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DECISION OF THE PLANNING ADMINISTRATOR 
 
CLASS 3 SITE PLAN REVIEW AND CLASS 2 ADJUSTMENT  
CASE NO.: SPR-ADJ22-33 
 
APPLICATION NO.: 22-105098-RP / 22-105099-ZO 
 
NOTICE OF DECISION DATE: August 9, 2022 
 
SUMMARY: An application for various site improvements associated with a change 
of use for Hillcrest Behavioral Health facility.  
 
REQUEST: A consolidated application containing a Class 3 Site Plan Review for 
various site improvements associated with a change of use from juvenile correctional 
facility to behavioral health facility (medical center), including ADA ramps and parking 
improvements and internal pedestrian connections, with Class 2 Adjustment requests 
to:  

1) Eliminate required pedestrian connections to adjacent streets; and 
2) Eliminate required interior parking lot landscaping for existing vehicle use areas. 

 
The subject property is approximately 44.6 acres in size, zoned PH (Public and 
Private Health Services) and RA (Residential Agriculture), and located at 2450 
Strong Road SE - 97302 (Marion County Assessorfts Map and Tax Lot number: 
083W12B / 1499). 
 
APPLICANT: David Lebowitz Watchill Capital, LLC (Steven D Lebowitz)  
 
LOCATION: 2450 Strong Rd SE, Salem OR 97302 
 
CRITERIA: Salem Revised Code (SRC) Chapters 220.005(f)(3) – Class 3 Site Plan 
Review; 250.005(d)(2) – Class 2 Adjustment 
 
FINDINGS: The findings are in the attached Decision dated August 9, 2022. 
 
DECISION: The Planning Administrator APPROVED Class 3 Site Plan Review and 
Class 2 Adjustment Case No. SPR-ADJ22-33 subject to the following conditions of 
approval:  
 
Condition 1:  At the time of building permit review, the applicant shall provide 

plans showing Fire Department access, fire hydrant locations, and 
Fire Department Connection as required. 

 
Condition 2: At the time of building permit review, the applicant shall demonstrate 

that all proposed pedestrian connections conform with the design 
and material requirements of SRC Chapter 800, specifically SRC 
800.065(b) and 800.065(c).  

 
Condition 3: At the time of building permit review, the applicant shall provide 

bumper guards or wheel barriers for all new parking spaces abutting 
a pedestrian connection or required landscaping. 
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Condition 4: Extend a minimum 12-inch public water main in Strong Road SE to the site from 
the intersection of Strong Road SE and Reed Road SE. 

 
Condition 5: At the time of building permit review, the applicant shall provide a landscape plan 

that includes Type A landscaping for all four vehicle use areas where ADA 
parking is being provided. A summary table of the square footage, plant species, 
corresponding plant units, quantity and sizes shall be provided, which includes a 
minimum of 40 percent of the required number of plant units to be a combination 
of mature trees, shade trees, evergreen/conifer trees, or ornamental trees. 

 
Condition 6:  The adjusted pedestrian access standards and vehicle use area landscaping, as 

approved in this zoning adjustment, shall only apply to the specific development 
proposal shown in the attached site plan. Any future development, beyond what is 
shown in the attached site plan, shall conform to all applicable development 
requirements, unless adjusted through a future land use action.  

 
The rights granted by the attached decision must be exercised, or an extension granted, by the 
dates listed below, or this approval shall be null and void. 

 
Class 3 Site Plan Review:   August 25, 2026 
Class 2 Adjustment:    August 25, 2024 

 
Application Deemed Complete:  June 22, 2022 
Notice of Decision Mailing Date:  August 9, 2022 
Decision Effective Date:   August 25, 2022 
State Mandate Date:   October 20, 2022  

 
Case Manager: Jamie Donaldson, Planner II, jdonaldson@cityofsalem.net, 503-540-2328 
 
This decision is final unless written appeal and associated fee (if applicable) from an aggrieved 
party is filed with the City of Salem Planning Division, Room 320, 555 Liberty Street SE, Salem OR 
97301, or by email at planning@cityofsalem.net, no later than 5:00 p.m., Wednesday, August 24, 
2022.  The notice of appeal must contain the information required by SRC 300.1020 and must 
state where the decision failed to conform to the provisions of the applicable code section, SRC 
Chapter(s) 220 and 250. The appeal fee must be paid at the time of filing. If the appeal is untimely 
and/or lacks the proper fee, the appeal will be rejected. The Hearings Officer will review the appeal 
at a public hearing. After the hearing, the Hearings Officer may amend, rescind, or affirm the 
action, or refer the matter to staff for additional information. 
 
The complete case file, including findings, conclusions and conditions of approval, if any, is 
available for review by contacting the case manager, or at the Planning Desk in the Permit 
Application Center, Room 305, City Hall, 555 Liberty Street SE, during regular business hours. 
 
 
 

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

DECISION 
 
IN THE MATTER OF APPROVAL OF   ) FINDINGS & ORDER 
CLASS 3 SITE PLAN REVIEW   ) 
AND CLASS 2 ADJUSTMENT,  )  
CASE NO. SPR-ADJ22-33  )  
2450 STRONG ROAD SE - 97302  ) AUGUST 9, 2022 
 
In the matter of the application for a Class 3 Site Plan Review and Class 2 Adjustments, 
submitted by Mariah Kiersey (Ankrom Moisan Architects), a representative of the 
property owner, Oregon Behavioral Hospital LLC, the Planning Administrator, having 
received and reviewed evidence and the application materials, makes the following 
findings and adopts the following order as set forth herein. 

 
REQUEST 

 
Summary: An application for various site improvements associated with a change of 
use for Hillcrest Behavioral Health facility. 
 
Request: A consolidated application containing a Class 3 Site Plan Review for various 
site improvements associated with a change of use from juvenile correctional facility to 
behavioral health facility (medical center), including ADA ramps and parking 
improvements and internal pedestrian connections, with Class 2 Adjustment requests 
to:  

1) Eliminate required pedestrian connections to adjacent streets; and 
2) Eliminate required interior parking lot landscaping for existing vehicle use areas.  

 
The subject property is approximately 44.6 acres in size, zoned PH (Public and Private 
Health Services) and RA (Residential Agriculture), and located at 2450 Strong Road SE 
- 97302 (Marion County Assessor's Map and Tax Lot number: 083W12B / 1499). 
 
A vicinity map illustrating the location of the property is attached hereto and made a part 
of this staff report (Attachment A). 
 

PROCEDURAL FINDINGS 
 
1. Background 
 
On March 10, 2022, a Class 3 Site Plan Review and Class 2 Adjustment application 
were filed for the proposed development. After additional information was provided, the 
applications were deemed complete for processing on June 30, 2022. The 120-day 
State mandated for this consolidated application is October 20, 2022.  
 
The applicant’s proposed site plan is included as Attachment B and the applicant’s 
written statements addressing the approval criteria is included as Attachment C. 
 

SUBSTANTIVE FINDINGS 
 
2. Summary of Record 
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The following items are submitted to the record and are available: 1) all materials and 
testimony submitted by the applicant, including any applicable professional studies such 
as traffic impact analysis, geologic assessments, stormwater reports, and; 2) materials, 
testimony, and comments from public agencies, City Departments, neighborhood 
associations, and the public. All application materials are available on the City’s online 
Permit Application Center at https://permits.cityofsalem.net. You may use the search 
function without registering and enter the permit number listed here: 22 105098. 
 
3. Neighborhood Association and Public Comments 
 
The subject property is located within the boundaries of the Morningside Neighborhood 
Association.  
 
Applicant Neighborhood Association Contact: SRC 300.310 requires an applicant to 
contact the neighborhood association(s) whose boundaries include, and are adjacent to, 
property subject to specific land use application requests. Pursuant to SRC 
300.310(b)(1), land use applications included in this proposed consolidated land use 
application request require neighborhood association contact. On March 1, 2022, the 
applicant’s representative contacted the Morningside Neighborhood Association to 
provide details about the proposal. 
 
Neighborhood Association Comment: Notice of the application was provided to the 
Morningside Neighborhood Association pursuant to SRC 300.620(b)(2)(B)(v), which 
requires notice to be sent to any City-recognized neighborhood association whose 
boundaries include, or are adjacent to, the subject property. As of the date of 
completion of this staff report, no comments have been received from the Morningside 
Neighborhood Association. 
 
Public Comment: Notice was also provided, pursuant to SRC 300.620(b)(2)(B)(iii), (vi), 
& (vii), to all property owners and tenants within 250 feet of the subject property. As of 
the date of completion of this staff report, no comments have been received from the 
surrounding property owners and tenants.  
 
Homeowners Association: The subject property is not located within a Homeowners 
Association.  
 
