
 
 

  

 

AGENDA  

CANBY PLANNING COMMISSION  

Meetings can be viewed on CTV Channel 5 or Canby YouTube 

Monday, April 12, 2021 
7:00 PM (Virtual Zoom Meeting) 

 
(Commissioner John Savory (Chair) 

Commissioner Larry Boatright (Vice Chair) Commissioner Jennifer Trundy  

Commissioner Jeff Mills Commissioner Michael Hutchinson 

Commissioner Jason Padden Commissioner James Hieb 

 

1. CALL TO ORDER  

a. Invocation 

b. Pledge of Allegiance  

2. CITIZEN INPUT ON NON-AGENDA ITEMS 
 This is an opportunity for audience members to address the Planning Commission on items not on the agenda. Each 

person will be given 3 minutes to speak.  Staff and the Planning Commission will make every effort to respond to 

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

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

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

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

Commissioners and Staff will be attending this meeting virtually. 

3. MINUTES – Planning Commission Minutes are delayed because of secretary absence. Staff will have these complete 

as soon as we are able. 

4. NEW BUSINESS – None 

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

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

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

attending this meeting virtually. 

a. The proposal is a request for Conditional Use and Design Review approval for a Senior Living and 

Memory Care Facility with 102 beds and four independent living duplexes, with associated parking 

and site improvements. DR 20-03 and CUP 20-02 (Memory Care Facility). 

6. FINAL DECISIONS – 
a. DR 20-03 and CUP 20-02 (Memory Care Facility)  

7. ITEMS OF INTEREST/REPORT FROM PLANNING STAFF– 

a. Next regularly scheduled Planning Commission meeting – Monday, April 26, 2021. 

8. ITEMS OF INTEREST/GUIDANCE FROM PLANNING COMMISSION  

9. ADJOURNMENT 

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

with disabilities should be made at least 48 hours before the meeting at 503-266-7001.  A copy of this agenda can be found on the City’s web page 

www.canbyoregon.gov . City Council and Planning Commission Meetings are broadcast live and can be viewed on CTV Channel 5.  For a schedule of the 

playback times, please call 503-263-6287. 

mailto:fousel@canbyoregon.gov
mailto:fousel@canbyoregon.gov
http://www.canbyoregon.gov/


PLANNING COMISSION 

APRIL 12, 2021 MEETING 

 

TABLE OF CONTENTS 

ITEM PAGE NO. 
DR 20-03 / CUP 20-02 STAFF REPORT 1-17 

APPLICATION AND SUPPORTING MATERIALS 18-309 

TRANSPORTATION IMPACT ANALYISIS 
EXECUTIVE SUMMARY 

310-313 

CITY ENGINEER MEMORANDUM 314-316 

DR 20-03 / CUP 20-02 FINAL FINDINGS 
SIGNATURE PAGE  

317 

DR 20-03 / CUP 20-02 FINAL FINDINGS 318-320 

 



DR20-03 & CUP20-02  1 
Senior Living and Memory Care at 13th and Ivy  

  

o660    
 
 
 

 
STAFF REPORT  

CONDITIONAL USE AND DESIGN REVIEW  
FILE NUMBERS DR20-03 & CUP20-02 

 
HEARING DATE:  April 12, 2021  

STAFF REPORT DATE:  April 2, 2021 

TO:    Planning Commission 

STAFF:    Brianna Addotta, Associate Planner  

 
Request for Conditional Use and Design Review approval for a Senior Living and Memory Care Facility 
with 102 beds and four independent living duplexes, with associated parking and site improvements. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

  

City of Canby 
1 OF 322



DR20-03 & CUP20-02  2 
Senior Living and Memory Care at 13th and Ivy  

  

Property/Owner Information 

Location:                           1300 S. Ivy St. 
Tax Lots:                            41E04DA04800 
Property Size:  2.6 acres 
Comprehensive Plan: LDR Low Density Residential 
Current Zoning:  R-1 Low Density Residential Zone 
Owner:   Asteria Senior Living 
Applicant:  EPR Design 
Application Type: Site and Design Review, Conditional Use (Type III) 
City File Numbers:          DR20-03 & CUP20-02 
 
 
Existing Conditions 

The 2.6 acre parcel is located at the southeastern corner of S Ivy St. and SE 13th Ave and is zoned R-1, 

Low Density Residential. It is currently developed with a single family home fronting Ivy Street. The lot 

is otherwise clear, without significant landscaping, tree coverage, or slopes. Neither frontage has been 

improved with public facilities. Surrounding the property are parcels zoned R-1 Low Density Residential 

and R-1.5 Medium Density Residential, and are developed with single family homes to the south and 

east, Canby Adult Center and Swim Center to the north, and Hope Village Senior Living Community to 

the west.  

Project Overview 

The proposal is a request seeking to build a two-story assisted living facility building with a memory care 

endorsement, and eight 700 SF cottages for Independent Living. 31% landscaping is proposed. A parking 

plan specific to the use of Memory Care has been provided to address a lower parking ratio than the 

Nursing Home standard set by the Municipal Code, 60 parking spaces are proposed.  

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. 

Table of Contents 

Staff Findings Page 3-14 

Public and Agency Comments Page 14-15 

Staff Recommendation and Conditions of Approval Page 15-17 

Applicant Materials Attachment A 

Traffic Scoping Memo Attachment B 

Transportation Executive Summary Attachment C 

Revised Preliminary Review from City Engineering Consultant Attachment D 
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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 Land Development and Planning Ordinance: 

 16.08:   General Provisions 

 16.10:   Off-street Parking and Loading 

 16.16:   R-1 Low Density Residential Zone 

 16.42:   Signs 

 16.43: Outdoor Lighting Standards 

 16.46:   Access Limitations on Project Density 

 16.49:   Site and Design Review 

 16.50:  Conditional Uses 
 

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. 

16.08  General Provisions 

16.08.090 Sidewalks required 

  The Planning Commission may impose appropriate sidewalk and curbing requirements as a 

condition of approving any discretionary application it reviews.  

The applicant has stated they will be installing public facilities to the recommendation of the 

City’s consulting Engineer and in accordance with the standard configurations appropriate 

to S Ivy Street and SE 13th Avenue.  

Finding: Staff refer to the memo submitted by Hassan Ibrahim, P.E. on January 27, 2021 in 

which he outlines the requirements for both frontages. Staff recommend a condition of 

approval requiring improvements be installed to the standards provided therein. 

16.08.150 Traffic impact study (TIS) 

    Based on information provided by the applicant about the proposed development, the city 

will determine when a TIS is required. 

 
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 
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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: City transportation consultant Kevin Chewuk of DKS provided a scope for the required 

traffic study (Attachment B). The applicant retained Gary Spanovich of Charbonneau 

Engineering LLC to complete the study. The full study is included in the applicant materials 

(Attachment A). Staff has worked with DKS to review the study and have determined the 

applicant has provided sufficient information to address the scope and have shown the 

proposal to meet minimum safety and functionality standards, and refers to the executive 

summary provided by Kevin Chewuk of DKS for details (Attachment C).  

 
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 
 
  Nursing Home: 1.00 spaces per 2 beds for patients plus 1.00 space per employee. 
 
Findings: The applicant has applied for an exception to the designated parking standards for the 

nursing home land use. The development would consist of 102 memory care patient beds 

and 8 senior living units. The standard parking requirement for an institutional nursing 

home is 1 space per 2 resident beds plus 1 space per full time employee. The applicant 

provided us with staffing numbers for the proposed facility, which will have around the 

clock staff in day, night, and swing shifts. Specific staffing numbers can be found in the 

applicant materials, a memo titled Addendum for Parking Demand dated February 4, 2021. 
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Based on the numbers provided, a maximum of 33 employees would be working during the 

day shift. Staff notes outside providers and swing employees should also be accounted for; 

meaning an additional 7 parking spaces. The facility is expected to bring a maximum of 5 

visitors a day, which is considered average in the industry. The applicant has provided a 

letter from a comparable facility in support of this figure. This provides a conservative 

estimate of 47 required parking spaces for staff and visitors of the facility. Eight senior living 

units require an additional 8 parking spaces, bringing the requirement to 55 spaces. In 

addition, 102 resident beds would require 51 parking spaces. Therefore, 106 parking spaces 

would be required following the parking standards in CMC 16.10.050. 

 

 The applicant is proposing a total of 60 parking spaces. The basis for the reduction request 

lies in the particular type of resident that will be living there, particularly in the 102 resident 

beds inside the primary building. The applicant states residents of this building will all be 

patients with established memory care requirements. They do not drive and will not need 

to utilize any parking for themselves. Removing the need for 51 patient parking spaces 

leaves 55 parking spaces required. The applicant has provided an additional 5 parking 

spaces beyond this requirement, although staff note 6 of the parking spaces are driveways 

for the independent living duplexes and won’t be available for staff of the facility and would 

most likely only be used by residents of the duplexes, their healthcare providers and their 

guests. 

 

 Staff finds the proposal reasonable and specific enough to address the unique 

circumstances of this use. Staff recommend a condition of approval to install visitor parking 

signage in front of the five designated parking spaces for visitors. 

 

Parking Designated Required  Proposed 

Memory Care Facility Residents 51 (nursing home standard) 0 

Independent Senior Duplexes 8 16 

Staff 33 33 

Outside Providers & Swing Employees 7 7 

Visitors 
5 (no code standard, based on 
industry information) 

10 

Total 106 60 

Total without Memory Care Resident 
Parking 

55 60 

 
16.10.070 Parking lots and access  
  
 Parking Lots 

A.  Parking stall dimensions shall meet the standards found in Table 16.10.070 of the Canby 
Municipal Code. 
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B. Areas 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. The 
full width of driveways must be paved. 

C. 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. 

D. 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.  

E. 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 that shows compliance with the parking lot standards. 

 Access and Driveways 
 

A. Driveways shall be limited to one per property except for… property with a frontage of 

over 250 feet. Double frontage lots and corner lots may be limited to access from a single 

street, usually the lower classification street.  

B. 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. 

C. Driveway widths shall be as follows: 12 foot minimum, 36 foot maximum 

D. Driveway spacing shall be as follows for an Arterial: Intersection 330’, Driveway 330’. 

E. 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 intersections. 

F. The Public Works Supervisor may approve the location of a driveway closer than fifty (50) 

feet from the intersection of collector or arterial streets. 

Findings:     The applicant has requested an exception to the intersection spacing standards in order to 

accommodate two driveways on this corner lot. Both driveways are approximately 200’ 

away from the intersection, where the standard spacing required is 330’. The nature of the 

use as a memory care and senior living facility requires ease of access for emergency and 

first responder vehicles. Two driveways will allow these vehicles to circulate the property 

without excessive backing movements. The Department of Health Services and Facilities 

Planning and Safety in OAR 411-054-0200 (2)(h) states that “Facilities must have an entry 

and exit drive to and from the main building entrance that will allow for picking up and 
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dropping off residents and for mail deliveries without the need for vehicles to back up.”  

The traffic report provided by the applicant and confirmed by transportation engineering 

partner DKS states the site distance from the driveways is considered safe. Because the 

traffic counts are so low for the use, with 24 a.m. peak hour trips and 29 p.m. epeak hour 

trips, a second driveway would not be required or encouraged under another use not 

regulated by state statute. Therefore, staff recommends a condition of approval that the 

Ivy St. driveway be restricted to right-in right-out turning movements through the 

installation of a ‘porkchop’ driveway divider as well as appropriate signage. This provides 

the required circulation for emergency vehicles and will facilitate traffic flow moving 

through the intersection. 

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. 

 

The applicant has provided a landscaping plan which includes street trees along both Ivy 

Street and 13th Avenue. 

