phase 4, which makes the entire Northwood Estates development total 
110 lots. With purchase of Tax Lot 300, all street connections can now be completed between NW 
9th Avenue and NW 10th Avenue, and there are no dead-ended interim streets.    
 
These three tax lots are all located within the City Limits and UGB, and are zoned R-1 Single 
Family Residential, similar to all surrounding properties. The site is vacant except for a single 
family residence on Tax Lot 300 that is in the planning stage to be relocated, however, if that does 
not materialize, the house will be demolished.   
 
This phase of development abuts NW 10th Avenue on the north, which was fully developed as a 
component of Northwood Phase 2.  The south line of Phase 4 abuts the back lot lines of six homes 
along NW 9th Avenue, and the west line of Phase 4 abuts the back lot lines of four homes on N 
Birch Street.  Phase 4 abuts the Catholic Church property to the east. None of the lots in Phase 4 
were designated as infill lots in the development agreement.   
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This application information is to confirm the development can comply with all development 
requirements for a single family residential subdivision, with two minor exceptions requested. 
 

General design comments include: 
 
Lot size: This property is an infill project with limited area that was allocated into 15 

lots in general conformance with the approved development agreement.  
As a result, the average lot size is 9,870 SF with one lot that exceeds the 
10,000 SF maximum. We are requesting approval of this exception to the 
lot size for this single lot number 110.  A deed restriction will be added to 
the plat and CC&Rs to prevent re-division of lot 110 or any lot in this 
development. This one large lot does not materially impact the average lot 
size of the entire 110 lot development.   

 
Street Network: The primary street alignment is proposed to be a 34-foot street in a 50-foot 

local right-of-way.  The short 180-foot north-south street is proposed to be 
a 28-foot wide street in a 40-foot right of way to connect to the existing 
Douglas Street intersection at NW 10th Avenue. The project will include 5 
foot curb-tight sidewalk and concrete curb & gutter. 

 
 Phase 2 of the development included construction of the NW 10th Avenue 

Neighborhood Route along the north boundary of this development. All 
streets in Phase 4 are classified as locals.   

 
 At the time the development agreement was approved, tax lot 300 was not 

included in the development. As a result, the Development Agreement 
required a Traffic Study of Phase 4 to address “…internal circulation and 
future external street connections.” With the inclusion of tax lot 300, the 
streets will all be continuous and no interim dead end streets are needed and 
the new roads will connect to the adjoining streets.  

 
Sanitary Sewer: Phase 2 of the development provided a sanitary sewer main in NW 10th 

Avenue with stub outs to serve Phase 4.  The system will provide 8” gravity 
service to all lots in this phase of the development. Additionally, the sewer 
design, if feasible, will provide a gravity overflow route on Douglas Street 
for the Knights Bridge Road Pump Station, to assist in the event of a pump 
station failure.    

 
Water System: Phase 2 of the development provided a water main in 10th Avenue with stub 

outs to Phase 4.  An 8" waterline will connect the existing line in NW 9th 
Avenue to the line in NW 10th Avenue. Fire hydrants will be placed in 
accordance with direction from the Fire Department.  
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Storm Drainage: A stormwater drainage plan was prepared in 2006 with a design to utilize  
drywells for all stormwater disposal and was approved by DEQ as Rule 
Authorized. The report and DEQ approval letter are in the City’s files and 
will be included with the construction plan submittal to the City.  

 
Parks & Recreation:  The Master Plan for the four-phase development required approximately 

three acres to be set aside to provide park and open space.  This area was 
dedicated to the City in Phases 1 and 2.  No additional park dedication is 
proposed in Phase 4. 

 
Electric, Gas All utilities will be provided as required by each utility providers, to fully 
Cable, Phone serve each lot. 
  
 
PRE-APPLICATION CONFERENCE: 
 
A Pre-Application conference was held for this phase of the development on December 10, 2020, 
and a summary of the information from that meeting is attached with this application.  Each utility 
provider has previously provided clear direction for all improvements in this phase of development 
that will be incorporated into the plans.  No concerns were raised at the pre-application meeting. 
 
NEIGHBORHOOD MEETING: 
 
A Zoom neighborhood meeting was held on January 5th, 2021, and the notes, list of attendees, and 
list of all properties within 500 feet are included in the attachments to this application. No 
opposition or specific concerns were raised at the neighborhood meeting.  
 
