
 

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

PLANNING ADMINISTRATOR DECISION FOR MODIFICATION  
OF TENTATIVE SUBDIVISION PLAN 

 

CASE NO.: CPC-ZC-PUD-SUB-ADJ19-08MOD1 

AMANDA NO.: 20-117240-LD 

DATE OF DECISION: December 29, 2020 

PROPERTY LOCATION: 255 Cordon Road NE, 4800-4900 Block of State 
Street, and 4700-4800 Block of Auburn Road NE 

APPLICANT: East Park LLC, Kiril Ivanov 

AGENT: Multi-Tech Engineering, Inc., Brandie Dalton 

 
REQUEST 
 
Summary:  A modification to the East Park Estates Planned Unit Development 
Subdivision resulting in an adjustment to the northwestern property boundary. 
 
Request: A modification to a previously approved phased Subdivision (Case No. 
CPC-ZC-PUD-SUB-ADJ19-08), resulting in an adjustment to the northwestern 
property boundary, for property approximately 122 acres in size, zoned RS 
(Single Family Residential), RM-I and RM-II (Multi-Family Residential) and CR 
(Retail Commercial), and located at 255 Cordon Road NE, 4800-4900 Block of 
State Street and 4700-4800 Block of Auburn Road NE - 97301 (Marion County 
Assessors Map and Tax Lot numbers: 072W29B / 00200, 00201, 00300 and 
00400 and 072W29C / 00100, 00101, 00199, 00200, 00300 and 00400). 
 
DECISION 

The requested modification of the tentative phased subdivision plan is 
APPROVED subject to the applicable standards of the Salem Revised Code, the 
findings contained herein, and the findings and conditions adopted in this 
decision. 
 
Condition 1: Prior to recording of the final plat for the first phase of the 

subdivision, the applicant shall provide evidence that Marion 
County PLA Case No. 20-034 has been recorded. 

 
Condition 2: Comply with all conditions of approval from the original 

subdivision (CPC-ZC-PUD-SUB-ADJ19-08). 
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BACKGROUND 

The subject property is located generally at 255 Cordon Road NE, 4800-4900 Block of State 
Street and 4700-4800 Block of Auburn Road NE (Attachment A). On October 16, 2019 an 
application for a Planned Unit Development and Subdivision for 659 single family units and a 
36-unit multi-family residential use, for a total of 695 units, was approved for the subject 
property. UGA09-07 was issued in connection with the phased tentative subdivision plan. 
 
An application for a subdivision modification was received on November 2, 2020. The 
application was deemed complete for processing on November 25, 2020. The applicant’s 
proposed site plan is included in Attachment B and written statement addressing the approval 
criteria is included as Attachment C. 
 
Summary of Record: 

The following items are submitted to the record and are available upon request: All materials 
submitted by the applicant, including any applicable professional studies such as traffic impact 
analysis, geologic assessments, and stormwater reports; any materials and comments from 
public agencies, City departments, neighborhood associations, and the public; and all 
documents referenced in this report. 
 
City Department Comments 

Salem Fire Department. The Fire Department has reviewed the proposal and commented 
that two separate and approved means of fire department access are required. Fire 
Department access is required to be provided within 150 feet of all portions of all structures. 
Dead end Fire Department access in excess of 150 feet requires an approved turnaround. Fire 
hydrants are required to be provided within 60 feet of all portions of the structures. All 
measurements are made along an approved route as determined by the fire code official. 
 

Building and Safety Division. The Building and Safety Division has reviewed the proposal 
and indicated no concerns. 
 

Public Works Department. The City of Salem Public Works Department, Development 
Services Section, reviewed the proposal and provided a memo included as Attachment D. 
 

Public Agency and Private Service Provider Comments 

Salem-Keizer Public Schools. Salem-Keizer Public Schools has reviewed the proposal and 
provided comments included as Attachment E. 

 
Neighborhood Association Comments and Public Comments 

The subject property is located within the boundaries of the East Lancaster Neighborhood 
Association (ELNA). Notice of the application was sent to ELNA, and surrounding property 
owners and addresses of record within 250 feet of the subject property. ELNA has reviewed 
the proposal and indicated no concerns. No public comments were received. 
 
FINDINGS 

The subdivision process reviews development for compliance with City standards and 
requirements contained in the UDC, the Salem Transportation System Plan (TSP), and the 
Water, Sewer, and Storm Drain System Master Plans. A second review occurs for the created 
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lots at the time of site plan review/building permit review to assure compliance with the UDC. 
Compliance with conditions of approval to satisfy the UDC is checked prior to city staff signing 
the final subdivision plat. 
 
Tentative Subdivision Case No. CPC-ZC-PUD-SUB-ADJ19-08 was approved on October 19, 
2019 under the requirements of SRC Chapter 205 (Land Division and Reconfiguration). No 
updates to the City’s zoning and development codes have been adopted since approval of the 
original subdivision. 
 
SRC 205.070(a) provides that the approval of a tentative subdivision plan may be modified 
after its effective date if the proposed modification meets the criteria set forth in this section. 

 
1. Analysis of Tentative Subdivision Modification Approval Criteria: 

SRC 205.070(d) establishes the following approval criteria for modification of the approval 
of a tentative subdivision plan: 

 
 SRC 205.070(d)(1): The proposed modification is not substantially inconsistent with 

the conditions of the original approval. 
 
