
 
 
 
 
 

Case Number / AMANDA No. PRE-AP20-51 / 20-108558-PA 

Conference Date June 15, 2020 

Applicant 
JCT Construction Group, LLC 
201 Ferry Street SE, Suite 400 
Salem, OR 97301 

Contact 

Brandie Dalton 
Multi-Tech Engineering, Inc. 
1155 13th Street SE 
Salem, OR 97302 

Case Manager Aaron Panko 

 
Pre-Application Conference Required:       X      Yes               No 
 

Project Description & Property Information 

Project Description 
A pre-application conference to discuss development of a 24-
unit multi-family apartment complex, for property 
approximately 1.77 acres in size. 

Property Address 1400 Block of Mildred Lane SE - 97306 

Assessor’s Map and Tax Lot Number 083W14CB / 02401 and 02501 

Existing Use Vacant 

Neighborhood Association South Gateway Neighborhood Association 

Adjacent Neighborhood Association NA 

Comprehensive Plan Map Designation Industrial Commercial and Single Family Residential 

Zoning IC (Industrial Commercial) and RA (Residential Agriculture) 

Overlay Zone NA 

Urban Service Area 
The subject property is located outside the Urban Service 
Area. 

Urban Renewal Area NA 

Past Land Use Actions 
PAR19-11, SPR-DAP19-28, SPR-DAP18-07, CPC85-20 and 
CPC-84-07 

 

Planning Division Comments 
 

Proposal 
 
A pre-application conference to discuss development of a 24-unit multi-family apartment complex, for 
property approximately 1.77 acres in size, zoned IC (Industrial Commercial) and RA (Residential 
Agriculture), and located at the 1400 Block of Mildred Lane SE - 97306 (Marion County Assessors Map 
and Tax Lot Numbers: 083W14CB / 02401 and 02501). 
 

Pre-Application Report 
Community Development Department 

Planning Division 

 

555 Liberty Street SE/Room 305 
Phone: 503-588-6173 

www.cityofsalem.net/planning 

@Salem_Planning 

 
 

http://www.cityofsalem.net/planning
http://www.cityofsalem.net/planning
https://twitter.com/Salem_Planning
https://twitter.com/Salem_Planning
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Required Land Use Applications 
 
The land use applications checked in the table below have been preliminary identified as being required 
for the proposed development based upon the information provided by the applicant at the time of the 
pre-application conference. Additional land use applications may be required depending on the specific 
proposal at the time of future development. 
 
Information for these applications, which include a summary of the review procedure, submittal 
requirements, and approval criteria, can be found on the Planning Division’s website at the following 
location: 
 

https://www.cityofsalem.net/Pages/zoning-and-land-use.aspx 
 
The applicable land use application fees for these applications can be found on the Planning Division’s 
website at the following location: 
 

https://www.cityofsalem.net/Pages/permit-fees.aspx 
 
**Please note that land use application fees will be increasing effective July 1, 2020. 
 

Required Land Use Applications 

Zoning Site Plan Review 

 Conditional Use  Class 1 Site Plan Review 

 Comprehensive Plan Change  Class 2 Site Plan Review 

 Zone Change X Class 3 Site Plan Review 

 Temporary use Permit – Class 1 Design Review 

 Temporary Use Permit – Class 2 X Class 1 Design Review 

 
Non-Conforming Use Extension, Alteration, 
Expansion, or Substitution 

 Class 2 Design Review 

 Manufactured Dwelling Park Permit  Class 3 Design Review 

Land Divisions Historic Design Review 

 Property Line Adjustment  Major  Minor Commercial 

 Property Boundary Verification  Major  Minor Public 

 Replat  Major  Minor Residential 

 Partition Wireless Communication Facilities 

 Subdivision  Class 1 Permit 

 Phased Subdivision  Class 2 Permit 

 Planned Unit Development Tentative Plan  Class 3 Permit 

 Manufactured Dwelling Park Subdivision  Temporary 

Relief  Adjustment 

X Adjustment – Class 1 Other 

X Adjustment – Class 2  Annexation (voter approval) 

 Variance  Annexation (voter-exempt) 

