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MEMORANDUM 
Site Plan Review – Class 3 

To: City of Salem 
Community Development Department 

Date: 08/25/2022 

    

Project: Stop-N-Save Gas Station with Additional 
Retail and Oil Change Facility 
3997 Carson Dr SE Salem OR 97317 

Architect’s 
Project No: 

2020-109 

    

From: Leonard Lodder, AIA, LEED AP for: 
Studio 3 Architecture, Inc 
275 Court Street NE 
Salem OR 97301 Sent Via: Email 

    
Subject: SPR Class III with driveway permit and lot 

line adjustment. 
Application Checklist 

 

 

    

    
Project Description:   

• The owners of the project have acquired the property currently identified as tax lot 
10100 immediately to north of the property at 3997 Carson Drive SE, and are 
looking to add the following elements to the project: 

o A 4 pump gas station. 
o A propane refill station. 
o A cashier’s station for the fueling pad. 
o An enlarged, secure trash enclosure. 
o An additional retail commercial building. 
o An Oil Change facility. 
o With other site improvements. 

• A driveway permit is included to facilitate a new driveway onto Hagers Grove, “left 
out and left in only. 

• A driveway permit to allow widening of the existing driveway exiting west from the 
site. 

• A lot line adjustment to make one contiguous lot for the entire facility. 
  
 Application Checklist: 
 X COMPLETED APPLICATION FORM.   
  The application form must be signed by the applicant(s), property owner(s), and/or duly authorized 

representative(s). If the applicant and/or property owner is a Limited Liability Company (LLC), please 
also provide a list of all members of the LLC with your land use application. 

  See attached. 
   
 X APPLICATION FEE. 
  The application fee must be paid at the time of filing your application. 
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  We anticipate a significant credit from Application 22 102069 00 RP to be applied to this 
application. 

   
 o NEIGHBORHOOD ASSOCIATION CONTACT. 
  Neighborhood association contact, pursuant to SRC 300.310, is required prior to submitting this 

land use application. A copy of the required e-mail or letter to the neighborhood association, and a 
list of the e-mail or postal addresses to which the e- mail or letter was sent shall be submitted or the 
land use application will not be accepted. 

  See attached pdf of email sent to Southeast Mill Creek Association on 01/12/2022 
   
 o RECORDED DEED/LAND SALES CONTRACT WITH LEGAL DESCRIPTION. 
  A copy of the recorded deed/land sales contract of the total contiguous ownership of the applicant. 

  See attached Deed and Title Report for Tax Lots 10000 and 10100, recently acquired. 
   
 o HOMEOWNERS ASSOCIATION INFORMATION. 
  A statement indicating whether the subject property is subject to an active and duly incorporated 

Homeowner's Association (HOA) registered with the Oregon Secretary of State. If so, the applicant 
shall provide the HOA name, name of the registered agent and the mailing address for the 
registered agent. 

  Not Applicable  
   
 X TRIP GENERATION ESTIMATE (TGE) FORM. 
  A Trip Generation Estimate (TGE) form must be completed by the applicant and submitted to the 

Department of Public Works, Traffic Engineering Section, Room 325, to determine whether a 
Transportation Impact Analysis (TIA) is required for the application. 

  See Attached 
   
 o TRANSPORTATION IMPACT ANALYSIS (TIA). 
  If required for the development, a TIA shall be provided in the format, and based on thresholds, 

specified in standards established by the Director of Public Works. 

  Updated and attached. 
   
 o GEOLOGICAL ASSESSMENT OR GEOTECHNICAL REPORT. 
  If required by SRC Chapter 810, or a statement from an engineer certifying that landslide risk on the 

site is low, and that there is no need for further landslide risk assessment. 

  Site is not located in a landslide risk area. 
   
 X SITE PLAN.  
  The site plan must include the following information: 

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

  See Site plan 
  • The location of all proposed primary and accessory structures and other improvements, 

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

  See Site Plan. 
  • Loading areas, if included with proposed development; 

  Loading Area shown on site plan adjacent to Trash Enclosure. 
  • The size and location of solid waste and recyclables storage and collection areas, and 

amount of overhead clearance above such enclosures, if included with proposed 
development; 

  See the Site Plan for the location and size. 
  • An indication of future phases of development on the site, if applicable; 

  This proposal will max out the site development. 
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  • All proposed landscape areas on the site, with an indication of square footage and their 
percentage of the total site area (complete landscape and irrigation plans are required with 
the building permit application); 

  Landscape areas are shown on the Site Plan. Design of Landscape elements will follow. 
  • The location, height, and material of fences, berms, walls, and other proposed screening as 

they relate to landscaping and screening required by SRC Chapter 807; 

  Refer to Civil Plans for location of Storm water treatment Facilities.  
  • The location of all trees and vegetation required to be protected pursuant to SRC Chapter 

808; 

  See Site Plan. Note: there are no existing trees on the currently vacant portion of the site. 
  • The location of all street trees, if applicable, or proposed location of street trees required to 

be planted at time of development pursuant to SRC Chapter 86; and 

  Deferred to Landscape design. Currently Right–of-Way is bounded by sidewalks and 
paving with no space for street trees. 