 Finding: The northwestern property line of the subject property is being adjusted by 

approximately 1-3.5 feet through a property line adjustment application processed by 
Marion County (Marion County PLA Case No. 20-034). The purpose of the property line 
adjustment is to resolve an existing encroachment issue with the neighboring Salem 
Greene Estates Mobile Home Park where several structures and the existing fence line 
have been constructed over the property line onto the subject property. The property line 
will be adjusted to match the existing fence line. 

 
Condition 1: Prior to recording of the final plat for the first phase of the subdivision, the 

applicant shall provide evidence that Marion County PLA Case No. 20-034 
has been recorded. 

 
A modification of the subdivision is required in this case because the exterior boundary of 
the subdivision is being altered with the property line adjustment action. The change to the 
exterior boundary will slightly reduce the lot depths of proposed lots 18-47 in Phase 1 and 
lots 156-164 in Phase 2; however, the adjusted lots depths will comply with all applicable 
development standards of the Planned Unit Development. The proposed modification will 
be consistent with the conditions of the original approval, no modification of the existing 
conditions of approval is required. 

 
Condition 2: Comply with all conditions of approval from the original subdivision (CPC-

ZC-PUD-SUB-ADJ19-08). 
 

The original subdivision plan showed Ruby Avenue NE terminating without a turnaround. 
The modification proposes that a new turnaround on Ruby Avenue NE and the original 
turnaround on Maroon Court NE both be constructed with a radius that is smaller than the 
standard for Local streets. The standard radius is selected primarily for ease of street 
sweeping around the cul-de-sac, and a larger cul-de-sac in these circumstances would 
negatively affect an existing wetland area. This physical constraint meets the criteria for 
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alternative street standards under SRC 803.065(a)(1). The conditions of the original 
approval are unchanged with these modifications. 

 
SRC 205.070(d)(2): The proposed modification will not result in significant changes 
to the physical appearance of the development, the use of the site, and the impacts 
on surrounding properties. 
 
Finding: The proposed modification includes minor adjustments to the property boundary, 
minor clarifications to two street turnarounds, and a minor change to the phase 
boundaries. The proposed modification does not change the physical appearance of the 
development, the use of the site, or the impacts on surrounding properties. 
 
Because the configuration of the subdivision is substantially similar to the original 
approval, and because no change is proposed to the previously approved uses for the 
property, the requested modification would not increase or otherwise change impacts on 
surrounding properties. The proposal meets this criterion. 
 
SRC 205.015(e): Modification pursuant to final plat approval. If the approval of a 
final plat for a phase of a phased subdivision requires the change of a boundary of 
a subsequent phase, or a change to the conditions of approval, the tentative 
phased subdivision plan shall be modified prior to approval of the final plat. 
 
Finding: No change is proposed to the phase boundaries or conditions from the original 
approval. City infrastructure is available to serve individual phases in a way that is 
functionally self-contained and self-sustaining no differently than for the original 
application. The infrastructure requirements for the subdivision modification are 
unchanged from the original decision. The improvements constructed in each phase will 
be constructed in such a manner that provides sufficient capacity to serve later phases. 

 
2. Effect on Expiration Period of Original Approval: 

Pursuant to SRC 205.070(e), the effect of a modification upon the expiration period of the 
original approval, if any, shall be established in the modification decision. 
 
Finding: The expiration date for the original tentative subdivision approval (CPC-ZC-PUD-
SUB-ADJ19-08) is November 1, 2021. The proposed modification does not change the 
expiration date for the consolidated application. The applicant is permitted to apply for up 
to four extensions of the expiration date, in two-year increments, with the final extension 
expiring no later than November 1, 2029. 
 
Pursuant to SRC 200.025(g)(1), a UGA Preliminary Declaration issued in connection with 
a subdivision shall remain valid if the tentative subdivision approval remains valid. 
Therefore, UGA09-07MOD1 and its terms and conditions would remain in effect for the 
duration of the subject modification and any subsequent extensions. 

 

DECISION 

The requested modification of the tentative phased subdivision plan is APPROVED subject to 
the applicable standards of the Salem Revised Code, the findings contained herein, and the 
findings and conditions adopted in this decision. 
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Condition 1: Prior to recording of the final plat for the first phase of the subdivision, 
the applicant shall provide evidence that Marion County PLA Case No. 
20-034 has been recorded. 
 

Condition 2: Comply with all conditions of approval from the original subdivision 
(CPC-ZC-PUD-SUB-ADJ19-08). 
 

________ 
Aaron Panko, Planner III, on behalf of  
Lisa Anderson-Ogilvie, AICP 
Planning Administrator 

 
Prepared by Aaron Panko, Planner III 
 
Attachments:  A. Vicinity Map 

B. Proposed Modified Subdivision Plan 
C. Applicant’s Written Statement 
D. Public Works Memo 
E. Salem Keizer Public Schools Comments 

 
Application Deemed Complete:    November 25, 2020 
Notice of Decision Mailing Date:    December 29, 2020 
Decision Effective Date:    January 14, 2021 
State Mandated Decision Date:    March 25, 2021 
 
The rights granted by this decision must be exercised or extension granted by the 
following dates or this approval shall be null and void:  
 
Tentative Subdivision Plan: November 1, 2021 
 
A copy of the complete case file is available for review during regular business hours at 
the Planning Division office, 555 Liberty Street SE, Room 305, Salem OR 97301. 
 
