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L. Executive Summary

AKS Engineering & Forestry, LLC (AKS) seeks approval for a Tentative Subdivision Plan, Class 3 Site Plan
Review, Class 1 Adjustments, Class 2 Adjustments, three Class 2 Driveway Approach Permits, and a
Landslide Hazard Construction Permit on behalf of our client, The Future of Neighborhood Development
(FUND), LLC (Applicant) for the planned redevelopment (The Cannery) of the former Truitt Brothers
Cannery Site. The Cannery is planned as a new mixed-use neighborhood along the City of Salem’s (City’s)
historic riverfront that will accommodate the growing demand for housing and jobs and promote
continued reinvestment into the City’s downtown area.

The Cannery will include the following improvements:

e Three six-story mixed-use buildings providing:
o 1371 new multiple-family residential homes
o 124,522 square feet of flexible ground floor mixed commercial tenant space
o *459 bicycle parking spaces

o 1298 vehicle parking spaces including +276 vehicle parking spaces provided within an
automated parking system for a reduced footprint parking garage

o Second story outdoor community open space with river views and other community
amenities

e A Food Hall providing:
o A 10,715 square foot food hall with eight food vendor stalls
o 16,680 square feet of eating/drinking establishment and retail tenant space
o 12,698 square feet of covered community space with river views
o 1590 square feet of covered event space

e A 2,925 square foot winery along the site’s riverfront within one of the historic buildings on-site
that will be preserved

e 15,200 square feet of general purpose market space, including:
o +2,945 square feet of small business incubator space
o %300 square feet of small vendor spaces
o 1,154 square feet of covered outdoor space
o 13,197 square feet of flexible plaza space
e Ample on-site open spaces, including:
o An extensive on-site pedestrian circulation network
o River-oriented community open spaces
o An extension of the Willamette River Greenway Path

The vision for The Cannery aligns with the City’s redevelopment initiatives for this area, as expressed in
the August 2022 Salem Area Comprehensive Plan (referred to as Our Salem), the January 2020 Salem
Transportation System Plan (TSP), and the February 2022 Salem Climate Action Plan, and will be an
important catalyst to set these plans into action. Key project elements that implement the City’s goals for
the area are summarized below:
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o The Cannery provides a mix of multiple-family homes that will satisfy the City’s demand for new
housing and that will be a desirable place to live. The Cannery includes +371 new multiple-family
homes including a variety of “junior” and standard one-bedroom units, two- and three-bedroom
units, and two-story townhome style units that will appeal to a range of incomes. New homes at
The Cannery will complement nearby commercial uses and recreational activities and will result
in a complete neighborhood where residents can live, work, and engage in recreational activities
along and nearby the Willamette River.

o The Cannery is a mixed-use infill project that encourages walking and biking and reduces the
reliance on single occupancy vehicles. The revitalization of this former industrial site represents
a direct implementation of the City’s commitment to promote mixed-use infill development and
complete neighborhoods that encourage walkability and reduce dependence on single occupancy
vehicles. The Cannery integrates multiple-family homes, a mix of employment opportunities, and
recreational elements, creating a complete neighborhood where residents can live, work, and
engage in leisure activities.

e The Cannery provides active and passive public open and community spaces. The Cannery
features an extension of the Willamette River Greenway Path, a project envisioned in both the
May 2013 Comprehensive Park System Master Plan Update and TSP. Stretching across the entire
north-south dimension of the site, this public path is designed to be publicly accessible and will
provide connections to the complete range of amenities on-site. Throughout the site, functional
public spaces will be operational year-round, transform the public path into a park-like community
hub. Additionally, private community spaces within Buildings 1, 2, and 3, provide opportunities
for social interaction among residents of The Cannery.

e The Cannery preserves and protects natural areas and green spaces and promotes enjoyment
of the riverfront. The Cannery is committed to not only protecting the natural areas along the
riverfront but also providing opportunities that enhance the enjoyment of the riverfront. The site
has been thoughtfully designed to avoid impacts in the Willamette River Greenway while
repurposing this former industrial site. Public spaces are oriented toward the river and designed
to be functional throughout the year. Additionally, planned interpretive site elements are
scattered throughout the open spaces, highlighting the importance of the natural areas and the
unique history of the site.

e The Cannery will provide economic development opportunities that will strengthen and
diversify the City’s economy. The Cannery provides nearly 50,000 square feet of commercial
space that is suitable for local businesses, including the Food Hall, Winery, a Market, and ground
floor mixed commercial tenant space in the three mixed-use buildings. The Market is envisioned
as a small business incubator space that will provide a vibrant setting for businesses to showcase
and sell their goods. The ground floor mixed commercial tenant space is designed to offer flexible
space to attract a diverse range of businesses that are adaptable to changing market preferences
and that will best ensure long-term neighborhood viability. These planned commercial spaces will
foster community engagement and economic growth by creating a supportive environment for
entrepreneurial endeavors.
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The Tentative Subdivision Plan included in this Consolidated Land Use Application is atypical in that it will
result in a reduction in total lots relative to what exists today. As detailed in this narrative, the subdivision
process is the only available legal mechanism to consolidate the lots on this site that were created through
multiple subdivision plats, property line adjustments, deeds, etc. into the preferred six final lots. The Site
Plan Review pertains to four of the six lots. The remaining two lots are planned to be improved and
permitted separately.

The Application includes several adjustments that are necessary to implement Applicant’s vision for the
site. These adjustments reflect the regulatory challenges associated with infill development but will
accommodate a finished product that far exceeds the standards for development in the Mixed-Use
Riverfront (MU-R) zoning district. The Application requests approval for the following adjustments:

e A Class 1 Adjustment to increase the maximum allowable width for a one-way driveway (SRC
804.050[2]) at the Gaines Street Entrance from 20 feet to 24 feet (+2 percent increase).

e A Class 1 Adjustment to reduce the minimum allowable spacing between driveways (SRC
804.035(d)) at the Gaines Street Entrance and the Market Street Entrance, from 370 feet to +332
feet (+10 percent reduction).

e Three Class 1 Adjustments to allow the height of Buildings 1, 2, and 3 up to 74 feet, which exceeds
the 70-foot standard (+5 percent increase) in SRC 536.015(d).

e Three Class 1 Adjustments to reduce the minimum area of ground floor windows on building
facades along the riverfront (SRC 536.015[g]) for Buildings 1, 2, and 3 from 65 percent to 60
percent (+8 percent reduction), 56 percent (+14 percent reduction), and 52 percent (+20 percent
reduction), respectively.

e Two Class 2 Adjustments to reduce the maximum allowable driveway spacing (SRC 804.035[d])
between Belmont Alley and the Market Street Entrance from 370 feet to +260 feet (+30 percent
reduction).

e A Class 2 Adjustment to reduce the minimum allowable percentage of off-street parking spaces
designated for carpool or vanpool parking (SRC 806.015[c]) from 5 percent to O percent (100
percent reduction).

e C(Class 2 Adjustment to the solid waste placement standards.

e C(lass 2 Adjustment to the solid waste service area standards.

e AClass 2 Adjustment for alternative street standards for the planned design of Front Street NE.
e AClass 2 Adjustment for alternative vision clearance standards.

While the subject property is partially within the Willamette River Greenway (WRG) Overlay Zone and
Floodplain Overlay Zone, a Willamette Greenway Development Permit and Floodplain Development
Pemit are not required. The project does not involve new development within the floodplain and is
therefore exempt from review under City of Salem Revised Code (SRC) Chapter 601. Similarly, those
planned improvements included in this application and that are within the WRG Overlay Zone boundary
are exempt from a Willamette Greenway Development Permit per SRC 600.015(a)(2) as detailed in this
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narrative, and as confirmed through a formal interpretation issued by the City on August 8, 2023 (Exhibit
K).

The SRC requires the consolidated Tentative Subdivision Plan, Class 3 Site Plan Review, Class 1 and Class
2 Adjustments, Class 2 Driveway Approach Permits, and Landslide Hazard Construction Permit be
considered through the Type Il procedure. This written statement includes findings that demonstrate that
the application complies with all applicable approval standards. These findings are supported by
substantial evidence, including preliminary plans and other written documentation. This information
provides the necessary basis for the City to approve the application.

IL. Site Description/Setting

The subject property (Tax Lots 300, 600, 900 of Marion County Assessor’s Map 07 3W 22AB) is +13.6 acres
in area, located at 1105 Front Street NE in the City’s MU-R zoning district, immediately north of the Central
Business (CB) zoning district and surrounded to the north and east by properties also in the MU-R zoning
district. The Site Plan Review pertains only to a 7.6 acre portion of the subject property (portion of Tax
Lot 900). The subject property abuts the Willamette River to the west and is partially within the WRG
Overlay Zone and Floodplain Overlay Zone. Front Street NE abuts the property to the east which hosts an
active freight-rail line from its intersection with Norway Street NE to Division Street NE. City-owned
property, located at the mouth of Mill Creek, abuts the property to the south. Existing retail, dining, and
entertainment uses at State Street and Court Street NE are within a £10-minute walk from the property.

III.  Applicable Review Criteria

This application involves the development of land for housing. Oregon Revised Statutes (ORS) 197.307(4)
states that a local government may apply only clear and objective standards, conditions, and procedures
regulating the provision of housing, and that such standards, conditions, and procedures cannot have the
effect, either in themselves or cumulatively, of discouraging housing through unreasonable cost or delay.
In addition, this application involves a “limited land use decision” as that term is defined in ORS
197.015(12). The significance of this statutory provision is also discussed below.

Oregon Courts and the Land Use Board of Appeals (LUBA) have generally held that an approval standard
is not clear and objective if it imposes on an applicant “subjective, value-laden analyses that are designed
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to balance or mitigate impacts of the development” (Rogue Valley Association of Realtors v. City of
Ashland, 35 OR LUBA 139, 158 [1998] aff’d, 158 OR App 1 [1999]). ORS 197.831 places the burden on local
governments to demonstrate that the standards and conditions placed on housing applications can be
imposed only in a clear and objective manner. While this application addresses all standards and
conditions, the Applicant reserves the right to object to the manner of enforcement of standards or
conditions that are not clear and objective and wants to make clear from the outset that ORS 197.307(4)
applies to this application. The exceptions in ORS 197.307(5) do not apply to this application.

ORS 197.195(1) describes how certain standards can be applied as part of a limited land use application.
The applicable land use regulations for this application are found in the SRC and are addressed in this
narrative. Pursuant to ORS 197.195(1), comprehensive plan provisions (as well as goals, policies, etc. from
within the adopted elements of the comprehensive plan) may not be used as a basis for a decision or an
appeal of a decision unless they are specifically incorporated into the land use regulations. While this
application may respond to the comprehensive plan and/or related documents, such a response does not
imply or concede that said provisions are applicable approval criteria. Similarly, the applicant does not
waive its right to object to the attempted implementation of these provisions unless they are specifically
listed in the applicable land use regulations, as is required by ORS 197.195(1).

Pursuant to ORS 197.522, if this application is found to be inconsistent with the applicable land use
regulations, the applicant may offer an amendment or propose conditions of approval to make the
application consistent with applicable regulations. In fact, the local government is obligated to consider
and impose any conditions of approval proposed by the applicant if such conditions would allow the local
government to approve an application that would not otherwise meet applicable approval criteria.

SALEM REVISED CODE

Chapter 205 Land Division and Reconfiguration
205.010. Subdivision tentative plan.
(a) Applicability. No land shall be divided into four or more lots within a calendar without
receiving tentative subdivision plan approval as set forth in this section.
Response: This consolidated application involves a subdivision to reconfigure the subject property
into six lots. The tentative subdivision requirements apply. Refer to the Survey
Memorandum in Exhibit | for justification for the use of the subdivision process.

(b) Procedure type. A tentative subdivision plan is processed as a Type II procedure under
SRC chapter 300.

Response: This application for a Tentative Subdivision plan will be processed per the City’s Type Il
procedure.
(©) Submittal requitements. In addition to the submittal requirements for a Type II

application under SRC chapter 300, an application for tentative subdivision plan shall
include the information required in SRC 205.030.

Response: The additional submittal requirements listed in SRC Chapter 300 and SRC 205.030 are
included with this application as detailed in this narrative below. This requirement is met.

(d) Criteria. A tentative subdivision plan shall be approved if all of the following criteria
are met:
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Response:

Response:

Response:

Response:

1) The tentative subdivision plan complies with the standards of this chapter
and with all applicable provisions of the UDC, including, but not limited to,
the following:

A) Lot standards, including, but not limited to, standards for lot area, lot
width and depth, lot frontage and designation of front and rear lot
lines.

The project is planned to meet standards for lot area, lot width and depth, lot frontage,
and designation of front and rear lot lines. Please refer to SRC Chapter 536.015 of this
narrative for specific responses describing how the subdivision will meet the applicable
lot standards in the MU-R zoning district. This criterion is met.

®3B) City infrastructure standards.

Please refer to SRC Chapter 802 and 803 for specific responses addressing how the project
will meet the applicable City infrastructure standards. This criterion is met.
©) Any special development standards, including, but not limited to,
floodplain development, special setbacks, geological or geotechnical
analysis, and vision clearance.
The project does not involve new development within the floodplain; therefore, the
development standards in SRC Chapter 601 do not apply.

Planned improvements to Front Street NE, as shown on the Preliminary Front St
Improvements plan in Exhibit A, are based on preliminary feedback provided by the City’s
retained rail engineer. The Front Street NE right-of-way does not currently meet the
minimum right-of-way width requirements for a Minor Arterial street south of Market
Street. A special setback would typically be applicable to the subject property frontage
along this portion of Front Street NE to accommodate the minimum required right-of-
way; however, due to the presence of the rail line in Front Street NE, dedicating right-of-
way along the property is not practicable as determined through coordination with the
City and the City-retained rail engineer. As such, the Applicant seeks approval for an
alternative street standard through the Class 2 Adjustment process. Coordination
between the Applicant, the City, and affected rail stakeholders is currently underway
regarding the ultimate design for Front Street NE. The Applicant expects final comments
from affected stakeholders later this year.

A Geotechnical Engineering Report is included in Exhibit G in accordance with the
applicable requirements in Chapter 810.

Vision clearance standards are addressed in the responses to SRC Chapter 805 in this
narrative. The planned Market Street Entrance driveway cannot meet the vision clearance
standards; therefore, the Applicant seeks approval of alternative vision clearance
standards (processed as a Class 2 Adjustment). With the approval of the requested
adjustments, this criterion can be met.

2) The tentative subdivision plan does not impede the future use or development

of the property or adjacent land.

The Tentative Plat in Exhibit A shows the planned lot configuration for the property. As
shown on the Tentative Plat, the site of the mixed-use neighborhood comprises four of
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Response:

Response:

Response:

the six planned lots. The remaining two lots will be permitted separately at a later date.
As shown on the Preliminary Site Plan in Exhibit A, the site area would include a street
connection to the two lots to the north, which will support the future use of the lots. The
on-site circulation will connect to Front Street NE, the only street abutting the site. The
planned subdivision/lot consolidation will improve the ability to use the subject property
and adjacent properties. This criterion is met.
A3) Development within the tentative subdivision plan can be adequately served
by city infrastructure.
The project is inside the Urban Service Area and will be served with City infrastructure, as
shown on the Preliminary Composite Utility Plan in Exhibit A. The City has confirmed that
infrastructure capacity exists to adequately serve the planned use and several of the
required utility services are already in place. This criterion is met.
“) The street system in and adjacent to the tentative subdivision plan conforms
to the Salem Transportation System Plan.
No new streets are planned within or adjacent to the site. On-site circulation will be
provided through a network of driveways, access aisles, and off-street parking areas. The
site abuts, and will connect to, Front Street NE.

Front Street NE is classified as a Minor Arterial in the TSP. Per the City’s TSP, the standard
section for a Minor Arterial includes a 5-foot-wide sidewalk, 6-foot-wide landscape strip,
a 6-inch-wide curb, a 6-foot-wide bike lane, and an 11-foot-wide vehicle travel lane on
either side of the center line, in addition to a 12-foot center turn lane, all within a 72-foot-
wide right-of-way.

That portion of Front Street NE abutting the subject site north of Market Street is 97 feet
wide and reduces to 57 feet wide on the south side of Market Street.

A Transportation Impact Analysis (TIA) has been initiated by the Applicant and is currently
underway. The TIA will provide evidence to support whether improvements are necessary
to conform with applicable safety and/or operational standards in the City’s TSP. This
criterion can be met.

5) The street system in and adjacent to the tentative subdivision plan is designed
so as to provide for the safe, orderly, and efficient circulation of traffic into,
through, and out of the subdivision.

The planned subdivision is atypical in that it will result in a reduction in total lots relative
to what exists today. As detailed above, the subdivision process is the only available legal
mechanism to consolidate the lots on this site that were created through multiple
subdivision plats, property line adjustments, deeds, etc.

The planned network of on-site transportation improvements includes a mix of vehicle,
bicycle, and pedestrian facilities, including driveways and parking areas, sidewalks, and
shared use paths, that provide safe and convenient opportunities for movement on-site.
Improvements along the site’s Front Street NE frontage include wide sidewalks that
further enhance pedestrian safety.

AKS
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Response:

Response:

Response:

Because the subject site has historically operated as an industrial processing facility that
generated significant heavy truck and passenger vehicle trips each day, the Application
anticipates that the existing network can accommodate traffic generated by the planned
use of the site. A TIA is currently underway to evaluate the anticipated impacts from the
Application. The TIA will be submitted to the City as a supplement to this Application once
complete. This criterion can be met.

(6) The tentative subdivision plan provides safe and convenient bicycle and
pedestrian access from within the subdivision to adjacent residential areas
and transit stops, and to neighborhood activity centers within one-half mile
of the development. For purposes of this criterion, neighborhood activity
centers include, but are not limited to, existing or planned schools, parks,
shopping areas, transit stops, or employment centers.

Several neighborhood activity centers, including schools, parks, transit stops, and
employment centers are within one-half mile of the subject site. As shown in Exhibit A,
planned pedestrian and bicycle connections on-site will connect with planned and existing
pedestrian and bicycle facilities in Front Street NE and will provide access to the larger
network of sidewalks and shared use and dedicated bicycle lanes that exist within one-
half mile of the site.

On-site bicycle and pedestrian access and mobility has been designed pursuant to the
Pedestrian-Oriented Design Standards in SRC Section 536.015, including a planned 10-
foot-wide Willamette Greenway Path extension (which is a project that is envisioned in
both the City’s Comprehensive Park System Master Plan and TSP) that runs the entire
north-south dimension of the site and which will be accessible to the public. This criterion
is met.

@) The tentative subdivision plan mitigates impacts to the transportation system

consistent with the approved traffic impact analysis, where applicable.

A TIA has been initiated by the Applicant and is currently underway. The TIA will provide
evidence to support whether improvements are necessary to mitigate any future traffic
impacts that are anticipated from the planned project. This criterion can be met.

®) The tentative subdivision plan takes into account the topography and

vegetation of the site so the need for variances is minimized to the greatest
extent practicable.

) The tentative subdivision plan takes into account the topography and
vegetation of the site, such that the least disruption of the site, topography,
and vegetation will result from the reasonable development of the lots.

The planned project is an infill project that seeks to reuse a previously developed
industrial site for the purpose of providing jobs and housing. Accordingly, the majority of
the site is already developed. Nonetheless, the Tentative Plat in Exhibit A accounts for
topography and geotechnical characteristics in response to the Landslide Hazard
Construction Permit in SRC Chapter 810 (see responses later in this narrative). Per the
requirements of this chapter, the design of the project will comply with the
recommendations contained within the Geotechnical Engineering Report in Exhibit G. The
vegetation on-site will be accounted for, as shown on the Preliminary Tree Preservation
and Removal Plan in Exhibit A. These criteria are met.
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(10)

When the tentative subdivision plan requires an Urban Growth Preliminary
Declaration under SRC chapter 200, the tentative subdivision plan is designed
in a manner that ensures that the conditions requiring the construction of on-
site infrastructure in the Urban Growth Preliminary Declaration will occur,
and, if off-site improvements are required in the Urban Growth Preliminary
Declaration, construction of any off-site improvements is assured.

Response: The tentative subdivision plan does not require an Urban Growth Preliminary Declaration.
This submittal requirement does not apply.

(e) Expiration. Tentative subdivision plan approval shall expire as provided in SRC
300.850, unless an application for final plat is submitted within the time limits set forth
in SRC 300.850, or an extension is granted pursuant to SRC 300.850(b).

Response: This provision is understood.

205.030. Additional submittal requirements.

Applications to subdivide, partition, or replat land shall include, in addition to the
submittal requirements under SRC chapter 300, the following:

(a) A tentative plan map, of a size and form and in the number of copies meeting the
standards established by the Director, containing the following information:

0]

@
(€)

Q)
®)

©)

™
®)

(©)

(10)

an

2)

A title block on each sheet indicating the proposed subdivision or phased
subdivision name, or, if available, the partition number; the names and
addresses of the landowner; the names and addresses of the professional
engineers or surveyors responsible for preparing the plan; date; and township,
range and section of the subject property;

Scale and north arrow;

The location of all property lines within 50 feet of the perimeter of the subject
property;
The boundaries, dimensions, and area of each proposed lot or parcel;

The location, width, and names of all existing streets, flag lot accessways, and
public accessways abutting the perimeter of the subject property;

The location, width, curve radius, grade, and names of all proposed streets,
flag lot accessway, and public accessways;

The location of all existing and proposed easements;

The location, dimensions, and use of all existing and proposed public areas,
including, but not limited to, stormwater management facilities and detention
facilities;

The location, dimensions, and use of any existing buildings and structures on
the subject property, indicating which will remain and which will be removed;

The location of any canals, ditches, waterways, detention facilities, sewage
disposal systems, and wells on the subject property, indicating which will
remain and which will be removed or decommissioned;

The location of any natural topographic features on the subject property,
including, but not limited to, creeks, drainage ways as shown on the most
recent USGS maps, wetlands as shown on the Local Wetland Inventory, and
floodplains; and

For subdivisions and phased subdivisions, site topography shown at five-foot
contour intervals, or two-foot contour intervals for areas within a floodplain;
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Response:

Response:

Response:

Response:

Response:

Response:

Response:

Response:

The Tentative Plat and Preliminary Land Use Plans in Exhibit A include the information
required in subsections (1) through (12) above, as applicable. These submittal
requirements are met.

(b) A current title report for the property;

A current title report for the property is included as Exhibit F. This submittal requirement
is met.

(c) A completed tree inventory on a form as provided by the Director accurately
identifying all existing trees on the property as of the date of application submittal and,
if required under SRC chapter 808, a tree conservation plan;

A completed tree inventory, in the form of a Preliminary Tree Preservation and Removal
Plan and a Preliminary Tree Table, is included in Exhibit A. This submittal requirement is
met.

(d) A geological assessment or geo-technical report, if required by SRC chapter 810;

A Geotechnical Engineering Report is included as Exhibit G. This submittal requirement is
met.

(e) A description of the proposed stormwater management system, including pre and post
construction conditions, prepared in accordance with the Public Works Design
Standards;

A Preliminary Stormwater Report, prepared in accordance with the Public Works Design
Standards, is included as Exhibit H. This submittal requirement is met.

® A schematic plan showing the location of existing and proposed city infrastructure;

A Preliminary Composite Utility Plan is included in Exhibit A. This submittal requirement

is met.

(2) A preliminary grading plan, for partitions, subdivisions, and phased subdivisions,
when grading of the subject property will be necessary to accommodate the proposed
development;

A Preliminary On-Site Grading and Drainage Plan is included in Exhibit A. This submittal
requirement is met.

(h) For residentially zoned property, where the partition or subdivision will result in a lot
or parcel that is one-half acre or larger, a plan for the lot or parcel showing the location
of lot or parcel lines and other details of layout, and demonstrating that future further
division of the lot or parcel may readily be made without violating the development
standards of the UDC and without interfering with the orderly extension and
connection of adjacent streets.

The subject property is within a mixed-use zone (MU-R), not a residential zone. This
submittal requirement does not apply.

@) For partitions of property located more than 300 feet from an available sewer main,
and the property will not connect to City water and sewer, a plan showing:

(€)) The location of lot lines and other details of layout demonstrating that the
further division and full development of the property to the urban densities
allowed by the comprehensive plan may readily be made in conformance with
the development standards of the UDC, and without interfering with the
orderly extension and connection of adjacent streets.
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Response:

Response:

Response:

Response:

Response:

Response:

Response:

Chapter 220

[...]
220.005.

2) The approximate location of city infrastructure following full development to
the urban densities allowed by the comprehensive plan.

The subject property is not located more than 300 feet from an available sewer main and
will connect to City water and sewer as shown on the Preliminary Composite Utility Plan
included in Exhibit A. This submittal requirement does not apply.

G) For subdivisions and phased subdivisions:
1) A completed trip generation estimate on forms provided by the City;

A completed Trip Generation Estimate (TGE) form is included as Exhibit J. This submittal
requirement is met.

2) A traffic impact analysis, if required under SRC chapter 803; and

A TIA is currently underway and will be provided when complete. This submittal

requirement will be met.

(©) A statement from the County Surveyor approving the name of the subdivision
or phased subdivision.

A statement from the County Surveyor approving the name of the subdivision will be

obtained prior to the final plat. This submittal requirement will be met.

(k) For a subdivision of RA- or RS-zoned property that is at least ten acres in size, that
includes or abuts a planned or existing collector or minor arterial street, and that is
located at least one-quarter from all commercial, mixed-use, and neighborhood hub
zones; the tentative plan shall designate the lots where neighborhood hub uses are
allowed.

The subject property is within the MU-R zoning district. This submittal requirement does

not apply.

() For a subdivision of RA- or RS-zoned property that is at least five acres in size; the

tentative plan shall designate the lots where middle housing will be developed to meet
density requirements.

The subject property is within the MU-R zoning district. This submittal requirement does
not apply.

(m) For any land division creating residential flag lots after November 28, 2022, the
tentative plan shall identify the number of units that will be developed on each lot
served by the flag lot accessway.

The planned subdivision will not create residential flag lots. This submittal requirement
does not apply.

Site Plan Review

Site plan review.
(b) Classes. The three classes of site plan review are:

(6)) Class 1 site plan review. Class 1 site plan review is site plan review for any
development under subsection (a)(1) of this section 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 either:
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A) A change of use or change of occupancy where only construction or
improvements to the interior of the building or structure are required;

or
3B) A change of use when a building permit is not otherwise required.
2) Class 2 site plan review. Class 2 site plan review is required for any

development that requires a building permit, other than development subject
to Class 1 site plan review, and that does not involve a land use decision or
limited land use decision, as those terms are defined in ORS 197.015.

3) Class 3 site plan review. Class 3 site plan review is required for any
development that requires a building permit, and that involves a land use
decision or limited land use decision, as those terms are defined in ORS
197.015. As used in this subsection, land use decisions and limited land use
decisions include, but are not limited to, any development application that:

A) Requires a Transportation Impact Analysis pursuant to SRC chapter
803;
®3B) Requires a geotechnical report or geologic assessment under SRC

chapter 810, except where a geotechnical report or geologic
assessment has already been approved for the property subject to the
development application;

©) Requires deviation from clear and objective development standards
of the UDC relating to streets, driveways or vision clearance areas;

D) Proposes dedication of right-of-way which is less than the
requirements of the Salem Transportation System Plan;

E) Requires deviation from the clear and objective standards of the UDC
and where the Review Authority is granted the authority to use
limited discretion in deviating from the standard;

¥) Involves the imposition of conditions of approval; or
(G) Requires a variance, adjustment, or conditional use permit.
Response: This project requires building permits and involves a land use decision; therefore, it
requires a Class 3 Site Plan Review, which is included in the Consolidated Land Use
Application.
(c) Procedure type.
ass 1 site an review 1S processed as a (& rocedure under chapter
1 Class 1site pl iew is p d Typelp d der SRC chap
300.
2) Class 2 site plan review is processed as a Type I procedure under SRC chapter
300.
3 Class 3 site plan review is processed as a Type II procedure under SRC
chapter 300.
“) An application for site plan review may be processed concurrently with an

application for a building permit; provided, however, the building permit shall
not be issued until site plan review approval has been granted.
Response: This application for a Class 3 Site Plan Review is being processed per the City’s Type |l
procedure. The applicable requirements and procedures listed in SRC Chapter 300 are
addressed in this narrative.
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Response:

Response:

Response:

Response:

Response:

Response:

Response:

(d) Submittal requirements for Class 1 site plan review. In lieu of the application submittal
requirements under SRC chapter 300, an application for a Class 1 site plan review shall
include a completed application form that shall contain the following information:

1) The names and addresses of the applicant(s), the owner(s) of the subject
property, and any authorized representative(s) thereof;
The names and addresses of the Applicant, owner, and authorized representatives are
listed on Page 1 of this narrative and on the application submittal through the City of
Salem Permit Application Center (PAC Portal). This requirement is met.
2) The address or location of the subject property and its assessot's map and tax
lot number;
The address and location of the subject property, the Assessor’s Map, and the tax lot
number are listed on Page 1 of this narrative. The subject property is further described in
the Site Description section of this project narrative above. This requirement is met.

3) The size of the subject property;

The size of the subject property is listed on Page 1 of this narrative. This requirement is
met.

“) The comprehensive plan designation and zoning of the subject property;

The property is designated for River Oriented Mixed-Use (ROM) in the Salem Area
Comprehensive Plan and is in the City of Salem’s MU-R zoning district. This requirement
is met.

5) The type of application(s);
The type of applications included in this Consolidated Land Use Application are listed in
the Executive Summary section of this project narrative above. This requirement is met.
(6) A brief description of the proposal; and

A brief description of the project is provided in the Executive Summary above. This
requirement is met.

@) Signatures of the applicant(s), owner(s) of the subject property, and/or the
duly authorized representative(s) thereof authorizing the filing of the
application(s).

All required signatures will be provided on the application form generated through the
PAC Portal submittal. This requirement will be met.

(e) Submittal requirements for Class 2 and Class 3 site plan review.

