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Property Information 

Location:                           No Situs. NE corner of SE 13th Avenue and S Sequoia Parkway 
Tax Lots:                            41E03 00102 
Property Size:  12.31 acres 
Comprehensive Plan: LI Light Industrial 
Current Zoning:  LI Light Industrial, I-O Industrial Overlay 
Owner:   American Metals Corporation attn.: Paul D Worden 
Applicant:  VLMK Engineering and Design attn..: Jennifer Kimura 
Application Type: Site and Design Review, Conditional Use (Type III) 
City File Numbers:          DR 21-10 & CUP 21-02 
 
Existing Conditions 

The 12.31 acre parcel is located at the northeastern corner of S Sequoia Parkway and SE 13th Avenue 

and is currently a hazelnut orchard with no existing structures. This property is located within the 

Pioneer Industrial Park and the Industrial Area Overlay, and is directly adjacent to existing rail service 

provided by Molalla Rail.  

Project Overview 

The proposal is to construct a new warehouse building with accessory office and exterior laydown yard. 

The facility will include two interior 20 Ton craneways, one exterior 20 Ton craneway and laydown yard 

for the storage and distribution of steel tubing, bar and wide flange beams. The development will be 

similar to American Steel’s existing Canby facility (Township and Sequoia Parkway) with distribution of 

steel elements to the construction market in lieu of plate steel.  

The proposed development includes a rail spur extension into the building with service provided by 

Molalla Rail (OPR), anticipated rail deliveries/pickups for the facility would occur once per week, which 

may increase to twice per week dependent on demand. 

The warehouse would house steel tubing, bar and channels whereas steel beams would be stored in 

the yard.  The site would be supplied with the steel members via rail and truck.  Overhead cranes running 

the length of the warehouse and at the adjacent yard would be utilized for offloading from the rail cars 

and/or trucks.  Forklifts would also off-load steel beams from the rail cars for staging within the storage 

yard.  Client orders would be processed with cut-to-length saws located in the warehouse and within a 

shed located beneath the exterior craneway.  

The expected hours of operation will be between 5:30am to 11pm, Monday – Friday with an occasional 

Saturday shift (approximately 4x year).  The facility will have 13-15 employees working 2 shifts. 

Employee count may increase to 17 if operations necessitate. 

Staff Recommendation 

Based on the applications submitted and the facts, findings, and conclusions of this report, staff 
recommends Approval of DR 20-03 & CUP20-02 pursuant to the conditions of approval identified at 
the end of this Staff Report. 
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STAFF FINDINGS 
 
Applicable Code Sections 

Applicable criteria used in evaluating this application are listed in the following sections of the City of 

Canby’s Municipal Code: 

 9.48: Noise Control 

 16.08:   General Provisions 

 16.10:   Off-street Parking and Loading 

 16.32: M-1 Light Industrial Zone 

 16.35: I-O Canby Industrial Area Overlay Zone 

 16.43: Outdoor Lighting Standards 

 16.46:   Access Limitations on Project Density 

 16.49:   Site and Design Review 

 16.50:  Conditional Uses 
 

The following analysis evaluates the proposed project’s conformance with applicable approval criteria and 

other municipal code sections, as listed above in Section I and in the order that they appear in the Canby 

Municipal Code. 

9.48           Noise Control 

A. No person shall cause or permit sound(s) to intrude onto the property of another person which exceeds 

the maximum permissible sound levels set forth below in this section.  

B. The sound limitation established herein, as measured at or within the property boundary of the receiving 

land use, are as set forth in Table 1 appended to this chapter after any applicable adjustments provided for 

herein are applied.  When the sound limitations are exceeded, it shall constitute excessive and unnecessary 

sound(s) and shall be violations in their own right as well as being prima facie evidence of noise.  

C. This section is violated if any of the following occur: 

1. Any continuous sound that exceeds the limits of Table 1 for a cumulative total of greater than 5 

minutes in any 10-minute period;  

2. Any sound that exceeds the limits of Table 1 by 5 dBA for a cumulative total of greater than 1 

minute, but less than 5 minutes in any 10-minute period;   

3. Any sound that exceeds the limits of Table 1 by 10 dBA at any point in time; or  

4. Any sound that exceeds the ambient noise levels existing by 10 dBA created by a new industrial 

or commercial noise source on a previously unused industrial or commercial site.  
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Findings: The proposed development meets or exceeds these Requirements. All sounds are caused by 

lawful commercial business activity within an industrial zone. Per table 1, there are no limits to 

sound levels. During the neighborhood meeting, concerns of noise were voiced by several 

neighbors. To mitigate noise transfer to the extent possible, the design includes a dense 

landscape buffer, raised berm, and privacy fence with slats.  Additionally, hours of operation are 

proposed to be 5:30am to 10:30pm, preserving several hours of quiet in the middle of the night. 

9.48.050 Exceptions and Variances  

A. Exceptions.  The following sounds are exempted from the provisions of this chapter:  

1. – 2: N/A 

3. Railroad activities as defined in Subpart A, Part 201 of Title 40, CER of the Environmental 

Protection Agency’s railroad emission standards, incorporated herein by reference;  

4. -9: N/A 

10. Sounds caused by business operations in the commercial and industrial zones, provided the 

sounds result from lawful commercial business activity or manufacturing operations;  

11. – 14: N/A 

Findings: The proposed development qualifies for exceptions 3 and 10 of this section. Delivery by rail would 

occur one to two times per week. All sounds would be caused by lawful commercial business 

activity in an industrial zone. 

16.08  General Provisions 

16.08.150 Traffic impact study (TIS) 

 A. Purpose. The purpose of this section of the code is to implement Section 660-012- 0045(2)(b) of the 

State Transportation Planning Rule, which requires the city to adopt a process to apply conditions 

to development proposals in order to minimize adverse impacts to and protect transportation 

facilities. 
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Findings:  A Transportation Analysis Letter (TAL) has been completed by DKS and Associates. A 

summary of the study has been provided here, and the full TAL is attached to this document 

as Attachment B. 

 

Expected Additional Vehicle Trips:  

 Approximately 22 a.m. peak hour trips, 23 p.m. peak hour trips, and 208 daily trips. 

 The adjacent Arterial and Collector streets (i.e., Sequoia Parkway and SE 13th Avenue) and 

most nearby intersections will maintain a level of traffic volume that is consistent with their 

classifications and planned growth from the TSP.   

 This proposed project will contribute its proportional share towards System Development 

Charge improvement projects from the TSP that are needed to accommodate the forecasted 

growth. 

 The OR 99E intersection with Haines Road is forecasted to exceed ODOT mobility targets and 

does not have a planned transportation improvement within the planning horizon of the 

Canby TSP (through the year 2030). 

 The City has developed an alternate fee-in-lieu approach for this intersection that will be 

applied to this proposed project and results in a fee-in-lieu of $51,155, beyond the System 

Development Charge Fee noted above. 

 

Proposed Site Access: 

 Access proposed via three driveways, including two along SE 13th Avenue and one along 

Sequoia Parkway.  

 Access for all entering and exiting light vehicles would be via the easternmost driveway to 

SE 13th Avenue. All truck traffic would also enter the site via this driveway, with most exiting 

via the western driveway to SE 13th Avenue and the remainder exiting via the Sequoia 

Parkway driveway.  

 Access spacing standards are met for most of the proposed driveways. However, the 

proposed eastern driveway to SE 13th Avenue would be located near the east property line 

and would require a design modification to the County Code. No operational or safety issues 

are anticipated due to the low number of vehicles using the existing driveway that serves a 

single-family residence.  

 Preliminary sight distance evaluation indicated that adequate sight lines would likely be 

provided for each of the proposed roadway accesses should the sight triangle be cleared. 

However, prior to occupancy, sight distance at the proposed driveways would need to be 

verified, documented, and stamped by a registered professional Civil or Traffic Engineer 

licensed in the State of Oregon. 

 

Proposed Circulation: 

 Internal drive aisles would provide access from the connecting roadways to the on-site 

parking area and connect the driveways. Three proposed driveways would provide access 

for vehicles and bicycles. 
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 Sequoia Parkway includes bike lanes, and a shared-use path along the west side. The east 

side would be improved along the frontage of the proposed site to include a sidewalk with 

a buffer/landscape strip.  

 SE 13th Avenue would be improved with half-street improvements that will consist of an 8-

foot bike facility, and a 5-foot-wide sidewalk behind a 5-foot-wide landscape strip along the 

frontage of the proposed site.  

 The site includes a proposed sidewalk from SE 13th Avenue to the on-site parking area and 

to the entrances of the office building. 

 These facilities can adequately accommodate the expected additional vehicle, pedestrian, 

and bicycle trips.  

 

Transportation Approval Criteria and Livability Measures: 

 The proposed site adequately addresses each transportation approval criteria and livability 

measure. These criteria and measures are discussed in the next section. 

16.08.160    Safety and functionality standards 
  

 The City will not issue any development permits unless the proposed development complies with the 

city’s basic transportation safety and functionality standards, the purpose of which is to ensure that 

development does not occur in areas where the surrounding public facilities are inadequate. Upon 

submission of a development permit application, an applicant shall demonstrate that the development 

property has or will have the following:  

A. Adequate street drainage, as determined by the city.  

B. Safe access and clear vision at intersections, as determined by the city. 

C. Adequate public utilities, as determined by the city.  

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

E. Adequate frontage improvements as follows:  

1. Local streets and neighborhood connectors, a minimum paved width of 16 feet along the site’s 

frontage.  

2. Collector and arterial streets, a minimum paved width of 20 feet along the site’s frontage. 

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

F. Compliance with mobility standards identified in the TSP. If a mobility deficiency already exists, the 

development shall not create further deficiencies. (Ord 1340, 2011) 

 
Findings:   

 A. The development includes design for adequate street drainage with sediment manholes and 

drywells as conditioned by the City of Canby operations group.  

  

 B. The proposed driveway to Sequoia Parkway would be approximately 450 feet north and more 

than 700 feet south of the nearest roadways or driveways, complying with the spacing standard. 

The proposed western driveway to SE 13th Avenue would be approximately 250 feet east of 

Sequoia Parkway, and about 350 feet from the proposed eastern driveway to SE 13th Avenue, 
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complying with the spacing standard. However, the proposed eastern driveway to SE 13th 

Avenue would be located near the east property line, approximately 50 feet west of an existing 

driveway. Although the proposed driveway would be located 200 feet closer than the 250-foot 

spacing standard, no operational or safety issues are anticipated due to the low number of 

vehicles using the existing driveway that serves a single-family residence. A design modification 

to the County Code will be required.  

 

Prior to occupancy, sight distance at the proposed driveways will need to be verified, 

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

State of Oregon. Preliminary sight distance evaluation from the approximate location of the 

Sequoia Parkway driveway, and the approximate location of the western driveway to SE 13th 

Avenue indicates that the proposed connections would be expected to provide adequate sight 

distance in both directions.  

 

Preliminary sight distance evaluation from the approximate location of the eastern driveway to 

SE 13th Avenue indicates that the proposed connection would be expected to provide adequate 

sight distance looking to the west, but not to the east. Hedges and other vegetation along the 

property line between the proposed site and the neighboring property to the east, and along 

SE 13th Avenue in front of this neighboring property, limit the line of sight from this proposed 

driveway. Should this vegetation be pruned to clear the sight triangle, an estimated 350 feet of 

sight distance would likely be available to the curve of SE 13th Avenue. While this is less than 

the requirement assuming a 40-mph design speed, this curve has a posted speed limit of 

25mph, so westbound traffic would be traveling at slower speeds. This correlates to a design 

speed of 30-mph (or 5 mph over the posted speed), which requires 335 feet of sight distance. 

In this case, the proposed driveway would be expected to provide adequate sight distance.   

 

C. The site is served by power, natural gas, water and franchise utilities along the Sequoia Parkway 

with sanitary service provided within SE 13th front. A preliminary utility plan has been 

submitted and reviewed by Canby Public Works operations group for feasibility.  

 

D. Access to the site is proposed via three driveways, including two along SE 13th Avenue and one 

along Sequoia Parkway. The proposed eastern driveway to SE 13th Avenue will be full access, 

while the proposed driveway to Sequoia Parkway and the western driveway to SE 13th Avenue 

will only serve exiting truck traffic. Access for all entering and exiting light vehicles would be via 

the easternmost driveway to SE 13th Avenue. All truck traffic would also enter the site via this 

driveway, with most exiting via the western driveway to SE 13th Avenue and the remainder 

exiting via the Sequoia Parkway driveway. Internal driveways would provide access from the 

connecting roadways to the on-site parking area and connect the driveways. The site also 

includes a proposed sidewalk from SE 13th Avenue to the on-site parking area and to the 

entrances of the office building.   
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E. For collector and arterial streets, a minimum paved width of 20 feet along the site’s frontage.  

The proposed site has frontage along Sequoia Parkway and SE 13th Avenue. Sequoia Parkway 

is improved to meet the City’s cross-section standard for Collector streets, with one travel lane 

in each direction, a center turn lane, bike lanes, and a shared-use path along the west side. The 

east side would be improved along the frontage of the proposed site to include a sidewalk with 

a buffer/landscape strip.   

 

SE 13th Avenue has an estimated 20-foot paved width along the frontage of the proposed site. 

The applicant will be required to design and construct half-street improvements along the 

entire site frontage of SE 13th Avenue to County arterial roadway standards for a three lane 

section. These improvements will consist of a minimum paved with of 34 feet from the 

centerline of the right-of-way consisting of one 12-foot travel lane, a 14-foot center turn lane, 

and an 8-foot bike facility, and a 5-foot-wide sidewalk behind a 5-foot-wide landscape strip.   

 

F.  The proposed development is expected to generate no more than 23 peak hour trips, and 208 

daily trips, and met criteria for a TAL level of analysis. Peak hour intersection operations will not 

be degraded by proposed developments that generate fewer than 25 AM and/or PM peak trips 

since these trips are distributed system wide and do not all impact a single location, including 

intersections and roadway segments. Proposed developments that meet the TAL criteria are 

deemed consistent with this approval criteria (i.e., adopted intersection mobility standards). 

 

16.10      Off Street Parking 
 
16.10.010 Exceptions. 

At the time of establishment of a new structure or use, change in use, or change in use of an existing 

structure, within any planning district of the city, off-street parking spaces and off-street loading berths 

shall be as provided in this and following sections. A lesser number of spaces may be permitted by the 

Planning Commission based on clear and objective findings that a lesser number of parking spaces will 

be sufficient to carry out the objective of this section. 

 
16.10.050 Parking standards designated 
 
Warehousing/Manufacturing: 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. 
 
Findings:  The applicant is requesting an exception to the designated parking standards. The table below 

provides the required number of parking spaces by standard, the proposed number of parking 

spaces, and a hypothetical ‘phase 2’  which shows additional parking can be added to the site 

in the event the building changes occupants and more parking is necessary.  
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The applicant has provided employee counts for their expected operations; a total of 13-17 

employees would be present working in two swing shifts. A total of 37 parking spaces have been 

proposed and shown on the site plan, more than double the anticipated need for the operation 

of this specific development. 18 additional parking spaces have been shown as a hypothetical 

‘phase 2’ option to increase parking count should demand require, which the applicant does 

not anticipate but has provided in good faith effort towards meeting the standard.   

 

The request for reduced parking is further reasoned through the Conditional Use application 

concurrently applied with the Design Review. A CUP is required in the I-O overlay when there 

would be less than 3 employees per acre when operations commence. The site is approximately 

12 acres, which by standard requires a minimum of 36 total employees. The applicant would 

provide 37 parking spaces, which is the maximum that would be necessary for a business 

operating under a Conditional Use.   

 

Staff find the details of operations and staffing numbers support a parking count lower than 

required by standard and therefore recommend the exception be approved by Planning 

Commission. 

 

16.10.060    Off Street Loading Facilities 

 

 
 
Findings: The elevations provided by the applicant show compliance with the loading berth 

requirements for industrial developments in the CMC. The 4th loading berth is specifically 

designed for rail access and does not meet standards for truck berths as found in the CMC. 

The specific potential user of the development has several facilities with similar rail-loading 
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berths around the U.S. The dimensions of the 4th loading berth do not impede the ability to 

meet other design standards. 

 
16.10.070 Parking lots and access  
  
Parking Lots 
A parking lot, whether as accessory or principal use, intended for the parking of automobiles or trucks, 

shall comply with the following: 

 

1. Parking lot design shall comply with the dimensional standards set forth in Figure 1 of this section. 

 

2. Parking stalls of eight (8) feet in width and sixteen (16) feet in length for compact vehicles may 

comprise up to a maximum of thirty (30) percent of the total number of parking stalls. Such parking 

stalls shall be marked “Compact Parking only” either on the parking surface or on a sign in front of the 

parking stalls. 

 

3. Areas used for standing or maneuvering of vehicles shall have paved asphalt, concrete, solid concrete 

paver surfaces, or paved “tire track” strips maintained adequately for all weather use and so drained as 

to avoid the flow of water across sidewalks or into public streets, with the following exception: 

a. The Planning Director or Planning Commission may approve the use of an engineered 

aggregate system for outdoor storage and/or non-required parking areas provided that the 

applicant can demonstrate that City Standards related to: 

  i. minimizing dust generation, 

  ii. minimizing transportation of aggregate to city streets, and 

iii. minimizing infiltration of environmental contaminants including, but not limited to, 

motor oils, fuels, volatile organic compounds (e.g. benzene, toluene, ethylbenzene, 

xylene), and ethylene glycol are met. The decision maker may impose conditions as 

necessary to meet City Standards. 

b. Use of permeable surfacing materials for parking lots and driveways is encouraged whenever 

site and soil conditions make permeable surfacing 

 

4. The full width of driveways must be paved in accordance with (3) above: a. For a minimum of 20 feet 

from the right-of-way line back into the private property to prevent debris from entering public streets, 

and b. To within 150 feet of all portions of the exterior wall of the first story of any structure(s) served 

by the driveway to ensure fire and emergency service provision. 

 

5. Except for parking to serve residential uses, parking areas adjacent to or within residential planning 

districts or adjacent to residential uses shall be designed to minimize disturbance of residents. Artificial 

lighting, which may be provided, shall be so deflected as not to shine or create glare in any residential 

planning district or on any adjacent dwelling, or any street right-of-way in such a manner as to impair 

the use of such way. 
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6. Groups of more than four (4) parking spaces shall be so located and served by driveways that their 

use will require no backing movements or other maneuvering within a street right-of-way other than 

an alley.  

7. Off-street parking areas, and the accesses to them, shall be designed and constructed to facilitate the 

flow of traffic, provide maximum safety of traffic access and egress and the maximum safety of 

pedestrian and vehicular traffic on the site and in adjacent roadways. The Planning Director or Planning 

Commission may require engineering analysis and/or truck turning diagrams to ensure safe and efficient 

traffic flow based on the number and type of vehicles using the site, the classification of the public 

roadway, and the design of the parking lot and access drives. 

8. Parking bumpers or wheel stops shall be provided to prevent cars from encroaching on the street 

right-of-way, adjacent landscaped areas, or adjacent pedestrian walkways. 

9. Accessible parking shall be provided, constructed, striped, signed and maintained as required by ORS 

447.233 and all Oregon Structural Specialty Code requirements. 

Findings:   The applicant has provided a site plan showing compliance with the dimensional standards 

for parking lots. No compact spaces are proposed. 

 

 The graveled laydown areas beneath the craneway and within the storage yard would be 

utilized for the staging of steel members.  Large forklifts with pneumatic tires would be 

utilized for staging the steel in the open storage yard whereas the overhead crane would 

move the materials beneath the craneway. The aggregate storage surface would be 

maintained throughout the year and watered periodically during the summer months to 

minimize dust concerns. The forklifts that would be utilized in the yard would be inspected 

on a weekly basis and maintained to minimize the potential of environmental contaminants 

(ie; oil, grease…) dripping onto the ground. These strategies are proposed voluntarily by the 

applicant as part of routine business operations and good management. 

  

The near surface soils on the site have negligible infiltration capabilities which would render 

any proposed permeable surfacing ineffective.  The graveled laydown areas would allow for 

some storm water treatment & retention in addition to the catch basins being provided. All 

surface water would be collected and filtered through an approved storm water quality 

system prior to being retained on-site.  Storm water retention would include a combination 

of dry wells and storm chamber systems installed at the depth of the dense gravel which 

occurs 15-30ft below grade. 

The parking lot has been designed to face away from the Rural Residential zone to the South. 

The residential zone to the West, across from S. Sequoia Parkway and Molalla Forest Road, 

would be screened with heavy landscaping consisting of a combination of evergreen hedges, 

deciduous trees with complimenting shrubs & ground cover, galvanized fencing with sight 

obscuring slats and the construction of an elevated 4ft berm. All exterior lighting would be 



DR21-10 & CUP21-02  13 
Old Mac Steel Bar Processing Facility 

  

projected downward and/or shielded to minimize light trespass onto the right-of way. A 

landscape plan, grading plan and site lighting plan have been included with this application. 

Truck traffic is designed to enter the site at the eastern access at SE 13th Avenue Trucks would 

circulate counterclockwise through the site and either enter the building headed South to exit 

onto SE 13th Avenue or continue through the yard to exit to the West onto S. Sequoia Parkway 

Pedestrian traffic would enter and exit from the main entrance at the eastern driveway from 

SE 13th Avenue  The office and pedestrian facilities have been located to accommodate the 

topography (8ft grade change from street access to finish floor of the building and to not 

interfere with the industrial operations and traffic flow.  

The development has designed the parking facilities to include the use of parking bumpers to 

prevent cars from encroaching on the adjacent landscape. The sidewalk at the pedestrian 

connection adjacent to the parking has been designed at 7ft wide to allow sufficient travel 

while the automobile is in contact with the sidewalk, without the use of parking bumpers. 

Access  
 
1. The provision and maintenance of vehicular and pedestrian ingress and egress from private property 

to the public streets as stipulated in this ordinance are continuing requirements for the use of any 

structure or parcel of real property in the City of Canby. No building permit or other permits shall be 

issued until scale plans are presented that show how the ingress and egress requirement is to be 

fulfilled. Should the owner or occupant of a lot or building change the use to which the lot or building is 

put, thereby increasing ingress and egress requirements, it shall be unlawful and a violation of this 

ordinance to begin or maintain such altered use until the required increase in ingress and egress is 

provided.  

 
2. N/A 
 
3. All ingress and egress shall connect directly with public streets.  
 
4. N/A 
 
5. Required sidewalks shall extend from the ground floor entrances or the ground floor landing of a 

stairs, ramps or elevators to the sidewalk or curb of the public street or streets that provide the required 

access and egress.  

 

6. To afford safe pedestrian access and egress for properties within the city, a sidewalk shall be 

constructed along all street frontages, prior to use or occupancy of the building or structure proposed 

for said property. The sidewalks required by this section shall be constructed to city standards except 

in the case of streets with inadequate right-of-way width or where the final street design and grade 

have not been established, in which case the sidewalks shall be constructed to a design, and in a manner 

approved by the Site and Design Review Board. Sidewalks approved by Board may include temporary 

sidewalks and sidewalks constructed on private property; provided, however, that such sidewalks shall 
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provide continuity with sidewalks of adjoining commercial developments existing or proposed. When a 

sidewalk is to adjoin a future street improvement, the sidewalk construction shall include construction 

of the curb and gutter section to grade and alignment established by the Site and Design Review Board.  

 

7. The standards set forth in this ordinance are minimum standards for access and egress, and may be 

increased through the site and design review process in any particular instance where the standards 

provided herein are deemed insufficient to protect the public health, safety and general welfare. (Ord. 

890 section 12, 1993; Ord. 1237, 2007; Ord. 1338, 2010) 

 

Findings: The development proposes three ingress and egress driveways connected to public streets. 

Two of the driveways are off SE 13th Avenue and the third is off S. Sequoia Pkwy, all greater 

than 24’ in width.   The proposed development is not adjacent to a parcel of similar use that 

would facilitate a shared driveway.  The small parcel to the east of the facility is currently 

occupied by a residential use and it is not desirable from a safety standpoint to attempt to 

coordinate a shared access with the truck traffic from the proposed operations.  

The proposed site has frontage over 250ft and is on a corner lot. The applicant has stated the 

industrial operations require drive through access at the yard and the building as well as 

appropriate pedestrian access. The proposed development has located the necessary 

driveway accesses to maintain the minimum access spacing requirements in the CMC. The 

industrial operations require drive through access at the yard and the building as well as 

appropriate pedestrian access. 

The development has designed the public sidewalks within the right-of-way to be constructed 

to meet the applicable City/County design standards. As discussed at the Pre-Application 

Conference, the development will be required to construct public sidewalks along the full 

frontage of the property along S. Sequoia Parkway and SE 13th Avenue A Condition of 

Approval has been included to ensure asphalt transitions will be coordinated with the City 

prior to construction. 

Driveways 

a. Access to private property shall be permitted with the use of driveway curb cuts. The access points 

with the street shall be the minimum necessary to provide access while not inhibiting the safe 

circulation and carrying capacity of the street. Driveways shall meet all applicable guidelines of the 

Americans with Disabilities Act (ADA). Driveway distance shall be measured from the curb intersection 

point [as measured for vision clearance area (16.04.670)]. Distances to an intersection shall be 

measured from the stop bar at the intersection. 

b. Driveways shall be limited to one per property except for certain uses which include large commercial 

uses such as large box stores, large public uses such as schools and parks, drive through facilities, 

property with a frontage of over 250-feet and similar uses.  
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c. Double frontage lots and corner lots may be limited to access from a single street, usually the lower 

classification street. Single family residential shall not have access onto arterials, and shall have access 

onto collectors only if there is no other option. 

d. If additional driveways are approved by the City Administrator or designee, a finding shall be made 

that no eminent traffic hazard would result and impacts on through traffic would be minimal. 

Restrictions may be imposed on additional driveways, such as limited turn movements, shared access 

between uses, closure of existing driveways, or other access management actions.  

e. N/A 

f. Driveway widths shall be as shown on the following table.  

 

g. Driveway spacing shall be as shown in the following table. 

 

h. Curb cuts shall be a minimum of five feet from the property line, unless a shared driveway is installed. 

Single driveways may be paved up to an adjacent property line but shall maintain a five (5) foot 

separation from the side property line where the driveway enters the property. Driveways shall not be 

constructed within the curb return of a street intersection. Deviations may be approved by the City 

Administrator or designee. 

i. For roads with a classification of Collector and above, driveways adjacent to street intersections shall 

be located beyond the required queue length for traffic movements at the intersection. If this 

requirement prohibits access to the site, a driveway with restricted turn movements may be permitted. 
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j. N/A 

k. N/A 

10. When considering a public facilities plan that has been submitted as part of site and design review 

plan in accordance with this ordinance, the city Public Works Supervisor may approve the location of a 

driveway closer than fifty (50) feet from the intersection of collector or arterial streets, based on written 

findings of fact in support of the decision. Said written approval shall be incorporated into the 

recommended decision of the City Planner for the site and design review plan under the process set 

forth. 

11. N/A 

Findings: The proposed driveways would be constructed to the applicable design standards of the 

governing jurisdiction. S. Sequoia Parkway is located within the City of Canby and SE 13th 

Avenue is located within Clackamas County, outside of the Urban Growth Boundary (UGB). 

The proposed development has located the necessary driveway accesses to maintain the 

minimum access spacing requirements outlined by the City. 

The proposed development requests approval to exceed the minimum driveway width and 

construct 40ft driveway accesses at two locations and a 50ft access at SE 13th Avenue the 

proposed width of the access is like other previously approved and constructed industrial 

driveway accesses within the Pioneer Industrial Park. The larger drive access is necessary to 

accommodate large truck traffic while maintaining required turning limitations.  

The proposed driveway at S. Sequoia exceeds the minimum required spacing. Accesses onto 

county roadways will be reviewed for conformance by Clackamas County.  The proposed drive 

at Sequoia Parkway is located approximately 450ft from SE 13th providing more than 

sufficient queuing for vehicles exiting the drive. 

The development has been designed in accordance with the City design standards, with the 

approval of the City’s planning staff and recommendations outlined in the accompanying 

Traffic Impact Study.  The study demonstrates that traffic hazards will not be created by the 

proposed drive locations. The applicant states applications have been sent to the County for 

the applicable Design Modification to the single access requirement at SE 13th Avenue 

16.10.080  Street tree plan 
 
A street tree plan may be provided in lieu of meeting the requirement of planting a tree every 30 lineal 

feet of street frontage. The street tree plan can compensate for driveways, utilities, or other 

obstructions that inhibit the 30 foot spacing standard requirement. 

 

Findings:    The landscaping design submitted with the application includes the planting of street trees 

along S. Sequoia Pkwy in compliance with this requirement. Street trees along SE 13th 
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Avenue will be coordinated with Clackamas County. Staff has included a condition of 

approval (#26) requiring inspection after installation before certificate of occupancy. 

 
 
16.10.100 Bicycle Parking Standards 
 

Bicycle parking dimensions must be 6’ deep, 2’ wide, with 7’ of overhead clearance. A 5’ isle shall remain 

clear for safe maneuvering and a 2’ buffer shall be left clear around each space. Bicycle parking shall be 

located in well-lit secure locations within 50 feet of the main entrance to the building. 

Industrial Park: 2 or 0.1 space per 1000 square feet, whichever is greater 

Findings:   The applicant has provided the table below and exact locations of the proposed bicycle 

parking on plan set drawing G1.1: Site Plan South. Nine interior wall mounted bicycle 

parking spaces would be provided in the warehouse and four exterior bicycle parking spaces 

would be provided near the primary office entrance. 

 

16.32 M-1 Light Industrial Zone  

 

16.32.010 Uses Permitted Outright 

 

Uses permitted outright in the M-1 zone shall be as follows:  

A.  Manufacturing, fabricating, processing, compounding, assembling or packaging of products 

made from previously prepared materials such as cloth, plastic, paper, metal, wood (but not 

including sawmills or lumber mills), the operation of which will not result in  

1. The dissemination of dusts, gas, smoke, fumes, odors, atmospheric pollutants or noise 

which exceed Oregon Department of Environmental Quality standards  

2. Danger by reason of fire, explosion or other physical hazard;  

3. Unusual traffic hazards; 

 

Findings: The proposed use is allowed outright in the M-1 zone. The company applying to develop the 

site has had an existing location in Canby with substantially similar operations since 2007. 

 

16.32.030 Development Standards 
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Findings:    

 

 

 

 

 

 

 

 

 

 

16.35  I-O Industrial Area Overlay Zone 

 

16.35.040 CONDITIONAL USES.  

 

Unless limited by subsection A below or section 16.35.045, conditional uses permitted in the C-M zone, 

M-1 zone, and M-2 zone are permitted as conditional uses in the I-O zone, subject to the respective 

zone district boundaries.  

 

A. Any proposed site development, change in use, land division, or other action that results in any of 

the following requires conditional use approval in the I-O zone:  

  1. Less than 3 employees per developed acre. For the purposes of this section only, “developed” 

means all areas used for buildings, landscaping, vehicle maneuvering and parking areas, 

outdoor storage, and other areas occupied by the use. For the purposes of this section only, 

employees means full-time equivalents unless the City specifically allows other 

interpretations; 

  2 – 7. N/A 

 

B. To approve a conditional use in the I-O zone, the Planning Commission shall find that each of the 

following additional criteria are either met, or can be met by observance of conditions, unless it is not 

applicable:  

   1. The proposed use is compatible with the industrial nature of the park and will have minimal 

negative impact on the development and use of surrounding properties;  

   2. The proposed use does not pose a threat to public health or safety; and  

   3. The proposed use is beneficial to the overall economic diversity and vitality of the City.  

  

These criteria are in addition to those provided in Section 16.50.010. In all other aspects, the conditional  

use process shall be as specified in Chapter 16.50. 

M-1 Standard Proposed Meets Standard 

Maximum Height 45 feet 43 feet Yes 

Maximum Lot 
Coverage 

none 76% Yes 

 Minimum lot area 5,000 sq ft 532,777 sq ft Yes 

Minimum width 
and frontage 

50 feet 380 feet x 420 feet Yes 

Setbacks    

Street Side 10 feet 35 feet / 20 feet Yes 

Interior Yard 10 feet  193 feet Yes 

Rear Yard 10 feet 200+ feet Yes 
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Findings:    Although the proposed warehousing development is a use permitted outright, the 

operations would not meet the 3 employee count per developed acre as outlined in the 

industrial overlay zone (16.35.40.A.1).  Operations would have 13-17 employees as demand 

necessitates, while the standard calls for 36 employees. With exception of the employee 

count, the proposed development would be consistent with the policies of the 

comprehensive plan, the site is suitable for the proposed development, public services 

extended to the site are adequate and the development will not adversely affect the 

potential development of the surrounding properties.  

 

16.35.050 Development Standards 

A – F.  See Table in Findings below. 

 

G. Street right-of-way improvements shall be made in accordance with the Canby Transportation 

System Plan (TSP).  

 

H. Building orientation standards. The following standards are intended to ensure direct, clear, and 

convenient pedestrian access:  

1. Development in the M-1 zone and M-2 zone shall provide at least one public entrance facing the 

street. A direct pedestrian connection shall be provided between the primary building entrance 

and public sidewalk. 

 

I. Right-of-way plantings: Street trees and ground cover plantings shall be installed with development, 

as approved by the City. Shrubs are prohibited within the public right-of-way.  

 

J. Metal building exteriors are prohibited, except that the Planning Commission may approve 

architectural metal elements that accent and enhance the aesthetics of building entrances and office 

areas. 

 

K. Lighting shall be required for all streets, sidewalks, and pedestrian ways. Applications for land division 

approval and site plan review shall include photometric plans.  

 

L. Shared access: The City may require the provision of shared access drives through the land division 

review process. Shared access drives are intended to maintain adequate driveway spacing and 

circulation along the designated Parkway and Collector streets.  

 

M. All landscaped areas shall be irrigated unless drought tolerant plants are installed and watered until 

well established and replaced in event of failure.  
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N. Other regulations: The C-M zone, M-1 zone, and M-2 zone provide other applicable regulations 

related to vision clearance, Highway 99E sidewalk width, setback measurement, outside storage, and 

wireless/cellular tower certification.  

 

O. Open storage or “laydown yards” shall be screened by a six foot site-obscuring fence or hedge-type 

vegetation that would become a solid site obscuring barrier within three years of planting. 

 

Findings:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

16.35.070 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

I-O Standard Proposed Meets Standard 

Maximum height 45 feet 43 feet Yes 

Maximum lot coverage none 76% Yes 

Minimum lot area none 532,777 sq ft Yes 

Minimum width and 
frontage 

none  380 feet x 420 feet Yes 

Street access spacing 200+ feet 380’ / 291’ / 420’ Yes 

Setbacks    

Street Side (office) 20 feet  20 feet Yes 

Street Side (warehouse) 35 feet  35 feet Yes 

Interior Yard 10 feet  193 feet Yes 

Rear Yard 10 feet 200+ feet Yes 

3 

4 



DR21-10 & CUP21-02  21 
Old Mac Steel Bar Processing Facility 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

16.43        Outdoor Lighting Standards 

 

16.43.110   Lighting Plan Required 

This property is zoned M-1, Light Industrial, and therefore must apply the L2 lighting standards. 

 

Findings: The applicant has provided a lighting plan and fixture detail pages. The 4’ berm along 

Sequoia Pkwy with 6’ slated fence reduces light intensity spillover from the laydown yard 

into the public right of way and residential area across the Parkway. The lighting plan shows 

a maximum of 0.2 foot candles present at the eastern property line. The developer is also 

responsible for right-of-way improvements along Sequoia Parkway, including street lighting 

as required by standard. 

 

16.46        Access Limitations on Project Density 

 

16.46.020    Ingress and Egress 

A. Vision Clearance distance shall be ten feet from a street to an alley or a street to a driveway and 

thirty feet from a street to any other street.  

 

4 

2 
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16.46.030   Access Connection: Spacing on City Streets 

  

Street Facility 
Max. spacing 

between roadways 
Min. spacing 

between roadways 
Min. spacing 

roadway to driveway 

Min. spacing  

between driveways 

Arterial 1,000 feet 660 feet 330 feet 330 feet 

 

Private access to arterial roadways shall only be granted through a requested variance of access 

spacing policies when access to a lower classification facility is not feasible. 

 

Findings:     The site plan provided show compliance with access spacing standards. 

 

16.49.040   Site and Design Review - Criteria and Standards 

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

performing its powers, duties or functions, determine whether there is compliance with the 

following:  

 

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

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

as the location, height and appearance of the proposed development are involved; and 

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

in the same general vicinity; and 

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

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

structures in the same vicinity. 

 4.  The proposed development incorporates the use of Low Impact Development (LID) best 

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

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

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

 5.  N/A 

 

Findings: The applicant filed a Type III Site and Design Review application. The I-O design matrix 

supersedes the matrix found in 16.49.040 and can be found completed earlier in this staff 

report. Staff also refers to pages 6 through 10 of the Site and Design Review application 

form as well as the narrative provided by the applicant to view these materials. 

 

16.49.065 Bicycle and pedestrian facilities 

The internal walkway system shall be extended to the boundaries of the property. On-site facilities shall 

be provided to accommodate safe and convenient pedestrian and bicycle access, connecting to adjacent 

residential areas and neighborhood activity centers.  
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Findings: Staff concludes that the applicant adequately addressed this criterion through installation 

of public improvements along the entirety of the property frontage, as well as provision of 

delineated pedestrian crossing across the parking lot to the buildings. Bicycle parking is 

directly accessible in front of the office building and internally in the warehouse. 

 

16.49.080 General provisions for landscaping 

 

The minimum area requirement for landscaping for developments coming under design review shall be 

30% for all residential zones. Parking lot landscaping shall be included in total landscaping calculations. 

 

16.49.120 Parking lot landscaping standards 

 

 Landscaping Within a Parking Lot 

 

A. Area within a parking lot shall include the paved parking and maneuvering area, as well as any 

area within ten (10) feet of any exterior face of curb surrounding the paved parking and 

maneuvering area. 

 

B. Each interior landscaped area shall be a minimum of six (6) feet wide, unless the area is added to 

the required perimeter landscaping.  

 

C. The use of LID best management practices in parking lots is encouraged whenever site and soil 

conditions make it feasible. Such practices include, but are not limited to, permeable surfacing 

materials, and integrating LID stormwater management facilities into the required landscaping 

areas. 

 

D. Minimum 15% area required to be landscaped within a residentially zoned parking lot. 

 

E. All parking areas with more than 16 spaces shall include landscape islands to break up the parking 

area into rows of not more than 8 contiguous parking spaces.  

 

F. Landscape islands shall have a minimum area of 48 square feet and a minimum width of six (6) 

feet.  

 

G. Landscape islands shall contain at least one tree. 

 

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

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

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

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

form provided with the application. After a review of all information provided, staff concluded 

that the project meets these standards. 

 
16.50 Conditional Uses 

 



DR21-10 & CUP21-02  24 
Old Mac Steel Bar Processing Facility 

  

16.50.010 Authorization to grant or deny conditional uses. 

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

standards and procedures of this chapter. In the case of a use existing prior to the effective date of the 

ordinance codified in this title as a conditional use, a change in the use, or reduction in lot area, or an 

alteration of the structure, shall require the prior issuance of a conditional use permit. In judging 

whether or not a conditional use permit shall be approved or denied, the Planning Commission shall 

weigh the proposal's positive and negative features that would result from authorizing the particular 

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

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

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

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

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

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

development; 

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

substantially limits, or precludes the use of surrounding properties for the uses listed as 

permitted in the zone. (Ord. 740 section 10.3.75 (A), 1984) 

 

16.50.040  Placing conditions on a permit.  
In permitting a new conditional use, the Planning Commission may impose conditions which it finds 
necessary to avoid a detrimental impact and to otherwise protect the best interests of the surrounding 
area or the community as a whole. These conditions may include the following:  

 
A. Limiting the manner in which the use is conducted, including restricting the time an activity 
may take place, and restraints to minimize such environmental effects as noise, vibration, air 
pollution, glare and odor;  
 
B. Establishing a special yard, other open space or lot area or dimensions;  

 
C. Limiting the height, size or location of a building or other structure; 

 
D. Designating the size, number, location, and nature of vehicle access points;  
 
E. Improving the street and/or expanding the rights-of-way;  
 
F. Designating the size, location, screening, drainage, surfacing or other improvement of a 
parking area or truck loading area;  
 
G. Limiting or otherwise designating the number, size, location, height and lighting signs;  
 
H. Limiting the location and intensity of outdoor lighting and requiring its shielding; 
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I. Requiring diking, screening, landscaping or other facility to protect adjacent or nearby 
property and designating standards for its installation and maintenance;  

 
 J. Designating the size, height, location and materials for a fence;  
 
K. Protecting and preserving existing trees, vegetation, water, resources, wildlife habitat or 
other significant natural or open space areas;  
 
L. Limiting the number, location, and design of street accesses and requiring shared access when 
appropriate. 

 
Findings: In addition to the criteria listed in Section 16.35.040 for conditional uses in the R-1 zone, 

the above criteria should also be addressed to assure consistency of the use within the zone.  

Staff has reviewed the proposed use and the criteria in 16.35.040 that resulted in the 

necessity for a Conditional Use Application against the above criteria. Staff determined that 

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

inconsistent with the applicant’s proposed use or request for an exception to the minimum 

parking requirements.  

 

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

are available and adequate to serve this proposed use on this site. Staff refers to the utility 

site plans included in the applicant materials and the Conditions of Approval provided by 

Canby Public Works and other associated utility providers.  

 

Conditions of Approval have been called out throughout this Staff Report as appropriate to 

the use and anticipated impacts of the proposed development and are listed at the end of 

this report. 

 

PUBLIC COMMENTS: 

The public comments received as of December 29th, 2021 have been summarized below and are 

attached in their entirety in Attachment D. 

 
Comments received by: 

Fred Joyner, submitted July 14, 2021 is concerned about lighting, fencing, noise, truck traffic, and the 
particulars of the right of way improvement along Sequoia Parkway. 
 
Staff Response:  Staff recognize this development is adjacent to existing subdivision Timber Park and, 

although the development is appropriate for the M-1 zone and this zoning was established before the 

development of the residential subdivision, it is also essential to use the site design requirements found 

in the CMC to reduce negative impacts to residents of those homes. The specific design elements used 

are discussed throughout this report; a four foot berm with a six foot fence will be installed along the 

length of S Sequoia Parkway The lighting plan provided shows light trespass would be minimal and 
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correctly discuss how street lighting is required along S. Sequoia Parkway for safety reasons regardless 

of the level of on-site lighting proposed. Noise maximums are not applied to industrial parcels as earlier 

discussed; staff notes the applicant has provided hours of operation from 5:30am to 10:30pm when 

they are allowed to operate 24 hours a day, which is seen as a consideration for the residents of Timber 

Park.  

Half-street improvements are typically required as a condition of land use approval. Sequoia Parkway is 

separated from the Timber Park subdivision by the Molalla Logging Trail, a publicly owned amenity 

maintained by the City. The Sequoia Parkway extension wasn’t constructed by Timber Park, those street 

and utility improvements were a City capital improvement project constructed a few years prior to the 

subdivision. The roadway, bridge, planter strip and Logging Road Trail all existing prior to development 

of the subdivision. The final findings and conditions of approval for the Timber Park subdivision, 

approved in 2016, did not require any additional improvements to Sequoia Parkway.  In April 2021 a 

design report was created for the portion of the trail south of the 13th Avenue to Macksburg Road 

(Attachment F). It did not include the portion of Sequoia adjacent to the proposed development’s 

property. Additional improvements, namely street trees, would be installed and maintained by the 

Public Works department. Staff recommend a Condition of Approval that the applicant work directly 

with Public Works to determine whether installation of street trees is feasible and if so, that the 

applicant pay the street tree fee to Canby Public Works so that they may be installed by the city. Because 

the request for trees in this area is submitted specifically to reduce the expected impacts of the 

development, staff believe it is an appropriate condition of the development’s approval.  

Lastly, this project was duly noticed as required by the state through direct mail, published in the 

newspaper and posted on site. The notice includes detailed instructions on how to participate in the 

public hearing. 

 
Keith Johnson, address 2255 SE 11th Place, submitted December 9, 2021 points out two sources of 
noise that have the potential to impact the residential neighborhood the most: intercom systems and 
truck beeping while they navigate on site. 
 
Staff Response:  While City staff cannot require noise control beyond local and state standards as rightly 

observed by Mr. Johnson, we agree his observations are rational and have passed on these comments 

to the applicant for their consideration. Staff references the submitted landscaping plan, which shows 

robust and varied landscaping to be installed on the berm in addition to new street trees and 

improvements within the Sequoia right-of-way. 

 
Lori Grady, address 2263 SE 11th Avenue, submitted December 21, 2021 wrote to emphasize there are 
92 homes in the Timber Park subdivision and is concerned with noise and lighting. 
 
Staff Response: Staff believes the applicant has provided mitigation of expected noise and light trespass 

to the extent required by the CMC. Again, hours of operation would be limited to 5:30am to 10:30pm. 
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John and Barbara Fontana, address 1095 S. Willow Street, submitted December 27, 2021 voices 
concerns regarding aesthetics, noise, traffic, and pollution. There are several detailed questions 
regarding the particulars of the design. They also ask whether a steel fence with slats is sufficient for 
screening and noise abatement and point out a similar fence was used for a similar development in the 
area and has not been kept in good condition.  
 
Staff Response: Staff has made efforts to address the particulars of the Fontana’s questions regarding 
site design. In response to concerns of the fence’s condition over time, staff has included a Condition of 
Approval that the fencing along Sequoia be kept in good condition with no broken slats or bowing 
panels.  

 
AGENCY COMMENTS:  

 Comments were received from Canby Fire Department, Canby Utility Water & Electric, and DirectLink. 

They are included here as Attachment E and incorporated into the Conditions of Approval.  

