
  
 

PLANNING COMMISSION 
Meeting Agenda 

Monday – July 9, 2012 
6:00 PM  

 
City Council Chambers – 155 NW 2nd Avenue 

Chair Dan Ewert – Vice-Chair Randy Tessman 
Commissioners Sean Joyce, Charles Kocher, John Proctor, Misty Slagle and Tyler Smith 

 
1. CALL TO ORDER 

 
2. CITIZEN INPUT ON NON-AGENDA ITEMS 

 
3. PUBLIC HEARINGS  
 

a. Consider a request from Hope Village, Inc. for approval to:  (1) Annex 0.79 acres of land in 
two tax lots owned by Hope Village; (2) Amend the Comprehensive Plan Land Use Map 
from Residential-Commercial (RC) to High Density Residential (HDR) to accommodate 
planned senior housing; and (3) Change the zone district from Clackamas County Exclusive 
Farm Use (EFU) to City of Canby High Density Residential (R-2). (ANN 12-01/CPA 12-
01/ZC 12-01) Staff:  Bryan Brown, Planning Director 

4. NEW BUSINESS  -  None 
 

5. FINAL DECISIONS  - None 
 

6. MINUTES  
 

a. June 4, 2012 – Special Planning Commission Meeting Minutes 
              
7. ITEMS OF INTEREST/REPORT FROM STAFF  

 
8. ITEMS OF INTEREST/GUIDANCE FROM PLANNING COMMISSION  

 
9. ADJOURNMENT   
 

 
 
 
 

 
The meeting location is accessible to persons with disabilities.  A request for an interpreter for the hearing impaired or for other 

accommodations for person with disabilities should be made at least 48 hours before the meeting at 503-266-7001. 
 A copy of this agenda can be found on the City’s web page at www.ci.canby.or.us   

City Council and Planning Commission Meetings are broadcast live and can be viewed on OCTS Channel 5.   
For a schedule of the playback times, please call 503-263-6287.  
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STAFF REPORT TO THE 
PLANNING COMMISSION 

FILE #:  ANN 12-01/CPA 12-01/ZC 12-01 
 

LOCATION: Adjacent and to the south of Hope Village fronting on S. Ivy Street (see map below)  

 
 

PROPERTY SIZE: The site is approximately 0.79 acres 
TAX LOT: Map 4S-1E-4D Lot #’s 1100 & 1101 
COMPREHENSIVE PLAN DESIGNATION:Residential-Commercial (RC)   
ZONING DESIGNATION: Clackamas County Exclusive Farm Use (EFU) 
OWNER/APPLICANT: Hope Village, Inc.; Robert Price, Representative 
DATE OF REPORT:  June 15, 2012    
DATE OF PUBLIC HEARING:June 25, 2012 
  

I. PROJECT OVERVIEW & EXISTING CONDITIONS 

City of Canby 
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The applicant is requesting to annex approximately 0.79 acres of property that was recently 
purchased by Hope Village with expansion of their senior housing campus in mind.  They 
intend to combine this tract with their successful annexation last year of 4 acres contiguous to 
the west of this tract.  The zoning needed to accommodate the density of development 
contemplated and to match that approved for the contiguous property in last year’s 
annexation, calls for the assignment of High Density Residential (R-2) zoning.  This zone 
change from the existing Exclusive Farm Use (EFU) county designation is not possible without 
also amending the City of Canby Comprehensive Land Use Plan Map from its current 
Residential-Commercial (R-C) designation to the High Density Residential (HDR) designation.  
The concurrent request for a Comprehensive Plan Amendment will allow the desired zoning 
map amendment that will allow designation of high density residential zoning to the property. 
 
Hope Village intends to combine the previously annexed 4-acre tract with this 0.79 acre to 
develop senior housing at the required minimum of 14-units per acre or more with the 
requested zoning.  No development proposal or site plan is submitted for review or approval 
at this time.  Therefore, for purposes of analysis, only the effects of the annexation, 
comprehensive plan amendment and zone change should be considered with this application.  
A specific development proposal for this property will come later if this proposal is approved 
and recommended to be placed on the November 2012 ballot for voter approval. 
 

