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SECTION 1 - REQUEST
Reitan Development with their architectural consultant, CBTWO Architects requests approval for
a consolidated land use application which includes:
e A Class 3 site plan review SRC 220.005(b)(3)(G);
= Class 2 driveway approach permit SRC 804.025 for the new driveway;
= 4 Class 2 adjustments SRC 250.005(a)(1)(B) to applicable standards for:
o Setbacks to parking between commercial and residential zones SRC 522.010(b)
¢ Vehicle operation areas for waste collection service vehicles SRC 800.055(f)(2)
¢ An alternative vision clearance standard SRC 805.005(b)(1)(B)
e Minimum interior landscaping SRC 806.035(d)(2)
=  Approval of this consolidated application will allow for the redevelopment of a small infill
property located at 2710 Broadway Street NE.

SECTION 2 - PROJECT DESCRIPTION

District 10 is a mixed-use development proposed on a 0.44 acre site located at the northeast
corner of Broadway Street NE and Tryon Ave NE. The development site is zoned CR (Retail
Commercial) and is currently developed with a single-story building, previously used as a service
station or automotive repair shop with vehicle storage areas and paved parking. The subject
property is bordered by Broadway Street NE adjacent to the west, Bliler Avenue NE to the north,
a multiple-family development zoned RM2 - Multiple Family Residential 2 to the east, and Tyron
Avenue NE, to the south. An existing driveway providing the only vehicular access is located on
Tryon.

The proposed mixed-use development will comprise: a 4-story mixed use structure,
approximately 16,000 square foot building which will include a convenience store on the ground
floor, with 22 residential units, 1 on the ground floor and 21 on the upper floors; off-street parking
accommodating 19 vehicle parking spaces and 26 bicycle spaces; a secure courtyard, and
other landscaping. The proposed mixed-use building is a permitted use within the CR Zone.
Vehicle access will remain on Tryon Avenue via a new driveway, with pedestrian connections to
public sidewalks on Broadway Street and Bliler Avenue.
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SECTION 3 - SITE PLAN REVIEW

The proposed development meets applicable standards found in SRC Chapters 522, 800, 802,
803, 804, 805, 806, 807, and 808 except where relief through adjustment is requested. Applicable
development standards are provided below in gray ifalics, followed by project information
describing how the proposal meets the standard or notes where lenience via an adjustment is
required in navy type with a BOLD header for clearer distinction between the two:

SRC 522. - CR-RETAIL COMMERCIAL

Sec. 522,005 Uses

(a) Except as otherwise provided in this secfion, the permitted (P), special (S), conditional (C),
and prohibited (N) uses in the CR zone are sef forth in Table 522-1.

PROJECT INFORMATION: According to Table 522-1, multiple family is permitted when located

in a mixed-use building. This project proposes a mixed-use building which will have a

commercial retail user on the ground floor with residential units on the upper floor and is

therefore permitted.

SRC 522.010 - Development Standards

(a) Lot standards
From Table 522-2

Requirement |  Standard | Project Information

Lot Area

All uses | None | The development site is 18,624 square feet.

Lot Width

All uses | None |

Lot Depth

All uses | None |

Street Frontage

Uses other than Min. 16 ft. The development site has frontage on 3 streets, 56 ft.

single family on Bliler Avenue, 253 ft. on Broadway Street, and 60 ft.
on Tryon Avenue where vehicular access is provided.

(b) Setbacks

From Table 522-3 and 522-4

Requirement | Standard | Project Information
Abutting Street
Buildings
All uses Min 5 ft. The building is setback from Broadway Street
approximately 5 ft. and from the Bliler Avenue by 5 fi.
It is setback from Tryon Avenue by more than 150 feet.
Accessory Structures
Accessory fo all | Min. 5 ft. The trash enclosure, using fencing to screen the bins, is
uses other than approximately40 ft. fromn Broadway and
single family approximately 100 feet from Tryon.
Vehicle use Areas
All Uses Per SRC 806 Vehicle use areas along Broadway Street have a
Min. 10 ft. with varying setback which ranges from a minimum 6 ft.
landscaping or (with a 3 ft. tall wall) up to 15 ft.,, 6 in.; and along Tryon
min. 6 ft. with a 3 | Avenue by 10 ft to 12 ft..
ft wall.
Interior Front, Interior Side, and Interior Rear
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Buildings, Accessory Structures, and Vehicle Use Areas

Uses other than | Zone-to-zone The proposed building is setback from the rear

single family setback. property line by 15 ft.; however, the vehicle use areas
Setback to are setback by 9 ft. friggering one of the Class 2
residential zones | adjustments to allow deviation.
min. 15 ff.

(c) Lot coverage; height. Buildings and accessory sfructures within the CR zone shall conform
to the coverage and height standards set forth in Table 522-5.
From Table 522-5

Requirement | Standard | Project Information
Lot Coverage
Buildings and Accessory Structures
All uses No Max. The building coverage is 3,930 sq. ft. which is 20.4% of

the overall site.

Rear Yard Coverage

Buildings

All uses | N/A |

Accessory Structures

Accessory to all uses

No Max.

Height

Buildings and Accessory Structures

All uses Max. 50 ft. The building has an approximate height of 49 ft., 3 in.
and the frash enclosure fencing is approximately 6 ff.
in height.

(d) Landscaping

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

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

(3) Development site. A minimum of 15 percent of the development site shall be landscaped.
Landscaping shall meet the Type A standard set forth in SRC chapter 807. Other required
landscaping under the UDC, such as landscaping required for setbacks or vehicle use
areas, may count towards meeting this requirement.

PROJECT INFORMATION: The development site will include landscaping, setbacks will be
planted with a mix of trees, shrubs, and ground covers or grasses as required. The development
site anticipates 32.5% landscaping, which exceeds the 15% minimum.

(e) Development standards for confinued uses.
PROJECT INFORMATION: This will proposal will not be for a continued use.
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Sec. 5622.015. - Design review.

Design review under SRC chapter 225 is required for development within the CR as follows:

(a) Residential care with five or more self-confained dwelling units shall be subject to design
review according fo the multiple family design review standards set forth in SRC chapter 702.

PROJECT INFORMATION: The development proposal is not for residential care so design review

is not a required.

Sec. 522.020. - Other provisions.

In addition to the standards set forth in this chapter, development within the CR zone must
comply with all other applicable development standards of the UDC, including, but not limited
to, the following chapters:

PROJECT INFORMATION: Other chapters the apply are: SRC 86 Trees and Shrubs, certain
sections from SRC 800 General Development Standards, certain sections from SRC 802 Public
Improvements, certain sections from SRC 803 Streets and Right-of-Way Improvements, SRC 804
Driveway Approaches, SRC 806 Off-Street Parking, Loading and Driveways, SRC 807
Landscaping and Screening, SRC 808 Preservation of Trees and Vegetation, and SRC 900 Sign
Code. Applicable standard with project information is provided below.

SRC 86. - TREES ON CITY OWNED PROPERTY

Sec. 86.005. - Purpose.

The purpose of this chapter is to provide a unified, consistent, and efficient means for the
planning, planting, maintenance, and removal of trees located on city property and to limit
the adverse impacts to city frees and city infrastructure. It is hereby declared that the public
interest and welfare requires that the City conduct a program for the planting, mainfenance,
preservation, and removal of city trees, and that the City promote the development of free
canopy cover of all frees on city property.

PROJECT INFORMATION: The development site abuts 3 public streets, currently there are 3
trees located within the public ROW along Broadway Street. Of which, 1 an 8-inch cherry, will
be retained and 2 evergreens located at the corner of Broadway Street and Tryon Avenue will
be removed. Street tree plantings are required as noted in SRC 86.015(e) and will be provided
as required.

Sec. 86.015. Administration; rulemaking; responsibilifies.

(a) General. The Director shall have jurisdiction over all City trees, including the planting,
removal, care, maintenance, and protection thereof. The Director shall administer and
enforce this chapter and shall have the authority to render written and oral interpretations
and to adopt administrative rules, design standards, and procedures for its proper
administration and enforcement.

(b) Removal or freatment of City trees. The Director may remove or permit the removal of any
City tree, or plant or part thereof that is in an unsafe condition or is causing damage fo
City property, when the condition of the free cannot otherwise be remedied by accepted
arboricultural practices. The Director may, or permit another to, remove, treat, or cause to
be treated any City tree or plant or part thereof that is currently infected with a fungus,
disease, insect, or other pest such that it becomes a risk, as authorized by this chapter and
administrative rules.

(c) Pruning of trees projecting into City property. It is the responsibility of the property owner fo
maintain and prune frees, shrubs, or other plants on private property that project into City
property in accordance with applicable administratfive rules. If the Director determines
pruning of any such free, shrub, or plant is deemed necessary, the Director shall have the
power to prune or cause or order the same to be pruned. The City may assume the
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responsibility for pruning and bill the cost of pruning to the property owner, if nofice to the
property owner has been provided under SRC 86.105.

Disease and pest inspection on private property. The Director shall have the authority,
either by consent of the property owner or by appropriate legal process, to enter private
property for the purpose of inspecting a free thereon tfo determine if such free may be a
risk free and threat to public safety or City property. Upon discovering that any such free is
a risk tree, an order shall be sent to the property owner advising the property owner of the
conditions and the corrective measures to take. In the event the property owner fails to
take the corrective measures indicated in the order, the Director shall have the power to
cause the corrective measures to be made. If the Director undertakes the corrective
measures, the Director may bill the cost to the property owner, if notice to the property
owner has been provided under SRC 86.105.

Planting street frees. Pursuant to SRC 803.035(k), any person undertaking development
adjacent fo public streets shall provide street trees to the maximum extent feasible in
accordance with the standards and specifications set forth in this chapter and applicable
administrative rules.

Determination of City tree. The Director shall have the authority to determine whether a
particular woody plant shall be considered a City tree. Such determination shall be final
and not subject to local appeal.

Maintenance around free. The property owner, the property owner's lessee, occupant, or
person in charge of property containing or adjacent to the City right-of-way is responsible
for maintaining, in such a way as not to cause a hazard fo public health or safety, or
public property, the area around City trees. This responsibility includes maintaining
landscaping, shrubs, or bushes, in accordance with applicable administrative rules, unless
this responsibility is expressly assumed in writing by the City.

City not responsible. The City is not responsible for maintaining trees, shrubs, vegetation, or
landscaping on private property.

PROJECT INFORMATION: As previously noted, street trees are required and will be planted
within the planter strip between the curb and public sidewalk as required. Currently the
Preliminary Planting Plan proposes 9 new street trees on Broadway Street and 1 on Tryon
Avenue between the corner and the proposed driveway approach. The existing evergreens
are not considered street trees and will be removed to allow for the redevelopment of the site.

Sec. 86.030. Prohibited activities.

(@)

()

It shall be unlawful for any person, except as expressly allowed by a written permit,
exemption, or variance granted pursuant fo the terms of this chapter, to willfully or
negligently injure, destroy, top, or prevent the growth of a City free, including, but not
limited to, the following:
(1) Pouring or spraying of an injurious chemical on or around any City free.
(2) Posting any sign on a City free, tree stake, or free guard.
(3) Aftaching or fastening any structure or device fo any City free, free stake, or tree guard.
(4) Piling materials or storing supplies or debris within the Critical Tree Zone that may cause
injury or damage fo the free or damage fthe free, tree stake, or tree guard.
(6) Using concrete, asphalf, brick, or impervious material that may cause injury or damage
to the free.
(6) Causing or permitting the growth of vines, ramblers, or other climbing plants on City frees.
(7) Construction within the Critical Tree Zone.
(8) Parking or maneuvering vehicles that may cause injury or damage fo the City tree, not
including parking or maneuvering on existing paved surfaces.
The Director may exempt electrical utility providers from the prohibitions related to pruning
and fopping.
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PROJECT INFORMATION: Currently there is only 1 tree within the public ROW slated for
retention and it will be protected as required or removed through approval of a removal
permit if projection is not feasible.

Sec. 86.035. - Certain tfrees prohibited.

It shall be unlawful for any person to plant any prohibited tree on City property. Established
prohibited trees may be allowed to remain until the free becomes dead, diseased, or a risk
free.

PROJECT INFORMATION: The applicant will not plant any trees or other plant material within the
public ROW which is prohibited.

Sec. 86.040. - Diseased frees and shrubs prohibited.

To ensure the health of City trees, it shall be unlawful for any property owner or occupant of
private property to allow any free, or other vegetation growing on the property owner's or
occupant's property to become infected with a fungus, disease, insect, or other pest such that
it could adversely affect a City tree.

PROJECT INFORMATION: The applicant will comply with this standard.

Sec. 86.050. - Activities requiring permits.
(a) A permitis required for the following activities:

(2) Permit required for construction within Crifical Tree Zone of City frees. It shall be unlawful
for any person, without a written permit from the Director, to undertake or cause or
authorize or procure any person to undertake any construction activity within the Critical
Tree Zone of City frees.

PROJECT INFORMATION: A permit will be obtained as part of the permitting process for
replacement of the public sidewalk replacement if needed.

(6) Permit required to plant frees on City property. It shall be unlawful for any person to plant
frees, free seeds, seedlings, or cause or authorize or procure any person fo do so, in or
upon any City property or alleys without obtaining from the Director a written permit fo
do so, or obtaining approval of a landscape plan pursuant to SRC 807.020, and without
first complying in all respects with the conditions set forth in such permit or approval and
with the provisions of this chapter.

