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Planning Division ● 503-588-6173 
555 Liberty St. SE / Room 305 ● Salem, OR 97301-3503 ● Fax 503-588-6005 

 

October 6, 2022 

PLANNING SECOND REVIEW COMMENTS 

Subject Property: 1292 Lancaster Drive NE 

Reference Nos.:  22-111718-RP (Class 3 Site Plan Review) 
22-111720-ZO (Class 2 Zoning Adjustment) 
22-111721-ZO (Class 2 Driveway Approach Permit) 
 

 
Applicant: Michael Cadell 

Panda Express 
1683 Walnut Grove Avenue 
Rosemead, CA 91770 

Phone:  626-372-8952 
E-Mail:  michael.cadell@pandarg.com 

Agent: Lupe Sandoval 
CRM Architects and Planners 
5800 Stanford Ranch Road, Suite 720 
Rocklin, CA 95765 

Phone:  559-903-0336 
E-Mail:  lupes@crmarchitects.com 

 
The Planning Division has conducted its review of the revised application materials submitted 
for the proposed Class 3 Site Plan Review, Class 2 Adjustment, and Class 2 Driveway 
Approach Permit for property located at 1292 Lancaster Drive NE.  In order to deem the 
application complete and to continue processing the application, modifications/and or additional 
information is needed to address the following item(s): 

Item: Description: 

Legal Lot 
Status of 
Property 

The copy of the ALTA/NSPS survey provided includes the legal description of the 
property as identified in the current property deed but it doesn’t, however, provide 
evidence of when the property was created in its current configuration.   
 
Because it’s unclear if the property was lawfully created, staff needs to identify the land 
division requirements, if any, that were in place at the time the property was first created 
in its current configuration.  In order to determine when the property was first created in 
its current configuration, a copy of the original deed establishing the subject property is 
needed. 
 
The original deed can be found through a chain of title report for the property.  Once the 
original deed is identified which created the property in its current configuration, staff will 
then be able to use the date from that deed to determine what, if any land division 
requirements were applicable at the time.   
 
As previously indicated, prior to February 7, 1974, the property was not located within 
the City of Salem.  As such, it’s possible the property was created in its current 
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Item: Description: 

configuration prior to being annexed into the City and therefore would have been subject 
to the applicable standards of the County, rather than the City, at the time of its original 
creation. 

Maximum 
Parking 
Adjustment 

The revised site plan has reduced the number of parking spaces proposed from 46 to 41 
spaces.  The 41 spaces proposed still exceed the maximum allowed off-street parking 
requirement of SRC 806.015(d).  The written findings in support of the requested 
adjustment to increase the maximum allowed off-street parking serving the proposed use 
indicate, in summary, that the adjustment is necessary to ensure that the parking 
demand can be met without spilling onto surrounding properties. 
 
A peak hour transaction report was provided summarizing peak hour customer 
transactions for 10 Panda Express restaurants throughout Oregon.  The written 
statement indicates that the 41 parking spaces proposed on the site correlates to the 
number of hourly transactions which range between 42-47. 
 
Although the peak hour transaction report identifies peak lunch and dinner transactions, 
the report doesn’t, however, appear to break down how many of these transactions are 
occurring as dine-in, drive-through, and order pick-up. 
 
As shown on the site plan, the queuing lane for the drive-through itself provides capacity 
for 21 vehicles (75 percent of the maximum allowed off-street parking).  These spaces 
together with the 41 proposed off-street parking spaces result in a total capacity of 62 
vehicles on site which exceeds even the peak hour lunch and dinner transactions 
identified in the transactions report.  
 
Based on the information provided staff will not be able to support the proposed 
adjustment to maximum allowed off-street parking because sufficient evidence has not 
been provided demonstrating the Class 2 Adjustment approval criteria included under 
SRC 250.005(d)(2) have been met.  In order for a Class 2 Adjustment to be approved is 
must be demonstrated that: 

(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 proposed development will not detract 
from the livability or appearance of the residential area. 

(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. 

Driveway 
Approach 
onto 
Lancaster 
Drive 

The proposed driveway approach onto Lancaster Drive NE requires a Class 2 
Adjustment to the following driveway standards included under SRC Chapter 804: 

▪ Permitted Access for Corner Lots (SRC 804.035(c)(2)). The driveway will not provide 
access to the abutting street with the lower street classification (e.g. Weathers 
Street). 

▪ Driveway Spacing (SRC 804.035(d)).  The driveway will not meet the minimum 370-
foot spacing requirement. 

