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SITE AND DESIGN REVIEW APPLICATION – TYPE III–INSTRUCTIONS 

 
 All required application submittals detailed below must also be submitted in electronic format on a CD, flash 
drive or via email.  Required application submittals include the following: 
 

Applicant    City 
  Check        Check 
 

               One (1) copy of this application packet. The City may request further information at any time before 
deeming the application complete. 
 

            Payment of appropriate fees – cash or check only.  Refer to the city’s Master Fee Schedule 
for current fees. Checks should be made out to the City of Canby.   

 
         Please submit one (1) electronic copy of mailing addresses in either an EXCEL SPREADSHEET 
  or WORD DOCUMENT for all property owners and all residents within 500 feet of the subject  
  property. If the address of a property owner is different from the address of a site, an address 
  for each unit on the site must also be included and addressed to “Occupant.” A list of property  
  owners may be obtained from a title insurance company or from the County Assessor’s office. 
 
 

            One (1) copy of a written, narrative statement describing the proposed development and detailing 
how it conforms with the Municipal Code and to the approval criteria, including the applicable 
Design Review Matrix, and availability and adequacy of public facilities and services. Ask staff for 
applicable Municipal Code chapters and approval criteria. 

  Applicable Code Criteria for this application includes: 

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________ 

        Three (3) copies of a Traffic Impact Study (TIS), conducted or reviewed by a traffic engineer that is 
contracted by the City and paid for by the applicant (payment must be received by the City before 
the traffic engineer will conduct or review a traffic impact study. 

 Ask staff to determine if a TIS is required. 
 
                One (1) copy in written format of the minutes of the neighborhood meeting as required by 

Municipal Code 16.89.020 and 16.89.070.  The minutes shall include the date of the meeting and a 
list of attendees. 

      
        One (1) copy in written format of the minutes of the pre-application meeting 
 

          One copy of either the recorded plat or the recorded deeds or land sales contracts that 
demonstrates how and when legal property lines were established and where the boundaries of the 
legal lot(s) of record are located.  If the property is a lot or parcel created by plat, a copy of the 
recorded plat may be obtained from the Clackamas County Surveyor’s office.  If the property is a 
legal lot of record created by recorded deed or land sales contract at a time when it was legal to 
configure property lines by deed or contract, then those recorded deeds may be obtained from the 
Clackamas County Office of the Clerk, or a Title Company can also assist you in researching and 
obtaining deeds. 

 

      If the development is located in a Hazard (“H”) Overlay Zone, submit one (1) copy of an affidavit 
signed by a licensed professional engineer that the proposed development will not result in 
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significant impacts to fish, wildlife and open space resources of the community.  If major site 
grading is proposed, or removal of any trees having trunks greater than six inches in diameter is 
proposed, then submit one (1) copy of a grading plan and/or tree-cutting plan. 

 
Applicant    City 
  Check       Check 

        Two (2) 11” x 17” paper copies of the proposed plans, printed to scale no smaller than 1”=50’.  The 

plans shall include the following information: 

 Vicinity Map.  Vicinity map at a scale of 1"=400' showing the relationship of the project site  

to the existing street or road pattern. 

 Site Plan-the following general information shall be included on the site plan: 

 Date, north arrow, and scale of drawing; 

 Name and address of the developer, engineer, architect, or other individual(s) who 

prepared the site plan; 

 Property lines (legal lot of record boundaries); 

 Location, width, and names of all existing or planned streets, other public ways, and 

easements within or adjacent to the property, and other important features; 

 Location of all jurisdictional wetlands or watercourses on or abutting the property; 

 Finished grading contour lines of site and abutting public ways; 

 Location of all existing structures, and whether or not they are to be retained with the 

proposed development; 

 Layout of all proposed structures, such as buildings, fences, signs, solid waste collection 

containers, mailboxes, exterior storage areas, and exterior mechanical and utility 

equipment; 

 Location of all proposed hardscape, including driveways, parking lots, compact cars and 

handicapped spaces, loading areas, bicycle paths, bicycle parking, sidewalks, and 

pedestrian ways; 

 Callouts to identify dimensions and distances between structures and other significant 

features, including property lines, yards and setbacks, building area, building height, lot 

area, impervious surface area, lot densities and parking areas; 

 Location of vision clearance areas at all proposed driveways and streets. 

 Landscape Plan, with the following general information:  

 Layout and dimensions of all proposed areas of landscaping; 

 Proposed irrigation system; 

 Types, sizes, and location of all plants to be used in the landscaping (can be a “palette” of 

possible plants to be used in specific areas for landscaping); 

 Identification of any non-vegetative ground cover proposed, and dimensions of non-

vegetative landscaped areas; 

 Location and description of all existing trees on-site, and identification of each tree 

proposed for preservation and each tree proposed for removal; 

 Location and description of all existing street trees in the street right-of-way abutting 

the property, and identification of each street tree proposed for preservation and each 

tree proposed for removal. 

 Elevations Plan 

                        The following general information shall be included on the elevations plan: 

 Profile elevations of all buildings and other proposed structures; 

 Profile of proposed screening for garbage containers and exterior storage areas; 

 Profile of proposed fencing. 
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 Sign Plan. 

 Location and profile drawings of all proposed exterior signage. 

 Color and Materials Plan. 

 Colors and materials proposed for all buildings and other significant structures. 

    One (1) copy of a completed landscaping calculation form (see page 5) 
 
   One (1) copy of a completed Design Review Matrix (see page 6) 
 

SITE AND DESIGN REVIEW APPLICATION: LANDSCAPING CALCULATION FORM 
Site Areas 

1.  Building area  - Square footage of building footprints 

2.  Parking/hardscape  - Square footage of all sidewalks, parking, & maneuvering areas 

3.  Landscaped area  - Square footage of all landscaped areas 

4.  Total developed area  - Add lines 1, 2 and 3 

5.  Undeveloped area  - Square footage of any part of the site to be left undeveloped. 

6.  Total site area  - Total square footage of site 

 

Required Site Landscaping (Code 16.49.080)  
7.  Percent of landscaping 
required in Zoning District 

 - Fill in the Appropriate Percentage: R-1, R-1.5, R-2 Zones: 30%;   
C-2, C-M, C-R, M-1, M-2 Zones: 15%;  C-1 Zone: 7.5% 

8. Required minimum square 
footage of landscaping 

 - Multiply line 4 and line 7 

9. Proposed square footage of 
landscaping 

 - Fill in value from line 3 

 

 Required Landscaping within a Parking Lot (Code 16.49.120(4))  
Note: This section and the next apply only to projects with more than 10 parking spaces or 3,500 square feet of 
parking area 

10. Zone  - Fill in the Appropriate Zone and Percentage: 
C-1 Zone: 5%;   
Core Commercial sub-area of the Downtown Canby 
Overlay: 10%, except for parking lots with 10 or more 
spaces and two or more drive aisles: 50 square feet per 
parking space; 
All other zones: 15%. 

11. Percent of required landscaping  

12. Area of parking lot & hardscape  - Fill in area of parking and maneuvering areas plus all 
paved surface within ten (10) feet of those areas. 

13. Number of vehicle parking spaces  - For Core Commercial sub-area in the Downtown Canby 
Overlay only, fill in the total # of parking spaces on-site. 

14. Required square footage of 
landscaping within 10 feet of parking 
lot 

  - Multiply area of parking lot (line 12) by percent of 
required landscaping (line 11) -OR- for the CC sub-area in 
the Downtown Canby Overlay multiply line 13 by 50 
square feet. 

15. Proposed square footage of 
Landscaping within 10 feet of parking 
lot 

 - Calculate the amount of landscaping proposed within 10 
feet of all parking and maneuvering areas. 
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Parking Lot Tree Calculation 

16. Number of parking spaces  - Total number of vehicle parking spaces 

17. Area of parking lot & hardscape  - Area from line 12 

18. Number of parking spaces (line 16) 
divided by 8 

 - Round up to the nearest whole number 

19. Area of parking lot area (line 17) 
divided by 2,800  

 - Round up to the nearest whole number  

20. Number of required trees in parking lot  - Fill in the larger of row 18 and row 19 

21. Number of trees provided within 10 feet 
of parking lot 

 - Fill in the number of proposed trees within 10 feet of 
parking and maneuvering areas. 
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SITE AND DESIGN REVIEW APPLICATION: DESIGN REVIEW MATRIX 
 
Applicants: Please circle the applicable point column to your project and compute the total and percentages at the 
end of the table.   
  

Table 16.49.040 Site Design Review Menu 

As part of Site and Design Review, the following menu shall be used as part of the review. In order to “pass” this table 60% of total 

possible points shall be earned, 10% of the total possible points must be from LID elements 

 

Design Criteria Possible Points 

Parking 0 1 2 3 4 

Screening of parking 

and/or loading facilities 

from public right-of-way 

Not screened 
Partially 

screened 
Fully screened - - 

Parking lot lighting 

provided 
No  Yes - - - 

Parking location (behind 

building is best) 
Front Side Behind - - 

Number of parking 

spaces provided (% of 

minimum required) 

>120% 101-120% 100% - - 

Screening of Storage 

Areas and Utility Boxes 
0 1 2 3 4 

Trash storage is screened 

from view by solid wood 

fence, masonry wall or 

landscaping. 

No Yes - - - 

Trash storage is located 

away from adjacent 

property lines. 

0 - 10 feet from 

adjacent 

property 

11 - 25 feet 

from adjacent 

property 

>25 feet from 

adjacent 

property 

- - 

Utility equipment, 

including rooftop 

equipment, is screened 

from view. 

Not screened 
Partially 

screened 
Fully screened - - 

Access  0 1 2 3 4 

Distance of access to 

nearest intersection. 
≤70 feet 71 - 100 feet >100 feet - - 

Pedestrian walkways 

from public 

street/sidewalks to 

building entrances. 

One entrance 

connected. 
- 

Walkways 

connecting all 

public streets/ 

sidewalks to 

building 

entrances.  

- - 

Pedestrian walkways 

from parking lot to 

building entrance. 

No walkways 

Walkway next 

to building 

only 

Walkways 

connecting all 

parking areas 

to building 

entrances 

 

 
. 
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Tree Retention 0 1 2 3 4 

Design Criteria Possible Points 

Percentage of trees 

retained 
<10% 10-50% 51-75% >75% - 

Replacement of trees 

removed 
<50% ≥50% - - - 

Signs 0 1 2 3 4 

Dimensional size of sign 

(% of maximum 

permitted) 

>75% 50-75% <50% - - 

Similarity of sign color 

to building color 
Not similar 

Somewhat 

similar 
Similar - - 

Pole sign used Yes No - - - 

Building Appearance 0 1 2 3 4 

Style (similar to 

surroundings) 
Not similar 

Somewhat similar (1 or 2 points 

possible depending on level of 

similarity) 

- - 

Color (subdued and 

similar to surroundings 

is better) 

Neither 
Similar or 

subdued 
Both - - 

Material (concrete, wood 

and brick are best) 
Either 1 or 2 points may assigned at the discretion of the Site and Design Review Board 

Size of building (smaller 

is better) 

>20,000 square 

feet 

≤20,000 square 

feet 
- - - 

Provision of public art 

(i.e. murals, statues, 

fountains, decorative 

bike racks, etc.) 

No - - - Yes 

Landscaping 0 1 2 3 4 

Number of non-required 

trees provided 
- 

At least one 

tree per 500 

square feet of 

landscaping. 

- - - 

Amount of grass (less 

grass is better) (% of 

total landscaped area) 

>50% 25-50% <25% - - 

Low Impact 

Development (LID) 
0 1 2 3 4 

Use of pervious paving 

materials (% of total 

paved area) 

<10% - 10-50% 51-75% >75% 

Provision of park or 

open space area 
None - 

Open space 

(Generally not 

for public use) 

- 

Park (public or 

privately owned for 

public use) 
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Total Points Earned: __________________ (42.6 points required for 60%) 
 
Total LID Points Earned: ______________(7.1 required for 10%)  
 
 

Design Criteria Possible Points 

Use of drought tolerant 

species in landscaping 

(% of total plants) 

<25% drought 

tolerant 
- 

25-50% 

drought 

tolerant 

51-75% 

drought 

tolerant 

>75% drought 

tolerant 

Provision of additional 

interior parking lot 

landscaping (% of 

minimum required) 

100% 101-110% 111-120% >120% - 

Provision of an eco-roof 

or rooftop garden (% of 

total roof area) 

<10% - - 10-50% >50% 

Parking integrated 

within building footprint 

(below-grade, structured 

parking, or tuck-under 

parking) (% of total on-

site parking) 

<10% - - 10-50% >50% 

Disconnecting 

downspouts from city 

stormwater facilities 

None 

Some 

downspouts 

disconnected 

All downspouts 

disconnected 
- - 

Shared parking with 

adjacent uses or public 

parking structure (% of 

total required parking 

spaces) 

None <50% ≥50% - - 

Provision of rain 

gardens/bioretention 

areas for stormwater 

runoff (% of total 

landscaped area) 

None - 10-50% 51-75% >75% 

 
Total Possible Points = 71, 60%=42.6 points, 10%=7.1 points 
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SITE AND DESIGN REVIEW – TYPE III: APPLICATION PROCESS 
 
1. Prior to submitting an application, all applicants are encouraged to request a pre-application meeting with the 

City -or- the Planning Director may determine that a pre-application meeting is required prior to submitting an 
application.  To schedule a pre-application meeting, an applicant must submit a completed pre-application 
form and set of preliminary plans to the City Planner, and after receiving the Planner’s initials, must then make 
and take (3) copies of the pre-application materials to the Canby Public Works Department to schedule the pre-
application meeting.  The amount of the fee for a pre-application meeting is based on whether the application 
involves a public hearing or not. 
 

2. Prior to submitting an application, applicants may be required to hold a neighborhood meeting with 
surrounding property owners and any recognized neighborhood association representative, pursuant to the 
procedures described in Canby Municipal Code Section 16.89.070.  In certain situations, the Planning Director 
may waive the neighborhood meeting requirement. 

 
3. At the time an application is submitted to the City, payment of all required application processing fees is 

required.  An application will not be accepted without payment of fees.  City Staff can provide you with 
information concerning application fees. 

 
4. Staff will check the application, making sure that it is complete and all fees are paid.  Copies of the application 

materials are routed to various City/State/County departments, as applicable, for their comments.  The 
application is reviewed for completeness; the City Planner will accept or return the application with a written 
list of omissions within thirty (30) calendar days of the submittal. 

 
5. Staff investigates the application, writes a staff report, issues public notice, notifies surrounding property 

owners, and makes all facts relating to the request available to the Planning Commission and all interested 
parties. 
 

6. Prior to the public hearing, the City will prepare notice materials for posting on the subject property.  Staff will 
post this material at least ten (10) days before the public hearing. 

 
7. The staff report will be available to all interested parties seven (7) days prior to the hearing. 

 
8. The Planning Commission holds a public hearing.  The staff report is presented to the Commission.  Testimony 

is presented by the applicant, proponents and opponents, followed by rebuttal from the applicant. 
 

9. The Commission then issues findings of fact which support approval, modification, or denial of the application.  
A decision may be appealed to the City Council. 

 
10. If an approval or a denial is appealed, City Council holds a public hearing.  The staff report is presented and 

testimony taken, as at the original hearing(s).  Unless the City Council decides to hear the appeal de novo, only 
testimony regarding items already in the record is permitted, and no new information may be entered.  In the 
case of an appeal, the Council may affirm, revise or reverse the action of the Planning Commission in all or in 
part.  The Council may also remand the matter back to the hearing body for further consideration. 

 
11. Prior to construction of the project, a preconstruction meeting is held with the City and all applicable utility 

and service providers. If required, this meeting must be held and approval of Plan set by all agencies, and 
payment of Canby System Development Charge (SDC) and construction excise tax to the City before issuance of 
any building permits for the project(s) by Clackamas County. 
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SITE AND DESIGN REVIEW – TYPE III: REVIEW CRITERIA (Code 16.49.040) 

 
1. The Planning Commission shall, in exercising or performing its powers, duties or functions, determine whether 

there is compliance with the following A through D, and with Criteria 4, 5, and 6 below: 
 

A. The proposed site development, including the site plan, architecture, landscaping and graphic design, is in 
conformance with the standards of this and other applicable City ordinances insofar as the location, height 
and appearance of the proposed development are involved; and 
 

B. The proposed design of the development is compatible with the design of other developments in the same 
general vicinity; and 
 

C. The location, design, size, color and materials of the exterior of all structures and signs are compatible with 
the proposed development and appropriate to the design character of other structures in the same vicinity; 
and 
 

D. The Planning Commission shall, in making its determination of compliance with subsections B and C above, 
use the applicable matrix [pages 8-12] to determine “compatibility”. 
 

2. The Planning Commission shall, in making its determination of compliance with the above requirements, be 
guided by the objectives and standards set forth in this section.  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 development.  If the site and design review plan includes utility facilities or 
public utility facility, then the City Planner shall determine whether those aspects of the proposed plan comply 
with applicable standards. 
 

3. The Planning Commission shall, in making its determination of compliance with the requirements set forth, 
consider the effect of its action on the availability and cost of needed housing. The Planning Commission shall 
not use the requirements of this section to exclude needed housing types.  However, consideration of these 
factors shall not prevent the Planning Commission from imposing conditions of approval necessary to meet the 
requirements of this section. The costs of such conditions shall not unduly increase the cost of housing beyond 
the minimum necessary to achieve the purposes of this ordinance. 

 
4. As part of the site and design review, the property owner may apply for approval to cut trees in addition to 

those allowed in Chapter 12.32, the City Tree Ordinance.  The granting or denial of said application will be 
based on the criteria in Chapter 12.32.  The cutting of trees does not in and of itself constitute change in the 
appearance of the property which would necessitate application for site and design review. 
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Less than 5,000 0
5000 – 25,000 1 
25,000 – 60,000 2 
60,000 and over 3 
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TABLE 16.10.070 
Minimum dimensional Standard for Parking 

 
This table and Figure 16.10.070 provide the minimum dimensional standards for parking areas and spaces. 

 
A = Parking angle in degrees D = Minimum clear aisle width 
B = Minimum stall width E = Minimum clear stall distance at bay side 
C = Minimum stall depth F = Minimum clear bay width 

A B C D E F 
0 (parallel) 8'0" - 12'0" 22'0" 20'0" 

30 8'6" 16'4" 12'0" 17'0" 28'4" 
45 8'6" 18'9" 12'6" 12'0" 31'3" 
60 8'6" 19'10" 18'0" 9'10" 37'10" 
90 8'6" 18'0" 24'0" 8'6" 42'0" 
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Minimum Access Requirements 

 
16.10.070(B)(8): Minimum access requirements for residential uses - ingress and egress for 
residential uses shall not be less than the following (except that in the case of flag lots, section 
16.64.0400) shall apply): 

Dwelling 
units 

Minimum number 
of accesses 

required 

Minimum 
access width Sidewalks & Curbs (in addition to driveways) 

1 or 2 1 12 feet none required 

 
3-19 

 
1 

 
20 feet 

Minimum of one sidewalk connection to residences 
and parking areas; curb required if sidewalk 

adjacent to driveway. 
 
 

20-49 

Option A: 
1 access 

OR 
Option B: 

2 accesses 

 
20 feet 

 
12 feet 

 
Minimum of one sidewalk connection to residences 

and parking areas; curb required if sidewalk 
adjacent to driveway. 

