
From: Quincy Miller 

Sent: Thursday, August 22, 2024 10:23 AM 

To: jimiinvestmentproper es@comcast.net; gene@studio3architecture.com 

Subject: 24-117417-PLN Decision 

A�achments: 24-117417_Decision.pdf 

 

Hi again Gene and Jim, a/ached is the decision for the Class 1 Site Plan Review 24-117417 for property 

located at 112 Hrubetz Road SE. 

 

Let me know if you have any other ques ons, thanks! 

 

 

Quincy Miller 

he/him 

Planner I 

City of Salem | Community Planning and Development Department |Planning 

555 Liberty St SE, Suite 305  

Salem, Oregon 97301 

QMiller@cityofsalem.net  | 503-584-4676 

 





Si necesita ayuda para comprender esta información, por favor llame 503-588-6173 


 
DECISION OF THE PLANNING ADMINISTRATOR 


 


CLASS 1 SITE PLAN REVIEW 
 


APPLICATION NO.: 24-117417-PLN 
 
NOTICE OF DECISION DATE: August 22, 2024 


 
REQUEST: A Class 1 Site Plan Review to establish an eating and drinking use 


(First Round Boba & Crepe) and interior tenant improvements within Laike Plaza. 
The property is approximately 1.47 acres in size and zoned MU-III and located at 
112 Hrubetz Road SE, Suite 100 (Marion County Assessors Map and Tax Lot 


number: 083W09DB / 00400, 00500, 00600, and 01000). 
 


APPLICANT: Studio 3 Architecture 
 
LOCATION: 112 Hrubetz Road SE, Suite 100 


 
FINDINGS: The findings are in the attached Decision dated August 22, 2024. 


 
DECISION: The Planning Administrator APPROVED the application based upon 
the submitted materials and the findings as presented in the decision. 


 
The rights granted by the attached decision, which are effective as of the date of this 


decision, must be exercised by August 22, 2028, or this approval shall be null and 
void. 


 


Case Manager: Quincy Miller, Planner I, qmiller@cityofsalem.net, 503-584-4676 
 


This decision is final; there is no local appeal process. Any person with standing 
may appeal this decision by filing a “Notice of Intent to Appeal” with the Land Use 
Board of Appeals, 775 Summer St NE, Suite 330, Salem OR 97301, not later than 


21 days after August 22, 2024. Anyone with questions regarding filing an appeal 
with the Oregon Land Use Board of Appeals should contact an attorney. 


 
The following items are submitted to the record: 1) All materials and evidence 
submitted by the applicant, including any applicable professional studies; and 2) All 


materials, evidence, and comments from City Departments and public agencies. The 
application materials are available on the City’s online Permit Application Center at 


https://permits.cityofsalem.net. To view the materials without registering, you may 
use the search function and enter the permit number listed here: 24 117417. 
 


http://www.cityofsalem.net/planning 
 


 
 
 


 
 
 



mailto:qmiller@cityofsalem.net

https://permits.cityofsalem.net/

http://www.cityofsalem.net/planning
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BEFORE THE PLANNING ADMINISTRATOR OF THE CITY OF SALEM 
 


DECISION 
 


IN THE MATTER OF APPROVAL OF ) FINDINGS & ORDER  
CLASS 1 SITE PLAN REVIEW   ) 
24-117417-PLN        ) 


112 HRUBETZ ROAD SE, SUITE 100 ) AUGUST 22, 2024 
 


In the matter of the application for a Class 1 Site Plan Review, the Planning Administrator, 
having received and reviewed the evidence and application materials, makes the following 
findings and adopts the following order as set forth herein. 


 
REQUEST 


 
A Class 1 Site Plan Review to establish an eating and drinking use (First Round Boba & 
Crepe) and tenant improvements within Building B in Laike Plaza. The subject property is 


3,335 square feet in area, with interior improvements proposed for 1,385 square feet of the 
building. The building is currently vacant and would be occupied as First Round Boba & 


Crepe. The property approximately 1.47 acres in size and is zoned MU-III and located at 112 
Hrubetz Road SE, Suite 100 (Marion County Assessors Map and Tax Lot number: 
083W09DB / 00400, 00500, 00600, and 01000083W09DB / 600). 


 
PROCEDURAL FINDINGS 


 
1. On August 14, 2024, an application for a Class 1 Site Plan Review was submitted for 


property located at 112 Hrubetz Road SE. 


