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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 

NONCONFORMING STRUCTURE OR USE 
Process Type II 

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 

 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.
 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.
 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 

Jordan Ward 208-890-4940

655 NE 21st Ave

Canby, Oregon Canby, Oregon

jordanvward1@gmail.com

Colony Weyrauch 503-226-1285

15895 SW 72nd Ave, Suite 200 colonyw@cidainc.com

Portland, Oregon 97224

Van Bilsen Woodburn, LLC 208-890-4940

655 NE 21st Ave jordanvward1@gmail.com

Canby, Oregon Canby, Oregon

1477 N Manzanita St 1.32  acres 31E28DC lot 3600 31E33AB lot 2700

Existing 13,200 SF church and school building on lot 3600 R-2, R-1 HDR, LDR

Convert an existing 13,200 SF 2-story church and school into a 23-unit multi-family dwelling.

DocuSign Envelope ID: E10C7C9C-B4EA-4309-81A9-E21435D1E5E2
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NONCONFORMING STRUCTURE OR USE – TYPE II—Instructions to Applicants 
 

If a property owner is expanding this size of a nonconforming structure (either foot print or height), the 
application will be heard by the Planning Commission as a New Business item.  If the property owner is 
replacing within the existing footprint of the structure the Planning Director will make the decision. 
 

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, 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: 

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________

__________________________________________________________________________________________________________________ 

          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. 
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CRITERIA FOR EXPANSION OF NONCONFORMING STRUCTURE 
OR CHANGE OF NONCONFORMING USE 

In judging whether or not such applications shall be approved or denied, the City shall weigh the proposal’s 
positive and negative features and the public convenience or necessity to be served against any adverse condition 
that would result from authorizing the particular development at the location proposed and, to approve such 
expansion or change 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 the
Land Development and Planning Ordinance, other than those specific zoning standards to which the use or
structure is nonconforming.

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 area in a manner which substantially
limits, or precludes the use of surrounding properties for the uses listed as permitted in the zone.

E. In considering whether to approve a change in the use the Commission shall compare the following
characteristics of the historical use of the property with that proposed by the applicant in order to assure
that the change will not constitute an expansion or intensification of the nonconforming use:

1. Traffic, including both volume and type (car, truck, foot, etc.);
2. Noise;
3. Days and hours of operation;
4. Physical appearance;
5. Other environmental considerations (dust, vibration, glare, etc.);
6. Type and size of equipment used.

DocuSign Envelope ID: E10C7C9C-B4EA-4309-81A9-E21435D1E5E2
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Project Narrative 

Project No:   210168.01   Revised Date: October 6, 2022 

Project Name: Manzanita Apartment Conversion 

Subject: Type II Nonconforming Structure Application Narrative 

By:  Colony Weyrauch 

To:  City of Canby 
Planning Department 
222 NE 2nd Ave 
Canby, OR 97013 

Introduction 
The Manzanita Apartment Conversion project proposes to convert an existing 13,200 square-
foot 2-story church and school into a 23-unit multi-family dwelling. 

The project site is located at 1477 N Manzanita Street in Canby, Oregon and is made up of two 
tax lots: 3 1E 28DC lot 3600 and 3 1E 33AB lot 2700. The existing structure is situated on lot 
3600 and is zoned R-2 and accessory parking is proposed for lot 2700 zoned R-1. No changes 
are proposed to the existing building footprint, structure, or zoning. 

The narrative herein, is provided as part of a Type II Nonconforming Structure application and 
associated Design Review. The existing structure in the subject development has been 
determined to be nonconforming in height in relation to the required setback of an adjacent 
property. This application seeks approval to use the structure as it exists. Through subsequent 
planning and permitting processes conformance with the City of Canby’s Development Code 
beyond the nonconforming height of the existing building will be demonstrated. Below are 
responses to each section of the development code identified by the City of Canby in reference 
to the nonconforming structure height as well as the proposed conversion of the church/school 
to a multi-family dwelling. 

Proposed existing building improvements: 

• Replace doors and windows throughout

• New openings for doors and windows.

• Siding infill at existing doors and windows.

• Residing, trim, and paint to match residential aesthetic.

• New interior partition walls, kitchens, and bathrooms in each unit.

• New fire sprinkler.
Proposed site improvements: 

• Reducing the curb cut/driveway width on NE 15th Ave.

• Paving to be removed and replaced with landscape buffers at property lines as required
by the City of Canby’s development code.

• Replace sidewalks in the right-of-way along the perimeter of the site. Curbs to remain as
existing.

• New outdoor recreation areas as required by the City of Canby’s development code.

• New bike parking.

• New sidewalks and landscaped areas onsite.

• Minor re-paving/re-surfacing and restriping of the passenger vehicle parking lots.

• Passenger vehicle site access and circulation to remain as existing.