II. ATTACHMENTS  
A. Applicant Submitted Application containing: 

a. Application forms - 3 
b. Introduction 
c. Introduction of the Site and Surrounding Area 
d. Approval Criteria 
e. Neighborhood meeting summary 
f. Engineers Statement Regarding Adequacy of Infrastructure Services 
g. Legal Description of Property, Tax Lot Maps 
h. Conceptual Development Plan for Illustration Only 
i. Council Approved Annexation Development Concept Plan Waiver – Applicant 

Letter Dated 11.20.2011 and Staff Report for 1.04.12 Council Mtg. 
B. Staff’s Annexation Land Supply Analysis (Utilized with This and Last Year’s Request)  
C. Traffic Impact Study contracted by applicant with the City’s Consulting Traffic Engineer 
D. Citizen Comments 
E. Comprehensive Plan Land Use Map – Existing and Proposed 
F. Zoning Map – Existing and Proposed 

 
III. APPLICABLE REVIEW CRITERIA & FINDINGS 

Major approval criteria used in evaluating this application include the following Chapters from 
the City of Canby’s Municipal Code including the Land Development and Planning 
Ordinance(Title 16):     

• 16.84  Annexations 
• 16.88  Comprehensive Plan Amendments 
• 16.54  Amendments to Zoning Map 
• 16.89 Application and Review Procedures  
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Staff Report Approach:  This staff report incorporates and references the findings within the 
applicant’s narrative submittal to describe compliance with most applicable approval criteria.  
The applicant submitted aland supply analysis which was produced by staff in conjunction with 
their prior application made last year which was deemed to be equally applicable for this 
request. 
 
Excerpts from the code are highlighted below in gray,with findings and discussion after the code 
citations within a red box. If not discussed below, other standards from the Code are either 
considered to be fully met by the applicants submittal and findingsand/or do not warrant 
discussion.  
 

C h a p t e r  1 6 . 8 4 A n n e x a t i o n  C o m p l i a n c e  
  

16.84.040.A.1.b.  Annexation Development Map. 
A. The following criteria shall apply to all annexation requests. 
  
 1. The City of Canby Annexation Development Map shall determine which properties are 

required to submit either (See Figure 16.84.040): 
 

a. A Development Agreement (DA) binding for all properties located within the 
boundaries of a designated DA area as shown on the City of Canby Annexation 
Development Map.  The terms of the Development Agreement may include, but 
are not limited to: 
 

1. Timing of the submittal of an application for zoning 
2. Dedication of land for future public facilities including park and open space 

land 
3. Construction of public improvements 
4. Waiver of compensation claims 
5. Waiver of nexus or rough proportionality objections to future exactions 
6. Other commitments deemed valuable to the City of Canby 

 
For newly annexed properties that are within the boundaries of a DA area as designated on 
the City of Canby Annexation Development Map:  A Development Agreement shall be recorded 
as a covenant running with the land, binding on the landowner’s successors in interest prior to 
the City Council granting a change in zoning classification.  

  
 b. A Development Concept Plan (DCP) binding for all properties located within the 

boundaries of a designated DCP area as shown on the City of Canby Annexation 
Development Map. A Development Concept Plan shall address City of Canby 
infrastructure requirements including: 

  1. Water 
  2. Sewer 
  3. Storm water 
  4. Access 

 5. Internal Circulation 
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  6. Street Standards 
  7. Fire Department requirements 
  8. Parks and open space 
 

 For newly annexed properties that are within the boundaries of a DCP area as 
designated on the City of Canby Annexation Development Map: A Development Concept Plan 
shall be adopted by the Canby City Council prior to granting a change in zoning classification.  
(Ord 1294, 2008) 
 
 
Findings:The 2 tax lots which are a part of this annexation do not lie within a defined 
Development Agreement Area so are exempt from those provisions so this criterion is not 
applicable.  The subject property is within a Development Concept Area.  However, CMC 
16.84.090 Exceptions – allows the City Council to authorize an exception to any of the 
requirements of the annexation chapter.  The applicant made a request to the Council to 
waive the requirement to submit and gain approval of a concept plan for the larger area 
containing this property and the City Council exempted the applicant from this requirement at 
its January 4, 2012 regular meeting.  Therefore, this criterion has been exempted and is not 
applicable.  
 