1) Class 2 site plan review. In addition to the submittal requirements for a Type
I application under SRC chapter 300, an application for Class 2 site plan
review shall include the following:

A) A site plan, of a size and form and in the number of copies meeting
the standards established by the Planning Administrator, containing
the following information:

@) The total site area, dimensions, and orientation relative to
north;
(ii) The location of all proposed primary and accessory

structures and other improvements, including fences, walls,
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and driveways, indicating distance from the structures and
improvements to all property lines and adjacent on-site

structures;
(iii) Loading areas, if included in the proposed development;
@iv) The size and location of solid waste and recyclables storage

and collection areas, and amount of overhead clearance
above such enclosures, if included in the proposed

development;

) An indication of future phases of development on the site, if
applicable;

(vi) All proposed landscape areas on the site, with an indication

of square footage and their percentage of the total site area;

(vii) The location, height, and material of fences, berms, walls,
and other proposed screening as they relate to landscaping
and screening required by SRC chapter 807;

(viii)  The location of all trees and vegetation required to be
protected pursuant to SRC chapter 808;

(ix) The location of all street trees, if applicable, or proposed
location of street trees required to be planted at time of
development pursuant to SRC chapter 86; and

(%) Identification of vehicle, pedestrian, and bicycle parking
and circulation areas, including handicapped parking stalls,
disembarking areas, accessible routes of travel, and
proposed ramps.

Response: Preliminary Land Use Plans that include the applicable information listed above are
provided in Exhibit A. Preliminary Landscape Plans are included in Exhibit C and provide
detail regarding the planned landscape areas on the site. These submittal requirements

are met.
3B) An existing conditions plan, of a size and form and in the number of
copies meeting the standards established by the Planning

Administrator, containing the following information:

@) The total site area, dimensions, and orientation relative to
north;

(ii) The location of existing structures and other improvements
on the site, including accessory structures, fences, walls, and
driveways, noting their distance from property lines; and

(iii) The location of the 100-year floodplain, if applicable.

Response: An Existing Conditions Plan containing the information required under this section is

included in Exhibit A. This submittal requirement is met.

©) A grading plan depicting proposed site conditions following
completion of the proposed development, when grading of the
subject property will be necessary to accommodate the proposed
development.

Response: A Preliminary On-Site Grading and Drainage Plan is included in Exhibit A. This submittal
requirement is met.
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Response:

Response:

Response:

Response:

Response:

Response:

Response:

Response:

(D) A completed trip generation estimate for the proposed development,
on forms provided by the City.

The completed TGE Form is included as Exhibit J. This submittal requirement is met.

(E) Building elevation drawings for any proposed new buildings and any
exterior additions or alterations to existing buildings when the height
of the building, or a portion of the building is changed.

Preliminary Building Elevations and Floor Plans for the new mixed-use buildings and
adaptive reuse buildings are included in Exhibit B. This submittal requirement is met.

¥ For development in the Mixed Use-I (MU-I), Mixed Use-1I (MU-II),
Mixed Use-III (MU-III), and Mixed Use-Riverfront (MU-R) zones,
architectural drawings, renderings, or sketches showing all
elevations of the existing buildings and the proposed buildings as
they will appear on completion.

Preliminary Building Elevations and Floor Plans for the new mixed-use buildings and
adaptive reuse buildings are included in Exhibit B. This submittal requirement is met.
2) Class 3 site plan review. In addition to the submittal requirements for a Type

IT application under SRC chapter 300, an application for Class 3 site plan
review shall include the following:

A) All submittal requirements for a Class 2 site plan review under
subsection (e)(1) of this section;
The submittal requirements for a Class 2 Site Plan Review have been provided as indicated
above. This submittal requirement is met.
3B) The zoning district, comprehensive plan designation, and land uses
for all properties abutting the site;
This information is provided on Pages 1 and 2 of this narrative. This submittal requirement
is met.
©) Driveway locations, public and private streets, bike paths, transit
stops, sidewalks, and other bike and pedestrian pathways, curbs, and
easements;
These elements are included in the Preliminary Land Use Plans in Exhibit A, as applicable.
This submittal requirement is met.
D) The elevation of the site at two-foot contour intervals, with specific
identification of slopes in excess of 15 percent;
Elevations at 1-foot contour intervals are shown on the Existing Conditions Plan included
in Exhibit A, including slopes exceeding 15 percent. This submittal requirement is met.

(E) The location of drainage patterns and drainage courses, if applicable;

Drainage patterns and drainage courses are shown on the Preliminary On-Site Drainage
and Grading Plan in Exhibit A. This submittal requirement is met.

@) A preliminary utility plan showing capacity needs for municipal
water, stormwater facilities, and sewer setrvice, and schematic
location of connection points to existing municipal water and sewer
services;
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Response:

Response:

Response:

Response:

Response:

Response:

A Preliminary Composite Utility Plan with the required information is provided in Exhibit
A. This submittal requirement is met.

(G) Summary table which includes site zoning designation; total site
area; gross floor area by use (e.g., manufacturing, office, retail,
storage); building height; itemized number of full size compact and
handicapped parking stalls, and the collective total number; total lot
coverage proposed, including areas to be paved for parking and
sidewalks;

A site summary table containing the required information (as applicable) is shown in the
Preliminary Site Plan in Exhibit A, the Preliminary Building Elevations and Floor Plans in
Exhibit B, the Preliminary Landscape Plans in Exhibit C, and detailed in this narrative. This
submittal requirement is met.

H) A geological assessment or geotechnical report, if required by SRC
chapter 810, or a certification from an engineering geologist or a
geotechnical engineer that landslide risk on the site is low, and that
there is no need for further landslide risk assessment; and

A Geotechnical Engineering Report prepared by a certified engineering geologist is
included in Exhibit G. This submittal requirement is met.

@) A Transportation Impact Analysis, if required by SRC chapter 803.

A TIA is currently underway and will be submitted to the City when complete. This
submittal requirement will be met.

® Criteria.
[...]

A3 Class 3 site plan review. An application for Class 3 site plan review shall be

granted if:

A) The application meets all applicable standards of the UDC;

The applicable standards of the Unified Development Code (UDC) are addressed in this
narrative. This criterion is met.

®3B) The transportation system provides for the safe, orderly, and efficient

circulation of traffic into and out of the proposed development, and

negative impacts to the transportation system are mitigated
adequately;

This criterion includes subjective and value-laden language (e.g. “provides for the safe,
orderly, and efficient circulation of traffic...,” “negative impacts,” and “mitigated
adequately”) that runs afoul of ORS 197.307(4). For this reason, the City must omit this

criterion from its decision on this application.

The planned transportation system provides for the safe, orderly, and efficient circulation
of traffic into and out of the proposed development as detailed in the responses to SRC
205.010(d) above. A TIA is currently underway and will be submitted to the City once it is
complete. To the extent that the City finds that this criterion is applicable, it can be met.

©) Parking areas and driveways are designed to facilitate safe and
efficient movement of vehicles, bicycles, and pedestrians; and
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Response:

Response:

Chapter 250
250.005.

Response:

Parking and driveways have been planned to meet applicable City standards for safe and
efficient movement of vehicles, bicycles, and pedestrians, as shown on the Preliminary
Site Plan in Exhibit A and detailed in the responses to SRC 205.010(d) above. The City can
rely on this information to find this criterion is met.

(D) The proposed development will be adequately served with City water,
sewer, stormwater facilities, and other utilities appropriate to the
nature of the development.

The development is planned to be served by City water and sewer, as shown on the
Preliminary Composite Utility Plan in Exhibit A. The planned stormwater facilities have
been designed in accordance with the findings and calculations contained in the
Preliminary Stormwater Report in Exhibit H. The City can rely on this information to find
this criterion is met.

Adjustments
Adjustments.

(a) Applicability.

(6] Classes.

A) A Class 1 adjustment is an adjustment to any numerical development
standard in the UDC that increases or decreases the standard by not
more than 20 percent.

(B) A Class 2 adjustment is an adjustment to any development standard

in the UDC other than a Class 1 adjustment, including an adjustment
to any numerical development standard in the UDC that increases or
decreases the standard by more than 20 percent.
This consolidated application includes a request for eight Class 1 Adjustments and 7 Class
2 Adjustments. The adjustments are listed below:

e A Class 1 Adjustment to increase the maximum allowable width for a one-way
driveway (SRC 804.050(2)) at the Gaines Street Entrance from 20 feet to 24 feet (+2
percent increase).

e A Class 1 Adjustment to reduce the minimum allowable spacing between driveways
(SRC 804.035(d)) at the Gaines Street Entrance and the Market Street Entrance, from
370 feet to +332 feet (210 percent reduction).

e Three Class 1 Adjustments to allow the height of Buildings 1, 2, and 3 up to 74 feet,
which exceeds the 70-foot standard (%5 percent increase) in SRC 536.015(d).

o Three Class 1 Adjustments to reduce the minimum area of ground floor windows on
building facades along the riverfront (SRC 536.015[g]) for Buildings 1, 2, and 3 from
65 percent to 60 percent (+8 percent reduction), 56 percent (+14 percent reduction),
and 52 percent (20 percent reduction), respectively.

e Two Class 2 Adjustments to reduce the maximum allowable driveway spacing (SRC
804.035[d]) between Belmont Alley and the Market Street Entrance from 370 feet to
1260 feet (+30 percent reduction).
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Response:

Response:

A Class 2 Adjustment to reduce the minimum allowable percentage of off-street
parking spaces designated for carpool or vanpool parking (SRC 806.015[c]) from 5
percent to 0 percent (100 percent reduction).

Class 2 Adjustment to the solid waste placement standards including a reduction in
the minimum separation of the receptacles and compactors from the wall and the
minimum pad area extending from the rear of receptacles and compactors.

Class 2 Adjustments to reduce the solid waste service area standards including a
reduction in the vehicle operation area and turning radius dimensional requirements
for the Food Hall solid waste service area.

A Class 2 Adjustment for alternative street standards for the planned design of Front
Street NE.

A Class 2 Adjustment for alternative vision clearance standards.

2) Prohibition. Notwithstanding subsection (a)(1) of this section, an adjustment
shall not be granted to:

A) Allow a use or activity not allowed under the UDC;
3B) Change the status of a use or activity under the UDC;
©) Modify a definition or use classification;

(D) Modify a use standard;
(E) Modify the applicability of any requirement under the UDC;

) Modify a development standard specifically identified as non-
adjustable;
(G) Modify a development standard that contains the word "prohibited";

H) Modify a procedural requirement under the UDC;
@) Modify a condition of approval placed on property through a previous
planning action;

1)) A design review guideline or design review standard, except Multiple
Family Design Review Standards in SRC Chapter 702, which may be
adjusted; or

X) The required landscaping in the Industrial Business Campus (IBC)
Zone.

The requested Class 1 and 2 Adjustments included within this consolidated application do
not request an adjustment for any of the prohibited items listed above.

Procedure type. Class 1 and Class 2 adjustments are processed as a Type II Procedure
under SRC chapter 300

These Class 1 and 2 Adjustment applications are part of a consolidated application that
includes related applications that will be processed under the City’s Type Il procedure.
Per SRC 300.120(c), review of a consolidated application shall be according to the highest
numbered procedure type; therefore, a Type Il procedure is necessary and included in
this application.
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Response:

Response:

(c) Submittal requitements. In addition to the submittal requitements for a Type II
application under SRC chapter 300, an application for a Class 1 or Class 2 adjustment
shall include the following:

(6)) A site plan, of a size and form and in the number of copies meeting the
standards established by the Planning Administrator, containing all
information necessary to establish satisfaction with the approval criteria. By
way of example, but not of limitation, such information may include the

following:

A) The total site area, dimensions, and orientation relative to north;

3B) The location of all proposed primary and accessory structures and
other improvements, including fences, walls, and driveway locations,
indicating distance to such structures from all property lines and
adjacent on-site structures;

©) All proposed landscape areas on the site, with an indication of square
footage and as a percentage of site area;

(D) The location, height, and material of fences, berms, walls, and other
proposed screening as they relate to landscaping and screening
required by SRC chapter 807,

(E) The location of all trees and vegetation required to be protected
pursuant to SRC chapter 808; and

@) Identification of vehicle, pedestrian, and bicycle parking and

circulation areas, including handicapped parking stalls,
disembarking areas, accessible routes of travel, and proposed ramps.

The Preliminary Land Use Plans provided in Exhibit A and the Preliminary Landscape Plans
in Exhibit C include the applicable information listed above. This submittal requirement is

met.

2) An existing conditions plan, of a size and form and in the number of copies
meeting the standards established by the Planning Administrator, containing
the following information:

(GY)
B)

©
®)

The total site area, dimensions, and orientation relative to north;

The location of existing structures and other improvements on the
site, including accessory structures, fences, walls, and driveways,
noting their distance from property lines;

The location of the 100-year floodplain, if applicable; and

The location of drainage patterns and drainage courses, if applicable.

An Existing Conditions Plan is provided in Exhibit A. This submittal requirement is met.

(d) Criteria.

(6] An application for a Class 1 adjustment shall be granted if all of the following
criteria are met:

»)

The purpose undetlying the specific development standard proposed
for adjustment is:

@) Clearly inapplicable to the proposed development; or

(ii) Clearly satisfied by the proposed development.
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Response:

AKS

The Class 1 Adjustments included in this Consolidated Land Use Application address
development standards that are clearly inapplicable to the project or are clearly satisfied
by the project as detailed below.

Increase the maximum allowable width for a one-way driveway (SRC 804.050([2]) at
the Gaines Street Entrance from 20 feet to 24 feet (+2 percent increase).

The purpose of SRC Chapter 804 is to establish development standards for safe and
efficient access to public streets. The general purpose of maximum driveway width
standards is to ensure efficient use of space while maintaining a balance between
vehicular access and pedestrian safety. The Gaines Street Entrance is currently
planned for one-way traffic to support safe and efficient vehicular circulation through
the site; however, as the northern portion of the subject property is improved, it may
be transitioned to two-way traffic, which has a minimum width requirement of 22
feet. Additionally, the Gaines Street Entrance provides parking on either side, which
requires a 24-foot aisle for safe and efficient access. As such, the driveway is planned
to accommodate the future growth of the area and ensure that safe and efficient
access can be provided now and in the future. Pedestrian access is also provided
through the site, including a sidewalk on either side of the Gaines Street Entrance.
This increase in driveway width clearly satisfies the purpose of the standard when
considering the pedestrian amenities provided and preserving the ability to provide
safe and efficient access and future growth of the community. This criterion is met.

Reduce the minimum allowable spacing between driveways (SRC 804.035[d]) at the
Gaines Street and the Market Street Entrances, from 370 feet to +332 feet (+10
percent reduction).

The purpose of SRC Chapter 804 is to establish development standards for safe and
efficient access to public streets. Minimum driveway spacing standards can minimize
conflicts between vehicles entering or exiting properties. Each of the three driveways
to the site are necessary and strategically located to facilitate safe and efficient traffic
flow throughout the site. The Market Street Entrance and the Gaines Street Entrance
are aligned with existing public street intersections located at Market Street/Front
Street NE and Gaines Street/Front Street NE. The spacing of these existing
intersections does not meet the spacing requirements for driveways; however,
aligning driveways with the existing street network where possible is standard
practice and promotes streamlined traffic flow and heightened safety. Therefore, the
Market Street and Gaines Street Entrances cannot be relocated further apart to meet
this standard while still meeting the purpose. Belmont Alley provides the additional
circulation necessary to provide safe and efficient access through the site. The
purpose of this standard is met. This criterion is met.

Increase the maximum height standard of SRC 536.015(d) for Buildings 1, 2, and 3
from 70 feet to 74 feet.

The MU-R zoning district establishes minimum and maximum building height
standards. Building height standards are commonly implemented to achieve a specific
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urban aesthetic regarding building mass and bulk; to achieve targets for housing,
employment, and retail density; to ensure adequate light and air circulation; and to
ensure compatibility with development in adjacent zones. Buildings 1, 2, and 3 have
been designed consistently with the planned character of the neighborhood,
accommodate a mix of needed housing and retail uses, will promote adequate air and
light circulation on-site and on abutting properties, and will be compatible with
adjacent development.

The requested adjustment seeks only minor relief (4 feet above the standard
maximum height allowed) to accommodate an attractive sloped mansard roof at the
top floor. The marginal height adjustment necessary for this architectural style, which
will be imperceptible to pedestrians, minimizes visual impact at ground level,
ensuring that the ground level remains pedestrian-friendly and aesthetically pleasing.
Incorporating a sloped roof in conjunction with the height increase enhances the
building's design and inherently reduces the mass at the top, mitigating the visual
bulk of the structure. The purpose of this standard is satisfied. This criterion is met.

e Reduce the minimum area of ground floor windows on building facades along the
riverfront (SRC 536.015(g)) for Buildings 1, 2, and 3 from 65 percent to 60 percent (+8
percent reduction), 56 percent (+14 percent reduction), and 52 percent (20 percent
reduction), respectively.

The MU-R zone includes a variety of pedestrian oriented building design standards,
such as this minimum glazing requirement, that are commonly utilized to increase
architectural variety among new buildings and to enhance the pedestrian experience
by creating active and engaging streetscapes. Planned ground floor uses along Front
Street NE within Buildings 1, 2, and 3 are anticipated to comprise a mix of retail, office,
and related commercial uses. These building facades exceed the minimum glazing
required.

Residential uses are planned at the ground floor along the riverside of Buildings 1, 2,
and 3. While these ground floor building facades satisfy other applicable architectural
design standards, an adjustment to the minimum glazing area is required for the
west-facing facade to promote livability and some degree of privacy for the future
residents of these homes. As above, where ground floor windows are intended to
promote window shopping and pedestrian engagement in a commercial context, that
same engagement negatively impacts the experience for residential users. Similarly,
the SRC acknowledges that there is a difference in the way pedestrians interact with
residential uses, as compared to non-residential uses, as evidenced by requiring a
lesser amount of weather protection for ground floor residential uses than for non-
residential uses. For these reasons, the City can find that this criterion is clearly
inapplicable in the planned residential context.

3B) The proposed adjustment will not unreasonably impact surrounding
existing or potential uses or development.
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Response:

The effect on surrounding users, both now and in the future, as a result of a slightly wider
one-way driveway, a slightly reduced spacing on Front Street NE between driveways
serving the site, a slightly taller building, and a small reduction in the amount of ground
floor windows along the riverside facade of Buildings 1, 2, and 3, will be imperceptible
and are not expected to result in any negative impacts. This criterion is met.

2) An application for a Class 2 adjustment shall be granted if all of the following
criteria are met:

A) The purpose underlying the specific development standard proposed
for adjustment is:

@) Clearly inapplicable to the proposed development; or

(ii) Equally or better met by the proposed development.

The Class 2 Adjustments included in this Consolidated Land Use Application address
development standards that are clearly inapplicable to the project or are equally met by
the project as detailed below.

e Reduce the maximum allowable driveway spacing (SRC 804.035[d]) between Belmont
Alley and the Market Street Entrance from 370 feet to +260 feet (+30 percent
reduction).

The purpose of SRC Chapter 804 is to establish development standards for safe and
efficient access to public streets. Minimum driveway spacing standards can minimize
conflicts between vehicles entering or exiting properties. Each of the three driveways
to the site are necessary and strategically located to facilitate safe and efficient traffic
flow throughout the site. The Market Street Entrance is aligned with the existing
intersection of Market Street with Front Street NE. Aligning driveways with the
existing street network where possible is a standard engineering practice that
promotes streamlined traffic flow and improves safety. An additional access point to
the site, Belmont Alley, is necessary for efficient access to public streets. Belmont
Alley is placed as far from the Market Street Entrance as practicable. Therefore, the
Market Street Entrance and Balmont Alley cannot be relocated further apart to meet
this standard while still meeting the purpose of providing convenient access and
egress for pedestrians and vehicles. The purpose of this standard is met. This criterion
is met.

e Reduce the minimum allowable percentage of off-street parking spaces designated
for carpool or vanpool parking (SRC 806.015[c]) from 5 percent to 0 percent (100
percent reduction).

Requirements for designated carpool or vanpool parking spaces generally aim to
encourage and support shared transportation modes, reduce individual vehicle trips,
alleviate parking demand, and promote efficient use of parking resources. Per SRC
806.015(c), “New developments with 60 or more off-street parking spaces, and falling
within the public services and industrial use classifications, and the business and
professional services use category, shall designate a minimum of five percent of their
total off-street parking spaces for carpool or vanpool parking.” The Cannery is a
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mixed-use neighborhood that will include 371 multiple family homes and +48,888
square feet of flexible commercial space (retail, eating and drinking establishments,
and office). Only +12 percent of the commercial space (5,880 square feet) is
anticipated to be used for offices. The primary use of the site is not centered around
activities that would require designated carpool or vanpool parking. This standard is
clearly inapplicable. Furthermore, as a mixed-use neighborhood, The Cannery
promotes less dependence on individual vehicle trips through the development of a
walkable community where residents can live, work, and engage in social and
recreational activities. The Cannery also utilizes an automated parking system which
reduces the parking footprint and makes more efficient use of parking resources. The
purpose of this standard is better met with the Applicant’s plan. This criterion is met.

e Class 2 Adjustment to the solid waste placement standards including a reduction in
the minimum separation of the receptacles and compactors from the wall and the
minimum pad area extending from the rear of receptacles and compactors.

The purpose of the solid waste placement standards is to ensure safe and convenient
collection of solid waste and recyclable and compostable materials by the local solid
waste collection franchisee. The solid waste service area standards are based on
concepts that are not practicable for, and do not anticipate the unique conditions of
high-density infill development such as The Cannery. The solid waste service areas
shown on the Preliminary Site Plan in Exhibit A and the Preliminary Building Elevations
and Floor Plans in Exhibit B are preliminary. The Applicant has consulted with Republic
Services on the planned design for solid waste service on the site and Republic
Services has consented to the planned approach (see Exhibit M). Final design and
plans for the solid waste service will be based on the agreed approach. These
standards will be equally met. This criterion is met.

e C(Class 2 Adjustments to reduce the solid waste service area standards including a
reduction in the vehicle operation area and turning radius dimensional requirements
for the Food Hall solid waste service area.

The purpose of the solid waste service area standards is to ensure safe and
convenient collection of solid waste and recyclable and compostable materials by the
local solid waste collection franchisee. The solid waste service area standards are
based on concepts that are not practicable for, and do not anticipate the unique
conditions of high-density infill development such as The Cannery. The solid waste
service areas shown on the Preliminary Site Plan in Exhibit A and the Preliminary
Building Elevations and Floor Plans in Exhibit B are preliminary. The Applicant has
consulted with Republic Services on the planned design for solid waste service on the
site and Republic Services has consented to the planned approach (see Exhibit M).
Final design and plans for the solid waste service will be based on the agreed
approach. These standards will be equally met. This criterion is met.

e ACClass 2 Adjustment for alternative street standards for the planned design of Front
Street NE.
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Response:

Response:

Response:
Chapter 300

[...]

Per SRC 803.065, alternative street standards may be authorized where existing
development or physical constraints make compliance with street standards
impracticable. The current functional classification of Front Street NE is a minor
arterial. Minor arterials are designated to handle large volumes of vehicular traffic,
acting as primary routes from key destinations. This classification does not match the
goal of the MU-R zone designation which is to promote a pedestrian-oriented
environment. Additionally, challenges from the active freight rail in the right-of-way,
and existing development patterns along Front Street NE necessitate an alternative
street design. Coordination between Applicant, the City, and affected Rail
stakeholders is currently underway regarding the ultimate design for Front Street.
Alternative street standards will be based on the agreed approach.

e C(Class 2 Adjustment for alternative vision clearance standards which are processed as
a Class 2 Adjustment per SRC 805.015.

The Market Street Entrance does not meet the vision clearance standards of SRC
Chapter 805. Alternative vision clearance area standards are required. Measuring
vision clearance triangles along the property line and the sides of the driveway does
not give consideration to the location of the drivers when turning out of the property.
Drivers will position themselves closer to the intersection due to the longer driveway
approach and buildings placed at the property line, the sidewalk along the stretch of
Front Street where drivers will be leaving the site from the Market Street Entrance,
and due to the need to see past vehicles parked on the street. At a location closer to
the intersection of the vehicle travel lanes of the driveway and Front St NE, vision
clearance will be unobstructed. This criterion can be met.
3B) If located within a residential zone, the proposed development will
not detract from the livability or appearance of the residential area.
The subject property is within the MU-R zoning district, not a residential zone. This
criterion does not apply.
©) If more than one adjustment has been requested, the cumulative
effect of all the adjustments result in a project which is still consistent
with the overall purpose of the zone.
The purpose of the MU-R zoning district is to enhance the overall community experience
along Salem'’s historic riverfront by creating a district where residents can live, work, and
engage in social and recreational activities in proximity to the Willamette River. As
detailed in the responses above, the requested adjustments are consistent with the
overall purpose of the standards and cumulatively create a more harmonious
neighborhood that reflects the unique characteristics of the site. This criterion is met.

(e) Transfer of adjustments. Unless otherwise provided in the final decision granting the
adjustment, an adjustment shall run with the land.

The provision is understood.

Procedures for Land Use Applications and Legislative Land Use Proposals
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300.100. Procedure types

(a) Unless otherwise provided in the UDC, land use actions required under the UDC are
classified as one of four procedure types set forth in Table 300-1. The procedure type
governs the decision-making process for the specific land use application.

(b) The specific procedure type assigned to a land use application is specified in Table
300-2.

[---]
Table 300-2. Land Use Applications by Procedure Type

Procedure | Pre-App N.A Open Council
Application Type Required | Contact | House | Decision | Appeal | Review
Class 1 adjustment 11 N N N PA HO N
Class 2 adjustment 11 N N PA HO N
Class‘Z driveway approach I N N N PWD ) N
permit
Landshde: hazard . I N N N PWD HO N
construction permit
Class 3 site plan review 11 N Y N PA HO Y®
Subdivision tentative plan 11 N Y N PA PC

Limitations and Qualifications

(1) Annexation applications with a quasi-judicial zone change are required to provide neighborhood contact
pursuant to SRC 300.310. Annexation applications with a comprehensive plan map amendment are required
to conduct an open house pursuant to SRC 300.320. Annexation applications with both a comprehensive
plan map amendment and zone change are required to only conduct an open house.

(2) The tentative plan of a middle housing land division shall be reviewed according to the procedures of
ORS 197.360 through ORS 197.380 unless an applicant requests the application be reviewed according to the
procedures of SRC Chapter 300. If an applicant requests review of the application based on the procedures
of SRC Chapter 300, the application shall be processed as a Type II procedure.

(3) Decision eligible for City Council Review only upon receipt of an appeal. See SRC 300.520(f) (4) (A).
LEGEND

PA - Planning Administrator; BO - Building Official; CDD - Community Development Director; PWD -
Public Works Director; HO - Hearings Officer; HLC - Historic Landmarks Commission; PC - Planning
Commission; CC - City Council

Response: This application includes the six application types listed in the table above. In accordance
with the provisions of SRC Chapter 300, the Consolidated Land Use Application will be
reviewed under the City’s Type Il land use procedure. The applicable neighborhood
associations were contacted, as required for the Class 3 Site Plan Review and Subdivision
Tentative Plan. Although not required, a pre-application conference was held in January
2023. The pre-application meeting summary is provided as Exhibit D.

300.210. Application Submittal

(a) Land use applications shall be submitted on forms prescribed by the Planning
Administrator. A land use application shall not be accepted in partial submittals. All
of the following must be submitted to initiate completeness review under SRC 300.220.
All information supplied on the application form and accompanying the application
shall be complete and cotrect as to the applicable facts.

(6)) A completed application form. The application form shall contain, at a
minimum, the following information:

A) The names and addresses of the applicant(s), the owner(s) of the
subject property, and any authorized representative(s) thereof;
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Response:

Response:

Response:

Response:

Response:

3B) The address or location of the subject property and its assessot's map
and tax lot number;

©) The size of the subject property;
D) The comprehensive plan designation and zoning of the subject
property;
E) The type of application(s);
¥) A brief description of the proposal; and
(G) Signatures of the applicant(s), owner(s) of the subject property,
and/or the duly authotized representative(s) thereof authorizing the
filing of the application(s).
The information listed above is provided on Page 1 of this narrative and on the application
submittal through the PAC Portal. This submittal requirement is met.

2) Recorded deed/land sales contract with legal description;

A current Title Report containing the legal description for the site is included with this
application as Exhibit F. This submittal requirement is met.

3) Any information that would give rise to an actual or potential conflict of
interest under state or local ethics laws for any member of a Review Authority
that will or could make a decision on the application;

The Applicant is not aware of any information that would give rise to an actual or potential
conflict of interest under state or local ethics laws for any member of a Review Authority
that will or could make a decision on the application. This submittal requirement is met.

“) Pre-application conference written summary, if a pre-application conference
was required under SRC 300.310(a) and Table 300-2; or copy of the approved
pre-application conference waiver, if such approval was granted pursuant to
SRC 300.310(b);

Although a pre-application conference is not required for this consolidated application, a
pre-application conference was held in January 2023. A written summary is included in
Exhibit D. This submittal requirement is met.

5) A statement as to whether any City-recognized neighborhood associations
whose boundaries include, or are adjacent to, the subject property were
contacted in advance of filing the application and, if so, a summary of the
contact. The summary shall include the date when contact was made, the
form of the contact and who it was with (e.g., phone conversation with
neighborhood association chairperson, meeting with land use committee,
presentation at neighborhood association meeting), and the result;

The subject site is within the Central Area Neighborhood Development Organization
(CAN-DO) boundary and the Grant Neighborhood Association boundary. Emails, attached
as Exhibit E, were sent on March 14, 2024, which included a description of the application
and a copy of the Preliminary Site Plan. This submittal requirement is met.

(6) For applications requiring neighborhood association contact under SRC
300.310, a copy of the required e-mail or letter to the neighborhood

association, and a list of the e-mail or postal addresses to which the e-mail or
letter was sent;
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Response:

Response:

Response:

Response:

Response:

Response:

Response:

A copy of the emails, including the contact information for the applicable recipients, is
included with this application in Exhibit E. This submittal requirement is met.

@) For applications requiring an open house under SRC 300.320:

A) A copy of the sign-in sheet for the open house and a summary of the
comments provided; or

®3B) When a neighborhood association meeting has been substituted for
a required open house, a summary of the comments provided at the
neighborhood association meeting;

None of the applications included in this submittal require an open house under SRC
300.320. This submittal requirement is not applicable.

®) A statement as to whether the Salem-Keizer Transit District was contacted in
advance of filing the application; and if so, a summary of the contact. The
summary shall include the date when contact was made, the form of the
contact, who it was with, and the result;

The Salem-Keizer Transit District was contacted on March 14, 2024, via email. A summary
of the contact is included in Exhibit E. This submittal requirement is met.