Natural Resources  Sign Adjustment 

 Tree Conservation Plan  Sign Conditional Use 

 Tree Conservation Plan Adjustment  Sign Variance 

 Tree Removal Permit  SWMU Zone Development Phasing Plan 

https://www.cityofsalem.net/Pages/zoning-and-land-use.aspx
https://www.cityofsalem.net/Pages/zoning-and-land-use.aspx
https://www.cityofsalem.net/Pages/permit-fees.aspx
https://www.cityofsalem.net/Pages/permit-fees.aspx
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Required Land Use Applications 

 Tree Variance  Urban Growth Preliminary Declaration 

 Willamette Greenway Permit – Class 1 X Driveway Approach Permit 

 Willamette Greenway Permit – Class 2   

 
Consolidated Land Use Application Procedures 
 
When multiple land use applications are required or proposed for a development, the City’s land use 
procedures ordinance (SRC Chapter 300) provides alternatives methods for how such applications may 
be processed. 
 
The applications may be processed individually in sequence, concurrently, or consolidated into a single 
application. Where multiple applications proposed to be consolidated include an application subject to 
review by the Historic Landmarks Commission, the application subject to Historic Landmarks Commission 
review shall be processed individually in sequence or concurrently. 
 
Multiple land use applications consolidated into a single application shall be accompanied by the 
information and supporting documentation required for each individual land use action. Review of the 
application shall be according to the highest numbered procedure type and the highest Review Authority 
required for any of the land use applications proposed to be consolidated. 
 
Multiple applications processed concurrently require the filing of separate applications for each land use 
action. Each application shall be reviewed separately according to the applicable procedure type and 
Review Authority and processed simultaneously. 
 
Zoning of Surrounding Properties 
 
North:   Right-of-way for Mildred Lane SE 
South: RS (Single Family Residential) 
East:  Right-of-way for Woodside Drive SE 
West:   Right-of-way for Mildred Lane SE 
 
Development Standards 
Development of the property will primarily be subject to the provisions of the following chapters of the 
SRC: 
 

Zoning & Development Standards Chapters 
 

▪ SRC Chapter 205 - Land Division and Reconfiguration 
▪ SRC Chapter 220 - Site Plan Review 
▪ SRC Chapter 225 - Design Review 
▪ SRC Chapter 240 - Conditional Use 
▪ SRC Chapter 250 - Adjustments 
▪ SRC Chapter 510 - RA (Residential Agriculture) 
▪ SRC Chapter 551 - IC (Industrial Commercial) 
▪ SRC Chapter 702 - Multiple Family Design Review Guidelines and Standards 
▪ SRC Chapter 800 - General Development Standards 
▪ SRC Chapter 802 - Public Improvements 
▪ SRC Chapter 803 - Streets and Right-of-Way Improvements 
▪ SRC Chapter 804 - Driveway Approaches 
▪ SRC Chapter 805 - Vision Clearance 
▪ SRC Chapter 806 - Off-Street Parking, Loading, and Driveways 
▪ SRC Chapter 807 - Landscaping and Screening 
▪ SRC Chapter 808 - Preservation of Trees and Vegetation 
▪ SRC Chapter 810 - Landslide Hazards 
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▪ All other applicable provisions of the Salem Revised Code 
 
Proposed Use 
 

The proposal includes development of a new 24-unit multi-family apartment complex with two 
buildings, for property approximately 1.77 acres in size and zoned IC (Industrial Commercial). Per 
SRC Chapter 551, Table 551-1, multiple family uses are allowed in the IC zone with a Conditional 
Use permit. 
 

Issues/Concerns: 
 

1) 15’ minimum building and vehicle use area setback to south. 
 

2) Record Partition prior to BP issuance. 
 

3) The subject property is located in a high probability archaeological zone.  
 
Staff Response:  Please contact Kimberli Fitzgerald for more information. 
 

4) SRC 702.020 – Design review standards for multiple family development with thirteen or more 
units. 

 
a. To ensure usable open space that is of sufficient size, at least one common open 

space area shall be provided that meets the size and dimension standards set forth in 
Table 702-3. To ensure the provided open space is usable, a maximum of 15 percent 
of the common open space shall be located on land with slopes greater than 25 
percent. 
 