4. City Department Comments 
 
Public Works Department: Reviewed the proposal and provided a memo which is 
included as Attachment D. 
 
Building and Safety: Review the proposal and indicated no concerns. 
 
Fire Department: Reviewed the proposal and indicated that Fire Department access is 
required to be provided within 150 feet of all portions of the building. Dead end Fire 
Department access over 150 feet in length will require an approved turn around. Fire 
hydrants are required within 400 feet of all portions of the buildings, or 600 feet with an 
approved fire sprinkler system. Fire Department Connection (FDC) shall be in an 
approved location and within 100 feet of a fire hydrant. 

https://egov.cityofsalem.net/PACPortal
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Staff Response: The applicant is responsible for addressing these comments 
during the building permit process. The configuration of the buildings and parking 
area may be modified, if necessary, to meet the Fire Department standards, 
provided that the modifications meet applicable development standards, design 
standards, and conditions of approval. To ensure these standards are met, the 
following condition applies: 
 
Condition 1:  At the time of building permit review, the applicant shall provide plans 

showing Fire Department access, fire hydrant locations, and Fire 
Department Connection as required.  

 
5. Public and Private Agency Comments 
 
No Public or Private Agency comments were received.  

 
DECISION CRITERIA FINDINGS 

 
6. Analysis of Class 3 Site Plan Review Approval Criteria 
 
Salem Revised Code (SRC) 220.005(f)(3) provides that an application for a Class 3 Site 
Plan Review shall be granted if the following criteria are met. The following subsections 
are organized with approval criteria, followed by findings of fact upon which the decision 
is based. Lack of compliance with the following criteria is grounds for denial or for the 
issuance of conditions of approval to satisfy the criteria. 
 
SRC 220.005(f)(3)(A): The application meets all applicable standards of the UDC. 
 
Finding: The proposal includes a change of use from a juvenile correction facility 
(Public safety – Detention facility) to a behavior health facility (Health Services – 
Medical center) with associated improvements to multiple buildings to accommodate the 
new use. In addition, the proposal includes parking and ADA improvements to vehicle 
use areas, and internal pedestrian connections between buildings on site. Adjustments 
are requested to the pedestrian connection standards and interior landscaping 
standards for the vehicle use areas.  
 
The subject property is partially split-zoned between PH (Public and Private Health 
Services) and RA (Residential Agriculture); however, the existing development and all 
proposed changes solely take place within the PH-zoned portion of the property. 
Therefore, the proposed development is evaluated for conformance with SRC Chapter 
543 and all other applicable development standards of the UDC, except for the 
requested adjustments, as provided below. Findings for the requested adjustments can 
be found in Section 8 of this report. 
 
Development Standards – PH (Public and Private Health Services) Zone: 
 
SRC 543.005(a) – Uses: 
Per Table 543-1, Health Services – Medical center is listed as a permitted use in the PH 
Zone. 
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Finding: The proposal includes a change of use from a juvenile correction facility 
(Public safety – Detention facility) to a behavior health facility, which is classified as a 
Health Services – Medical center use and is an outright permitted use in the PH zone. 
 
SRC 543.010(a) – Lot Standards: 
Within the PH zone, for all uses the minimum lot size is 10,000 square feet, the 
minimum lot width is 50 feet, the minimum lot depth is 80 feet, and the minimum street 
frontage requirement is 16 feet. 
 
Finding: The existing lot complies with the minimum lot standards of the PH zone and 
no changes to the lot size or dimensions are proposed. 
 
SRC 543.010(b) – Setbacks: 
Setbacks within the PH zone shall be provided as set forth in Table 543-3 and Table 
543-4. 
 
Abutting Street 
 
East: The subject property is adjacent to Strong Road SE. Buildings and vehicle use 
areas shall be setback a minimum of 20 feet.  
 
West: The subject property is adjacent to Reed Road NE to the west. Buildings and 
vehicle use areas shall be setback a minimum of 20 feet.  
 
North: Strong Road SE and Reed Road SE intersect to the north of the subject 
property. Buildings and vehicle use areas shall be setback a minimum of 20 feet. 
 
Finding: The existing buildings and vehicle use areas show setbacks well over the 
minimum 20-foot setback to the property lines abutting Strong Road SE and Reed Road 
SE. The proposed development meets the standard.  
 
Interior Sides 
 
South: The subject property is adjacent to RA (Residential Agriculture) and RM-II 
(Multiple Family Residential) zoned properties to the south. For interior property lines, 
there is a minimum zone-to-zone setback of 20 feet with Type A landscaping and 
screening for buildings, accessory structures, and vehicle use areas. 
 
Finding: The site plan shows a setback over 20 feet for the existing building to the 
south property line, and no changes are proposed to the building or vehicle use areas 
abutting the south property line. The proposal meets the standard. 
 
SRC 543.010(c) – Lot Coverage: 
Pursuant to SRC Table 543-5, the maximum lot coverage for all uses is 60 percent, and 
the maximum allowed height for buildings and accessory structures for all uses is 70 
feet. 
 
Finding: The subject property is approximately 44 acres in size, which would allow 
approximately 26 acres for 60 percent lot coverage. The applicant’s development plans 
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are well under the allowed lot coverage, and all buildings are less than 70 feet in height. 
The proposal meets these standards.  
 
SRC 543.010(d) – Landscaping: 

(1) Setbacks. Required setbacks shall be landscaped. Landscaping shall conform to 
the standards set forth in SRC Chapter 807. 

(2) Vehicle Use Areas. Vehicle use areas shall be landscaped as provided under SRC 
Chapter 806 and SRC Chapter 807. 

 
Finding: Adherence to requirements related to interior landscaping for vehicle use 
areas are addressed under the Off-Street Parking and Vehicle Use Area Development 
Standards subsection below. Since the development site includes existing 
nonconforming off-street parking areas for interior landscaping requirement, the 
applicant has requested an adjustment to eliminate the required interior parking lot 
landscaping for the existing vehicle use areas. Findings for the adjustment can be found 
in Section 8 of this report. No other changes are proposed to setbacks or vehicle use 
areas elsewhere on the development site. Further conformance with landscaping 
standards will be reviewed at the time of building permit.  
 
SRC 543.010(e) – Outdoor Storage: 
Within the PH zone, outdoor storage shall be screened from streets and adjacent 
properties by a minimum six-foot-high sight-obscuring fence, wall, or hedge. 
 
Finding: No outdoor storage areas are proposed for the development site. 
 
General Development Standards SRC Chapter 800: 
 
SRC 800.055 - Solid Waste Service Area Development Standards  
 
SRC 800.055(a) – Applicability. Solid waste service area design standards shall apply 
to all new solid waste, recycling, and compostable services areas, where us of a solid 
waste, recycling, and compostable receptacle of 1 cubic yard or larger is proposed. 
 
Finding: The site plan does not indicate changes to existing trash areas or new trash 
areas on site. This standard is not applicable. 
 
SRC 800.065 – Pedestrian Access 
Except where pedestrian access standards are provided elsewhere under the UDC, all 
developments, other than single family, two family, three family, four family, and multiple 
family developments, shall include an on-site pedestrian circulation system developed in 
conformance with the standards in this section. 
 
Finding: The pedestrian access standards of SRC Chapter 800 apply to the proposed 
development. 
 
SRC 800.065(a)(1) – Pedestrian Connection Between Entrances and Streets 

(A) A pedestrian connection shall be provided between the primary entrance of each 
building on the development site and each adjacent street. Where a building has 
more than one primary building entrance, a single pedestrian connection from one 
of the building’s primary entrances to each adjacent street is allowed; provided 
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each of the building's primary entrances are connected, via a pedestrian 
connection, to the required connection to the street. 

 
Finding: The development is proposing to be used as a behavioral health facility where 
residents are to receive treatment and remain on site, and connections leading off site 
would be detrimental to the operations of the facility; therefore, the applicant has 
requested an adjustment to this standard. Findings for the adjustment can be found in 
Section 8 of this report. 

 
(B) Where an adjacent street is a transit route and there is an existing or planned 

transit stop along street frontage of the development site, at least one of the 
required pedestrian connections shall connect to the street within 20 feet of the 
transit stop. 

 
Finding: There is no transit route or planned transit stop abutting the development site; 
therefore, this standard is not applicable. 

 
SRC 800.065(a)(2) – Pedestrian Connection Between Buildings on the same 
Development Site 
Where there is more than one building on a development site, a pedestrian 
connection(s), shall be provided to connect the primary building entrances of all of the 
buildings. 
 
Finding: There are existing pedestrian connections between most buildings on site. 
The applicant is proposing to add the remaining pedestrian connections between 
buildings on site where a connection is currently missing to improve internal circulation 
for residents of the facility. This standard is met.  
 
