
 

 

 

July 26, 2024 

Bryce Bishop, Senior Planner 
City of Salem Community Development Planning Division 
555 Liberty Street SE, Room 305 
Salem, OR 97301 
 
RE: 1105 Front Street NE – The Cannery (Reference No. 24-106451-PLN) Completeness Response  

Mr. Bishop, 

Please accept this letter and the accompanying materials as Applicant’s response to the City’s July 19, 2024, 
second review comments letter regarding application 24-106451-PLN (Attachment A). We believe the 
materials provided here fully respond to the items outlined in the City’s letter and establish the necessary 
basis to deem the application complete. We look forward to continuing to work with City staff on any 
issues, as necessary, during the review and approval process.  

Our responses to the incompleteness items are as follows: 

Completeness Items 

1. Approved Subdivision Name. A copy of the required Marion County Subdivision/Condominium 
Name Request Form was submitted but the form does not include the approval of the Marion 
County Surveyor. A copy of the completed form with Marion County Surveyor’s approval is needed.  

Response:  A copy of the approved Marion County Subdivision/Condominium Name Request Form is 
included as Attachment B.  

2. Additional Comments on Plans.  

 Preliminary Site Plan 

Removed portion of Building 3 

Response:  The Preliminary Site Plan has been revised to reflect the removed portion of Building 3 as 
shown in Attachment C. This item is complete. 

Driveway entrances to parking garages  

Response:  The driveway entrances have been revised on the Preliminary Site Plan as shown in 
Attachment C. This item is complete. 

Summary tables  

Response:  The summary tables on the Preliminary Site Plan have been revised as shown in 
Attachment C. This item is complete. 

 Please note Staff’s comment regarding the additional two bicycle parking spaces required 
to accommodate the dwelling unit increase is not applicable and no change has been 
made. As shown on the Preliminary Site Plan summary tables, 421 bicycle parking spaces 
are required, and 439 bicycle parking spaces are provided. Per SRC Table 806-9, up to 100 
percent of the minimum required bicycle parking spaces are allowed to be long-term, they 
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are not required to be long-term. The surplus in bicycle parking spaces in front of Buildings 
1, 2, and 3 provides the additional 2 spaces required for the dwelling unit increase.  

 Landscape Land Use Diagram and Planting Schedule Level 1 

Tree canopy calculations  

Response:  A revised Landscape Land Use Diagram is provided in Attachment D. Tree planning islands 
have been revised to include at least three trees and to meet soil requirements. The 
parking lot tree canopy coverage is now 42 percent of the total parking area, exceeding 
the required 40 percent canopy coverage. This item is met. 

Tree species  

Response:  A revised Planting Schedule is provided in Attachment D. The trees identified as not being 
within the approved trees for planting in parking lots to achieve required tree canopy 
coverage have been replaced with trees specified in SRC Table 806-7. This item is met. 

 Please note that previous application materials indicated that all landscaping will be 
comprised of native vegetation. Unfortunately, few of the trees specified in SRC Table 
806-7 are native species. Applicant’s Landscape Architect identified one tree which could 
be replaced with a native tree; however, there are no suitable options for the other two 
trees. Although they are not native, the tree species selected have close relatives which 
are native.  

 Preliminary Building Elevations and Floor Plans  

 Compact vehicle parking stall width abutting wall or post 

Response:  Vehicle parking spaces within the parking garages in Buildings 1, 2, and 3 have been 
revised to meet parking space dimensions as shown on the revised Preliminary Building 
Elevations and Floor Plans in Attachment E. This item is met. 

 Canopy and balcony projections 

Response:  Planned property lines have been modified such that no canopies, balconies, or living 
space project across a property line as detailed on the revised Preliminary Building 
Elevations and Floor Plans in Attachment E. The 6th floor living space that projected into 
the Front Street NE right-of-way has been modified. This item is met. 

 Bicycle parking spaces 

Response:  The bicycle parking spaces have been revised as requested. Refer to the revised 
Preliminary Building Elevations and Floor Plans in Attachment E. This item is met. 

Development Services Comments 

1. Willamette Greenway Permit Submittal Requirements. As identified in the Supplemental 
Completeness Letter dated April 22, 2024, a Class 2 Willamette Greenway Permit is required and 
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the applicant has not submitted the required items for the Willamette Greenway Permit. Please 
provide the following additional information:  

 SRC 600.015(d)(5): A report by a certified engineering geologist or geotechnical engineer 
demonstrating that the standards specified in SRC 600.025(a)(2) have been met.  

• The applicants geotechnical report submitted does not specifically address SRC 
600.025(a)(2). Please modify the report or provide a memorandum addressing the 
development standard. 

Response:  A memorandum from Applicant’s geotechnical engineer addressing SRC 600.025(a)(2) is 
included as Attachment F. This item is complete.  

SRC 600.015(d)(6): A report by a registered professional engineer detailing the hydraulic and flood 
carrying capacity of the river. 

• The applicant’s Engineer shall submit a memorandum describing the minimum impact to 
the flood capacity of the river in order to meet this submittal requirement in lieu of a 
hydraulic analysis. 

Response:  A flood capacity memorandum from Applicant’s engineer is included as Attachment G. 
This item is complete.  