These additional Class 2 Adjustments require payment of a additional Class 2 
Adjustment fees, a modification to submitted application form to identify a total of three 
Class 2 Adjustments being requested, and written findings addressing the Class 2 
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Item: Description: 

Adjustment approval criteria for each adjustment requested.  These required additional 
items have not yet been provided.  

As previously indicated, Planning staff does not believe adequate findings can be made 
to support approval of a driveway approach onto Lancaster Drive, especially when the 
driveway would still require approval of adjustments to the driveway standards included 
under SRC Chapter 804 and there are alternative means to enter and exit the site in 
conformance with the driveway standards included under SRC 804 without a variance or 
adjustment.  

Sidewalk 
Location 

SRC 803.035(l)(2)(A) requires sidewalks to be located parallel to and one-foot from the 
adjacent right-of-way.  The existing curb line sidewalks along Lancaster Drive and 
Weathers Street do not meet street standards and will need to be relocated to conform 
to street standards.    

The proposed site plan still shows curb line sidewalks along Weathers Street and 
Lancaster Drive that do not meet SRC 803.035(I)(2)(A).  

Public Works 
Department 
Comments 

The Public Works Department reviewed the proposal and provided the following 
comments: 

▪ Driveway Adjustments. The proposed driveway onto Lancaster Drive NE requires 
Class 2 Adjustments to the following standards: 

a. Permitted Access for Corner Lots (SRC 804.035(c)(2)). The driveway will not 
provide access to the abutting street with the lower street classification (e.g. 
Weathers Street). 

b. Driveway Spacing (SRC 804.035(d)). The driveway will not meet the minimum 
370-foot spacing requirement. 
 

The applicant shall provide written findings for how the proposed driveway meets the 
criteria in SRC 804.025(d) and SRC 250.005(d)(2). Please reference the email sent to 
the applicant team from Glenn Davis, dated 08/16/22, regarding safety information for 
the adjacent intersections. 

 
The following will not affect deeming the application complete, however; the applicant 
should be aware:  

 
▪ Stormwater.  City Stormwater Reviewers have reviewed the statement submitted with 

the applicants completeness response relating to stormwater management and GSI. 
The quoted section of the SRC allows the Director to approve the reduction of area 
requiring flow control and treatment. Since we haven't seen a preliminary Stormwater 
Management Plan, and there is no mandate that the Director will approve the area 
reduction techniques listed in the quoted SRC, there is a risk that the intended 
stormwater management approach may not be approved.  
 
At time of Building Permit application, the applicant shall be required to design a 
storm drainage system in compliance with Salem Revised Code (SRC) Chapter 71 
and Public Works Design Standards (PWDS) or receive a Design Exception from the 
City Engineer. 

Bike Parking 

The site plan was revised to address bike parking, but the revised bike parking does not 
meet the bike parking standards included under SRC 806.060.  Per SRC 806.055 – 
Table 806-9, a minimum of 4 bike parking spaces are required.  Each space must be 2 
feet in width by 6 feet in length and served by a minimum 4-foot-wide access aisle.  The 
bike rack proposed to be provided also does not meet the required style of bike rack.  

https://library.municode.com/or/salem/codes/code_of_ordinances?nodeId=TITXUNDECO_UDC_CH806OREPALODR_S806.060BIPADEST
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Item: Description: 

Please see the below graphic which is also included under SRC 806.060 that identifies 
typical types of bike racks that do and do not meet the City’s standards.  

  

Additional 
Comments 
on Plans 

Please see the additional comments provided on the attached plans.    

 
For questions regarding any of the above requirements, please feel free to contact me directly 
by calling (503) 540-2399 or via e-mail at bbishop@cityofsalem.net.   
 
The Salem Revised Code may be accessed online at the following location: 
 
https://www.cityofsalem.net/government/laws-rules/salem-revised-code  
 
Sincerely,  
 
Bryce Bishop 
Planner III 

mailto:bbishop@cityofsalem.net
https://www.cityofsalem.net/government/laws-rules/salem-revised-code
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Tax #

Land Use
Parking Required
Parking Provided

072W19CA06200

Restaurant w/ Drive-thru
11 Minimum --- 28 Maximum Allowed

41 (2 Accessible) Exceeds Max. Parking by 46.4 %

Project Name

Proposed Panda Express Restaurant

Existing Zoning Commercial Retail (CR)

SITE PLAN REQUIREMENTS
Total Parcel Area 43,362 Sq. Ft. (0.99 Acre) 100 %
Building Coverage 2,623 Sq. Ft. 6 %
Asphalt/ Conc. Coverage 32,664 Sq. Ft.
Landscaping 8,075 Sq. Ft. 19 %

Panda Express
1292 Lancaster Dr NE  Salem, OR 97301

Civil Engineer:
Scott Steckley, P.E.
Chehalem Diversified, Inc.
2800 E. 9th St. Ste. 700
Newberg, OR 97132
T: 503.538.0337

Owner:
Baez Brothers, LLC
1292 Lancaster Blvd.
Salem, OR 97301

ARCH PROJECT #:  

PANDA PROJECT #:

DRAWN BY:

ISSUE DATE:

REVISIONS:

All ideas, designs, arrangement and plans indicated  or
represented by this drawing are the property of   Panda

Express Inc. and were created for use on this specific project.
None of these ideas, designs, arrangements or plans may be

used by or disclosed  to any person, firm, or corporation
without the written permission of Panda Express Inc.