 

Criteria 16.84.040.A.2 Analysis of the need for additional property within the city limits shall 
be provided.  The analysis shall include the amount of developable land (within the same class 
of zoning – low density residential, light industrial, etc.)  Currently within the city limits; the 
approximate rate of development of those lands; and how the proposed annexation will affect 
the supply of developable land within the city limits.  A supply of developable residential land 
to provide for the anticipated population growth over the following three years is considered 
to be sufficient. 
 
Findings: A land needs analysis is required with all annexations toassess the current amount 
of developable land within the same class of that proposed.  The applicant submitted an 
analysis performed by staff and utilized with their contiguous annexation application made 
last year.  It has been determined that the same study is applicable to for this request.  It 
demonstrates that there is less than a three-year supply of High Density Residential (R-2) 
zoned land.  There is a High Density Residential (R-2) zone deficiency within the City Limits and 
a long-term High Density Residential HDR) designation deficiency within the UGB.  Therefore, 
the supply does not exceed a three-year supply so a “need” for high density residential land 
exists.  A 3-year supply of HDR land at the estimated consumption rate is not available.  Staff 
concurs and incorporates the applicant’s narrative as findings with the exception that the 
“Growth Priorities” map on page 32 of the Comp Plan is no longer applicable since the Land 
Development Code was amended to alter the annexation section eliminating priority areas in 
favor of the Concept Development Plan and/or Development Agreement areas. 
 
Criteria 16.84.040.A.3 Statement of potential physical, aesthetic and related 
social effects of the proposed development on the community as a whole and on the 
neighborhood of which it will become a part; and proposed actions to mitigate 
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identified concerns, if any.  A neighborhood meeting is required as per Table 16.89.020 
of the City of Canby Land Development and Planning Ordinance. 
 
Findings: This staff report incorporates the relevant section of the applicant’s narrative as 
findings.  Future development is anticipated to develop the site at a density of 16 units per 
acre.  This development will be residential, better matching the area than what would be 
possible under the existing RC Comp Plan designation.  Potential traffic generation has been 
shown to likely be less than that allowed under the current designation.  Staff does not 
foresee any significant impacts from the proposal or need to mitigate any concerns. This 
applicable criterion has or can be met at the time of development. 

Criteria 16.84.040.A.4Statement of availability, capacity and status of existing water, sewer, 
drainage, transportation, park and school facilities. 
 
Findings: This staff report incorporates the relevant section of the applicant’s narrative as 
findings.  The applicant included a report by John Middleton, P.E. with ZTec Engineers to 
demonstrate that utility infrastructure will be available, with adequate capacity to serve the 
eventual planned development.  Staff agrees that park and school facilities will not be 
significantly impacted if developed as senior housing.  The chance this annexation will not 
develop as senior housing is insignificant.  This applicable criterion has or can be met at the 
time of development. 
 

Criteria 16.84.040.A.5Statement of increased demand for such facilities to be 
generated by the proposed development, if any, at this time. 
 
Findings: Staff accepts the relevant section of the applicant’s narrative as findings.  The 
demand for senior housing expansion is evident from the applicant and for high density 
housing in Canby.  Staff finds that the applicant narrative is sufficient and the applicable 
criteria are or can be met. 

Criteria 16.84.040.A.6 Statement of additional facilities, if any, required to meet the 
increased demand and any proposed phasing of such facilities in accordance with projected 
demand. 

 
Findings:This staff report incorporates the relevant section of the applicant’s narrative as 
findings.  According to ZTec’s report and utility provider statements, utility capacity is available, 
and no facilities need increasing as a result of this proposal.  Staff finds that the applicant 
narrative is sufficient and this criterion is or can be met. 

Criteria 16.84.040.A.7 Statement outlining method and source of financing required to 
provide additional facilities, if any. 

 
Findings:This staff report incorporates the relevant Section of the applicant’s narrative as 
findings.  No financing is needed as Hope Village will pay for necessary costs of its own 
development, and normally associated adjacent street and sidewalk improvements and utility 
extension connections which are nearby. 



CITY OF CANBY - STAFF REPORT – JUNE 25, 2012       
ANN 12-01/CPA 12-01/ZC 12-01 HOPE VILLAGE, INC.       PAGE 6 OF 12 

Criteria 16.84.040.A.8 Statement indicating the type and nature of any comprehensive plan 
text or map amendments or zoning text or map amendments that may be required to complete 
the proposed development. 