 
50-499 

Option A: 
1 access 

OR 
Option B: 

2 
accesses 

 
30 feet 
 
20 feet 

 
Curbs required; Minimum of one sidewalk connection to 
residences and parking areas 

Over 500 As required by Site and Design 
Review Board As required by Public Works Director 

16.10.070(B)(9): Minimum access requirements for commercial or institutional uses - ingress and 
egress for commercial uses shall not be less than the following: 

Parking 
spaces 
required 

Minimum number 
of accesses 

required 

Minimum 
access width 

 
Sidewalks & curbs (in addition to driveways) 

1-4 1 12 feet None required 
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5-99 1 20 feet Curbs required; sidewalk on one side minimum 

100-249 2 20 feet Curbs required; sidewalk on one side minimum 

 
Over 250 

As required by 
Site and Design 
Review Board 

 
As required by Public Works Director 

 
16.10.070(B)(10): Minimum access requirements for industrial uses - ingress and egress for industrial uses 
shall not be less than the following: 

Parking 
spaces 
required 

Minimum number 
of accesses 

required 

Minimum 
access width 

 
Sidewalks & curbs (in addition to driveways) 

1-250 1 24 feet Curbs required; sidewalks on one side minimum 

Over 250 As required by Public Works Director 
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Street Classification Res. Comm. Ind. 
Arterial: NA (1) 12/36 12/36 
Industrial: NA (1) 12/36 12/36 
Collector: 12/24 (2) 12/36 12/36 
Neighborhood Route: 12/24 (2) 12/36 12/36 
Local: 12/24 (2) 12/36 12/36 
Cul-de-sac: 12/24 (2) 12/36 12/36 
Public Alley 12/24 (2) NA NA 

 

Street Classification Intersection Driveway 

Arterial (2) 330' (1) 330' (1) 
Industrial Streets (2) 100' (1) 100' (1) 
Collector (2) 100' (1) 100' (1) 
Neighborhood Route 50' (1)(3) 10' 
Local (all) 50' (1)(3) 10' 
Cul-de-sac 50' (1)(3) 10' 
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Public Alley 50’ (1)(3)  
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TABLE 16.10.100 BICYCLE PARKING STANDARD 
LAND USE CATEGORY MINIMUM REQUIRED 

BICYCLE PARKING SPACES 
Residential 
Multi-family residential, general 

 
1 space per unit 

Multi-family residential, seniors or with 
physical disabilities 

4, or 1 space per 5 units, whichever is greater 

Institutional 
Schools – Elementary 

 
To be determined through design review 

Schools - Jr. High/Middle School To be determined through design review 
Schools - St. High To be determined through design review 
College To be determined through design review 
Transit Centers/Park & Ride Lots 5% of auto spaces (or 100% of demand, depending on 

accessibility to bicyclists) 
Religious Institutions 1 space per 40 seat capacity 
Hospitals 1 space per 5 beds 
Doctor, Dentist Offices 2, or 1 space per 1000 ft2, whichever is greater 
Libraries, Museums, etc. 2, or 1 space per 1000 ft2, whichever is greater 
Commercial 
Retail Sales 0.33 space per 1000 ft2, whichever is greater 
Auto-oriented Services 2, or 0.33 space per 1000 ft2, whichever is greater 
Groceries/Supermarkets 0.33 space per 1000 ft2 

Offices 2, or I space per 1000 ft2, whichever is greater 
Restaurants 1 space per 1000 ft2 

Drive-in Restaurants 1 space per 1000 ft2 

Shopping Centers 0.33 space per I000 ft2 

Financial Institutions 2, or 0.33 space per 10002 ,whichever is greater 
Theaters, Auditoriums, etc. 1 space per 30 seats 
Downtown Commercial Zone 4 spaces per block 
Industrial 
Industrial Park 2, or .1 space per 1000 ft2, whichever is greater 
Warehouse 2, or .1 space per 1000 ft2, whichever is greater 
Manufacturing, etc. 2, or .15 space per 1000 ft2, whichever is greater 
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CRITERIA Possible Scores 

Parking 
 

Parking areas located to the side or rear of buildings as viewed from public right-
of-way: <50% of parking spaces=0; 50%-75%=1; 75%-100%=2. 

0 1 2 

Increase minimum interior parking lot landscape over the base 15%: 15%- 
18%=0; 18%-22%=1; >22%=2. 

0 1 2 

Increase the base number of trees required by 16.49.120 (all landscape islands must 
contain 1 tree, 1 tree for every 40’ along the required setback): 100%-105% of base 
requirement=0; 105%-110% of base requirement=1;>110%=2; 
(# of trees proposed/# of trees required x100=% of base requirement) 

0 1 2 

Number of parking spaces provided: (% of required minimum): >110%=0; 
110%-105%=1; 105%-100%=2. See Table 16.10.050 for required parking. 

(# of spaces proposed/# of spaces required x100=% of required minimum) 

0 1 2 

Minimum Acceptable Score 4 points Total 4 

Transportation/Circulation 
 

Design private, on-site pedestrian pathways: 6’ painted ways=0; 6’ brick/paver 
ways=1; 6’ brick/paver & raised concrete ways=2 

0 1 2 

Number of pedestrian connections between the street sidewalk and internal circulation 
system: One connection = 0 Two or more connections = 1 

0 1 2 

Minimum Acceptable Score (some provisions may not apply) 2points Total 3 

Landscaping 
 

Trees installed at 3 inch caliper: <25% of trees=0; 25%-50%=1; 50%- 
100%=2. 

0 1 2 

Usable outdoor amenity provided with development (e.g., water features, plazas, 
seating areas, and similar features): no=0; yes=1; yes and for public use =2. 

0 1 2 

Amount of grass (less grass is better) (% of total landscaped area)>50%=0; 25%- 

50%=1; <25%=2 

 
0 

 
1 2 

Minimum Acceptable Score 3 points Total 3 

Building Appearance and Orientation 
 

Building orientation at or near the street: parking or drive separates building from 
street=0; at least 20% of elevation within 5 feet of minimum setback=1; at least 20% 
of elevation is at minimum setback=2. 

0 1 2 
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Building entrances visible from the street: no=0; yes=1. 
 

0 
 

1 
 

Buildings use quality materials: concrete, wood, or wood siding=0; concrete masonry, 
stucco, or similar material=1; brick or stone=2. 

0 
 

1 
 

2 

Articulation and/or detailing to break up large building surfaces and accentuate the 
building entrance(s): no=0; yes=2. 

 
0 

 
2 

 

Minimum Acceptable Score 4 points Total 4 

 

 

Zone 
Ambient 

Illumination 
Representative Locations 

LZ 1 Low Rural areas, low-density urban neighbor- hoods 

and districts, residential historic dist- ricts. This 

zone is intended to be the default for residential 

areas. 

LZ 2 Medium High-density urban neighborhoods, shopping and 

commercial districts, industrial  parks and 

districts. This zone is intended to be the default 

condition for commercial and in- dustrial districts 

in urban areas. 
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Lighting 

Zone 

Fully 

Shielded 

Shielded Partly 

Shielded 

Unshielded 

(Shielding is highly encouraged. 

Light trespass is prohibited.) 
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LZ 1 

2600 

lumens or 

less 

800 

lumens or 

less 

None 

Permitted 

Low voltage landscape lighting and 

temporary holiday lighting. 

 
LZ 2 

7800 

lumens or 

less 

1600 

lumens or 

less 

800 

lumens or 

less 

Landscape and facade lighting 1600 

lumens or less; ornamental lights of 800 

lumens or less. 
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Lighting 

Zone 

Lighting for 

Driveways, Parking 

and Transit 

Lighting for Walkways, 

Plazas and other 

Pedestrian Areas 

All Other 

Lighting 

LZ 1 35.0 18.0 8.0 

LZ 2 37.5 18.0 15.0 
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Street Facility 

Maximum 

spacing** of 

roadways 

Minimum 

spacing** of 

roadways 

Minimum spacing** 

of roadway to 

driveway*** 

Minimum Spacing** 

driveway to 

driveway*** 

Arterial 1,000 feet 660 feet 330 feet 330 feet or combine 

Collector 600 feet 250 feet 100 feet 100 feet or combine 

Neighborhood/Local 600 feet 150 feet 50 feet**** 10 feet 
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Type of Unit Total Persons 
Per Unit 

Single Family Residential 2.7 

Standard Multi-family Unit 2.0 

Manufactured dwelling park 2.0 

Congregate multi-family unit 1.5 
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SCHEDULE OF DRAWINGS

DESCRIPTION PERMIT/APP. NO. SUBMITED RE-SUBMIT APPROVED

PERMITS

Email: erin@ottenla.com

Email: nwsurveying@nwsrvy.com Phone: 503.972.0311

Phone: 503.848.2172 Contact: Erin Holsenbeck

Beaverton, OR 97006 Portland, Oregon 97239

1815 NW 169th Place 3933 SW Kelley Ave.

Northwest Surveying, Inc. Otten Landscape Architects

Site Surveyor: Landscape Architect:
Email: gsaunders@geodesigninc.com

Phone: 503.742.4400 Phone: 503.968.8787

Clackamas County - Building Contact: George Saunders, PE, GE

Wilsonville, OR 97070

Phone: 503.266.7001 9450 SW Commerce Cirle, Ste 300

City of Canby - Planning GeoDesign Inc.

Jurisdiction: Geo Engineer:
Email: ssieber@trammellcrow.com Email: gregb@vlmk.com

Phone: 503.449.3687 Phone: 503.222.4453

Contact: Steve Sieber Contact: Greg Blefgen

Portland, OR  97201 Portland, Oregon 97239

1300 SW 5th Ave – Suite 3050 3933 SW Kelley Ave.

Trammell Crow VLMK Engineering + Design

Owner: Engineer:

 The second phase of development includes a 107,880sf expansion of the warehouse with
accommodations for additional auto parking, loading docks and grade doors.  The plan also
allows for the development to be demised into separate tenant spaces with additional auto
parking planned south of the building should future needs necessitate.

The Canby South development is a speculative warehouse/distribution facility that will include
ancillary office space and large truck courts, suitable to accommodate an e-commerce center
use. The site plan includes an initial phase of development with a 683,240sf warehouse, 637
auto parking spaces, 223 trailer parking spaces, 124 dock doors and 4 grade doors.

PROJECT NARRATIVE

8) N.F.P.A. (NATIONAL FIRE PROTECTION AGENCY)

7) ADA 2010 Standards for Accessible Design

6) ENERGY 2019 Oregon Zero Energy Ready Commercial Code (OZERCC)

5) FIRE 2019 Oregon Fire Code (OFC)

4) PLUMBING 2017 Oregon Plumbing Specialty Code (OPSC)

3) ELECTRICAL 2017 Oregon Electrical Specialty Code (OESC)

2) MECHANICAL 2019 Oregon Mechanical Specialty Code (OMSC)

1) BUILDING 2019 Oregon Structural Specialty Code (OSSC)

CURRENT CODES

OTHER:

FLOODPLAIN: N/A

WETLANDS: N/A

SITE AREA: 47.86 Acres

STREET ADDRESS AND CROSS STREETS: S. Township between S. Sequoia and S. Mulino

TAX ACOUNT/PARCEL NUMBER: 5001504 & 996195

LEGAL DESCRIPTION: 41E03 00103 & 41E03 00100

NEIGHBORHOOD: SEQUOIA INDUSTRIAL PARK

CONSTRUCTION TYPE: III-B

LAND USE ZONE: M-1 (LIGHT INDUSTRIAL) (I O) OVERLAY

JURISDICTION: CITY OF CANBY, OREGON

PLANNING AND ZONING SUMMARY

SUBMITTAL DOCUMENTS FOR DEFERRED SUBMITTAL ITEMS SHALL BE SUBMITTED TO THE ARCHITECT
OR ENGINEER OF RECORD, AFTER REVIEW AND SUBJECT TO BEING IN GENERAL CONFORMANCE WITH
THE CONTRACT DOCUMENTS, THE ENGINEER WILL RETURN THE SUBMITTAL TO THE CONTRACTOR.
THE CONTRACTOR SHALL THEN FORWARD THE SUBMITTAL TO THE BUILDING DEPARTMENT.  THE
DEFERRED SUBMITTAL ITEMS SHALL NOT BE INSTALLED UNTIL THEIR DESIGN AND SUBMITTAL
DOCUMENTS HAVE BEEN APPROVED BY THE BUILDING OFFICIAL.

NOTES:

OPEN WEB STEEL JOISTS AND GIRDERS

FIRE PROTECTION SYSTEMS

LANDSCAPE IRRIGATION

STOREFRONT SYSTEMS

PLUMBING

ELECTRICAL

MECHANICAL

DEFERRED SUBMITAL (BIDDER DESIGN)

Total Fire Area  791,496 sqft

Trash Enclosure  - sqft

Canopies  376 sqft

Total Ground Floor Area  791,120 sqft

Accessory Office  20,000 sqft Office B Business

Warehouse  771,120 sqft Warehouse/Industrial S-1 Moderate-hazard storage

Name  Area Zoning Use Occupancy Classification

USE/OCCUPANCY SUMMARY:

Loading Dock Doors  124 SP 0.18 /Thousand

Trailer Parking Spaces  223 SP 0.33 /Thousand

Total Parking Spaces  745 SP 0.94 /Thousand

Parking Spaces (Phase II)  108 SP 1.00 /Thousand

Parking Spaces (Phase I)  637 SP 0.93 /Thousand (See Calculations This sheet)

Landscaping (Parking Lot)  49,645 sqft 1.14 Acres 17.39% 15% 42,823 sqft 0.98 Acres

Parking Lot Area  285,484 sqft 6.55 Acres 100.00%

Parking Lot Landscaping

Total Impervious (Onsite)  1,673,624 sqft 38.42 Acres 82.11%

Parking/Hardscapes (Total)  882,504 sqft 20.26 Acres 43.30%

Landscaping (Total)  364,548 sqft 8.37 Acres 17.89% 15% 305,726 sqft 7.02 Acres

Total Building Area  791,120 sqft 18.16 Acres 38.82%

Building Roofline (Phase II)  107,880 sqft 2.48 Acres 5.29%

Building Roofline (Phase I)  683,240 sqft 15.69 Acres 33.52%

Development Area  2,038,172 sqft 46.79 Acres 100.00%

Site After Dedication  2,038,172 sqft 46.79 Acres 100.00%

ROW Dedication  46,609 sqft 1.07 Acres

Overall Site  2,084,782 sqft 47.86 Acres

Description Provided Required

AREA SUMMARY:

1 04.19.21 SDR COMPLETENESS

MANUFACTURING: 2, or .15 space per 1000 ft2, whichever is greater

WAREHOUSE: 2, or .1 space per 1000 ft2, whichever is greater

TABLE 16.10.100 OFFICE: 2, or I space per 1000 ft2, whichever is greater

CODE SECTION REQUIRES

791,120 4 97

WAREHOUSE 771,120 0.1 1,000 2 77

OFFICE 20,000 1 1,000 2 20

USE AREA SPACES PER SF MINIMUM TOTAL REQUIRED

BICYCLE PARKING CALCULATIONS

INDUSTRIAL 771,120 25,000  - 60,000 2

USE AREA SF OF FLOOR AREA TOTAL REQUIRED

LOADING BERTHS

TABLE 16.10.050 2.00 spaces per 1,000 gross square feet of office space,
plus 1.00 space per 1,000 gross square feet of non-office
manufacturing space. Minimum of 5 parking spaces
overall.

637

CODE SECTION MINIMUM REQUIREMENT COMPLIANCE

TOTAL 791,120 811

WAREHOUSE/MANUFACTURING 771,120 1 1,000 771

OFFICE 20,000 2 1,000 40

USE AREA SPACES PER SF TOTAL REQUIRED

OFF-STREET PARKING CALCULATIONS_Canby

1

1
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VLMK.COM

3933 S Kelly Avenue
Portland, Oregon 97239
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4/20/2021 2:07:38 PM

CANBY SOUTH

S. TOWNSHIP ROAD
CANBY, OR

G1.0

SITE PLAN

20190045

GJBBWH

JANUARY, 2021

E-COMMERCE
WAREHOUSE

G1.0 1" = 60'-0"

A OVERALL SITE PLAN

1 04.19.21 SDR COMPLETENESS
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3933 S Kelly Avenue
Portland, Oregon 97239
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CANBY SOUTH

S. TOWNSHIP ROAD
CANBY, OR

G2.0

SITE LIGHTING
PLAN

20190045

GJBBWH

JANUARY, 2021

E-COMMERCE
WAREHOUSE

G2.0 1" = 80'-0"

1 PHOTOMETRIC PLAN

LIGHTING CALCULATIONS
Calculation Points Name Average Maximum Minimum Avg/Min Max/Min

OVERALL SITE 1 1.0 fc 13.7 fc 0.0 fc 613473259.8 8755362928.6
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3933 S Kelly Avenue
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CANBY SOUTH

S. TOWNSHIP ROAD
CANBY, OR

G3.1

BUILDING HEIGHT
EXHIBIT

20190045

GJBBWH

JANUARY, 2021

E-COMMERCE
WAREHOUSE

G3.1 1" = 60'-0"

1 NORTH ELEVATION

G3.1 1" = 60'-0"

2 EAST ELEVATION

G3.1 1" = 60'-0"

4 SOUTH ELEVATION

G3.1 1" = 60'-0"

3 WEST ELEVATION

NOTES:
1. SEE SITE GRADING PLAN FOR SITE ELEVATION 

CONTOUR INFORMATION
2. SEE LANDSCAPE PLAN FOR PLANTING INFORMATION. 

LANDSCAPING SHOWNIN ELEVATIONS IS FOR 
REPRESENTATION ONLY.
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S. MULINO ROAD

SEQUOIA PUBLIC
IMPROVEMENTS:
SIDEWALK, STREET TREES

TOWNSHIP PUBLIC IMPROVEMENTS:
HALF-STREET PAVEMENT, CURB+GUTTER,
SIDEWALK, WATER MAIN EXTENSION, 4x
CURB INLETS, 4x SEDIMENTATION
MANHOLES, 4x DRYWELLS, 4X FIRE
HYDRANTS, STREET TREES, STREET
LIGHTING

MULINO PUBLIC IMPROVEMENTS:
HALF-STREET PAVEMENT, CURB+GUTTER, SIDEWALK,
5x CURB INLETS, 5x SEDIMENTATION MANHOLES, 5x
DRYWELLS, STREET TREES, STREET LIGHTING ASPHALT TAPER
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CANBY SOUTH

TOWNSHIP ROAD &
MULINO ROAD

CANBY, OREGON

NOT FOR CONSTRUCTION

20190045AS NOTED

JANUARY 2021

# DESCRIPTIONDATE

VLMK.COM

3933 S Kelly Avenue
Portland, Oregon 97239

503.222.4453

FIRE DEPARTMENT CONNECTION (FDC)
GATE VALVE

CHECK VALVE

UTILITY POLE

LIGHT POLE

TRANSFORMER

WALL MOUNTED LIGHT

VALVE BOX COVER

TRANSFORMER AND PAD
UTILITY VAULT

FIRE HYDRANT (FH)

MANHOLE (MH)
CATCH BASIN (CB) -OR- AREA DRAIN (AD)

METER

NEW.EXISTING
GENERAL SYMBOLS

POST INDICATOR VALVE

CLEAN OUT (CO)C.O.C.O.
PROVIDE STAKE.

NEW CONTOUR LINE

EXISTING CONTOUR LINE
144

EXISTING SPOT ELEVATION

NEW SPOT ELEVATION

140

GRADING SYMBOLS

142.84
EG
143.40
FG

ABBREVIATIONS

CB CATCH BASIN
MH MANHOLE
BC BOTTOM OF CURB
TC TOP OF CURB

B.M. BENCH MARK
EL ELEVATION

ASPHALT CONCRETEAC
AREA DRAINAD
HIGH POINTH.P.

T.O.W. TOP OF WALL
GB GRADE BREAK

EXTG EXISTING
CURB EXPOSURECE
STORMFILTERSF

TYP. TYPICAL
CONC CONCRETE

FG FINISHED GRADE
EG EXISTING GRADE

T.O.E. TOE OF WALL

CONTRACTOR SHALL PROVIDE A TOPOGRAPHIC AS-BUILT
SURVEY TO INCLUDE ALL INFILTRATION PONDS AT FINISH
GRADE, AND ALL UTILITY RIMS, AND ALL CATCH BASIN/FIELD
INLET INVERT ELEVATIONS ON THE SITE.

AS-BUILT NOTE:
100 0 100 200 300

1" = 100'

E

S

W

SITE GRADING PLAN

1. PRIOR TO ANY CONSTRUCTION, CONTRACTOR SHALL VERIFY EXISTING UTILITIES AND TOPOGRAPHY
ARE AS SHOWN ON PLANS. WHEN ACTUAL CONDITIONS DIFFER FROM THOSE SHOWN ON THE PLANS,
THE CONTRACTOR SHALL NOTIFY THE ENGINEER PRIOR TO PROCEEDING WITH CONSTRUCTION.

2. CONTRACTOR TO LEAVE ALL AREAS OF PROJECT FREE OF DEBRIS AND UNUSED CONSTRUCTION
MATERIAL.

3. CONTRACTOR SHALL PROVIDE ALL MATERIALS, EQUIPMENT, SURVEYING, TESTING, PERSONNEL,
TRAFFIC SAFETY CONTROL AND AS-BUILTS FOR ALL PHASES OF CONSTRUCTION.

4. CONTRACTOR SHALL COORDINATE PUBLIC IMPROVEMENTS AND INSPECTIONS WITH THE CITY OF
CANBY AND CLACKAMAS COUNTY.

5. PROPERTY LINE BEARINGS AND DISTANCES AS WELL AS SITE AREA CALCULATIONS ARE PROVIDED
FOR ZONING AND PERMIT REVIEW ONLY.  REAL PROPERTY LEGAL DESCRIPTIONS AND AREA
CALCULATIONS ARE TO BE PROVIDED BY A REGISTERED PROFESSIONAL SURVEYOR.

6. PROPERTY CORNER SURVEY MONUMENTS, WHICH ARE IN DANGER OF BEING  DISTURBED OR
DESTROYED BY THE WORK OF THIS PROJECT, SHALL BE TIED-OUT BY A REGISTERED PROFESSIONAL
SURVEYOR PRIOR TO THE BEGINNING OF ANY CONSTRUCTION, AND SHALL BE RE-SET IN
ACCORDANCE WITH STATE LAW,  IMMEDIATELY FOLLOWING THE COMPLETION OF ALL CONSTRUCTION.