ATTACHMENT A.II



 

2 
 

 16.08 General Provisions 
The project site is made up of two lots: 3600 zoned R-2 and 2700 zoned R-1. Lot 3600 
currently has an existing 13,200 square-foot 2-story structure constructed on it. The existing 
structure is proposed to be converted to a multi-family dwelling and is allowed outright per 
16.20.010.D. Lot 2700 is currently used as accessory parking without any existing structures. Lot 
2700 is proposed to remain accessory parking to lot 3600. Accessory uses are allowed outright 
per 16.16.010C. 
 
A Traffic Impact Study (TIS) has been requested as required by 16.08.150 and will be provided 
with the Site Plan Review application. For the purpose if this Nonconforming Structure 
application there are no impacts to traffic and the building is not currently in use. The church and 
associated school vacated after the end of the school year in June 2022. 
 

16.10 Off-street Parking and Loading 
Off-street parking and loading are not impacted by the nonconforming structure. 
 
In relation to the conversion to multi-family housing and per 16.10.030D off-street parking 
spaces for dwellings shall be located on the same lot, or adjacent lot, with the dwelling. The 
proposed development includes parking to the north and south to serve the multi-family 
housing. Lot 2700 is adjacent to 3600 and safe pedestrian access will be provided as shown on 
the accompanying site plan. 
 
Per Table 16.10.050 (1) parking space is required per studio or 1-bedroom unit. (2) parking 
spaces per 2-bedroom or larger unit. One additional guest parking space shall be provided for 
every five units for each development of ten units or more. 
 
The proposed development includes (23) units made up of (7) studio units and (16) 1-bedroom 
units. 
Parking Required 
(7) studio units  (7) spaces 
(16) 1-bedroom units  (16) spaces 
Add (1) space per (5) units (5) spaces 
Total Parking Requirement (28) spaces 
 
Parking Provided 
Standard  8.5’x18’  (25) spaces 
Compact 8’x18’  (11) spaces 
ADA 9’x18’  (2) spaces 
Total Parking Provided (38) spaces 
 
Per Table 16.10.100 (1) bicycle parking space is required per unit. 
Bicycle Parking Required 
(23) units   (23) bicycle spaces 
Total Bike Parking Required (23) bicycle spaces 
 
Bicycle Parking Provided 
2’x6’    (24) bicycle spaces 
Total Bike Parking Provided (24) bicycle spaces 
 
See the accompanying site plan for parking locations and access aisle dimensions.  
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16.20 R-2 High Density Residential Zone 
The site is zoned R-2 and R-1. The proposed conversion to multi-family dwelling will bring the 
site further into zoning standards conformance by being a permitted use outright. The site is 
currently used as a church and school which are conditional uses. 

 
In the R-2 zone the required minimum density is (14) units per acre and there is no maximum 
density. Lot 3600 is 44,124 square-feet/1.01 acres requiring (14.14) units on the lot. The 
development proposes (23) units and exceeds the minimum. 
 
Per 16.20.030.D yard setbacks are required in the R-2 zone. 
Yards Setbacks Required: 
Street 20-feet on side with driveway 
  15-feet all other street sides 
Rear  15-feet 
Interior 15-feet 
 
Yards Setbacks Provided: 
Street 35’-7” from building to N Manzanita St 
  16’-5” from building to NE 15th Ave 
Rear  19’-10” from building to west property line of lot 3600 
Interior 27’-6” from building to north property line of lot 2700 
  72’-7” from building to south property line of lot 2700 
 
Multi-family development adjacent to R-1 or R1.5 zones must provide 15-feet minimum buffer 
with site obscuring landscaping and no active recreation areas can be within the 15-foot buffer. 
See the included site plan for adjacent lot zoning, proposed landscaping, and recreation areas.  
 
Per 16.20.030.E.3. the maximum building height for multi-family developments abutting an R-1.5 
zone shall not exceed a building height greater than one foot for each one foot of distance from 
the R-1.5 property line. The existing building abuts R-1.5 zone on the west property line. The 
existing building height is 20’-9” from finish grade on lot 3600 and the existing setback is19’-10” 
from the adjacent R-1.5 property line to the west. No changes are proposed to the existing built 
conditions. The existing building is roughly 11-inches taller than allowed by the current 
development code as outlined in 16.20.030.E.3. 
 
It is significant to note that the finish grade of the adjacent property to the west zoned R-1.5 is 
approximately 2-feet higher in elevation than the subject property. Where the existing building is 
closest to the property line there is an approximately 2-foot-high retaining wall with an 
additional 6-foot-tall wood fence above. The effective height of the building relative to the 
adjacent property is approximately 18’-10” and includes sight obscuring screening the entire 
length. 
 
Approval to use the building as it is constructed is requested through this nonconforming 
structure application. 
 
Per 16.20.030.F the maximum impervious area allowed is 70%. The development proposes 63% 
(36,461 square-feet) of impervious area with the remaining 37% (21,115 square-feet) to be 
pervious landscaping meeting the zone standards. 
 
