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City of Salem - Planning Division
555 Liberty Street SE, Room 305
Salem, OR 97301

MARION PARKADE SITE ADDRESS
MARION PARKADE 445 MARION STREET NE
1. REQUEST

The applicant, the City of Salem’s Community Planning and Development Urban Development
Department, along with their consultant, CBTWO Architects, is requesting approval for a
consolidated land use review that includes a Class 3 Site Plan Review and two Class 2
Adjustments, detailed below, to facilitate alterations to the Marion Parkade.

Class 2 Adjustments:
e SRC 524.010(c): Minimum Building Setback for Accessory Structures.
e SRC 806.035(c)(2): Minimum Setback / Screening of Off-Street Parking Adjacent to a
Street.

2. PROJECT DESCRIPTION

The subject property, encompassing approximately 2.65 acres, is zoned CB (Central Business
District) and features the Marion Parkade parking structure, located north of the Salem Center
Mall. This facility includes a three-story open parking structure with a capacity of up to 1,065
parking spaces. The structure occupies an entire city block, bordered by Marion Street NE to the
south, Union Street NE to the north, High Street NE to the east, and Liberty Street NE to the west.

The proposed improvements aim to enhance safety, energy efficiency, functionality, and the
overall aesthetic of the parking facility. The scope of work includes removing the four enclosed
corner stair towers and constructing new covered open-air stair towers. Solar array canopies will
be installed on the third-floor parking deck, and pony walls at the street level will be removed to
accommodate a new cable rail system that increases visibility and improves safety. Additional
lighting will be installed to bolster safety measures, and perforated metal fins and panels will be
added to the second and third-floor facade to enhance articulation and texture, creating an
attractive lighting display.

3. SITE PLAN REVIEW

As explained previously, the proposed project is subject to a Class 3 Site Plan Review under Salem
Revised Code SRC 225.005. The following text provides applicable development standards in
gray italics with detailed project information confirming compliance of the guidelines following
in nave type with a BOLD header for clearer distinction between the two. Where deviation as
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allowed through an Adjustment process is required it is noted and further addressed in Section 4
of this narrative.

SRC 524.000 - CB - CENTRAL BUSINESS DISTRICT

Sec. 524.005 - Uses

(a) Except as otherwise provided in this section, the permitted (P), special (S), conditional (C),
and prohibited (N) uses in the CB zone are set forth in Table 524-1.

From Table 524-1. Uses

Use Status Limifations & PROJECT INFORMATION:
Qualifications

Motor Vehicle, Trailer, and Manufactured Dwelling Sales and Service

Commercial P Commercial parking Subject property is developed with an existing

Parking within a parking structure | permitted commercial parking structure.

C All ofher Parking Prgp.osed |mproverlne.n.fs will no’r.chgnge the

existing use. Nor will it increase its size or
intensity of the existing use.

Sec. 524.010. - Development standards

Development within the CB zone must comply with the development standards set forth in this
section.

(a) Lot Standards. Lots within the CB zone shall conform to the standards set forth in Table 524-2.
From Table 524-2. Lot Standards

Requirement | Standard | Limitations & Qualifications | PROJECT INFORMATION:

Lot Area

All uses None The subject property is 2.65 acres, which
is 115,434 square feet.

Lot Width

All uses None The subject property has an
approximate width of 348-feet, 8-inches.

Lot Depth

All uses None The subject property has an
approximate depth of 330 feet.

Street Frontage

Single Family Does not apply.

All other uses Min. 16 ft. The subject property occupies an entire
city block with frontage on 4 streets, all
exceeding 300 feet in length.

(b) Development density. Development density within the CB zone shall conform to the
standards set forth in fable 524-3.
From Table 524-3. Development Density

Use Standard Limitations & PROJECT INFORMATION:
Minimum | Maximum Qualifications
Dwelling Unit Density

| Density standards do not apply.

Floor Area Ratio

All uses 2.0 FAR None The project has an existing FAR
of 3.2. Proposed improvements
will not impact existing FAR.

(c) Setbacks. Setbacks within the CB zone shall be provided as set forth in Table 524-4.
From Table 524-4. Setbacks
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Requirement Standard Limitations & PROJECT INFORMATION:
Qualifications
Abutting Street
Buildings
All uses 0 ft. or Max. Maximum 10-foot The existing public parking structure is
10 ft. setback applies to situated adjacent to or within the right-
those portions of a of-way, with the exception of the
building where a northern stair towers, which are set
plaza or other back approximately 11 feet from Union
outdoor space open | Street NE. These stair towers have an
to the public is approximate height of 44 feet, which is
provided between within the permitted limits. The new stair
the building and the | towers will be constructed within the
street right-of-way. existing building footprint, maintaining
Portions of buildings | the current setbacks.
greater than 25 feet
in height may be
setback up to 10
additional feet from
the street right-of-
way.
Accessory Structures
Accessory to all uses | Min. 10 ft. Not applicable to Canopies with solar arrays are
other than transit stop shelters. proposed for installation on the third-
residential floor parking deck. Due to the existing
structure these accessory structures will
encroach into the right-of-way,
necessitating an adjustment to the
minimum setback requirement. For
detailed information on the request,
please refer to Section 4: Adjustments.
Vehicle Use Areas
All uses Per SRC Existing parking encroaches into
chapter 806 required setbacks and into the ROW,
this condition will remain unchanged.
Interior Front

Not applicable

The subject property does not contain
an interior front property line.