1. ATTENTION EXCAVATORS:  OREGON LAW REQUIRES YOU TO FOLLOW RULES ADOPTED BY THE
OREGON UTILITY NOTIFICATION CENTER.  THOSE RULES ARE SET FORTH IN OAR 952-001-0010
THROUGH OAR 952-001-0090. YOU MAY OBTAIN COPIES OF THESE RULES FROM THE CENTER BY
CALLING 811 OR 1-800-332-2344. IF YOU HAVE ANY QUESTIONS ABOUT THE RULES, YOU MAY CONTACT
THE CALL CENTER.  YOU MUST NOTIFY THE CENTER AT LEAST 2 BUSINESS DAYS, BUT NOT MORE THAN
10 BUSINESS DAYS, BEFORE COMMENCING AN EXCAVATION.  CALL 811 OR 1-800-332-2344.

2. ALL NEW CONTOURS SHOWN ARE FINISH GRADES, UNLESS OTHERWISE NOTED.
3. ORGANIC AND UNDESIRABLE MATERIAL SHALL BE REMOVED FROM THE CONSTRUCTION AREA AS

DIRECTED BY THE ENGINEER.
4. ALL DISTURBED AREAS NOT LANDSCAPED ARE TO BE HYDROSEEDED OR BEDDED IN STRAW TO

PREVENT EROSION.  SEE EROSION CONTROL PLAN, C3 SHEET SERIES.
5. ALL FILL AREAS SHALL BE STRIPPED OF ORGANIC MATERIAL.  FILL SHALL BE PLACED AND COMPACTED

IN ACCORDANCE WITH THE GEOTECHNICAL REPORT.  COMPACTION TESTS MAY BE REQUIRED BY THE
CITY OR THE ENGINEER OF RECORD, IF POOR COMPACTION EFFORTS ARE OBSERVED DURING
CONSTRUCTION. COMPACTION REPORTS FROM A REPUTABLE TESTING LAB WILL BE SUPPLIED TO THE
ENGINEER.

GENERAL NOTES

GRADING NOTES

144 NEW CONTOUR LINE IN
ROW (SEPARATE PERMIT)

ASPHALT CONCRETE PAVING
SEE SITE PLAN, G1.0

SURVEY INFORMATION FROM BOUNDARY & TOPOGRAPHIC SURVEY
FROM TOPOGRAPHIC SURVEY OF LOT 100 AND 103. LOCATED IN NE 1/4
SEC. 3, T.4S., R.1E., W.M, CITY OF CANBY, CLACKAMAS COUNTY,
OREGON. PROVIDED BY: NORTHWEST SURVEYING INC.(ADDRESS: 1815
NW 169TH PL. BEAVERTON, OR 97006, PHONE: 503-848-2179)

BENCHMARK:
THE HORIZONTAL BASIS OF BEARINGS IS THE OREGON STATE PLANE
COORDINATE SYSTEM (NORTH ZONE) NAD 83/91. ELEVATIONS ARE GPS
DERIVED ON THE NAVD 1988 VERTICAL DATUM

C1.0

SITE GRADING PLAN
JAB BMD
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SEQUOIA PARKWAY

S. MULINO ROAD

S. TO
W

N
SH
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O

AD

63x MC4500 STORMTECH CHAMBERS
17x STORMFILTERS IN 8'x14' VAULT

20x STORMFILTERS IN 8'x14' VAULT
72x MC4500 STORMTECH CHAMBERS

PRIVATE FIRE HYDRANT (16x PLACES, 300' MAX SPACING)

CONNECT TO EXISTING SANITARY STUB (8" IE=160.90)

SANITARY PUMP STATION (20' LIFT)

PRETREATMENT SEDIMENTATION MANHOLE

PRETREATMENT SEDIMENTATION MANHOLE

18x STORMFILTERS IN 96" MANHOLE

28x MC4500 STORMTECH CHAMBERS

SANITARY POINT OF CONNECTION

DOMESTIC WATER, FDC POINTS OF CONNECTION

FIRE VAULT, DOMESTIC
WATER METER,
BACKFLOW ASSEMBLY,
AND FDC

SEQUOIA PUBLIC
IMPROVEMENTS:
SIDEWALK, STREET TREES

TOWNSHIP PUBLIC IMPROVEMENTS:
HALF-STREET PAVEMENT, CURB+GUTTER,
SIDEWALK, WATER MAIN EXTENSION, 4x
CURB INLETS, 4x SEDIMENTATION
MANHOLES, 4x DRYWELLS, 4X FIRE
HYDRANTS, STREET TREES, STREET
LIGHTING

MULINO PUBLIC IMPROVEMENTS:
HALF-STREET PAVEMENT, CURB+GUTTER, SIDEWALK,
5x CURB INLETS, 5x SEDIMENTATION MANHOLES, 5x
DRYWELLS, STREET TREES, STREET LIGHTING

PRETREATMENT SEDIMENTATION MANHOLE

CONNECT TO EXISTING WATER SERVICE,
REMOVE BLOW-OFF ASSEMBLY.

CONNECT TO EXISTING
WATER SERVICE, REMOVE

BLOW-OFF ASSEMBLY.
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CANBY SOUTH

TOWNSHIP ROAD &
MULINO ROAD

CANBY, OREGON

NOT FOR CONSTRUCTION

20190045AS NOTED

JANUARY 2021

# DESCRIPTIONDATE

VLMK.COM

3933 S Kelly Avenue
Portland, Oregon 97239

503.222.4453

FIRE DEPARTMENT CONNECTION (FDC)
GATE VALVE

CHECK VALVE

UTILITY POLE

LIGHT POLE

TRANSFORMER

WALL MOUNTED LIGHT

VALVE BOX COVER

TRANSFORMER AND PAD
UTILITY VAULT

FIRE HYDRANT (FH)

MANHOLE (MH)
CATCH BASIN (CB) -OR- AREA DRAIN (AD)

METER

NEW.EXISTING
GENERAL SYMBOLS

POST INDICATOR VALVE

CLEAN OUT (CO)C.O.C.O.

SURVEY INFORMATION FROM BOUNDARY & TOPOGRAPHIC SURVEY
FROM TOPOGRAPHIC SURVEY OF LOT 100 AND 103. LOCATED IN NE 1/4
SEC. 3, T.4S., R.1E., W.M, CITY OF CANBY, CLACKAMAS COUNTY,
OREGON. PROVIDED BY: NORTHWEST SURVEYING INC.(ADDRESS: 1815
NW 169TH PL. BEAVERTON, OR 97006, PHONE: 503-848-2179)

BENCHMARK:
THE HORIZONTAL BASIS OF BEARINGS IS THE OREGON STATE PLANE
COORDINATE SYSTEM (NORTH ZONE) NAD 83/91. ELEVATIONS ARE GPS
DERIVED ON THE NAVD 1988 VERTICAL DATUM

CONTRACTOR SHALL PROVIDE A TOPOGRAPHIC AS-BUILT
SURVEY TO INCLUDE ALL INFILTRATION PONDS AT FINISH
GRADE, AND ALL UTILITY RIMS, AND ALL CATCH BASIN/FIELD
INLET INVERT ELEVATIONS ON THE SITE.

AS-BUILT NOTE:
100 0 100 200 300

1" = 100'

E

S

W

SITE UTILITY PLAN

C2.0

SITE UTILITY PLAN
JAB BMD
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GENERAL NOTES: 1. Contractor is to verify all plant quantities. 2. Adjust plantings in the field as necessary. 3. Project is to be irrigated by an automatic, underground system, which will provide full coverage for all plant material. System is to be design/ build by Landscape Contractor. Guarantee system for a minimum one year. Show drip systems as alternate bid only. 4. All plants are to be fully foliaged, well branched and true to form. 5. Contractor is to notify Landscape Architect or Owner's Representative of any site changes or unforeseen conditions that may be detrimental to plant health, or cause future problems to any structural elements of the project. 6. Contractor shall notify the Landscape Architect if specified materials or methods are not consistent with local climate and/or practices.
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OUTLINE SPECIFICATIONS PLANTING AND SEEDING: GENERAL:  All plants shall conform to all applicable standards of the latest edition of the "American Association of Nurserymen Standards", A.N.S.I. Z60.1 - 1973. Meet or exceed the   All plants shall conform to all applicable standards of the latest edition of the "American Association of Nurserymen Standards", A.N.S.I. Z60.1 - 1973. Meet or exceed the regulations and laws of Federal, State, and County regulations, regarding the inspection of plant materials, certified as free from hazardous insects, disease, and noxious weeds, and certified fit for sale in Oregon. The apparent silence of the Specifications and Plans as to any detail, or the apparent omission from them of a detailed description concerning any point, shall be regarded as meaning that only the best general practice is to prevail and that only material and workmanship of first quality are to be used.  All interpretations of these Specifications shall be made upon the basis best general practice is to prevail and that only material and workmanship of first quality are to be used.  All interpretations of these Specifications shall be made upon the basis  is to prevail and that only material and workmanship of first quality are to be used.  All interpretations of these Specifications shall be made upon the basis only material and workmanship of first quality are to be used.  All interpretations of these Specifications shall be made upon the basis .  All interpretations of these Specifications shall be made upon the basis above stated. Landscape contractor shall perform a site visit prior to bidding to view existing conditions.  PERFORMANCE QUALITY ASSURANCE: Use adequate numbers of skilled workmen who are thoroughly trained and experienced in the necessary horticultural practices and who are completely  Use adequate numbers of skilled workmen who are thoroughly trained and experienced in the necessary horticultural practices and who are completely familiar with the specified requirements and methods needed for the proper performance of the work of this section. NOTIFICATION:  Give Landscape Architect minimum of 2 days advance notice of times for inspections.  Inspections at growing site does not preclude Landscape Architect's right of rejection of Give Landscape Architect minimum of 2 days advance notice of times for inspections.  Inspections at growing site does not preclude Landscape Architect's right of rejection of deficient materials at project site.   Each plant failing to meet the above mentioned "Standards" or otherwise failing to meet the specified requirements as set forth shall be rejected and removed immediately from the premises by the Contractor and at his expense, and replaced with satisfactory plants or trees conforming to the specified requirements. SUBSTITUTIONS: Only as approved by the Landscape Architect or the Owner's Representative.  Only as approved by the Landscape Architect or the Owner's Representative.  GUARANTEE AND REPLACEMENT: All plant material shall be guaranteed from final acceptance for one full growing season or one year, whichever is longer.  During this period the Contractor  All plant material shall be guaranteed from final acceptance for one full growing season or one year, whichever is longer.  During this period the Contractor shall replace any plant material that is not in good condition and producing new growth (except that material damaged by severe weather conditions, due to Owner's negligence, normally unforeseen peculiarities of the planting site, or lost due to vandalism). Guarantee to replace, at no cost to Owner, unacceptable plant materials with plants of same variety, age, size and quality as plant originally specified.   Conditions of guarantee on replacement plant shall be same as for original plant. Landscape Contractor shall keep on site for Owner's Representative's inspection, all receipts for soil amendment and topsoil deliveries. PROTECTION:  Protect existing roads, sidewalks, and curbs, landscaping, and other features remaining as final work.  Verify location of underground utilities prior to doing work.  Repair and  Protect existing roads, sidewalks, and curbs, landscaping, and other features remaining as final work.  Verify location of underground utilities prior to doing work.  Repair and make good any damage to service lines, existing features, etc. caused by landscaping installation.  PLANT QUALITY ASSURANCE: Deliver direct from nursery.  Maintain and protect roots of plant material from drying or other possible injury. Store plants in shade and protect them from Deliver direct from nursery.  Maintain and protect roots of plant material from drying or other possible injury. Store plants in shade and protect them from weather immediately upon delivery, if not to be planted within four hours.   Nursery stock shall be healthy, well branched and rooted, formed true to variety and species, full foliaged, free of disease, injury, defects, insects, weeds, and weed roots.  Trees shall have straight trunks, symmetrical tips, and have an intact single leader.  Any trees with double leaders will be rejected upon inspection.  All Plants: True to name, with one of each bundle or lot tagged with the common and botanical name and size of the plants in accordance with standards of practice of the American Association of Nurserymen, and shall conform to the Standardized Plant Names, 1942 Edition. , 1942 Edition. Container grown stock: Small container-grown plants, furnished in removable containers, shall be well rooted to ensure healthy growth.  Grow container plants in containers a minimum of one Grow container plants in containers a minimum of one one year prior to delivery, with roots filling container but not root bound.   Bare root stock: Roots well-branched and fibrous.  Balled and burlapped (B&B): Ball shall be of natural size to ensure  prior to delivery, with roots filling container but not root bound.   Bare root stock: Roots well-branched and fibrous.  Balled and burlapped (B&B): Ball shall be of natural size to ensure healthy growth. Ball shall be firm and the burlap sound.  No loose or made ball will be acceptable. TOPSOIL AND FINAL GRADES: Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in lawn areas. Landscape Contractor is to verify with the General Contractor if  Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in lawn areas. Landscape Contractor is to verify with the General Contractor if Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in lawn areas. Landscape Contractor is to verify with the General Contractor if  Landscape Contractor is to verify with the General Contractor if the on-site topsoil is or is not conducive to proper plant growth. The topsoil shall be a sandy loam, free of all weeds and debris inimical to lawn or plant growth. Furnish soil analysis by a qualified soil testing laboratory stating percentages of organic matter; gradation of sand, silt and clay content; cation exchange capacity; deleterious material; pH; and plant nutrient content of the topsoil.  Report suitablility of topsoil for plant growth and recommended quantities of nitrogen, phosphorus and potash nutrients and soil amendments (including compost) to be added to produce satisfactory topsoil. If stockpiled topsoil on site is not conducive to proper plant growth, the Landscape Contractor shall import the required amount.   Landscaping shall include finished grades and even distribution of topsoil to meet planting requirements.  Grades and slopes shall be as indicated. Planting bed grades shall be approximately 3" below adjacent walks, paving, finished grade lines, etc., to allow for bark application. Finish grading shall remove all depressions or low areas to provide positive drainage throughout the area. 
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PLANTING SPECIFICATIONS: HERBICIDES: Prior to soil preparation, all areas showing any undesirable weed or grass growth shall be treated with Round-up in strict accordance with the manufacturer's instructions.  Prior to soil preparation, all areas showing any undesirable weed or grass growth shall be treated with Round-up in strict accordance with the manufacturer's instructions. SOIL PREPARATION:  Work all areas by rototilling to a minimum depth of 8".  Remove all stones (over 1 " size), sticks, mortar, large clumps of vegetation, roots, debris, or extraneous   Work all areas by rototilling to a minimum depth of 8".  Remove all stones (over 1 " size), sticks, mortar, large clumps of vegetation, roots, debris, or extraneous 12" size), sticks, mortar, large clumps of vegetation, roots, debris, or extraneous matter turned up in working.  Soil shall be of a homogeneous fine texture.  Level, smooth and lightly compact area to plus or minus .10 of required grades. In groundcover areas add 2" of compost (or as approved) and till in to the top 6" of soil. PLANTING HOLE:  Lay out all plant locations and excavate all soils from planting holes to 2 1/2 times the root ball or root system width.  Loosen soil inside bottom of plant hole.  Dispose   Lay out all plant locations and excavate all soils from planting holes to 2 1/2 times the root ball or root system width.  Loosen soil inside bottom of plant hole.  Dispose of any "subsoil" or debris from excavation.  Check drainage of planting hole with water, and adjust any area showing drainage problems. SOIL MIX: Prepare soil mix in each planting hole by mixing:  Prepare soil mix in each planting hole by mixing: 2 part native topsoil (no subsoil) 1 part compost (as approved)  Thoroughly mix in planting hole and add fertilizers at the following rates: Small shrubs  -  1/8 lb./ plant Shrubs  -  1/3 to 1/2 lb./ plant  Trees  -  1/3 to 1 lb./ plant FERTILIZER:  For trees and shrubs use Commercial Fertilizer "A" Inorganic (5-4-3) with micro-nutrients and 50% slow releasing nitrogen. For initial application in fine seed lawn areas use   For trees and shrubs use Commercial Fertilizer "A" Inorganic (5-4-3) with micro-nutrients and 50% slow releasing nitrogen. For initial application in fine seed lawn areas use Commercial Fertilizer "B" (8-16-8) with micro-nutrients and 50% slow-releasing nitrogen.  For lawn maintenance use Commercial Fertilizer "C" (22-16-8) with micro-nutrients and 50% slow-releasing nitrogen.  DO NOT apply fertilizer to Water Quality Swale. DO NOT apply fertilizer to Water Quality Swale.  apply fertilizer to Water Quality Swale. PLANTING TREES AND SHRUBS: Plant upright and face to give best appearance or relationship to adjacent plants and structures. Place 6" minimum, lightly compacted layer of prepared Plant upright and face to give best appearance or relationship to adjacent plants and structures. Place 6" minimum, lightly compacted layer of prepared planting soil under root system.  Loosen and remove twine binding and burlap from top 1/2 of root balls.  Cut off cleanly all broken or frayed roots, and spread roots out.  Stagger Plants in rows.  Backfill planting hole with soil mix while working each layer to eliminate voids. When approximately 2/3 full, water thoroughly, then allow water to soak away.  Place remaining backfill and dish surface around plant to hold water.  Final grade should keep root ball slightly above surrounding grade, not to exceed 1".  Water again until no more water is absorbed.  Initial watering by irrigation system is not allowed. STAKING OF TREES: Stake or guy all trees.  Stakes shall be 2" X 2" (nom.) quality tree stakes with point.  They shall be of Douglas Fir, clear and sturdy. Stake to be minimum 2/3 the  Stake or guy all trees.  Stakes shall be 2" X 2" (nom.) quality tree stakes with point.  They shall be of Douglas Fir, clear and sturdy. Stake to be minimum 2/3 the height of the tree, not to exceed 8'-0".  Drive stake firmly  1'-6"  below the planting hole.  Tree ties for deciduous trees shall be "Chainlock" (or better).  For Evergreen trees use "Gro-Strait" Tree Ties (or a reinforced rubber hose and guy wires) with guy wires of a minimum 2 strand twisted 12 ga. wire.  Staking and guying shall be loose enough to allow movement of tree while holding tree upright. MULCHING OF PLANTINGS: Mulch planting areas with dark, aged, medium grind fir or hemlock bark (aged at least 6 months) to a depth of 2" in ground cover areas and 2 " in shrub beds. Mulch planting areas with dark, aged, medium grind fir or hemlock bark (aged at least 6 months) to a depth of 2" in ground cover areas and 2 " in shrub beds. 12" in shrub beds. Apply evenly, not higher than grade of plant as it came from the nursery, and rake to a smooth finish.  Water thoroughly, then hose down planting area with fine spray to wash leaves of plants. FINE LAWN AREAS:   In fine lawn area apply Commercial Fertilizer Mix "B" at 4.5 lbs. Per 1,000 sq.ft. and rake into soil surface.  Establish an even, fine textured seedbed meeting grades,    In fine lawn area apply Commercial Fertilizer Mix "B" at 4.5 lbs. Per 1,000 sq.ft. and rake into soil surface.  Establish an even, fine textured seedbed meeting grades, In fine lawn area apply Commercial Fertilizer Mix "B" at 4.5 lbs. Per 1,000 sq.ft. and rake into soil surface.  Establish an even, fine textured seedbed meeting grades, surfaces and texture.   Sow seed with a mechanical spreader at the uniform rates as noted below.  Rake seed lightly to provide cover. ROUGH SEED AREA:   In rough seeded area, establish an evenly graded seedbed.  Sow seed with a mechanical spreader at the uniform rates as noted below.  Rake seed lightly to provide    In rough seeded area, establish an evenly graded seedbed.  Sow seed with a mechanical spreader at the uniform rates as noted below.  Rake seed lightly to provide cover.  SEED:  Bluetag grass seed conforming to applicable State laws.  No noxious weed seeds.  Submit Guaranteed analysis.   Bluetag grass seed conforming to applicable State laws.  No noxious weed seeds.  Submit Guaranteed analysis. Fine Lawn Seed Mix:  To contain 50% Top Hat Perennial Ryegrass, 30% Derby Supreme Ryegrass, 20% Longfellow Chewings Fescue (Hobbs and Hopkins Pro-Time 303 Lawn Mix or as   To contain 50% Top Hat Perennial Ryegrass, 30% Derby Supreme Ryegrass, 20% Longfellow Chewings Fescue (Hobbs and Hopkins Pro-Time 303 Lawn Mix or as To contain 50% Top Hat Perennial Ryegrass, 30% Derby Supreme Ryegrass, 20% Longfellow Chewings Fescue (Hobbs and Hopkins Pro-Time 303 Lawn Mix or as approved)  Sow Seed at 5 lbs. / 1000 sq. ft. Rough Seed Mix:  To Contain: 60% Perennial Ryegrass, 15% Eureka Hard Fescue, and 20% Herbaceous Plants and Clover (Hobbs and Hopkins Pro-Time 705 PDX, or approved equal).  Sow at   To Contain: 60% Perennial Ryegrass, 15% Eureka Hard Fescue, and 20% Herbaceous Plants and Clover (Hobbs and Hopkins Pro-Time 705 PDX, or approved equal).  Sow at 2 lbs. Per 1,000 sq.ft.  MAINTENANCE OF SEEDED AREAS: Fine Lawn Areas:  The lawn areas shall be maintained by watering, mowing, reseeding, and weeding for a minimum of 60 days after seeding.  After 30 days, or after the second mowing, The lawn areas shall be maintained by watering, mowing, reseeding, and weeding for a minimum of 60 days after seeding.  After 30 days, or after the second mowing, apply Commercial Fertilizer Mix "C" at 5 lbs. per 1,000 sq. ft.  Mow and keep at 1½" to 2" in  height.   Remove clippings and dispose of off site. GENERAL MAINTENANCE:  Protect and maintain work described in these specifications against all defects of materials and workmanship, through final acceptance.  Replace plants not in   Protect and maintain work described in these specifications against all defects of materials and workmanship, through final acceptance.  Replace plants not in normal healthy condition at the end of this period.  Water, weed, cultivate, mulch, reset plants to proper grade or upright position, remove dead wood and do necessary standard maintenance operations. Irrigate when necessary to avoid drying out of plant materials, and to promote healthy growth. CLEAN-UP:  At completion of each division of work all extra material, supplies, equipment, etc., shall be removed from the site.  All walks, paving, or other surfaces shall be swept clean,   At completion of each division of work all extra material, supplies, equipment, etc., shall be removed from the site.  All walks, paving, or other surfaces shall be swept clean, mulch areas shall have debris removed and any soil cleared from surface.  All areas of the project shall be kept clean, orderly and complete.
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1/22/2021 3:24:35 PM

CANBY SOUTH

E-COMMERCE WAREHOUSE

LOOKING SOUTH FROM S. TOWNSHIP AT S. SEQUOIA 

LOOKING NORTHWEST FROM S. MULINO

LOOKING NORTHEAST FROM RAILROAD OVERPASS ON S. SEQUOIA

LOOKING WEST FROM S. TOWNSHIP AT S. MULINO
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Pre-Application Conference 
 
Pre-Application Conference Notes – PRA 20-09, Canby South – November 19, 2020 (via Zoom) 
Prepared by Ryan Potter, AICP, Senior Planner 

This document is for preliminary use only and is not a contractual document. 
 