Items of Concern 

1. Stormwater Management – Design Exceptions. The applicant has met their minimum submittal 
requirement relating to stormwater management; however, the proposal includes an intention to 
apply for Design Exceptions for water quality facility depth. The applicant is advised that if the 
Design Exceptions(s) are not approved, modifications to the site plan may be required. 

2. Street Tree Plan. Phase 1 of the proposed development has approximately 900-feet of frontage 
along Front Street NE and includes three (3) street trees on the landscaping plan, one of which 
conflicts with a fire hydrant. The applicant is advised that additional street trees along Front Street 
NE are required. The applicant should explore ways to accommodate additional trees along the 
frontage. The applicant should explore the use of tree wells along the property frontage. Please 
review the standards listed in PWDS 6.34(e)(4).  

3. Alternative Street Standard. Front Street NE requires an Alternative Street Standard to allow a 
modified cross section. The final Front Street improvements will be subject to Railroad 
requirements after the Railroad Diagnostic Review scheduled for July 16, 2024. Final Front Street 
improvement requirements will be established in the written railroad diagnostic provided after the 
on-site meeting. 

4. Public Utility Easements. SRC 803.035(n) requires a 10-foot public utility easement along all street 
frontages to accommodate Franchise Utility Companies. It appears the applicant is not proposing 
any PUEs along Front Street NE. The applicant is advised to submit an alternative PUE plan that 
can be included in the request for comments to the Utilities providers. If a PUE is requested by a 
franchise utility company, it may be a condition of approval, which would require modifications to 
the building layout.  

5. Driveway Approach Standard Detail. The applicant’s plans show the driveway approaches to 
Front Street NE utilizing PWDS Standard Plan No. 315 where PWDS Standard Plan No. 302 is 
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required. Conditions of approval for the Driveway Approach Permits will require the driveway 
approaches be constructed to the appropriate PWDS standard plan.  

Response: Applicant acknowledges the items of concern and will continue to coordinate with City 
staff and other necessary stakeholders.  

Additional Information from Applicant 

Applicant’s traffic engineer prepared an addendum to the Traffic Impact Analysis (TIA) providing an 
updated trip generation with the adjusted unit count (Attachment H). The memorandum concludes that 
the change in the number of units from 371 to 382 will not affect the conclusions in the TIA.  
 

Thank you for reviewing our application. We believe these additional clarifications and plan revisions 
completely respond to the items included in your July 19, 2024, second review comments letter. Please 
contact me if you require any additional information. 

Sincerely, 
AKS ENGINEERING & FORESTRY, LLC 

 

 

Grace Wolff 
3700 River Road N, Suite 1 
Keizer, OR 97303 
(503) 400-6028 | wolffg@aks-eng.com 

 
Attachments: 

A. Land Use Application Completeness Review (July 19, 2024) 
B. Marion County Subdivision Name Approval 
C. Revised Preliminary Land Use Plans 
D. Revised Preliminary Landscape Plans 
E. Revised Preliminary Building Elevations and Floor Plans 
F. Geotechnical Engineering Services Memorandum 
G. Flood Carrying Capacity Memorandum 
H. Traffic Impact Analysis Memorandum 

 



Attachment A:  Land Use Application Completeness Review (July 19, 2024) 
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Community Planning and Development 

555 Liberty St. SE / Room 305 ● Salem, OR 97301-3503 ● 503-588-6173 ● www.cityofsalem.net 
 

July 19, 2024 

LAND USE APPLICATION COMPLETENESS REVIEW 

Second Review Comments 

Subject Property: 1105 Front Street NE 

Reference Nos.:  24-106451-PLN (Class 3 Site Plan Review, Tentative Subdivision Plan, 
Class 1 & 2 Adjustment, Class 2 Driveway Approach Permit) 

 
Applicant: Trent Michels 

The Future of Neighborhood Development, LLC  
Phone:  
E-Mail: trent.michels@gmail.com  

 

Agent: Grace Wolff 
AKS Engineering & Forestry, LLC  
3700 River Road N 
Keizer, OR 97303 
 

Phone: 503-400-6028 
E-Mail: wolffg@aks-eng.com  

 

The Planning Division has conducted its review of the revised application materials submitted 
for the proposed Class 3 Site Plan Review, Tentative Subdivision Plan, Class 1 and 2 
Adjustment, and Class 2 Driveway Approach Permit for property located at 1105 Front Street 
NE. In order to deem the application complete and to continue processing the application, 
modifications/and or additional information is needed to address the following item(s): 

Item: Description: 

Approved 
Subdivision Name 

A copy of the required Marion County Subdivision/Condominium Name Request 
Form was submitted but the form does not include the approval of the Marion 
County Surveyor. A copy of the completed form with Marion County Surveyor’s 
approval is needed.  

Additional 
Comments on Plans 

Please see the additional staff comments included on the attached plans. 

Development Services Comments 

Submittal Requirements - The following items have been identified as required material to be provided 
by the applicant prior to deeming the application “complete”. 