Interior Rear

Not applicable

The subject property does not contain
an interior rear propernty line.

(d) Lot coverage; height; building frontage. Buildings and accessory structures within the CB
zone shall conform to the lot coverage, height, and building frontage standards set forth in Table

524-5.
From Table 524-5
Requirement | Standard Limitations & PROJECT INFORMATION:
Qualifications
Lot Coverage
Buildings and Accessory Structures
All uses | No. Max. ] |

Rear Yard Coverage

Buildings and Accessory Structures

All uses [ N/A |

| Not applicable to the subject property.

Height

Buildings
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uses other than
residential

Requirement | Standard Limitations & PROJECT INFORMATION:
Qualifications
All uses Min. 2 The existing structure is 3 levels and is 44-
stories feet, 4-inches tall, measured to the top of
No Max. the existing stair towers. The proposed
improvements: new open stair towers at the
building corners and the solar array
canopies will not exceed the 44-foot, 4-inch
height of the existing structure.
Accessory Structures
Accessory fo all | No. Max. The proposed solar array canopies will be

located on the third-floor parking deck, and
will have an approximate height of 12-feet,
3-inches.

Building Frontage

Buildings

All uses

Min. 90%

For corner lofs, this
standard applies to the
street with the highest
street classification, this
standard shall apply to
the street designated by

The existing structure has frontage on four
streets: Marion, High, and Liberty, all
classified as Major Arterials, and Union,
classified as a Collector. The occupancy of
street frontages by the existing structure is as
follows:

the applicant.

e Marion Street NE: 100%
e High Street NE: 96.3%

o Liberty Street NE: 96.3%
Union Street NE: 89.4%

For the intersecting
street, the building
frontage standard shall
be a minimum of 75% ¢

The proposed stair replacements will occur
within the existing stair tower footprints,
thereby maintaining the building's frontages
at their current percentages.

(e) Landscaping. Landscaping within the CB zone shall be provided as set forth in this subsection.
(1) Setbacks. Required setbacks shall be landscaped. Landscaping shall conform to the
standards set forth in SRC chapter 807.
(2) Venhicle use areas. Vehicle use areas shall be landscaped as provided under SRC
chapters 806 and 807.
PROJECT INFORMATION: The existing structure is located adjacent to or within the right-of-way,
and this condition will remain unchanged. The ground-level parking is also adjacent to or within
the right-of-way. To enhance visibility and improve safety, the existing pony walls will be
removed. This removal will also eliminate noncompliant screening, necessitating an adjustment
to the screening requirements outlined in SRC 806. Further details can be found in this section,
with a detailed adjustment request provided in Section 4: Adjustments.

() Design. Development within the CB zone shall conform to the design standards set forth in
this subsection; provided, however, any development requiring hisforic 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 and any development within an
overlay zone shall only be subject fo the design standards sef forth in this subsection in-lieu
of the design review standards or the design review guidelines of the overlay zone. The design
standards included in this subsection are not design review standards and are therefore not
subject to design review under SRC Chapter 225,
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(1) Ground floor building height. The ground floors of buildings shall be a minimum of 14 feet
in height (see Figure 524-1). For the purposes of this standard, ground floor height is

measured from the floor fo the ceiling of the first floor.

—

Min 14

(2) Building facade articulation. The ground floor facades of buildings shall be distinguished
from their upper floor facades through incorporation of at least one of the following
architectural detailing techniques identified in this subsection (see Figure 524-2). This
standard does not apply to the repainting of the facade of an existing building.

(A) Change in materials;
(B) Change in color; or

(C) Molding or other horizontally-articulated fransition piece.

Cornice:

“Middle™

Vertically-
oriented
windows

<«—Molding

—

=1 i .
- 1

TILETE

min 8" tall

PROJECT INFORMATION: The existing structure features reddish brick and cast concrete in its
natural color. The corner stair towers are constructed of brick and include tinted glazing. The new
stair towers will be open and topped with a large roof canopy, creating a prominent "cap" at
the building corners where none currently exists.

Proposed solar array canopies along Marion, High, and Liberty Streets NE will infroduce an
additional horizontal element, clearly defining the uppermost floor of the structure. Further
articulation will be achieved through the addition of perforated metal fins and screens on the
second and third floor fagcades, enhancing texture and depth while providing a refreshed
lighting array for the parkade’s fagcade.

(3) Building entrances. Primary building enfrances shall be provided for each building
facade facing a sfreet as follows:
(A) For non-residential uses on the ground floor, a primary building entrance shall be

provided for each non-residential ground floor tenant space facing a street. If a non-
residential ground floor tenant space within a building has frontage on more than
one street, a single primary building enfrance for the non-residential ground floor
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tenant space may be provided at the corner of the building where the sfreefs
intersect.

(B) For residential uses on the ground floor, a primary building entrance shall be
provided for each building facade facing a street. If a building has fronfage on more
than one street, a single primary building enfrance may be provided af the corner of
the building where the streets intersect.

PROJECT INFORMATION: The project is an open public parking structure which serves the
commercial downtown core. There are multiple pedestrian entry points on all four street
facades, which will be maintained.

(4) Separation of residential ground floor entrances from street. When a residential entrance
is located on the ground floor of a building adjacent to a street, the entrance shall be
vertically or horizontally separated from the public right-of-way as follows:

PROJECT INFORMATION: The subject property currently does not contain any residential uses,
nor are any proposed; therefore, this standard does not apply.