PARTICIPANTS 
City of Canby: 

 Jerry Nelzen, Interim Public Works Director; nelzenj@canbyoregon.gov  
 Jamie Stickel, Economic Development Director; StickelJ@canbyoregon.gov  
 Hassan Ibrahim, PE, Consulting Engineer, Curran-McLeod; hai@curran-mcleod.com  
 Ryan Potter, AICP, Senior Planner; PotterR@canbyoregon.gov  
 Erik Forsell, Associate Planner; ForsellE@canbyoregon.gov  
 Brianna Addotta, Associate Planner; AddottaB@canbyoregon.gov  

 
Other Speaking Participants: 

 Steve Sieber, Trammell Crow ; SSieber@trammellcrow.com  
 Greg Blefgen, PE, SE, Principal, VLMK Engineering + Design; gregb@vlmk.com 
 Jennifer Kimura, Associate, VLMK Engineering + Design; jenniferk@vlmk.com  
 Doug Erkson, Operations Manager, Canby Utility; Derkson@canbyutility.org  
 Darrell Hammond, NW Natural Gas, d5h@nwnatural.com  

 
DISCUSSION 
Steve Sieber, Trammell Crow 

 Steve provided an introduction to the project from Trammell Crow. They are currently talking to 
three potential users (tenants) that would take up over half of the potential development. 

 There is a strong need for this type of development in the region. 
 The project team is looking to better understand the constraints to developing the site. 
 The current site plan uses one of the building footprints provided by one of their potential users, 

but there is not a final established group of prospective tenants at this time. 
 Greg and Jennifer from VLMK are anticipated to submit in December/January for design review.  

 
Hassan Ibrahim, Curran-McLeod 

 The City has done a lot of work with VLMK, so they are largely familiar with the City’s standards 
and requirements for the industrial park. 

 On Township Road and Mulino Road, we need half-street improvements to make the street 
ROW 37 feet. He believes we have 20 feet on Township and need 17 feet dedicated. On Mulino 
he believes there is 30 feet and we need 7 feet dedicated (but don’t quote him on those 
numbers). The ultimate half-street ROW needs to be 37 feet. There will need to be half-street 
improvements on both streets. The curb line will be 25 feet from the centerline of the ROW. 
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 There will need to be half-street improvements on Sequoia Parkway; he believes there are curbs 
in place and it’s fully improved except for sidewalks. 

 There are four access points proposed for the property; the spacing needs to be 200 feet 
minimum apart. He’s not sure if they meet that requirement or not, but there is nothing to 
indicate otherwise. All those access points will need to be commercial driveway approaches, 
including 8-inch-thick concrete with reinforcements or mesh wire. 

 Coming from Township Road on Mulino, we need templates for truck turning movements. That 
will be needed at the design stage. 

 With sanitary sewer, it looks like the project is pumping over to Sequoia Parkway. The good 
news is sanitary sewer doesn’t need extended from any direction. 

 Storm drainage will remain on-site. Anything in the public ROW, you can drain to dry wells. 
 
Jerry Nelzen, City of Canby 

 Along the railroad, what will be happening? Will there be a connection there? Our sewer 
pressure line is there for the Willamette pump station. Hassan:  We’ll have to locate it out in the 
field, and where the proposed building is relation to it. Greg:  We will not be proposing a 
connection into that force main along the property; they’re going to keep all the development 
out of that corridor. Hassan:  It should still be shown on the final drawing for informational 
purposes. 

 Steve:  One of the potential users they’re looking at would require a rail connection; is there any 
concern about the rail spur serving this site or the force main being discussed? Greg:  They’d 
have to coordinate on that transition/crossover-point and look at the grades. General discussion 
re: the depth of the sewer line (possibly buried 3-4 feet). Jerry:  the sewer is in the trench with 
the power back there; Hassan has drawings/plans, which he can share. 

 Discussion re: pressure lines and manholes. The project team will need to work with the City on 
this issue.  

 Hassan:  We’ll need a traffic study to determine if turn lanes, etc. are needed. Steve:  The design 
review submittal will include the study. Greg:  Some of the first steps will be coordinating the 
traffic scoping memo with DKS. 

 
Greg Blefgen, VLMK 

 Has there be any planning updates on traffic circulation plans? We’re wondering what kind of 
off-site mitigation will be required. Hassan:  That is what the traffic study will reveal. Ryan: 
Because this project, unlike the past few from VLMK, has a more direct path to Sequoia (linking 
to 99E), the circulation is hopefully less problematic. Ryan:  We’re still moving forward with the 
TSP Amendment for the industrial connector road; it goes back to Planning Commission in 
December and to Council in January. The amendment will show the updated road alignment and 
will allow the City to fund its development. 

 All these traffic studies have flagged the Haines Road route as problematic, are there any 
updates from Clackamas County re: improvements there? He is concerned that this project 
could trigger needed improvements on Haines or its intersection with 99E. Hassan:  It’s possible, 
we’ll have to see what the traffic study for this project says. 

 Additional discussion about manholes and the force main. Greg:  They’ve shown a sampling 
manhole before Jerry’s manhole. 
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Doug Erkson, Canby Utility 

 Electric service is available on the Sequoia side of the property. It runs to the lift station that 
Jerry was discussing. It’s along the railroad tracks. He doesn’t know what the project’s electrical 
load will be yet; they can help determine that. 

 When the project constructs half-street improvements, utility upgrades will be need. Stanton is 
putting in infrastructure toward the site. The township side will probably be the best side to 
bring water service in from, toward the new building. 

 Greg:  For water coming down Mulino, is that an absolute requirement? Doug:  Yes, during half-
street improvements, but he’s not sure at this time if it will need upsized from 8 inches (per the 
water master plan). Separately, the 12-inch water line needs to go down Township to Sequoia. 

 Steve:  Could we pay in-lieu fees instead of extending the line down Mulino? They’re open to 
that. Doug will look into it. It will need to be flushed. 

 Greg:  Street lighting will be along all three streets? How will power go down Mulino? Doug:  As 
Stanton goes in, it will hopefully bring it down toward this site. A smaller transformer can serve 
the street lights. 

 
Darrell Hammond, NW Natural Gas 

 Our maps indicate there’s a 12-foot PUE along the south side of Township Road on that 
frontage, is that accurate? Hassan:  Maybe, but either way there will be one required of the 
project. Darrell:  They’ll want to get 6-inch poly in the trench along that frontage. 

 Do we know what the load will be for this project? We may need additional infrastructure to 
supply enough gas to that side of town. Greg:  At this point, we don’t have a load demand 
calculated. More likely than not, it will be a warehouse facility; whether or not they heat the 
space is to be determined. Darrell:  If it’s anything like Columbia Distributing’s load, we may be 
in trouble. 

 Jerry:  Worst case scenario, where would you be coming from? Darrell:  They have 6-inch 
coming down 13th Avenue, but then there’s a 2-inch bottleneck just past Elm. Jerry:  We need to 
talk because they’re going to be paving Elm; if NW needs upgrades, it will affect Public Works 
too. Darrell will keep Jerry in the loop. Greg:  So they’ll probably need a 6-inch extension down 
Township. On Mulino, extensions are going in because of Stanton. But the flow comes from the 
west (not from the north). 

 
Ryan Potter, City of Canby 

 The use is an allowed use; no problems there. 
 Just a reminder that no metal buildings are allowed; we’re assuming this will be a concrete tilt-

up building. Steve:  Yes, concrete tilt-up. 
 It looks like the project may be under-parked. The office uses will require 2 spaces per 1,000 

square feet. With the office component and the future expansion area, we’ll need to make sure 
it’s meeting our parking standards. Greg:  If we don’t have a need for all that parking, do we 
need a variance, how do we address that? Well, it doesn’t look like it’s very deficient; it’s close 
to meeting standards. However, our code requires a maximum run of 8 spots in a row, with 
landscape islands in between; so that’s going to blow out some of those currently shown. 

 There’s a hatched area that looks like it will be the entrance, is that accurate? We have a 
requirement that the main entrance be facing the public realm (Township Road). Greg:  Yes, the 
main façade for this conceptual project faces north toward Township. 
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 There’s a question about screening. We do have a requirement that the loading areas and trailer 
parking be screened. Obviously, Sequoia Parkway is elevated on that side, so there’s only so 
much screening you can do, but we’ll looking for an attempt to soften that edge with a 
screen/buffer. If the drainage basin stays there in the NW corner, there’s some opportunity for 
landscaping there. Greg:  We’re planning a looped internal circulation that separates the truck 
movements from everything else; we can look at adding some evergreens, etc. to help screen 
that area. We’re thinking about fencing with slats, along with the planting and trees. 

 No issues with maximum height.  
 The lot consolidation/lot line adjustment will require an application so you process that 

concurrently with the design review. Erik:  We’ll need the applicant team to submit the recorded 
deed paperwork for the consolidation prior to the County executing a building permit. So you 
would want you PLA/consolidation to come in with the design review, or even before. This is 
needed because the building would presumably span over the existing lot lines, which wouldn’t 
meet our setback requirements. Steve:  We did a similar LLA for Columbia Distributing. Greg:  
We still had it in process when we were pulling building permits. Erik:  There’s some inherent 
risk for the City and the applicant in doing that. Also, if you consolidate lots, you’re going to lose 
that other lot forever. It might be better to just move the lot line in case you want to repurpose 
it later on. Greg:  That’s likely what we’ll do. Erik:  It makes it cleaner if it’s being moved outside 
the building footprint/development area; that would increase our comfort level. Ultimately, 
we’ll still want to see the deed paperwork once it’s recorded. 

 You had a question about overall timing. The last five major nonresidential projects have 
averaged 3 months between submittal and the hearing, if that helps. 

 
Erik Forsell, City of Canby 

 The sooner the applicant engages DKS the better because the traffic study results are going to 
have a big impact on street and utility improvements. Steve:  They’ll be involved as we prepared 
our submittal. 

 Are there other project variations in play? Steve:  Yes, but this is the plan that’s moving forward 
for now. 

 
Greg Blefgen, VLMK 

 What is timing for VLMK scoping and their analysis? There are definitely concerns from 
prospective tenants on in-progress road projects.Has there been any conversations with 
decision-makers on traffic and circulation? Ryan:  We’re tentatively planning a work session with 
PC and CC on traffic thresholds, buildout of the TSP, and traffic issues in town. PC has expressed 
some concerns with the overall volume of industrial projects being developed and the vehicle 
trips they generate in town. However, concerns with other projects were slightly different in 
that they didn’t have such direct access to Sequoia Parkway and needed indirect routes to 99E. 

 
Steve Sieber, Trammell Crow 

 Summarizing comments; they’re excited about the project. 
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3933 SW Kelly Avenue  Portland, OR 97239  tel:503.222.4453  VLMK.COM Page 1 of 4 

 

MEETING NOTES  
 

Project:  Canby South Neighborhood 
Meeting 

Date: January 7, 2021 

Project Number: 20190045 Meeting Name: Neighborhood Meeting 

Address: S. Township/S. Mulino/S. Sequoia 
Parkway, Assessors Tax Lot 
Numbers – 41E03 00100/00103 

Client: Trammell Crow Company 

Location: Virtual (Microsoft Teams)   

File Path: G:\Acad2019\20190045\Permits\03 Neighborhood Meeting\01 NHM Info 

   

These minutes reflect our understanding of the topics discussed during the Canby South 
Neighborhood Meeting held at 5:00 pm via Microsoft Teams on Thursday, January 7, 2021.   
 

ATTENDEES AT MEETING 

Please see attached Attendee Sheet. 

 

SUMMARY OF MEETING 

Steve Sieber/Trammell Crow Company (TCC) welcomed attendees and introduced himself and 

VLMK. 

 

Colby Anderson/VLMK Engineering + Design took roll call of Attendees and provided general rules 

of the Teams Meeting.  

 

Steve Sieber/Trammell Crow Company (TCC) provided background info on himself and TCC and 

stressed the importance of feedback/comments/concerns from with Community regarding the Canby 

South Development. Steve stated that TCC and VLMK have engaged in the Land Use process with 

entitling an industrial building of approximately 790,000 square feet to include trailer and auto 

parking. Steve pointed out that these types of industrial projects do generate traffic, create jobs and 

are subject to property taxes that support such entities as the schools, fire depts, etc. Steve indicated 

that 53’ trailers will likely be an important component to this building and that TCC has engaged with 

(4) different groups that have interest in this site, however made it clear that the proposal is not yet 

committed to one user. 

 

Greg Blefgen/VLMK Engineering + Design discussed the City of Canby Land Use processes. The 

Canby South Pre-application meeting was held on November 19th, 2020.  The next step was to host 

this Neighborhood Meeting. VLMK/TCC are working towards submitting the Type 3 Site and Design 
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Review and Property Line Adjustment towards the end of the month. Greg made all attendees aware 

that during the Land Use process, Public Notice will be sent out, and there will be another opportunity 

for public comment prior to issuance of a Final Decision, and that Land Use will be subject to a two 

week appeal period.  Clackamas County will be involved in reviewing of all Building and Trade 

Permits. Greg described the proposed development as high cube/distribution center for e-commerce 

use. Development will occur in 2 phases, phase 1 will include construction of a 653ksf building, 

phase 2 will include a future building of about 100ksf. The existing site is zoned M1 with an 

industrial overlay like the rest of the Industrial Park. There are (4) proposed access points off of 

Township Road, and (2) proposed access points off Mulino Road.  Truck Entrance with a Guard 

Shack will be off of Township. The proposal will include approximately 630 + auto parking stalls. The 

site will include pedestrian amenities, such as bike parking and will be close to local transit stops. 

Road improvements will be required on Sequoia, Township and Mulino. A waterline extension will be 

required along the Township Rd. Frontage. Franchise utilities will be extended within the PUE along 

the Township frontage with street lighting at Mulino. The existing topography slopes to the East and 

South, with an existing ravine that parallels Mulino.  The site is fairly flat.  The proposed building will 

be concrete tilt with a flat roof, 40’ clear height with a wall height of 45’ +. The building will include 

articulation and fenestration to include reveals, stepped panels, complimenting paint and reveals.  

The truck court will be screened with landscape planting and slatted fencing. Stormwater will be 

captured and retained on-site. The proposed future expansion will be similar. 

 

ATTENDEE QUESTIONS 

 

Q: Lisa Weygandt – inquired about detail on fencing and proposed landscape plantings  

for the Project?  

A: Greg Blefgen stated that the development will place fencing on the south property line and 

rail property line. Additional screening to include Evergreens and Deciduous Trees will be 

planted within the landscape setbacks. Mulino, Sequoia and Township will include street tress 

within 6’ planter strips spaced at approximately 30’ on center and will include ground cover. 

The fencing will be 6’. 

Q: Lisa Weygandt – requested 8’ fence. 

Q: Lisa Weygandt – asked about the access driveway to the South and how it would affect her 

property. 

A:  Greg Blefgen stated that the minimum driveway spacing along Mulino is 200’ on center, and 

that Mulino is Clackamas County jurisdiction.  Shared access is encouraged where feasible, 

but not proposed due to the secured requirements for the truck court.  

 

Q: Dan and Cindy Haider – Worried about traffic and road widening effects on their residence. 

A: Greg Blefgen – The south half of Township Road will be constructed to City requirements. The 

roadway widening will occur on the development’s side.  No additional property will be 
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required to be dedicated from owners on the opposing side should improvements to the 

roadway be required. TCC has partnered with the City to coordinate off-site improvements 

above and beyond frontage improvements on other projects. 

 

Q: Dan and Cindy Haider – When was the property zoned Industrial? 

A: Greg Blefgen – The Pioneer Industrial Park has been zoned Industrial since the late 1990’s. 

Q: Cindy Haider – Traffic, lighting and truck concerns? 

A: Steve Sieber – Traffic concerns are valid. There will be significant auto and truck traffic 

associated with the development, this in the nature of these type of Industrial users. I would 

encourage you to drive up to Walnut and 1st to get a feel for the truck/auto traffic. Regarding 

the lighting, security and safety are a concern for these developments.  Street and site lighting 

will be accomplished with wall and pole mounted LED lights and the good news is that their 

cutoffs and lighting technology in general have improved. Lights and traffic are going to be a 

dramatic change. 

A: Greg Blefgen – Street lights will be similar to what was recently installed along S 1st Avenue 

and are required by the City. We will be required to screen/shield the lighting per the code. 

Traffic study and the results of the study are underway and will indicate what intersections, etc 

will need to be improved.  

A: Steve Sieber – We will follow City and County guidelines for traffic improvements. 

 

Q: Tyler Francke/Canby Current – Please clarify the (4) users?  

A: Steve Sieber – There are currently (4) prospects and likely (1) user will operate from the site. 

This site will likely be a single user site.  

 

Q: Tyler Francke – Will there be 600 new employees? 637 parking stalls 

A: Greg Blefgen – We will be requesting an exception to allow for less than code required 

parking, which requires a minimum count of 1 space / 1000SF for warehouse and 2 spaces 

/ 1000SF of office.  

Q: Tyler Francke – What is the employee estimated count? 

A: Steve Sieber – This will depend on who TCC engages with, but the prospective user currently 

illustrated might have (2) shifts – with (300) employees per shift. Auto stall counts dont always 

reflect employee count. 

Q: Tyler Francke – Why is Canby attractive to Industrial users? 

A: Steve Sieber – E-commerce types may like the idea of 205 and 99 nearby. Columbia 

Distributing is a distributor of beer and wine. They moved/combined (3) facilities into their 

Canby location. Canby is a cross-over. You can site land in Woodburn or Donald, however 

due to the pool of employees, Canby’s location is much more desirable. Additionally, Utility 

costs are very good in Canby. Food businesses are attracted to Canby due to pseudo 

agricultural area/rural area for access into this labor pool.  
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Q: Tyler Francke – Will you apply for the Strategic Investment Zone? 

A: Steve Sieber – It is highly likely that the user will apply. It’s a nice incentive and benefit of 

being a part of the Canby Industrial Park. 

 

Q: Lisa Weygandt – What about sewer and water? 

A: Greg Blefgen – Public sanitary extensions will not be required with the development.  Service 

to the site will connect into the system within Sequoia Parkway via private lift station 

connection to the man hole across from American Steel. Natural Gas will be extended down 

Township and Mulino as well as street lighting, cable and phone.  

 

Q: Dan and Cindy Haider – Construction timeframe? 

A: Steve Sieber – Depends on the needs of the occupant, we would likely be in construction in 

the fall, however this is based on the function of approvals from Canby/Clackamas County 

Permits. The users that TCC have engaged with have occupancy in 2023. Typically, you can 

expect a 15 month construction schedule.  

Q: Dan and Cindy Haider – Construction will create lots of traffic. 

A: Steve Sieber – Yes. 