This decision is final unless written appeal from a party with standing to appeal, along 
with an appeal fee, is filed with the City of Salem Planning Division, Room 305, 555 
Liberty Street SE, Salem, Oregon 97301, no later than Wednesday, January 13, 2021, 
5:00 p.m. The notice of appeal must contain the information required by SRC 300.1020. 
The notice of appeal must be filed in duplicate with the City of Salem Planning Divi-
sion. The appeal fee must be paid at the time of filing. If the notice of appeal is untimely 
and/or lacks the proper fee, the notice of appeal will be rejected. The Salem Planning 
Commission will review the appeal at a public hearing. The Planning Commission may 
amend, rescind, or affirm the action or refer the matter to staff for additional information. 

 
 

cc: Alan Kessler, GIS 

 
G:\CD\PLANNING\CASE APPLICATION Files 2011-On\SUBDIVISION\2020\Staff Reports - Decisions\CPC-ZC-
PUD-SUB-ADJ19-08MOD1.amp.docx
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CITY OF SALEM

 MARION COUNTY, OREGON

PARCEL SIZE:
PHASE 1
TOTAL AREA 21.57 AC.
TRACTS   0.47 AC.
LOTS 14.61 AC.
NUMBER OF UNITS 147
DENSITY 10.06 Units/AC.
LARGEST 9,282 S.F.
SMALLEST 3,115 S.F.
AVERAGE 4,329 S.F.

PHASE 2
TOTAL AREA 12.88 AC.
TRACTS   1.68 AC.
LOTS   8.49 AC.
NUMBER OF UNITS 90
DENSITY 10.60 UNITS/AC.
LARGEST 6,988 S.F.
SMALLEST 3,010 S.F.
AVERAGE 4,109 S.F.

PHASE 3
TOTAL AREA 16.93 AC.
TRACTS   2.28 AC.
LOTS   8.79 AC.
NUMBER OF UNITS 94
DENSITY 10.69 UNITS/AC.
LARGEST 8,487 S.F.
SMALLEST 3,115 S.F.
AVERAGE 4,073 S.F.

SHEET INDEX
P101 COVER SHEET
P102 SITE PLAN - PHASE 1 & 2
P103 SITE PLAN - PHASE 3
P104 SITE PLAN - PHASE 4

UTILITIES:
CABLE COMCAST CABLE SERVICES
POWER P.G.E.
PHONE CENTURY LINK
GAS N.W. NATURAL
SANITARY SEWER
STORM DRAIN &
WATER CITY OF SALEM

EXISTING ZONE:
RS, RM-I, RM-II, CR

COMPREHENSIVE DESG.:
SINGLE FAMILY RESIDENTIAL,
MULTI-FAMILY RESIDENTIAL &
COMMERCIAL

AREA TABLE:
BOUNDARY: 5,340,008 S.F. 122.59 Ac. 100.00%
LOT AREA: 2,728,279 S.F. 62.63 Ac. 51.01%
TRACT AREA: 387,211 S.F. 8.89 Ac. 7.25%
CITY PARK: 323,884 S.F. 7.44 Ac. 6.06%
COMMERCIAL: 574,966 S.F. 13.20 Ac. 10.77%

PHASE 4
TOTAL AREA 13.48 AC.
TRACTS   0.26 AC.
LOTS   9.03 AC.
NUMBER OF UNITS 99
DENSITY 10.96 UNITS/AC.
LARGEST 4,738 S.F.
SMALLEST 3,465 S.F.
AVERAGE 3,973 S.F.

SITE

PHASE 5
TOTAL AREA 13.41 AC.
TRACTS   0.80 AC.
LOTS   9.33 AC.
NUMBER OF UNITS 101
DENSITY 10.83 UNITS/AC.
LARGEST 5,780 S.F.
SMALLEST 3,115 S.F.
AVERAGE 4,022 S.F.

PHASE 6
TOTAL AREA 18.69 AC.
TRACTS   3.27 AC.
LOTS   10.43 AC.
NUMBER OF UNITS 111
DENSITY 10.64 UNITS/AC.
LARGEST 8,989 S.F.
SMALLEST 3,115 S.F.
AVERAGE 4,095 S.F.
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East Park Estates 
SUB-Modification 

CPC-ZC-PUD-SUB-ADJ19-08 
November 2, 2020 

 
 

BACKGROUND: 
 
On June 18, 2018, a Pre-Application Conference (PRE-AP18-72) was held with the applicant 
and City staff.  The purpose of the pre-app was to discuss the potential development of the 
property.  
 
The applicant attended the East Lancaster Neighborhood Association meeting and the East 
Suburban Neighborhood Association meeting on October 4, 2018, to discuss the proposal with 
the Neighborhood Association and adjacent property owners.   
 
On January 3, 2019, the required PUD Pre-Application Conference (PRE-AP18-126) was held 
with the applicant and City staff.  
 

On October 16, 2019, CPC-ZC-PUD-SUB-ADJ19-08 was approved for East Park PUD.  The 

approval was for a 695-unit Planned Unit Development and Subdivision to be completed in six 

phases, a Minor Comprehensive Plan Map Amendment and Zone Change from CR (Retail 

Commercial) to RMll (Multi-Family Residential)for approximately 2.11 acres, and from lP 

(lndustrial Park) to RS (Single Family Residential) for approximately 3.25 acres, and a Class-2 

Adjustment to reduce the amount of required off-street parking spaces for the 36-unit multi-family 

portion of the PUD from 77 spaces (2.14 per unit) to 64 spaces (1.77 spaces per unit). 
 