 

Findings:   Staff find the proposal meets requirements for a street tree plan. Staff recommend a 

condition of approval requiring inspection after installation before certificate of occupancy. 

 
16.10.100 Bicycle Parking Standards 
 

Nursing Home: 1.00 spaces per 5 beds for patients or residents. 

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. 

Findings:   The independent living units each have a one car garage as well as a one car driveway where 

bicycles can be stored. Regarding the primary facility, 102 beds requires 20 bicycle parking 

spaces. The applicant’s site plan shows a total of 6 bicycle parking spaces. The applicant has 

stated 20 bicycle parking spaces shall be provided adjacent to the northwestern entrance 

to the facility, but has not submitted a revised site plan detail to support this. Staff 

recognizes there is ample open space near the northwestern entrance to accommodate the 

required 20 spaces. Staff recommends a condition of approval requiring a type one site plan 

application be submitted with bicycle parking details before certificate of occupancy.  

16.16 R-1 Low Density Residential Zone  

16.16.020 Conditional Uses 

 E. Nursing Homes are a conditional use in the R-1 zone. 
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16.16.030 Development Standards 

 The Conditional Use section of the Municipal Code states  

16.50.060 A conditional use shall comply with the standards of the zone, except as 

specifically modified in granting the conditional use permit and as specified: 

 

Building height. A height maximum of 75 feet; provided that each yard is increased by 

the addition of five feet over the requirement for every five feet or fraction thereof of 

additional height over the maximum allowed by the zone.  

 

Signs. Signs may be permitted for a conditional use in keeping with the nature of the 

use. Signs proposed at the time of conditional use review shall be reviewed by the 

Planning Commission regarding size, height, and location. 

  

The applicant has provided a site plan and narrative to show compliance with these standards. 

 

Findings:  A summary of the development standards of the R-1 zone as applicable to this project is 

provided along with a discussion regarding building height allowances. Signs will be 

discussed in the following section.  

  

Standard Minimum Yard Requirements (R1) Standard Lot Coverage Standards (R1) 

 Street side with driveway 20 feet Max impervious surface 60% 

Corner lot rear yard (1 story/2 story) 10/15 feet Min. landscaping 30% 

 

The standard maximum height allowed in the R-1 zone is 35 feet. The proposed two story 

memory care facility is 37 feet tall, while the independent living duplexes are one story under 

the standard maximum height. Give the rule outlined in 16.50.060, the two additional feet 

proposed in height requires an additional 5 feet applied to each setback. Because this is a 

corner lot, it has two front yards and two back yards. This means the setbacks applicable to 

this project are a 20 foot rear setback to the south, and a 15 foot rear setback to the east. The 

front setbacks to the north and west are handily met due to the configuration of the parking 

lot.  

 

The standard maximum impervious surface allowed in the R-1 zone is 60%. The applicant has 

proposed 32,588 square feet of building coverage and 34,951 square feet of impervious 

surface on an 111,973 square foot lot. That is 67,539 square feet of total impervious surface, 

which is 60.3% coverage on the lot. This meets the maximum standard for the R-1 zone. Staff 

recommend a condition of approval that no additional impervious surfacing may be installed 

without additional review. The minimum landscaping required for the site is exceeded, 44,434 

square feet of landscaping is proposed with 39% total site coverage. 

 

16.42 Signs 
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16.42.020 Administration and permit requirements 

Signs proposed at the time of conditional use or site and design review application shall be 

reviewed by the Planning Commission regarding size, height, location concurrent to 

conditional use review. 

 

The applicant has provided details and rendering of two proposed signs for their facility, 

included in the applicant plan set. The first sign is a freestanding monument sign with 10.5 

square foot wooden face supported by a decorated 6 foot tall monument 48 square feet in 

size and crafted with a stone base and timber posts. The second sign is a wall sign located on 

the breezeway entrance of the building, facing the intersection of Ivy St. and 13th Ave. Exact 

dimensions and materials have not been provided but the sign is shown in a rendering 

provided by the applicant.  

 

Findings:  The development code does not provide specific signage standards for memory care facilities. 

Staff compare the proposed signage to the signage standards for a multi-family development 

because the nature of the use and proposed design are similar. If those rules were applied to 

this property they would be allowed one monument sign along each frontage, sized 16 square 

feet per face with a maximum height of 7 feet. They would also be allowed one wall sign per 

building frontage with a maximum size of 60 square feet on the primary frontage and 30 

square feet on a secondary frontage.  

 

The signage proposed would be approvable under these standards. Staff find the signage 

proposed is generally appropriate for the use and recommend Planning Commission approve 

the signage plan with a condition that sign permits be required for each sign to verify 

compliance before final approval. 

 

16.43        Outdoor Lighting Standards 

16.43.110   Lighting Plan Required 

This property is residentially zoned and therefore requires an L1 lighting standard. The L1 

standard requires low ambient lighting. In residential zones outdoor lighting for conditional 

uses shall be minimized, especially near property lines, to avoid light trespass into homes. 

 

Findings:  The applicant has provided a lighting plan showing minimal light trespass onto adjacent 

residential properties; the maximum trespass is calculated at approximately 5 lumens. The 

configuration of the site is as such that the bulk of the vehicle circulation  and therefore 

required lighting is oriented away from the residential development to the south and east 

and instead orients towards the center of the site and out towards the intersection.  

 

16.46        Access Limitations on Project Density 
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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.  

 

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 is located at the southwest corner of S Ivy Street and SE 13th Avenue, both of which 

are classified as arterial streets. The applicant has asked for an exception of access spacing 

standards in order to accommodate two accesses as is required for the proposed use.  Staff 

finds the applicant has provided sufficient information in the Traffic Report to determine 

the safety of the proposed driveways and refers to the executive summary provided by 

Kevin Chewuk of DKS for details. The site has been designed to place the driveways as far 

away from the intersection as is feasible while accommodating required parking, a ten foot 

landscape buffer from the single family homes to the south, and the required five foot 

distance from property lines. Staff has recommended a condition of approval to restrict 

access of one of the driveways to right-in right-out only, reducing the impact of allowing a 

second driveway required for the use. 

 

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. 
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  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.  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. (Ord. 1338, 2010). 

 

 D. 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 INTENT of the design review standards set forth in this ordinance. 

 
The applicant states that the design of the building is modeled to blend with the various 

recently built development in the area and reflects a NW style of finishes and materials. The 

building has been limited to 2-story with the building articulation designed so that the building 

is broken into 2 main building volumes and the smaller duplex structures designed similar to 

surrounding single-family homes. The larger portion of the buildings have been set towards 

the streets with large setbacks that incorporate landscaping and parking areas (similar to the 

development across S. Ivy St. and SE 13th Ave). The smaller structures have been placed on 

the east side of the site where the single-family homes are located on the neighboring 

properties. This provides a buffer from the large building by placing the single-family homes 

(proposed duplexes) between the neighboring homes and the larger proposed memory care 

building on the site. 

 

Findings: The applicant filed a Type III application, and provided a detailed response to Table 

16.35.040 to demonstrate the project earns 69% of total points, 18% of which are LID 

specific. Staff 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 several 

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

directly accessible from the northwestern corner of the site via an eight foot wide paved 

path. 

 

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. 
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16.50 Conditional Uses 

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;  
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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. 
 

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.  

 

 The site is suitable for the proposed use which will offer around the clock memory care to 

seniors in a two story residential facility and four duplexes intended to provide more 

independent senior living. The buildings will have a residential design with a classic 

northwestern design, with muted colors and textures similar to other buildings in the area. 

  

 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. 

 

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

the use and anticipated impacts of the proposed development. 

 

PUBLIC COMMENTS: 

 

Comment received January 22, 2021 from Donald Chambers, resident at 164 SW 13th Avenue: 

It would be a bad choice to build this on 1300 S Ivy lot as Ivy & 13th is a very busy 

intersection and to get on to Ivy or 13th from this site would be very dangerous as  

I know I live on the 13th close to this intersection.  
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Staff Response: We understand as the southern part of Canby develops intersections will see 

increased use, and because this proposal is on a corner lot where two arterials intersect, 

traffic function and flow are under particular scrutiny. Staff worked closely with both the 

applicant and Transportation Engineer Kevin Chewuk to ensure the intersection will remain 

both safe and functional. The executive summary provided by Mr. Chewuk details how the 

demands of this proposal will not cause the intersection or surrounding system to fail. The 

nature of the use as a memory care facility necessitates a second driveway; staff has 

required the driveway on Ivy St. have access restricted to right-in right-out to reduce impact 

on traffic flow. 

Comment received January 26, 2021 from Zach Fogg, VP of Operations for Marquis Companies:  
To Whom It May Concern: 

 
Marquis at Hope Village has been an assisted living, skilled nursing and more recently, a memory 
care partner with the Hope Village Independent senior living campus for many years.  As you are 
aware, the Hope Village campus is located adjacent to the above proposed new memory care 
facility and as such, if approved, this development will have a significant negative impact on the 
existing Marquis and Hope Village operations.  Marquis and Hope Village have been premier 
community partners with the city and neighborhood and have provided much needed senior 
services to Canby and the surrounding area for many, many years.  In addition, Hope Village is 
planning major expansion of its services on property it owns to the south of the campus to 
further its commitment to the seniors of Canby. 

 
We are very skeptical that an adequate market need exists at this location for additional 
units.  Marquis has operated senior service facilities in the state for over 30 years and our 
experience tells us that approving this new facility will burden the viability and success of both 
Hope Village and this new facility.  In fact, we would argue that no industry expert/market study 
analysis would show the need for, or viability of, a new facility at this location with the addition 
of Marquis’ RCF Memory care and Hope Village’s Independent living expansion.  

 
Please consider the needs of the seniors in the community and not approve this 
development.  One strong and viable senior housing community with experienced operators is 
what this community continues to need. We do not need the addition of an inexperienced 
operator and additional units that only detract from the excellent services Canby seniors 
continue to receive at Hope Village. Thank you and should you have any questions or want 
further input, let me know. 

 
 Staff Response: Planning Commission and City of Canby Planning staff have a limited scope for land 

use and development review. In this case, market factors such as demand for a particular use 

cannot be considered when reviewing a land use application. Chapter 16 of the Canby Municipal 

Code contains the breadth of our purview, and all applicable standards found in that chapter have 

been addressed by the applicant.     

AGENCY COMMENTS:  

  City Engineer provided comments in a memo dated January 28, 2021 (Attachment D). 
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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 20-03/CUP 20-02 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 20-03/CUP 20-02, 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. The applicant shall file a sign permit for signage as shown in the applicant materials and as 

described in this staff report. The proposed signs must also secure a building permit from 

Clackamas County Building Inspection prior to their installation. (B. Addotta) 

2. The applicant shall designate the five visitor parking spaces with signage and inform 

residents and their families where they are. (B. Addotta) 

 3. The project must be in conformance with the applicable findings and recommendations 
outlined by the City Engineer in his memorandum dated January 28, 2021. (H. Ibrahim) 

  4. The design engineer shall submit to the City of Canby for review and approval a revised site 

plan of the driveway providing access onto S. Ivy Street to accommodate a right-in right-out 

porkchop and associated signage. Revised plans shall be provided and approved before site 

work commences. (B. Addotta) 

Prior to Issuance of a Building Permit the following must be completed: 

 5. The design engineer shall submit to the City of Canby for review and approval at the time 

of final construction plan approval a storm drainage analysis and report applicable to the 

defined development area detailing how storm water disposal from both the building and 

the parking areas is being handled. Any drainage plan shall conform to an acceptable 

methodology for meeting adopted storm drainage design standards as indicated in the 

Public Works design standards. (J. Nelzen) 

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

site work. (H. Ibrahim) 

 7. 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 
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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 preconstruction process procedures shall be followed. (J. 