Willamette Greenway 
Permit Submittal 
Requirements 

As identified in the Supplemental Completeness Letter dated April 22, 2024, a 
Class 2 Willamette Greenway Permit is required and the applicant has not 
submitted the required items for the Willamette Greenway Permit. Please 
provide the following additional information: 
 
SRC 600.015(d)(5): A report by a certified engineering geologist or geotechnical 
engineer demonstrating that the standards specified in SRC 600.025(a)(2) have 
been met. 

mailto:trent.michels@gmail.com
mailto:wolffg@aks-eng.com
https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH600WIGR_S600.015WIGRDEPE
https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH600WIGR_S600.025DEST
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Item: Description: 

▪ The applicants geotechnical report submitted does not specifically address 
SRC 600.025(a)(2). Please modify the report or provide a memorandum 
addressing the development standard. 

 
SRC 600.015(d)(6): A report by a registered professional engineer detailing the 
hydraulic and flood carrying capacity of the river. 
 
▪ The applicant’s Engineer shall submit a memorandum describing the 

minimum impact to the flood capacity of the river in order to meet this 
submittal requirement in lieu of a hydraulic analysis. 

Items of Concern - The following items are not listed in the SRC as specific requirements for a complete 
application; however, are advisories that address areas of concern on the application. Failure to address 
advisory comments could result in condition of approval or denial of the application(s). 

Stormwater 
Management – 
Design Exceptions 

The applicant has met their minimum submittal requirement relating to 
stormwater management; however, the proposal includes an intention to apply 
for Design Exceptions for water quality facility depth. The applicant is advised 
that if the Design Exceptions(s) are not approved, modifications to the site plan 
may be required. 

Street Tree Plan 

Phase 1 of the proposed development has approximately 900-feet of frontage 
along Front Street NE and includes three (3) street trees on the landscaping 
plan, one of which conflicts with a fire hydrant. The applicant is advised that 
additional street trees along Front Street NE are required. The applicant should 
explore ways to accommodate additional trees along the frontage. The 
applicant should explore the use of tree wells along the property frontage. 
Please review the standards listed in PWDS 6.34(e)(4). 

Alternative Street 
Standard 

Front Street NE requires an Alternative Street Standard to allow a modified 
cross section. The final Front Street improvements will be subject to Railroad 
requirements after the Railroad Diagnostic Review scheduled for July 16, 2024. 
Final Front Street improvement requirements will be established in the written 
railroad diagnostic provided after the on-site meeting. 

Public Utility 
Easements 

SRC 803.035(n) requires a 10-foot public utility easement along all street 
frontages to accommodate Franchise Utility Companies. It appears the 
applicant is not proposing any PUEs along Front Street NE. The applicant is 
advised to submit an alternative PUE plan that can be included in the request 
for comments to the Utilities providers. If a PUE is requested by a franchise 
utility company, it may be a condition of approval, which would require 
modifications to the building layout. 

Driveway Approach 
Standard Detail 

The applicant’s plans show the driveway approaches to Front Street NE utilizing 
PWDS Standard Plan No. 315 where PWDS Standard Plan No. 302 is required. 
Conditions of approval for the Driveway Approach Permits will require the 
driveway approaches be constructed to the appropriate PWDS standard plan. 

 
Your application, which is incomplete, will be deemed complete upon receipt of one of the 
following:  
 

1) All of the missing information; 

2) Some of the missing information and written notice from you (the applicant) that no other 
information will be provided; or  

https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH600WIGR_S600.025DEST
https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH600WIGR_S600.015WIGRDEPE
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3) Written notice from you (the applicant) that none of the missing information will be 
provided. 

 
You have 180 days from the date the application was first submitted to respond in one of 
the three ways listed above, or the application will be deemed void. 
 
For questions regarding any of the above requirements, please feel free to contact me directly 
by calling (503) 540-2399 or via e-mail at bbishop@cityofsalem.net.   
 
The Salem Revised Code may be accessed online at the following location: 
 
https://www.cityofsalem.net/government/laws-rules/salem-revised-code  
 
Sincerely,  
 
Bryce Bishop 
Planner III 

mailto:bbishop@cityofsalem.net
https://www.cityofsalem.net/government/laws-rules/salem-revised-code
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LEVEL 1

California Black Oak is not a species of tree identified in
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tree canopy area equal to that of either a large tree or
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under the building code. 

If so, an easement will be
required. 

Canopy projects across
property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Each staple bike rack
accommodates two bike parking
spaces (one bike on each side of
the rack). As such, these racks
need to be removed.

Each staple bike rack
accommodates two bike parking
spaces (one bike on each side of
the rack). As such, these racks
need to be removed.
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# REVISION DATE
1 Revision 1 05/07/2024
2 Unit Changes 06/19/2024

2

2

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects across
property line. Confirmation
required if this will be
allowed under the building
code. 

If so, an easement will be
required. 

Balcony projects across
property line. Confirmation
required if this will be allowed
under the building code. 

If so, an easement will be
required. 

Balconies project across
property line. Confirmation
required if this will be allowed
under the building code. 

If so, an easement will be
required. 
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1 Revision 1 05/07/2024

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 
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# REVISION DATE
1 Revision 1 05/07/2024

Living space of
dwelling units project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of
dwelling unit projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of dwelling unit
projects across property line
and into the public street
right-of-way.  

Public Works will not allow
living space to project into
the public street right-of-way.

If the building code will allow
this portion of the building to
project across the north
property line, an easement
will be required.

Living space of dwelling unit
projects across property line
and into the public street
right-of-way.  

Public Works will not allow
living space to project into
the public street right-of-way.

If the building code will allow
this portion of the building to
project across the south
property line, an easement
will be required.