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

  See Site Plan. 

• Bicycle parking shown central to site. 

• Vehicle circulation shown on site plan. 
• Pedestrian connections identified to all abutting streets. 

   
 X EXISTING CONDITIONS PLAN. 
  The existing conditions plan must include the following information: 

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

  See Site Plan – Existing Conditions 
  • The location of existing structures and other improvements on the site, including accessory 

structures, fences, walls, and driveways, noting their distance from property lines; 

  See Site Plan – Existing Conditions 
  • The location of the 100-year flood plain, if applicable. 

  Not Applicable 
  • The zoning district, comprehensive plan designation, and land uses for all properties 

abutting the site; 

  See Site Plan – Existing Conditions 
  • Driveway locations, public and private streets, bike paths, transit stops, sidewalks, and other 

bike and pedestrian pathways, curbs, and easements; 

  See Site Plan – Existing Conditions 
  • The elevation of the site at 2-foot contour intervals, with specific identification of slopes in 

excess of 15 percent; and 

  See Site Plan – Existing Conditions 
  • The location of drainage patterns and drainage courses, if applicable. 

  See Site Plan – Existing Conditions 
   
 o PRELIMINARY UTILITY PLAN. 
  A preliminary utility plan shall be submitted showing capacity needs for municipal water, stormwater 

management, and sewer service, and schematic location of connection points to existing municipal 
water and sewer services. It is suggested that the utility plan contain the following items: 

  See Civil Engineering Drawings. 
  • Existing drainage plan and drainage courses; 

  See Civil Engineering Drawings. 
  • Water service connection and meter location; 

  See Civil Engineering Drawings. 
  • Maximum water meter size required; 



 275 Court Street NE  Salem, Oregon 97301-3442    T: 503.390.6500      www.studio3architecture.com 

 Memorandum  File:  2020-109.01 

 Stop-N-Save Gas Station  Project No: 2020-109 
Page 4 of 12 

 

  See Civil Engineering Drawings. 
  • Maximum fire flow needs for development; 

  See Civil Engineering Drawings. New and Existing buildings do not require fire sprinklers. 
  • Sanitary sewer location and connection to public main; 

  See Civil Engineering Drawings. 
  • Maximum sanitary sewer service size required; and 

  See Civil Engineering Drawings. 
  • Storm drain service location and point of disposal. 

  See Civil Engineering Drawings. 
   
 o PRELIMINARY GRADING PLAN. 
  A preliminary utility plan shall be submitted depicting proposed site conditions following completion 

of the proposed development, when grading of the subject property will be necessary to 
accommodate the proposed development. 

  See Civil Engineering Drawings. 
   
 o ARCHITECTUAL DRAWINGS. 
  For development in the Mixed Use-I (MU-I) and Mixed Use-II (MU-II) zones, architectural drawings, 

renderings, or sketches showing all elevations of the existing buildings and the proposed buildings 
as they will appear on completion. 

  This site is not in an MU-1 or MU-2 zone. 
   
 X SUMMARY TABLE. 
  A summary table shall be submitted which identifies the zoning designation for the subject property; 

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

  See Site Plan Sheet 
   
  WRITTEN STATEMENT. 
  A written statement is recommended to be submitted describing how the proposed development 

meets the following approval criteria for Class 3 Site Plan Review: 

  The new development expands on the existing uses current at the site including a 
convenience store and related retail units. 
 
Additional development includes the following: 

• A new 4-pump gas station, 

• A propane refill station, 
• A cashier’s station to serve the re-fueling pad, 

• Additional retail space, 

• An enlarged and secure trash/recycling facility, and 

• An oil change facility. 
• Additional site improvements to support the new uses. 

The new and existing uses are compatible service commercial uses that enhance their co-
dependence and contribute to needs in the area. 

  • The application meets all applicable standards of the UDC; 

  Yes, every attempt has been made to satisfy UDC requirements. The plans submitted with 
this application respond to two sets of responses to a previous attempt to gain a Class III 
Site Plan Approval for this site. We would have requested that the file would be declared 
complete with that response but the city has declared that the application has expired. 
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  • 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; 

  New and existing access points have been designed to enhance efficient movement of 
traffic within the site and its interface with public streets. 