Nelzen) 

 8. Construction plans shall be designed and stamped by a Professional Engineer registered in 

the State of Oregon. (H. Ibrahim) 

 9.  The project applicant shall apply for Clackamas County Building permits and a City of Canby   

Erosion Control Permit from the Canby Public Works Department. (B. Addotta) 

 10. Clackamas County Building Codes Division will provide structural, electrical, plumbing, and 

mechanical plan review and inspection services for construction of the project. (B. Addotta) 

 11. The applicant shall provide a bicycle parking detail showing compliance with the 

dimensional standards of bicycle parking as explained in CMC 16.49.065. (B. Addotta) 

Prior to Occupancy: 

12. 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. (B. Addotta) 

13. City inspection of driveways and sidewalks for overall condition and for ADA compliance is 
required. (H. Ibrahim) 
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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 

LAND USE APPLICATION  

Conditional Use Process Type III 

   
APPLICANT INFORMATION:(Check ONE box below for designated contact person regarding this application) 

 
� Applicant Name:  Phone:  

Address:  Email:  

City/State:  Zip:     

 
� Representative Name:  Phone:  

Address:  Email:  

City/State:  Zip:     

 
� Property Owner Name:  Phone:  

Signature:    

Address:  Email:  

City/State:  Zip:     

 
� Property Owner Name:  Phone:  

Signature:    

Address:  Email:  

City/State:  Zip:     

 
NOTE: Property owners or contract purchasers are required to authorize the filing of this application and must sign above 

n All property owners represent they have full legal capacity to and hereby do authorize the filing of this application and certify that 

the information and exhibits herewith submitted are true and correct. 

o All property owners understand that they must meet all applicable Canby Municipal Code (CMC) regulations, including but not 

limited to CMC Chapter 16.49 Site and Design Review standards. 

p All property owners hereby grant consent to the City of Canby and its officers, agents, employees, and/or independent contractors 

to enter the property identified herein to conduct any and all inspections that are considered appropriate by the City to process this 

application. 

PROPERTY& PROJECT INFORMATION: 
     

Street Address or Location of Subject Property  Total Size of 

Property 

 Assessor Tax Lot Numbers 

     

Existing Use, Structures, Other Improvements on Site  Zoning  Comp Plan Designation 

 

Describe the Proposed Development or Use of Subject Property 

 

STAFF USE ONLY  

         

FILE #  DATE RECEIVED  RECEIVED BY  RECEIPT #  DATE APP COMPLETE 
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City of Canby 

Planning Department 

222 NE 2nd Avenue 

PO Box 930 

Canby, OR 97013 

(503) 266-7001 

 

CHECKLIST 

Conditional Use Process Type III 

All required application submittals detailed below must also be submitted in electronic format on a CD, 
flash drive or via email to: PlanningApps@canbyoregon.gov 
    

Applicant    City 

  Check        Check 

 

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

   deeming the application complete. 

 

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

 

  Please submit one (1) electronic copy of mailing addresses in either an EXCEL SPREADSHEET 

or WORD DOCUMENT for all property owners and all residents within 500 feet of the subject 

property. If the address of a property owner is different from the address of a site, an address 

for each unit on the site must also be included and addressed to “Occupant.” A list of property 

owners may be obtained from a title insurance company or from the County Assessor’s office. 
 

  One (1) copy of a written statement describing the Conditional Use Permit request, and detailing  

how your request meets the approval criteria. Ask staff for applicable Municipal Code chapters 
and approval criteria.  Applicable Code Criteria for this application includes: 
__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________ 

 

  One copy of either the recorded plat or the recorded deeds or land sales contracts that 

demonstrates how and when legal property lines were established and where the boundaries of the 

legal lot(s) of record are located.  If the property is a lot or parcel created by plat, a copy of the 

recorded plat may be obtained from the Clackamas County Surveyor’s office.  If the property is a 

legal lot of record created by recorded deed or land sales contract at a time when it was legal to 

configure property lines by deed or contract, then those recorded deeds may be obtained from the 

Clackamas County Office of the Clerk, or a Title Company can also assist you in researching and 

obtaining deeds. 

 

  If the development is located in a Hazard (“H”) Overlay Zone, submit one (1) copy of an affidavit 
signed by a licensed professional engineer that the proposed development will not result in 

significant impacts to fish, wildlife and open space resources of the community.  If major site 

grading is proposed, or removal of any trees having trunks greater than six inches in diameter is 

proposed, then submit one (1) copy of a grading plan and/or tree-cutting plan. 

 

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

� Vicinity Map.   

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

existing street or road pattern. 

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

� Date, north arrow, and scale of drawing; 
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� Name and address of the developer, engineer, architect, or other individual(s) who 

prepared the site plan; 

� Property lines (legal lot of record boundaries); 

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

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

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

 

� Finished grading contour lines of site and abutting public ways; 

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

proposed development; 

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

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

equipment; 

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

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

pedestrian ways; 

� Callouts to identify dimensions and distances between structures and other significant 

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

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

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

 

   �   Landscape Plan 

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

� Layout and dimensions of all proposed areas of landscaping; 

� Proposed irrigation system; 

� Types, sizes, and location of all plants to be used in the landscaping (can be a “palette” of 
possible plants to be used in specific areas for landscaping); 

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

vegetative landscaped areas; 

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

proposed for preservation and each tree proposed for removal; 

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

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

tree proposed for removal. 

� Elevations Plan - The following general information shall be included on the elevations 

plan: 

� Profile elevations of all buildings and other proposed structures; 

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

� Profile of proposed fencing. 

� Sign Plan. 

� Location and profile drawings of all proposed exterior signage. 

� Color and Materials Plan. 

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

 

CONDITIONAL USE – TYPE III: APPLICATION PROCESS 

 

1. Prior to submitting an application, all applicants are encouraged to request a pre-application meeting with 

the City, or the City Planner may determine that a pre-application meeting is necessary after an application 

has been discussed or upon receipt of an application by the City.  To schedule a pre-application meeting, an 

applicant must submit a completed pre-application form and set of preliminary plans to the Planning 

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

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

information concerning application fees. 

 

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

application materials are also routed to various City/State/County departments, as applicable, for their 

comments.  The City Planner will accept or return the application with a written list of omissions within 

thirty (30) calendar days of the submittal. 

 

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

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

parties. 

 

5. Prior to the public hearing, the City will prepare notice materials for posting on the subject property.  Staff 

will post this material at least ten (10) days before the public hearing. 

 

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

 

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

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

applicant. 

 

8. The Commission then issues findings of fact which support approval, approval with conditions, or denial of 

the application.  A decision may be appealed to the City Council. 

 

9. If the Planning Commission decision is appealed, City Council holds a public hearing.  The staff report is 

presented and testimony taken, as at the original hearing(s).  Unless the City Council decides to hear the 

appeal de novo, only testimony regarding items already in the record is permitted, and no new information 

may be entered.  In the case of an appeal, the Council may affirm, revise, or reverse the decision of the 

Planning Commission in all or in part.  The Council may also remand the matter back to the hearing body 

for further consideration. 

 

CONDITIONAL USE PERMIT – TYPE III: STANDARDS AND CRITERIA 

 

Under Section 16.50.010 of the Canby Municipal Code, an application for CONDITIONAL USE PERMIT approval 

shall be evaluated based on the following standards and criteria: 

 

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; and 

 

B. The characteristics of the site are suitable for the proposed use considering size, shape, design, location, 

topography, existence of improvements and natural features; and 

 

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

and 

 

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. 
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City of Canby 

Planning Department 
222 NE 2nd Avenue 

PO Box 930 
Canby, OR 97013 
(503) 266-7001 

 

LAND USE APPLICATION 

SITE AND DESIGN REVIEW 
General Type III 

 

APPLICANT INFORMATION: (Check ONE box below for designated contact person regarding this application) 

 
� Applicant Name:  Phone:  

Address:  Email:  

City/State:  Zip:     

 
� Representative Name:  Phone:  

Address:  Email:  

City/State:  Zip:     

 
� Property Owner Name:  Phone:  

Signature:    

Address:  Email:  

City/State:  Zip:     

 
� Property Owner Name:  Phone:  

Signature:    

Address:  Email:  

City/State:  Zip:     

 
NOTE: Property owners or contract purchasers are required to authorize the filing of this application and must sign above 

n All property owners represent they have full legal capacity to and hereby do authorize the filing of this application and certify that 

the information and exhibits herewith submitted are true and correct. 

o All property owners understand that they must meet all applicable Canby Municipal Code (CMC) regulations, including but not 

limited to CMC Chapter 16.49 Site and Design Review standards. 

p All property owners hereby grant consent to the City of Canby and its officers, agents, employees, and/or independent contractors 

to enter the property identified herein to conduct any and all inspections that are considered appropriate by the City to process this 

application. 

PROPERTY & PROJECT INFORMATION: 
     

Street Address or Location of Subject Property  Total Size of 

Property 

 Assessor Tax Lot Numbers 

     

Existing Use, Structures, Other Improvements on Site  Zoning  Comp Plan Designation 

 

Describe the Proposed Development or Use of Subject Property 

 

STAFF USE ONLY  

         

FILE #  DATE RECEIVED  RECEIVED BY  RECEIPT #  DATE APP COMPLETE 
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SITE AND DESIGN REVIEW APPLICATION – TYPE III–INSTRUCTIONS 

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

Applicant    City 

  Check        Check 

 

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

deeming the application complete. 

 

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

 

         Please submit one (1) electronic copy of mailing addresses in either an EXCEL SPREADSHEET 

  or WORD DOCUMENT for all property owners and all residents within 500 feet of the subject  

  property. If the address of a property owner is different from the address of a site, an address 

  for each unit on the site must also be included and addressed to “Occupant.” A list of property  

  owners may be obtained from a title insurance company or from the County Assessor’s office. 
 

 

            One (1) copy of a written, narrative statement describing the proposed development and detailing 

how it conforms with the Municipal Code and to the approval criteria, including the applicable 

Design Review Matrix, and availability and adequacy of public facilities and services. Ask staff for 
applicable Municipal Code chapters and approval criteria. 

  Applicable Code Criteria for this application includes: 

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________ 

        Three (3) copies of a Traffic Impact Study (TIS), conducted or reviewed by a traffic engineer that is 

contracted by the City and paid for by the applicant (payment must be received by the City before 

the traffic engineer will conduct or review a traffic impact study. 

 Ask staff to determine if a TIS is required. 

 

                One (1) copy in written format of the minutes of the neighborhood meeting as required by 

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

list of attendees. 

      

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

 

          One copy of either the recorded plat or the recorded deeds or land sales contracts that 

demonstrates how and when legal property lines were established and where the boundaries of the 

legal lot(s) of record are located.  If the property is a lot or parcel created by plat, a copy of the 

recorded plat may be obtained from the Clackamas County Surveyor’s office.  If the property is a 
legal lot of record created by recorded deed or land sales contract at a time when it was legal to 

configure property lines by deed or contract, then those recorded deeds may be obtained from the 

Clackamas County Office of the Clerk, or a Title Company can also assist you in researching and 

obtaining deeds. 

 

      If the development is located in a Hazard (“H”) Overlay Zone, submit one (1) copy of an affidavit 

signed by a licensed professional engineer that the proposed development will not result in 
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significant impacts to fish, wildlife and open space resources of the community.  If major site 

grading is proposed, or removal of any trees having trunks greater than six inches in diameter is 

proposed, then submit one (1) copy of a grading plan and/or tree-cutting plan. 

 

Applicant    City 

  Check       Check 

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

plans shall include the following information: 

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

to the existing street or road pattern. 