&) A written statement addressing each applicable approval criterion and
standard;

This narrative includes responses to each of the applicable approval criteria. This
submittal requirement is met.

10) For Type II, Type III, and applicant initiated Type IV applications involving
property subject to an active and duly incorporated Homeownet's Association
(HOA) registered with the Oregon Secretary of State which includes an
identified registered agent, the HOA name and mailing address for the
registered agent.

The subject site is not located within an incorporated homeowners’ association (HOA)
registered with the Oregon Secretary of State. This submittal requirement is not
applicable.

11) For applications for affordable multiple family housing where a 100-day state
mandated decision date is sought, a draft copy of the covenant required under
ORS 197.311 restricting the owner, and each successive owner, of the
development or a residential unit within the development from selling or
renting any of the identified affordable residential units as housing that is not
affordable housing for a period of 60 years from the date of the certificate of
occupancy.

This project does not involve affordable multiple-family housing where a 100-day state-
mandated decision date is sought. This submittal requirement does not apply.

(12) Any additional information required under the UDC for the specific land use
action sought;

13) Any additional information, as determined by the Planning Administrator,
that may be required by another provision, or for any other permit elsewhere,
in the UDC, and any other information that may be required to adequately
review and analyze the proposed development plan as to its conformance to
the applicable criteria;

The Applicant can provide additional information as needed.
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Response:

Response:

Response:

[...]
300.310.

Response:

Chapter 536
536.001

[...]
536.010.

(14) Payment of the applicable application fee(s) pursuant to SRC 110.090.
The required application fees will be paid.

(b) The Planning Administrator may waive any submittal requirement if the Planning
Administrator determines that the specific requirement would not provide evidence
needed to satisfy any of the applicable criteria.

This provision is understood.

(c) Each application, when received, shall be date-stamped with the date the application
was received, and designated with a receipt number and a notation of the staff person
who received the application.

This provision is understood.

Neighborhood association contact

[..-]

(a) Process. Prior to submitting a land use application requiring neighborhood
association contact, the applicant shall contact the City-recognized neighborhood
association(s) whose boundaries include, or are adjacent to, the subject property via
e-mail or mailed letter. The e-mail or mailed letter shall:

(6] Be sent to the chair(s) and land use chair(s) of the applicable neighborhood

association(s) prior to submitting the land use application; and

2) Contain the following information:
A The name, telephone number, and e-mail address of the applicant;
3B) The address of the subject property;
© A summary of the proposal;
(D) A conceptual site plan, if applicable, that includes the proposed

development; and
(E) The date on which the e-mail or letter is being sent;
(b) Effect on subsequent land use application submittal. A land use application requiring

neighborhood association contact shall not be accepted, as provided under SRC
300.210, unless it is accompanied by a copy of the e-mail or letter that was sent to the
neighborhood association, and a list of the e-mail or postal addresses to which the e-
mail or letter was sent.
The subject site is within the CAN-DO boundary and the Grant Neighborhood Association
boundary. Emails, attached as Exhibit E, were sent on March 14, 2024, which included the
required information listed above. This submittal requirement is met.

Mixed Use — Riverfront
Purpose

The purpose of the Mixed Use-Riverfront (MU-R) zone is to identify allowed uses and
establish development standards that promote a mixed-use, pedestrian-oriented
district that takes advantage of its proximity to the Willamette River. The MU-R zone
encourages a mix of uses in multi-story buildings and promotes pedestrian access to
the Willamette River.

Uses.
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(a) The permitted (P), special (S), conditional (C), and prohibited (N) uses in the MU-R
zone are set forth in Table 536-1.

Table 536-1: Uses

Use Status Limitations & Qualifications
Household Living
Multiple Family | P |
Retail Sales and Services
Eating and drinking P
establishments
Retail sales P
Business and Professional Services
Office | P ]
Response: The purpose of the MU-R zoning district is to enhance the overall community experience

along Salem'’s historic riverfront by creating a district where residents can live, work, and
engage in social and recreational activities in proximity to the Willamette River. As a
mixed-use zone that permits a wide range of uses, the MU-R zoning district can support
new neighborhoods that enhance accessibility, promote economic development, and
provide sustainable spaces that are adaptable to the needs of the community.

The Cannery will consist of three mixed-use buildings housing residential uses above
ground floor eating and drinking establishments, retail sales, and office spaces (mixed
commercial tenant space). The adaptive reuse of three existing buildings on-site will result
in a Food Hall that will include eating and drinking establishments as well as retail space,
a wine tasting room (eating and drinking establishment) and a Market that is planned to
include small business incubator space and vendor space for local eating and drinking
establishments and other retailers. These uses are permitted outright in the MU-R zoning
district.

While the general uses (multiple family, eating and drinking establishments, retail, and
office) that comprise The Cannery have been determined, the precise distribution of
space that will be allocated among commercial users is subject to change. Given the early
state of the project, and the several design and construction stages that will need to occur
before the site is open to the public, individual commercial tenants have not yet been
identified. This application requests that the distribution of areas dedicated to eating and
drinking establishments, retail, and office space be permitted to remain flexible to
promote the intent of the MU-R zoning district, which is to accommodate a range of
commercial and residential users that may change over time and in response to changes
in market demand.! The planned area and approximate distribution of these uses is
outlined in Table 1 below.

1 The request for flexibility directly addresses the economic development goals and policies of Our Salem: Policy E
1.13 directs the City to provide flexible arrangements of businesses allowed in employment areas to support
adaptive reuse of existing buildings in changing economies, and policy E 1.14 directs the City to review development
review processes and regulations to ensure that they encourage predictability, support local and equitable
employment growth, and encourage business retention.
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Table 1: Planned Distribution of Commercial Uses at The Cannery

Total Mixed Approximate Proportion of Commercial Space Dedicated for
- Commercial Various Uses (+%)
Building Tenant Space Eating/
L Retail Office
(square feet) Drinking
Building 1 9,802 50 40 10
Building 2 7,360 50 34 16
Building 3 7,360 50 - 50
Food Hall 17,395 81 19 -
Winery 2,925 100 - -
Market 4,046 40 60 -
Total Commercial 48,888 63 25 12
Tenant Space

Providing flexible commercial space is crucial for attracting a diverse range of businesses, responding to
market trends, and for ensuring the long-term success and sustainability of the neighborhood. It also
provides the opportunity to customize spaces based on the specific requirements of prospective tenants,
which further contributes to long-term commercial demand and interest in this neighborhood.

Prohibited uses. Notwithstanding Table 536-1, any permitted, special, or conditional
use within the MU-R zone shall be a prohibited use if developed with a drive-through.

No drive-through uses are planned. All uses are permitted per Table 536-1.

Continued uses. Existing uses within the MU-R zone established prior to August 24,
2022, but which would otherwise be made non-conforming by this chapter, are hereby
deemed continued uses.

1) Buildings or structures housing a continued use may be structurally altered,
enlarged, or rebuilt following damage or destruction, provided such
alteration, enlargement, or rebuilding complies with the standards set forth in
SRC 526.015(f).

2) Cease of occupancy of a building or structure for a continued use shall not
preclude future use of the building or structure for that use; provided,
however, conversion of the building or structure to a conforming use shall
thereafter prevent conversion back to the former continued use or any other
continued use.

The Applicant does not plan to continue any use established prior to August 24, 2022,

within the three existing buildings that are planned for adaptive reuse. These criteria do

not apply.

(b)
Response:
(©
Response:
536.015.

(2)

Development standards.

Development within the MU-R zone must comply with the development standards set
forth in this section.

Lot standards. Lots within the MU-R zone shall conform to the standards set forth in
Table 536-2.

Table 536-2: Lot Standards

AKS

Requirement Standard Limitations & Qualifications

Lot Area

All uses | None |

Lot Width

All uses | None |
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Response:

Response:

Lot Depth

All uses | None |
Street Frontage

All Other Uses | 16 ft. |

This application includes a request to consolidate the site’s existing lots into six lots via
the subdivision process. As shown on the Preliminary Plat in Exhibit A, all lots are planned
to have a minimum of 16 feet of frontage on Front Street NE. This standard is met.

(b) Dwelling unit density. Development within the MU-R zone that is exclusively

residential shall have a minimum density of 15 dwelling units per acre.

As outlined above, The Cannery is comprised of a mix of commercial and residential uses
and is therefore not exclusively residential. This minimum density standard does not
apply. Nevertheless, the planned density for the planned development portion of the site
is 49 units per acre (371 homes/+7.6 acres = 48.82 homes/acre).

(c) Setbacks. Setbacks within the MU-R zone shall conform to the standards set forth in
Tables 536-3 and 536-4.

Table 536-3 Setbacks
Requirement Standard Limitations & Qualifications

Abutting Street

Buildings

All uses 0 ft. or Max. 10 ft. (1) Maximum 10-foot setback applies if the
setback area is used for pedestrian amenities.

a) The maximum setback does not apply to a new
building if another building exists between a
minimum of 50 percent of the street-facing
fagade of the new building and the street.

b) For double frontage lots, the setback abutting
a street shall only apply to the street with the
highest street classification or, where both streets
have the same classification, the street
designated by the applicant. No minimum or
maximum setback is required abutting the other
street.

c) For lots contiguous to the river and located
between the river and a street, the maximum
setback shall only apply along a minimum of 50
percent of the length of the lot line abutting a
street.

Accessory Structures

All uses | Min. 10 ft. |

Vehicle Use Areas

Per SRC chapter The use of a berm under SRC 806.035(c)(2)(B) is

All uses 806 prohibited.

Interior Side

Buildings

Zone-to-zone
All uses setback
(Table 536-4)

Accessory Structures
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Response:

Table 536-3 Setbacks

Requirement Standard Limitations & Qualifications
Zone-to-zone
All uses setback

(Table 536-4)

Vehicle Use Areas

Zone-to-zone
All uses setback
(Table 536-4)

Interior Rear

Buildings

Zone-to-zone
All uses setback

(Table 536-4)
Accessory Structures
Zone-to-zone

All uses setback
(Table 536-4)

Vehicle Use Areas

Zone-to-zone
All uses setback
(Table 536-4)

Table 535-4: Zone-To-Zone Setbacks

Landscaping &
Abutting Zone Type of Improvement Setback Screening
Buildings and Accessory
Mixed-use zone Structures None N/A
Vehicle Use Areas Min. 5 ft.® Type A
Buildings and Accessory
Public zone Structures None N/A
Vehicle Use Areas Min. 5 ft.® Type A
Limitations & Qualifications
(1) Zone-to-zone setbacks are not required abutting an alley.

Buildings 1, 2, and 3 are setback from the Front Street NE right-of-way by 2.8 feet. This
setback area will be an extension of the sidewalk, which is considered a pedestrian
amenity per SRC 536.005 (see the Preliminary Site Plan in Exhibit A). The main entrance
to each of the buildings is recessed and setback 10 feet from the property line. The
setback area will similarly be an extension of the concrete sidewalk/pedestrian amenity
area and is planned to include bike racks. There are no building setback standards from
the interior side or rear property lines. The Food Hall, Winery, and Market buildings on
planned Lot 4 do not abut Front Street NE and satisfy all applicable setback standards.

Planned vehicle use areas on the future Lot 4 are set back from Front Street NE per the
standards in SRC Chapter 806 and satisfy the zone-to-zone setback from the abutting City
owned parcel on Tax Lot 1700. Except for Belmont Alley, which is not required to meet
zone-to-zone setbacks, all vehicle use areas are set back a minimum of 5 feet from all
interior property lines and are landscaped to the Type A standards set forth in SRC
Chapter 807 or provide pedestrian amenities per SRC 536.015(e), as shown on the
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Preliminary Site Plan in Exhibit A and the Preliminary Landscape Plans in Exhibit C. These
standards are met.
(d) Lot coverage; height; building frontage. Buildings and accessory structures within the

MU-R zone shall conform to the lot coverage, height, and building frontage standards
set forth in Table 536-5.

Table 536-5 Lot Coverage; Height; Building Frontage

Requirement Standard Limitations & Qualifications

Lot Coverage

Buildings and Accessory Structures
All Uses | No Max. |
Rear Yard Coverage

Buildings

All uses | N/A ]
Accessory Structures

Accessory uses | No Max. |
Height

Buildings

All Uses Max 70 ft.

New buildings or additions shall satisfy the

Min. 20 ft. | minimum height requirements through one of the
following options:

a) Roof. Provide a roof that is 20 feet in height.

b) Prominent entry. Provide an attached entry that is
20 feet in height, extends for a minimum of 25
percent of the length of the front facade, and extends
to the front lot line.

c) Cupola. Provide a 20-foot tall portion of the
building for a minimum of 25 percent of the length
of the front facade. It shall include the front facade
wall and extend a minimum of 10 feet behind the
front wall.

d) False front. Provide a front facade wall that is 20
feet in height along the entire length of the building.
e) Reverse shed. Provide a front facade wall that is
20 feet in height along the entire length of the
building, and slope the roof down toward the rear of

the building.
Accessory Structures
All uses Max. 70 ft. |
Building Frontage
Buildings
(1) For corner lots, this standard must be met on the
All uses Min. 50% frontage of the street with the highest street

classification. For the intersecting street, the
building frontage standard is a minimum of 40%.
(2) For corner lots where both streets have the same
classification, the applicant may choose on which
street to meet the minimum 50% building frontage
standard and on which street to meet the minimum
40% building frontage standard.

(3) For double frontage lots, this standard must only
be met on the street with the highest classification.
Where both streets have the same classification, the
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Response:

Response:

Response:

Response:

Table 536-5 Lot Coverage; Height; Building Frontage

Requirement Standard Limitations & Qualifications
applicant may choose on which street the building
frontage standard shall apply.

Accessory Structures

Accessory structures shall be located behind or

All uses N/A | peside buildings.

As discussed above, Buildings 1, 2, and 3 are planned to be 74 feet tall, as shown on the
Preliminary Building Elevations and Floor Plans in Exhibit B. A Class 1 Adjustment for each
of these buildings is included in this application. The Food Hall is planned to be +39 feet
in height, the Winery is planned at +27 feet in height, and the Market is planned to be
126 feet in height. These buildings meet the building height standard.

Approximately 100 percent of the width of planned Lots 1 and 2 will comprise buildings
fronting on Front Street NE and 188 percent of the width of Lot 3 will be occupied by
Buildings at the street (see Exhibit A). The planned Food Hall, Winery, and Market on the
future Lot 4 do not abut Front Street NE and are not subject to the building frontage
standards of this section. The applicable building frontage standards are met.

(e) Landscaping.
1) Setback areas. Setbacks, except setback areas abutting a street that provide
pedestrian amenities, shall be landscaped. Landscaping shall conform to the
standards set forth in SRC chapter 807.
All setback areas are landscaped as set forth in SRC Chapter 807, except for those abutting
Belmont Alley, the Market Street Entrance, and the Gaines Street Entrance, which all
provide pedestrian amenities including sidewalks with tree grates as shown on the
Preliminary Site Plan in Exhibit A and the Preliminary Landscape Plans in Exhibit C. This
standard is met.
2) Vehicle use areas. Vehicle use areas shall be landscaped as provided under
SRC chapter 806 and SRC chapter 807.
The landscape requirements for vehicle use areas per SRC Chapters 806 and 807 are met
as detailed in this narrative. This standard is met.
® Continued development. Buildings and structures existing on August 24, 2022, that
would be made non-conforming development by this chapter are hereby deemed
continued development. The owner shall have the burden to demonstrate continued
development status under this subsection.
The three buildings planned for adaptive reuse for the Food Hall, Winery, and Market
were existing on August 24, 2022, and are thereby deemed continued development. This
subsection is addressed below.

1) Single family uses.

A) Buildings. Continued development housing a continued single
family use may be structurally altered or enlarged, or rebuilt following
damage or destruction, provided such alteration, enlargement, or
rebuilding conforms to development standards of the Single Family
Residential (RS) zone set forth in SRC chapter 511 and to all other
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Response:

B)

©

applicable provisions of the UDC, except for lot size and dimension
standards in SRC chapter 511.

Accessory structures. Existing accessory structures on the same
property as a continued single family use may be structurally altered
or enlarged, or rebuilt following damage or destruction, and new
accessory structures to a continued use may be constructed, provided
such alteration, enlargement, rebuilding, or new accessory structure
construction conforms to the development standards of the Single
Family Residential (RS) zone set forth in SRC chapter 511, except the
lot size and dimensions standards, and to all other applicable
provisions of the UDC.

Option to rebuild in same location. Notwithstanding SRC
536.015(f)(1)(A) and (B), any continued development housing a
continued single family use or associated accessory structure rebuilt
following damage or destruction may either be located on the same
location on the lot as the original building or structure, or in
compliance with the setbacks of the Single Family Residential (RS)
zone set forth in SRC 511.010(b).

The three buildings planned for adaptive reuse do not house single-family uses. These

provisions do not apply.

2) All other uses. Continued development, housing a use other than a continued
single family use, may be structurally altered, enlarged, or rebuilt following
damage or destruction, provided such alteration, enlargement, or rebuilding
conforms to the following standards:

GV

B)

©

®)

Minor alterations. Exterior alterations to buildings that alter less than
20 percent of an existing building facade area facing a primary street
are exempt from all of the development standards in this chapter.
Such alterations shall not increase the building facade's
nonconformity to the pedestrian-oriented design standards in Table
536-6.

Minor additions. Additions to buildings that enlarge or alter an
existing building facade area facing a primary street by less than 20
percent are exempt from all of the development standards in this
chapter except for interior setbacks, parking, landscaping, and
maximum height standards. Such additions shall not increase the
building facade's nonconformity to the pedestrian-oriented design
standards in Table 536-6.

Major alterations. Exterior alterations to buildings that alter between
20 percent and 60 percent of an existing building facade area facing
a primary street shall decrease that building facade's nonconformity
to all pedestrian-oriented design standards in Table 536-6 that are
applicable to that alteration. Such alterations are exempt from all
other development standards in this chapter.

Major additions. Additions to buildings that enlarge or alter an
existing building facade area facing a primary street by between 20
percent and 60 percent shall:

@) Comply with a minimum of three of the pedestrian-oriented
design standards in Table 536-6; or

(ii) Comply with a minimum of one of the pedestrian-oriented
design standards in Table 536-6 and add perimeter
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landscaping in vehicle use areas if such landscaping is not
already required under SRC 536.015(d).

For the purposes of SRC 536.015(f)(2)(D)(i) and (ii), the
pedestrian-oriented design standards in Table 536-6 shall
apply to the addition. Major additions must meet all other
development standards in this chapter except for building
frontage, maximum setback abutting a street, and minimum
height.

(E) Substantial alterations. Exterior alterations to buildings that alter
more than 60 percent of an existing building facade area facing a
primary street shall meet all applicable pedestrian-oriented design
standards in Table 536-6. Such alterations are exempt from all other
development standards in this chapter.

¥) Substantial additions or redevelopment. Additions to buildings that
enlarge or alter an existing building facade area facing a primary
street by more than 60 percent shall meet all applicable development
standards in this chapter. Continued development that is rebuilt
following damage or destruction shall meet all development
standards in this chapter.

(G) Accessory structure. Alterations to and additions to accessory
structures shall meet all applicable development standards in this
chapter.

Response: The purpose of this subsection is to set forth thresholds for when changes to facades of
continued development facing a primary street shall conform to the standards of this
section. While the planned Food Hall, Winery, and Market will be housed within existing
buildings that were erected prior to August 24, 2022 (“Continued Development”), and
that are oriented toward a Primary Street (Front Street NE), the view of these buildings
from Front Street NE is completely obstructed by planned Buildings 1, 2, and 3, and
planned landscaping within and along on-site vehicular circulation areas. For this reason,
none of the Continued Development will face a Primary Street, and therefore, any
changes to the facades of the Continued Development are not subject to the above
standards or the standards of this Chapter.

While these standards do not apply, the Food Hall, Winery, and Market facades have been
designed to meet the standards of this section as near as practicable as detailed in this
narrative.

(2) Pedestrian-oriented design. Development within the MU-R zone, excluding
development requiring historic design review, shall conform to the pedestrian-oriented
design standards set forth in Table 536-6. Any development requiring historic design
review shall only be subject to design review according to the historic design review
standards or the historic design review guidelines set forth in SRC chapter 230.

Table 536-6: Pedestrian-Oriented Design

Requirement Standard Limitations & Qualifications
Ground Floor Height

This standard applies to
building ground floors on Min. 10 ft.
primary streets.

For the purposes of this standard, ground floor height is
measured from the floor to the ceiling of the first floor.
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Response: Planned Buildings 1, 2, and 3 have frontage on a primary street (Front Street NE). The
ground floor height of each of these buildings is 18 feet, as shown on the Preliminary
Building Elevations and Floor Plans in Exhibit B. This standard is met.

The planned Food Hall, Winery, and Market are continued development that is not
located on a primary street. This standard does not apply to these buildings.

Table 536-6: Pedestrian-Oriented Design

Requirement Standard Limitations & Qualifications

Public Pedestrian Access

Public . . .

This standard applies pedestrian (1) For the purposes of this stanc.lard, public pedestrian

. access shall be in the form of a sidewalk, street, or alley
between the Willamette access shall be . . . .

. . that is a minimum of 12 feet wide and that meets at least
River and Front Street. provided at least .
three of the following standards:
every 400 feet

(a) Incorporate visual contrast or tactile finish texture.
(b) Be constructed with pavers, scored or colored
conctrete, and/or stamped asphalt.

(c) Be elevated above parking areas and driveways by a
height of 3 to 3.5 inches.

(d) Be defined with landscaping or building features
such as canopies, awnings, or arcades.

(e) Provide active use frontages and/or entrances with
overlooking windows, stoops, or terraces.

(f) Provide pedestrian-level lighting.

Response: The subject site is located between the Willamette River and Front Street NE. Public
access is provided at least every 400 feet as shown on the Preliminary Site Plan in Exhibit
A. A +12.5-foot-wide sidewalk is provided on the northern side of Belmont Alley, the
Market Street Entrance, and the Gaines Street Entrance, which are spaced apart by less
than 400 feet. Each sidewalk will be paved with concrete (in contrast to the driveways),
elevated above the driveways by 3 to 3.5 inches and will contain landscaping and
pedestrian-level lighting. This standard is met.

Table 536-6: Pedestrian-Oriented Design

Requirement Standard Limitations & Qualifications

Building Fagade Articulation

(1) For buildings on corner lots, where the primary street
intersects with a secondary street, these standards shall

This standard applies to apply to the full length of the front facade and the
building facades facing Required portion of the side facade that extends a minimum of 50
primary streets. feet from the corner where the primary street meets the

secondary street, or to the edge of the building or the lot,
whichever is shorter.

(2) Buildings shall incorporate vertical and horizontal
articulation and shall divide vertical mass into a base,
middle, and top.
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Table 536-6: Pedestrian-Oriented Design

Requirement Standard Limitations & Qualifications

a) Base: Ground floor facades shall be distinguished
from middle facades by at least one of the following
standards:
1. Change in materials.
2. Change in color.
3. Molding or other horizontally-articulated transition
piece.
b) Middle: Middle facades shall provide visual interest by
incorporating at a minimum of every 50 feet at least one
of the following standards:
1. Recesses of a minimum depth of two feet.
2. Extensions of a minimum depth of two feet.
3. Vertically-oriented windows.
4. Pilasters that project away from the building.
c) Top: Building tops shall be defined by at least one of
the following standards:
1. Cornice that is a minimum of eight inches tall and a
minimum of three inches beyond the face of the facade.
2. Change in material from the upper floors, with that
material being a minimum of eight inches tall.
3. Offsets or breaks in roof elevation that are a minimum
of three feet in height.
4. A roof overhang that is a minimum of eight inches
beyond the face of the facade.
(3) The repainting of a facade of an existing building is
exempt from this standard.

Response: Planned Buildings 1, 2, and 3 have frontage on a primary street (Front Street NE). Each of

the building facades facing Front Street NE incorporate vertical and horizontal articulation
that divide the vertical mass of each building into a base, middle, and top as detailed on
the Preliminary Building Elevations and Floor Plans in Exhibit B. The base, middle, and top
facades are distinguished from each other through changes in material types, changes in
color, and use of a horizontally articulated transition piece. The middle facade provides
visual interest at a minimum of every 50 feet using recessed balconies, vertically oriented
windows, changes in color and materials, and pilasters. The top facade is defined by a
change in material from the upper floors. These standards are met.

These standards do not apply to the Food Hall, Winery, and Market because they are
continued development interior to the site and do not face a primary street.

Requirement

Table 536-6: Pedestrian-Oriented Design

Standard Limitations & Qualifications

Ground Floor Windows

riverfront.

This standard applies to

building ground floors on
primary streets and building Min. 65%
ground floors along the

(1) For the purposes of this standard, ground floor
building facades shall include the minimum percentage
of transparent windows. The windows shall not be
mirrored or treated in such a way as to block visibility
into the building. The windows shall have a minimum
visible transmittance (VT) of 37 percent.
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Table 536-6: Pedestrian-Oriented Design

Requirement Standard Limitations & Qualifications

(2) For buildings on corner sites, where the primary
street intersects with a secondary street, this standard
shall apply to the full length of the front facade and the
portion of the side facade that extends a minimum of 50
feet from the corner where the primary street meets the
secondary street, or to the edge of the building or the lot,
whichever is shorter.

Response: Planned Buildings 1, 2, and 3 have ground floors on Front Street NE and ground floors that
are oriented toward the riverfront. The percentage of transparent windows for each
building’s ground floor facade facing Front Street NE and the riverfront is presented below
and detailed on the Preliminary Building Elevations and Floor Plans in Exhibit B.

Table 2: Ground Floor Transparency

Planned Building Facing Fr(:;)t):Street NE Facing th((;)l;t:lverfront
Building 1 81 60
Building 2 83 56
Building 3 83 52
Food Hall n/a n/a
Winery n/a n/a
Market n/a n/a

Ground floors of planned Buildings 1, 2, and 3 facing Front Street NE are planned to be
mixed commercial tenant space. The ground floor facades for each of these three
buildings exceed the minimum 65 percent of transparent windows required. This
standard is met.

The riverfront-oriented ground floors for Buildings 1, 2, and 3, are planned for residential
dwellings. To accommodate some degree of privacy for these future residents, the ground
floor facades facing the river for each of the three buildings have been designed to include
glazing that is slightly below the minimum required. A Class 2 Adjustment is included in
this application to support this request.

As discussed above, the Food Hall, Winery, and Market are classified as continued
development and do not face Front Street NE, but will face a private interior street
instead, and therefore changes to their facades are not subject to these standards.
Nevertheless, the Food Hall and Market will include over 65 percent transparent windows
on their east elevations. To preserve the historical integrity of the Winery building and
better meet the intent of this Chapter, the application seeks to add a single-window to
the east-facing elevation of this building. With the approval of the requested adjustments,
the applicable criteria are met.
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Requirement

Table 536-6: Pedestrian-Oriented Design

Standard Limitations & Qualifications

Building Entrances

riverfront.

This standard applies to

building ground floors on
primary streets and building Required
ground floors along the

(1) For non-residential uses on the ground floor, a
primary building entrance for each tenant space facing a
primary street shall be located on the primary street. If a
building has frontage on a primary street and any other
street, a single primary building entrance for a non-
residential tenant space at the corner of the building
where the streets intersect may be provided at that
corner.

(2) For residential uses on the ground floor, a primary
building entrance for each building fagade facing a
primary street shall be located on the primary street. If a
building has frontage on a primary street and any other
street, a single primary building entrance for a residential
use on the ground floor may be provided at the corner of
the building where the streets intersect.

(3) For all uses on the ground floor of a building along
the riverfront, at least one primary building entrance
shall face the Willamette River.

(4) Building entrances shall include weather protection.

Response:

Planned Buildings 1, 2, and 3 provide primary building entrances for each mixed
commercial tenant space facing Front Street NE and each residence facing the riverfront
as shown on the Preliminary Building Elevations and Floor Plans in Exhibit B. Each of these
entrances is either recessed and covered or is outfitted with a 6-foot-wide canopy to
provide weather protection. This standard is met.

As discussed above, the Food Hall, Winery, and Market are classified as continued
development and do not face Front Street NE, but will face a private interior street
instead, and subsequently changes to their facades are not subject to these standards.
Nevertheless, each of these buildings will have a primary entrance on their east-facing
elevation. Given that these buildings will be wholly or partially preserved on their existing
footprint and given their proximity to the Willamette River Greenway and associated
buffer and the 100-year floodplain, it is not possible to have a primary entrance to the
river facing elevation of these three buildings.

Table 536-6: Pedestrian-Oriented Design

Requirement Standard Limitations & Qualifications

Weather Protection

This standard applies to Residential uses | (1) For the purposes of this standard, weather protection
building ground floors Min. 50% in the form of awnings or canopies shall be provided
adjacent to a street and Non-residential | along the ground floor building facade for the minimum
along the riverfront. uses Min. 75% | length required.

(2) Awnings or canopies shall have a minimum clearance
height above the sidewalk or ground surface of 8 feet and
may encroach into the street right-of-way as provided in
SRC 76.160.
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Response: Planned Buildings 1, 2, and 3 have ground floors on Front Street NE and ground floors that
are oriented toward the riverfront. The percentage of weather protection for each
building’s ground floor fagade facing Front Street NE and the riverfront is presented below
and detailed on the Building Elevations and Floor Plans in Exhibit B. This standard is met
for Buildings 1, 2, and 3.

Table 3: Ground Floor Weather Protection

- Facing Front Street NE Facing the Riverfront

Planned Building (%): (%):
Building 1 91 56
Building 2 89 59
Building 3 89 59
Food Hall n/a n/a
Winery n/a n/a
Market n/a n/a

As discussed above, the Food Hall, Winery, and Market are classified as continued
development and do not face Front Street NE, but will face a private interior street
instead, and subsequently changes to their facades are not subject to these standards.
Nevertheless, the Food Hall ground floor building facade facing the pedestrian amenities
on-site provides 82 percent weather protection on the southern portion and 98 percent
on the northern portion. The Market ground floor building facade facing the pedestrian
amenities on-site provides 100 percent weather protection. To preserve the historical
integrity of the Winery building, the Consolidated Land Use Application does not include
a plan to provide weather protection on the ground floor facades of the building.