 

Steve Sieber/TCC closed by thanking all for their participation.  
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CANBY SOUTH - NEIGHBORHOOD MEETING ATTENDEE LIST 

Name Company E-mail Phone Number 

Steve Sieber Trammell Crow Company SSieber@trammellcrow.com 503.946.4972 

Greg Blefgen VLMK gregb@vlmk.com 503.222.4453 

Colby Anderson VLMK colbya@vlmk.com 503.222.4453 

Ben Hagerman VLMK benh@vlmk.com 503.222.4453 

Allen Patterson 
Capacity Commercial 

Group 
Allen@capacitycommercial.com 503.781.4015 

Terry Tolls T.N. Tolls Company Terry@Tolls.com 503.295.0188 

Jamie Stickle City of Canby StickelJ@canbyoregon.gov 503.961.0353 

Lisa Weygandt Weygandt LLC wey1013@icloud.com  

Lynn Weygandt  lynn@windrosecenter.com 503.701.7273 

Buzz and Pat Weygandt  gardenhome@canby.com  

Lorie Weygandt Dodds  ldodds@nethop.net 250.295.6325 

Suzanne Webber Willamette-Lands Farms Sueh20@msn.com 503.266.1590 

Julie Stiers   503.804.3774 

Ryan Gary American Steel  503.476.2920 

Patricia Perkins   971.401.1667 

Jean Rover   503.999.8097 

Dan and Cindy Haider   971.230.8635 

Tyler Francke Canby Current  503.953.5893 
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Type IA 24-hr  Canby 100-YR Rainfall=4.80"Canby South HydroCAD
Prepared by VLMK Engineering & Design

Page 1HydroCAD® 10.00-25  s/n 09712  © 2019 HydroCAD Software Solutions LLC

Time span=0.00-24.00 hrs, dt=0.03 hrs, 801 points
Runoff by SBUH method, Split Pervious/Imperv.

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=351,461 sf   100.00% Impervious   Runoff Depth>4.56"Subcatchment 1S: North-Pavement
   Tc=5.0 min   CN=74/98   Runoff=9.15 cfs  3.063 af

Runoff Area=341,620 sf   100.00% Impervious   Runoff Depth>4.56"Subcatchment 7S: West-Roof
   Tc=0.0 min   CN=0/98   Runoff=9.06 cfs  2.982 af

Runoff Area=340,120 sf   100.00% Impervious   Runoff Depth>4.56"Subcatchment 14S: East-Pavement
   Tc=0.0 min   CN=0/98   Runoff=9.02 cfs  2.969 af

Runoff Area=401,640 sf   100.00% Impervious   Runoff Depth>4.56"Subcatchment 18S: West-Pavement
   Tc=0.0 min   CN=0/98   Runoff=10.65 cfs  3.506 af

Runoff Area=341,620 sf   100.00% Impervious   Runoff Depth>4.56"Subcatchment 19S: East-Roof
   Tc=0.0 min   CN=0/98   Runoff=9.06 cfs  2.982 af

Peak Elev=8.28'  Storage=0.353 af   Inflow=19.72 cfs  6.489 afPond 17P: Infiltration-West
   Outflow=12.60 cfs  6.488 af

Peak Elev=8.96'  Storage=0.151 af   Inflow=9.15 cfs  3.063 afPond 20P: Infiltration-North
   Outflow=6.52 cfs  3.063 af

Peak Elev=8.98'  Storage=0.330 af   Inflow=18.08 cfs  5.952 afPond 21P: Infiltration-East
   Outflow=11.67 cfs  5.951 af

Total Runoff Area = 40.782 ac   Runoff Volume = 15.504 af   Average Runoff Depth = 4.56"
0.00% Pervious = 0.000 ac     100.00% Impervious = 40.782 ac
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Type IA 24-hr  Canby 100-YR Rainfall=4.80"Canby South HydroCAD
Prepared by VLMK Engineering & Design

Page 2HydroCAD® 10.00-25  s/n 09712  © 2019 HydroCAD Software Solutions LLC

Summary for Subcatchment 1S: North-Pavement

Runoff = 9.15 cfs @ 7.89 hrs,  Volume= 3.063 af,  Depth> 4.56"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Type IA 24-hr  Canby 100-YR Rainfall=4.80"

Area (sf) CN Description

351,460 98 Paved parking, HSG D
1 74 >75% Grass cover, Good, HSG C

351,461 98 Weighted Average
1 74 0.00% Pervious Area

351,460 98 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, 

Subcatchment 1S: North-Pavement

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Canby 100-YR Rainfall=4.80"

Runoff Area=351,461 sf

Runoff Volume=3.063 af

Runoff Depth>4.56"

Tc=5.0 min

CN=74/98

9.15 cfs
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Type IA 24-hr  Canby 100-YR Rainfall=4.80"Canby South HydroCAD
Prepared by VLMK Engineering & Design

Page 3HydroCAD® 10.00-25  s/n 09712  © 2019 HydroCAD Software Solutions LLC

Summary for Subcatchment 7S: West-Roof

[46] Hint: Tc=0 (Instant runoff peak depends on dt)

Runoff = 9.06 cfs @ 7.79 hrs,  Volume= 2.982 af,  Depth> 4.56"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Type IA 24-hr  Canby 100-YR Rainfall=4.80"

Area (sf) CN Description

341,620 98 Roofs, HSG D

341,620 98 100.00% Impervious Area

Subcatchment 7S: West-Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Canby 100-YR Rainfall=4.80"

Runoff Area=341,620 sf

Runoff Volume=2.982 af

Runoff Depth>4.56"

Tc=0.0 min

CN=0/98

9.06 cfs
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Type IA 24-hr  Canby 100-YR Rainfall=4.80"Canby South HydroCAD
Prepared by VLMK Engineering & Design

Page 4HydroCAD® 10.00-25  s/n 09712  © 2019 HydroCAD Software Solutions LLC

Summary for Subcatchment 14S: East-Pavement

[46] Hint: Tc=0 (Instant runoff peak depends on dt)

Runoff = 9.02 cfs @ 7.79 hrs,  Volume= 2.969 af,  Depth> 4.56"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Type IA 24-hr  Canby 100-YR Rainfall=4.80"

Area (sf) CN Description

340,120 98 Paved parking, HSG D

340,120 98 100.00% Impervious Area

Subcatchment 14S: East-Pavement

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Canby 100-YR Rainfall=4.80"

Runoff Area=340,120 sf

Runoff Volume=2.969 af

Runoff Depth>4.56"

Tc=0.0 min

CN=0/98

9.02 cfs
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Type IA 24-hr  Canby 100-YR Rainfall=4.80"Canby South HydroCAD
Prepared by VLMK Engineering & Design

Page 5HydroCAD® 10.00-25  s/n 09712  © 2019 HydroCAD Software Solutions LLC

Summary for Subcatchment 18S: West-Pavement

[46] Hint: Tc=0 (Instant runoff peak depends on dt)

Runoff = 10.65 cfs @ 7.79 hrs,  Volume= 3.506 af,  Depth> 4.56"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Type IA 24-hr  Canby 100-YR Rainfall=4.80"

Area (sf) CN Description

401,640 98 Paved parking, HSG D

401,640 98 100.00% Impervious Area

Subcatchment 18S: West-Pavement

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Canby 100-YR Rainfall=4.80"

Runoff Area=401,640 sf

Runoff Volume=3.506 af

Runoff Depth>4.56"

Tc=0.0 min

CN=0/98

10.65 cfs
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Summary for Subcatchment 19S: East-Roof

[46] Hint: Tc=0 (Instant runoff peak depends on dt)

Runoff = 9.06 cfs @ 7.79 hrs,  Volume= 2.982 af,  Depth> 4.56"

Runoff by SBUH method, Split Pervious/Imperv., Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Type IA 24-hr  Canby 100-YR Rainfall=4.80"

Area (sf) CN Description

341,620 98 Roofs, HSG D

341,620 98 100.00% Impervious Area

Subcatchment 19S: East-Roof

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Canby 100-YR Rainfall=4.80"

Runoff Area=341,620 sf

Runoff Volume=2.982 af

Runoff Depth>4.56"

Tc=0.0 min

CN=0/98

9.06 cfs
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Type IA 24-hr  Canby 100-YR Rainfall=4.80"Canby South HydroCAD
Prepared by VLMK Engineering & Design

Page 7HydroCAD® 10.00-25  s/n 09712  © 2019 HydroCAD Software Solutions LLC

Summary for Pond 17P: Infiltration-West

Inflow Area = 17.063 ac,100.00% Impervious,  Inflow Depth > 4.56"    for  Canby 100-YR event
Inflow = 19.72 cfs @ 7.79 hrs,  Volume= 6.489 af
Outflow = 12.60 cfs @ 8.05 hrs,  Volume= 6.488 af,  Atten= 36%,  Lag= 15.2 min
Discarded = 12.60 cfs @ 8.05 hrs,  Volume= 6.488 af

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Peak Elev= 8.28' @ 8.05 hrs   Surf.Area= 0.074 ac   Storage= 0.353 af

Plug-Flow detention time= 3.4 min calculated for 6.480 af (100% of inflow)
Center-of-Mass det. time= 3.3 min ( 654.5 - 651.1 )

Volume Invert Avail.Storage Storage Description

#1A 0.00' 0.193 af 31.00'W x 103.72'L x 9.00'H Field A
0.664 af Overall - 0.181 af Embedded = 0.483 af  x 40.0% Voids

#2A 3.00' 0.181 af ADS_StormTech MC-4500 +Cap  x 72  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
72 Chambers in 3 Rows
Cap Storage= +35.7 cf x 2 x 3 rows = 214.2 cf

0.374 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Discarded 0.00' 100.000 in/hr Exfiltration over Wetted area   

Discarded OutFlow  Max=12.60 cfs @ 8.05 hrs  HW=8.26'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 12.60 cfs)
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Page 8HydroCAD® 10.00-25  s/n 09712  © 2019 HydroCAD Software Solutions LLC

Pond 17P: Infiltration-West - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 3 rows = 214.2 cf

100.0" Wide + 24.0" Spacing = 124.0" C-C Row Spacing

24 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 101.72' Row Length +12.0" End Stone x 2 = 

103.72' Base Length

3 Rows x 100.0" Wide + 24.0" Spacing x 2 + 12.0" Side Stone x 2 = 31.00' Base Width

36.0" Base + 60.0" Chamber Height + 12.0" Cover = 9.00' Field Height

72 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 3 Rows = 7,881.5 cf Chamber Storage

28,937.0 cf Field - 7,881.5 cf Chambers = 21,055.4 cf Stone x 40.0% Voids = 8,422.2 cf Stone Storage

Chamber Storage + Stone Storage = 16,303.7 cf = 0.374 af

Overall Storage Efficiency = 56.3%

Overall System Size = 103.72' x 31.00' x 9.00'

72 Chambers

1,071.7 cy Field

779.8 cy Stone
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Pond 17P: Infiltration-West

Inflow
Discarded

Hydrograph
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Inflow Area=17.063 ac

Peak Elev=8.28'

Storage=0.353 af

19.72 cfs

12.60 cfs
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Summary for Pond 20P: Infiltration-North

[85] Warning: Oscillations may require smaller dt or Finer Routing (severity=2)

Inflow Area = 8.068 ac,100.00% Impervious,  Inflow Depth > 4.56"    for  Canby 100-YR event
Inflow = 9.15 cfs @ 7.89 hrs,  Volume= 3.063 af
Outflow = 6.52 cfs @ 8.11 hrs,  Volume= 3.063 af,  Atten= 29%,  Lag= 13.7 min
Discarded = 6.52 cfs @ 8.11 hrs,  Volume= 3.063 af

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Peak Elev= 8.96' @ 8.11 hrs   Surf.Area= 0.030 ac   Storage= 0.151 af

Plug-Flow detention time= 3.1 min calculated for 3.059 af (100% of inflow)
Center-of-Mass det. time= 3.0 min ( 657.8 - 654.8 )

Volume Invert Avail.Storage Storage Description

#1A 0.00' 0.080 af 20.67'W x 63.47'L x 9.00'H Field A
0.271 af Overall - 0.072 af Embedded = 0.199 af  x 40.0% Voids

#2A 3.00' 0.072 af ADS_StormTech MC-4500 +Cap  x 28  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
28 Chambers in 2 Rows
Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

0.151 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Discarded 0.00' 100.000 in/hr Exfiltration over Wetted area   

Discarded OutFlow  Max=6.52 cfs @ 8.11 hrs  HW=8.94'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 6.52 cfs)
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Pond 20P: Infiltration-North - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 2 rows = 142.8 cf

100.0" Wide + 24.0" Spacing = 124.0" C-C Row Spacing

14 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 61.47' Row Length +12.0" End Stone x 2 = 63.47' 

Base Length

2 Rows x 100.0" Wide + 24.0" Spacing x 1 + 12.0" Side Stone x 2 = 20.67' Base Width

36.0" Base + 60.0" Chamber Height + 12.0" Cover = 9.00' Field Height

28 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 2 Rows = 3,124.5 cf Chamber Storage

11,804.8 cf Field - 3,124.5 cf Chambers = 8,680.3 cf Stone x 40.0% Voids = 3,472.1 cf Stone Storage

Chamber Storage + Stone Storage = 6,596.6 cf = 0.151 af

Overall Storage Efficiency = 55.9%

Overall System Size = 63.47' x 20.67' x 9.00'

28 Chambers

437.2 cy Field

321.5 cy Stone
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Summary for Pond 21P: Infiltration-East

Inflow Area = 15.651 ac,100.00% Impervious,  Inflow Depth > 4.56"    for  Canby 100-YR event
Inflow = 18.08 cfs @ 7.79 hrs,  Volume= 5.952 af
Outflow = 11.67 cfs @ 8.04 hrs,  Volume= 5.951 af,  Atten= 35%,  Lag= 15.1 min
Discarded = 11.67 cfs @ 8.04 hrs,  Volume= 5.951 af

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.03 hrs
Peak Elev= 8.98' @ 8.04 hrs   Surf.Area= 0.065 ac   Storage= 0.330 af

Plug-Flow detention time= (not calculated: outflow precedes inflow)
Center-of-Mass det. time= 3.5 min ( 654.6 - 651.1 )

Volume Invert Avail.Storage Storage Description

#1A 0.00' 0.171 af 31.00'W x 91.64'L x 9.00'H Field A
0.587 af Overall - 0.159 af Embedded = 0.428 af  x 40.0% Voids

#2A 3.00' 0.159 af ADS_StormTech MC-4500 +Cap  x 63  Inside #1
Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf
Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap
63 Chambers in 3 Rows
Cap Storage= +35.7 cf x 2 x 3 rows = 214.2 cf

0.330 af Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices

#1 Discarded 0.00' 100.000 in/hr Exfiltration over Wetted area   

Discarded OutFlow  Max=11.67 cfs @ 8.04 hrs  HW=8.97'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 11.67 cfs)
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Pond 21P: Infiltration-East - Chamber Wizard Field A

Chamber Model = ADS_StormTech MC-4500 +Cap (ADS StormTech® MC-4500 with cap volume)

Effective Size= 90.4"W x 60.0"H => 26.46 sf x 4.03'L = 106.5 cf

Overall Size= 100.0"W x 60.0"H x 4.33'L with 0.31' Overlap

Cap Storage= +35.7 cf x 2 x 3 rows = 214.2 cf

100.0" Wide + 24.0" Spacing = 124.0" C-C Row Spacing

21 Chambers/Row x 4.02' Long +2.56' Cap Length x 2 = 89.64' Row Length +12.0" End Stone x 2 = 91.64' 

Base Length

3 Rows x 100.0" Wide + 24.0" Spacing x 2 + 12.0" Side Stone x 2 = 31.00' Base Width

36.0" Base + 60.0" Chamber Height + 12.0" Cover = 9.00' Field Height

63 Chambers x 106.5 cf + 35.7 cf Cap Volume x 2 x 3 Rows = 6,923.1 cf Chamber Storage

25,568.0 cf Field - 6,923.1 cf Chambers = 18,644.9 cf Stone x 40.0% Voids = 7,458.0 cf Stone Storage

Chamber Storage + Stone Storage = 14,381.1 cf = 0.330 af

Overall Storage Efficiency = 56.2%

Overall System Size = 91.64' x 31.00' x 9.00'

63 Chambers

947.0 cy Field

690.6 cy Stone
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EXECUTIVE SUMMARY 

A summary of key findings from the Canby South Development Transportation Impact Analysis is 

provided below: 

• Two land use rates were reviewed: 

o An “as proposed” use representative of the current proposal. This rate is based on ITE land 

use code 155 – High-Cube Fulfillment Center Warehouse. 

o A “High Intensity” use to represent a larger scale distribution site. This rate was derived 

based on similar facilities in the region.  

• Trips generated from the proposed site (Phases 1 and 2): 

o Approximately 118 a.m. peak hour trips, 126 p.m. peak hour trips, and 1,432 daily trips for 

the “as proposed” ITE land use. 

o Approximately 194 a.m. peak hour trips, 324 p.m. peak hour trips, and 1,600 daily trips for 

the high intensity land use. 

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

roadways 

• A one percent annual growth rate was applied to account for other background 

regional trip growth not related to citywide development 

• No safety issues were identified.  

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

of traffic served. 

• The OR 99E/Ivy Street intersection is expected to operate with a v/c ratio above the 

mobility standard by 2026 without and with the proposed project.  

o This intersection exceeds the mobility standard under 2022 background conditions in the p.m. 

peak hour. 

o The proposed project contributes 2 to 4 percent of the total trips at the intersection under 

year 2026 p.m. build out conditions. The project increases the v/c ratio from background 
conditions by 0.01 to 0.03 and it adds more than 400 daily trips to the intersection, so it is 

considered to further degrade the intersection beyond the background conditions scenario 

(Oregon Highway Plan Action 1F.5). 

o The Canby Transportation System Plan (TSP) does not include mitigation for this intersection 

that would mitigate the substandard condition. A sensitivity test was performed but further 

study and coordination is needed to determine the preferred mitigation strategy. 

• The OR 99E/Pine Street intersection is expected to operate with a v/c ratio above the 

mobility standard by 2026 without and with the proposed project.  

o This intersection exceeds the mobility standard under existing conditions in the p.m. peak 

hour. 

o The proposed project contributes 1 to 3 percent of the total trips at the intersection under 

year 2026 p.m. build out conditions. The project does not increase the v/c ratio from 
background conditions, so it is not considered to further degrade the intersection beyond the 

background conditions scenario. 

o The Canby TSP includes a financially constrained improvement project for this intersection 

that would mitigate the substandard condition. 
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o This project is already included on the City’s Transportation System Development Charge list. 
The City should continue to work with ODOT to further evaluate and advance planned 

improvements at this intersection from the TSP. 

• The OR 99E/Haines Street intersection is expected to operate with a v/c ratio above 

the mobility standard by 2026 without and with the proposed project.  

o This intersection exceeds the mobility standard under existing conditions in the a.m. and p.m. 

peak hour. 

o The proposed project contributes 1 to 3 percent of the total trips at the intersection under 

year 2026 p.m. build out conditions. The project increases the v/c ratio from background 

conditions and adds more than 400 daily trips to the intersection, so it is considered to 

further degrade beyond the background conditions scenario. 

o The Canby TSP does not include an improvement project for this intersection that would 

mitigate the substandard condition. The intersection is expected to meet signal warrants 

under 2022 background conditions. A signal would mitigate the substandard condition. 
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SECTION 1. INTRODUCTION 

The purpose of this transportation impact analysis is to identify potential transportation system 

needs triggered by the proposed Canby South Development located along S Township Road 

between Sequoia Parkway and S Mulino Road in Canby, Oregon. The proposed site will consist of 

an approximately 791,120 square foot building for warehouse and associated office uses, 

constructed in two phases1. Access to the site is proposed via S Township Road and S Mulino Road.  

Included in the following sections is a documentation of existing transportation conditions, a 

summary of the assumptions and methodologies used to analyze future transportation conditions, 

a detail of traffic operating conditions and a summary of recommendations related to the proposed 

project.  

PROJECT AREA 

The project site is generally bounded by S Township to the north, SE 13th Avenue to the south, S 

Mulino Road to the east, and Sequoia Parkway to the west. The following intersections were 

evaluated as study intersections (see Figure 1), with their intersection control listed:  

• OR 99E/ S Ivy Street (signalized intersection) 

• OR 99E/ S Pine Street/ NE 4th Avenue (signalized intersection) 

• OR 99E/ N Redwood Street/ Sequoia Parkway (signalized intersection) 

• OR 99E/ Haines Road (stop-control on side street)  

• S Township Road/ S Ivy Street (stop-control on side street) 

• S Township Road/ S Redwood Street (all-way stop control) 

• S Township Road/ Sequoia Parkway (all-way stop control) 

• S Township Road/ S Mulino Road (all-way stop control) 

• SE 13th Avenue/ Sequoia Parkway (all-way stop control) 

• SE 1st Avenue/ S Mulino Road (stop-control on side street) 

• SE 1st Avenue/ Haines Road/ Bremer Road (stop-control on side street) 

  

 

1 Canby South site plan, January 2021. 
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FIGURE 1: STUDY AREA 
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SECTION 2. EXISTING CONDITIONS 

This section provides documentation of existing transportation conditions in the project area, 

including an inventory of the existing transportation network, and an operational analysis and 

safety evaluation of the study intersections. Supporting details are provided in the appendix. 