Staff Response: The open space plan does not indicate where the required open 
space area will be provided, or demonstrate that the area is in compliance with SRC 
702.020(a)(1)(A and B). 
 

b. Where a development site abuts property that is zoned Residential Agricultural (RA) or 
Single Family Residential (RS), a combination of landscaping and screening shall be 
provided to buffer between the multiple family development and the abutting RA or RS 
zoned property. The landscaping and screening shall include the following:  
(A) A minimum of one tree, not less than 1.5 inches in caliper, for every 30 linear feet 

of abutting property width; and 
(B) A minimum six-foot tall, decorative, sight-obscuring fence or wall. The fence or 

wall shall be constructed of materials commonly used in the construction of fences 
and walls, such as wood, stone, rock, brick, or other durable materials. Chainlink 
fencing with slats shall be not allowed to satisfy this standard. 
 

Staff Response: The subject property abuts property zoned RS to the south. 
 

c. On sites with 75 feet or more of buildable width, a minimum of 40 percent of the 
buildable width shall be occupied by building placed at the setback line to enhance 
visual interest and activity along the street. Accessory structures shall not apply 
towards meeting the required percentage. 
 
Staff Response: Buildings are not placed on the setback line abutting Mildred Lane SE 
or Woodside Drive SE. 
 

d. To orient buildings to the street, any ground-level unit, cluster of units, interior lobbies, 
or portions thereof, located within 25 feet of the property line abutting a street shall 
have a building entrance facing that street, with direct pedestrian access to adjacent 
sidewalks. 
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Staff Response: Direct pedestrian access is not provided between the building 
entrances and adjacent sidewalks. 
 

e. Fences, walls, and plant materials shall not be installed between street-facing dwelling 
units and public or private streets in locations that obstruct the visibility of dwelling unit 
entrances from the street. For purposes of this standard, the term "obstructed visibility" 
means the entry is not in view from the street along one-half or more of the dwelling 
unit's frontage. 

 
Staff Response: Fences are proposed between the dwelling unit entryways and 
abutting streets. 

 
f. To minimize the visual impact of on-site parking and to enhance the pedestrian 

experience, off-street surface parking areas and vehicle maneuvering areas shall be 
located behind or beside buildings and structures. Off-street surface parking areas and 
vehicle maneuvering areas shall not be located between a building or structure and a 
street. 

 
Staff Response: Off-street parking area adjacent to Mildred is located in front of 
building, not to the side. This issue may be corrected if the buildings are placed at the 
setback line. 

 
g. To ensure safe pedestrian access to and throughout a development site, pedestrian 

pathways shall be provided that connect to and between buildings, common open 
space, and parking areas, and that connect the development to the public sidewalks.  
 
Staff Response: Pedestrian crossings required through parking area. 

 
Subdivision 

 
If you want to divide your property into four or more lots, then you need to apply for a subdivision. The 
approval process starts with the tentative plan review outlined below and ends with finalizing your 
land survey. 
 
Requirements for a subdivision tentative plan can be found in Salem Revised Code (SRC) Chapter 
205. 

 
Conditional Use Permit 

 
The purpose of this chapter is to allow uses that are similar to other uses permitted outright in a 
zone but because of the manner in which the use may be conducted, or the land and buildings 
developed for the use, review is required to determine whether the imposition of conditions is 
necessary to minimize the negative impacts on uses in the surrounding area. 
 
Requirements for Conditional Use Permits can be found in Salem Revised Code (SRC) Chapter 240. 

 
Site Plan Review 

 
The purpose of Site Plan Review is to provide a unified, consistent and efficient means to conduct 
review for development activity that requires a building permit, to ensure that such development 
meets all applicable standards of the UDC, including, but not limited to, standards related to 
access, pedestrian connectivity, setbacks, parking areas, external refuse storage areas, open 
areas, landscaping, and transportation and utility infrastructure. 
 