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

� Date, north arrow, and scale of drawing; 

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

prepared the site plan; 

� Property lines (legal lot of record boundaries); 

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

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

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

� Finished grading contour lines of site and abutting public ways; 

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

proposed development; 

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

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

equipment; 

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

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

pedestrian ways; 

� Callouts to identify dimensions and distances between structures and other significant 

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

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

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

� Landscape Plan, with the following general information:  

� Layout and dimensions of all proposed areas of landscaping; 

� Proposed irrigation system; 

� Types, sizes, and location of all plants to be used in the landscaping (can be a “palette” of 
possible plants to be used in specific areas for landscaping); 

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

vegetative landscaped areas; 

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

proposed for preservation and each tree proposed for removal; 

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

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

tree proposed for removal. 

� Elevations Plan 

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

� Profile elevations of all buildings and other proposed structures; 

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

� Profile of proposed fencing. 
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� Sign Plan. 

� Location and profile drawings of all proposed exterior signage. 

� Color and Materials Plan. 

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

    One (1) copy of a completed landscaping calculation form (see page 5) 

 

   One (1) copy of a completed Design Review Matrix (see page 6) 
 

SITE AND DESIGN REVIEW APPLICATION: LANDSCAPING CALCULATION FORM 

Site Areas 
1.  Building area  - Square footage of building footprints 

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

3.  Landscaped area  - Square footage of all landscaped areas 

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

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

6.  Total site area  - Total square footage of site 

 

Required Site Landscaping (Code 16.49.080)  
7.  Percent of landscaping 

required in Zoning District 

 - Fill in the Appropriate Percentage: R-1, R-1.5, R-2 Zones: 30%;   

C-2, C-M, C-R, M-1, M-2 Zones: 15%;  C-1 Zone: 7.5% 

8. Required minimum square 

footage of landscaping 

 - Multiply line 4 and line 7 

9. Proposed square footage of 

landscaping 

 - Fill in value from line 3 

 

 Required Landscaping within a Parking Lot (Code 16.49.120(4))  

Note: This section and the next apply only to projects with more than 10 parking spaces or 3,500 square feet of 

parking area 

10. Zone  - Fill in the Appropriate Zone and Percentage: 
C-1 Zone: 5%;   

Core Commercial sub-area of the Downtown Canby 

Overlay: 10%, except for parking lots with 10 or more 

spaces and two or more drive aisles: 50 square feet per 

parking space; 

All other zones: 15%. 

11. Percent of required landscaping  

12. Area of parking lot & hardscape  - Fill in area of parking and maneuvering areas plus all 

paved surface within ten (10) feet of those areas. 

13. Number of vehicle parking spaces  - For Core Commercial sub-area in the Downtown Canby 

Overlay only, fill in the total # of parking spaces on-site. 

14. Required square footage of 

landscaping within 10 feet of parking 

lot 

  - Multiply area of parking lot (line 12) by percent of 

required landscaping (line 11) -OR- for the CC sub-area in 

the Downtown Canby Overlay multiply line 13 by 50 

square feet. 

15. Proposed square footage of 

Landscaping within 10 feet of parking 

lot 

 - Calculate the amount of landscaping proposed within 10 

feet of all parking and maneuvering areas. 
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Parking Lot Tree Calculation 
16. Number of parking spaces  - Total number of vehicle parking spaces 

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

18. Number of parking spaces (line 16) 

divided by 8 

 - Round up to the nearest whole number 

19. Area of parking lot area (line 17) 

divided by 2,800  

 - Round up to the nearest whole number  

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

21. Number of trees provided within 10 feet 

of parking lot 

 - Fill in the number of proposed trees within 10 feet of 

parking and maneuvering areas. 
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SITE AND DESIGN REVIEW APPLICATION: DESIGN REVIEW MATRIX 
 

Applicants: Please circle the applicable point column to your project and compute the total and percentages at the 

end of the table.   

  

Table 16.49.040 Site Design Review Menu 
As part of Site and Design Review, the following menu shall be used as part of the review. In order to “pass” this table 60% of total 
possible points shall be earned, 10% of the total possible points must be from LID elements 
 

Design Criteria Possible Points 

Parking 0 1 2 3 4 

Screening of parking 
and/or loading facilities 
from public right-of-way 

Not screened Partially 
screened Fully screened - - 

Parking lot lighting 
provided No  Yes - - - 

Parking location (behind 
building is best) Front Side Behind - - 

Number of parking 
spaces provided (% of 
minimum required) 

>120% 101-120% 100% - - 

Screening of Storage 
Areas and Utility Boxes 0 1 2 3 4 

Trash storage is screened 
from view by solid wood 
fence, masonry wall or 
landscaping. 

No Yes - - - 

Trash storage is located 
away from adjacent 
property lines. 

0 - 10 feet from 
adjacent 
property 

11 - 25 feet 
from adjacent 

property 

>25 feet from 
adjacent 
property 

- - 

Utility equipment, 
including rooftop 
equipment, is screened 
from view. 

Not screened Partially 
screened Fully screened - - 

Access  0 1 2 3 4 
Distance of access to 
nearest intersection. ≤70 feet 71 - 100 feet >100 feet - - 

Pedestrian walkways 
from public 
street/sidewalks to 
building entrances. 

One entrance 
connected. - 

Walkways 
connecting all 
public streets/ 
sidewalks to 

building 
entrances.  

- - 

Pedestrian walkways 
from parking lot to 
building entrance. 

No walkways 
Walkway next 

to building 
only 

Walkways 
connecting all 
parking areas 
to building 
entrances 

 

 . 
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Tree Retention 0 1 2 3 4 

Design Criteria Possible Points 

Percentage of trees 
retained <10% 10-50% 51-75% >75% - 

Replacement of trees 
removed <50% ≥50% - - - 

Signs 0 1 2 3 4 

Dimensional size of sign 
(% of maximum 
permitted) 

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

Similarity of sign color 
to building color Not similar Somewhat 

similar Similar - - 

Pole sign used Yes No - - - 

Building Appearance 0 1 2 3 4 

Style (similar to 
surroundings) Not similar 

Somewhat similar (1 or 2 points 
possible depending on level of 

similarity) 
- - 

Color (subdued and 
similar to surroundings 
is better) 

Neither Similar or 
subdued Both - - 

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

Size of building (smaller 
is better) 

>20,000 square 
feet 

≤20,000 square 
feet - - - 

Provision of public art 
(i.e. murals, statues, 
fountains, decorative 
bike racks, etc.) 

No - - - Yes 

Landscaping 0 1 2 3 4 

Number of non-required 
trees provided - 

At least one 
tree per 500 

square feet of 
landscaping. 

- - - 

Amount of grass (less 
grass is better) (% of 
total landscaped area) 

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

Low Impact 
Development (LID) 0 1 2 3 4 

Use of pervious paving 
materials (% of total 
paved area) 

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

Provision of park or 
open space area None - 

Open space 
(Generally not 
for public use) 

- 
Park (public or 

privately owned for 
public use) 
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Total Points Earned: __________________ (42.6 points required for 60%) 

 

Total LID Points Earned: ______________(7.1 required for 10%)  

 

 

Design Criteria Possible Points 

Use of drought tolerant 
species in landscaping 
(% of total plants) 

<25% drought 
tolerant - 

25-50% 
drought 
tolerant 

51-75% 
drought 
tolerant 

>75% drought 
tolerant 

Provision of additional 
interior parking lot 
landscaping (% of 
minimum required) 

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

Provision of an eco-roof 
or rooftop garden (% of 
total roof area) 

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

Parking integrated 
within building footprint 
(below-grade, structured 
parking, or tuck-under 
parking) (% of total on-
site parking) 

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

Disconnecting 
downspouts from city 
stormwater facilities 

None 
Some 

downspouts 
disconnected 

All downspouts 
disconnected - - 

Shared parking with 
adjacent uses or public 
parking structure (% of 
total required parking 
spaces) 

None <50% ≥50% - - 

Provision of rain 
gardens/bioretention 
areas for stormwater 
runoff (% of total 
landscaped area) 

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

 Total Possible Points = 71, 60%=42.6 points, 10%=7.1 points 
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SITE AND DESIGN REVIEW – TYPE III: APPLICATION PROCESS 

 

1. Prior to submitting an application, all applicants are encouraged to request a pre-application meeting with the 

City -or- the Planning Director may determine that a pre-application meeting is required prior to submitting an 

application.  To schedule a pre-application meeting, an applicant must submit a completed pre-application 

form and set of preliminary plans to the City Planner, and after receiving the Planner’s initials, must then make 

and take (3) copies of the pre-application materials to the Canby Public Works Department to schedule the pre-

application meeting.  The amount of the fee for a pre-application meeting is based on whether the application 

involves a public hearing or not. 

 

2. Prior to submitting an application, applicants may be required to hold a neighborhood meeting with 

surrounding property owners and any recognized neighborhood association representative, pursuant to the 

procedures described in Canby Municipal Code Section 16.89.070.  In certain situations, the Planning Director 

may waive the neighborhood meeting requirement. 

 

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

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

information concerning application fees. 

 

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

materials are routed to various City/State/County departments, as applicable, for their comments.  The 

application is reviewed for completeness; the City Planner will accept or return the application with a written 

list of omissions within thirty (30) calendar days of the submittal. 

 

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

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

parties. 

 

6. Prior to the public hearing, the City will prepare notice materials for posting on the subject property.  Staff will 

post this material at least ten (10) days before the public hearing. 

 

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

 

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

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

 

9. The Commission then issues findings of fact which support approval, modification, or denial of the application.  

A decision may be appealed to the City Council. 

 

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

testimony taken, as at the original hearing(s).  Unless the City Council decides to hear the appeal de novo, only 

testimony regarding items already in the record is permitted, and no new information may be entered.  In the 

case of an appeal, the Council may affirm, revise or reverse the action of the Planning Commission in all or in 

part.  The Council may also remand the matter back to the hearing body for further consideration. 

 

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

and service providers. If required, this meeting must be held and approval of Plan set by all agencies, and 

payment of Canby System Development Charge (SDC) and construction excise tax to the City before issuance of 

any building permits for the project(s) by Clackamas County. 

 

 

 

 

 

30 OF 322



Visit our website at:  www.canbyoregon.gov   Page 10 of 10 
Email Application to: PlanningApps@canbyoregon.gov 
 
 

 

SITE AND DESIGN REVIEW – TYPE III: REVIEW CRITERIA (Code 16.49.040) 
 

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

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

 

A. The proposed site development, including the site plan, architecture, landscaping and graphic design, is in 

conformance with the standards of this and other applicable City ordinances insofar as the location, height 

and appearance of the proposed development are involved; and 

 

B. The proposed design of the development is compatible with the design of other developments in the same 

general vicinity; and 

 

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

the proposed development and appropriate to the design character of other structures in the same vicinity; 

and 

 

D. The Planning Commission shall, in making its determination of compliance with subsections B and C above, 

use the applicable matrix [pages 8-12] to determine “compatibility”. 
 

2. The Planning Commission shall, in making its determination of compliance with the above requirements, be 

guided by the objectives and standards set forth in this section.  It must be demonstrated that all required 

public facilities and services are available, or will become available through the development, to adequately 

meet the needs of the proposed development.  If the site and design review plan includes utility facilities or 

public utility facility, then the City Planner shall determine whether those aspects of the proposed plan comply 

with applicable standards. 

 

3. The Planning Commission shall, in making its determination of compliance with the requirements set forth, 

consider the effect of its action on the availability and cost of needed housing. The Planning Commission shall 

not use the requirements of this section to exclude needed housing types.  However, consideration of these 

factors shall not prevent the Planning Commission from imposing conditions of approval necessary to meet the 

requirements of this section. The costs of such conditions shall not unduly increase the cost of housing beyond 

the minimum necessary to achieve the purposes of this ordinance. 

