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DECISION OF THE PLANNING ADMINISTRATOR 
 

Modification of Tentative Phased Subdivision Plan Case No. SUB-PLA14-
02MOD1 
 

APPLICATION NO. : 17-102749-LD 
 

NOTICE OF DECISION DATE: March 19, 2018 
 

SUMMARY: Modification of phases 3 and 4 of the Brush College Hills subdivision. 
 

REQUEST: A modification of the approval of SUB-PLA14-02 (the “Brush College 
Hills” phased subdivision) to reconfigure street intersection grades within phases 3 
and 4 of the subdivision to comply with American with Disabilities Act (ADA) 
requirements. The required reconfiguration of street intersection grades within these 
phases consequently requires modification of the alignment of the internal streets 
and the configuration of lots. The modification results in two additional lots within 
phase 3; no additional lots are created in phase 4.      
 

The subject property is zoned RA (Residential Agriculture) and located at 2825 Brush 
College Road NW (Polk County Assessor Map and Tax Lot Number: 
073W080000600). 
 

APPLICANT:  West Coast Home Solutions, LLC (Eugene V. Labunsky)  
 

LOCATION: 2825 Brush College Road NW 
 

CRITERIA: Salem Revised Code Chapter 205.070(d) 
 

FINDINGS: The Findings are in the attached Order dated March 19, 2018. 
 

DECISION: The Planning Administrator APPROVED Case No. SUB-PLA14-02 
subject to the following conditions:   
 

General Requirements (Not Phase-Specific): 
 

Condition 1: Urban Growth Area Development (UGA) Permit- Comply with the 
conditions of UGA Preliminary Declaration 09-2, issued March 25, 
2009. Development requirements shall be phased as described in 
the phase-specific conditions included in this decision. 

 

Condition 2: Pay the Brush College Reimbursement District fee as a condition of 
plat approval based on the number of lots contained in that phase. 

 

Condition 3: The combined sanitary sewer and storm sewer easement along the 
west side of Lots 88, 89, 96, and 97 Lots 91, 92, and 102 shall be a 
a minimum of 20 feet wide. 
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Condition 4: Contribute $180 per subdivision lot toward the future traffic signal at the 
intersection of Brush College Road NW and Wallace Road NW. Contributions 
for the lots in each platted phase will be paid prior to plat approval of said 
phase. 

 

Condition 5: The property line adjustment must be recorded prior to approval of the final 
plat for any phase of the subdivision. 

 
Condition 6: At the time of final acceptance of public infrastructure construction, the 

developer shall provide a final geotechnical report from a geotechnical 
engineer that describes construction monitoring activities for all site earthwork 
and addresses the geotechnical considerations for each individual building 
lot. 

 
Condition 7: Amend phasing plan so that the 20-foot-wide access easement currently 

crossing the subject property becomes part of Phase 4 exclusively. Prior to 
recording of the final plat for Phase 4, either: 

a) Remove the existing driveway and access easement to 2831 Brush 
College Road NW and provide a new driveway access; or 

b) Complete a property line adjustment, which moves the west property line 
so that the 20-foot-wide access easement currently crossing the subject 
property is made part of the property abutting to the west. The subdivision 
layout must conform to all applicable development standards at time of 
final plat. 

 
The following conditions must be completed prior to final plat approval for Phase 1: 
 
Condition 8: Pay water and sewer connection fees as specified in Salem Revised Code 

(SRC) Chapter 21. 
 
Condition 9: Provide water, sewer, and storm service connections to each lot within Phase 

1. 
 
The following conditions must be completed prior to final plat approval for Phase 2: 
 
Condition 10: A construction entrance shall be constructed from Brush College Road NW as 

part of Phase 2, and all construction vehicles and equipment shall utilize this 
entrance for entering and leaving the site. 

 
Condition 11: Demonstrate adequate capacity and provide City easements for storm 

drainage facilities both within Phase 2 and downstream to the approved point 
of disposal in Gibson Creek in accordance with SRC and PWDS. 