Living space of dwelling unit
projects into public right-of-way.
Public Works will not allow living
space to project into the public
street right-of-way.

Living space of dwelling unit
projects into public right-of-way.
Public Works will not allow living
space to project into the public
street right-of-way.

Living space of
dwelling unit projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of
dwelling units project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 
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1 Revision 1 05/07/2024
2 Unit Changes 06/19/2024

2
2

2

Canopy projects across
property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Canopy projects across
property line. Confirmation
required if this will be
allowed under the building
code.

If so, an easement will be
required.

Min. 8.5-foot compact stall width
required when the parking space
abuts a wall or post

7.88 ft 7.78 ft 7.88 ft
7.88 ft 7.78 ft 7.88 ft 7.78 ft7.78 ft

Min. 8.5-foot compact stall width
required when the parking space
abuts a wall or post

8.00 ft 8.00 ft

Min. 8.5-foot compact stall width
required when the parking space
abuts a wall or post

It appears that portions of
the building project over
the property line.
Confirmation required if
this will be allowed under
the building code.

If so, an easement will be
required.

It appears that portions of
the building project over
the property line.
Confirmation required if
this will be allowed under
the building code. 

If so, an easement will be
required.

Canopy projects across
property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Canopy projects across
property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Each staple bike rack
accommodates two bike
parking spaces (one bike on
each side of the rack). As
such, these racks need to be
removed.

Each staple bike rack
accommodates two bike
parking spaces (one bike on
each side of the rack). As
such, these racks need to be
removed.
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 3/32" = 1'-0"1 BLDG II 2nd FLOOR PLAN
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# REVISION DATE
1 Revision 1 05/07/2024
2 Unit Changes 06/19/2024

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 
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# REVISION DATE
1 Revision 1 05/07/2024

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 
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# REVISION DATE
1 Revision 1 05/07/2024

Living space of
dwelling units project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of
dwelling unit projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of dwelling unit
projects across property line and
into the public street right-of-way.  

Public Works will not allow living
space to project into the public
street right-of-way. 

If the building code will allow this
portion of the building to project
across the north property line, an
easement will be required.

Living space of dwelling unit
projects across property line
and into the public street
right-of-way.  

Public Works will not allow
living space to project into
the public street right-of-way.

If the building code will allow
this portion of the building to
project across the south
property line, an easement
will be required.

Living space of dwelling unit
projects into public right-of-way.
Public Works will not allow living
space to project into the public
street right-of-way.

Living space of dwelling unit
projects into public right-of-way.
Public Works will not allow living
space to project into the public
street right-of-way.

Living space of
dwelling unit projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of
dwelling units project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 
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# REVISION DATE
1 Revision 1 05/07/2024
2 Unit Changes 06/19/2024

2

22

2

Min. 8.5-foot compact stall
width required when the
parking space abuts a wall
or post

Canopy projects across
property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

It appears that portions of
the building project over
the property line.
Confirmation required if
this will be allowed under
the building code.

If so, an easement will be
required.

Canopy projects across
property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

8.00 ft 8.00 ft

7.78 ft

7.88 ft8.00 ft 7.78 ft

7.88 ft7.78 ft

Min. 8.5-foot compact stall
width required when the
parking space abuts a wall
or post

Min. 8.5-foot compact stall
width required when the
parking space abuts a wall
or post

6.
00

 ft

Each staple bike rack accommodates
two bike parking spaces (one bike on
each side of the rack). As such, these
racks need to be removed.

Each staple bike rack accommodates two
bike parking spaces (one bike on each side of
the rack). As such, these racks need to be
removed.
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1 Revision 1 05/07/2024
2 Unit Changes 06/19/2024

2

2

2

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 
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# REVISION DATE
1 Revision 1 05/07/2024

Balconies project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Balcony projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 
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# REVISION DATE
1 Revision 1 05/07/2024

Living space of
dwelling units project
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of
dwelling unit projects
across property line.
Confirmation required if
this will be allowed
under the building
code. 

If so, an easement will
be required. 

Living space of dwelling unit
projects across property line
and into the public street
right-of-way.  

Public Works will not allow
living space to project into
the public street right-of-way.

If the building code will allow
this portion of the building to
project across the north
property line, an easement
will be required.

Living space of dwelling unit
projects into the public street
right-of-way.  

Public Works will not allow
living space to project into
the public street right-of-way.

Living space of dwelling unit projects
into public right-of-way. Public Works
will not allow living space to project
into the public street right-of-way.

Living space of dwelling unit projects
into public right-of-way. Public Works
will not allow living space to project into
the public street right-of-way.
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# REVISION DATE
1 Revision 1 05/07/2024

1

1

Each staple bike rack
accommodates two bike
parking spaces (one bike on
each side of the rack). As
such, this rack needs to be
removed.

Each staple bike rack
accommodates two bike
parking spaces (one bike
on each side of the rack).
As such, this rack needs
to be removed.

1.64 ft 1.63 ft

Bike racks are required
to be placed a minimum
of 2 feet from any
adjacent wall.

1.27 ft

Bike racks are required to
be placed a minimum of 2
feet from any adjacent
wall.