  • Parking areas and driveways are designed to facilitate safe and efficient movement of 
vehicles, bicycles, and pedestrians; and 

  New and existing parking areas have been designed to enhance efficient movement of 
traffic within the site. Owners recent experiences with conflicts on the site have been 
mitigated by introducing wider driveway aisles. 

  • The proposed development will be adequately served with City water, sewer, storm 
drainage, and other utilities appropriate to the nature of the development. 

  The expanded development will be adequately served with City water, sewer, storm 
drainage and other utilities as appropriate for the type of development. 
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Signed Application 
  



Land Use
Application

Planning/Permit Application Center
City Hall / 555 Liberty St. SE / Room 320 / Salem, OR 97301-3513 
503-588-6173 * planning@cityofsalem.net 
If you need the following translated in Spanish, please call 503-588-6256.
Si usted necesita lo siguiente traducido en español, por favor llame 503-588-6256.
Application type
Please describe the type of land use action requested: 

Work site location and information
Street address or location of subject 

property 
Total size of subject property

Assessor tax lot numbers
Existing use structures and/or other 

improvements on site
Zoning

Comprehensive Plan Designation
Project description

People information
Name Full Mailing Address Phone Number and Email 

address
Applicant 

Agent

Paid By

Project information
Project Valuation for Site Plan Review

Neighborhood Association
Have you contacted the Neighborhood Association?     Yes

    No
Date Neighborhood Association contacted

Describe contact with the affected Neighborhood Association
(The City of Salem recognizes, values, and supports the involvement of residents 
in land use decisions affecting neighborhoods across the city and strongly 
encourages anyone requesting approval for any land use proposal to contact the 
affected neighborhood association(s) as early in the process as possible.)

Have you contacted Salem-Keizer Transit?
planning@cherriots.org 

    Yes
    No

Date Salem-Keizer Transit contacted
Describe contact with Salem-Keizer Transit

Type the name and address of the Homeowners Association
(If none, type "N/A".)

(For office use only)
Permit #:

10/5/2021 Land Use Application - Page 1 of 2

mailto:planning@cityofsalem.net
mailto:planning@cherriots.org
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Trip Generation Report: 
  



 Traffic Engineering Section
 Public Works Department
 555 Liberty Street SE, Room 325 Telephone: 503-588-6211
 Salem, Oregon 97301-3513 TTY: 503-588-6292

Trip Generation Estimate

Street 

Bin #   TGE # 

Date Received 

Section 1 (To be completed by applicant.)

Applicant Name: Telephone: 

Applicant Mailing Address: 

Location of New Development: 
(Please provide street address. If unknown, provide approximate address and geographical description/nearest cross streets.)

Description and Size of New Development: 
(e.g., 150 single-family homes, 20,000 sq. ft. office addition, 12-pump gas station, 50-student day care, additional parking, etc.)

Description and Size of Existing/Past Development, if any (note whether to remain or be removed): 

Planning Action Involved, if any: 
(e.g., zone change, subdivision, partition, conditional use, PUD, mobile home park, etc.)

Building Permit Involved:

Yes G No G

Section 2 (To be completed by City staff.)

Proposed Use

Development Quantity:   

ITE Land Use Code: 

Trip Generation Rate/Equation:   

Average Daily Trips:   

ELNDT Adjustment Factors

Trip Length:       Linked Trip:   

TSDC Trips:   

Existing Use

  Development Quantity:   

  ITE Land Use Code: 

  Trip Generation Rate or Equation: 

  Average Daily Trips: 

ELNDT Adjustment Factors

  Trip Length:       Linked Trip: 

  TSDC Trips: 

Section 3 (To be completed by City staff.)

Transportation Impact Analysis (TIA)

Net Increase in Average Daily Trips:   
(Proposed use minus existing use.)

G A TIA will be required:

G Arterial/Collector—1000 Trip/day Threshold

G Local Street/Alley—200 Trip/day Threshold

G Other:   

G A TIA will not be required.

Transportation Systems Development Charge

  Net Increase in TSDC Trips:   
(Proposed use minus existing use.)

  G A TSDC will be required.
(Fee determ ined by Development Services.)

  G A TSDC will not be required.

(For additional information, refer to the back of this application.)

Section 4 (To be completed by City staff.)