DESIGN EXCEPTIONS: 
 
The developers are asking for two requirement exceptions:  
 
1.  First is to allow lot number 110 to exceed the maximum 10,000 SF area limitation listed in 

CMC 16.16.30(a). This is to fit the infill configuration and does not violate the average area 
requirements identified in the Municipal Code. 

 
2. Second is a request to eliminate the Development Agreement requirement for a traffic study 

to study internal circulation and future external street connections for Phase 4. This request is 
as a result of eliminating the source of concern from the dead end roadways that were 
proposed in the 2005 Master Plan. Many traffic studies have been completed for this project 
and no concerns have been identified. 
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APPLICABLE CRITERIA AND STANDARDS 
 
The following sections provide a narrative to demonstrate compliance with the applicable sections 
of Title 16. Land Development and Planning Ordinance of the Canby Municipal Code. A list of 
applicable Canby Municipal Code requirements was provided by the City Planning Department 
after the Pre-Application meeting to include the following: 
 

16.08.080 - Area and Yard Reductions 
16.08.110 - Fences 
16.08.150 - Traffic Impact Study 
16.08.160 - Safety and Functionality Standards 
16.10.050 - Parking Standards Designated  
16.10.070 - Parking Lots and Access 
16.10.080 - Street Tree Plan 
16.16.030 - Development Standards 
16.21.050 - Infill Dwellings and Lots  
16.46.030 - Access Connection 
16.46.070 - Exception Standards 
16.62.010 - Filing Procedures 
16.62.020 - Standards and Criteria 
16.64.010 - Streets 
16.64.015 - Access 
16.64.020 - Blocks 
16.64.030 - Easements 
16.64.040 - Lots 
16.64.050 - Parks and Recreation 
16.64.060 - Grading of Building Sites 
16.64.080 - Low Impact Development Incentives 

 
CANBY MUNICIPAL CODE COMPLIANCE: 
 
16.08.080 Area and yard reductions. 
 
All lots in Phase 4 will comply with all setback requirements without any reduction. Only one lot 
will abut an existing residential home site, and that existing adjacent site also complies with the 
required setback for an R1 zoned property. 
 
Chapter 16.08.110 Fences 
 
No fencing to define the subdivision is proposed as part of the subdivision development.  Any 
individual fence improvements between individual lots and adjoining properties will comply with 
the development standards without exception.   
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Chapter 16.08.150 - Traffic Impact Study 
 
The first traffic impact study was prepared in 2003 by Lancaster Engineers for the entire 30-acre 
development.  In 2006, Lancaster again published a TIS for the entire property. Subsequently 
Lancaster Engineering completed a Traffic Impact Study specifically for phases II & III of the 
development in March 2007.  In April of 2009 Lancaster Engineering again completed a Traffic 
Impact Study for all four phases of the Northwood development. No unresolved concerns on the 
entire 110-lot development were raised in any of these earlier studies.    
 
In 2013, the City retained DKS Engineers to complete an internal circulation study of the roadways 
in Phase 2 and 3 of the development.  Due to the previous master planning and the Lancaster 
Traffic Impact Studies of the entire four-phase development, the scope of the 2013 DKS Engineers 
Traffic Assessment was limited to internal street configuration, site circulation and impacted 
intersection safety. 
 
The 2013 DKS Assessment concluded the Phase 2 and 3 designs were adequate.  The Traffic 
Assessment Study only recommended that traffic calming devices, such as speed cushions or 
driver speed feedback signs, be provided on North Birch Street, although these were a result of a 
speed study on N Birch Street and not a result of the impacts generated by the proposed Northwood 
development.   
 
The Development Agreement required an additional traffic study for Phase 4 to address internal 
circulation and future external street connections, presumably due to the dead end connections in 
the original plan.  With the purchase of Tax Lot 300, the proposed project will no longer include 
the dead ended streets as shown on the 2005 Master Plan.  The street system will be complete 
between NW 9th Avenue and NW 10th Avenue. 
 
The 15 lots identified in Phase 4 will generate a total of approximately 145 average weekday 
vehicle trips, including 15 peak hour trips, divided up into the three new street connections. With 
street connectivity and the elimination of the dead end streets, the low volume of traffic, connection 
to the 10th Avenue neighborhood connector, and the previous traffic studies, a traffic study should 
no longer be necessary.  
 