Each staple bike rack accommodates two
bike parking spaces (one bike on each
side of the rack). As such, this rack needs
to be moved over one space to the west
and it will accommodate two spaces
instead of one. This result in four bike
spaces in this area rather than three. 
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 1/8" = 1'-0"1 1st FLOOR PLAN

TOTAL BUILDING SQFT    4,200 sf
COVERED AREA SOUTH: 1,008 sf
TOTAL: 5,208 sf

# REVISION DATE
1 Revision 1 05/07/2024

1

Each staple bike rack
accommodates two bike parking
spaces (one bike on each side of
the rack). As such, this rack needs
to be removed.
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Attachment D: Revised Preliminary Landscape Plans 
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Attachment H: Traffic Impact Analysis Memorandum 
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Table 1: Trip Generation Summary – Proposed Development 

ITE Code Intensity 
Morning Peak Hour Evening Peak Hour Daily 

Trips In Out Total In Out Total 

221 - Multifamily 

Housing (Mid-Rise) 

382 DU 32 109 141 91 58 149 1,734 

Internal Trips -3 -16 -19 -25 -18 -43 -368 

712 - Small Office 

Building 

5.885 KSF 8 2 10 4 9 13 84 

Internal Trips -1 -1 -2 -4 -2 -6 -28 

822 - Strip Retail 

Plaza (<40k) 

12.160 KSF 17 12 29 40 40 80 662 

Internal Trips -2 -3 -5 -26 -23 -49 -260 

Pass-by Trips -1 -1 -2 -3 -3 -6 -60 

926 - Food Cart 

Pods 

8 Carts 5 5 10 25 24 49 492 

Internal Trips -1 -1 -2 -5 -8 -13 -109 

Pass-by Trips 0 0 0 -4 -4 -8 -76 

932 - High-

Turnover (Sit-Down) 

Restaurant 

12.926 KSF 68 56 124 71 46 117 1,386 

Internal Trips -17 -3 -20 -13 -20 -33 -307 

Pass-by Trips -5 -5 -10 -8 -8 -16 -162 

970 - Wine Tasting 

Room 

2.925 KSF 4 2 6 11 10 21 134 

Internal Trips 0 0 0 0 0 0 0 

975 - Drinking Place 
4.309 KSF 0 0 0 32 17 49 490 

Internal Trips 0 0 0 -6 -8 -14 -108 

Total Trips 134 186 320 274 204 478 4,982 

Internal Trips -24 -24 -48 -79 -79 -158 -1,180 

Total External Trips 110 162 272 195 125 320 3,802 

Pass-by/Diverted Trips -6 -6 -12 -15 -15 -30 -298 

Total Primary Trips 104 156 260 180 110 290 3,504 

Notes:  

1. Internal trips calculated following the procedures in NCHRP 684. 

2. Pass-by rates of 10% for morning, 20% for evening, and 15% for daily were applied only to external trips 

DU = dwelling units, KSF = 1,000 square feet of floor area 

For the updated proposal, total external trip generation was estimated at 272 morning peak hour, 320 evening 

peak hour, and 3,802 daily trips. After deducting pass-by traffic, the proposed development is anticipated to 

generate 260 primary trips during the morning peak hour, 290 primary trips during the evening peak hour, and 

3,504 primary trips each weekday.  

Table 2 compares the updated trip generation estimates with the estimates presented in Table 5 of the TIA.  
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Table 2: Trip Generation Comparison 

Trip Generation Scenario/Trip Type 
Morning Peak Hour Evening Peak Hour 

Daily Trips 
In Out Total In Out Total 

TIA Trip Generation with 371 Apartments 

Total Trips 134 182 316 271 203 474 4,932 

Internal Trips -24 -24 -48 -78 -78 -156 -1,168 

Total External Trips 110 158 268 193 125 318 3,764 

Pass-by/Diverted Trips -6 -6 -12 -15 -15 -30 -298 

Total Primary Trips 104 152 256 178 110 288 3,466 

Updated Trip Generation with 382 Apartments 

Total Trips 134 186 320 274 204 478 4,982 

Internal Trips -24 -24 -48 -79 -79 -158 -1,180 

Total External Trips 110 162 272 195 125 320 3,802 

Pass-by/Diverted Trips -6 -6 -12 -15 -15 -30 -298 

Total Primary Trips 104 156 260 180 110 290 3,504 

Net Difference 

Total Trips 0 4 4 3 1 4 50 

Internal Trips 0 0 0 -1 -1 -2 -12 

Total External Trips 0 4 4 2 0 2 38 

Pass-by/Diverted Trips 0 0 0 0 0 0 0 

Total Primary Trips 0 4 4 2 0 2 38 

 

After accounting for internal trips and pass-by trips, the increase from 371 to 382 apartments is estimated to 

increase the primary trip generation for the proposed development by 4 morning peak hour trips, 2 evening 

peak hour trips, and 38 daily trips. 

Operational Impacts 

Table 9 of the TIA showed that all study intersections are projected to operate within standards under all 

analysis scenarios, except for Market Street NE/Center Access & Front Street NE. Operations on the westbound 

approach of Market Street NE are anticipated to exceed LOS E during the evening peak hour under 2029 

buildout conditions although the approach is not expected to be over capacity.  

The additional 11 apartments will have no measurable impact on the TIA conclusions. With an estimated increase 

of 4 morning peak hour trips, all intersections will continue to operate within standards. With a net increase of 

only 2 trips during the evening peak hour, no change in operations is anticipated. 
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Conclusions 

The increase from 371 to 382 apartments will result in a nominal change in overall trip generation and will have 

no measurable impact on the conclusions presented in the TIA. 