SRC 800.065(a)(3) – Pedestrian Connection Through Off-Street Parking Areas. 

(A) Surface parking areas. Except as provided under subsection (a)(3)(A)(iii) of this 
section, off-street surface parking areas greater than 25,000 square feet in size or 
including four or more consecutive parallel drive aisles shall include pedestrian 
connections through the parking area to the primary building entrance as provided 
in this subsection. 

 
Finding: The development site does not include any existing or proposed parking areas 
greater than 25,000 square feet; therefore, this standard is not applicable. 

 
(B) Parking structures and parking garages. Where an individual floor of a parking 

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

 
Finding: The development site does not include any existing or proposed parking 
structures or garages greater than 25,000 square feet; therefore, this standard is not 
applicable. 
 
SRC 800.065(a)(5) – Pedestrian Connection to Abutting Properties 
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Whenever a vehicular connection is provided from a development site to an abutting 
property, a pedestrian connection shall also be provided. 
 
Finding: The development site does not include any vehicular connections to an 
abutting property; therefore, this standard is not applicable. 
 
SRC 800.065(a)(4) – Pedestrian 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: 

(1) Be constructed, and a public access easement or dedication provided; or 
(2) When no abutting section of the trail or path has been constructed on adjacent 

property, a public access easement or dedication shall be provided for future 
construction of the path or trail. 

 
Finding: There is not a planned path or trail that passes through the development site; 
therefore, this standard is not applicable. 
 
SRC 800.065(b) – Design and materials 
Required pedestrian connections shall be in the form of a walkway, or may be in the 
form of a plaza. 

(1) Walkways shall conform to the following: 
(A) Walkways shall be paved with a hard-surface material meeting the Public 

Works Design Standards and shall be a minimum of five feet in width. 
(B) Where a walkway crosses driveways, parking areas, parking lot drive aisles, 

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

(C) Where a walkway is located adjacent to an auto travel lane, the walkway shall 
be raised above the auto travel lane or separated from it by a raised curb, 
bollards, landscaping, or other physical separation. If the walkway is raised 
above the auto travel lane it must be raised a minimum of four inches in height 
and the ends of the raised portions must be equipped with curb ramps. If the 
walkway is separated from the auto travel lane with bollards, bollard spacing 
must be no further than five feet on center. 

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

 
Finding: The proposed development is part of a large development site with existing 
walkways, some of which are considered nonconforming and do not meet the standards 
of this section. The applicant’s plans indicate improvements and additional internal 
connections provided on site. To ensure the proposal meets these standards, including 
walkways which have a minimum width of five feet, the following condition of approval 
shall apply: 
 
Condition 2: At the time of building permit review, the applicant shall demonstrate 

that all proposed pedestrian connections conform with the design and 
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material requirements of SRC Chapter 800, specifically SRC 
800.065(b) and 800.065(c).  

 
As conditioned, the proposal includes pedestrian walkways which meet the materials, 
width, and other standards of this section.  
 
SRC 800.065(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. 
 
Finding: The application materials do not provide sufficient detail to determine 
compliance with this development standard. Per Condition 2, at the time of building 
permit review, the plans will be reviewed for conformance with applicable exterior 
lighting development standards.  
 
Off-Street Parking, Loading, and Driveways SRC 806 
 
SRC 806.005 – Off-Street Parking; When Required 
Off-street parking shall be provided and maintained for any intensification, expansion, or 
enlargement of a use or activity. 
 
Finding: The proposed development includes reconfiguration and expansion of the off-
street parking and vehicle use areas. This standard is applicable. 
 
SRC 806.010 – Proximity of Off-Street Parking to Use or Activity Served 
Required off-street parking shall be located on the same development site as the use or 
activity it serves, or per 806.010, within residential zones, required off-street parking 
may be located within 200 feet, and within public zones, required off-street parking may 
be within 500 feet of the development site containing the use or activity it serves. 
 
Finding: The proposal includes reconfiguration of an off-street parking area located on 
the same development site as the proposed building. This standard is met. 
 
SRC 806.015 – Amount of Off-Street Parking 

(a) Minimum Required Off-Street Parking. Uses under the Health Services – Medical 
center category require a minimum of 1.5 spaces per bed.  
 

Finding: The applicant indicated that 127 beds would be provided for the subject 
behavioral facility, which yields an off-street parking requirement of 191 spaces (127 x 
1.5 = 190.5). The proposed site plan shows 194 off-street parking spaces, which meets 
the minimum standard. 

 
(b) Compact Parking. Up to 75 percent of the minimum off-street parking spaces 

required under this Chapter may be compact parking spaces. 
 
Finding: Based on a minimum off-street parking requirement of 191 spaces, the 
maximum number of compact parking spaces allowed is 143 spaces (191 x .75 = 
143.25). The proposed development includes a total of 34 spaces, which meets the 
maximum standard.  
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(c) Carpool and Vanpool Parking. New developments with 60 or more required 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 5 percent of their total off-street parking spaces for 
carpool or vanpool parking. 
 

Finding: The proposed development does not fall within the Public Services and 
Industrial use classifications or the Business and Professional Services use category; 
therefore, no carpool or vanpool spaces are required.  
 

(d) Maximum Off-Street Parking. Unless otherwise provided in the SRC, off-street 
parking shall not exceed the amounts set forth in Table 806-2. 

 
Finding: Based on a minimum off-street parking requirement of 191 spaces, the 
maximum number of off-street parking spaces allowed is 334 spaces (191 x 1.75 = 
334.25). The proposed development includes a total of 194 spaces, which meets the 
maximum standard.  
 
SRC 806.035 – Off-Street Parking and Vehicle Use Area Development Standards 

(a) General Applicability. The off-street parking and vehicle use area development 
standards set forth in this section apply to the development of new off-street 
parking and vehicle use areas. 

(b) Location. Off-street parking and vehicle use areas shall not be located within 
required setbacks. 

(c) Perimeter Setbacks and Landscaping. Perimeter setbacks shall be required for off-
street parking and vehicle use areas abutting streets, abutting interior front, side, 
and rear property lines, and adjacent to buildings and structures. 

 
Finding: The applicant’s site plan indicates ADA improvements to small areas of the 
off-street parking area, which meet perimeter setbacks and landscaping as required by 
this standard. No other changes are proposed to perimeter setbacks or vehicle use 
areas elsewhere on the development site. 
 

(d) Interior Landscaping. Interior landscaping shall be provided in amounts not less 
than those set forth in Table 806-5. No interior landscaping is required for off-street 
parking areas less than 50,000 square feet in size. Interior landscaping is also not 
required for vehicle storage areas or vehicle display areas. 

 
Finding: The development site includes existing nonconforming off-street parking 
areas, which are nonconforming to this standard. The applicant has requested an 
adjustment to eliminate the required interior parking lot landscaping for the existing 
vehicle use areas, as the parking lot improvements are for limited areas within the 
development to meet ADA requirements. The applicant has proposed to provide the 
interior landscape for those specific areas of improvements. Findings for the adjustment 
can be found in Section 8 of this report. Further conformance with landscaping 
standards will be reviewed at the time of building permit. 

 
(e) Off-Street Parking Area Dimensions. Off-street parking areas shall conform to the 

minimum dimensions set forth in Table 806-6. 
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Finding: The proposed new parking spaces are at least 19 feet in depth and nine 
feet wide which meets the minimum required size for a standard parking space. 
The drive-aisles serving the reconfigured parking area are at least 24 feet wide, 
meeting the minimum standard.  

 
(f) Additional Off-Street Parking Development Standards 806.035(f)-(m). 
 

Finding: The proposed off-street parking area is developed consistent with the 
additional development standards for grade, surfacing, and drainage. The parking area 
striping, marking, signage, and lighting shall comply with SRC 806.035, and will be 
evaluated at the time of building permit review. Off-street parking and vehicle use areas 
shall include bumper guards or wheel barriers so that no portion of a vehicle will 
overhang or project into pedestrian walkways or required landscaped areas. To ensure 
compliance, the following condition applies: 
 
Condition 3:  At the time of building permit review, the applicant shall provide 

bumper guards or wheel barriers for all new parking spaces abutting a 
pedestrian connection or required landscaping. 

 
Bicycle Parking 
 
SRC 806.045 – General Applicability. 
Bicycle parking shall be provided and maintained for any intensification, expansion, or 
enlargement of a use or activity. 
 
SRC 806.050 – Proximity of Bicycle Parking to use or Activity Served. 
Bicycle parking shall be located on the same development site as the use or activity it 
serves. 
 