1683 Walnut Grove Ave.
Rosemead, California

91770
Telephone: 626.799.9898
Facsimile: 626.372.8288

PANDA EXPRESS, INC.

SPR SUBMITTAL DWGS

LANCASTER DR. NE &
WEATHERS ST. NE

1292 LANCASTER BLVD.
SALEM, OR 97301

*

2600 Plan

S8-23-D22360
CRM 2203

CRM Architects & Planners, Inc.

phone: (916) 451-1500  
Rocklin, CA  95765

Architects & PlannersCRM Inc.

5800 Stanford Ranch Road   Suite 720  
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ARCHITECTURAL

SITE PLAN

N

GENERAL NOTES:
1. G.C. TO VERIFY AND PROVIDE ALL UNDERGROUND WIRING AND CONDUIT(INSTALLED BY LOCAL UTILITY COMPANY) FROM

TRANSFORMER TO ELECTRICAL MAIN SWITCHGEAR. DRIVE THRU. MENU BOARD,  BY G.C.. VERIFY WITH  PANDA PM.

2.      WATER METER FOR IRRIGATION SHALL BE A SEPARATE METER THAN MAIN WATER METER. G.C. TO
         COORDINATE WITH LANDSCAPE/IRRIGATION CONTRACTOR TO INSTALL A SEPARATE METER.

3.      PROVIDE & INSTALL CAGE AND COVER FOR THE BACK-FLOW PREVENTER AT 4" CONCRETE CURB IN LANDSCAPE AREA;
GORILLA CAGE, MANUFACTURED BY HOUSTON IRRIGATION SERVICES SPRING,  TEXAS (281-705-9701). PROVIDE INSULATED
COVER, 'AQUA SHIELD' MODEL # BFP1-S FOR COLDER  REGIONS OF US. COORDINATE WITH PANDA PM.   REFER TO DETAIL
11/A-407.

4.      FOR HORIZONTAL CONTROL PLAN REFER TO CIVIL DRAWINGS

TOW AWAY WARNING SIGN

STEEL PIPE  GUARD BOLLARD TO BE PAINTED  SAFETY
YELLOW PRIOR  TO APPLICATION OF LDPE SLEEVE

CONC. DRIVEWAY (GRAY COLOR, LIGHT BROOM FINISH).
IRRIGATED LANDSCAPING, REFER TO LANDSCAPE DRAWINGS

UNDERGROUND GREASE INTERCEPTOR 1,500 GALLON.  SEE PLUMBING DWGS.

DESIGNATED ACCESSIBLE PARKING SPACE. SEE CIVIL DRAWINGS

PAINT 4" WIDE  SOLID PARKING STRIPING W/ TWO (2) COATS HIGHWAY WHITE PAINT PER
CITY OF SALEM  STDS.

ACCESSIBLE PARKING SPACE AND LOADING ZONE PAINT LOADING ZONE W/ 4"
WIDE STRIPES @3'-0" O.C.

INTERNATIONAL ACCESSIBILITY SYMBOL @ PARKING SPACE

ACCESSIBLE PARKING POLE SIGN

ACCESSIBLE PATH OF TRAVEL

DIRECTIONAL ARROW

DRIVE THROUGH MENU BOARD-INSTALLED BY GC.
VERIFY WITH PANDA PM (SEE GENERAL NOTE BELOW)

DRIVE THRU LANE SENSOR LOOP SEE DETAIL

TRASH ENCLOSURE, 7' -4' HIGH WALLS, CONFIRM BIN SIZE WITH LOCAL WASTE
MANAGEMENT COMPANY. (TYP. 6 YARD BIN)

CONC. APRON AT TRASH ENCLOSURE AREA

ASPHALT PAVING - SEE CIVIL PLAN  PER CITY OF SALEM STANDARDS.  SEE CIVIL DWGS.