Chapter 16.08.160 - Safety and Functionality Standards 
 
Phase 4 of the Northwood Development will comply with all requirements in the Municipal Code 
for Safety and drainage functionality Standards: 
 
A.  Adequate street drainage will be provided by curb & gutter construction and slope to curb 

inlet catch basins and drywells.   
B.  Safe access and clear vision at all intersections was discussed at the pre-application meeting 

and the preliminary plat design was concluded to meet all standards.  
C.  All public utilities will be constructed to fully serve each lot.  The City of Canby and Canby 

Utility each have adequate capacity to serve these additional homes. 
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D.  Full local street improvements will be provided with the development, with the main 
roadway exceeding the minimum paved widths required in this code section.  

E.  The street and sidewalk connections with the local NW 9th Avenue and the Neighborhood 
Connector NW 10th Avenue will ensure all mobility standards of the TSP are met with no 
limitations. 

 
Chapter 16.10.050 - Parking Standards Designated 
 
As per Table 16.10.050, the parking requirement for a single family residential dwelling is two 
spaces per dwelling unit for new construction.  The Northwood CC&Rs will require a minimum 
of two spaces in the garage and two spaces in the driveway, for a minimum of 4 off-street spaces 
to park per lot. A three car garage will be required to have a three car capacity for parking in the 
driveway.  
 
Chapter 16.10.070 - Parking Lots and Access 
 
The development of each lot will comply with the width and separation requirements for 1-2 
dwelling units as published in Table 16.10.070(B)(8). Continuous curb-tight sidewalks will be 
required to be constructed by each home builder in the CC&Rs. Access to driveways is proposed 
to be ground into the continuous curb & gutter at the desired driveway locations as opposed to 
removing the curb and replacing with a driveway apron. 
 
Chapter 16.10.080 - Street Tree Plan 
 
A street tree plan will be submitted for approval with the construction plans. The developers intend 
to plant the street trees along NW 10th Avenue, and each property owner will be required in the 
CC&Rs to plant the trees on their frontage within the development. 
 
Chapter 16.16.30 Development Standards       
 
Phase 4 includes 15 single-family detached housing units with an average square footage of 9,900 
SF per lot.  One lot is proposed to be larger than 10,000 SF to include the remnant area. 
 
The Phase 4 development, with approved exceptions, will accommodate compliance with all 
standards, including: 
 

Minimum Lot Size  7,000 SF 
Maximum Lot Size  12,640 SF (will require Planning Commission approval) 
Minimum Frontage Width  60’ 
Front Yard Setbacks  20’ on driveway frontage/ 15’ on other street frontage 
Side Yard Setbacks  7’ 
Rear Yard Setbacks  15’/20’ for single/two story, Corner lots 10’/15’ 
Maximum Building Height 35’ 
Maximum Impervious Area 60% 
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Development standards for on-site structures can be verified when plans for building permits are 
submitted by individual lot owners.   
 
16.21.050 - Infill Homes 
 
No lots meet the definition of Infill Homes per CMC 16.04.255.  Corner Lot 110 abuts two 
existing single family homes, a single story and a two story, however, both abutting homes are on 
the rear abutting property lines and not side lot lines. The abutting homes front on adjacent streets 
and are not on the same street as Lot 110.  
 
16.46.030 - Access Connection 
 
The standards in Table 16.46.30 for Neighborhood and Local Streets require a minimum of 150 
feet separation of roadways. All streets and lots comply with these access standards.    
 
16.46.070 - Exception Standards 
 
No access spacing standard exception is requested for this development. 
  
16.62.010 - Filing Procedures 
 
The subdivision application process will follow all requirements of CMC 16.62.010, which are 
defined in CMC 16.89.050 for a Type III decision process. A preapplication meeting was held on 
December 10, 2020.  A neighborhood meeting was held on January 5, 2021. 
      
16.62.020 - Standards and Criteria 
 
The subdivision is designed to comply with all standards and criteria in this CMC 16.62.020 with 
the exceptions noted herein: 
 
A. The subdivision design, with the excess size exception to lot 110, conforms to the requirements 

of the Land Development and Planning Ordinance.  
 
B. The overall design and arrangement of the lots are larger than typical with proportions that  

can adequately provide efficient building sites, utility easements, and access driveways without 
hindering the use or development of adjacent properties. The street configuration was designed 
into the approved Master Plan to efficiently serve this phase of development.  