ORIGINAL PROPOSAL: 
 
The applicant is proposing to subdivide 122 acres into a six (6) Phase, 659-Lot Planned Unit 
Development (PUD)/Subdivision (SUB) with 12.29 acres of open space.   
 
Phase 1:  147 lots 
Phase 2:   94 lots 
Phase 3:  106 lots 
Phase 4:   99 lots 
Phase 5:  101 lots 
Phase 6:  112 lots 
 
 
 
 
 
 

SGuizar
Text Box
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MODIFIED PROPOSAL: 
 

1) The applicant is proposing to modify the approved subdivision boundary as shown on 
the Modified Subdivision Site Plan.  

 
2) In order to deal with an existing encroachment issue with the adjacent mobile home park 

to the west, the boundary of the Subdivision is being adjusted to the east about 1’ to 
3.54’ in width along the west side of Lots 18-38 and Lots 156-164.    See Sheet P102. 

 
3) In order to deal with an existing encroachment issue with the adjacent mobile home park 

to the west, the boundary of the Subdivision is being adjusted to the east about 1’ to 
3.54’ in width d along the west side of Lots 332-355.  See Sheet P104. 
 

4) The applicant is proposing to subdivide 122 acres into a six (6) Phase, 642-Lot 
Subdivision (SUB) with 12.29 acres of open space.   

 
Phase 1:  147 lots 
Phase 2:   90 lots 
Phase 3:   94 lots 
Phase 4:   99 lots 
Phase 5:  101 lots 
Phase 6:  111 lots 

 
5) The applicant is also requesting Alternative Street Standards to a cul-de-sac in Phase 2 

and a cul-de-sac in Phase 3. 
 
SITE VICINITY AND CHARACTERISTICS: 
 
The subject property contains approximately 122 acres, including 12.29 acres of open space. 
The subject property is zoned RS (Single-Family Residential), RMI and RMII (Multi-Family 
Residential), and CR (Commercial Retail). 
 
The subject property is vacant.  Topography, property configuration and dimensions area 
illustrated on the tentative plan.  
 
The surrounding properties are zoned and used as follows: 
 
North:  Across Auburn Road NE-RS (Single Family Residential) zone, and Marion county UT-5 

(Urban Transition) and UD (Urban Development zones; existing single-family dwellings 
East: Across Cordon Road-Marion County AR (Acreage Residential), P (Public), and I 

(Industrial) zones; existing Marion County Fire Department and existing industrial uses 
South: Across State Street-Marion County UD (Urban Development), RM (Multi-Family 

Residential), and RL (Limited Multi-Family Residential) zones; RA (Residential 
Agriculture); existing single-family dwellings 

West: Marion County RM (Multi-Family Residential); existing single-family and multi-family 
dwellings 

 
The subject property is located within the City limits (ANXC-689) and the Urban Growth 
Boundary.  
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UDC 205.070(d) SUB MODIFICATION CRITERIA: 
 

(1) The proposed modification does not substantially change the original approval; 
and 

 
Findings:  The modified proposal is in substantial conformance with the original approval.  
There are no major changes being made.  
 
Modified Proposal: 
 

1) The applicant is proposing to modify the approved subdivision boundary as 
shown on the Modified Subdivision Site Plan.  

 
2) In order to deal with an existing encroachment issue with the adjacent mobile 

home park to the west, the boundary of the Subdivision is being adjusted to the 
east about 1’ to 3.54’ in width along the west side of Lots 18-38 and Lots 156-
164.    See Sheet P102. 

 
3) In order to deal with an existing encroachment issue with the adjacent mobile 

home park to the west, the boundary of the Subdivision is being adjusted to the 
east about 1’ to 3.54’ in width d along the west side of Lots 332-355.  See Sheet 
P104. 

 
4) The applicant is proposing to subdivide 122 acres into a six (6) Phase, 642-Lot 

Subdivision (SUB) with 12.29 acres of open space.   
 

Phase 1:  147 lots 
Phase 2:   90 lots 
Phase 3:   94 lots 
Phase 4:   99 lots 
Phase 5:  101 lots 
Phase 6:  111 lots 

 
5) The applicant is also requesting Alternative Street Standards to a cul-de-sac in 

Phase 2 and a cul-de-sac in Phase 3. 
 

The proposal does not require any variances to lot development or street standards specified in 
the Code.  The subdivision is within a planned unit development (PUD), UDC Chapter 210 
does not have lot dimension requirements.  The PUD Chapter is setup to provide flexibility in lot 
sizes.  However, the proposed lots range in size from 3,150 to 9,264 square feet in size, with 
an average lot size of 4,120 square feet.  The modification is only for the Subdivision.  
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Density within the SUB is still being met as shown below: 
 