PEDESTRIAN AND BICYCLE FACILITIES  

An inventory of the existing pedestrian and bicycle facilities was conducted to determine the 

current location of sidewalks and bicycle lanes within the project area. A sidewalk is available on 

the west side of Sequoia Parkway near the proposed site. There are no other pedestrian facilities 

within the study area. 

There are currently striped bike lanes on Sequoia Parkway adjacent to proposed development. 

There are no other bike facilities within the study area. 

Pedestrian and bicycle count data during the morning and evening peak periods was also collected 

at the study intersections. The count data shows that most of the pedestrian activity observed 

occurred at the OR 99E / S Ivy Street intersection (52 crossings in the p.m. peak period). Bicycle 

activity within the study area is minimal. The bicycle count data indicates that one movement 

occurred at the S Township Road/ Sequoia Parkway intersection during both the a.m. and p.m. 

peak periods and one movement occurred at both the OR 99E/ Haines Road and OR 99E/ S Ivy 

Street intersections during the p.m. peak period.  

TRANSIT 

Transit service is provided in the vicinity of the project area by Canby Area Transit (CAT) via Route 

99X to Oregon City and Woodburn. This route connects Canby to the Oregon City Transit Center 

where riders can transfer to several additional TriMet bus lines. The nearest bus stop to the project 

site is located approximately 0.38 miles to the northwest, near the OR 99E / N Redwood Street 

intersection. 

CAT also provides general public Dial-A-Ride service for anyone traveling to or from destinations 

within the Canby Urban Growth Boundary (UGB). Service is provided between 8 a.m. and 6 p.m., 

Monday through Friday.  

MOTOR VEHICLE FACILITIES 

Characteristics of the key roadways in the study area are summarized in Table 1. Township Road 

provides for higher capacity east-to-west motor vehicle movement through the study area. It 

maintains a continuous two-lane cross-section (i.e., one through lane in each direction) and 

connects to OR 99E via Ivy Street, Pine Street, and Sequoia Parkway. The study area can also be 

accessed on S Mulino Road, which is a County collector facility and provides access to eastern 

Canby and OR 99E. 
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TABLE 1: PROJECT AREA ROADWAY CHARACTERISTICS 

EXISTING TRAVEL CONDITIONS 

To determine intersection operations, historical turn movement counts were obtained for the study 

intersections during the weekday morning peak period (7 to 9 a.m.) and evening peak period (4 to 

6 p.m.) and adjusted to current conditions using a growth rate of one percent per year. This rate is 

consistent with previous transportation studies in Canby. In some cases, historical data at 

intersections adjacent to the study intersections were used to balance to the existing year volumes 

where historical data was limited. Volumes from the 2010 Canby TSP were also used to help 

determine existing year volumes. The existing peak period traffic volumes developed for the study 

intersections are displayed in Figure 2.  

INTERSECTION OPERATIONS 

This section discusses the existing conditions for motor vehicles at the study intersections, 

including an analysis of traffic operations.   

Intersection Performance Measures 

Level of service (LOS) ratings and volume-to-capacity (v/c) ratios are two commonly used 

performance measures that provide a good picture of intersection operations. Agencies often 

incorporate these performance measures into their mobility standards. Descriptions are given 

below: 

• Level of service (LOS): A “report card” rating (A through F) based on the average delay 

experienced by vehicles at the intersection. LOS A, B, and C indicate conditions where traffic 

moves without significant delays over periods of peak hours travel demand. LOS D and E are 
progressively worse operation conditions. LOS F represents conditions where average vehicle 

delay has become excessive and demand has exceeded capacity.   

• Volume-to-capacity (v/c) ratio: A decimal representation (typically between 0.00 and 1.00) 
of the proportion of capacity that is being used at a turn movement, approach leg, or 

intersection. It is determined by dividing the peak hour traffic volume by the hourly capacity of a 
given intersection or movement. A lower ratio indicates smooth operations and minimal delays. 

As the ratio approaches 1.00, congestion increases, and performance is reduced. If the ratio is 

ROADWAY JURISDICTION CLASSIFICATION* 
NO. OF 

LANES 

POSTED 

SPEED 
SIDEWALKS 

BIKE 

LANES 

S TOWNSHIP ROAD Canby Collector 2 45 mph No No 

SEQUOIA PARKWAY Canby Collector 2 25 mph One side Yes 

S MULINO ROAD 
Clackamas 

County 
Collector 2 

55 

mph* 
No No 

Source: Canby Transportation System Plan. Adopted December 2010. 

* Speed limit is not posted, so the 55-mph basic rule applies 
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greater than 1.00, the turn movement, approach leg, or intersection is oversaturated and 

usually results in excessive queues and long delays.  

Jurisdictional Mobility Standards 

The mobility standards for the study intersections vary according to the agency of jurisdiction for 

each roadway. Two of the study intersections are under City jurisdiction, five study intersections 

are under Clackamas County jurisdiction, and the remaining four study intersections are under 

ODOT jurisdiction. 

ODOT requires a volume to capacity ratio of 0.90 or less for intersections along OR 99E with two 

exceptions: v/c ratio of 0.80 for OR99E/Haines Road since it is outside the UGB, and a v/c ratio of 

0.95 for OR99E/Ivy Street which is in a Special Transportation Area (STA)2. The City of Canby 

operating standards require a level of service "D" or better and a v/c ratio of 0.85 or less be 

maintained for intersections with all-way stop control and LOS “E” or better and v/c ratio of 0.90 or 

less for intersections with stop control on the minor approach3. Clackamas County requires a v/c 

ratio of 0.95 or better4.  

Existing Operating Conditions  

Motor vehicle conditions were evaluated during the peak hours at the study intersections (see 

Table 2) using the Highway Capacity Manual, 6th Edition (HCM)5 methodologies. As can be seen in 

the table below, two study intersections fail meet the mobility standards under existing conditions. 

These intersections include OR 99E/S Pine Street/NE 4th Avenue and OR 99E/Haines Road. The 

analysis indicates that the v/c is greater than 1.0 at Haines Road in the p.m. peak. However, since 

existing volumes were measured in the field conditions, the actual volume cannot exceed capacity 

and the conditions are overstated. Potential causes for this phenomenon may include that stopped 

vehicles are accepting shorter gaps, or the arrival patterns of traffic on OR 99E (due to the traffic 

signal at Territorial Road or the single approach lane on OR 99E to the north) are metered or 

platooned.  

  

 

2 Oregon Highway Plan, Policy 1F, Table 6. Updated May 2015. 

3 Canby Transportation System Plan, Goal 7, Policy d, December 2010. 

4 Clackamas County Comprehensive Plan, Table 5-2b, Updated March 2014. 

5 2016 Highway Capacity Manual, Transportation Research Board, Washington, D.C., 2016. 
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FIGURE 2: EXISTING YEAR VOLUMES 
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TABLE 2: EXISTING 2020 STUDY INTERSECTION OPERATIONS 

SAFETY ANALYSIS 

The most recent five years of available collision data (2014 – 2018) for the study area was 

obtained from Oregon Department of Transportation (ODOT) and used to evaluate the collision 

history6. There were 91 crashes recorded at the study intersections over the five-year period, with 

the most crashes occurring at the OR 99E/S Ivy Street intersection.  

Crash rates at study intersections were calculated to identify problem areas in need of mitigation. 

The total number of crashes experienced at an intersection is typically proportional to the number 

 

6 ODOT reported collisions for January 1, 2014 through December 31, 2018. 

INTERSECTION 
TRAFFIC 

CONTROL 
JURISDICTION 

MOBILITY 

STANDARD 

AM PEAK PM PEAK 

DELAY LOS V/C DELAY LOS V/C 

IVY ST/OR 99E Signal ODOT 0.95 V/C 62.4 E 0.77 62.4 F 0.95 

PINE ST/NE 4TH 

AVE & OR 99E 
Signal ODOT 0.90 V/C 19.7 B 0.66 19.7 C 0.93 

OR 99E/ 

REDWOOD ST 

SEQUOIA PKWY 
Signal ODOT 0.90 V/C 14.1 B 0.45 14.1 C 0.65 

OR 99E/HAINES 

RD 
TWSC ODOT 0.80 V/C 13/356 B/F 0.85 13/356 B/F 0.39/1.41 

IVY 

ST/TOWNSHIP 

RD 
TWSC County 0.95 V/C 9/29 A/D 0.2 9/29 A/E 0.29/0.32 

REDWOOD 

ST/TOWNSHIP 

RD 
AWSC City 

LOS D,  
0.85 V/C 

9.4 A 0.27 9.4 A 0.32 

SEQUOIA 

PKWY/S 

TOWNSHIP RD 
AWSC City 

LOS D,  
0.85 V/C 

10.1 B 0.37 10.1 B 0.36 

S MULINO RD/S 

TOWNSHIP RD 
AWSC County 0.95 V/C 9.8 A 0.31 9.8 A 0.30 

SEQUOIA 

PKWY/13TH 

AVE 
AWSC County 0.95 V/C 9.2 A 0.24 9.2 A 0.18 

MULINO RD/SE 

1ST AVE 
TWSC County 0.95 V/C 7/9 A/A 0.13 7/9 A/A 0.10/0.08 

SE 1ST AVE/S 

BREMER RD 
TWSC County 0.95 V/C 8/10 A/A 0.08 8/10 A/B 0.11/0.05 
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of vehicles entering it, therefore, a crash rate describing the frequency of crashes per million 

entering vehicles (MEV) is used to determine if the number of crashes should be considered high. 

Using this technique, a collision rate of 1.0 MEV or greater is commonly used to identify when 

collision occurrences are higher than average and should be further evaluated. As shown in Table 

3, crash rates calculated at all study intersections are well below this threshold, indicating the 

frequency of collisions is typical for the volume of traffic served. 

TABLE 3: CRASH DATA SUMMARY (2014 - 2018) 

 

  

INTERSECTION 
TOTAL 

CRASHES 

CRASH TYPE CRASH SEVERITY 

COLLISION 

RATE ANGLE 

OR TURN 

REAR 

END 

OTHER

** 
PDO* 

MINOR 

INJURY 

MAJOR 

INJURY 

OR 99E / S IVY STREET 25 20 3 2 8 16 1 0.55 

OR 99E / S PINE STREET 

/ NE 4TH AVENUE 
19 12 7 0 6 13 0 0.42 

OR 99E / N REDWOOD 

STREET / SEQUOIA 

PARKWAY 
13 6 6 1 4 8 1 0.48 

OR 99E / HAINES ROAD 17 15 1 1 3 14 0 0.62 

S TOWNSHIP ROAD / S 

IVY STREET 
3 1 2 0 2 1 0 0.55 

S TOWNSHIP ROAD / S 

REDWOOD STREET 
4 1 2 1 1 3 0 0.73 

S TOWNSHIP ROAD / 

SEQUOIA PARKWAY 
6 6 0 0 4 2 0 0.66 

S TOWNSHIP ROAD / S 

MULINO ROAD 
3 2 1 0 2 1 0 0.33 

SE 13TH AVENUE / 

SEQUOIA PARKWAY 
1 0 0 1 0 1 0 0.14 

SE 1ST AVENUE / S 

MULINO ROAD 
0 0 0 0 0 0 0 0.00 

SE 1ST AVENUE / HAINES 

ROAD / BREMER ROAD 
0 0 0 0 0 0 0 0.00 

*PDO = Property Damage Only 

**Other crashes include fixed and head-on collisions  
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SECTION 3. ASSUMPTIONS AND METHODOLOGIES 

This section outlines key assumptions and methodologies that were used to analyze future 

conditions and identify any potential impacts at study intersections. Areas of interest covered in 

this section are trip generation, trip distribution and background traffic growth. 

PROJECT DESCRIPTION 

The proposed project will consist of an approximately 791,120 square foot building. The proposed 

site is located along S Township Road between Sequoia parkway and S Mulino Road. The site plan 

can be seen in Figure 3. 

SITE ACCESS 

Access to the site is proposed via four access points along S Township Road and one access point 

on S Mulino Road. Note there is also a gated emergency access on S Mulino Road just south of 

Township Road. S Township Road is classified as a collector and is under City jurisdiction. 

According to City roadway standards, the minimum spacing between accesses on a collector is 150 

feet7. The eastern most proposed connection to S Township Road would be approximately 200 feet 

west of S Mulino Road and the western most proposed connection to S Township road would be 

approximately 220 feet east of Sequoia Parkway, complying with the spacing standard for a 

collector roadway. S Mulino Road is a collector under County jurisdiction. The driveway on S Mulino 

Road would be approximately 270 feet north of the nearest access, complying with spacing 

standards. The emergency access also complies with spacing standards as it is approximately 450 

feet south of Township Road. There are currently two existing driveways on the north side of 

Township Road, these driveways are offset from the nearest proposed site accesses by about 100 

feet. It is recommended the site plan accesses be coordinated with existing and future planned 

accesses on the north side of Township Road to prevent turning conflicts. 

SIGHT DISTANCE REVIEW 

The sight triangle at intersections should be clear of objects (large signs, landscaping, parked cars, 

etc.) that could potentially limit vehicle sight distance. In addition, all proposed accesses should 

meet AASHTO sight distance requirements as measured from 15 feet back from the edge of 

pavement8.  

 

 

7 Canby Transportation System Plan, December 2010. 

8 AASHTO – Geometric Design of Highways and Streets, 7th edition, 2018. 
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FIGURE 3: SITE PLAN 
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The proposed accesses to Township Road would require a minimum of 500 feet of sight distance 

based on a 45-mph posted speed. Preliminary sight distance evaluation from the accesses 

indicated that the proposed connections would be expected to provide adequate sight distance 

looking to the east and west. The proposed access on Mulino Road would require a minimum of 610 

feet of sight distance based on the assumed speed of 55 mph. Preliminary sight distance evaluation 

from the access indicated that the proposed driveway would provide adequate sight distance 

looking to the north and south. 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 SITE CIRCULATION 

Access to the site is proposed via four access points along S Township Road and one access along 

S Mulino Road. Based on the site plan it is assumed that some of the accesses with be solely for 

trucks and some will be shared with passenger cars to serve both the employee parking lot, trailer 

parking, and the warehouse. The proposed roadway will provide adequate circulation to the 

surrounding existing roadway network, and internally within the site.   

The proposed site will also provide frontage improvements along Township and Mulino Roads. This 

will include sidewalks along the frontage. Internal circulation will include sidewalks connecting the 

external roadways and parking lots to the building. The proposed internal pedestrian facilities are 

consistent with the City of Canby collector street standards and are adequate for the site. No 

bicycle facilities are shown as part of the site plan. Bicycle lanes are included in the City of Canby 

collector cross section and should be included in frontage improvements. The applicant should also 

provide bike parking consistent with City standards.  

TRIP GENERATION 

Trip generation is the method used to estimate the number of vehicles that are added to the 

surrounding roadway network from the proposed project. Two different methods were used for trip 

generation for this study:  

• High-Cube Fulfillment Center Warehouse as reported by the Institute of Transportation 

Engineers (ITE Code 155)9  

• a high intensity use case provided by the applicant which was observed at a similar site 

In addition, trip generation is split by truck (heavy vehicle) and passenger car (light vehicle) trips. 

Both methods of trip generation were conducted for the a.m. and p.m. peak hours. The full trip 

profile used for the high intensity land use (“high intensity”) is provided in the appendix. The 

proposed project is split into two phases, with the initial warehouse being built in Phase 1 and 

potential for an expansion in Phase 2. 

 

9 Trip Generation Manual, Institute of Transportation Engineers, 10th Edition. 
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Table 4 and Table 5 summarize the expected trip generation for the proposed project using the ITE 

rate. As shown, the proposed site is expected to generate approximately 118 (96 in, 22 out) a.m. 

peak hour trips, 126 (48 in, 78 out) p.m. peak hour trips, and 1,432 daily trips for the ITE land 

use. Table x presents the same information for the high intensity rate which generates 31 (8 in, 23 

out) a.m. peak hour trips, 42 (26 in, 16 out) p.m. peak hour trips, and 396 daily trips. In general, 

the high intensity profile has relatively higher peak hour trips than the ITE rate, with similar daily 

trips overall. 

TABLE 4: TRIP GENERATION USING THE ITE RATE 

LAND USE 

UNITS 

(KSF 

GFA) 
VEHICLE TYPE 

DAILY 

TRIPS 

AM PEAK PM PEAK 

IN OUT TOTAL IN OUT TOTAL 

High-Cube Fulfillment Center 

Warehouse - ITE Code 155 
 

683.24 
passenger car 1,080 76 12 88 39 63 102 

truck 157 7 7 14 3 4 7 

Phase 1 Total   1,237 83 19 102 42 67 109 

High-Cube Fulfillment Center 

Warehouse - ITE Code 155 
 

107.88 
passenger car 170 12 2 14 6 10 16 

truck 25 1 1 2 0 1 1 

Phase 2 Total   195 13 3 16 6 11 17 

High-Cube Fulfillment Center 

Warehouse - ITE Code 155 
 

791.12 
passenger car 1,250 88 14 102 45 73 118 

truck 182 8 8 16 3 5 8 

Buildout Total   1,432 96 22 118 48 78 126 

 

TABLE 5: TRIP GENERATION USING THE HIGH INTENSITY RATE 

LAND USE 

UNITS 

(KSF 

GFA) 

VEHICLE TYPE 
DAILY 

TRIPS 

AM PEAK PM PEAK 

IN OUT TOTAL IN OUT TOTAL 

High Intensity Fulfillment 

Center 
 

683.24 
passenger car 1,209 151 2 153 112 155 268 

truck 173 8 7 15 5 7 12 

Phase 1 Total   1,382 159 9 168 117 162 280 

High Intensity Fulfillment 

Center 
107.88 

passenger car 191 24 0 24 18 25 42 

truck 27 1 1 2 1 1 2 

Phase 2 Total   218 25 1 26 19 26 44 

High Intensity Fulfillment 

Center 
791.12 

passenger car 1,400 175 2 177 130 180 310 

truck 200 9 8 17 6 8 14 

Buildout Total   1,600 184 10 194 136 188 324 
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TRIP DISTRIBUTION 

Trip distribution involves estimating how project generated motor vehicle traffic will leave and 

arrive at the proposed site. The trip distribution for the proposed project was estimated based on 

the City of Canby travel demand model10 and previous transportation impact studies (TIAs) in the 

area. Note that due to the industrial land use nature of the proposed project, trucks and passenger 

cars and distributed differently. For passenger cars, it is estimated that 55 percent of the trips will 

start or end from the southwest via OR 99E, 25 percent from the northeast on OR 99E, 10 percent 

to the north on Redwood Street, and 10 percent from the east on SW 13th Avenue. For trucks, 75 

percent of trips are assumed to start or end from the southwest on OR 99E via the Pine Street 

truck route, and the remaining 25 percent from the northeast on OR 99E via the Sequoia Parkway 

truck route. No trucks are assumed to be using 13th Avenue or Ivy Road to access OR 99E. The 

assumed trip distribution for the 

proposed project can be seen in 

Figure 4.  

 

FIGURE 4: DISTRIBUTION OF SITE 

GENERATED TRIPS 

 

  

 

10 City of Canby Travel Forecast Tool, select zone model run for Traffic Analysis Zone 162. 
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IN-PROCESS DEVELOPMENTS 

In addition to the trips generated from the proposed project, trips from approved but not fully 

occupied developments in Canby were added to study intersections (see Table 6). These represent 

trips that were not counted in the original traffic count data but will be added to area roadways as 

the individual developments build out. These trips were distributed throughout the city based on 

each traffic study and added to the applicable study intersections.  

TABLE 6: IN-PROCESS DEVELOPMENT TRIPS 

 

  

DEVELOPMENT NAME 

% 

OCCUPIED

* 

APPROVED TRIPS REMAINING 

AM PEAK PM PEAK 
DAILY 

TRIPS 
IN OUT TOTAL IN OUT TOTAL 

ALPHA SCENTS 0% 20 6 26 8 21 29 57 

ACTIVE WATER SPORTS 0% 10 2 12 6 13 19 125 

BBC STEEL 0% 15 4 19 5 16 21 122 

BE GROUP 100% 24 7 31 15 26 41 262 

CLARK WAREHOUSE 100% 13 2 15 3 13 16 141 

REIMERS INDUSTRIAL 80% 40 11 51 9 25 34 231 

N PINE STREET 

SUBDIVISION 
0% 8 25 33 26 16 42 75 

TOFTE FARMS PHASE 6 0% 3 9 12 10 6 16 151 

SHAKESPEARE 0% 45 36 81 31 58 89 1,569 

STANTON FURNITURE 0% 49 15 64 20 49 69 460 

S HOPE VILLAGE 

EXPANSION 
0% 12 21 33 24 19 43 606 

CARUSO PRODUCE 

DISTRIBUTION FACILITY 
0% 15 4 19 5 15 20 185 

WEST LIGHT INDUSTRIAL 0% 101 31 132 44 100 144 949 

REDWOOD LANDING 2 0% 5 16 21 18 11 29 274 

 Total 360 189 549 224 388 612 5,207 
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BACKGROUND TRAFFIC 

In addition to the trips from approved citywide developments, a 1 percent compound annual 

growth rate was applied to all movements at study intersections to capture other background 

regional trip growth not related to citywide development. This growth rate will be applied between 

2020 and the build years of 2022 and 2026 to represent regional background traffic growth for the 

horizon years at study intersections.  