 
C. Subdivision design and lot layout can accommodate Low Impact Development techniques to: 

 
1.  Manage stormwater through containment and on-site disposal.  
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2. Encourage creative home site planning as a result of efficient street configuration, larger 

than typical lots and full utility improvements.  Although, the subdivision site 
development has limited creative options due to the relatively small parcel size and given 
street connection requirements. 

3.  The development will minimize impervious surfaces and dispose of all stormwater on-site. 
4. Northwood Estates has set aside park space in Phases 1 and 2 of the development to provide 

open space to the neighborhood.  
5. Clustering of residential dwellings is not applicable to this phase of development. The 

curved roadway design is intended to help avoid linear home front alignments. 
  

D. All public facilities and services will be provided through development of the project.  This 
includes street improvements, street lighting, sewer and water lines, power, cable, gas, and 
telephone service.  Sidewalks will be required to be installed at the time of home construction 
as opposed to installation as part of the street improvements.    

 
E. The streets in the development will provide continuous sidewalks to connect to NW 9th and 

NW 10th Avenues.  All streets in the development will have continuous sidewalk built at the 
time of home construction. Both NW 9th and 10th Avenues only have connecting sidewalk 
along the church frontage to the east of the site, and do not provide a continuous connection to 
N Grant Street or to N Birch Street. 

 
F. A Traffic Impact Study (TIS) was completed in 2009 for the entire 110 lot development that 

indicated no concerns on-site or on the impacted intersections.  Impacted intersections studied 
included 1) Territorial & Holly St, 2) Knights Bridge & Birch St, 3) Knights Bridge & Grant 
Street, and 4) Hwy 99E and Grant St. In addition to the 2009 TIS, multiple traffic studies have 
been completed by the City at the developer’s expense that all demonstrate no concerns with 
the traffic impacts.   
 

 
16.64.010 - Streets 
 
All street configurations were designed to comply with the Master Plan concept contained in the 
Development Agreement, and the City’s Public Works Standards. With the purchase of Tax Lot 
300, the roadways will now be continuous as opposed to an interim dead end as was shown in the 
original Master Plan.  
 
The topography is flat, and the street configuration will comply with all safe design requirements. 
The centerline radius of the street in front of lot 102 is proposed to be 50 feet as opposed to 100 
feet as listed in the Canby Public Works Standards. This was discussed at the pre-application 
meeting and concluded it meets all safety standards for sight distance and stopping distance and is 
a typical configuration on many existing low density residential local streets.  
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The structural section of all streets will be 4" of ACP over 12" of crushed rock base to comply 
with the current Public Works Design Standards.   Five foot curb-tight sidewalks will be required 
in the CC&Rs to be built by the home builder.  A 12' Public Utility and planting easement will 
also be provided along all street lines.      
 
Street lighting on all streets will use Canby Utility's standard aluminum pole with roadway arm 
similar to that used in earlier phases, with the Canby Utility LED cobra head fixture.  The CU 
standard pole is 20 feet tall with 4 feet of bury, and an additional 2' rise in the road arm so the 
fixture is set at 18 feet.  The fixture will be approximately 70 watt and the poles are anticipated to 
be set at approximately every other lot line, on one side of the roadway.  
 
 
16.64.015 – Access 
 
All of the lots in Phase 4 will be able to locate their access driveways without any conflict with 
the site distance or separation requirements. All streets and driveways can follow the relatively flat 
natural grade.  All streets will have 5 foot curb tight sidewalks on each side.      
 
16.64.020 - Blocks 
 
The design of the 15 lots in Phase 4 complies with the block length requirements. 
 
16.64.030 – Easements 
 
A 12 foot utility and planting easement will be created on the plat on all street frontages.  
Additionally, easements will be provided as needed for all utility service providers. 
 
16.64.040 – Lots 
 
A. Size & Shape: All lot configurations comply with the width to depth ratio requirements.  
B. Minimum Lot Size: All lots meet the minimum lot size requirements.  This application is 

requesting an exception for one lot that exceeds the maximum lot size of 10,000 SF.  This lot 
number 110 is larger to fit the outside corner of the road, align with an existing lot line, and 
provide a minimum of 60 foot of frontage.  This lot does not cause the development to violate 
the overall lot size averages as required in CMC 16.16.030. 