Table 536-6: Pedestrian-Oriented Design

Requirement Standard Limitations & Qualifications
Parking Location

(1) Off-street surface parking areas and vehicle

This standard applies to off- maneuvering areas shall be located behind or beside
street parking areas and Required buildings and structures. Off-street surface parking areas
vehicle maneuvering areas. and vehicle maneuvering areas shall not be located

between a building or structure and a street.

a) When a building is located on property contiguous to
the river and is located between the river and a street, off-
street surface parking areas and vehicle maneuvering
areas may be located between a building and the street
along a maximum of 50 percent of the length of the lot
line abutting a street, provided a three-foot tall,
decorative, sight-obscuring wall is provided between
those areas and the street.

Response: The subject property is located between the Willamette River and Front Street NE. All off-
street surface parking areas and vehicle maneuvering areas are located behind or beside
buildings and structures at the interior of the site. No parking and/or vehicle maneuvering
areas are located between a building and Front Street NE. This criterion is met.
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Requirement

Table 536-6: Pedestrian-Oriented Design

Standard Limitations & Qualifications

Mechanical and Service Equipment

equipment.

This standard applies to
mechanical and service Required

(1) Ground level mechanical and service equipment shall
be screened with landscaping or a site-obscuring fence
or wall. Ground level mechanical and service equipment
shall be located behind or beside buildings.

(2) Rooftop mechanical equipment, with the exception of
solar panels and wind generators, shall be set back or
screened so as to not be visible to a person standing at
ground level 60 feet from the building.

Response:

536.020.

Response:

Chapter 600
600.010.

Response:

600.015.

The mechanical and service equipment is planned to be located within the buildings as
shown on the Preliminary Building Elevations and Floor Plans in Exhibit B. If rooftop
mechanical equipment is required, it will be set back or screened in a manner consistent
with the above standards. These criteria are met.

Design review.

Design review under SRC chapter 225 is not required for development within the MU-
R zone. Multifamily development within the MU-R zone is not subject to design
review according to the multiple family design review standards set forth in SRC
chapter 702.

This application includes multiple-family development in the MU-R zoning district and is

therefore not subject to the Multiple Family Design Review Standards in SRC Chapter 702.
Willamette Greenway
Willamette Greenway Overlay Zone boundary; compatibility review boundary.

(a) Willamette Greenway Overlay Zone boundary. The boundary of the Willamette
Greenway Overlay Zone shall be the Willamette Greenway Boundary, as mapped by
the Oregon Department of Transportation. At the time of annexation, the Willamette
Greenway Overlay Zone shall be automatically applied to any land, or portion thereof,
within the annexed territory that lies within the Willamette Greenway Boundary.

(b) Compatibility Review Boundary. The Compatibility Review Boundary is that area
within the Willamette Greenway Overlay Zone that is located along each bank of the
Willamette River, and lying 150 feet from the ordinary low water line of the Willamette
River.

A portion of the site is within the Willamette Greenway Boundary as shown on the
Preliminary Site Plan in Exhibit A.

Willamette Greenway development permit.
(a) Applicability.

(6)) Except as provided under subsection (a)(2) of this section, no intensification,
change of use, or development within the Willamette Greenway Overlay Zone
shall occur unless a greenway development permit has been issued pursuant
to this chapter.

2) Exceptions. A greenway development permit is not required for:

A) Maintenance of scenic easements acquired under ORS 390.368;
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B)

©

®)

(E)

¥)
(&)

H)

@

)}

X)

@®)

M)

™)

Addition or modification of existing utility lines, wires, fixtures,
equipment, circuits, appliances, and conductors by public or
municipal utilities;

Flood emergency procedures, and maintenance and repair of
existing flood control facilities;

Placement of signs, markers, aids, etc., by a public agency to serve
the public;

Residential accessory uses, such as lawns, gardens, and play areas in
existence prior to June 9, 2004;

Landscaping undertaken in accordance with this chapter;

Storage of material or equipment associated with uses permitted
outright within RA (Residential Agricultural) and RS (Single Family
Residential) Zones, provided that the storage complies with all
applicable provisions of the UDC;

Seasonal increases in gravel operations, subject to any conditions
imposed by law, ordinance, or conditional use approval;

Improvement of a public park, in accordance with an officially
approved master plan and the setback requirements of this chapter;

Alterations of buildings or accessory structures which do not increase
the size or alter the configuration of the building or accessory
structure footprint;

Activities allowed within the underlying zone which are usual and
necessary for the use and enjoyment of an existing residence,
including the modification of existing accessory structures;

Ordinary maintenance and repair of buildings, structures, parking
lots, or other site improvements that were in existence prior to June

9, 2004;

Removal of nuisance or invasive non-native vegetation identified on
the City of Salem Plant List, and consistent with erosion prevention
and sediment control standards in SRC chapter 75; or

Development of a Willamette Greenway trail or access paths,
provided that all development and management standards meet the
requirements of adopted parks management plans.

Response: While a portion of the subject site is located within the Willamette River Greenway
boundary, great care has been taken to design the project in a manner that does not result
in impacts to this area. Planned activities in the Willamette River Greenway boundary
include alterations to existing buildings that do not increase the size or alter the
configuration of building footprints (SRC 600.015[a][2][J]); ordinary maintenance and
repair of buildings that existed prior to June 9, 2024 (SRC 600.015[a][2][L]); and,
development of a Willamette Greenway trail or public access path (SRC 600.015[a][2][N]).
Per SRC 600.015(a)(2), a greenway development permit is not required for this work.
Please see the City’s August 8, 2023, interpretation decision in Exhibit K confirming these

exceptions.

[...]
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600.025

Response:

Response:

Response:

Response:

Development standards

Development within the Willamette Greenway Ovetlay Zone must comply with the
development standards applicable in the underlying zone and the development
standards set forth in this section. The development standards in this section are in
addition to, and not in lieu of, all other applicable development standards in the
underlying zone. Where the development standards in this section conflict with the
development standards applicable in the underlying zone or any other overlay zone,
the development standards in this section shall be the applicable development
standard.

(a) General standards.

1) Existing predominant topographical features of the bank and escarpment
shall be preserved and maintained, with the exception of disturbance
necessary for:

A) The construction or establishment of a water-related, water-
dependent, or river-oriented use or activity; and

B) Measures necessary to reduce existing or potential bank and
escarpment erosion, landslides, or flood hazard conditions.
Existing predominant topographical features of the bank and escarpment will be
preserved and maintained as shown on the Preliminary On-Site Demolition Plan in Exhibit
A. This standard is met.
2) The slope, soil characteristics, and other physiographic conditions existing
within the land area between the ordinary low water line and the Willamette
Greenway Boundary shall be considered to assure that the proposed
intensification, development, or change of use will not adversely affect the
stability of the land area.
As outlined above, only minor improvements (e.g. building maintenance, reducing the
footprint of an existing building, and a public pathway) are planned in the Willamette
River Greenway boundary. A Geotechnical Engineering Report, provided in Exhibit G, was
prepared to ensure that the project would not adversely affect the stability of the land
area. This standard is met.

3 The hydraulic effect of the Willamette River on the bank shall be considered
in the design of any proposed intensification, development, or change of use.

“) The hydraulic and flood carrying capacity of the river shall be considered in
the design of any proposed intensification, development, or change of use.
As outlined above, only minor improvements (e.g. building maintenance, reducing the
footprint of an existing building, and a public pathway) are planned in the Willamette
River Greenway boundary. The hydraulic effect of the Willamette River on the bank and
the flood carrying capacity of the river were considered in the design of the project. This
standard is met.
5) Impact on the riparian buffer resulting from the proposed intensification,
development, or change in use shall be minimized.
The project’s impact on the riparian buffer is minimized to only those actions exempt
from a Willamette Greenway permit as discussed above. This standard is met.

(b) Landscaping.
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Response:

Response:

Response:

Response:

1) Landscaping shall conserve, or if disturbed by the development activity
restore to the greatest extent possible, vegetative cover within the Willamette
Greenway Boundary. Landscaping is not required where it would significantly
interfere with a water-dependent or water-related use or activity.

The planned landscaping as shown on the Preliminary Landscape Plans in Exhibit C will
conserve and restore, to the greatest extent possible, vegetative cover within the
Willamette Greenway Boundary. All new landscaping will be comprised of native species.
This standard is met.

2) Native vegetation removed from the riparian buffer shall be replaced with
native vegetation which is compatible with and enhances the functions of the
riparian buffer.

No native vegetation is planned for removal from the riparian buffer. If native vegetation
is removed from the riparian buffer, it will be replaced with native vegetation that is
compatible with and enhances the functions of the riparian buffer. Additionally, all new
vegetation planned for the site, including that to be placed within the riparian buffer will
be native vegetation as shown on the Preliminary Landscape Plans in Exhibit C. This
standard is met.

3 Trees and shrubs shall be provided as follows:

A) A minimum of one tree shall be provided for every 20 feet of river
frontage.

B) A minimum of one shrub shall be provided for every two feet of river
frontage.

©) All trees and shrubs shall be planted within and generally riverward

of the Willamette Greenway Boundary.
(D) The planting standards included under subsections (b)(3)(A) and (B)

of this section are for calculation purposes only, and do not require
linear planting. Groupings of trees, shrubs, or both are encouraged,
particularly along the riverbank.
As detailed on the Preliminary Landscape Plans in Exhibit C, the project site has +894 feet
of river frontage which requires a minimum of 45 trees (894/20 = 44.7) and 447 shrubs
(894/2 = 447). Forty-three existing trees on-site are located within the Willamette
Greenway Boundary and six additional trees are planned to be planted within the
boundary, providing a total of 49 trees. Additionally, 556 new shrubs are planned to be
provided within the Willamette Greenway Boundary. These standards are met.
“) Areas which are not paved or revetted shall be planted with living ground
cover.
Areas that are not paved or revetted will be planted with living ground cover. This
standard is met.

(c) Water quality.

1) Water quality development standards, generally. In order to protect and
improve water quality within the Willamette Greenway Boundary, a riparian
buffer, as set forth in subsection (c)(2) of this section, along with one or more
of the mitigation measures, as set forth in subsection (c)(3) of this section,
shall be established.
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2) Riparian buffer. A riparian buffer shall be established as set forth in this
subsection.

A) Boundary. The applicant shall establish the riparian buffer boundary
by choosing one of the following two methods:

@) Method 1. Method 1 provides a relatively simple
methodology for establishing a uniform riparian buffer
boundary based on three bank slope measurements. The
three bank slope measurements shall be taken along the
Willamette River, one at each property line and one located
at the center of the property, as determined by measuring
the property line parallel to the Willamette River, and
dividing it by two. Example: A 150-foot property line
adjoining the Willamette River would result in bank slope
measurements starting at the first property line, the 75-foot
mark, and then the other property line. The riparian buffer
boundary pursuant to Method 1 shall be established as set
forth in Table 600-1.

(i) Method 2. Method 2 enables properties with varying bank
slopes to establish a varying riparian buffer boundary
reflecting site conditions and maximizing the area available
for development. Bank slope measurements shall be taken
along the Willamette River spaced at intervals no greater
than 20 feet along ordinary high water line. The riparian
buffer boundary pursuant to Method 2 shall be established
as set forth in Table 600-2.

®3B) When the riparian buffer measures more than 100 feet or 125 feet,
depending on the bank slope, from the ordinary high water line, the
property shall receive credit for meeting the wider riparian buffer
mitigation measure under SRC 600.025(c)(3)(A).

Response: The riparian buffer boundary is shown on the Preliminary Site Plan in Exhibit A. The
boundary was established through Method 2. This standard is met.

3 Mitigation measures. A mitigation plan, to mitigate the effects of any
intensification, development, or change of use, shall be provided based on
one of the following mitigation measures:

Response: Mitigation measure (C) will be utilized to mitigate any effects of the planned
improvements within the Willamette Greenway Boundary, as detailed below.

[...]

©) Off-street parking stormwater quantity and quality. Parking lot
construction which gives consideration to the quantity and quality of
stormwater generated by any new or expanded impervious surface
area may be provided as a mitigation measure when such parking lot
construction complies with the following standards:

@) On-site stormwater detention shall be provided in
accordance with the City's Stormwater Management Design
Standards. On-site retention facilities, with no direct
discharge into the Willamette River, shall be used to the
maximum extent practicable.

(ii) Any new parking lot that creates more than 500 square feet
of impervious surface, or any parking lot that redevelops
more than 500 square feet of impervious surface, may use
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parking area landscaping required under SRC chapter 806 to
manage stormwater from the new or redeveloped area. If
such landscaped area does not allow for adequate sizing of
the stormwater facilities, the applicant may choose one of
following options:

(aa) Increase the landscape area within the parking lot
to accommodate the required stormwater facility
size; or

(bb) Use additional stormwater management facilities,

which may include non-landscaped approaches, to
obtain the required level of treatment.

(iii) Stormwater treatment facilities shall be designed in
accordance with the City's Stormwater Management Design
Standards, or in the absence of specific design criteria
therein, in accordance with generally accepted standards in
the industry. All treatment facilities shall be designed to
remove pollutants, including, but not limited to, principally
settleable solids, total suspended solids, oil, and grease, to
the maximum extent practicable. Any of the following
approaches may be used to remove pollutants:

(aa) Landscape planters;

(bb) Trees;

(cc) Landscape vegetated or grassy swales;
(dd) Vegetative filters;

(ee) Landscape filters;

(ff) Sand filters;

(g2) Permeable or porous pavement;

(hh) Soakage trenches;

(ii) Infiltration trenches;

Gi) Proprietary engineered devices approved by the
Director, when supporting technical information
from the manufacturer is provided including
hydraulic design criteria, particulate removal
efficiency, and operations and maintenance
requirements and schedule; or

(kk) Other site-specific measures sufficient to remove
pollutants to the maximum extent practicable, as
approved by the Director.

>iv) All approved stormwater quantity and quality facilities shall
be carefully and properly designed and subsequently
operated and maintained so as to avoid groundwater
contamination, erosion and off-site sediment transport,
landslide hazards, and other similar concerns identified in
the City's Stormwater Management Design Standards.

Response: A Preliminary Stormwater Report is provided as Exhibit H and details how the stormwater
guantity and quality management is planned to comply with all applicable standards.
These standards are met.
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(d) Structures. All buildings, structures, and exterior mechanical equipment shall be
screened, colored, or surfaced so as to blend with the riparian area. Colors shall be
natural earth or leaf tones. Surfaces shall be non-reflective. Screening shall be sight-
obscuring.

The Food Hall and Market are designed with natural earth and leaf tones as shown on the

Preliminary Building Elevations and Floor Plans in Exhibit B. Additionally, existing
vegetation screens these structures from the river. This standard is met.

(e) Lighting.

(6] Lighting shall not flash, if visible from the Willamette River, and shall not be
focused or oriented onto the surface of the Willamette River.

2 The maximum aggregate intensity of all lighting falling on the surface of the
Willamette River shall not exceed one-tenth foot-candle per square foot.

3) No red or green lights shall be visible from the Willamette River.

“) Notwithstanding any other provision of this section, lighting necessary for
safety of pedestrians may be provided for public or private walkways.

Planned lighting will confirm to the standards of this subsection. Lighting will not be
focused on or oriented onto the surface of the Willamette River. Furthermore, no red or
green lights are planned. The criteria are met.

® Screening of parking and unenclosed storage areas. Parking, loading, and unenclosed
storage areas shall be screened from the Willamette River and from adjacent properties
by:

(6)) A sight-obscuring berm; or

2) A sight-obscuring hedge, a minimum of six feet in height at maturity. Hedges
shall, when planted, be no less than three feet in height and shall be of a
species capable of attaining a minimum height of six feet within three years
after planting.

All parking areas are internal to the site or within parking garages and are therefore
screened from the Willamette River and adjacent properties. No unenclosed storage
areas are planned. These standards are met.

(2) View corridors.

(6)) Whenever right-of-way located wholly or partially within the Willamette
Greenway Overlay Zone is vacated, the City shall retain a scenic easement or
other equivalent interest in the area vacated to provide visual access to the
Willamette River across the entire width of the vacated right-of-way, or for a
width of 30 feet, whichever is less, and along the entire length of the vacated
right-of-way. Subject to approval by the Council, the abutting property owner,
or owners, may substitute an area with equivalent size and dimensions under
like restriction, if the substitute area provides comparable or better visual
access to the Willamette River.

2) The area covered by the scenic easement or other equivalent interest shall be
limited to use for walkways, bicycle paths, and berms or landscaped areas;
provided, however, that within an area of 7.5 feet on either side of the
centerline of the scenic easement or other equivalent interest, landscaping
and berms shall not exceed three feet in height.
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800.020.

No right-of-way that is wholly or partially within the Willamette Greenway Overlay Zone
is planned to be vacated. These standards do not apply.

(h) Public access. Where practical, public access to and along the Willamette River should

be provided by easement, dedicated right-of-way, or other appropriate legal means.

An extension of the Willamette Greenway Path, identified in both the Salem
Comprehensive Park System Master Plan Update and the TSP, will be provided, including
a 10-foot-wide paved walkway within a 10-foot public access easement. This standard is
met.

General Development Standards

Lot standards, generally.

(a) Lot shape and size. In addition to meeting all applicable lot standards of the UDC, all
lots intended for development, as far as practicable, shall be of a size and configuration
so that their net remaining area exclusive of required setbacks, easements, riparian
corridots, and mapped floodplain/floodway boundaries and wetlands is buildable.

As shown on the Tentative Plat in Exhibit A, all lots planned as a part of the Tentative
Subdivision Plan are of a size and configuration that is buildable. This standard is met.

(b) Buildings to be on a lot. Every building or structure shall be entirely located on an
individual lot. Buildings that are attached at a common property line, but which
otherwise meet all requirements of SRC chapter 56 as separate buildings shall be
considered as separate buildings for purposes of this subsection.

All buildings will be entirely located on an individual lot as shown on the Preliminary Site
Plan in Exhibit A. This standard is met.

(c) Side lot lines. As far as is practicable, side lot lines shall run at right angles to the street
upon which the lot faces, except that on curved streets they shall be radial to the curve.

As shown on the Tentative Plat in Exhibit A, all planned side lot lines run at right angles to
Front Street NE. This standard is met.

Designation of lot lines.

(a) Front lot line. The front lot line shall be designated as set forth in this subsection (see
Figure 800-1).

1) Interior lot. For an interior lot, the front lot line shall be the property line
abutting the street.

2) Corner lot. For a corner lot, the front lot line shall be the property line abutting
a street designated by the building permit applicant; provided, however, that
lot dimension standards are met.

3) Double frontage lot. For a double frontage lot, the front lot line shall be the
property line abutting a street designated by the building permit applicant;
provided, however, that lot dimension requirements are met.

“) Flag lot. For a flag lot, the front lot line shall be the outside property line that
is an extension of the flag lot accessway or the property line separating the
flag portion of the lot from the lot between it and the street from which access
is provided to the flag lot, unless the Planning Administrator otherwise
directs, in which case the front lot line shall be set forth in the conditions of
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approval for the tentative plan of the plat, which shall be recorded on deeds
conveying lots.

5) Other lots. In the case of any lot not covered by subsections (a)(1) through (4)
of this section, the front lot line shall be the property line that the
architecturally designed front of the building faces.

(b) Rear lot line. The rear lot line shall be designated as set forth in this subsection (see
Figure 800-2).

1) Generally. For all lots, except those identified in subsection (b)(2) of this
section, the rear lot line shall be the property line that is opposite and most
parallel to, and located the greatest distance from, the front lot line.

2) Trapezoidal, triangular, diamond, or other shaped lots. For trapezoidal,
triangular, diamond, or other shaped lots with a distance between the side lot
lines at the rear of the lot of less than ten feet, the rear lot line for purposes of
determining required setbacks shall be a line ten feet in width drawn between
the side lot lines and located parallel to and at the maximum distance from
the front lot line (see Figure 800-3).

The designated front lot line for planned Lots 1-3, 5, and 6 are those that abut Front Street
NE. The designated front lot line for planned Lot 4 is that line abutting the rear of Lots 1-
3 and Front Street NE. The designated rear lot line of planned Lots 1-3 is that line abutting
the front line of Lot 4 and the rear lot lines of planned Lots 4-6 is that line abutting the

Willamette River. This standard is met.

Solid waste service areas.

Solid waste service areas shall provide for the safe and convenient collection of solid
waste and recyclable and compostable materials by the local solid waste collection
franchisee.

(a) Applicability. Solid waste setvice area design standards shall apply to:

1) All new solid waste, recycling, and compostable service areas, where use of a
solid waste, recycling, and compostable receptacle of one cubic yard or larger
is proposed; and

2) Any change to an existing solid waste service area for receptacles of one cubic
yard or larger that requires a building permit.

New solid waste service areas are planned in Buildings 1, 2, and 3 and within the Food
Hall as shown on the Preliminary Site Plan in Exhibit A and Preliminary Building Elevations
and Floor Plans in Exhibit B. The design standards of this section apply. Because the
applicable provisions of this section do not adequately anticipate the type of relatively
high density urban infill that is planned here, this application includes several adjustments
to the standard solid waste siting and configuration requirements.

The solid waste service areas shown on the Preliminary Site Plan in Exhibit A and
Preliminary Building Elevations and Floor Plans in Exhibit B have been reviewed and
approved by Republic Services (see correspondence in Exhibit M).
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(b) Solid waste receptacle placement standards. All solid waste receptacles shall be placed
at grade on a concrete pad that is a minimum of four inches thick, or on an asphalt
pad that is a minimum of six inches thick. The pad shall have a slope of no motre than
a three percent and shall be designed to discharge stormwater runoff consistent with
the overall stormwater management plan for the site approved by the Director.

1) Pad area. In determining the total concrete pad area for any solid waste
service area:

A) The pad area shall extend a minimum of one foot beyond the sides
and rear of the receptacle; and

3B) The pad area shall extend a minimum three feet beyond the front of
the receptacle.

©) In situations where receptacles face each other, a minimum four feet
of pad area shall be required between the fronts of the facing
receptacles.
The solid waste receptacles will be placed within trash collection rooms in Buildings 1, 2,
and 3, and at the Food Hall as shown on the Preliminary Building Elevations and Floor
Plans in Exhibit B and the Preliminary Site Plan in Exhibit A. The pad area will be concrete
that is a minimum of 4 inches thick. The pad area will be designed to accommodate the
receptacles including extending a minimum of three feet beyond the front of receptacles,
or in cases where they face each other, four feet between the front of the receptacles
facing each other. The pad area may not be able to extend the minimum of one foot
beyond the sides and rear of the receptacles. A Class 2 Adjustment is included in this
Consolidated Land Use Application for the solid waste receptacle and compactor
placement standards. With the requested adjustment, the criteria can be met.

2) Minimum separation.

A) A minimum separation of 1.5 feet shall be provided between the
receptacle and the side wall of the enclosure.
The preliminary placement of the solid waste receptables does not meet the minimum
separation standard as shown on the Preliminary Building Elevations and Floor Plans in
Exhibit B. A Class 2 Adjustment is included in this Consolidated Land Use Application for
the solid waste receptacle and compactor placement standards. With the requested
adjustment, the criteria can be met.
3B) A minimum separation of five feet shall be provided between the
receptacle and any combustible walls, combustible roof eave lines, or
building or structure openings.
No receptacles are planned near any combustible walls, roof eave lines, or building or
structure openings (other than those to those openings to access the receptacles). This
standard does not apply.

3 Vertical clearance.

A) Receptacles two cubic yards or less. Receptacles two cubic yards or
less in size shall be provided with a minimum of eight feet of
unobstructed overhead or vertical clearance for servicing.

3B) Receptacles greater than two cubic yards. Receptacles greater than
two cubic yards in size shall be provided with a minimum of 14 feet
of unobstructed overhead or vertical clearance for servicing;
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provided, however, overhead or vertical clearance may be reduced to
eight feet:

@) For enclosures covered by partial roofs, where the partial
roof over the enclosure does not cover more than the rear
eight feet of the enclosure, as measured from the inside of
the rear wall of the enclosure (see Figure 800-6); or

(i) Where a physical barrier is installed within, and a maximum
of eight feet from the front opening of, the enclosure
preventing the backward movement of the receptacle (see
Figure 800-7).

All receptacles will be rolled out of the trash collection rooms for servicing where there
are no obstructions to overhead or vertical clearance. These standards are met.

(c) Permanent drop box and compactor placement standards.

(0)) All permanent drop boxes shall be placed on a concrete pad that is a minimum
of six inches thick. The pad shall have a slope of no more than one percent
and shall be designed to discharge stormwater runoff consistent with the
overall stormwater management plan for the site approved by the Director.

2) All permanent compactors shall be placed on a concrete pad that is
structurally engineered or in compliance with the manufacturer
specifications. The pad shall have a slope of no more than three percent and
shall be designed to discharge stormwater runoff consistent with the overall
stormwater management plan for the site approved by the Director.

3 Pad area. The pad area shall be a minimum of 12 feet in width. The pad area
shall extend a minimum of five feet beyond the rear of the permanent drop
box or compactor.

“) Minimum separation. A minimum separation of five feet shall be provided
between the permanent drop box or compactor and any combustible walls,
combustible roof eave lines, or building or structure openings.

A trash compactor and associated containers are planned at Buildings 1-3 and the Food
Hall. The compactors/containers will be placed on a concrete pad that complies with
manufacturers specifications, and will be designed for adequate drainage. The compactor
will be setback at least 5 feet from any combustible walls and building openings (see
Preliminary Building Elevations and Floor Plans in Exhibit B). The pad area may not be able
to extend the minimum of five feet beyond the rear of the compactor. A Class 2
Adjustment is included in this consolidated land use application for the solid waste
receptacle and compactor placement standards. With the requested adjustment, the
criteria can be met.

(d) Solid waste service area screening standards.

(6)) Solid waste, recycling, and compostable setvice areas shall be screened from
all streets abutting the property and from all abutting residentially zoned
property by a minimum six-foot-tall sight-obscuring fence or wall; provided,
however, where receptacles, drop boxes, and compactors are located within
an enclosure, screening is not required. For the purpose of this standard,
abutting property shall also include any residentially zoned property located
across an alley from the property.

2 Existing screening at the property line shall satisfy screening requirements if
it includes a six-foot-tall sight-obscuring fence or wall.
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Response: The solid waste rooms are within structures and will be completely screened. This
standard is met.

(e) Solid waste service area enclosure standards. When enclosures are used for required

screening or aesthetics, such enclosures shall conform to the standards set forth in this

subsection. The overall dimensions of an enclosure are dependent upon the number
and size of receptacles the enclosure is designed to accommodate.

(€)) Front opening of enclosure. The front opening of the enclosure shall be
unobstructed and shall be a minimum of 12 feet in width.
Response: The doorways for the trash collection rooms provided in Buildings 1, 2, and 3, and the
Food Hall are 12 feet in width. The standard is met.

2) Measures to prevent damage to enclosure.

A) Enclosures constructed of wood or chain link fencing material shall
contain a minimum four-inch nominal high bumper curb at ground
level located 12 inches inside the perimeter of the outside walls of the
enclosure to prevent damage from receptacle impacts.

(B) Enclosures constructed of concrete, brick, masonry block, or similar
types of material shall contain a minimum four-inch nominal high
bumper curb at ground level located 12 inches inside the perimeter
of the outside walls of the enclosure, or a fixed bumper rail to prevent
damage from receptacle impacts.

© The requirements under subsections I(2)(A) and (B) of this section
shall not apply if the enclosure is designed to be separated:

@) A minimum distance of two feet from the sides of the
container or receptacles; and

(ii) A minimum of three feet from the rear of the container or
receptacles.

Response: The trash collection areas are located within the interior of Buildings 1-3 and the Food
Hall and are not designed as a standalone trash enclosure as intended by this subsection.
Bollards or similar physical barriers will be installed to ensure that the integrity of the
building is not jeopardized by routine solid waste collection activities. To the extent that
these standards apply, they are met.

3) Enclosure gates. Any gate across the front opening of an enclosure shall
swing freely without obstructions. For any enclosure opening with an
unobstructed width of less than 15 feet, the gates shall open a minimum of 120
degrees. For any enclosure opening with an unobstructed width of 15 feet or
greater, the gates shall open a minimum of 90 degrees. All gates shall have
restrainers in the open and closed positions.

Response: Solid waste receptacles are planned to be stored in dedicated trash collection rooms
adjacent to the parking garage for Buildings 1, 2, and 3 and within a trash collection room
in the Food Hall. Each of these rooms will be accessed through roll-up style doors and not
gates. This standard does not apply.

“) Prohibited enclosures. Receptacles shall not be stored in buildings or entirely
enclosed structures unless the receptacles are:

A) Stored in areas protected by an automatic sprinkler system approved
by the City Fire Marshal; or
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B) Stored in a building or structure of a fire resistive Type I or Type ITA
construction that is located not less than ten feet from other buildings
and used exclusively for solid waste receptacle storage.

The solid waste receptacles are planned to be stored in trash collection rooms in Buildings
1, 2, and 3 and within a trash collection room in the Food Hall. The storage rooms in the
buildings will be protected by an automatic sprinkler system approved by the City Fire
Marshal. This standard is met.

® Solid waste service area vehicle access.
1) Vehicle operation area.
A) A vehicle operation area shall be provided for solid waste collection

service vehicles that is free of obstructions and no less than 45 feet in
length and 15 feet in width; provided, however, where the front
opening of an enclosure is wider than 15 feet, the width of the vehicle
operation area shall be increased to equal the width of the front
opening of the enclosure. Vehicle operation areas shall be made
available perpendicular to the front of every receptacle, or, in the case
of multiple receptacles within an enclosure, perpendicular to every
enclosure opening.
Vehicle operation areas are not provided perpendicular to the front of receptacles or the
enclosure opening for each Buildings 1, 2, and 3, and the Food Hall. All receptacles will be
rolled out of the trash collection rooms for servicing. Buildings 1, 2, and 3 will allow a
vehicle operation area parallel to the receptacles rolled out for servicing along the Market
Street Entrance and Belmont Alley which is permitted per SRC Figure 800-9. The Food Hall
vehicle operation area will not meet dimensional requirements. A Class 2 Adjustment is
included in this Consolidated Land Use Application for the solid waste service area vehicle
access. With the requested adjustment, the criterion can be met.

3B) For solid waste service areas having receptacles of two cubic yards or
less, the vehicle operation area may be located:

@) Perpendicular to the permanent location of the receptacle or
the enclosure opening (see Figure 800-8);

(ii) Parallel to the permanent location of the receptacle or the
enclosure opening (see Figure 800-9); or

(iif) In alocation where the receptacle can be safely maneuvered
manually not more than 45 feet into a position at one end of
the vehicle operation area for receptacle servicing.