SRC 806.055 – Amount of Bicycle Parking. 
Per SRC Chapter 806, Table 806-8, Uses under the Health Services – Medical center 
category require the greater of 4 spaces or 1 per 30 beds. 
 
Finding: The applicant indicated that 127 beds would be provided for the subject 
behavioral facility, which yields a bicycle parking requirement of 4 spaces (127 / 30 = 
4.23). The proposed site plan shows 6 bicycle parking spaces, which exceeds the 
minimum standard. 
 
Off-Street Loading Areas 
 
SRC 806.065 – General Applicability. 
Off-street loading areas shall be provided and maintained for each proposed new use or 
activity; any change of use or activity, when such change of use or activity results in a 
greater number of required off-street loading spaces than the previous use or activity; or 
any intensification, expansion, or enlargement of a use or activity. 
 
SRC 806.070 – Proximity of Off-Street Loading Areas to use or Activity Served. 
Off-street loading shall be located on the same development site as the use or activity it 
serves. 
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SRC 806.075 – Amount of Off-Street Loading. 
A minimum of two off-street loading spaces are required for a Health Services – Medical 
center use with a gross floor area between 60,000-250,000 square feet in size. Off-
street loading spaces shall have a minimum width of 12 feet, minimum depth of 30 feet, 
and minimum 14 feet of unobstructed vertical clearance. 
 
Finding: The proposed development includes a change of use to Health Services – 
Medical center use; therefore, this section is applicable. The development already has 
several areas on site with off-street loading spaces that meet the minimum dimensions. 
The proposal complies with the loading space requirements of Chapter 806. 
 
Landscaping 
 
All required setbacks shall be landscaped with a minimum of 1 plant unit per 20 square 
feet of landscaped area. A minimum of 40 percent of the required number of plant units 
shall be a combination of mature trees, shade trees, evergreen/conifer trees, or 
ornamental trees. Plant materials and minimum plant unit values are defined in SRC 
Chapter 807, Table 807-2. 
 
All building permit applications for development subject to landscaping requirements 
shall include landscape and irrigation plans meeting the requirements of SRC Chapter 
807. 
 
Finding: Landscape and irrigation plans will be reviewed for conformance with the 
requirements of SRC 807 at the time of building permit application review, as 
conditioned below. 
 
Natural Resources 
 
SRC 808 – Preservation of Trees and Vegetation: The City's tree preservation 
ordinance, under SRC Chapter 808, provides that no person shall remove a significant 
tree (Oregon White Oak greater than 24 inches in diameter at breast height) (SRC 
808.015) or a tree or native vegetation in a riparian corridor (SRC 808.020), unless the 
removal is excepted under SRC 808.030(a)(2), undertaken pursuant to a permit issued 
under SRC 808.030(d), undertaken pursuant to a tree conservation plan approved 
under SRC 808.035, or permitted by a variance granted under SRC 808.045. 
 
Finding: No protected riparian trees or significant trees have been identified on the site 
plan for removal. 
 
SRC 809 – Wetlands: Grading and construction activities within wetlands are regulated 
by the Oregon Department of State Lands (DSL) and US Army Corps of Engineers. 
State and Federal wetland laws are also administered by the DSL and Army Corps, and 
potential impacts to jurisdictional wetlands are addressed through application and 
enforcement of appropriate mitigation measures. 
 
Finding: The Salem-Keizer Local Wetland Inventory shows that there are wetland 
channels and/or hydric soils mapped on the property. The applicant should contact the 
Oregon Department of State Lands to verify if any permits are required for development 
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or construction in the vicinity of the mapped wetland area(s). Wetland notice was sent to 
the Oregon Department of State Lands pursuant to SRC 809.025. 
 
SRC 810 – Landslide Hazards: A geological assessment or report is required when 
regulated activity is proposed in a mapped landslide hazard area.  
 
Finding: The applicant’s proposal is not regulated under SRC 810; therefore, a 
geological assessment is not required. 
 
SRC 601 – Floodplain Overlay Zone: Development within the floodplain requires a 
floodplain development permit and is subject to the requirements of SRC Chapter 601, 
including elevation of new structures to a minimum of one foot above the base flood 
elevation. 
 
Finding: Public Works staff has reviewed the Flood Insurance Study and Flood 
Insurance Rate Maps and has determined that no floodplain or floodway areas exist on 
the subject property.  
 
SRC 802 – Public Improvements, SRC 803 – Streets and Right-of-Way Improvements, 
SRC 804 – Driveway Approaches, and SRC 805 – Vision Clearance: With completion of 
the conditions of approval, the subject property meets all applicable standards of the 
following chapters of the UDC. 
 
SRC 220.005(f)(3)(B): The transportation system provides for the safe, orderly, 
and efficient circulation of traffic into and out of the proposed development, and 
negative impacts to the transportation system are mitigated adequately. 
 
Finding: The existing street system is adequate to serve the proposed development 
and the development is not proposing a building addition subject to SRC 803.040(a); 
therefore, no right-of-way dedication or street improvements are required. 
 
SRC 220.005(f)(3)(C): Parking areas and driveways are designed to facilitate safe 
and efficient movement of vehicles, bicycles, and pedestrians. 
 
Finding: The existing driveway access onto Strong Road SE provides for safe turning 
movements into and out of the property.  
 
SRC 220.005(f)(3)(D): The proposed development will be adequately served with 
City water, sewer, stormwater facilities, and other utilities appropriate to the 
nature of the development. 
 
Finding: The Public Works Department has reviewed the applicant’s preliminary plan 
for this site. The sewer and storm infrastructure are available within surrounding 
streets/areas and are adequate to serve the proposed development.  
 
The existing development is served by a private well with an emergency connection to 
City water for fire protection only. The applicant’s preliminary utility plan shows a new 
connection to City water in Strong Road SE pursuant to SRC 802.015. There is not an 
existing public water main in Strong Road SE to serve the development. City water is 
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available at the intersection of Strong Road SE and Reed Road SE. As a condition of 
approval, the applicant shall extend a minimum 12-inch water main to the site from the 
intersection of Strong Road SE and Reed Road SE. 
 
Condition 4:  Extend a minimum 12-inch public water main in Strong Road SE to the 

site from the intersection of Strong Road SE and Reed Road SE. 
 
The applicant shall be required to design and construct a storm drainage system at the 
time of development. The application shall provide an evaluation of the connection to 
the approved point of discharge for new areas of impervious surface per SRC 71.075.  
 
The applicant shall design and construct all utilities (sewer, water, and storm drainage) 
according to the PWDS and to the satisfaction of the Public Works Director. 
 

7. Analysis of Class 2 Adjustment Criteria 
 
Salem Revised Code (SRC) 250.005(d)(2) provides that an application for a Class 2 
Adjustment shall be granted if the following criteria are met. The following subsections 
are organized with approval criteria, followed by findings of fact upon which the decision 
is based. Lack of compliance with the following criteria is grounds for denial or for the 
issuance of conditions of approval to satisfy the criteria. 
 
SRC 250.005(d)(2)(A): The purpose underlying the specific development standard 
proposed for adjustment is: 

(i) Clearly inapplicable to the proposed development; or 

(ii) Equally or better met by the proposed development. 
 
Finding: The applicant is requesting two Class 2 Adjustments to: 
 

1) Eliminate required pedestrian connections to adjacent streets; and 
2) Eliminate required interior parking lot landscaping for existing vehicle use areas. 

 
Eliminate required pedestrian connections to adjacent streets, per SRC 
800.065(a)(1)(A). 
 
SRC 800.065(a)(1)(A) provides that a pedestrian connection shall be provided between 
the primary building entrance of each building on the development site and each 
adjacent street. In this case, the subject property has two street frontages, Strong Road 
SE and Ridge Road SE, which flank the property on the east and west sides and 
intersect to the north of the property. The applicant is requesting an adjustment to 
eliminate the requirement to provide pedestrian connections to the adjacent streets due 
to the nature of the proposed facility. The applicant’s written statement explains that 
residents of the proposed behavioral health facility are to remain on the campus and not 
leave the property by foot or by bicycle. As such, pedestrian pathways connecting to 
adjacent streets and leading off site is not warranted and would be detrimental to the 
operations of the site. The development site is better served by providing improvements 
to the internal pedestrian pathways for those using the campus, particularly where all 
ADA improvements are proposed, including each building entrance and all improved 
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parking areas. Therefore, the pedestrian access on site, as proposed, equally or better 
meets the intent of the standard. 
 
Eliminate required interior parking lot landscaping for existing vehicle use areas, per 
SRC 806.035(d). 
 