 
2. On August 19, 2024, the application was deemed complete. 


 
SUBSTANTIVE FINDINGS 


 


1. Proposal  
 


The proposed Class 1 Site Plan Review affects property located at 112 Hrubetz Road SE, 
Suite 100 (Attachment A). The change of use and interior improvements are proposed for 
1,385 square feet of the building. The building is currently vacant and would be occupied as 


First Round Boba & Crepe. The proposed site plan is included as Attachment B. 
 


DECISION CRITERIA FINDINGS 
 
2. Analysis of Class 1 Site Plan Review Approval Criteria 


 
The purpose of site plan review is to provide a unified, consistent, and efficient means to 


review for development activity that requires a building permit, to ensure that such 
development meets all applicable standards of the Unified Development Code (UDC), 
including, but not limited to, standards related to access, pedestrian connectivity, setbacks, 


parking areas, external refuse storage areas, open areas, landscaping, and transportation 
and utility infrastructure. 


 







24-117417-PLN Decision 
August 22, 2024 
Page 3 


 


Pursuant to SRC 220.005(b)(1), Class 1 Site Plan Review is required for any development 
that requires a building permit, that does not involve a land use decision or limited land use 


decision, as those terms are defined in ORS 197.015, and that involves a change of use or 
change of occupancy where only construction or improvements to the interior of the building 


or structure are required. 
 
SRC 220.005(f)(1) provides that an application for Class 1 Site Plan Review shall be 


granted if: 
 


(a) The application involves only a change of use or a change of occupancy, and there 
is no pending application for an associated land use decision or limited land use 
decision; 


 
Finding: The applicant is requesting an interior only tenant improvement with a change in 


use. There are no associated land use or limited land use decisions with this request. 
 


(b) Only construction or improvements to the interior of the building or structure will 


be made; 
 


Finding: The scope of work for the project only includes interior improvements to the 
existing building. 


 


(c) The new use or occupancy will not require exterior improvements to the building 
or structure or alteration to existing parking, landscaping, or buffer yards. 


 
Finding: Modification to the exterior of the site is not proposed.  


 


(d) Only clear and objective standards which do not require the exercise of discretion 
or legal judgment are applicable to the site plan review application; and 


 
Finding: Only clear and objective standards apply to the proposed development. Complete 
findings are included in section e below. 


 
(e) The application meets all applicable standards of the SRC. 


 
Finding: The subject property is zoned MU-III (Mixed Use). Development of the property is 
therefore subject to the use and development standards of the MU-III zone (SRC Chapter 


535) and all other applicable standards of the UDC. The proposal conforms to SRC Chapter 
535 and all other applicable development standards of the UDC as follows: 


 
Development Standards – MU-III (Mixed Use) Zone: 
 


SRC 535.010(a) – Uses. 
The permitted (P), special (S), conditional (C), and prohibited (N) uses in the MU-III zone are 


set forth in Table 535-1. 
 
Finding: The proposed development is an eating and drinking establishment, which is a 


permitted use under Retail Sales and Service. 
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Off-Street Parking, Loading and Driveways 
SRC 806.015 – Amount of off-street parking. 


(a) Maximum off-street parking. Except as otherwise provided in this section, and unless 
otherwise provided under the UDC, off-street parking shall not exceed the amounts set 


forth in Table 806-1. For the purposes of calculating the maximum amount of off-street 
parking allowed, driveways shall not be considered off-street parking spaces.  


 


Finding: The proposed use is within an existing building. No existing parking areas are 
proposed for modification; therefore, this standard is not applicable. 


 
Bicycle Parking 
 


SRC 806.045 – General Applicability. 
(a) Bicycle parking shall be provided as required under this chapter for each proposed new 


use or activity; any change of use or activity; or any intensification, expansion, or 
enlargement of a use or activity. 


(b) Applicability to change of use of existing building in Mixed Use-III (MU-III) zone. 


Notwithstanding any other provision of this chapter, the bicycle parking requirements for 
a change of use of an existing building within the MU-III zone where at least 75 percent 


of the width of the lot at the front setback line is occupied by existing buildings shall be 
met if there are a minimum of eight bicycle parking spaces located within the public 
right-of-way of the block face adjacent to the primary entrance of the building. If the 


minimum number of required bicycle parking spaces are not present within the block 
face, the applicant shall be required to obtain a permit to have the required number of 


spaces installed. For purposes of this subsection, "block face" means the area within 
the public street right-of-way located along one side of a block, from intersecting street 
to intersecting street. 