C. Lot Frontage: All lots meet or exceed the minimum lot frontage requirement of 60 feet. 
D. Double Frontage: There are no double frontage lots proposed. 
E. Side Lot Lines: Side lot lines are not all perpendicular to the streets due to the street curvature 

but are not at substantial angles. 
F. Re-subdivision: Re-subdivision will not be permitted for any lot in this development.  A deed 

restriction will be included in the CC&Rs and plat as appropriate to prevent redivision.    
G. Building Lines: There is no need to define any special building lines. 
H. Potentially Hazardous Lots: There are no potentially hazardous conditions that would affect 

this development.  
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I. Flag Lots: There are no flag lots or panhandle lots in this development. 
J. Designation as Infill Lots: There are no lots that meet the requirement for designation as an  

infill lot. 
 
16.64.050 - Parks and Recreation 
 
Per the Development Agreement, park land dedication to satisfy Division XI of the Municipal 
Code was completed as part of Phase 1 and 2 of Northwood Estates.  No additional parkland or 
park SDC fees are required for this phase of development.  
 
16.64.060 - Grading of Building Sites 
 
The topography is relatively flat and only minimal grading will be proposed to better match the 
adjoining property lines. 
 
16.64.080 - Low Impact Development Incentives  
 
Development incentives are not requested as a part of this development. 
 
 
SUMMARY AND CONCLUSIONS 
 
The information submitted with this application and accompanying plans and documents together 
demonstrate that the subdivision follows the standards and criteria listed in the Canby Municipal 
Code.  Upon approval, detailed construction plans will be submitted for approval.  
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TECHNICAL MEMORANDUM 

DATE:  April 6, 2021 

TO:  Brianna Addotta, City of Canby 

FROM:  Kevin Chewuk and Kamilah Buker | DKS Associates 

SUBJECT:  Canby Northwoods Estate Phase 4 Subdivision  

Transportation Study #11010-121 

This memorandum summarizes the transportation impacts associated with the proposed Canby 

Northwoods Estate Phase 4 Subdivision. The proposed development will not result in a significant 

increase of additional trips (i.e., the site is expected to generate 25 or fewer trips during the AM 

and/or PM peak hours and fewer than 400 daily trips), so this analysis is consistent with the City 

Transportation Analysis Letter (TAL) requirements as documented in the project scoping 

memorandum1. 

PROJECT DESCRIPTION 

The proposed project is located on NW 10th Avenue in Canby, Oregon. The 4.45-acre site is 

proposed to be developed into 15 residential lots, consistent with the low density residential (R-1) 

zoning designation. The site plan can be seen in Figure 1. 

 

 

 

 

 

1 Scope of Work – Northwood Estates Phase 4 Subdivision, March 19, 2021.  
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FIGURE 1: SITE PLAN 

 

SITE ACCESS 

Access to the development is proposed via two connections to NW 10th Avenue, which is classified 

as a neighborhood route and is under City Jurisdiction. One of the proposed accesses is directly 

across from the existing N Douglas Street and the second is located approximately 210 feet to the 

west of N Douglas Street. A third access is proposed to connect to the existing intersection of N 

Douglas Street and NW 9th Avenue. The minimum spacing between accesses on a neighborhood 

route is 75 feet.2 The proposed connections to NW 10th Avenue would be approximately 210 feet 

apart and greater than 200 feet east and west of the nearest intersections, complying with the 

spacing standard. 

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 

pavement3.  

2 Canby Transportation System Plan, DKS Associates, December 2010. 
3 AASHTO – Geometric Design of Highways and Streets, 6th edition, 2011. 
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The proposed accesses along NW 10th Avenue would require a minimum of 280 feet of sight 

distance based on an assumed 25-mph design speed. Preliminary sight distance evaluation from 

the accesses indicate that the proposed connections would be expected to provide adequate sight 

distance looking both to the east and west.  

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 

The proposed site plan (shown earlier in Figure 1) shows two connections to NW 10th Avenue. 

These roadways will provide access to single-family unit lots. The proposed roadway will provide 

adequate circulation to the surrounding existing roadway network, and internally within the site.   

The proposed site will provide sidewalks improvements along the frontage of NW 10th Street, and 

all internal streets will include sidewalks on both sides. 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 standards and are adequate for the site.   

TRIP GENERATION 

The amount of new vehicle trips generated by the proposed land use was estimated using the trip 

generation estimates based on ITE Code 210 (Single-Family Detached Housing) using the latest 

version of the ITE Trip Generation Manual (10th Edition). Trip generation estimates for the proposed 

development are provided for daily, morning, and evening peak hours, and are summarized in 

Table 1. The estimated trip generation of the proposed project would not result in an increase in 

site trip generation significant enough to warrant an on off-site impact evaluation.  