RS Zone-Minimum 4,000 square foot lot size required 
 

Lot Size w/Streets Lot Size w/out Streets 

77.27 acres  56.50 acres 

814 lots- max allowed 615 lots- max allowed 

434 lots- proposed 434 lots- proposed 

Density met Density met 

 
RM1 Zone-8 units minimum/14 units maximum 
 

Lot Size w/Streets Lot Size w/out Streets 

11.7 acres 8 acres 

94 units-min required 64 units-min required 

164 units-max allowed 112 units-max allowed 

98 units-proposed 98 units-proposed 

Density met Density met 

  
RM2 Zone-12 units minimum/28 units maximum 
 

Lot Size w/Streets Lot Size w/out Streets 

15.34 acres 9.71 acres 

184 units-min required 117 units-min required 

430 units-max allowed 272 units-max allowed 

121+ units-proposed 121+ units-proposed 

20 units proposed within 
the southwest corner of 
Russet Avenue and 
Greencrest Street 

20 units proposed within 
the southwest corner of 
Russet Avenue and 
Greencrest Street 

Density met Density met 

 
The proposal can conform to applicable conditions imposed as necessary to ensure that 
development conforms to the standards of the subdivision code and with existing development 
and public facilities. The proposed subdivision is in compliance with lot size requirements and 
required access.  Therefore, this criteria has been met.  
   

(2) The proposed modification will not result in significant changes to the physical 
appearance of the development, the use of the site, and the impacts on 
surrounding properties. 

 
Findings:  The modified proposal will not result in significant changes to the appearance of the 
development.  There are no major changes being made. 
 
All lots will have direct access onto Auburn Road (north) and State Street (south) via the 
proposed internal private street system.  Since the adjacent properties are fully developed, 
access to adjacent properties is not necessary; therefore the subdivision does not impede the 
future use of the property or adjacent land. 
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The applicant is also requesting Alternative Street Standards to a cul-de-sac in Phase 2 and a 
cul-de-sac in Phase 3. 
 

 
 
Due to the existing water quality facility and wetlands, creating through streets in this area was 
not feasible.  DSL and the Corp. of Engineers did not want the water facility removed or 
wetlands disturbed.  Therefore, due to the existing conditions a through street could not be 
provided and there was not enough remove to create standard cul-de-sac bulbs.   
 
SUBDIVSION CRITERIA: 
 
The intent of the subdivision code is providing for orderly development through the application of 
appropriate rules and regulations. Pursuant to the application of the current enabling statutes, 
these regulations are those cited in UDC 205.010(d) and UDC 205.015(d). The decision criteria 
for subdivisions without a concurrent variance under UDC 205.010(d) and UDC 205.015(d) 
must be found to exist before an affirmative decision may be made for a subdivision application.  
 
(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 proposal does not require any variances to lot development or street standards specified in 
the Code.  UDC Chapter 210 does not have lot dimension requirements.  The PUD Chapter is 

setup to provide flexibility in lot sizes.  However, the proposed lots range in size from 3,150 
to 9,264 square feet in size, with an average lot size of 4,120 square feet. 
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Modified Proposal: 
 

1) The applicant is proposing to modify the approved subdivision boundary as 
shown on the Modified Subdivision Site Plan.  

 
2) In order to deal with an existing encroachment issue with the adjacent mobile 

home park to the west, the boundary of the Subdivision is being adjusted to the 
east about 1’ to 3.54’ in width along the west side of Lots 18-38 and Lots 156-
164.    See Sheet P102. 

 
3) In order to deal with an existing encroachment issue with the adjacent mobile 

home park to the west, the boundary of the Subdivision is being adjusted to the 
east about 1’ to 3.54’ in width d along the west side of Lots 332-355.  See Sheet 
P104. 

 
4) The applicant is proposing to subdivide 122 acres into a six (6) Phase, 642-Lot 

Subdivision (SUB) with 12.29 acres of open space.   
 

Phase 1:  147 lots 
Phase 2:   90 lots 
Phase 3:   94 lots 
Phase 4:   99 lots 
Phase 5:  101 lots 
Phase 6:  111 lots 

 
5) The applicant is also requesting Alternative Street Standards to a cul-de-sac in 

Phase 2 and a cul-de-sac in Phase 3. 
 

The proposal can conform to applicable conditions imposed as necessary to ensure that 
development conforms to the standards of the subdivision code and with existing development 
and public facilities. The proposed subdivision is in compliance with lot size requirements and 
required access.  Therefore, this criteria has been met. 
 
(B) City infrastructure standards. 
 
Water, sewer, storm drainage plans will be submitted to the Public Works Department for final 
plat and construction plan approval at the final plat stage. The tentative site plan illustrates the 
location of the public utility lines.  The proposal meets applicable Salem Area Comprehensive 
Plan Residential Policies for properties within the Urban Growth Boundary.  The proposal 
encourages the efficient use of developable residential land.   Public facilities and services are 
or will be available to serve the site, including services such as water, sanitary and storm sewer 
and fire/life/safety services.  Therefore, this criterion has been met. 
 
(C) Any special development standards, including, but not limited to, floodplain 
development, special setbacks, geological or geotechnical analysis, and vision 
clearance. 
 
There are wetlands and a waterway that runs through the subject property.  The City will notify 
DSL to ensure that all applicable requirements pertaining to wetlands are met at the time of 
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development.  The waterway runs through subject property and has been incorporated into the 
green space within the development.  Therefore, providing a natural amenity for the residents. 
 
Based on the information provided in PRE-AP18-72 and PRE-AP18-126, a geologic 
assessment is required.  A geologic assessment dated December 21, 2018, was reviewed, and 
approved by the City with the original approval.  
 
This criterion has been met. 
 
(2) The tentative subdivision plan does not impede the future use or development 
of the property or adjacent land. 
 