 

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

those allowed in Chapter 12.32, the City Tree Ordinance.  The granting or denial of said application will be 

based on the criteria in Chapter 12.32.  The cutting of trees does not in and of itself constitute change in the 

appearance of the property which would necessitate application for site and design review. 
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Pre-application Meeting 
 

1300 S Ivy Street – Memory Care Facility 
May 22, 2019 

 
 
Attended by: 
Richard S Georgescu, RSG Engineering Co, 503-380-6179 Doug Erkson, Canby Utility, 503-263-4331 
Edward Radulescu, EPR Design/NW Arch & Design, 503-679-2493 Petronella Donovan, Owner, 503-810-9045 
Doniel Donovan, Owner, 503-928-9970 Ryan Potter, Planning, 503-266-0712 
Hassan Ibrahim, Curran-McLeod Engineering, 503-684-3478 Jerry Nelzen, Public Works, 503-266-0759 
Daryll Hughes, Wastewater Treatment, 503-266-0647 Sandy Freund, Planning, 503-266-0775 
Veronica Wilson, Owner, 503-740-5023 Juliano Wilson, Owner, 503-969-3432 
 
This document is for preliminary use only and is not a contractual document. 
 
OWNER, Petronell Donovan 
• We do senior housing and we want to do assisted living/indoor memory care facility and also 

have some independent living cottages/houses. 
 
CURRAN-MCLEOD ENGINEERING, Hassan Ibrahim 
• SE 13th Avenue is an arterial street and you will need to dedicate 10 ft the right-of-way 

(ROW) to match what is existing on the east side. 
• You will need to build half street improvements on SE 13th Avenue including curb, 

sidewalks, planter strip and street lighting.  The curb will be located based on what is 
matching to the east, which is 22 ft from the center line.  The sidewalk needs to be 6 ft wide 
and the planter strip is a minimum of 4-1/2 ft wide. 

• You do not meet the required access spacing for an arterial street of 330 ft from the nearest 
intersection of SE 13th Avenue and S Ivy Street.  What needs to happen is a design exception 
by your engineer and we will certainly validate it because your hands are tied here, but we 
need something documented on why you cannot meet the access spacing other than where 
the location of the driveway is located. 

• South Ivy Street is a county roadway and Jerry said we have a signed intergovernmental 
agreement (IGA) with the county and when all improvements have been completed the City 
of Canby will be taking over the responsibility of S Ivy Street.  When you are ready to start 
the frontage improvements for S Ivy Street you will be building them to our standards and we 
will have a letter of understanding between the city and county in regards to the 
improvements.  Petronella said we need to show the city codes and Jerry said yes because I 
will have a letter stating any improvements on S Ivy Street will be built to city standards, but 
until then you will still need to work with the county as far as permits.  Hassan said S Ivy 
Street is an arterial street and what are your plans for this access, will it be for emergencies 
only and Edward said we are proposing access on SE 13th Avenue as far from the intersection 
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as possible and the other access will be for emergencies only and Hassan said it will not be a 
primary access correct.  Edward said what we would like to have is have one of them be an 
exit only just for the flow of dropping off residents or emergency vehicles to come in and 
leave without having to back up anywhere on site.  The reason for that is for licensing they 
prefer we have a drop off area for residents and emergency vehicles where they do not have 
to back up on site to get out and I am wondering if something like that can be allowed.  
Hassan said at this time, unfortunately, it is still a county road and it is their call on whether 
you can have that type of access.  You will need to discuss this access option with Clackamas 
County Department of Transportation and Development (DTD).  Petronella asked if in the 
future this will be a city street and right now we have to deal with the county, but if it comes 
in the future can we not have the city and Jerry said it depends on how fast the county will 
get back to me, but at this point you will have to follow the county standards on the driveway 
and as of right now it is a county decision.  Edward said if the county is okay with it, would 
you support it and Hassan said there will be a traffic study and someone will figure out what 
the impact will be on the arterial street, will it be acceptable or will it cause delays, etc.  
Similarly, you will have to do half street improvements along S Ivy Street and I believe the 
face of curb is 23 ft from the centerline and I want to draw your attention to the curb 
placement it needs to line up with the curb line south of you at SE 16th Avenue.  There will 
be a 6 ft curb tight sidewalk and I do not believe it is a 60 ft ROW, so no ROW dedication 
required on S Ivy Street. 

• The driveway approaches will be private and built to commercial standards with a minimum 
6 inch thick concrete with reinforcements. 

• You will need to contact Matt English, Fire Marshall, Canby Fire Department, (503) 266-
5851 for all the safety needs. 

• We have sewer and water available on both streets and Doug said Canby Utility Water 
Department has a 14 inch water main on SE 13th Avenue and a 10 inch water main on S Ivy 
Street.  Jerry said for the sewer you will want to go into SE 13th Avenue because of the utility 
conflicts on S Ivy Street and you would have to go through all the utilities and into Hope 
Village’s green space.  Hassan said when you make the connection to the sanitary sewer you 
need to be mindful of the detector/induction loops for the signal and they may be in the 
vicinity and if they get disrupted they have to be reinstated.  You will be required to have a 
sampling manhole on the sewer line located at the public ROW and after the public ROW 
into the site will be your responsibility.  Daryll said if they are set up like any other memory 
care facility I do not foresee any sampling taking place and if you agree this will not be 
upgraded to any type of industrial situation, this is my biggest concern because if someone 
comes in after you and would be a manufacturing type business, we do not have any way of 
sampling.  Sandy asked if the single cottages would be sufficient for a 6 inch lateral and Jerry 
said one 6 inch lateral will be sufficient, but we only allow one 6 inch lateral per address and 
Edward said it will be only one address for the site. 

• Hassan said we will need a cleanout to separate what the city maintains and what is your 
responsibility and it will be located at ROW.  Jerry said it will be a Romac saddle at the 
connection and we will go over all of that with your contractor. 

• Once your engineer designs the storm we will review it.  All the stormwater created on site 
stays on site it does not go into a public street.  Richard asked about the street improvements, 
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curb and sidewalk who is doing the storm and Hassan said you will have to put in a drywell.  
Edward said what about what is outside of our property line, the public stormwater goes into 
our site and Hassan said no.  Edward asked if you wanted the drywell under the sidewalk and 
Jerry said you will put one in the street and Hassan said the public stormwater will be going 
into a catch basin, to a sedimentation manhole then to the drywell.  On the private side if you 
do a drywell you will have to have it rule-authorized by Oregon DEQ, for the public we are 
covered under a citywide WPCF permit.  Richard said if we do surface infiltration we do not 
have to go to DEQ and Hassan said correct if it is not an underground injection control (UIC) 
you do not.  Edward asked if the soil conditions were different in Canby than in Oregon City 
and Jerry said it is a great area for infiltration if you get down to the cobble.  Hassan said we 
will need a drainage report and percolation testing result sent to us to determine what the 
percolation rate will take the flow.  Richard asked if we needed the water quality for the roof 
and Hassan said it is up to DEQ on what they require on private stormwater.  Hassan said 
you need to be mindful if you do an on-site drywell it has to be 267 ft radius away from all 
water drinking wells.  Your engineer has to demonstrate if any UIC whether public or private 
is 267 ft radius away from a drinking water well.  Richard said if we do surface infiltration 
we do not have to do this and Hassan said correct. 

 
WASTEWATER TREATMENT, Daryll Hughes 
• Will you have a main kitchen on site and Petronella said yes.  Daryll said requirements by the 

city is if any facility serving multiple people you will need a grease trap and you have that 
planned and the answer was yes.  I will come out to the site and assess the impact of the 
grease trap and set a frequency of how often it gets cleaned, just like everyone else in town. 

• Daryll handed the owners an environmental survey.  Fill it out and send it back to me.  I am 
required by the State of Oregon to give you the Resource Conservation and Recovery Act 
(RCRA) form. 

• I am getting in touch with all companies in Canby that use disposable wipes coming to the 
wastewater treatment plant.  I will be starting a process through education to prevent the 
disposable wipes from getting to the wastewater treatment plant because it causes issues.  If 
there is any way we can go through this with any forethought of being able to not flush the 
wipes it would be fantastic for us.  Petronella said I know it happened to us at our other 
facility as well.  Daryll said in Canby I would like to try to initiate something like this to get 
the program going and if folks like you can be on board it would be a great partnership. 

 
CANBY UTILITY, WATER AND ELECTRIC, Doug Erkson 
• I will be discussing the water and electric today.  The water can be fed from either side of 

your property and the sanitary sewer has to be 10 ft away from our water main.  The electric 
will be feeding off of SE 13th Avenue, do you have a spot where the electric will be and 
Edward said it will be where our main trash area, loading/unloading area, kitchen or electric 
room will be on this side as long as it is not on the street frontage.  Doug said for the water, 
the main to meter is all on the developer for the construction and on the electric side all 
trenching, backfill, staking and grades is also on the developer and we will do all of our 
conduit and set is up.  At this time I do not know what the design will look like yet, I do not 
know if our design guy has looked at your design yet, but we will do that after we get all of 
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this pre-stuff approved.  Do you have any questions for me and Edward said do you want a 
site plan with its design and Richard asked if you are putting the electric underground?  Doug 
stated all the electric is underground and Hassan said the street light layout will be determine 
by Canby Utility and they will install them.  Richard asked about the signal light and Jerry 
said there will be changes to the signal and from what I understand they will need to move it 
because of a proposed turn lane.  Edward said in the past the county determines by a certain 
amount of parking spaces and it triggers the signal and I do not know if they still have the 
same rule.  Jerry said he remembered this part of the signal had to be moved and Hassan said 
it is in the wrong spot.  Petronella asked if it was city or county and the answer was county.  
Edward asked if there was 3-phase power available and Doug said yes and if you stated your 
power will be coming into your site here, we would place our transformer here, but 
depending on your load, which you will have to provide to us we will determine if we need a 
vault there or not.  Richard asked if we had any as builts for the underground utilities on the 
existing streets and the answer was for Richard to be directed to the City of Canby website’s 
electronic records management system to find our as-built plans for this area.  Hassan said 
yes, between the city and Canby Utility they will, but you will still need to do surveying. 

• Doug said even though the developer does the construction and installs the water line one of 
our water department guys will need to be out there as the inspector during all construction 
for the water.  All material needs to be American made for the domestic water and we will 
inspect all the material before they go into the ground.  Richard asked who does the tapping 
of the water main and Doug said you will do the tap unless you want us to do the tap it is up 
to you.  A and A Drilling usually does the tap for developers and usually, it is upon the 
developer to do the tap, we will set the meter after the installation is complete.  Richard 
asked about what the fire department needs and he knows they will need a double check 
device after the meter for the domestic water and can we only do one tap for the domestic 
and fire and Doug said we can discuss this.  Edward asked if there was a fire hydrant located 
nearby and Doug stated he did not check, but I am sure there are a few around because of the 
school.  Richard asked how far apart do the fire hydrants need to be away and Edward stated 
a 150 ft from the fire department connection (FDC).  Doug said the fire department will 
determine where the fire hydrants need to be placed and how many. 

• Edward asked if Doug had the flow rates for the area and Doug said no, but we can open a 
hydrant and verify it for you just give me a call. 