Per 16.20.030.G multi-family development exceeding ten units must provide 150 square-feet of 
recreation space per dwelling unit. Additionally, recreation spaces must be 1,500 square-feet or 
larger. The development requires 3,450 square-feet of recreation space and proposes to provide 
5,868 square-feet. See the included site plan for areas and locations of proposed recreation 
spaces. 
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16.21 Residential Design Standards (Sections 16.21.060 and 16.21.070) 
The project proposes to alter an existing building. The footprint of the building and roof line will 
not change. Minor site alterations are also proposed as described earlier in this narrative. See the 
attached Table 16.21.070 Multi-Family Design Menu completed for the proposed alterations to 
the building and site. Applicant comments have been provided below each Design Criteria 
within the table to describe how the alterations meet or do not meet the criteria. 
 
Per the attached Table the project scores a total of 20 out of 29 points applicable to the 
development. This is 69% of the possible points. Additionally, the development achieved 7 out 
of 11 possible points in the Low Impact Development (LID) category exceeding the 10% 
requirement. 
 
At least five design elements for street facing facades are incorporated on the building elevation 
facing N Manzanita Street including: 
- Windows with 4” trim 
- Building trim at building corners, and siding transitions 
- Horizontal bellyband delineating the 2nd floor 
- Siding with two widths and two colors 
- Existing exterior arch at previous chapel to be re-painted  
- Existing river rock veneer to remain 
 
Applicant notes that the proposed development does not meet 16.21.070.B.4. Of the applicable 
Design Criteria listed in Table 16.21.070 a minimum of 1 point is not received in the Building 
Orientation category. Implementation of the only applicable criteria in this category is impractical 
due to the existing site development. Parking and associated paving currently exists behind the 
buildings. To limit impacts and further site disturbance the project proposes to keep parking in 
the existing locations. The individual apartment entrances are most practically located off the 
parking areas rather than off N Manzanita Street. Sidewalks have been proposed to route 
pedestrians safely to the entrances through the site. 

 
The applicant requests the proposed development waive 16.21.070.B.4 requirement that a 
minimum of 1 point be received in each applicable category of the Design Menu. 

 
16.42 Signs 
No signs are proposed as part of this nonconforming structure application. 
 
 

16.43 Outdoor Lighting Standards 
No changes to existing outdoor lighting are proposed as part of this nonconforming structure 
application. 
 
16.49 Site and Design Review (Table 16.49.040) 
The current planning application is for nonconforming structure approval. A subsequent Site Plan 
Review application will describe how the converted multi-family dwelling complies with the 
multi-family design standards described in 16.21.070 which supersedes Table 16.49.040 per City 
of Canby planning staff.  
 

 

16.52 Nonconforming Uses and Structures 
The existing building is nonconforming in height if used as a multi-family dwelling as it is currently 
constructed in the assigned zone R-2 adjacent to R-1.5. Subsequent planning and building permit 
applications will seek approval to convert the existing building into a multi-family dwelling 
without expanding or altering the existing building footprint. Approval of the current 
nonconforming structure application will allow the project to move forward. 
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Criteria for Expansion of Nonconforming Structure or Change of Nonconforming Use 
A. The proposal will be consistent with the policies of the Comprehensive Plan and the

requirements of the Land Development and Planning Ordinance, other than those specific
zoning standards to which the use or structure is nonconforming.

a. Response: The proposal is consistent and intends to comply with the City’s
Comprehensive Plan and the Land Development and Planning Ordinance. This
project aims to address the need for affordable, multi-family housing in Canby. As an
adaptive reuse project, it will not only save development and construction costs
from being passed on to future tenants allowing rents to remain as affordable as
possible but also provides an example of a more sustainable redevelopment option
in comparison to new construction.

The nonconformance to the zoning height standards is proportionally small 
compared to the benefit the development could bring to the greater community. 

Applicable Comprehensive Plan Policies to the development: 
Land Use Element 
Policy No. 2: Canby shall encourage a general increase in the intensity and density of 
permitted development as a mean of minimizing urban sprawl. 
Response: The proposed project supports this policy by meeting the minimum 
R-2 High Density Residential standard of 14 units per acre. No maximum density
is specified.

Policy No. 3: Canby shall discourage any development which will result in 
overburdening any of the community’s public facilities or services. 
Response: Existing public infrastructure is adequate for the proposed 
development. Additionally, new services will be added and sized appropriately 
for the multi-unit development. 

Housing Element 
Policy No. 2: Canby shall encourage a gradual increasing in housing density as a 
response to the increase in housing costs and the need for more rental housing. 
Response: The project proposes to add 23 affordable rental housing units. The 
project aims to remain affordable by redeveloping an existing developed site and 
building. 

Policy No. 3: Canby shall coordinate the location of higher density housing with the 
ability of the city to provide utilities, public facilities, and a functional transportation 
network. 
Response: The development is zoned R-2 High Density Residential and proposes 
to repurpose an existing church/school that already utilized utilities, public 
facilities, and public transportation at an increased demand than surrounding 
single-family homes. The proposed project maintains this increased demand for 
utilities, public facilities, and transportation network but will not overburden the 
systems already in place. Additionally, traffic study will be submitted once scope 
is determined by the City. 