STAFF CONCLUSION/RECOMMENDATION: 

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

Ordinance. Additionally, the relevant site and design standards and minimum acceptable compatibility 

scores are met, and the site can accommodate the proposed use.  The public service and utility provision 

to the site is available. Staff recommends approval of DR 21-10/CUP 21-02 subject to meeting the 

conditions of approval listed below. 

Approval of this application is based on submitted application materials.  Approval is strictly limited to 

the submitted proposal and is not extended to any other development of the property. Any modification 

of development plans not in conformance with the approval of application DR 21-10/CUP 21-02, 

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

the relevant sections of the Canby Municipal Code. 

CONDITIONS OF APPROVAL: 

1. A Sediment and Erosion Control Permit will be required from the City prior to commencing site 
work.  
 

2. Construction plans shall be designed and stamped by a Professional Engineer registered in the 
State of Oregon.  
 

3. All proposed lighting shall meet the standards described in Chapter 16.43 and must have cut-
off shielding and be installed as shown in the submitted design drawings. 
 

4. Clackamas County Building Codes Division will provide structural, electrical, plumbing, and 
mechanical plan review and inspection services for construction of the project. 
 

5. Prior to the issuance of a building permit, installation of public utilities, or any other site work 
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other than rough site grading, construction plans must be approved and signed by the City and 
all other utility/service providers.  The design, location, and planned installation of all roadway 
improvements and utilities including but not limited to water, electric, sanitary sewer, natural 
gas, telephone, storm water, cable television, and emergency service provision is subject to 
approval by the appropriate utility/service provider. 
 

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

7. Access driveways for use by trucks shall be industrial type with large-radius curb returns to 
account for truck traffic. All driveways shall have an industrial driveway approach consisting of 
8-inch minimum concrete thickness with reinforcements or mesh welded wire fabric. City 
inspection of driveways and sidewalks for overall condition and for ADA compliance is required.  

8. Clackamas County’s approval is required for improvements on SE 13th Avenue All conditions 
imposed by Clackamas County shall be adhered to, including but not limited to obtaining a 
Street Construction and Encroachment Permit.  

9. The applicant is responsible for half street improvements meeting City and County standards 
and must be constructed on the site’s entire frontage (on both S Sequoia Parkway and SE 13th 
Avenue) including street trees, grass, automatic irrigation, street lighting, driveway, sidewalks, 
and ADA ramps. Improvements shall be completed prior to final building occupancy is approved. 

10. The applicant shall work with Canby Public Works Department to analyze the feasibility of 
planting street trees along the western side of S. Sequoia Parkway. If feasible, the applicant shall 
pay the $250/tree fee, and the City will be responsible for installation and maintenance. 

11. Prior to construction of public utility and street improvements, the applicant shall provide an 
Engineer’s cost estimate to the City to be reviewed and approved, for the asphalt concrete, 
aggregates, curbs, driveways, sidewalks, ADA ramps and any other required public 
improvement.  A performance bond for an amount determined from the cost estimate is 
required to insure the construction of required public improvements and must be in place 
before construction begins. 

12. The project applicant shall coordinate with Canby Fire to identify appropriate locations for fire 
hydrants. Prior to site plan approval, the project applicant shall provide an updated site plan 
identifying hydrant locations to the satisfaction of Canby Fire. (Canby Fire) 

13. Any relocation of existing utilities required due to construction of the development shall be 
done at the expense of the applicant. 
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14. Approval of this application is based on the submitted site plan, elevations, and other relevant 
application materials and submitted testimony.  Approval is strictly limited to the submitted 
proposal and is not extended to any other use of the property. Modification of the approved 
site plan and elevations with regards to building height, sign size and design, colors, materials, 
landscaping, building placement, setbacks, or any other approved elements, shall require an 
approved modification in conformance with the relevant sections of the Canby Municipal Code.  

15. If the use of the property changes in the future in such a way to affect parking demand, as 
determined by the City, a parking analysis of the new use shall be submitted for review by the 
City prior to approval of a business license for the new use. The new use shall provide parking 
spaces meeting the requirements of Canby Municipal Code unless otherwise approved by the 
City.  This condition applies to both automobile/truck and bicycle parking. 

16. A non-residential wastewater survey must be submitted for review and approval prior to final 
building occupancy. 

 
17. Prior to occupancy of the facility, all landscaping plant material indicated on the submitted 

landscape plan shall either be installed and irrigated as proposed, or sufficient security 
(bonding, escrow, etc.) shall be provided pursuant to the provisions of CMC 16.49.100 (B). The 
applicant should be aware that the City street tree fee is now $250 per tree if planted by the 
City, and the City recommends submittal of a separate Street Tree Plan to assist in the location, 
species, and total tree count. 
 

18. 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. 
(Public Works) 
 

19. The applicant shall submit signage applications to the City for any future signs. Proposed signs 
shall conform to provisions of Chapter 16.42 of the CMC and shall secure a building permit from 
Clackamas County Building Services prior to their installation if applicable. (Planning) 12. A 
narrative with accompanying materials shall be provided during the final certificate of 
occupancy process that demonstrates how the project is consistent with the conditions of 
approval stated in this Staff Report.  

20. If trucks will be washed on site, an approved wash rack and pretreatment system shall be 
installed prior to discharge into the City’s sanitary sewer system. Any truck washing facility shall 
have an oil-water separator/interceptor installed prior to the pretreatment system. 

21. Any proposed discharge of manufacturing areas with oily wastes or metal sediment will be 
required to pass through an oil-water separator or sediment trap of sufficient size to capture 
pollutants prior to discharge into the City’s sanitary sewer system. 

22. Any floor drains to be installed in the building shall be routed to an oil-water separator or 
sedimentation trap, with the exception of floor drains located in restrooms. 

23. Truck route signage is required to ensure heavy trucks follow Canby’s adopted truck routes on 
this project, and shall be installed as required by the City throughout the construction process. 
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24. Consistent with the memorandum submitted to the City by DKS Associates on November 26, 
2021 the project applicant shall pay a fee of $51,155 to the City in lieu of the project’s share of 
highway and intersection impacts that cannot be mitigated due to improvements at those 
locations that are infeasible or unplanned. This in-lieu fee shall be used for the City’s Walnut 
Street Extension/Industrial Connector Road project, which is identified in the City’s TSP and will 
mitigate system-wide congestion along Highway 99E corridor. 

25. A narrative with accompanying materials shall be provided during the final certificate of 
occupancy process that demonstrates how the project is consistent with the conditions of 
approval stated in this Staff Report. 

26. Prior to occupancy, all landscaping plant material indicated on the submitted landscape plan 
shall either be installed (and irrigated) as proposed, or sufficient security (bonding, escrow, etc.) 
shall be provided pursuant to the provisions of CMC 16.49.100 (B). Inspection of landscaping is 
required before issuance of certificate of occupancy. 

27. All fencing shall be kept in good condition. This includes any broken slats, bowing panels, and 
cut or bent wires.  

28. Prior to occupancy, all parking striping, wheel stops, ADA space requirements and signage shall 
be installed.  

29. Prior to occupancy, all pedestrian infrastructure including sidewalks, pathways and striping shall 
be installed. 
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Ó¹çÙÖÓ¹æ®Ø×̧æºÕ×ãÖ̧å®ìØÖ̧¹®±±í®°à̄°®Û·Ó®ÉÜ¹®ÀÀ®ºÙÚ°×Ó¹×®Ö̧®
ÉÜ¹®Ý·Þ̧ É·Þ̧ ®À×̧Úß®àá¹ÓØ×ß®ÔÙØÉÖãØß®ØÖ̧¹®±¼®Úß®́½®
ºçÙ×Ó¹®Û¹¹É³,

j�kQYt����upQ�©mstuQ̈���sruQ�̈Q
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o��Q

, °®À×ØÕÙØ×É¹®ÉÜ¹®×Ô·Ù̧É®·Û®Ø×̧æºÕ×ãÖ̧å®ãÓ·ã·º¹æ®ÞÖÉÜÖ̧®±½®
Û¹¹É®·Û®×ØØ®ã×ÓäÖ̧å®×̧æ®Ô×̧¹Ùá¹ÓÖ̧å®×Ó¹×º³,

,
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x
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hGoGh@h;?p;l;
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?>UEV>I%
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{eb|òobl%bc%kddoioblkj%
oliaeobe%mke}olg%jbi%
jkld̀nkmolg%pq%bc%
~olo~f~%ea�foeadr%

xwwq% xwxvxxwq% xxxvxtwq% zxtwq% v%
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HFT9DC?JN?FG9IM>E?AB9W@>9ARM9I>@uMKAbBd9DT9SJHKaHEHB9S@CFAT;9
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ATTACHMENTS 

1. Land Use Application Form 
2. Lot Line Adjustment Application Form 
3. Certifications: Ownership 
4. Perspective Renderings – See Drawing Set 
5. Drawing Set 
6. Preliminary Storm Report 
7. Preliminary Geotech Report 
8. Lighting Fixture Data Sheets – See Drawing Set 
9. Traffic Analysis Letter (DKS) – In Process 
10. Colors & Materials Board – See Drawing Set 
 

I. PROJECT SUMMARY 

PROPERTY OWNER: American Metals Corporation d.b.a. American Steel 
525 S. Sequoia Parkway 
Canby, OR 97013 

APPLICANT: VLMK Engineering + Design 
3933 S Kelly Ave, Portland, OR 97239 

JURISDICTION: CITY OF CANBY, OREGON 
LAND USE ZONE: M-1 Light Industrial Zone 
OVERLAY ZONE: I-O Industrial Area Overlay 
COMP. PLAN DESIGNATION Light Industrial 
CONSTRUCTION TYPE: III-B 
NEIGHBORHOOD: NONE 
TAX ACOUNT/PARCEL NUMBER: 41E0300102 
STREET ADDRESS AND CROS STREETS: SE 13th Avenue & Sequoia Parkway 
SITE AREA: 12.31 acres 
WETLANDS: N/A 
FLOODPLAIN: N/A 
EXISTING USE, STRUCTURES: Vacant/None 
 

II. INTRODUCTION / NARRATIVE 

 
APPLICATIONS 

• Site and Design Review – General Type III 
• Conditional Use 

 
DESCRIPTION OF REQUEST 

American Steel is proposing to construct a new warehouse building with accessory office and 
exterior laydown. The facility will include two interior 20 Ton craneways, one exterior 20 Ton 
craneway and laydown yard for the storage and distribution of steel tubing, bar and wide flange 
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beams. The proposed development includes a rail spur extension into the building with service 
provided by Molalla Rail (OPR).  OPR currently operates in Canby via interchange with UP on 
Friday mornings where they leave a locomotive over the weekend.  UP picks up on Friday night 
and delivers cars for OPR Sunday afternoon.  OPR keeps a second locomotive at American Steel 
to provide local switching during the week.  Anticipated rail deliveries/pickups for the new facility 
will occur once per week per the current OPR operating schedule.  This may increase to twice per 
week if demand necessitates. 
 

The new facility is being developed to accommodate the relocation of one of the companies 
Portland based facilities.  As the employees of this facility have not been made aware of the 
proposed relocation, the project is being referred to as ‘Project Old Mac’.  The development will 
be similar to American Steel’s existing Canby facility (Township and Sequoia Parkway) with 
distribution of steel elements to the construction market in lieu of plate steel.   
 

The warehouse will house steel tubing, bar and channels whereas steel beams will be stored in 
the yard.  The site will be supplied with the steel members via rail and truck.  Overhead cranes 
running the length of the warehouse and at the adjacent yard will be utilized for offloading from 
the rail cars and/or trucks.  Forklifts will also off-load steel beams from the rail cars for staging 
within the storage yard.  Client orders will be processed with cut-to-length saws located in the 
warehouse and within a shed located beneath the exterior craneway. 
 

The expected hours of operation will be between 530am to 11pm, Monday – Friday with an 
occasional Saturday shift (maybe 4x year).  The facility will have 13-15 employees working 2 
shifts. Employee count may increase to 17 if operations necessitate. 
 
ABOUT THE COMPANY 

American Metals Corporation was founded in 1944 as American Sheet Metal by the Hedinger 
Family. The company began as a fabricator specializing in custom fabrication as well as large 
projects involving complicated field work and installation. In later years, the company 
concentrated its efforts in steel sales, becoming a premier service center.  The steel service centers 
known as American Steel were located in Kent, Washington; Portland, Eugene, and Medford, 
Oregon; and Redding, California.  With the acquisition of the Gilmore Steel Service Centers in 
1980, the American Steel locations extended into Oakland and Sacramento, California. 

In 1993, American Steel was split into two divisions: American Steel, independently owned by 
Howard Hedinger, and American Metals, which was formed as a joint venture between Howard 
Hedinger and Reliance Steel & Aluminum Co. 

In 2009, they merged to form American Metals Corporation and began operating as a wholly 
owned subsidiary of Reliance. 

In December 2010, American Metals Corporation acquired Lampros Steel. This acquisition 
included Lampros Steel Structural and Plate Sales in Portland, Oregon, and LSI Plate in Rancho 
Cucamonga, California. 

In November 2013, American Metals Corporation acquired Haskins Steel Co., Inc., of Spokane, 
Washington, a carbon steel, and aluminum processing center. In August 2016, American Metals 
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Corporation acquired Alaska Steel Company, with locations in Anchorage, Fairbanks & Kenai 
Alaska. 

American Metals Corporation is proud to be a major steel supplier to industry on the west coast 
with five locations in Canby, Kent, Redding, Sacramento, and Fresno. American Metals 
Corporation’s vision is to be the most responsive, quality conscious steel service center in the 
industry. Our success results from shared goals and values focused on the quality of relationships 
with each other, our customers, and suppliers. Our values provide a foundation for our actions as 
we consciously change the organizational structures, processes, and methods. These values are 
displayed in what we do, in the way we treat each other, our customers and our suppliers, in the 
way we lead and the decisions we make. We work to build and maintain trust, treat each other 
with respect, dignity, and consideration. We hold ourselves to the highest standards of honesty 
and integrity, foster equality and tolerance and function with regard for the safety of ourselves 
and others. 

AREA SUMMARY 
Description Area 

    

Overall Site   532,777  sqft 12.31  Acres 
  

ROW Dedication     13,391  sqft 0.31  Acres 
  

Site After Dedication   519,386  sqft 11.92  Acres 
  

Development Area   519,386  sqft 
 

100.00% 
  

 
Building Roofline     95,209  sqft 

 
18.33% 

  

 
Total Landscaping   123,972  sqft 

 
23.87% 

  

 
Sidewalks       2,883  sqft 

 
0.56% 

  

 
Gravel   235,666  sqft 

 
45.37% 

  

 
AC Paving     61,656  sqft 

 
11.87% 

  

 
(Onsite) Total Impervious   395,414  sqft 

 
76.13% 

  

Parking Spaces (Phase I)            37  SP 0.39 /TH 
  

Parking Spaces (Phase II)            18  SP 
    

 
Total Parking spaces            55  SP 0.58 /TH 

  

 
Parking Lot Area     18,606  sqft 

 
100.00% 

  

 
Parking Lot Landscaping       8,250  sqft 

 
44.34% 

  

        

USE/OCCUPANCY SUMMARY: 

Name  Area  
 

Zoning Use Occupancy Classification 

Storage     46,000  sqft Steel Storage S-2 Low-hazard storage 

Steel Processing     46,000  sqft Steel Processing F-1 Moderate-hazard factory 
industrial 

Office- Accessory       3,209  sqft Office B Business  
Total Ground Floor Area     95,209  sqft 2.19  18.33% 

  

Canopies          122  sqft 
    

 
Total Fire Area     95,331  sqft 2.19  

   

        

        

        

SITE CONDITIONS 

The existing site is a hazelnut orchard in disrepair. Fronted by S. Sequoia Pkwy on the West and 

SE 13th Ave. to the South. The site is within the City of Canby located within the Pioneer Industrial 

Park. SE 13th Avenue to the South is outside of the City Urban Growth Boundary and is within the 

jurisdiction of Clackamas County.  
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DRIVE ACCESS 

The main driveway access will be provided at the SE corner of the site along SE 13th Ave. SE 13th 

Ave is located outside of the city right-of-way and outside of the Urban Growth Boundary (UGB). 

SE 13th Ave. is classified by Clackamas County as a minor arterial roadway. Although the County 

considers SE 13th Ave. as a rural arterial, urban improvements have been required along the 

entire frontage. A second access along SE 13th Ave will be for truck access through the building. 

The single access at S. Sequoia Parkway is within the City of Canby with functional classification 

identified in the TSP as a ‘collector’ street. The right-of-way was dedicated in 2014 with existing 

full width street improvements along the frontage. The proposed 40ft driveway access is in safe 

proximity to the overpass and the intersection at SE 13th Ave. 

UTILITIES 

The site is served by power, natural gas, water and franchise utilities along the Sequoia Parkway 
with sanitary service provided within SE 13th front.   
 
STORMWATER MANAGEMENT 

All surface water will be collected and filtered through an approved storm water quality system 
prior to being retained on-site.  Storm water retention will include a combination of dry wells and 
retention pond installed at the depth of the dense gravel which occurs within 10ft of existing 
grade. 
 
PARKING CALCULATIONS 

OFF-STREET PARKING CALCULATIONS 

USE AREA SPACES PER SF REQUIRED 

OFFICE 3,209 2 1,000 6 

WAREHOUSE/MANUFACTURING 92,000 1 1,000 92 

TOTAL 95,209   99 

CODE SECTION MINIMUM REQUIREMENT SUPPLIED 
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.  

Phase I: 37  
Phase II: 18  
Total: 55 

LOADING BERTHS 

USE 
AREA SF OF FLOOR 

AREA REQUIRED SUPPLIED 
INDUSTRIAL 95,209 60,000 and over 3 4 

BICYCLE PARKING CALCULATIONS 

USE AREA SPACES PER SF REQUIRED SUPPLIED 

OFFICE 3,209 1 1,000 3 Interior: 9 

WAREHOUSE 92,000 0.1 1,000 9 Exterior: 4 

 95,209   13 Total: 13 

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

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

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

 



SITE DESIGN REVIEW TYPE III:  Project Old Mac  

 

3933 S Kelly Avenue, Portland, OR 97239 tel: 503.222.4453 VLMK.COM Page 8 of 77 

 

PEDESTRIAN ACCESS/CIRCULATION 

Pedestrian access will be achieved via SE 13th Ave. along a raised concrete sidewalk leading 

directly to the parking lot and main entrance. Pedestrian traffic is kept clear of the industrial truck 

traffic to maintain adequate safety and operational procedures. 

ARTICULATION 

The building has been designed to accommodate low volume storage, light manufacturing (limited 

to cut-to-length processing of steel members) and accessory office.  Construction will consist of 

concrete tilt-up perimeter walls with a low slope roof supported on a conventional foundation 

system. The main façade provides architectural elements on the entire face, including the use of 

concrete form liners for added depth and texture, storefront glazing, steel canopies over the 

entrances, and glass sectional overhead doors. Additional relief in the panels will be provided 

with complimenting reveals and paint scheme at all perimeter walls to further enhance and break 

up the mass of the large walls where operations prohibit overhead doors or other traditional 

fenestration. 

PUBLIC IMPROVEMENTS AND TRANSPORTATION 

As discussed in the pre-application meeting, public and infrastructure improvement requirements 

along the property frontages are summarized below. 

• S. Sequoia Pkwy (City of Canby Jurisdiction) – ROW previously dedicated in 2014. 

New 6ft city sidewalk and streets trees are required. Existing street improvements are 

adequate and will not need to be improved with this development.  

• SE 13th Avenue (Clackamas County Jurisdiction) – Additional ROW dedication will be 

required to expand the existing half street ROW to 40ft with an 8ft PUE extending 

along the property frontage. Half street improvements will include reconstructing the 

roadway to provide a minimum 25ft paved half width, curb & gutter, 5ft planter strip, 

6ft sidewalk, street trees and streetlights.  

• The intersection at S. Sequoia Pkwy and SE 13th Avenue will be included in the half 

street improvements and designed to match the adjacent developments. Relocation of 

the existing utilities at the intersection will allow for the new sidewalk and pedestrian 

access ramps with dual access as required by Clackamas County. 
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III. DESIGN CRITERIA RESPONSE 

9.48 NOISE CONTROL 

9.48.040 MAXIMUM PERMISSIBLE SOUND LEVELS. 

A. No person shall cause or permit sound(s) to intrude onto the property of another person which 
exceeds the maximum permissible sound levels set forth below in this section. 

B. The sound limitation established herein, as measured at or within the property boundary of the 
receiving land use, are as set forth in Table 1 appended to this chapter after any applicable 
adjustments provided for herein are applied.  When the sound limitations are exceeded, it 
shall constitute excessive and unnecessary sound(s) and shall be violations in their own right 
as well as being prima facie evidence of noise. 

C. This section is violated if any of the following occur: 
1. Any continuous sound that exceeds the limits of Table 1 for a cumulative total of greater 

than 5 minutes in any 10-minute period; 
2. Any sound that exceeds the limits of Table 1 by 5 dBA for a cumulative total of greater 

than 1 minute, but less than 5 minutes in any 10-minute period;  
3. Any sound that exceeds the limits of Table 1 by 10 dBA at any point in time; or 
4. Any sound that exceeds the ambient noise levels existing by 10 dBA created by a new 

industrial or commercial noise source on a previously unused industrial or commercial site. 
 

Findings: The proposed development meets or exceeds these Requirements. All sounds 
are caused by lawful commercial business activity within an industrial zone. Per table 1 
below, there are no limits to sound levels. 
During the neighborhood meeting, concerns of noise were voiced by several neighbors. 
To mitigate noise transfer to the extent possible, the design includes a dense landscape 
buffer, raised berm, and privacy fence with slats.  

 
9.48.050 EXCEPTIONS AND VARIANCES. 

A. Exceptions.  The following sounds are exempted from the provisions of this chapter: 
1. Sounds caused by the performance of emergency work, vehicles and/or equipment; 
2. Aircraft operations in compliance with applicable federal laws or regulations; 
3. Railroad activities as defined in Subpart A, Part 201 of Title 40, CER of the Environmental 

Protection Agency’s railroad emission standards, incorporated herein by reference; 
4. Sounds produced by sound-amplifying equipment at activities, including fireworks and 

other explosive devices at football games and graduation sponsored by Canby School 
District between 7:00 a.m. and midnight, local time; 

5. Sounds produced by sound-amplifying equipment at activities, including fireworks and 
other explosive devices at football games, sponsored by Canby School District between 
7:00 a.m. and midnight, local time; 

6. Sounds created by domestic power tools during the period 7:00 a.m. to 10:00 p.m., local 
time, provided sound-dissipating devices on tools so equipped are maintained in good 
repair; 

7. Sounds made by warning devices operating continuously for 5 minutes or less; 
8. Idling motor vehicles, including compressors on refrigerated trailers, within a Gross 

Vehicle Weight Rating (CVWR) of 8,000 pounds or greater between the hours of 7:00 



SITE DESIGN REVIEW TYPE III:  Project Old Mac  

 

3933 S Kelly Avenue, Portland, OR 97239 tel: 503.222.4453 VLMK.COM Page 10 of 77 

 

a.m. to 10:00 p.m., local time, provided they are equipped with an exhaust system which 
is in good working order and in constant operation; 

9. Sounds created at the Clackamas County Fairgrounds as a result of events sanctioned by 
the Clackamas County Fair Board; 

10. Sounds caused by business operations in the commercial and industrial zones, provided 
the sounds result from lawful commercial business activity or manufacturing operations; 

11. Construction activities during the period of 7:00 a.m. to 10:00 p.m., local time, provided 
equipment is maintained in good repair and equipped with sound dissipating devices in 
good working order;  

12. Sounds caused by city maintenance equipment between the hours of 7:00 a.m. and 
10:00 p.m.; 

13. Sounds created from city sanctioned events in the Downtown Commercial zone; and 
14. Sounds, including the discharge of fireworks and other explosive devices, created from 

City and Canby Fire District sanctioned events. 
 
Findings: The proposed development qualifies for exceptions 3. and 10. of this section. 
Delivery by rail will occur one to two times per week. All sounds will be caused by lawful 
commercial business activity in an industrial zone.  

 
B. Variances.  Any person who owns, controls or operates any sound source which violates any 

of the provisions of this chapter may apply, in writing, to the City Council for a variance from 
the provisions.  Any person who is planning a noise source which is expected to violate any 
provision of this chapter may apply to the City Council for a variance from the 
provisions.  Any person granted a variance under this chapter may apply for renewal of that 
variance upon its expiration.  The renewal application shall be processed just as if it was an 
initial application. 
1. Application.  An application for a noise variance shall be  made on forms provided by the 

City Recorder’s Office.  The application shall be accompanied by all the required 
information and fees.  If more than 1 date is being requested for a noise variance at 1 
location, they can be on 1 application. The written application shall state the provision 
from which a variance is being sought, the period of time the variance is to apply, the 
reason for which the variance is sought, and any other supporting information which the 
City Council may reasonably require.  A list of property owners within 200 feet of the 
location of the variance shall be provided by the applicant with the application. 

2. Review Standards. In establishing exceptions or granting variances, the City Council shall 
consider: 
a. The protection of health, safety and welfare of citizens as well as the feasibility and 

cost of noise abatement; 
b. The surrounding type of existing land use; 
c. The acoustical nature of the sound emitted; and 
d. Whether compliance with the provision would produce a benefit to the public. 

3. Time Duration of Variance. Any variance shall be granted for a specific time interval, not 
to exceed 1 year. 

4. Public Notification and Public Hearing. 
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a. Notice of the public hearing shall be published in a newspaper at least 10 days prior 
to the public hearing. 

b. Notice of the public hearing shall be mailed to all property owners within 200 feet of 
the location for the variance at least 10 days prior to the public hearing. 

c. The City Council shall hold a public hearing before the granting of a variance. 
5. Variances. 

a. Conditions for Granting.  The City Council may grant specific variances from the 
particular requirements of any rule, regulation or order, to specific persons, class of 
persons or specific noise source upon those conditions as it may deem necessary to 
protect the public health and welfare, if it finds that strict compliance with the rule, 
regulations or order is inappropriate because of conditions beyond the control of the 
persons requesting the variance;  because of special circumstances which would 
render strict compliance unreasonable or impractical due to special physical 
conditions or cause; because strict compliance would result in substantial curtailment 
or closing down of a business, plant or operation; or because no other alternative 
facility or method of handling is yet available.  Granting of the variance shall not be 
materially detrimental to other property within the same vicinity and the variance 
requested shall be the minimum which will alleviate the hardship. 

b. Revocation or Modification.  A variance granted may be revoked or modified by the 
City Council after a public hearing held upon not less than 20 days’ notice.  The 
notice shall be served upon the holder of the variance by certified mail and all persons 
who have filed with the City Council a written request for this notification. 

6. Emergency and Safety Hazard.  In the case of an emergency or safety hazard, the City 
Administrator or his or her designee may revoke a variance immediately by setting forth 
the nature of the emergency or hazard in a letter mailed or hand-delivered to the holder of 
the variance.  A public hearing before the City Council shall be held at the next regularly 
scheduled City Council meeting following the revocation to reverse, affirm or modify the 
revocation action. 

(Am. Ord. 1373, passed 5-1-2013; Am. Ord. 1465, passed 9-6-2017; Am. Ord. 1489, 
passed 8-15-2018; Am. Ord. 1558, passed 7-21-2021) 

 
Findings: This criterion does not apply to this project. No variance is required as all 
noise will be generated by permissible activities within the industrial zone. 

 
 
APPENDIX A 
TABLE 1:  ALLOWABLE SOUND LEVELS 



SITE DESIGN REVIEW TYPE III:  Project Old Mac  

 

3933 S Kelly Avenue, Portland, OR 97239 tel: 503.222.4453 VLMK.COM Page 12 of 77 

 

 
 

16.08 General Provisions 

16.08.150  TRAFFIC IMPACT STUDY (TIS). 

 
A. Purpose. The purpose of this section of the code is to implement Section 660-012- 0045(2)(b) 

of the State Transportation Planning Rule, which requires the city to adopt a process to apply 
conditions to development proposals in order to minimize adverse impacts to and protect 
transportation facilities. This section establishes the standards to determine when a proposal 
must be reviewed for potential traffic impacts; when a Traffic Impact Study must be submitted 
with a development application in order to determine whether conditions are needed to 
minimize impacts to and protect transportation facilities: what information must be included  in 
a Traffic Impact Study; and who is qualified to prepare the Study. 

 
B. Initial scoping. During the pre-application conference, the city will review existing 

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

C. Determination. Based on information provided by the applicant about the proposed 
development, the city will determine when a TIS is required and will consider the following 
when making that determination. 

 
1. Changes in land use designation, zoning designation, or development standard. 

 
2. Changes in use or intensity of use. 

 
3. Projected increase in trip generation. 
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4. Potential impacts to residential areas and local streets. 

 
5. Potential impacts to priority pedestrian and bicycle routes, including, but not limited to 

school routes and multimodal street improvements identified in the TSP. 
 

6. Potential impacts to intersection level of service (LOS). 
 
D. TIS General Provisions 

1. All transportation impact studies, including neighborhood through-trip and access studies, 
shall be prepared and certified by a registered Traffic or Civil Engineer in the State of 
Oregon. 

 
2. Prior to TIS scope preparation and review, the applicant shall pay to the city the fees and 

deposits associated with TIS scope preparation and review in accordance with the 
adopted fee schedule. The city’s costs associated with TIS scope preparation and review 
will be charged against the respective deposits. Additional funds may be required if 
actual costs exceed deposit amounts. Any unused deposit funds will be refunded to the 
applicant upon final billing. 

 
3. For preparation of the TIS, the applicant may choose one of the following: 

 
a. The applicant may hire a registered Oregon Traffic or Civil Engineer to prepare the 

TIS for submittal to the city. The city Traffic Engineer will then review the TIS and the 
applicant will be required to pay to the city any fees associated with the TIS review; or 

 
b. The applicant may request that the city Traffic Engineer prepare the TIS. The applicant 

will pay to the city any fees associated with preparation of the TIS by the city Traffic 
Engineer. 

 
4. The TIS shall be submitted with a concurrent land use application and associated with 

application materials. The city will not accept a land use application for process if it does 
not include the required TIS. 

 
5. The city may require a TIS review conference with the applicant to discuss the information 

provided in the TIS once it is complete. This conference would be in addition to any 
required pre-application conference. If such a conference is required, the city will not 
accept the land use application for processing until the conference has taken place. The 
applicant shall pay the TIS review conference fee at the time of conference scheduling, in 
accordance with the adopted fee schedule. 

6. A TIS determination is not a land use action and may not be appealed. 
 
E. TIS Scope. The city shall determine the study area, study intersections, trip rates, traffic 

distribution, and required content of the TIS based on information provided by the applicant 
about the proposed development. 
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1. The study area will generally comprise an area within a ½-mile radius of the development 

site. If the city determines that development impacts may extend more than ½ mile from 
the development site, a larger study area may be required. Required study intersections 
will generally include (in addition to the primary access points) collector/collector and 
above intersections with an anticipated peak hour traffic increase of five-percent from the 
proposed project. 

 
2. If notice to ODOT or other agency is required pursuant to noticing requirements in 

Chapter 16.89, the city will coordinate with those agencies to provide a comprehensive 
TIS scope. ODOT may also require a TIS directly to support an OR 99E approach permit 
application. 

 
F. TIS Content. A project-specific TIS checklist will be provided to the applicant by  the city once 

the city has determined the TIS scope. A TIS shall include all of the following elements, unless 
waived by the city. 

 
1. Introduction and Summary. This section shall include existing and projected trip generation 

including vehicular trips and mitigation of approved development not built to date; 
existing level and proposed level of service standard for city and county streets and 
volume to capacity for state roads; project build year and average growth in traffic 
between traffic count year and build year; summary of transportation operations; traffic 
queuing and delays at study area intersections; and proposed mitigation(s). 

 
2. Existing Conditions. This section shall include a study area description, including 

information about existing study intersection level of service. 
 

3. Impacts. This section should include the proposed site plan, evaluation of the proposed 
site plan, and a project-related trip analysis. A figure showing the assumed future year 
roadway network (number and type of lanes at each intersection) also shall be provided. 
For subdivision and other developments, the future analysis shall be for the year of 
proposed site build-out. For  proposed comprehensive plan and/or zoning map 
amendments, the future analysis year shall be 20 years from the date of the City’s 
adopted TSP, or 15 years, whichever is greater. 

 
4. Mitigation. This section shall include proposed site and area-wide specific mitigation 

measures. Mitigation measures shall be roughly proportional to potential impacts. See 
Subsection K below for rough proportionality determination. 

 
5. Appendix. This section shall include traffic counts, capacity calculations, warrant analysis, 

and any other information necessary to convey a complete understanding of the technical 
adequacy of the TIS. 

 
G. TIS Methodology. The City will include the required TIS methodology with the TIS scope. 
 



SITE DESIGN REVIEW TYPE III:  Project Old Mac  

 

3933 S Kelly Avenue, Portland, OR 97239 tel: 503.222.4453 VLMK.COM Page 15 of 77 

 

H. Neighborhood Through-Trip Study. Any development projected to add more than 30 through-
vehicles in a peak hour or 300 through-vehicle per day to an adjacent residential local street 
or neighborhood route will be require assessment and mitigation of residential street impacts. 
Through-trips are defined as those to and from a proposed development that have neither an 
origin nor a destination in the neighborhood. The through-trip study may be required as a 
component of the TIS or may be a stand-alone study, depending on the level of study required 
in the scoping checklist. The through-trip study shall include all of the following: 

 
1. Existing number of through-trips per day on adjacent residential local streets or 

neighborhood routes. 
 

2. Projected number of through-trips per day on adjacent residential local streets or 
neighborhood routes that will be added by the proposed development. 

 
3. Traffic management strategies to mitigate for the impacts of projected through- trip 

consistent. 
 
I. If a residential street is significantly impacted, mitigation shall be required. Thresholds used to 

determine if residential streets are significantly impacted are: 
J. Local residential street volumes should not increase above 1,200 average daily trips 
K. Local residential street speeds should not exceed 28 miles per hour (85th percentile speed). 
 
L. Mitigation. Transportation impacts shall be mitigated at the time of development when the TIS 

identifies an increase in demand for vehicular, pedestrian, bicycle, or transit transportation 
facilities within the study area. Mitigation measures may be suggested by the applicant or 
recommended by ODOT or Clackamas County in circumstances where a state or county 
facility will be impacted by a proposed development. The city shall determine if the proposed 
mitigation measures are adequate and feasible. ODOT must be consulted to determine if 
improvements proposed for OR 99E comply with ODOT standards and are supported by 
ODOT. The following measures may be used to meet mitigation requirements: 

 
1. On-and off-site improvements beyond required standard frontage improvements. 
2. Development of a transportation demand management program. 
3. Payment of a fee in lieu of construction, if construction is not feasible. 
4. Correction of off-site transportation deficiencies within the study area that are substantially 

exacerbated by development impacts. 
5. Construction of on-site facilities or facilities located within the right-of-way adjoining the 

development site that exceed minimum required standards and that have a transportation 
benefit to the public. 

 
M. Conditions of Approval. The city may deny, approve, or approve with appropriate conditions 

a development proposal in order to minimize impacts and protect transportation facilities. 
1. Where the existing transportation system will be impacted by the proposed development, 

dedication of land for streets, transit facilities, sidewalks, bikeways, paths, or accessways 
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may be required to ensure that the transportation system is adequate to handle the 
additional burden caused by the proposed use. 

 
2. Where the existing transportation system is shown to be burdened by the proposed use, 

improvements such as paving, curbing, installation or contribution to traffic signals, traffic 
channelization, construction of sidewalks, bikeways, accessways, paths, or street that 
serve the proposed use may be required. 

 
3. The city may require the development to grant a cross-over  access easement(s) to 

adjacent parcel(s) to address access spacing standards on arterials and collector 
roadways or site-specific safety concerns. Construction  of shared access may be required 
at the time of development if feasible, given existing adjacent land use. The access 
easement must be  established  by deed. 

 
N. Rough Proportionality Determination. Improvements to mitigate impacts identified in the TIS 

shall be provided in rough proportion to the transportation impacts of the proposed 
development. 

 
1. The TIS shall include information regarding how the proportional share of improvements 

was calculated, using the ratio of development trips to growth trips and the anticipated 
cost of the full Canby Transportation  System  Plan. The calculation is provided below: 

O. Proportionate Share Contribution = [Net New Trips/(Planning Period Trips- Existing Trips)] X 
Estimated Construction Cost. 

 
a. Net new trips means the estimated number of new trips that will be created by the 

proposed development within the study area. 
 

b. Planning period trips means the estimated number of total trips within the study area 
within the planning period identified in the TSP. 

 
c. Existing trips means the estimated number of existing trips within the study area at the 

time of TIS preparation. 
 

d. Estimated construction cost means the estimated total cost of 
construction of identified improvements in the TSP. (Ord 1340, 2011) 
 

Findings: The proposed development will satisfy the requirements of this code section. 
The initial traffic scoping memo provided by the city’s traffic consultant, DKS has identified 
the proposed use to NOT generate a significant number of additional trips and meets the 
criteria for a TAL level of analysis.  The ‘actual’ traffic that will be generated by the 
proposed use is SIGNIFICANTLY lower than the trip counts estimated by the ITE manual 
and utilized in the TAL. 

 
16.08.160 SAFETY AND FUNCTIONALITY STANDARDS. 
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The City will not issue any development permits unless the proposed development complies with 
the city’s basic transportation safety and functionality standards, the purpose of which is to ensure 
that development does not occur in areas where the surrounding public facilities are inadequate. 
Upon submission of a development permit application, an applicant shall demonstrate that the 
development property has or will have the following: 
 
A. Adequate street drainage, as determined by the city. 

 
Findings: The proposed development meets or exceeds these Requirements. The 
development includes design for adequate street drainage with sediment manholes and 
drywells as requested by the City of Canby operations group. 

 
B. Safe access and clear vision at intersections, as determined by the city. 

 
Findings: The proposed development meets or exceeds these Requirements. The 
development includes site distance triangles for coordination review with landscape and 
site design features located to provide safe and clear vision at entrances and exits.  As 
noted in the TAL, the vegetation on the neighboring property to the east will need to be 
trimmed back to allow for sufficient site distance. 

 
C. Adequate public utilities, as determined by the city. 

 
Findings: The proposed development meets or exceeds these Requirements. The 
development is be served by existing public utilities located within the existing right-of-way 
and/or adjacent easements. 

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

 
Findings: The proposed development meets or exceeds these Requirements. The 
development includes the design of half street improvements to SE 13th Ave. to meet the 
Clackamas County Design Standards. Improvements to S. Sequoia Pkwy were completed 
with prior development. 

 
E. Adequate frontage improvements as follows: 
 

1. For local streets and neighborhood connectors, a minimum paved width of 16 feet along 
the site’s frontage. 
 
Findings: This criterion does not apply to this development. SE 13th avenue is identified 
as a Minor Arterial (rural with urban improvements required) and S. Sequoia Pkwy. is 
identified as a collector. 

 
2. For collector and arterial streets, a minimum paved width of 20 feet along the site’s 

frontage. 
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Findings: The proposed development meets or exceeds these Requirements and will 
include half street improvements along SE 13th Avenue to provide the required minimum 
half street paved roadway width required by Clackamas County and the City of Canby. 
The existing frontage at S. Sequoia Pkwy. Has been previously improved and exceeds the 
required paved width identified in this section. 

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

frontage. 
 
Findings: The proposed development meets or exceeds these Requirements and 
maintains the minimum right-of-way clearance of 20 feet along both street frontages.  
 

 
F. Compliance with mobility standards identified in the TSP. If a mobility deficiency already 

exists, the development shall not create further deficiencies. (Ord 1340, 2011) 
 

Findings: The proposed development meets or exceeds these Requirements. Sidewalks 
with ADA ramps will be provided with the proposed street improvements to mitigate 
existing mobility deficiencies at the intersection of SE 13th Ave. and S. Sequoia Pkwy.  

 

16.10 Off-Street Parking and Loading 

16.10.010 OFF-STREET PARKING REQUIRED – exceptions. 
A. At the time of establishment of a new structure or use, change in use, or change in use of an 

existing structure, within any planning district of the city, off-street parking spaces and off-
street loading berths shall be as provided in this and following sections, unless greater 
requirements are otherwise established by the conditional use permit or the site and design 
review process, based upon clear and objective findings that a greater number of spaces are 
necessary at that location for protection of public health, safety and welfare. A lesser number 
of spaces may be permitted by the Planning Commission based on clear and objective 
findings that a lesser number of parking spaces will be sufficient to carry out the objective of 
this section. 
 

Findings: The minimum parking requirements for the Old Mac operations was 
determined to be less than 17 which would more than account for ALL of the planned 13-
17 employee count with the two swing shifts.  A total of 37 parking spaces will be 
provided with the development.  An additional 18 spaces has been ghosted into the site 
plan to illustrate how the auto parking area could be expanded in the future if the Old 
Mac Operations were to desist.  The proposed parking count of 0.4/T is typical of 
warehouse use needs and meets the minimum parking standards for warehouse 
occupancies within several surrounding jurisdictions.  This parking count could increase to 
0.6/T if the ghosted parking areas were developed which is well above industry 
standards for warehouse use. 
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B. No off-street parking shall be required for any use permitted outright within the C-1 zone in 
the rectangular area bounded by N. Ivy Street on the east, NW First Avenue on the south, N. 
Elm Street on the west, and NW Third Avenue on the north. 
 

Findings: This exception does not apply to this project. The proposed development does 
not lie within the C-1 zone.  

 
C. At the time of enlargement of an existing structure or use, the provisions of this section shall 

apply to the enlarged structure or use only. (Ord. 1304, 2009; Ord. 1237, 2007; Ord. 890 
section 9, 1993; Ord. 872, 1992; Ord. 854 section 2, 1991; Ord. 848, Part V, section 1, 
16.10.010(A)(B), 1990) 
 

Findings: This exception does not apply to this project. The proposed development does 
not contain existing structures.  
 

16.10.010 OFF-STREET PARKING REQUIRED – EXCEPTIONS. 

A. At the time of establishment of a new structure or use, change in use, or change in use of an 
existing structure, within any planning district of the city, off-street parking spaces and off-
street loading berths shall be as provided in this and following sections, unless greater 
requirements are otherwise established by the conditional use permit or the site and design 
review process, based upon clear and objective findings that a greater number of spaces are 
necessary at that location for protection of public health, safety and welfare. A lesser number 
of spaces may be permitted by the Planning Commission based on clear and objective 
findings that a lesser number of parking spaces will be sufficient to carry out the objective of 
this section. 
 
Findings: The proposed development seeks approval of this exception for the deficiency of 
off-street parking being provided. The proposed auto parking count is double the number of 
parking spaces required with Old Mac’s operations which involves the storage and 
processing of large quantities of steel bar and tubing. The off-street auto parking count 
provided is in excess of the employee count which includes 13-15 employees working 
staggered shifts.  Excessive parking to meet the dated development code is not required, nor 
desired and would be a waste of land resources. The site plan illustrates possible future 
parking, that could be added if additional spaces are required in the future. As discussed in 
detail with planning staff, the parking standards outlined in the development code do NOT 
reflect industry standards or nearby jurisdictional development standards for warehouse use.  
The 0.4/T parking count proposed for the development could be expanded to 0.6/T if the 
‘ghosted’ parking illustrated were to be developed with a future use.  This count could be 
further expanded by adjusting the trailer parking and/or redeveloping a portion of the gravel 
laydown yard. 

 
B. No off-street parking shall be required for any use permitted outright within the C-1 zone in 

the rectangular area bounded by N. Ivy Street on the east, NW First Avenue on the south, N. 
Elm Street on the west, and NW Third Avenue on the north. 
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C. At the time of enlargement of an existing structure or use, the provisions of this section shall 
apply to the enlarged structure or use only. (Ord. 1304, 2009; Ord. 1237, 2007; Ord. 890 
section 9, 1993; Ord. 872, 1992; Ord. 854 section 2, 1991; Ord. 848, Part V, section 1, 
16.10.010(A)(B), 1990) 

 
16.10.050 PARKING STANDARDS DESIGNATED. 

The parking standards set out in Table 16.10.050 shall be observed. (Ord. 854 section 2, [part], 
1991; Ord. 848 section 1, 16.10.050, 1990; Ord. 740 section 10.3.10(E), 1984; Ord. 
981 section 20, 1997) 
  
 
 

TABLE 16.10.050 
Off-street Parking Provisions - The following are the minimum standards for off-street vehicle 
parking: 
 
USE PARKING REQUIREMENT 
Residential Uses:  

a. Single-family dwellings 2.00 spaces per dwelling unit for new construction. (Existing 
single- family dwellings having only a single parking space shall 
not be considered to be nonconforming.) 

b. Two-family dwellings 2.00 spaces per dwelling unit. 
c. Multi-family dwellings in 
complexes with private internal 
driveways 

One space per studio or 1-bedrrom unit. 2.00 spaces per 2-
bedroom or larger unit. One additional guest parking space 
shall be provided for every five units for each development often 
or more units. 

d. Retirement/assisted living 1.0 spaces per unit 
e. Residential day care facility 
and 

1.00 space per employee 

Institutions:  

a. Convalescent home, nursing 
home or sanitarium 

1.00 spaces per two beds for patients or residents, plus 1.00 
space per employee 

b. Hospital 4.00 spaces per two beds 
Places of Public Assembly:  

a. Library, reading room 1.00 space per 400 square feet of public area 
b. Nursery, primary/elementary, 
or junior high school 

2.00 spaces per employee 

c. Senior high school 1.00 space per classroom, plus 1.00 space per six students 
d. Other places of public 
assembly, including churches 

1.00 space per four seats or eight feet of bench length 

Commercial Amusement:  

a. Theater 1.00 per six seats 
b. Bowling alley 3.0 spaces per 1,000 square feet of floor area 
c. Dance hall, skating rink 3.0 spaces per 1,000 square feet of floor area 
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d. Racquet courts, health clubs 3.0 spaces per 1,000 square feet of floor area 
Commercial  

a. Retail shops (under 100,000 sq. 
ft. 