(c) Applicability to nonconforming bicycle parking area. When bicycle parking is required to 
be added to an existing bicycle parking area that has a nonconforming number of 


spaces, the number of spaces required under this chapter for any new use or activity, 
any change of use or activity, or any intensification, expansion, or enlargement of a use 
or activity shall be provided, in addition to the number of spaces required to remedy the 


existing deficiency. 
 


SRC 806.050 – Proximity of Bicycle Parking to use or Activity Served. 
Bicycle parking shall be located on the same development site as the use or activity it 
serves. 


 
SRC 806.055 – Amount of Bicycle Parking. 


Unless otherwise provided under the UDC, bicycle parking shall be provided in amounts not 
less than those set forth in Table 806-9.  
 


Finding: The amount of bicycle parking required was fulfilled as part of the previous Site 
Plan Review CU-SPR-ADJ-DAP19-08 for the shopping center. Per Table 806-9, retail sales 


are required to provide a minimum of one bicycle parking space per 10,000 square feet or 
four bicycle parking spaces, whichever is greater. Multi-family uses are required to provide 
the greater of four spaces or one space per 10 dwelling units. Buildings A and B are each 


approximately 3,300 square feet in size and require a minimum of four bicycle parking 
spaces each. Building C includes approximately 3,500 square feet of retail space and 26 


dwelling units, requiring a total of eight bicycle parking spaces minimum. As the proposed 
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use falls under retail sales and service, the existing four bicycle parking spaces provided 
satisfy this requirement.  


 
Off-Street Loading Areas 


 
SRC 806.065 – General Applicability.  


(a) Off-street loading areas shall be provided and maintained for each proposed new use 


or activity; any change of use or activity, when such change of use or activity results in 
a greater number of required off-street loading spaces than the previous use or activity; 


or any intensification, expansion, or enlargement of a use or activity. 
(b) Applicability to nonconforming off-street loading area. When off-street loading is 


required to be added to an existing off-street loading area that has a nonconforming 


number of spaces, the number of spaces required under this chapter for any new use or 
activity, any change of use or activity, or any intensification, expansion, or enlargement 


of a use or activity shall be provided, in addition to the number of spaces required to 
remedy the existing deficiency. 


 


SRC 806.070 – Proximity of Off-Street Loading Areas to use or Activity Served. 
Off-street loading shall be located on the same development site as the use or activity it 


serves. 
 
SRC 806.075 – Amount of Off-Street Loading.  


Unless otherwise provided under the UDC, off-street loading shall be provided in amounts 
not less than those set forth in Table 806-11. 


 
Finding: No additional off-street loading spaces are required as the modifications are limited 
to interior only and the proposed use will not result in a greater number of required spaces. 


 
The previous Site Plan Review CU-SPR-ADJ-DAP19-08 reviewed the shopping center and 


multi-family development and required two loading spaces. A condition of approval required 
that if additional delivery trucks greater than 8,000 pounds were proposed, new loading 
space location shall be provided. The applicant has indicated that no delivery trucks greater 


than 8,000 pounds are proposed for this use, therefore this standard is met.  
 


3. Conclusion 
 
Based on the conformance with the preceding requirements, the Planning Administrator 


certifies that the proposed Class 1 Site Plan Review is in conformance with the UDC and the 
approval criteria provided in SRC 220.005(f)(1), provided compliance occurs with any 


applicable items noted above. 
 
Please Note: Findings included in this decision by the direction of the Salem Fire Department 


are based on non-discretionary standards. Fire Code related findings are intended to inform 
the applicant of the clear and objective Fire Prevention Code standards of SRC Chapter 58 


that will apply to this development proposal on application for building permit(s). Additional or 
different Fire Prevention Code standards may apply based on the actual building permit 
application submitted. 


 
If a building permit application has not already been submitted for this project, please submit 


a copy of this decision with your building permit application for the work proposed. 
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IT IS HEREBY ORDERED 


 


The proposed Class 1 Site Plan Review is consistent with the provisions of SRC Chapter 
220 and is hereby APPROVED subject to the applicable standards of the Salem Revised 


Code and the findings contained herein. 
 