PROJECT INFORMATION: A permit will be obtained to allow for planting of street frees within
the public ROW as required.

Sec. 86.065. - Planting frees on City property
(c) Every property owner whose property abuts upon any street shall plant City frees conforming
to the provisions of this chapter as a condition of final occupancy for construction of any
building located upon the property. Applications for tfree planting shall be made at the time
of application for building permits. An inspection shall be made to verify that frees have been
planted at the time of the final inspection. In lieu of planting City trees, the applicant may
elect to pay a fee for the City to install any required frees as set by resolution of the Council.
PROJECT INFORMATION: As previously noted, the development site abuts 3 public streets. Street
frees meeting the street tree standards for size, species, and planting requirements will be
provided as required. There is a Preliminary Planting Plan, Sheet L1.1, is included as part of the
land use application package and includes proposed street tree planting. It is understood that
final planting plan prepared by a licensed landscape architect, meeting City requirements will
need to be provided as part of the building permit process.
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Sec. 86.090. - City tree removal criteria.
(a) A permit fo remove a City tree may be granted if one or more of the following criteria are
met, as determined by the Director:

(8) The Director may permit the removal of a City free due fo construction if there is no
reasonable alternative. The applicant shall be required to bear all cost of the tree's
removal and replacement.

PROJECT INFORMATION: As noted previously, there are 3 trees located along the site’s street
frontage on Broadway or at the corner with Tryon. The current plan is to retain the existing cherry
tfree and remove the 2 evergreens at the corner. It is understood that removal of any trees will
require, the developer to obtain the necessary permits, which will be pursued prior to building
permits for any city owned tree proposed to be removed.

(b) Except as provided in SRC 86.085(b), if a free is removed pursuant to subsection (a)(8) of
this section, the tree will be replaced in conformance with the applicable administrative
rules and Public Works Design Standards.

PROJECT INFORMATION: If replacement of public sidewalks along the development site’s street

frontage results in the removal of the existing City trees currently planned to be retained (single

cherry tree) it will be replace as required by Public Works.

(c) The City shall not permit the removal of a City free for any other reason, including, but not
limited to, the following, unless the criteria for a variance has been approved:
(1) Dropping of leaves, flowers, seeds, bark, sap, stems, pests, or other matter.
(2) Improvement or maintenance of views.
(3) Competition with turf or impact on non-plant landscaping (e.g., mulch or gravel).
(4) Common allergies.
(6) Damage fo items that have been placed foo close fo the frunk such as pavers, bricks,
blocks and concrete.
PROJECT INFORMATION: Standard noted and understood.

(d) Removals by City.

(1) Where the City proposes to remove a City tree smaller than ten inches dbh, no posting
shall be required.

(2) Where the City proposes fo remove a City tree larger than ten inches dbh, the City shall
post notice of the removal as near as practicable to the free to be removed for a period
of 15 days prior to the removal.

(3) No appeals of decisions related to removals by the City shall be allowed, unless part
of another decision which provides for an appeal.

PROJECT INFORMATION: Standard noted and understood.

SRC 800. - GENERAL DEVELOPMENT STANDARDS

Sec. 800.001. - Purpose.

The purpose of this chapter is to establish certain standards that apply generally to
development throughout the City, regardless of zone.

PROJECT INFORMATION: Applicable standards found in this chapter are limited to: 800.050.-
Fences, walls, hedges, gates, and retaining walls; 800.055. - Solid waste service areas; 800.060. -
Exterior lighting; and 800.065. - Pedestrian access. Each standard section is cited and
compliance with the standards is provided.

Sec. 800.050. - Fences, walls, hedges, gates, and retaining walls.

Unless otherwise provided under the UDC, the standards sef forth in this section shall apply to
fences, walls, hedges, gafes, and refaining walls in all zones. Where screening is required
under the UDC in the form of a fence, wall, or hedge, it shall meet the standards sef forth in SRC
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chapter 807, in addition to the standards set forth in this section. For purposes of this section, the
term "front yard" means that portion of a lot located between the front property line and a line
parallel to the front property line extended from the wall of the main building lying at the
greatest distance from the front property line.
(a) Location, height, and density. Fences, walls, hedges, gates, and retaining walls shall comply
with the location, height, and density standards sef forth in this subsection.
(1) Fences and walls.
(B) Nonresidential zones. Except for fences and walls on property used for uses falling
under household living, fences and walls within nonresidential zones shall not exceed
a maximum height of 12 feet; provided, however:

(i) Front, side, and rear yards abufting street. Fences and walls within a front, side, or
rear yard abutting a street shall not exceed a maximum height of eight feet when
located within ten feet of a property line abufting a sfreet; provided, however, any
portion of the fence or wall above 30 inches in height shall be less than 25 percent
opaque when viewed at any angle at a point 25 feet away from the fence or wall.

PROJECT INFORMATION: Currently the proposal is limited to a 3-foot tall screen wall adjacent
parking along the Broadway frontage and a retaining wall between parking and stormwater
facilities along the eastern side of the site. An existing 6-foot high solid wood fence is located on
the east property line and is slated for retention as it appears to have been installed by the
neighboring property owner, although confirmation of this has not been obtained.

(2) Hedges. There is no maximum height limitation for hedges; provided, however, where a
hedge is located within ten feet of a property line abutting a street, any portion of the
hedge more than 30 inches in height shall be less than 25 percent opaque when viewed
at any angle at a point 25 feet away from the hedge.

PROJECT INFORMATION: Where screening through the use of hedges is proposed it will not
exceed 30-inches if within 10-feet of street property lines as required.

(3) Gates. Where a gate is part of a fence, wall, or hedge it shall conform fo the height
limitations applicable to fences and walls set forth under SRC 800.050(a)(1). Gates shall
not swing open onfo a public right-of-way or vehicle or pedestrian easement.

PROJECT INFORMATION: All gates will comply with applicable height and transparency
requirements if applicable.

(4) Retaining walls. Retaining walls shall not exceed a maximum height of four feet when
located at the property line abufting a street. Retaining walls not located at the property
line abutting a streef may exceed four feet in height.

PROJECT INFORMATION: Retaining walls proposed for this project are limited and will not
exceed a maximum height of 4-feet. Currently retaining walls are lower than the grade of
parking and are being used to create green stormwater facilities along the eastern side of the

property.

(b) Vision clearance. Notwithstanding any other provision of this secfion, fence, walls, hedges,
gates, and retaining walls shall conform to the vision clearance requirements of SRC chapter
805.

PROJECT INFORMATION: All fencing, walls, and landscape screening will not encroach in

required vision clearance areas.

(c) Material.

(1) Fences. Fences shall be constructed of materials specifically designed and manufactured
for fencing purposes, including, but not limited fo, wooden pickets, vinyl, wrought iron,
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and chainlink fencing, with or without plastic or wood slats. Materials not specifically
designed as fencing material, including, but not limited fo, corrugated cardboard,
corrugated metal, plywood, wooden pallets, garage doors, concrete rubble, and other
junked material, are prohibited. Chicken wire may be used within the Residential
Agriculture (RA) Zone if used to raise livestock. Fencing for raising livestock in other zones
may be replaced if the use was an allowed use on the property prior fto December 31,
2002. Fencing used for the establishment and protection of vegetation is permifted for a
period not to exceed six months.
PROJECT INFORMATION: Proposed fencing will be constructed of allowed materials only.

(2) Walls. Walls shall be constructed of materials specifically designed and manufactured for
use as walls, including, but not limited fo, masonry, rock, concrete, concrete block, or
other similar material.

PROJECT INFORMATION: Screen walls, are limited to the 3-foot tall screen wall used to screen
parking that is adjacent to Broadway. It will be constructed of concrete, masonry or concrete
block as allowed.

(d) Hazardous materials. Fences and walls shall not be constructed of or contain any material
which will do bodily harm, such as electric or barbed wire, upfurned barbed selvage, broken
glass, spikes, or any other hazardous or dangerous material, except as follows:

PROJECT INFORMATION: Hazardous materials such as those mentioned above will not be

utilized for fencing or screen walls.

Sec. 800.055. - Solid waste service areas.

Solid wasste service areas shall provide for the safe and convenient collection of solid waste
and recyclable and compostable materials by the local solid waste collection franchisee.
(a) Applicability. Solid waste service area design standards shall apply to:

(1) All new solid waste, recycling, and compostable service areas, where use of a solid
waste, recycling, and compostable receptacle of one cubic yard or larger is proposed;
and

(2) Any change to an existing solid waste service area for receptacles of one cubic yard or
larger that requires a building permit.

PROJECT INFORMATION: A trash enclosure is included as part of the development proposal. It
is located at the northeast corner of the off-street parking lot. It is understood that a separate
structural building permit may be required.

(b) Solid waste receptacle placement standards. All solid waste receptacles shall be placed af
grade on a concrete pad that is a minimum of four inches thick, or on an asphalt pad that
is a minimum of six inches thick. The pad shall have a slope of no more than a three percent
and shall be designed fo discharge stormwater runoff consistent with the overall stormwater
management plan for the site approved by the Director.

(1) Pad area. In determining the total concrete pad area for any solid waste service area:
(A) The pad area shall extend a minimum of one foot beyond the sides and rear of the
receptacle; and
(B) The pad area shall extend a minimum three feet beyond the front of the receptacle.
(C) In situations where recepftacles face each other, a minimum four feet of pad area
shall be required between the fronts of the facing receptacles.
(2) Minimum separation.
(A) A minimum separation of 1.5 feet shall be provided between the receptacle and the
side wall of the enclosure.
(B) A minimum separation of five feet shall be provided between the receptacle and
any combustible walls, combustible roof eave lines, or building or structure openings.
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(3) Vertical clearance.

(A) Receptacles two cubic yards or less. Receptacles two cubic yards or less in size shall
be provided with a minimum of eight feet of unobsfructed overhead or vertical
clearance for servicing.

(B) Receptacles greater than two cubic yards. Receptacles greater than two cubic yards
in size shall be provided with a minimum of 14 feet of unobstructed overhead or
vertical clearance for servicing; provided, however, overhead or vertical clearance
may be reduced to eight feet:

(i) For enclosures covered by partial roofs, where the partial roof over the enclosure
does not cover more than the rear eight feet of the enclosure, as measured from
the inside of the rear wall of the enclosure (see Figure 800-6); or

(i) Where a physical barrier is installed within, and a maximum of eight feet from the
front opening of, the enclosure preventing the backward movement of the
receptacle (see Figure 800-7).

PROJECT INFORMATION: Details related to the design of the trash enclosure are provided on
the Site Detail Plan, Sheet SP-2. The indicated that the pad area will be within the enclosure will
extend 1-foot beyond the receptacles, will extend approximately 8-feet beyond the front, and
will provide 4-feet between receptacles that may face each other. The enclosure will be
constructed of non-combustible materials and will provide required clearances. Proposed bins
will not exceed 2 cubic yards and there is no roof structure proposed or any other overhead
obstructions.

(c) Permanent drop box and compactor placement standards.
PROJECT INFORMATION: A permanent drop box or compactor are not proposed therefore this
standard is not applicable.

(d) Solid waste service area screening standards.

(1) Solid waste, recycling, and compostable service areas shall be screened from all sfreets
abufting the property and from all abutting residentially zoned property by a minimum
six-foot-tall sight-obscuring fence or wall; provided, however, where receptacles, drop
boxes, and compactors are located within an enclosure, screening is not required. For
the purpose of this standard, abutting property shall also include any residentially zoned
property located across an alley from the property.

(2) Existing screening at the property line shall satisfy screening requirements if it includes a
six-foot-tall sight-obscuring fence or wall.

PROJECT INFORMATION: The solid waste service area will be screened through the use of metal
sidewall panels, which will have a minimum height of 6 ft. as required. The enclosure will provide
screening to all property lines.

(e) Solid waste service area enclosure standards. When enclosures are used for required
screening or aesthetics, such enclosures shall conform to the standards set forth in this
subsection. The overall dimensions of an enclosure are dependent upon the number and
size of receptacles the enclosure is designed fo accommodate.

(1) Front opening of enclosure. The front opening of the enclosure shall be unobstructed and
shall be a minimum of 12 feet in width.
(2) Measures fo prevent damage to enclosure.

(A) Enclosures constructed of wood or chainlink fencing material shall contain a
minimum four-inch nominal high bumper curb at ground level located 12 inches
inside the perimeter of the outside walls of the enclosure to prevent damage from
receptacle impacts.

(B) Enclosures constructed of concrete, brick, masonry block, or similar types of material
shall contain a minimum four-inch nominal high bumper curb at ground level
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located 12 inches inside the perimeter of the outside walls of the enclosure, or a fixed
bumper rail fo prevent damage from receptacle impacts.
(C) The requirements under subsections (e)(2)(A) and (B) of this section shall not apply
if the enclosure is designed to be separated:
() A minimum distance of two feet from the sides of the container or receptacles;
and
(i) A minimum of three feet from the rear of the container or receptacles.
(3) Enclosure gates. Any gate across the front opening of an enclosure shall swing freely
without obstructions. For any enclosure opening with an unobsfructed width of less than
15 feet, the gates shall open a minimum of 120 degrees. For any enclosure opening with
an unobstructed width of 15 feet or greater, the gates shall open a minimum of 90
degrees. All gates shall have restrainers in the open and closed positions.
(4) Prohibited enclosures. Receptacles shall not be stored in buildings or enfirely enclosed
structures unless the receptacles are:
(A) Stored in areas protected by an automatic sprinkler system approved by the City Fire
Marshal; or
(B) Stored in a building or structure of a fire resistive Type | or Type IIA construction that is
located not less than ten feet from other buildings and used exclusively for solid waste
receptacle storage.