2.00 spaces per 1,000 square feet of floor area 

b. Retail store handling exclusively 
bulky merchandise such as furniture, 
automobile and service repair shops 

1.00 space per 1,000 square feet of sales floor area 

c. Shopping center (over 100,000 
square 
feet of gross leasable area) 

3.00 spaces per 1,000 square feet of gross leasable area 

d. Banks/savings and loans 2.00 spaces per 1,000 gross square feet of floor area 
e. Medical/dental offices 3.00 spaces per 1,000 gross square feet of floor area 
f. General offices 2.00 spaces per 1,000 gross square feet of floor area 
g. Real estate offices 2.00 spaces per 1,000 gross square feet of floor area 
h. Government offices 3.50 spaces per 1,000 gross square feet of floor area 
i. Restaurant 8.00 spaces per 1,000 gross square feet of floor area 
j. Take-out restaurant 8.00 spaces per 1,000 gross square feet of floor area 
k. Motel 0.75 spaces per rentable room 
l. Residential hotel, rooming house, 0.75 spaces per rentable room 
m. Hotel 0.75 spaces per rentable room 

n. Club or lodge 1.00 space per 200 square feet of floor area 
o. Day care , adult or child care; 
does not 
include Family Daycare (12 or 
fewer children) under ORS 
657A.250 

1.00 space per 500 square feet of floor area 

p. All others 1.00 space per 550 square feet 
q. Wireless telecommunication 
systems 

1.00 space per site 

r. Self-Storage (Mini) Warehouse 2.00 spaces per 1,000 gross square feet of office space 
Industrial:  

a. Manufacturing 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. 

b. Warehousing 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 
warehousing space. Minimum of 5 parking spaces overall. 

c. Wholesale establishments 2.00 spaces per 1,000 gross square feet of office space, 
plus 1.50 
spaces per 1,000 gross square feet of non-office 
wholesale space. Minimum of 5 parking spaces overall. 
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(Ord 1296, 2008, Ord. 1338, 2010; Ord. 1514, 2019) 
 

Findings: The proposed development does not meet the requirements of this section and 
will be applying for approval of an exception per section 16.10.010 above. 

 
 
16.10.060 OFF-STREET LOADING FACILITIES 

A. The minimum number of off-street loading berths for commercial and industrial uses is as 
follows: 

 

SQUARE FEET OF 
FLOOR AREA 

NUMBER OF 
BERTHS 

 
Less than 5,000 0 
5000 – 25,000 1 
25,000 – 60,000 2 
60,000 and over 3 

 
Findings:  The proposed development exceeds these Required Conditions and includes a 
total of 3 loading berths, 2 at grade level and 1 with rail access.  

 
B. Loading berths shall conform to the following minimum size specifications: 

1. Commercial uses – 13’ x 35’ 
2. Industrial uses – 12’ x 60’ 
3. Berths shall have an unobstructed minimum height of 14’. 

 
Findings: The proposed development exceeds these Requirements.  

 
C. Required loading areas shall be screened from public view, from public streets, and adjacent 

properties by means of sight-site obscuring landscaping, walls or other means, as approved 
through the site and design review process. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed loading facilities will be screened with heavy landscape buffer plantings and 
fencing with sight obscuring slats located on top of a elevated 4ft berm adjacent to S. 
Sequoia Pkwy. 

 
D. Required loading facilities shall be installed prior to final building inspection and shall be 

permanently maintained as a condition of use. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed loading facilities will be installed prior to final building inspection and will be 
permanently maintained. 
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E. A driveway designed for continuous forward flow of passenger vehicles for the purpose of 
loading and unloading children shall be located on the site of a school or day care center 
having a capacity greater than twenty-five (25) students. 
 

Findings: This criterion does not apply to this project. The development does not propose 
any schools or daycare centers. 

 
F. The off-street loading facilities shall, in all cases, be on the same lot or parcel as the structure 

they are intended to serve. In no case shall the required off-street loading spaces be part of 
the area used to satisfy the off-street parking requirement. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed loading facilities are designed to be located adjacent to the building on the site 
and clear of the on-site parking lot. 

 
G. The Planning Commission may exempt a building from the loading berth requirement, or 

delay the requirement, based on findings that loading berths are not needed for a particular 
building or business. (Ord. 854 section 2[part], 1991; Ord. 848, Part V, section 1, 
16.10.060, 1990; Ord. 1237, 2007) 
 

Findings: The loading berths associated with this development are not conventional 
loading berths as one of the required three is used for rail car access. The specific user 
has several facilities around the U.S. and has identified this use of space as the most 
efficient for their specific operations. Additional berths are not necessary to the 
operations. 

 
16.10.070 PARKING LOTS AND ACCESS. 

A. Parking Lots. A parking lot, whether as accessory or principal use, intended for the parking of 
automobiles or trucks, shall comply with the following: 

 
1. Parking lot design shall comply with the dimensional standards set forth in Figure 1 of this 

section. 
 
Findings: The proposed development meets or exceeds these Requirements. The parking 
lot has been designed in compliance with the dimensional standards outlined in this 
section. 

 
2. Parking stalls of eight (8) feet in width and sixteen (16) feet in length for compact vehicles 

may comprise up to a maximum of thirty (30) percent of the total number of parking stalls. 
Such parking stalls shall be marked “Compact Parking only” either on the parking surface 
or on a sign in front of the parking stalls. 
 
Findings: The proposed development meets or exceeds these Requirements. All proposed 
parking stalls will meet the standard stall dimensions outlined in this section. 
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3. Areas used for standing or maneuvering of vehicles shall have paved asphalt, concrete, 
solid concrete paver surfaces, or paved “tire track” strips maintained adequately for all 
weather use and so drained as to avoid the flow of water across sidewalks or into public 
streets, with the following exception: 
 
Findings: The proposed development meets or exceeds these Requirements. The vehicle 
parking and maneuvering areas will be paved with asphalt throughout the auto 
parking/drives and within the truck courts. 

 
a. The Planning Director or Planning Commission may approve the use of an engineered 

aggregate system for outdoor storage and/or non-required parking areas provided 
that the applicant can demonstrate that City Standards related to: 

 
i. minimizing dust generation, 

 
ii. minimizing transportation of aggregate to city streets, and 

 
iii. minimizing infiltration of environmental contaminants including, but not limited to, 

motor oils, fuels, volatile organic compounds (e.g. benzene, toluene, 
ethylbenzene, xylene), and ethylene glycol are met. 

The decision maker may impose conditions as necessary to meet City Standards. 
 
Findings: The graveled laydown areas beneath the craneway and within the storage 
yard will be utilized for the staging of steel members.  Large forklifts with pneumatic tires 
will be utilized for staging the steel in the open storage yard whereas the overhead crane 
will move the materials beneath the craneway.  The aggregate storage surface will be 
maintained throughout the year and watered periodically during the summer months to 
minimize dust concerns.  The forklifts that will be utilized in the yard will be inspected on a 
weekly basis and maintained to minimize the potential of environmental contaminants (ie; 
oil, grease…) dripping onto the ground.  

 
b. Use of permeable surfacing materials for parking lots and driveways is encouraged 

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

Findings: The near surface soils on the site have negligible infiltration capabilities which 
would render any proposed permeable surfacing ineffective.  The graveled laydown areas 
will allow for some storm water treatment & retention in addition to the catch basins being 
provided. All surface water will be collected and filtered through an approved storm water 
quality system prior to being retained on-site.  Storm water retention will include a 
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combination of dry wells and storm chamber systems installed at the depth of the dense 
gravel which occurs 15-30ft below grade.  

 
4. The full width of driveways must be paved in accordance with (3) above: 

a. For a minimum of 20 feet from the right-of-way line back into the private property to 
prevent debris from entering public streets, and 

b. To within 150 feet of all portions of the exterior wall of the first story of any structure(s) 
served by the driveway to ensure fire and emergency service provision. 
 

Findings: The proposed development meets or exceeds these Required Conditions. 
Proposed driveways are paved to the requirements of the section and access to within 
150ft of all portions of the building may be achieved from the adjacent roadway where 
onsite circulation is not present. 

 
5. Except for parking to serve residential uses, parking areas adjacent to or within residential 

planning districts or adjacent to residential uses shall be designed to minimize disturbance 
of residents. Artificial lighting, which may be provided, shall be so deflected as not to 
shine or create glare in any residential planning district or on any adjacent dwelling, or 
any street right-of-way in such a manner as to impair the use of such way. 
 
Findings: The proposed development meets or exceeds these Required Conditions. The 
parking lot has been designed to face away from the Rural Residential zone to the South. 
The residential zone to the West, across from S. Sequoia Pkwy. and Molalla Forest Road, 
will be screened with heavy landscaping consisting of a combination of evergreen 
hedges, deciduous trees with complimenting shrubs & ground cover, galvanized fencing 
with sight obscuring slats and the construction of an elevated 4ft berm. All exterior lighting 
will be projected downward and/or shielded to minimize light trespass onto the right-of-
way. A site lighting plan has been included with this application. 

 
6. Groups of more than four (4) parking spaces shall be so located and served by driveways 

that their use will require no backing movements or other maneuvering within a street 
right-of-way other than an alley. 
 
Findings: The proposed development meets or exceeds these Requirements. The 
development has designed the parking lot as to not require backing movements within a 
street right-of-way. All traffic will pull forward into the right-of-way. 

 
7. Off-street parking areas, and the accesses to them, shall be designed and constructed to 

facilitate the flow of traffic, provide maximum safety of traffic access and egress and the 
maximum safety of pedestrian and vehicular traffic on the site and in adjacent roadways. 
The Planning Director or Planning Commission may require engineering analysis and/or 
truck turning diagrams to ensure safe and efficient traffic flow based on the number and 
type of vehicles using the site, the classification of the public roadway, and the design of 
the parking lot and access drives. 
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Findings: The proposed development meets or exceeds these Requirements. Truck traffic 
is designed to enter the site at the eastern access at SE 13th Ave. Trucks will circulate 
counterclockwise through the site and either enter the building headed South to exit onto 
SE 13th Ave. or continue through the yard to exit to the West onto S. Sequoia Pkwy. 
Pedestrian traffic will enter and exit from the main entrance at the eastern driveway from 
SE 13th Ave.  The office and pedestrian facilities have been located to accommodate the 
topography (8ft grade change from street access to finish floor of the building and to not 
interfere with the industrial operations and traffic flow. 

 
8. Parking bumpers or wheel stops shall be provided to prevent cars from encroaching on the 

street right-of-way, adjacent landscaped areas, or adjacent pedestrian walkways. 
 
Findings: The proposed development meets or exceeds these Required Conditions. The 
development has designed the parking facilities to include the use of parking bumpers to 
prevent cars from encroaching on the adjacent landscape. The sidewalk at the pedestrian 
connection adjacent to the parking has been designed at 7ft wide to allow sufficient travel 
while the automobile is in contact with the sidewalk, without the use of parking bumpers. 

 
9. Accessible parking shall be provided, constructed, striped, signed and maintained as 

required by ORS 447.233 and all Oregon Structural Specialty Code requirements. 
 
 

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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B. Access. 
 

1. The provision and maintenance of vehicular and pedestrian ingress and egress from 
private property to the public streets as stipulated in this ordinance are continuing 
requirements for the use of any structure or parcel of real property in the City of Canby. 
No building permit or other permits shall be issued until scale plans are presented that 
show how the ingress and egress requirement is to be fulfilled. Should the owner or 
occupant of a lot or building change the use to which the lot or building is put, thereby 
increasing ingress and egress requirements, it shall be unlawful and a violation of this 
ordinance to begin or maintain such altered use until the required increase in ingress and 
egress is provided. 
 
Findings: The proposed development meets or exceeds these Requirements. Design 
drawings will be submitted to the City that demonstrate how the requirements of this 
section will be met. 

 
2. The City of Canby encourages joint/shared access. Owners of two (2) or more uses, 

structures, or parcels of land may agree to, or may be required by the City to, utilized 
jointly the same ingress and egress when the combined ingress and egress of both uses, 
structures, or parcels of land satisfies their combined requirements as designed in this 
ordinance, provided that satisfactory legal evidence is presented to the City Attorney in 
the form of deeds, easements, leases or contracts shall be placed on permanent files with 
the city recorder. 
 
Findings: This criterion does not apply to the proposed development. The proposed 
development does is not adjacent to a parcel of similar use that would facilitate a shared 
driveway.  The small parcel to the east of the facility is currently occupied by a residential 
use and it is not desirable from a safety standpoint to attempt to coordinate a shared 
access with the truck traffic from the proposed operations. 

 
3. All ingress and egress shall connect directly with public streets. 
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Findings: The proposed development meets or exceeds these Required Conditions. The 
development proposes three ingress and egress driveways connected to public streets. 
Two of the driveways are off SE 13th Ave. and the third is off S. Sequoia Pkwy.  

 
4. Vehicular access for residential uses shall be brought to within fifty (50) feet of the ground 

floor entrances or the ground floor landing of a stairway, ramp or elevator leading to 
dwelling units. 
 
Findings: This criterion does not apply to this project. The development does not propose 
any residential uses or alter access to adjacent residential developments. 

 
5. Required sidewalks shall extend from the ground floor entrances or the ground floor 

landing of a stairs, ramps or elevators to the sidewalk or curb of the public street or streets 
that provide the required access and egress. 
 
Findings: The proposed development meets or exceeds these Required Conditions. The 
pedestrian connection to SE 13th Ave. allows for easy pedestrian connection to the internal 
sidewalk to the main office and allow for efficient ingress/egress to the primary building 
entrances, without crossing the drive aisle and avoiding industrial operations.  

 
6. To afford safe pedestrian access and egress for properties within the city, a sidewalk shall 

be constructed along all street frontages, prior to use or occupancy of the building or 
structure proposed for said property. The sidewalks required by this section shall be 
constructed to city standards except in the case of streets with inadequate right-of-way 
width or where the final street design and grade have not been established, in which case 
the sidewalks shall be constructed to a design, and in a manner approved by the Site and 
Design Review Board. Sidewalks approved by Board may include temporary sidewalks 
and sidewalks constructed on private property; provided, however, that such sidewalks 
shall provide continuity with sidewalks of adjoining commercial developments existing or 
proposed. When a sidewalk is to adjoin a future street improvement, the sidewalk 
construction shall include construction of the curb and gutter section to grade and 
alignment established by the Site and Design Review Board. 
 
Findings: The proposed development meets or exceeds these Required Conditions. The 
development has designed the public sidewalks within the right-of-way to be constructed to 
meet the applicable City/County design standards. Per comments provided at the Pre-
Application Conference, the development will be required to construct public sidewalks 
along the full frontage of the property along S. Sequoia Ave. and SE 13th Ave. Asphalt 
transitions will be coordinated with the City prior to construction. 

 
7. The standards set forth in this ordinance are minimum standards for access and egress, 

and may be increased through the site and design review process in any particular 
instance where the standards provided herein are deemed insufficient to protect the public 
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health, safety and general welfare. (Ord. 890 section 12, 1993; Ord. 1237, 2007; Ord. 
1338, 2010) 

 

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 

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

Over 250 As required by Public Works Director 

 
Findings: The proposed development meets or exceeds these Requirements. The 
development includes 3 accesses greater than 24ft in width. 

 
8. One-Way Ingress or Egress – The hard surfaced pavement of one-way drives shall not be 

less than twelve (12) feet for multi-family residential, commercial or industrial uses. (Ord. 
1514, 2019 
 
Findings: The proposed development meets or exceeds these Requirements. The 
development includes 3 accesses greater than 24ft in width. 

 
9. Driveways: 

 
a. Access to private property shall be permitted with the use of driveway curb cuts. The 

access points with the street shall be the minimum necessary to provide access while 
not inhibiting the safe circulation and carrying capacity of the street. Driveways shall 
meet all applicable guidelines of the Americans with Disabilities Act (ADA). Driveway 
distance shall be measured from the curb intersection point [as measured for vision 
clearance area (16.04.670)]. Distances to an intersection shall be measured from the 
stop bar at the intersection. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed driveways will be constructed to the applicable design standards of the 
governing jurisdiction. S. Sequoia Pkwy. Is located within the City of Canby and SE 13th 
Ave. is located within Clackamas County, outside of the Urban Growth Boundary (UGB). 

 
b. Driveways shall be limited to one per property except for certain uses which include 

large commercial uses such as large box stores, large public uses such as schools and 
parks, drive through facilities, property with a frontage of over 250-feet and similar 
uses. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
Proposed site has frontage over 250ft. Additionally, the industrial operations require drive 
through access at the yard and the building as well as appropriate pedestrian access. The 
Applicant has identified that the three driveways have been determined to be the minimum 
required for the proposed use. 

 
c. Double frontage lots and corner lots may be limited to access from a single street, 

usually the lower classification street. Single family residential shall not have access 
onto arterials, and shall have access onto collectors only if there is no other option. 
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Findings: The proposed development has located the necessary driveway accesses to 
maintain the minimum access spacing requirements outlined by the City. The industrial 
operations require drive through access at the yard and the building as well as 
appropriate pedestrian access. The Applicant has identified that the three driveways have 
been determined to be the minimum required for the proposed use. 

 
d. If additional driveways are approved by the City Administrator or designee, a finding 

shall be made that no eminent traffic hazard would result and impacts on through 
traffic would be minimal. Restrictions may be imposed on additional driveways, such 
as limited turn movements, shared access between uses, closure of existing driveways, 
or other access management actions. 
 

Findings: The proposed development meets or exceeds these Requirements, having been 
designed in accordance with the City design standards, with the approval of the City’s 
planning staff and recommendations outlined in the accompanying Traffic Impact Study.  
Furthermore, the study demonstrates that traffic hazards will not be created by the 
proposed drive locations. Applications have also been sent to the County for the 
applicable Design Modification to the single access requirement at SE 13th Ave. 

 
e. Within commercial, industrial, and multi-family areas, shared driveways and internal 

access between similar uses are encouraged to reduce the access points to the higher 
classified roadways, to improve internal site circulation, and to reduce local trips or 
movements on the street system. Shared driveways or internal access between uses will 
be established by means of common access easements at the time of development. 
 

Findings: This criterion does not apply to the proposed development. The proposed 
development does is not adjacent to a parcel of similar use that would facilitate a shared 
driveway. 

 
f. Driveway widths shall be as shown on the following table. 

 
Driveway Widths (Minimum/Maximum, Ft.) 

 
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 

 
Res. = 
Residential Zone 
Comm. = 



SITE DESIGN REVIEW TYPE III:  Project Old Mac  

 

3933 S Kelly Avenue, Portland, OR 97239 tel: 503.222.4453 VLMK.COM Page 32 of 77 

 

Commercial Zone 
Ind. = Industrial 
Zone 

 
Notes: (1) Special conditions may warrant access. 

(2) 28' maximum width for 3-car garage. 
 

Findings: The proposed development requests approval to exceed the minimum 
driveway width and construct 40ft driveway accesses at two locations and a 50ft access 
at SE 13th Ave. the proposed width of the access is like other previously approved and 
constructed industrial driveway accesses within the Pioneer Industrial Park. The larger 
drive access is necessary to accommodate large truck traffic while maintaining required 
turning limitations. 

 
g. Driveway spacing shall be as shown in the following table. 

  
 
 
 

Minimum Driveway Spacing 
 

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' 
Public Alley 50’ (1)(3)  

 

Notes:   

1) Minimum distance or no closer than 60% of parcel frontage unless this 
prohibits access to the site, in which case City Administrator or designee 
may approve a deviation. 

2) Direct access to this street will not be allowed if an alternative exists or is 
planned. 

3) For single-family residential houses, the minimum distance between 
driveways and an intersection shall be thirty (30) feet. 
 
Findings: The proposed development meets or exceeds these Requirements. The 
proposed driveway at S. Sequoia exceeds the minimum spacing s outlined in this section. 
Accesses onto county roadways will be reviewed for conformance by Clackamas County.  

 
h. Curb cuts shall be a minimum of five feet from the property line, unless a shared 

driveway is installed. Single driveways may be paved up to an adjacent property line 
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but shall maintain a five (5) foot separation from the side property line where the 
driveway enters the property. Driveways shall not be constructed within the curb return 
of a street intersection. Deviations may be approved by the City Administrator or 
designee. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed driveway at S. Sequoia exceeds the minimum spacing s outlined in this section. 
Accesses onto county roadways will be reviewed for conformance by Clackamas County. 

 
i. For roads with a classification of Collector and above, driveways adjacent to street 

intersections shall be located beyond the required queue length for traffic movements 
at the intersection. If this requirement prohibits access to the site, a driveway with 
restricted turn movements may be permitted. 
 

Findings: The proposed drive at Sequoia Parkway is located approximately 450ft from 
SE 13th providing more than sufficient queuing for vehicles exiting the drive.  

 
j. Multi-family access driveways will be required to meet the same access requirements 

as commercial driveways if the multi-family site generated 100 or more trips per day. 
 

Findings: This criterion does not apply to this project. The development does not contain 
any multi-family driveways. 

 
k. For circular type driveways, the minimum distance between the two driveway curb cuts 

on one single-family residential lot shall be thirty (30) feet. (Ord. 1514, 2019) 
 

Findings: This criterion does not apply to this project. The development does not contain 
any residential type circular driveways. 

 
10. When considering a public facilities plan that has been submitted as part of site and 

design review plan in accordance with this ordinance, the city Public Works Supervisor 
may approve the location of a driveway closer than fifty (50) feet from the intersection of 
collector or arterial streets, based on written findings of fact in support of the decision. 
Said written approval shall be incorporated into the recommended decision of the City 
Planner for the site and design review plan under the process set forth. 
 
Findings: Public improvement plans will be submitted for review as part of this site 
design review plan. Approval of driveway spacing may be reviewed. 

 
11. Where an existing alley is 20 feet or less in width, the property line setback abutting the 

alley shall increase to provide a minimum of 24 feet for maneuvering and backing 
movements from, garages, carports, or parking areas. (Ord. 890 section 12, 1993; Ord. 
872, 1991; Ord. 854 section 2 [part], 1991; Ord 848, Part V, section 16.10.070 (A)(B) 
1990; Ord. 955 section 3 & 4 1996; Ord. 981 section 44, 1997; Ord. 1019 section 5, 
1999; Ord 1237, 2007; Ord. 1514, 2019) 
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Findings: This criterion does not apply to this project. There are no alleys associated with 
this development. 

 
16.10.080 STREET TREE PLAN 

A Street Tree Plan can be provided in lieu of meeting the requirement of planting a tree every 30 
lineal feet of street frontage as stated in Ordinance 1385 Exhibit B. The Street Tree Plan can 
compensate for driveways, utilities, or other obstructions that inhibit the 30 foot spacing 
requirement. The requirement for the planting of street trees is required under Chapter 12.32 
CMC. (Ord. 854, 1991; Ord. 848, Part VI, section 1, 1990; Ord. 1514, 2019) 
 

Findings: The proposed development meets or exceeds these Requirements. The 
landscaping design submitted with the application includes the planting of street trees 
along S. Sequoia Pkwy in compliance with this requirement. Street trees along SE 13th 
Ave. will be coordinated with Clackamas County. 

 
16.10.100 BICYCLE PARKING. 

Bicycle parking shall be provided for all multi-family residential, institutional, commercial, and 
industrial uses. 
 
A. Dimensions and characteristics: Bicycle parking spaces shall be a minimum of six (6) feet long 

and two (2) feet wide, and overhead clearance in covered spaces shall be a minimum of 
seven (7) feet. A minimum five (5) foot aisle for bicycle maneuvering shall be provided and 
maintained beside or between each row of bicycle parking. Bicycle racks located on a 
sidewalk shall provide a minimum of two (2) feet between the rack and a wall or other 
obstacle, and between the rack and curb face. Bicycle racks or lockers shall be securely 
anchored to the surface or a structure. Bicycle racks located in the Downtown Commercial 
Zone shall be of the inverted U style (a.k.a. staple racks). See Figure 20 of the Canby 
Downtown Plan for correct rack placement. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
development includes bicycle racks to be constructed to meet the standards of this section. 

 
B. Location: Bicycle parking shall be located in well-lit, secure locations within fifty (50) feet of 

the main entrance to a building, but not further from the entrance than the closest automobile 
parking space, and in no case further than 50 feet from an entrance when several entrances 
are involved. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
development includes bicycle racks to be constructed near the main entrance to meet the 
requirements of this section. 

 
C. Number of spaces: The bicycle parking standards set out in Table 16.10.100 shall be 

observed. (Ord. 1019 section 1, 1999; Ord. 1076, 2001) 
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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 

 
NOTES: 
Each individual use needs to be evaluated for bicycle parking – e.g., a commercial accessory use 
in an industrial district may have different requirements than the industrial uses around it. 
Similarly, in mixed-use developments, the amount of each use and required bicycle parking 
needs" evaluation. Finally, within each use category one needs to consider the different user 
categories - residents, employees, customers, etc. - and parking requirements for each. (Ord. 
1019 section I, 1999; Ord. 1043 section 3, 2000; Ord. 1076, 2001) 
 

Findings:  The proposed development meets or exceeds the Requirements of this section.  
Exterior bike racks will be provided at the primary employee entrances to the building. 
See Bicycle Parking Calculations provided in the Narrative. 
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16.32 M-1 Light Industrial Zone 

16.32.010 USES PERMITTED OUTRIGHT. 

Uses permitted outright in the M-1 zone shall be as follows: 
 
A. Manufacturing, fabricating, processing, compounding, assembling or packaging of products 

made from previously prepared materials such as cloth, plastic, paper, metal, wood (but not 
including sawmills or lumber mills), the operation of which will not result in 

 
1. The dissemination of dusts, gas, smoke, fumes, odors, atmospheric pollutants or noise 

which exceed Oregon Department of Environmental Quality standards 
 

2. Danger by reason of fire, explosion or other physical hazard; 
 

3. Unusual traffic hazards; 
 
Findings: The proposed development meets or exceeds the Requirements of this section. 
The proposed use of steel storage and processing does not surpass the limitation of the 
ODEQ standards. Noise levels will be monitored by the occupant to continue compliance 
of these requirements.  

 
B. Automobile body shop, or heavy repair shop; 
C. Contractor’s equipment or storage yard; 
D. Dwelling for watchman or caretaker working on the property; 
E. Food processing plant; 
F. Fuel distribution, wholesale or retail; 
G. Ice or cold storage plant; 
H. Laundry or dry-cleaning plant; 
I. Lumber yard; 
J. Machinery, farm equipment or implement sales, service or rent; 
K. Motor or rail freight terminal; 
L. Railroad tracks and related facilities; 
M. Restaurant, when related and incidental to primary industrial uses of the area; 
N. Service station, when related and incidental to primary industrial uses of the area; 
O. Stone, marble, or granite cutting; 
P. Tire retreading or recapping; 
Q. Transfer and storage company; 
R. Utility storage or service yard; 
S. Veterinarian’s office or animal hospital; 
T. Warehouse; 
U. Wholesale distribution, including warehousing and storage; 
V. Wireless or cellular communications facility/tower; 
W. Other light industrial uses as determined by the Planning Commission; 
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X. Business or professional office, when related and incidental to primary industrial uses of the 
area; 

Y. Public building or uses such as fire station, or park or playground. 
Z. Microcell telecommunications facilities pursuant to the standards and requirements of Chapter 

16.55. (Ord. 1539, 2020) 
AA. Collocations pursuant to the standards and requirements of Chapter 16.55 (Ord. 1539, 

2020) 
BB. Detached telecommunications facilities (monopole or lattice tower), under 150  feet in height 

and at least 660 feet from the nearest land zoned or planned for residential use or Highway 
99E pursuant to the standards and requirements of Chapter 16.55. (Ord. 1539, 2020) 

CC. Detached telecommunications facilities (monopole), under 100 feet in height   and less than 
660 feet from the nearest land zoned or planned for residential use or Highway 99E 
pursuant to the standards and requirements of Chapter 16.55. (Ord. 1539, 2020) 

DD. Detached telecommunications facilities (monopole), equal to or over 150 feet in height and 
at least 660 feet from the nearest land zoned or planned for residential use or Highway 99E 
pursuant to the standards and requirements of Chapter 16.55. (Ord. 1539, 2020) 

EE. Minor public facility. 
FF. Brewery: General manufacturing of products included in SIC 208: Beverages. (Ord. 890 

section 31, 1993; Ord. 749 section 1(A), 1984, Ord. 740 section 10.3.31(A), 1984; Ord. 
995 section 10 & 11, 1996; Ord. 981 section 30 & 31, 1997; Ord. 1019 section 10, 
1999; Ord. 1237, 2007; Ord. 1514, 2019) 
 

Findings: The proposed development meets or exceeds the Requirements of this section. 
The proposed use of steel storage and processing is coincident with warehouse and 
industrial uses within the M-1 zone as listed above.  

 
16.32.030 DEVELOPMENT STANDARDS. 

The following subsections indicate the required development standards of the M-1 zone: 
 
A. Minimum lot area: five thousand square feet 

 
Findings: The proposed development meets or exceeds the Requirements of this section. 
The lot area of the proposed development is over 11 acres, exceeding the minimum lot 
area standard of five thousand square feet.  

 
B. Minimum width and frontage: fifty feet; 

 
Findings: The proposed development meets or exceeds the Requirements of this section 
and exceeds the minimum frontage width of fifty feet. 

 
C. Minimum yard requirements: 
 

1. Street yard: twenty feet where abutting Highway 99E and S. Ivy Street. Gas station 
canopies shall be exempted from the twenty foot setback requirements. Properties not 
fronting on Highway 99E or S. Ivy Street shall maintain a 10 foot street yard setback. Sign 
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setbacks along Highway 99-E and S. Ivy Street are to be measured from the face of the 
curb rather than the lot line. Where no curb exists, the setback shall be measured from the 
property line. Other than signs which are nonconforming structures and street banners 
which have been approved per the requirements of the Uniform Sign Code, no signs will 
be allowed to be located within, or to project over, a street right-of-way. 
 
Findings: This criterion does not apply to this project. The development is not located 
along HWY 99-E or S. Ivy Street. 

 
2. Interior yard:  none, except ten feet where abutting a residential zone. 

 
Findings: This criterion does not apply to this project. The interior yard of the proposed 
development is not adjacent to a residential zone. A minimum 10ft setback has been 
maintained at the lot line abutting the Rural zone to the east. 

 
3. Rear yard:  none, except ten feet where abutting a residential zone. 

 
Findings: This criterion does not apply to this project. The rear yard of the proposed 
development is not adjacent to a residential zone. 

 
D. Maximum building height: 
 

1. Freestanding signs: thirty feet; 
 
Findings: This criterion does not apply to this project. The development does not include 
the design of any free-standing signs. 

 
2. All other structures: forty-five feet. 

 
Findings: The proposed development meets or exceeds the Requirements of this section, 
the building height is less than the maximum of 45ft. 

 
E. Maximum lot coverage: no limit. 
 
F. Other regulations: 
 

1. Vision clearance distances shall be fifteen feet from any alley or driveway and thirty feet 
from any other street or railroad. 
 
Findings: The proposed development meets or exceeds these Requirements. The 
proposed development will maintain vision clearances as outlined in this section. 

 
2. All setbacks to be measured from the foundation line of the building.  Overhangs shall not 

exceed two feet. 
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Findings: The proposed development meets or exceeds these Requirements. The building 
setback will be maintained as measured from the foundation line of the building. 
Canopies or overhangs on the building will not exceed two feet. 

 
3. Prior to issuance of a building permit, wireless/cellular towers require written certification 

of approval/compliance from the Federal Communications Commission, Federal Aviation 
Administration and the Oregon Department of Transportation (Department of Aeronautics). 
 
Findings: This criterion does not apply to this project. The proposed development does 
not contain any proposed wireless/cellular towers. 

 
4. Outside storage areas abutting a residential zone shall be screened from view by a site-

blocking fence, landscaping, or berm and shall be of such material and design as will not 
detract from adjacent residences. (Ord. 890 section 33, 1993; Ord. 830 section 11, 12, 
1989; Ord. 740 section 10.3.31(C), 1984; Ord. 955 section 12, 1996; Ord. 981 
section 51, 1997; Ord. 1237, 2007; Ord. 1514, 2019 
 
Findings: The proposed development meets or exceeds these Requirements. The 
proposed development will have landscape screening of the yard as required by section 
16.49.120.G.1. The screening will be a combination of landscaping in conjunction with 
the street trees, a sight obscuring fence, and include a graded berm to further add 
screening beyond the minimum requirements. 

 

16.35 I-O Canby Industrial Area Overlay Zone 

16.35.030 USES PERMITTED OUTRIGHT. 

Unless limited by sections 16.35.040 or 16.35.045, uses permitted outright in the C-M zone, 
M-1 zone, and M-2 zone are permitted outright in the I-O zone, subject to the respective zone 
district boundaries. (Ord. 1008 section 1 [part], 1998; Ord. 1057 section 2 [part], 2000) 

 
Findings: The proposed development meets or exceeds these Requirements. The 
proposed steel storage and processing uses for the development are allowed outright 
within the M-1 zone. 

 
16.35.040 CONDITIONAL USES. 

Unless limited by subsection A below or section 16.35.045, conditional uses permitted in the 
C-M zone, M-1 zone, and M-2 zone are permitted as conditional uses in the I-O zone, subject 
to the respective zone district boundaries. 

A. Any proposed site development, change in use, land division, or other action that results in 
any of the following requires conditional use approval in the I-O zone: 
 
1. Less than 3 employees per developed acre. For the purposes of this section only, 

“developed” means all areas used for buildings, landscaping, vehicle maneuvering and 
parking areas, outdoor storage, and other areas occupied by the use. For the purposes of 
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this section only, employees means full-time equivalents unless the City specifically allows 
other interpretations; 
 
Findings: The proposed development does not meet the minimum requirements of this 
section. Please see the concurrent Conditional Use application further outlining the 
deficiency. 

 
2. More than 60 acres total in I-O zoning that is occupied by a single use or business. For 

the purposes of this section, businesses classified in the same NAICS industry group (four-
digit code) are considered to be in the same use. This section is intended to apply 
cumulatively to all properties in the zone; 
 
Findings: The proposed development will meet these Requirements. The proposed e-
commerce development does not contain a development area greater than 60 acres. 

 
3. Utilization of any public service or utility to such an extent that the utility would not be able 

to supply all other uses projected in its current long-range plans; 
 
Findings: The proposed development will meet these Requirements. The development will 
utilize City utilities but will not adversely impact the supply for future developments. 

 
4. Uses requiring an H occupancy under the Oregon Structural Specialty Code; 

 
Findings: The proposed development will meet these Requirements. The development 
does not propose an H occupancy. 
 

5. In any C-M zoning overlain by I-O zoning, any retail or commercial use with a building 
footprint exceeding 50,000 square feet; 

 
Findings: The proposed development will meet these Requirements. The proposed 
development does not propose a retail or commercial use. 

 
6. In any M-1 or M-2 zoning overlain by I-O zoning, any retail or commercial use not related 

to or supportive of the primary industrial use of the park; or 
 
Findings: The proposed development will meet these Requirements. The proposed use of 
steel storage and processing is directly related and supportive of the industrial uses within 
the park. 

 
7. In any M-1 or M-2 zoning overlain by I-O zoning, retail areas occupying more than 15% 

of the building footprint. 
 
Findings: The proposed development will meet these Requirements. The development 
does not propose any retail uses. The uses will be limited to steel storage, steel processing 
and ancillary office space.  
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B. To approve a conditional use in the I-O zone, the Planning Commission shall find that each of 

the following additional criteria are either met, or can be met by observance of conditions, 
unless it is not applicable: 
 
1. The proposed use is compatible with the industrial nature of the park and will have 

minimal negative impact on the development and use of surrounding properties; 
 
2. The proposed use does not pose a threat to public health or safety; and 
 
3. The proposed use is beneficial to the overall economic diversity and vitality of the City. 
 
These criteria are in addition to those provided in Section 16.50.010. In all other aspects, the 
conditional use process shall be as specified in Chapter 16.50. (Ord 1008 section 1 [part], 
1998, Ord. 1057 section 2 [part], 2000; Ord. 1237, 2007; Ord. 1514, 2019). 
 

Findings: This criterion does not apply to this project. The reduction of required Limited 
employee counts are due to the nature of the operations. The large site area is primarily 
used for storage and processing of steel. Employee tasks onsite are mainly crane and 
equipment operation and do not require large numbers of manual employment. 

 
16.35.050 DEVELOPMENT STANDARDS. 

The following subsections indicate the required development standards of the I-O zone. These 
standards replace the standards of the C-M zone, M-1 zone, and M-2 zone, as follows: 

A. Minimum lot area: none. 
 

Findings: The proposed development meets these Requirements. No Restriction. 
 

B. Minimum lot width and frontage: none. 
 

Findings: The proposed development meets these Requirements. No Restriction. 
 

C. Minimum yard requirements (measured from building foundation to right-of-way line): 
 
1. Street yards(s): 20 feet for buildings up to 25 feet in height; 35 feet for buildings between 

25 feet and 45 feet in height. Parking and internal drives (except curb cuts and entrance 
drives) are prohibited within the required 20 foot street yard. 
 
Findings: The proposed development meets these Requirements. The building height at 
the office has been limited to 25ft to maintain the minimum setback of 20ft to maximize 
the building footprint. All parking has been designed to maintain the 20ft setback as well. 
The warehouse is over 25ft tall and will maintain a minimum of 35ft setback. The overall 
height does not exceed 45ft. 
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2. Interior yard: 10 feet, except 20 feet where abutting a residential zone. Common-wall lot 
lines (attached buildings), and development which provide shared parking and circulation 
with abutting developments, are exempt from interior yard standards. 
 
Findings: The proposed development meets these Requirements. The side yard setbacks 
meet the minimum 10-foot requirement.  

 
3. Rear yard: 10 feet, except 20 feet where abutting a residential zone. Common- wall lot 

lines (attached buildings), and development which provide shared parking and circulation 
with abutting developments, are exempt from interior yard standards. 
 
Findings: The proposed development meets these Requirements. The rear yard setbacks 
meet the minimum 10-foot requirement.  

 
D. Maximum building height: 45 feet. 

 
Findings: The proposed development meets these Requirements. The proposed building 
is below the maximum 45ft height.  

 
E. Maximum lot coverage: 60 percent in the C-M zone; none in the M-1 and M-2 zones. 

 
Findings: The proposed development meets these Requirements. The development is 
within the M-1 zone: No restrictions. 

 
F. Street access (curb cuts) spacing shall be a minimum of 200 feet on designated parkway and 

collector streets. 
 

Findings: The proposed development meets these Requirements. The proposed driveways 
exceed the minimum spacing requirements of this section and section 16.10.070. 

 
G. Street right-of-way improvements shall be made in accordance with the Canby Transportation 

System Plan (TSP). 
 

Findings: The proposed development meets these Requirements. Street right-of-way 
improvements are limited to street trees, landscape planter and sidewalk at S. Sequoia 
Pkwy. These improvements will be done in accordance with the TSP. 

 
H. Building orientation standards. The following standards are intended to ensure direct, clear, 

and convenient pedestrian access: 
 
1. Development in the M-1 zone and M-2 zone shall provide at least one public entrance 

facing the street. A direct pedestrian connection shall be provided between the primary 
building entrance and public sidewalk. 
 



SITE DESIGN REVIEW TYPE III:  Project Old Mac  

 

3933 S Kelly Avenue, Portland, OR 97239 tel: 503.222.4453 VLMK.COM Page 43 of 77 

 

Findings: The building has been oriented to minimize the parking lot area between the 
building and the street as outlined in the city design guidelines and the design review 
matrix in section 16.35.070. Due to the topographic constraints of the site, it is not 
convenient to orient the entrance opposite of the building from the parking lot. The main 
entrance to the office has been oriented to face the main driveway access and parking 
area to direct pedestrian auto traffic to the entrance. The pedestrian connection is 
provided with direct access from the street to the main entrance.  

 
2. Developments within the C-M zone shall provide continuous, straight-line pedestrian 

connections between the street(s), buildings, and parking areas. 
 
Findings: This criterion does not apply to this project. The proposed development does 
not lie within the C-M zone. 

 
I. Right-of-way plantings: Street trees and ground cover plantings shall be installed with 

development, as approved by the City. Shrubs are prohibited within the public right-of-way. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed development is designed to include street trees and ground cover within the 
ROW plantings which shall be approved by the City.   

 
J. Metal building exteriors are prohibited, except that the Planning Commission may approve 

architectural metal elements that accent and enhance the aesthetics of building entrances and 
office area 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed development does not propose the use of metal building finishes. 

 
K. Lighting shall be required for all streets, sidewalks, and pedestrian ways. Applications for 

land division approval and site plan review shall include photometric plans. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
proposed development includes the addition of street lighting and building lighting to 
effectively illuminate the pedestrian pathways, parking, drive aisles and loading areas. A 
photometrics plan has been included with the site plan review submittal. 

 
L. Shared access: The City may require the provision of shared access drives through the land 

division review process. Shared access drives are intended to maintain adequate driveway 
spacing and circulation along the designated Parkway and Collector streets 
 

Findings: This criterion does not apply to this development. There are no land divisions 
proposed with this development. 

 
M. All landscaped areas shall be irrigated unless drought tolerant plants are installed and 

watered until well established and replaced in event of failure. 
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Findings: The proposed development meets these Requirements. The Landscaping plans 
specify irrigation as required in non-drought tolerant landscape areas. 

 
N. Other regulations: The C-M zone, M-1 zone, and M-2 zone provide other applicable 

regulations related to vision clearance, Highway 99E sidewalk width, setback measurement, 
outside storage, and wireless/cellular tower certification 
 

Findings: The proposed development meets or exceeds these Requirements. The 
development will meet the requirements of other applicable regulations as referenced 
above.  

 
O. Open storage or “laydown yards” shall be screened by a six foot site-obscuring fence or 

hedge-type vegetation that would become a solid site obscuring barrier within three years of 
planting. (Ord. 1008 section 1[part], 1998; Ord. 1237, 2007; Ord. 1299, 2008; Ord. 
1514, 2019 
 

Findings: The proposed development meets or exceeds these Requirements. The use 
being proposed with this development includes a secured yard to be screened on all sides 
with a galvanized chain-link fence with site obscuring PVC slats.  In addition to the site 
obscuring fence, the yard/fence will be buffered/screened with heavy landscape 
plantings consisting of a combination of evergreen and deciduous trees/shrubs and an 
elevated 4ft berm along the yard area at the Sequoia Parkway frontage.  

 
16.35.060 DESIGN GUIDELINES. 

The Industrial Area Master Plan provides design guidelines for reviewing development 
applications. The guidelines, which are incorporated into Table 16.35.040, encourage: 

A. Flexibility to align local streets based on parcelization and development requirements; 
 

B. Tree retention, planting of large (3-inch) caliper trees, and use of lawn/ground cover planting 
in front yard setbacks; 
 

C. Placement of buildings at or near the setback line; 
 

D. Placement of parking areas to the side or rear of buildings; 
 

E. Placement of smaller commercial buildings at or near the street; 
 

F. Building entries visible from the street with direct pedestrian connections; 
 

G. Use of quality building materials; 
 

H. Architectural detail to break up and articulate large surfaces and volumes, and to accentuate 
building entries; and 
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I. Open space retention and trail connections, as designated by the Master Plan. (Ord. 1008, 
section 1[part], 1998) 
 

Findings: The proposed development has utilized the Industrial Area Master Plan design 
guidelines to assist in planning to maximize as many of the City goals as possible while 
maintaining the useability of the site of the prospective occupants. 

 
16.35.070 I-O DESIGN REVIEW MATRIX. 

The City uses the following matrix to evaluate compliance with the I-O design guidelines. The 
matrix substitutes for the general design review matrix provided in Chapter 16.49. Design review 
applications must comply with all other applicable provisions of Chapter 16.49, and achieve 
scores equal to or greater than the minimum acceptable scores in the matrix. (See Master Plan for 
illustrations.) 
A. Exception: The City may reduce the minimum acceptable score(s) upon finding that certain 

provisions do not apply to a proposed development. 
 

Industrial Overlay Design Review Matrix 
Table 16.35.040 

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 Points 

 

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 
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Minimum Acceptable Score 3 points 
          

     Total: 3 Points 

 

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 

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 Points 

 

16.43 Outdoor Lighting Standards 

16.43.030 APPLICABILITY. 

The outdoor lighting standards in this section apply to the following: 
A. New uses, buildings, and major additions or modifications: 

1. For all proposed new land uses, developments, buildings, and structures that require a 
building permit, all outdoor lighting fixtures shall meet the requirements of this Code. 

2. All building additions or modifications of fifty (50) percent or greater in terms of 
additional dwelling units, gross floor area, or parking spaces, either with a single addition 
or cumulative additions, shall meet the requirements of this Code for the entire property, 
including previously installed and any new outdoor lighting. 

B. Minor additions. Additions or modifications of less than fifty (50) percent to existing uses, in 
terms of additional dwelling units, gross floor area, or parking spaces, shall meet the 
requirements of this Code with regard to shielding and lamp type for all new lighting. 

 
16.43.040 LIGHTING ZONES. 

A. Zoning districts designated for residential uses (R-1, R-1.5 and R-2) are designated Lighting 
Zone One (LZ 1). All other zoning districts are designated Lighting Zone Two (LZ 2). 
 

Findings: The proposed development is zoned M-1. 
 
B. The designated Lighting Zone of a parcel or project shall determine the limitations for lighting 

as specified in this ordinance. 
 

 

Table 16.43.040 Lighting Zone descriptions 
 

Zone 
Ambient 

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

and districts, residential historic districts. 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 industrial districts in urban 

areas. 

 
Findings: The proposed development will follow the Zone Two (LZ 2) requirements. 

 
16.43.060 PROHIBITED LIGHT AND LIGHTING. 

A. All outdoor light sources, except street lights, shall be shielded or installed so that there is no 
direct line of sight between the light source or its reflection at a point 3 feet or higher above 
the ground at the property line of the source. Light that does not meet this requirement 
constitutes light trespass. Streetlights shall be fully shielded. However, the applicant is 
permitted to have some unshielded lighting if lumens are within the limits of Table 16.43.070 
below. 
 