The solid waste receptacles, as shown on the Preliminary Building Elevations and Floor
Plans in Exhibit B, are not planned to be 2 cubic yards or less. These standards do not

apply.

©) The vehicle operation area may be coincident with a parking lot drive
aisle, driveway, or alley provided that such area is kept free of parked
vehicles and other obstructions at all times except for the normal
ingress and egress of vehicles.
The vehicle operation area will be coincident with the Belmont Alley driveway for
Buildings 2 and 3, the Market Street Entrance driveway for Building 1, and the parking lot

turnaround area for the Food Hall. Except for the normal ingress and egress of vehicles,
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these areas will be kept free of parked vehicles and other obstructions at all times. This
standard is met.
(D) Vertical clearance. Vehicle operation areas shall have a minimum
vertical clearance of 14 feet.
The vehicle operation areas are coincident with Belmont Alley, the Market Street
Entrance, and the turnaround area fronting the Food Hall, which will have a minimum
vertical clearance of 14 feet. This standard is met.
(E) In the event that access to the vehicle operation area is not a direct
approach into position for operation of the service vehicle, a
turnaround, in conformance with the minimum dimension and
turning radius requirements shown in Figure 800-10, shall be
required to allow safe and convenient access for collection service.
All receptacles will be rolled out of the trash collection rooms for servicing. The vehicle
operation areas for Buildings 1, 2, and 3 along the Market Street Entrance and Belmont
Alley provide a direct approach and thus meet this standard. The vehicle operation area
for the Food Hall does not provide a direct approach and cannot meet the minimum
dimensions and turning radius requirements shown in Figure 800-10. A Class 2
Adjustment is included in this Consolidated Land Use Application for the solid waste
service area vehicle access. With the requested adjustment, the criterion can be met.

2) Vehicle operation areas shall be designed so that waste collection service
vehicles are not required to back onto a public street or leave the premises.

The vehicle operation areas do not require waste collection service vehicles to back into
a public street or leave the premises. This standard is met.

3 Vehicle operation areas shall be paved with asphalt, concrete, or other hard
surfacing approved by the Director, and shall be adequately designed, graded,
and drained to the approval of the Director.

Vehicle operation areas will be paved with asphalt or concrete as shown on the
Preliminary Site Plan in Exhibit A. This standard is met.
“) Signs. "No Parking" signs shall be placed in a prominent location on the

enclosure, or painted on the pavement in front of the enclosure or receptacle,
to ensure unobstructed and safe access for the servicing of receptacles.

Signs will be provided as required per this subsection. This standard will be met.

(2) Notice to solid waste collection franchisee. Upon receipt of an application to vary or
adjust the standards set forth in this section, notification and opportunity to comment
shall be provided to the applicable solid waste collection franchisee. Notice required
under this subsection shall be in addition to the notification required for a variance or
adjustment under SRC chapter 300.

Adjustments of the standards set forth in this section are being requested as a part of this

Consolidated Land Use Application. Coordination with Republic Services, confirming their

approval of the Applicant’s planned approach, is provided in Exhibit M. This requirement

is met.
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(2)

(b)

Exterior lighting.

Exterior lighting shall not shine or reflect onto adjacent properties or cast glare onto
the public right-of-way.

Exterior light fixtures shall be located and designed so that the light source, when
viewed at a height of five feet above the ground at a distance of five feet outside the
boundary of the lot, shall be either:

(6)) Completely shielded from direct view; or

2) No greater than five foot-candles in illumination.

Exterior lighting will be adequately shielded to prevent glare onto adjacent properties
and/or rights-of-way in accordance with these standards. This requirement is met.

()

Pedestrian access.

Except where pedestrian access standards are provided elsewhere under the UDC, and
unless otherwise provided in this section, all developments, other than development
of single family, two family, three family, and four family uses, and multiple family
uses subject to SRC Chapter 702, shall include an on-site pedestrian circulation system
developed in conformance with the standards in this section. For purposes of this
section development means the construction of, or addition to, a building or accessory
structure or the construction of, or alteration or addition to, an off-street parking or
vehicle use area. Development does not include construction of, or additions to,
buildings or accessory structures that are less than 200 square feet in floor area.
Development also does not include the installation of electric vehicle charging stations
in existing approved parking lots or vehicle use areas.

This application includes new buildings that are greater than 200 square feet in floor area.
The pedestrian access standards of this section apply and are addressed below.

Pedestrian connections required. The on-site pedestrian circulation system shall
provide pedestrian connectivity throughout the development site as follows:

(6)) Connection between building entrances and streets.

A) Except as otherwise provided in this subsection, a pedestrian
connection shall be provided between the primary building entrance
of each building on the development site and each adjacent street.
Where a building has more than one primary building entrance, a
single pedestrian connection from one of the building's primary
entrances to each adjacent street is allowed; provided each of the
building's primary entrances are connected, via a pedestrian
connection, to the required connection to the street (see Figure 800-
11).

B) Where an adjacent street is a transit route and there is an existing or
planned transit stop along street frontage of the development site, at
least one of the required pedestrian connections shall connect to the
street within 20 feet of the transit stop (see Figure 800-12).

©) A pedestrian connection is not required between the primary
building entrance of a building and each adjacent street if:

@) The development site is a corner lot and the building has a
primary building entrance that is located within 20 feet of|
and has a pedestrian connection to, the property line
abutting one of the adjacent streets; or

(i) The building is a service, storage, maintenance, or similar
type building not primarily intended for human occupancy.
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Response: On-site pedestrian connections are provided between the primary building entrances of
each building and Front Street NE as shown on the Preliminary Site Plan in Exhibit A. This
standard is met.

2) Connection between buildings on the same development site.

A) Except as otherwise provided in this subsection, where there is more
than one building on a development site, a pedestrian connection, or
pedestrian connections, shall be provided to connect the primary
building entrances of all of the buildings.

B) A pedestrian connection, or pedestrian connections, is not required
between buildings on the same development site if:

@) The buildings have a primary building entrance that is
located within 20 feet of, and has a pedestrian connection to,
the property line abutting a street; and

(ii) A public sidewalk within the adjacent street right-of-way
provides pedestrian access between the primary building
entrances; or

(iif) The buildings are service, storage, maintenance, or similar
type buildings not primarily intended for human occupancy.

Response: The on-site pedestrian circulation system connects the primary building entrances of all
buildings as shown on the Preliminary Site Plan in Exhibit A. This standard is met.

A3 Connection through off-street parking areas.

A) Surface parking areas. Except as provided under subsection
(a)(3)(A)(iii) of this section, off-street surface parking areas greater
than 25,000 square feet in size or including four or more consecutive
parallel drive aisles shall include pedestrian connections through the
parking area to the primary building entrance or where there is no
building, through the parking area as provided in this subsection.

@) The pedestrian connections shall be:

(aa) Provided in a minimum amount of either one
connection for every four drive aisles or one
connection for every 250 feet (See Figure 800-13);
provided, however, in no case shall less than one
pedestrian connection be provided. Where the
pedestrian connection requirements of this
subsection result in a fractional number, any
fractional number greater than 0.5 shall be round up
to require an additional pedestrian connection;

(bb) Spaced a minimum of two drive aisles apart; and

(cc) Connected to a pedestrian connection, or
pedestrian connections, that lead to the primary
building entrance. Where there is no building, the
pedestrian connections shall connect to the street
either at the sidewalk or at the public street right-
of-way when there is no sidewalk.

(ii) Where the off-street surface parking area is adjacent to a
street that is a transit route and there is an existing or
planned transit stop along the street frontage of the
development site, at least one of the required pedestrian
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connections shall connect to the street within 20 feet of the
transit stop.

A pedestrian connection provided between a primary
building entrance and a street may be counted as a required
connection through an off-street surface parking area.

Regardless of the size of the off-street parking area,
pedestrian connections are not required through off-street
surface parking areas that have a depth, in all locations, of
not more than 124 feet. For purposes of this subsection,
parking area depth is measured through the parking area
from its outside edge towards the building.

For purposes of this subsection, off-street surface parking
area means:

(aa) An off-street surface parking area that is separated
from other off-street surface parking areas on the
development site by either a driveway, which begins
at the street and extends into the site, or other
physical separation; or

(bb) An off-street surface parking area located in a
separate location on the development site from
other off-street surface parking areas.

On-site pedestrian connections are provided through the off-street parking area that
meet the standards of this subsection, as shown on the Preliminary Site Plan in Exhibit A.

This standard is met.

B)

Parking structures and parking garages. Where an individual floor of
a parking structure or parking garage exceeds 25,000 square feet in
size, a pedestrian connection shall be provided through the parking
area on that floor to an entrance/exit.

The parking garages in Buildings 1, 2, and 3 do not exceed 25,000 square feet. This

standard does not apply.

“)

Connection to existing or planned paths and trails. Where an existing or
planned path or trail identified in the Salem Transportation System Plan
(TSP) or the Salem Comprehensive Parks System Master Plan passes through
a development site, the path or trail shall:

GV

B)

e constructe a a public access easeme o edicatio
B nstructed, and bli ment or dedication
provided; or

When no abutting section of the trail or path has been constructed
on adjacent property, a public access easement or dedication shall be
provided for future construction of the path or trail.

An extension of the Willamette Greenway Path, identified in both the Salem
Comprehensive Park System Plan Update and the City’s TSP, will be provided, including a
10-foot-wide paved walkway within a 10-foot public access easement. The on-site
pedestrian circulation system provides multiple connections to this new path as shown
on the Preliminary Site Plan in Exhibit A. This standard is met.

©)

Connection to abutting properties. Whenever a vehicular connection is
provided from a development site to an abutting property, a pedestrian
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connection shall also be provided. A pedestrian connection is not required,
however:

»)

B)

©

®)

(E)

To abutting properties used for activities falling within the following
use classifications, use categories, and uses under SRC Chapter 400:

@) Single family;

(i) Two family;

(iii) Group living;

@iv) Industrial;

) Infrastructure and utilities; and
(vi) Natural resources.

Where the use of an abutting property has specific security needs that
make providing a connection impractical or undesirable;

Where on-site activities on abutting properties, such as the operation
of trucks, forklifts, and other equipment and machinery would
present safety conflicts with pedestrians;

Where buildings or other improvements on abutting properties
physically preclude a connection now or in the future; or

Where physical conditions of the land, such as topography or existing
natural resource areas, including, but not limited to, wetlands, ponds,
lakes, streams, or rivers, make providing a connection impractical.

Response: The planned extension of the Willamette Greenway Path provides pedestrian access
along the vehicular connection to the northern portion of the subject property as shown
on the Preliminary Site Plan in Exhibit A. No vehicular access is provided to the abutting
property to the south. This standard is met.

(b) Design and materials. Required pedestrian connections shall be in the form of a
walkway, or may be in the form of a plaza. Where a path or trail identified in the Salem
Transportation System Plan (TSP) or Salem Comprehensive Parks System Master Plan
is required, the path or trail shall conform to the applicable standards of the TSP or
Salem Comprehensive Parks System Master Plan in-lieu of the standards in this

subsection.

(6)) Walkways shall conform to the following:

®)

B)

©

Material and width. Walkways shall be paved with a hard-surface
material meeting the Public Works Design Standards, and shall be a
minimum of five feet in width.

Where a walkway crosses driveways, parking areas, parking lot drive
aisles, and loading areas, the walkway shall be visually differentiated
from such areas through the use of elevation changes, a physical
separation, speed bumps, a different paving material, or other similar
method. Striping does not meet this requirement, except when used
in a parking structure or parking garage.

Where a walkway is located adjacent to an auto travel lane, the
walkway shall be raised above the auto travel lane or separated from
it by a raised curb, bollards, landscaping or other physical separation.
If the walkway is raised above the auto travel lane it must be raised a
minimum of four inches in height and the ends of the raised portions
must be equipped with curb ramps. If the walkway is separated from
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Response:

Response:

Response:

Chapter 802

[...]
802.015.

Response:

the auto travel lane with bollards, bollard spacing must be no further
than five feet on center.

2) Wheel stops or extended curbs shall be provided along required pedestrian
connections to prevent the encroachment of vehicles onto pedestrian
connections.

All pedestrian connections and walkways are planned to be paved with a hard-surface
material meeting the Public Works Design Standards, are a minimum of 5 feet in width
and are visually differentiated by using different paving material and a changed elevation
where they cross vehicle use areas. Wheel stops or extended curbs are provided to
prevent encroachment of vehicles as shown on the Preliminary Site Plan in Exhibit A.
These standards are met.

(c) Lighting. The on-site pedestrian circulation system shall be lighted to a level where

the system can be used at night by employees, customers, and residents.

The on-site pedestrian circulation system will be lighted to a level where the system can
be used at night by employees, customers, and residents. This standard will be met.

(d) Applicability of standards to development sites comprised of lots under separate
ownership.

1) When a development site is comprised of lots under separate ownership, the
pedestrian access standards set forth in this section shall apply only to the lot,
or lots, proposed for development, together with any additional contiguous
lots within the development site that are under the same ownership as those
proposed for development.

2) Where the pedestrian access standards of this section would otherwise require
additional pedestrian connections throughout the development site beyond
just the lot, or lots, proposed for development and any contiguous lots under
the same ownership, the required pedestrian connections shall be extended
to the boundaries of the lot, or lots, proposed for development and any
contiguous lots under the same ownership in order to allow for future
extension of required pedestrian connections through the other lots within the
development site in conformance with the standards in this section.

The subject site includes planned lots 1, 2, 3, and 4, as shown on the Tentative Plan in
Exhibit A (which encompass a portion of existing Tax Lot 900 of Marion County Assessor’s
Map 07 3W 22AB) and is not comprised of lots under separate ownership. These

standards do not apply.

Public Improvements

Development to be served by city utilities.

Except as provided under SRC 802.035 and 802.040, all development shall be served by
city utilities designed and constructed according to all applicable provisions of the
Salem Revised Code and the Public Works Design Standards.
The private on-site utilities will be served by city utilities designed and constructed
according to all applicable provisions of the SRC and the Public Works Design Standards.
This requirement is met.
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802.025.

Response:

802.030.

Response:
802.035.

Response:

802.040.

Easements.

Subject to any constitutional limitations, the conveyance or dedication of easements
for city utilities may be required as conditions of development approval. Easements
may be required that are necessary for the development of adjacent properties.
Easements shall, where possible, be centered on, or abut property lines, and shall be
not less than ten feet in width. No building, structure, tree, or other obstruction other
than landscaping shall be located within an easement required by this section.

This provision is understood.

()

(b)

(©)

Utilities to be placed underground.

Except as otherwise provided in this section, all utility service shall be provided by
underground facilities.

In industrial and employment and commercial zones, electrical service may be
provided by overhead wires where underground utility service is unavailable.

Stormwater management shall be provided by above ground and below ground
facilities.

All new utilities will be placed underground as shown on the Preliminary Composite Utility
Plan in Exhibit A. Stormwater management will be provided by above- and below-ground
facilities as shown on the Preliminary On-Site Grading and Drainage Plan in Exhibit A.
Existing overhead transmission mains that are present on-site are not planned to be
placed underground. All new power service to the site will be underground in accordance
with City standards. These requirements are met.

(2)

(®)

Watercourses.

Any modification to a watercourse shall conform to SRC chapter 601 and the Public
Works Design Standards.

Public improvement and maintenance easements for watercourses may be required.
The easements shall, at a minimum, extend 15 feet in each direction from the waterway
centerline, ten feet from the top of a recognizable bank, or a sufficient width to pass
ten-year flood flows or to accommodate the 100-year floodway on a FEMA regulated
stream, whichever is greater. Such easements shall be of a width sufficient to allow
both initial improvements and future maintenance and operations. Larger widths may
be required.

The project does not involve modification of a watercourse. This provision does not apply.

Partitions in areas unserved by city wastewater system.

A partition located more than 300 feet from an available sewer may be approved if the
applicable requirements for partitions located more than 300 feet from an available
sewer contained within SRC chapter 205 are met.

The project does not involve a partition located more than 300 feet from an available
sewer. This provision does not apply.

()

Private stormwater, wastewater, and water systems.

A private stormwater, wastewater, or water system may be approved by the Director if
each of the following conditions are met:

City utilities necessary to serve adjacent properties and to provide needed links in the
overall collection and distribution system are provided.
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Response: City utilities necessary to serve adjacent properties and to provide needed links in the
overall collection and distribution system are provided as shown on the Preliminary
Composite Utility Plan in Exhibit A. This condition is met.

(b) If the system is a water system:

(6)) The water system conforms to the water distribution standards of the City;

2) Except as authorized by state law, water from the system is not submetered
or resold to other parties;

3) Each building under separate ownership has a separate water meter; and

“) The properties served are located within a commercial or an industrial and
employment zone.

Response: A private water distribution system is not being proposed. The on-site water service lines

will be connected to the City water system through the water main located in Front Street
NE, and the on-site service lines will be provided in accordance with City standards. This
provision does not apply.

(c) If the system serves multiple properties under separate ownership:

0]

If the system is a wastewater system, the properties served are located within
a commercial or an industrial and employment zone, and each building under
separate ownership must have a separate wastewater monitoring manhole.
Exceptions to the requirement for monitoring manholes may be granted by
the Director if the owner of the system shows that no proposed use has any
likelihood of discharging hazardous or illegal materials into the City's
wastewater system.

2) An agreement is executed by the utility owner and the owner of the property
setved by the system. The agreement shall be recorded in the deed records of
the applicable county and provide that:

A) The system serving the property is private;

3B) The City has no responsibility to maintain the system;

©) The system will not be accepted by the City unless the system was
constructed in a manner that conforms to the Public Works Design
Standards;

(D) A perpetual right of access to read and maintain the meters and
inspect the system is granted to the City; and

E) Persons served by the system assume responsibility for any repairs
required for the City.

Response: The project does not involve multiple properties under separate ownership. This

provision does not apply.

Chapter 803 Streets and Right-of-Way Improvements.

[...]

803.015. Traffic impact analysis.

(a) Purpose. The purpose of a traffic impact analysis is to ensure that development
generating a significant amount of traffic provides the facilities necessary to
accommodate the traffic impacts of the proposed development.

(b) Applicability. An applicant shall provide a traffic impact analysis if one of the following
conditions exists:
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Response:

Response:

803.020.

(6] The development will generate 200 or more daily vehicle trips onto a local
street or alley, or 1,000 daily vehicle trips onto a collector, minor arterial, major
arterial, or parkway. Trips shall be calculated using the adopted Institute of
Transportation Engineet's Trip Generation Manual. In developments
involving a land division, the trips shall be calculated based on the proposed
development that will occur on all lots that will be created by the land division.

2) The increased traffic resulting from the development will contribute to
documented traffic problems, based on current accident rates, traffic volumes
or speeds, and identified locations where pedestrian and/or bicyclist safety is
a concern.

(©) The City has performed or reviewed traffic engineering analyses that indicate
approval of the development will result in levels of setvice of the street system
that do not meet adopted level of service standards.

A TIA is underway and will be provided as a supplement to this application when

complete. This requirement will be met.

(c) Improvements may be required. On-site and off-site public or private improvements
necessary to address the impacts identified in the traffic impact analysis may be
required as conditions of development approval. Improvements include, but are not
limited to, street and intersection improvements, sidewalks, bike lanes, traffic control
signs and signals, parking regulation, access controls, driveway approach location and
design, and street lighting.

A TIA is underway and will be provided as a supplement to this application when

complete. The pending TIA will suggest what on- and/or off-site improvements are

necessary to respond to anticipated site-generated traffic in a manner that preserves the
safety and performance of public streets and intersections in the project vicinity. This
requirement will be met.

(d) Exception. An exception to the requirement for a traffic impact analysis may be
granted for development that generates more than the trips specified in subsection
(b)(1) of this section if the Director determines the traffic impact analysis is not
necessary to satisfy the purposes set forth in subsection (a) of this section.

The City has determined that a TIA is necessary for the subject application. Subsequently,

a TIA is underway and will be provided as a supplement to this application when

complete.

Public and private streets.

(a) Public streets. Except as provided in subsection (b) of this section, all streets shall be
public streets.

(b) Private streets.

1) Internal streets in subdivisions, partitions, and planned unit developments
may be either public or privately owned; provided that the internal streets may
be required to be public, given the connectivity, size, configuration, location,
and number of lots or dwelling units, and the nature and location of public
and common facilities and proposed uses.

2) Private streets shall conform to this chapter and the Public Works Design
Standards, unless otherwise required by state law.

3) Any subdivision, partition, or planned unit development that includes private
streets shall have recorded covenants, conditions, and restrictions which
provide that all common property owners shall be members of a property
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Response:

803.025.

Response:

Response:

Response:

Response:

owners' association. The covenants, conditions, and restrictions shall, at a
minimum, require that the association be responsible for the perpetual
maintenance and operation of all private streets and related facilities in the
development, including, but not limited to, parking areas, private streets,
privately owned pedestrian/bikeways, and landscape strips. Such association
shall have the power to levy and assess against privately owned property in
the development all necessary costs for maintenance and operation of the
private streets and related facilities.

No new public or private streets are planned as a part of this project. This requirement
does not apply.
Right-of-way and pavement widths.

(a) Except as otherwise provided in this chapter, right-of-way width for streets and alleys
shall conform to the standards set forth in Table 803-1.

Table 803-1: Right-of-Way Width

Right-of-Way Width Limitations & Qualifications
Minor arterial Min. 72 ft.
Min 10 ft.
Alley Max 20 ft.

No new public or private streets or alleys are planned as a part of this project. This
requirement does not apply.

(b) Except as otherwise provided in this chapter, streets shall have an improved curb-to-
curb pavement width as set forth in Table 803-2.

Table 803-2: Pavement Width

Street Type Width Limitations & Qualifications
Minor arterial Min. 46 ft.
Local street Min. 30 ft.

No new public or private streets are planned as a part of this project. This requirement

does not apply.

(c) Additional right-of-way, easements, and improvements may be required to
accommodate the design and construction of street improvement projects due to steep
slopes, soils, water features, wetlands, transit bus bays, and other physical constraints.

Physical constraints that may require additional right-of-way, easements, and

improvements have not been identified and are not anticipated. This requirement does

not apply.

(d) Additional right-of-way and roadway improvements at the intersections of parkways,
major arterial, minor arterial, and collector streets, and at intersections and access
points for high traffic generators, including, but not limited to, shopping centers,
schools, major recreational sites, and office complexes, may be required. The design
of all intersections shall conform to the Public Works Design Standards.

The driveway intersections with Front Street NE are designed to conform to the Public
Works Design Standards. Refer to the planned improvements shown on the Preliminary
Site Plan in Exhibit A. This requirement is met.
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803.035.

(®)

When an area within a subdivision is set aside for commercial or industrial uses, or
where probable future conditions warrant, dedication and improvement of streets to
greater widths than those provided in subsection (a) of this section may be required.

This project does not include areas set aside for future commercial or industrial uses and
no new public or private streets or alleys are planned. This requirement does not apply.

()

(b)

Street spacing.

Streets shall have a maximum spacing of 600 feet from right-of-way line to right-of way
line along one axis, and not less than 120 feet and not more than 400 feet from right-
of-way line to right-of-way line along the other axis.

Street spacing may be increased where one or more of the following exist:

1) Physical conditions preclude streets meeting the spacing requirements.
Physical conditions include, but are not limited to, topography or the
existence of natural resource areas such as wetlands, ponds, streams,
channels, rivers, lakes, or a resource protected by state or federal law.

2) Buildings or other existing development on adjacent lands, including
previously subdivided but vacant lots or parcels, physically preclude streets
meeting the spacing requirements, considering the potential for
redevelopment.

3 An existing public street or streets terminating at the boundary of the
development site exceed the spacing requirements, or are situated such that
the extension of the street or streets into the development site would create a
block length exceeding the spacing requirements. In such cases, the block
length shall be as close to the spacing requirements as practicable.

“) Strict application of the spacing requirements would result in a street network
that is no more beneficial to vehicular, pedestrian, or bicycle traffic than the
proposed street network, and the proposed street network will accommodate
necessary emergency access.

No new public or private streets are planned as a part of this project. These requirements
do not apply.

(@)

Street standards.
All public and private streets shall be improved as follows:

Connectivity. Local streets shall be oriented or connected to existing or planned
streets, existing or planned schools, parks, shopping areas, transit stops, and
employment centers located within one-half-mile of the development. Local streets
shall be extended to adjoining undeveloped properties for eventual connection with
the existing street system. Connections to existing or planned streets and adjoining
undeveloped properties for eventual connection with the existing street system shall
be provided at no greater than 600-foot intervals unless one or more of the following
conditions exist:

1) Physical conditions or the topography, including, but not limited to, freeways,
railroads, steep slopes, wetlands, or other bodies of water, make a street or
public accessway connection impracticable.

2) Existing development on adjacent property precludes a current or future
connection, considering the potential and likelihood for redevelopment of the
adjacent property; or

3 The streets or public accessways would violate provisions of leases,
easements, covenants, restrictions or other agreements existing as of May 1,
1995, that by their terms would preclude a current or future connection.
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®

Improvements. All street improvements, including sub-base, base, pavement, curbs,
sidewalks, and surface drainage shall conform to all provisions of the Salem Revised
Code and the Public Works Design Standards.

Alignment and grade. All streets shall be designed with a vertical alignment that
conforms to the Public Works Design Standards. No grade of parkway, major arterial,
or minor arterial shall exceed six percent. No grade of a collector street shall exceed
eight percent. No grade of a local street shall exceed 12 percent.

Intersections; property line radius.

(0)) Intersections shall conform to the Public Works Design Standards; provided,
however, additional right-of-way and roadway improvements at or adjacent to
the intersections of parkways, major arterials, minor arterials, and collector
streets may be required for intersections and access points for high traffic
generators, including, but not limited to, shopping centers, schools, major
recreational sites, and office complexes.

2) The property line radius at intersections shall be not less than the curbline
radius as set forth in the Public Works Standards.

Cut and fill slopes. Fill slopes shall begin no closer than two feet from the rear edge of
the sidewalk, or if there is no sidewalk, from to the rear edge of the curb. Cut and fill
slopes shall not exceed two horizontal to one vertical, provided that slopes not
exceeding one to one may be approved upon certification by a qualified engineer or
geologist that the slope will remain stable under foreseeable conditions.

Slope easements. Slope easements shall be provided on both sides of the right-of-way
where required by Public Works Design Standards.

Street alignment. Consistent with good engineering practice, street alignment shall,
so far as possible, avoid natural and constructed obstacles, including, but not limited
to, mature trees.

Street trees. Development adjacent to public streets shall provide street trees that meet
the standards and specifications set forth in SRC chapter 86.

Sidewalks.

(6)) Sidewalk construction required. Sidewalks conforming to this chapter, the
Public Works Design Standards, the Americans with Disabilities Act, the
Salem Transportation System Plan, and SRC chapter 78 shall be constructed
as a part of street improvement projects.

2) Sidewalk location; width.

A) Sidewalks shall be located parallel to and one foot from the adjacent
right-of-way; provided, however, on streets having a right-of-way of
50 feet or less, sidewalks shall be located parallel to and abutting the
curb.

®3B) If topography or other conditions make the construction of a
sidewalk impossible or undesirable in a location required by this
subsection, a different location may be allowed.

©) Except as otherwise provided in this subsection, all sidewalks shall
be a minimum of five feet in width.

D) Sidewalks connecting with the direct access to the primary entrance
of a school shall be a minimum of eight feet in width along the right-
of-way for a distance of 600 feet from the point of connection.
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(E) Sidewalks shall have an unobstructed four-foot wide clearance
around street lights, signs, mailboxes, and other streetscape
facilities.

Bicycle facility standards. Streets identified in the Salem Transportation System Plan
Bicycle System Map as requiring a bicycle facility must conform to the designation of
the Salem Transportation System Plan and the Public Works Design Standards.

Utility easements. Public utility easements may be required for all streets. Unless
otherwise specified by the Director, public utility easements shall be a minimum of
ten feet in width on each side of the right-of-way.

Street lights. All subdivisions and partitions, and all development on units of land for
which site plan review is required, shall include underground electric service, light
standards, wiring, and lamps for street lights that conform to the Public Works Design
Standards. The developer shall install such facilities. Upon the City's acceptance of
improvements, the street lighting system shall become the property of the City.

Landscape strips. Landscape strips for signs, street lights, and shade trees shall be
provided that conform to the Public Works Design Standards.

Landscaping. Property owners shall cover at least 75 percent of the unimproved
surface area within the right-of-way abutting the property with perennial living plant
material which conforms to all other requirements of the UDC, and which is kept free
of noxious vegetation.

Transit facilities. Transit stops conforming to the applicable standards of the Salem
Area Mass Transit District shall be constructed and right-of-way dedication, when
necessary to accommodate the transit stop, shall be provided when a transit stop is
identified as being needed by the Transit District in connection with a proposed
development. Where a transit stop is required, on-street parking shall be restricted in
the area of the stop as defined by the Transit District in order to ensure unobstructed
access by transit.

No new public or private streets are planned as a part of this project. Planned frontage

improvements to Front Street NE are illustrated in Exhibit A and have been designed in

consultation with the City of Salem, Oregon Department of Transportation (ODOT) Rail,

and Portland and Western Railroad. Final design of the planned frontage improvements

to Front Street NE is currently under formal review as part of ODOT’s rail diagnostic

program, and a final decision on the roadway design is expected in Fall 2024. The criteria
can be met with the imposition of a condition of approval as follows:

A formal response from ODOT Rail regarding the planned design for
improvements to the Front Street NE frontage is pending at the time of this
decision. In the event that the final design approved by ODOT rail differs from the
design approved in this Application, and where such final design requires
modifications to Applicant’s approved site plan, Applicant shall modify their
plans, as necessary, to accommodate the approved final design for Front St NE.
Applicant acknowledges that, depending on the scope of potential revisions to
future improvements to the Front St NE frontage, that an application to modify
this site plan approval may be required.
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803.040. Boundary streets.

(a) General. Except as otherwise provided in this section, dedication of right-of-way for,
and construction or improvement of, boundary streets of up to one-half of the right-
of-way and improvement width specified in SRC 803.025 shall be required as a
condition of approval for the following:

(6] Subdivisions;

2) Partitions;

3) Planned unit developments;

“) Manufactured dwelling parks; and

5) The construction or enlargement of any building or structure located on
property abutting a boundary street and that requires a building permit under
SRC chapter 56.

b Three-quarter street improvement. If construction of a half-street improvement is
q p p

insufficient to provide for a minimum of one 12-foot-wide travel lane in each direction
or proper street grade, dedication of right-of-way for, and construction or improvement
of, a three-quarter street improvement may be required.