PROJECT INFORMATION: As noted previously, the design details for the frash enclosure are
provided on the Site Detail Sheet. They show: the front opening with a width of 16-feet; metal
panel sidewall screening; a 4-inch tall by 12-inches deep curb around the perimeter will be
provided to protect sidewalls; enclosure gates will swing without obstruction for 90 degrees; and
meet clearance requirements of the City Fire Marshal.

(f) Solid waste service area vehicle access.

(1) Vehicle operation area.

(A) A vehicle operation area shall be provided for solid waste collection service vehicles
that is free of obstructions and no less than 45 feet in length and 15 feet in width;
provided, however, where the front opening of an enclosure is wider than 15 feet, the
width of the vehicle operatfion area shall be increased to equal the width of the front
opening of the enclosure. Vehicle operafion areas shall be made available
perpendicular to the front of every receptacle, or, in the case of multiple receptacles
within an enclosure, perpendicular to every enclosure opening.

(B) For solid waste service areas having receptacles of two cubic yards or less, the
vehicle operation area may be located:

(i) Perpendicular fo the permanent locafion of the receptacle or the enclosure
opening (see Figure 800-8);

(i) Parallel to the permanent location of the receptacle or the enclosure opening
(see Figure 800-9); or

(iii) In a location where the receptacle can be safely maneuvered manually not
more than 45 feet info a position at one end of the vehicle operation area for
receptacle servicing.

(C) The vehicle operation area may be coincident with a parking lot drive aisle,
driveway, or alley provided that such area is kept free of parked vehicles and other
obstructions at all times except for the normal ingress and egress of vehicles.

(D) Vertical clearance. Vehicle operation areas shall have a minimum vertical clearance
of 14 feet.

(E) In the event that access fo the vehicle operation area is not a direct approach into
position for operation of the service vehicle, a turnaround, in conformance with the
minimum dimension and furning radius requirements shown in Figure 800-10, shall be
required to allow safe and convenient access for collection service.
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(2) Vehicle operation areas shall be designed so that waste collection service vehicles are
not required to back onto a public street or leave the premises.

(3) Vehicle operation areas shall be paved with asphalt, concrete, or other hard surfacing
approved by the Director, and shall be adequately designed, graded, and drained to
the approval of the Director.

(4) Signs. "No Parking" signs shall be placed in a prominent location on the enclosure, or
painted on the pavement in front of the enclosure or receptacle, to ensure unobsfructed
and safe access for the servicing of receptacles.

PROJECT INFORMATION: The proposed development plan anticipates a vehicle operation area
which is parallel to front of enclosure. Please see Site Plan & First Floor Plan, Sheet SP-1, and Site
Details, Sheet SP-2, for compliance with the above standard for access, maneuvering, paving,
and required signage. The development is only allowed 1 driveway and the site is not large
enough to provide a turnaround as a result the waste collection service vehicle may need to
back onto the street after servicing; an adjustment to the standard is required and is included as
part of this consolidated land use review request.

(9) Notice to solid waste collection franchisee. Upon receipt of an application to vary or adjust
the standards set forth in this section, notification and opportunity to comment shall be
provided fo the applicable solid waste collection franchisee. Notice required under this
subsection shall be in addition to the notification required for a variance or adjustment under
SRC chapter 300.

PROJECT INFORMATION: Standard is understood; however, the applicant is not seeking an

adjustment to the standards. The hauler, Republic Services, has provided written verification the

proposed configuration is acceptable. A copy of verification is included as an attachment.

Sec. 800.060. - Exterior lighting.

(a) Exterior lighting shall not shine or reflect onto adjacent properties, or cast glare onfo the
public right-of-way.

(b) Exterior light fixtures shall be located and designed so that the light source, when viewed at
a height of five feet above the ground at a distance of five feet outside the boundary of the
lot, shall be either:

(1) Completely shielded from direct view; or
(2) No greater than five foot-candles in illumination.

PROJECT INFORMATION: The applicant understands that site lighting standards will apply to this

project. Site lighting will not shine or reflect onto adjacent properties or cast glare onto the public

ROW. Light fixtures will be downward directed, shielded, and comply with illumination

requirements.

SRC 802. - PUBLIC IMPROVEMENTS

802.010. D Design standards and specifications

The Director shall prepare and adopt by administrative rule design standards and
specifications consistent with sound engineering principles for the construction, reconsfruction,
or repair of public improvements within areas under the City's jurisdiction. The design standards
and specifications shall be kept on file in the office of the Director. All public improvements
shall conform to the adopted design standards and specifications, and with any other
adopted plans and policies adopted by the City.

PROJECT INFORMATION: It is our understanding that public improvements for this project are
limited to utility connections within the public ROW. This work will be designed in conformance
with applicable Public Works design standards and specifications.

Sec. 802.015. - Development to be served by city utilities.

PROJECT NAME STATEMENT NARRATIVE 12/40



Except as provided under SRC 802.035 and 802.040, all development shall be served by city
utilities designed and constructed according to all applicable provisions of the Salem Revised
Code and the Public Works Design Standards.

PROJECT INFORMATION: The City of Salem Public Works Staff confirmed that the site, which is
currently developed, is served by city ufilities and that they are adequate to serve the
development as proposed. All new utility connections will meet applicable Public Works design
standards and specifications as required.

Sec. 802.020. - Easements.

Subject to any constitutional limitations, the conveyance or dedication of easements for city
utilities may be required as conditions of development approval. Easements may be required
that are necessary for the development of adjacent properties. Easements shall, where
possible, be centered on, or abut property lines, and shall be noft less than ten feet in width. No
building, structure, tree, or other obstruction other than landscaping shall be located within an
easement required by this section.

PROJECT INFORMATION: Easements will be provided as required.

Sec. 802.025. - Utilities fo be placed underground.

(a) Except as otherwise provided in this section, all utility service shall be provided by
underground facilities.

(b) Inindustrial and employment and commercial zones, electrical service may be provided
by overhead wires where underground utility service is unavailable.

(c) Stormwater management shall be provided by above ground and below ground facilities.

PROJECT INFORMATION: The development site is located in a commercial zone and is currently

served by overhead power. In our pre-application conference, March 27, 2023, the PGE

representative indicated the existing power pole located on site will need to remain.

SRC 803.- STREETS AND RIGHT-OF-WAY IMPROVEMENTS

Sec. 803.010. - Streets, generally.

Except as otherwise provided in this chapter, all streets shall be improved to include the
following: adequate right-of-way, paving, curbing, bike lanes (where required), sidewalks,
street lighting, stormwater facilities; utility easements, turnarounds, construction strips,
landscape strips, parking lanes, adequate right-of-way geometry, paving width, grade,
structural sections and monumentation, that conforms to the Public Works Design Standards.
PROJECT INFORMATION: The development site is bounded by: Tryon Avenue NE, a local
street, to the south; Broadway Street NE, a minor arterial, to the west; and Bliler Avenue NE, a
local cul-de-sac, to the north. According to Public Works the existing ROWs and improvements
are adequate for all boundary streets which border the site. The developer will be required to
replace any non-conforming sidewalks (including curb ramps) and install sireet trees along all
frontages as needed. No other improvements are triggered by this proposal.

Sec. 803.015.- Traffic impact analysis.

PROJECT INFORMATION: Public Works has indicated that no TIA is required based on the
proposed development. A Traffic Generation Estimate form has been completed and
submitted with the application materials as required.

SRC 804.- DRIVEWAY APPROACHES
Sec. 804.015.- Driveway approach permit required.
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(a) Except as otherwise provided in this chapter, a driveway approach permit shall be obtained
prior to constructing, relocating, reconstructing, enlarging, or altering any driveway
approach.

RESPONSE: This project requires a driveway approach permit to allow for the relocation and

replacement of the existing driveway.

(b) Excepfions. A driveway approach permit is not required for:
(1) The construction, relocation, reconstruction, enlargement, or alteration of any driveway
approach that requires a state highway access permit; or
(2) The construction, relocation, reconstruction, enlargement or alteration of any driveway
approach that is part of the construction of a publicly or privately engineered public
improvement project.
RESPONSE: This project is not exempted from the driveway approach permit requirements.

Sec. 804.025.- Class 2 driveway approach permit.
(a) Required. A Class 2 driveway approach permit is required for:

(1) A driveway approach onto a local, collector, minor arterial, major arterial, or parkway
street providing access fo a use other than single family, two family, three family, or four
family;

(2) Maintenance, repair, or replacement of an existing permitted driveway approach, which
is part of, or needed for, redevelopment of commercial or industrially zoned property.

RESPONSE: This proposal is for the replacement and relocation of an existing driveway which
will serve this redevelopment proposal on property that is located within a commercial zone and
will maintain access onto a local street.

(b) Procedure type. A Class 2 driveway approach permit is processed as a Type Il procedure
under SRC chapter 300.

RESPONSE: This request is part of a consolidated land use application which is being processed

as a Type Il procedure under SRC chapter 300.

(c) Submittal requirements. In lieu of the application submittal requirements under SRC chapter

300, an application for a Class 2 driveway approach permit shall include the following:

(1) A completed application form.

(2) A site plan, of a size and form and in the number of copies meeting the standards
established by the Director, containing the following information:

(A) The location and dimensions of the proposed driveway approach;

(B) The relationship to nearest street intersection and adjacent driveway approaches;

(C) Topographic conditions;

(D) The location of all utilities;

(E) The location of any existing or proposed buildings, structures, or vehicular use areas;

(F) The location of any frees and vegetation adjacent to the location of the proposed
driveway approach that are required to be protected pursuant to SRC chapter 808;
and

(G) The location of any street trees adjacent fo the locafion of the proposed driveway
approach.

(3) Identification of the uses or activities served, or proposed to be served, by the driveway
approach.

(4) Any other information, as defermined by the Director, which may be required to
adequately review and analyze the proposed driveway approach for conformance with
the applicable criteria.

RESPONSE: As previously noted, the requested driveway approach permit is part of a
consolidated land use application which contains a completed application form, a site plan
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meeting the requirements of this standard, includes details related to the activities proposed for
the redevelopment as required.

(d) Criteria. A Class 2 driveway approach permit shall be granted if:
(1) The proposed driveway approach meets the standards of this chapter and the Public
Works Design Standards;
(2) No site conditfions prevent placing the driveway approach in the required location;
(3) The number of driveway approaches onfo an arterial are minimized;
(4) The proposed driveway approach, where possible:
(A) Is shared with an adjacent property; or
(B) Takes access from the lowest classification of street abuffing the property;
(5) The proposed driveway approach meets vision clearance standards;
(6) The proposed driveway approach does not create traffic hazards and provides for safe
turning movements and access;
(7) The proposed driveway approach does not result in significant adverse impacts fo the
vicinity;
(8) The proposed driveway approach minimizes impact to the functionality of adjacent
streets and intersections; and
(9) The proposed driveway approach balances the adverse impacts to residentially zoned
property and the functionality of adjacent streets.
PROJECT INFORMATION: Public Works has noted that a Class 2 driveway approach permit is
needed for the proposed driveway and that they support the proposed location and design.
There are no existing conditions which preclude it being located as proposed. The development
site fronts on to 3 public streets and is limited to this single driveway access. The proposed
driveway will only serve this development. The driveway will be located on a local street which
is the lowest street classification for streets fronting the development site. The current plan meets
vision clearance requirements as required. The proposed location will not create traffic hazards
and will provide for safe turning movements and access. There are no adverse impacts
anticipated in the area. The proposed driveway will minimize impact to the functionality of
adjacent streets and intersections as it is sized to meet current dimensional requirements and has
been site further from the intersection of Tryon Avenue and Broadway Street than the existing
driveway as a result will therefore improve conditions in the area of the site. The proposed
driveway will balance any adverse impact to residentially zone property and functionality of
adjacent streets.

Sec. 804.030. - Access onto local and collector streets.

(a) Number of driveway approaches. Except as otherwise provided in this chapter, a lot or
parcel is entitled to one driveway approach onfo a local or collector street. Additional
driveway approaches from a single family, two family, three family, or four family use onto
a local or collector street may be allowed through Class 1 driveway permit approval.

PROJECT INFORMATION: This project is not seeking additional driveways and will not serve any

of the above noted uses, therefore this standard does not apply.

(b) Permitted access.

(1) Driveway approaches onfo local and collector streets shall only provide access fo a
permitted parking or vehicular use areqa, except where the driveway approach will
provide access to a site confrolled by a franchised utility service provider or a
governmental entity.

(2) No access shall be provided ontfo a local or collector sfreet from a proposed new single
family, two family, three family, or four family use on an existing lot abufting an alley.
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PROJECT INFORMATION: The proposed driveway will provide access to permitted parking and
vehicular use areas serving a mixed-use development. It will also provide access to a franchise
utility service provider’s equipment.