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

a. Response: The site and existing building meet or will meet all standards by the City
of Canby except the height is 11-inches taller than allowed outright.
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C. All required public facilities and services exist to adequately meet the needs of the proposed 
development. 

a. The proposal concerns an existing church and associated school with existing public 
infrastructure. The public infrastructure is adequate or will be improved to serve the 
proposed multi-family dwelling redevelopment. 
 

D. The proposed use will not alter the character of the surrounding area in a manner which 
substantially limits or precludes the use of surrounding properties for the uses listed as 
permitted in the zone. 

a. Response: The proposed use of multi-family dwelling is permitted outright. Efforts 
will be made to change the aesthetic of the current church to more closely match 
the surrounding single-family properties. For example, the multi-color, plexiglass 
windows at the chapel will be removed and infilled with, siding, windows, and doors 
appropriate for dwelling units. The building siding will be replaced and painted to be 
neutral. 
 

E. In considering whether to approve a change in use, the City shall compare the following 
characteristics of the historical use of the property with that proposed by the applicant to 
assure that the change will not constitute an expansion or intensification of the 
nonconforming use: 

1. Traffic, including both volume and type (car, truck, foot, etc.); 
2. Noise; 
3. Days and hours of operation; 
4. Physical appearance; 
5. Other environmental considerations (dust, vibration, glare, etc.) 
6. Type and size of equipment used. 

 
a. Response:  

1. Changing from a church and school to multi-family housing will likely change 
traffic pattern. However, multi-family housing is an allowed use and some 
increase in car and foot traffic should be expected. It is also probable that 
without church and school uses there will be less traffic on Sundays and at 
school drop-off/pick-up times Monday-Friday. 

2. It is not anticipated that noise level will change with the development. 
3. Days and hours of operation will no longer apply. Residential uses don’t have 

specific days and hours of operation. 
4. As noted previously, the development intends to modify the physical 

appearance of the existing church to more closely match the surrounding single-
family properties. 
As mentioned previously in this narrative the finish grade of the adjacent 
property to the west zoned R-1.5 is approximately 2-feet higher in elevation 
than the subject property. Where the existing building is closest to the property 
line there is an approximately 2-foot-high retaining wall with an additional 6-
foot-tall wood fence above. The effective height of the building relative to the 
adjacent property is approximately 18’-10” and includes sight obscuring 
screening the entire length. The applicant believes the intent of the zoning code 
is met with these existing physical characteristics that are proposed to remain. 

5. There are no other environmental considerations that expands or intensifies the 
nonconformance. 

6. There is no equipment associated with a multi-family dwelling that is not also 
associated with single-family dwellings or church use. 

 

ATTACHMENT A.II



Design Criteria

Parking 0 1 2 3 4

Screening of parking and/or loading facilities from 

public right-of-way
Not Screened Partially Screened Fully Screened _ _

Applicant note: Location of parking is not changing. 

This criteria is not applicable.
N/A N/A N/A

Parking lot lighting provided. No Yes _ _ _

Applicant note: New LED wall packs are being 

proposed on the exterior of the building at parking 

areas. 

N/A 1 N/A _

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

Applicant note: Location of parking is not changing. 

This criteria is not applicable.
N/A N/A N/A

Number of parking spaces provided (% of minimum 

required)
>120% 101-120% 100% _ _

Applicant note: 28 parking spaces are required for the 

proposed 23 units. 38 parking spaces are proposed. 
0

Points 1/2

Tree Retention 0 1 2 3 4

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

Applicant note: No trees will be removed with the 

project.
3

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

Applicant note: No trees will be removed. This criteria 

is not applicable. 
N/A N/A

Points 3/3

Building Orientation 0 1 2 3 4

Primary entrances face the street Not street facing
Entrance breezeway faces 

street

All entrances face the 

street
_ _

Applicant note: Two entrances to the west wing and a 

breezeway will face NE 15th Street . Other entrances 

will face existing parking behind the building. 

1

Site's frontage has buildings within 25 feet of front lot 

line. (Full points may be given when courtyards are 

adjacent to the frontage.)

0-25% of street frontage 26-50% of street frontage ≥51% of street frontage _ _

Applicant note: Footprint of building is existing and 

will not be altered. This criteria is not applicable
N/A N/A N/A

Points 1/2

Screening of Storage Area & Utility Boxes 0 1 2 3 4

Trash storage is screened from view by solid wood 

fence, masonry wall or landscaping
No Yes _ _ _

Applicant note: New trash enclosure will include a 6-

ft tall wood fence for screening. 
1

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
_ _

Applicant note: New trash enclosure is located more 

than 25-ft from adjacent property lines.
2

Utility equipment is screened from view. Not screened Partially screened Fully screened _ _

Applicant note: New utility equipment will not be 

screened.
0

Points 3/5

Possible Points

Table 16.21.070 Multi-Family Design Menu

Manzanita Apartment Conversion - Updated 02-15-2023
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Design Criteria Possible Points

Table 16.21.070 Multi-Family Design Menu

Manzanita Apartment Conversion - Updated 02-15-2023

Prevention of Monotonous & Incompatible 

Design 0 1 2 3 4

Horizontal length of all buildings is a maximum of 120 

feet.
101-120 feet 81-100 feet ≤80 feet _ _

Applicant note: Length of building is not changing. 