 
Findings:Staff finds a misstatement in the first sentence of the applicant’s narrative.  The correct 
response indicated elsewhere in the application is that a Comprehensive Plan Amendment is 
requested and needed with this application in order to amend the current RC land use 
designation to the HDR land use designation which would then align with the applicant’s desired 
R-2 High Density Residential zoning assignment upon annexation.  This zoning is more in keeping 
with the residential use planned and will allow the potential residential density that is likely to 
exceed that allowed by the current Comprehensive Plan land use designation.  Staff accepts and 
incorporates the remaining relevant section of the applicant’s narrative as findings.  With this 
supplemental finding along with the applicant’s finding the criteria is met. 

Criteria 16.84.040.A.9 Compliance with other applicable city ordinances or policies. 
 

Findings:Staff incorporates the relevant section of the applicant’s narrative as applicable findings 
that would indicate compliance with all city ordinances and policies. 

Criteria 16.84.040.A.10Compliance of the application with the applicable sections of Oregon 
Revised Statutes Chapter 222. 
 

Findings:Staff incorporates the relevant section of the applicant’s narrative as findings.  The 
application complies with all applicable Oregon Revised Statutes.  The applicable criteria can be 
met. 
 

C h a p t e r  1 6 . 8 8 C o m p r e h e n s i v e  P l a n  A m e n d m e n t  A n a l y s i s  
 
16.88.180.C  Comprehensive Plan Amendments  In judging whether or not a legislative plan 
amendment shall be approved, the Planning Commission and City Council shall consider: 
 

 1.  The remainder of the Comprehensive Plan of the city, and the plans and policies of the 
county, state, and local districts, in order to preserve functions and local aspects of land 
conservation and development; 

 
Findings: Staff incorporates the relevant section of the applicant’s narrative as sufficient findings 
to show this criterion has been met.   
 

 2.  A public need for the change; 
 

Findings: Staff incorporates the relevant section of the applicant’s narrative as sufficient findings 
to show this criterion has been met.   
 

 3.  Whether the proposed change will serve the public need better than any other change 
which might be expected to be made; 
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Findings: Staff incorporates the relevant section of the applicant’s narrative as sufficient findings 
to show this criterion has been met.   
 

 4.  Whether the change will preserve and protect the health, safety and general welfare of 
the residents in the community; 

 
Findings: Staff incorporates the relevant section of the applicant’s narrative as sufficient findings 
to show this criterion has been met.   

 5.  Statewide planning goals. 
 

Findings: Staff incorporates the relevant section of the applicant’s narrative as sufficient findings 
to show this criterion has been met.   
 
 

C h a p t e r  1 6 . 5 4 A m e n d m e n t s  t o  t h e  Z o n i n g  M a p  A n a l y s i s  
 
The assignment of an appropriate zoning district is a part of any annexation application within 
the City of Canby.  The approval criteria are similar to that for approval of an annexation.  
 
16.54.040 Standards and criteria. 
 In judging whether or not the zoning map should be amended or changed, the Planning 
Commission and City Council shall consider: 

 A.  The Comprehensive Plan of the city, giving special attention to Policy 6 of the land use 
element and implementation measures therefore, and the plans and policies of the county, 
state and local districts in order to preserve functions and local aspects of land conservation 
and development; 
 

Findings: Staff incorporates the relevant section of the applicant’s narrative as sufficient findings 
to show this criterion has been met.  We supplement the applicant’s findings in relation to the 
applicability of Policy 6 of the Land Use Element of the Comprehensive Plan in regard to “Areas of 
Special Concern”.  This policy mentions the need for special access considerations and treatment 
for all property shown on the Land Use Map within the “Residential-Commercial” category 
having frontage on S. Ivy Street.  Staff has determined this concern is not really applicable to this 
request since the Comp Plan designation is requested to be changed away from the RC 
designation and this particular property is not shown on the “Areas of Special Concern” map 
within the Comprehensive Plan.   It is understood that direct access is not   
 

 B.  Whether all required public facilities and services exist or will be provided concurrent with 
development to adequately meet the needs of any use or development which would be 
permitted by the new zoning designation.  (Ord. 749 section 1(B), 1984; Ord.740 section 
10.3.85(D), 1984) 
 

Findings: Staff incorporates the relevant section of the applicant’s narrative as sufficient findings 
to show this criterion has been met.  There will be necessary infrastructure improvements which 
will be applicable at the time of development of the annexed property.  No special utility 
extension or capacity issues were noted in the report prepared by ZTec Engineers or from the 
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City Engineers review of this application.  Additionally, the application was forwarded to all public 
facility and service providers for comment and to date no responses of any concern with future 
service provision have been noted.  This criterion is judged to be satisfied. 
 