Findings: The proposed development meets or exceeds these Required Conditions. The 
proposed development includes a lighting design that is sensitive to the light trespass 
requirements outlined in this section. The street lighting will be provided in accordance 
with the Canby Utility design standards and will also meet the requirements of this section. 

 
B. The following lighting systems are prohibited from being installed or used except by special 

use permit:. 
 

1. Aerial Lasers. 
 
Findings: The proposed development meets or exceeds these Requirements. The 
development does not include “aerial lasers”. 

 
2. “Searchlight” style lights. 

 
Findings: The proposed development meets or exceeds these Requirements. The 
development does not include “searchlight” style lights. 

 
3. Other very intense lighting, defined as having a light source exceeding 5200 lumens. 

 
Findings: The proposed development meets or exceeds these Requirements. The 
development does not include lighting having a light source that exceeds 5200 lumens. 
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16.43.070 LUMINAIRE LAMP LUMENS, SHIELDING, AND INSTALLATION REQUIREMENTS. 

 
A. All outdoor lighting shall comply with the limits to lamp wattage and the shielding 

requirements in Table 16.43.070 per the applicable Lighting Zone. These limits are the upper 
limits. Good lighting design will usually result in lower limits. 
 

Findings: The proposed development meets or exceeds these Requirements. This 
application includes a site lighting plan specifying lighting fixtures that comply with the 
requirements of this section. ‘Good lighting’ design applications will be utilized where 
possible. 

 
B. The city may accept a photometric test report, lighting plan, demonstration or sample, or other 

satisfactory confirmation that the luminaire meets the requirements of the shielding 
classification. 
 

Findings: The proposed development meets or exceeds these Requirements. This 
application includes a photometrics plan with lighting fixture specification and cut sheets 
outlining the luminaires used to meet the requirements of this section. 

 
C. Such shielded fixtures must be constructed and installed in such a manner that all light emitted 

by the fixture complies with the specification given. This includes all the light emitted by the 
fixture, either directly from the lamp or by a diffusing element, or indirectly by reflection or 
refraction from any part of the fixture. Any structural part of the fixture providing this shielding 
must be permanently affixed. 
 

Findings: The proposed development meets or exceeds these Requirements. This 
application includes a photometrics plan with lighting fixture specification and cut sheets 
outlining the luminaires used to meet the requirements of this section. 

 
D. All canopy lighting must be fully shielded. However, indirect upward light is permitted under 

an opaque canopy provided that no lamp or vertical element of a lens or diffuser is visible 
from beyond the canopy and such that no direct upward light is emitted beyond the opaque 
canopy. 
 

Findings: The proposed development meets or exceeds these Requirements. This 
application includes a photometrics plan with lighting fixture specification and cut sheets 
outlining the luminaires used to meet the requirements of this section. 

 
E. Landscape features shall be used to block vehicle headlight trespass while vehicles are at an 

external point of service (i.e. drive-thru aisle). 
 

Findings: The proposed development meets or exceeds these Requirements. The 
development includes a landscape design that screens the parking spaces with regards to 
light trespass from vehicle head lights. No external point of service is proposed. 
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F. All facade lighting must be restricted to the facade surface. The margins of the facade shall 
not be illuminated. Light trespass is prohibited. 
 

Findings: The proposed development meets or exceeds these Requirements. The 
development does not propose façade lighting. Building wall pack lighting, pole mounted 
lights, and down lights at the craneways are the types of on-site lighting proposed with 
this development. Street lighting in accordance with the City Standards will also be 
provided.  

 
Table 16.43.070 – Luminaire Maximum Lumens and Required Shielding 

 

Lighting 

Zone 

Fully 

Shielded 

Shielded Partly 

Shielded 

Unshielded 

(Shielding is highly encouraged. 

Light trespass is prohibited.) 

 

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. 

 
16.43.080 HEIGHT LIMITS. 

Pole and surface-mounted luminaires under this section must conform with Section 16.43.070. 
A. Lighting mounted onto poles or any structures intended primarily for mounting of lighting shall 

not exceed a mounting height of 40% of the horizontal distance of the light pole from the 
property line, nor a maximum height according to Table 16.43.080, whichever is lower. The 
following exceptions apply: 
 
1. Lighting for residential sports courts and pools shall not exceed 15 feet above court or 

pool deck surface. 
 

2. Lights specifically for driveways, and then only at the intersection of the road providing 
access to the site, may be mounted at any distance relative to the property line, but may 
not exceed the mounting height listed in Table 16.43.080. 
 

3. Mounting heights greater than 40% of the horizontal distance to the property line but no 
greater than permitted by Table 16.43.080 may be used provided that the luminaire is 
side-shielded toward the property line. 
 

4. Landscape lighting installed in a tree. See the Definitions section. 
 

5. Street and bicycle path lights. 
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Findings: The proposed development meets or exceeds these Requirements. Site Lighting 
has been proposed in accordance and below the height and setback limitation of this 
section. 
 

B. Lighting mounted onto buildings or other structures shall not exceed a mounting height greater 
than 4 feet higher than the tallest part of the building or structure at the place where the 
lighting is installed, nor higher than 40% of the horizontal distance of the light from the 
property line, whichever is less. The following exceptions apply: 

 
1. Lighting attached to single family residences shall not exceed the height of the eave. 

Lighting for driveways shall conform to Table 16.43.080. 
 

2. Lighting for facades may be mounted at any height equal to or less than the total height of 
the structure being illuminated regardless of horizontal distance to property line. 

 
3. For buildings less than 40 feet to the property line, including canopies or overhangs onto 

the sidewalk or public right of way, luminaires may be mounted to the vertical facade or 
the underside of canopies at 16 feet or less. 

 
4. The top exterior deck of parking garages should be treated as normal pole mounted 

lighting rather than as lights mounted to buildings. The lights on the outside edges of such 
a deck must be side shielded to the property line. 
 
 

43.080 – Maximum Lighting Mounting Height in Feet 
 

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 

 
Findings: The proposed development meets or exceeds these Requirements. Site Lighting 
has been proposed in accordance with the limits of this section and below the height and 
setback maximums. 

 
16.43.110 LIGHTING PLAN REQUIRED 

A lighting plan shall be submitted with the development or building permit application and shall 
include: 
 
A. A site plan showing the location of all buildings and building heights, parking, and pedestrian 

areas. 
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B. The location and height (above grade) of all proposed and existing luminaires on the subject 
property. 

 
C. Luminaire details including type and lumens of each lamp, shielding and cutoff information, 

and a copy of the manufacturer’s specification sheet for each luminaire. 
 
D. Control descriptions including type of control (time, motion sensor, etc.), the luminaire to be 

controlled by each control type, and the control schedule when applicable. 
 
E. Any additional information necessary to demonstrate compliance with the standards in this 

section. (Ord.1338, 2010) 
 

Findings: The proposed development meets or exceeds these Requirements. This 
application includes a photometrics plan with the lighting fixture specification showing the 
luminaires used meet the requirements of this section. 

 

16.46 Access Limitations on Project Density 

16.46.020 INGRESS AND EGRESS. 

Ingress and egress to any lot or parcel, the creation of which has been approved by the Planning 
Commission, shall be taken along that portion fronting on a public street unless otherwise 
approved by the Planning Commission. 
 
A. Vision Clearance: 

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

 
Findings: The proposed development meets or exceeds these Requirements. Vision 
clearances shall be maintained on regular basis. 

 
B. Where an existing alley is 20 feet or less in width, the setback abutting the alley shall 

increase to provide a minimum of 24 feet for maneuvering and backing movements from, 
garages, carports, or parking areas. (Ord. 740 section 10.3.62, 1984; Ord. 1514, 2019) 
 

Findings: This criterion does not apply to this development. The Proposed development is 
not adjacent to an alley.  

 
16.46.030 ACCESS CONNECTION. 

A. Spacing of accesses on City streets. The number and spacing of accesses on City streets shall 
be as specified in Table 16.46.030. Proposed developments or land use actions that do not 
comply with these standards will be required to obtain an access spacing exception and 
address the joint and cross access requirements of this Chapter. (Ord. 1043 section 3, 2000; 
Ord. 1076, 2001; Ord. 1237, 2007) 

 
TABLE 16.46.30 
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Access Management Guidelines for City Streets* 
 
 

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**** 

 
* Exceptions may be made in the downtown commercial district, if approved by the 

City       Engineering or Public Works Department, where alleys and historic street 
grids do not conform to access spacing standards. 

** Measured centerline on both sides of the street 
***    Private access to arterial roadways shall only be granted through a requested 

variance of access spacing policies when access to a lower classification facility is 
not feasible (which shall include an access management plan evaluation). 

**** Not applicable for single-family residential driveways; refer to section 
16.10.070(B)(10) for single-family residential access standards 

 
Note: Spacing shall be measured between access points on both sides of the street. (Ord. 1340, 
2011) 
 

Findings: The proposed development meets or exceeds these Requirements and the 
requirements outlined in Section 16.35.050.F.  

 
16.46.035 RESTRICTED ACCESS. 

The City may allow an access to a City street that does not meet the spacing requirements of 
Table 16.46.030 if the proposed access is restricted (prevents certain turning movements). The 
City may require an applicant to provide an engineered traffic study, access management plan, 
or other information as needed to demonstrate that the roadway will operate within the 
acceptable standards with the restricted access in place. (Ord. 1237, 2007). Access to OR 99E 
shall be regulated by ODOT through OAR 734.51. (Ord. 1340, 2011) 
 
16.46.040 JOINT AND CROSS ACCESS. 

Any developments requiring site plan review that do not meet access spacing requirements are 
subject to these requirements. In these cases, the following information shall be shown on the site 
plan. 
A. Adjacent commercial or office properties classified as major traffic generators (e.g. shopping 

plazas, office parks), shall provide a cross access drive and pedestrian access to allow 
circulation between sites. 
 

Findings: This criterion does not apply to this development. There are no major traffic 
generators adjacent to this development. 

 
B. A system of joint use driveways and cross access easements shall be established wherever 

feasible and shall incorporate the following: 
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1. A continuous service drive or cross access corridor extending the entire length of each 
block served to provide for driveway separation consistent with the access management 
classification system and standards; 

2. A design speed of 10 mph and a minimum width of 20 feet to accommodate two-way 
travel aisles designated to accommodate automobiles, service vehicles, and loading 
vehicles; 

3. Stub-outs and other design features to make it visually obvious that the abutting properties 
may be tied in to provide cross-access via a service drive; 

4. A unified access and circulation system plan for coordinated or shared parking areas is 
encouraged. 

C. Shared parking areas may be permitted a reduction in required parking spaces if peak 
demands do not occur at the same time periods. 

D. Pursuant to this section, property owners shall: 
1. Record an easement with the deed allowing cross access to and from other properties 

served by the joint use driveways and cross access or service drive; 
2. Record an easement with the deed that remaining access rights along the roadway will be 

dedicated to the city and pre-existing driveways will be closed and eliminated after 
construction of the joint-use driveway; 

3. Record a joint maintenance agreement with the deed defining maintenance 
responsibilities of property owners. 

E. The City may reduce required separation distance of access points where they prove 
impractical, provided all of the following requirements are met: 
1. Joint access driveways and cross access easements are provided in accordance with this 

section. 
2. The site plan incorporates a unified access and circulation system in accordance with this 

section. 
3. The property owner enters into a written agreement with the city, recorded with the deed, 

that pre-existing connections on the site will be closed and eliminated after construction of 
each side of the joint use driveway. 

F. The Planning Department may modify or waive the requirements of this section where the 
characteristics or layout of abutting properties would make a development of a unified or 
shared access and circulation system  impractical. (Ord. 1043 section 3, 2000) 

 
16.46.070 EXCEPTION STANDARDS. 

A. An exception may be allowed from the access spacing standards if the applicant can provide 
proof of unique or special conditions that make strict application of the provisions impractical. 
Applicants shall include proof that: 

 
1. Indirect or restricted access cannot be obtained; 

 
2. No engineering or construction solutions can be reasonably applied to mitigate the 

condition; and 
 

3. No alternative access is available from a street with a lower functional classification than 
the primary roadway. 
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B. Access Management Plan Required. An applicant requesting an access exception may be 

required to submit an access management plan. The access management plan shall explain 
the need for the modification and demonstrate that the modification maintains the classified 
function and integrity of the facility. An access management plan shall be prepared and 
certified by a traffic or civil engineer registered in the State of Oregon. An access 
management plan shall at minimum contain the following: 

 
1. The minimum study area shall include the length of the site’s frontage plus the distance of 

the applicable access spacing standard, measured from each property line or access 
point(s), whichever is greater. For example, a property with 500 feet of frontage on an 
arterial (required 660 foot access spacing standard) shall have a minimum study area 
which is 1,820 feet in length. 

 
2. The potential safety and operational problems associated with the proposed access point. 

The access management plan shall review both existing and future access for all 
properties within the study area as defined above. 

 
3. A comparison of all alternatives examined. At a minimum, the access management plan 

shall evaluate the proposed modification to the access spacing standard and the impacts 
of a plan utilizing the City standard for access spacing. Specifically, the access 
management plan shall  identify any impacts on the operations and/or safety of the 
various alternatives. 

 
4. A list of improvements and recommendations necessary to implement the proposed access 

modification, specifically addressing all safety and operational concerns identified. 
 

5. References to standards or publications used to prepare the access management plan. 
 
C. The granting of the exception shall be in harmony with the purpose and intent of these 

regulations and shall not be considered until every feasible option for meeting access 
standards is explored. 

 
D. No exception shall be granted where such hardship is self-created. 
 
E. Reasons for denying access spacing exception applications include, but are not limited to, 

traffic safety concerns, expected or planned traffic increases due to development or road 
construction, and emergency service provision issues. (Ord. 1043 section 3, 2000; Ord 
1237, 2007; Ord. 1340, 2011) 
 
Findings: The proposed primary access at SE 13th is within 60ft of the existing drive that 
serves the neighboring property to the east.  Following discussions with Clackamas Couty, the 
County was not concerned with the access spacing of these drives due to the low volume 
anticipated with the existing residential use. This is also addressed in the TAL provided by 
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DKS and within the associated correspondence with the County outlined in the Design 
Modification. 

 
16.46.080 STATE HIGHWAY STANDARDS. 

A. Refer to the Motor Vehicle Chapter of the Transportation System Plan. ODOT regulates access 
to OR 99E. ODOT shall review and process applications for approaches to OR 99E 
consistent with Oregon Highway Plan standards and OAR 734.51 procedures. An ODOT 
permit to operate and maintain a State Highway Approach must be approved prior to site 
occupancy. 
 
Findings: This criterion does not apply to this development. The Proposed development does 
not propose any approaches onto OR 99E. The city’s traffic consultant DKS, provided the 
traffic scoping letter and has completed the TAL. 

 
16.46.090 SHARED ACCESS ONTO STATE HIGHWAY. 

A. Subdivisions with frontage on the state highway system shall be designed into shared access 
points to and from the highway. Normally, a maximum of two accesses shall be allowed 
regardless of the number of lots or businesses served. If access off of a secondary street is 
possible, then access should not be allowed onto the state highway. If access off of a 
secondary street becomes available, then conversion to that access is encouraged, along with 
closing the state highway access. 
 

Findings: This criterion does not apply to this development. The Proposed development 
does not propose any approaches onto any State highway. 

 
B. New direct accesses to individual one and two family dwellings shall be prohibited on all 

state highways, unless doing so would deny reasonable access to an existing legal lot of 
record. (Ord 1043 section 3, 2000) 
 

Findings: This criterion does not apply to this development. The Proposed development 
does not propose any residential approaches. 

 

16.49 Site and Design Review 

16.49.030 SITE AND DESIGN REVIEW PLAN APPROVAL REQUIRED. 

A. The following projects require site and design review approval, except as exempted in B 
below: 

 
1. All new buildings. 

 
2. All new mobile home parks. 

 
3. Major building remodeling above 60% of value. 
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4. Addition of more than 5,000 square feet of additional gross floor area in a one year 
period. 

 
5. Construction activity which causes a decrease in pervious area in excess of 2,500 square 

feet in a one year period. 
 

None of the above shall occur, and no building permit for such activity shall be issued, and 
no sign permit shall be issued until the site and design review plan, as required by this 
Ordinance, has been reviewed and approved by the Board and their designees for 
conformity with applicable criteria. 

 
Findings: The proposed development meets these Requirements, and this application 
serves as the application for site and design review type III for the construction of a new 
building.  

 
B. The following are exempt from site and design review (but still may require a site plan review 

and/or building permit): 
 

1. Signs that are not a part of a reviewable development project. Signs that are a part of a 
reviewable development project, and that are proposed more than two (2) years beyond 
the final occupancy of the reviewed development. 

 
2. Alterations or remodeling that do not change the exterior of the building. 

 
3. Temporary public structures which will be removed within two (2) years of placement. 

 
4. Commercial and industrial accessory structures under 500 square feet. 

 
5. Temporary commercial tent/canopy structures, which meet the Uniform building or Fire 

Code, and which will be removed within thirty (30) days of placement. 
 

6. Temporary Vendor activity permitted pursuant to Section 16.08.140. 
 

7. Parking lot or paving projects. If no buildings or structures are involved, paving or parking 
lot development in excess of 2,500 square feet of impervious surface is exempted from a 
Type III site and design review. However, parking lot and paving projects in excess of 
2,500 square feet of impervious surface require Type I site plan review. All new paved 
areas and parking lots in excess of  2,500 square feet must meet the requirements of 
Section 16.49.150. 

 
8. Single family or two-family dwellings and their accessory structures, and any alterations or 

remodeling thereof. 
 

9. Minor public facilities. 
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10. Approved Public Art Murals as defined in CMC Chapter 2.80.020. 
 
Findings: These exceptions do not apply to this project and this application serves as the 
application for site and design review type III for the construction of a new building. 

 
C. Construction, site development and landscaping shall be carried out in substantial accord with 

the approved site and design review plan. Review of the proposed site and design review 
plan and any changes thereto shall be conducted in accordance with site and design review 
procedures. 
 

Findings: The proposed development will meet these Requirements. Design construction 
shall be completed in accordance with site and design review procedures. 

 
D. No fence/wall shall be constructed throughout a project that is/was subject to site and design 

review approval where the effect or purpose is to wall said project off from the rest of the 
community unless reviewed and approved by the Planning Commission. (Ord.. 1315, 2009; 
Ord.. 1237, 2007; Ord.. 1080, 2001; Ord.. 1019 section 2, 1999; Ord.. 981 sections 
52&53, 1997; Ord.. 955 section 23, 1996; Ord.. 890 section 43, 1993; Ord.. 848, Part 
III, section 1, 1991; Ord.. 1341, 2011 
 

Findings: The proposed development meets these Requirements. Sight obscuring fences 
and landscaping are used to screen secured yard areas as required by this code. 

 
16.49.040 CRITERIA AND STANDARDS. 

B. In review of a Type III Site and Design Review Application, the Board shall, in exercising or 
performing its powers, duties or functions, determine whether there is compliance with the 
following: 

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

graphic design, is in conformance with the standards of this and other applicable city 
ordinances insofar as the location, height and appearance of the proposed development 
are involved; and 
 
Findings: The proposed development meets or exceeds these Requirements. The site 
plan, building architecture and landscaping are in substantial conformance with the 
development standards. 

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

developments in the same general vicinity; and 
 
Findings: The proposed development meets or exceeds these Requirements. The site 
plan, building architecture and landscaping is compatible with the designs for other 
similar developments in the same vicinity.   
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3. The location, design, size, color and materials of the exterior of all structures and signs 
are compatible with the proposed development and appropriate to the design character of 
other structures in the same vicinity. 
 
Findings: The proposed development meets or exceeds these Requirements. The site 
plan, building architecture and landscaping are in substantial conformance with the 
development standards and is compatible with the designs for other similar developments 
in the same vicinity.   

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

whenever feasible based on site and soil conditions. LID best management practices 
include, but are not limited to, minimizing impervious surfaces, designing on-site LID 
stormwater management facilities, and retaining native vegetation. 
 
Findings: The proposed development meets or exceeds these Requirements. The site has 
minimized impervious surfaces and has included the LID stormwater management practice 
of using retention ponds and dry wells to allow onsite stormwater to infiltrate the site and 
negate impacts to public facilities. 

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

the matrix in Table 16.49.040 to determine compatibility unless this matrix is superseded 
by another matrix applicable to a specific zone or zones under this title. An application is 
considered to be compatible with the standards of Table 16.49.040 if the following 
conditions are met: 

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

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

b. At least 10 percent of the points used to comply with (a) above must be from the list of 
LID Elements in Table 16.49.040. 
 

Findings: This criterion does not apply to this development. The proposed developments 
lies within the I-O Industrial Area Overlay. The Design matrix in section 16.35.070 has 
been used to determine compatibility with the criteria and standards. 

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

Design Review Application. 
 
Findings: The proposed development meets these Requirements. Street lighting will be 
included in the public improvement design drawings and submitted to the City Public 
Works for review and approval. 
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16.49.050 CONDITIONS PLACED ON SITE AND DESIGN REVIEW APPROVALS. 

A. A site and design review approval may include restrictions and conditions. These restrictions 
and conditions shall be reasonably conceived to: 

 
1. Protect the public from the potentially deleterious effects of the proposal; and/or 

 
2. Fulfill the need for services created, increased or in part attributable to the pro-posal; 

and/or 
 

3. Further the implementation of the requirements of the Canby Municipal Code. 
 
Findings: The applicant understands that conditions of approval may be included with 
the approval of this application. 

 
B. The following types of conditions may be contemplated, and the listing below is intended to 

be illustrative only and not to be construed as a limitation of the authority granted by this 
section. 

 
1. Development Schedule. A reasonable time schedule may be placed on construction 

activities associated with the proposed development, or any portion thereof. 
 

2. Dedications, Reservation. Dedication or reservation of land, or fee in lieu thereof for park, 
open space purposes, rights-of-way, bicycle or pedestrian paths, green way, riverbank or 
easements; the conveyance of title or easements to a homeowners' association. 

 
3. Construction and Maintenance Guarantees. Security from the property owners in such an 

amount that will assure compliance with approval granted. 
 

4. Plan Modification. Changes in the design or intensity of the proposed development, or in 
proposed construction methods or practices, necessary to assure compliance with this 
Ordinance. 

 
5. Off-Site Improvements. Improvements in public facilities, including public utilities, not 

located on the project site where necessary to assure adequate capacity and where 
service demand will be created or increased by the proposed development. The costs of 
such improvements may be paid for in full while allowing for recovery of costs from users 
on other development sites, or they may be pro-rated to the proposed development in 
proportion to the service demand projected to be created on increases by the project. If 
determined appropriate by the city based on specific site conditions, off-site roadway 
improvements may be required to accommodate bicycle and pedestrian travel consistent 
with the TSP and applicable sections of this code. 

 
6. Other Approvals. Evaluation, inspections or approval by other agencies, jurisdictions, 

public utilities or qualified consultants may be required for all or any part of the proposed 
development. 
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7. Access Limitation. The number, location and design of street accesses to a proposed 

development may be limited or specified where necessary to maintain the capacity of 
streets to carry traffic safely, provided that sufficient access to the development is 
maintained. 

 
8. Screening. The Planning Commission may require additional screening with landscaping, 

decorative fencing, decorative walls, or other means in Ord.er to screen outdoor storage 
areas, rooftop/ground mechanical equipment, garbage/recycling areas, or other visual 
clutter. (Ord.. 890 section 44, 1993; Ord.. 848, Part III, section 3, 1991; 1340, 2011) 
 
Findings: The applicant understands that conditions of approval may be included with 
the approval of this application. 

 
 
16.49.060 TIME LIMIT ON APPROVAL. 

Site and Design Review Board approvals shall be void after twelve (12) months unless: 
A. A building permit has been issued and substantial construction pursuant thereto has taken 

place, as defined by the state Uniform Building Code; or 
 
B. The Planning Department finds that there have been no changes in any Ordinances, 

standards, regulations or other conditions affecting the previously approved project so as to 
warrant its resubmittal. (Ord. 848, Part III, section 4, 1091) 
 

Findings: The applicant understands the time frame of the site and design review 
approval. 

 
16.49.065 BICYCLE AND PEDESTRIAN FACILITIES. 

Developments coming under design review shall meet the following standards: 
A. The internal walkway system shall be extended to the boundaries of the property to adjoining 

properties developed or zoned for commercial, public, or multi-family uses. The walkway shall 
connect to an existing walkway system on adjoining property or be located so as to provide 
for development of a logical connection in the future when the adjoining property is 
developed or redeveloped. 
 

Findings: This criterion does not apply to this development. There are no adjoining 
properties developed or zoned for commercial, public, or multi-family uses.  

 
B. On-site facilities shall be provided to accommodate safe and convenient pedestrian and 

bicycle access within new subdivisions, multi-family developments, planned development, 
shopping centers, and commercial districts, and connecting to adjacent residential areas and 
neighborhood activity centers. Residential developments shall include streets with sidewalks 
and accessways. 
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Findings: This criterion does not apply to this development. The proposed development 
does not include any subdivisions, multi-family developments, planned development, 
shopping centers, commercial districts, adjacent residential areas or neighborhood activity 
centers. 

 
C. For new office parks and commercial development: 
 

1. At least one sidewalk connection between the proposed development and each abutting 
commercial or office property shall be provided. One connection shall also be provided to 
each neighborhood. 

 
2. Walkways shall be provided to the street for every 300 feet of developed frontage. 

 
3. Walkways shall be direct with minimal driveway crossings. 

 
4. Walkways shall be linked to the internal circulation of the building. 

 
5. Walkways shall be at least five feet wide and shall be raised, or have different paving 

materials when crossing driveways or other vehicle maneuvering areas. 
 
Findings: The proposed development meets or exceeds these Requirements by including 
a pedestrian via a 5ft wide concrete sidewalk. The single pedestrian connection is limited 
to the main office to keep pedestrian traffic away from industrial operations.  

 
D. Use of permeable surfacing materials for walkways is encouraged whenever site and soil 

conditions make it feasible. Permeable surfacing includes, but is not limited to, paving blocks, 
turf blocks, and porous asphalt. All permeable surfacing shall be designed, constructed, and 
maintained in accordance with the Canby Public Works Design Standards. 
 

Findings: The near surface soils on the site have negligible infiltration capabilities which 
would render any proposed permeable surfacing unfeasible. All surface water will be 
collected and filtered through an approved storm water quality system prior to being 
retained on-site.  Storm water retention will include a combination of dry wells and storm 
chamber systems installed at the depth of the dense gravel which occurs 10ft below 
grade.  

 
E. Developments that abut the Molalla Forest Road multi-use path shall provide a 

pedestrian/bicycle access to the path. The city may determine the development to be exempt 
from this standard if there is an existing or planned access to the path within 300 feet of the 
development. (Ord. 1043 section 3, 2000; Ord. 1339, 2010; Ord. 1340, 2011; Ord. 
1514, 2019) 
 

Findings: This criterion does not apply to this development. The proposed development is 
a crossed S. Sequoia Pkwy. form the Molalla Forest Road. Direct access is not achievable. 
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16.49.080 GENERAL PROVISIONS FOR LANDSCAPING 

A. The standards set forth in this section are minimum standards for landscaping. 
 
B. The purpose of these landscaping standards is to provide uniform standards for the 

development and maintenance of the landscaping of private property and public rights-of-
way. The purpose of landscaping is to improve the livability of residential neighborhoods, 
enhance the customer attraction of commercial areas, increase property values, improve the 
compatibility of adjacent uses, provide visual separation and physical buffers between 
incompatible adjacent land uses, provide visual relief from the expanse of parking lots, screen 
undesirable views, contribute to the image and appeal of the overall community, and mitigate 
air and noise pollution. 

 
These standards are also intended to facilitate Low Impact Development (LID) techniques 
through the retention of existing native vegetation and mature, healthy trees, to the extent 
feasible. Additional LID related goals of this chapter are to: reduce erosion and storm water 
runoff; preserve and promote urban wildlife habitats; reduce the amount of carbon dioxide in 
the air; shade and reduce the temperature of adjacent waterways; and enhance the 
streetscapes along the city’s public rights-of-way with an emphasis on trees and LID 
stormwater facilities. 

 
C. The minimum area requirement for landscaping for developments coming under design review 

shall be the percentage of the total land area to be developed as follows. Parking lot 
landscaping area is included in calculating the following landscape areas: 

 
1. Fifteen (15) percent for all industrial and commercial zones (except the Downtown-

Commercial zone, but including the Commercial-Residential zone). 
 

2. Seven and one-half (7.5) percent for the Downtown-Commercial zone. 
 

3. Thirty (30) percent for all residential zones. 
 
Findings: The proposed development exceeds these Requirements. The proposed 
industrial development includes more than 15% of landscaping.  

 
D. LID stormwater management facilities, such as rain gardens and bioretention areas, may be 

counted toward the minimum landscaping requirement when they are located on private 
property. LID facilities in the public right-of-way cannot be counted toward the minimum 
landscaping requirement. The integration of LID stormwater management facilities within 
required landscaping must be approved  by the city and shall comply with the design and 
construction standards set forth in the Canby Public Works Design Standards. 
 

Findings: This exception does not apply. The proposed development will use dry wells 
and bioretention areas for maintenance and site slope/drainage reasons. Minimum 
landscape requirements will still be met without the use of this exception. 
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E. Trees and other plant materials to be retained shall be identified on the landscape plan. The 
Site and Design Review Board encourages the retention, to the extent practicable, of existing 
healthy trees and vegetation. 
 

Findings: This criterion does not apply. The proposed development is an old filbert 
orchard. All hazelnut trees are to be removed with this development. No other vegetation 
will remain. 

 
F. During the construction process: 
 

1. The owner or the owner's agent shall provide above and below ground protection for 
existing trees and plant materials identified to remain. 

 
2. Trees and plant materials identified for preservation shall be protected by chain link 

fencing placed around the tree, at the drip line. 
 

3. If it is necessary to fence within the drip line, such fencing shall be specified by a qualified 
arborist, nurseryman or landscape architect. 

 
4. Neither top soil storage nor construction material storage shall be located within the drip 

line of trees designated to be preserved. 
 

5. Where site conditions make necessary grading, building, paving, trenching, boring, 
digging, or other similar encroachment upon a preserved tree's drip line area, such 
grading, paving, trenching, boring, digging or similar encroachment shall only be 
permitted under the direction of a qualified arborist, nurseryman or landscape architect. 
Such direction must assure that the health needs of trees within the preserved area can be 
met. 

 
6. Tree root ends shall not remain exposed. 

 
Findings: The proposed will meet these Requirements. Trees adjacent to the property line 
shall be protected in accordance with the requirement of this section.  

 
G. Landscaping under preserved trees shall be compatible with the retention and health of said 

trees. 
 

Findings: The proposed will meet these Requirements. Landscaping under preserved 
Trees adjacent to the property line shall be compatible with the trees. 

 
H. When it is necessary for a preserved tree to be moved in accordance with the Tree 

Ordinance, the landscaped area surrounding said tree or trees shall be maintained and 
replanted with trees which relate to the present landscape plan, or if there is no landscaping 
plan, then trees which are complimentary with existing, nearby landscape materials. 
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Findings: This criterion does not apply. No preserved trees are to be moved. 
 
I. Any required landscaped area shall be designed, constructed, installed and maintained so 

that within three (3) years, the ground shall be covered by living grass or other plant material. 
(The foliage crown of trees shall not be used to meet this requirement.) A maximum of five 
percent of the landscaped area may be covered with bark chips, mulch, or other similar 
materials. A maximum of five percent of the landscaped area may be covered with rock, 
stones, walkways, or other similar material acceptable to the Board. Required sidewalks shall 
not be used to meet the landscaping requirements. 
 

Findings: The proposed meets these Requirements. The landscape plan will specify 
landscape areas, trees and plants meeting the requirement of this sections.  

 
J. All trees and plant materials shall be healthy, disease-free, damage-free, well- branched stock, 

characteristic of the species. The use of tree and plant species native to the Pacific Northwest 
is encouraged. Any new street tree planted must be included on the city’s list of approved tree 
species. 
 

Findings: The proposed meets these Requirements. The landscape plan will specify 
health vegetation. At time of substantial completion the architect/engineer will walk the 
site and notify the contractor of trees and plants that do not meet the requirements of this 
section. 

 
K. Landscaping methods should be guided by the provisions of the most recent edition of the 

Sunset Western Garden Book or similar publication. 
 

Findings: The proposed meets these Requirements. The landscape plan will specify 
landscape areas, trees and plants meeting the requirement of this sections.  

 
L. The following guidelines are suggested to insure the longevity and continued vigor of plant 

materials: 
 

1. Select and site permanent landscape materials in such a manner as to produce a hardy 
and drought-resistant landscaped area. 

 
2. Consider soil type and depth, spacing, exposure to sun and wind, slope and contours of 

the site, building walls and overhangs, and compatibility with existing native vegetation 
preserved on the site or in the vicinity. 
 
Findings: The proposed meets these Requirements. The landscape plan will specify 
landscape areas, trees and plants meeting the requirement of this sections.  

 
M. All plant growth in landscaped areas of developments shall be controlled by pruning, 

trimming or otherwise, so that: 
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1. It will not interfere with designated pedestrian or vehicular access; and 
 

2. It will not constitute a traffic hazard because of reduced visibility. 
 

3. It will not hinder solar access considerations. 
 
Findings: The proposed meets these Requirements. The owner will be responsible for 
maintaining the landscaping as outlined in the operations and maintenance manual.  

 
N. After completion of site grading, topsoil is to be restored to exposed cut and fill areas to 

provide a suitable base for seeding and planting. 
 

Findings: The proposed meets these Requirements. Design specifications will include 
topsoil at the planters that meets these requirements. 

 
O. All planting areas shall be graded to provide positive drainage. 

 
Findings: The proposed meets these Requirements. The grading plan will show proper 
drainage at all landscape areas. 

 
P. Neither soil, water, plant materials nor mulching materials shall be allowed to wash across 

roadways or walkways. (Ord.. 890 section 49, 1993; Ord.. 854 section 1,1991; Ord.. 
848, Part IV, section 2, 1990; Ord.. 955 section 26, 1996; Ord. 1237, 2007; Ord.. 1338, 
2010) 
 

Findings: The proposed meets these Requirements. The owner will be responsible for 
maintaining the landscaping as outlined in the operations and maintenance manual.  

 
16.49.090 SPECIFICATIONS FOR TREE AND PLANT MATERIALS. 

A. Deciduous Trees. Deciduous shade and ornamental trees shall be a minimum of two inch (2”) 
caliper, measured six inches (6”) above ground, balled and burlapped. Bareroot trees will be 
acceptable to plant during their dormant season. Trees shall be well branched and 
characteristically shaped specimen. 

 
B. Coniferous Trees. Coniferous trees shall be a minimum five feet (5’) in height above ground, 

balled and burlapped. Trees shall be well branched and characteristically shaped specimen. 
 
C. Evergreen and Deciduous Shrubs. Evergreen and deciduous shrubs shall be at least one (1) to 

five (5) gallon size. Shrubs shall be characteristically branched. Side of shrub with best 
foliage shall be oriented to public view. 

 
D. Ground covers. Ground covers shall be fully rooted and shall be well branched or leafed. 
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E. Lawns. Lawns shall consist of grasses, including sod, or seeds of acceptable mix within the 
local landscape industry. Lawns shall be 100 percent coverage and weed free. (Ord.. 890 
section 46, 1993; Ord.. 848, Part IV, section 3, 1990) 
 

Findings: The proposed meets these Requirements. The landscape plan will specify 
landscape areas, trees and plants meeting the requirement of this sections.  

 
16.49.100 LANDSCAPING INSTALLATION AND MAINTENANCE. 

A. Except as allowed by subsection (2), all landscaping and exterior improvements required as 
part of the site and design review approval shall be completed prior to the issuance of any 
certificate of occupancy. 

 
B. A temporary certificate of occupancy may be issued prior to the complete installation of all 

required landscaping and exterior improvements if security equal to 110 percent of the cost of 
the landscaping and exterior improvements, as determined by the Site and Design Review 
Board or City Planner, is filed with the city, assuring such installation within a time specified 
by the Board, but not to exceed six (6) months after occupancy. The applicant shall provide 
the cost estimates of landscaping materials and installation to the satisfaction of the Site and 
Design Review Board, City Planner, or city forester, prior to approval of the security. Security 
may consist of a faithful performance bond payable to the City of Canby, cash, certified 
check, time certificate of deposit, or assignment of a savings account; and the form shall meet 
with the approval of the City Attorney. If the installation of the landscaping or other exterior 
improvements is not completed within the period specified by the Board or City Planner, the 
security may be used by the city to complete the installation. Upon completion of the 
installation, any portion of the remaining security deposited with the city shall be returned. The 
final landscape and exterior improvement inspection shall be made prior to any security being 
returned. Any portion of the plan not installed, not installed properly, or not properly 
maintained shall cause the inspection to be postponed until the project is completed, or shall 
cause the security to be used by the city. 

 
C. All landscaping approved through the site and design review process shall be continually 

maintained, including necessary watering, weeding, pruning and replacement, in a manner 
substantially similar to that originally approved by the Site and Design Review Board, unless 
later altered with Board approval. (Ord.. 890 section 47, 1993; Ord.. 848, Part IV, section 
4, 1990) 

 
16.49.110 LANDSCAPE AREA CREDIT FOR PRESERVATION OF EXISTING TREES AND TREE GROVES. 

A. Policy. It being the policy of the City of Canby to preserve healthy, mature trees wherever 
possible within its city limits, a system of landscape area credits is hereby established as an 
incentive for property owners and developers to preserve existing healthy, mature trees and to 
include them in the landscape plan for a proposed development. 

 
B. Purpose. The primary goal of the landscape credit is to prevent haphazard  removal and 

destruction of trees and tree groves, in Ord.er to preserve the ecological health, aesthetic 
character, and quality of life in Canby. Tree retention provides substantial benefits, including 
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but not limited to erosion prevention, reduction in storm-water runoff, improved water and air 
quality, energy conservation, carbon sequestration, reductions in the development impacts on 
the stormwater drainage system, and better transition between adjacent land uses. 

 
C. Landscape Credit. 
 

1. Program for Landscape Credit. One hundred percent (100%) of the area preserved under 
any mature, healthy tree or grove of trees retained in the landscape (as approved by the 
Site and Design Review Board) may be counted directly toward the percentage of 
landscaping required for a development. 
 
Findings: Credit is not applicable to this development. The existing hazelnut trees from 
the orchard will be removed. 

 
2. Limit to Landscape Area Credit. 

 
a. Landscape credit for preserved trees or tree groves shall not eliminate or reduce the 

landscaping requirements pertaining to parking lots, buffering, and screening. 
 

b. Landscape credits for individual trees shall not comprise more than 40 percent of the 
total landscape requirement. For example, in districts requiring 15 percent 
landscaping, preserved tree area shall not count toward more than 9 percent of the 
requirement). 

 
c. Landscape credits for preserved tree groves shall not comprise more than 60 percent 

of the total landscape requirement. A grove is defined as a stand of three or more 
healthy, mature trees located close together to provide some overlap in canopy 
coverage. 
 

Findings: Credit is not applicable to this development.   
 

3. Trees Near a Property Line: 
 

a. When the drip line of a tree extends beyond the owner's property line, credit can be 
granted for that portion of the drip line within the property line if that area exceeds 75 
percent of the total drip line area. Trees so close to the property line that their drip line 
area is less than 75 percent of the total, can only be given credit if a qualified 
arborist, nurseryman or landscape architect can assure the survival of the tree and its 
long term health if root damage is sustained by future development on the adjacent 
property. 

 
b. Where trees have been preserved near a property line, such that the drip line of the 

tree spreads onto adjacent property, credit can be obtained by the adjacent property 
owner for protection of the drip line area that extends onto that adjacent property. 
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Findings: This criterion does not apply to this development. Trees will be preserved but 
are not needed to be used as a credit for landscaping as the proposed development 
exceeds the minimum requirements without the use of the credits. 

 
D. Trees and tree groves to be preserved and counted toward the landscape credit shall be 

identified on the landscape plan. (Ord. 890 section 48, 1993; Ord. 848, Part IV, section 5, 
1990; Ord. 1338, 2010) 
 

Findings: This criterion does not apply to this development as no credits are proposed. 
 
16.49.120 PARKING LOT LANDSCAPING STANDARDS. 

A. General Provisions. In addition to the objectives stated in section 2 of this Ordinance, goals of 
parking lot standards are to create shaded areas in parking lots to reduce glare, enhance the 
visual environment, and encourage the use of LID practices. The design of the parking area 
shall be the responsibility of the developer and should consider visibility of signage, traffic 
circulation, comfortable pedestrian access, and aesthetics. Trees shall not be cited as a reason 
for applying for or granting a variance on placement of signs. 

 
B. Application. Parking lot landscaping standards shall apply to any surface passenger vehicle 

parking area of ten (10) spaces or more, or to any paved vehicular use area 3,500 square 
feet or larger on the same tax lot or on contiguous tax lots under common ownership. Any 
paved vehicular area which is used specifically as a utility storage lot or a truck loading area 
shall be exempt from landscaping requirements within a parking lot. 

 
C. Landscaping Within a Parking Lot. 
 

1. Area within a parking lot shall include the paved parking and maneuvering area, as well 
as any area within ten (10) feet of any exterior face of curb surrounding the paved 
parking and maneuvering area. 

 
2. Each interior landscaped area shall be a minimum of six (6) feet wide, unless the area is 

added to the required perimeter landscaping. 
 

3. The use of LID best management practices in parking lots is encouraged whenever site and 
soil conditions make it feasible. Such practices include, but are not limited to, permeable 
surfacing materials, and integrating LID stormwater management facilities into the required 
landscaping areas. 

 
D. Computing Minimum Area Required to be Landscaped Within a Parking Lot. Minimum area 

required to be landscaped within a parking lot shall be as follows: 
 

1. Fifteen (15) percent for all residential, industrial, and commercial zones 
 

2. Five (5) percent for the Downtown-Commercial Zone for any off-street parking spaces 
provided. 
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3. Ten (10) percent for the Core Commercial (CC) sub-area of the Downtown Canby Overlay 

Zone for any off-street parking spaces provided. 
 
Findings: The proposed development exceeds these Requirements. The proposed 
industrial development has more than the required minimum parking lot landscape area. 
 

E. All parking areas with more than 16 spaces shall include landscape islands to break up the 
parking area into rows of not more than 8 contiguous parking spaces. 

 
1. Landscape islands shall have a minimum area of 48 square feet and a minimum width of 

six (6) feet. 
 

2. Landscape islands shall contain at least one tree that meets the standards in section (F) 
below. 

 
3. Landscape islands may be counted toward the minimum parking lot landscaping 

requirements. 
 
Findings: The proposed development meets these Requirements. Parking lot islands have 
been included in the proposed design. 

 
F. Criteria for Trees in Parking Lots. Deciduous, evergreen and/or shade trees shall meet the 

following criteria: 
 

1. Reach  a  mature  height  of   approximately  forty  (40)  feet. Trees must be 
approximately two-inch (2”) caliper at the time of planting. 

 
2. Cast moderate to dense shade in summer. 

 
3. Be long lived, i.e., live to be over approximately sixty (60) years. 

 
4. Do well in an urban environment: 

 
a. Be pollution tolerant; and 

 
b. Be tolerant of direct and reflected heat. 

 
5. Require little maintenance: 

 
a. Be mechanically strong; 

 
b. Be insect and disease resistant; and 

 
c. Require little pruning. 
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6. Be resistant to drought conditions. 

 
7. Be barren of fruit production. 

 
Findings: The proposed development meets these Requirements. The landscaping plan 
will specify trees that meet the requirements of this section. 

 
G. Perimeter of Parking and Loading Areas: 
 

1. Screening of parking and loading areas is required. Within three (3) years of planting, 
screening shall be of such height and density as to shield vehicle headlights from head-on 
visibility. 
Findings: The proposed development meets these Requirements. The landscaping plan 
will specify plantings that meet the requirements of this section. The owner will be 
responsible for maintaining the vegetation to the requirements of this section.  The 
landscaping along the westside of the yard will provide a dense screening buffer to the 
neighboring development to the west.  These plantings will sit atop a 3-4ft elevated berm 
and the yard will be further screened with a 6ft cyclone fence with black PVC slats. 

 
2. In addition, one (1) deciduous, evergreen and/or shade tree shall be planted every forty 

(40) feet, minimum, along the required setback of the vehicular use area. 
 
Findings: The proposed development meets these Requirements. The landscaping plan 
will specify the trees that meet the requirements of this section.  

 
H. Irrigation System or Available Water Supply Required. Landscaped areas shall be provided 

with automatic irrigation systems or a readily available water supply with at least one (1) 
outlet located within approximately 150 feet of all plant materials to be maintained. (Ord.. 
890 section 49, 1993; Ord.. 848, Part IV, section 6, 1990, Ord. 1296, 2008; Ord.. 1338, 
2010) 
 

Findings: The proposed development meets these Requirements. The landscaping plan 
will specify the irrigation system that meet the requirements of this section.  

 
16.49.130 REVEGETATION IN UNLANDSCAPED AREAS. 

The purpose of this section is to ensure erosion protection for those areas which are not included 
within the landscape percentage requirements so that eventually native plants will re-establish 
themselves, and so that trees will not be lost due to uncontrolled erosion. 
A. Replanting. Where natural vegetation has been removed or damaged through grading in 

areas not affected by the landscaping requirement and that are not to be occupied by 
structures or other improvements, such areas shall be replanted with materials approved by 
the Site and Design Review Board. 
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B. Plant materials shall be watered at intervals sufficient to assure survival and growth for a 
minimum of two (2) growing seasons. (Ord. 848, Part IV, section 7, 1990) 
 

Findings: This criterion does not apply to this development. There are no un-landscaped 
areas proposed. 