TABLE 1: TRIP GENERATION FOR THE PROPOSED PROJECT 

TRIP DISTRIBUTION 

The estimated site generated traffic for the proposed project was distributed and assigned to the 

existing or proposed arterial and collector roadway network during the AM and PM peak hours. A 

summary of the project trips added to intersections is shown in Table 2.  

 

 

LAND USE (SIZE) 

AM PEAK PM PEAK 
DAILY 

TRIPS 
IN OUT TOTAL IN OUT TOTAL 

SINGLE-FAMILY DETACHED 

HOUSING - ITE CODE 210  
3 8 11 9 6 15 142 
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TABLE 2: PROJECT TRIPS 

FINDINGS 

The proposed site is estimated to generate an additional 11 trips in the morning peak period, 15 

trips in the evening peak period and 142 daily trips. The proposed site will provide frontage 

improvements along NW 10th Avenue consistent with the city’s cross-section requirements for 

standard neighborhood routes, and all internal streets will include sidewalks on both sides and be 

constructed according to the city’s local street cross-section requirements. These streets will safely 

accommodate additional vehicle, pedestrian and bicycle trips.  

Access spacing standards are met for the new private access. Preliminary sight distance evaluation 

indicated that adequate sight lines will be provided for the proposed roadway access. However, 

prior to occupancy, sight distance at any existing access points will need to be verified, 

documented, and stamped by a registered professional Civil or Traffic Engineer licensed in the 

State of Oregon. 

If you have any questions, please feel free to call or email. 

INTERSECTION 

MOVEMENT 

NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR 

AM PEAK HOUR 

NW 10TH AVE / N 

BIRCH ST 
0 0 2 1 0 0 0 0 0 5 0 1 

NW 10TH AVE / N 

GRANT ST 
0 0 0 0 0 0 0 1 1 0 0 0 

NW TERRITORIAL 

RD / N HOLLY ST 
0 0 1 0 0 0 0 1 0 0 1 0 

OR 99E / GRANT 

ST 
0 0 0 1 0 1 0 0 0 0 0 0 

OR 99E / IVY ST 0 0 0 0 0 0 0 1 0 0 0 0 

PM PEAK HOUR 

NW 10TH AVE / N 

BIRCH ST 
0 0 5 1 0 0 0 0 0 3 0 1 

NW 10TH AVE / N 

GRANT ST 
2 0 0 0 0 0 0 1 0 0 1 1 

NW TERRITORIAL 

RD / N HOLLY ST 
0 0 1 0 0 0 0 1 0 1 1 0 

OR 99E / GRANT 

ST 
0 1 0 1 0 1 1 0 0 0 0 1 

OR 99E / IVY ST 0 0 0 0 0 0 0 1 0 0 1 0 
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BEFORE THE PLANNING COMMISSION 
OF THE CITY OF CANBY 

 
 
 
A REQUEST FOR SUBDIVISION ) 

)  
) 
) 
 
 

FINDINGS, CONCLUSION & FINAL ORDER 
NORTHWOOD ESTATES PHASE FOUR 
FIFTEEN LOT SUBDIVISION IN R-1 

SUB 21-01 
NORTHWOOD ESTATES PHASE FOUR 

SUBDIVISION 

NATURE OF THE APPLICATION  
The Applicant has sought approval to subdivide a 4.45 acre property into fifteen legal lots that would 
accommodate the future construction of fifteen single family homes. 
 
The Northwood Estates Subdivision was approved by the City of Canby under SUB 05-12 on March 29, 
2006.  As a component of the original subdivision application in 2005 a Master Plan for the entire 31.57-
acre, four-phase development, was approved by the Planning Commission with conditions of approval 
documented in a Development Agreement executed on January 11, 2007 and recorded under fee 
number 2007-007387 Clackamas County Deed Records. The development agreement required an 
application for each phase at the time of development.  This will be the fourth and final phase of the 
development. 
 
HEARINGS 
The Planning Commission considered application SUB 21-01 after the duly noticed hearing on April 26, 
2021 during which the Planning Commission approved Northwood Estates Phase Four Subdivision by 
a vote of __/__. These Findings are entered to document the decision. 
 