Criteria is not applicable.
N/A N/A N/A

Roofs have a gable, hip or gamble form, minimum 

pitch of 3 to 12 with at least 6- inch overhang.
No Yes _ _ _

Applicant note: Existing roof is not changing. Criteria 

is not applicable.
N/A N/A

A minimum of 15% of street façade areas contains 

windows or doors. All windows provide trim, recess, 

or other method of providing shadowing.

No Yes _ _ _

Applicant note: Approximately 15% of the street 

facing façade (facing Manzanita Street) will contain 

windows w/4" trim. 

1

Garages are located to minimize their visual impact. Front of building Side of building Back of building _ _

Applicant note: There are no garages. This criteria is 

not applicable. 
N/A N/A N/A

Exterior design features include offsets, balconies, 

projections, window reveals, or similar elements to 

break up large building expanses.

Less than one design 

feature within every 30 

feet of longest façade.

One design feature within 

every 30 feet of longest 

façade.

Two or more design 

features within every 30 

feet of longest façade.

_ _

Applicant note: Windows, trim, belly band, two siding 

colors, and two siding widths will help break-up 

façade and provide shadowing.

2

Points 3/3

Private OpenSpace & Landscaping 0 1 2 3 4

Private open space provided in addition to what is 

required for the base zone.
No additional open space.

Patios or balconies (at 

least 48 square feet) 

provided for 50% of units.

Patios or balconies (at 

least 48 square feet) 

provided for 51- 100% of 

units.

Sport court, tot lot, pool 

or community room is 

provided.

_

Applicant note: The project proposes 2,418 square-

feet of outdoor recreation space beyond what is 

required per 16.20.030. The existing covered area is 

paved and intended to be used as a sport court. 

3

Number of non-required trees provided. _

At least one tree per 500 

square feet of 

landscaping.

_ _ _

Applicant note: It is unknown at this time if additional 

trees will be planted. This criteria will not be counted. 
N/A N/A N/A

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

landscaped area)
>50% 25-50% <25% _ _

Applicant note: The amount of grass is not changing 

or will be reduced. The landscape plan has not been 

determined yet. This criteria will not be counted. 

N/A N/A N/A

Points 3/3

Street & Block Framework 0 1 2 3 4

Multi-family developments 8 acres or larger are 

developed as a series of complete blocks bounded by 

a network of public or private streets with sidewalks 

and street trees.

No blocks or network.

10-50% of units are along 

a street with sidewalks, 

street trees, and on-street 

parking.

51-100% of units are along 

a street with sidewalks, 

street trees, and on-street 

parking.

_ _

Applicant note: The site is not 8-acres or larger. This 

criteria is not applicable.
N/A N/A N/A

Points N/A
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Table 16.21.070 Multi-Family Design Menu

Manzanita Apartment Conversion - Updated 02-15-2023

Low Impact Development (LID) 0 1 2 3 4
Use of pervious paving materials (% of total paved 

area)

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

Applicant note: Existing parking and access aisles are 

paved. Paving material is not changing. Criteria is not 

applicable.

N/A N/A N/A N/A

Provision of park or open space area for public use
None _ Open Space (Generally not 

for public use)

_ Park (public or privately 

owned for public use)

Applicant note: Outdoor recreation space will be 

provided as required per . It intended for residents 

and visitors but not the general public.

2

Use of drought tolerant species in landscaping (% of 

total plants)

<25%

drought

tolerant 

_ 25-50% drought tolerant 51-75% drought tolerant >75% drought tolerant

Applicant note: New landscaping will include drought 

tolerant species. 

2

Provision of additional interior parking lot landscaping 

(% of minimum required)

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

Applicant note: 3,167 square-feet of parking lot 

landscaping is required. 5,515 square feet is 

proposed. 

3

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

roof area)

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

Applicant note: Roof is existing and will not be 

changed. This criteria is not applicable.

N/A N/A N/A

Parking integrated within building footprint (below-

grade, structured parking, or tuck-under parking) (% 

of total on-site parking)

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

Applicant note: Site currently has surface parking 

adjacent to the building. This criteria is not applicable. 

N/A N/A N/A

Disconnecting downspouts from city stormwater 

facilities

None Some downspouts 

disconnected

All downspouts 

disconnected

_ _

Applicant note: Building downspouts will not be 

changed. Downspouts currently route to drywells and 

are not connected to public storm. This criteria is not 

applicable. 

N/A N/A N/A

Shared parking with adjacent uses or public parking 

structure (% of total required parking spaces)

None <50% ≥50% _ _

Applicant note: Parking is not changing to shared or 

public. This criteria is not applicable.

N/A N/A N/A

Provision of rain gardens/bioretention areas for 

stormwater runoff (% of total landscaped area)

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

Applicant note: Scope of work does not include rain 

gardens. Current stormwater management plan is not 

changing. This criteria is not applicable. 