 
16.49.140 MINOR REVISIONS TO APPROVED LANDSCAPED PLANS. 

Minor revisions (less than 10 percent of the landscaped area) to the approved landscaped plans 
shall be reviewed and approved by the City Planner. The City Planner shall report any minor 
revisions to the Site and Design Review Board at the next available Board meeting. (Ord.. 890 
section 50, 1993) 
  
16.49.150 PARKING LOTS OR PAVING PROJECTS. 

All new paving or parking lot projects which create over 2,500 square feet of impervious surface 
and any new paving added to existing paving areas which creates a total of more than 2,500 
square feet of impervious surface must meet City storm drainage requirements, parking lot 
landscaping standards and the drainage and access standards of the Oregon Department of 
Transportation (if applicable). Applicants for such paving projects must submit an application to 
the Planning Department. Application procedures shall be as described in Chapter 16.89. (Ord.. 
1019 section 3, 1999; Ord.. 1080, 2001) 
 

Findings: The proposed development meets or exceeds these Requirements. All surface 
water will be collected and filtered through an approved storm water quality system prior 
to being retained on-site.  Storm water retention will include a combination of Bio retention 
areas and dry wells installed at the depth of the dense gravel per the geotechnical report. 

 

16.50 Conditional Uses 

16.50.10 AUTHORIZATION TO GRANT OR DENY CONDITIONAL USES. 

A conditional use listed in this title shall be permitted, altered, or denied in accordance with the 
standards and procedures of this chapter. In the case of a use existing prior to the effective date 
of the ordinance codified in this title as a conditional use, a change in the use, or reduction in lot 
area, or an alteration of the structure, shall require the prior issuance of a conditional use permit. 
In judging whether or not a conditional use permit shall be approved or denied, the Planning 
Commission shall weigh the proposal's positive and negative features that would result from 
authorizing the particular development at the location proposed and to approve such use, shall 
find that the following criteria are either met, can be met by observance of conditions, or are not 
applicable. 
A. The proposal will be consistent with the policies of the Comprehensive Plan and the 

requirements of this title and other applicable policies of the city; 
B. The characteristics of the site are suitable for the proposed use considering size, shape, 

design, location, topography, existence of improvements and natural features; 
C. All required public facilities and services exist to adequately meet the needs of the proposed 

development; 
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D. The proposed use will not alter the character of the surrounding areas in a manner which 
substantially limits, or precludes the use of surrounding properties for the uses listed as 
permitted in the zone. (Ord. 740 section 10.3.75 (A), 1984) 
 

Findings: Although the proposed warehousing development is a use permitted outright, 
the operations will not meet the 3 employee count per developed acre as outlined in the 
industrial overlay zone (16.35.40.A.1).  As noted in the introduction portion of the 
narrative, initial operations will have 13-15 employees that could expand to 17 if demand 
necessitates. With exception of the employee count, the proposed development will be 
consistent with the policies of the comprehensive plan, the site is suitable for the proposed 
development, public services extended to the site are adequate and the development will 
not adversely affect the potential development of the surrounding properties. 
 

16.50.40 PLACING CONDITIONS ON A PERMIT. 

In permitting a new conditional use or the alteration of an existing conditional use, the Planning 
Commission may impose conditions which it finds necessary to avoid a detrimental impact and to 
otherwise protect the best interests of the surrounding area or the community as a whole. These 
conditions may include the following: 
A. Limiting the manner in which the use is conducted, including restricting the time an activity 

may take place, and restraints to minimize such environmental effects as noise, vibration, air 
pollution, glare and odor; 

B. Establishing a special yard, other open space or lot area or dimensions; 
C. Limiting the height, size or location of a building or other structure; 
D. Designating the size, number, location, and nature of vehicle access points; 
E. Improving the street and/or expanding the rights-of-way; 
F. Designating the size, location, screening, drainage, surfacing or other improvement of a 

parking area or truck loading area; 
G. Limiting or otherwise designating the number, size, location, height and lighting signs; 
H. Limiting the location and intensity of outdoor lighting and requiring its shielding; 
I. Requiring diking, screening, landscaping or other facility to protect adjacent or nearby 

property and designating standards for its installation and maintenance; 
J. Designating the size, height, location and materials for a fence; 
K. Protecting and preserving existing trees, vegetation, water, resources, wildlife habitat or other 

significant natural or open space areas; 
L. Limiting the number, location, and design of street accesses and requiring shared access 

when appropriate; 
M. Other conditions to assure that the development complies with standards and criteria listed in 

section 16.50.010. (Ord. 740 section 10.3.75 (D), 1984; Ord. 1019 section 6, 1999) 
 

Findings: The request for the conditional use is due to the employee count not meeting 
the required 3/acre count which for the 11.9acre site would require 36 employees. The 
employee count of 15-17 will not alter or limit surrounding developments and will in fact 
result in substantially less traffic and public services than would be associated with a more 
intense industrial use.  
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16.50.60 STANDARDS GOVERNING CONDITIONAL USES. 

A conditional use shall ordinarily comply with the standards of the zone for uses permitted 
outright, except as specifically modified by the Planning Commission in granting the conditional 
use permit, or as otherwise provided as follows: 
A. Building Height. The height limitations of any zone may be exceeded by a conditional use to 

a maximum height of seventy-five feet; provided that each yard is increased over the yard 
requirement by the addition of five feet for every five feet or fraction thereof of additional 
height over the maximum height allowed in the zone. 

 
B. Utility Substation or Pumping Station. The minimum lot size of the zone in which a public utility 

is to be located may be waived by the Planning Commission only on finding that the waiver 
will not result in unacceptable levels of noise or other detrimental effect on adjacent property. 
No equipment storage shall be permitted on the site of such small lots. 

 
C. Signs. Signs may be permitted for a conditional use, in keeping with the nature of the use. The 

Planning Commission may require the applicant to submit details of proposed signs to allow 
for consideration with the use permit for the structure or use. (Ord. 740 section 10.3.75(F), 
1984; Ord. 1237, 2007) 
 

Findings: As noted above, the proposed development will be in substantial compliance 
with all applicable development standards associated with the industrial zoned property 
within the I-O zone, with exception of the employee count not meeting the 3/acre 
standard.  Exceptions to the building height, lot size for public utility developments and 
signage do not apply to this conditional use request. 

 

16.89 Application and Review Procedures 

16.89.50 TYPE III DECISION. 

A. Pre-application conference. A pre-application conference may be required by the Planning 
Director for Type III applications. 

B. Neighborhood meetings. As directed in Table 16.89.020, the applicant may be required to 
present their development proposal at a neighborhood meeting before the City accepts the 
application as complete. See Section 16.89.070. 

C. Application requirements. Type III applications shall be made on forms provided by the 
Planning Director. The application shall be accompanied by all required information and fees. 

D. Public notice. 
1. At least 20 days prior to a public hearing on a Type III decision or a Type II appeal 

decision, the Planning Director shall mail notice meeting the requirements of state law to: 
a. All owners of real property and, if the owner’s address is different from the site 

address, all residents of property, within the distance prescribed in Table 16.89.020; 
b. The appointed chair of any neighborhood association whose boundaries include the 

subject property; 
c. Any person who submits a written request to receive notice; and 
d. Any governmental agency which is entitled to notice under an intergovernmental 

agreement entered into with the City. 
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e. For appeals, the appellant and all persons who provided testimony. 
2. Notice of any proposal that includes a new transportation facility or improvement, and 

where these facilities or improvements included or may impact a collector or arterial street, 
will be sent to the ODOT and Clackamas County or any special interest transportation 
groups as appropriate. Special interest transportation groups could include trucking 
organizations, bicycle and pedestrian interest groups, and interest groups for people with 
disabilities. Information that should be conveyed with the notice includes the following: 
a. Project location 
b. Proposed land use action 
c. Location of project access point(s) 

3. The City shall prepare an affidavit of mailing for the public notice and make the affidavit 
part of the application file. Failure of any individual to receive notice as prescribed in this 
section does not invalidate the proceedings. 

4. Written notice shall be published in a newspaper of general circulation in Canby once in 
either of the two consecutive weeks prior to the hearing. 

5. At least ten (10) days before the hearing, written notice shall be posted at City Hall and 
such other conspicuous locations as the Council may determine to be appropriate. 

6. At least ten (10) days before the hearing, the applicant shall post notice of the hearing on 
the property as directed by the Planning Director. 

7. The Planning Director may expand the notice area or take other steps to assure that 
affected property owners or residents are made aware of the pending public hearing. 

8. Any application that involves access to the state highway system must be provided to the 
Oregon Department of Transportation for their review and comment regarding 
conformance with state access management standards and requirements. 

E. Conduct of public hearing. 
1. In all evidentiary hearings required by this title the following procedures shall be followed: 

a. All interested persons in attendance shall be heard on the matter of hearing, and this 
fact shall be communicated to those in attendance; 

b. A summary of the application or other matter for hearing shall be given by the 
presiding officer or their designee; 

c. The staff report shall be made followed by questions, if any, of the staff by the 
hearings body; 

d. The public hearing shall be opened and testimony shall be received in the following 
order: 
(i) Applicant; 
(ii) Proponents; 
(iii) Opponents; and 
(iv) Rebuttal by proponents or applicant; 

e. Close public hearing; 
f. Questions and discussion by hearing body; 
g. Decision by the hearing body except that further discussions, decision, or reopening of 

the public hearing may be postponed to another meeting, the time, date, and place of 
which shall be announced before adjournment. 
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2. All persons who speak at the hearing shall identify themselves by name, address, and 
interest in the matter. Attorneys or other agents shall be allowed to speak on behalf of all 
participants. 

3. Physical evidence in the form of written documents, photographs, or other exhibits may be 
accepted by the hearing body if deemed to be pertinent. 

4. A record made at any prior evidentiary hearing may be accepted, considered, and used 
by the hearing body at any subsequent hearing, and said body, by majority vote of a 
quorum present, may deny to accept or hear any repetitious matter. 

5. The hearing body may recess a hearing in order to obtain additional information or to 
serve further notice upon other property owners or persons it decides may be interested. 
Upon recessing for these purposes, the hearing body shall announce the time and date 
when the hearing will be resumed. 

6. Before the conclusion of the initial evidentiary hearing, any participant may ask the 
hearings body for an opportunity to present additional relevant evidence or testimony that 
is within the scope of the hearing. The hearings body shall grant the request by scheduling 
a date to finish the hearing as follows: 
a. If the hearings body grants a continuance, the completion of the hearing shall be 

continued to a date, time, and place at least seven days after the date of the first 
evidentiary hearing. An opportunity shall be provided at the second hearing for 
persons to present and respond to new written evidence and oral testimony. If new 
written evidence is submitted at the second hearing, any person may request, before 
the conclusion of the second hearing, that the record be left open for at least seven 
days, so that they can submit additional written evidence or testimony in response to 
the new written evidence; or 

b. If the hearings body leaves the record open for additional written evidence or 
testimony, the record shall be left open for at least seven days after the hearing. Any 
participant may ask the City in writing for an opportunity to respond to new evidence 
submitted during the period the record was left open. If such a request is filed, the 
hearings body shall reopen the record as follows: 
(i) When the hearings body re-opens the record to admit new evidence or testimony, 

any person may raise new issues which relate to that new evidence or testimony. 
(ii) An extension of the hearing or record granted pursuant to this subsection is subject 

to the limitations of ORS 227.178 (120-day rule), unless the continuance or 
extension is requested or agreed to by the applicant. 

(iii) If requested by the applicant, the City shall allow the applicant at least seven days 
after the record is closed to all other persons to submit final written arguments in 
support of the application, unless the applicant expressly waives this right. The 
applicant’s final submittal shall be part of the record but shall not include any new 
evidence. 

F. Decision process. 
1. Approval or denial of a Type III decision or appeal of a Type II decision shall be based on 

standards and criteria located in the code. 
2. The hearings body shall issue a final written order containing findings and conclusions 

that approve, approve with conditions, or deny the application. 
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3. The written decision shall explain the relevant criteria and standards, state the facts relied 
upon in rendering the decision, and justify the decision according to the criteria, 
standards, and facts. 

4. In cases involving attorneys, the prevailing attorney shall prepare the findings, 
conclusions, and final order. Staff shall review and, if necessary, revise, these materials 
prior to submittal to the hearings body. 

G. Notice of Decision. 
1. The written findings shall be sent to: 

a. Any person who submits a written request to receive notice, provides written comments 
during the application review period, or provides written or oral testimony in the 
public hearing; 

b. The applicant and owner of the subject property; 
c. Any governmental agency which is entitled to notice under an intergovernmental 

agreement entered into with the City. 
2. The written findings shall include information on the application, the City’s decision, and a 

statement explaining how an appeal of the decision may be filed. 
H. Effective Date. A Type III decision is final for purposes of appeal when it is mailed by the City. 
I. Appeal. The Planning Commission’s decision on a Type III decision or Type II appeal may be 

appealed to the City Council as follows: 
1. The following have legal standing to appeal: 

a. The applicant; 
b. Any person who was mailed notice of the decision; 
c. Any other person who participated in the proceeding by testifying or submitting written 

comments; and 
d. The City Council, on its own motion. 

2. Procedure. 
a. A Notice of Appeal shall be filed in writing, on forms provided for the purpose by the 

Planning Director, within 10 days of the date the Notice of Decision was mailed. 
b. The Notice of Appeal shall be accompanied by all required information and fees. 
c. The appeal shall be limited to the specific issues raised during the comment period 

and public hearing process unless the hearings body allows additional evidence or 
testimony concerning any other relevant issue. The hearings body may allow 
additional evidence if it determines that such evidence is necessary to resolve the case. 
The purpose of this requirement is to limit the scope of appeals by encouraging 
persons to be involved in the public hearing. Only in extraordinary circumstances 
should new issues be considered by the hearings body on an appeal. 

3. The City Council shall overturn the decision of the Planning Commission only when one or 
more of the following findings are made: 
a. That the Commission did not correctly interpret the requirements of this title, the 

Comprehensive Plan, or other requirements of law; 
b. That the Commission did not observe the precepts of good planning as interpreted by 

the Council; or 
c. That the Commission did not adequately consider all of the information which was 

pertinent to the case. 
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4. The Council’s action on an appeal shall be governed by the same general regulations, 
standards, and criteria as apply to the Commission in the original consideration of the 
application. 

J. Any decision of the Planning Commission may be appealed to the City Council unless 
otherwise specified in this Title. Such appeals will be processed using the Type III procedures 
unless otherwise specified in this Title. 

K. The decision of the City Council regarding a Type IV decision, appeal of a Planning 
Commission decision, or any other process contained within this title, is the final decision of 
the City. (Ord. 1080, 2001; Ord. 1111 section 5, 2003; Ord 1237, 2007) 

16.89.90 MODIFICATIONS. 

Any proposed modification to previously approved land use applications, including site plans, 
elevations, or conditions of approval, shall be reviewed by the Planning Director to determine if 
they are minor, intermediate, or major. Factors to be considered in this determination include the 
date of the original application, the impact on neighboring properties, and the impact on public 
service provision. Modifications shall be processed as indicated in subsections A through D 
below. Modification applications shall be made on forms provided for the purpose by the 
Planning Director. 

A. Minor Modification. Minor modifications have a negligible impact on an approved site 
plan, land use decision, or condition of approval. The Planning Director will review all 
minor modifications under the Type I process. 

 
B. Intermediate Modification. Intermediate modifications are those that do not fit the 

definitions in 16.89.090(A) or (C). The Planning Director will review intermediate 
modifications under the Type II process. If the Planning Director approves an intermediate 
modification, notice of the decision will be made in accordance with the Type II process. 
The individuals noticed may obtain a public hearing on the issue by filing a request in 
writing within ten days of the notice mailing date. Any additional costs of such hearings 
shall be paid by the modification applicant. Hearing notice shall follow the requirements 
of the procedure type of the original application. 

 
C. Major Modification. Any modification that would result in a substantial impact to an 

approved site plan, land use decision, or condition of approval is a major modification. 
Major modifications shall be processed using the procedure type of the original 
application. 

 
D. Modification criteria. Modification applications shall be evaluated based on the criteria 

pertaining to the original application being modified. (Ord. 1111, 2003; Ord 1237, 
2007) 
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 City of Canby 
Planning Department 
222 NE 2nd Avenue 
P.O. Box 930 
Canby, OR 97013 
Ph: 503-266-7001 
Fax: 503-266-1574 

PRE-APPLICATION 

SUMMARY 

 
June 23, 2021  
 
VLMK Engineering and Design 
Jennifer Kimura 
3933 S. Kelly Ave. 
Portland, OR 97239 
 
Subject:  Pre-Application Conference Summary for Project Old Mac 
 
Dear Ms. Kimura, 
 
Thank you for attending the Pre-Application (Pre-App) conference held on June 8, 2021. We are pleased to 
provide you with the following summary notes prepared in response to your proposal. 
 
Comments prepared by staff are reflective of the proposal as discussed at the Pre-App conference. A copy of your 
proposal was also sent to other members of staff who did not attend the Pre-App conference, but may provide 
comments separate from this summary. Please feel free to contact anyone who provided comments. Contact 
names, telephone numbers and e-mail addresses are listed herein. 
 
Following every Pre-App conference, staff understands that there may be changes to the plan or use considered. 
If these changes effectively re-design the site plan or involve a change to a use not discussed, please be advised 
that such a change could require different land use application(s) than were identified by staff at the Pre-App. It 
is also possible that different issues or concerns may arise from such change. In these cases, we encourage 
applicants to request a second Pre-App conference for staff to consider the change and provide revised comments 
accordingly. 
 
In part, the Pre-App conference is intended to assist you in preparing plans and materials for staff to determine 
your application(s) to be deemed “complete” as described in Section 16.89.080 of the Canby Land & 
Development Planning Ordinance. For your application to be deemed complete on the first review, you must 
provide everything required as identified on the Application Checklist(s) found within the appropriate Land Use 
Application, in addition to any materials or special studies identified in the summery notes hereto. If you have 
questions as to the applicability of any item on the Application Checklist(s), or within this summary, please 
contact me directly. 
 
Sincerely, 
 
Brianna Addotta 
Associate Planner 
(503) 266-0686 
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PRE-APPLICATION CONFERENCE SUMMARY NOTES 
Prepared for Project Old Mac 

PRA 21-14 
The following pre-application summary notes have been prepared by Planning staff in order to assist you with 
the application submittal process. All applicable standards, guidelines and policies of the Canby Land 
Development & Planning Ordinance, Comprehensive Plan, Transportation System Plan, and the Public Works 
Design Standards identified herein are available for review on the City’s web site at: https://canbyoregon.gov/.  
Copies of these documents are also available for review at the City’s Development Services Department. The 
following is intended to identify applicable code sections, requirements and key issues for your proposed 
development application. 

PRE-APPLICATION CONFERENCE DATE: June 8, 2021 

PROJECT INFORMATION: 

Project Name:   Project Old Mac 

Project Description: Development of 11.62 acres for the construction of an approximate 99,000 square 
foot warehouse building, associated office, and graveled yard that will be designed 
to accommodate the storage, processing and distribution of steel bar and tubing. 

Property Owner(s): AMC 
 525 Sequoia Parkway 
 Canby, OR 97013 
 
Project Site Address: No Situs 
Tax Lot Number(s): 41E03 00102 
Site Size: 11.62 acres 
Zoning: M-1 Light Manufacturing 
 IO Canby Industrial Overlay Zone 

Comp. Plan Designation: Light Industrial (City of Canby Comprehensive Plan page 58) 

APPLICANT INFORMATION: 
Applicant(s): VLMK Engineering and Design 
 Jennifer Kimura 
    3933 S. Kelly Ave. 

Portland, OR 97239 
     
Phone/Email:   (503) 222-4453 / jenniferk@vlmk.com 
 
APPLICATION REQUIREMENTS AND COMPLETENESS: 
The completeness process is governed by Section 16.89 of the Canby Land Development and Planning Ordinance. 
The applicant is encouraged to contact staff to ask any questions or request clarification of any items found on 
the land use application checklists related to the proposed project. 
 

https://canbyoregon.gov/
mailto:jenniferk@vlmk.com


Pre-Application Summary   Page 3 
PRA 21-14 Project Old Mac 

LAND USE APPLICATION(S) AND FEES: 
Based on the plans and materials provided, the applications identified below are applicable to the project.  
 

Site and Design Review Type 3 

Major Modification of a Conditional Use 

$3,600 

$2,080 

 
Note:  Applicable fees are those in effect at the time a complete application is received and are subject to 
change. The most up to date fee schedule is available online at: 
https://canbyoregon.gov/updated_docs/MasterFeeSchedule.pdf 
 
CLASSIFICATION OF APPLICATIONS: 
Applications are subject to the procedure (Type III) specified in Table 16.89.050 Land Use and Development 

Application Procedures. When an applicant submits more than one complete application for a given proposal, 
and the applications are subject to different procedure types, all the applications will be subject to the procedure 
type which requires the broadest notice and opportunity for public participation. 
 
NEIGHBORHOOD MEETINGS: 
A neighborhood meeting must be conducted by the project applicants for Type III applications. At this time (June 
2021), applicants may hold meetings virtually through a platform that is free for the public to access. Noticing 
must include detailed instructions on how to attend the virtual meeting.  
SECTION 16.89.070: 
At least two weeks prior to the neighborhood meeting, the applicant shall mail notice of the meeting to:  

1. The appointed chair of any neighborhood association in whose boundaries the application. 
2. Property owners and tenants within 500 feet of the subject property. 

In order for an application to be complete, after the meeting applicants shall submit to the City: 
1. A copy of the mailed notice and addresses within 500 feet of the subject property. 
2. A copy of the attendance sheet. 
3. A written summary of pertinent issues raised and a detailed response to each issue.  

Applicants or attendees may make audio or video recordings of the neighborhood meeting if desired.   
Property:  41E0300102 
Neighborhood Association: None 
 
WRITTEN REQUIREMENTS: 
A summary providing the scope of the proposal should be provided as explained on the application form. 
Additionally, in order for your application(s) to be deemed Complete, written responses supported by substantial 
evidence are necessary to address all applicable approval standards and criteria. Written materials need to explain 
how and why the proposed application(s) will meet each of the applicable approval criteria found in the Canby 

Land Development and Planning Ordinance. If response to criterion is “Not Applicable”, explain why the 
criterion is not applicable.  
 
Staff has provided this list of applicable sections of the Ordinance in response to applicant materials and 
discussion at the Pre-Application conference. Other sections may be applicable, particularly if the proposal has 
changed subsequent to the meeting. Approval standards and criteria in effect at the time an application is received 
will control and are subject to change. 

https://canbyoregon.gov/updated_docs/MasterFeeSchedule.pdf
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APPLICABLE CODE SECTIONS: 
 

Chapter Section 

16.08 General Provisions 16.08.150 Traffic Impact Study 
16.08.160 Safety and Functionality Standards 

  

6.10 Off-Street Parking and Loading 

16.10.010 Off-street parking required - exceptions 
16.10.050 Parking Standards Designated 

16.10.060 Off-Street Loading Facilities 
16.10.070 Parking lots and access  

                (.3.a engineered aggregate provision) 
16.10.080 Street Tree Plan 
16.10.100 Bicycle Parking 

  

16.32 M-1 Light Industrial Zone 16.30.010 Uses Permitted Outright 
16.30.030 Development Standards 

  

16.35 I-O Canby Industrial Area Overlay Zone  

16.35.030 Uses Permitted Outright 
16.35.040 Conditional Uses 
16.35.050 Development Standards 
16.35.060 Design Guidelines 
16.35.070 I-O Design Review Matrix 

  

16.43 Outdoor Lighting Standards 

16.43.030 Applicability 
16.43.040 Lighting Zones 
16.43.060 Prohibited Light and Lighting 
16.43.070 Luminaire Lamp Requirements 
16.43.080 Height Limits 
16.43.110 Lighting Plan Required 

  

16.46 Access Limitations on Project Density 

16.46.020 Ingress and Egress 
16.46.030 Access Connection 
16.46.035 Restricted Access 
16.46.070 Exception Standards 

  

16.49 Site and Design Review 

16.49.030 Site & Design Review Plan Approval Required 
16.49.40.B Criteria and Standards (Type III) 
16.49.050 Conditions Placed on Site & Design Review Approvals 
16.49.060 Time Limit on Approval 
16.49.065 Bicycle and Pedestrian Facilities 
16.49.080 – 16.49.140 Landscaping Requirements 
16.49.150 Parking lot or Paving Projects 

  

16.50 Conditional Uses 
16.50.010 Authorization to Grant or Deny Conditional Use 
16.50.040 Placing Conditions on a Permit 
16.50.060 Standards Governing Conditional Uses 

  

16.89 Application & Review Procedures 
16.89.050 Type III Procedure 
16.89.90 Modifications 
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APPLICANT QUESTIONS: Below are responses to questions submitted by the applicant with the request for 
a Pre-Application Conference. Staff has crafted these responses using comments from service providers and 
other City departments as well as their own research. The comments at this stage are advisory only and are 
subject to change upon review of a full application. 

1. Utility Extensions and Frontage Improvements:   
a. There is an existing 12’ easement along South Sequoia Parkway which is sufficient, no additional 

dedication will be required. Public improvements (i.e. sidewalk and street trees) must be installed. 
b. South 13th Avenue is a County collector road, comments from Ken Kent, Senior Planner with 

Development Engineering at Clackamas County have been included with this summary.  
c. Applicant has indicated they have received an answer to this question. The applicant can work 

directly with City staff from Planning and Finance to confirm the outstanding fees applicable to 
the site.  

2. Building Orientation and Setbacks: The setbacks shown on the site plan submitted generally appear to 
meet setbacks of the IO overlay zone as found in CMC 16.35.050.  A rail spur shown on in the southeastern 
corner of the site looks to encroach into the setback; during the meeting images of a rail spur at another 
location were presented and appear to be under the minimum height required to meet setbacks (30”). If it 
is determined the rail spurs will be above 30” in height, the applicant shall work with staff to find a design 
solution to accommodate both the necessary infrastructure and the intent of the required setback. 

3. Driveway Access Locations: South 13th Avenue is a County Collector roadway, notes from Clackamas 
County have been provided with the applicable County requirements. South Sequoia Parkway is a City 
Arterial roadway. Required spacing between driveways and between driveways and intersections is 330’ 
for arterial roadways. All driveway widths must be 20 and 36 feet (CMC 16.10.070.9.f). Driveways shall 
be limited to one per property except for property with a frontage of over 250 feet. If additional driveways 
are to be considered, a finding that no eminent traffic hazard would result and impacts on through traffic 
would be minimal. Restrictions may be imposed on additional driveways, such as restricted turning 
movements. A Transportation Planning Rule memo is required as part of the application package to 
provide answers regarding unique conditions of the property, such as the proximity to the overpass. This 
memo is further discussed in the following section under “Traffic Impact”.  

4. Approval Process and Timeline: Applications required for this proposal have been discussed previously 
in this summary. Processing details for Type III applications can be found in CMC 16.89.050. 

5. Secured Storage Yard and Truck Count: Provisions for engineered aggregate for outdoor storage can 
be found in CMC 16.10.070. It is the applicant’s responsibility to provide sufficient information to address 
City standards. Long term dust control maintenance should also be addressed for the outdoor storage area. 
Screening of the storage yard is required and is addressed in CMC 16.35.050., lighting requirements are 
found in CMC 16.43, and noise control is addressed in CMC 9.48. Minimum standards for each of these 
sections must be met; further, staff recommend presenting any additional considerations to address the 
perceived impacts of the storage yard abutting residential development across South Sequoia Parkway. 
Proposed operational hours should also be identified.  

6. Employee Count per Acre: A Conditional Use permit is required for developments that would employ 
less than 3 people per acre. This is applicable to the time the use is established. While forecasted growth 
may be provided to support the application, it would not negate the necessity of the Conditional Use. 

7. Auto Parking: The site plan provided shows 34 total parking spaces proposed for the development, which 
is 31% of the required number of 108. Because this lower parking count is being proposed to reflect the 
number of employees expected and not due to a unique characteristic of the property, staff recommend 
against submitting an application for variance and instead respond to CMC 16.10.010 Exception to 

Parking Minimums. This provision states “a lesser number of spaces may be permitted by Planning 
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Commission based on clear and objective findings that a lesser number of parking spaces will be sufficient 
to carry out the objective of [the parking and loading section of the CMC].” Documentation of evidence 
showing that the proposed parking is adequate for the proposed use needs to be provided for staff to make 
findings supporting the reduced parking. Also shadow parking for the anticipated possible users of the 
property in the future would support the proposed reduced parking. One possible use would be a combined 
warehouse and office space for example. This was discussed during the pre-application conference 
meeting.  

8. Right of Way Dedication/Lot Line Adjustment: The legal description of the lot reflecting the 2014 
right-of-way dedication must be shown to be filed with Clackamas County. Please contact Clackamas 
County to obtain copies of these records. The site plan submitted with the Pre-Application materials reflect 
the correct lot configuration.  

These comments have been provided from City departments and reviewing agencies in response to the Pre-
Application materials and discussion during the Conference. The comments at this stage are advisory only and 
are subject to change upon review of a full application. Included below is the contact information for key members 
of City and agency staff should you have any specific questions regarding these comments.  
 
Jason Berning, Canby Utility: jberning@canbyutility.org 503-263-4322 
Daryll Hughes, City Wastewater Pretreatment Coordinator: hughesd@canbyoregon.gov 503-266-1248 
Spencer Polack, City of Canby Public Works PolackS@canbyoregon.gov 503-519-6936 
Curt McLeod, P.E., Consulting City Engineer: cjm@curran-mcleod.com 503-684-3478 
Jim Walker, Canby Fire: jwalker@canbyfire.org 503-266-5851 

We sincerely thank you for your interest in developing in the City of Canby, we look forward to working with 
you. 
 
Sincerely, 
 
 
 
Brianna Addotta 
Associate Planner 
(503) 266-0686 
addottab@CanbyOregon.gov 

 
 
 
 
 
 

mailto:jberning@canbyutility.org
mailto:hughesd@canbyoregon.gov
mailto:PolackS@canbyoregon.gov
mailto:cjm@curran-mcleod.com
mailto:jwalker@canbyfire.org
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Pre-Application Meeting 
 

Old Mac Project  
June 8, 2021 

 
 
Attended by: 
Curt McLeod, Curran-McLeod Engineering, 503-684-3478 Jason Burning, Canby Utility, 503-263-4331 
Ryan Mullens Lonnie, Canby Utility 
Nicole Heater, American Steel Brianna Addotta, Canby Planning 
Greg Blefgen, VLMK Jim Walker, Canby Fire District, 503-878-0187 
Jennifer Kimura, VLMK Jerry Nelzen, Canby Public Works   
Darryl Hughes, NW Natural Jason Peterson, Canby GIS 
 
This document is for preliminary use only and is not a contractual document. 

 
Applicant 
 Nicole Heater—We are planning to move one of our locations from Portland to Canby, 

however we are calling it Old Mac because employees are not aware of the move. We are 
keeping it quiet until we get further along in the process. We want to build a steel distribution 
warehouse facility, much like the American Steel facility. The big difference is that this 
company distributes in commercial construction markets. The warehouse will house all of the 
tubing, bar, and channels as well as saws and the yard will be storage for beams. Most of the 
outdoor yard product will be moved during the day. The interior will be open at night. The 
expected hours are 5:30 a.m. to 11 p.m. There will be two shifts, Monday through Friday, 
with very little overtime in the off hours and on weekends. We might work four Saturdays 
per year. We currently employ 12 people and at most there will be 15-17 employees. We 
chose Canby because of accessibility to the rail line and the location near American Steel. It 
will reduce traffic going from Portland to Canby every day, which averaged 12-15 trucks per 
day in and out of the facilities. 

 
CURRAN-MCLEOD ENGINEERING, Curt McLeod 
 We did get all of the right-of-way and 12 foot easement from the [adjacent property owner] 

when we developed Sequoia Parkway. There is no dedication required on Sequoia Parkway. 
13th will require dedication and improvement, but it is not a City road. There is a fee for the 
sanitary sewer line that went in through an Advanced Financing District. The improvements 
on Sequoia are limited to sidewalks and street trees. The improvements on 13th will be 
according to the County’s requirements. 

 
Applicant 
 Nicole Heater said someone told us there is a trail system and a sidewalk will not need to go 

in on Sequoia. 
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CURRAN-MCLEOD ENGINEERING, Curt McLeod 
 There is a trail across the street, the Logging Road trail. I have not heard any discussion 

about not requiring sidewalks. 
 

CITY OF CANBY, PUBLIC WORKS, Jerry Nelzen 
 We will require sidewalks. 
 
CITY OF CANBY, PLANNING DEPARTMENT, Brianna Addotta 
 I did not see any issues with any of the proposed setbacks. There is a protrusion, and if it is 

over 30 inches tall it needs to meet the setback. 
 
Applicant 
 Greg Blefgen, applicant’s consultant, said it is a rail extension. There is a rail spur that 

parallels Sequoia and extends beneath the rail yard through the building. To allow for 
complete unloading of the rail car in the southern bay there will be a door that opens up to 
allow rail cars to extend through it during operating hours. It is similar to American Steel’s 
rail extension to the south end of their building. It will be screened and there will be a rail 
stop. 

 
CITY OF CANBY, PLANNING DEPARTMENT, Don Hardy 
 We will need the details of that. We will have to make an argument why it does not need to 

meet the setback requirement. 
 

CITY OF CANBY, PLANNING DEPARTMENT, Brianna Addotta 
 Other than that the setbacks and orientation look great. The office is closer to the street with a 

pedestrian connection. 
 We can’t completely answer the traffic circulation questions yet. Our traffic consultant could 

provide a scope for the project for a fee. 
 Driveway standards for arterials are that there is at least 330 feet of separation between 

driveways and a maximum of two driveway accesses because you have two frontages. The 
proposed third access is going to be a discretionary decision and you will have to provide 
enough support that it is required for your use and that it is safe. 

 Vision clearance is 15 feet from another driveway or alley and 30 feet from the street or 
railroad. 

 
Applicant 
 Greg Blefgen asked about the location of the driveway and the vertical curve coming up the 

overpass. He thought the transportation consultant could look at it.  
 
CITY OF CANBY, PLANNING DEPARTMENT, Brianna Addotta 
 We have standards regarding use of gravel in the code. It is possible to have a gravel storage 

yard. 
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 In terms of screening, we require a minimum six foot fence or hedge for complete screening. 

We ask for additional considerations for screening the west side because across from Sequoia 
is existing residential. 

 Noise considerations are standard in the code, from 7 a.m. to 10 p.m. Because this is 
industrial you have the highest allowance. We will want to see some information about 
acceptable noise levels. 

 Regarding employee count per acre, we will need to have a conditional use. It will tie into the 
parking reduction request. 

 Regarding the parking reduction request, by standard 108 parking stalls is required and you 
are proposing 34 which is 31% of the standard. Variances require hardship to the property, 
not to the use. I am not sure that you would reach the threshold for a variance hardship 
request for reduced parking. We do have a provision in the code for exceptions to parking 
minimums. It will require clear and objective findings made by the applicant. It is a high bar 
and these types of request have been denied before. 

 
CITY OF CANBY, PLANNING DEPARTMENT, Don Hardy 
 For the use you are proposing the parking reduction seems reasonable. The Planning 

Commission will be looking at this in light of the use changing over time. That is the 
challenge. He suggested the transportation analysis look at the discretionary standard in the 
off street parking section of the code and give the evidence as documentation for the request. 
It is a substantial reduction to what is normally required and will need to be substantially 
evidenced. You will get questions that if that building was changed in the future will there be 
a parking problem for the next tenant. 

 
Applicant 
 Greg Blefgen said there is plenty of yard if we need to accommodate additional parking, but 

we don’t need the parking. We have less than 20 employees and providing almost double the 
parking count. We have three acres of graveled yard that could be converted to parking. We 
want to move forward with a variance and are requesting staff’s support given the nature of 
the development. We can illustrate conceptual parking for future development, but we hope 
we wouldn’t have an acre and a half of unusable yard to meet a parking count that we are 
never going to use. 
 

CITY OF CANBY, PLANNING DEPARTMENT, Brianna Addotta 
 You will want to look at an exception to the parking which can be applied to the 

circumstances of the specific use. Giving an option if down the line there needs to be more 
parking and that it can be done with minimum disruption will help. 

 
CITY OF CANBY, PLANNING DEPARTMENT, Don Hardy 
 The request is a variance to the standard, but it is not a variance application process. The 

exception will go through design review and in the design review narrative you will state 
why the proposed parking is sufficient and include shadow parking showing if there was a 
need in the future that it could still work. It is an administrative standard versus a variance 
standard which is more difficult to meet and an additional application. 
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CITY OF CANBY, PLANNING DEPARTMENT, Brianna Addotta  
 Regarding lighting, you are in Lighting Zone #2 which is more intensive. A lighting plan will 

be required and there needs to be effort to provide compatibility and shielding from the 
residential neighborhood. 

 
Applicant 
 Greg Belfgen said we will work with the County on right-of-way requirements on 13th. I 

think 13th is classified as a collector. We intend to extend the water service from Sequoia. 
 
CITY OF CANBY, PUBLIC WORKS DEPARTMENT, Jerry Nelzen 
 It’s pretty cut and dry what is needed for sidewalks, street lighting, and stormwater. 
 
CANBY UTILITY, ELECTRIC/WATER, Jason Berning 
 We have questions regarding fire suppression needs and domestic water supply needs. The 

Fire Department will probably want a fire hydrant on the east corner of the property and we 
will need to get water to that hydrant. They will have to have both private interior hydrants 
and some on 13th east of Sequoia. 

 
Applicant 
 Greg Blefgen said our intent is to loop the building.  
 
CANBY FIRE, Jim Walker 
 We try to look within 500 feet of existing hydrants and if they are not there we typically look 

at a public hydrant placement. We can work with you on the private line as well as the public 
line. 

 
CANBY UTILITY, ELECTRIC/WATER, Lonnie 
 What are your domestic water needs going to be? 
 
Applicant 
 Greg Blefgen said probably about an inch and a half line. It is just going to be the office for 

domestic use and an 8 inch line for fire water. There is no equipment that needs water. 
 
CANBY UTILITY, Jason Burning 
 Do you know where the electrical room will be on the structure? 
 
Applicant 
 Greg Blefgen said not at this point. Electrical is down Sequoia and ideally we would find a 

home for it close to the west side of the building. The rail car will come in the building from 
the west side also. If we have to extend it from 13th, we might be able to put it in the west end 
closer to the office appendage or southeast corner of the warehouse.  
 

CANBY UTILITY, Jason Berning 
 There will need to be street lighting on 13th and since we are there, we can run conduit down 

13th for future use.  
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 There might need to be two transformers as the voltage will be different for the office and the 

warehouse. 
 
Applicant 
 Greg Blefgen asked what is the requirement for putting in another transformer? Is it 2,500 

amps and then you need two transformers? 
 
CANBY UTILITY, Jason Berning 
 The cut off is 2,000 amps.  
 
Applicant 
 Greg Blefgen explained the design of the rail spur. The rail cars can extend through during 

operating hours but more than likely it will be pulled back into the building and the door 
pulled down during off hours. It will not be very visible and can be screened with 
landscaping. 

 
NW Natural, Daryl?? 
 What will the gas usage needs be?  
 
Applicant 
 Greg Blefgen said it will be freeze protection in the warehouse and a couple of package units 

on the roof. 
 Nicole Heater did not think they would need gas for any of the equipment. 
 Greg Belfgen asked if there are any concerns about the proposed lay down for the gravel. 
 
CITY OF CANBY, PLANNING DEPARTMENT, Don Hardy 
 One thing to address with the gravel is generation of dust and how it will be minimized, 

especially for the adjacent residents. 
 
CITY OF CANBY, PUBLIC WORKS, Jerry Nelzen 
 How will you get off the spur line since it is a lower elevation? There might be a conflict 

with the utilities. 
 
Applicant 
 Greg Blefgen said that is an illusion. There is not much grade difference on the spur. He 

showed pictures of the spur and surrounding area. 
 

CITY OF CANBY, PLANNING DEPARTMENT, Don Hardy 
 I would include in the narrative the frequency of the rail cars. 
 
Applicant 
 Greg Blefgen asked will we need to include a pathway that connects to the Logging Road? 
 
CITY OF CANBY, PLANNING DEPARTMENT, Brianna Addotta 
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 I will look it up in the TSP. 
 
Applicant 
 Greg Blefgen asked about the code regarding the number of driveways allowed. The drive in 

the middle of the warehouse will be used primarily for exiting the truck traffic.  
 
CITY OF CANBY, PLANNING DEPARTMENT, Brianna Addotta 
 You will need to explain and justify why you need the additional third driveway. If you are 

putting certain restrictions on it, such as restricted turn movements or large trucks only or 
exit only, that will be important to include. 

 Daryl from Canby Wastewater wants to verify all processed wastewater will be generated at 
the office and none will be used in the warehouse for manufacturing processes. 

 
Applicant  
 Nicole Heater verified there will be no processed water at the warehouse. 
 Greg Blefgen will begin the traffic study and application processes. There was discussion 

regarding the timeline for the processes. 
 Nicole Heater said the Advanced Financing District fee will be around $60,000. 
 
CURRAN-MCLEOD ENGINEERING, Curt McLeod 
 All of the utilities are in a 12 foot easement on Sequoia and crossed under the railroad. The 

spur will have no impact on the utilities. 
 
 
 
 
 
 
 
 



 
 

 
 

MEMORANDUM 
 
 
TO: City of Canby 
FROM: Kenneth Kent, Senior Planner, Development Engineering 
DATE: June 8, 2021 
RE: Pre-Application, Old Mac Industrial Development, 13th Ave and Sequoia Pkwy  
 41E03  00102 
  
 
This office has the following comments pertaining to this proposal: 
 
 
1. The project site includes frontage on the north side of SE 13th Avenue, which is under the 

jurisdiction of Clackamas County.  Submittal of plans and issuance of a Development 
Permit from Clackamas County for access and frontage improvements on SE 13th Avenue 
will be required. 
 

2. A traffic impact study (TIS) will be required per Section 295 of the Clackamas County 
Roadway Standards.  Contact Christian Snuffin for details on scoping 503-742-4716 
(CSnuffin@co.clackamas.or.us). 

 
3. SE 13th Avenue is classified as a minor arterial roadway by Clackamas County.  It appears 

the right-of-way is outside the city boundary and outside the urban growth boundary.  
Although the county considers the roadway a rural arterial, urban improvements will be 
required along the project site frontage. 

 
4. Driveway access on arterial roadways is limited.  County standards require access is first 

taken from lower functional classification roadways.  In this case, Sequoia Parkway is a 
lower classification collector roadway and should be where primary access is taken.  As an 
exception, one driveway to 13th will be acceptable.  Minimum driveway spacing is 250 
feet.  As shown on site plan, if more than one driveway is proposed on 13th Avenue, the 
applicant can propose an access modification under Section 170 and 220.6 of the 
Roadways Standards, with evaluation provided in the project Traffic Impact Study.  It will 
be necessary to provide justification for a second access and show why access cannot be 
provided from Sequoia Parkway. 

5. The minimum right-of-way width for an arterial roadway is 80 feet.  It appears a 20-foot 
wide dedication will be required to provide a minimum 40-foot one half right-of-way.  To 

mailto:CSnuffin@co.clackamas.or.us
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accommodate a full center turn lane additional dedication may be needed, or if there is 
adequate right-of-way, widening provided on the south side of the roadway.   

 
6. An 8-foot wide public easement for sign, slope and public utilities will be required along 

the entire frontage of SE 13th Avenue. 
 

7. The applicant will be required to design and construct improvements along the entire site 
frontage of SE 13th Avenue to arterial roadway standards for a three-lane section, per 
Clackamas County Roadway Standards, Standard Drawing C140.  These improvements 
shall consist of: 

 
a. Up to a one half-street improvement with a minimum paved with of 34 feet from the 

centerline of the right-of-way.  (Note: This assumes two access points and the need for 
continuous center turn lane)  The structural section shall be designed and constructed 
per Standard Drawing C100 for an Arterial roadway.  

b. Tapers shall be provided per Section 250.6.4 of the Clackamas County Roadway 
Standards. 

c. Standard curb, or curb and gutter if curbline slope is less than one percent, with the 
curb face located 34 feet from the centerline of the right-of-way. 

d. A 5-foot wide sidewalk behind a 5-foot wide landscape strip, including street trees shall 
be constructed along the entire site frontage.  Where the sidewalk does not connect to 
sidewalk on adjacent property, the end of the sidewalk requires and ADA compliant 
curb ramp, providing a transition from the new sidewalk to the edge of pavement.   

e. Dual Curb ramps shall be provide at the SE 13th Avenue/S Sequoia Parkway 
intersection, constructed per Oregon Standard Drawings. 

f. Storm drainage facilities in conformance with Clackamas County Roadway Standards 
Chapter 4. 