 
PUBLIC WORKS DEPARTMENT, Jerry Nelzen 
• When do you plan on starting and Edward said if everything went smooth, two years.  Jerry 

said we are leaving a section of overlay out because of this project and they section of SE 
13th Avenue is going bad and we did not want you to cut a brand new street.  Edward asked 
when are you planning on doing the overlay and Jerry said when will you be done with your 
frontage improvements.  Discussion ensued.  Juliano said what if we do all the street work 
there should not be any problems because we will be out of the ROW even though it would 
take us two years.  Jerry asked when would you have all the street work completed and 
Edward said if we get everything approved and started we would prioritize the street work.  
Jerry said before this time next year you could be done with the street work and Edward said 
no not before this time we would probably just be starting the construction around this time.  
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Jerry said there is nothing we can do about that and Hassan said we will have to see how 
things go here.  Jerry wanted to clarify that the city is leaving this portion of SE 13th Avenue 
out of our yearly paving maintenance and coordinating a half street improvement with a 
temporary overlay because the road is falling apart, but if you have all the frontage 
improvements completed by July 1, 2020 we can put it back in the yearly schedule.  Richard 
said if it is possible to get the approval to do the sewer and water work and bring them out of 
the roadway and we build the curb and sidewalk later you should be able to do the road.  
Hassan said what we are trying to accomplish is to consolidate both projects ours and yours 
and when we overlay we want to match your top lift elevation that is what we are trying to 
accomplish.  We do not want to end up with a joint, a cut or paste.  Jerry said we will work 
together and Petronella stated they appreciated us working with them. 

• Will the 6 inch sewer lateral be enough for your entire facility and Richard said yes it will be 
enough, especially at 2% can take a town.  Jerry said I understand and I realize it is private 
and Hassan said it is private and the more slope they put on it the more capacity it will take.  
Jerry said when you connect to our sewer main you will need to have a traffic control plan 
and I will need to see it beforehand.  You will need to work with the school district and the 
adult center because this is a very busy road and we just put in a new sewer main through 
there and it is approximately 8 ft off the north curb line on SE 13th Avenue.  We will want a 
“T” cut, Romac saddle and no insert-a-t’s and we want the cleanout with a sanitary “Y” 
sloping towards the main away from yours in some hardscape area like a sidewalk and 
behind the cleanout will be inspected by Clackamas County.  We work together with the 
county inspector and you will need to work out some plan for the air test for the entire line.  
Edward said for the traffic control plan we have used D & H Flagging in the past and they 
know all of your requirements and Jerry said that would be great. 

• We would like you to follow the existing street tree design from Dinsmore Estates to the east 
of you and I believe S Ivy Street will be curb tight sidewalks and you will need to match the 
design they have at SE 16th Avenue.  If you can put together a street tree plan with your 
design and if you do not the planning department will have a calculation of what you will pay 
if the city plants the street trees and the city will maintain the trees for two years and from 
that point it will be your responsibility.  We do have a street tree list on our website and you 
can determine which tree fits the planter strip requirements. 

• Jerry asked if they ever thought of making this road a public road and Petronella said no 
because of the safety of our residents.  Jerry said the reason I ask is we were hoping to 
connect all the roadways from the other subdivisions in the future.  Discussion ensued on the 
neighboring properties and Petronella said she had heard about the different types of 
proposed uses for this site and do you see our plans for senior housing having any issues with 
the site.  Jerry said described what some issues with the neighboring property for sewer 
needs.  Petronella said she will talk to all the neighbors and let them know what we have 
planned for this site. 

 
CITY OF CANBY, PLANNING DEPARTMENT, Ryan Potter 
• The land use applications will be a Site and Design Type 3 review process, but it will also 

require a conditional use permit and it would be another application to be processed at the 
same time.  It will be based on the zone and Petronella asked what is it zoned right now and 
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Ryan said R-1.  Edward asked if the Site and Design Type 3 review was a planning 
commission and Ryan said yes and you will have to have a neighborhood meeting also.  You 
will have to send out notifications to all the neighbors in a 500 ft radius of the site. 

• Do you know approximately how many beds will be in the main facility and Petronella said it 
will be at least 100, I do not have an exact count yet.  Ryan said that count will drive on how 
much parking we will require.  Edward asked what the minimum parking ratio for this type 
of use and Ryan said there is not a use that exactly fits what it is, for retirement assisted 
living is one space per unit for a convalescent home, nursing home or sanitarium it is one 
space per two beds plus one space per employee.  Petronella said the residents will not be 
driving at all and they do not need any parking and Ryan said we will need to talk to the 
planning director on how he will interrupt it.  Sandy said Ryan will send you all the notes and 
criteria for the applications and the process. 

• The max height of the building will be 35 ft. 
• The duplex units along the back, we consider these rear yards and they will have to be 15 ft 

not the 10 ft you show. 
• We talked about the access and the driveway spacing. 
• There will be landscaping requirements for the site and in the parking lot also. 
• You will need to screen the trash enclosures.  Edward asked who was in charge of reviewing 

access for the garbage trucks and Sandy said we will send a copy of the application to Canby 
Disposal and see what their comments will be and if they have conditions or comments it will 
be in the staff report.  Edward said we wanted to see how much room they needed for 
backing up and Richard asked if they needed a sanitary lateral for the garbage enclosure.  
Daryll asked if you wanted some sort of drainage for the garbage area, will it be covered and 
Edward said we are thinking to incorporate it into the building so it will not be outside like a 
trash enclosure.  Daryll said if you can isolate the intrusion and it would be best not to have 
any sort of drain.  Richard asked if it was inside the building can we have a sanitary sewer 
lateral and Edward said our thoughts are to have a rollup door in a big room and where the 
garbage truck pulls up to it.  Daryll asked why you would need a drain to the sanitary sewer, 
could you just wipe up any messes and Richard said they would be using a hose to clean up 
any messes.  Petronella said not that type of garbage and Jerry said you will need to submit 
your plans to us for this trash enclosure for review.  Daryll asked what type of waste are we 
talking about and Richard said diapers and such and Edward said it will be in a sealed 
dumpster and should not leak and it will not be raining on top of it.  Daryll said the drain will 
not be used as a primary discharge and the answer was no. 
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5.22.19 – 10:30AM 
 
1300 S. Ivy St. Canby, Oregon RCF + Memory Care 
 
Pre-Application Conference 
 
Meeting Notes 

• See notes provided by the departments 
• 10’ dedication of R.O.W. and improvements required along S. 13th St. 
• Ivy St. is a county road and county makes the call on whether an access will be allowed 

on to Ivy St. Traffic study will be required 
• R.O.W. improvements are required along S Ivy St. No dedication required 
• Design exception required for access spacing for the driveway entrances 
• Contact the Canby Fire Marshal for access and other requirements they might have 
• Sewer and Water available on both streets. Sewer should be taken from 13th.  
• Need to be 267’ feet away from any water well for the storm water facility. 
• Storm water required for ROW and Onsite. Drywells can be used if infiltration allows 

and must have DEQ approval  
• Grease trap required for the Commercial Kitchen 
• 10’ lateral separation. Can be reduced for vertical separation as well.  
• Need to hire someone to get the water flow rates for Fire Sprinkler and Hydrant 
• Type III Site and Design Review and a Conditional Use Application Required for zone R-1. 

Neighborhood meeting and notification required to property owners within a 500’ 
radius. 

• Planning Commission  
• 15’ setbacks required at the back of the duplexes 
• Min. parking to be determined by the planning director based on this type of use. 
• Review required for drain in the garbage enclosure if we provide one 
• Street trees required and street lighting 
• Look into an 8” sewer lateral instead of a 6” 

 
End of Meeting   
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1300 S. Ivy St. Canby, Oregon  
Asteria Senior Living 
102 Assisted Living, RCF, and Memory Care Units 
8 Independent Senior Living Duplex Units 
 
Conditional Use Approval Criteria 
16.50.010 
 

1. 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; 

Response: The development meets the requirements of the R-1 base zone standards as well as 
the requirements for landscaping, parking, screening, and the requirements set forth by the Site 
Plan and Design Review.     

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

Response: The site is suitable for this type of development because it is a large site located at 
the street corner of S. Ivy St. and SE 13th Ave. The two streets provide for easy access of visitors, 
staff, residence, and support vehicles (deliveries, emergency vehicles, trash collection, etc.) The 
site is flat and can accommodate for handicap accessibly that is required for this type of use as 
well as the necessary parking and landscaping. The proposed use (nursing care) is allowed in the 
R-1 zone with the approval of a Conditional Use application. Although it is a commercial use, it is  
very residential by nature as well. The site will be used as the permanent living quarters of the 
residents that will reside in the assisted living facility as well as the duplexes. Its proximity to 
other non-residential uses (Canby Adult Center, Canby Swim Center, Canby School District, and 
the Hope Village Senior Living Community makes this development a good fit for this 
neighborhood.      

3. All required public facilities and services exist to adequately meet the needs of the proposed 
development; 

Response: The surrounding streets (SE 13th and S Ivy) provide adequate services for this 
development including: traffic circulation, access to the site for support services such as 
garbage, deliveries, and emergency vehicles. The site is well served by public water and sewer as 
well as gas (NW Natural) and electric (PGE). The development proposes the use of porous 
pavement and infiltration planters for storm water management on site. The overflow will be 
directed to an existing catch basin on SE 13th Ave.    
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4. 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. 

Response: The surrounding area includes both residential and commercial uses. The proposed 
development is a commercial use but residential in nature. S. Ivy St. and SE 13th Ave. are streets 
that provide adequate traffic flow and circulation to support this use. The residents of the 
assisted living facility will not own cars or drive to and from the site. They are residents that 
require 24-hour care for daily needs such as eating, bathing, medication administration, etc. due 
to disabilities which come with advanced age. These residents will not be driving. This portion of 
the site use will have traffic generated only by the staff, visitors, and support services; making it 
a low traffic use compared to an apartment building or other commercial use. The proposed 8 
duplex units will be independent living and those residents will be driving. However, by 
providing only 8 units for independent living the level of traffic will be no different that if this 
site was development with single family homes. The duplex units will be rented to seniors only 
(65 and older). Because the proposed use will be licensed by the State of Oregon for 24-hour 
care, the site will be constantly monitored, maintained, and kept orderly. This is not a rehab, 
drug, or other addiction or parole facility; making it a quiet and clean use that will not disturb 
nearby existing development.  
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1300 S. Ivy St. Canby, Oregon  
Asteria Senior Living 
102 Assisted Living, RCF, and Memory Care Units 
8 Independent Senior Living Duplex Units 
 
Site Plan and Design Review Approval Criteria 
16.49.040 
 

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; 

Response: The proposed development is designed to meet all the applicable base zone 
standards outlined in the R-1 zone. The minimum landscaped area (15%) is met by providing a 
total of 44,434 SF of landscaped area (39.7%) and the minimum parking lot landscaping and tree 
requirements are also met or exceeded. The design of the building incorporates only materials 
that are approved for use as well has design elements required for building articulation, glazing, 
screening of garbage and mechanical equipment; while blending in with similar developments in 
the area.    

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

Response: The design of the building is modeled to blend with the various recently built 
development in the area and reflects a NW style of finishes and materials.  

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; 

Response: The design of the building is modeled to blend with the various recently built 
development in the area and reflects a NW style of finishes and materials. Although it is a large 
building, the building has been limited to 2-story with the building articulation designed so that 
the building is broken into 2 main building volumes and the smaller duplex structures designed 
similar to surrounding single-family homes. The larger portion of the buildings have been set 
towards the streets with large setbacks that incorporate landscaping and parking areas (similar 
to the development across S. Ivy St. and SE 13th Ave). The smaller structures have been placed 
on the east side of the site where the single-family homes are located on the neighboring 
properties. This provides a buffer from the large building by placing the single-family homes 
(proposed duplex’s) between the neighboring homes and the larger proposed Assisted Living 
development on the site.    
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4. The Planning Commission shall, in making its determination of compliance with subsections B 
and C above, use the applicable matrix [pages 8-12] to determine “compatibility”.  