(c) Spacing. Driveway approaches providing direct access fo a collector street shall be located
no less than 200 feet from intersections with major arterials or minor arterials, measured from
centerline tfo centerline.

PROJECT INFORMATION: This project will take access from a local street only.

(d) Vision clearance. Driveway approaches onfo local and collector streets shall comply with
the vision clearance requirements set forth in SRC chapter 805.

PROJECT INFORMATION: The location of the new driveway meets vision clearance

requirements. Please refer to the Site Plan & First Floor Plan, Sheet SP-1, for details to conformance

with vision clearance standards.

Sec. 804.035 - Access onfo major and minor arterials.

Sec. 804.040. - Access onto parkways

PROJECT INFORMATION: As noted previously, the proposed driveway will access a local street,
as a result these sections are not applicable.

Sec. 804.045. - Shared access.
PROJECT INFORMATION: This driveway will not share access with another property, therefore
this section does not apply.

Sec. 804.050. - Driveway approach development standards.

Driveway approaches shall conform to the following development standards:

(a) Design and construction. Driveway approaches shall be designed and constructed in
conformance with this chapter and the Public Works Design Standards.

PROJECT INFORMATION: The proposed driveway will meet Public Works Standards as required.

Please refer to site related plans, including those prepared by Westech Engineering, for location,

dimensional information and proposed design.

(b) Width.

(1) Driveway approach width for single family, two family, three family, and four family uses.
Driveway approaches serving single family, two family, three family, and four family uses
shall conform to the minimum and maximum widths set forth in Table 804-1.

(2) Driveway approach width for uses other than single family, two family, three family, and
four family. Driveway approaches serving uses other than single family, two family, three
family, and four family shall conform to the minimum and maximum widths set forth in
Table 804-2.

(3) Measurement. For purposes of this subsection, driveway approach width shall be
determined by measurement of the paved surface of the driveway at the property line.

PROJECT INFORMATION: Table 804-2 notes the minimum width for the driveway serving this
development is 22-feet to accommodate two-way traffic, the proposed driveway will have a
paved width of 24-feet exceeding the minimum standard. The 24-foot width is met at the property
line but continues for the length of the driveway.

(c) Marking and signage. Where required by the Public Works Design Standards, driveway

approaches shall be clearly marked or signed and maintained in conformance with the
Public Works Design Standards.
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PROJECT INFORMATION: Pavement markings indicating directional flow will be provided if
required.

Sec. 804.055. - Driveway approach relocation, reconstruction, and maintenance.

PROJECT INFORMATION: Standard understood. The proposed driveway is not being relocated
at The Director’s request, although the proposed location is supported by Public Works, therefore
this section does not apply.

Sec. 804.060. - Driveway approach closure.

PROJECT INFORMATION: The Director has not required the closure of the existing driveway and
Public Works has acknowledge that the proposed replacement driveway will be allowed as
proposed. As a result, this section is not applicable to the proposed development.

SRC 805.- VISION CLEARANCE
Sec. 805.005. - Vision clearance areas.
Vision clearance areas that comply with this section shall be provided at the corners of all
intersections; provided, however, vision clearance areas are not required in the Central
Business (CB) Zone.
(a) Street infersections. Vision clearance areas at sfreet intersections shall comply with the
following:
(2) Controlled intersections. Af controlled intersections, the vision clearance area shall have
a ten-foot leg along the confrolled sfreet and a 50-foot leg along the unconfrolled sfreet
(see Figure 805-2).
PROJECT INFORMATION: The site is located at the southeast corner of Broadway Street and
Tryon Avenue, which is a controlled with a stop sign on Tryon. There are no proposed structures,
fences, or walls within the vision clearance friangle and plant material will be maintained at
heights no more than 30-inches to meet required vision clearance requirements.

(b) Infersections with driveways, flag lot accessways, and alleys. Vision clearance areas at
intersections of streets and driveways, streets and flag lot accessways, streets and alleys, and
alleys and driveways shall comply with the following:

(1) Driveways.

(B) Driveways serving uses other than single family and two family. Driveways serving
uses other than single family and two family shall have a vision clearance area on
each side of the driveway. The vision clearance area shall have ten-foot legs along
the driveway and 50-foot legs along the intersecting sfreet or alley (see Figure 805-5).

PROJECT INFORMATION: A solid wood fence located on the shared property line is more than

30” tall, however Public Works has indicated they would consider an alternative standard given

that this is a two-way driveway and it is 24-feet wide, and exiting traffic lining at the center line of

the driveway allows the driveway to meet the dimensional standards for vision clearance of the
project’s only driveway.

Sec. 805.015. - Alternative standards.

Alternative vision clearance standards that satisfy the purpose of this chapter, and that are
consistent with recognized fraffic engineering standards, may be approved where a vision
clearance area conforming to the standards of this chapter cannot be provided because of
the physical characteristics of the property or street, including, but not limited to, grade
embankments, walls, buildings, structures, or irregular lot shape, or where the property has
historic neighborhood characteristics, including, but not limited to, established plantings or
mature trees, or buildings or structures constructed before 1950. Alternative vision clearance
standards shall be approved through a Class 2 Adjustment under SRC chapter 250.
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PROJECT INFORMATION: Public Works has indicated they will adjust the east intersecting street
leg of the vision clearance triangle to the center of the driveway because that is where the
vehicles will be lined up. This adjustment will increase the vision clearance area allowing the
driveway to meet an acceptable alternate vision clearance standard. Please refer to the Site
Plan & First Floor Plan, Sheet SP-1 for adjusted vision clearance.

SRC 806.- OFF-STREET PARKING

Sec. 806.001.-Purpose.

The purpose of this chapter is to establish standards for off-street parking and vehicle use areas,
bicycle parking, loading areas, and driveways.

PROJECT INFORMATION: Off-street parking is provided for this development and will meet
applicable standards as required.

Sec. 806.015. - Amount off-street parking.

(a) Maximum off-street parking.

(1) Except as otherwise provided in this section, and unless otherwise provided under the UDC,
off-street parking shall not exceed the amounts set forth in Table 806-1. For the purposes of
calculating the maximum amount of off-street parking allowed, driveways shall not be
considered off-street parking spaces.

From Table 806-1

MAXIMUM OFF-STREET PARKING

Use Maximum Number of Limitations & Qualifications
Spaces Allowed!
Multiple family 1.2 per dwelling unit Applicable to studio units
1.75 per dwelling unit Applicable to all other dwelling units
Retaqil sales 1 per 200 sq. ft.

(1) For land uses with more than 65,000 square feet of floor areaq, surface off-street parking shall not
exceed the floor area of the building. For the purposes of measuring the area of surface off-street
parking, loading areas and other paved areas not for use by passenger vehicles shall not be counted.

PROJECT INFORMATION: The development includes approximately 3,290 square feet of retail
space and a 476 square foot residential unit on the ground floor with 21 multi-family units on the
upper floors comprised of 10 studios units, 9 one-bedroom units, and 3 two-bedroom units. Based
on the amount of retail space and the number and type of dwelling units, this project is permitted
up to 49 off-street parking spaces. This project anticipates 19 off-street parking spaces.

Sec. 806.020. - Method of providing off-street parking.

(a) General. If provided, off-street parking shall be accommodated through one or more of

the following methods:

(1) Ownership. Ownership in fee by the owner of the property served by the parking;

(2) Easement. A permanent and irrevocable easement appurtenant to the property served
by the parking;

(3) Lease Agreement. A lease agreement;

(4) Lease or rental agreement in parking sfructure. A lease or rental agreement in an off-
street parking facility established pursuant fo ORS 223.805 to 223.845;

(b) Review and filing of agreement. Prior fo execution of any lease, or rental agreement seft forth
in this section, the form of such agreement shall be reviewed by the City Attorney. An
executed copy of the approved agreement shall be filed with the Planning Adminisfrator.

PROJECT INFORMATION: The off-street parking will be ownership in fee by the owner of the
property served by the parking.
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Sec. 806.025. - Off-street parking and vehicle storage area development standards for single
family, two family, three family, and four family uses or activities.

Unless otherwise provided under the UDC, off-street parking and vehicle storage areas for
single family, two family, three family, and four family uses or activities shall be developed and
maintained as provided in this section.

PROJECT INFORMATION: The development proposal is for mixed-use therefore this section is not
applicable.

Sec. 806.030. - Driveway development standards for single family, two family, three family, and
four family uses or activities.
PROJECT INFORMATION: This section is not applicable.

Sec. 806.035. - Off-street parking and vehicle use area development standards for uses or
activities other than single family, two family, three family, and four family.

Unless otherwise provided under the UDC, off-street parking and vehicle use areas, other than
driveways and loading areas, for uses or activities other than single family, two family, three
family, and four family shall be developed and maintained as provided in this section.

(a) General applicability. The off-street parking and vehicle use area development standards sef
forth in this section shall apply to:
(1) The development of new off-street parking and vehicle use areas;
(2) The expansion of existing off-street parking and vehicle use areas, where additional
paved surface is added;
(3) The alteration of existing off-street parking and vehicle use areas, where the existing
paved surface is replaced with a new paved surface; and
(4) The paving of an unpaved area.
PROJECT INFORMATION: The proposed project includes providing new off-street parking areas.

(b) Location.

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

(2) Carpool and vanpool parking. Carpool and vanpool parking shall be located so it is the
closest employee parking to the building entrance normally used by employees;
provided, however, it shall not be located closer than any parking designated for
disabled parking.

(3) Underground parking. Off-street parking may be located underground in all zones,
except the RA and RS zones. Such underground parking may be located beneath
required setbacks; provided, however, no portion of the structure enclosing the
underground parking shall project into the required seftback, and all required setbacks
located above the underground parking structure shall be landscaped as otherwise
required under the UDC.

PROJECT INFORMATION: The proposed parking areas will meet setback requirements for streets
and proposed buildings; however due to site configuration, development standards for the CR
zone, and where vehicular access will be allowed the setback to neighboring multi-family
property is 9-feet which does not meet the zone to zone setback of 15-feet resulting in the need
for a Class 2 adjustment which is included as part of the consolidated land use application.

(c) Perimeter setbacks and landscaping.
(1) Perimeter sefbacks and landscaping, generally.
(A) Perimeter setbacks. Perimeter setbacks, as set forth in this subsection, shall be required
for off-street parking and vehicle use areas abutting streets, abutting interior front,
side, and rear property lines, and adjacent fo buildings and structures. Perimeter
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setbacks for parking garages are set forth under subsection (c)(5) of this section.

Perimeter setbacks are not required for:

(i) Off-street parking and vehicle use areas abufting an alley.

(i) Vehicle storage areas within the IG zone.

(i) Temporary and seasonal gravel off-sfreet parking areas, approved pursuant fo
SRC chapter 701, abutting nonresidential zones, uses or activities other than
household living, or local streetfs.

(iv) Gravel off-street parking areas, approved through a conditional use permit,
abufting nonresidential zones, uses or activities other than household living, or
local streets.

(v) Underground parking.

(B) Perimeterlandscaping. Required perimeter setbacks for off-street parking and vehicle
use areas shall be landscaped as set forth in this subsection.

(2) Perimeter setbacks and landscaping abutting streets. Unless a greater sefback is required
elsewhere within the UDC, off-street parking and vehicle use areas abufting a street shall
be setback and landscaped according to one the methods set forth in this subsection.
Street trees located along an arterial sfreet may be counted towards meeting the
minimum required number of plant units.

(A) Method A. Method A. The off-street parking and vehicle use area shall be setback a
minimum of ten feet (see Figure 806-1). The setback shall be landscaped according

to the Type A standard set forth in SRC chapter 807.

Public Right-of-Way ‘ Min. 10 ft

Parking Lot

I Landscape Smp!

or Bioswale

(B) Method B.

(C) Method C.

(D) Method D.

(E) Method E. The off-street parking and vehicle use area shall be setback a minimum of
six feet fo accommodate green stormwater infrasfructure meetfing the Public Works
Design Standards.
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(3) Perimeter setbacks and landscaping abutting interior front, side, and rear property lines.
Unless a greater setback is required elsewhere within the UDC, off-street parking and
vehicle use areas abufting an interior front, side, or rear property line shall be setback a
minimum of five feet (see Figure 806-5). The setback shall be landscaped according fo
the Type A standard set forth in SRC chapter 807.
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(4) Setback adjacent to buildings and structures. Except for drive-through lanes, where an
off-street parking or vehicular use area is located adjacent to a building or structure, the
off-street parking or vehicular use area shall be setback from the exterior wall of the
building or structure by a minimum five-foot-wide landscape strip, planted to the Type A
standard set forth in SRC chapter 807, or by a minimum five-fool-wide paved pedestrian
walkway (see Figure 806-6). A landscape strip or paved pedesfrian walkway is not
required for drive-through lanes located adjacent to a building or sfructure.

(5) Perimeter setbacks and landscaping for parking garages.