Condition 12: Provide turnarounds, approved by the Salem Fire Department, at the dead 
ends of "C" Avenue and Cherry Blossom Drive with Phase 2. 

 
Condition 13: Redesign Lots 54 and 55 so that their depth is no more than 300 percent of  
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 their width. 
 
Condition 14: Redesign Lot 53 so that it has a minimum of 30 feet lot frontage at its frontage 

on the street corner bulb and no less than 40 feet width at the minimum front 
yard setback line. Alternatively, redesign Lot 53 as a flag lot with no street 
frontage. 

 
Condition 15: Pave the proposed flag lot accessway serving Lots 54 and 55 to a minimum 

width of 15 feet. "NO PARKING" signs shall be posted along the accessway. 
If Lot 53 takes access from the accessway, then pave the accessway to a 
minimum width of 20 feet. The accessway shall be privately maintained. 

 
The following conditions must be completed prior to final plat approval for Phase 3: 
 
Condition 16: Convey land for dedication sufficient to equal a half-width right-of-way of 36 

feet on the development side of Brush College Road NW along the entire 
frontage of the subject property. 

 
Condition 17: Construct a 23-foot half-width improvement on the development side and a 17 

foot-wide turnpike improvement on the opposite side of the centerline of 
Brush College Road NW, along the entire frontage of the subject property. 

 
Condition 18:  Construct the extension of Christina Street NW as a Collector "B" street 

standard as specified in the Salem TSP. 
 
Condition 19: The centerline radius of “F” Street Blake Street along Lot 80 Lot 83 shall be a 

minimum of 125 feet. 
 
Condition 20: The centerline radius of "B" Street along Lot 62 shall be a minimum of 110 

feet. 
 
Condition 21: Demonstrate adequate capacity and provide City easements for storm 

drainage facilities both within Phase 3 and downstream to the approved point 
of disposal in Gibson Creek in accordance with Stormwater Management 
Design Standards. 

 
Condition 22: Construct the sewer trunk main in Brush College Road NW as specified in the 

Wastewater Management Master Plan from its current westerly terminus to 
the west line of the development. 

 
Condition 23: Extend the G-0 water line within Brush College Road NW to the western 

property boundary as specified in the Water System Master Plan. Along the 
linking street improvement specified in Phase 2 requirements above, provide 
an additional minimum 2-inch overlay along the entire street width after 
installation of the water main. 

 

Condition 24: Extend the W-1 water line in Christina Street NW as specified in the Water 
System Master Plan. 
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Condition 25: Provide a turnaround, approved by the Salem Fire Department, at the dead 
end of "D" Street with Phase 3. 

 

Condition 25: Either provide a turnaround, approved by the Salem Fire Department, at the 
dead-end sections of the following streets within Phase 3: 

a) Natasha Avenue, west of Anastasia Street; 
b) Christina Street, west of Blake Street; 
c) Benjamin Street, west of Blake Street; and 
d) Benjamin Street, east of Blake Street.  

-OR- 

Not provide a turnaround, but instead equip the homes on the lots served by 
these dead-end streets with an automatic fire suppression system, as 
approved by the Salem Fire Department. 

 

Condition 26: Construct a pavement widening along the north side of Brush College Road 
NW including curb, gutter, and sidewalks to provide pedestrian connectivity 
from the east property line of Brush College Estates No. 3 to Doaks Ferry 
Road NW in accordance with PWDS. 

 

Condition 27: Construct a linking street improvement along Brush College Road NW from 
the west line of the development to the west line of Brush College Heights 
Subdivision approximately 600 feet to the east as follows: 

a) Widen the pavement to a 34-foot total width. The structural section of the 
pavement widening shall be equal to or greater than the existing structural 
section of Brush College Road NW. 

b) Provide a 2-inch pavement overlay across the entire width of Brush 
College Road NW after the installation of the trunk sewer main. 