8. Provide truck turning templates for access on SE 13th Avenue. 
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Greg Blefgen VLMK gregb@vlmk.com 503.222.4453 

Jennifer Kimura VLMK jenniferk@vlmk.com 503.222.4453 

John and Barb Fontana  barbfontana@canby.com 503.580.3854 

Bob and Lori Grady  loriqpi@aol.com 503.592.3899 

Fred Joiner  rancherofred@outlook.com 503.702.5914 

Amber Mathiesen  ambermathieson@outlook.com 503.709.7991 

Julie Stiers  jstiers@yahoo.com 503.804.3774 

Terrie Lynn  Terrie.Lynn_3@icloud.com  503.915.5093 

Lisa Weygandt  Wey1013@mac.com 503.927.1910 

Samantha Rose  samanthaamberrose@yahoo.com 503.941.8087 

John Coleman  Jmc091360@gmail.com  971.235.5119 

Ron Rhodes  Rcrhodes7@msn.com 503.592.9029 

Peter Zenthoefer  pzenthoefer@gmail.com       971.678.7666 

Jerry and Sally Johnson  Jerry5498@aol.com 509.799.2146 

  Called 7-12 & 7-14 & 7-19 971.218.4469 

Eric Stratton  Stratton.squad@gmail.com  520.955.3359 

Merit Walker  meritw@win-networks.com 503806.4510 

Mike Alley  mike@questbenefitsnw.com 503.791.5004 

Linnea Grimsrud  linneagrimsrud@gmai.com  425.358.0978 
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Jennifer Kimura

From: Lori Grady <loriqpi@aol.com>

Sent: Wednesday, July 14, 2021 3:05 PM

To: Amy Tallent; barbfontana@canby.com; rancherofred@outlook.com; 

ambermathiesen@outlook.com; jstiers@yahoo.com; Terri.Lynn_3@icloud.com; Wey1013

@mac.com; samanthaamberrose@yahoo.com; Jmc091360@gmail.com; Rcrhodes7

@msn.com; pzenthoefer@gmail.com; Jerry5498@aol.com; Stratton.squad@gmail.com; 

meritw@winnetworks.com; mike@questbenefitsnw.com; linneagrimsrud@gmail.com; 

rcrhodes7@msn.com

Cc: Jennifer Kimura; Greg Blefgen; Ben Hagerman

Subject: Re: Old Mac Neighborhood Meeting

Thanks for the info. I know we all appreciate you keeping 

us in the loop. The meeting conversation let your company 

know that we (Timber Park subdivision) are concerned 

about the noise, lights, traffic, and air issues. Many of us 

spoke together after the meeting and are in hopes that a 

re-design putting the train, crane, forklift noise, and 

lighting, as far away from our subdivision as possible 

would help. Also, berms and cement walls on both sides of 

Sequoia to shield the lights and noise would be helpful too. 

Thank-you for your time. Lori Grady   PS Ronn and Carol 

Rhodes email is  Rcrhodes7@msn.com.   

 

-----Original Message----- 
From: Amy Tallent <amyt@vlmk.com> 
To: barbfontana@canby.com <barbfontana@canby.com>; loriqpi@aol.com <loriqpi@aol.com>; 
rancherofred@outlook.com <rancherofred@outlook.com>; ambermathiesen@outlook.com 
<ambermathiesen@outlook.com>; jstiers@yahoo.com <jstiers@yahoo.com>; Terri.Lynn_3@icloud.com 
<Terri.Lynn_3@icloud.com>; Wey1013@mac.com <Wey1013@mac.com>; samanthaamberrose@yahoo.com 
<samanthaamberrose@yahoo.com>; Jmc091360@gmail.com <Jmc091360@gmail.com>; Rcrhodes&@msn.com 
<Rcrhodes&@msn.com>; pzenthoefer@gmail.com <pzenthoefer@gmail.com>; Jerry5498@aol.com 
<Jerry5498@aol.com>; Stratton.squad@gmail.com <Stratton.squad@gmail.com>; meritw@winnetworks.com 
<meritw@winnetworks.com>; mike@questbenefitsnw.com <mike@questbenefitsnw.com>; linneagrimsrud@gmail.com 
<linneagrimsrud@gmail.com> 
Cc: Jennifer Kimura <jenniferk@vlmk.com>; Greg Blefgen <gregb@vlmk.com>; Ben Hagerman <benh@vlmk.com> 
Sent: Wed, Jul 14, 2021 11:48 am 
Subject: Old Mac Neighborhood Meeting  

Thanks for joining us for the Old Mac Neighborhood meeting. Attached is the slide show that was presented in the 
meeting. Please let me know if you have any questions.  
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Amy Tallent | Front Office Coordinator 
VLMK Engineering + Design 
3933 S Kelly Avenue | Portland, OR  97239 | tel: 503.222.4453 | VLMK.COM   
direct: 971-254-8307 | cell: 503.481.3668 | email: amyt@vlmk.com 
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Jennifer Kimura

From: Fred Joyner <rancherofred@outlook.com>

Sent: Wednesday, July 14, 2021 6:49 AM

To: Jennifer Kimura

Subject: Old Mac Project

Jennifer, 

I appreciate the efforts you have made regarding the proposed development, as to trying to inform residents as to the 

scope of work. 

 

After talking with many of the homeowners, I can only say that further discussion is warranted.  

 

I would be glad to talk to Greg at any time, or meet if necessary,  

 

I will have more after I attend the upcoming city council meeting, to voice my concerns. 

 

I think there could be ways to develop this project that addresses the concerns of the neighborhood, while serving the 

purposes of the project. 

 

Thank you, 

Fred Joyner 

2297 SE 11th AVE 

Canby Or. 

503-702-5914 

NOTE: This message was trained as non-spam. If this is wrong, please correct the training as soon 

as possible.  

Spam 

Not spam 

Forget previous vote 



TECHNICAL MEMORANDUM 

DATE:  September 8th, 2021 

TO:  Brianna Addotta and Don Hardy, City of Canby 

FROM:  Kevin Chewuk, Alex Correa, and Chris Maciejewski, P.E. | DKS Associates 

SUBJECT:  Canby Project Old Mac  

Transportation Analysis Letter 

EXECUTIVE SUMMARY 

A summary of key findings from the Canby Project Old Mac Transportation Analysis Letter is 

provided below: 

• Expected Additional Vehicle Trips: 

o Approximately 22 a.m. peak hour trips, 23 p.m. peak hour trips, and 208 daily trips. 

o The adjacent Arterial and Collector streets (i.e., Sequoia Parkway and SE 13th Avenue) and 
most nearby intersections will maintain a level of traffic volume that is consistent with their 

classifications and planned growth from the TSP.  

o This proposed project will contribute its proportional share towards System Development 

Charge improvement projects from the TSP that are needed to accommodate the forecasted 
growth. 

o Two intersections have realized growth rates higher than the TSP planned for (i.e., OR 99E 
intersections with S Ivy Street and Haines Road) and do not have planned transportation 

improvements within the planning horizon of the Canby TSP (through the year 2030). 

o The City’s alternate fee-in-lieu approach for these intersections will be applied to this 

proposed project that would result in a fee-in-lieu of $62,245, beyond the System 
Development Charge Fee noted above. 

• Proposed Site Access: 

o Access proposed via three driveways, including two along SE 13th Avenue and one along 
Sequoia Parkway.  

o Access for all entering and exiting light vehicles will be via the easternmost driveway to SE 
13th Avenue. All truck traffic will also enter the site via this driveway, with most exiting via 

the western driveway to SE 13th Avenue and the remainder exiting via the Sequoia Parkway 
driveway. 

o Access spacing standards are met for most of the proposed driveways. However, the 
proposed eastern driveway to SE 13th Avenue will be located near the east property line and 
will require a design modification to the County Code. No operational or safety issues are 

anticipated due to the low number of vehicles using the existing driveway that serves a 
single-family residence.  

o Preliminary sight distance evaluation indicated that adequate sight lines would likely be 
provided for each of the proposed roadway accesses should the sight triangle be cleared. 

AddottaB
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However, prior to occupancy, sight distance at the proposed driveways will need to be 
verified, documented, and stamped by a registered professional Civil or Traffic Engineer 

licensed in the State of Oregon. 

• Proposed Circulation: 

o Internal drive aisles will provide access from the connecting roadways to the on-site parking 

area and connect the driveways. Three proposed driveways will provide access for vehicles 
and bicycles. 

o Sequoia Parkway includes bike lanes, and a shared-use path along the west side. The east 
side will be improved along the frontage of the proposed site to include a sidewalk with a 
buffer/landscape strip.  

o SE 13th Avenue will be improved with half-street improvements that will consist of an 8-foot 

bike facility, and a 5-foot-wide sidewalk behind a 5-foot-wide landscape strip along the 
frontage of the proposed site. 

o The site includes a proposed sidewalk from SE 13th Avenue to the on-site parking area and to 
the entrances of the office building. 

o These facilities can adequately accommodate the expected additional vehicle, pedestrian, and 
bicycle trips. 

• Transportation Approval Criteria and Livability Measures: 

o The proposed site adequately addresses each transportation approval criteria and livability 

measure. 



 

INTRODUCTION 

This memorandum summarizes the transportation impacts associated with the proposed Canby 

Project Old Mac development located at the northeast corner of the Sequoia Parkway and SE 13th 

Avenue intersection in Canby, Oregon. The proposed site will consist of a 96,410 square foot 

warehouse building with associated office uses designed to accommodate the storage and 

distribution of steel bar and tubing1. 

LEVEL OF TRANSPORTATION ANALYSIS REQUIRED 

The City requires transportation impacts to be assessed with any proposed development that will 

increase trips on the transportation system, consistent with requirements in the Canby Municipal 

Code 16.08.150. These transportation studies implement Sections 660-012-0045(2)(a), -

0045(2)(b) and -0045(2)(e) of the State Transportation Planning Rule (TPR), which require the City 

to adopt access spacing and performance standards and a process to apply conditions to land use 

proposals to minimize impacts on and protect transportation facilities. These standards are 

specified in the Canby Municipal Code 16.08.160, with each proposed development approval 

dependent on meeting the specified criteria. In addition, the City assesses livability measures to 

each study for neighborhood traffic and pedestrian and bicycle circulation. 

Transportation impacts are assessed by comparing the adopted standards to conditions before and 

after the proposed development is constructed. In general terms, a full transportation impact 

analysis (TIS) is required of developments that are presumed to generate a significant number of 

additional trips (i.e., the site is expected to generate 25 or more trips during the AM and/or PM 

peak hours or 250 or more daily trips), while those that will not provide analysis consistent with 

the City Transportation Analysis Letter (TAL) requirements. The key difference between the two 

levels of analysis is that the TAL does not require peak hour intersection operations to be analyzed. 

Peak hour intersection operations will not be degraded by proposed developments that generate 

fewer than 25 AM and/or PM peak trips since these trips are distributed system wide and do not all 

impact a single location, including intersections and roadway segments. Therefore, these proposed 

developments are consistent with the approval criteria 16.08.160.F (i.e., adopted intersection 

mobility standards) and only need to provide a level of analysis that is consistent with the other 

specified approval criteria included in the Canby Municipal Code 16.08.160, and the various 

neighborhood traffic and pedestrian and bicycle livability measures. 

The proposed development will not result in a significant increase of additional trips (i.e., the site is 

expected to generate 25 or fewer trips during the AM and/or PM peak hours and fewer than 250 

daily trips), so this analysis is consistent with the City TAL requirements as documented in the 

project scoping memorandum2. 

 

1 Canby Project Old Mac site plan, Revised July 23, 2021. 
2 Scope of Work – Project Old Mac, July 21st, 2021.  



 

PROJECT DESCRIPTION 

The proposed project is located on the north side of SE 13th Avenue, just to the east of Sequoia 

Parkway in Canby, Oregon. The existing site currently contains a hazelnut orchard and has been 

used for agriculture for several decades. The proposed development is for a 96,410 square foot 

building, with 91,400 square feet of warehouse designed for the storage and distribution of steel 

bar and tubing, along with 5,010 square feet of office for business administration, operations, and 

warehouse employees. The site is zoned for M-1 (Light Industrial) and is in the Industrial Area 

Overlay (I-O). The site plan can be seen in Figure 1. 

 

FIGURE 1: SITE PLAN 

 

 

 

 

 

 



 

SITE ACCESS AND CIRCULATION 

SITE ACCESS 

Access to the site is proposed via three driveways, including two along SE 13th Avenue and one 

along Sequoia Parkway. The proposed eastern driveway to SE 13th Avenue will be full access, while 

the proposed driveway to Sequoia Parkway and the western driveway to SE 13th Avenue will only 

serve exiting truck traffic.  

ACCESS SPACING 

The City of Canby has jurisdiction over Sequoia Parkway and applies a functional classification of 

“Collector” to it. It is also located within the Industrial Overlay Zone area. City standards require 

driveways to be spaced at least 200 feet apart on the same side of Collectors in the Industrial 

Overlay Zone3 and spaced at least 100 feet from intersections4. The proposed driveway to Sequoia 

Parkway will be approximately 450 feet north and more than 700 feet south of the nearest 

roadways or driveways, complying with the spacing standard. 

Clackamas County has jurisdiction over SE 13th Avenue, which includes a County functional 

classification of “Minor Arterial”. County standards require full-access driveways to be spaced at 

least 250 feet apart on Minor Arterials5. The proposed western driveway to SE 13th Avenue will be 

approximately 250 feet east of Sequoia Parkway, and about 350 feet from the proposed eastern 

driveway to SE 13th Avenue, complying with the spacing standard. However, the proposed eastern 

driveway will be located near the east property line, approximately 50 feet west of an existing 

driveway. Although the proposed driveway would be located 200 feet closer than the 250-foot 

spacing standard, no operational or safety issues are anticipated due to the low number of vehicles 

using the existing driveway that serves a single-family residence. A design modification to the 

County Code will be required. 

SIGHT DISTANCE 

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 

pavement6.  

The proposed driveway to Sequoia Parkway would require a minimum of 390 feet of sight distance 

based on a 35-mph design speed. Preliminary sight distance evaluation from the approximate 

location of the driveway indicates that the proposed connection would be expected to provide sight 

 

3 Canby Municipal Code 16.35.050.F. Retrieved August 2021. 
4 Canby Municipal Code 16.46.030. Retrieved August 2021. 
5 Clackamas County Roadway Standards, Section 220.3 Access Spacing Standards. Updated June 1, 2020. 
6 AASHTO – Geometric Design of Highways and Streets, 7th edition, 2018. 



 

distance to SE 13th Avenue looking to the south (about 450 feet) and at least 700-feet of sight 

distance looking to the north. 

The proposed driveways to SE 13th Avenue would require a minimum of 445 feet of sight distance 

based on an assumed 40-mph design speed. Preliminary sight distance evaluation from the 

approximate location of the western driveway indicates that the proposed connection would be 

expected to provide sight distance of at least 600-feet looking to the west and at least 550-feet of 

sight distance looking to the east. Preliminary sight distance evaluation from the approximate 

location of the eastern driveway indicates that the proposed connection would be expected to 

provide sight distance to Sequoia Parkway looking to the west (about 600-feet) but only about 

200-feet of sight distance looking to the east. Hedges and other vegetation along the property line 

between the proposed site and the neighboring property to the east, and along SE 13th Avenue in 

front of this neighboring property, limit the line of sight from this proposed driveway. Should this 

vegetation be pruned to clear the sight triangle, an estimated 350 feet of sight distance would 

likely be available to the curve of SE 13th Avenue7. While this is less than the requirement 

assuming a 40-mph design speed, this curve has a posted speed limit of 25-mph, so westbound 

traffic will be traveling at slower speeds. This correlates to a design speed of 30-mph (or 5 mph 

over the posted speed), which requires 335 feet of sight distance. In this case, the proposed 

driveway would be expected to provide adequate sight distance.  

However, 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. 

SITE FRONTAGE 

The proposed site has frontage along Sequoia Parkway and SE 13th Avenue. As documented 

earlier, the City of Canby has jurisdiction over Sequoia Parkway and applies a functional 

classification of “Collector” to it, while Clackamas County has jurisdiction over SE 13th Avenue, 

which includes a County functional classification of “Minor Arterial”. 

Sequoia Parkway is improved to meet the City’s cross-section standard for Collector streets, with 

one travel lane in each direction, a center turn lane, bike lanes, and a shared-use path along the 

west side. The east side will be improved along the frontage of the proposed site to include a 

sidewalk with a buffer/landscape strip. The existing roadway, with the frontage pedestrian 

improvements, can adequately accommodate the additional vehicle, pedestrian, and bicycle traffic 

expected.   

SE 13th Avenue has an estimated 20-foot paved width along the frontage of the proposed site. The 

applicant will be required to design and construct half-street improvements along the entire site 

frontage of SE 13th Avenue to County arterial roadway standards for a three-lane section8. These 

 

7 This distance was approximated since vegetation is blocking the line of sight.  
8 Clackamas County Roadway Standards, Standard Drawing C140. 



 

improvements will consist of a minimum paved with of 34 feet from the centerline of the right-of-

way consisting of one 12-foot travel lane, a 14-foot center turn lane, and an 8-foot bike facility, 

and a 5-foot-wide sidewalk behind a 5-foot-wide landscape strip. With the frontage improvements, 

SE 13th Avenue can adequately accommodate the additional vehicle, pedestrian, and bicycle traffic 

expected.   

INTERNAL SITE CIRCULATION 

The proposed site plan (shown earlier in Figure 1) shows the site is proposing three driveways, 

including two along SE 13th Avenue and one along Sequoia Parkway. The proposed eastern 

driveway to SE 13th Avenue will be full access, while the proposed driveway to Sequoia Parkway 

and the western driveway to SE 13th Avenue will only serve exiting truck traffic. Access for all 

entering and exiting light vehicles will be via the easternmost driveway to SE 13th Avenue. All truck 

traffic will also enter the site via this driveway, with most (about 70 percent) exiting via the 

western driveway to SE 13th Avenue and the remainder (about 30 percent) exiting via the Sequoia 

Parkway driveway. Internal drive aisles will provide access from the connecting roadways to the 

on-site parking area and connect the driveways. These can provide adequate circulation for motor 

vehicles and bicycles to the surrounding existing roadway network, and internally within the site. 

The site plan also includes a proposed sidewalk from SE 13th Avenue to the on-site parking area 

and to the entrances of the office building.  

TRIP GENERATION 

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

generation estimates based on ITE Code 150 (Warehousing) and ITE code 710 (General Office 

Building) using the latest version of the ITE Trip Generation Manual (10th Edition). Trip generation 

estimates for the proposed development are provided for daily, morning, and evening peak hours, 

and are summarized in Table 1. The proposed site will be expected to generate 22 a.m. peak trips, 

23 p.m. peak trips, and 208 daily trips. This includes up to 2 truck trips during the a.m. peak hour, 

up to 3 truck trips during the p.m. peak hour, and up to 55 truck trips in a day.  

The applicant also provided supplemental trip information based on their current operations9. This 

data suggests the trips generated will be much lower than the amount estimated using ITE, with 12 

a.m. peak trips, 12 p.m. peak trips, and 70 daily trips. The applicant also estimates that trucks will 

account for 12 of these daily trips10.  

However, the total from ITE was utilized as a conservative method to account for the potential 

usage of the proposed space. Despite this, the estimated trip generation of the proposed site will 

not be expected to result in an increase significant enough to degrade peak hour intersection 

 

9 Project Narrative for Project Old Mac. Dated May 13, 2021. 
10 Email from VLMK. Dated August 19, 2021. 



 

operations and is therefore consistent with the transportation approval criteria 16.08.160.F (i.e., 

adopted intersection mobility standards). 

TABLE 1: TRIP GENERATION FOR THE PROPOSED PROJECT 

LAND USE (SIZE) 

AM PEAK PM PEAK 
DAILY 
TRIPS 

IN OUT TOTAL IN OUT TOTAL 

WAREHOUSING - ITE 
CODE 150 (91,400 SQ FT) 

              

LIGHT VEHICLES 11 3 14 3 11 14 104 

TRUCKS 1 1 2 1 2 3 55 

TOTAL VEHICLES (LIGHT 
VEHICLES + TRUCKS) 

12 4 16 4 13 17 159 

GENERAL OFFICE 
BUILDING - ITE CODE 
710 (5,010 SQ FT) 

              

LIGHT VEHICLES 5 1 6 1 5 6 49 

TRUCKS 0 0 0 0 0 0 0 

TOTAL VEHICLES (LIGHT 
VEHICLES + TRUCKS) 

5 1 6 1 5 6 49 

TOTAL PROJECT TRIPS               

TOTAL PROJECT LIGHT 
VEHICLES 

16 4 20 4 16 20 153 

TOTAL PROJECT TRUCKS 1 1 2 1 2 3 55 

TOTAL PROJECT 
VEHICLES (LIGHT 

VEHICLES + TRUCKS) 
17 5 22 5 18 23 208 

TRIP DISTRIBUTION AND ASSIGNMENT 

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

nearby arterial and collector roadway network. These nearby roadways can accommodate the 

additional trips expected. A summary of the peak project trips added to nearby intersections is 

shown in Table 2. As shown, fewer than 21 peak trips will be expected to be added to nearby non-

highway intersections, and fewer than 8 peak trips at highway intersections. This includes an 

expected 11 additional a.m. peak trips along Sequoia Parkway north of the project site, 9 along SE 

13th Avenue west of the project site, and 2 along SE 13th Avenue east of the project site, and 13 

additional p.m. peak trips along Sequoia Parkway north of the project site, 8 along SE 13th Avenue 

west of the project site, and 2 along SE 13th Avenue east of the project site. 

In total, approximately 111 additional daily trips will be expected along Sequoia Parkway north of 

the project site, about 79 additional daily trips along SE 13th Avenue west of the project site, and 

about 18 additional daily trips along SE 13th Avenue east of the project site.  



 

TABLE 2: PEAK HOUR PROJECT TRIPS ADDED 

 

 

INTERSECTION 

TRIPS ADDED BY MOVEMENT TOTAL 
PEAK 
TRIPS NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR 

AM PEAK HOUR 

S IVY 
STREET/OR 99E 

1 0 0 0 0 0 0 1 3 0 0 0 5 

S PINE 
STREET/OR 99E 

0 0 0 0 0 0 0 0 1 0 0 0 1 

SEQUOIA 
PARKWAY/OR 

99E 

0 1 1 0 2 0 0 0 0 4 0 0 8 

HAINES 
ROAD/OR 99E 

0 1 0 0 4 0 0 0 0 0 0 0 5 

SEQUOIA 
PARKWAY/S 
TOWNSHIP 
ROAD 

0 2 0 0 6 0 0 0 1 0 0 0 9 

SEQUOIA 
PARKWAY/SE 
13TH AVE 

0 0 0 7 0 0 0 9 0 0 2 2 20 

PM PEAK HOUR 

S IVY 
STREET/OR 99E 

3 0 0 0 0 0 0 0 2 0 1 0 6 

S PINE 
STREET/OR 99E 

1 0 0 0 0 0 0 0 0 0 0 0 1 

SEQUOIA 
PARKWAY/OR 
99E 

0 1 4 0 1 0 0 0 0 1 0 0 7 

HAINES 
ROAD/OR 99E 

0 4 0 0 1 0 0 0 0 0 0 0 5 

SEQUOIA 
PARKWAY/S 
TOWNSHIP 

ROAD 

1 5 0 0 2 0 0 0 0 0 0 0 8 

SEQUOIA 
PARKWAY/SE 
13TH AVE 

0 0 0 2 0 0 0 3 0 0 10 6 21 



 

Actual Traffic Volume Growth Compared to TSP Forecast 

The traffic volumes resulting from the proposed project at nearby intersections were compared to 

existing traffic volumes, as well as the projected volumes from the City’s Transportation System 

Plan (TSP). This analysis shows how actual traffic volume growth on the roadway network 

compares to conditions that were planned for with improvement projects in the TSP. As shown in 

Table 3, traffic volume growth at 4 of the 6 intersections is similar or lower than what has been 

planned for in the TSP, indicating acceptable volumes at these locations consistent with the TSP.  

Growth on the highway (OR 99E) at the east and west ends of the City (i.e., S Ivy Street and 

Haines Road intersections) has occurred at a slightly higher rate than the TSP forecast, with both 

locations having realized an annual growth rate about 1 percent higher. However, realized growth 

at intersections between those two (i.e., S Pine Street and Sequoia Parkway intersections) has 

been slightly lower than the TSP. Non-highway intersections near the project site (i.e., Sequoia 

Parkway intersections with S township Road and SE 13th Avenue) have realized growth rates 

between 2 and 4 percent lower than what the TSP planned for.   

TABLE 3: ACTUAL TRAFFIC VOLUME GROWTH COMPARED TO TSP FORECAST (P.M. PEAK) 

 

INTERSECTION 
CURRENT 
VOLUME 
(2021) 

ESTIMATED 
SITE TRIPS 

TOTAL 
VOLUME 
(2021) 

TSP 
VOLUME 
(2009) 

* 

TSP 
ESTIMATED 

FUTURE 
VOLUME 
(2030) * 

TSP 
FORECASTED 

ANNUAL 
GROWTH 

RATE (2030-
2009) 

REALIZED 
ANNUAL 
GROWTH 

RATE 
(2021-
2009) 

S IVY STREET/ 
OR 99E 

3,620 6 3,626 2,909 3,550 1% 2% 

S PINE 
STREET/ OR 
99E 

3,108 1 3,109 2,222 4,030 4% 3% 

SEQUOIA 
PARKWAY/ OR 
99E 

3,009 7 3,016 1,938 3,940 5% 5% 

HAINES 
ROAD/ OR 99E 

2,722 5 2,727 2,020 2,890 2% 3% 

SEQUOIA 
PARKWAY/ S 
TOWNSHIP 
ROAD 

860 8 868 444 1,360 10% 8% 

SEQUOIA 
PARKWAY/ SE 

13TH AVE 

429 21 450 161 810 19% 15% 

* Source: 2009 TSP Existing Volumes; 2030 TSP Financially Constrained Volumes 



 

Improvement Project Contribution 

The City’s TSP includes improvement projects that are needed to accommodate all the growth that 

was forecasted to occur through 2030. These projects are included on the City’s Transportation 

System Development Charge improvement list, which is the one of the main funding mechanisms 

for implementing these TSP projects. Every new development in the City pays its proportional 

share of these improvements based on the actual development size. Accordingly, this proposed 

project will contribute its proportional share towards these System Development Charge 

improvement projects. This includes all projects from the TSP that are needed to accommodate the 

forecasted growth outlined in Table 3.  

The two intersections from Table 3 with realized growth rates higher than the TSP planned for (i.e., 

OR 99E intersections with S Ivy Street and Haines Road) do not have planned transportation 

improvements within the planning horizon of the Canby TSP (through the year 2030). Oregon 

Highway Plan Action 1F.5 requires that in this case, further degradation of intersection operations 

must be avoided. Any traffic generated from new developments that are expected to travel through 

these intersections will cause operations to further degrade. The City has developed an alternate 

fee-in-lieu approach for these intersections that each project must contribute towards11, beyond 

the System Development Charge fee. This approach means the proposed project would contribute 

their mitigation fees to advance a beneficial system improvement in lieu of paying for capacity 

improvements at the two impacted intersections. Proportional share of the project is based on 

project generated PM peak hour trips at the intersection compared to the overall TSP forecasted 

growth. For this proposed project, that would be 0.3 percent at the OR 99E / S Ivy Street 

intersection, and 0.6 percent at the OR 99E / Haines Road intersection, for a fee-in-lieu of $62,245. 

TABLE 4: FEE-IN-LIEU MITIGATION COSTS 

 

 

 

 

11 Canby South Fee-In-Lieu Analysis, June 10, 2021.  

LOCATION PROJECT 

PROPOSED 
PROJECT 
GROWTH 
SHARE 

PLANNING LEVEL 
COST ESTIMATE 
(ASSUMED YEAR 

OF OPENING - 
2022)* 

ESTIMATED 
FEE-IN-

LIEU 

OR 99E/IVY 
STREET 

Dual westbound left 

turn lanes on OR 99E 
0.3% $8,200,000 $27,018  

OR 
99E/HAINES 
ROAD 

Dual-lane, rural 

roundabout 
0.6% $6,200,000 $35,227  

TOTAL   $14,400,000 $62,245  

Note: * Planning level cost estimate adjusted from the current year (2021) to the expected 

year of opening (2022) using a 3 percent growth rate derived from the National Highway 

Construction Cost Index. 



 

APPROVAL CRITERIA AND LIVABILITY MEASURES 

The following sections summarize how the proposed project adequately addresses the 

transportation approval criteria and the livability measures for neighborhood traffic and pedestrian 

and bicycle circulation. 

TRANSPORTATION APPROVAL CRITERIA 

The Canby Municipal Code 16.08.160 includes transportation approval criteria that each proposed 

development must satisfy. This includes criteria B, D, E, and F, as summarized below. While 

Criteria A, C and E.3 are not transportation related criteria, they are still applicable for approval. 

See the respective documents or plans for more details on how this proposed development meets 

Criteria A, C and E.3.  

A.  ADEQUATE STREET DRAINAGE, AS DETERMINED BY THE CITY. 

Non-transportation related criteria. See respective project documents/plans for information. 

B. SAFE ACCESS AND CLEAR VISION AT INTERSECTIONS, AS DETERMINED BY THE 

CITY. 

The proposed driveway to Sequoia Parkway will be approximately 450 feet north and more than 

700 feet south of the nearest roadways or driveways, complying with the spacing standard. The 

proposed western driveway to SE 13th Avenue will be approximately 250 feet east of Sequoia 

Parkway, and about 350 feet from the proposed eastern driveway to SE 13th Avenue, complying 

with the spacing standard. However, the proposed eastern driveway to SE 13th Avenue will be 

located near the east property line, approximately 50 feet west of an existing driveway. 

Although the proposed driveway would be located 200 feet closer than the 250-foot spacing 

standard, no operational or safety issues are anticipated due to the low number of vehicles 

using the existing driveway that serves a single-family residence. A design modification to the 

County Code will be required. 

Prior to occupancy, sight distance at the proposed driveways will need to be verified, 

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

State of Oregon. Preliminary sight distance evaluation from the approximate location of the 

Sequoia Parkway driveway, and the approximate location of the western driveway to SE 13th 

Avenue indicates that the proposed connections would be expected to provide adequate sight 

distance in both directions. 

Preliminary sight distance evaluation from the approximate location of the eastern driveway to 

SE 13th Avenue indicates that the proposed connection would be expected to provide adequate 

sight distance looking to the west, but not to the east. Hedges and other vegetation along the 

property line between the proposed site and the neighboring property to the east, and along SE 

13th Avenue in front of this neighboring property, limit the line of sight from this proposed 

driveway. Should this vegetation be pruned to clear the sight triangle, an estimated 350 feet of 

sight distance would likely be available to the curve of SE 13th Avenue. While this is less than 



 

the requirement assuming a 40-mph design speed, this curve has a posted speed limit of 25-

mph, so westbound traffic will be traveling at slower speeds. This correlates to a design speed 

of 30-mph (or 5 mph over the posted speed), which requires 335 feet of sight distance. In this 

case, the proposed driveway would be expected to provide adequate sight distance.  

C. ADEQUATE PUBLIC UTILITIES, AS DETERMINED BY THE CITY. 

Non-transportation related criteria. See respective project documents/plans for information. 

D. ACCESS ONTO A PUBLIC STREET WITH THE MINIMUM PAVED WIDTHS AS 

STATED IN SUBSECTION E BELOW. 

Access to the site is proposed via three driveways, including two along SE 13th Avenue and one 

along Sequoia Parkway. The proposed eastern driveway to SE 13th Avenue will be full access, 

while the proposed driveway to Sequoia Parkway and the western driveway to SE 13th Avenue 

will only serve exiting truck traffic. Access for all entering and exiting light vehicles will be via 

the easternmost driveway to SE 13th Avenue. All truck traffic will also enter the site via this 

driveway, with most exiting via the western driveway to SE 13th Avenue and the remainder 

exiting via the Sequoia Parkway driveway. Internal driveways will provide access from the 

connecting roadways to the on-site parking area and connect the driveways. The site also 

includes a proposed sidewalk from SE 13th Avenue to the on-site parking area and to the 

entrances of the office building.  

E. ADEQUATE FRONTAGE IMPROVEMENTS AS FOLLOWS: 

1. For local streets and neighborhood connectors, a minimum paved width of 16 feet 

along the site’s frontage. 

Not applicable- Sequoia Parkway is a Collector Street and SE 13th Avenue is an Arterial 

Street.  

2. For collector and arterial streets, a minimum paved width of 20 feet along the site’s 

frontage. 

The proposed site has frontage along Sequoia Parkway and SE 13th Avenue. Sequoia 

Parkway is improved to meet the City’s cross-section standard for Collector streets, with one 

travel lane in each direction, a center turn lane, bike lanes, and a shared-use path along the 

west side. The east side will be improved along the frontage of the proposed site to include a 

sidewalk with a buffer/landscape strip.  

SE 13th Avenue has an estimated 20-foot paved width along the frontage of the proposed 

site. The applicant will be required to design and construct half-street improvements along 

the entire site frontage of SE 13th Avenue to County arterial roadway standards for a three-

lane section. These improvements will consist of a minimum paved with of 34 feet from the 

centerline of the right-of-way consisting of one 12-foot travel lane, a 14-foot center turn 



 

lane, and an 8-foot bike facility, and a 5-foot-wide sidewalk behind a 5-foot-wide landscape 

strip.  

3. For all streets, a minimum horizontal right-of-way clearance of 20 feet along the 

site’s frontage. 

Non-transportation related criteria. See respective project documents/plans for information. 

F.  COMPLIANCE WITH MOBILITY STANDARDS IDENTIFIED IN THE TSP.  IF A 

MOBILITY DEFICIENCY ALREADY EXISTS, THE DEVELOPMENT SHALL NOT 

CREATE FURTHER DEFICIENCIES. 

The proposed development will generate no more than 23 peak hour trips, and 208 daily trips, 

and met criteria for a TAL level of analysis. Peak hour intersection operations will not be 

degraded by proposed developments that generate fewer than 25 AM and/or PM peak trips 

since these trips are distributed system wide and do not all impact a single location, including 

intersections and roadway segments. Proposed developments that meet the TAL criteria are 

deemed consistent with this approval criteria (i.e., adopted intersection mobility standards). 

LIVABILITY CRITERIA 

In addition, each project must comply with livability measures for neighborhood traffic and 

pedestrian and bicycle circulation. A summary is provided below for the proposed project.  

NEIGHBORHOOD TRAFFIC 

The proposed site will access directly to adjacent Arterial and Collector streets (i.e., Sequoia 

Parkway and SE 13th Avenue) and does not have an impact on residential local streets. 

PEDESTRIAN AND BICYCLE CIRCULATION 

The proposed site has frontage along Sequoia Parkway and SE 13th Avenue. Sequoia Parkway 

includes bike lanes, and a shared-use path along the west side. The east side will be improved 

along the frontage of the proposed site to include a sidewalk with a buffer/landscape strip. SE 13th 

Avenue will be improved with half-street improvements that will consist of an 8-foot bike facility, 

and a 5-foot-wide sidewalk behind a 5-foot-wide landscape strip along the frontage of the proposed 

site. The existing roadways, with the frontage improvements, can adequately accommodate the 

additional pedestrian and bicycle traffic expected.   

 

 

 

 



 

FINDINGS 

The proposed site adequately addresses each transportation approval criteria and livability 

measure. It is estimated to generate an additional 22 trips in the morning peak period, 23 trips in 

the evening peak period and 208 daily trips. The adjacent Arterial and Collector streets (i.e., 

Sequoia Parkway and SE 13th Avenue) and most nearby intersections will maintain a level of traffic 

volume that is consistent with their classifications and planned growth from the TSP. This proposed 

project will contribute its proportional share towards System Development Charge improvement 

projects from the TSP that are needed to accommodate the forecasted growth.  

Two intersections have realized growth rates higher than the TSP planned for (i.e., OR 99E 

intersections with S Ivy Street and Haines Road) and do not have planned transportation 

improvements within the planning horizon of the Canby TSP (through the year 2030). The City’s 

alternate fee-in-lieu approach for these intersections will be applied to this proposed project based 

on project generated PM peak hour trips at the intersections compared to the overall TSP 

forecasted growth. For this proposed project, that would result in a fee-in-lieu of $62,245, beyond 

the System Development Charge Fee noted above. 

The proposed site will include three driveways, including two along SE 13th Avenue and one along 

Sequoia Parkway that will provide access for vehicles and bicycles. Access for all entering and 

exiting light vehicles will be via the easternmost driveway to SE 13th Avenue. All truck traffic will 

also enter the site via this driveway, with most exiting via the western driveway to SE 13th Avenue 

and the remainder exiting via the Sequoia Parkway driveway. Sequoia Parkway includes bike lanes, 

and a shared-use path along the west side. The east side will be improved along the frontage of 

the proposed site to include a sidewalk with a buffer/landscape strip. SE 13th Avenue will be 

improved with half-street improvements that will consist of an 8-foot bike facility, and a 5-foot-

wide sidewalk behind a 5-foot-wide landscape strip along the frontage of the proposed site. These 

facilities can adequately accommodate the expected additional vehicle, pedestrian, and bicycle 

trips. 

Access spacing standards are met for most of the proposed driveways. However, the proposed 

eastern driveway to SE 13th Avenue will be located near the east property line and will require a 

design modification to the County Code. No operational or safety issues are anticipated due to the 

low number of vehicles using the existing driveway that serves a single-family residence.  

Preliminary sight distance evaluation indicated that adequate sight lines would likely be provided 

for each of the proposed roadway accesses should the sight triangle be cleared. However, prior to 

occupancy, sight distance at the proposed driveways will need to be verified, documented, and 

stamped by a registered professional Civil or Traffic Engineer licensed in the State of Oregon. 

If you have any questions, please feel free to call or email. 
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The new facility is being developed to accommodate the relocation of one of the companies
Portland based facilities.  As the employees of this facility have not been made aware of the
proposed relocation, the project is being referred to as ‘Project Old Mac’.  The development will
be similar to American Steel’s existing Canby facility (Township and Sequoia Parkway) with
distribution of steel elements to the construction market in lieu of plate steel

American Steel is proposing to construct a new warehouse building with accessory office and
exterior laydown. The facility will include two interior 20 Ton craneways, one exterior 20 Ton
craneway and laydown yard for the storage and distribution of steel tubing, bar and wide flange
beams. The proposed development includes a rail spur extension into the building with service
provided by Molalla Rail.

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

EXISTING USE, STRUCTURES: Vacant/None
FLOODPLAIN: N/A
WETLANDS: N/A
SITE AREA: 12.31 acres
STREET ADDRESS AND CROS STREETS: SE 13th Avenue & Sequoia Parkway
TAX ACOUNT/PARCEL NUMBER: 41E0300102
NEIGHBORHOOD: NONE
CONSTRUCTION TYPE: III-B
COMP. PLAN DESIGNATION Light Industrial
OVERLAY ZONE: I-O Industrial Area Overlay
LAND USE ZONE: M-1 Light Industrial Zone
JURISDICTION: CITY OF CANBY, OREGON

APPLICANT: VLMK Engineering + Design
3933 S Kelly Ave, Portland, OR 97239

PROPERTY OWNER: American Metals Corporation d.b.a. American Steel
525 S. Sequoia Parkway
Canby, OR 97013

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

STOREFRONT SYSTEMS

PLUMBING

ELECTRICAL

MECHANICAL

DEFERRED SUBMITAL (BIDDER DESIGN)

Total Fire Area  95,331 sqft 2.19

Canopies  122 sqft

Total Ground Floor Area  95,209 sqft 2.19 18.33%

Office- Accessory  3,209 sqft Office B Business

Steel Processing  46,000 sqft Steel Processing F-1 Moderate-hazard factory industrial

Storage  46,000 sqft Steel Storage S-2 Low-hazard storage

Name  Area Zoning Use Occupancy Classification

USE/OCCUPANCY SUMMARY:

Parking Lot Landscaping  8,250 sqft 44.34%

Parking Lot Area  18,606 sqft 100.00%

Total Parking spaces  55 SP 0.58 /TH

Parking Spaces (Phase II)  18 SP

Parking Spaces (Phase I)  37 SP 0.39 /TH

(Onsite) Total Impervious  395,414 sqft 76.13%

AC Paving  61,656 sqft 11.87%

Gravel  235,666 sqft 45.37%

Sidewalks  2,883 sqft 0.56%

Total Landscaping  123,972 sqft 23.87%

Building Roofline  95,209 sqft 18.33%

Development Area  519,386 sqft 100.00%

Site After Dedication  519,386 sqft 11.92 Acres

ROW Dedication  13,391 sqft 0.31 Acres

Overall Site  532,777 sqft 12.31 Acres

Description Area

AREA SUMMARY:

AddottaB
Text Box
DR 21-10 / CUP 21-02 Attachment C Project Plan Set
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GENERAL NOTES

1. PROPERTY LINE BEARINGS AND DISTANCE 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.

2. SEE CIVIL FOR UTILITY AND GRADING INFORMATION.
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PROJECT: OLD
MAC

SE 13TH AVENUE AT
S. SEQUOIA PKWY

CANBY, OR

G1.0

SITE PLAN

20210299

GJBJDA

SEPTEMBER, 2021

STEEL BAR AND TUBING
STORAGE/PROCESING

FACILITY

0

G1.0 1" = 60'-0"

A SITE PLAN

12060 180

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

95,209 13 Total: 13

WAREHOUSE 92,000 0.1 1,000 9 Exterior: 4

OFFICE 3,209 1 1,000 3 Interior: 9

USE AREA SPACES PER SF REQUIRED SUPPLIED

BICYCLE PARKING CALCULATIONS

INDUSTRIAL 95,209 60,000 and over 3 4

USE AREA SF OF FLOOR AREA REQUIRED SUPPLIED

LOADING BERTHS

Total: 55

Phase II: 18

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.

Phase I: 37

CODE SECTION MINIMUM REQUIREMENT SUPPLIED

TOTAL 95,209 99

WAREHOUSE/MANUFACTURING 92,000 1 1,000 92

OFFICE 3,209 2 1,000 6

USE AREA SPACES PER SF REQUIRED

OFF-STREET PARKING CALCULATIONS

 2,000 1 500 ft 250 ft

Fire Flow
Requirement

Minimum Number of
Hydrants

Average Hydrant
Spacing

Max Distance Frontage to
Hydrant

FIRE HYDRANT LOCATION AND DISTRIBUTION (IFC C105.1)

Available Flow - Test taken at ________________ GPM

Total Required Fire Flow (Not less than 1,500 gpm or more than 3,000 gpm)  2,000 GPM

B105.2 Reduction for Sprinkler System - (75% Oregon, 50% other jurisdicions) 75%

Fire Area  95,331 =  8,000 GPM

IFC Table
B105.1

Base Flow Requirement before
reduction AREA (SF)

 Req'd Fire
Flow

FIRE FLOW CALCULATION

KEYNOTE LEGEND
02 10 VEGITATED STORMWATER INFILTRATION POND, SEE CIVIL DRAWINGS

02 11 A.C. PAVING PER SECTIONS ON SHEET G1.0, SEE CIVIL FOR GRADES.

02 13 LANDSCAPE PLANTER, SEE LANDSCAPING PLANS.

02 18 CAST-IN-PLACE CONCRETE CURB.  LOCATE AROUND ALL LANDSCAPE AREAS AS SHOWN. SEE
DETAIL 4/G3.0.

02 19 3" WIDE PAINT STRIPES AT PARKING SPACES, SEE SPECIFICATIONS.

02 22 6.0' HIGH CHAIN LINK FENCE - SEE SITE DETAIL SHEET AND SPECIFICATIONS.

02 33 GRAVEL YARD FOR STORAGE AND STAGING OF MISCELANEOUS STEEL. SEE CIVIL FOR
STORMWATER AND GRADING INFORMATION.

13 01 20 TON BRIDGE CRANE, BY OTHERS. SEE STRUCTURAL, COORDINATE WITH VENDOR.

16 02 TRANSFORMER SHOWN FOR REFERENCE, COORDINATE ELECTRICAL WITH CANBY UTILITY.

16 14 POLE MOUNTED SITE LIGHTING, SEE PHOTOMETRIC PLAN FOR DESIGN INTENT, SEE
ELECTRICAL (BY OTHERS)

16 16 POLE MOUNTED CRANE LIGHTING, SEE PHOTOMETRIC PLAN FOR DESIGN INTENT, SEE
ELECTRICAL (BY OTHERS). COORDINATE MOUNTING LOCATIONS WTIH STRUCTURAL AND
CRANE VENDOR.
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PROJECT: OLD
MAC

SE 13TH AVENUE AT
S. SEQUOIA PKWY

CANBY, OR

G1.1

SITE PLAN - SOUTH

20210299

GJBAuthor

SEPTEMBER, 2021

STEEL BAR AND TUBING
STORAGE/PROCESING

FACILITY

0

G1.1 1" = 30'-0"

1 SITE PLAN

12060 180

KEYNOTE LEGEND
02 01 PULIC SIDEWALK RAMP WITH CODE APPROVED DETECTABLE WARNING. SEE PUBLIC IMPROVMENT DRAWINGS.

02 02 5.0' LANDSCAPE PLANTER WITH STREET TREES. SEE PUBLIC IMPROVMENT DRAWINGS.

02 04 6.0' PUBLIC SIDEWALK SEE PUBLIC IMPROVMENT DRAWINGS.

02 05 NEW CONCRETE DRIVEWAY PER CITY OF  STANDARD SEE PUBLIC WORKS DRAWINGS.

02 07 BIKE PARKING, SEE DETAILS AND SPECIFICATIONS

02 11 A.C. PAVING PER SECTIONS ON SHEET G1.0, SEE CIVIL FOR GRADES.

02 13 LANDSCAPE PLANTER, SEE LANDSCAPING PLANS.

02 16 PARKING BUMPER LOCATED AT ALL LANDSCAPE PLANTERS AND PETESTRIAN ACCESSWAYS, PER PLAN. SEE
DETAIL 2/G3.0.

02 17 NEW CONCRETE SIDEWALK. SEE SITE DETAIL SHEET.

02 18 CAST-IN-PLACE CONCRETE CURB.  LOCATE AROUND ALL LANDSCAPE AREAS AS SHOWN. SEE DETAIL 4/G3.0.

02 19 3" WIDE PAINT STRIPES AT PARKING SPACES, SEE SPECIFICATIONS.

02 22 6.0' HIGH CHAIN LINK FENCE - SEE SITE DETAIL SHEET AND SPECIFICATIONS.

02 23 8.0' HIGH CHAIN LINK FENCE WITH VINYL SIGHT OBSCURING SLATS - SEE SITE DETAIL SHEET AND
SPECIFICATIONS.

KEYNOTE LEGEND
02 24 MANUAL CHAIN LINK SWING GATE TO MATCH FENCING WITH KNOX PADLOCK MODEL 3770. SEE SITE DETAIL

SHEET AND SPECIFICATIONS.

02 25 5.0'x5.0' MIN. CONCRETE LANDING - 4" THICK - UNREINFORCED WITH 6x6 TURNED DOWN EDGE.LANDING AT
MANDOOOR, SEE CIVIL FOR GRADES. SEE DETAIL 7/G3.0.