PROJECT INFORMATION: The setbacks for the off-street parking areas will be landscaped. The
setback to Tryon Avenue, will meet the Method A setback which includes a 10-wide landscape
bed between he property line and off-street parking. Along Broadway Street the setback meets
the Method E standard as this setback varies in width from 10-feet wide down to 6-feet; as a result
a 3-foot tall, will be provided adjacent to the parking area with landscaping provided between
the wall and the public sidewalk. There is 15-feet or more between the maneuvering areas and
the building, this area includes landscaping and a pedestrian walkway. As noted previously, the
proposal provides 9-feet between the neighboring property to the east, requiring an adjustment
otherwise perimeter setbacks meet or exceed standards.

(d) Interior landscaping.

(1) Interior landscaping, generally. Interior landscaping, as set forth in this subsection, shall
be required for off-street parking areas 5,000 square feet or greater in size; provided,
however, interior landscaping is not required for:

(A) Vehicle storage areas.

(B) Venhicle display areas.

(C) Temporary and seasonal gravel off-sfreet parking areas, approved pursuant to SRC
chapter 701.

(D) Gravel off-street parking areas, approved through a conditional use permit.

(E) Underground parking.

(F) Parking garages.

(2) Minimum percentage of interior landscaping required. Interior landscaping shall be
provided in amounts not less than those set forth in Table 806-5. For purposes of this
subsection, the fotal interior area of an off-street parking area is the sum of all areas within
the perimeter of the off-street parking areq, including parking spaces, aisles, planting
islands, corner areas, and curbed areas, but not including interior driveways. Perimeter
landscaped setbacks and required landscape strips separating off-street parking areas
from buildings and structures shall not count towards safisfying minimum interior
landscaping requirements.

From Table 806-4. Interior Off-Street Parking Area Landscaping
Total Interior Area of Off-Street Percentage Required fo be Landscaped
Parking Area
Less than 50,000 sq. ft. Min. 5%

(3) Trees. A minimum of one deciduous shade free shall be planted for every 12 parking
spaces within an off-street parking area. Trees may be clustered within landscape islands
or planter bays, and shall be disfributed throughout the off-street parking area fo creatfe
a canopy effect and to break up expanses of paving and long rows of parking spaces.

(4) Landscape islands and planter bays. Landscape islands and planter bays shall have a
minimum planting area of 25 square feet, and shall have a minimum width of five feet
(see Figure 806-7).
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PROJECT INFORMATION: The 5,419 square foot parking area includes 19 parking spaces which
requires a minimum of 5% or 270 square feet of interior landscaping and 2 trees. There are 6 frees
proposed within the perimeter landscape areq; however, the development is only able to
provide 201 square feet of landscaping qualifying as ‘interior landscape’. Therefore, an
adjustment to the standard is required.

(e) Off-street parking area dimensions. Off-sfreet parking areas shall conform fo the minimum
dimensions set forth in Table 806-6; provided, however, minimum off-street parking area
dimensions shall not apply to:

(1) Vehicle storage areas.
(2) Vehicle display areas.
From Table 806-5. Minimum Off- Street Parking Area Dimensions

Parking | Type of Stall Stall to | Aisle Width | Curb Front of Stall to | Overlap Front of
Angle Space Width | Curb M@ Length Front of Stall Stall to Front of
A® B® c® D® E® F1® Stall
F23
90° Compact 80" 15.00 22.0 8.0 54.0
8'6"® | 15.0 22.0 8.0 54.0
Standard 9’0" 19.0 24.0 2.0 62.0
9'6” 19.0 24.0 9.5 62.0
1000” | 19.0 24.0 10.0 62.0

Limitations and Qualifications

(1) For two-way circulation the width of an aisle shall be a minimum of 22 feet.

(2) The width of an aisle serving both standard and compact parking spaces 80 degrees or more shall be a
minimum of 24 feet.

(3) See Figure 806-8 for corresponding off-street parking area layout requirements.

(4) Minimum 8'6" standard stall width applies within parking structures of two or more stories.

(56) Minimum 8'6" compact stall width applies when the side of the parking space abuts a wall or post.

PROJECT INFORMATION: The development proposes 19 parking spaces, of those 12 will be
compact spaces with at least an 8-foot minimum width, and a 15-foot minimum depth; the
remaining 7 spaces will be standard size with a minimum width of 9-feet and a minimum depth
of 19-feet.

(f) Off-street parking area access and maneuvering. In order to ensure safe and convenient
vehicular access and maneuvering, off-street parking areas shall:
(1) Be designed so that vehicles enter and exit the street in a forward motion with no backing
or maneuvering within the street; and
(2) Where a drive aisle terminates at a dead-end, include a turnaround area as shown in
Figure 806-9. The turnaround shall conform fo the minimum dimensions set forth in Table
806-6.
PROJECT INFORMATION: A turnaround which exceeds the requirements of Table 806-6, please
refer to the Site Plan, Sheet SP-01 for detailed information confirming conformance with the
standard.

(9) Grade. Off-street parking and vehicle use areas shall not exceed a maximum grade of fen
percent. Ramps shall not exceed a maximum grade of 15 percent.

PROJECT INFORMATION: Off-street parking areas will not exceed a maximum grade of 10% and

ramps will not exceed a maximum grade of 15% as required. Please refer to the Grading and

Drainage Plan, Sheet C2.0 for design information.

(h) Surfacing. Off-street parking and vehicle use areas shall be paved with a hard surface

material meeting the Public Works Design Standards; provided, however, up to two feet of
the front of a parking space may be landscaped with ground cover plants (see Figure 806-

PROJECT NAME STATEMENT NARRATIVE 22/40



10). Such two-foot landscaped area counts towards meeting interior off-sfreet parking area

landscaping requirements, but shall not count fowards meeting perimeter setbacks and

landscaping requirements. Paving is not required for:

(1) Vehicle storage areas within the IG zone.

(2) Temporary and seasonal gravel off-street parking areas, approved pursuant fo SRC

chapter 701.

(3) Gravel off-street parking areas, approved through a conditional use permit.
PROJECT INFORMATION: The off-sireet parking area will be paved with asphalt or similar
allowed materials. Current parking lot design does not require overhang into landscape areas
to meet required dimensional requirements for parking.

() Drainage. Off-street parking and vehicle use areas shall be adequately designed, graded,
and drained according fo the Public Works Design Standards, or to the approval of the
Director.

PROJECT INFORMATION: The proposed off-sireet parking area has been designed to

adequately meet drainage standards as required by Public Works. Please refer to the Grading

Plan, Sheet C2.0 for confirmation.

() Bumper guards or wheel barriers. 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
required setbacks and landscaped areas, pedestrian accessways, sfreets or alleys, or
abutting property; provided, however, bumper guards or wheel barriers are not required for:
(1) Venhicle storage areas.

(2) Vehicle sales display areas.

PROJECT INFORMATION: Wheel stops are proposed at each parking space to prevent vehicles

from encroaching into required setbacks or landscaped areas.

(k) Off-street parking area striping. Off-street parking areas shall be striped in conformance
with the off-sfreet parking area dimension standards set forth in Table 806-6; provided,
however, off-street parking area striping shall not be required for:

(1) Venhicle storage areas.

(2) Vehicle sales display areas.

(3) Temporary and seasonal gravel off-sireet parking areas, approved pursuant to SRC
chapter 701.

(4) Gravel off-stfreet parking areas, approved through a conditional use permit.

PROJECT INFORMATION: Proposed off-street parking areas will be striped based on dimensional
requirements for standard, compact, and accessible spaces. Please see the Site Plan, Sheet SP-
01, for: parking location, type of parking space, and space dimensions for confirmation of
conformance with the standard.

() Marking and signage.

(1) Off-street parking and vehicle use area circulation. Where directional signs and
pavement markings are included within an off-street parking or vehicle use area to
confrol vehicle movement, such signs and marking shall conform to the Manual of
Uniform Traffic Control Devices.

(2) Compact parking. Compact parking spaces shall be clearly marked indicating the
spaces are reserved for compact parking only.

(3) Carpool and vanpool parking. Carpool and vanpool parking spaces shall be posted
with signs indicatfing the spaces are reserved for carpool or vanpool use only before 9:00
a.m. on weekdays.
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(m) Lighting. Lighting for off-street parking and vehicle use areas shall not shine or reflect onto
adjacent residentially zoned property, or property used for uses or activities falling under
household living, or cast glare onto the street.

(n) Off-street parking area screening. Off-sfreet parking areas with more than six spaces shall be
screened from abutiting residentially zoned property, or property used for uses or activifies
falling under household living, by a minimum six-foot-tall sight-obscuring fence, wall, or
hedge; provided, however, screening is not required for vehicle storage areas within the IG
zone.

PROJECT INFORMATION: Off-street parking areas will include directional pavement markings
as required, this includes identification of compact spaces. Off-street parking areas will include
required lighting meeting exterior lighting requirements. Parking areas, adjacent to the
residentially zoned property to the east will included landscaping providing added screening
already provided by an existing 6-foot tall solid wood fence located on the neighboring property
adjacent to the shared property line.

Sec. 806.040. - Driveway development standards for uses or activifies other than single family,

two family, three family, or four family.

Unless otherwise provided under the UDC, driveways for uses or activities other than single
family, two family, three family, or four family shall be developed and maintained as provided
in this section.

(a) Access. Off-street parking and vehicle use areas shall have either separate driveways for
ingress and egress, a single driveway for ingress and egress with an adequate turnaround
that is always available, or a loop to the single point of access. The driveway approaches to
the driveways shall conform fo SRC chapter 804.

PROJECT INFORMATION: The off-street parking area for this development will be served from a

single 24-foot wide driveway allowing two-way traffic for ingress and egress. As previously noted,

a turnaround space is also provided.

(b) Location. Driveways shall not be located within required setbacks except where:
(1) The driveway provides direct access to the street, alley, or abufting property.
(2) The driveway is a shared driveway located over the common lot line and providing
access fo two or more uses.
PROJECT INFORMATION: The driveway provides direct access to the street as allowed and will
solely serve this development.

(c) Setbacks and landscaping.

(1) Perimeter setbacks and landscaping, generally. Perimeter setbacks and landscaping as
set forth in this subsection shall be required for driveways abufiting streets and abutting
interior front, side, and rear property lines; provided, however, perimeter setbacks and
landscaping are nof required where:

(A) The driveway provides direct access to the street, alley, or abutting property.
(B) The driveway is a shared driveway located over the common lot line and providing
access fo two or more uses.

(2) Perimeter setbacks and landscaping abutfing streets. Unless a greater setback is required
elsewhere within the UDC, driveways abutting a street shall be setback and landscaped
according to the off-street parking and vehicle use area perimeter sefbacks and
landscaping standards set forth under SRC 806.035(c)(2).

(3) Perimeter setbacks and landscaping abutting interior front, side, and rear property lines.
Unless a greater setback is required elsewhere within the UDC, driveways abuiting an
interior front, side, or rear property line shall be setback a minimum of five feef. The
setback shall be landscaped according to the Type A standard sef forth in SRC chapter
807.
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PROJECT INFORMATION: The development site does not include an interior driveway, the single
driveway proposed will replace and existing driveway and will directly access Tryon Avenue, a
local street as allowed. All required setbacks will be landscaped.

(d) Dimensions. Driveways shall conform to the minimum width set forth in Table 806-7.

From Table 806-7. Minimum Driveway width

Type of Driveway Width Inside Radius of Curves & Corners

Two-way driveway 22 ft. 25 ft., measured at curb or pavement edge
PROJECT INFORMATION: The proposed driveway is 24-feet wide, curb to curb, with inside radius
of curves and corners exceeding the 25-foot minimum.

(e) Surfacing. All driveways, other than access roads required by the Public Works Design
Standards to provide access to City utilities, shall be paved with a hard surface material
meeting the Public Works Design Standards. Access roads required by the Public Works
Design Standards to provide access to City ufilities shall be an all-weather surface material
meeting the Public Works Design Standards; provided, however, the first fen feet of the access
road leading into the property, as measured from the property line, shall be paved with a
hard surface material.

PROJECT INFORMATION: The proposed driveway will be paved with concrete meeting the

Public Works Design Standards as required.

(f) Drainage. Driveways shall be adequately designed, graded, and drained according to the
Public Works Design Standards, or fo the approval of the Director.

PROJECT INFORMATION: The proposed driveway will be designed, to meet grading and

drainage standards as required by the Public Works Director. Please refer to the preliminary

Grading and Drainage Plan, Sheet C2.0, for preliminary driveway design.

(9) "No Parking" signs. Driveways shall be posted with one "no parking" sign for every 60 feet of
driveway length, but in no event shall less than two signs be posted.

PROJECT INFORMATION: The driveway is approximately 10-feet deep which will not permit

parking. If “No Parking” signs are required they will be provided.

Sec. 806.045. - Bicycle parking; when required.
(a) General applicability. Bicycle parking shall be provided as required under this chapter for:
(1) Each proposed new use or activity.
(2) Any change of use or activity.
(3) Any intensification, expansion, or enlargement of a use or activity.
PROJECT INFORMATION: This is a redevelopment proposal and is therefore required to provide
bicycle parking that meets the applicable standards found in this section.

(b) Applicability to change of use of existing building in Central Business District (CB), West Salem
Central Business District (WSCB), Mixed Use-I (MU_I), Mixed Use-Il (MU_II), Mixed Use-Ill (MU_III),
Mixed Use-Riverfront (MU_R), and Edgewater/Second Street Mixed-Use Corridor (ESMU) zones.
Notwithstanding ....