 
The following condition must be completed prior to final plat approval for Phases 3 and 4: 
 
Condition 28: Construct internal streets within Phases 3 and 4 prior to final plat approval of 

their respective phase according to the alignments shown on Exhibit A to the 
March 19, 2018, Public Works comments memo, except that the sidewalks 
along Blake Street and Christina Street shall be located parallel to and one 
foot from the adjacent right-of-way pursuant to SRC 803.035(l)(2)(A). 

 

The rights granted by the attached decision must be exercised, or an extension granted, by 
August 11, 2026 or this approval shall be null and void.  
A copy of the decision is attached.   
 

Application Deemed Complete: December 5, 2017 
Notice of Decision Mailing Date:  March 19, 2018 
Decision Effective Date:  April 4, 2018 
State Mandate Date: April 4, 2018  
 

Case Manager: Bryce Bishop, bbishop@cityofsalem.net  
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This decision is final unless written appeal from an aggrieved party is filed with the City of Salem 
Planning Division, Room 305, 555 Liberty Street SE, Salem OR 97301, no later than 5:00 p.m., 
Tuesday, April 3, 2018.  The notice of appeal must contain the information required by SRC 
300.1020 and must state where the decision failed to conform to the provisions of the applicable 
code section, SRC Chapter(s) 205.  The appeal must be filed in duplicate with the City of Salem 
Planning Division. The appeal fee must be paid at the time of filing.  If the appeal is untimely 
and/or lacks the proper fee, the appeal will be rejected.  The Salem Planning Commission will 
review the appeal at a public hearing.  After the hearing, the Salem Planning Commission may 
amend, rescind, or affirm the action, or refer the matter to staff for additional information. 
 

The complete case file, including findings, conclusions and conditions of approval, if any, is 
available for review at the Planning Division office, Room 305, City Hall, 555 Liberty Street SE, 
during regular business hours. 
 
 

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

OF THE CITY OF SALEM 
(CASE NO. SUB-PLA14-02MOD1) 

 
Si necesita ayuda para comprender esta información, por favor llame 503-588-6173 

http://www.cityofsalem.net/planning  
 
 

IN THE MATTER OF THE MODIFICATION  ) FINDINGS AND ORDER 
OF TENTATIVE PHASED SUBDIVSION  ) 
PLAN CASE NO. SUB-PLA14-02MOD1;  ) 
2825 BRUSH COLLEGE ROAD NW  )  MARCH 19, 2018 
   
 

REQUEST 
 
A modification of the approval of SUB-PLA14-02 (the "Brush College Hills" phased subdivision) 
to reconfigure street intersection grades within phases 3 and 4 of the subdivision to comply 
with American with Disabilities Act (ADA) requirements.  The required reconfiguration of street 
intersection grades within these phases consequently requires modification of the alignment of 
the internal streets and the configuration of lots.  The modification results in two additional lots 
within phase 3; no additional lots are created in phase 4.      
 
The subject property is zoned RA (Residential Agriculture) and located at 2825 Brush College 
Road NW (Polk County Assessor Map and Tax Lot Number: 073W080000600). 
 

DECISION 
 

The requested modification of the tentative phased subdivision plan is APPROVED subject to 
the applicable standards of the Salem Revised Code, the findings contained herein, the 
findings adopted in the approval of tentative subdivision plan SUB-PLA14-02, and the following 
conditions of approval, as amended by this decision, which must be completed prior to final 
plat approval, unless otherwise indicated: 
 
General Requirements (Not Phase-Specific): 
 
Condition 1: Urban Growth Area Development (UGA) Permit- Comply with the conditions 

of UGA Preliminary Declaration 09-2, issued March 25, 2009. Development 
requirements shall be phased as described in the phase-specific conditions 
included in this decision. 

 
Condition 2: Pay the Brush College Reimbursement District fee as a condition of plat 

approval based on the number of lots contained in that phase. 
 
Condition 3: The combined sanitary sewer and storm sewer easement along the west side 

of Lots 88, 89, 96, and 97 Lots 91, 92, and 102 shall be a minimum of 20 feet 
wide. 