 

Attachments: 

Trip Generation Estimates 

Internal Trip Calculations 



Land Use:

Land Use Code:

Land Use Subcategory:

Setting/Location

Variable:

Trip Type:

Formula Type:

Variable Quantity:

7

Trip Rate: 0.37 Trip Rate: 0.39

Enter Exit Total Enter Exit Total

Directional Split 23% 77% Directional Split 61% 39%

Trip Ends 32 109 141 Trip Ends 91 58 149

Trip Rate: 4.54 Trip Rate: 4.57

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 867 867 1,734 Trip Ends 873 873 1,746

Source: Trip Generation Manual, 11th Edition

General Urban/Suburban

TRIP GENERATION CALCULATIONS

Source: Trip Generation Manual, 11th Edition

Multifamily Housing (Mid-Rise)

221

Not Close to Rail Transit

WEEKDAY SATURDAY

Dwelling Units

Vehicle

Rate

382

AM PEAK HOUR PM PEAK HOUR



Land Use:

Land Use Code:

Land Use Subcategory:

Setting/Location

Variable:

Trip Type:

Formula Type:

Variable Quantity:

Trip Rate: 1.67 Trip Rate: 2.16

Enter Exit Total Enter Exit Total

Directional Split 82% 18% Directional Split 34% 66%

Trip Ends 8 2 10 Trip Ends 4 9 13

Trip Rate: 14.39 Trip Rate: 0

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 42 42 84 Trip Ends NA NA NA

General Urban/Suburban

TRIP GENERATION CALCULATIONS

Source: Trip Generation Manual, 11th Edition

Small Office Building

712

All Sites

WEEKDAY SATURDAY

1000 SF GFA

Vehicle

Rate

5.885

AM PEAK HOUR PM PEAK HOUR



Land Use:

Land Use Code:

Land Use Subcategory:

Setting/Location

Variable:

Trip Type:

Formula Type:

Variable Quantity:

Trip Rate: 2.36 Trip Rate: 6.59

Enter Exit Total Enter Exit Total

Directional Split 60% 40% Directional Split 50% 50%

Trip Ends 17 12 29 Trip Ends 40 40 80

Trip Rate: 54.45 Trip Rate: 0

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 331 331 662 Trip Ends NA NA NA

WEEKDAY SATURDAY

TRIP GENERATION CALCULATIONS

AM PEAK HOUR PM PEAK HOUR

Strip Retail Plaza (<40k)

All Sites

12.160

Source: Trip Generation Manual, 11th Edition

822

General Urban/Suburban

1000 SF GFA

Vehicle

Rate



Land Use:

Land Use Code:

Land Use Subcategory:

Setting/Location

Variable:

Trip Type:

Formula Type:

Variable Quantity:

Trip Rate: 1.232 Trip Rate: 6.16

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 5 5 10 Trip Ends 25 24 49

* Assumes AM is 20% of PM.

Trip Rate: 61.6 Trip Rate: 0

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 246 246 492 Trip Ends NA NA NA

* Assumes Daily is 10 x PM.

WEEKDAY SATURDAY

TRIP GENERATION CALCULATIONS

AM PEAK HOUR PM PEAK HOUR

Food Cart Pods

All Sites

8

Source: Trip Generation Manual, 11th Edition

926

General Urban/Suburban

Food Carts

Vehicle

Rate



Land Use:

Land Use Code:

Land Use Subcategory:

Setting/Location

Variable:

Trip Type:

Formula Type:

Variable Quantity:

Trip Rate: 9.57 Trip Rate: 9.05

Enter Exit Total Enter Exit Total

Directional Split 55% 45% Directional Split 61% 39%

Trip Ends 68 56 124 Trip Ends 71 46 117

Trip Rate: 107.2 Trip Rate: 122.4

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 693 693 1,386 Trip Ends 791 791 1,582

WEEKDAY SATURDAY

1000 SF GFA

Vehicle

Rate

12.926

AM PEAK HOUR PM PEAK HOUR

General Urban/Suburban

TRIP GENERATION CALCULATIONS

Source: Trip Generation Manual, 11th Edition

High-Turnover (Sit-Down) Restaurant

932

All Sites



Land Use:

Land Use Code:

Land Use Subcategory:

Setting/Location

Variable:

Trip Type:

Formula Type:

Variable Quantity:

Trip Rate: 2.07 Trip Rate: 7.31

Enter Exit Total Enter Exit Total

Directional Split 70% 30% Directional Split 50% 50%

Trip Ends 4 2 6 Trip Ends 11 10 21

Trip Rate: 45.96 Trip Rate: 203.48

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 67 67 134 Trip Ends 298 298 596

WEEKDAY SATURDAY

1000 SF GFA

Vehicle

Rate

2.925

AM PEAK HOUR PM PEAK HOUR

General Urban/Suburban

TRIP GENERATION CALCULATIONS

Source: Trip Generation Manual, 11th Edition

Wine Tasting Room

970

All Sites



Land Use:

Land Use Code:

Land Use Subcategory:

Setting/Location

Variable:

Trip Type:

Formula Type:

Variable Quantity:

Trip Rate: 0 Trip Rate: 11.36

Enter Exit Total Enter Exit Total

Directional Split 0% 0% Directional Split 66% 34%

Trip Ends 0 0 0 Trip Ends 32 17 49

Trip Rate: 113.6 Trip Rate: 0

Enter Exit Total Enter Exit Total

Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 245 245 490 Trip Ends NA NA NA

* Assumes Daily is 10 x PM.