PROJECT INFORMATION: The development site is located in the CR zone and will not include a

change of use of an existing building therefore this standard does not apply.

(c) Applicability fo nonconforming bicycle parking area. When bicycle parking is required fo
be added to an existing bicycle parking area that has a nonconforming number of spaces,
the number of spaces required under this chapter for any new use or activity, any change
of use or activity, or any intensification, expansion, or enlargement of a use or activity shall
be provided, in addition fo the number of spaces required fo remedy the existing deficiency.
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PROJECT INFORMATION: The development site will demo all existing improvements to allow for
a new mixed-use development that will provide required bicycle parking that conforms to
applicable standards of this section.

Sec. 806.055. - Amount of bicycle parking.
(a) Minimum required bicycle parking. Unless otherwise provided under the UDC, bicycle
parking shall be provided in amounts not less than those set forth in Table 806-8.

From Table 806-8. Bicycle Parking

Use Minimum Number of Spaces | Maximum Percentage Limitations & Qualifications
Required (V- @ of Long-Term Spaces
Allowed &
Multiple family | None N/A Applicable to cottage
clusters
1 space per dwelling unit 100% Applicable to mulfiple

family located within the
CSDP area or one quarter-
mile of the Core Network®

Retail sales The greater of the following: | 25%
4 spaces; or 1 per 10,000 sq.
ft. for first 50,000 sq. ft.; plus 1
per 20,000 sq. ft. for 50,000 to
100,000 sq. ft.; plus 1 per
30,000 sq. ft. for remaining
square footage over 100,000
sq. ft.

(1) Unless otherwise provided, when required bicycle parking is expressed in terms of a number of spaces per a
square footage, the square footage shall equal the gross floor area.

(2) The minimum bicycle parking spaces required in this table shall be developed as short-term spaces except
when the applicant chooses to designate an allowed percentage of those spaces as long-term bicycle parking
spaces.

(3) The maximum percentage of long-term bicycle parking spaces is based only on the minimum required number
of bicycle parking spaces, not the actual number of bicycle parking spaces provided.

(4) The distance shall be measured along a route utilizing public or private streets that are existing or will be
constructed with the development.

PROJECT INFORMATION: This project will contain commercial retail uses and residential uses.
The commercial retail uses will occur within 3,290 square feet of the ground floor which requires
4 bicycle parking spaces. There will be 22 residential units requiring 1, bike space per unit. The
development proposes 26 bicycle parking spaces, 4 spaces, within 50-feet of the primary entry
for the commercial space adjacent to the public sidewalk and near the off-street parking area
and 22 spaces serving the residential units. Residential bicycle parking is located under cover
on at the ground floor level of the building within the secure courtyard or on upper floors through
wall mounted racks.

(b) Long-term bicycle parking. Long-term bicycle parking may be provided fo satisfy a
percentage of the minimum bicycle parking spaces required under this chapter. Such long-
term bicycle parking shall not exceed the amounts set forth in Table 806-8. The maximum
percentage of long-term bicycle parking allowed is based solely on the minimum number
of bicycle parking spaces required. This standard shall not be consfrued to prohibit the
provision of additional long-term bicycle parking spaces provided the minimum number of
required spaces is met. (Example: A restaurant requiring a minimum of four bicycle parking
spaces may, but is not required to, designate one of the required spaces as a long-term
space. Additional shori-term and longterm spaces may be provided as long as the minimum
required three shortterm spaces are maintained).
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PROJECT INFORMATION: The residential bicycle parking is all longterm. Ground floor racks are
vertical type and the upper floor racks are horizontal wall mounted. Please refer to the Site Details
Plan, Sheet SP-02 for bicycle parking details.

Sec. 806.060. - Bicycle parking development standards.
Unless otherwise provided under the UDC, bicycle parking shall be developed and maintained
as set forth in this section. The standards set forth in this section shall not apply to City approved
bike share stations which utilize bike docking stations.
(a) Location.
(1) Shortterm bicycle parking. Short-term bicycle parking shall be located outside a building
within a convenient distance of, and clearly visible from, the primary building enfrance.
In no event shall bicycle parking be located more than 50 feet from the primary building
enfrance, as measured along a direct pedestrian access route.
(2) Long-term bicycle parking.
(A) Generally. Long-term bicycle parking shall be located:
(i) Within a building, on the ground floor or on upper floors when the bicycle parking
areas are easily accessible by an elevator; or
(i) On-site, outside of a building, in a well-lighted secure location that is sheltered
from precipitation and within a convenient distance of the primary entfrance.
(B) Long-term bicycle parking for residential uses. Long-term bicycle parking spaces for
residential uses shall be located within:
() A residential dwelling unit;
(i) A lockable garage;
(i) A restricted access lockable room serving an individual dwelling unit or multiple
dwelling units;
(iv) A lockable bicycle enclosure; or
(v) A bicycle locker.
(C) Long-term bicycle parking for non-residential uses. Long-ferm bicycle parking spaces
for non-residential uses shall be located within:
(i) A restricted access lockable room;
(i) A lockable bicycle enclosure; or
(iii) A bicycle locker.
PROJECT INFORMATION: As indicated in the previous section, bicycle parking for the
commercial uses is short term, with racks being located within 50-feet of the primary retail tenant
space entry. The residential bicycle parking is considered longterm as it is accessed from the
secure courtyard either at the ground level or on upper floors.

(b) Access. All bicycle parking areas shall have direct and accessible access to the public right-
of-way and the primary building enfrance that is free of obstructions and any barriers, such
as curbs or stairs, which would require users to lift their bikes in order fo access the bicycle
parking area.

PROJECT INFORMATION: All proposed bicycle parking can be directly accessed from the

public right-of-way without obstructions or barriers such as curbs or stairs.

(c) Dimensions. All bicycle parking areas shall meet the following dimension requirements:
(1) Bicycle parking spaces. Bicycle parking spaces shall conform to the minimum
dimensions set forth in Table 806-10.
(2) Access aisles. Bicycle parking spaces shall be served by access aisles conforming fo the
minimum widths set forth in Table 806-10. Access qisles serving bicycle parking spaces
may be located within the public right-of-way.
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From Table 806.9. Minimum Bicycle Parking Space and Access Dimensions

Space Type Space Space Space Height | Access Aisle Clearance Between
Width Length c Width D Rack & Wall E
A B

Horizontal Spaces

Standard 2 ft. 6 ft. 4ft. 4 ft. 21t

Side-by-side @ 1.5 ff.

Cc

Vertical Spaces

Standard 2 ft. 6 ft. 4 ft. 51t N/A

Side-by-side 1.5 ft.

Limitations and Qualifications:

(1) For horizontal spaces, the bike rack shall be centered along the long edge of the bicycle
parking space.

(2) Applies where bike racks are located side-by-side. For vertical spaces, the alternative 1.5 ft.
space width requires a minimum vertical stagger of 8 inches between each space.

PROJECT INFORMATION: Bicycle racks for the commercial retail uses will be provided through
side-by-side horizontal spaces with a 1.5-foot/2-foot width and a é-foot length. Bicycle parking
for the residential units will be side-by-side vertical, with spaces measuring 1.5-feet/2-feet wide by
6feet long; or horizontal wall mounted racks, which provide a width of 2-feet, and length of 6-
feet. All bicycle parking areas will provide at least a 4-foot wide access aisle and required
vertical clearances. Please see Site Details Plan, Sheet SP-02, for specific design details.

(d) Surfacing. Where bicycle parking is located outside a building, the bicycle parking area
shall consist of a hard surface material, such as concrete, asphalt pavement, pavers, or
similar material, meeting the Public Works Design Standards.

PROJECT INFORMATION: The project plans to use concrete or other hard surface paving

material for all bicycle parking areas.

(e) Bicycle racks. Where bicycle parking is provided in racks, the racks may be horizontal or

vertical racks mounted fo the ground, floor, or wall. Bicycle racks shall meet the following
standards:
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(1) Racks must support the bicycle in a stable position.

(A) For horizontal racks, the rack must support the bicycle frame in a stable position in
two or more places a minimum of six inches horizontally apart without damage fo
the wheels, frame, or components.

(B) For vertical racks, the rack must support the bicycle in a stable vertical position in two
or more places without damage to the wheels, frame, or components.

(2) Racks must allow the bicycle frame and at least one wheel to be locked fo the rack with

a high security, U-shaped shackle lock;

(3) Racks shall be of a material that resists cutting, rusting, and bending or deformation; and
(4) Racks shall be securely anchored.
(5) Examples of types of bicycle racks that do, and do nof, meet these standards are shown

in Figure 806-11.

PROJECT INFORMATION: The bicycle racks proposed for the commercial retail uses are a
standard staple type rack allowing the bicycle frame to supported in a stable position. The
vertical racks will be a standard vertical “loop” allowing the bike to be supported in a vertical
position. The wall mounted horizontal racks will allow bicycle frame to rest horizontally and be
secured with a U-shaped shackle lock. Please refer to the Site Details Plan, Sheet SP-02, for
detailed dimensions and rack type.

() Bicycle lockers. Where bicycle parking is provided in lockers, the lockers shall meet the
following standards:

PROJECT INFORMATION: There are no bicycle lockers proposed with this development,

therefore this standard does not apply.

Sec. 806.075. - Amount of off-streef loading.
Unless otherwise provided under the UDC, off-streef loading shall be provided in amounts not
less than those set forth in Table 806-11.

From Table 806-10. Minimum Off-Street Loading, Dimensions
Use Minimum Number Dimensions Limitations & Qualifications
Category/Use of Spaces Required

Width | Length | Height

Multiple family | None 51to 49 N/A N/A N/A
dwelling
units
Retail sales None Less N/A N/A N/A
and service than
5,000 sq.
ft.

PROJECT INFORMATION: The proposed development contains 22 multi-family units and
commercial retail use in an area that is less than 4,000 square feet, therefore no off-street loading
space is required.

SRC 807. - LANDSCAPING AND SCREENING

Sec. 807.015. - Landscaping and screening.

Unless otherwise provided under the UDC, required landscaping and screening shall conform
to the standards set forth in this section.

(a) Landscaping types. Required landscaping shall be provided according fo one of the
landscaping types set forth in Table 807-1. Where landscaping is required under the UDC without

PROJECT NAME STATEMENT NARRATIVE 29/40



a reference to a specific landscaping type, the required landscaping shall meet the Type A
standard.

From Table 807-1. Landscaping Types

Landscaping | Required Plan Units (PU) Required Screening

Type

A Min. 1 PU per 20 sq. ft. of landscaped area | None

B Min. 1 PU per 20 sq. ft. of landscaped area | Min. é6-foot-tall fence, wall, or hedge

C Min. 1 PU per 20 sq. ft. of landscaped area | Min. 6-foot-tall fence or wall

D Min. 1 PU per 16 sq. ft. of landscaped area | Min. 6-foot-tall sight-obscuring
landscaping or wall

E Min. 1 PU per 16 sq. ft. of landscaped area | Min. 6-foot-tall wall

PROJECT INFORMATION: In most cases screening is limited to a Type A landscape screen is
required for screening of off-street parking and buildings with the exception of the east property
line were the neighboring property is zoned RM-2, which requires Type C landscaping and
screening. As noted in the above table, Type C screening requires the use of a “6-foot-tall fence
or wall”, a 6-foot solid wood fence currently exists along the sites eastern property line which is
planned to be retained meeting the minimum standard. Additional screening through the use
of tree and shrub plantings is also proposed along this property line.

(b) Plant materials and corresponding plant unit values. Plant materials, their corresponding
minimum plant unit values, and minimum plant material size at time of planfing for
landscaping within required landscaped areas are sef forth in Table 807-2. A minimum of 40
percent of the required number of plant units shall be a combination of mature trees, shade
frees, evergreen/conifer frees, or ornamental trees. Plant materials shall provide for a
minimum 75 percent coverage of required landscaped areas within five years.

From Table 807-2. Pant Materials and Minimum Plan Unit Values

Plant Material Plant Unit (PU) Value | Size at Planting

1 mature tree 15 PU

1 shade tree 10 PU 1.5in. to 2 in. caliper
1 evergreen/conifer free 5 PU 6 ft. to 8 ft. height

1 ornamental tree 2 PU 1in.to 1.5 in. caliper
1 large deciduous or evergreen shrub | 2 PU Min. 3 gallon or balled and burlapped
(at maturity: over 4 ft. wide; 4 ft. high)

1 small to medium shrub 2 PU Min. 1 gallon

(at maturity; 4 ft. wide; 4 fi. high)

Lawn or other ground cover 1 PU per 50 sq. ft.

(c) Preservation of existing frees and vegetation. The preservation of existing frees and vegetation
is encouraged. If preserved, existing trees as defined under SRC chapter 808, existing trees
less than ten inches dbh, and existing vegetation may be utilized to satisfy required
landscaping if they conform to the minimum plant unit requirements specified in this chapter.

PROJECT INFORMATION: There is 1 fir frees located at the southwest corner of the site, due to

the amount of site work required for this development it will not be retained. However, 15 new

trees will be planted within the site’s boundaries and 10 new sireet trees will be planted within the

ROW.