TRUNCATED DOMES 3' MIN. DEPTH.  FLUSH TRANSITION.  SEE CIVIL DETAILS.
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DIRECTIONAL SIGN REFER TO SIGN VENDOR FOR ACTUAL LOCATIONS AND LAYOUT
(NO ELEC. POWER)

EXPANSION JOINT @ 20'-0" O.C. MAX.

TOOLED JOINTS @ 5'-0"X5'-0" O.C.

33

34

32

35 ACCESSIBLE SITE SIGNS

36

38 EXTERIOR BICYCLE RACK (MINIMUM 4 BIKE SPACES REQUIRED)

39

40

CLEARANCE BAR INSTALLED BY SIGN VENDOR SEE ELECTRICAL DRAWING FOR
ELECTRICAL REQUIREMENT, G.C. TO COORDINATE.  SEE SIGNAGE PLANS.

ORDER CONFIRMATION BOARD OR PREFABRICATED ORDER CANOPY.  VERIFY
W/ PX PM.  SEE SIGNAGE DWGS.

GAS METER COORDINATE W/ LOCAL UTILITY COMPANY.

600 AMPS NEMA 3R ELECTRICAL SWITCHGEAR 120/208V 3PH 4W

INTERIOR ELECTRICAL SUBPANELS

37

PEDESTRIAN PATH OF TRAVEL WITH INTEGRALLY COLORED AND SCORED CONCRETE AT
VEHICULAR CROSSINGS (TYP).

ROOF DRAIN AND OVERFLOW DRAIN FROM ROOF UNDER CONCRETE FLATWORK TO FACE
OF CURB OR TIE TO STORM SEWER. ARCHITECT TO VERIFY WITH LOCAL JURISDICTION.

NEW PARKING LOT POLE LIGHT            MOUNTING HEIGHT (20'-0" POLE) TYPICAL. SEE LIGHTING
SCHEDULE ON E-105 (REFER TO PHOTOMETRICS PLAN  SHEET E-106 FOR LIGHT POLE LOCATIONS.
DEVELOPER TO INSTALL LIGHT BASES AND SUBSTRUCTURE.  PANDA TO PROVIDE POLE LIGHTS.
(LIGHT POLE FIXTURES GY GENERAL CONTRATOR)

SEALED CONC SIDEWALK. (AQUA MIX SEALER'S CHOICE GOLD). CONCRETE TO BE LIGHT
BROOM TEXTURE FINISH.  PROVIDE UNDER SLAB TREATMENT PER SOIL REPORT. PROVIDE
POSITIVE DRAINAGE AWAY FROM BLDG.

PROPERTY LINE

41

KNOX BOX TO BE PROVIDED WITH TAMPER SWITCH AND SHALL BE MONITORED
BY F.D. APPROVED CENTRAL MONITORING DEVICE.

CURB & GUTTER TO BE CONSTRUCTED PER CITY STANDARDS
P-5   SEE CIVIL DWGS.

27

WHEEL STOP

22'-0"

NEW 25'-0" HIGH PYLON SIGN UNDER SIGNAGE PERMIT, REFER TO SIGN VENDOR SIGNAGE
PACKAGE.

EXISTING POWER POLE TO REMAIN AND PROTECT DURING CONSTRUCTION.

A
A-100

KEY NOTES
.

B
A-100

LEGAL DESCRIPTION
.

ELECTRICAL TRANSFORMER AND CT-CAN FOR PANDA  BY UTILITY COMPANY.  VERIFY EXACT
LOCATION WITH UTILITY CO.

PAINTED STRIPED  AREAS WITH 4" WIDE STRIPES,  PAINT USED FOR STALL STRIPING

42

43

NEW SIDEWALKS TO BE RECONSTRUCTED PER CITY STREET STANDARDS44

EXISTING RAMP ON RIGHT OF WAY TO REMAIN AND PROTECT.  NEW SIDEWALKS PER STREET
CITY STANDARDS TO CONNECT TO RAMP.45

46

PROPOSED NEW RIGHT OUT DRIVEWAY. SEE CIVIL DRAWINGS.

EXISTING DRIVEWAY TO REMAIN.  SEE CIVIL DRAWINGS.

EXISTING DRIVEWAYS TO BE REMOVED

EXISTING STREET TREES TO REMAIN AND PROTECT.  PRESERVING OF TREES REQUIRE
100 PERCENT OF THEIR CRITICAL ROOT ZONES TO BE PROTECTED (CRITICAL ZONE
MEASURES ONE-FOOT IN RADIUS FOR EACH ONE-FOOT OF DBH).