(©) Additional right-of-way and improvements. Dedication and improvement of streets to
greater widths than those provided in SRC 803.025 may be required when:

1) An area within a subdivision is set aside for commercial or industrial uses, or
where probable future conditions warrant.

2) Topographical requirements necessitate either cuts or fills for the proper
grading of the streets, additional right-of-way width or slope easements may
be required to allow for all cut and fill slopes.

3 Additional area is required for stormwater facilities located within the right-
of-way.

(d) Exceptions. Notwithstanding subsections (a) and (b) of this section, the dedication of

right-of-way for, and construction or improvement of, boundary streets is not required
in the following circumstances:

@)

@)

Q)

“)

©)

(©)

Improvement of the boundary street abutting the property is a funded project
in the Five Year Capital Improvement Program;

The construction of a new building or structure in a complex, if the new
building or structure is less than 2,000 square feet. This exception shall be
based on the extent of development existing on December 31, 1995;

The enlargement of any building or structure, if the enlargement results in
less than a 50 percent increase in gross building area. This exception shall be
based on the extent of development existing on December 31, 1995;

The construction or enlargement of any building or structure to be used
entirely for agriculture, the keeping of livestock and other animals, or animal
services, as defined in SRC chapter 400, and which involve no retail sales;

The conversion of, or addition to, an existing single-family detached dwelling
to create a duplex, triplex, or quadplex; or

The construction or enlargement of any building or structure that will
generate less than 20 new vehicle trips per day according to the Institute of
Transportation Engineers' Trip Generation Manual.

(e) Improvement.
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(6] All boundary street improvements shall conform to this chapter and the Public
Works Design Standards.

2) The maximum amount of street widening shall not exceed 17 feet on the
development side, plus curb, gutters, sidewalks, bike lanes, stormwater
facilities, street lights, and signing where appropriate. The minimum
requirement for the opposite side of the centerline is a 12-foot-wide paved
travel lane. The boundary street improvement shall be provided along the full
length of the boundary.

3) If development is proposed for only a portion of a development site or
complex, the boundary street improvement shall be provided as follows:

A) Where the area of development exceeds 25 percent of the total
development site or complex area, the street improvements shall be
the greater of either the actual street frontage of the phase being
developed, or the percentage of street frontage equal to the
percentage of area being developed.

®3B) Where the area of development is equal to or less than 25 percent of
the total development site or complex area, the street improvement
shall be provided in accordance with the following formula:

@) Frontage of Required Street Improvement = Proposed Area
of Development + Area of Undeveloped Site x Total Street
Frontage of Entire Development Site or Complex.

©) As used in this subsection, the term "area of development" means
that area required for structures, setbacks, off-street parking,
landscaping, and any special setbacks.
The Front Street NE right-of-way does not currently meet the minimum width standard
for a Minor Arterial street south of Mission Street. However, due to the presence of the
rail line in Front Street NE, the City has determined that dedicating right-of-way along the
property is not practical.

Planned frontage improvements to Front Street NE are illustrated on the Preliminary
Front St Improvements plan in Exhibit A and have been designed in consultation with the
City of Salem, ODOT Rail, and Portland and Western Railroad. Final design of the planned
frontage improvements to Front Street NE is currently under formal review as part of
ODOT’s rail diagnostic program, and a final decision on the roadway design is expected in
Fall 2024. The criteria can be met with the imposition of the condition of approval
discussed above, under the response to SRC 803.035.

Public accessways.

(a) When necessary for public convenience or safety, public accessways may be required
to connect to cul-de-sac streets, to pass through oddly shaped or unusually long
blocks, to provide for networks of public paths creating access to schools, parks,
shopping centers, mass transportation stops, or other community services, or where it
appears necessary to continue the public walkway into a future subdivision or abutting
property or streets.

(b) Public accessways shall conform to the Public Works Design Standards, and have
width and location as reasonably required to facilitate public use and, where possible,
accommodate utility easements and facilities. Public accessways shall be dedicated on
the plat.
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An extension of the Willamette Greenway Path, identified in both the Salem
Comprehensive Park System Plan Update and the City’s TSP, will be provided, including a
10-foot-wide paved walkway within a 10-foot public access easement. The path will be
designed to conform to the Public Works Design Standards. This requirement is met.

Alternative street standards.
(a) The Director may authorize the use of one or more alternative street standards:

1) Where existing development or physical constraints make compliance with
the standards set forth in this chapter impracticable;

2) Where the development site is served by fully developed streets that met the
standards in effect at the time the streets were originally constructed; or

3) Where topography or other conditions make the construction that conforms
to the standards impossible or undesirable.

(b) Authorization of an alternative street standard may require additional or
alternative right-of-way width, easements, and improvements to
accommodate the design and construction using the alternative standard.

Planned frontage improvements to Front Street NE are illustrated on the Preliminary
Front St Improvements plan in Exhibit A and have been designed in consultation with the
City of Salem, ODOT Rail, and Portland and Western Railroad. Final design of the planned
frontage improvements to Front Street NE is currently under formal review as part of
ODOT’s rail diagnostic program, and a final decision on the roadway design is expected in
Fall 2024.

The City can find that an alternative street standard is appropriate here given the pattern
of existing development, right-of-way constraints, and the presence of the active Portland
and Western Railroad line in Front Street NE. The criteria can be met with the imposition
of the condition of approval discussed above, under the response to SRC 803.035.

Driveway Approaches

Class 2 driveway approach permit.

(a) Required. A Class 2 driveway approach permit is required for:
(€)) A driveway approach onto a parkway, major arterial, or minor arterial;
2) A driveway approach onto a local or collector street providing access to a use

other than single family, two family, three family, or four family;

3) A driveway approach providing access to a corner lot that abuts only local or
collector streets, where the driveway approach will provide access onto the
street with the higher street classification; or

“ Maintenance, repair, or replacement of an existing permitted driveway
approach, which is part of, or needed for, redevelopment of commercial or
industrially zoned property.

(b) Procedure type. A Class 2 driveway approach permit is processed as a Type II
procedure under SRC chapter 300.
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Three commercial driveway approaches are planned onto Front Street NE (classified as a
Minor Arterial) as shown on the Preliminary Site Plan in Exhibit A. Three Class 2 Driveway
Approach Permits are required and included with this Consolidated Land Use Application.
This requirement is met.

(c) Submittal requirements. In lieu of the application submittal requirements under SRC

chapter 300, an application for a Class 2 driveway approach permit shall include the
following:

1) A completed application form.

2 A site plan, of a size and form and in the number of copies meeting the
standards established by the Director, containing the following information:

A) The location and dimensions of the proposed driveway approach;
(B) The relationship to nearest street intersection and adjacent driveway
approaches;

©) Topographic conditions;
(D) The location of all utilities;

(E) The location of any existing or proposed buildings, structures, or
vehicular use areas;

(F) The location of any trees and vegetation adjacent to the location of
the proposed driveway approach that are required to be protected
pursuant to SRC chapter 808; and

(G) The location of any street trees adjacent to the location of the
proposed driveway approach.

(©) Identification of the uses or activities served, or proposed to be served, by the
driveway approach.

“ Any other information, as determined by the Director, which may be required
to adequately review and analyze the proposed driveway approach for
conformance with the applicable criteria.

This application includes the applicable forms, plans, written narrative, and supporting
exhibits. These submittal requirements are met.

(d) Criteria. A Class 2 driveway approach permit shall be granted if:

1) The proposed driveway approach meets the standards of this chapter and the
Public Works Design Standards;
The three planned driveway approaches, shown in the Preliminary Site Plan in Exhibit A,
are intended to meet the applicable Public Works Design Standards. This criterion is met.
2) No site conditions prevent placing the driveway approach in the required
location;
The driveway approaches, shown in the Preliminary Site Plan in Exhibit A, are planned in
the locations shown, in part because no site conditions prevent placing the driveway
approach in the location shown but also because these locations align with existing public
street intersections and will ensure the optimal safety and performance of on- and off-
site pedestrian and vehicle traffic. This criterion is met.

3 The number of driveway approaches onto an arterial are minimized;
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Three driveway approaches are planned onto Front Street NE (a Minor Arterial). The
planned driveways are the minimum necessary to provide safe and convenient access and
circulation to the site for residents, guests, commercial patrons, and fire and emergency
access. Therefore, the project minimizes the number of driveway approaches onto Front
Street NE. This criterion is met.

“) The proposed driveway approach, where possible:

A) Is shared with an adjacent property; or

Further, the planned driveways will jointly serve several commercial and residential uses
located on four separate lots. This criterion is met.

3B) Takes access from the lowest classification of street abutting the
property;
The subject property only abuts one street, Front Street NE; therefore, it is taking access
from the lowest classification of street abutting the property. This criterion is met.

5) The proposed driveway approach meets vision clearance standards;

The Belmont Alley and Gaines Street Entrance driveways meet the vision clearance area
standards in SRC Chapter 805. An alternative vision clearance standard is required for the
Market Street Entrance driveway and included in this Consolidated Land Use Application
as a Class 2 Adjustment. This criterion is met.

(6) The proposed driveway approach does not create traffic hazards and provides

for safe turning movements and access;

The planned driveway approaches are not anticipated to create traffic hazards and will
provide for safe and convenient access/egress to/from the site.

Planned frontage improvements to Front Street NE are illustrated on the Preliminary
Front St Improvements plan in Exhibit A and have been designed in consultation with the
City of Salem, ODOT Rail, and Portland and Western Railroad. Final design of the planned
frontage improvements to Front Street NE is currently under formal review as part of
ODOT’s rail diagnostic program, and a final decision on the roadway design is expected in
Fall 2024. This criterion can be met.
@) The proposed driveway approach does not result in significant adverse
impacts to the vicinity;
The planned driveway approaches are not anticipated to result in significant adverse
impacts. A TIA is currently underway and will be submitted as a supplement to this
application when complete. The TIA will provide evidence to support that the planned
driveways will not result in adverse impacts in the vicinity. This criterion can be met.
®) The proposed driveway approach minimizes impact to the functionality of
adjacent streets and intersections; and
The planned driveway approaches are designed to minimize impact to the functionality
of Front Street NE. The Market Street Entrance and Gaines Street Entrance are planned
to be aligned with the adjacent Market Street and Gaines Street intersections with Front
Street NE to increase functionality. Additionally, a TIA has been initiated by the Applicant
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and is currently underway. The TIA will provide evidence to support whether
improvements are necessary to mitigate any future traffic impacts that are anticipated
from the planned project. This criterion can be met.

) The proposed driveway approach balances the adverse impacts to

residentially zoned property and the functionality of adjacent streets.

The subject property does not abut residentially zoned properties. Therefore, proposed
driveway approaches will not create adverse impacts to residentially zoned property or
the functionality of adjacent streets. This criterion is met.

Access onto major and minor arterials.
(a) Number of driveway approaches.

1) Except as otherwise provided in this chapter, a complex is entitled to one
driveway approach onto a major or minor arterial. Additional driveway
approaches for a complex may be allowed where:

A) A complex has more than 370 feet of frontage abutting a major or
minor arterial;

B) There is a shared access agreement between two or more complexes;
or
©) It is impracticable to serve the complex with only one driveway
approach.
2) Development that is not a complex, and is other than a single family, two

family, three family, or four family use, is entitled to one driveway approach
onto a major or minor arterial where:

A) The driveway approach provides shared access;

®3B) The development does not abut a local or collector street; ©(C)
The development cannot be feasibly served by access onto a
local or collector street.

(©) A single family, two family, three family, or four family use is entitled to one
driveway approach onto a major or minor arterial where:

A) The driveway approach provides access to an existing single family,
two family, three family, or four family use; or

®3B) The driveway approach provides access to a proposed single family,
two family, three family, or four family use on a lot created prior to
March 16, 2022.
The planned project involves three mixed commercial/residential buildings, a Food Hall,
Winery, and Market, and together comprise a complete mixed-use
neighborhood/complex. As a complex, more than one driveway is permitted because the
site has more than 370 feet of frontage on Front Street NE. Shared access will be provided
though cross access easements. Given that the property only has frontage on Front Street
NE, it is not possible, nor safe or convenient, for the site, which includes 371 dwellings
and more than £50,000 square feet of commercial, retail, and office space to be served
by a single access point. Further, Oregon Fire Code requires at least two points of access
for the planned uses.
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The three planned driveway approaches are the minimum amount required to effectively

provide access to the mixed-use neighborhood. This requirement is met.

(b) Traffic volume threshold. No driveway approach onto a major or minor arterial shall
be allowed unless the development generates 30 or more vehicle trips per day or the
driveway approach provides access to a city park or a single family, two family, three
family, or four family use.

The project will generate more than 30 vehicle trips per day, as shown on the TGE Form

provided in Exhibit J. This requirement is met.

(o) Permitted access.

1) Driveway approaches onto major and minor arterials shall only provide access
to a permitted parking or vehicular use area, except where the driveway
approach will provide access to a site controlled by a franchised utility service
provider or a governmental entity.

2) For a corner lot that abuts a local or collector street, the driveway approach
shall provide access to the street with the lower street classification.

(©) No access shall be provided onto a major or minor arterial from a proposed
new single family, two family, three family, or four family use on an existing
lot abutting an alley.

“) No access shall be provided onto a major or minor arterial from a single
family, two family, three family, or four family use constructed as part of a
subdivision or partition.

5) Only forward in/forward out access shall be allowed onto a majot or minor
arterial.

Front Street NE is classified as a Minor Arterial in the City’s TSP. The project does not

involve a new single-, two-, three-, or four-family use. All planned driveway approaches

provide access only to vehicle use areas and parking and are designed to only allow
forward in/forward out access as shown on the Preliminary Site Plan in Exhibit A. These
standards are met.

(d) Spacing. Except for driveway approaches providing access to a single family, two
family, three family, or four family use, driveway approaches onto a major or minor
arterial shall be no less than 370 feet from the nearest driveway or street intersection,
measured from centerline to centerline.

The planned driveway approached are less than 370 apart. As shown on the Preliminary

Site Plan in Exhibit A, the Gaines Street Entrance is +332 feet from the Market Street

Entrance. A Class 1 Adjustment is included in this Consolidated Land Use Application to

reduce the driveway spacing for the Gaines Street Entrance. The Market Street Entrance

and Belmont Alley are #260 feet apart. A Class 2 Adjustment is included in this

Consolidated Land Use Application to reduce the driveway spacing for each of these

driveways. With the requested adjustment, the criterion can be met.

(e) Vision clearance. Driveway approaches onto major and minor arterials shall comply
with the vision clearance requirements set forth in SRC chapter 805.

The vision clearance requirements in SRC Chapter 805 are addressed in this narrative. The

Belmont Alley and Gaines Street Entrance driveways meet the vision clearance area

standards; however, an alternative vision clearance standard is required for the Market
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Street Entrance driveway and included in this Consolidated Land Use Application as a
Class 2 Adjustment. With the requested adjustment, the criterion can be met.

Shared access.

(a) Shared access may be required to serve two or more abutting lots or parcels, when
necessary to mitigate or eliminate traffic impacts or safety concerns. Shared access
may be provided at the request of an applicant; provided, however, that once the
applicant's request has been approved, shared access shall not be eliminated without
first obtaining a Class 2 driveway permit.

(b) Shared access shall conform to this chapter and the Public Works Design Standards,
and shall be provided by permanent irrevocable easements that are recorded in the
appropriate county.

(©) Lots and parcels shall be permitted to use temporary direct access onto a street until
permanent shared access has been established.

All of the driveways are planned to provide shared access through cross access easements
that conform to this chapter and the Public Works Design Standards. These standards are
met.

Driveway approach development standards.
Driveway approaches shall conform to the following development standards:

(a) Design and construction. Driveway approaches shall be designed and constructed in
conformance with this chapter and the Public Works Design Standards.

The driveway approaches are designed and will be constructed in conformance with this
chapter and the Public Works Design Standards. This standard is met.

(b) Width.

@ Driveway approach width for single family, two family, three family, and four
family uses. Driveway approaches serving single family, two family, three
family, and four family uses shall conform to the minimum and maximum
widths set forth in Table 804-1.

2) Driveway approach width for uses other than single family, two family, three

family, and four family. Driveway approaches serving uses other than single
family, two family, three family, and four family shall conform to the
minimum and maximum widths set forth in Table 804-2.

Table 804-2: Driveway Approach Width for Uses Other Than Single Family, Two

Family, Three Family, or Four Family
Width

Minimum Maximum

Type of Driveway

One-way driveway approach 12 ft. 20 ft.

Two-way driveway approach 22 ft. 40 ft.

3) Measurement. For purposes of this subsection, driveway approach width shall
be determined by measurement of the paved surface of the driveway at the
property line.
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Belmont Alley is planned to be a one-way driveway approach and 13 feet in width. The

Market Street Entrance is planned for two-way traffic and 26 feet in width. These

driveway approaches meet the width standards as shown on the Preliminary Site Plan in

Exhibit A. The Gaines Street Entrance is currently planned for one-way traffic and 24 feet

in width. Although the driveway is currently planned for one-way traffic, the intent is for

it to be converted to two-way traffic when the lots to the north are improved.

Additionally, parking is provided on either side of the entrance, which requires a minimum

aisle width of 24 feet. This Consolidated Land Use Application includes a Class 1

Adjustment to increase the maximum width for a one-way driveway approach. With the

requested adjustment, the criteria can be met.

(c) Marking and signage. Where required by the Public Works Design Standards,
driveway approaches shall be clearly marked or signed and maintained in
conformance with the Public Works Design Standards.

Driveway approaches will be clearly marked or signed and maintained in conformance

with the Public Works Design Standards. This standard is met.

Vision Clearance

Vision clearance areas.

Vision clearance areas that comply with this section shall be provided at the corners
of all intersections; provided, however, vision clearance areas are not required in the
Central Business (CB) Zone.

[...]

(b) Intersections with driveways, flag lot accessways, and alleys. Vision clearance areas at
intersections of streets and driveways, streets and flag lot accessways, streets and
alleys, and alleys and driveways shall comply with the following:

1) Driveways.

A) Driveways serving single family and two family uses. Driveways
serving single family and two family uses shall have a vision
clearance area on each side of the driveway. The vision clearance area
shall have ten-foot legs along each side of the driveway, and ten-foot
legs along the intersecting street or alley (see Figure 805-4).

(B) Driveways serving uses other than single family and two family.
Driveways serving uses other than single family and two family shall
have a vision clearance area on each side of the driveway. The vision
clearance area shall have ten-foot legs along the driveway and 50-foot
legs along the intersecting street or alley (see Figure 805-5).
The Market Street and Gaines Street Entrances are subject to this standard. Vision
clearance triangles with 10-foot legs along each side of the driveway and 50-foot legs
along Front Street NE are shown on the Preliminary Site Plan in Exhibit A. The Gaines
Street Entrance meets this standard. The Market Street Entrance has a small portion of
Buildings 1 and 2 within the vision clearance triangle. Alternative vision clearance
standards for the Market Street Entrance are being requested as a part of this
Consolidated Land Use Application. With the requested adjustment, the criterion can be
met.
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(©) Alleys. Alleys shall have a vision clearance area on each side of the alley. The
vision clearance area shall have ten-foot legs along the alley and ten-foot legs
along the intersecting street (see Figure 805-8).

The Belmont Alley driveway provides 10-foot-by-10-foot vision clearance triangles as
shown on the Preliminary Site Plan in Exhibit A. This standard is met.

“4) Measurement. The legs of a vision clearance area shall be measured along the
right-of-way line and along the intersecting driveway, flag lot accessway, or
alley.

Vision clearance triangle according to this measurement method are provided on the
Preliminary Site Plan in Exhibit A.

Obstructions to vision prohibited.

Except as otherwise provided in this section, vision clearance areas shall be kept free
of temporary or permanent obstructions to vision from 30 inches above curb level to
8.5 feet above curb level; provided, however, where there is no curb, the height shall
be measured from the street shoulder. As used in this section, temporary or permanent
obstruction includes any obstruction located in the right-of-way adjacent to the vision
clearance area.

(a) The following obstructions may be placed in a vision clearance area, unless the
cumulative impact of the placement results in an obstruction to vision:

1) A column or post, so long as the column or post does not create a visual
obstruction greater than 12 inches side-to-side.

2) Utility poles and posts, poles, or supporting members of street signs, street
lights, and traffic control signs or devices installed by, or at the direction of,
the Public Works Department or any other public agency having jurisdiction
over the installation.

3) On-street parking.

(b) Trees. Trees may be planted within a vision clearance area provided they are a species
listed on the parks approved street tree list, and they comply with the following:

1) The planting area is sufficient to support the tree when mature.
2) The tree will not interfere with overhead utilities.
3) The tree is a species that can be trimmed/pruned to provide necessary
visibility.
(©) Nothing in this chapter shall be deemed to waive or alter any requirements relating to

setbacks or landscaping in the UDC. In the event of a conflict between the standards

of this chapter and another chapter of the UDC, the standards in this chapter shall

control.
No obstructions are planned within the vision clearance areas as shown on the
Preliminary Site Plan in Exhibit A, except for the buildings within the required vision
clearance area for the Market Street Entrance driveway. An alternative vision clearance
standard will be requested for this driveway as detailed in this narrative. The Class 2
Adjustment for alternative vision clearance standards is included in this Consolidated
Land Use Application. With the requested adjustment, the criterion can be met.
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Alternative standards.

Alternative vision clearance standards that satisfy the purpose of this chapter, and that
are consistent with recognized traffic engineering standards, may be approved where
avision clearance area conforming to the standards of this chapter cannot be provided
because of the physical characteristics of the property or street, including, but not
limited to, grade embankments, walls, buildings, structures, or irregular lot shape, or
where the property has historic neighborhood characteristics, including, but not
limited to, established plantings or mature trees, or buildings or structures constructed
before 1950. Alternative vision clearance standards shall be approved through a Class
2 Adjustment under SRC chapter 250.

The Market Street Entrance driveway cannot meet the vision clearance standards of this
section; therefore, alternative vision clearance standards are being requested through a
Class 2 Adjustment, which is included in this Consolidated Land Use Application. Refer to
the responses to SRC Chapter 250 in this narrative.

Off-Street Parking, Loading and Driveways

Amount off-street parking.
(a) Maximum off-street parking.

(6)) 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.
Table 806-1: Maximum Off-Street Parking
Maximum Number of Off-
Use Street Parking Spaces Limitations & Qualifications
Allowed
1.2 per dwelling unit Applicable to studio units
Multiple famil i
p y 175 per dwelling unit Applicable to all other

dwelling units

Eating and drinking 1 per 175 sq. ft

establishments
Retail sales 1 per 200 sq. ft.
Office 1 per 250 sq. ft.

As detailed on the Preliminary Site Plan in Exhibit A, 356 off-street vehicle parking spaces
are planned to be provided. The maximum vehicle parking permitted for the site is +910
((1.75*371 dwellings = 649.25 parking spaces) + (30,859/175 = 176.34) + (12,149/200 =
60.75) + (5,880/250 = 23.52) = 909.86). This standard is met.

(b) Compact parking. Up to 75 percent of the off-street parking spaces provided on a
development site under this chapter may be compact parking spaces.

A total of 356 off-street parking spaces are provided on the site as shown on the

Preliminary Site Plan in Exhibit A. Twenty-four compact spaces (6.74 percent) are

provided. This standard is met.
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(©) Carpool and vanpool parking. New developments with 60 or more off-street parking
spaces, and falling within the public services and industrial use classifications, and the
business and professional services use category, shall designate a minimum of five
percent of their total off-street parking spaces for carpool or vanpool parking.

The Cannery is a mixed-use neighborhood containing residences, eating and drinking

establishments, and retail and office space, none of which fall within the Public Services

and Industrial use classification. A portion (+24 percent) of the mixed commercial tenant
spaces in Buildings 1, 2, and 3 will include office space, which falls under The Business And

Professional Services use category. The Cannery will provide 356 off-street parking spaces

for the entire site. A Class 2 Adjustment is included in this Consolidated Land Use

Application to reduce the amount of required carpool and vanpool parking. With the

requested adjustment, the criterion can be met.

(d) Required electric vehicle charging spaces. For any newly constructed building with
five or more dwelling units on the same lot, including buildings with a mix of
residential and nonresidential uses, a minimum of 40 percent of the off-street parking
spaces provided on the site for the building shall be designated as spaces to serve
electrical vehicle charging. In order to comply with this subsection, such spaces shall
include provisions for electrical service capacity, as defined in ORS 455.417.

The project will include provisions for electrical service capacity for electric vehicle (EV)

charging spaces, as defined in ORS 455.417. Final EV-ready stall location and conduit

placement will be coordinated with the project electrician at the time of building permit
submittal. This requirement will be met.

Method of providing off-street parking.

(a) General. If provided, off-street parking shall be accommodated through one or more
of the following methods:

1) Ownership. Ownership in fee by the owner of the property served by the
parking;
2) Easement. A permanent and irrevocable easement appurtenant to the

property served by the parking;
3) Lease Agreement. A lease agreement;

“) Lease or rental agreement in parking structure. A lease or rental agreement in
an off-street parking facility established pursuant to ORS 223.805 to 223.845.
Parking for residents, guests, and commercial operators and their patrons is currently
anticipated to be provided via lease and rental agreement and via shared parking
easements. The criterion is met.

Off-street parking and vehicle use area development standards for uses or activities
other than single family and two family.

Unless otherwise provided under the UDC, off-street parking and vehicle use areas,
other than driveways and loading areas, for uses or activities other than single family
and two family shall be developed and maintained as provided in this section.

(a) General applicability. The off-street parking and vehicle use area development
standards set forth in this section shall apply to:

1) The development of new off-street parking and vehicle use areas;
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2) The expansion of existing off-street parking and vehicle use areas, where
additional paved sutface is added;

A3 The alteration of existing off-street parking and vehicle use areas, where the
existing paved surface is replaced with a new paved surface; and

“) The paving of an unpaved area.

This application includes new off-street parking and vehicle use areas. The standards in
this section apply.

(b) Location.

(6)) Generally. Off-street parking and vehicle use areas shall not be located within
required setbacks.

No off-street parking and vehicle use areas are located within the required setbacks, as
shown on the Preliminary Site Plan in Exhibit A. This standard is met.

2) Carpool and vanpool parking. Carpool and vanpool parking shall be located
so it is the closest employee parking to the building entrance normally used
by employees; provided, however, it shall not be located closer than any
parking designated for disabled parking.

No carpool or vanpool parking is planned. This standard does not apply.

3) Underground parking. Off-street parking may be located underground in all
zones, except the RA and RS zones. Such underground parking may be
located beneath required setbacks; provided, however, no portion of the
structure enclosing the underground parking shall project into the required
setback, and all required setbacks located above the underground parking
structure shall be landscaped as otherwise required under the UDC.

Underground parking is not planned. This standard does not apply.

(c) Perimeter setbacks and landscaping.
1@ Perimeter setbacks and landscaping, generally.
A) Perimeter setbacks. Perimeter setbacks, as set forth in this

subsection, shall be required for off-street parking and vehicle use
areas abutting streets, abutting interior front, side, and rear property
lines, and adjacent to buildings and structures. Perimeter setbacks
for parking garages are set forth under subsection (c)(5) of this
section. Perimeter setbacks are not required for:

@) Off-street parking and vehicle use areas abutting an alley.
(ii) Vehicle storage areas within the IG zone.
(iii) Temporary and seasonal gravel off-street parking areas,

approved pursuant to SRC chapter 701, abutting
nonresidential zones, uses or activities other than household
living, or local streets.

@iv) Gravel off-street parking areas, approved through a
conditional use permit, abutting nonresidential zones, uses
or activities other than household living, or local streets.

) Underground parking.

AKS
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Landscaped perimeter setbacks are provided for all off-street parking and vehicle use
areas as set forth in this subsection as shown on the Preliminary Landscape Plans in
Exhibit C. These requirements are met.

@

Perimeter setbacks and landscaping abutting streets. Unless a greater setback
is required elsewhere within the UDC, off-street parking and vehicle use areas
abutting a street shall be setback and landscaped according to one the
methods set forth in this subsection. Street trees located along an arterial
street may be counted towards meeting the minimum required number of
plant units.

A) Method A. The off-street parking and vehicle use area shall be
setback a minimum of ten feet (see Figure 806-1). The setback shall
be landscaped according to the Type A standard set forth in SRC
chapter 807.

The off-street parking area along the Gaines Street Entrance abuts Front Street NE. A 10-
foot setback landscaped according to the Type A standard is provided as shown on the
Preliminary Landscape Plans in Exhibit C. The criterion is met.

©))

[.]

Perimeter setbacks and landscaping abutting interior front, side, and rear
property lines. Unless a greater setback is required elsewhere within the UDC,
off-street parking and vehicle use areas abutting an interior front, side, or rear
property line shall be setback a minimum of five feet (see Figure 806-5). The
setback shall be landscaped according to the Type A standard set forth in SRC
chapter 807.

The off-street vehicle use areas are set back from all property lines by a minimum 5-foot-
wide landscape strip planted to the Type A standards as shown on the Preliminary
Landscape Plans in Exhibit C. This requirement is met.

“)

Setback adjacent to buildings and structures. Except for drive-through lanes,
where an off-street parking or vehicular use area is located adjacent to a
building or structure, the off-street parking or vehicular use area shall be
setback from the exterior wall of the building or structure by a minimum five-
foot-wide landscape strip, planted to the Type A standard set forth in SRC
chapter 807, or by a minimum five-foot-wide paved pedestrian walkway (see
Figure 806-6). A landscape strip or paved pedestrian walkway is not required
for drive-through lanes located adjacent to a building or structure.

The off-street vehicle use areas are set back from all buildings by a minimum 5-foot-wide
landscape strip planted to the Type A standards and/or a minimum 5-foot-wide
pedestrian walkway as shown on the Preliminary Landscape Plans in Exhibit C. This
requirement is met.

®)

Perimeter setbacks and landscaping for parking garages. Perimeter setbacks
and landscaping as set forth in subsection (c) of this section shall be required
for parking garages; provided, however, perimeter setbacks and landscaping
are not required for:

A) Any portion of a parking garage with frontage on a street and
containing ground floor uses or activities other than parking.

B) Any parking garage within an industrial zone, public zone, or
commertcial zone, other than a CO zone, that abuts an interior front,
side, or rear property line where there is no required building setback.

AKS
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©) Any parking garage abutting an alley.