(d) Tree replanting requirements. In addition to the landscaping required under this chapter,
when existing trees, as defined under SRC chapter 808, are proposed for removal from within
required setbacks or from a development site, replanting shall be required as provided in
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this subsection. The provisions of this subsection do not apply to lots used for single family
uses, two family uses, three family uses, four family uses, or coffage clusters.

(1) Removal of frees within required setbacks. When an existing free or trees, as defined under
SRC chapter 808, within a required setback are proposed for removal, two new frees shall
be planted for each free removed. Replanted frees shall be of either a shade or
evergreen variety with a minimum 1.5 inch caliper.

(2) Removal of frees from development site. When more than 75 percent of the existing frees,
as defined under SRC chapter 808, on a development site are proposed for removal, two
new frees shall be planted for each tree removed in excess of 75 percent. Replanted frees
shall be of either a shade or evergreen variety with a minimum 1.5 inch caliper. For
purposes of this section, existing frees within vision clearance areas, or within areas fo be
cleared for required roads, utilities, sidewalks, trails, or stormwater facilities, shall not be
counted in the total percentage of frees removed from the development site.

PROJECT INFORMATION: The 1 existing fir tfree located at the southwest corner of the site will be
removed as part of the redevelopment. There are 15 new trees proposed within the site they will
be a mix of shade and evergreen types.

(e) Screening standards. Unless otherwise provided under the UDC, where screening is required
in the form of a fence, wall, or landscaping, it shall conform fo the following standards:

(1) Height. Fences and walls shall be a minimum of six feet in height. Landscaping shall be
of a species that will attain a height of at least six feet within three years after planting.

(2) Opacity. Screening shall be sight-obscuring. Fences, walls, and landscaping shall be at
least 76 percent opaque when viewed from any angle at a point 25 feet away from the
fence, wall, or landscaping. Landscaping shall be of an evergreen species that will attain
required opacity within three years after planting.

(3) Maintenance. Fences and walls shall be maintained in safe condition, and shall be
maintained as opaque. Landscaping shall be replaced within six months after dying or
becoming diseased to the point that required opacity can no longer be maintained.

PROJECT INFORMATION: Screening for this project is only required along the east property line
through the use of a 6-foot high solid fence or wall. A é-foot high solid wood fence currently
exists along the east property line. Additional plantings of Joe Kozey Umbrella Pine trees, Silver
King Japanese Euonymus, and Texas Japanese Privet shrubs are also proposed.

(f) Berm. Unless otherwise provided under the UDC, where screening is required in the form a
berm, the berm shall be an earthen mound no less than three feet in height above the
existing grade, and shall be consfructed with a slope no steeper than 3:1 on all sides. The
berm shall be planted with plant materials to prevent erosion. The berm shall not alter natural
drainage flows from abutting properties.

PROJECT INFORMATION: Currently no berms are prosed as part of the development’s site

improvements.

(9) Street frees. Development adjacent fo public sfreets shall provide street frees that meet the
standards and specifications set forth in SRC chapter 86.

PROJECT INFORMATION: The development anticipates the planting of sitreet trees along it’s

frontage on Broadway Street and also on Tryon Avenue. The preliminary planting plan proposes

9 Vanessa Persian Parrotia along Broadway Street and 1 Maidenhair Tree on Tryon Avenue for a

total of 10 new street trees.

Sec. 807.020. - Landscaping plan and landscaping permit.
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(a) Landscaping plan. A landscaping plan is required for all building permit applications for
development subject to the landscaping requirements of this chapter and all landscaping
permit applications required under subsection (b) of this section.

PROJECT INFORMATION: It is understood that a landscape plan is required to be prepared and
submitted to the City for review and approval during the permitting process.
(b) Landscaping permit.

(1) Applicability. When development subject fo the landscaping requirements is this chapter
requires site plan review but a building permit application is not otherwise required, a
landscaping permit as provided in this subsection shall be required.

PROJECT INFORMATION: This project will require building permits, a landscape plan conforming
to applicable standards will be prepared by a licensed landscape architect and submitted for
review and approval as part of the permitting process.

Sec. 807.025. - Plant material standards.

All plant materials shall be, upon installation, vigorous and well-branched, with healthy and
well-furnished root systems free of disease, insects, pests, and injuries.

PROJECT INFORMATION: It is understood that plant materials installed as part of this
development will need to be healthy and free from disease, insects, or pests.

Sec. 807.030. - Tree protection measures during construction.

Trees used fo meet the landscaping requirements set forth in this chapter shall be protected
during consfruction as provided under SRC chapter 808.

PROJECT INFORMATION: All existing vegetation and trees, which is limited, will be removed
from the site. The single street free located within the ROW will be protected as required during
construction.

Sec. 807.035. - Installation.

(a) Landscaping shall be installed at the time of construction, unless seasonal conditions or
temporary site conditions make installation impractical; in which case, an acceptable
performance guarantee to ensure installation of the landscaping shall be provided as sef
forth in SRC 807.050.

PROJECT INFORMATION: Standard understood, the developer will comply.

(b) Landscaping shall be installed in a manner that conforms to the standards of the American
Association of Nurserymen, Inc.

PROJECT INFORMATION: Plant materials proposed and approved on the final landscape plan

will be installed in conformance with the standards of the American Association of Nurserymen,

Inc.

Sec. 807.040. - Irrigation.

(a) A permanent underground or drip irrigation system with an approved backflow prevention
device shall be provided for all landscaped areas required under the UDC; provided,
however, a permanent underground or drip irrigation system is not required for:

(1) Existing healthy vegetation that has been established for at least two years and that is
being preserved to meet the landscaping requirements under this chapfter;

(2) New vegetation that is drought resistant, in which case a two-year plant establishment
schedule shall be provided with the landscaping plan describing the amount of water to
be applied over a two-year time period and how that water will be distributed to the plant
material; and

(3) New vegetation located within stormwater facilities as required by the Public Works Design
Standards, in which case a two-year plant establishment schedule shall be provided with
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the landscaping plan describing the amount of water to be applied over a two-year time
period and how that water will be distributed to the plant material.
PROJECT INFORMATION: It is understood that a permanent underground or drip irrigation
system with an approved backflow prevention device will be required for this project. An
irrigation will be designed by a qualified professional and submitted to the City of Salem for
review and approval during the building permitting process.

(b) Wherever feasible, sprinkler heads irrigating lawns or other high-water-demand landscape
areas shall be circuited so that they are on a separate zone or zones from those irrigating
trees, shrubbery, or other reduced-water-requirement areas.

PROJECT INFORMATION: The irrigation will be designed to comply with City of Salem standards.

An irrigation plan will be submitted to the City of Salem for review and approval as part of the

building permit process.

Sec. 807.045. - Maintenance.

(a) The owner and tenant shall be jointly and severally responsible for maintaining all
landscaping material in good condition so as fo present a healthy, neat, and orderly
appearance.

(b) Unhealthy or dead plant materials shall be replaced in conformance with the approved
landscape plan.

PROJECT INFORMATION: The developer understands that unhealthy or dead plan materials

shall be replaced in conformance with the approved landscape plan.

Sec. 807.050. - Compliance/performance assurance.

(a) Planting and installation of all required landscaping shall be inspected and approved prior
to the issuance of a certificate of occupancy; provided, however, a certificate of
occupancy may be issued prior to the complete installation of all required landscaping if a
performance guarantee equal to 100 percent of the cost of plant materials and labor, as
defermined by the Planning Administrator, is filed with the City assuring such installation
within 12 months after the certificate of occupancy is issued.

PROJECT INFORMATION: |t is understood that the landscaping will require inspection and

approval from the City of Salem in order to obtain a cerlificate of occupancy.

(b) A performance guarantee shall consist of a surety bond, cash, certified check, fime
certificate of deposit, an irrevocable lefter of credit, or assignment of savings account in a
form approved by the City Aftorney and recorded in the deed records of the appropriate
county.

PROJECT INFORMATION: It is understood that a performance guarantee for the landscaping

may be required if the landscaping has not been installed, inspected, and approved prior to

obtaining a certificate of occupancy.

(c) If the installation of the required landscaping is not completed within the specified period,
the performance guarantee may be used by the City fo complete the installation. Upon
completion of the installation, any portion of the remaining security deposited with the City
shall be returned. The final landscape inspection shall be made prior to any security being
returned. Any portions of the plan not installed, not properly installed, or not properly
maintained shall cause the inspection to be postponed until the project is completed or
cause the security to be used by the City fo complete the project.

PROJECT INFORMATION: Standard is understood.

Sec. 807.055. - Administrative relief.
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Unless otherwise provided under the UDC, when special circumstances or exceptional site
characteristics are applicable to a property, the landscaping requirements of this chapter may
be modified through a Class 3 site plan review, pursuant fo SRC chapter 220, upon finding that
one of the following criteria is met:

PROJECT INFORMATION: The developer is not requesting administrative relief.

SRC 808.- PRESERVATION OF TREES AND VEGATATION

Sec. 808.025. - Trees on lots or parcels 20,000 square feet or greater.

No person shall, prior to site plan review or building permit approval, remove a free on a lot or
parcel that is 20,000 square feet or greater, or on contiguous lots or parcels under the same
ownership that total 20,000 square feet or greater, unless the removal is undertaken pursuant to
a free and vegetation removal permit issued under SRC 808.030, undertaken pursuant to a free
conservation plan approved under SRC 808.035, or undertaken pursuant to a free variance
granted under SRC 808.045. Nothing in this section shall be consfrued to require the refention of
trees, other than heritage ftrees, significant frees, and frees and vegetation in riparian corridors,
beyond the date of site plan review or building permit approval, if the proposed development
is other than single family residential, two family residential, three family residential, four family
residential, or a coftage clusfer.

PROJECT INFORMATION: The development site is less than 20,000 square feet, therefore this
section does not apply.

SRC 900.- SIGN CODE

Sec. 900.025. - Sign permits.

(a) Applicability. Except as otherwise provided in this chapter, a permit is required for the
construction, erection, enlargement, alteration, or relocation of any sign.

PROJECT INFORMATION: The applicant is aware that permits for any proposed signage will be

required prior to fabrication and installation. Application for sign permits will be pursued during

construction.

(b) Procedure type. An application for a sign permit is a Type | procedure under SRC chapter
300.

PROJECT INFORMATION: It is understood that Planning will review the application for the sign

permits as a Type 1 procedure and that issuance of said permits will be subject to approval of

this review.

(c) Additional submittal requirements. In addition to the submittal requirements under SRC
chapter 300, an application for a sign permit shall confain:

PROJECT INFORMATION: The sign fabricator will submit required materials at the time the sign

permit/permits are pursued. The following information is provided as preliminary signage design

information as part of the Site Plan Review as a means of confirming that the proposed concepts

conform with applicable standards of this chapter of the UDC and are not meant to bypass the

permitting process.

Sec. 900.145. - Roof signs.

(a) Width. On buildings that are less than 50 feet wide, the width of a roof sign shall be no greater
than 50 percent of the width of building. On buildings that are 50 feet wide or greater, the
width of a roof sign shall be no greater than 25 feet or 25 percent of the width of the building,
whichever is less.

PROJECT INFORMATION: This project proposes 2 signs mounted on the canopy style awnings,

which are considered “roof” signs. These signs wrap the corner of the awning, as depicted on

the Sign Details Plan, Sheet SP-11, as a result will be visible from multiple fagcade elevations. The
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building length of the west elevation (Broadway Street) is approximately 121-feet which allows a
sign up to 25-feet wide which is what is being proposed between the 2 signs. The length of the
south elevation (Tryon Avenue) is 50-feet, allowing a sign that is up to 25-feet wide, the proposed
sign for the south elevation 10-feet, 9-inches. The length of the north elevation (Bliler Avenue) is
36-feet, 6 inches allowing a sign that is 9-feet, 1 inch wide as proposed.

(b) Height.
(1) Roof signs located on a flat roof shall not exceed the following heights:
(A) Building height of 15 feet or less, six feet.
(B) Building height of 15 to 20 feet, seven feet.
(C) Building height greater than 20 feet, eight feet.
(2) The height of a roof sign located on a gable, hipped roof, or pitched roof that is less than
eight feet in height shall be no greater than 50 percent of the vertical height of the roof.
The height of roof signs located on a gable, hipped roof, or pitched roof that is eight feet
in height or greater shall be no greater than four feet or 25 percent of the vertical height
of the roof, whichever is larger. Vertical height shall be measured from the lower edge of
the roof to the peak of the gable, hip, or pitch, vertically from, and not along the plane
of, the gable, hip, or pitch.
(3) Roof signs located on a marquee or canopy shall not exceed a height of four feet above
the roof of the marquee or canopy.
PROJECT INFORMATION: As noted above, the proposed signs are located on the canopy
awnings. As shown in the concept plans, the height of theses signs is anticipated to be
approximately 2-feet, 6-inches which is below the maximum allowed height.

(c) Setbacks.

(1) A roof sign shall be setback a minimum of three feet from the front wall.

(2) A roof sign shall be setback a minimum of three feet from each end wall.
PROJECT INFORMATION: These signs are proposed on the awnings which will be located above
ground floor storefront systems and will project out from the building facade.