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 April 16, 2021 and presented at the April 26, 2021 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 Subdivision application 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. 
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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 Northwood Estates Phase Four Subdivision (City File SUB 21-01) be approved with the Conditions 
of Approval, as amended reflected in the written Order below. 
 
ORDER 
The Planning Commission concludes that, with the following conditions, the application meets the 
requirements for Subdivision approval. Therefore, IT IS ORDERED BY THE PLANNING COMMISSION 
of the City of Canby that Northwood Estates Phase Four Subdivision (City File SUB 21-01) is approved, 
subject to the following conditions: 
 
Conditions of Approval 

Public Improvements:  

1. Prior to the start of any public improvements work, the applicant shall schedule a preconstruction 
conference with the City Of Canby and obtain construction plans sign-off from all applicable reviewing 
agencies. (Canby Planning – SF) 

2. All site development shall comply with all applicable City of Canby Public Works Design Standards, 
except where specifically stated otherwise. (Engineer – PS/Public Works – JN)  

Fees/Assurances:  

3. 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. (Planning – BA)  

4. 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. (Planning - BA)  

5. 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. (Planning - 
BA)   

6. 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. (Planning - BA)  
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City of Canby Public Works Design Standards, dated February 2020. The City Engineer and Public 
Works shall determine compliance with this condition. (Engineer –PS/Public Works JN)  

15. The applicant shall be responsible for the abandonment of any existing on-site domestic or irrigation 
wells in conformance with OAR 690—220-0030. A copy of the Oregon Water Rights Department 
(OWRD) Certificate shall be submitted to the City. The City Engineer and Public Works shall determine 
compliance with this condition (Engineer – BA/Public Works - JN)  

16. The applicant shall be responsible for the abandonment of any existing on-site sewage disposal 
system, 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. The City 
Engineer and Public Works shall determine compliance with this condition. (Engineer – PS/Public 
Works - JN)  

Water & Electric Utility Services  

17. Water services shall be constructed in conformance with Canby Utility’s standards and 
specifications. Canby Utility, in conjunction with the City Engineer shall determine compliance with this 
condition. (City Engineer – PS/Canby Utility - JS)  

18. The applicant shall submit drawings for all project water lines to Canby Utility for review and 
approval. Submittal shall meet the requirements of Canby Utility as well as the State of Oregon’s 
requirements. Canby Utility shall determine compliance with this condition. (Canby Utility – JS)  

19. Canby Utility, in coordination with the applicant will determine the electrical system layout to serve 
the subdivision.  This shall include required street light placement which shall be represented on a utility 
service page of the construction plans for the subdivision by the applicant. Canby Utility shall determine 
compliance with this condition. (Canby Utility – JS)  

20. The applicant shall schedule all water and electric utility construction and inspections at least 15-
days in advance. Contact Canby Utility Operations Field Supervisor at 503-263-4331. 

21. The applicant shall work with DirectLink for coordination of all sleeves and required open trenching 
scheduling for communication facilities. DirectLink shall determine compliance with this condition. 
(Contact DirectLink at 503-266-8242)  

Fire Protection  

22. All fire protection apparatus’s such as fire hydrants placement and location shall be placed in 
accordance with the requirements of the Canby Fire District codes and regulations (Oregon Fire Code 
2019, Chapter 33). Canby Fire District shall determine compliance with all fire regulations. (Canby Fire 
District – ME)  

23. The applicant shall contact the Canby Fire District for review and inspection of placement of all fire 
hydrants, and placement of any and all flammable construction materials on-site, prior to placement of 
said materials. Canby Fire District shall determine compliance with all fire regulations. (Canby Fire 
District – ME)  

24. Building Address shall be marked at the beginning of construction with a lot marker if needed for 
each lot under construction. Canby Fire District shall determine compliance with all fire regulations. 
(Canby Fire District – ME)  
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25. All fire hydrants shall all have Storz quick adapter couplings on the steamer port as required by 
Canby Utility. A Blue reflector will be in the center of the road to indicate the hydrant is in the vicinity. 
Canby Fire District shall determine compliance with all fire regulations. (Canby Fire District – ME)  

26. Landscaping shall be low growing vegetation so as not to block visibility of hydrants, or addressing. 
Canby Fire District shall determine compliance with all fire regulations. (Canby Fire District – ME)  

27. The applicant shall provide a PDF of approved prints for the Canby Fire District Pre-Fire Plan 
program of the development. Canby Fire District shall determine compliance with all fire regulations. 
(Canby Fire District – ME)  