N/A N/A N/A N/A

Points 7/11

Total Points 20/29

64% of possible points in LID category

69% of possible points
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Project Memorandum 

Project No: 210168.01 Date: October 6, 2022 

Project Name: Manzanita Apartment Conversion 

Subject: Incompleteness Determination 

By: Colony Weyrauch 

To: City of Canby 
Planning Department 
222 NE 2nd Ave 
Canby, OR 97013 

The below memo is provided in response to the letter RE: Incompleteness Determination for 
City File NRC 22-01, Manzanita Church Conversion dated October 3,2022 sent via email by 
Emma Porricolo, Associate Planner for the City of Canby. This memo is intended to address the 
missing information outlined in the letter.  

Missing Materials for Completeness: 
1. Alteration Plans.

Applicant Response: The Project Narrative has been revised to include Table 16.21.070
Multi-Family Design Menu. Each of the table’s Design Criteria has an applicant note below
the criteria addressing the criteria as it relates to the proposed alterations or it is noted as
not applicable.

2. Response to Applicable Comprehensive Plan Policies.
Applicant Response: The Project Narrative has been revised to address the applicable
Comprehensive Plan Policies identified by the City of Canby planning staff. Section
16.52.050.A of the narrative includes these additional policies.

Additional Information and Materials Requested: 
1) Site Compatibility

a. Location of existing and proposed landscaping to understand screening and
buffering that exists or will be provided.
Applicant Response: See the included survey for the project site. Existing asphalt is
noted and hatched. Existing landscaping is not hatched (blank). There are (3) small
trees in the northeast quadrant of the site that is currently lawn. The lawn and all
(3) trees will remain unchanged.
Additionally, existing asphalt paving will be removed along portions of the north,
west and south property lines and replaced with new landscaping buffers. A
landscape plan has not been designed at this stage of planning but the included A0.1
Site Plan drawing shows proposed landscape areas in green. Shrubs and trees will
be planted as required by the City of Canby’s development code. The included
survey indicates fencing where occurs along property lines that will also remain
unchanged.

b. Location of waste storage and collection. If located outdoors please indicate if it is
screened.
Applicant Response: See the included A0.1 Site Plan drawing for proposed location
of the trash enclosure. A note has been added to describe it will include a 6-ft tall
wood fence for screening. The location of the trash enclosure is over 25-ft away
from adjacent property lines. Additionally, it is located behind the building and away
from street view.
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T
his m

ap/plat is being furnished as an aid in locating the herein described land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land depicted.
 

E
xcept to the extent a policy of title insurance is expressly m

odified by endorsem
ent, if any, the C

om
pany does not insure dim

ensions, distances, location of easem
ents, acreage or other

 
m

atters show
n thereon.

Non-Order Search
Page 1 of 1

Requested By: am
yfreed, Printed: 9/9/2022 11:22 AM

Doc: ORCLAC:M
PLT 230
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T
his m

ap/plat is being furnished as an aid in locating the herein described land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land depicted.
 

E
xcept to the extent a policy of title insurance is expressly m

odified by endorsem
ent, if any, the C

om
pany does not insure dim

ensions, distances, location of easem
ents, acreage or other

 
m

atters show
n thereon.

Non-Order Search
Page 1 of 1

Requested By: am
yfreed, Printed: 9/9/2022 10:14 AM

Doc: ORCLAC:M
PLT 1133
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T
his m

ap/plat is being furnished as an aid in locating the herein described land in relation to adjoining streets, natural boundaries and other land, and is not a survey of the land depicted.
 

E
xcept to the extent a policy of title insurance is expressly m

odified by endorsem
ent, if any, the C

om
pany does not insure dim

ensions, distances, location of easem
ents, acreage or other

 
m

atters show
n thereon.

Non-Order Search
Page 1 of 1

Requested By: am
yfreed, Printed: 9/9/2022 10:13 AM

Doc: ORCLAC:M
PLT 1155
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1 - LEASE AGREEMENT 
1477 N Manzanita St 

LEASE AGREEMENT 

DATED: January 25, 2022 
BETWEEN: Van Bilsen Woodburn, LLC, an Oregon limited liability company ³/DQGORUG´ 

655 NE 21st Ave 
Canby, OR 97013 

AND: Frontier Education INC ³7HQDQW´ 

RECITALS: 

Landlord owns a building located at 1477 N Manzanita St Canby, OR �WKH�³3URSHUW\���  Tenant desires to lease 
approximately 13,000 square feet of the Property known as 1477 N Manzanita  (the "Building"). 

Landlord agrees to lease the Building to Tenant on the terms set forth in this Agreement: 

AGREEMENT: 

1. TERM.

1.1 TERM. The Lease shall be for a term of 5 calendar months. The term shall commence on February 1, 
2022 and continue through July 8th, 2022. Note: July 1st- July 8th, 2022 shall be rent free. 