(d) Clearance.
(1) Aroofsign shall have a minimum clearance of three feet between the bottom of the roof
sign and the fop of a parallel parapet.
(2) When a roof sign is placed on the peak of a roof, the roof sign shall have a minimum
clearance of 17 feet between the boffom of the sign and the roof.
PROJECT INFORMATION: This standard is understood but is not applicable as these signs will not
be installed on the roof of the building.

(e) Structure. Except for vertical poles, the supporting structure of a roof sign shall be completely
enclosed.

PROJECT INFORMATION: This standard is understood. Final sign designs will be provided during

the sign permitting process.

Sec. 900-150.- Wall signs.
(a) Wall signs on building walls. Wall signs placed on a wall of a building shall conform to this
subsection.
(1) Height.
(A) Wall signs may project above the higher of the eave line, roof line, or top of the
parapet a distance equal to one-third of the height of the sign or three feet, whichever
is less.
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(B) Wall signs that do not extend the full length of the wall may project above the eave
line, roof line, or top of the parapet one-third of the height of a building if the building
is less than 15 feet in height, or six feet if the building is over 15 feet in height.

(C) The height of a wall sign that extends the full length of the wall shall not exceed four
feet, measured from the roof line directly behind the wall to the top of the wall.

(D) Wall signs affached to a marquee shall not exceed 30 inches in height.

(2) Structure.

(A) The supporting structure for any wall sign shall be completely enclosed so as not fo
be visible from any public street, alley, or adjacent property.

(B) No external braces, guy wires, "A" frames, or similar bracing system shall be used in
constructing a wall sign.

(C) Wall signs may be installed on mansard roofs of 30 degrees or less, if they are installed
vertically, and if the supporting structure is completely enclosed so as not to be visible
from any pubilic street, alley, or adjacent property.

(3) Clearance.

(A) The boftom of a wall sign that projects from a wall and is located on an alley shall
have a clearance of not less than 14 feet from grade and shall have a maximum
projection from the wall fo which it is afftached of not more than 12 inches.

(B) The lower edge of a wall sign aftached fo a marquee shall not extend below the
marquee.

PROJECT INFORMATION: A wall sign located on the low wall being used to screen parking. This
sign as proposed is 14-feet wide and 1-foot, é6-inches tall and will face Broadway Street. The wall
will be 3-feet tall as required by SRC 806.035(c)(2)(E).

(b) Sign towers. Wall signs may be placed on sign towers that conform fo this subsection.
PROJECT INFORMATION: There are no sign towers included with this application.

Sec. 900.200. - Permanent signs in Central Business District (CB), West Salem Central Business
(WSCB), Retail Commercial (CR), General Commercial (CG), and Mixed Use-lll (MU-Il) Zones.
The following permanent signs are allowed in the Central Business District (CB), West Salem
Centfral Business (WSCB), Retail Commercial (CR), General Commercial (CG), and Mixed Use-lll
(MU-IIl) Zones.

(a) Dwellings. Single family dwellings and dwelling units in duplexes are allowed either one
wall sign or one freestanding sign. A wall sign shall be limited to a display surface noft
exceeding one square foot. A freestanding sign shall be limited to a display surface not
exceeding one square foot and to a height not exceeding 30 inches.

PROJECT INFORMATION: This development does include residential units; however, is part of a
mixed-use development that includes 22 multi-family units on upper floors and retail
commercial uses on the ground floor, therefore this standard does not apply.

(b) Permanent signs for businesses. Unless the business is located in a shopping center or office
complex, a business may have the following signs:

(1) One freestanding sign, one projecting sign, one roof sign, or one wall sign on each
building frontage. When the business is located on a corner lot, only one freestanding
sign shall be allowed.

(A) Freestanding signs.
(B) Wall signs.

(i) For CR, CG and MU-IIl zones, the display surface for a wall sign shall not exceed
125 square feet. Notwithstanding the size of the display surface authorized by this
subsection, wall signs that are located on a marquee shall not extend below the
lower edge of the marquee and shall be limited to a height not exceeding 30
inches.
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(i) For CB and WSCB zones, the display surface for a wall sign shall not exceed that
allowed by Table 900-9.
(C) Projecting sign standards. Projecting signs shall conform with SRC 900.140.
(D) Roof sign standards. Roof signs shall conform with SRC 900.145.

(2) Any number of additional wall signs on each building, provided the total display surface
of all wall signs allowed under this subsection does not exceed the maximum display
surface set forth in Table 900-10.

(3) One hanging sign on each building fronfage and each building face.

(4) One wall sign located on the wall abutting an alley adjacent fo the building in which the
business is located. The wall sign shall be limited fo a display surface not exceeding six
square feet.

(5) Vehicle directional signs. One freestanding sign or one wall sign located at each motor
vehicle enfrance to or exit from the premises. A wall sign shall be limited to a display
surface not exceeding eight square feet. A freestanding sign shall be limited fo a display
surface not exceeding eight square feet and to a height not exceeding four feet.

(6) Vehicle viewing sign. One vehicle viewing sign, located on a vehicle accessway
adjacent to a building or on the building, and infended to be seen by a person doing
business from the vehicle accessway while the person is within the person's motor vehicle.
The display surface shall not exceed 32 square feet.

(7) Venhicle service or loading directional sign. In lieu of the sign allowed in subsection (b)(5)
of this secfion, one freestanding sign or one wall sign located at each service or loading
entrance onto the premises. A wall sign shall be limited to a display surface not
exceeding eight square feel. A freestanding sign shall be limited to a display surface not
exceeding 22 square feet and to a height not exceeding 15 feet.

PROJECT INFORMATION: Currently the plans indicated the individual commercial tenants will
utilize the canopies for their signage. The proposed wall sign which will identify the development
is located on the low screen wall as previously explained. It is understood that this development
may qualify for additional wall signs; and if this is an option they developer chooses to pursue
they will apply for all required approvals prior to fabrication and installation.

(c) Permanent signs for shopping centers. A shopping center and individual businesses in the
shopping center are allowed the following signs:

PROJECT INFORMATION: This project is not considered a shopping center therefore this

standard does not apply.

(d) Permanent signs for office complexes. An office complex and individual businesses in the
office complex are allowed the following signs:

PROJECT INFORMATION: This project is not considered an office complex, although it is
anticipated to have more than one commercial tenant. Currently commercial tenant signage
for each space is proposed on the canopies.

(e) Outdoor advertising signs. Outdoor advertising signs that comply with this chapter are
allowed.

PROJECT INFORMATION: Currently no outdoor advertising signs are proposed. The developer
is aware that if they opt to utilize this type of signage it will need to comply with applicable
standards found in this chapter.
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SECTION 4 - CLASS 2 DRIVEWAY APPROACH

As noted in Section 1 - Requests, this consolidated land use application includes approval of a
Class 2 driveway approach for the removal and replacement of the exiting non-conforming
driveway which currently serves the development site. As detailed within Section 3 - Site Plan
Review, the project meets the applicable criteria for requested permit and is further summarized

below:

1) The proposed driveway approach will meet applicable standards of SRC 804 and the Public
Works Design Standards;

2) There are no site conditions prevent placing the driveway approach in the proposed
location;

3) There are no driveway approaches proposed onto an arterial;

4) The proposed driveway approach will take access from a local street which is the lowest
street classification abutting the property;

5) The proposed driveway approach meets the Public Works alternate vision clearance
standards.

6) The proposed driveway approach is designed to mitigate traffic hazards and will provide for
safe turning movement and access;

7) The proposed driveway approach will not result in significant adverse impacts to the areq;

8) The proposed driveway approach will meet Public Works design standards and replace the

current non-conforming driveway approach balancing any adverse impacts to residentially
zoned property in the area and the functionality of adjacent streets.

SECTION 5 - ADJUSTMENTS

This consolidated land use application for approval of the proposed development requires 4
Class 2 adjustments:

Applicable standards for setbacks to parking between property zoned CR and residential
zones SRC 522.010(b);

Applicable standards related to vehicle operation areas for waste collection service vehicles
SRC 800.055(f)(2).

Alternative vision clearance standard to SRC 805.005;

Reduction of minimum percentage of interior landscaping required SRC 806.035(d)(2).

Class 2 adjustments shall be granted if applicable criteria are met. The following provides the
applicable criteria in Gray italics followed by detailed explanation of how the proposal meets
noted criteria in Navy with BOLD header for clear distinction between the two:

(A) The purpose underlying the specific development standard proposed for adjustment is:

(i) Clearly inapplicable to the proposed development; or
(i) Equally or better met by the proposed development.

SRC 522.010(b) - RETAIL COMMERCIAL, ZONE-TO-ZONE SETBACK: The zone-to-zone setback
standards for property lying with the CR Zone and adjacent to residentially zoned properties is
15-feet for all structures and vehicle use areas. The proposed project will provide the required
15-feet between the eastern property line and the proposed mixed-use building; however, it is
not able to provide 15-feet for the off-street parking area which is setback 9-feet from the
eastern property line. We believe that the proposed development including its off-street
parking area better meets the intent of the standard as the proposed project will bringing
needed improvements to this underutilized property and increase residential units in
northeastern Salem. Further, the new driveway will be wider and is farther from the intersection
of Tryon and Broadway Street which will promote safer maneuvering into and from the subject
site. The off-street parking area will provide adequate parking for this development reducing
impacts to available on-street parking both on Tryon Avenue and Bliler Avenue. The intent of
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the standard is to provide adequate separation between incompatible uses, in this case the
proposed development is primarily residential which is consistent with the neighboring property
which is Zoned MR-l and developed with 11 apartment units. Additionally, setbacks to vehicle
use areas identified within “SRC 806 Off-Street Parking, Loading and Driveways”, requires only a
5-foot setback between parking and abutting property lines. Parking areas will be screened by
an existing 6-foot tall solid wood fence, with additional screening enhancements through the
use of shrub plantings along this same property line.

SRC 800.055(f)(2) - SOLID WASTE SERVICE AREAS: The standard for vehicle operation areas
for waste collection service vehicles asks that they not be required to back onto a public street
to leave the premises. The development site is limited to 1 driveway and is not large enough
to provide a turnaround for these vehicles. The proposed trash enclosure has been designed
to meet all other standards and will provide a contained location for refuse bins which will be
screened from the street and neighboring properties. The waste hauler has visited the
development site and reviewed the design, and provided confirmation that they can safely
service the development.

SRC 805.005(b)(1)(B) - VISION CLEARANCE, DRIVEWAY SERVING USES OTHER THAN SINGLE
FAMILY AND TWO FAMILY: This section of 805, requires a vision clearance area with a 10-feet
leg along each side of the driveway and a 50-foot legs along the intersecting street. The
development site has only 60-feet of frontage on Tryon where the proposed driveway is
located and the width of the driveway is 24-feet and there is an existing solid wood fence
located on the shared property line precluding the vision clearance unattainable, as a result
the standard in applicable. However, this driveway is eligible for an alternative standard given
that the driveway width is 24-feet and existing traffic will be lining to the center line of the
driveway the additional distance provided will meet an alternative standard that is recognized
by the City of Salem’s Traffic Engineer.

SRC 806.035(d)(2) - MINIMUM PERCENTAGE OF INTERIOR LANDSCAPING REQUIRED:
Landscaping is required for off-street parking areas which are 5,000 square feet or greater, the
proposed off-street parking area is 5,419 square feet with 19 parking spaces to serve this
development. The required amount of interior landscape is 270 square feet. Due to site
constraints such as: an irregularly shaped lot, site size, and limited access, the amount of
qualifying “interior landscaping” provided is only 201 square feet. However, we believe the
proposed design better meets the intent by providing a higher level of screening and
landscaping between the off-street parking and the public sidewalk. The proposed design
enhances the pedestrian environment by placing the screen wall adjacent to parking. The
screen wall is low, just 3-feet in height and the landscape strip includes: a variety of shrubs,
trees, and ground cover which will be visible from both sides of the wall. Tree plantings within
this landscape strip will provide desired shading of parking areas while the low wall better
screens vehicles from the sidewalk and the street. Based on the size of the parking areaq, the
perimeter plantings will be perceived as interior landscaping. The proposed design provides
greater benefit for pedestrian uses and will allow the development to maintain 19 off-street
parking spaces reducing impacts to the surrounding streets.

(B) If located within a residential zone, the proposed development will not detract from the
livability or appearance of the residential area.

EXPLANATION: The development site is not located within a residential zone and the proposed

development will provide a new quality development to a site that is long in need of

redevelopment and maintenance.
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(C) Ifmore 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.
EXPLANATION: As indicated previously, there are 3 Class 2 adjustments requested. Their
cumulative effect will result in an overall development that is desired in the zone and is needed
in this area. The existing building has fallen into disrepair and is in a derelict state, the
requested adjustments are the minimum needed to allow the new building, which will rectify
this situation and add needed housing units in Salem.

SECTION 6 - CONCLUSION

We appreciate the opportunity to provide the City of Salem’s Community Development team
the consolidated land use application for the District 10 development proposal. We believe
that the development as designed meets the overarching intent of the applicable standards of
the UDC and the goals of Salem’s Comprehensive Plan. The development site, is a small
underutilized property which currently houses a former service station which is vacant and in a
state of disrepair. Approval of the site plan review, driveway approach permit, and the Class 2
adjustments will allow this development proposal to provide the desired type of redevelopment
project the City is hoping for.

Thank you for your consideration,

Gretchen Stone,
CBTWO Architects, LLC
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