Requirements for Site Plan Review can be found in Salem Revised Code (SRC) Chapter 220. 
 

https://www.cityofsalem.net/Pages/finalize-your-land-survey.aspx
https://www.cityofsalem.net/Pages/finalize-your-land-survey.aspx
https://www.cityofsalem.net/Pages/finalize-your-land-survey.aspx
https://www.cityofsalem.net/Pages/finalize-your-land-survey.aspx
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❖ Staff Response:  Class 3 Site Plan Review is required for this application because of the 
requirement for a Conditional Use Permit, Class 2 Driveway Approach Permit, and the likely 
need for Adjustments to multi-family design standards. 

 
Adjustments 

 
The purpose of this chapter is to provide a process to allow deviations from the development 
standards of the UDC for developments that, while not meeting the standards of the UDC, will 
continue to meet the intended purpose of those standards. Adjustments provide for an alternative 
way to meet the purposes of the Code and provide for flexibility to allow reasonable development of 
property where special conditions or unusual circumstances exist. 
 
Requirements for Adjustments can be found in Salem Revised Code (SRC) Chapter 250. 
 

Design Review 
 
Design review is required for certain types of development, or in specified areas of the City, where 
design review requirements have been established to achieve a desired community character, to 
promote greater compatibility between uses, and to promote established principles of urban design. 
SRC Chapter 702 establishes design review standards for multiple family development. 
Multiple family development with 13 or more dwelling units shall comply with the design review 
standards set forth in SRC 702.020. 
 
Requirements for Design Review can be found in Salem Revised Code (SRC) Chapter 225, and the 
multiple family design standards are found in SRC Chapter 702. 
 

Natural Resources 
 

Trees:  The City’s tree preservation ordinance (SRC Chapter 808) protects Heritage Trees, 
Significant Trees (including Oregon White Oaks with diameter-at-breast-height of 24 inches or 
greater), trees and native vegetation in riparian corridors, and trees on lots and parcels greater than 
20,000 square feet. The tree preservation ordinance defines “tree” as, “any living woody plant that 
grows to 15 feet or more in height, typically with one main stem called a trunk, which is 10 inches or 
more dbh, and possesses an upright arrangement of branches and leaves.” 
 
All significant trees, riparian trees, and riparian vegetation on the subject property shall be preserved. 
A Chapter 808 variance is required for removal of any significant tree or riparian trees and vegetation. 
 
Wetlands:  According to the Salem-Keizer Local Wetland Inventory (LWI) there are wetlands mapped 
on the subject property associated with Waln Creek. The applicant should contact the Department of 
State Lands to verify if permits are required for the proposed scope of work. 
 
Landslide Hazard Susceptibility:  According to the City’s adopted landslide hazard susceptibility 
maps there are landslide hazard areas identified in the area of development, equal to 2 points. In 
addition, a multiple family building permit is assigned 2 activity points. A cumulative score of 4 points 
indicates a low landslide hazard risk. A geologic assessment or geotechnical report is not required in 
conjunction with the proposed development. 

 
Neighborhood Association Contact Information 
 
Staff recommends that applicants/property owners contact the relevant neighborhood association(s) 
regarding their proposals as soon as possible. This allows for the neighborhood association(s) to be 
involved early in the process and helps to identify any potential issues that might arise.   
 
SRC Table 300-2 indicates that Neighborhood Association contact is required prior to submittal of 
an application for a Class 3 Site Plan Review. Please see SRC 300.310 for more details. 
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https://egov.cityofsalem.net/SRCUtility/src/300 
 
For your convenience, neighborhood association(s) contact information is included below. Please note 
that the identified neighborhood association chair(s), and their corresponding contact information, is 
current as of the date of the pre-application conference, but this information is subject to change if the 
chair(s) or their contact information has changes subsequent to the date of the pre-application 
conference.  
 
Up-to-date contact information for neighborhood representatives may also be obtained by contacting the 
City’s Neighborhood Enhancement Division at 503-588-6207 or by visiting the City’s website at the 
following location: https://www.cityofsalem.net/Pages/find-your-neighborhood-association.aspx 
 

Applicable 
Neighborhood 
Association(s): 

South Gateway Neighborhood 
Association 

 

Meeting Date, Time, & 
Location: 

Battle Creek Elementary School 
1640 Waln Drive SE 
2nd Thursday each month, 6:45 PM 

 

Neighborhood 
Association Chair 

Glen Baly (Chair) 

glennbaly12345@gmail.com 

 
 

 

Specific contact information for neighborhood representatives may also be obtained by contacting the 
City’s Neighborhood Enhancement Division at 503-588-6207. 
 