 
16.08.150 Traffic Impact Study (TIS)  
A. 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. 
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). 

 
Findings:The Transportation Planning Rule within State Statute (OAR 660-12-0060-9) requires 
that there be a record of traffic generation findings which are consistent with the City’s 
Transportation System Plan with any Comp Plan Map Amendment or Zoning Map Amendment.  
Therefore, staff required that a Traffic Impact Study be prepare for this application.  The TIS is 
included as attachment C to this staff report.   The findings of the TIS determined that the Comp 
Plan Amendment and zone change from the proposed annexation would not have any significant 
effect on the surrounding transportation network, and no mitigation measures would be 
required to satisfy TPR requirements.  The P.M. peak hour trip potential under the reasonable 
worst-case development scenario would be less under the proposed HDR Comp Plan designation 
than the existing RC designation.  The increase in traffic over the existing EFU zoning from one 
P.M. peak hour trip to 14 would not significantly affect the surrounding transportation system 
and the TSP anticipated and took into account a reasonable worst case traffic generation 
scenario greater than the HDR Comp Plan Amendment proposed.   This review criterion is met. 
 
 

C h a p t e r  1 6 . 8 9 . 0 6 0  P r o c e s s  C o m p l i a n c e  
 

16.89.060  Type IV Decision. 
For certain applications, the City Council makes a final decision after a recommendation by the 
Planning Commission. These application types are referred to as Type IV decisions. 
 A.Pre-application conference. A pre-application conference may be required by the Planning 

Director for Type IV applications. 
 
 B.Neighborhood meetings. The applicant may be required to present their development 

proposal at a neighborhood meeting (see Section 16.89.070). Table 16.89.020 sets the 
minimum guidelines for neighborhood review but the Planning Director may require 
other applications to go through neighborhood review as well. 
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 C.Application requirements. Type IV 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 and hearings. The public notice and hearings process for the Planning 

Commission’s review of Type IV applications shall follow that for Type III applications, 
as provided in subsections 16.89.050.D and 16.89.050.E. 

 
 E.Decision process. 
 
 1. Approval or denial of a Type IV decision shall be based on the standards and criteria 

located in the code. 
 
 2. The hearings body shall issue a final written order containing findings and conclusions 

recommending that the City Council approve, approve with conditions, or deny the 
application. 

 
 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. 

 
 F.City Council proceedings: 
 
 1. Upon receipt of the record of the Planning Commission proceedings, and the 

recommendation of the Commission, the City Council shall conduct a review of 
that record and shall vote to approve, approve with conditions, or deny the 
recommendation of the Planning Commission. 

 
 2. The City Council may question those individuals who were a party to the public hearing 

conducted by the Planning Commission if the Commission’s record appears to be 
lacking sufficient information to allow for a decision by the Council. The Council 
shall hear arguments based solely on the record of the Commission. 

 
 3. The City Council may choose to conduct public hearings on Comprehensive Plan 

amendments, amendments to the text of this title, zone map amendments, and 
annexations. If the Council elects to conduct such hearings, it may do so in joint 
session with the Planning Commission or after receiving the written record of the 
Commission. (Ord. 1080, 2001) 

 
Findings:Annexations are processed as a Type IV “quasi-judicial” process which is considered 
through a public hearing with a recommendation made by the Planning Commission and 
decision by the City Council if they determine to set the request for a voter approval on the 
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November, 2012 general ballot.  The notice requirements are the same as for Type III 
applications.  Notice of this application and the Planning Commission and Council Hearing 
dates to be held was made to surrounding property owners on June 1, 2012, at least 20-days 
prior to the hearing.  The applicant provided prior notification and held a neighborhood 
meeting on February 20, 2012 and provided a summary of that meeting as attachment A.e to 
this report.  The site was posted with a Public Hearing Notice sign on June 15, 2012.  A notice 
meeting ordinance requirements of the public hearings was published in the Canby Herald on 
June 20, 2012.  The Planning Director waived the requirement for a pre-application meeting for 
this request.  The Planning Commission submits a recommendation to the City Council for a 
decision to refer the annexation to the voters for a general election.  These findings indicate 
that all processing requirements have been satisfied with this application.   
 