The subject property is 122 acres in size.  The applicant is proposing to develop the property 
into 642-lots as shown on the site plan.  Therefore, the proposed SUB will not impede future 
use or development of the commercial parcel or adjacent land.  
 
The surrounding abutting properties are fully developed.   
 
North:  Across Auburn Road NE-RS (Single Family Residential) zone, and Marion county UT-5 

(Urban Transition) and UD (Urban Development zones; existing single-family dwellings 
 
East: Across Cordon Road-Marion County AR (Acreage Residential), P (Public), and I 

(Industrial) zones; existing Marion County Fire Department and existing industrial uses 
 
South: Across State Street-Marion County UD (Urban Development), RM (Multi-Family 

Residential), and RL (Limited Multi-Family Residential) zones; RA (Residential 
Agriculture); existing single-family dwellings 

 
West: Marion County RM (Multi-Family Residential); existing single-family and multi-family 

dwellings 
 
All lots will have direct access onto Auburn Road (north) and State Street (south) via the 
proposed internal private street system.  Since the adjacent properties are fully developed, 
access to adjacent properties is not necessary; therefore the subdivision does not impede the 
future use of the property or adjacent land.  
  
The proposed site plan shows street improvements and access to all lots within the proposed 
subdivision.  Therefore, this criterion has been met. 
 
(3) Development within the tentative subdivision plan can be adequately served 
by City infrastructure. 
 
Water, sewer, storm drainage plans will be submitted to the Public Works Department for final 
plat and construction plan approval at the final plat stage.  The tentative site plan illustrates the 
location of the public utility lines.  The proposal meets applicable Salem Area Comprehensive 
Plan Residential Policies for properties within the Urban Growth Boundary.  The proposal 
encourages the efficient use of developable residential land.  Public facilities and services are 
or will be available to serve the site, including services such as water, sanitary and storm sewer 
and fire/life/safety services.  
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Water, sewer, storm drainage plans will be submitted to the Public Works Department for final 
plat and construction plan approval at the final plat stage.  The tentative site plan illustrates the 
location of the public utility lines.  Therefore, this criteria has been met. 
 
Proposed Storm Water Management System: 
 
Stormwater quality and quantity are required for this development.  An LID (low impact 
development) Stormwater technique will be used to mitigate the increase in pollutants 
contributed from development. This system may also be used to provide storage and water 
quantity control.  The proposed stormwater system will meet City of Salem Stormwater 
Management standards in means and methods to provide all aspects of Stormwater 
management.  A preliminary stormwater analysis was reviewed and approved as part of the 
original decision.  
 
(4) The street system in and adjacent to the tentative subdivision plan conforms to the 
Salem Transportation System Plan. 
 
All lots will have direct access onto Auburn Road (north) and State Street (south) via the 
proposed internal private street system.  State Street is designated as a ‘major arterial’ that 
runs along the south side of the property and Auburn Road is designated as a ‘collector’ that 
runs along the north side of the property.  The proposal provides the site with adequate 
improved vehicle, pedestrian and bike access to the existing streets.    
 
All streets within the SUB are proposed to be private except for Greencrest Street that runs 
north/south through the development.  Greencrest Street is designated as a ‘collector’ and will 
be designed to public street standards.  
 
The major street network in the area has been established and is consistent with the Transpor-
tation System Plan which implements the Comprehensive Plan. Public Works Department will 
address any applicable requirements for right-of-way conveyance that might be required 
because of this subdivision.  Auburn Road, State Street, and Cordon Road provides connection 
to street system that serves the area.  
 
Therefore, the existing street system and proposed street improvements will be in compliance 
with the STSP. 
 
The applicant is also requesting Alternative Street Standards to a cul-de-sac in Phase 2 and a 
cul-de-sac in Phase 3. 
 
Due to the existing water quality facility and wetlands, creating through streets in this area was 
not feasible.  DSL and the Corp. of Engineers did not want the water facility removed or 
wetlands disturbed.  Therefore, due to the existing conditions a through street could not be 
provided and there was not enough remove to create standard cul-de-sac bulbs.   
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Transportation Planning Rule Review:  
  
The City of Salem’s TPR encourages a reduction in automobile trips by capitalizing on transit 
opportunities and by creating an environment that encourages people to walk.  The proposed 
partition is a "limited land use decision" pursuant to Oregon Revised Statute (ORS) 197.015, 
and has therefore been reviewed for consistency with the State's TPR multi-modal connectivity 
requirements, and is consistent as follows: 
   
The subject property has direct street frontage on State Street to the south, Auburn Road to the 
north, and Cordon Road to the east.  No access will be allowed onto Cordon Road.  State 
Street and Auburn Road adjacent the subject property will be developed with sidewalks as 
required by staff.  Sidewalks will be provided along the private street within the SUB.  These 
sidewalks and the existing sidewalks will provide safe and efficient pedestrian access to the 
existing sidewalk system.   
 
Transit service is also available along Auburn Road (Route 5A-Lancaster Mall) and along State 
Street (Route 16-Four Corners).  The existing transit stops will be accessible to the residents of 
the SUB via proposed and existing sidewalks.  Therefore, this criterion has been 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 subject property is located in a developed and developing area where improved streets and 
sidewalks exist and continue with new development. The local street system serving the 
development provides the necessary connections and access to the local street and circulation 
system serving this residential neighborhood and Crossler Middle School.  
 