Salem Revised Code Available On-Line 
 
For specific reference to the requirements of the Salem Revised Code (SRC) discussed in this report, the 
code can be accessed on-line through the City’s website at: 
http://www.cityofsalem.net/Pages/salem-revised-code.aspx 
 
Attachments: A. Vicinity map 
  B. Applicant’s proposal 
 
G:\CD\PLANNING\CASE APPLICATION Files 2011-On\PRE-APPLICATIONS\1 - Post-Conference Letters & Reports 2011 - 
present\2020\PRE-AP20-51.amp.docx 
 
 

https://egov.cityofsalem.net/SRCUtility/src/300
https://egov.cityofsalem.net/SRCUtility/src/300
https://www.cityofsalem.net/Pages/find-your-neighborhood-association.aspx
https://www.cityofsalem.net/Pages/find-your-neighborhood-association.aspx
mailto:awa8025@aol.com
mailto:awa8025@aol.com
http://www.cityofsalem.net/Pages/salem-revised-code.aspx
http://www.cityofsalem.net/Pages/salem-revised-code.aspx


Community Development Dept.

Sunnyside Garden

Wiltsey Road Park

COMMERCIAL ST SE

WILTSEY RD SE

W
OO

DS
ID

E 
DR

 S
E

M ILDRE D LN
SE

FABRY RD SE

GENIE  CT SE

DENISE ST SE

RO
SS

 C
T 

SE

CI
NN

IB
AR

 S
T  

SE

RH
IN

ES
TO

NE
 C

T 
SE

MO
ON

ST
ON

E 
LP

 S
E

NATAL IE AV  SE

RO
NA

LD
 A

V 
SE

CO
BA

LT
 L

P  
SE

F L
A I

R S
T O

N E
CT

S E

SHARON LP SE

FL
AI

RS
TO

N E
DR

S E

OA
KS

TO
NE

 D
R 

SE

NI
CO

LE
 C

T 
SE

CL ASSICO CT  SE

RO
SE

BR
OO

KE
 C

T 
SE

MARSTONE CT SE

MO
OS

EB
E R

R Y
S T

S E

MARSTONE ST SE

OPAL LN SE

FABRY RD SE

Vicinity Map
1400 Block of Mildred Lane SE

Ê0 200 400100 Feet

Subject Property

k

LO
NE

 O
AK

 R
D

REES  HILL  RD

MILDRED LN

BATTLECREEK

KUEBLER BLVD

IN
TE

RS
TA

TE
  5

SUNNYSIDE  RD

COMMERCIAL  ST

Parks

n Schools

Inset Map

This product is provided as is, without warranty.  In no
event is the City of Salem liable for damages from the
use of this product.   This product is subject to license
and copyright limitations and further distribution or
resale is prohibited.

Historic District

Legend

Urban Growth Boundary
Taxlots Outside Salem City Limits

City Limits

G:\CD\PLANNING\Aaron\2020\Pre-Application\1400 Blk Mildred Lane SE\VicinityMap.mxd - 5/26/2020 @ 9:59:45 AM



Design Review Pre-Application Meeting 

Proposal:   

The subject property is located on the west side of Woodside Drive (083W14CB/Tax Lot 2401 and 2501), 

zoned IC (Industrial Commercial) and RA (Residential Agriculture).  The subject property is about 1.53 

acres is size.  The applicant is requesting a Design Review Pre-Application Meeting to discuss the 

development of the eastern portion of the site into multi-family dwelling units.  The eastern portion of 

the site is zoned IC.    

Questions for Pre-App Meeting: 

1.  Land-Use process and costs? 
2.  How best to accomplish this project? 
3.  Any foreseen issues? 
4.  What offsite improvements are required for the development? 
5.  What requirements through Public Works will the applicant have to meet to develop the site? 
6. TIA or TPR? 
7. All other relevant information 
8. Design Review Criteria 
9. Neighborhood Meeting Required?  
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