 

http://www.cityofsalem.net/planning
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Condition 4: Contribute $180 per subdivision lot toward the future traffic signal at the 
intersection of Brush College Road NW and Wallace Road NW. Contributions 
for the lots in each platted phase will be paid prior to plat approval of said 
phase. 

 
Condition 5: The property line adjustment must be recorded prior to approval of the final 

plat for any phase of the subdivision. 
 
Condition 6: At the time of final acceptance of public infrastructure construction, the 

developer shall provide a final geotechnical report from a geotechnical 
engineer that describes construction monitoring activities for all site earthwork 
and addresses the geotechnical considerations for each individual building 
lot. 

 
Condition 7: Amend phasing plan so that the 20-foot-wide access easement currently 

crossing the subject property becomes part of Phase 4 exclusively. Prior to 
recording of the final plat for Phase 4, either: 

a) Remove the existing driveway and access easement to 2831 Brush 
College Road NW and provide a new driveway access; or 

b) Complete a property line adjustment, which moves the west property line 
so that the 20-foot-wide access easement currently crossing the subject 
property is made part of the property abutting to the west. The subdivision 
layout must conform to all applicable development standards at time of 
final plat. 

 
The following conditions must be completed prior to final plat approval for Phase 1: 
 
Condition 8: Pay water and sewer connection fees as specified in Salem Revised Code 

(SRC) Chapter 21. 
 
Condition 9: Provide water, sewer, and storm service connections to each lot within Phase 

1. 
 
The following conditions must be completed prior to final plat approval for Phase 2: 
 
Condition 10: A construction entrance shall be constructed from Brush College Road NW as 

part of Phase 2, and all construction vehicles and equipment shall utilize this 
entrance for entering and leaving the site. 

 
Condition 11: Demonstrate adequate capacity and provide City easements for storm 

drainage facilities both within Phase 2 and downstream to the approved point 
of disposal in Gibson Creek in accordance with SRC and PWDS. 

 
Condition 12: Provide turnarounds, approved by the Salem Fire Department, at the dead 

ends of "C" Avenue and Cherry Blossom Drive with Phase 2. 
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Condition 13: Redesign Lots 54 and 55 so that their depth is no more than 300 percent of 
their width. 

 
Condition 14: Redesign Lot 53 so that it has a minimum of 30 feet lot frontage at its frontage 

on the street corner bulb and no less than 40 feet width at the minimum front 
yard setback line. Alternatively, redesign Lot 53 as a flag lot with no street 
frontage. 

 
Condition 15: Pave the proposed flag lot accessway serving Lots 54 and 55 to a minimum 

width of 15 feet. "NO PARKING" signs shall be posted along the accessway. 
If Lot 53 takes access from the accessway, then pave the accessway to a 
minimum width of 20 feet. The accessway shall be privately maintained. 

 
The following conditions must be completed prior to final plat approval for Phase 3: 
 
Condition 16: Convey land for dedication sufficient to equal a half-width right-of-way of 36 

feet on the development side of Brush College Road NW along the entire 
frontage of the subject property. 

 
Condition 17: Construct a 23-foot half-width improvement on the development side and a 17 

foot-wide turnpike improvement on the opposite side of the centerline of 
Brush College Road NW, along the entire frontage of the subject property. 

 
Condition 18:  Construct the extension of Christina Street NW as a Collector "B" street 

standard as specified in the Salem TSP. 
 
Condition 19: The centerline radius of “F” Street Blake Street along Lot 80 Lot 83 shall be a 

minimum of 125 feet. 
 
Condition 20: The centerline radius of "B" Street along Lot 62 shall be a minimum of 110 

feet. 
 
Condition 21: Demonstrate adequate capacity and provide City easements for storm 

drainage facilities both within Phase 3 and downstream to the approved point 
of disposal in Gibson Creek in accordance with Stormwater Management 
Design Standards. 

 
Condition 22: Construct the sewer trunk main in Brush College Road NW as specified in the 

Wastewater Management Master Plan from its current westerly terminus to 
the west line of the development. 