Interior landscaping shall be provided in amounts not less than those set forth in Table 
806-5. The development site includes existing nonconforming off-street parking areas, 
which are nonconforming to this standard. The applicant has requested an adjustment 
to eliminate the required interior parking lot landscaping for the existing vehicle use 
areas, as the parking lot improvements are for limited areas within the development to 
meet ADA requirements. The applicant has proposed to provide the interior landscape 
for those specific areas of improvements which meets the intent of the standard. In 
addition, the applicant explains that the subject property is heavily screened with large 
landscape buffers over 100 feet on all sides, surrounding the property with landscaping 
that exceeds the minimum standards. Since a full landscape plan including all proposed 
plant units was not provided, the landscaping requirement is conditioned below.  
 
Condition 5: At the time of building permit review, the applicant shall provide a 

landscape plan that includes Type A landscaping for all four vehicle 
use areas where ADA parking is being provided. A summary table of 
the square footage, plant species, corresponding plant units, quantity 
and sizes shall be provided, which includes a minimum of 40 percent 
of the required number of plant units to be a combination of mature 
trees, shade trees, evergreen/conifer trees, or ornamental trees.  

 
SRC 250.005(d)(2)(B): If located within a residential zone, the proposed 
development will not detract from the livability or appearance of the residential 
area. 
 
Finding: The subject property is not located within a residential zone; therefore, this 
criterion is not applicable. 
 
SRC 250.005(d)(2)(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. 
 
Finding: Two Adjustments have been requested with this development. Each of the 
adjustments has been evaluated separately for conformance with the Adjustment 
approval criteria. The cumulative impact of the adjustments results in an overall project 
which is consistent with the intent and purpose of the zoning code. Any future 
development, beyond what is shown in the proposed plans, shall conform to all 
applicable development requirements of the zoning code, unless adjusted through a 
future land use action: 
 
Condition 6: The adjusted pedestrian access standards and vehicle use area 

landscaping, as approved in this zoning adjustment, shall only apply to 
the specific development proposal shown in the attached site plan. Any 
future development, beyond what is shown in the attached site plan, 
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shall conform to all applicable development requirements, unless 
adjusted through a future land use action. 

 
9. Conclusion 
 
Based upon review of SRC Chapters 220 and 250, the applicable standards of the 
Salem Revised Code, the findings contained herein, and due consideration of 
comments received, the application complies with the requirements for an affirmative 
decision. 
 

IT IS HEREBY ORDERED 
 

Final approval of Class 3 Site Plan Review and Class 2 Adjustment Case No. SPR-
ADJ22-33 is hereby APPROVED subject to SRC Chapters 220 and 250, the applicable 
standards of the Salem Revised Code, conformance with the approved site plan 
included as Attachment B, and the following conditions of approval: 
 
Condition 1:  At the time of building permit review, the applicant shall provide plans 

showing Fire Department access, fire hydrant locations, and Fire 
Department Connection as required. 

 
Condition 2: At the time of building permit review, the applicant shall demonstrate 

that all proposed pedestrian connections conform with the design and 
material requirements of SRC Chapter 800, specifically SRC 
800.065(b) and 800.065(c).  

 
Condition 3: At the time of building permit review, the applicant shall provide 

bumper guards or wheel barriers for all new parking spaces abutting a 
pedestrian connection or required landscaping. 

 
Condition 4: Extend a minimum 12-inch public water main in Strong Road SE to the 

site from the intersection of Strong Road SE and Reed Road SE. 
 
Condition 5: At the time of building permit review, the applicant shall provide a 

landscape plan that includes Type A landscaping for all four vehicle 
use areas where ADA parking is being provided. A summary table of 
the square footage, plant species, corresponding plant units, quantity 
and sizes shall be provided, which includes a minimum of 40 percent 
of the required number of plant units to be a combination of mature 
trees, shade trees, evergreen/conifer trees, or ornamental trees. 

 
Condition 6:  The adjusted pedestrian access standards and vehicle use area 

landscaping, as approved in this zoning adjustment, shall only apply to 
the specific development proposal shown in the attached site plan. Any 
future development, beyond what is shown in the attached site plan, 
shall conform to all applicable development requirements, unless 
adjusted through a future land use action.  
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________________________________________ 

Jamie Donaldson, Planner II, on behalf of 
Lisa Anderson-Ogilvie, AICP 

Planning Administrator 
 
Attachments: A. Vicinity Map 

B. Proposed Site Plan 
C. Applicant’s Written Statement 
D. Public Works Department Memo 
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SCOPE OF WORK
SCOPE OF WORK FOR REMOVAL OF SEVERAL BUILDINGS AND SHEDS ON THE 

CAMPUS.  SEE SITE PERMIT FOR CIVIL AND LANDSCAPE WORK TO ALLOW FOR 

REGRADING AROUND REMOVED BUILDINGS AS WELL AS  PLANTINGS.

INTERIOR DEMOLITION TO BE SUBMITTED WITH FUTURE BUILDING PERMITS 

FOR TENANT IMPROVEMENT WORK.

PROPERTY DATA
SITE ZONING:

PH (PUBLIC AND PRIVATE HEALTH SERVICES)

MARION COUNT ASSESSOR'S MAP AND TAX LOT NUMBER:

083W12B / 0149

LEGAL DESCRIPTION:

LEGAL DESCRIPTION PER TICOR TITLE COMPANY OF OREGON, ORDER NO.: 

471820096556, WITH AN EFFECTIVE DATE OF AUGUST 13, 2020, 08:00 AM:

BEGINNING AT A POINT BEING 299.22 FEET SOUTH 89°35'40" WEST FROM THE 

QUARTER CORNER OF SECTIONS 11 AND 12, TOWNSHIP 8 SOUTH, RANGE 3 

WEST OF THE WILLAMETTE MERIDIAN, CITY OF SALEM, MARION COUNTY, 

OREGON; THENCE SOUTH 89°35'40" WEST 579.71 FEET TO THE EAST RIGHT-

OF-WAY OF MARKET ROAD 25, (REED ROAD); THENCE ALONG THE EAST 

RIGHT-OF WAY OF MARKET ROAD 25, (REED ROAD), THE FOLLOWING 

COURSES: NORTH 14°53'41" EAST 1301.40 FEET; NORTH 17°27'16" EAST

566.86 FEET; 178.65 FEET ALONG A 434.79 FOOT RADIUS CURVE TO THE

RIGHT, (THE CHORD OF WHICH BEARS NORTH 27°48'10" EAST 177.40 FEET); 

NORTH 38°09'08" EAST 200.12 FEET; SOUTH 51°49'15" EAST 10.00 FEET; 

NORTH 89°00'58" EAST 77.03 FEET; NORTH 44°11'10" EAST 10.00 FEET TO THE 

WEST RIGHT-OF-WAY OF MARKET ROAD 56, (STRONG ROAD); THENCE ALONG

THE WEST RIGHT-OF-WAY OF MARKET ROAD 56, (STRONG ROAD), THE 

FOLLOWING COURSES: SOUTH 45°48'50" EAST 141.95 FEET; 117.85 FEET

ALONG A 330.61 FOOT RADIUS CURVE TO THE LEFT, (THE CHORD OF WHICH 

BEARS SOUTH 56°0135" EAST 117.23 FEET); SOUTH 66°14'19" EAST 47.33 FEET; 

147.85 FEET ALONG A 242.29 FOOT RADIUS CURVE TO THE RIGHT, (THE 

CHORD OF WHICH BEARS SOUTH 48°45'26" EAST 145.57 FEET); SOUTH 31°

16'34" EAST 71.59 FEET; 140.82 FEET ALONG A 295.86 FOOT RADIUS CURVE TO 

THE LEFT, (THE CHORD OF WHICH BEARS SOUTH 44°54'42" EAST 139.50 FEET); 

SOUTH 58°32'48" EAST 340.23 FEET; 543.17 FEET ALONG A 660.35 FOOT 

RADIUS CURVE TO THE RIGHT, (THE CHORD OF WHICH BEARS SOUTH 34°

53'11" EAST 527.99 FEET); SOUTH 11°04'59" EAST 276.01 FEET; THENCE SOUTH 

89°15'44" WEST 1049.02 FEET; THENCE SOUTH 00°25'43" EAST 362.47 FEET; 