Remarks: Date: 

cc: G Chief Development Services Engineer

G Community Development

G Building Permit Application

G By: 

LEK:\\PERSONAL\USERS\LEKLUKIS\PW-FORMS\PAC-FORM_08-09\PAC38.FOR    06/28/2005

Leonard Lodder
Text Box
Inderjit S. Dhaliwahl

Leonard Lodder
Text Box
503.999.6545

Leonard Lodder
Text Box
2433 NW Broadway St Albany OR 97321

Leonard Lodder
Text Box
3997 Carson Dr SE Salem OR 97317

Leonard Lodder
Text Box
4 Pump Gas Station, 4,315sf Retail Bldg, 1,888sf two bay Oil Change bldg. *

Leonard Lodder
Text Box
Existing 5,918sf Retail Building. (note: previous approval for 6,000sf Retail plus 1,500sf drive through retail, not built.

Leonard Lodder
Text Box

Leonard Lodder
Text Box
Site Plan Review Class III

Leonard Lodder
Text Box
X

Leonard Lodder
Text Box
See attached previous calc.



LEK:P:\PW-FORMS\PAC-FORM.206\PAC37.FOR   06/28/2005

Information Required to Assess the Need for
a Traffic Impact Analysis and Transportation
Systems Development Charge

The following information is required in order to assess the need for a Traffic Impact
Analysis (TIA) and to calculate the Transportation Systems Development Charge (TSDC)
to be levied on a proposed new development.

TIA Determination:

The City of Salem may require that a TIA be prepared as part of the approval process for
major new development. The purpose of a TIA is to estimate the traffic impacts created by
a new development on the surrounding street system. Any significantly adverse traffic
impacts identified in the TIA  must be mitigated by the applicant.

The estimated daily traffic generation of a new development is used as the criteria for
determining whether a TIA is needed. If the new development access is located on an
arterial or collector and the estimated daily traffic generation is more than 1000 trips, a TIA
may be required. If access is located on a local street or alley and the generated trips
exceed 200, a TIA may be required. Other criteria such as site access issues, driveway
restrictions, and existing facilities deficiencies may also be used, if recommended by City
Traffic Engineering staff.

The City Traffic Engineer makes the determination as to whether a TIA is required. (For
more information on TIA criteria, see Development Bulletin No. 19 dated January 20, 1995.)
When the determination has been made, copies of the Trip Generation Estimate form are
sent to Public Works Development Services Division and the applicant. If a planning action
is required, a copy is also forwarded to the Community Development Department.

TSDC Analysis:

The City of Salem charges a TSDC on all new development that creates a net increase in
traffic on the surrounding street system. The total charge is assessed on a per trip fee
times the TSDC trips calculated for the development. For more information on the TSDC,
see Council Staff Report dated October 9, 1995.

To assist in estimating the daily trips generated by a new development, please answer the
questions in Section 1 of this sheet and return it to Room 325 of the Civic Center. If you
have any questions, Traffic Engineering staff are available at 503-588-6211. A copy of the
completed trip generation estimate will be returned to you at the address provided in
Section 1.

No Land Use, Planning, or Development Approval applications requiring
Trip Generation Estimates will be processed until this information has
been provided and the TIA/TSDC assessment has been made by City
Traffic Engineering staff.
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Traffic Impact Analysis: 
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Deed/Title Report for Tax Lot 10000 
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Contact with Neighborhood Assoc. 



1

Leonard Lodder

To: robosushi@robosushi.com; arasmussen@modernbuildingsystems.com

Subject: Stop-N-Save Gas Station

Attachments: 2020-109 Stop-N-Save Gas (01-11-2022).pdf

Our client is expanding the development located at 3997 Carson Dr SE Salem OR 97317, to include a new 4-pump 
gas station, an additional retail building, and an oil change facility. We have attached a copy of the proposed site 
plan, a plan that forms part of the documentation submitted to the city for an SPR Class III. This email satisfies an SRC 
requirement to inform the neighborhood association of intended development. 
 
Leonard Lodder, AIA, LEED AP 
Studio 3 Architecture, Inc. 
275 Court St. NE 
Salem, OR  97301-3442 
P: 503.390.6500 
D: 971.239.0207 
C: 503.949.3301 
E: leonard@studio3architecture.com  
W: www.studio3architecture.com  
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End of Application documentation. 

The Application is supported by a separate pdf file containing the following sheets: 

General Drawings: 

Sheet G0.01 Cover Sheet 

Sheet G0.02 General Notes 

Sheet G3.01 Perspective Views 

Civil Engineering Drawings: 

Sheet C2.0 Grading and Drainage Plan 

Sheet C3.0 Utility Plan 

Architectural Drawings: 

Sheet A1.01 Site Plan 

Sheet A1.02 Site Plan – Existing Conditions 

Separate Drawing: 

Topographic Survey. 
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