Response: Parking garages are planned within Buildings 1, 2, and 3, which contain ground floor uses
other than parking. This requirement does not apply.
(d) Interior landscaping.
1) Interior landscaping, generally. Interior landscaping, as set forth in this

subsection, shall be required for off-street parking areas 5,000 square feet or
greater in size; provided, however, interior landscaping is not required for:

A) Vehicle storage areas.
3B) Vehicle display areas.

© Temporary and seasonal gravel off-street parking areas, approved
pursuant to SRC chapter 701.

(D) Gravel off-street parking areas, approved through a conditional use
permit.

(E) Underground parking.
¥) Parking garages.

Response: The off-street parking areas on-site total +27,672 square feet. Interior landscaping is
required and will be provided as set forth in this section.

) Minimum percentage of interior landscaping required. Interior landscaping
shall be provided in amounts not less than those set forth in Table 806-4. For
purposes of this subsection, the total interior area of an off-street parking area
is the sum of all areas within the perimeter of the off-street parking area,
including parking spaces, aisles, planting islands, corner areas, and curbed
areas, but not including interior driveways. Perimeter landscaped setbacks
and required landscape strips separating off-street parking areas from
buildings and structures shall not count towards satisfying minimum interior
landscaping requirements.

Table 806-4: Minimum Off-Street Parking Area Turnaround Dimensions

Total Interior Area of Off- "

Street Patking Area Percentage Required to be Landscaped
Less than 50,000 sq. ft. Min. 5%
50,000 sq. ft. and greater Min. 8%

Response: The total interior area of the off-street parking area is +28,050 square feet requiring a
minimum 5 percent of landscaping. The amount of interior landscaping proposed is 2,049
square feet or 7.3 percent (2,049/28,050 = 0.073) as shown on the Preliminary Landscape
Plans in Exhibit C. This standard is met.

(©) Trees. A minimum of one deciduous shade tree shall be planted for every 12
patking spaces within an off-street patking area. Trees may be clustered
within landscape islands or planter bays, and shall be distributed throughout
the off-street parking area to create a canopy effect and to break up expanses
of paving and long rows of parking spaces.

Response: A minimum of one deciduous shade tree will be planted for every 12 parking spaces within
the off-street parking areas on-site as shown on the Preliminary Landscape Plans in
Exhibit C. Six trees are provided within the off-street parking area, which exceeds the
required 5 trees (58parking spaces/12 = 4.83). This standard is met.
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Response:

Response:

Response:

“) Landscape islands and planter bays. Landscape islands and planter bays shall
have a minimum planting area of 25 square feet, and shall have a minimum
width of five feet (see Figure 806-7).
All landscape islands and planter bays meet the dimensions of this standard as shown on
the Preliminary Landscape Plans in Exhibit C. This standard is met.
(e) Off-street parking area dimensions. Off-street parking areas shall conform to the

minimum dimensions set forth in Table 806-5; provided, however, minimum off-street
parking area dimensions shall not apply to:

1) Vehicle storage areas.
2) Vehicle display areas.
As shown in the Preliminary Site Plan in Exhibit A and the Preliminary Building Elevations

and Floor Plans in Exhibit B, all parking spaces are planned to meet the minimum
dimensional standards set forth in Table 806-6. This standard is met.

® Off-street parking area access and maneuvering. In order to ensure safe and
convenient vehicular access and maneuvering, off-street parking areas shall:

1) Be designed so that vehicles enter and exit the street in a forward motion with
no backing or maneuvering within the street; and

2) Where a drive aisle terminates at a dead-end, include a turnaround area as
shown in Figure 806-9. The turnaround shall conform to the minimum
dimensions set forth in Table 806-6.

Table 806-6: Minimum Off-Street Parking Area Turnaround Dimensions

Aisle Width Turnaround Dimensions
A B C D
24 ft. or less 15 ft. 9 ft. 6 ft.

As shown in the Preliminary Land Use Plans in Exhibit A, parking lot access and
maneuvering is planned to meet the standards for safe and convenient vehicular access
and maneuvering. No backing or maneuvering will be required within the street, and
when drive aisles terminate at a dead end, a turnaround area is provided with the
minimum dimensional standards set forth in Table 806-7. This standard is met.

(2) Grade. Off-street parking and vehicle use areas shall not exceed a maximum grade of
ten percent. Ramps shall not exceed a maximum grade of 15 percent.

Off-street parking and vehicle use areas will not exceed a maximum grade of 10 percent

as shown on the Preliminary Site Grading and Drainage Plan. This standard is met.

(h) Surfacing. Off-street parking and vehicle use areas shall be paved with a hard surface
material meeting the Public Works Design Standards; provided, however, up to two
feet of the front of a parking space may be landscaped with ground cover plants (see
Figure 806-9). Such two-foot landscaped area counts towards meeting interior off-

street parking area landscaping requirements, but shall not count towards meeting
perimeter setbacks and landscaping requitements. Paving is not required for:

(€] Vehicle storage areas within the IG zone.

2) Temporary and seasonal gravel off-street parking areas, approved pursuant to
SRC chapter 701.

3) Gravel off-street parking areas, approved through a conditional use permit.

AKS
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Response:

Response:

Response:

Response:

As shown on the Preliminary Site Plan in Exhibit A, all off-street parking and vehicle use

areas are planned to be paved with hard surface material. This standard is met.

@) Drainage. Off-street parking and vehicle use areas shall be adequately designed,
graded, and drained according to the Public Works Design Standards, or to the
approval of the Director.

A Preliminary On-Site Grading and Drainage Plan is provided in Exhibit A and a Preliminary

Stormwater Report is provided in Exhibit H. All drainage is designed to meet the Public

Works Design Standards. This standard is met.

G) Bumper guards or wheel barriers. Off-street parking and vehicle use areas shall include
bumper guards or wheel barriers so that no portion of a vehicle will overhang or project
into required setbacks and landscaped areas, pedestrian accessways, streets or alleys,

or abutting property; provided, however, bumper guards or wheel barriers are not
required for:

(€] Vehicle storage areas.
2) Vehicle sales display areas.

Bumper guards or wheel barriers are provided for all off-street parking and vehicle use
areas as shown on the Preliminary Site Plan in Exhibit A. This standard is met.

(k) Off-street parking area striping. Off-street parking areas shall be striped in
conformance with the off-street parking area dimension standards set forth in Table
806-6; provided, however, off-street parking area striping shall not be required for:

(€)) Vehicle storage areas.
2) Vehicle sales display areas.

3) Temporary and seasonal gravel off-street parking areas, approved pursuant to
SRC chapter 701.

“) Gravel off-street parking areas, approved through a conditional use permit.

As shown on the Preliminary Site Plan in Exhibit A, off-street parking areas will be striped
in accordance with the standards of this section.
()] Marking and signage.
(€)) Off-street parking and vehicle use area circulation. Where directional signs
and pavement markings are included within an off-street parking or vehicle

use area to control vehicle movement, such signs and marking shall conform
to the Manual of Uniform Traffic Control Devices.

2) Compact parking. Compact parking spaces shall be clearly marked indicating
the spaces are reserved for compact parking only.

3) Carpool and vanpool parking. Carpool and vanpool parking spaces shall be
posted with signs indicating the spaces are reserved for carpool or vanpool
use only before 9:00 a.m. on weekdays.

All applicable marking and signage will be provided and conform to the Manual of
Uniform Traffic Control Devices (MUTCD). This standard is met.
(m) Lighting. Lighting for off-street parking and vehicle use areas shall not shine or reflect

onto adjacent residentially zoned property, or property used for uses or activities
falling under household living, or cast glare onto the street.

AKS
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Response:

806.040.

Response:

Response:

Response:

No on-site lighting will shine or reflect on uses falling under household living or cast glare
onto the street. This standard will be met.

(n) Off-street parking area screening. Off-street parking areas with more than six spaces
shall be screened from abutting residentially zoned property, or property used for uses
or activities falling under household living, by a minimum six-foot-tall sight-obscuring
fence, wall, or hedge; provided, however, screening is not required for vehicle storage
areas within the IG zone.

The subject property does not abut residentially zoned property or property used for uses
or activities falling under household living. This standard does not apply.
Driveway development standards for uses or activities other than single family or two
family.

Unless otherwise provided under the UDC, driveways for uses or activities other than
single family or two family shall be developed and maintained as provided in this
section.

(a) Access. Off-street parking and vehicle use areas shall have either separate driveways
for ingress and egress, a single driveway for ingress and egress with an adequate
turnaround that is always available, or a loop to the single point of access. The
driveway approaches to the driveways shall conform to SRC chapter 804.

Three driveways for ingress and egress are provided for the site. The driveway approach
standards in SRC Chapter 804 are addressed in this narrative. This standard is met.

(b) Location. Driveways shall not be located within required setbacks except where:
(6)) The driveway provides direct access to the street, alley, or abutting property.
2) The driveway is a shared driveway located over the common lot line and

providing access to two or more uses.
The planned driveways are not located within required setbacks. This standard is met.

(©) Setbacks and landscaping.

(6)) Perimeter setbacks and landscaping, generally. Perimeter setbacks and
landscaping as set forth in this subsection shall be required for driveways
abutting streets and abutting interior front, side, and rear property lines;
provided, however, perimeter setbacks and landscaping are not required

where:

A) The driveway provides direct access to the street, alley, or abutting
property.

(B) The driveway is a shared driveway located over the common lot line

and providing access to two or more uses.

As shown on the Preliminary Site Plan in Exhibit A, the planned driveways will provide
direct access to the street. Therefore, perimeter setbacks and landscaping are not
required at the planned driveway locations.

2) Perimeter setbacks and landscaping abutting streets. Unless a greater setback
is required elsewhere within the UDC, driveways abutting a street shall be
setback and landscaped according to the off-street parking and vehicle use
area perimeter setbacks and landscaping standards set forth under SRC
806.035(c)(2).
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Response:

Response:

Response:

Response:

806.045.

The planned driveways do not abut Front Street NE; they provide direct access to the
street. This standard does not apply.

3 Perimeter setbacks and landscaping abutting interior front, side, and rear
property lines. Unless a greater setback is required elsewhere within the UDC,
driveways abutting an interior front, side, or rear property line shall be setback
a minimum of five feet. The setback shall be landscaped according to the
Type A standard set forth in SRC chapter 807.

The planned driveways do not abut interior front, side, or rear property lines. They are
separated by parking and/or pedestrian walkways with landscaping. This standard does
not apply.

(d) Dimensions. Driveways shall conform to the minimum width set forth in Table 806-7.

Table 806-7: Minimum Driveway Width

s R Width Inside Radius of Cutves &
Corners
One-Way Driveway 12 . 25 ft., measured at curb or
pavement edge
Two-Way Driveway 2 ft. 25 ft., measured at curb or
pavement edge

Belmont Alley will serve one-way traffic and is 13 feet in width. The Market Street

Entrance will serve two-way traffic and is 26 feet in width. The Gaines Street Entrance will

serve one way traffic and is 24 feet in width. This standard is met.

(e) Surfacing. All driveways shall be paved with a hard surface material meeting the Public
Works Design Standards.

All driveways are planned to be paved with hard surface material meeting the Public

Works Design Standards. This standard is met.

® Drainage. Driveways shall be adequately designed, graded, and drained according to
the Public Works Design Standards, or to the approval of the Director.

A Preliminary On-Site Grading and Drainage Plan is provided in Exhibit A and a Preliminary

Stormwater Report is provided in Exhibit H. All drainage is designed to meet the Public

Works Design Standards. This standard is met.

(2) ""No Parking' signs. Driveways shall be posted with one "no parking" sign for every
60 feet of driveway length, but in no event shall less than two signs be posted.

No parking signs will be provided along Belmont Alley and the Market Street Entrance as

applicable. Parking is provided along the Gaines Street Entrance, and therefore, it is not

appropriate to place no parking signs in this location This standard will be met, as

applicable.

Bicycle parking; when required.

(a) General applicability. Bicycle parking shall be provided as required under this chapter
for:

(€)) Each proposed new use or activity.
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2) Any change of use or activity, when such change of use or activity results in a
bicycle parking ratio requiring a greater number of spaces than the previous
use or activity.

A3 Any intensification, expansion, or enlargement of a use or activity.
Response: Bicycle parking is required and provided as shown on the Preliminary Site Plan in Exhibit
A and Preliminary Building Elevations and Floor Plans in Exhibit B.
[---]
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.
Response: All bicycle parking is located on the site as shown on the Preliminary Site Plan in Exhibit A
and the Preliminary Building Elevations and Floor Plans in Exhibit B. This requirement is
met.

806.055. Amount of bicycle parking.

(a) Minimum required bicycle parking. Unless otherwise provided under the
UDQC, bicycle parking shall be provided in amounts not less than those set
forth in Table 806-9.

Table 806-8: Minimum Bicycle Parking

Maximum
Use Minimum Number of Percentage of Limitations &
Spaces Required Long-Term Qualifications
Spaces Allowed
Multiple family 1 space per dwelling unit 100%
Eating and drinking | The greater of 4 spaces or 1 space per 259
establishments 1,000 sq. ft. ’
The greater of the following:
4 spaces; or 1 per 10,000 sq. ft. for first
. 50,000 sq. ft.; plus 1 per 20,000 sq. ft. o
Retail sales for 50,000 to 100,000 sq. ft.; plus 1 per 25%
30,000 sq. ft. for remaining square
footage over 100,000 sq. ft.
The greater of the following:
4 spaces; or 1 per 3,500 sq. ft. for first
50,000 sq. ft.; plus 1 per 7,000 sq. ft. for o
Office 50,000 to 100,000 sq. ft.; plus 1 per 25%
14,000 sq. ft. for remaining square
footage over 100,000 sq. ft.
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806.060.

Response:

(b) Long-term bicycle parking. Long-term bicycle parking may be provided to
satisfy a percentage of the minimum bicycle parking spaces required under
this chapter. Such long-term bicycle parking shall not exceed the amounts set
forth in Table 806-8. The maximum percentage of long-term bicycle parking
allowed is based solely on the minimum number of bicycle parking spaces
required. This standard shall not be construed to prohibit the provision of
additional long-term bicycle parking spaces provided the minimum number
of required spaces is met. (Example: A restaurant requiring a minimum of
four bicycle parking spaces may, but is not required to, designate one of the
required spaces as a long-term space. Additional short-term and long-term
spaces may be provided as long as the minimum required three short-term
spaces are maintained).

The subject site provides 482 bicycle parking spaces, which exceeds the required
minimum of +410 bicycle parking spaces ((371 dwellings *1 space/dwelling = 371 bicycle
space) + (30,859 square feet of eating and drinking space/1,000 square feet/bicycle space
=30.86) + (12,149 square feet of retail space /10,000 square feet/bicycle space = 1.21 <
4) + (5,880 square feet of office space/3,500 square feet/bicycle space = 1.68 < 4) = 409.86
bicycle parking spaces). As shown on the Preliminary Site Plan in Exhibit A and the
Preliminary Building Elevations and Floor Plans in Exhibit B, 59 short-term spaces are
provided in front of the planned buildings, and the remaining 423 are long-term spaces
on the upper floors of the Buildings 1, 2, and 3. These requirements are met.

Bicycle parking development standards.

Unless otherwise provided under the UDC, bicycle parking shall be provided in racks
or lockers developed and maintained as set forth in this section. The standards set
forth in this section shall not apply to City approved bike share stations which utilize
bike docking stations.

(a) Location.

1) Short-term bicycle parking. Short-term bicycle parking shall be located
outside a building within a convenient distance of, and clearly visible from,
the primary building entrance. In no event shall bicycle parking be located
more than 50 feet from the primary building entrance, as measured along a
direct pedestrian access route.

All short-term bicycle parking is located outside the buildings within a convenient distance
of and clearly visible from the primary building entrance as shown on the Preliminary Site
Plan in Exhibit A and the Preliminary Building Elevations and Floor Plans in Exhibit B. This
standard is met.

2) Long-term bicycle parking.
A) Generally. Long-term bicycle parking shall be located:

@) Within a building, on the ground floor or on upper floors
when the bicycle parking areas are easily accessible by an
elevator; or

(ii) On-site, outside of a building, in a well-lighted secure
location that is sheltered from precipitation and within a
convenient distance of the primary entrance.

B) Long-term bicycle parking for residential uses. Long-term bicycle
parking spaces for residential uses shall be located within:

@) A residential dwelling unit;
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(ii) A lockable garage;

(iii) A restricted access lockable room serving an individual
dwelling unit or multiple dwelling units;

@iv) A lockable bicycle enclosure; or

() A bicycle locker.

I Long-term bicycle parking for non-residential uses. Long-term
bicycle parking spaces for non-residential uses shall be located
within:

@) A restricted access lockable room;

(ii) A lockable bicycle enclosure; or(iii)A bicycle locker.

All long-term bicycle parking spaces are provided on the upper floors of Buildings 1, 2,
and 3 in bicycle storage areas, which are restricted to access by residents only. This
standard is met.

(b) Access. All bicycle parking areas shall have direct and accessible access to the public
right-of-way and the primary building entrance that is free of obstructions and any
barriers, such as curbs or stairs, which would require users to lift their bikes in order
to access the bicycle parking area.

All short-term bicycle parking spaces are on the ground floor with direct access to the on-

site pedestrian circulation network and the primary building entrances as shown on the

Preliminary Site Plan in Exhibit A. The long-term bicycle parking spaces are provided on

the upper floors of Buildings 1, 2, and 3, which are served by elevators that allow for direct

and accessible access free of obstructions and any barriers. This standard is met.

(c) Dimensions. Except as provided in subsection (f) of this section, bicycle parking areas
shall meet the following dimension requirements:

(6)) Bicycle parking spaces. Bicycle parking spaces shall be a minimum of six feet
in length and two feet in width with the bicycle rack centered along the long
edge of the bicycle parking space. Bicycle parking space width may be
reduced, however, to a minimum of three feet between racks where the racks
are located side-by-side.

2 Access aisles. Bicycle parking spaces shall be served by a minimum four-foot-
wide access aisle. Access aisles serving bicycle parking spaces may be located
within the public right-of-way.

All bicycle parking spaces and access aisles meet the dimensional standards of this section

as shown on the Preliminary Building Elevations and Floor Plans in Exhibit B. These

standards are met.

(d) Surfacing. Where bicycle parking is located outside a building, the bicycle parking
area shall consist of a hard surface material, such as concrete, asphalt pavement,
pavers, or similar material, meeting the Public Works Design Standards.

As shown on the Preliminary Site Plan in Exhibit A, all outdoor bicycle racks will be placed

on a hard surface material meeting the Public Works Design Standards. This standard is

met.

AKS

(e) Bicycle racks. Where bicycle parking is provided in racks, the racks may be floor, wall,
or ceiling racks. Bicycle racks shall accommodate the bicyclist's own locking device.
1) Racks must support the bicycle in a stable position.
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A) For horizontal racks, the rack must support the bicycle frame in a
stable position in two or more places a minimum of six inches
horizontally apart without damage to the wheels, frame, or
components.

(B) For vertical racks, the rack must support the bicycle in a stable
vertical position in two or more places without damage to the wheels,
frame, or components.

2) Racks must allow the bicycle frame and at least one wheel to be locked to the
rack with a high security, U-shaped shackle lock;

(©) Racks shall be of a material that resists cutting, rusting, and bending or
deformation; and

“ Racks shall be securely anchored.

5) Examples of types of bicycle racks that do, and do not, meet these standards
are shown in Figure 806-11.

All bicycle racks will meet the standards of this section.

®

Bicycle lockers. Where bicycle parking is provided in lockers, the lockers shall meet
the following standards:

1) Lockers shall conform to the minimum dimensions set forth in Table 806-9.

2) Lockers shall be served by an access aisle conforming to the minimum width
set forth in Table 806-9 in front of each locker opening.

(©) Lockers shall be securely anchored.

No bicycle lockers are planned. These standards do not apply.

806.065. Off-street loading areas; when required.

806.070.

Response:

806.075.

(2)

(®)

General applicability. Off-street loading shall be provided and maintained as required
under this chapter for:

(6)) Each proposed new use or activity.

2) 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.

A3 Any intensification, expansion, or enlargement of a use or activity.

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.

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.

The off-street loading areas are located on the development site as shown in the
Preliminary Land Use Plans in Exhibit A. This standard is met.

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 806-10.

AKS The Cannery — City of Salem March 2024

Consolidated Land Use Application Page 91



Table 806-10.

Minimum Off-Street Loading; Dimensions

Minimum Dimensions
Number of
Use Spaces
Category/Use | Required® Width | Length | Height | Limitations & Qualifications
200 or If a recreational or service building is provided,
Multiple 3 more 12 f at least 1 of the required loading spaces shall be
. . t. 19 ft. 12 ft. . . . . .
family dwelling located in conjunction with the recreational or
units service building.
Retail Sales 5,000-
and service 1 60,000 12 ft. 30 ft. 14 ft.
Business and 5,000 to
professional 1 60,000 12 ft. 19 ft. 12 ft.
services sq. ft.

(1) Unless otherwise provided, when required loading is expressed in terms of a number of spaces per a square
footage, the square footage shall equal the gross floor area.

Response:

806.060.

Response:

(a) Off-street parking used for loading. An off-street parking area meeting the
requirements of this chapter may be used in place of a required off-street loading space
when the use or activity does not require a delivery vehicle which exceeds a maximum
combined vehicle and load rating of 8,000 pounds and the off-street parking area is
located within 25 feet of the building or the use or activity that it serves.

Per Table 806-10, the project requires a total of five loading spaces: 371 multiple-family

homes require three 12-foot-by-19-foot loading spaces; +43,008 square feet of retail and

service space requires one 12-foot-by-30-foot loading space; and, £5,880 square feet of

office space requires one 12-foot-by-19-foot loading space.

Three 12-foot-by-19-foot loading spaces are provided on-site for the multiple-family
homes. These spaces are located along the Market Street Entrance and Belmont Alley. A
12-foot-by-30-foot loading space is provided in front of the Food Hall (see the Preliminary
Site Plan in Exhibit A). The office space is not anticipated to require a delivery vehicle that
exceeds a maximum combined vehicle and load rating of 8,000 pounds; therefore, the
off-street parking area will be utilized for the additional 12-foot-by-19-foot loading space
reducing the required loading spaces to four. This requirement is met.

Off-street loading development standards.

Unless otherwise provided under the UDC, off-street loading shall be developed and
maintained as set forth in this section.

(a) Location. Off-street loading areas shall not be located within required setbacks.

Off-street loading areas are not located within required setbacks as shown on the
Preliminary Site Plan in Exhibit A. This standard is met.

(b) Perimeter setbacks and landscaping. Perimeter setbacks and landscaping, as set forth
in this subsection, shall be required for off-street loading areas abutting streets and
abutting interior front, side, and rear property lines. Perimeter setbacks and
landscaping are not required for off-street loading areas abutting an alley.

(€)) Perimeter setbacks and landscaping abutting streets. Unless a greater setback
is required elsewhere within the UDC, off-street loading areas abutting a
street shall be setback and landscaped according to the off-street parking and
vehicle use area perimeter setback and landscaping standards set forth under
SRC 806.035(c)(2).
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Chapter 807

[.]
807.015.

2) Perimeter setbacks and landscaping abutting interior front, side, and rear
property lines. Unless a greater setback is required elsewhere within the UDC,
off-street loading areas abutting an interior front, side, or rear property line
shall be setback a minimum of five feet. The setback shall be landscaped
according to the Type A landscaping standard of SRC chapter 807.

The planned off-street loading areas do not abut Front Street NE or interior front, side, or
rear property lines. Perimeter setbacks are not required. This standard is met.
(c) Dimensions. Loading areas shall conform to the minimum dimensions set forth in
Table 806-9.
The off-street loading areas meet the dimensions set forth in Table 806-9 as detailed in
this narrative and shown on the Preliminary Site Plan in Exhibit A. This standard is met.
(d) Maneuvering. Off-street loading areas shall be of sufficient size, and all curves and

corners of sufficient radius, to accommodate the safe operation of a delivery vehicle.
Off-street loading areas are designed to accommodate the safe operation of a delivery
vehicle. This standard is met.

(e) Surfacing. All loading areas shall be paved with a hard surface material meeting the
Public Works Design Standards; provided, however, paving is not required for:

(6] Temporary and seasonal gravel loading areas, approved pursuant to SRC
chapter 701.
2) Gravel loading areas, approved through a conditional use permit.

All off-street loading areas are planned to be paved with a hard surface material meeting
the Public Works Design Standards as shown on the Preliminary Site Plan in Exhibit A. This
standard is met.

® Drainage. Loading areas shall be adequately designed, graded, and drained according
to the Public Works Design Standards, or to the approval of the Director.

A Preliminary On-Site Grading and Drainage Plan is provided in Exhibit A and a Preliminary

Stormwater Report is provided in Exhibit H. All drainage is designed to meet the Public

Works Design Standards. This standard is met.

(2) Lighting. Lighting for off-street loading areas shall not shine or reflect onto adjacent
residentially zoned property, or property used for uses or activities falling under
household living, or cast glare onto the street.

On-site lighting serving off-street loading areas will be shielded as to prevent glare onto

residential uses and onto the street. This standard will be met.

Landscaping and Screening

Landscaping and screening.

Unless otherwise provided under the UDC, required landscaping and screening shall
conform to the standards set forth in this section.

(a) Landscaping types. Required landscaping shall be provided according to one of the
landscaping types set forth in Table 807-1. Where landscaping is required under the
UDC without a reference to a specific landscaping type, the required landscaping shall
meet the Type A standard.
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Table 807-1: Landscaping Types

Landscaping Type | Required Plant Units (PU) Required Screening
A Min. 1 PU per 20 sq. ft. of None
landscaped area
B Min. 1 PU per 20 sq. ft. of Min. 6-foot-tall fence,
landscaped area wall, or hedge
Min. 1 PU per 20 sq. ft. of Min. 6-foot-tall fence or
C
landscaped area wall
Min. 1 PU per 16 sq. ft. of Min. 6-foot-tall sight
D obscuring landscaping or
landscaped area
wall
E Min. 1 PU per 16 sq. ft. of Min. 6-foot-tall wall
landscaped area
(b) Plant materials and corresponding plant unit values. Plant materials, their

corresponding minimum plant unit values, and minimum plant material size at time
of planting for landscaping within required landscaped areas are set forth in Table 807-
2. A minimum of 40 percent of the required number of plant units shall be a
combination of mature trees, shade trees, evergreen/conifer trees, or ornamental trees.
Plant materials shall provide for a minimum 75 percent coverage of required
landscaped areas within five years.

Table 807-2: Plant Materials and Minimum Plant Values

Plant Material Plant Unit (PU) Value | Size at Planting

1 mature tree 15 PU

1 shade tree 10 PU 1.5 in. to 2 in. caliper
1 evergreen/conifer tree 5PU 6 ft. to 8 ft. height

1 ornamental tree 2PU 1in. to 1.5 in. caliper
1 large deciduou.s or evergreen Min. 3 gallon or
shrub (at maturity: over 4 ft, 2PU balled and butlapped
wide; 4 ft. high)

1 small to medium shrub 1PU Min. 1 gallon

Lawn or other ground cover 1 PU per 50 sq. ft.

The setbacks required to be landscaped with Type A landscaping include those between
the internal front property line of planned Lot 4, which comprises the Food Hall, Winery,
and Market, as well as pedestrian circulation and vehicle use areas. The vehicle use areas
require a 5-foot setback from planned Lots 1-3. The setback area between the vehicle
use area and the sidewalk serving the residences in Buildings 1, 2, and 3 is planned to
comprise an +8.3-foot landscape buffer. The total area of this landscape buffer is +6,802
square feet, requiring +340 plant units (PU). The setback area is planned with 16 trees
(160 PU), more than 80 shrubs (160+ PU), and more than 4,800 square feet of ground
cover (97+ PU), providing +417 PU. The required vehicle use area setbacks from Front
Street NE total +420 square feet, requiring 21 PU. The setback area is planned with 44
shrubs (88 PU) and groundcover, exceeding the required PU. This standard is met.
(©) Preservation of existing trees and vegetation. The presetvation of existing trees and
vegetation is encouraged. If preserved, existing trees as defined under SRC chapter
808, existing trees less than ten inches dbh, and existing vegetation may be utilized to
satisfy required landscaping if they conform to the minimum plant unit requirements
specified in this chapter.
A Preliminary Tree Preservation and Removal Plan and a Preliminary Tree Table is
provided in Exhibit A, which shows the trees planned for preservation and for removal.
The site has 79 existing trees and only 11 are planned for removal. Existing trees within

AKS

The Cannery — City of Salem March 2024
Consolidated Land Use Application Page 94



Response:

Response:

Response:

Response:

the Willamette Greenway Boundary are utilized to meet the landscape standards of SRC
600.025, as addressed in this narrative. This standard is met.

(d) Tree replanting requitements. In addition to the landscaping requited under this
chapter, when existing trees, as defined under SRC chapter 808, are proposed for
removal from within required setbacks or from a development site, replanting shall be
required as provided in this subsection.

1@ Removal of trees within required setbacks. When an existing tree or trees, as
defined under SRC chapter 808, within a required setback are proposed for
removal, two new trees shall be planted for each tree removed. Replanted trees
shall be of either a shade or evergreen variety with a minimum 1.5 inch caliper.

No existing trees within required setbacks are planned for removal. This standard does
not apply.

2) Removal of trees from development site. When more than 75 percent of the
existing trees, as defined under SRC chapter 808, on a development site are
proposed for removal, two new trees shall be planted for each tree removed in
excess of 75 percent. Replanted trees shall be of either a shade or evergreen
variety with a minimum 1.5 inch caliper. For purposes of this section, existing
trees within vision clearance areas, or within areas to be cleared for required
roads, utilities, sidewalks, trails, or stormwater facilities, shall not be counted
in the total percentage of trees removed from the development site.

As shown on the Preliminary Tree Preservation and Removal Plan and the Preliminary
Tree Table in Exhibit A, there are 79 existing trees on the site. Eleven trees, or 14 percent
(11/79 = 13.92), are planned for removal. This standard does not apply.

(e) Screening standards. Unless otherwise provided under the UDC, where screening is
required in the form of a fence, wall, or landscaping, it shall conform to the following
standards:

1@ Height. Fences and walls shall be a minimum of six feet in height.
Landscaping shall be of a species that will attain a height of at least six feet
within three years after planting.

