
Page 1 of 5 
 

 
 

PLANNING COMMISSION STAFF REPORT 
EXECUTIVE SUMMARY 

 
 
 
TO:  Chair Matt Ellison and Planning Commissioners 
FROM:  Don Hardy, Planning Director  
THROUGH: Canby Planning Department   
DATE:  June 10, 2024 
 

HOUSING NEEDS ANALYSIS SUMMARY 

The draft Housing Needs Analysis (HNA) identifies a significant challenge with providing 
affordable housing for both fee-owned housing and rental housing currently and over the 
next 20-years. This staff report addresses housing need affordability. A separate staff report 
(2024 Canby Housing Needs Analysis and Comprehensive Plan Adoption) has also been 
developed addressing compliance with the Canby Comprehensive Plan text amendment 
process and consistency of the proposed HNA with statewide planning goals. The HNA 
identifies the overall housing acreage needs over the next 20 years.  

To understand the housing affordability and housing acreage needs a series of tables are 
provided below: 

The draft HNA identifies those Canby residents who are severely rent burdened: 
 
Canby Severely Rent-Burdened Households 

 
 

Canby’s rent burdened households are disbursed throughout the entire City, as shown in 
the following map reflecting the latest estimates for 2022. 
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The draft HNA identified median home prices in 
Canby:

 
 

The draft HNA identifies housing affordability by income in Canby: 

Income by Profession Examples: 

• Lawyer 
$128,000 Max rent: $3,200  
Max mortgage: $500,000+ 

• Engineer 
$85,000 Max rent: $2,000 
Max mortgage: $332,000+ 

• Teacher (middle school) 
$67,000 Max rent: $1,600 
Max mortgage: $262,000+  

• Medical Assistant  
$41,700 Max rent: $1,000)  
Max mortgage: $164,000  

• Retail Salesperson 
$33,350 Max rent: $800) 

Median family income in Clackamas County increased to $88,517 in 2021 up from 
$80,484 in 2019. 

 

The draft HNA identifies housing demand by residential type in Canby: 
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Canby Baseline Housing Needs by Tenure & Housing Type 

Housing Demand Mix
Owner 

Units
Renter 

Units

Total 
Dwelling 

Units

Projected 
Housing Need 

(Units)

Housing Tenure Distribution: 67.9% 32.1% 100.0% 2,262 
Single Family Detached 84.0% 19.0% 59.9% 1,355 
Townhomes / Plexes 7.0% 30.0% 16.3% 369 
Multi family (5+ units) 2.0% 49.0% 17.0% 385 
Mfg. home/other 7.0% 2.0% 6.8% 154 
Total percent 100% 100% 100.0%
Housing Units 1,536       725       2,262 
Group Quarters Dwelling Units* 24
Total Housing Units 2,286           
Analysis based on preceding tables.

* Category includes group quarters housing demand @1.5 persons per dwelling unit.
 

 

Housing Type

20-Year 
Dwelling Unit 

Demand 
before pipeline 

adjustment

20-Year 
Dwelling Unit 

Demand in 
pipeline* 

Remaining  
Demand after 

pipeline 
adjustment % Dist.

Single Family Detached (Standard Lots)                 615                  60                 555 30%
Single Family Small Lot & Cottages                 735                139                 596 32%
Townhomes / Plexes / Mfg. Homes                 412                  48                 364 19%
Apartments/Other**                 524                165                 359 19%

Total 2,286            412 1,874             100%
Note: numbers may not add exactly due to rounding.

*Projects in pipeline have pending buildings permits & reflects Hope Village Master Plan, as of Nov. 2023.

** Category also includes group quarters housing demand .

Projected 20-year Housing Need After Pipeline BLI Reduction, Canby 

 
The draft HNA identifies the residential land needs by acreage: 

 
Approximately 73.1 acres of residential urban growth boundary expansion over the next 20-
years is required based on the above table.  
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COMMUNITY OUTREACH 

A significant effort has been made to involve the Canby community in the housing needs 
analysis development which included: 

Housing advisory group meetings: 
 March 29, 2022 
 June 28, 2022 
 September 27, 2022 
 February 22, 2023 

Other community, Planning Commission and City Council discussions and newspaper articles 
about the housing production strategy include: 

 July 14, 2022, Open House: Housing Needs Analysis and Economic Opportunities 
Analysis 

 July 18, 2022, Community Survey: Housing Needs Analysis and Economic 
Opportunities Analysis 

 October 19, 2022, Joint City Council and Planning Commission Work Session: 
Housing Need and Economic Opportunity Assessment  

 November 2, 2022, City Council Work Session: Housing Need and Economic 
Opportunity Assessment  

 November 28, 2022, Planning Commission Work Session: Housing Needs Analysis, 
Housing Production Strategy, and Economic Opportunity Analysis Update 

 January 18, 2023, City Council Work Session Housing Needs Analysis Update 
 January 23, 2023, Planning Commission Work Session Housing Needs Analysis 

Update 
 January 24, 2023, Open House: Economic Opportunity Analysis and Housing 

Production Strategy 
 January 31, 2023, Community Survey: Housing Production Strategy and Economic 

Opportunities Analysis 
 March 1, 2023, Joint City Council and Planning Commission Work Session: Housing 

and Economic Studies 
 February 12, 2024, Planning Commission Work Session: Canby Housing Needs 

Assessment Update and Review of Current Residential Standards Planning 
 March 25, 2024, Planning Commission Work Session: Canby Housing Needs 

Assessment and Housing Production Strategy Update 
 April 17, 2024, City Council Work Session: Housing Needs Analysis 
 April 22, 2024, Planning Commission Work Session: Canby Housing Needs Analysis 

Canby Herald Newspaper Articles: 
 December 6, 2022, Canby Explores Housing Needs As Population Grows 
 January 27, 2023, Canby Public Asked To Weigh In On Housing (included community 

survey link) 

RECOMMENDATION 

The HNA was submitted to the DLCD 35 days in advance of the first evidentiary hearing as 
required by state law. 
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Based on the above information, including community outreach, Planning Commission and City 
Council input and the future needs of Canby over the next 20 years, staff recommends that the 
Planning Commission recommend approval of the Housing Needs Analysis to the City Council.  
 
Recommended motion “I move that the Planning Commission approve the City of Canby 
Housing Needs Analysis as a Guidance document, and recommend staff present it to the City 
Council for approval and adoption.”  
 

ATTACHMENTS 

 City of Canby, Housing Needs Analysis, May 31, 2024 

 
 