Access to, within, and from the development must be consistent with applicable requirements of 
the Transportation Planning Rule Requirements (TPR) that requires that development provide 
connectivity between land uses and transportation. Under the Rule, developments are 
responsible for providing for the safe and efficient circulation of vehicles, bicycles, and 
pedestrians into, through, and out of a development. The proposal develops the subject 
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property within an established residential area where local and arterial streets and mass transit 
facilities exist. These facilities connect the transportation system to the surrounding residential 
neighborhoods. 
 
A Traffic Impact Analysis (TIA) is being finalized and will be provided to the City of Salem staff 
when complete. The Public Works Department will address the level of street improvements that 
are roughly proportional to assure conformance to the development to subdivision code and 
applicable transportation system plan requirements.  Completion of conditions of approval prior 
to the signing of the final plat will satisfy this criterion for the subdivision application.  Therefore, 
this criterion has been 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. 
 
The subdivision is served with adequate transportation infrastructure and the street system 
adjacent the property conforms to the Transportation System Plan and provides for safe, 
orderly, and efficient circulation of traffic into, through, and out of the subject property on to the 
public street system. 
 
All lots will have direct access onto Auburn Road (north) and State Street (south) via the 
proposed internal private street system.  State Street is designated as a ‘major arterial’ that 
runs along the south side of the property and Auburn Road is designated as a ‘collector’ that 
runs along the north side of the property.  Circulation within Phase 2 has changed due to site 
restrictions in that area that make a through street impracticable. The proposal provides the site 
with adequate improved vehicle, pedestrian and bike access to the existing streets.    
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The subject property has direct street frontage on State Street to the south, Auburn Road to the 
north, and Cordon Road to the east.  No access will be allowed onto Cordon Road.  State 
Street and Auburn Road adjacent the subject property will be developed with sidewalks as 
required by staff.  Sidewalks will be provided along the private street within the SUB.  These 
sidewalks and the existing sidewalks will provide safe and efficient pedestrian access to the 
existing sidewalk system.   
 
Transit service is also available along Auburn Road (Route 5A-Lancaster Mall) and along State 
Street (Route 16-Four Corners).  The existing transit stops will be accessible to the residents of 
the SUB via proposed and existing sidewalks. 
 
The subject property is located in a developed and developing area where improved streets and 
sidewalks exist and continue with new development. The local street system serving the 
development provides the necessary connections and access to the local street and circulation 
system serving this residential neighborhood and Crossler Middle School. 
 
Therefore, via paved streets and sidewalks, safe and convenient bicycle and pedestrian access 
will be provided to the site and to adjacent neighborhoods.  Therefore, this criterion has been 
met.  
 

(7) The tentative subdivision plan mitigates impacts to the transportation system 
consistent with the approved Traffic Impact Analysis, where applicable. 
 
The proposal is for a 642-lot subdivision/planned unit development.  The applicant is proposing 
the modification of the subdivision.  A Traffic Impact Analysis (TIA) dated February 2019, was 
reviewed and approved as part of the original approval.  Our modified proposal is for less lots 
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then were original documented within the approved TIA. 
 
The proposed subdivision plan mitigates impacts to the transportation system by providing 
adequate access and circulation for all 642-lots.   Therefore, this criteria has been met.  
 
(8) 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. 
 
All lots are in compliance with the UDC/SRC.  Therefore, no variances have been requested. 
 
(9) 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 subdivision code, requires City approval of lots be suitable for the general purpose for 
which they are likely to be developed. No lots can be of such a size or configuration that is 
detrimental to public health, safety, or welfare or sanitary needs of users of the parcel or lot.  
 
The proposal does not require any variances to lot development or street standards specified in 
the Code.  The subdivision is within a planned unit development (PUD) and UDC Chapter 210 
does not have lot dimension requirements.  The PUD Chapter is setup to provide flexibility in lot 
sizes.  However, the proposed lots range in size from 3,064 to 9,264 square feet in size, with 
an average lot size of 4,120 square feet. 
 
The applicant is proposing to subdivide 122 acres into a six (6) Phase, 642-Lot Subdivision 
(SUB) with 12.29 acres of open space.   
 
Phase 1:  147 lots 
Phase 2:   90 lots 
Phase 3:   94 lots 
Phase 4:   99 lots 
Phase 5:  101 lots 
Phase 6:  111 lots 
 
The proposed lots are of sufficient size and dimensions to permit future development. The lot 
dimensions are illustrated on the tentative site plan and are in conformance to the minimum 
standards in UDC 510 and 511.  The subdivision regulates minimum lot sizes.  Final 
conformance to minimum lot size and buildable lot area will be confirmed when the final plat is 
submitted to the City for review and approval.  
 
Tree Conservation Plan (TCP) 19-15 was approved on December 13, 2019.  The tree 
conservation plan identified a total of 236 trees on the property, with 162 trees for removal and 
74 trees identified for preservation. There are 36 significant oak trees located on the subject 
property, all significant trees are dedicated for preservation. 
 
The modification does not affect the approved tree plan. 
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The original and modified layout of the lots takes into consideration the topography and 
vegetation of the site.  All lots and streets are in compliance with the UDC.  Therefore, no 
variances have been requested.  Therefore, this criteria has been met. 
 
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. 
 