WEEKDAY SATURDAY

1000 SF GFA

Vehicle

Rate

4.309

AM PEAK HOUR PM PEAK HOUR

General Urban/Suburban

TRIP GENERATION CALCULATIONS

Source: Trip Generation Manual, 11th Edition

Drinking Place

975

All Sites



Project Name: Organization:

Project Location: Performed By:

Scenario Description: Date:

Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs
1 Quantity Units Total Entering Exiting

Office 10 8 2

Retail 29 17 12

Restaurant 134 73 61

Cinema/Entertainment 0

Residential 141 32 109

Hotel 0

All Other Land Uses
2 0

Total 314 130 184

Veh. Occ. % Transit % Non-Motorized Veh. Occ. % Transit % Non-Motorized

Office 1.00 0% 0% 1.00 0% 0%

Retail 1.00 0% 0% 1.00 0% 0%

Restaurant 1.00 0% 0% 1.00 0% 0%

Cinema/Entertainment 1.00 0% 0% 1.00 0% 0%

Residential 1.00 0% 0% 1.00 0% 0%

Hotel 1.00 0% 0% 1.00 0% 0%

All Other Land Uses
2

Office Retail Restaurant Residential Hotel

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Office Retail Restaurant Residential Hotel

Office 0 1 0 0

Retail 0 2 1 0

Restaurant 1 1 2 0

Cinema/Entertainment 0 0 0 0 0

Residential 0 1 15 0

Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips

All Person-Trips 314 130 184 Office 13% 50%

Internal Capture Percentage 15% 18% 13% Retail 12% 25%

Restaurant 25% 7%

External Vehicle-Trips
3 266 106 160 Cinema/Entertainment N/A N/A

External Transit-Trips
4 0 0 0 Residential 9% 15%

External Non-Motorized Trips
4 0 0 0 Hotel N/A N/A

NCHRP 8-51 Internal Trip Capture Estimation Tool

Table 1-A: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

0

0

Cinema/Entertainment

Development Data (For Information Only )

0

0

0

Estimated Vehicle-Trips
Land Use

The Cannery

Table 2-A: Mode Split and Vehicle Occupancy Estimates

Table 4-A: Internal Person-Trip Origin-Destination Matrix*

Destination (To)
Origin (From)

Origin (From)
Destination (To)

Cinema/Entertainment

Land Use
Entering Trips Exiting Trips

Table 3-A: Average Land Use Interchange Distances (Feet Walking Distance)

Estimation Tool Developed by the Texas Transportation Institute

Table 5-A: Computations Summary Table 6-A: Internal Trip Capture Percentages by Land Use

2
Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator

3
Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-A

1
Land Use Codes (LUCs) from Trip Generation Informational Report , published by the Institute of Transportation Engineers.

4
Person-Trips

*Indicates computation that has been rounded to the nearest whole number.

Salem, OR

AM Street Peak Hour

Lancaster Mobley

JED



Project Name:

Analysis Period:

Veh. Occ. Vehicle-Trips Person-Trips* Veh. Occ. Vehicle-Trips Person-Trips*

Office 1.00 8 8 1.00 2 2

Retail 1.00 17 17 1.00 12 12

Restaurant 1.00 73 73 1.00 61 61

Cinema/Entertainment 1.00 0 0 1.00 0 0

Residential 1.00 32 32 1.00 109 109

Hotel 1.00 0 0 1.00 0 0

Office Retail Restaurant Residential Hotel

Office 1 1 0 0

Retail 3 2 2 0

Restaurant 19 9 2 2

Cinema/Entertainment 0 0 0 0 0

Residential 2 1 22 0

Hotel 0 0 0 0

Office Retail Restaurant Residential Hotel

Office 5 17 0 0

Retail 0 37 1 0

Restaurant 1 1 2 0

Cinema/Entertainment 0 0 0 0 0

Residential 0 3 15 0

Hotel 0 1 4 0

Internal External Total Vehicles
1

Transit
2

Non-Motorized
2

Office 1 7 8 7 0 0

Retail 2 15 17 15 0 0

Restaurant 18 55 73 55 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 3 29 32 29 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses
3 0 0 0 0 0 0

Internal External Total Vehicles
1

Transit
2

Non-Motorized
2

Office 1 1 2 1 0 0

Retail 3 9 12 9 0 0

Restaurant 4 57 61 57 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 16 93 109 93 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses
3 0 0 0 0 0 0

0

*Indicates computation that has been rounded to the nearest whole number.