 
Condition 23: Extend the G-0 water line within Brush College Road NW to the western 

property boundary as specified in the Water System Master Plan. Along the 
linking street improvement specified in Phase 2 requirements above, provide 
an additional minimum 2-inch overlay along the entire street width after 
installation of the water main. 
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Condition 24: Extend the W-1 water line in Christina Street NW as specified in the Water 
System Master Plan. 

 
Condition 25: Provide a turnaround, approved by the Salem Fire Department, at the dead 

end of "D" Street with Phase 3. 
 
Condition 25: Either provide a turnaround, approved by the Salem Fire Department, at the 

dead-end sections of the following streets within Phase 3: 

a) Natasha Avenue, west of Anastasia Street; 
b) Christina Street, west of Blake Street; 
c) Benjamin Street, west of Blake Street; and 
d) Benjamin Street, east of Blake Street.  

-OR- 

Not provide a turnaround, but instead equip the homes on the lots served by 
these dead-end streets with an automatic fire suppression system, as 
approved by the Salem Fire Department. 

 
Condition 26: Construct a pavement widening along the north side of Brush College Road 

NW including curb, gutter, and sidewalks to provide pedestrian connectivity 
from the east property line of Brush College Estates No. 3 to Doaks Ferry 
Road NW in accordance with PWDS. 

 
Condition 27: Construct a linking street improvement along Brush College Road NW from 

the west line of the development to the west line of Brush College Heights 
Subdivision approximately 600 feet to the east as follows: 

a) Widen the pavement to a 34-foot total width. The structural section of the 
pavement widening shall be equal to or greater than the existing structural 
section of Brush College Road NW. 

b) Provide a 2-inch pavement overlay across the entire width of Brush 
College Road NW after the installation of the trunk sewer main. 

 
The following condition must be completed prior to final plat approval for Phases 3 and 4: 
 
Condition 28: Construct internal streets within Phases 3 and 4 prior to final plat approval of 

their respective phase according to the alignments shown on Exhibit A to the 
March 19, 2018, Public Works comments memo, except that the sidewalks 
along Blake Street and Christina Street shall be located parallel to and one 
foot from the adjacent right-of-way pursuant to SRC 803.035(l)(2)(A). 

 
 

PROCEDURAL FINDINGS 
 

1. An application for a modification of the tentative plan approval of Tentative Phased 
Subdivision Plan Case No. SUB-PLA14-02 was submitted my Multi/Tech Engineering on 
behalf of the applicant and property owner West Coast Home Solutions, LLC.  SUB-
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PLA14-02 proposed to divide property located at 2825 Brush College Road NW 
(Attachment A) into 140 lots in four phases.  
 
Subsequent to the initial review of the proposal and identification of additional information 
needed in order to review the application, the applicant provided the requested additional 
information and the application was deemed complete on December 5, 2017.  

 
2. On December 6, 2017, notice of the proposal was sent to pursuant to SRC requirements 

to owners of property located within 250 feet of the subject property, the West Salem 
Neighborhood Association, and others entitled to notice under SRC 300.520(b)(1)(B).   

 
3. The state-mandated local decision deadline for this case is April 4, 2018. 

 
SUBSTANTIVE FINDINGS 

 
1. Proposal 

The subject property is located at 2825 Brush College Road NW (Attachment A).  On 
August 11, 2014, tentative approval was issued for the Brush College Hills Subdivision 
(Subdivision Case No. SUB-PLA14-02) (Attachment B) to subdivide the subject property 
into 140 lots in four phases and to allow some of the streets grades within the subdivision 
to exceed 12 percent.     

 
The requested modification seeks to reconfigure street intersection grades within phases 3 
and 4 of the subdivision to comply with American with Disabilities Act (ADA) requirements.  
The required reconfiguration of street intersection grades within these phases consequently 
requires modification of the alignment of the internal streets and the configuration of lots.  
The modification results in two additional lots within phase 3; no additional lots are created 
in phase 4.  The applicant’s proposed reconfigured tentative subdivision plan is included as 
Attachment C.    
 