47 EXISTING PERMANENT GATED FENCE FOR SCHOOL ACADEMY TO REMAIN

CITY OF SALEM
PLANNING & DEVELOPMENT DEPARTMENT
PRE -APPLICATION NO.  PRE-AP22-31 / 22-105087-PA
CONFERENCE DATE:  MARCH  24, 2022

48 +/- 3,600 SQUARE FEET NEW PERVIOUS PAVING AT PARKING SHOWN HATCHED. SEE CIVIL
DRAWINGS.

49 MINIMUM 5'-0" VEHICLE USE AREA SETBACK.

50 DO NOT ENTER SIGN FACING LANDCASTER DRIVE

51 STOP SIGN AND RIGHT TURN ONLY SIGN

52 PEDESTRIAN SIDEWALK CROSSING PER CITY STANDARDS WITH TRUNCATED DOME TACTILE
WARNINGS EACH SIDE OF DRIVEWAY.

53 STRIPPED AREA FOR DRIVE-THRU ORDER WAITING.

53 NEW PEDESTRIAN CROSSING  MEDIAN & REQUIRED SIGNAL ELEMENTS  PER TRAFFIC
ENGINEERING DEPARTMENT STANDARDS

54 NEW RIGHT-OF-WAY RAMP  CONNECTION PER CITY STANDARDS

The proposed location of the pedestrian
connection to the abutting property to the
southeast leads to a parking lot drive-aisle and
not to the primary entrance of the building on the
property to the southeast of the subject property. 
In order to meet the pedestrian connectivity
requirements of SRC 800.065(a)(2) for
connections between buildings on the same
development site, this connection needs to be
relocated so it connects to the east instead of the
south.

Alternative pedestrian
connection location

Pedestrian connection required to abutting
property to the south per SRC
800.065(a)(5).  The existing sidewalk along
Lancaster Drive NE cannot be used to
meet this pedestrian connectivity standard.

OK

SRC 803.035(l)(2)(A) requires sidewalks to be located
parallel to and one-foot from the adjacent right-of-way. 
The existing curb line sidewalk along Weathers Streeet
does not meet street standards. 

SRC 803.035(l)(2)(A) requires sidewalks
to be located parallel to and one-foot from
the adjacent right-of-way.  The existing
curb line sidewalk along Lancaster Drive
does not meet street standards. 

Proposed bike parking does not meet the bike parking
development stands included under SRC 806.060.  The
proposed bike parking needs to be relocated and
redesigned to comply with the location, dimension, rack
style, and all other bike parking development standards
included under SRC 806.060.

Per SRC 806.060(a)(1), bike parking spaces are required to
be located no more than 50 ft. from the primary building
entrance and the spaces must also be clearly visible from
the primary building entrance.  The revised location of the
bike spaces is located within 50 ft. of a primary building
entrance but the spaces are not visible from the building
entrance. 

SRC 800.055(e)(1) requires the front opening of trash enclosures to
have a minimum unobstructed width of 12 ft.  The proposed trash
enclosure appears to have two gates with a structure in the middle of
the trash enclosure opening to support the gates.  The structure in the
middle of the trash enclosure opening appears as though it will obstruct
the front opening of the enclosure and result in an unobstructed width of
less than 12 ft. which would not meet standards.  

SRC 800.055(e)(3) requires any gate across the front opening of an
enclosure to swing freely without obstructions.  For any enclosure
opening with an unobstructed width of less than 15 ft. the gates shall
open a minimum of 120 degrees.  For any enclosure opening with an
unobstructed width of 15 ft. or greater, the gates shall open a minimum
of 90 degrees. 

Based on the structure that appears to be in the middle of the enclosure
opening, the trash enclosure will have two openings of less than 15 ft. in
width.  Each opening is therefore required to have gates that open to a
minimum of 120 degrees.  It does not appear that the configuration of
the gates will allow them to open to 120 degrees.

The required 5-foot setback in this location is required to be
landscaped.  As an alternative, the five parking spaces to
the west could be eliminated.  If those spaces are
eliminated the area changes from a parking lot drive aisle
to a driveway and the required 5-foot landscape setback no
longer applies because shared driveways located over the
common property line are not required to meet perimeter
setback requirements per SRC 806.040(c)(1)(B). 

5-foot perimeter setback and
landscaping not required here
because this portion of the driveway
is a shared driveway located over
the common property line.



Parking Lot Interior Landscaping:
-Min. 5% of off-street parking area required to be landscaped.
-Parking lot area: 17,428.42 ft.2

-Min. required parking lot landscaping: 0.05 x 17,428.42 ft.2 = Min. 871.42 ft.2 
-Total interior parking lot landscaping provided: 666.14 ft.2 (3.82% landscaping
provided.  Additional 205.28 ft. 2 of interior parking lot landscaping
required)
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