02 28 ONSITE FIRE HYDRANT, SEE CIVIL DRAWINGS. FIRELINE UNDER SEPARATE PERMIT.

02 32 RAIL SPUR TO BE CORDINATED WTIH MOLALLA RAIL.

02 33 GRAVEL YARD FOR STORAGE AND STAGING OF MISCELANEOUS STEEL. SEE CIVIL FOR STORMWATER AND
GRADING INFORMATION.

03 13 CONCRETE STAIRS WITH 12" TREAD AND 7" MAX RISER. SEE SITE DETAIL SHEET.

05 01 STEEL BUILDING COLUMN PER STRUCTURAL. SEE FOUNDATION PLAN

05 16 TUBE STEEL CRANE COLUMNS, SEE STRUCTURAL. COORDINATE WITH CRANE VENDOR.

08 03 OVERHEAD DOOR AT GRADE LEVEL PER DOOR SCHEDULE.

08 04 EXTERIOR MAN DOOR PER DOOR SCHEDULE.

13 01 20 TON BRIDGE CRANE, BY OTHERS. SEE STRUCTURAL, COORDINATE WITH VENDOR.

13 02 MONUMENT SIGN BY OTHERS. TO BE PERMITTED SEPARATELY.

KEYNOTE LEGEND
15 10 FDC- FIRE DEPARTMENT CONNECTION. SEE CIVIL UTLILTY PLAN.

15 11 FIRE SPRINKLER AND DOMESTIC WATER RISER - SEE CIVIL UTILITY PLAN FOR CONNECTION TO LATERALS.

15 16 6"x 6" DOWNSPOUT PER DETAIL ______. SEE CIVIL UTLITY PLAN FOR LEADER.

16 01 POLE MOUNTED STREET LIGHTING. SEE PUBLIC IMPROVEMENT DRAWINGS.

16 02 TRANSFORMER SHOWN FOR REFERENCE, COORDINATE ELECTRICAL WITH CANBY UTILITY.

16 06 WALL LIGHT, SEE ELECTRICAL (BIDDER DESIGN).

16 07 EMERGENCY EGRESS LIGHT - PER ELECTRICAL (BIDDER DESIGN)

16 14 POLE MOUNTED SITE LIGHTING, SEE PHOTOMETRIC PLAN FOR DESIGN INTENT, SEE ELECTRICAL (BY OTHERS)

16 16 POLE MOUNTED CRANE LIGHTING, SEE PHOTOMETRIC PLAN FOR DESIGN INTENT, SEE ELECTRICAL (BY
OTHERS). COORDINATE MOUNTING LOCATIONS WTIH STRUCTURAL AND CRANE VENDOR.



S
E

Q
U

O
IA

 P
A

R
K

W
A

Y

4
0

' 
- 

0
"

37' - 0" 4
0

' 
- 

0
"

GRAVEL
LAYDOWN

YARD

S
O

U
TH

E
R

N
 P

A
C

IF
IC

 R
A
ILR

O
A
D

3
7
0

.7
6
'

R= 386.4

20.00' 14.56'

02 32

02 10

02 13

02 33

02 18

02 13
02 22

02 23

02 34

4
0
.0

0
'

16 14

16 14

16 14

02 27

02 27

02 27

74.00'

18.00'

0.50' 5.00'

6.00'

7.50'

MATCHLINEG1.1

G1.2

CHECKED

PROJ. NO.

DATE

DRAWN

REVISIONS

PROJECT NAME

SCALE

# DATE DESCRIPTION

AS NOTED

FO
R
 R

EFE
R
E
N
C
E
 O

N
LY

N
O
T F

O
R
 C

O
N
S
TR

U
C
TIO

N

VLMK.COM

3933 S Kelly Avenue
Portland, Oregon 97239

503.222.4453

9/15/2021 12:08:42 PM

PROJECT: OLD
MAC

SE 13TH AVENUE AT
S. SEQUOIA PKWY

CANBY, OR

G1.2

SITE PLAN - NORTH

20210299

GJBJDA
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STEEL BAR AND TUBING
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0

G1.2 1" = 40'-0"

A ENLARGED SITE PLAN - NORTH

12060 180

KEYNOTE LEGEND
02 10 VEGITATED STORMWATER INFILTRATION POND, SEE CIVIL DRAWINGS

02 13 LANDSCAPE PLANTER, SEE LANDSCAPING PLANS.

02 18 CAST-IN-PLACE CONCRETE CURB.  LOCATE AROUND ALL LANDSCAPE
AREAS AS SHOWN. SEE DETAIL 4/G3.0.

02 22 6.0' HIGH CHAIN LINK FENCE - SEE SITE DETAIL SHEET AND
SPECIFICATIONS.

02 23 8.0' HIGH CHAIN LINK FENCE WITH VINYL SIGHT OBSCURING SLATS -
SEE SITE DETAIL SHEET AND SPECIFICATIONS.

02 27 STORM CATCH BASIN, SEE CIVIL DRAWINGS

02 32 RAIL SPUR TO BE CORDINATED WTIH MOLALLA RAIL.

02 33 GRAVEL YARD FOR STORAGE AND STAGING OF MISCELANEOUS
STEEL. SEE CIVIL FOR STORMWATER AND GRADING INFORMATION.

02 34 (2) 10.0' MANUAL CHAIN LINK SWING GATES TO MATCH FENCING.

16 14 POLE MOUNTED SITE LIGHTING, SEE PHOTOMETRIC PLAN FOR DESIGN
INTENT, SEE ELECTRICAL (BY OTHERS)
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0

G2.1 1" = 60'-0"

A SITE LIGHTING PLAN

12060 180

LIGHTING CALCUALTIONS

Average Maximum Minimum Avg/Min Max/Min

SITE 1 1.3 fc 15.9 fc 0.0 fc 629168.1 7880313.4
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1. FACE BATTER NORMAL AS SHOWN FOR CURB TYPE.
2. JOINT SPACING:

a. EXPANSION: 45' MAXIMUM AND AT ALL POINTS OF TANGENCY, COLD 
JOINTS AND STRUCTURES. EXPANSION JOINT TO BE 1/2" PRE-
MOLDED, ASPHALT IMPREGNATED, NON-EXTRUDING MATERIAL OF 
SAME DIMENSION AS CURB.

b. CONTRACTION: 15' MAXIMUM. CONTRACTION JOINTS TO BE 1" DEEP 
TOOLED OR FORMED AROUND PERIMETER AT CURB.

3. TOPS OF CURBS SHALL SLOPE TOWARD THE ROADWAY 1/8" IN 6".
4. USE 3,000 PSI CONCRETE, MAXIMUM 4" SLUMP.

ELEVATION
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NOTES
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NOTE:
TREAT PIPE WITH ZINC OXIDE PRIMER
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GRADING PLAN

SITE INFORMATION
SURVEY INFORMATION FROM BOUNDARY & TOPOGRAPHIC SURVEY FROM TOPOGRAPHIC
SURVEY OF LOT 102.  LOCATED SEC. 03, T.4S., R.1E., W.M, CITY OF CANBY, CLACKAMAS COUNTY,
OREGON. PROVIDED BY: NORTHWEST SURVEYING, INC.

THE BASIS OF BEARINGS FOR THIS SURVEY IS OREGON STATE PLANE COORDINATE SYSTEM,
NORTH ZONE, NAD 83/91.

ELEVATIONS AND CONTOURS ARE BASED ON GPS MEASUREMENTS ON THE ORGN REAL TIME
NETWORK. THE ELEVATIONS ARE ON THE NAVD 1988 VERTICAL DATUM.

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
___________.

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

7. ADA REQUIREMENTS - ALL ACCESSIBLE ROUTES AND PARKING SPACES, AISLES, RAMPS, ETC. SHALL
BE INCOMPLIANCE WITH THE CURRENT OSSC REQUIREMENTS AND ANSI-A117.1-2009 (ADAAG).
ADDITIONAL DESIGN PARAMETERS:

7.1. MAXIMUM RAMP SLOPE SHALL NOT EXCEED 7.5%
7.2. MAXIMUM WALK CROSS-SLOPE SHALL NOT EXCEED 1.5%
7.3. MAXIMUM LANDING SLOPE SHALL NOT EXCEED 1.5%
7.4. NO PORTION OF ADA PARKING SPACES AND AISLES SHALL EXCEED 2.0%

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.

5. ALL FILL AREAS SHALL BE STRIPPED OF ORGANIC MATERIAL.  FILL WILL BE PLACED IN 6 TO 8-INCH
LIFTS AND COMPACTED TO 95 PERCENT RELATIVE MAXIMUM  DENSITY ACCORDING TO ASTM D-1557
STANDARDS.  BASE ROCK IN THE PAVED  AREAS WILL BE COMPACTED TO 95% ASTM D-1557.
LANDSCAPED AREAS WILL  BE COMPACTED TO 90 PERCENT.  ADDITIONAL 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.

6. INTERIOR SIDE SLOPES SHALL BE 3 HORIZONTAL TO 1 VERTICAL IN WATER QUALITY/DETENTION POND,
TYPICAL.

7. TOPSOIL STRIPPINGS SHALL BE REPLACED IN LANDSCAPING AREAS AFTER SITE GRADING HAS
BEEN COMPLETED.
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GRADING NOTES

SEE SHEET G1.0 FOR PAVEMENT SECTIONS
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SITE INFORMATION

1. ATTENTION EXCAVATORS:  OREGON LAW REQUIRES YOU TO FOLLOW RULES ADOPTED BY THE
OREGON UTILITY NOTIFICATION CENTER.  THOSE RULES ARE SET FORTH IN OAR952-001-0010
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. THE WORKING DRAWINGS ARE GENERALLY DIAGRAMMATIC. THEY DO NOT SHOW EVERY OFFSET,
BEND OR ELBOW REQUIRED OR INSTALLATION OF THE UTILITIES SHOWN. THE DRAWINGS  DO NOT
DEPICT EVERY DIMENSION, COMPONENT PIECE, SECTION, JOINT OR FITTING REQUIRED TO COMPLETE
THE PROJECT.  ALL LOCATIONS FOR WORK SHALL BE CHECKED AND COORDINATED WITH EXISTING
CONDITIONS IN THE FIELD BEFORE BEGINNING CONSTRUCTION.  EXISTING UNDERGROUND UTILITIES
LAYING WITHIN THE LIMITS OF EXCAVATION SHALL BE VERIFIED AS TO CONDITION, SIZE AND LOCATION
BY UNCOVERING, PROVIDING SUCH IS PERMITTED BY LOCAL PUBLIC AUTHORITIES WITH JURISDICTION,
BEFORE BEGINNING CONSTRUCTION. CONTRACTOR TO NOTIFY ENGINEER IMMEDIATELY IF THERE ARE
ANY DISCREPANCIES.

3. BEDDING AND PIPE ZONE BACKFILL SHALL BE PER "PIPE TRENCH EMBEDMENT" DETAIL, SHEET ____

4. CONTRACTORS SHALL CONTACT CITY OF CANBY PUBLIC WORKS AT LEAST 2 BUSINESS DAYS, BUT NOT
MORE THAN 10 BUSINESS DAYS, BEFORE COMMENCING AN EXCAVATION.

5. THE MINIMUM HORIZONTAL SEPARATION BETWEEN SEWER LINES & PUBLIC WATER LINES SHALL BE
10-FT.

6. EXCAVATED SEWER TRENCH SPOIL MATERIAL SHALL BE TESTED AND LEGALLY DISPOSED OF AT A
PROPER LANDFILL OR OTHER APPROPRIATE LOCATION.

7. ALL SEWER TRENCH LINES AND EXCAVATIONS SHALL BE PROPERLY SHORED AND BRACED TO
PREVENT CAVING. UNUSUALLY DEEP EXCAVATIONS MAY REQUIRE EXTRA SHORING AND BRACING. ALL
SHEETING, SHORING, AND BRACING OF TRENCHES SHALL CONFORM TO OREGON OCCUPATIONAL
SAFETY AND HEALTH DIVISION (OSHA) REGULATIONS AND THE CITY OF CANBY STANDARD
CONSTRUCTION SPECIFICATIONS.

8. CONTRACTOR SHALL NOTIFY AND COORDINATE WITH PRIVATE UTILITIES FOR RELOCATION OF CONDUITS,
POWER POLES, VAULTS, PEDESTALS, ETC.

9. ALL EXISTING FACILITIES SHALL BE MAINTAINED BY THE CONTRACTOR UNLESS OTHERWISE SHOWN OR
DIRECTED. CONTRACTOR SHALL TAKE ALL PRECAUTIONS NECESSARY TO SUPPORT, MAINTAIN, OR
OTHERWISE PROTECT EXISTING UTILITIES AND OTHER FACILITIES AT ALL TIMES DURING CONSTRUCTION.
CONTRACTOR SHALL LEAVE EXISTING FACILITIES IN AN EQUAL OR BETTER-THAN-ORIGINAL CONDITION.

10. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL VERIFY THE LOCATION, SIZE & DEPTH OF
EXISTING UTILITIES. NOTIFY ENGINEER IMMEDIATELY OF ANY DISCREPANCIES.

11. ALL SANITARY DRAINAGE, RAIN DRAIN AND STORM SEWER PIPING INSTALLED WITHIN 5-FT OF THE
OUTSIDE OF THE BUILDING SHALL BE CAST IRON, SCHEDULE 40 ABS-D.W.V., SCHEDULE 40 PVC-D.W.V.
OR OTHER MATERIAL AS APPROVED BY THE OREGON AMENDMENTS TO THE UNIFORM PLUMBING
CODE.

12. HORIZONTAL STORM AND SANITARY DRAINAGE PIPE SHALL BE PROVIDED WITH A CLEANOUT AT ITS
UPPER TERMINAL AND EACH RUN OF PIPING, WHICH IS MORE THAN 100 FOOT IN TOTAL DEVELOPED
LENGTH, SHALL BE PROVIDED WITH A CLEANOUT FOR EACH 100 FOOT, OR FRACTION THEREOF, IN
LENGTH OF SUCH PIPING. AN ADDITIONAL CLEANOUT SHALL BE PROVIDED FOR EACH AGGREGATE
HORIZONTAL CHANGE OF DIRECTION EXCEEDING 135 DEGREES. THE MAXIMUM DISTANCE ALLOWED
BETWEEN MANHOLES IS 300 FEET. ALL REQUIRED CLEANOUTS MAY NOT BE LOCATED ON PLAN.

13. PRIVATE SANITARY SEWER LINES, DENOTED "SAN" OR "SA", SHALL BE PVC 3034 OR APPROVED EQUAL
IN ACCORDANCE WITH PROJECT SPECIFICATIONS.   USE PVC C900 OR CL52 DIP WHERE COVER IS LESS
THAN 15-INCHES FROM PIPE CROWN TO PAVED SURFACE.  NOTE: ALL SANITARY PIPING WITHIN 5-FT OF
AN EXTERIOR BUILDING WALL SHALL BE SCHEDULE 40 PVC OR OTHER PER APPROVED MATERIALS PER
THE UNIFORM PLUMBING CODE.

14. PRIVATE STORM SEWER LINES, DENOTED "STM" OR "ST", SHALL BE PVC 3034, PVC C900, PVC C905,
HDPE, CL52 DIP OR APPROVED EQUIVALENT, UNLESS OTHERWISE NOTED.  ALL STORM PIPING SHOWN
HAS BEEN SIZED FOR A MANNING’S "N" VALUE = 0.013 AND PIPE INVERTS HAVE BEEN DESIGNED USING
CONCENTRIC PIPE TO PIPE AND WYE FITTINGS, UNLESS OTHERWISE NOTED.

15. ALL STORM LATERALS SHALL HAVE #10 GAUGE COPPER WIRE OR TRACER TAPE AT 1.5-FT TO 2.0-FT ABOVE
THE LATERAL.

16. ALL DOMESTIC (POTABLE) WATER SERVICE LINES OUTSIDE OF THE BUILDING DENOTED "DW" SHALL BE
SCHEDULE 40 PVC OR PVC C900 CL150 UNLESS OTHERWISE NOTED.   FIRE WATER SERVICE LINES
OUTSIDE OF THE BUILDING DENOTED, "FW", "FDC" SHALL BE PVC C900 CL150 UNLESS OTHERWISE
NOTED.

17. CONCRETE THRUST BLOCKING AND/OR MECHANICAL RESTRAINTS ("MEGA-LUG" OR EQUIVALENT)
SHALL BE PROVIDED AT ALL WATERLINE FITTINGS AS REQUIRED BY THE CITY OF _____.  BLOCKING
SHALL BE POURED AGAINST UNDISTURBED EARTH AND CLEAR OF JOINT ACCESSORIES.  BEARING
AREA OF THRUST BLOCK SHALL BE COMPUTED ON THE BASIS OF ALLOWABLE SOIL BEARING
PRESSURE.  SEE DETAIL SHEET C_____.

18. MINIMUM COVER OVER WATERLINES IS TO BE 36 INCHES AS MEASURED FROM FINISH GRADE TO TOP
OF PIPE.  MINIMUM VERTICAL SEPARATION BETWEEN WATERLINE AND SANITARY SEWER AT A
CROSSING IS 18 INCHES.  SANITARY SEWER AT WATERLINE CROSSINGS WITH LESS THAN THE MINIMUM
VERTICAL SEPARATION SHALL BE CONSTRUCTED OF DUCTILE IRON PIPE WITH WATERTIGHT JOINTS.  IN
SUCH CASES THE 18-FOOT LENGTH OF SANITARY SEWER SHALL BE CENTERED AT THE CROSSING.

19. PRIOR TO BEING PLACED IN SERVICE, THE WATERLINE AND SERVICES SHALL BE FLUSHED, STERILIZED,
AND RE-FLUSHED, ALL IN ACCORDANCE WITH THE CITY OF CANBY'S "PUBLIC WORKS CONSTRUCTION
CODE." CITY CREWS WILL TAKE BACTERIOLOGICAL TESTS WHEN SO REQUESTED BY THE
CONTRACTOR INSTALLING WATER MAINS. THE REQUEST FOR THESE TESTS SHALL BE MADE THROUGH
THE CITY INSPECTOR.

20. PRIOR TO CONSTRUCTION, ALL ON-SITE FIRE WATER SYSTEM LINE SIZES, METER SIZES, DOUBLE
CHECK DETECTOR ASSEMBLY (DCDA) SIZES, AND OTHER APPURTENANCES SHOWN ON THE UTILITY
PLAN SHALL BE VERIFIED BY THE FIRE PROTECTION ENGINEER FOR THE PROJECT.  ANALYSIS OF THE
SYSTEM SHALL BE FROM THE NEW FACILITY SERVICE TO THE POINT OF CONNECTION WITH THE PUBLIC
WATER SYSTEM.  THE MAKES AND MODELS OF ALL SYSTEM COMPONENTS SHALL BE ACCEPTABLE PER
WATER DISTRICT LIST OF APPROVED COMPONENTS.
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CWS-STYLE RAIN GARDEN,
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OREGON. PROVIDED BY: NORTHWEST SURVEYING, INC.

THE BASIS OF BEARINGS FOR THIS SURVEY IS OREGON STATE PLANE COORDINATE SYSTEM,
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SITE INFORMATION

1. ATTENTION EXCAVATORS:  OREGON LAW REQUIRES YOU TO FOLLOW RULES ADOPTED BY THE
OREGON UTILITY NOTIFICATION CENTER.  THOSE RULES ARE SET FORTH IN OAR952-001-0010
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. THE WORKING DRAWINGS ARE GENERALLY DIAGRAMMATIC. THEY DO NOT SHOW EVERY OFFSET,
BEND OR ELBOW REQUIRED OR INSTALLATION OF THE UTILITIES SHOWN. THE DRAWINGS  DO NOT
DEPICT EVERY DIMENSION, COMPONENT PIECE, SECTION, JOINT OR FITTING REQUIRED TO COMPLETE
THE PROJECT.  ALL LOCATIONS FOR WORK SHALL BE CHECKED AND COORDINATED WITH EXISTING
CONDITIONS IN THE FIELD BEFORE BEGINNING CONSTRUCTION.  EXISTING UNDERGROUND UTILITIES
LAYING WITHIN THE LIMITS OF EXCAVATION SHALL BE VERIFIED AS TO CONDITION, SIZE AND LOCATION
BY UNCOVERING, PROVIDING SUCH IS PERMITTED BY LOCAL PUBLIC AUTHORITIES WITH JURISDICTION,
BEFORE BEGINNING CONSTRUCTION. CONTRACTOR TO NOTIFY ENGINEER IMMEDIATELY IF THERE ARE
ANY DISCREPANCIES.

3. BEDDING AND PIPE ZONE BACKFILL SHALL BE PER "PIPE TRENCH EMBEDMENT" DETAIL, SHEET ____

4. CONTRACTORS SHALL CONTACT CITY OF CANBY PUBLIC WORKS AT LEAST 2 BUSINESS DAYS, BUT NOT
MORE THAN 10 BUSINESS DAYS, BEFORE COMMENCING AN EXCAVATION.

5. THE MINIMUM HORIZONTAL SEPARATION BETWEEN SEWER LINES & PUBLIC WATER LINES SHALL BE
10-FT.

6. EXCAVATED SEWER TRENCH SPOIL MATERIAL SHALL BE TESTED AND LEGALLY DISPOSED OF AT A
PROPER LANDFILL OR OTHER APPROPRIATE LOCATION.

7. ALL SEWER TRENCH LINES AND EXCAVATIONS SHALL BE PROPERLY SHORED AND BRACED TO
PREVENT CAVING. UNUSUALLY DEEP EXCAVATIONS MAY REQUIRE EXTRA SHORING AND BRACING. ALL
SHEETING, SHORING, AND BRACING OF TRENCHES SHALL CONFORM TO OREGON OCCUPATIONAL
SAFETY AND HEALTH DIVISION (OSHA) REGULATIONS AND THE CITY OF CANBY STANDARD
CONSTRUCTION SPECIFICATIONS.

8. CONTRACTOR SHALL NOTIFY AND COORDINATE WITH PRIVATE UTILITIES FOR RELOCATION OF CONDUITS,
POWER POLES, VAULTS, PEDESTALS, ETC.

9. ALL EXISTING FACILITIES SHALL BE MAINTAINED BY THE CONTRACTOR UNLESS OTHERWISE SHOWN OR
DIRECTED. CONTRACTOR SHALL TAKE ALL PRECAUTIONS NECESSARY TO SUPPORT, MAINTAIN, OR
OTHERWISE PROTECT EXISTING UTILITIES AND OTHER FACILITIES AT ALL TIMES DURING CONSTRUCTION.
CONTRACTOR SHALL LEAVE EXISTING FACILITIES IN AN EQUAL OR BETTER-THAN-ORIGINAL CONDITION.

10. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL VERIFY THE LOCATION, SIZE & DEPTH OF
EXISTING UTILITIES. NOTIFY ENGINEER IMMEDIATELY OF ANY DISCREPANCIES.

11. ALL SANITARY DRAINAGE, RAIN DRAIN AND STORM SEWER PIPING INSTALLED WITHIN 5-FT OF THE
OUTSIDE OF THE BUILDING SHALL BE CAST IRON, SCHEDULE 40 ABS-D.W.V., SCHEDULE 40 PVC-D.W.V.
OR OTHER MATERIAL AS APPROVED BY THE OREGON AMENDMENTS TO THE UNIFORM PLUMBING
CODE.

12. HORIZONTAL STORM AND SANITARY DRAINAGE PIPE SHALL BE PROVIDED WITH A CLEANOUT AT ITS
UPPER TERMINAL AND EACH RUN OF PIPING, WHICH IS MORE THAN 100 FOOT IN TOTAL DEVELOPED
LENGTH, SHALL BE PROVIDED WITH A CLEANOUT FOR EACH 100 FOOT, OR FRACTION THEREOF, IN
LENGTH OF SUCH PIPING. AN ADDITIONAL CLEANOUT SHALL BE PROVIDED FOR EACH AGGREGATE
HORIZONTAL CHANGE OF DIRECTION EXCEEDING 135 DEGREES. THE MAXIMUM DISTANCE ALLOWED
BETWEEN MANHOLES IS 300 FEET. ALL REQUIRED CLEANOUTS MAY NOT BE LOCATED ON PLAN.

13. PRIVATE SANITARY SEWER LINES, DENOTED "SAN" OR "SA", SHALL BE PVC 3034 OR APPROVED EQUAL
IN ACCORDANCE WITH PROJECT SPECIFICATIONS.   USE PVC C900 OR CL52 DIP WHERE COVER IS LESS
THAN 15-INCHES FROM PIPE CROWN TO PAVED SURFACE.  NOTE: ALL SANITARY PIPING WITHIN 5-FT OF
AN EXTERIOR BUILDING WALL SHALL BE SCHEDULE 40 PVC OR OTHER PER APPROVED MATERIALS PER
THE UNIFORM PLUMBING CODE.

14. PRIVATE STORM SEWER LINES, DENOTED "STM" OR "ST", SHALL BE PVC 3034, PVC C900, PVC C905,
HDPE, CL52 DIP OR APPROVED EQUIVALENT, UNLESS OTHERWISE NOTED.  ALL STORM PIPING SHOWN
HAS BEEN SIZED FOR A MANNING’S "N" VALUE = 0.013 AND PIPE INVERTS HAVE BEEN DESIGNED USING
CONCENTRIC PIPE TO PIPE AND WYE FITTINGS, UNLESS OTHERWISE NOTED.

15. ALL STORM LATERALS SHALL HAVE #10 GAUGE COPPER WIRE OR TRACER TAPE AT 1.5-FT TO 2.0-FT ABOVE
THE LATERAL.

16. ALL DOMESTIC (POTABLE) WATER SERVICE LINES OUTSIDE OF THE BUILDING DENOTED "DW" SHALL BE
SCHEDULE 40 PVC OR PVC C900 CL150 UNLESS OTHERWISE NOTED.   FIRE WATER SERVICE LINES
OUTSIDE OF THE BUILDING DENOTED, "FW", "FDC" SHALL BE PVC C900 CL150 UNLESS OTHERWISE
NOTED.

17. CONCRETE THRUST BLOCKING AND/OR MECHANICAL RESTRAINTS ("MEGA-LUG" OR EQUIVALENT)
SHALL BE PROVIDED AT ALL WATERLINE FITTINGS AS REQUIRED BY THE CITY OF _____.  BLOCKING
SHALL BE POURED AGAINST UNDISTURBED EARTH AND CLEAR OF JOINT ACCESSORIES.  BEARING
AREA OF THRUST BLOCK SHALL BE COMPUTED ON THE BASIS OF ALLOWABLE SOIL BEARING
PRESSURE.  SEE DETAIL SHEET C_____.

18. MINIMUM COVER OVER WATERLINES IS TO BE 36 INCHES AS MEASURED FROM FINISH GRADE TO TOP
OF PIPE.  MINIMUM VERTICAL SEPARATION BETWEEN WATERLINE AND SANITARY SEWER AT A
CROSSING IS 18 INCHES.  SANITARY SEWER AT WATERLINE CROSSINGS WITH LESS THAN THE MINIMUM
VERTICAL SEPARATION SHALL BE CONSTRUCTED OF DUCTILE IRON PIPE WITH WATERTIGHT JOINTS.  IN
SUCH CASES THE 18-FOOT LENGTH OF SANITARY SEWER SHALL BE CENTERED AT THE CROSSING.

19. PRIOR TO BEING PLACED IN SERVICE, THE WATERLINE AND SERVICES SHALL BE FLUSHED, STERILIZED,
AND RE-FLUSHED, ALL IN ACCORDANCE WITH THE CITY OF CANBY'S "PUBLIC WORKS CONSTRUCTION
CODE." CITY CREWS WILL TAKE BACTERIOLOGICAL TESTS WHEN SO REQUESTED BY THE
CONTRACTOR INSTALLING WATER MAINS. THE REQUEST FOR THESE TESTS SHALL BE MADE THROUGH
THE CITY INSPECTOR.

20. PRIOR TO CONSTRUCTION, ALL ON-SITE FIRE WATER SYSTEM LINE SIZES, METER SIZES, DOUBLE
CHECK DETECTOR ASSEMBLY (DCDA) SIZES, AND OTHER APPURTENANCES SHOWN ON THE UTILITY
PLAN SHALL BE VERIFIED BY THE FIRE PROTECTION ENGINEER FOR THE PROJECT.  ANALYSIS OF THE
SYSTEM SHALL BE FROM THE NEW FACILITY SERVICE TO THE POINT OF CONNECTION WITH THE PUBLIC
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THRU SITE

8" DCDA
CONNECT TO EX. 8"

WATER SERVICE
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2" WM
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1-1/2" DW, 6" SAN

CONNECT TO EX.
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POLES, COORDINATE WITH PGE

RELOCATE EX. STREET LIGHT
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GUTTER INLET, SEDIMENTATION
MH, AND DYRWELL

SURVEY INFORMATION FROM BOUNDARY & TOPOGRAPHIC SURVEY FROM TOPOGRAPHIC
SURVEY OF LOT 102.  LOCATED SEC. 03, T.4S., R.1E., W.M, CITY OF CANBY, CLACKAMAS COUNTY,
OREGON. PROVIDED BY: NORTHWEST SURVEYING, INC.

THE BASIS OF BEARINGS FOR THIS SURVEY IS OREGON STATE PLANE COORDINATE SYSTEM,
NORTH ZONE, NAD 83/91.

ELEVATIONS AND CONTOURS ARE BASED ON GPS MEASUREMENTS ON THE ORGN REAL TIME
NETWORK. THE ELEVATIONS ARE ON THE NAVD 1988 VERTICAL DATUM.DRYWELL

INSTALL MULTIPLE STREETLIGHTS,
COORDINATE WITH CUD
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CONNECT TO EX.
14" WATER LINE

PROVIDE PEDESTRIAN RATED LID
FOR EX. VAULT AS NEEDED

BEEHIVE OVERFLOW INLET

PERFORATED PIPE

SLOPE TOE DRAIN
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SANITARY
SAMPLING
MANHOLE

EX. FH

EX. FH

PUBLIC FH PUBLIC FH
TERMINATE WATER MAIN
WITH AUTO-BLOWOFF ASS'Y,
DRAIN TO NEARBY INLET
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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   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 best general practice is to prevail and that only material and  is to prevail and that only material and only material and workmanship of first quality are to be used.  All interpretations of these Specifications shall be made upon the basis above stated. .  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  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 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,  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  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 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 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. 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 year prior to delivery, with roots filling container but not root bound.   Grow container plants in containers a minimum of one year prior to delivery, with roots filling container but not root bound.   one year prior to delivery, with roots filling container but not root bound.    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 seeded areas.  Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in seeded areas. Landscape Contractor is to supply and place 12" of topsoil in planting beds and 6" in seeded areas. 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  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   Work all areas by rototilling to a minimum depth of 8".  Remove all stones (over 1 " size), sticks, mortar, large 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   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   For trees and shrubs use Commercial Fertilizer "A" Inorganic (5-4-3) with micro-nutrients and 50% slow releasing nitrogen. DO NOT apply fertilizer to Water Quality Facility. DO NOT apply fertilizer to Water Quality Facility.  apply fertilizer to Water Quality Facility. PLANTING TREES AND SHRUBS: Plant upright and face to give best appearance or relationship to adjacent plants and structures. 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  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.  Tree stakes shall be removed after one year. MULCHING OF PLANTINGS: Mulch planting areas with dark, aged, medium grind fir or hemlock bark (aged at least 6 months) to a 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. Apply evenly, not higher than grade of plant as it came from the nursery, 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. ROUGH SEED AREA:   In rough seeded area, establish an evenly graded seedbed.  Sow seed with a mechanical spreader at the    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.  MAINTENANCE OF SEEDED AREAS: The seeded areas shall be maintained by watering, mowing, reseeding, and weeding for a minimum The seeded areas shall be maintained by watering, mowing, reseeding, and weeding for a minimum of 60 days after seeding.  Mow as needed to maintain height. Remove clippings and dispose of off site. GENERAL MAINTENANCE:  Protect and maintain work described in these specifications against all defects of materials and   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   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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INVASIVE SPECIES CONTROL: Mechanical control by hand consistent with Clean Water Services' Integrated Vegetated and  Mechanical control by hand consistent with Clean Water Services' Integrated Vegetated and Integrated Vegetated and Animal Management Guide (March 2003) is recommended to control invasive spread prior to installing plantings.   (March 2003) is recommended to control invasive spread prior to installing plantings.  Invasive species control to be conducted as needed based upon the site inspections.  Invasive species include:  Himalayan and evergreen blackberry (Rubus discolor and R. laciniatus), reed canarygrass (Phalaris arundinacea), teasel (Dipsacus fullonum), Canada and bull thistle (Cirsium arvense and C. vulgare), Scotch broom (Cytisus scoparius), purple loosestrife (Lythrum salicaria), Japanese knotweed (Polygonium cuspidatum), morning glory (Convolvulus species, giant hogweed (Heracleum mantegazzianum), English ivy (Hedera helix), nightshade (Solanum species), and clematis (Clematis ligusticifolia and C. vitalba. FERTILIZER:  Do not apply fertilizer to any plantings within the Water Quality Swale or Wetland Buffer.   Do not apply fertilizer to any plantings within the Water Quality Swale or Wetland Buffer. PLANTING TREES AND SHRUBS: Plant upright and face to give best appearance or relationship to adjacent plants and Plant upright and face to give best appearance or relationship to adjacent plants and structures. Loosen and remove twine binding and burlap from top one-half 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.  Plantings shall be tagged for dormant season identification and shall remain on plant material after planting for monitoring purposes. MULCHING:  Trees, shrubs, and groundcovers planted in upland areas shall be mulched a minimum of 3" in depth and   Trees, shrubs, and groundcovers planted in upland areas shall be mulched a minimum of 3" in depth and 18" in diameter, to retain moisture and discourage weed growth around newly installed plant material. Appropriate mulches are made from composted bark or leaves that have not been chemically treated. The use of mulch in frequently inundated areas shall be limited, to avoid any possible water quality impacts including the leaching of tannins and nutrients, and the migration of mulch into waterways.  For vegetated swales, see CWS Standard Detail 710 for mulching of the treatment area plantings. WILDLIFE PROTECTION: Depending on site conditions, appropriate measures shall taken to limit wildlife-related damage Depending on site conditions, appropriate measures shall taken to limit wildlife-related damage (deer, beaver, nutria, mice and voles).  Examples include installing tree protector tubes or wire mesh cylinders around newly installed plantings. 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. Freeboard Area Seed: To contain 40% Dwarf Tall Fescue, 30% Dwarf Perennial Rye, 25% Creeping Red Fescue and 5%  To contain 40% Dwarf Tall Fescue, 30% Dwarf Perennial Rye, 25% Creeping Red Fescue and 5% Colonial Bent Grass. Apply at a rate of 2.75 lbs. / 1,000 sq.ft. IRRIGATION: Plantings shall be watered using an approved temporary irrigation system (or equivalent) during the two Plantings shall be watered using an approved temporary irrigation system (or equivalent) during the two year establishment period.  Irrigation system shall be design/build by landscape contractor.  All plantings under CWS jurisdiction are to be watered one inch per week from June 15 through October 15 for the duration of the two year maintenance period. MAINTENANCE:The permitee is responsible for the maintenance of this facility to assess the status of plantings, The permitee is responsible for the maintenance of this facility to assess the status of plantings, irrigation, and mulchingfor for a minimum of two years following the acceptance of the facility by Clean Water Services.  Owners Representative shall inspect the facility twice annually (Spring by June 1st & Fall by September 30th) throughout the two-year maintenance period.  If at any time during the warranty period the landscaping falls below 80% survival of trees and shrubs, or 90% aerial coverage of herbaceous plants, or if the amount of invasive non-native species exceeds 20%, the Owner shall remove the undesirable vegetation and reinstall all deficient planting at the next appropriate time.  The cause of plant loss and corrective measures taken shall be documented, and the two-year maintenance period shall begin again from the date of replanting.  CLEAN-UP:  At completion of each division of work all extra material, supplies, equipment, etc., shall be removed   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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WATER QUALITY FACILITY SPECIFICATIONS PER APPENDIX A OF CLEAN WATER SERVICES DESIGN & CONSTRUCTION STANDARDS: SITE PREPARATION: Landscape contractor shall asses the existing soil conditions of the vegetated swale and/or Landscape contractor shall asses the existing soil conditions of the vegetated swale and/or corridor to determine the appropriate soil preparation methods, as follows: For areas with at least one foot of native topsoil, but containing non-native or invasive plants, remove undesirable plants, roots and seeds prior to planting.  For areas with either disturbed or compacted soils, or less than one foot of topsoil and containing non-native or invasive plants: 1. Remove undesireable plants, roots and seeds prior to adding topsoil. Remove undesireable plants, roots and seeds prior to adding topsoil. 2. Till the sub-grade in these areas to a depth of at least 4" and add at least 12" of clean compost-amended Till the sub-grade in these areas to a depth of at least 4" and add at least 12" of clean compost-amended topsoil. The compost amended topsoil shall have the following characteristics to ensure a good growing medium:     A) Texture - material passes through 1" screen     B) Fertility - 35% organic matter 3. In the event of flood plain grading, over-excavate the sub grade to ensure 12" of topsoil can be applied without In the event of flood plain grading, over-excavate the sub grade to ensure 12" of topsoil can be applied without impacting surface water elevations. Where appropriate and necessary for erosion control or to enhance organic matter, leaf compost may be placed uniformly on the topsoil. (Refer to Chapter 6, Erosion Prevention and Sediment Control). Other amendments, conditioners, and bio amendments may be added as needed to support the specified plants or adjust the soil pH.  Traditional fertilization techniques (appplying N-P-K) are not necessary for native plants. TIMING:  Containerized stock shall be installed between February 1 and May 1, or between October 1 and November 15.    Containerized stock shall be installed between February 1 and May 1, or between October 1 and November 15.  Bare root stock shall be installed only from December 15 through April 15 (bare root stock must be 12-16 inches long). Notify Landscape Architect if planting must be performed outside these times, as additional approved measures may be needed to assure survival. EROSION CONTROL:  Grading, soil preparation, and seeding shall be performed during optimal weather conditions and Grading, soil preparation, and seeding shall be performed during optimal weather conditions and at low flow levels to minimize sediment impacts. Site disturbance shall be minimized and desirable vegetation retained, where possible. Slopes shall be graded to support the establishment of vegetation.  Where seeding is used for erosion control, an appropriate native grass, Regreen (or its equivalent), or sterile wheat shall be used to stabilize slopes until permanent vegetation is established. Biodegradable fabrics (coir, coconut or approved jute matting (minimum 1/4" square holes) may be used to stabilize slopes and channels. Fabrics such as burlap may be used to secure plant plugs in place and to discourage floating upon inundation. No plastic mesh that can entangle wildlife is permitted. Consult CWS Chapter 6 - Erosion Prevention and Sediment Control for additional information. A biodegradable Erosion Control Matting shall be placed over the topsoil throughout the swale cross section, fabric shall be held in  place in accordance with the manufacturer's installation requirements.  Use high density jute matting in the treatment area (Geojute Plus or approved equal).  In all other areas use low density jute matting (Econojute or approved equal). Landscaping shall include finished grades and even distribution of topsoil to meet planting requirements.  Grades and slopes shall be as indicated on civil plans.  Finish grading shall remove all depressions or low areas to provide positive drainage throughout the area.
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1. SEE FOUNDATION PLAN FOR ADDITIONAL DIMENSIONS IF ALL 
OPENINGS (DOOR, ETC.) THAT ARE NOT SHOWN.

2. VERIFY ALL UTILITY LOCATIONS AT INTERIOR AND EXTERIOR 
PRIOR TO CONSTRUCTION.

3. SEE SITE PLAN FOR ADDITIONAL INFORMATION ON ITEMS 
THAT ARE SHOWN OUTSIDE OF BUILDING (WALK, PARKING, 
ETC.)

4. DIMENSIONS TAKE PRECEDENCE OVER DRAWING: DO NOT 
SCALE DRAWINGS TO DETERMINE ANY LOCATIONS. THE 
ENGINEER SHALL BE NOTIFIED IF ANY DISCREPANCY 
OCCURS, PRIOR TO CONTINUING WITH WORK.

5. ALL DIMENSIONS ON PLANS ARE FROM THE OUTSIDE FACE 
OF (E) EXTERIOR WALLS AND CENTERLINE OF INTERIOR 
WALLS UNLESS OTHREWISE NOTED. (EXCEPT FOR 
GRIDLINES, WHICH ARE OUTSIDE F.O.C).

6. SEE STRUCTURAL FOR SLAB ON GRADE INFORMATION AND 
CONCRETE TILT-WALL INFORMATION.

7. SEE SHEET ____ FOR DOOR SCHEDULE.
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A1.1 1/4" = 1'-0"

1 OFFICE FLOOR PLAN

KEYNOTE LEGEND
02 07 BIKE PARKING, SEE DETAILS AND SPECIFICATIONS

05 16 TUBE STEEL CRANE COLUMNS, SEE STRUCTURAL.
COORDINATE WITH CRANE VENDOR.

06 02 PROVIDE BACKING AT WALL MOUNTED MONITOR/TV
LOCATIONS, COORDINATE WITH DATA AND POWER.

08 03 OVERHEAD DOOR AT GRADE LEVEL PER DOOR
SCHEDULE.

08 07 ALUMINUM STOREFRONT DOOR PER PLAN, SEE DOOR
SCHEDULE.

09 05 WALL/FLOOR MOUNTED LOWER CASEWORK PER
SPECIFICATIONS, SEE FINISH SCHEUDULE.

15 18 4" ROOF DRAIN OVERFLOW/DOWNSPOUT NOZZLE.



1. FOR ADDITIONAL INFORMATION SEE STRUCTURAL PANEL 
ELEVATIONS.

2. FOR PANEL REINFORCING, EMBED, AND CONNECTION 
INFORMATION, SEE STRUCTURAL PANEL ELEVATIONS.

3. ALL PANEL THICKNESS TO BE AS INDICATED ON THE 
STRUCTURAL ELEVATIONS.

4. ALL BUILDING ELEVATIONS ARE DRAWN FROM THE 
EXTERIOR FACE, U.O.N.

5. VERTICAL BARS IN REINFORCEMENT CAGES ARE FULL 
HEIGHT AND PLACED EACH FACE, SEE DETAIL 

6. SEE FOUNDATION PLAN AND ARCHITECTURAL SHEETS TO 
DETERMINE PANEL DIMENSIONS AND ELEVATIONS.

7. DO NOT LOCATE TIES AT REVEALS.  CONTRACTOR TO 
CONFIRM ALL CLEARANCE REQUIREMENTS ARE MAINTAINED 
AT REVEAL LOCATIONS.

8. PROVIDE CHAIRS FOR TOP BARS WHERE WIDTH OF CAGE 
EXCEEDS 4'-0".

9. SEE SPECIFICATIONS FOR PANEL CONCRETE MIX 
REQUIREMENTS

ELEVATION NOTES
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A2.0 1" = 20'-0"

2 NORTH ELEVATION

A2.0 1" = 20'-0"

3 SOUTH ELEVATION

A2.0 1/16" = 1'-0"

4 EAST ELEVATION

A2.0 1" = 20'-0"

5 WEST ELEVATION

KEYNOTE LEGEND
05 12 STEEL CANOPY PER PLANS AND DETAILS, SEE

STRUCTURAL FOR MORE INFORMATION"

05 15 SHEET METAL CAP FLASHING, TYPICAL AT PARAPET
ON ALL SIDES.  SEE ROOF DETAILS.

08 03 OVERHEAD DOOR AT GRADE LEVEL PER DOOR
SCHEDULE.

10 04 24" HIGH, 1/2" THICK BLACK ACCRYLIC BLOCK
NUMBERS. PROVIDE SUBMITTAL FOR APPROVAL BY
THE FIRE MARSHAL.

10 05 APROX. 9" HIGH, 1/2" THICK STREET IDENTIFICATION
LETTERING TO MATCH APPEARANCE OF NUMBERS.

15 16 6"x 6" DOWNSPOUT PER DETAIL ______. SEE CIVIL
UTLITY PLAN FOR LEADER.

16 06 WALL LIGHT, SEE ELECTRICAL (BIDDER DESIGN).

16 07 EMERGENCY EGRESS LIGHT - PER ELECTRICAL
(BIDDER DESIGN)

16 10 UP LIGHTING, SEE ELECTRICAL (BY OTHERS).

COLOR LEGEND
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John and Barbara Fontana

1095 S. Willow Street

Canby, Oregon 97013


Public Comments for 

DR 21-10 OLD MAC/VLMK, CU21-02


We know, based on zoning, and previous developments, City of Canby will likely 
approve this project.  With that in mind, we have expressed our concerns below, 
hoping the planning commission can direct the developers to adapt their plan for a 
win/win, or compromises that retain quality of life for the neighborhood, while allowing 
them to move forward.  In the comments and questions below, we have referenced the 
City of Canby Comprehensive Plan.


As a precursor, we wanted to note that several of our neighbors have commented on 
the industrial areas in Wilsonville, and how beautification has been a consistent 
element in their designs.  Of particular note is the area east of I-5, where 
neighborhoods abut industrial areas. The businesses are beautifully landscaped, and 
pleasing to walk through or drive thru.  They do not distract from the residential areas, 
but compliment and add to the overall beauty of the city.


1. Page 52 of the Comprehensive Plan (CP) Finding No.1 speaks to the techniques to 
minimize conflicts between adjacent land use issues.  It specifically mentions the 
use of berms and landscaping.  Will the city require a berm? What is being planted 
in the green area, how high will it be, and what additional noise abatement 
measures are planned?  Note:  The cyclone fencing with slats has not proved to be 
effective in noise, or in beauty. An example is the cyclone fence at American Steel 
on Sequoia which has been substantially damaged and is bowing out toward the 
sidewalk.


	 * Finding No. 2 also states that appropriate design, the utilization of land can be 
maximized without adverse impacts on neighborhood appearance or overall quality of 
life in Canby.