2. Neighborhood Association Comments 

The subject property is located within the West Salem Neighborhood Association.  Notice 
of the proposed subdivision modification was provided to the neighborhood association.  
No comments were received.    
 

3. Public Comments 

Notice of the proposed subdivision modification was also sent to property owners within 
250 feet of the subject property on December 6, 2017.  One comment was received 
indicating they had reviewed the proposal and had no objections to it.  

 
4. City Department Comments 

A. The Salem Fire Department reviewed the proposal and indicated that Fire department 
access, fire flow, and fire hydrant locations shall be in accordance with the Salem Fire 
Prevention Code (SRC 58).  The Fire Department explains that developments of one-
family or two-family dwellings where the number of dwelling units exceeds 30 shall be 
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provided with separate and approved fire apparatus access roads.  The Fire 
Department indicates that this access requirement, along with fire hydrant locations, 
and dead-end access exceeding 150', shall be addressed as part of the project phasing 
plan.  The Fire Department indicates that Fire apparatus access roadway grades shall 
not exceed 12% percent, except for short lengths not exceeding 15% with adequate 
approach, unless approved by the Fire Code Official. 
 
Staff Response:  The modified tentative phased subdivision plan as proposed with 
conditions, conforms to the applicable standards of the Salem Fire Prevention Code.  
Fire hydrant locations to serve the lots within the modified tentative subdivision will be 
determined as part of the review of public construction plans for streets and City utilities 
to serve the development.  Public construction plans for each phase of the subdivision 
are reviewed, and all required public facilities to serve the subdivision are required to be 
substantially completed and installed, prior to approval of the final plat for each phase. 
 
In regards to Fire Department access, Phase 3 includes a total of 64 lots and Phase 4 
includes a total of 20 lots.  The 64 lots within Phase 3 will include three points of access 
in conformance with Fire Department access requirements.  The three points of access 
to this phase will be provided from Brush College Road, Christina Street, and Anastasia 
Street.    
 
In regards to the dead-end streets within the modified subdivision exceeding 150 feet in 
length, these streets are necessary to provide for both internal street connectivity 
between individual phases within the subdivision and external street connectivity to 
properties abutting the property which can be further divided.  In order to meet Fire 
Department requirements, Condition 25 of the original tentative phased subdivision 
approval is modified by this decision to require that either a turnaround be provided at 
the end of these dead-end streets or the homes on the lots served by these streets 
include fire sprinklers.   
 
In regards to street grade, the Fire Department has reviewed the street grade plan for 
the proposed modified subdivision and indicated that the proposed street grades meet 
the requirement which allows street grades to exceed a maximum of 12 percent for 
short lengths not exceeding 15 percent.  

 
B. The Public Works Department reviewed the proposal and provided comments regarding 

street and City utility improvements required to serve the development in conformance 
with the Salem Revised Code.  Comments from the Public Works Department are 
included as Attachment D.    

 
5. Tentative Phased Subdivision Plan Modification Approval Criteria. 

SRC 205.070(d) sets forth the following criteria that must be met before approval can be 
granted to a modification of a tentative phased subdivision plan approval.  The following 
subsections are organized with approval criteria shown in bold italic, followed by findings 
evaluating the proposed modification for conformance with the criteria.  Lack of compliance 
with the following criteria is grounds for denial of the modification, or for the issuance of 
certain conditions to ensure the criteria are met. 
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A. SRC 205.070(d)(1):  The proposed modification is not substantially inconsistent 

with the conditions of the original approval; and   
 
Finding:  On August 5, 2014, the Salem Planning Commission approved the final 
decision on the subdivision subject to this modification request (Attachment B).  The 
decision included a total of 27 conditions.  Two conditions were established specific to 
Phase 1 of the subdivision; six conditions were established specific to Phase 2; twelve 
conditions were established specific to Phase 3; and the remaining seven conditions 
applied generally to the subdivision and were not specific to a particular phase. 
 
The modification requested by the applicant seeks to modify street grades within 
phases 3 and 4 in order to allow for street intersection grades to conform to American 
Disabilities Act (ADA) requirements.  As a result of the required revision to the street 
and intersection grades, the alignment of streets and the configuration of lots within 
phases 3 and 4 also need to be reconfigured.   
 