(5) Windows. Windows shall be provided throughout building facades as follows:
(A) Ground floor windows.

(i) Ground floor building facades facing a street shall include fransparent windows
on a minimum of 65 percent of the ground floor facade (see Figure 524-4). The
windows shall not be mirrored or freated in such a way to block visibility info the
building. The windows shall have a minimum visible fransmiftance (VT) of 37
percent.

(i) Alternative standard for existing buildings. Notwithstanding subsection (f)(5)(A)(i)
of this section, where a building existing on March 16, 2022, does not include
ground floor windows as required under this subsection, the percentage of
transparent windows existing on the ground floor facade shall not be reduced
and additional windows meeting the transparency requirements of subsectfion
(N(5)(A)(i) may be added without meeting the minimum 65 percent standard.

PROJECT INFORMATION: The current open parking structure features large window openings
that promote visibility. However, while the existing stair towers are glazed, the tinted windows
limit visibility in those areas. To enhance safety and visibility, the corner stair towers will be
removed and replaced with new open stair “towers.” Additionally, the ground-floor pony wall
will be removed to improve sightlines into the parking areas, further promoting safety. This
approach better aligns with the intent of the standard by maximizing visibility between the
public sidewalk and the existing structure.

(B) Upper floor windows. Upper floor building facades facing streets and open space
shall include windows along a minimum of 30 percent of each building floor length,
and on a minimum of 30 percent of the overall exterior wall areq, of the upper floor
facade.
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A
PROJECT INFORMATION: As previously noted, the structure is an open parking garage. The

second floor features large expanses of open “window” areas, while the third floor is unroofed.
These conditions will remain unchanged therefore this standard does not apply.

(6) Weather protection.

(A) Building facades facing a street shall include weather protection, in the form of
awnings or canopies, along a minimum of 90 percent of the length of the ground
floor building facade adjacent fo a sfreet. Awnings or canopies shall have a
minimum clearance height above the sidewalk of eight feet and may encroach into
the public street right-of-way as provided in SRC 76.160 (see Figure 524-5).

(B) Alternative standard for existing buildings. Notwithstanding subsection (f)(6)(A) of this
section, where a building existing on March 16, 2022, does not include weather
protection as required under this subsection, the percentage of weather protection
existing along the ground floor facade shall not be reduced and additional weather
protfection meeting the sidewalk clearance requirements of subsection (f)(6)(A) may
be added without meeting the minimum 90 percent standard.

oy ]

PROJECT INFORMATION: The existing structure provides weather protection along Marion
Street NE for 100% of its street frontage, approximately 89.5% on High and Liberty Streets, and
none along Union Street NE. The proposal will remove the existing awnings at both corners on
Marion Street NE; however, the new canopy roof at the stair towers will continue to provide
weather protection at the corners, reducing coverage on Marion to 90%, which meets the
minimum standard. Additionally, the stair towers on Union Street NE currently lack awnings, but
the new canopy roof will add some weather protection along both Hight Street NE and Liberty
Street NE where they intersect with Union Street NE thereby increasing weather protection on
these two streets.
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(7) Balconies. Building facades facing Front Street shall provide upper floor balconies for
residential units. Balconies shall be a minimum of 48 square feet in size, have no
dimension less than six feet, and shall be directly accessible from each dwelling unit
through a doorway.

PROJECT INFORMATION: This standard does not apply.

(8) Off-street parking location. Off-street surface parking areas and vehicle maneuvering
areas shall be located behind or beside buildings and sfructures. Off-street surface
parking areas and vehicle maneuvering areas shall not be located between a building
or structure and a street (see Figure 524-6).

i

parking In rear

ifi

TR JUROIL S
=YE

PROJECT INFORMATION: All parking and vehicle maneuvering occurs within the open
parking garage.

(9) Mechanical and service equipment. Mechanical and service equipment shall conform
to the following standards:

(A) Ground level mechanical and service equipment. Ground level mechanical and
service equipment shall be screened with landscaping and/or a sight-obscuring
fence or wall. Ground level mechanical and service equipment shall be located
behind or beside buildings (see Figure 524-7).

(B) Rooffop mechanical and service equipment. Rooffop mechanical and service
equipment, with the exception of solar panels and wind generators, shall be sefback
or screened so as fo not be visible to a person standing at ground level 60 feef from
the building. (see Figure 524-8).
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Rooftop mechanical equipment (setback from view)
Parapet screens equipment from view

60 feet

PROJECT INFORMATION: Solar array canopies are proposed for this project as permitted.
These canopies will provide additional cover or shade along the perimeter of the third-floor
parking deck while also generating electricity. No other equipment is proposed.

(10) Pedestrian walkways. Above grade pedestrian walkways may be provided, except that
no above grade pedestrian walkway shall be provided to property located within the
Salem Downtown Historic District.

PROJECT INFORMATION: The subject property is not located within the Salem Downtown Historic
District and all above ground pedestrian walkways are existing.

SRC 800.00 - GENERAL DEVELOPMENT STANDARDS

Sec. 800.015. Lot standards, generally.

PROJECT INFORMATION: The subject property is existing with no changes to its configuration
proposed.