0

0

0

0

0

Destination (To)

Cinema/Entertainment

0

3
Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator

Destination Land Use

Table 9-A (O): Internal and External Trips Summary (Exiting Trips)

Origin Land Use
Person-Trip Estimates External Trips by Mode*

External Trips by Mode*

1
Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-A

2
Person-Trips

Person-Trip Estimates

The Cannery

AM Street Peak Hour

Table 9-A (D): Internal and External Trips Summary (Entering Trips)

Table 8-A (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

Origin (From)
Destination (To)

Cinema/Entertainment

Table 7-A: Conversion of Vehicle-Trip Ends to Person-Trip Ends

Table 7-A (O): Exiting Trips

0

0

0

Table 8-A (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)

Origin (From)

Land Use
Table 7-A (D): Entering Trips



Project Name: Organization:

Project Location: Performed By:

Scenario Description: Date:

Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs
1 Quantity Units Total Entering Exiting

Office 13 4 9

Retail 80 40 40

Restaurant 215 128 87

Cinema/Entertainment 0 0 0

Residential 149 91 58

Hotel 0 0 0

All Other Land Uses
2 0 0 0

Total 457 263 194

Veh. Occ. % Transit % Non-Motorized Veh. Occ. % Transit % Non-Motorized

Office 1.00 0% 0% 1.00 0% 0%

Retail 1.00 0% 0% 1.00 0% 0%

Restaurant 1.00 0% 0% 1.00 0% 0%

Cinema/Entertainment 1.00 0% 0% 1.00 0% 0%

Residential 1.00 0% 0% 1.00 0% 0%

Hotel 1.00 0% 0% 1.00 0% 0%

All Other Land Uses
2

Office Retail Restaurant Residential Hotel

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Office Retail Restaurant Residential Hotel

Office 2 0 0 0

Retail 1 12 10 0

Restaurant 1 20 15 0

Cinema/Entertainment 0 0 0 0 0

Residential 2 4 12 0

Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips

All Person-Trips 457 263 194 Office 100% 22%

Internal Capture Percentage 35% 30% 41% Retail 65% 58%

Restaurant 19% 41%

External Vehicle-Trips
3 299 184 115 Cinema/Entertainment N/A N/A

External Transit-Trips
4 0 0 0 Residential 27% 31%

External Non-Motorized Trips
4 0 0 0 Hotel N/A N/A

NCHRP 8-51 Internal Trip Capture Estimation Tool

The Cannery Lancaster Mobley

Salem, OR JED

PM Street Peak Hour

Table 1-P: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

Land Use
Development Data (For Information Only ) Estimated Vehicle-Trips

Table 2-P: Mode Split and Vehicle Occupancy Estimates

Land Use
Entering Trips Exiting Trips

Table 3-P: Average Land Use Interchange Distances (Feet Walking Distance)

Origin (From)
Destination (To)

Cinema/Entertainment

Table 4-P: Internal Person-Trip Origin-Destination Matrix*

Origin (From)
Destination (To)

Cinema/Entertainment

0

0

0

0

0

Table 5-P: Computations Summary Table 6-P: Internal Trip Capture Percentages by Land Use

4
Person-Trips

Estimation Tool Developed by the Texas Transportation Institute

1
Land Use Codes (LUCs) from Trip Generation Informational Report , published by the Institute of Transportation Engineers.

2
Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator

3
Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P

*Indicates computation that has been rounded to the nearest whole number.



Project Name:

Analysis Period:

Veh. Occ. Vehicle-Trips Person-Trips* Veh. Occ. Vehicle-Trips Person-Trips*

Office 1.00 4 4 1.00 9 9

Retail 1.00 40 40 1.00 40 40

Restaurant 1.00 128 128 1.00 87 87

Cinema/Entertainment 1.00 0 0 1.00 0 0

Residential 1.00 91 91 1.00 58 58

Hotel 1.00 0 0 1.00 0 0

Office Retail Restaurant Residential Hotel

Office 2 0 0 0

Retail 1 12 10 2

Restaurant 3 36 16 6

Cinema/Entertainment 0 0 0 0 0

Residential 2 24 12 2

Hotel 0 0 0 0

Office Retail Restaurant Residential Hotel

Office 3 3 4 0

Retail 1 37 42 0

Restaurant 1 20 15 0

Cinema/Entertainment 0 2 4 4 0

Residential 2 4 18 0

Hotel 0 1 6 0

Internal External Total Vehicles
1

Transit
2

Non-Motorized
2

Office 4 0 4 0 0 0

Retail 26 14 40 14 0 0

Restaurant 24 104 128 104 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 25 66 91 66 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses
3 0 0 0 0 0 0

Internal External Total Vehicles
1

Transit
2

Non-Motorized
2

Office 2 7 9 7 0 0

Retail 23 17 40 17 0 0

Restaurant 36 51 87 51 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 18 40 58 40 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses
3 0 0 0 0 0 0

*Indicates computation that has been rounded to the nearest whole number.

The Cannery

PM Street Peak Hour

Table 7-P: Conversion of Vehicle-Trip Ends to Person-Trip Ends

Land Use
Table 7-P (D): Entering Trips Table 7-P (O): Exiting Trips

Table 8-P (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

Origin (From)
Destination (To)

Destination (To)

Cinema/Entertainment

Cinema/Entertainment

0

2

1
Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P

2
Person-Trips

0

0

Table 9-P (D): Internal and External Trips Summary (Entering Trips)

Destination Land Use

3
Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator

Table 9-P (O): Internal and External Trips Summary (Exiting Trips)

Origin Land Use
Person-Trip Estimates External Trips by Mode*

Person-Trip Estimates External Trips by Mode*

0

Table 8-P (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)

Origin (From)

0

0

7

0

0