Neighborhood Meeting Held. 
The applicant held a neighborhood meeting on February 20, 2012 after sending a postcard to 

neighboring property owners and residents within a 500 foot radius of the property to be 
annexed.  Questions that were raised appear to have been adequately addressed at that 
meeting. 

 
Findings:The holding of the informative neighborhood meeting satisfies this applicable 
criterion.   
 
 
P u b l i c  T e s t i m o n y  R e c e i v e d  
 

Notice of this application and opportunity to provide comment was mailed to owners of lots 
within 500 feet of the subject properties and to all applicable public agencies and City 
departments on June 1, 2012. As of the date of this Staff Report, the following comments were 
received by City of Canby from the following persons/agencies:  
 
Agency/City Department Comments. 
Comments were received from the following agencies/city departments: 

• Hassan Ibrahim, City Engineers Office 
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General Public Input. 

• Letter from Robert & Miriam Kinder in support of this application. 
• Letter from Scott Gustafson in support of this application. 
• Letter from Bob Kauffman in support of this application. 
• Letter from Clayton & Jean Metzger in support of this application. 
• Letter from Buzz Weygandt in support of this application. 

 
 
C o n c l u s i o n  R e g a r d i n g  C o n s i s t e n c y  w i t h  t h e  S t a n d a r d s  o f  t h e  C a n b y  

M u n i c i p a l  C o d e  

Staff concludes, as detailed in the submittal from the applicant and as detailed herein this staff report, 
including all attachments hereto, that: 

1. The application and proposed use is in conformance with applicable sections of the City’s 
Comprehensive Plan and Land Development and Planning Ordinance when all of the 
conditions contained in this staff report are applied. 

2. The requirement for submittal and approval of a Development Concept Plan in conjunction 
with this annexation request was provided an exception through a formal waiver by the City 
Council prior to the application being submitted. 

3. The proposed annexation meets the approval criteria set forth in CMC 16.84.040.A. 
4. The Comprehensive Plan Amendment meets the approval criteria set forth in CMC 

16.88.180.C, making the requested change in the Land Use Plan Map designation from RC to 
HDR appropriate. 

5. The zoning of the property, if annexed, should be R-2 pursuant to the approval criteria set 
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forth in CMC 16.54.040. 
6. The proposed annexation’s desired zoning district of R-2 is in conformance with the 

concurrent requested ComprehensivePlan Land Use Plan Map Amendment. 
7. The application complies with all applicable Oregon Revised Statutes. 
8. There are sufficient public and private utility and service capacity to serve the site at the 

minimum and anticipated development intensity. 
9. The “County Maintained Roads within the City of Canby “ map shows S. Ivy as a County 

Maintained Arterial Road which should currently stay under the County’s jurisdiction and not 
be annexed at this time. 

10. If in the unlikely event this property is developed as non-senior residential units as currently 
planned, there would be school enrollment impacts. 

11. It has been determined there is currently less than a three-year supply of High Density 
Residential (R-2) zoned land within the City limits – a policy set by the Canby City Council to 
guide decisions on annexation requests.   There is a High Density Residential (R-2) zone 
deficiency within the City Limits and a long-term High Density Residential (HDR) designation 
deficiency within the UGB.  Therefore, the supply does not exceed a three-year supply and 
there is a “need” for high density residential zoned land at this time. 

 
1 6 . 8 9  R e c o m m e n d a t i o n  

Based on the application submitted and the facts, findings and conclusions of this report, but without 
benefit of a public hearing, Staff recommends that the Planning Commission recommend to the City 
Council that: 

1. ANN 12-01 be approved for submission to the electorate for a vote of the people; 
2. That the accompanying Comprehensive Plan Amendment changing the Land Use Plan Map 

from the RC Residential Commercial designation to the HDR High Density Residential 
designation be approved;  and, 

3. Upon annexation, the zoning of the subject property be designated as R-2 High Density 
Residential. 














































































































