Sec. 800.020. Designation of lot lines.
(a) Frontlot 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 abutfing a street
designated by the building permit applicant; provided, however, that lot dimension
standards are met.
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(3) Double fronfage lot. For a double fronfage lot, the front lot line shall be the property
line abufting a street designated by the building permit applicant; provided, however,
that lot dimension requirements are met.

(4) Flag lot. For a flag lof, 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 fo the flag
lot, unless the Planning Administrator otherwise directs, in which case the front lot line
shall be seft forth in the conditions of approval for the tentative plan of the plat, which
shall be recorded on deeds conveying lofs.

(6) Ofther 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.

PROJECT INFORMATION: The subject property is comprised of an entire square block, it is
addressed on Marion Street NE and is called City of Salem Marion Parkade; therefore, we are
believe the “front” of the building faces Marion Street NE.

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

PROJECT INFORMATION: Given that Marion Street NE is the location of the front property line

Union Street NE will be considered of the rear lot line.

(c) Side lot line. A side lot line is any lot line which is not a front or rear lof line.
PROJECT INFORMATION: Based on the previous standards, Hight Street NE and Liberty Street are
be considered the side property lines.

Sec. 800.025. Flag lots.

Flag lots are allowed subject fo the standards set forth in this section.

PROJECT INFORMATION: Based on the subject property’s configuration and the fact that it has
access to 4 city streets the site is not considered a flag lot.

Sec. 800.035. Setbacks.
(a) Setbacks to be unobstructed. Except as otherwise provided under subsection (b) of this
section, required setbacks shall be unobstructed.

PROJECT INFORMATION: The existing public parking structure encroaches into the public ROW
at the ground floor level on Hight Street NE and Liberty Street NE, with the upper second and third
floors of parking projecting over the public sidewalk on Marion Street NE, Hight Street NE, and
Liberty Street NE. The existing elevators and stair towers also encroach into the public ROW on
Marion Street NE, Hight Street NE, and Liberty Street NE. The existing stair towers will be removed
and new open stair towers will be constructed, these new stair towers will limit ROW
encroachment at the building corners.

(b) Permitted projections into required setbacks. Permitted projections into required setbacks
are set forth in Table 800-2.

Type of Projection Maximum Projection PROJECT INFORMATION:
Front Abufting Rear Abutting
Street; Street
Side Abutting Street
Planter boxes; 24 in. 24 in. The existing public parking
window bays; structure was built within and
greenhouse over the public sidewalk and
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Type of Projection Maximum Projection PROJECT INFORMATION:
Front Abufting Rear Abutting
Street; Street
Side Abutting Street

windows; chimneys; property lines on Marion, Hight,

flues; belt courses; and Liberty Streets, this condition

leaders; sills; will be unchanged by the
pilasters; lintels; solar proposed improvements.
collectors; and

ornamental features

Cornices; eaves; 24 in. 24 in. The upper floors of the structure

and gutters encroach over the public
sidewalk on three streets as
previously indicated.

Fire escapes Not allowed 5 ft., provided in no | This does not apply.

case shall such
projection come
closer than 6 ft. to
any property line.

Steps Not limited 24 in. The existing stair towers
encroach over property lines;
however, the new open air stair
towers will be placed at the
property line.

Wheelchair ramps Not limited, provided: | Not limited, This does not apply.

provided the floor
area does not
exceed 4 ft. above

grade.
Porches and Not limited, provided: | Not limited, As previously noted, the upper
decks— provided: floors of the parking encroach
covered, but (1) The structure over the ROW, and will remain as
unenclosed covering the porch or | (1) The stfructure is.

deck does noft
exceed 15 ft. above
grade;

(2) The floor area of
the porch or deck
does not exceed 4 ft.
above grade; and

(3) In no case shall
the covered porch or
deck come closer
than 10 ft. to the

property line.

covering the porch
or deck does not
exceed 15 ft.
above grade;

(2) The floor area of
the porch or deck
does not exceed 4
ft. above grade;
and

(3) In no case shall
the covered porch
or deck come
closer than 8 ft. to
the rear property
line.

Porches and
decks—
uncovered

Not limited, provided:

(1) The floor area of
the porch or deck
does not exceed 3 ft.
above grade;

Not limited,
provided the floor
areq of the porch
or deck does not
exceed 4 ft. above
grade.

The third-floor parking deck is
open, solar array canopies are
proposed along the perimeter of
the structure.
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Type of Projection

Maximum Projection

Front Abutting
Street;
Side Abutting Street

Rear Abutting
Street

(2) No railing or
perimeter seating on
the porch or deck
exceeds 44 inches in
height above the
floor of the porch or
deck at any point;
and

(3) A landscaped
area 4 ft. in depth is
maintained between
the property line and
the porch or deck.

5 ft., when the floor
area of the porch
or deck exceeds 4
ft. above grade;
provided, however,
in no case shall the
porch or deck
come closer than 6
ft. to any property
line.

PROJECT INFORMATION:

Patios—covered,
but enclosed

Not limited, provided:

(1) The structure
covering the patio
does not exceed 15
ft. above grade;

(2) The floor area of
the patio does not
exceed 4 ft. above
grade; and

(3) In no case shall
the covered patio
come closer than 10
ft. to the property line.

Not limited,
provided:

(1) The structure
covering the patio
does not exceed 15
ft. above grade;

(2) The floor area of
the patio does not
exceed 4 ft. above
grade; and

(3) In no case shall
the covered patio
come closer than 8
ft. to the rear

property line.