1.2 DELIVERY OF POSSESSION. Tenant shall have possession of the Building at the beginning of the 
/HDVH� WHUP��7HQDQW�PD\� WDNH�HDUO\� SRVVHVVLRQ�RI� WKH�EXLOGLQJ�ZLWK� /DQGORUG¶V�ZULWWHQ� FRQVHQW� LI� LPSURYHPHQWV� DUH�
complete. Landlord shall have no liability for delays in delivery of possession caused by labor disputes, shortages of 
materials, acts of God, or other cause beyond Landlord's reasonable control.  

2. RENT.

2.1 BASE RENTAL. The base rental shall be per month. 

2.2 COST OF LIVING ADJUSTMENT. N/A 

2.3 TIME AND PLACE OF PAYMENT. Rent shall be payable in advance on the first day of each month. 
Rent may be deposited, mailed or direct deposited to , Account . Rent for the partial month (if 
any) in which the lease commences shall be prorated and paid at the Commencement of the Lease term.  Additional 
Rent will be paid on or before the due date.  

2.4 SECURITY DEPOSIT. Tenant has paid the sum of  as a security deposit. The Deposit shall be 
held by Landlord to secure all payments and performances due from Tenant under this Lease. Landlord may commingle 
the deposit with its funds and shall owe no interest on the Deposit. Landlord may apply the Deposit to the cost of 
performing any obligation, which Tenant fails to perform within the time required by this Lease, but such application by 
Landlord shall not be the exclusive remedy for Tenant's default. If the Deposit is applied by Landlord, Tenant shall pay 
the sum necessary to replenish the deposit to its original amount upon Landlord's demand. To the extent not applied by 
Landlord, the deposit shall be refunded to Tenant within 30 days after expiration of the lease term. 

2.5 INTEREST AND LATE CHARGES. All rent and other payments not paid when due shall bear interest 
from the due date until fully paid .  In addition, if Tenant fails to make any rent or other payment 
required by this lease to be paid to Landlord within 5 days the due date, Landlord may impose a late charge of , 
to reimburse Landlord for the costs of collecting the overdue payment. Tenant shall pay the late charge upon demand 
by Landlord. Landlord may levy and collect a late charge in addition to all other remedies available for Tenant's default, 
and collection of a late charge shall not waive the breach caused by the late payment. 

2.6 ADDITIONAL RENT.  7KLV� /HDVH� LV� D� ³WULSOH� QHW� OHDVH�´�PHDQLQJ� WKDW� XQOHVV� RWKHUZLVH� VSHFLILFDOO\�
provided herein, Tenant is responsible to pay all insurance, utilities, taxes, and other costs associated with the Building, 
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3 - LEASE AGREEMENT 
 1477 N Manzanita St 
  
  

computed under the United State Tax Code.  Repairs and capital improvements on any of the Property 
other than the Common Areas used by Tenant, shall not be included in the CAM Charges. 

 
3.5 CAM EXCLUSIONS.  CAM Charges and Taxes that are specifically attributable to any tenant, to any 

other tenant building in the Property, or to the operation, repair, and maintenance thereof, will be allocated entirely to 
that tenant or other building. However, any CAM Charges and Taxes that are not specifically attributable to any tenant, 
to any other tenant building within the Property, or to the operation, repair, management, and maintenance thereof, will 
be included in the CAM Charges.  CAM Charges will not include any expenses paid by any tenant directly to third parties 
or expenses for which Landlord is otherwise reimbursed by any third party, other tenant, or insurance proceeds. 

 
3.6 COMMON-AREA COSTS.  7HQDQW¶V�6KDUH�RI�&$0�&KDUJHV� �DQG�7D[HV� LI�QRW�GLUHFWO\�DVVHVVHG�� LV�

payable monthly along with the Basic Rent. The amount of the monthO\�SD\PHQWV�ZLOO�EH�EDVHG�RQ�/DQGORUG¶V�HVWLPDWH�
of the annual CAM Charges. On or before March 1 of each year, Landlord will deliver to Tenant a reasonably detailed 
VWDWHPHQW�VKRZLQJ�7HQDQW¶V�SURSRUWLRQDWH�VKDUH�RI� WKH�DFWXDO�&$0�&KDUJHV� LQFXUUHG�GXULQJ� WKe preceding calendar 
\HDU��,I�7HQDQW¶V�SD\PHQWV�GXULQJ�WKDW�\HDU�H[FHHG�7HQDQW¶V�SURSRUWLRQDWH�VKDUH��/DQGORUG�ZLOO�FUHGLW�WKH�DPRXQW�RI�WKH�
RYHUSD\PHQW� DJDLQVW� 7HQDQW¶V� IXWXUH� SD\PHQWV�� ,I� 7HQDQW¶V� SD\PHQWV� GXULQJ� WKDW� \HDU� ZHUH� OHVV� WKDQ� 7HQDQW¶V�
proportionate share, Tenant will pay to Landlord the amount of the deficiency within 30 days after delivery by Landlord 
to Tenant of the statement. 