28. All Fire Lanes shall be painted red on curb with – “No Parking Fire Lane” in white - and signage, in 
accordance with the Oregon Fire Code 2019. Fire Lanes will be determined while on site for any access 
issues with Canby Fire and the builder. Canby Fire District shall determine compliance with all fire 
regulations. (Canby Fire District – ME)  

29. Fire access shall always be part of the construction plan for the development. Canby Fire District 
shall determine compliance with all fire regulations. (Canby Fire District – ME)  

Post Office (mailbox locations)  

30. The applicant will provide a mailbox plan for the subdivision before the Final Plat is recorded.  

Final Plat:  

31. All public improvements or submittal of necessary performance security assurances shall be made 
prior to the signing and release of the final plat for filing of record. Canby Planning shall determine 
compliance with this condition. (Canby Planning – BA)  

32. The applicant shall apply for final plat approval at the City, and pay any applicable city fees 
associated with final plat review. Prior to the recordation of the final plat at Clackamas County, the plat 
must be approved by the City. If deemed necessary, the City will distribute the final plat to other 
applicable local service providers for comment prior to signing off on the final plat. Canby Planning shall 
determine compliance with this condition. (Canby Planning – BA) 

33. The final plat shall conform to the necessary information and requirements of CMC 16.68.030, 
16.68.040(B), and 16.68.050. The City Engineer shall verify that these standards are met prior to the 
recordation of the subdivision plat. (Canby Planning – BA/Engineer– PS)  

34. All “as-built plans” of City public improvements installed shall be filed with Canby Public Works 
within sixty (60) days of completion and acceptance of the improvements. (City Engineer – PS/Public 
Works –  JN)  

35. Clackamas County Surveying reviews pending subdivision plat documents for Oregon Revised 
Statutes and county requirements. A subdivision final plat prepared in substantial conformance with the 
approved tentative plat must be submitted to the City for approval within two years of approval of the 
tentative plat, or formally request an extension of up to 6-months with a finding of good cause. Canby 
Planning shall determine compliance with this condition. (Canby Planning – BA)  

36. The applicant shall record the final plat at Clackamas County within 6-months of the date of the 
signature of the Planning Director. Canby Planning shall determine compliance with this condition. 
(Canby Planning – BA)  
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37. 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. Canby Planning shall determine compliance with this condition. (Canby Planning – BA)  

38. The City shall assign addresses for each newly created subdivision lot and distribute those 
addresses to the developer, and other applicable agencies accordingly prior to home permitting. Canby 
Planning shall determine compliance with this condition. (Canby Planning – BA) 

Easements  

39. All public utility easements traversing the newly created residential lots related to water, sewer, 
electric, and gas service shall be noted on the final plat. Canby Planning in conjunction with the City 
Engineer shall determine compliance with this condition. (Canby Planning – BA / City Engineer – PS)  

Residential Building Permit(s):  

40. Construction of all required public improvements and the recordation of the Final Plat shall be 
completed prior to the issuance of building permits and comply with all applicable City Public Works 
Design Standards. The City Engineer and Public Works shall determine compliance with this condition. 
(City Engineer – PS / Public Works – JN/Canby Planning –BA)  

41. The homebuilder shall apply for and submit a City of Canby Site Plan Permit application and 
Clackamas County Building permit for each home, and satisfy the residential design standards of CMC 
16.21. Canby Planning shall determine compliance with this condition. (Canby Planning – BA)  

42. All residential construction shall be in accordance with applicable Public Works Design Standards. 
Public Works shall determine compliance with this condition. (Public Works – JN)  

43. Clackamas County Building Codes division will provide structural, electrical, plumbing, and 
mechanical plan review and inspection services for all new home construction. The applicable county 
building permits are required prior to the construction of a new single-family residence. (Canby 
Planning – BA)  

44. Per the Canby Public Works Design Standards, minimum residential driveway widths at the inside 
edge of the sidewalk shall be 12-feet and the maximum width shall be 24 feet, with an allowed 
exception of 28 feet for a home with 3 or more garages. Canby Planning shall determine compliance 
with this condition. (Canby Planning – BA)  

45. All usual System Development Charges (SDC) shall be collected with each new home permit within 
this development. Canby Planning shall determine compliance with this condition. (Canby Planning – 
BA) 

 

**END OF CONDITIONS** 
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