This is not applicable to the
existing structure.

Patios—uncovered

Not limited, provided:

(1) The floor area of
the patio does not
exceed 3 ft. above
grade; and

(2) A landscaped
area 4 ft. in depth is
maintained between
the property line and
the patio.

Not limited,
provided the floor
areaq of the patio
does not exceed 4
ft. above grade.

This is not applicable to the
existing structure.

Balconies; outside
stairways; and other
unenclosed,
unroofed projections

Not allowed

5 ft., provided in no
case shall such
projection come
closer than 6 ft. to
any property line.

This is not applicable to the
existing structure.

Limitations and Qualifications
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Type of Projection Maximum Projection PROJECT INFORMATION:
Front Abutting Rear Abutting
Street; Street
Side Abutting Street

(M No permifted projection into a rear setback shall extend to within 10 ft. of the centerline of an alley,
or to within 6 ft. of an accessory structure.

(c) Zone-to-zone setbacks abutting property outside City limits or urban growth boundary.
PROJECT INFORMATION: The subject property is located within the City limits therefore this
standard does not apply.

(d) Setbacks abutting an interstate freeway, railroad right-of-way, or alley.
PROJECT INFORMATION: The subject property abuts 4 public streets therefore this standard does
not apply.

Sec. 800.040. Special setbacks.
PROJECT INFORMATION: The subject property is not subject to a special setback.

Sec. 800.045. Height.

PROJECT INFORMATION: The existing structure has a building height of 44-feet, 4-inches which
is measured from the existing grade at the street to the top of the elevator tower. The proposal
does not look to change this.

Sec. 800.050. Fences, walls, hedges, gates, and retaining walls.

Unless otherwise provided under the UDC, the standards set forth in this section shall apply to
fences, walls, hedges, gates, and retaining walls in all zones. Where screening is required under
the UDC in the form of a fence, wall, or hedge, it shall meet the standards sef forth in SRC chapter
807, in addition to the standards set forth in this section. For purposes of this secfion, the term
"front yard" means that portion of a lot located between the front property line and a line parallel
to the front property line extended from the wall of the main building lying at the greatest
distance from the front property line.

PROJECT INFORMATION: There are no new fences, walls, hedges, gates, or retaining wall
proposed therefore this section does not apply

Sec. 800.055. 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.

PROJECT INFORMATION: There are no new solid waste service areas proposed therefore this
section does not apply.

Sec. 800.060. Exterior lighting.

(a) Exterior lighting shall not shine or reflect onfo adjacent properties, or cast glare onfo the
public right-of-way.

PROJECT INFORMATION: Proposed lighting will be installed on the existing public parking

structure replacing existing lighting, it is not intended to cast glare but will improve lighting in the

open parking structure and along the existing arcades over the public sidewalks as part of the

safety enhancements being made.

(b) 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:
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(1) Completely shielded from direct view; or

(2) No greater than five foot-candles in illumination.
PROJECT INFORMATION: New exterior lighting will meet City standards and be shielded as
required.

Sec. 800.065. 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 fo,
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 areaq.
Development also does not include the installation of electric vehicle charging stafions in
existing approved parking lots or vehicle use areas.
(a) Pedestrian connections required. The on-site pedestrian circulation system shall provide
pedestrian connectivity throughout the development site as follows:
(1) Connection between building enfrances and sfreets.
PROJECT INFORMATION: The existing structure abuts public sidewalks with multiple pedestrian
entrances on all four street frontages.

(2) Connection between buildings on the same development site.
PROJECT INFORMATION: The subject property is covered by the single structure therefore this
standard is not applicable.

(3) 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 enfrance or where
there is no building, through the parking area as provided in this subsection.

PROJECT INFORMATION: The development is a three-story parking structure not a surface
parking lot.

(B) Parking sfructures and parking garages. Where an individual floor of a parking
sfructure or parking garage exceeds 25,000 square feet in size, a pedestrian
connection shall be provided through the parking area on that floor fo an
enfrance/exit.

PROJECT INFORMATION: The parking areas are existing, with no reconfiguration occurring,
other than the reduction of spaces to accommodate the solar array canopy structures, which is
limited to the third floor. An existing covered pedestrian connection through the parking on this
level will be updated to include speed bumps to better meet the current standard.

(4) 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:
PROJECT INFORMATION: As indicated previously, the existing structure provides multiple
pedestrian connections to the public sidewalks which abut the subject property. There are no
other paths or trails in the area associated with this property.
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(6) Connection to abufting properties. Whenever a vehicular connection is provided from a
development site fo an abutting property, a pedestrian connection shall also be
provided. A pedestrian connection is not required, however:

PROJECT INFORMATION: There are no other properties abutting this site therefore this standard
does not apply.

(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.

PROJECT INFORMATION: There are no new connections required therefore this standard does

not apply.

(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.

PROJECT INFORMATION: Updates to existing lighting are planned and will meet required

standards.

(d) Applicability of standards to development sites comprised of lots under separate ownership.
PROJECT INFORMATION: The subject property is a single owner, the City of Salem.

SRC 804.000 - DRIVEWAY APPROACHES
Sec. 804.010. Applicability.

This chapter applies to the design, consfruction, relocation, reconstruction, enlargement, or
alteration of any driveway approach.

PROJECT INFORMATION: There are 3 existing driveways, one on High Street NE, one on Liberty
Street NE, and the third is on Union Street NE. There are no plans for any new, relocations,
enlargement, or alteration to these existing driveways. Therefore, this section is not applicable.