Response: See Matrix on the Land Use Application. 49 total points with 13 LID points.  
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2.4.21 

1300 S. Ivy St. Canby, Oregon  

RE: Conditional Use and Design Review Applications DR 20-03 & CUP 20-02  

Addendum for Parking Demand 

Parking available for the 8 Duplex Units: 16 

Parking available for the Care Facility: 44 

Total Proposed Number of Parking Spaces on Site: 60 

Care Facility Parking Demand: 

The parking demand is based on the total number of employees and visitors that will be coming 
to and from the site. The proposed development includes only resident units and beds licensed 
for advanced 24-hour care and dementia and Alzheimer’s residents. Due to the condition of the 
residents, they will not own cars that will be parked at the site and they will not be driving to 
and from the site either. The following information outlines vehicle usage to and from the site: 

• Day shift employees per day: 30 + 3 outside providers 
• Swing shift employees per day: 12 
• Night shift employees per day: 8 
• Number of anticipated visitors per day: 5 

Based on these numbers, the highest period of usage during any given day will be during the 
day shift. During this shift a total of 33 employees and 5 visitors may be present at the site. If all 
employees and visitors were to drive in their vehicle, a total of 38 parking spaces would be 
occupied. The total proposed number off-street parking spaces for the care facility is 44. This 
would allow an excess of 6 parking spaces that could be utilized for additional visitors.  

Duplex Parking Demand: 

The total number of proposed dwelling units within duplex structures is 8 units. A parking space 
on the driveway and a parking space within each unit’s garage is provided; for a total of 2 
parking space per dwelling unit (16 parking spaces total). These units will be single family 
dwelling units and require 2 parking space per dwelling. The proposed number of parking 
spaces for each dwelling unit proposed meets code criteria at a ratio of 2:1.    
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PROPOSED SITE PLAN

SCALE: 1/16"=1'-0"

A

A1.0

NORTH

SITE DETAILS:

SITE ADDRESS: 1300 S. IVY ST.

CANBY, OREGON

JURISDICTION: CITY OF CANBY

SITE ZONING: R-1; LOW DENSITY RESIDENTIAL

PROPOSED USE: ASSISTED LIVING / NURSING CARE (CONDITIONAL USE);

SINGLE FAMILY DUPLEXES FOR SENIOR LIVING

LAND USE PROCESSES REQUIRED: TYPE III SITE PLAN & DESIGN REVIEW

CONDITIONAL USE REVIEW

TOTAL SITE AREA: 111,973 S.F.

SITE DENSITY PROPOSED: 102 RESIDENT BEDS

8 DUPLEX UNITS

PROPOSED BUILDING COVERAGE: 32,588 S.F.

PROPOSED HARDSCAPE AREA: 34,951 S.F.

PROPOSED LANDSCAPED AREA: 44,434 S.F.

TOTAL PARKING SPACES: 52 PARKING SPACES W/ 2 HANDICAP VAN ACCESSIBLE SPACES

AND 1 HANDICAP ACCESSIBLE SPACE

TOTAL BICYCLE PARKING: 6 SPACES

SITE FURNISHINGS SUCH AS FENCES, & ANY OTHER FURNISHINGS SHALL BE

CONSTRUCTED W/ 20% SUSTAINABLE HARVESTED MATERIALS, SUCH AS

FORESTRY STEWARDSHIP COUNCIL (FSC)-CERTIFIED WOOD & RECYCLED

CONTENT MATERIALS, EXCLUDING PLASTICS. THE INTENT OF THIS

STANDARD CAN ALSO BE ACHIEVED THROUGH THE USE OF LOCALLY

SOURCED MATERIALS, ORIGINATING WITHIN 500 MILES OF THE SITE

A MIN. OF 20% RECYCLED CONTENT PAVEMENT OR PAVEMENT BASE, SUCH

AS CONCRETE GRINDINGS FOR BASE MATERIALS OR BLAST 

FURNACE SLAB ADDITIVES OR ASPHALT W/ GLASS FOR HARD-SCAPE 

ELEMENTS SUCH AS STREETS, SIDEWALKS, PATHS, PARKING AREAS & 

COURTYARDS SHALL BE PROVIDED

REFERENCE LANDSCAPE PLANS FOR LANDSCAPE PLANTING DETAILS

REFERENCE CIVIL SHEETS FOR R.O.W. IMPROVEMENTS, PERVIOUS 

PAVEMENT DETAILS, STORM-WATER MANAGEMENT, ETC.

PROVIDE A  LEVEL CEMENT CONCRETE PAD, MIN. 4" THICK, @ GROUND

ELEVATION. THE PAD SHALL BE DESIGNED TO DISCHARGE SURFACE WATER

RUNOFF TO PREVENT STANDING WATER TO DRAIN @ GARBAGE ENCLOSURE

THE VEHICULAR APPROACH AREA & STAGING AREA SHALL NOT HAVE A

PERCENT OF GRADE EXCEEDING 3%, SLOPED IN ANY DIRECTION

PROVIDE A CLEAR STAGING AREA IN FRONT OF THE ENCLOSURE W/ A MIN.

LENGTH & WIDTH TO ALLOW FOR A 3' PERIMETER AROUND ALL SIDES OF

THE CONTAINER WHEN BEING SERVICES OUTSIDE OF THE ENCLOSURE

A MIN. OF 3', INCLUDING PAD AREA, SHALL BE PROVIDED IN FRONT OF EACH

CONTAINER FOR MANEUVERABILITY IN DEPOSITING SOLID WASTE OR

RECYCLABLE MATERIALS

PROVIDE A "NO PARKING" SIGN THAT SHALL BE PAINTED TO ON THE

PAVEMENT IN FRONT OF THE GARBAGE AREA TO PROVIDE SAFE &

UNOBSTRUCTED ACCESS FOR SERVICING CONTAINERS

GARBAGE & RECYCLING ENCLOSURE GATES SHALL SWING FREE OF

OBSTRUCTIONS & HAVE RESTRAINERS IN THE OPEN & CLOSED POSITIONS.

THE GATE SWING SHOULD OPEN TO A MIN. OF 120 DEGREES

OFF STREET PARKING SHALL BE COMPLETED PRIOR TO ISSUANCE OF CERT.

OF OCC. & PROVIDED FOR EMPLOYEES & VISITORS. NO STORAGE OF

NON-OPERABLE VEHICLES OR OF MATERIALS PERMITTED

OWNER TO FURNISH ALL OUTDOOR FURNITURE SHOWN ON SITE PLAN

ALL PEDESTRIAN WALKWAYS, BUILDING ENTRANCES AND EXITS, AND

OUTDOOR USE AREAS TO HAVE LIGHTING PROVIDING A MIN. OF 5 FOOT

CANDLE ILLUMINATION, TYP.

GENERAL SITE PLAN NOTES:
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PHASE 1: 35 RESIDENT BEDS; FLOOR AREA: 17,422 S.F.
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TOTAL FLOOR AREA (PHASE 1 & 2): 27,295 S.F.

TOTAL BUILDING AREA: 56,480 S.F.
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SW1-1VW @ 10'
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SW1-1VW @ 10'

SW4-6RFT @ 20'
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SP1-1S @ 10' SB2-P1 @ 3'
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SW4-1RFT @ 20'

SW1-1VF @ 10'
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SW1-2VF @ 10'

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

COURTYARD 3.1 fc 27.1 fc 0.6 fc 45.2:1 5.2:1

MAIN ENTRY 3.8 fc 5.2 fc 2.5 fc 2.1:1 1.5:1

NE SIDEWALK 3.4 fc 7.5 fc 1.0 fc 7.5:1 3.4:1

OVERSPILL 0.1 fc 0.5 fc 0.0 fc N/A N/A

PARKING 2.6 fc 10.3 fc 0.5 fc 20.6:1 5.2:1

PATH TO

STREET
2.1 fc 5.7 fc 0.5 fc 11.4:1 4.2:1

PED SIDEWALK 1.3 fc 3.1 fc 0.6 fc 5.2:1 2.2:1

SE SIDEWALK 3.4 fc 23.3 fc 0.6 fc 38.8:1 5.7:1

SIDEWALK 3.4 fc 12.7 fc 0.4 fc 31.8:1 8.5:1

Schedule

Symbol Label QTY Manufacturer Catalog Number Description LLF Wattage

SB2-P1
14 Lithonia

Lighting

RADB LED P1 30K

ASY DBLXD

RADB LED P1 30K ASY DBLXD 0.95 5.21

SP1-1P90
1 Lithonia

Lighting

RADPT P1 30K PATH

R90

RADEAN Post-Top with P1 3000K Pathway

distribution with right rotated optics

0.95 25.4134

SP1-1S
1 Lithonia

Lighting

RADPT P1 30K SYM RADEAN Post-Top with P1 3000K Symmetric

distribution

0.95 25.4134

SW1-1VW
7 Lithonia

Lighting

WDGE2 LED P1 30K

80CRI VW

WDGE2 LED WITH P1 - PERFORMANCE PACKAGE,

3000K, 80CRI, VISUAL COMFORT WIDE OPTIC

0.95 9.81

SW1-2VF
1 Lithonia

Lighting

WDGE2 LED P2 30K

80CRI VF

WDGE2 LED WITH P2 - PERFORMANCE PACKAGE,

3000K, 80CRI, VISUAL COMFORT FORWARD OPTIC

0.95 14.53

SW1-1VF
15 Lithonia

Lighting

WDGE2 LED P1 30K

80CRI VF

WDGE2 LED WITH P1 - PERFORMANCE PACKAGE,

3000K, 80CRI, VISUAL COMFORT FORWARD OPTIC

0.95 9.81

SW4-1RFT
4 Lithonia

Lighting

WDGE4 LED P1

70CRI RFT 30K

WDGE4 LED WITH P1 - PERFORMANCE PACKAGE,

3000K, 70CRI, FORWARD THROW OPTIC

0.95 76.21

SW4-6RFT
5 Lithonia

Lighting

WDGE4 LED P6

70CRI RFT 30K

WDGE4 LED WITH P6 - PERFORMANCE PACKAGE,

3000K, 70CRI, FORWARD THROW OPTIC

0.95 185.23
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SEPTEMBER 25, 2020 

Brianna Addotta 

City of Canby 

222 NE 2nd Ave., PO Box 930 

Canby, OR, 97013 

SUBJECT: SCOPE OF WORK – CANBY SENIOR LIVING TRAFFIC STUDY 

This document outlines the scope of services required to evaluate the transportation impacts 

associated with the proposed Canby Senior Living development located at the southeast corner of 

the SE 13th Avenue/S Ivy Street intersection in Canby, Oregon. The proposed site will consist of a 

102-bed assisted living facility and 8 duplex units for senior living1. 

TASK 1: EXISTING CONDITIONS ANALYSIS 

An existing conditions analysis will document the existing transportation conditions within the 

project study area. A description of the surrounding transportation network will be provided 

including functional classification of roadways, roadway cross-sections, posted speed limits, 

parking, and pedestrian/bicycle/transit facilities.  

The study intersections will be reviewed to determine the existing geometry, traffic control, and 

operations during the peak hours. Existing intersection operating conditions will be analyzed to 

establish the current peak hour performance. The critical peak periods for this evaluation will be 

the weekday morning (7:00 to 9:00 am) and evening (4:00 to 6:00 pm). This is the time during a 

typical weekday when the study area street system would be expected to experience the highest 

vehicle volume and the site would generate significant traffic. The following intersection will be 

evaluated: 

1. SE 13th Avenue / S. Ivy Street 

 

Historical count data will be obtained and utilized. A growth rate will be applied to the older count 

data to reflect 2020 volumes.  

                                                   

1 Canby Senior Living site plan, June 5, 2020, Westlake Consultants. 
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Preliminary trip generation and distribution estimates indicate that trip levels would not trigger 

analysis to be conducted at any other intersections.  