The property and development are outside the Urban Service Area (USA) and are subject to 
growth management requirements for public facilities under SRC Chapter 66.  However, all 
services are available to the site as indicated at the Pre-App (PRE-AP18-72), (PRE-AP18-126) 
and the previously approved UGA (UGA09-07MOD1). Therefore, this criterion has been met.  
 
TREE CONSERVATION/REMOVAL PLAN 
 
Tree Conservation Plan (TCP) 19-15 was approved on December 13, 2019.  The tree 
conservation plan identified a total of 236 trees on the property, with 162 trees for removal and 
74 trees identified for preservation. There are 36 significant oak trees located on the subject 
property, all significant trees are dedicated for preservation. 
 
The modification does not affect the approved tree plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   
Code authority references are abbreviated in this document as follows: Salem Revised Code (SRC); 
Public Works Design Standards (PWDS); Salem Transportation System Plan (Salem TSP); and 
Stormwater Management Plan (SMP).  

  
  

MEMO 
  

TO: Aaron Panko, Planner III 
Community Development Department 

 
FROM: 

Glenn J. Davis, PE, CFM, Chief Development Engineer  
Public Works Department 

 
DATE: December 28, 2020 

 
SUBJECT: PUBLIC WORKS RECOMMENDATIONS 

CPC-ZC-PUD-SUB-ADJ19-08 MOD1 (20-117240-LD) 
255 CORDON ROAD NE 
EAST PARK SUBDIVISION MODIFICATION 

 
 
PROPOSAL 
 
A modification to a previously approved phased Subdivision (Case No. CPC-ZC-PUD-
SUB-ADJ19-08), resulting in an adjustment to the northwestern property boundary, for 
property approximately 122 acres in size, zoned RS (Single Family Residential), RM-I 
and RM-II (Multi-Family Residential) and CR (Retail Commercial), and located at 
255 Cordon Road NE, 4800-4900 block of State Street and 4700-4800 Block of Auburn 
Road NE - 97301 (Marion County Assessors Map and Tax Lot numbers: 072W29B / 
00200, 00201, 00300 and 00400 and 072W29C / 00100, 00101, 00199, 00200, 00300 
and 00400). 
 
RECOMMENDED CONDITIONS OF MODIFICATION APPROVAL 
 
Public Works staff does not recommend any modifications to the conditions of approval 
of CPC-ZC-PUD-SUB-ADJ19-08 applicable to public works infrastructure. 
 
CRITERIA AND FINDINGS 
 
SRC 205.070(d) indicates the criteria that must be found to exist before an affirmative 
decision can be made. The applicable criteria and the corresponding findings are as 
follows: 
 
SRC 205.070(d)(1)—The proposed modification is not substantially inconsistent 
with the conditions of the original approval: 
 
Finding—The proposed modification includes a minor property line adjustment that is 
not substantially inconsistent with the conditions of the original approval.  The original 
plan showed Ruby Avenue NE terminating without a turnaround.  The modification 
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MEMO 
 

JP:C:\USERS\APANKO\APPDATA\LOCAL\MICROSOFT\WINDOWS\INETCACHE\CONTENT.OUTLOOK\FDG2O6FM\20-124472-LD MOD 255 CORDON RD NE.AMP.DOC  

proposes that a new turnaround on Ruby Avenue NE and an original turnaround on 
Maroon Court NE both be constructed with a radius that is smaller than the standard for 
Local streets.  The standard radius is selected primarily for ease of street sweeping 
around the cul-de-sac, and a larger cul-de-sac in these circumstances would negatively 
affect an existing wetland area.  This physical constraint meets the criteria for 
alternative street standards under SRC 803.065(a)(1).  The conditions of the original 
approval are unchanged with the modifications. 
 
SRC 205.070(d)(2)—The proposed modification will not result in significant 
changes to the physical appearance of the development, the use of the site, and 
the impacts on surrounding properties: 
 
Finding—The proposed modification merely includes minor adjustments to the property 
boundary, minor clarifications to two street turnarounds, and a minor change to the 
phase boundaries.  The proposed modification does not change the physical 
appearance of the development, the use of the site, or the impacts on surrounding 
properties. 
 
SRC 205.015(d)(3)—Each phase is substantially and functionally self-contained 
and self-sustaining with regard to required public improvements. 
 
Finding—City infrastructure is available to serve individual phases in a way that is 
functionally self-contained and self-sustaining no differently than for the original 
application.  
 
SRC 205.015(d)(4)—Each phase is designed in such a manner that all phases 
support the infrastructure requirements for the phased subdivision as a whole 
 
Finding—The infrastructure requirements for the subdivision modification are 
unchanged from the original decision.  The improvements constructed in each phase 
will be constructed in such a manner that provides sufficient capacity to serve later 
phases. 
 
SRC 205.015(e)— Modification pursuant to final plat approval. If the approval of a final 
plat for a phase of a phased subdivision requires the change of a boundary of a 
subsequent phase, or a change to the conditions of approval, the tentative phased 
subdivision plan shall be modified prior to approval of the final plat. 
 
Finding—No change is proposed to the phase boundaries or conditions from the 
original approval. City infrastructure is available to serve individual phases in a way that 
is functionally self-contained and self-sustaining no differently than for the original 
application. The infrastructure requirements for the subdivision modification are 
unchanged from the original decision. The improvements constructed in each phase will 
be constructed in such a manner that provides sufficient capacity to serve later phases.  
 
cc: File 
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