SRC 806.000 - OFF-STREET PARKING, LOADING AND DRIVEWAYS
Sec. 806.015. Amount off-street parking.

(a) Maximum off-street parking.
Except as otherwise provided in this section, and unless otherwise provided under the UDC,
off-street parking shall not exceed the amounts set forth in Table 806-1. For the purposes of
calculating the maximum amount of off-street parking allowed, driveways shall not be
considered off-street parking spaces.
From Table 806-1. Maximum Off-Street Parking
Use Maximum Number Limifations and PROJECT INFORMATION:
of Spaces Qualifications
Allowed® 2. )
Motor Vehicle, Trailer, and Manufactured Dwelling Sales and Service
Commercial N/A The existing structure can
parking accommodate up to 1,086
parking spaces. There will be a
reduction 5 spaces on the third-
floor open deck to
accommodate the structural
columns for the solar array
canopies; however, there will
be no reconfiguration to the
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parking areas. The total
remaining spaces is 1081, 488
will be standard sized and 593
will be compact.

() Unless otherwise provided, when off-street parking is expressed in terms of a number of spaces per a square
footage, the square footage shall equal the gross floor area.

@ When a proposed use includes no structure and an applicable maximum off-street parking requirement is not
otherwise identified in the table, the maximum number of off-street parking spaces allowed for the use shall be one
space per employee.

@ For uses with more than 65,000 square feet of floor area, the total amount of off-street surface parking on the lot, or
lots, proposed for the development, and any contiguous lots under the same ownership, shall not exceed the floor
area of the building or buildings. For purposes of measuring the total amount of off-street surface parking, loading
areas and other paved areas not for use by passenger vehicles shall not be counted.

(b) Compact parking. Up to 75 percent of the off-street parking spaces provided on a
development site may be compact parking spaces.

PROJECT INFORMATION: Of the 1081 parking spaces, 593 are designated as compact which

is 54.8% of the total parking that will be provided.

(c) 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 fotal off-street parking spaces for carpool or vanpool parking.

PROJECT INFORMATION: There is no new or added parking within the existing structure

therefore no carpool or vanpool parking is required nor is it proposed.

(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.

PROJECT INFORMATION: EV parking is not required nor proposed.

Sec. 806.020. 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;
(4) Lease or rental agreement in parking structure. A lease or rental agreement in an off-
street parking facility established pursuant to ORS 223.805 fo 223.845.
PROJECT INFORMATION: The City of Salem is the sole owner of this public parking structure.

(b) Review and filing of agreement. Prior fo execution of any lease or rental agreement set
forth in this section, the form of such agreement shall be reviewed by the City Afforney. An
executed copy of the approved agreement shall be filed with the Planning Administrator.

PROJECT INFORMATION: This standard does not apply.
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Sec. 806.035. Off-street parking and vehicle use area development standards for uses or activifies
other than single family, two family, three family, and four 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, two family, three
family, and four 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;
(2) The expansion of existing off-street parking and vehicle use areas, where additional
paved surface is added;
(3) The alferation of existing off-sfreet parking and vehicle use areas, where the existing
paved surface is replaced with a new paved surface; and
(4) The paving of an unpaved area.
PROJECT INFORMATION: The subject property is an existing open parking structure, there is no
expansion or reconfiguration proposed. There are no plans to replace or expanded paved
surfaces.

(b) Location.

(1) Generally. Off-street parking and vehicle use areas shall not be locafted within required
setbacks.

(2) Carpool and vanpool parking. Carpool and vanpool parking shall be located so it is the
closest employee parking fo the building enfrance normally used by employees;
provided, however, it shall not be located closer than any parking designated for
disabled parking.

(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.

PROJECT INFORMATION: As previously indicated this is an existing public parking structure, all
parking is located abutting or encroaching into the public ROW there are no plans to change
these existing conditions. There are no plans to change or reconfigure existing parking. There
is no existing carpool/vanpool parking and none is proposed. All parking is located at grade
or in the upper two floors of the existing structure.

(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 sfreets, abufting
interior front, side, and rear property lines, and adjacent to buildings and
sfructures. Perimeter setbacks for parking garages are set forth under subsection
(c)(5) of this section.

“(5) 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 commercial
zone, other than a CO zone, that abuts an interior front, side, or rear
property line where there is no required building setback.

(C) Any parking garage abutting an alley. “
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(2) Perimeter setbacks and landscaping abutting streefs. Unless a greater setback is
required elsewhere within the UDC, off-street parking and vehicle use areas abufiting
a street shall be setback and landscaped according to one the methods set forth in
this subsection. Street frees located along an arterial street may be counted fowards
meeting the minimum required number of plant units.

(D) Method D. The off-street parking and vehicle use area shall be setback a
minimum six feet in conjunction with a minimum three-foot-fall brick, stone, or
finished concrete wall (see Figure 806-4). The wall shall be located adjacent to,
but entirely outside, the required setback. The setback shall be landscaped
according fo the Type A standard set forth in SRC chapter 807. Any portion of
the wall that encroaches into a vision clearance area set forth in SRC chapter
805 shall have a height no greater than the maximum allowed under SRC
805.010.