Collision records at the study intersection over the previous five years will be reviewed and 

summarized in a table to determine if there are any safety related concerns within the project area. 

TASK 2: PROJECT TRIP GENERATION/ TRIP DISTRIBUTION 

The amount of new vehicle trips generated by the proposed development will be estimated using 

trip generation estimates published in the ITE Trip Generation Manual for similar land use type2. All 

vehicle trips associated with the proposed project will be treated as new vehicle trips to the 

existing transportation network. Trip generation estimates for the proposed development will be 

provided for the a.m. and p.m. peak hours, as well as daily trips.  

The distribution of site vehicle traffic will be based on the City of Canby Travel Forecast Tool. The 

project trip distribution will be shown on a study area figure. 

TASK 3: SITE ACCESS AND CIRCULATION REVIEW 

Access to the site is proposed via an approach to S. Ivy Street (classified as an arterial roadway) 

and SE 13th Avenue (classified as an arterial roadway).  

Since, the proposed development is proposing new accesses, intersection sight distance and access 

spacing will be evaluated. This task will also include a review of on-site circulation for motor 

vehicles, pedestrians, and bicyclists. 

TASK 4: TRANSPORTATION IMPACT ANALYSIS 

A transportation impact analysis for the proposed project will be conducted in accordance to the 

City’s requirements3. The new vehicle trips generated by the proposed project will be added onto 

the existing traffic volumes to identify the expected traffic operating conditions once the project is 

built and fully operational. The traffic conditions will be evaluated at the same study intersection as 

was considered in the Existing Conditions Analysis (Task 1), in addition to proposed site driveways 

to S. Ivy Street and SE 13th Avenue. In addition, any significant approved, but not fully occupied 

projects in the study area will be added as background traffic (based on information provided by 

the city). The following scenarios will be evaluated: 

 Background Conditions (Year of Opening, without the Project) 

 Project Conditions (Year of Opening, with the Project) 

Street facilities and intersections that are shown to fall below the minimum acceptable operating 

thresholds will be identified for possible mitigation measures. Typical mitigation measures can 

include traffic control strategies, access management plans, widening for turn lanes at intersections 

                                                   

2 Trip Generation Manual, Institute of Transportation Engineers, 10th Edition. 
3 City of Canby Transportation System Plan, Chapter 10: Implementation Plan, December 2010. 
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and roadway widening. Transportation performance criteria will consider agency standards where 

applicable. This task includes coordination with impacted agencies on project issues and solutions.  

The traffic volumes resulting from the proposed project on S. Ivy Street and SE 13th Avenue will be 

compared to existing traffic volumes (daily and peak hour), as well as the projected volumes from 

the City’s Transportation System Plan (TSP) to provide an evaluation of growth on the roadway 

compared to planned conditions. Planned improvements in the City’s CIP and TSP in the area will 

also be summarized to describe long-range transportation solutions to serve growth in the study 

area. 

TASK 5: DOCUMENTATION 

The findings and recommendations of this transportation impact analysis will be presented in a 

Draft Report that will be submitted to the city (one electronic copy). The report will document data 

collection, analysis procedure, results, and mitigation measures (if necessary) for the proposed 

project traffic. A technical appendix that supports calculations will accompany the report. After the 

agency reviews of the Draft Report are complete and one-set of unified, non-contradictory 

comments are provided, a Final Report will be prepared and stamped by an Oregon Registered 

Professional Engineer (one electronic copy). 

BUDGET 

In consideration of the performance of these services, DKS Associates will be compensated on a 

time and materials basis in accordance with the hourly billing rates set forth in the attached fee 

schedule, subject to revision December 31, 2020, for a maximum fee of $6,500. This fee is based 

upon the scope of services and level of effort presented above. 

If the applicant chooses to utilize another consultant to complete this task, our assistance with trip 

distribution (using the Canby TSP Travel Forecast Tool) and review with written response of the 

applicant's submittal would be approximately $2,500. 

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

DATE:  March 30, 2021 

TO:  Brianna Addotta | City of Canby 

FROM:  Kevin Chewuk and Kamilah Buker | DKS 

SUBJECT:  Canby Senior Living Traffic Impact Analysis 

Executive Summary 

Project #11010-115 

 

EXECUTIVE SUMMARY 

A summary of key findings from the Canby Senior Living Transportation Impact Analysis is 

provided below: 

• Three Intersections Analyzed: 

o SE 13th Avenue / and S Ivy Street 

o Proposed Access / SE 13th Avenue  

o Proposed Access / S Ivy Street 

• Trips generated from the proposed site: 

o Approximately 21 a.m. peak hour trips, 29 p.m. peak hour trips, and 295 daily trips. 

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

roadways 

o Trips from approved but not fully occupied developments in Canby were added to study 
intersections to account for trips that were not counted in the original traffic count data but 

will be added to area roadways as the individual developments build out.  

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

related to citywide development 

o A 2 percent compound annual growth rate was applied to all movements at study 

intersections to capture other background regional trip growth not related to citywide 

development. 

• No safety issues were identified.  

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

of traffic served. 

• No intersection capacity issues were identified.  

o None of the study intersections were identified as having an impact based on projected 

growth from the proposed project. 
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DR 20-03 and CUP 20-02 WESTERN STORAGE 
 Findings, Conclusion, & Final Order 

Signature Page 

I CERTIFY THAT THIS ORDER approving DR 20-03 and CUP 20-02, was presented to and APPROVED by the Planning 

Commission of the City of Canby. 

DATED this 12th day of April, 2021. 

 

____________________________________  ____________________________________ 
John Savory      Don Hardy  
Planning Commission Chair    Planning Director 
 
 
____________________________________ 
Laney Fouse Lawrence, Attest 
Recording Secretary 
 

ORAL DECISION: April 12, 2021 

Name Aye No Abstain Absent 

John Savory     

Larry Boatright     

Jennifer Trundy     

Jeff Mills     

Michael Hutchinson     

Jason Padden     

James Hieb     

 

WRITTEN DECISION:  April 12 2021 

Name Aye No Abstain Absent 

John Savory     

Larry Boatright     

Jennifer Trundy     

Jeff Mills     

Michael Hutchinson     

Jason Padden     

James Hieb     
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MEMORY CARE – DR 20-03 AND CUP 20-02 – Findings, Conclusion, & Final Order 
Page 1 of 3 

 
 
 

BEFORE THE PLANNING COMMISSION 
OF THE CITY OF CANBY 

 
 

 

A REQUEST FOR SITE AND DESIGN 
REVIEW AND CONDITIONAL USE 
APPROVAL FOR A MEMORY CARE 
FACILITY 

) FINDINGS, CONCLUSION & FINAL ORDER 

 ) DR 20-03 AND CUP 20-02 
 ) MEMORY CARE 
 )  
   
   

 

NATURE OF THE APPLICATION  

The proposal is a request for Conditional Use and Design Review approval for a Senior Living 

and Memory Care Facility with 102 beds and four independent living duplexes, with associated 

parking and site improvements. 

 

The 2.6 acre parcel is located at the southeastern corner of S Ivy St. and SE 13th Ave and is 

zoned R-1, Low Density Residential. It is currently developed with a single family home fronting 

Ivy Street. The lot is otherwise clear, without significant landscaping, tree coverage, or slopes. 

Neither frontage has been improved with public facilities. Surrounding the property are parcels 

zoned R-1 Low Density Residential and R-1.5 Medium Density Residential, and are developed 

with single family homes to the south and east, Canby Adult Center and Swim Center to the north, 

and Hope Village Senior Living Community to the west.  

 

The proposal is a request seeking to build a two-story assisted living facility building with a 

memory care endorsement, and eight 700 SF cottages for Independent Living. 31% landscaping 

is proposed. A parking plan specific to the use of Memory Care has been provided to address a 

lower parking ratio than the Nursing Home standard set by the Municipal Code, 60 parking spaces 

are proposed. 

 

HEARINGS 

The Planning Commission considered applications DR 20-03 AND CUP 20-02 after the duly 

noticed hearing on April 12, 2021 during which the Planning Commission approved by a ___/___ 

vote Memory Care (City Files # DR 20-03 and CUP 20-02). These Findings are entered to 

document the approval. 

 

CRITERIA AND STANDARDS  

In judging whether or not the aforementioned application shall be approved, the Planning 
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Commission determines whether criteria from the City of Canby Land Development and Planning 

Ordinance are met, or can be met by observance of conditions. Applicable code criteria and 

standards were reviewed in the Staff Report dated April 2,, 2021 and presented at the April 12, 

2021 meeting of the Canby Planning Commission.  

 

FINDINGS AND REASONS 

The Staff Report was presented, and written and oral testimony was received at the public 

hearing. Staff recommended approval of the Site and Design Review and Partition applications 

and applied Conditions of Approval in order to ensure that the proposed project will meet all 

required City of Canby Land Development and Planning Ordinance approval criteria. 

 

CONCLUSION 

In summary, the Planning Commission adopted the findings contained in the Staff Report along with 

the additional findings concluded at the public hearing and noted herein, concluding that the 

application met all applicable approval criteria to the extent feasible, and recommending that Memory 

Care (City Files # DR 20-03 and CUP 20-02 be approved with the Conditions of Approval reflected 

in the written Order below. 

 

ORDER 

The Planning Commission concludes that, with the following conditions, the application meets the 

requirements for Site and Design Review and Partition approval. Therefore, IT IS ORDERED BY 

THE PLANNING COMMISSION of the City of Canby that Memory Care (City Files # DR 20-03 

and CUP 20-02 is approved, subject to the following conditions: 

 

CONDITIONS OF APPROVAL 

1. The applicant shall file a sign permit for signage as shown in the applicant materials and as 
described in this staff report. The proposed signs must also secure a building permit from 
Clackamas County Building Inspection prior to their installation. (B. Addotta) 

2. The applicant shall designate the five visitor parking spaces with signage and inform residents 
and their families where they are. (B. Addotta) 

3. The project must be in conformance with the applicable findings and recommendations outlined 
by the City Engineer in his memorandum dated January 28, 2021. (H. Ibrahim) 

4. The design engineer shall submit to the City of Canby for review and approval a revised site 
plan of the driveway providing access onto S. Ivy Street to accommodate a right-in right-out 
porkchop and associated signage. Revised plans shall be provided and approved before site work 
commences. (B. Addotta) 

Prior to Issuance of a Building Permit the following must be completed: 

5. The design engineer shall submit to the City of Canby for review and approval at the time of 
final construction plan approval a storm drainage analysis and report applicable to the defined 
development area detailing how storm water disposal from both the building and the parking areas 
is being handled. Any drainage plan shall conform to an acceptable methodology for meeting 
adopted storm drainage design standards as indicated in the Public Works design standards. (J. 
Nelzen) 
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6. A Sediment and Erosion Control Permit will be required from the City prior to commencing site 
work. (H. Ibrahim) 

7. 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 preconstruction process 
procedures shall be followed. (J. Nelzen) 

8. Construction plans shall be designed and stamped by a Professional Engineer registered in 
the State of Oregon. (H. Ibrahim) 

9. The project applicant shall apply for Clackamas County Building permits and a City of Canby   
Erosion Control Permit from the Canby Public Works Department. (B. Addotta) 

10. Clackamas County Building Codes Division will provide structural, electrical, plumbing, and 
mechanical plan review and inspection services for construction of the project. (B. Addotta) 

11. The applicant shall provide a bicycle parking detail showing compliance with the dimensional 
standards of bicycle parking as explained in CMC 16.49.065. (B. Addotta) 

Prior to Occupancy: 

12. 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. (B. Addotta) 

13. City inspection of driveways and sidewalks for overall condition and for ADA compliance is 
required. (H. Ibrahim) 
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