2) Opacity. Screening shall be sight-obscuring. Fences, walls, and landscaping
shall be at least 75 percent opaque when viewed from any angle at a point 25
feet away from the fence, wall, or landscaping. Landscaping shall be of an
evergreen species that will attain required opacity within three years after
planting.

3) Maintenance. Fences and walls shall be maintained in safe condition, and
shall be maintained as opaque. Landscaping shall be replaced within six
months after dying or becoming diseased to the point that required opacity
can no longer be maintained.

Screening is not required on-site. These standards do not apply.

® Berm. Unless otherwise provided under the UDC, where screening is required in the
form a berm, the berm shall be an earthen mound no less than three feet in height
above the existing grade, and shall be constructed with a slope no steeper than 3:1 on
all sides. The berm shall be planted with plant materials to prevent erosion. The berm
shall not alter natural drainage flows from abutting properties.

No screening in the form of a berm is planned. This standard does not apply.

(2) Street trees. Development adjacent to public streets shall provide street trees that meet
the standards and specifications set forth in SRC chapter 86.
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Street trees will be provided along Front Street NE that meet the standards and
specifications set forth in SRC Chapter 86. This standard will be met.

Landscaping plan and landscaping permit.

(a) Landscaping plan. A landscaping plan is required for all building permit applications
for development subject to the landscaping requirements of this chapter and all
landscaping permit applications required under subsection (b) of this section.

Landscaping plans shall be of a size and form established by the Planning
Administrator, and shall include the following:

@)
@)
Q)

“)

©)

©)
™)
®)

(©)

(10)

an

Scale and north arrow.
Lot dimensions and footprint of structure(s).

A legend indicating the linear footage of perimeter setbacks abutting a street
or right-of-way; the linear footage of perimeter setbacks not abutting a street
or right-of-way; total building square footage; total square footage of the
interior area of the off-street parking area, calculated per SRC 806.035(d)(2);
and total number of parking spaces.

The location and size of plant materials, identified by common and botanical
names, and their expected coverage within five years.

The type and location of landscaping features other than plant materials,
including, but not limited to, wetlands, creeks, ponds, sculpture, and
benches.

Fence or wall materials, when screening is required under the UDC.
Abutting land uses.
The type, size, and location of:

A) Existing trees, as defined under SRC chapter 808, existing trees less
than ten inches dbh, and vegetation that will be retained to satisfy
landscaping requirements of this chapter.

®3B) Existing trees, as defined under SRC chapter 808, proposed for
removal.

Notwithstanding subsection (b)(8) of this section, where the development site
is heavily wooded, only those trees that will be affected by the proposed
development need to be sited accurately. The remaining trees may be shown
on the plan in the general area of their distribution.

An irrigation plan identifying the materials, size, and location of all
components of the irrigation system.

A two-year plant establishment schedule for:

A) Landscaped areas where a permanent underground or drip irrigation
system is not required because of the use of drought resistant
vegetation; or

®3B) New vegetation located within stormwater facilities.

Preliminary Landscape Plans including the applicable information listed above are
provided in Exhibit C. This requirement is met.

[...]

Preservation of Trees and Vegetation

Trees and native vegetation in riparian corridors.
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No person shall remove a tree in a riparian corridor or native vegetation in a riparian
corridor, unless the removal is undertaken pursuant to a tree and vegetation removal
permit issued under SRC 808.030, undertaken pursuant to a tree conservation plan
approved under SRC 808.035, or undertaken pursuant to a tree variance granted under
SRC 808.045. Roots, trunks, and branches of trees removed in riparian corridors shall
remain within the riparian corridor, unless determined to be a potential hazard or
impediment to stream flow by the Director.

Trees are planned for removal as shown on the Preliminary Tree Preservation and
Removal Plan in Exhibit A, three of which are within the riparian buffer. An Arborist Tree
Evaluation of the trees planned for removal is provided as Exhibit L and demonstrates
that such tree removal is necessary for public pathway construction. Unless determined
to be a potential hazard or impediment to stream flow, the roots, trunks, and branches
of these trees will remain within the riparian buffer. A tree and vegetation removal permit
is not required per the exceptions in SRC 808.030(a)(2).

Trees on lots or parcels 20,000 square feet or greater.

No person shall, prior to site plan review or building permit approval, remove a tree
on a lot or parcel that is 20,000 square feet or greater, or on contiguous lots or parcels
under the same ownership that total 20,000 square feet or greater, unless the removal
is undertaken pursuant to a tree and vegetation removal permit issued under SRC
808.030, undertaken pursuant to a tree conservation plan approved under SRC 808.035,
or undertaken pursuant to a tree variance granted under SRC 808.045. Nothing in this
section shall be construed to require the retention of trees, other than heritage trees,
significant trees, and trees and vegetation in riparian corridors, beyond the date of site
plan review or building permit approval, if the proposed development is other than
single family residential, two family residential, three family residential, four family
residential, or a cottage cluster.

Trees are planned for removal on the subject property, which is greater than 20,000
square feet. Refer to the Preliminary Tree Preservation and Removal Plan in Exhibit A. An

Arborist Tree Evaluation of the trees planned for removal is provided as Exhibit L. A tree
and vegetation removal permit is not required per the exceptions in SRC 808.030(a)(2).

Tree and vegetation removal permits.
(a) Applicability.

1) Except as provided in subsection (a)(2) of this section, no trees or native
vegetation protected under SRC 808.015, SRC 808.020, or SRC 808.025 shall be
removed unless a tree and vegetation removal permit has been issued
pursuant to this section.

2) Exceptions. A tree and vegetation removal permit is not required for the
removal of trees or native vegetation protected under SRC 808.015, SRC
808.020, or SRC 808.025 when the removal is:

A) Necessary for maintenance of a vision clearance area, as required in
SRC chapter 805;

®3B) Required by the City or a public utility for the installation,
maintenance, or repair of roads or utilities, including water lines,
sewer lines, gas lines, electric lines, and telecommunications lines.
This exception does not apply to new development or construction
in a riparian corridor;

©) Removal of a City tree, as defined under SRC 86.010, that is subject
to the requirements of SRC chapter 86;
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Necessary for continued maintenance of existing landscaping. For
the purposes of this exception, the term "existing landscaping"
means an area within a riparian corridor which was adorned or
improved through the planting of flowers and trees, contouring the

Necessary for the installation, maintenance, or repair of public
irrigation systems, stormwater detention areas, pumping stations,
erosion control and soil stabilization features, and pollution
reduction facilities. Maintenance includes the cleaning of existing
drainage facilities and trash removal;

Removal of invasive non-native or nuisance vegetation in riparian
corridors;

Necessary for public trail or public park development and
maintenance;

Necessary to conduct flood mitigation;

Necessary to effect emergency actions which must be undertaken
immediately, or for which there is insufficient time for full
compliance with this chapter, when it is necessary to prevent an
imminent threat to public health or safety, prevent imminent danger
to public or private property, or prevent an imminent threat of serious
environmental degradation. Trees subject to emergency removal
must present an immediate danger of collapse. For purposes of this
subsection, the term "immediate danger of collapse' means that the
tree is already leaning, with the surrounding soil heaving, and there
is a significant likelihood that the tree will topple or otherwise fall
and cause damage. The person undertaking emergency action shall
notify the Planning Administrator within one working day following
the commencement of the emergency activity. If the Planning
Administrator determines that the action or part of the action taken
is beyond the scope of allowed emergency action, enforcement action
may be taken;

Removal of a hazardous tree pursuant to an order issued by the City;

A commercial timber harvest conducted in accordance with the
Oregon Forest Practices Act, ORS 527.610—527.992, on property
enrolled in a forest property tax assessment program, and which is
not being converted to a non-forestland use. Properties from which
trees have been harvested under the Oregon Forest Practices Act may
not be partitioned, subdivided, developed as a planned unit
development, or developed for commercial uses or activities for a
period of five years following the completion of the timber harvest;

Associated with mining operations conducted in accordance with an
existing operating permit approved by the Oregon Department of
Geology and Mineral Industries under Oregon Mining Claim law,
ORS 517.750—517.955;(M)Necessary as part of a restoration activity
within a riparian corridor undertaken pursuant to an equivalent
permit issued by the Oregon Division of State Lands and/or the
United States Corps of Engineers; provided, however, that the
permittee must provide, prior to the removal, a copy of the permit
and all required monitoring reports to the Planning Administrator;

Removal of trees on a lot or parcel 20,000 square feet or greater, or on
contiguous lots or parcels under the same ownership that total 20,000
square feet or greater, and the removal does not result in:
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@) Removal of more than five trees or 15 percent of the trees,
whichever is greater, within a single calendar year;

(i) Removal of more than 50 percent of the trees within any five
consecutive calendar years; and

(iii) Removal of heritage trees, significant trees, and trees in
riparian corridors;

(0) Undertaken pursuant to a tree conservation plan, required in
conjunction with any development proposal for the creation of lots or
parcels to be used for single family uses, two family uses, three family
uses, four family uses, or cottage clusters, approved under SRC
808.035;

@®) Undertaken pursuant to a tree conservation plan adjustment granted
under SRC 808.040; or

Q) Undertaken pursuant to a tree variance granted under SRC 808.045.

Trees are planned for removal as shown on the Preliminary Tree Preservation and
Removal Plan in Exhibit A. An Arborist Tree Evaluation of the trees planned for removal is
provided as Exhibit L. A tree and vegetation removal permit is not required per exception
(G) and (N) above. The trees are planned for removal to accommodate the Willamette
Greenway Path, which will include a 10-foot paved walkway within a 10-foot easement
to be dedicated to the City. This Willamette Greenway Path is identified in both the Salem
Comprehensive Park System Plan Update and the Salem TSP along the riverside portion
of the subject property.

Furthermore, the subject property is greater than 20,000 square feet, and the removal of
the trees for the planned project will not exceed 15 percent of the existing trees on-site.
Seventy-nine trees are identified on the site as shown on the Preliminary Tree Table in
Exhibit A. A total of 11 trees are planned for removal for the project, which does not
exceed 15 percent or 12 trees (79 trees*0.15 = 11.85 trees). These exceptions are met.

Landslide Hazards

Landslide hazard construction permit.
(a) Applicability.

(€)) Except as provided in subsection (a)(2) of this section, no person shall engage
in any of the following activities in areas designated as moderate or high total
landslide hazard risk without first obtaining a landslide hazard construction
permit.

A) Excavation or fill, as independent activity, exceeding two feet in
depth or 25 cubic yards of volume;

B) Installation or construction of any structure greater than 500 square
feet in area;

©) Alteration, enlargement, reconstruction, or relocation of a structure
greater than 500 square feet in area that requires any modification to
the foundation;

(D) Land division, planned unit development, or manufactured dwelling
park; or
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(E) Tree removal, as an independent activity, on regulated slopes greater
than 60 percent.
This subject property is designated as moderate total landslide hazard risk per the
Graduated Response Tables in SRC 810.025 as indicated in this narrative. A Landslide
Hazard Construction Permit is required and included within this consolidated application.
2) Exemptions. A landslide hazard construction permit is not required for the
following:

A) Excavation and fill exceeding two feet in depth or 25 cubic yards of
volume within a public right-of-way or public utility easement.

(B) Activities otherwise identified in subsection (a)(l1) of this section
which must be undertaken immediately to prevent an imminent
threat to public health or safety, or prevent imminent danger to
public or private property; provided, however:

@) The person undertaking such emergency activity shall notify
the Director within one working day following the
commencement of the activity.

(ii) If the Director determines that the activity, or any part
thereof, is beyond the scope of allowed emergency activity,
enforcement action may be taken.

This project is subject to a Landslide Hazard Construction Permit. These exemptions do
not apply.

(b) Procedure type. A landslide hazard construction permit is processed as a Type I
procedure under SRC chapter 300.

This landslide hazard construction permit is being reviewed as part of a consolidated
application that includes applications processed under the City’s Type Il procedure. Per
SRC 300.120(c), review of a consolidated application shall be according to the highest
numbered procedure type; therefore, a Type Il procedure is necessary and included in
this application.

(©) Submittal requirements. In lieu of the application submittal requirements under SRC
chapter 300, an application for a landslide hazard construction permit shall include the
following:

1) A completed application form.

A completed application form will be included as a part of the submittal through the PAC
Portal. This requirement is met.

2) A geological assessment, geotechnical report, or both, as applicable.
A Geotechnical Engineering Report is attached as Exhibit G. This requirement is met.

(d) Criteria. A landslide hazard construction permit shall be granted if:

1) The geological assessment, geotechnical report, or both, as applicable, meets
the standards of this chapter; and

A Geotechnical Engineering Report the meets the standards of this chapter is attached as
Exhibit G. This criterion is met.

2) The geological assessment, geotechnical report, or both, as applicable:
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A) Indicates the development can proceed without a risk of landslide
hazard; or

(B) Sets forth mitigation measures that will reduce or eliminate the risk
of landslide hazard.

The Geotechnical Engineering Report, attached as Exhibit G, indicates that the site is
generally suitable for the proposed development, provided that the recommendations
detailed in the report are included in the design and construction. These
recommendations will be incorporated. This criterion is met.

(e) Director may have report re reviewed. The Director may, at the City's expense, elect
to have an independent certified engineering geologist or geotechnical engineer,
selected from a list of prequalified consultants, review the report or its conclusions.

This provision is understood.

® Conclusions and recommendations. Conclusions and recommendations set forth in an
approved geological assessment or geotechnical report shall be incorporated as
conditions of approval of the landslide hazard construction permit. The landslide
hazard construction permit shall be incorporated into any land use approval connected
with the regulated activity.

The Applicant is aware that the conclusions and recommendations in the Geotechnical
Engineering Report in Exhibit G will be incorporated as conditions of a future land use
approval for the subject application.

Landslide hazard risk assessment

(a) Graduated Response Tables. The Graduated Response Tables set forth in this
subsection are used to determine the total landslide hazard risk and required level of
site investigation for regulated activities under this chapter. To determine the total
landslide hazard risk, follow the steps set forth in this subsection. Where any portion
of a proposed activity is identified under multiple landslide susceptibility ratings, the
highest rating shall apply.

[..]

(b) After determining the total landslide hazard risk under subsection (a) of this section,
the following shall be required:

(€] Low landslide hazard risk. If application of Table 810-1E indicates a low
landslide hazard risk, all regulated activities may proceed without further
investigation, permitting, or approval required by this chapter.

2) Moderate landslide hazard risk. If application of Table 810-1E indicates a
moderate landslide hazard risk, a geological assessment shall be submitted
for all regulated activities. If the geological assessment indicates that
mitigation measures are necessary to safely undertake the regulated activity,
a geotechnical report prepared by a certified engineering geologist and
geotechnical engineer shall be submitted.

3) High landslide hazard risk. If application of Table 810-1E indicates a high
landslide hazard risk, a geotechnical report prepared by a certified
engineering geologist and geotechnical engineer shall be submitted for all
regulated activities.

According to the City’s adopted landslide hazard susceptibility maps, the western portion
of the subject property along the Willamette River and the southern portion of the
property adjacent to Mill Creek is mapped with areas of that are eligible for two landslide
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hazard susceptibility points. There are three activity points associated with commercial
building permits. This cumulative score of five points indicates a moderate landslide
hazard risk per the Graduated Response Tables in this subsection. Therefore, a
Geotechnical Engineering Report is required and attached as Exhibit G.

810.030 Standards for geological assessments and geotechnical reports.

Response:

IV. Conclusion

(@)

(®)

Geological assessments and geotechnical reports required under this chapter shall
include the information required by this section.

Geological assessment. A geological assessment shall include information and data
regarding the nature, distribution of underlying geology, and the physical and
chemical properties of existing soils; an opinion as to stability of the site; and
conclusions regarding the effect of geologic conditions on the proposed development.
The geological assessment shall bear the stamp of a certified engineering geologist.

Geotechnical report. A geotechnical report shall include a comprehensive description
of the site topography and geology; an opinion as to the adequacy of the proposed
development from an engineering standpoint; an opinion as to the extent that
instability on adjacent properties may adversely affect the project; a description of the
field investigation and findings; conclusions regarding the effect of geologic
conditions on the proposed development; and specific requirements for plan
modification, corrective grading, and special techniques and systems to facilitate a
safe and stable development. The report shall provide other recommendations, as
necessary, commensurate with the project grading and development. The
geotechnical report shall bear the stamp of a certified engineering geologist and
geotechnical engineer.

A Geotechnical Engineering Report is attached as Exhibit G which meets the standards of
this section. This requirement is met.

The required findings have been made and this written narrative and accompanying documentation
demonstrate the application is consistent with the applicable provisions of the Salem Revised Code. The
evidence in the record is substantial and the City can rely upon this information to approve the application.
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NOTES:

1. UTILUTIES SHOWN ARE BASED ON FIELD OBSERVATIONS AND
LOCATE TICKET NUMBERS 23007190, 23007220, 23007221,
23007271, 23008701, 23008714, 23008722, 23008733, 23009893,
23009901, AND 23009993. THE SURVEYOR MAKES NO GUARANTEE
THAT THE UNDERGROUND LOCATES REPRESENT THE ONLY UTILITIES
IN THE AREA. CONTRACTORS ARE RESPONSIBLE FOR VERIFYING
ALL EXISTING CONDITIONS PRIOR TO BEGINNING CONSTRUCTION.

2. FIELD WORK WAS CONDUCTED NOVEMBER 16 TO DECEMBER 12,
2017 AND JANUARY 18 TO JUNE 22, 2023.

3. VERTICAL DATUM: ELEVATIONS ARE BASED ON CITY OF SALEM
BENCHMARK NO. 1151, LOCATED AT THE SE CORNER OF SUMMER

AND MARION ST. ELEVATION = 161.617 FEET (NGVD 29).

4. HORIZONTAL DATUM: A LOCAL DATUM PLANE DERIVED FROM STATE
PLANE OREGON NORTH 3601 NAD83(2011) EPOCH 2010.00 BY
MULTIPLYING BY A PROJECT MEAN GROUND COMBINED SCALE
FACTOR OF 1.0001017696 AT A CENTRAL PROJECT POINT WITH
INTERNATIONAL FEET STATE PLANE GRID COORDINATES
N:479251.50515 E:7545303.43662 AND A MERIDIAN CONVERGENCE
ANGLE OF —1°47'59". STATE PLANE COORDINATES WERE DERIVED
FROM GPS OBSERVATIONS USING THE TRIMBLE VRS NOW NETWORK.
DISTANCES SHOWN ARE INTERNATIONAL FEET GROUND VALUES.

5. THIS MAP DOES NOT CONSTITUTE A PROPERTY BOUNDARY SURVEY.

6. SURVEY IS ONLY VALID WITH SURVEYOR'S STAMP AND SIGNATURE.

7. BUILDING FOOTPRINTS ARE MEASURED TO SIDING UNLESS NOTED
OTHERWISE. CONTACT SURVEYOR WITH QUESTIONS REGARDING
BUILDING TIES.

8. CONTOUR INTERVAL IS 1 FOOT.

9. TREES WITH DIAMETER OF 10” AND GREATER ARE SHOWN. TREE
DIAMETERS WERE DETERMINED BY VISUAL INSPECTION. TREE
INFORMATION IS SUBJECT TO CHANGE UPON ARBORIST
INSPECTION.

10. FLOODWAY IS SHOWN BY GRAPHICAL OVERLAY OF FEMA FIRMETTE
MAP 41047C0333H WITH AN EFFECTIVE DATE OF JANUARY 2,
2003. ZONE AE IS SHOWN BY MAPPING THE BASE FLOOD
ELEVATION (BFE) OF 141.1 (NGVD 29). BFE IS PER FLOOD
INSURANCE STUDY FOR THE WILLAMETTE RIVER, MARION COUNTY,
WITH EFFECTIVE DATE OF OCTOBER 10, 2019.
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AKS DRAWING FILE: 5968-01 PRE PLAT.DWG | LAYOUT: LAYOUT!

KEYED NOTES: (%)

1.
2.
3.

EXISTING TAX LOT LINE TO BE REMOVED.

EXISTING EASEMENT OR ROW TO BE QUITCLAIMED/VACATED.

PROPOSED EASEMENT FOR EXISTING POWER POLE BETWEEN HOOD
AND GAINES STREETS, SEE PLAN VIEW.

EASEMENT NOTES:

1.

CROSS ACCESS, DRAINAGE AND UTILITY EASEMENTS AMONG ALL
PARCELS TO BE RECORDED PRIOR TO FINAL PLAT.

10" WMILLAMETTE RIVER GREENWAY PATH EASEMENT DEDICATED TO
FOLLOW PATHWAY ALIGNMENT. FINAL CONFIGURATION TO BE
DETERMINED AT TIME OF BUILDING PERMITS.

f LEGEND

N

FUTURE DEVELOPMENT PARCEL

MIXED-USE BUILDING PARCEL

ADAPTIVE REUSE BUILDINGS PARCEL (COMMERCIAL)

\

NOTE: THIS SHEET IS PRINTED WITH

COLOR

THE PURPOSE OF THIS PRELIMINARY PLAT IS TO SHOW PLANNED LOT
DIMENSIONS AND AREAS FOR PLANNING PURPOSES. THIS IS NOT AN
OFFICIAL PLAT AND IS NOT TO BE USED FOR SURVEY PURPOSES.

SCALE: 1"=50 FEET

50 0 10 25 50
ORIGINAL PAGE SIZE: 22" x 34"
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5700 RIVER RD N, STE 1
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WWW.AKS—ENG.COM

CONTRACT PURCHASER:

PROPERTY DESCRIPTION
TAX MAP 07.3W.22AB
TAX LOTS 300, 600, 900
FuND

15017 THOMAS RD,
CHARLOTTE, NC 28278

THE CANNERY
SALEM, OREGON
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DEMOLITION KEYED NOTES: (1)

A PLUG, ABANDON, AND/OR REMOVE EXISTING UTILITY LINES PER CITY
AND/OR UTILITY COMPANY STANDARDS.

P PROTECT AT ALL TIMES DURING CONSTRUCTION. ADJUST TO NEW FINISHED f N
GRADE AS REQUIRED. ANY DAMAGE SHALL BE REPAIRED AT LEGEND

CONTRACTOR'S EXPENSE.

EXISTING GROUND CONTOUR (1 FT) — 149 —
Pl REMOVE EXISTING WALLS AND PROTECT THE PIER AND PLATFORM. REFER
T0 BUILDING PLANS FOR BUILDING AND STRUCTURAL IMPROVEMENTS. EXISTING GROUND CONTOUR (5 FT) _ 150. _

P2 REFER TO BUILDING PLANS FOR BUILDING IMPROVEMENTS. EXISTING TREE. TO REMANN O ¢

]
|
/

PRELIMINARY ONSITE DEMOLITION PLAN

THE CANNERY

FUND
SALEM, OREGON

R CONTRACTOR TO REMOVE AND HAUL OFF SITE FOR DISPOSAL.

EXISTING PAVEMENT/CONCRETE TO BE REMOVED i
RI  COORDINATE WITH FRANCHISE UTILITY PROVIDER FOR k et J
RELOCATION/REMOVAL. IF NO RELOCATION IS REQUIRED CONTRACTOR

SHALL PROTECT AT ALL TIMES DURING CONSTRUCTION.

R2  REMOVE EXISTING STORM STRUCTURE AND HAUL OFF SITE FOR DISPOSAL.

R3  REMOVE EXISTING NITROGEN TANK. REMOVE AND DECOMMISSION IN
ACCORDANCE WITH APPLICABLE STATE REGULATIONS.

R4  REMOVE EXISTING BOLLARDS AND ATTACHED STRUCTURES. 7

RENEWS: DECEMBER 31, 2024

R5  REMOVE EXISTING COVERED AREA. METAL TRUSSES TO BE SAVED FOR _ ~
FUTURE REUSE. JOB NUMBER: 5968-01
DATE: 03/15/2024
R6  REMOVING EXISTING METAL PLATE. e e DEIONED BT TOR
R7  EXISTING RETAINING WALL. STRUCTURAL IMPROVEMENTS REQUIRED TO BE S DRAWN BY: MM
DETERMINED AT TIME OF BUILDING PERMIT. —;—: CHECKED B TR
RS  REMOVE EXISTING SANITARY STRUCTURE AND PUMP STATION. HAUL OFF AR S S e
SITE FOR DISPOSAL IN ACCORDANCE WITH STATE REGULATIONS. P 5
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CONTRACT PURCHASER:
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TAX LOTS 300, 600, 900
15017 THOMAS RO,
CHARLOTTE, NC 28278

PROPERTY DESCRIPTION
TAX MAP 07.3W.22AB
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TREE_ SUMMARY: GENERAL NOTES: f LEGEND \ T % <
TREES REMOVED FOR GREENWAY TRAIL = 11 1. CRITICAL ROOT ZONES SHOWN ARE FOR ANTICIPATED TREE IMPACTS ONLY. |_ T m
2. TREES BELOW TOP OF BANK ARE NOT ANTICIPATED TO BE IMPACTED. EXISTING GROUND CONTOUR (1 FT) S
3. REFER TO ARBORIST LETTER FOR TREE SPECIES AND MORE INFORMATION EXISTING GROUND CONTOUR (5 FT) e
REGARDING TREE REMOVAL. FINISHED GRADE CONTOUR (1 FT) 149
£ 4. NO SIGNIFICANT TREES PER CITY OF SALEM REQUIREMENTS ARE PROPOSED TO FINISHED GRADE CONTOUR (5 FT) 150
= BE REMOVED.
= EXISTING TREE TO REMAIN O
3 EXISTING TREE TO BE REMOVED %) 2
; Y
& : 596801
= CRITICAL TREE ROOT ZONE ( \ LB NMER
g 1" DBH = 1"-0" RADIUS DATE: 03/15/2024
5 . / DESIGNED BY: TOR
& — SCALE: 1"=30 FEET N "
g PLANNED TREE CHECKED BY: TDR
%
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TREE TABLE
TREE NUMBER TYPE DBH (IN.) | PRESERVE /REMOVE
10071 DECIDUOUS | 19 18 PRESERVE
10075 DECIDUOUS 12 PRESERVE
10076 DECIDUOUS 24 PRESERVE
10077 DECIDUOUS 30 PRESERVE
10078 DECIDUOUS 34 PRESERVE
10124 DECIDUOUS 13 PRESERVE
10125 DECIDUOUS 16 PRESERVE
¥10144 DECIDUOUS 27 REMOVE
*10146 DECIDUOUS 24 REMOVE
¥10150 DECIDUOUS 22 REMOVE
*¥10151 DECIDUOUS 26 REMOVE
10157 DECIDUOUS 15 11 PRESERVE
10138 DECIDUOUS 99 PRESERVE
10169 DECIDUOUS 15 PRESERVE
10170 DECIDUOUS 47 PRESERVE
10175 DECIDUOUS 12 PRESERVE
10176 DECIDUOUS 13 11 PRESERVE
10179 DECIDUOUS 12 PRESERVE
¥10193 DECIDUOUS 22 REMOVE
10218 DECIDUOUS 12 PRESERVE
10219 DECIDUOUS 41 PRESERVE
10223 DECIDUOUS 1110 PRESERVE
10226 DECIDUOUS 15 PRESERVE
10227 DECIDUOUS 12 PRESERVE
10228 DECIDUOUS | 12 10 PRESERVE
10229 DECIDUOUS 14 PRESERVE
10230 DECIDUOUS 1 PRESERVE
10284 DECIDUOUS 39 PRESERVE
10285 DECIDUOUS 17 PRESERVE
10286 DECIDUOUS 10 PRESERVE
10287 DECIDUOUS 13 PRESERVE
10300 DECIDUOUS 52 PRESERVE
10301 DECIDUOUS 54 PRESERVE
10302 DECIDUOUS 19 PRESERVE
10304 DECIDUOUS | 20 18 PRESERVE
10328 DECIDUOUS | 16 12 PRESERVE
10329 DECIDUOUS 15 PRESERVE
10331 DECIDUOUS 42 PRESERVE
10333 DECIDUOUS 43 PRESERVE
10334 DECIDUOUS 10 PRESERVE
¥10383 DECIDUOUS | 18 17 REMOVE

TREE TABLE
TREE NUMBER TYPE DBH (IN.) PRESERVE /REMOVE
*10384 DECIDUOUS 15 REMOVE
*10385 DECIDUOUS 26 21 REMOVE
10390 DECIDUOUS UNK PRESERVE
10391 DECIDUOUS 13 PRESERVE
10522 DECIDUOUS 28 23 16 PRESERVE
10323 DECIDUOUS 34 PRESERVE
10524 DECIDUOUS 32 PRESERVE
10925 DECIDUOUS 36 PRESERVE
10526 DECIDUOUS 44 PRESERVE
10327 DECIDUOUS 15 14 PRESERVE
10528 DECIDUOUS 11 PRESERVE
10529 DECIDUOUS 40 PRESERVE
10330 DECIDUOUS 17 PRESERVE
10331 DECIDUOUS 42 PRESERVE
10332 DECIDUOUS 41 PRESERVE
10333 DECIDUOUS 12 PRESERVE
10534 DECIDUOUS 10 PRESERVE
10536 DECIDUOUS 44 PRESERVE
10540 DECIDUOUS 14 11 PRESERVE
10543 DECIDUOUS 40 PRESERVE
10544 DECIDUOUS | 28 22 21 19 16 PRESERVE
10545 DECIDUOUS 11 PRESERVE
10547 DECIDUOUS 153 10 PRESERVE
10548 DECIDUOUS 1111 PRESERVE
10352 DECIDUOUS 16 PRESERVE
10365 DECIDUOUS | 19 14 14 13 12 12 PRESERVE
10566 DECIDUOUS 52 PRESERVE
10569 DECIDUOUS 13 PRESERVE
10570 DECIDUOUS 17 PRESERVE
10571 DECIDUOUS 17 PRESERVE
10372 DECIDUOUS 10 PRESERVE
10373 DECIDUOUS 15 PRESERVE
10576 DECIDUOUS 11 PRESERVE
*¥20090 DECIDUOUS 27 REMOVE
*20091 DECIDUOUS 23 REMOVE
*¥20092 DECIDUOUS 27 REMOVE
50844 DECIDUOUS 8 12 14 PRESERVE
50932 DECIDUOUS 30 PRESERVE
NOTE:

*+  REMOVAL NECESSARY TO ACCOMMODATE PUBLIC WILLAMETTE
RIVER GREENWAY TRAIL, EXEMPT PER SRC 808.030(a)(2)(G).
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COVERED RETAIL ENTANCES STONE PILASTER

STOREFRONT E<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>