 


 
___________________________ 


Quincy Miller, Planner I, on behalf of 
Lisa Anderson-Ogilvie, AICP 
Planning Administrator  


 
 


Attachments:  A. Vicinity Map 
   B. Proposed Site Plan 
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SITE PLAN KEYNOTES:
1 PROPERTY LINE


2 EXISTING CONCRETE WALKWAY, MIN 5' WIDTH TO
ALL MAIN ENTRIES AND SITE AMENITIES


3 EXISTING BICYCLE RACKS


4 EXISTING CANOPY ABOVE


5 EXISTING SHARED TRASH ENCLOSURE, PERMITTED
UNDER 19-116110-00-BP


6 EXISTING SIGN


7 EXISTING ACCESSIBLE PARKING SIGN, TYP.


8 EXISTING ACCESSIBLE VAN PARKING SIGN


9 NOT USED


10 EXISTING PEDESTAL MOUNT MAILBOX CLUSTER


11 EXISTING 8" CMU WALL TO EXTEND LENGTH OF
ADJACENT PARKING STALL, 3'-0" A.F.G.


12 48'-0" ROW DEDICATION


13 ALTERNATIVE HAMMERHEAD DEAD-END FIRE
APPARATUS TURNAROUND PER OFC D103.1


14 EXISTING 12'-0" x 30'-0" LOADING SPACE, DELEVERY
VEHICLE NOT TO EXCEED 8,000 POUNDS


12 NOT USED


SITE PLAN GENERAL NOTES:
1. THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE SHOWN IN AN APPROXIMATE WAY ONLY AND 


HAVE NOT BEEN INDEPENDENTLY VERIFIED BY THE OWNER OR ITS REPRESENTATIVES. THE CONTRACTOR 
SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES BEFORE COMMENCING WORK AND 
AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT BE OCCASIONED BY THE 
CONTRACTORS FAILURE TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UNDERGROUND UTILITIES.


2. PROVIDE CONSTRUCTION FENCING AS REQUIRED TO SECURE SITE AND BUILDING DURING CONSTRUCTION.


3. EXTREME CARE SHOULD BE TAKEN TO PRESERVE EXISTING ROOTS OF TREES TO REMAIN.


4. REFER TO CIVIL DRAWINGS FOR GRADING.  SITE IS REQUIRED TO MEET THE LAWS OF FHA AND ADA.  
ACCESSIBLE ROUTES  SHALL NOT EXCEED 5% (1 IN 20) OR CROSS SLOPES SHALL NOT EXCEED 2% (1 IN 50).  
ALL AT GRADE SIDEWALKS ARE ACCESSIBLE ROUTES.


5. JOINTS IN CONCRETE WALKS NOTED AS E.J. ARE TO BE CONSTRUCTED AS EXPANSION JOINTS.  ALL OTHER 
JOINTS SHOWN, TO BE TOOLED CONTROL JOINTS, SEE CIVIL.


6. SEE LANDSCAPE DRAWINGS FOR LANDSCAPE AND IRRIGATION ELEMENTS.  


7. SEE ELECTRICAL DRAWINGS FOR SITE LIGHTING.


SITE PLAN LEGEND:


BUILDING AREA


BUILDING OVERHANG / CANOPY 
ABOVE


LANDSCAPING


CONCRETE FLOOR / SIDEWALK / PAD


LOT COVERAGE:


SITE AREA BREAKDOWN AREA %


BUILDINGS 13,626 SF 21.27 %


PAVINGS, SIDEWALKS 40,822 SF 63.73 %


LANDSCAPE 9,608 SF 15.00 %


TOTAL SITE AREA 64,053 SF 100 %


SITE DEVELOPMENT:
SITE AREA: 64,053 sf = 1.47 ACRES


ZONING: CR & CO


BUILDING AREAS:
FUTURE BLDG A : 3,428 sf RETAIL
FUTURE BLDG B : 3,335 sf RETAIL
BLDG C : 3,534 sf RETAIL / 23,526 sf RESIDENTIAL (26 UNITS)


BUILDING HEIGHTS:
BLDG A : 25'-0"
BLDG B : 25'-0"
EXISTING BLDG C : 50'-0"


PARKING:
COMMERCIAL: 1/250 sf REQ'D = 41 SPACES
RESIDENTIAL: 1.5/DWELLING REQ'D = 39 SPACES
PROVIDED: 80 SPACES


5 HANDICAP / 1 VAN
51 COMPACT (64%)
24 STANDARD


TOTAL AREA OF 
OFF-STREET PARKING: 29,042 sf
RQ'D LANDSCAPING: MIN. 5% = 1,452 sf
PROVIDED: 2,155 sf
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