THENCE SOUTH 89°35'40" WEST 299.22 FEET; THENCE SOUTH 00°25'53" EAST 

395.00 FEET TO THE POINT OF BEGINNING.
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COVER SHEET

CSCS

REVISION DATE REASON FOR ISSUE

AMA TEAM

SHEET INDEX

Sheet

Discipline SHEET NUMBER SHEET NAME

OWNER TEAM

ARCHITECTURAL

ANKROM MOISAN ARCHITECTS

38 NORTHWEST DAVIS

SUITE 300

PORTLAND, OR 97209

PRINCIPAL

MARIAH KIERSEY

PROJECT MANAGER

HAO DUONG

PROJECT ARCHITECT

MIKE STAPLETON

503.245.7100

www.ankrommoisan.com

LANDSCAPE

MAYER/REED

319 SW WASHINGTON ST.

SUITE 820

PORTLAND, OR 97204

503.223.5953

jeramie@mayerreed.com

503.223.5953

anne@mayerreed.comANNE SAMUEL

JERAMIE SHANE

503.223.5953

www.mayerreed.com

INTERIORS

ANKROM MOISAN ARCHITECTS

38 NORTHWEST DAVIS

SUITE 300

PORTLAND, OR 97209

503.952.1571

susier@ankrommoisan.com

503.952.1347

robertap@ankrommoisan.comROBERTA PENNINGTON

SUSIE ROSE

503.245.7100

www.ankrommoisan.com

STRUCTURAL

KPFF

111 SW 5TH AVE

SUITE 2600

PORTLAND, OR 97204

503.227.3251

jerryabdie@kpff.com

503.754.0510

aaron.burkhardt@kpff.comAARON BURKHARDT

JERRY ABDIE

503.227.3251

www.kpff.com

CIVIL

DAVID EVANS & ASSOCIATES

2100 S. RIVER PARKWAY

SUITE 100

PORTLAND, OR 97201

503.499.0460

sarah.jones@deainc.com

503.499.0462

sdh@deainc.comSTEVEN HARRISON

SARAH JONES

800.721.1916

www.deainc.com

OWNER REPRESENTATION

COMPASS PROJECT SOLUTIONS

214.903.6727

matt.braun@compassinc.com

Owner 503.614.4100

ricardo@compasspsinc.comRICARDO BECERRIL

SENIOR PROJECT MANAGER

MATT BRAUN

www.compassinc.com

OWNER

OREGON BEHAVIORAL HOSPITAL, LLC.

1333 2ND ST.

SUITE 650

SANTA MONICA, CA 90401

matt@watchhillcapllc.com

david@watchhillcapllc.com
DAVID LEBOWITZ

MATTHEW TUVERSON

MECHANICAL

PAE CONSULTING ENGINEERS INC

522 SW 5TH AVE.

SUITE 1500

PORTLAND, OR 97204

503.542.0565

matthew.peairs@pae-engineers.com

503.415.1524

dave.williams@pae-engineers.comDAVE WILLIAMS

MATT PEAIRS

503.226.2921

www.pae-engineers.com

SURVEY

S+F LAND SERVICES

4858 SW SCHOLLS FERRY RD

SUITE A

PORTLAND, OR 97225

503.758.6415

jared.mcgrath@sflands.com

360.909.4916

chris.sherby@sflands.comCHRIS SHERBY

JARED MCGRATH

503.345.0328

www.sflands.com

ELECTRICAL

PAE CONSULTING ENGINEERS INC

522 SW 5TH AVE.

SUITE 1500

PORTLAND, OR 97204

503.444.5436

joshua.york@pae-engineers.com

503.542.0527

steve.kelly@pae-engineers.comSTEVE KELLY

JOSHUA YORK

MATT JONES

503.226.2921

www.pae-engineers.com

503.542.0507

matt.jones@pae-engineers.com

PLUMBING

PAE CONSULTING ENGINEERS INC

522 SW 5TH AVE.

SUITE 1500

PORTLAND, OR 97204

503.226.2921

www.pae-engineers.com

TRAFFIC/TRANSPORTATION

DKS ASSOCIATES

720 SW WASHINGTON ST.

SUITE 500

PORTLAND, OR 97205

.

jnv@dksassociates.com

503.972.1203

rlf@dksassociates.comREAH FLISAKOWSKI

JESSICA VORODERSTRASSE

503.243.3500

www.dksassociates.com

GEOTECHNICAL

HART CROWSER

6420 S. MACADAM AVE.

SUITE 100

PORTLAND, OR 97239

206.324.9530

dan.trisler@hartcrowser.comDAN TRISLER

503.620.6918

www.hartcrowser.com

ACOUSTICAL/ELEVATOR

GREENBUSCH GROUP

1900 W. NICKERSON ST.

SUITE 201

SEATTLE, WA 98119

206.378.0569

adamj@greenbusch.comADAM JENKINS

206.378.0569

www.greenbusch.com

ENVELOPE

MORRISON HERSHFIELD

6420 S. MACADAM AVE.

SUITE 100

PORTLAND, OR 97239

503.924.2518

jduncan@morrisonhershfield.comJOHN DUNCAN

503.620.6918

www.hartcrowser.com

VICINITY MAP

General         

Civil

Landscape

Architecture

CS            

C1.00
C2.00
C3.00

L1.00

A3.10 - A

A3.10 - FS

A3.10 - F
A3.11 - F

A3.10 - S

A3.10 - Z

A3.10 - N
A3.10 - N 

COVER SHEET/SHEET INDEX

EXISTING CONDITIONS PLAN
SITE PLAN
GRADING AND UTILITY PLAN

LANDSCAPING PLAN

EXTERIOR ELEVATION - ADMINISTRATION

EXTERIOR ELEVATION - FOOD SERVICE

EXTERIOR ELEVATION 1 - FARRELL
EXTERIOR ELEVATION 2 - FARRELL

EXTERIOR ELEVATION - SCOTT

EXTERIOR ELVATION - ZETA

EXTERIOR ELEVATION 1 - NORBLAD
EXTERIOR ELEVATION 2 - NORBLAD
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NE 1/4 SEC 11 AND NW 1/4  SEC 12 TWN.

8 S., RNG. 3 W., W.M. MARION COUNTY

TAXLOT NUMBER: 1499

TOTAL SITE AREA: 44.60 ACRES
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SEE LANDSCAPE BUFFER EXHIBIT WITH NARRATIVE
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Existing Total Parking Spaces - 195

 Off-Street Parking (SRC 806.000) Provide 1.5 stalls per bed
127 Beds x 1.5 Stalls = 191 Total Parking Required
Accessible Parking Required = 6 (includes 1 van accessible)

Conventional Parking Spaces Provided - 152
Compact Parking Spaces Provided  - 034
Accessible Parking Spaces Provided - 008
   (1 Van Provided within total)         
Proposed Total Parking Spaces - 194
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GENERAL NOTES:
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ZONE: FAIRVIEW MIXED USE
REQUIRED LANDSCAPING: VEHICULAR AREAS - 5 FT OF TYPE A
EXISTING VEGETATION: OVER 360 LF TO PROPERTY LINE OF
PLANTING AREA INCLUDING HEAVILY TREED SLOPE, VEGETATED
WETLAND AND TREE/SHRUB GROUPINGS.

ZONE: FAIRVIEW MIXED USE
REQUIRED LANDSCAPING: BUILDINGS AND ACCESSORY STRUCTURES
- SHORTER THAN 35 FT HT: 20 FT OF TYPE A
- 35 FT AND TALLER: 30 FEET OF TYPE A
EXISTING VEGETATION:
OVER 160 LF FROM BUILDING TO PROPERTY LINE, 115 LF OF WHICH IS MIXED TREES, SHRUBS AND GRASSES WITH 100% COVERAGE.

ZONE: PUBLIC HEALTH
MIN. OF ONE DECIDUOUS SHADE TREE SHALL
BE PLANTED FOR EVERY 12 PARKING SPACES
WITHIN AN OFF-STREET PARKING AREA.

LANDSCAPE ISLANDS AND PLANTER BAYS
SHALL HAVE A MINIMUM PLANTING AREA OF
25 SQ. FT., AND SHALL HAVE A MIN. WIDTH OF
FIVE FEET.

(2) NEW PARKING SPACES
- (1) TREE
- 161 SF OF SHRUBS

(3) NEW PARKING SPACES
- (1) TREE
- 264 SF OF SHRUBS

(2) NEW PARKING SPACES
- (1) TREE
- 282 SF OF SHRUBS

LIMIT OF WORK

GENERAL LEGEND
PROPERTY LINE

LAWN, PROPOSED

PLANTING AREA,
PROPOSED

PLANTING LEGEND

PLANTING AREA, IMPROVE
EXISTING

LAWN, EXISTING TO REMAIN

300 SF

4,437 SF

20,138 SF

707 SF

223,531 SF

AREA

PLANTING AREA, ROW,
IMPROVE EXISTING

PLANTING AREA, SALEM
UDC REQUIRED

55,550 SF

TOTAL: 304,663 SF
(65% OF L.O.W.)