PLANNING HORIZONS 

The planning horizon years selected for analysis are 2022 and 2026, which represents the expected 

years of build out (phases 1 and 2) and occupancy for the proposed project. Both planned horizon 

years will be evaluated with high intensity land use and ITE land use. Six scenarios were evaluated 

to allow for the identification of capacity constraints associated with proposed project, including: 

• 2022 Background Conditions – Existing traffic volumes plus background traffic growth.  

• 2022 Project Conditions (Phase 1 with high intensity land use)– Existing traffic volumes 
plus background traffic growth, with the added traffic associated with the proposed Canby South 

Development (Phase 1).  

• 2022 Project Conditions (Phase 1 with ITE land use)– Existing traffic volumes plus 
background traffic growth, with the added traffic associated with the proposed Canby South 

Development (Phase 1). 

• 2026 Background Conditions (with Phase 1 high intensity land use) – Traffic volumes 
associated with the 2022 high use project conditions plus background traffic growth through 

2026. 

• 2026 Background Conditions (with Phase 1 ITE land use) – Traffic volumes associated 

with the 2022 ITE land use project conditions plus background traffic growth through 2026. 

• 2026 Project Conditions (with Phase 2 with high intensity land use) - Traffic volumes 

associated with background traffic growth through 2026, with the added traffic associated with 

the proposed Canby South Development (phases 1 and 2). 

• 2026 Project Conditions (with Phase 2 with ITE land use) - Traffic volumes associated 

with background traffic growth through 2026, with the added traffic associated with the 

proposed Canby South Development (phases 1 and 2). 
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SECTION 4. FUTURE CONDITIONS 

The following section summarizes the peak hour transportation operating conditions for the 

planning horizon years of 2022 and 2026. Future traffic operating conditions were analyzed at the 

study intersections to determine if the transportation network can support traffic generated by the 

proposed project. If intersection mobility standards are not met, then mitigations may be 

necessary to improve network performance.  

2022 INTERSECTION OPERATIONS 

Figure 5-9 show 2022 volumes for background conditions and the two Phase 1 build conditions. 

The build conditions include volumes at the five site accesses Table 6 and 7 show the future 2022 

intersection operations at study intersections for a.m. and p.m. peaks, without and with Phase 1 of 

the proposed project. As shown, two intersections continue to fail the mobility standard under 2022 

background conditions: OR 99E/Haines Rd and OR 99E/Pine Street. In addition, OR 99E/Ivy Street 

fails to meet the mobility standard in the p.m. peak hour. The rest of the intersections function 

within their standards, including the five site accesses in the build scenarios. 

The OR 99E/Haines Street continues to fail mobility standards due to increased delay on the stop-

controlled side street. The project increases the v/c ratio as up to 72 more trips are added to the 

approach in the p.m. peak. More discussion on potential mitigations at this location are discussed 

in the recommendations section. Under Phase 1, the project (under either land use) will add less 

than 400 daily trips to the intersection, which does contribute to further degradation of the 

intersection per the Oregon Highway Plan11. 

The project (whether high intensity or ITE land use) does not increase the v/c ratio at OR 99E/Pine 

Street during the p.m. peak. Therefore, the project does not contribute to further degradation at 

this intersection. 

For OR 99E/Ivy Street during the p.m. peak the v/c ratio is expected to change by 0.01-0.03 

depending on the project land use. For the high intensity land use, 73 and 154 total p.m. peak trips 

are added to the intersections at Pine Street and Ivy Street, respectively. It is expected that the 

project will add more than 400 daily trips to the OR 99E/Ivy Street intersection, which contributes 

to further degradation per the Oregon Highway Plan. 

 

11 Oregon Highway Plan, Action 1F.5, Updated 2015. 
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 FIGURE 5: 2022 BACKGROUND VOLUMES 
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FIGURE 6: 2022 PROJECT BUILD VOLUMES - HIGH INTENSITY LAND USE 
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FIGURE 7: 2022 PROJECT BUILD VOLUMES AT SITE ACCESSES – HIGH INTENSITY LAND USE 
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FIGURE 8: 2022 PROJECT BUILD VOLUMES - ITE LAND USE 
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FIGURE 9: 2022 PROJECT BUILD VOLUMES AT SITE ACCESSES – ITE LAND USE 
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TABLE 2: 2022 INTERSECTION OPERATIONS – AM PEAK 

  

INTERSECTION 
MOBILITY 

STANDARD 

2022 BACKGROUND 

CONDITIONS 

2022 PROJECT 

PHASE 1 

CONDITIONS (HIGH 

LAND USE) 

2022 PROJECT PHASE 

1 CONDITIONS (ITE 

LAND USE) 

DELAY LOS V/C DELAY LOS V/C DELAY LOS V/C 

IVY ST/OR 99E** 0.95 V/C 82.5 F 0.85 92.8 F 0.88 87.6 F 0.86 

PINE ST/NE 4TH AVE 

/OR 99E** 
0.90 V/C 21.5 C 0.78 21.6 C 0.79 21.5 C 0.78 

OR 99E/REDWOOD ST 

/SEQUOIA PKWY** 
0.90 V/C 17.1 B 0.53 17.9 B 0.54 17.5 B 0.54 

OR 99E/HAINES RD* 0.80 V/C 13/ 403 B/F 
0.38/ 

1.48 
14/641 B/F 

0.38/

1.94 
14/522 B/F 

0.38/

1.71 

IVY ST/TOWNSHIP 

RD* 
0.95 V/C 9/26 A/D 

0.24/ 

0.16 
9/31 A/D 

0.24/

0.2 
9/28 A/D 

0.24/

0.18 

REDWOOD 

ST/TOWNSHIP RD* 

LOS D,  

0.85 V/C 
9.3 A 0.26 10 A 0.28 9.6 A 0.28 

SEQUOIA PKWY/S 

TOWNSHIP RD* 

LOS D,  

0.85 V/C 
10.7 B 0.38 12.7 B 0.42 11.7 B 0.42 

S MULINO RD/S 

TOWNSHIP RD* 
0.95 V/C 10.1 B 0.31 10.4 B 0.32 10.3 B 0.32 

SEQUOIA PKWY/13TH 

AVE* 
0.95 V/C 9.2 A 0.24 9.3 A 0.26 9.3 A 0.25 

MULINO RD/SE 1ST 

AVE* 
0.95 V/C 7/9 A/A 

0.08/ 

0.13 
7/9 A/A 

0.08/

0.13 
7/9 A/A 

0.08/

0.13 

SE 1ST AVE/S 

BREMER RD* 
0.95 V/C 8/10 A/B 

0.09/ 

0.08 
8/10 A/B 

0.1/ 

0.09 
8/10 A/B 

0.09/

0.09 

S TOWNSHIP RD/ 

ACCESS 1* 

LOS E, 

0.90 V/C 
 n/a  9/16 A/C 

0.2/ 

0.01 
9/15 A/C 

0.18/

0.01 

S TOWNSHIP RD/ 

ACCESS 2* 

LOS E, 

0.90 V/C 
 n/a  8/13 A/B 

0.2/ 

0.0 
8/13 A/B 

0.18/

0.01 

S TOWNSHIP RD/ 

ACCESS 3* 

LOS E, 

0.90 V/C 
 n/a  8/13 A/B 

0.19/

0.0 
8/12 A/B 

0.18/

0.01 

S TOWNSHIP RD/ 

ACCESS 4* 

LOS E, 

0.90 V/C 
 n/a  8/13 A/B 

0.2/ 

0.01 
8/13 A/B 

0.18/

0.01 

S MULINO RD/ 

ACCESS 5* 
0.95 V/C  n/a  0/10 A/A 

0.08/

0.0 
0/10 A/A 

0.08/

0.0 

Notes: * Stop-controlled intersection; ** Signalized intersection 

194



 

 
CANBY SOUTH DEVELOPMENT • TRANSPORTATION IMPACT ANALYSIS • MARCH 2021 27  

 

 

TABLE 6: 2022 INTERSECTION OPERATIONS – PM PEAK 

  

INTERSECTION 
MOBILITY 

STANDARD 

2022 BACKGROUND 

CONDITIONS 

2022 PROJECT PHASE 

1 CONDITIONS (HIGH 

LAND USE) 

2022 PROJECT PHASE 

1 CONDITIONS (ITE 

LAND USE) 

DELAY LOS V/C DELAY LOS V/C DELAY LOS V/C 

IVY ST/OR 99E** 0.95 V/C 115.1 F 0.99 123.3 F 1.02 118.1 F 1.00 

PINE ST/NE 4TH AVE 

/OR 99E** 
0.90 V/C 25.4 C 1.01 27 C 1.01 26 C 1.01 

OR 99E/REDWOOD ST 

/SEQUOIA PKWY** 
0.90 V/C 31.4 C 0.72 33.4 C 0.74 32.1 C 0.73 

OR 99E/HAINES RD* 0.80 V/C 13/653 B/F 
0.41/ 

1.77 
14/851 B/F 

0.41/

2.13 
14/724 B/F 

0.41/

1.9 

IVY ST/TOWNSHIP 

RD* 
0.95 V/C 9/50 A/E 

0.3/ 

0.35 
9/60 A/F 

0.3/ 

0.41 
9/52 A/F 

0.3/ 

0.37 

REDWOOD 

ST/TOWNSHIP RD* 

LOS D,  

0.85 V/C 
10.5 B 0.36 12.4 B 0.47 11.1 B 0.41 

SEQUOIA PKWY/S 

TOWNSHIP RD* 

LOS D,  

0.85 V/C 
12.9 B 0.45 21.8 C 0.70 15.1 C 0.55 

S MULINO RD/S 

TOWNSHIP RD* 
0.95 V/C 10.8 B 0.36 12.2 B 0.44 11.3 B 0.39 

SEQUOIA PKWY/13TH 

AVE* 
0.95 V/C 8.8 A 0.23 8.8 A 0.25 8.8 A 0.24 

MULINO RD/SE 1ST 

AVE* 
0.95 V/C 8/9 A/A 

0.13/ 

0.09 
8/9 A/A 

0.13/

0.09 
8/9 A/A 

0.13/

0.09 

SE 1ST AVE/S 

BREMER RD* 
0.95 V/C 8/11 A/B 

0.12/ 

0.05 
8/11 A/B 

0.15/

0.06 
8/11 A/B 

0.13/

0.05 

S TOWNSHIP RD/ 

ACCESS 1* 

LOS E, 

0.90 V/C 
 n/a  0/20 A/C 

0.25/

0.01 
0/17 A/C 

0.21/

0.01 

S TOWNSHIP RD/ 

ACCESS 2* 

LOS E, 

0.90 V/C 
 n/a  8/16 A/C 

0.23/

0.14 
8/14 A/B 

0.2/ 

0.05 

S TOWNSHIP RD/ 

ACCESS 3* 

LOS E, 

0.90 V/C 
 n/a  8/14 A/B 

0.21/

0.15 
8/13 A/B 

0.19/

0.05 

S TOWNSHIP RD/ 

ACCESS 4* 

LOS E, 

0.90 V/C 
 n/a  8/15 A/B 

0.2/ 

0.07 
8/14 A/B 

0.18/

0.03 

S MULINO RD/ 

ACCESS 5* 
0.95 V/C  n/a  0/10 A/B 

0.09/

0.0 
0/10 A/B 

0.09/

0.0 

Notes: * Stop-controlled intersection; ** Signalized intersection 
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2026 INTERSECTION OPERATIONS 

In 2026, it is expected that the project expansion will be completed. Since the background volume 

for year 2026 will be dependent on which land use is assumed, two different background volumes 

are shown. Figure 10-17 present the background and build conditions volume sets. The following 

tables show the future 2026 intersection operations with and without the Phase 1 expansion. As 

shown, there are no significant additional intersection impacts. The same intersections are still 

failing to meet mobility standards. 

The OR 99E/Haines Street continues to fail mobility standards due to increased delay on the stop-

controlled side street. Phase 2 of the project increases this delay as up to 11 more trips are added 

to the approach in the p.m. peak. More discussion on potential mitigations at this location are 

discussed in the recommendations section. Under the ITE land use scenario, the v/c ratio increases 

due to the project, but the total daily added trips are less than the 400-trip OHP threshold to 

determine whether the intersection is further degraded. Under the high intensity land use scenario, 

the v/c ratio doesn’t increase and thus the intersection is not further degraded. 

The project (whether high intensity or ITE land use) does not increase the v/c ratio at OR 99E/Pine 

Street or OR 99E/Ivy Street during the p.m. peak. Thus, the intersections are not further 

degraded. There is a relatively small increase in trips between Phase 1 and Phase 1. For the high 

intensity land use, 12 and 25 total p.m. peak trips are added to the intersections at Pine Street and 

Ivy Street, respectively.  
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FIGURE 10: 2026 BACKGROUND VOLUMES – HIGH INTENSITY LAND USE 
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 FIGURE 11: 2026 BACKGROUND VOLUMES AT SITE ACCESSES – HIGH INTENSITY LAND USE 
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FIGURE 12: 2026 BACKGROUND VOLUMES – ITE LAND USE 
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 FIGURE 13: 2026 BACKGROUND VOLUMES AT SITE ACCESSES – ITE LAND USE 
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FIGURE 14: 2026 PROJECT BUILD VOLUMES - HIGH INTENSITY LAND USE 
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FIGURE 15: 2026 PROJECT BUILD VOLUMES AT SITE ACCESSES – HIGH INTENSITY LAND USE 
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FIGURE 16: 2026 PROJECT BUILD VOLUMES - ITE LAND USE 
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FIGURE 17: 2026 PROJECT BUILD VOLUMES AT SITE ACCESSES – ITE LAND USE 
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TABLE 7: 2026 INTERSECTION OPERATIONS – AM PEAK, HIGH INTENSITY LAND USE 

  

INTERSECTION 
MOBILITY 

STANDARD 

2026 PHASE 1 (HIGH LAND 

USE) BACKGROUND 

CONDITIONS 

2026 PROJECT PHASE 2 

CONDITIONS (HIGH LAND 

USE) 

DELAY LOS V/C DELAY LOS V/C 

IVY ST/OR 99E** 0.95 V/C 102.9 F 0.91 105.2 F 0.92 

PINE ST/NE 4TH AVE /OR 99E** 0.90 V/C 22.4 C 0.84 22.5 C 0.84 

OR 99E/REDWOOD ST /SEQUOIA 

PKWY** 
0.90 V/C 18.5 B 0.56 18.6 B 0.56 

OR 99E/HAINES RD* 0.80 V/C 15/777 B/F 0.39/2.22 15/870 B/F 0.39/2.4 

IVY ST/TOWNSHIP RD* 0.95 V/C 9/34 A/D 0.25/0.22 9/35 A/E 0.25/0.22 

REDWOOD ST/TOWNSHIP RD* 
LOS D,  

0.85 V/C 
10.1 B 0.29 10.3 B 0.31 

SEQUOIA PKWY/S TOWNSHIP RD* 
LOS D,  

0.85 V/C 
13 B 0.44 13.5 B 0.45 

S MULINO RD/S TOWNSHIP RD* 0.95 V/C 10.7 B 0.34 10.7 B 0.34 

SEQUOIA PKWY/13TH AVE* 0.95 V/C 9.3 A 0.27 9.3 A 0.27 

MULINO RD/SE 1ST AVE* 0.95 V/C 7/9 A/A 0.08/0.13 7/9 A/A 0.08/0.13 

SE 1ST AVE/S BREMER RD* 0.95 V/C 8/10 A/B 0.1/0.09 8/10 A/B 0.11/0.09 

S TOWNSHIP RD/ ACCESS 1* 
LOS E, 

0.90 V/C 
9/17 A/C 0.2/0.01 10/17 A/C 0.22/0.01 

S TOWNSHIP RD/ ACCESS 2* 
LOS E, 

0.90 V/C 
8/13 A/B 0.2/0 8/14 A/B 0.21/0 

S TOWNSHIP RD/ ACCESS 3* 
LOS E, 

0.90 V/C 
8/13 A/B 0.2/0 8/13 A/B 0.2/0 

S TOWNSHIP RD/ ACCESS 4* 
LOS E, 

0.90 V/C 
8/13 A/B 0.2/0.01 8/14 A/B 0.21/0.01 

S MULINO RD/ ACCESS 5* 0.95 V/C 0/10 A/A 0.08/0 0/10 A/A 0.08/0 

Notes: * Stop-controlled intersection; ** Signalized intersection 
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TABLE 8: 2026 INTERSECTION OPERATIONS – AM PEAK, ITE LAND USE 

  

INTERSECTION 
MOBILITY 

STANDARD 

2026 PHASE 1 (ITE LAND 

USE) BACKGROUND 

CONDITIONS 

2026 PROJECT PHASE 2 

CONDITIONS (ITE LAND 

USE) 

DELAY LOS V/C DELAY LOS V/C 

IVY ST/OR 99E** 0.95 V/C 97.1 F 0.89 98.4 F 0.90 

PINE ST/NE 4TH AVE /OR 99E** 0.90 V/C 22.3 C 0.83 22.4 C 0.83 

OR 99E/REDWOOD ST /SEQUOIA 

PKWY** 
0.90 V/C 18.2 B 0.55 18.3 B 0.56 

OR 99E/HAINES RD* 0.80 V/C 14/673 B/F 0.39/2.02 14/673 B/F 0.39/2.02 

IVY ST/TOWNSHIP RD* 0.95 V/C 9/31 A/D 0.25/0.2 9/31 A/D 0.25/0.2 

REDWOOD ST/TOWNSHIP RD* 
LOS D,  

0.85 V/C 
9.7 A 0.29 9.8 A 0.29 

SEQUOIA PKWY/S TOWNSHIP RD* 
LOS D,  

0.85 V/C 
11.9 B 0.44 12.1 B 0.44 

S MULINO RD/S TOWNSHIP RD* 0.95 V/C 10.5 B 0.33 10.6 B 0.34 

SEQUOIA PKWY/13TH AVE* 0.95 V/C 9.3 A 0.26 9.3 A 0.26 

MULINO RD/SE 1ST AVE* 0.95 V/C 7/9 A/A 0.08/0.13 7/9 A/A 0.08/0.13 

SE 1ST AVE/S BREMER RD* 0.95 V/C 8/10 A/B 0.09/0.09 8/10 A/B 0.09/0.09 

S TOWNSHIP RD/ ACCESS 1* 
LOS E, 

0.90 V/C 
9/16 A/C 0.18/0.01 9/16 A/C 0.18/0.01 

S TOWNSHIP RD/ ACCESS 2* 
LOS E, 

0.90 V/C 
8/13 A/B 0.19/0.01 8/13 A/B 0.19/0.01 

S TOWNSHIP RD/ ACCESS 3* 
LOS E, 

0.90 V/C 
8/12 A/B 0.19/0.01 8/12 A/B 0.19/0.01 

S TOWNSHIP RD/ ACCESS 4* 
LOS E, 

0.90 V/C 
8/13 A/B 0.19/0.01 8/13 A/B 0.19/0.01 

S MULINO RD/ ACCESS 5* 0.95 V/C 0/10 A/A 0.08/0 0/10 A/A 0.08/0 

Notes: * Stop-controlled intersection; ** Signalized intersection 
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TABLE 9: 2026 INTERSECTION OPERATIONS – PM PEAK, HIGH INTENSITY LAND USE 

 

  

INTERSECTION 
MOBILITY 

STANDARD 

2026 PHASE 1 (HIGH LAND 

USE) BACKGROUND 

CONDITIONS 

2026 PROJECT PHASE 2 

CONDITIONS (HIGH LAND 

USE) 

DELAY LOS V/C DELAY LOS V/C 

IVY ST/OR 99E** 0.95 V/C 136.4 F 1.06 137.9 F 1.06 

PINE ST/NE 4TH AVE /OR 99E** 0.90 V/C 30.8 C 1.05 31.4 C 1.05 

OR 99E/REDWOOD ST /SEQUOIA 

PKWY** 
0.90 V/C 36.2 D 0.77 36.5 D 0.77 

OR 99E/HAINES RD* 0.80 V/C 15/1124 B/F 0.42/2.63 15/1124 B/F 0.42/2.63 

IVY ST/TOWNSHIP RD* 0.95 V/C 9/72 A/F 0.31/0.47 9/74 A/F 0.31/0.48 

REDWOOD ST/TOWNSHIP RD* 
LOS D,  

0.85 V/C 
12.8 B 0.49 13.2 B 0.51 

SEQUOIA PKWY/S TOWNSHIP RD* 
LOS D,  

0.85 V/C 
23.3 C 0.72 26.7 D 0.77 

S MULINO RD/S TOWNSHIP RD* 0.95 V/C 12.5 B 0.46 12.8 B 0.47 

SEQUOIA PKWY/13TH AVE* 0.95 V/C 8.8 A 0.26 8.9 A 0.27 

MULINO RD/SE 1ST AVE* 0.95 V/C 8/9 A/A 0.13/0.09 8/9 A/A 0.13/0.09 

SE 1ST AVE/S BREMER RD* 0.95 V/C 8/11 A/B 0.15/0.06 8/11 A/B 0.15/0.06 

S TOWNSHIP RD/ ACCESS 1* 
LOS E, 

0.90 V/C 
0/20 A/C 0.26/0.01 0/21 A/C 0.27/0.01 

S TOWNSHIP RD/ ACCESS 2* 
LOS E, 

0.90 V/C 
8/16 A/C 0.24/0.14 8/17 A/C 0.25/0.17 

S TOWNSHIP RD/ ACCESS 3* 
LOS E, 

0.90 V/C 
8/15 A/B 0.22/0.15 8/15 A/C 0.22/0.18 

S TOWNSHIP RD/ ACCESS 4* 
LOS E, 

0.90 V/C 
8/15 A/C 0.2/0.07 8/15 A/C 0.21/0.08 

S MULINO RD/ ACCESS 5* 0.95 V/C 0/10 A/B 0.1/0 0/10 A/B 0.1/0 

Notes: * Stop-controlled intersection; ** Signalized intersection 
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TABLE 10: 2026 INTERSECTION OPERATIONS – PM PEAK, ITE LAND USE 