	 * CP Policy No. 7-R also speaks to improving the overall scenic and aesthetic 
qualities of the city.


2. Based on CP Policy No. 3-R referring to standards for air, water and land pollution, 
what are the potential impacts of this project? Additionally what is the impact of 
additional cement on global warming?  What measures will be required to mitigate 
dust and compromised air quality during construction? What measures will be 
taken to minimize the impact of dirt accumulation on houses along Sequoia, pest 
control/displacement of birds mice, voles, moles during excavation? 


3. CP Policy No. 4-R addresses noise pollution implementation measures generated 
from new proposals.  Regarding landscaping for noise abatement, is there a sound 
dampening wall included in the development? If not, could that be added in 



addition to a berm?  What are the specific sound abatement measures? What is 
the impact of construction in terms of noise?  What will be the hours of operation 
during and after construction? 


4. How many truck and train trips are planned per day, week, etc. What measures are 
planned for the increased traffic?  There is currently an increased amount of traffic 
on Sequoia at high speeds and a significant amount of traffic on S. 13th Street.  
What measures will be taken to discourage use of 13th street from Sequoia to Berg 
Parkway?  Is it possible to consider speed humps on Sequoia? 


5. The proposed site plan includes a rail spur along Sequoia.  Will it be visible from 
the street, or will it be below a berm or wall that helps to mitigate noise? What is 
the frequency of the train travel?  Is it possible to consider locating the spur along 
side the existing Southern Pacific Railroad?


6. What are the plans to block/minimize lights shining into the Timber Park 
neighborhood?


Our main concerns in short, are noise, aesthetics, traffic, and pollution.  In short, is this 
proposal the best use of this land as it pertains to Canby residents?  



 
 
 
 

 
 
 

Utility Notes 
Old Mac 

December 15, 2021 
 
Public Works 

Streets 
1. We have no comments. 

 
Sanitary Sewer 

1. We have no comments. 
 
Stormwater 

1. We have no comments. 
 
Canby Fire Department 

1. Maintain hydrant placements. 
2. Inner access looks good. 

 
Canby Utility 

Water 
1. Need clarification that you are tapping off the water main (per code), not the fire 

line. 
2. The engineering design team for Old Mac and Canby West need to design a looped 

water system.  Old Mac needs to take the 14” water main from SE 13th Avenue to 
Mulino Road.  Canby West will take the 14” water main from Mulino Road to SE 
13th Avenue.  You will need to work with Canby Utility and coordinate with Canby 
Fire for hydrant placements. 

 
Electric 

1. We will need move the 8 x 10 vault and possibly the 644 vault (at owner’s 
expense).  Coordinate with Canby Utility, Josh Muravez, at 503-263-4307. 

2. The street light at the corner of SE 13th Avenue and Sequoia Parkway will need to 
be moved back out of the ADA ramp and sidewalk area.  The City of Canby is 
requiring additional street lights on SE 13th Avenue.  Coordinate with Canby 
Utility, Josh Muravez, 503-263-4307. 

 
DirectLink 

1. We will follow the electric in the utility trench you provide and we will need a 
trench from the SE corner of the property on SE 13th Avenue to the 
mechanical/communication room.  Contact DirectLink a week in advance of the 

Phone: 503.266.0798
Fax: 503.266.7238

www.canbyoregon.gov

PO Box 930 
1470 NE Territorial Road 

Canby, OR  97013 

City of Canby 
 Public Works 
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trench opened for us.  The contact number is 503-266-8242, please leave a 
voicemail with the date and time of the trench being open. 

2. See attached DirectLink informational comments. 
 
 
 
 
Comments from DirectLink for New Building with D-mark in side: 
 

 The Developer/Owner is required to provide all trenches for placing underground 
communication facilities from the existing connection point. We will place and provide 
all materials. 

 
 We will follow the power design as much as possible to minimize trenching; however, a 

separate trench may be required for communication services. 
 

 If the D-marc is required to be placed in a communication / power room, the 
requirements are: 
 

     1-   2” schedule 40 PVC from the telephone connection point outside, into the      
           Communication / power room with a 36” sweep (minimum). 
     2-   One 4’x8’ ¾” plywood backboard or coated with fire retardant paint. 
     3-   #6 stranded grounds (MGN) connected to approved ground provided at the 
           backboard. 
     4-   One 15 Amp electrical outlet located next to / or on backboard. 
 
 For temporary service (job shack), contact our Customer Care Center to place an order. 

 
 We do not charge development fee. 

 
 
 
 
 
 
Contact Information: 
 
Engineering Manager      Eric Kehler        503-266-8255 
Field Inspector                 Matt Downs      503-266-8252 
Customer care center                                 503-266-8111       
Open trench hotline                                   503-266-8242 
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1. INTRODUCTION 
This Development Plan describes the major features, amenities, design approach, and implementation 
measures for a future trail on the Traverso Section of the Molalla Forest Road. The Traverso Section is 
3.3 miles in length, running from SE 13th Ave on the edge of the City of Canby southeast to Macksburg 
Road; this Development Plan only concerns this specific section of the Molalla Forest Road. This 
Development Plan reflects public and stakeholder conversations and feedback and provides a path 
forward for funding, design, and construction of the trail. This plan was made possible by a grant from 
Clackamas County Tourism and Cultural Affairs. 

The Development Plan is exclusively applicable to the Traverso Section of the Molalla Forest Road, a 
property generously donated to the City by the Traverso family (see Figure 1). This property presents a 
unique opportunity to create a safe and enjoyable trail that provides access to nature and recreation for 
the citizens of Canby and the surrounding community. The Traverso Section connects to the existing 
Logging Road Trail in the City of Canby.  

1.1 Project Background 
The Molalla Forest Road (MFR) is a historical logging road that connects the Willamette River just north 
of the City of Canby to the Molalla River Recreation Area located south of the City of Molalla. The MFR 
generally follows the alignment of the Molalla River, which includes critical habitat for salmonid species 
listed under the federal Endangered Species Act, as well as floodplains. Land uses surrounding the MFR 
primarily consist of farming, low-density rural residential, and natural areas. Parts of the Traverso 
Section of the MFR are used for property access and by farm equipment, while some areas are 
inaccessible due to previous flooding. The following list details a brief history of efforts to establish a 
trail on the MFR: 

• 1994 – The Cities of Canby and Molalla and Clackamas County published the Molalla River 
Pathway Plan, a blueprint for a 22.4-mile walking, bicycling, and equestrian trail from Molalla 
River State Park in Canby to the Glen Avon Bridge in the foothills of the Cascades (see Figure 2). 

• 1996 – A flooding event caused significant portions of the MFR to wash out in the Traverso 
Section. To this day, much of the Traverso Section remains inaccessible due to significant 
overgrowth, roadway damage, and damage to the Molalla River Bridge. 

• 2017 – The Traverso family donated a 3.3-mile segment of the MFR to the City of Canby for 
development into a future path (Figure 2). The Traverso Section extends from SE 13th Street to 
S Macksburg Road in unincorporated Clackamas County (see Figure 1).  

• 2020 – The City of Canby received a grant from Clackamas County Tourism and Cultural Affairs 
to create a plan for trail improvements along the Traverso Section of the MFR.   
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Figure 1. Molalla Forest Road – Traverso Donation Section 
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Figure 2. Molalla Forest Road – Willamette River north of Canby to Glen Avon Bridge south of Molalla 
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1.2 Plan Process 
The Development Plan process started in October 2020 and was completed in April 2021. The process 
started with identifying opportunities and constraints for trail development in the corridor (Appendix A), 
as well as developing key principles that support trail planning in the corridor. The City engaged 
stakeholders via a project Advisory Committee and through outreach to the general public.  

1.2.1 Advisory Committee  
The project Advisory Committee is composed of a 
broad group of community stakeholders including 
property owners along the Traverso Section, 
representatives of the Molalla River Watch, citizens, 
City of Canby staff, local law enforcement, and 
others. This diverse group of stakeholders ensured 
that diverse viewpoints were introduced to the 
project planning discussion. The Advisory Committee 
met three times during the planning process and will continue to advise the City as the trail moves from 
planning to later stages of refinement and implementation.  

1.2.2 Public Outreach 
The project team conducted two rounds of outreach as part of the Development Plan process. This 
effort represented the start of ongoing engagement with the community that is required to continue 
refining the trail project and its future design and construction. For detailed summaries of outreach, see 
Appendix B.  

Key themes from outreach include: 

• Provide opportunities for all users to safely recreate 
• Include trail connectivity and continuity in planning 
• Create opportunities for the local economy to benefit 
• Ensure the project accommodates a variety of uses 
• Preserve nature and provide educational opportunities 
• Improve legal access to the Molalla River for fishing, swimming, boating, and other outdoor 

recreation 
• Address property owner concerns about privacy, security, and trail access 
• Review the need for facilities and amenities 
• Address property owner concerns about illegal uses occurring in the corridor today 

When reviewing the Draft Development Plan, people expressed strong support for considering formal 
access to the Molalla River, but noted that potential environmental issues and trespassing are major 
concerns if access is provided. Additionally, there was no clear consensus that equestrian use of the trail 
would be desirable. People thought that maintenance and enforcement are very important and that a 
volunteer group to assist with these activities is critical.  

Findings from outreach directly informed this Development Plan, including the trail configuration in the 
corridor, amenities, and implementation.   

It is the intent of the City that the 
Advisory Committee will continue on 
after the Development Plan process to 
inform later stages of trail development. 
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2. TRAIL PRINCIPLES AND USERS 

2.1 Trail Users  
The 1994 Molalla River Pathway Plan described the intended users as bicyclists, joggers, equestrians, 
and those who use mobility devices (e.g., wheelchairs and walkers). The trail will be developed as a 
multiuse trail meeting state standards for width and surfacing. Identifying user groups is critical to 
developing trail design concepts that meet the varied and unique needs of different users. Based on 
discussions with stakeholders, the project team identified the following key user groups that were 
considered during creation of this MFR Development Plan: 

• Pedestrians – walkers, joggers, and hikers 

• People who have physical disabilities who may use mobility devices such as wheelchairs. 
Accommodating these users is also important in meeting federal funding standards (Americans 
with Disabilities Act [ADA]).1 

• Road cyclists, mountain bike, and gravel cyclists 

• Users with pets  

Equestrian use was considered during drafting of the Plan. However, public outreach indicated mixed 
desire for equestrian use of the trail, and there are challenges in terms of creating a space for equestrian 
staging along the Traverso Section. Additionally, there would be potential conflicts between pedestrians, 
cyclists, and equestrian users in the constrained trail environment.  

2.2 Development Plan Principles 
Based on discussions and feedback from the City, stakeholders, and the broader community, the project 
team developed the following principles for the Development Plan: 

• Provide opportunities for different trail users, especially transportation-disadvantaged 
community members, to enjoy the trail and minimize potential conflicts between them. 

• Respect adjacent private property owners, maintain existing property access, and collaborate to 
resolve concerns and integrate solutions into the Development Plan . 

• Enhance access to the Molalla River and provide off-trail recreation opportunities on City-owned 
land. 

• Build trail improvements that complement the natural setting, and include opportunities for 
education about the environment and the history of the corridor.   

• Develop trail access points and parking areas that maximize safety and security, while 
minimizing impacts to adjacent private property.  

• Provide safe and comfortable connections to the existing and future walking, cycling, and trail 
network.  

These principles informed this Development Plan process, as well as future phases of design, 
construction, and trail operations and maintenance.  

 

1 The trail would not provide any other exceptions for motorized vehicles including all-terrain vehicles (ATVs), dirt 
bikes, or other recreational motorized vehicles.  
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3. TRAIL DESIGN CONCEPTS 

3.1 Conditions Summary 
Figure 3 shows the Traverso Section major features and segmentation used to develop trail design 
concepts. As of late 2020, the Traverso Section of the MFR consisted of the original asphalt-paved 
roadway in varying degrees of disrepair. Two bridge structures exist along the MFR – the Milk Creek 
Bridge and the Molalla River Bridge. The following provides a general description of existing conditions 
in the Traverso Section.   

Segment 1   

• The northernmost section near SE 13th Street is currently a shared roadway, used for private 
property access and deliveries, as well as by farm equipment.  

• Between SE 13th Street to Milk Creek Bridge, the roadway ranges from fair to poor condition, 
with relatively intact but poorly maintained asphalt in some places and substantially 
deteriorated asphalt or pot-holed areas in others.  

• The Milk Creek Bridge is a single-span prestressed concrete girder bridge that is 12 feet wide 
and approximately 100 feet long.  The concrete bridge deck is in serviceable condition with 
some small areas of minor deterioration. Currently, the Milk Creek Bridge sees very little vehicle 
traffic, consisting mainly of local access to nearby properties.  

• The roadway surface from Milk Creek Bridge to the end of the shared roadway near the 
washout consists primarily of deteriorated chip-seal pavement that degrades to gravel. Some 
patches of remnant pavement are still present. This segment has high potential of future use as 
a trail segment, assuming repaving and/or asphalt rehabilitation.   

Segment 2 

• South of the end of the shared roadway, the original roadway is overgrown and there is an 
approximate 1,000-foot-long section that completely washed away in the 1996 flood. The bank 
is continuing to erode is this section, and there is no walkable surface at the original road 
elevation on City property.   

• The 1996 event combined with a lack of use and maintenance has rendered some segments 
along the Segment 2 impassable by vehicles or pedestrians.  
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Figure 3. Traverso Section Overview 
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Segment 3 

• The Molalla River Bridge is a two-span prestressed concrete girder bridge that is 12 feet wide 
and approximately 180 feet long.  The concrete bridge deck is deteriorating with several soft 
spots where the aggregate has separated from the concrete. The north end approach structure 
is missing completely, resulting in an approximate 60-foot gap between the bank and the north 
end of the bridge.  There is an approximately 20-foot-wide hole at the south end where the 
earthen approach fill has washed away. The damage at both ends has rendered the bridge 
inaccessible for vehicles and only accessible for pedestrians at the south end.   

• South of the bridge, the existing roadway is overgrown and the surface is deteriorated. This 
section is not used by property owners to access property, but there is incidental farm 
equipment use by adjacent properties. 

For more details about the existing condition of the corridor, see Appendix A 

3.2 Trail Design Concepts 
This Development Plan includes trail design concepts for the three segments of the Traverso Section 
(Figure 3). Trail design concepts were developed with consideration of the following:  

• Accessible Multiuse Trail – The trail will generally be designed to be a multiuse trail accessible 
for people of all abilities, including for those who use mobility devices. The trail is intended 
primarily for use by walkers, hikers, and cyclists.  

• Surfacing – A continuous paved or hard-surface trail is proposed for the entire Traverso Section, 
except for potential off-MFR side trails which would be soft-surface. Several segments of the 
Traverso Section are currently used for vehicle access to properties and by farm equipment; a 
hard-surface trail is needed to maintain these uses. Future pavement design will need to 
consider areas of the trail that would experience routine vehicle, road cyclist, and mobility 
device use.   

• Maintenance/Emergency Vehicle Access – For those sections of the trail that do not have 
regular vehicle access to property (primarily Segments 2 and 3), the trail will be designed to 
allow for maintenance and emergency vehicle access. Since motorized use will otherwise be 
prohibited, removable bollards will be located at points where the trail intersects sections of the 
trail that do allow vehicles. 

• Crime Prevention Through Environmental Design (CPTED) – CPTED is a suite of design principles 
that uses the built environment to reduce the incidence of unwanted behavior and activities. 
CPTED relies on four principles: natural surveillance, territorial reinforcement, natural access 
control, and maintenance to foster the best outcomes. The trail concepts described in this 
section, in addition to the amenities and implementation measures in Section 4, rely on CPTED 
principles to ensure a safe and enjoyable experience for trail users, as well as to address safety 
and security concerns from private property owners.  

The remainder of this section details segment-by-segment trail development concepts.  
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3.2.1 Segment 1 – SE 13th Street to End of Shared Roadway 
(Approximately 1.7 miles) 

Figure 4 and Figure 5 show alternative trail cross sections for Segment 1. Further design work and 
outreach is needed prior to determining the preferred trail cross section. The Traverso property deed 
requires that any potential trail be on the east side of the MFR property in the vicinity of the Canby Rod 
and Gun Club. Additionally, Segment 1 is critical to accessing homes, farms, and businesses along this 
section of the MFR. The road is used for accessing properties by car, for deliveries (including large trucks 
to the Canby Rod and Gun Club), and for farm using the road. Therefore, the alternative trail cross 
sections all propose maintaining the existing roadway and augmenting the corridor with trail facilities on 
the east side of the corridor, until the trail passes to the southeast of the gun club, where it would cross 
the road and continue on the west side of the roadway.  

Notably, it is proposed that cyclists ride on the road in this section, with sharrows (pavement markings 
as shown in Figure 4) indicating that cyclists are likely to be present. Because the roadway experiences 
low vehicle traffic, cyclist use of the main road should function well. Public outreach indicated a slight 
preference for separating cyclists from pedestrian traffic as shown in Figure 4.  

The trail concept for this segment envisions widening of the existing paved surface. This widening would 
likely trigger stormwater conveyance and potentially water quality treatment requirements that would 
be incorporated into the design and are considered in the cost estimates in Section 4. Additionally, 
construction of the trail would require retaining structures in some places and the potential for culvert 
extensions to accommodate the wider cross section; these improvements are constructable, but do 
increase the cost of the proposal.  

 

Figure 4. Segment 1 Paved Multiuse Trail Alternative 
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Figure 5. Segment 1 Paved Multiuse Trail Alternative 
 

The Milk Creek Bridge, located about midway on Segment 1, is approximately 100 feet long and 12 feet 
wide, carrying a single lane of traffic. Two alternatives are proposed for the Milk Creek Bridge: 

• Minimal improvements – Repair deck surface, add railing, and add warning signage to the 
bridge. Trail users would look for vehicle traffic and cross the bridge. Warning signage would 
alert drivers that trail users may be on the bridge. Button-activated warning lights could be 
installed so trail users could indicate they are using the bridge. Vehicle use of the MFR here is 
very low.  

• Major improvements – Construct parallel Milk Creek trail crossing structure. This would provide 
the greatest separation from the roadway and potential vehicle conflicts. However, this 
alternative would be very costly compared to the potential safety or comfort benefit for users.  

To accommodate the previously mentioned deed condition that the trail be on the east side of the MFR 
until it passes beyond the gun club property, a crossing could be built where the trail crosses to the 
other side of the MFR. The trail would continue on this side of the corridor until its terminus at 
Macksburg Road. Figure 6 shows the proposed crossing location. 
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Figure 6. Proposed Trail Crossing on south end of Segment 1 
 

3.2.2 Segment 2 – End of Shared Roadway to Molalla Bridge 
(Approximately 0.7 miles) 

This section includes the most complex design considerations in the corridor related to the washout and 
river crossing. At the north end of Segment 2, starting at the end of the shared roadway, the trail is not 
used for private property access. The roadbed in Segment 2 is deteriorated and overgrown by brush, 
and is missing altogether in the 1996 washout area. Clearing the brush from this area and restoring good 
sight lines would allow for more “eyes on the trail” to deter unwanted activities. The preferred trail 
cross section accommodates a multiuse trail that would be exclusive to pedestrians, cyclists, and 
useable by maintenance or emergency vehicles as needed (see Figure 7). 
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Figure 7. Segment 2 Preferred Trail Cross Section 
 

The Molalla River Bridge structure is intact, and field visits indicated that it is in useable condition, 
though further engineering investigation is needed. Table 1 describes different alternatives for 
constructing a trail in the washout area and connecting to the existing bridge structure. Figure 8 shows  
the different alignments of these alternatives. 

Table 1. Alternatives for Rebuilding Washed-Out MFR 

Alt. 
No.1 Alternative Description Pros/Cons Likely Cost 

1 Rebuild the trail along the 
original MFR alignment 

• Would not require easements 
• Requires significant infill, 

structural support, and grading 

$$$ 

2 Reconstruct the MFR along the 
elevated stable ground 
adjacent to the railroad 
corridor  
(recommended approach) 

• Requires an easement on private 
property with minimal impacts 

• Lowest-cost solution 

$ 

3 Rebuild the MFR along the 
railroad right of way 

• Requires an easement from the 
railway; this may be difficult to 
obtain 

• More difficult from a construction 
and permitting perspective 

$$ 

1 Number refers to the alternative shown in Figure 8. 
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Figure 8. Connection Alternatives for Rebuilding Washed-Out MFR 

3.2.3 Segment 3 – Molalla Bridge to S Macksburg Road  
(Approximately 0.9 miles) 

This segment of the Traverso Section is not used by vehicles to access property, though it is used 
occasionally by farm equipment. The trail design concept accommodates this use.   

The trail concept for this segment widens the existing paved surface (see Figure 9). This widening would 
trigger stormwater conveyance and potentially water quality treatment requirements that would be 
incorporated into the design and are considered in the cost estimates in Section 4.  
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Figure 9. Segment 3 Trail Alternative 
 

3.2.4 Off-MFR Trails 
The Traverso Section property owned by the City of Canby has several locations where the property 
extends well beyond the MFR roadbed. Soft-surface trails could be considered as side trails from the 
main MFR trail route. Soft-surface paths would increase access to nature and the recreational value of 
the trail system. Increased access to nature would provide opportunities for environmental education 
and interpretation, which were identified by the advisory committee and public as important features. 
Section 4 of this Development Plan includes discussion of a potential off-MFR trail that would serve as a 
terminus for Phase 1 improvements to the Traverso Section.  

3.3 Access Points 
Trail access is important to provide multiple opportunities for users to access the trail, ensure access for 
those who use mobility devices (ADA accessibility), and for redundant accesses to facilitate quick 
emergency response and trail safety enforcement activities.  

3.3.1 North Access (SE 13th Avenue) 
The north end of the Traverso Section would connect directly to the existing shared-use path in the City 
of Canby at the intersection of SE 13th Avenue and Sequoia Parkway. No parking area or major trailhead 
access is proposed for this section because of this direct connection to the existing trail. Additionally, 
there is no obvious location for developing a trailhead or parking in the vicinity.  

The intersection of SE 13th Avenue and Sequoia is an all-way stop-controlled intersection. Minor 
improvements to the intersection are needed to facilitate safe crossings for cyclists and pedestrians. 
Figure 10 shows conceptual intersection improvements. Additionally, signage is proposed to deter 
non-local traffic from using the road near this intersection.  
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Figure 10. SE 13th Intersection Concepts 

3.3.2 Mid-Point Access Alternatives 
The original 1994 Molalla River Pathway Plan conceived of a trailhead near the Molalla River. A trailhead 
access point near the Molalla River is desirable to facilitate trail access for all users and improve 
connectivity and maintenance and emergency access. There are several alternatives that could be 
considered to facilitate access at this location (see Figure 11); these alternatives require further public 
and property owner outreach as well as engineering and environmental investigation prior to moving 
forward.  

3.3.2.1 Alternative 1 – S Elisha Road 
Given the access limitations at the north end, primary access to the trail could be achieved via S Elisha 
Road, which is located just south of the Molalla River Bridge and west of the MFR. Clackamas County 
currently owns the road right-of-way to the City property south of the bridge, which could be potentially 
developed into a small parking area.  

The property adjacent to this access point is privately owned. Further outreach is needed to determine 
feasibility, including environmental permitting considerations. Additionally, access control at this 
location would be desirable, such as bollards or other barriers, to prevent or control vehicle access on 
this road. A strategy would also be needed to manage parking at this location if it moves forward, as 
demand is anticipated to be high. Elisha Road is owned by Clackamas County and any changes here 
would require County engagement and concurrence.  
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3.3.2.2 Alternative 2 – S Mulino Road 
An alternative access point to the trail could be achieved off S Mulino Road through private property. 
Access could be obtained via the private property located immediately to the south of S Mulino Road to 
provide access to the City of Canby–owned property just north of the Molalla River. Preliminary 
conversations with one of the property owners indicated they are open to discussions around the 
long-term purchase of their property for this purpose. This alternative would require a railroad 
easement, which may be very difficult to obtain.  

3.3.2.3 Alternative 3 – S Lilli Lane Connection 
Alternative access to the City of Canby property north of the Molalla River could be achieved via S Lilli 
Lane, which currently terminates at a juncture with private property; an easement through this property 
could provide a direct connection to the City of Canby property adjacent to the Molalla River. The 
private property located immediately to the east of the City of Canby property has also expressed 
openness to considering using part of their property for trail access 

This alternative would require a railroad easement which could be very difficult to obtain. Ongoing 
conversation with adjacent property owners is needed to gain a better understanding of these 
opportunities.  

 



Molalla Forest Road, Traverso Section: Development Plan 
City of Canby 

April 2021 │ 274-4341-001 17 

 

Figure 11. Mid-Point Access Alternatives 
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3.3.3 S Macksburg Road 
Parking opportunities near Macksburg Road are limited, making this an undesirable point for a major 
trailhead. The City of Canby owns a narrow strip of property that runs along the west side of the MFR. 
There is an opportunity to use some of this property to create a minor pull-off and parking area for users 
accessing a future trail, but this location is undesirable for pull-off parking because of high traffic 
volumes and speeds on Macksburg Road that would make pulling off/onto the road potentially unsafe. If 
future access is considered, the City could pursue acquiring additional property at this location to 
construct a formal trailhead access point.  

3.3.4 River Access 
Access to the Molalla River was discussed with stakeholders during public outreach. Public input 
received indicated a strong desire from many for access to the Molalla River for fishing, swimming, and 
boating, though many also expressed concerns about environmental damage, trespassing, and other 
potential negative issues.  According to state law, people are allowed to use the Molalla River for these 
purposes and to use the river up to the ordinary high water mark. Additionally, the public may engage in 
“uses incidental to a water dependent use,”2 including walking on the shore while fishing. The nearest 
public river access is approximately 5 river miles downstream at Canby Community Park or 4.5 miles 
upstream at Wagonwheel Park, meaning there is a long stretch of river without any public access.  

River access would provide recreation and environmental education opportunities, including fishing, 
swimming, and boating access. However, drawbacks include potential riparian environmental harm, 
potential trespassing onto private property, and the potential for river user demand to exceed trailhead 
capacity. This Development Plan does not specify whether river access should be integrated into the 
future trail; this decision requires further engagement and community discussion in a later phase of the 
project to understand the full implications of providing formal access to the Molalla River.  

3.4 Amenities and Features 
Trail amenities are important to the user experience; they help establish a unified “look and feel” to the 
trail and enhance safety and security for users and adjacent property owners.  

Branding 
The City or stakeholders should establish a unified brand for the Traverso Section trail that could be 
shared with the existing Logging Road Trail in Canby. Branding elements could include a logo and graphic 
design standards (colors, fonts, etc.).  

Signage 
Guidance on signing is available from several sources. The substantial Latino community in Canby means 
that many trail users may be Spanish-speakers and therefore, bilingual signage is desirable. The FHWA 
Manual on Uniform Traffic Control Devices (MUTCD) and the Oregon supplement provide guidance on 
regulatory and warning signs. Regulatory and warning signage needs to be closely coordinated with city, 
county, and ODOT standards. Signage should be consistent throughout the trail corridor, including the 
existing shared-use path in the City of Canby, to create a consistent brand and messaging to trail users 
throughout the entire corridor.  

 

2 https://www.oregon.gov/dsl/WW/Documents/PublicRightUseWaterways.pdf  

https://www.oregon.gov/dsl/WW/Documents/PublicRightUseWaterways.pdf
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Figure 12. Examples of Trail Wayfinding and Educational Signage 
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• Informational, Education and Interpretation – 
The setting of the Traverso Section lends itself 
to informational and educational signage 
opportunities that highlight the historic nature 
and uses of the road, the agricultural setting, 
and natural assets such as the Molalla River.  

• Warning, Hazards, and Regulatory – Signage 
warning users about trail hazards and 
conditions (e.g., “trail crossing ahead”). Also 
important is prominent signage that 
discourages users from straying from the trail 
and Traverso Section property (e.g., “no 
trespassing,” “respect private property, please 
don’t trespass”). Other regulatory signage 
includes providing information about trail rules 
(e.g., “no smoking or alcohol use on trail”, “no 
river access,” “no trespassing – private 
property”) (see Figure 13). 

The Intertwine Regional Trails Signage Guidelines3 
developed for the Intertwine Trail in the Portland metro 
area provide an excellent example of signage standards.  

Furnishings 
Areas for trail users to rest and enjoy the setting are 
important design considerations. Benches could be 
placed at trail destinations (see Phase 1 section below). 
No specific bicycle infrastructure is proposed, though 
simple staple bike racks could be considered at the trail 
terminus and at other trail destinations for short-term 
bicycle use.  

Trash receptacles could be provided periodically along 
the trail. Providing trash receptables helps discourage 
littering, though they also carry the risk of illegal use 
and also require regular trash pickup by maintenance 
staff. Pet waste stations should be included periodically 
along the length of the trail. These should be located 
near trash receptables, if provided.  

Maintenance requirements associated with these 
amenities are discussed in Section 5.  

 

3 https://www.oregonmetro.gov/sites/default/files/2017/11/21/2017-Intertwine-%20Trail-Sign%20Guidelines.pdf 

 

 

 

Figure 13. Examples of Regulatory Signage  

https://www.oregonmetro.gov/sites/default/files/2017/11/21/2017-Intertwine-%20Trail-Sign%20Guidelines.pdf
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 Fencing and railings 
Context-sensitive fencing along the trail could add 
aesthetic character to the corridor and also help 
clearly delineate the line between public trail and 
private property. Railings would be required along 
crossings and bridge structures for user safety. Fencing 
provides “territorial reinforcement” by showing clear 
boundaries for where trail users should and should not 
be. Figure 14 shows an example of such fencing. 

 

 
  

 

Figure 14. Example of Context-Sensitive 
Fencing Using Natural Materials 
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4. IMPLEMENTATION 
The following section describes potential phasing of trail improvements. In all cases, additional outreach 
with property owners, the broader public, and establishment of robust trail management and 
enforcement protocols is required prior to moving forward (see Section 5).  

4.1 Phase 1  
The goal of Phase 1 is to develop a useful and enjoyable segment of the trail that is low-cost and 
relatively uncomplicated to design and construct. Phase 1 would function as an extension of the existing 
Logging Road Trail in Canby from SE 13th Avenue south to near the washout, and it would essentially 
develop most of Segment 1. Phase 1 would create 1.5 miles of trail, stopping before the washout area. 
At this location, the Traverso property includes a relatively large (approximately 9-acre) triangle-shaped 
parcel that extends to near the Molalla River. Phase 1 could include development of a soft-surface trail 
on this property that ends at small overlook of the Molalla River (see Figure 15). This would provide a 
destination for trail users and a natural turnaround point until the trail is extended farther south. River 
access would not be permitted.  

 

Figure 15. Potential Phase 1 Terminus 
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Phase 1 would also include: 

• Development of signage (wayfinding, regulatory, hazards, etc.) 

• Trail fencing 

• Trash receptacles and a pet station at the intersection of SE 13th Ave, off of the existing Logging 
Road Trail. This location would be visible to help deter illegal use and if placed on the existing 
Logging Road Trail, would limit access to just those using the trail.   

Phase 1 requires confirmation of the potential trail terminus as well as further design, environmental 
permitting considerations, and implementation of trail management elements discussed in Section 5.  

4.2 Phase 2  
Phase 2 would include full construction of a trail from the washout south to S Macksburg Road (all of 
Segments 2 and 3). This phase includes complex issues and design considerations including 
re-establishing the roadbed/trail through or parallel to the washout and addressing the bridge across 
the Molalla River. It would also include determination of the preferred mid-point access location. Phase 
2 requires additional alternatives evaluation to determine the best alternatives that balance costs, 
potential impacts to environmental resources, the needs of neighboring property owners, and trail 
users. It also requires determination of design solutions for the washout area and Molalla River Bridge 
that will be durable and be unlikely to suffer permanent damage as a result of future flooding. 

4.3 Cost Estimate 
Table 2 shows the estimated costs by segment, including alternatives. Appendix C includes a detailed 
breakdown of estimated costs. Phase 1 corresponds to the Segment 1 improvements while Phase 2 
generally corresponds to the Segments 2 and 3 improvements. The total estimated cost is inclusive of 
permitting, design, and construction costs.  

Table 2. Cost Summary 

Segment Description 
Start 
MP 

Stop 
MP 

Total 
Length 
(miles) 

Total 
Estimated Cost 

(Rounded) 

Total 
Estimated 
Cost/Mile 

1A SE 13th to End of 
Pavement at Gate 

0.00 0.48 0.48     

  Shared Use Roadway 
   

$ 331,000  $ 684,000  

  Roadway with Multiuse Trail 
   

$ 482,000  $ 996,000  

1B End of Pavement at Gate 
to End of Shared Roadway 

0.48 1.76 1.27     

  Shared Use Roadway 
   

$ 1,908,000   $ 1,498,000  

  Roadway with Multiuse Trail 
   

$ 2,296,000  $ 1,802,000  

2 End of Shared Roadway  to  
Molalla River Bridge 

1.76 2.47 0.72     

  Alt 1 - Rebuild existing 
   

$ 3,337,000  $ 4,653,000  

  Alt 2: Adjacent to existing 
   

$ 1,725,000  $ 2,405,000  
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Segment Description 
Start 
MP 

Stop 
MP 

Total 
Length 
(miles) 

Total 
Estimated Cost 

(Rounded) 

Total 
Estimated 
Cost/Mile 

3 South of Molalla River Bridge 
to Macksburg Rd. 

2.47 3.41 0.94     

  Multiuse Trail 
   

$ 1,166,000  $ 1,241,000     
Total 

Length 
3.41 

  

 
Total Cost with Preferred Options (Segment 1 Roadway with 

Multiuse Trail and Segment 2 Adjacent to Existing) 
$ 5,669,000 $ 1,660,000  

 

4.4 Future Phases 
As envisioned in the original 1994 plan, the Traverso Section is one piece of the greater regional trail 
vision of connecting Canby to the City of Molalla and points south. Improvements to the Traverso 
Section conceived in this Development Plan consider this future vision. The City has had preliminary 
conversations with a property owner south of Macksburg Road who is potentially interested in their 
property being part of the trail in the future.  

The trailhead access points discussed in Section 3 would also serve a future regional trail. Any trailhead 
access improvements developed at S Macksburg Road should consider the potential for the trail to 
continue farther south in the future; there was formerly an elevated crossing of the MFR at this location. 
Given traffic volumes and speeds, an elevated crossing at this location may be ideal in terms of trail user 
safety and comfort.  

4.5 Environmental and Permitting Considerations 
The Molalla River is designated as Essential Salmonid Habitat by the Oregon Department of State Lands 
(DSL) and is designated as critical habitat for Endangered Species Act (ESA)-listed salmonids. The river 
and surrounding lands are considered high quality habitat by Clackamas County. Land beyond the toe of 
the bank is within a mapped Federal Emergency Management Agency (FEMA) floodplain. Due to the 
environmental sensitivity of resources in this area, a site visit and corresponding report would be 
required to determine the extent of wetlands, waters, and any locally protected natural resources 
present at the river bend as the project moves beyond conceptual design and into design phases. 
Impacts to wetlands versus waters will drive permitting requirements. Additionally, the site near the 
Molalla River is mapped as high-quality habitat by Metro, and the City may need to address local habitat 
protection ordinance requirements.  

If federal funding is granted to the project (or a federal permit required), the provisions of the National 
Environmental Policy Act (NEPA) would apply. Once project elements have been further refined during 
design, the City would need to complete the appropriate NEPA process; it is likely that work 
contemplated on the trail would be classified as a “documented categorical exclusion” for NEPA 
purposes, which has a reduced level of documentation as compared to an environmental assessment or 
environmental impact statement. 

In addition to federal permits, local permits may be required to improve facilities; the entire Traverso 
Section is in unincorporated Clackamas County and permitting needs would be determined during 
design. The Traverso Property is an existing transportation corridor, having been a private logging road 
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prior to the City’s ownership as well as its continued use as an access road by abutting private property 
owners.   
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5. OPERATIONS, SAFETY AND SECURITY  
The trail management recommendations in this section are based consultant experience with trail 
management best practices and are informed by the feedback received from the public and adjacent 
private property owners.  

5.1 Trail Management  
The Traverso Section is owned entirely by the City of Canby, though the property itself lies outside of the 
City limits in unincorporated Clackamas County. As the City is the owner of the property, City 
government is the lead management agency for the trail. It is assumed that Clackamas County 
regulations pertaining to parks and trail uses would be applicable to the Traverso Section. Section 5.4 
also describes the potential roles of volunteers in management and maintenance of the trail; these 
partnerships between local government and engaged citizens are critical.  

5.2 Maintenance 
Trail maintenance is critical to the enjoyable use of the trail and to maintaining a clean environment. 
Consistent maintenance is a core CPTED principle that deters unwanted uses and behavior on trails by 
reinforcing ownership of the trail and showing regular attention. Canby Parks and Recreation is the 
proposed lead maintenance authority for the trail. Canby Parks has several full-time staff dedicated to 
maintaining city parks and recreation facilities, including the existing developed section of the MFR trail 
within the city limits of Canby.  

Table 3 shows an example maintenance schedule for a future fully developed trail on the Traverso 
Section. This maintenance schedule does not account for natural events such as floods or landslides 
which could cause unpredictable damage to the trail, nor does it account for materials or equipment 
costs. The maintenance estimate indicates that trail maintenance would require 0.13 full-time 
equivalent (about 5 hours per week, perhaps more during times of high use and less during times of low 
use) of City maintenance staff time. However, many of these activities could be undertaken by 
volunteers, reducing maintenance costs to the City, as indicated in the rightmost column in the table.  

Table 3. Example Maintenance Schedule 

Activity Frequency 
Average Annual 

Labor Hours 

Opportunity for 
Volunteer 

Engagement? 

Mowing: 4-ft min. width each side of 
trail where applicable.  

3-4 times annually 32 Low 

Pruning: Prune woody vegetation 
4 feet back from sides of trail – 
14 feet vertical clearance – remove 
invasive vines. 

Annually 24 Medium 

Trash pick-up: access areas (if trash 
cans provided) 

Weekly 104 High 

Litter pick-up: Trailside, access areas. 
Encourage users to pack it in/pack it 
out. 

Monthly 48 High 
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Activity Frequency 
Average Annual 

Labor Hours 

Opportunity for 
Volunteer 

Engagement? 

Removal of trees/limbs: 
Evaluation/removal of unhealthy or 
dead trees and limbs. 

Annually 16 Low 

Signage Periodically 8 Low 

Pet cleanup bags Refilled periodically (occurs same 
time as trash pickup, no additional 
hours assumed) 

N/A Medium 

Access control: Replace damaged 
access control devices. 

Assume replacement of 10% annually 8 Low 

Trail surfacing Shared roadway – every 10 years 
Paved path – every 10 years 
Soft surface – annual maintenance 

24 Low 

Drainage: Clean inlets, keep swales 
clear of debris. 

Annually 8 High 

Bridge inspections: 
Inspection/maintenance of bridge to 
ensure structural integrity. 

Every 2 years (County or ODOT 
inspection) 

N/A N/A 

 Total 272  
(0.13 FTE) 

 

Source: American Trails 

FTE = full-time (employee) equivalent  

 

5.3 Safety and Emergency Services 
It is essential that the City establish a robust and formal approach to monitoring the trail to deter 
unwanted uses and ensure safety and comfort of trail users and adjacent property owners. Property 
owners noted concerns about existing undesirable uses and behavior in the corridor, including trash 
dumping, illegal trespassing, and other activities. Establishing a formal structure for enforcement on the 
future trail, coupled with engaged volunteers to provide a “trail watch” (see Section 5.4), will ensure 
that there are eyes on the trail to deter illicit activity. It is important to note that research has shown 
that trails themselves do not attract more crime than other kinds of land uses, and regular users on trails 
have been shown to deter crime and unwanted behavior.4  

Because the Traverso Section is in unincorporated Clackamas County, the Clackamas County Sherriff 
technically has jurisdiction over the area. City staff have had preliminary conversations with the Sherriff 
about regular patrols of the trail area, including trailhead access areas and shared roadway sections of 
the trail that will be passable by car. Canby police have also been engaged in the trail planning process.  

The City could seek an intergovernmental agreement (IGA) between the City and County for the mutual 
patrol of the Traverso Section. The IGA would clearly define enforcement responsibilities and 
jurisdiction, as well as any agreements between the City and County pertaining to City police jurisdiction 
over the trail. This is an important step to memorializing law enforcement over the trail and ensuring 

 

4 https://www.railstotrails.org/resourcehandler.ashx?id=3503  

https://www.railstotrails.org/resourcehandler.ashx?id=3503
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that property owners adjacent to the trail or those experiencing an emergency on the trail know who to 
call and who will respond.  

A “good neighbor program” can also be established by the City to support coordination with private 
property owners and maintain good relationships. If interested, nearby landowners can augment 
volunteer and municipal/county enforcement by monitoring the trail and notifying the City about 
maintenance, safety, and other operational matters. It is important that everyone living near the trail 
know who to contact with questions, suggestions, or concerns and that they will be taken seriously. A 
good neighbor program would formalize this communication with property owners by: 

• Providing information to all abutting property owners on who to call for trail issues 
(maintenance, emergencies, or otherwise).  

• Streamlining communication by identifying a point person at the City who manages 
communications with private property owners.  

• Providing information to new property owners (when property changes hands) about the trail, 
its allowed uses, and who to contact with concerns or issues.  

5.4 Volunteers and Civic Organization Engagement 
Given the limited resources of the City of Canby, volunteers (either individuals or groups) represent a 
major opportunity to share in the work of trail maintenance and safety, while fostering greater 
community ownership of the trail. The Canby Bicycle and Pedestrian Committee (or subcommittee 
thereof) is a natural potential “owner” of the trail and could act as a steering committee into the future, 
serving as a forum for trail management and maintenance issues. This group could be convened for the 
Traverso Section trail, but also for the existing segment within the city. The steering committee should 
convene a “Friends of Molalla Forest Road Trail” or similar group to engage in the following volunteer 
activities: 

• Litter pick-up – Conduct regular organized litter pick-up events along the trail. 

• Trail watch – An organized group of volunteers that patrol the trail individually or in groups to 
deter unwanted behavior. Trail watches can be organized easily though online tools and can 
require minimal time to manage.  

• Light repairs and maintenance – Volunteers could be deployed to make light repairs to trail 
infrastructure or surfacing, address vandalism, and help with other general maintenance 
activities.  

• Education and interpretation – Volunteers could assist with interpretive and education activities 
in the trail corridor, including development and maintenance of interpretive signage that cover 
the natural and cultural history of the MFR setting.  

6. NEXT STEPS 
This Development Plan is the starting point for continued conversation with the public, stakeholders, 
and property owners to determine the best trail solutions for the Traverso Section. Next steps for the 
City and stakeholders are as follows: 
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Conduct additional project refinement work on key areas. 

The washout area and Molalla River crossing require more detailed planning and design, environmental 
review, and refined cost estimates. This Development Plan presents several viable alternatives that 
should be evaluated further.  

Additionally, this Development Plan presents several alternatives for developing trailhead access at the 
midpoint of the Traverso Section. Each of these alternatives has pros and cons, as discussed previously, 
and further discussion with the community, stakeholders, property owners, and regulators is required.  

Continue to engage the public, stakeholders, and property owners. 

During the Development Plan process, the City heard from many interested community members. 
Continued input from the community is essential to refining trail alternatives that meet community 
needs while respecting private property rights, minimizing any environmental concerns, and maximizing 
the benefits of the trail to the community as a whole.  

Property owners have expressed concerns about the development of a trail, which this Development 
Plan acknowledges and describes approaches for mitigating any potential issues. The City should 
continue conversation with private property owners to ensure that their concerns are addressed; the 
trail should be viewed as a beneficial asset to not just trail users, but everyone in the greater 
community.  

Determine whether access to the Molalla River is desired. 

Public outreach showed a strong interest in facilitating access to the Molalla River. Benefits would 
include increased community access to recreation, including swimming, fishing, and boating. However, 
the potential drawbacks include damage to riparian habitat, user demand that exceeds capacity of any 
trailhead parking area, and potential for trespassing onto private property. The pros and cons of 
facilitating river access require further discussion with the community and with environmental 
regulatory authorities and advocates.  
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Opportunities and Constraints Memorandum 
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Appendix B 
Public Engagement Summary 

 

 

 



Fred and Sherry Joyner 

2297 SE 11th Ave. 

Canby, Oregon 97013 

Re: Public comments regarding DR21‐10 Old MAC/VLMK, CU21‐02 

 

City Council, 

     There are many concerns regarding this project. In an effort to make this a win/win sicario,  I would 
hope that some considerations would be made regarding the project. I know that the Old Mac operation 
wants to operate in harmony with the home owners in the neighborhood. 

 

1. The fencing around the project, running parallel to Sequoia Parkway, is simply not acceptable. 
a. Chain link fencing, with vinyl slats offer almost no visual screening protection.  
b. The submitted plans show no landscape detail as to types of screening plants, trees, 

variety, and density of plantings.  
c. Is the city going to consider parkway plantings and landscape improvements to the West 

side of Sequoia Parkway to further improve screening and noise abatement. 
 

2. PLEASE CONSIDER:  
a. The rail cars and box cars, sitting on the rail spur, will be 8, 10 and possibly up to 14 feet 

tall covered in GRAFITTI! 
b. The homeowners, along the West Side of Sequoia Parkway, will be looking at this. 
c.  CHILDREN in second story bedrooms will look directly at this.  
d. Then, there are the light issues at night.  
e. The noise issues, day and night. 
f. Increase traffic flow, large trucks and so on. 

 

IN CONSLUSION: I have only one simple question. 

WHY IS THE CITY ALLOWING THE PROJECT TO PUT THE BACKSIDE OF THE PROJECT ALONG SEQUOIA 

PARKWAY? 

 

Resolution: Flip this plan over. Place the Office and parking area to the West, move the rail spur to side 
along the existing rail line on the East side of the project. Submit a Landscape design plan for review. 
Consider building a berm along the West Fence Line to lift the fencing and plantings to allow for more 
screening. 
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