 
3.7 TAXES.  7HQDQW�VKDOO�SD\�DOO�WD[HV��DVVHVVPHQWV��OLHQV�DQG�OLFHQVH�IHHV��³7D[HV´��OHYLHG��DVVHVVHG�RU�

LPSRVHG�E\�DQ\�DXWKRULW\�KDYLQJ�WKH�GLUHFW�RU�LQGLUHFW�SRZHU�WR�WD[�RU�DVVHVV�DQ\�VXFK�OLHQV��E\�UHDVRQ�RI�7HQDQW¶V�XVH�
of the Building, and all Taxes on Tenant¶V�SHUVRQDO�SURSHUW\�ORFDWHG�LQ�WKH�%XLOGLQJ��/DQGORUG�VKDOO�SD\�DOO�7D[HV�ZLWK�
respect to the Building and the Property, which shall be included in the CAM Charges. 

 
3.8 Landlord and Tenant agree to no substantial improvements to the property during the lease term and 

Tenant shall deliver the building at lease expiration in the same condition as it was at the time of sale. 
 

 
4. USE OF PROPERTY. 
 

4.1 PERMITTED USE. Tenant shall use the Building only for conducting the following business and for no 
other purpose without Landlord's written consent: 
 

One School Global education and related activities.  
 

4.2 COMPLIANCE WITH LAWS. In connection with such use, Tenant shall comply at its expense with all 
applicable laws and regulations of any public authority, including those requiring any alteration to the improvements on 
the Building, and those regarding maintenance, operation, and use of the Building and appliances on the Building 
(including signs, permitting, system development charges, etc). 
 

4.3 HAZARDOUS SUBSTANCES. Tenant shall comply fully with all laws pertaining to the protection of 
human health and the environment, including but not limited to employee and community right-to-know laws and all laws 
regarding the use, generation, storage, transportation, treatment, disposal or other handling of hazardous substances. 
Tenant shall promptly advise Landlord in writing of any hazardous substances regulated by such laws that are used, 
generated, manufactured, stored, transported or otherwise handled on the Property. Tenant shall exercise extreme care 
in handling any hazardous substances and shall not cause or permit hazardous substances to be spilled, leaked, 
disposed of or otherwise released on the Property. The term "hazardous substances" is used in its very broadest sense, 
and refers to materials which because of their quantity, concentration, or physical, chemical, or infectious characteristics 
may cause or pose a present or potential hazard to human health or the environment when improperly handled, treated, 
stored, transported, disposed of, or otherwise managed. The term shall include, but is not limited to, all hazardous 
substances, hazardous materials and hazardous wastes listed by the U. S. Environmental Protection Agency and the 
state in which the Property is located under the Comprehensive Environmental Response, Compensation and Liability 
Act (CERCLA), the Resource Conservation and Recovery Act (RCRA), the Toxic Substances Control Act (TSCA), and 
the Federal Water Pollution Control Act (FWPCA), and comparable state statutes. 
 

4.4 NUISANCE. Tenant shall not conduct or permit any activities on the Property that create a nuisance or 
damage the reputation of the Property, or are reasonably offensive to Landlord, other tenants of the Property (if any), or 
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11 - LEASE AGREEMENT 
 1477 N Manzanita St 
  
  

 
 
 
 
IN WITNESS WHEREOF the parties have executed this lease as of the date first above written. 
 
 
LANDLORD:  TENANT:  
Van Bilsen Woodburn LLC Frontier Education INC 
 
 
 
By:    By:    

Jordan V. Ward, Sole Member & Manager    Karl Brandsen, Trustee 
 
 
   
           
 
Date:    Date:    2/1/2022
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Construction
General Conditions $42,500
Demo $12,000
Framing $37,000
electrical $138,000
Plumbing $165,000
Fire sprinkler $35,000
Fire Alarm $13,500
HVAC $40,000
Insulation $23,000
Drywall $68,000
Doors $45,000
Finish Carpentry $27,000
Paint $37,000
Flooring $32,500
Cabinets $57,500
Countertops $17,500
Landscaping/sidewalks/curbs $45,000
Roof Repairs $2,000
Deck $0
Windows $20,500
Siding $17,000
Sewer line $7,500
Sealcoat $9,000
Garbage enclosure $6,500
Total Project Cost $855,500
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From: Emma Porricolo
To: Emma Porricolo
Subject: FW: Manzanita Church - Additional Information Requests
Date: Thursday, March 30, 2023 3:47:25 PM

From: Jordan Ward <jordanvward1@gmail.com> 
Sent: Tuesday, March 14, 2023 11:42 AM
To: Emma Porricolo <PorricoloE@canbyoregon.gov>
Cc: Colony Weyrauch <colonyw@cidainc.com>; Don Hardy <HardyD@canbyoregon.gov>
Subject: Re: Manzanita Church - Additional Information Requests

Emma,

I plan to remove vehicular access to the south onto 14th and replace the entire area with
landscaping.  There will be a pedestrian walkway along the center of the alley with trees and shrubs
along the sides. The walkway will consist of a pervious surface (like bark chips) to comply with
pervious surface requirements. 

under Oregon Public Records Law. This email is subject to the State Retention Schedule.
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