  

INTERSECTION 
MOBILITY 

STANDARD 

2026 PHASE 1 (ITE LAND 

USE) BACKGROUND 

CONDITIONS 

2026 PROJECT PHASE 2 

CONDITIONS (ITE LAND 

USE) 

DELAY LOS V/C DELAY LOS V/C 

IVY ST/OR 99E** 0.95 V/C 130.4 F 1.04 130.9 F 1.04 

PINE ST/NE 4TH AVE /OR 99E** 0.90 V/C 29.5 C 1.05 29.6 C 1.05 

OR 99E/REDWOOD ST /SEQUOIA 

PKWY** 
0.90 V/C 34.8 C 0.76 34.9 C 0.76 

OR 99E/HAINES RD* 0.80 V/C 14/938 B/F 0.42/2.3 14/995 B/F 0.42/2.4 

IVY ST/TOWNSHIP RD* 0.95 V/C 9/61 A/F 0.31/0.42 9/62 A/F 0.31/0.43 

REDWOOD ST/TOWNSHIP RD* 
LOS D,  

0.85 V/C 
11.6 B 0.43 11.7 B 0.43 

SEQUOIA PKWY/S TOWNSHIP RD* 
LOS D,  

0.85 V/C 
15.8 C 0.57 16.3 C 0.59 

S MULINO RD/S TOWNSHIP RD* 0.95 V/C 11.6 B 0.41 11.7 B 0.42 

SEQUOIA PKWY/13TH AVE* 0.95 V/C 8.8 A 0.25 8.8 A 0.25 

MULINO RD/SE 1ST AVE* 0.95 V/C 8/9 A/A 0.13/0.09 8/9 A/A 0.13/0.09 

SE 1ST AVE/S BREMER RD* 0.95 V/C 8/11 A/B 0.14/0.06 8/11 A/B 0.14/0.06 

S TOWNSHIP RD/ ACCESS 1* 
LOS E, 

0.90 V/C 
0/17 A/C 0.21/0.01 0/17 A/C 0.22/0.01 

S TOWNSHIP RD/ ACCESS 2* 
LOS E, 

0.90 V/C 
8/14 A/B 0.2/0.05 8/14 A/B 0.21/0.06 

S TOWNSHIP RD/ ACCESS 3* 
LOS E, 

0.90 V/C 
8/13 A/B 0.19/0.06 8/10 A/B 0.2/0.06 

S TOWNSHIP RD/ ACCESS 4* 
LOS E, 

0.90 V/C 
8/14 A/B 0.19/0.03 8/14 A/B 0.19/0.03 

S MULINO RD/ ACCESS 5* 0.95 V/C 0/10 A/B 0.1/0 0/10 A/B 0.1/0 

Notes: * Stop-controlled intersection; ** Signalized intersection 
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SECTION 5. RECOMMENDATIONS   

The following section summarizes the key findings and recommendations related to the proposed 

project. 

MOTOR VEHICLE IMPROVEMENTS 

This section addressed four intersections that were identified as potentially needing mitigations in 

the future. 

OR 99E/IVY STREET 

This intersection fails to meet mobility standards in 2022 background p.m. peak conditions due to 

in-process developments and regional growth. While the project does not cause this intersection to 

fail, the v/c ratio does increase 0.01-0.03 under the Phase 1 build scenario. 

No mitigations are identified for this intersection in the Canby TSP, so a sensitivity analysis was 

performed to test potential mitigations. The critical movement is the westbound left which sees an 

increase in congestion due to the project. The first test showed that adding a second westbound 

left turn on OR 99E and adjusting signal timing would achieve a 0.90 v/c ratio under 2026 high 

intensity build conditions, less than the 0.95 v/c standard. Since this dual westbound left may not 

be possible, another test was performed with adding a northbound right turn lane on Ivy Street 

and an eastbound right turn lane on OR 99E instead. This brought the v/c ratio to 0.96 for the high 

intensity land use build and 0.93 for the ITE land use build. Due to right-of-way and land use 

impact concerns with these improvements within the downtown Canby area (designated as an 

STA), further coordination and potential study is needed in collaboration with ODOT to determine 

what (if any) mitigation would be appropriate. 

This project also adds more than 400 daily trips to the intersection, which in combination with a v/c 

ratio increase, the OHP classifies as contributing to the further degradation of the intersection. 

Project trips contribute 2-4 percent of the intersection total entering volume (TEV) in 2026.  

OR 99E/PINE STREET 

This intersection fails mobility standards in the existing 2020 p.m. peak conditions and continues to 

be congested for all future scenarios. The project does not cause this intersection to fail and 

doesn’t increase the v/c ratio under Phase 1 or Phase 2. 

The Canby TSP includes a financially constrained improvement project for this intersection that 

would add a westbound right-turn lane on OR 99E, a southbound left-turn lane on the NE 4th 

Avenue approach to OR 99E that would convert the approach to two left turn lanes and a shared 

through-right lane, and signal timing adjustments. This planned improvement mitigates the 

substandard condition to an intersection v/c of 0.81, and the OR 99E/Pine Street intersection will 

no longer be expected to exceed the adopted v/c ratio standard of 0.90 during the p.m. peak. 
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This project doesn’t increase the intersection v/c ratio and therefore does not further degrade 

intersection performance from no build conditions, per the OHP. Project trips contribute 1-3 percent 

of the intersection TEV in 2026. This project is already included on the City’s Transportation 

System Development Charge list. Further coordination is needed in collaboration with ODOT to 

determine what (if any) mitigation would be appropriate at this time vs. contribution to the planned 

improvement project. 

OR 99E/HAINES STREET 

This intersection fails to meet its mobility standard under existing conditions and will continue to 

get worse with growth from background development and the proposed project. There is no 

improvement identified at this location in the Canby TSP, though it does identify this intersection as 

being substandard after all planned city improvements. Turn channelization has already been 

provided. The intersection does meet preliminary traffic signal warrants in year 2022 under 

background conditions. 

This project also adds more than 400 daily trips to the intersection under full buildout, which along 

with the intersection v/c ratio increases, the OHP classifies as further degrading intersection 

performance. Project trips contribute 1-3 percent of the intersection total entering volume (TEV) in 

2026. Further coordination and potential study are needed in collaboration with ODOT to determine 

what (if any) mitigation would be appropriate. 

IVY STREET/TOWNSHIP ROAD 

Although this intersection does not exceed the relevant mobility standards (v/c ratio 0.95 for 

Clackamas County) it does operate at LOS F with substantial side street delay under Phase 1 build 

conditions. There is a signal planned at this location and the design work is already in progress. 

The intersection does not meet preliminary signal warrants in 2026 build conditions under either 

land use. However, it is within 30 trips, so the City should continue to monitor when this location is 

likely to meet warrants. The signal, if installed, would have a v/c of 0.67 and LOS of B under 2026 

high intensity land use build conditions, mitigating the long side street delays. 

SITE FRONTAGE RECOMMENDATIONS 

The project site frontage along Township Road is under City jurisdiction while S Mulino Road is 

under County jurisdiction. Both roadways are designated as collector roadways in the TSP and thus 

should be constructed to the City collector standard. It appears that the cross-section on the site 

plan has omitted bike lanes from the roadway, which should be included on a collector roadway. It 

is assumed that the City and the developer will work together determine required frontage 

improvements and right-of-way dedications. 

SITE ACCESS RECOMMENDATIONS 

Access to the site is proposed via four driveways on Township Road and one driveway on S Mulino 

Road. Two of the driveways are assumed to serve trucks only, two serve passenger cars only 
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serving the employee parking lot, and one is shared. In addition, one gated emergency access is 

shown on S Mulino Drive. Although access management standards are met for these driveways, it 

is recommended that their final location be coordinated with any existing or planned accesses on 

the north side of Township Road to avoid potential turning conflicts. 

SIGHT DISTANCE RECOMMENDATIONS 

Preliminary sight distance evaluation from the proposed access indicates that it would be expected 

to provide adequate sight distance. Prior to occupancy, sight distance at all access points will need 

to be verified, documented, and stamped by a registered professional Civil or Traffic Engineer 

licensed in the State of Oregon. 

PEDESTRIAN/BICYCLE IMPROVEMENTS 

Sidewalks and bike lanes are recommended to be included along the site frontage of Township 

Road and S Mulino Road. The proposed internal circulation will include sidewalks connecting to the 

parking lots and building. Bike parking should be provided in accordance with City of Canby 

standards. 
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DRAFT MEMORANDUM 

DATE:  April 19, 2021 

TO:  Don Hardy and Ryan Potter | City of Canby 

FROM:  Amanda Deering, PE and Kevin Chewuk, PTP | DKS Associates 

SUBJECT:  Canby South Fee-in-lieu Analysis Project #11010-118 

 

INTRODUCTION 

This memorandum summarizes the methods and mitigations required to address transportation 

impacts associated with the proposed Canby South Industrial development located along S 

Township Road between Sequoia Parkway and S Mulino Road in Canby, Oregon. Specifically, the 

purpose is to identify a fee-in-lieu contribution for system-wide improvements benefiting the OR 

99E corridor. 

PROJECT BACKGROUND 

The Transportation Impact Analysis for the proposed site1 identified a project impact at the OR 

99E/Ivy Street and OR 99E/Haines Road intersections, as these intersections exceed mobility 

standards without and with the proposed project. No transportation improvements are planned at 

these intersections within the planning horizon of the Canby Transportation System Plan (through 

the year 2030). Oregon Highway Plan Action 1F.5 requires that in this case, the mobility target is 

to avoid further degradation of intersection operations. However, traffic generated from the 

proposed site causes operations to further degrade at both intersections.  

No feasible capacity increasing improvements were identified in the Transportation Impact Analysis 

(TIA), so other performance improving actions will be considered including enhancing system 

connectivity and opportunities for vehicles, pedestrians, and bicycles. 

  

 

1 Canby South Development Transportation Impact Analysis, DKS Associates, March 2021. 
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FEE-IN-LIEU ANALYSIS 

Instead of targeted intersection capacity improvements, this memorandum looks at system-wide 

approaches that can be used to mitigate the project impact. In this case, this includes a “fee-in-

lieu” approach, where the developer pays for a share of the system improvement in lieu of paying 

for capacity improvements at a specific intersection. In this case, the system improvement is the S 

Walnut Road extension and associated improvements. 

More information on the project, its benefits, and the proportional fee the developer would 

contribute is discussed in this section. 

S WALNUT ROAD EXTENSION PROJECT 

The Canby TSP includes a project to provide an additional roadway connection between OR 99E 

and the Canby Industrial Area in the southeast portion of the city. The original alignment has been 

adjusted due to development constraints. Further analysis2 led to a recommended alignment that 

would extend S Walnut Road from SE 1st Avenue to OR 99E, roughly between the Otto Road and 

Territorial Road intersections (Figure 1). 

FIGURE 1: S WALNUT ROAD EXTENSION 

 

Benefits of this project include an additional access point to the OR 99E highway, which can 

distribute trips from the adjacent industrial development between more intersections, thereby 

spreading the load. This connection also provides opportunity for additional bicycle and pedestrian 

network connections. 

 

2 Canby S Walnut Road Extension TSP Amendment, DKS Associates, November 2019. 
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A sensitivity analysis3 for the S Walnut Road extension determined that the extension is expected 

to be needed by 2030. S Walnut Road is recommended to include two 12-foot travel and a 14-foot 

center turn lane, bike lanes (50-foot paved width), and sidewalks between SE 1st Avenue and OR 

99E, while S Walnut Road between SE 1st Avenue and Sequoia Parkway is recommended to include 

two 12-foot travel lanes and a 6-foot striped median (30-foot paved width), sharrows for bike 

travel, and sidewalks4. Intersection upgrades at nearby intersections would also be included in this 

package. From the S Walnut Road TSP Amendment, the estimated cost of this project is 

approximately $17,100,000 (Table 1).  

TABLE 1: S WALNUT ROAD TRANSPORTATION IMPROVEMENTS 

This project has been partially funded by City Transportation System Development Charges (SDCs) 

and the developer’s contribution would help fund some of the remaining associated improvements 

in place of mitigations at the impacted intersections, OR 99E/Haines Road and OR 99E/Ivy Street. 

  

 

3 Canby S Walnut Road Extension Sensitivity Analysis, DKS Associates, May 2020. 

4 Canby S Walnut Road TSP Amendment, DKS Associates, November 2019. 

PROJECT PROJECT SUMMARY 
PLANNING LEVEL COST 

ESTIMATE 

S WALNUT RD EXTENSION 

Construct 3-lane collector 

roadway from SE 1st Ave to 

OR 99E 

$7,100,000 

S WALNUT RD UPGRADE 

Upgrade to a 3-lane collector 

from SE 1st Ave to Sequoia 

Pkwy 

$3,300,000 

SE 1ST AVE UPGRADE 

Upgrade to a 3-lane collector 

from Hazel Dell Way to S 

Mulino Rd 

$3,100,000 

OR 99E/S WALNUT RD EXTENSION Install a traffic signal $1,100,000 

SE HAZEL DELL WAY/SEQUOIA PKWY Install a traffic signal $700,000 

SE 1ST AVE/S WALNUT RD Install a roundabout $1,800,000 

TOTAL  $17,100,000 
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METHODOLOGY 

Proportional share is the percentage of the improvement the developer would contribute to offset 

the impact of the proposed project at other study intersections in the area, in this case OR 99E/ 

Haines Road and OR 99E/Ivy Street. This is calculated from development trips added to the 

intersection compared to total volume growth over the TSP growth horizon (year 2030). In this 

case, the analysis assumes the ITE trip rate is chosen as most appropriate to the proposed build 

and full buildout assumes phase 2 will be built. The total volume growth is taken from the TSP 

volume data for the 20-year growth horizon that was used. 

In order to estimate the appropriate developer contribution, the following method was used: 

estimate what the cost would be to mitigate capacity issues at the two impacted intersections, 

apply the proportional share, then apply the resulting fee to implementation of the desired system-

wide project (S Walnut Road Extension). 

FEE-IN-LIEU CALCULATION 

The proportional share percentages were calculated for the development impact for each 

intersection as outlined in the assumptions section. The full project build adds 70 and 33 trips to 

the OR 99E/Ivy Street and OR 99E/Haines Road intersections, out of a total growth of 1,821 and 

880 vehicles, respectively. This yields a 3.8 percent proportional share for both intersections.  

Although no capacity improvements at OR 99E/Haines Road and OR 99E/Ivy Street were 

recommended in the TIA, two projects were assumed as mitigations for high-level cost-estimation 

purposes. At OR 99E/Haines Road, a dual-lane, large diameter, rural roundabout was used for 

mitigation cost estimates. This includes adjusting local street connections at that intersection. At 

OR 99E/Ivy Street, the mitigation assumed was adding a second westbound left turn lane from OR 

99E to Ivy Street. This would involve widening, signal modifications, and significant right-of-way5 

costs. Table 2 summarizes these cost estimates. 

  

 

5 Due to the high-level cost estimating methodology used for this analysis, a detailed review of potential private property 

impacts and corresponding costs was not conducted. As a placeholder for analysis purposes, $6M was included for 

property impacts. This cost could vary significantly and should be considered a high-level placeholder only. 
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TABLE 2: IMPACTED INTERSECTION MITIGATION COSTS 

When applied to the estimated cost of the impacted intersection mitigations the fee-in-lieu of 

intersection mitigation, to be applied to the S Walnut Road extension project, is estimated at 

$532,000 ($228,000 for OR 99E/Haines Road and $304,000 for OR 99E/Ivy Street). 

FINDINGS 

Since the TIA for the proposed Canby South development identified a project impact at the OR 

99E/Ivy Street and OR 99E/Haines Road intersections but no suitable mitigations were identified, 

an alternate fee-in-lieu approach was used to determine developer contribution. This approach 

means the developer would contribute their mitigation fees to advance a beneficial system 

improvement (S Walnut Road extension project) in lieu of paying for capacity improvements at the 

two impacted intersections. Proportional share of project impact was based on motor vehicle trip 

growth and was calculated to be 3.8 percent. This was applied to the cost of the hypothetical 

intersection capacity improvements (estimated at $14,000,000), to yield a fee-in-lieu totaling 

$532,000. 

LOCATION PROJECT 
PLANNING LEVEL COST 

ESTIMATE 

OR 99E/HAINES ROAD Dual-lane, rural roundabout $6,000,000 

OR 99E/IVY STREET 
Dual westbound left turn lanes 

on OR 99E 
$8,000,000 

TOTAL  $14,000,000 
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Preliminary for the project 11.19.2020 / Division Chief Matt English  

Revised 5/21/2021 with Jim Walker Fire Inspector and DC Matt English  

 

Canby South Project Conditions of Construction  

 

Occupancy = Business, Factory, Storage  

Initial Meeting for November 19th @ 10:30 am by Zoom 

The builder shall comply with the following reference material and items to be addressed. 

References: 

Canby Fire District web site, https://canbyfire.org/ 

Oregon Fire Code 2019 

Chapter 33 of the Oregon Fire Code for construction needs to be reviewed prior. - Hydrants installed and 

fire flow done prior to flammable construction materials on site.  

******Oregon Fire Code Chapter 33 Section 3312.1  Underground needs to be hydro tested,  flushed, 

Fire Sprinkler risers flushed, hydrants flushed and flow tested for Gallons Per Minute flow 

documentation.  Clackamas County and Canby Fire will be scheduled for the process for inspection. 

Chapter 22 of the Oregon Fire Code Combustible Dust Producing operation  

Mobile Emergency Radio Communications plan for 50K square feet and above 

https://canbyfire.org/commercial-construction/ 

 

Building Address @ 24 inch and contrasting with numbers at determined corner or corners of the 

building for Emergency Response clarity.  

Alarm Panel enunciator at the front  of building, pump room, at guard station if applicable.  

Extinguisher at enunciator panel location at the front of the building location. 

Knox Box at front entry or riser room doors = area determined during construction. Locate at 

https://www.knoxbox.com/ 
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Hydrant at the entry or entries and locations of the other hydrants will be outside the collapse area of 

the structure when possible.  

Hydrants at 300 feet center to center for fire operations. Blue ground reflector for all hydrants for the 

project as soon as they are put in service. ( Replaced if second lift of road surface is done later ) 

Public hydrants need to be installed if the water lines are updated around the project, Hydrants need to 

be installed per coordination with Canby Fire for distance and fire ground operations analysis.  

Fully fire sprinklered including overhangs. Dust collection system duct work will be protected with fire 

sprinkler heads to ensure suppression per Oregon Fire Code Chapter 22. 

Combination FDC head for Storz and screwed= 

Fire department connection (FDC) within 50 feet of a hydrant dedicated to the FDC, with address 

number on the FDC pipe, FDC pipe painted red, BRASS male plug for caps instead of plastic or pot metal 

caps for better security for the FDC head. FDC sign 12 x 18 also on the pipe. Five inch Storz connection 

incorporated in the FDC pipe or a separate riser if needed.  

 

Landscaping should be low growing vegetation to not block visibility of the Hydrants, FDC`s, or 

addressing on the building or entries from the street.   

PDF of approved prints for our Pre-Fire Plan program. 

Building will be fully Fire Sprinklered including overhangs. 

Fire sprinkler riser room door will be labeled with 8 inch label. “Fire Sprinkler Riser Room” “Alarm Panel” 

Fire sprinkler dry systems will trip test showing water under 60 seconds for acceptance at the most 

remote area. 

Fire Lanes painted red on curb with – No Parking Fire Lane in white -  and signage per Oregon Fire Code 

Fire Extinguishers will have 3-d signage mounted for easy visibility determined by CFD during usually at 

the height of the exit signage throughout. Extinguishers at 75 feet of travel, a extinguisher at the Entry 

way next to the alarm panel, and AED, and safety committee info for the rapid response team.  

NFPA references for the application and installation of all systems. 

Certificate of Occupancy will be signed off by Canby Fire after a complete walk through, inspection, and 

review for compliance.  
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