FIGURE 806-4. PERIMETER SETBACKS AND LANDSCAPING ABUTTING STREETS - METHOD D

7 / | Brick, Stane or

Concrete Wall

Min. 6 ft

| I
Landscape Strip
or Bioswale

Public Right-of-Way Parking Lot

PROJECT INFORMATION: As previously noted, this is an existing public parking structure that
does not comply with current setback standards. The planned improvements aim to enhance
safety, increase energy efficiency, and provide cosmetic updates. The removal of the ground-
floor pony walls is infended to improve visibility, ensuring public safety both within the structure
and along its perimeter. An adjustment to the screening standard is being requested for this
removal of “screening”. Please refer to Section 4: Adjustments for the detailed request.

(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) Venhicle storage areas.
(B) Venhicle display areas.

(C) Temporary and seasonal gravel off-street parking areas, approved pursuant fo SRC
chapter 701.

(D) Gravel off-street parking areas, approved through a conditional use permit.

(E) Underground parking.

(F) Parking garages.
PROJECT INFORMATION: As identified in (F) above, Interior landscaping is not required for this
project.
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(e) Off-street parking area dimensions. Off-sfreet 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) Venhicle display areas.
PROJECT INFORMATION: Parking is existing, there are no increases or reconfiguration proposed.

(f) 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 sfreet 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 furnaround area as shown in
Figure 806-9. The turnaround shall conform to the minimum dimensions set forth in Table
806-6.

Area

h Turnaround

=% —
1 H Iy
‘sl
L L

D

PROJECT INFORMATION: The existing parking areas allow for safe and convenient vehicular
access and maneuvering; designed for forward motion entering and exiting with no drive aisles
terminating in a dead-end. As previously mentioned there are no plans to reconfigure the
parking or alter the vehicle maneuvering design of the existing parking garage on all floors.

(9) Grade. Off-street parking and vehicle use areas shall not exceed a maximum grade of fen
percent. Ramps shall not exceed a maximum grade of 15 percent.

PROJECT INFORMATION: There are no changes proposed to the existing structure it will remain

as originally constructed.

(h) Surfacing. Off-sfreet 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-
10). Such two-foot landscaped area may count fowards meeting interior off-street parking
area landscaping requirements when provided abutting a landscape island or planter bay
with a minimum widfth of five feet, but shall not count fowards meeting perimeter setbacks
and landscaping requirements. Paving is not required for:

(1) Vehicle storage areas within the IG zone.

(2) Temporary and seasonal gravel off-street parking areas, approved pursuant fo SRC
chapter 701.

(3) Gravel off-street parking areas, approved through a conditional use permit.
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PROJECT INFORMATION: The existing parking structure is fully paved and no changes to the
paving are proposed.

() Drainage. Off-sfreet 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.

PROJECT INFORMATION: The existing parking structure contains drainage, no changes to this
existing system are proposed.

() 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
info required setbacks and landscaped areas, pedestrian accessways, streets or alleys, or
abufting property; provided, however, bumper guards or wheel barriers are not required
for:

(1) Vehicle storage areas.
(2) Vehicle sales display areas.

PROJECT INFORMATION: The existing parking garage contains wheel stops which will remain

in place to keep vehicles from migrating beyond the length of the parking space.

(k) Off-sfreet parking area striping. Off-sfreet 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:

(1) Vehicle storage areas.

(2) Vehicle sales display areas.

(3) Temporary and seasonal gravel off-street parking areas, approved pursuant fo SRC
chapter 701.

(4) Gravel off-street parking areas, approved through a conditional use permit.

PROJECT INFORMATION: As previously noted, parking is existing and there are no plans to

reconfigure existing parking.

() Marking and signage.

(1) Offstreet 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 Confrol 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.

PROJECT INFORMATION: Pavement markings and signage will comply as required.

(m) Lighting. Lighting for off-street parking and vehicle use areas shall not shine or reflect onfo
adjacent residentially zoned property, or property used for uses or activities falling under
household living, or cast glare onto the street.

PROJECT INFORMATION: There are no residentially zoned properties adjacent to the site. Any

new lighting will comply with applicable standards as required.

(n) Additional standards for new off-sfreet surface parking areas more than one-half acre in
size. When a total of more than one-half acre of new off-street surface parking is proposed
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on one or more lots within a development site, the lof(s) proposed for development shall

comply with the additional standards in this subsection. For purposes of these standards,

the area of an off-street surface parking area is the sum of all areas within the perimeter of

the off-streef parking areaq, including parking spaces, aisles, planting islands, corner areas,

and curbed areas, but not including interior driveways and off-sfreet loading areas.
PROJECT INFORMATION: There is no new off-street parking proposed, therefore this standard
does not apply.

Sec. 806.040. Driveway development standards for uses or activities other than single
family, two family, three family, or four family.
Unless otherwise provided under the UDC, driveways for uses or acfivities other than single family,

two family, three family, or four family shall be developed and maintained as provided in this
secfion.

PROJECT INFORMATION: All driveways are existing with no changes proposed therefore this
section does not apply.

Sec. 806.045. Bicycle parking; when required.
(a) General applicability. Bicycle parking shall be provided as required under this chapter for:
(1) Each proposed new use or activity.
(2) Any change of use or activity.
(3) Any intensification, expansion, or enlargement of a use or activity.
PROJECT INFORMATION: There is no new or expanded parking proposed as a result this section
does not apply.

Sec. 806.065. Off-street loading areas; when required.