1. LANDSCAPE DOCUMENTS ARE BASED ON A SURVEY BY S&F LAND SERVICES  DATED AUGUST 27,
2022.  NOTIFY OWNER'S REPRESENTATIVE OF ANY DISCREPANCIES IDENTIFIED ON SITE RELATED TO
SURVEY INFORMATION PRIOR TO INSTALLATION.

2. REFERENCE CIVIL DRAWINGS FOR GRADING, PEDESTRIAN AND VEHICULAR HARDSCAPE.

3. REFERENCE ELECTRICAL DRAWINGS FOR SITE LIGHTING.

4. REFERENCE ARCHITECTURAL DRAWINGS FOR BUILDINGS.

5. REFERENCE DEMOLITION PLANS FOR SITE REMOVALS.

6. DBH OF EXISTING TREES PENDING SURVEY UPDATES.

GENERAL NOTES

TREE PROTECTION NOTES
1. PROTECT ALL TREES INDICATED TO REMAIN, INCLUDING BARK AND ROOT ZONES. INSTALL

PROTECTIVE FENCING WHERE INDICATED ON THE TREE PROTECTION PLAN. PROTECTIVE BARRIERS
SHALL BE PLACED BEFORE PHYSICAL DEVELOPMENT STARTS AND SHALL STAY IN PLACE UNTIL
AFTER PLANNING OFFICIAL AUTHORIZES THEIR REMOVAL OR A FINAL CERTIFICATE OF OCCUPANCY
IS ISSUED, WHICHEVER OCCURS FIRST.

2. TREE PROTECTION FENCING SHALL BE CHAIN LINK, MINIMUM OF 6' HEIGHT, SECURED WITH STEEL
POSTS, INSTALLED 5' BEYOND THE EDGE OF THE ROOT ZONE OR AS INDICATED ON THE TREE
REMOVAL AND PROTECTION PLAN.

3. EXCAVATION WITHIN THE TREE PROTECTION ZONE WILL BE PERFORMED USING ONLY
NON-MOTORIZED HANDHELD TOOLS AND SHALL BE THE MINIMUM NECESSARY TO ACCOMPLISH
THE PURPOSE FOR THE EXCAVATION AND TO ENSURE LONG-TERM SURVIVAL OF THE TREE.

4. TREE PROTECTION FENCING SHALL BE FLUSH WITH THE INITIAL UNDISTURBED GRADE.

5. APPROVED SIGNS SHALL BE ATTACHED TO PROTECTION FENCING, AND VISIBLY STATING THAT
INSIDE THE FENCING IS A TREE PROTECTION ZONE, NOT TO BE DISTURBED UNLESS PRIOR
APPROVAL HAS BEEN OBTAINED FROM THE COUNTY MANAGER.

6. NO CONSTRUCTION ACTIVITY SHALL OCCUR WITHIN THE TREE PROTECTION ZONE, INCLUDING, BUT
NOT LIMITED TO DUMPING OR STORAGE OF MATERIALS SUCH AS BUILDING SUPPLIES, SOIL, WASTE
ITEMS, OR PARKED VEHICLES AND EQUIPMENT.

7. THE TREE PROTECTION ZONE SHALL REMAIN FREE OF CHEMICALLY INJURIOUS MATERIALS AND
LIQUIDS SUCH AS PAINTS, THINNERS, CLEANING SOLUTIONS, PETROLEUM PRODUCTS, AND
CONCRETE OR DRY WALL EXCESS, CONSTRUCTION DEBRIS, OR RUNOFF.

8. NO EXCAVATION, TRENCHING, GRADING, ROOT PRUNING OR OTHER ACTIVITY SHALL OCCUR WITHIN
THE TREE PROTECTION ZONE UNLESS DIRECTED BY AN ARBORIST PRESENT ON SITE AND
APPROVED BY THE CITY MANAGER.

9. NO FILL OR COMPACTION SHALL OCCUR WITHIN THE CRITICAL ROOT ZONES OF ANY OF THE TREES.
IF COMPACTION IS UNAVOIDABLE, MEASURES SHALL BE TAKEN AS RECOMMENDED BY A CERTIFIED
ARBORIST TO REDUCE OR MITIGATE THE IMPACT OF THE FILL OR COMPACTION.

10. CONTRACTOR TO GIVE OWNER 30 DAYS NOTICE PRIOR TO REMOVAL OF PLANTS TO BE RELOCATED.

SYMBOL TREE

EXISTING TREE
(SURVEYED)

EXISTING CONIFER TREE
(LOCATION APPROX.)

EXISTING DECIDUOUS TREE
(LOCATION APPROX.)

PROPOSED TREE

TREE TO BE REMOVED
- HAZARD TREES:
SIGNIFICANT DIEBACK
AND/OR STORM DAMAGE

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

38 NORTHWEST DAVIS, SUITE 300

PORTLAND, OR 97209

503.245.7100

1505 5TH AVE, SUITE 300

SEATTLE, WA  98101

206.576.1600

1014 HOWARD STREET

SAN FRANCISCO, CA 94103

415.252.7063

DATE

NOT FOR

CONSTRUCTION

SHEET NUMBERSHEET NUMBER
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ankrommoisan.com Ankrom Moisan Architects, Inc. 

June 8, 2022 

Planning/Permit Application Center 

City Hall 

555 Liberty St SE, Room 320 

Salem, OR  

 

Application for Class 2 Adjustment 

 

ADJUSTMENT REQUEST  

SRC 250.005(d)(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: (i) Clearly inapplicable to the proposed development; or (ii) Equally 

or better met by the proposed development.  (B) If located within a residential zone, the propose development will not detract 

from the livability or appearance of the residential area.  (C) If more than on 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. 

 

Based on SRC 250.005(d)(2), the project team is requesting an adjustment from the pedestrian access standards required by 

the City’s Unified Development Code. Access to Strong Road would require significant construction due to the steep hill and 

connection to Reed Road would require building down and through a wetland. With the scope of the work being interior 

tenant improvements, and updating the ADA, we are asking for the adjustment to not provide the connections and the 

parking lot landscape/tree requirements of the existing lots not in our scope of work.  

 

      In Response to the above: 

(A) (ii): The proposed development is better met by providing internal site improvement connections within the site 

achieve the connection for the people using the site.   Given the program of the proposed residential treatment 

facility, it would be evident that neighborhood residents and local business staff will not have a need to walk to 

this location from either street. Residents in treatment will also not leave the site on foot or by bicycle, they are 

to remain on the campus and the program does not want them to leave this campus. The site improvements 

currently shown for ADA access from building to building is minor in scope; the burden of connecting to adjacent 

streets would be excessive and is not needed by the community or Hillcrest’s program.  We better meet the 

standard by creating new internal connections between the buildings for staff and residents to access the 

buildings that they need to use.  This is a closed campus so the community will not be walking into this campus 

with the residents being driven here and staying on campus until treatment is completed.   

 

INTERIOR LANDSCAPING: Sec 806.035 and 807 

Requirements for landscaping at off-street parking in this section will be met in areas where new parking is 

created to improve accessibility (ADA) on the campus. The internal parking spaces are existing to remain and 

are out of our scope of work.  Where we are updating parking to provide better internal connections and ADA 

code requirements, we are surrounding it with landscape and meeting the zoning requirements.  The internal 

parking that we are asking the adjustment for is still heavily screened with perimeter trees from neighbors/ 

street views and the sizes of parking spaces meet zoning code.  The majority of off-street parking asphalt is 

existing and will neither be replaced nor resurfaced. Therefore, we request adjustment from landscape islands, 

trees or other requirements outlined in areas that will remain unimproved. Also, the campus at as whole is 

surrounded by natural growth including forested areas and green space. This campus greenery/landscape is 

equal to or better meets the UDC intentions.   

SGuizar
Typewriter
Attachment C



 

 

Planning/Permit Application Center   

Hillcrest Behavioral Health - Summary Table (Type III Requirement #14),  Written Statement (Requirement #15), LLC member information, Homeowners 

Association statement, Neighborhood Association Communication Information Ankrom Moisan Architects, Inc. 

(B) This is not within a residential zone; it is in the PH-Public Health zone.  The campus will still be screened by all of 

the existing trees which are to remain.  Neighbors will not see anything different from Strong Road besides the 

removal of the security fence.  This will not impact the livability of the apartments across from Reed Road as the 

wetlands and the trees to remain on the bluff. 

 

 

(C) There are (2) adjustments being requested:  

#1 Connections to Reed Road and Strong Road 

#2 Landscaping in vehicle areas 

 

For the two connections down to Reed Road and Strong Road and the interior landscaping within the existing 

parking lots that are to remain not a part of our scope.  There is a buffer around all of the lots to the 

neighborhood that remains.  Where we are modifying parking, we are bringing those areas into compliance with 

landscaping and trees.  We are updating the connections for the internal circulation for the treatment and 

healing of the residents and allowing staff to move between the buildings and around the site.   

 

The overall purpose of the zone is the Public Health, and the site improvements are being made to how the 

residents and staff will interact within the heart of campus as well as maintaining the dense campus perimeter 

landscape.  The improvements to the campus are providing more pervious and landscaped areas for the use of 

residents in their treatment. 
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SUMMARY TABLES (Checklist Requirement #13) 

 

Zoning Designations 
South of Salem Airport (within Airport Overlay) and within the Urban Growth Boundary 

Zoning Airport Overlay Zone 

PH –Public Health 

Abutting Zones 
Abutting RA (Residential Agriculture) and RM2 (Multiple Family Residential 2) to South 

FMU (Fairview Mixed Use) to the West 

IC (Industrial Commercial) and IBC (Industrial Business Campus) to the Northeast. 

 

Total Site Area 

Property Size 44.6 acres 

Scope of Project 10.49 acres 

 

Building (all existing) Gross Floor Area  Occupancy/Use Height Other 

Administration Building 17,100 sf B, Admin 35’-0” Staff admin, not patient care 

Food Service (Former 

name, not current function) 

3,000 sf  B, Admin 23’-8” Intake, outpatient care 

Norblad 31,270 sf A-2/B, Ground; 

I-1 Condition 2 Levels 2-3 

36’-7” Residential treatment + 

supportive services 

Scott 27,930 sf B, Ground; I-1 Condition 2 

Levels 2-3 

43’-1” Res treatment + supportive 

services 

Zeta 7,700 sf B & 1-2 Condition 1 16’-3” Detox 

Farrell 17,100 sf B/E 54’-6” Treatment/classrooms 

NOTE 1: Two pre-manufactured resident/classroom buildings, Iota (prison cells) building connected to Scott, and several 

outbuildings are to be demolished and are not included in the table above. 

NOTE 2: No future phases are planned for this campus. 

 

Itemized Parking Counts (See Parking Exhibit) 

 Existing Required Proposed 

Accessible Stalls 6  6 (with one Van) 

Standard Stalls 187 (34 are compact)  189 

Total 195 191 194 

NOTE 1: The existing parking will not be improved or restriped except in limited patch-and-repair scope. Parking 

improvements are limited to providing ADA spaces and entry access.  

NOTE 2: Off-street parking (SRC 806.000) Provide 1.5 stalls per bed. 127 beds x 1.5 = 191 

 

Total Lot Coverage (in project scope) 

 Impervious Pervious 

Existing  274,054 sf (6.29 acres) 1,668,722 sf (38.31 acres) 

Proposed 246,964 sf (5.67 acres) 1,695,812 sf (38.93 acres) 

 NOTE: See Exhibits C and D for plans showing pervious/impervious locations 

 



   
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: Jamie Donaldson, Planner II 
Community Development Department 

 
FROM: Glenn J. Davis, PE, CFM, Chief Development Engineer 

Public Works Department 

 
DATE: July 13, 2022 

 
SUBJECT: PUBLIC WORKS RECOMMENDATIONS 

SPR-ADJ22-33 (22-105098; 22-105099) 
2450 STRONG ROAD SE 
SITE IMPROVEMENTS FOR CHANGE OF USE 

 
PROPOSAL 
 
A consolidated application containing a Class 3 Site Plan Review for various site 
improvements associated with a change of use from juvenile correctional facility to 
behavioral health facility (medical center), including ADA ramps and parking 
improvements and internal pedestrian connections, with Class 2 Adjustment requests.  
The subject property is approximately 44.6 acres in size, zoned PH (Public and Private 
Health Services) and RA (Residential Agriculture) and located at 2450 Strong Road SE 
- 97302 (Marion County Assessor's Map and Tax Lot number: 083W12B / 1499). 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 
1. Extend a minimum 12-inch public water main in Strong Road SE to the site from the 

intersection of Strong Road SE and Reed Road SE. 
 
FACTS 
 
Streets 
 
1. Strong Road SE 
 

a. Standard—This street is designated as a Collector street in the Salem TSP. The 
standard for this street classification is a 34-foot-wide improvement within a 
60-foot-wide right-of-way.   
 

b. Existing Conditions—This street has an approximate 32-foot improvement within 
a 60-foot-wide right-of-way abutting the subject property. 
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2. Reed Road SE 
 

a. Standard—This street is designated as a Minor Arterial street in the Salem TSP. 
The standard for this street classification is a 46-foot-wide improvement within a 
72-foot-wide right-of-way.   
 

b. Existing Conditions—This street has an approximate 26-foot improvement within 
a 70-foot-wide right-of-way abutting the subject property. 

 
Storm Drainage 
 
1. Existing Conditions 
 

a. An 18-inch storm main is located in Strong Road SE and extends onto the 
subject property within an easement. 

 
Water 
 
1. Existing Conditions 
 

a. The subject property is located in the G-0 and S-1 water service level. 
 

b. A 16-inch water main is located at the intersection of Strong Road SE and Reed 
Road SE. Mains of this size generally convey flows of 3,800 to 8,800 gallons per 
minute. 
 

Sanitary Sewer 
 
1. Existing Conditions 

 
a. An 8-inch sewer main is located in Strong Road SE.  

 
b. A 15-inch sewer main is located in Reed Road SE.  

 
CRITERIA AND FINDINGS 
 
Analysis of the development based on relevant criteria in SRC 220.005(f)(3) is as 
follows: 
 
Criteria: SRC 220.005(f)(3)(A) The application meets all applicable standards of 
the UDC (Unified Development Code) 
 
Finding—With completion of the conditions above, the subject property meets all 
applicable standards of the following chapters of the UDC: 601 – Floodplain; 802 –
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Public Improvements; 803 – Streets and Right-of-Way Improvements; 804 – Driveway 
Approaches; 805 – Vision Clearance; 809 – Wetlands; and 810 – Landslides.  
 
Public Works staff has reviewed the Flood Insurance Study and Flood Insurance Rate 
Maps and has determined that no floodplain or floodway areas exist on the subject 
property. 
 
The Salem-Keizer Local Wetland Inventory shows that there are wetland channels 
and/or hydric soils mapped on the property. The applicant should contact the Oregon 
Department of State Lands to verify if any permits are required for development or 
construction in the vicinity of the mapped wetland area(s). Wetland notice was sent to 
the Oregon Department of State Lands pursuant to SRC 809.025.   
 

SRC 810.020 requires a geological assessment or report when regulated activity is 
proposed in a mapped landslide hazard area. The applicant’s proposal is not a 
regulated activity according to SRC 810.  
 
Criteria: SRC 220.005(f)(3)(B) The transportation system provides for the safe, 
orderly, and efficient circulation of traffic into and out of the proposed 
development, and negative impacts to the transportation system are mitigated 
adequately 
 
Finding—The existing street system is adequate to serve the proposed development 
and the development is not proposing a building addition subject to SRC 803.040(a); 
therefore, no right-of-way dedication or street improvements are required.  
 
Criteria: SRC 220.005(f)(3)(C) Parking areas and driveways are designed to 
facilitate safe and efficient movement of vehicles, bicycles, and pedestrians 

 
Finding—The existing driveway access onto Strong Road SE provides for safe turning 
movements into and out of the property.  
 
Criteria: SRC 220.005(f)(3)(D) The proposed development will be adequately 
served with City water, sewer, storm drainage, and other utilities appropriate to 
the nature of the development 

 
Finding—The Public Works Department has reviewed the applicant’s preliminary plan 
for this site. The sewer and storm infrastructure are available within surrounding 
streets/areas and are adequate to serve the proposed development.  
 
The existing development is served by a private well with an emergency connection to 
City water for fire protection only.  The applicant’s preliminary utility plan shows a new 
connection to City water in Strong Road SE pursuant to SRC 802.015. There is not an 
existing public water main in Strong Road SE to serve the development. City water is 
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available at the intersection of Strong Road SE and Reed Road SE. As a condition of 
approval, the applicant shall extend a minimum 12-inch water main to the site from the 
intersection of Strong Road SE and Reed Road SE. 
 

Condition:  Extend a minimum 12-inch public water main in Strong Road SE to 
the site from the intersection of Strong Road SE and Reed Road SE. 

 
The applicant shall be required to design and construct a storm drainage system at the 
time of development. The application shall provide an evaluation of the connection to 
the approved point of discharge for new areas of impervious surface per SRC 71.075.  
 
The applicant shall design and construct all utilities (sewer, water, and storm drainage) 
according to the PWDS and to the satisfaction of the Public Works Director. 
 
Prepared by: Laurel Christian, Program Coordinator 
cc: File 