(a) General applicability. Off-street loading shall be provided and maintained as required under
this chapter for:
(1) 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.
(3) Any intensification, expansion, or enlargement of a use or activity.
PROJECT INFORMATION: There is no proposed change of use or activity and there is no
expansion of the existing parking therefore this section does not apply.

SRC 900.000 - SIGN CODE
Sec. 900.010. General rule.

(a) No person shall constfruct, erect, enlarge, alter, or relocate any sign, or install electrical
parts, wiring, or illumination in or upon a sign, until all required permits have been
obtained, including, but not limited to, sign permits, building permits, electrical permits,
and any other permit required under federal, state, or local law.

(b) Except as provided in SRC 900.030, no person shall erect, construct, enlarge, alter, repair,
move, improve, convert, equip, use, or maintain any sign, or cause or permit the same fo
be done, in violation of any provision of this chapter or a permit issued hereunder.

(c) Nothing in this chapter is intended, nor shall be construed, fo permit the erection,
construction, enlargement, alteration, or maintenance of any sign at any place or in any
manner unlawful under any other federal, state, or local law. When any part of this
chapter conflicts with another provision of federal, state, or local law, the provision that
establishes the stricter standard shall confrol.
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PROJECT INFORMATION: New signage identifying the Marion Parkade as well as internal
wayfinding signage is anticipated but will be pursued under separate application as
applicable once final designs have been secured.

4. ADJUSTMENTS
The proposed improvements for the City of Salem’s Marion Parkade require the following two
Class 2 adjustments under SRC 250.005(a)(B):

1. SRC 524.010(c) - Minimum 10-foot setback for accessory structures to allow the
proposed solar array canopies to be placed along the perimeter of the open third-floor
parking deck.

2. SRC 806.035(c)(2)(D) - Perimeter setbacks and landscaping for off-street parking
areas and garages abutting a street to permit the removal of the existing pony walls on
the ground floor, thereby enhancing visibility as an improved safety measure.

These requested adjustments are essential to facilitate the proposed improvements, which aim
to promote a safer environment in and around the existing structure, provide energy-efficient
power generation, and enhance the aesthetic appeal of the facade of this public parking
structure. Flexibility in certain development standards outlined in the current Salem Revised
Code is necessary due to the existing conditions related to the structure's siting in relation to the
subject lot and the public right-of-way. This request is limited to the adjustments specified
above.

SRC 250.005(d) Criteria:
(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
(i) Equally or better met by the proposed development.

1. Adjustment to SRC 524.010(c) - The proposed solar array canopies will be positioned along
the perimeter of the third-floor parking deck, facing High Street NE, Marion Street NE, and
Liberty Street NE. The existing structure encroaches over the public right-of-way on all these
streets, a condition that will not be corrected by the proposed improvements. The standard
assumes either a new development or existing conditions that would allow the setbacks to
be met; in this case, neither applies, making the standard not applicable to this project.
Furthermore, the solar array canopies have been strategically sited to provide maximum
benefit for solar exposure and shading, while ensuring that existing circulation patterns on
the parking deck remain unaffected.

2. Adjusiment to SRC 806.035(c)(2)(D) - The existing parking structure is built at or over the
property lines, with no setback provided for the garage. Portions of the parking facility also
encroach into the public right-of-way. The current ground-floor pony wall creates convenient
hiding spots easily accessible from the adjacent public sidewalk, which poses significant
safety risks both within the parking structure and for pedestrians in the surrounding area.

Removing the pony wall at the ground floor will enhance visibility between the parking areas
and the pedestrian way, thereby increasing safety for the community and aligning with one
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of the primary goals of the proposed improvements. This approach follows best practices in
parking structure design nationwide and is a key reason for the proposal to "open up" the
structure, both at the ground level and within the enclosed corner stair towers. We believe
this design better addresses the needs of the community, especially given that this is not a
new or existing open surface parking lot which is generally where the standard has been
applied. A cable rail system will be installed to prevent vehicles from encroaching into the
pedestrian path so a physical separation will be maintained.

(B) Iflocated within a residential zone, the proposed development will not defract
from the livability or appearance of the residential areq.
RESPONSE: The subject property is not zoned residentially, nor is it adjacent to a residential zone
or residential development.

(C) 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.

RESPONSE: The 2 Class 2 adjustments are minimal and will not have a negative effect on the
project or the surrounding area. They are proposed improvements are consistent with the
existing and continued uses within the structure and the zone.

5. CONCLUSION

The applicant, the City of Salem, is seeking approval for a consolidated land use review that
includes a Class 3 Site Plan Review and two Class 2 Adjustments to facilitate improvements to
the Marion Parkade. The proposed enhancements aim to:

¢ Increase safety by improving visibility through the opening of enclosed corner stair
towers and ground floor parking areas, along with updated lighting.

¢ Provide solar array panels to enhance energy efficiency.

e Add perforated metal fins and panels to the second and third-floor fagade walls,
infroducing articulation, texture, and a decorative lighting array for aesthetic updates.

In addition to enhancing safety, energy efficiency, functionality, and the overall aesthetic of
the parking facility, these modifications are intended to reduce maintenance costs and
structural damage from excessive power washing of stairwells, increase utilization of the
parking structure, and promote vibrancy.

The applicant and their consultant believe that the requested adjustments are minimal and
that the proposed improvements will provide greater public benefit by preserving the use of
the existing facility.

Thank you for your consideration.
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