In order to allow for the proposed modification, revisions to four of the conditions 
established in the original decision are necessary.  The four conditions that need to be 
revised in conjunction with the proposed modification included the following: 
 

   Condition 3: The combined sanitary sewer and storm sewer easement along the 
west side of Lots 88, 89, 96, and 97 shall be a minimum of 20 feet 
wide. 

 
Condition 19: The centerline radius of “F” Street along Lot 80 shall be a minimum of 

125 feet.  
 
Condition 20: The centerline radius of “B” Street along Lot 62 shall be a minimum of 

110 feet. 
 
Condition 25: Provide a turnaround, approved by the Salem Fire Department, at the 

dead end of “D” Street with Phase 3. 
 
Condition 3 is required to be revised because the proposed modification results in a 
reconfiguration of the lots which include the 20-foot-wide sanitary sewer and storm 
drainage easement along their western side.  The proposed lot reconfiguration reduces 
the number of lots which include this easement from four to three and also renumbers 
the affected lots.  As such, Condition 3 of the original decision shall be revised as 
follows: 
 

   Condition 3: The combined sanitary sewer and storm sewer easement along the 
west side of Lots 88, 89, 96, and 97 Lots 91, 92, and 102 shall be a 
minimum of 20 feet wide. 

 
The identified revision to Condition 3 does not change what is required by the condition, 
but instead only revised it to apply to the affected reconfigured lots.  The easement, as 
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show on the modified tentative plan, is still 20 feet in width and maintains conformance 
with the original condition of approval.    
 
Condition 19 is required to be revised because the proposed modification includes a 
renumbering of the lots within the subdivision and some of the street names have been 
changed from what was included in the original approval.  Condition 19 refers to the 
centerline radius of “F” Street along Lot 80.  Under the proposed modification, Lot 80 
has been renumbered as Lot 80 and “F” Street has been renamed Blake Street.  In 
order to reflect the changes to lot numbering and street naming within the modified 
subdivision, Condition 19 shall be revised as follows: 
 
Condition 19: The centerline radius of “F” Street Blake Street along Lot 80 Lot 83 

shall be a minimum of 125 feet.  
 
The identified revision to Condition 19 does not change what is required by the 
condition, but instead only revises it to apply to the correct renumbered lot and renamed 
street.  As such, the proposal remains in conformance with the original condition of 
approval.  
 
Condition 20 of the original subdivision approval required the centerline radius of “B” 
Street along Lot 62 to be a minimum of 110 feet.  Under the proposed modified 
subdivision, the section of “B” Street referred to in the original approval has been 
removed and instead replaced with a different street connection, Benjamin Street.  The 
new proposed Benjamin Street is in a different than the original “B” Street.  Benjamin 
Street intersects Blake Street and crosses the subject property east to west to allow for 
future street connectivity and extension into abutting properties at the time of their future 
development.  Due to the proposed alignment of Benjamin Street, a condition of 
approval is not required establishing a minimum centerline radius.  Because “B” Street 
has been removed under the proposed subdivision modification and the alignment of 
Benjamin Street does not require a condition of approval establishing a minimum 
centerline radius, Condition 20 shall be deleted.  
 
The deletion of Condition 20 is necessary because it is no longer needed based on the 
proposed reconfigured street alignment within the modified subdivision.  The original 
condition of approval was established in order to ensure “B” street conformed to 
minimum street centerline radius standards.  Because “B” street has been replaced by 
the relocated Benjamin Street, which meets centerline radius requirements, the original 
condition is no longer necessary or applicable and the proposal maintains substantial 
conformance with the original decision and its conditions.       
 
Condition 25 of the original approval required a turnaround, approved by the Salem Fire 
Department, at the dead end of “D” Street with Phase 3.  Under the proposed 
modification, “D” street has been renamed Natasha Avenue.  The requirement to 
include a turnaround for the Fire Department at the end of this street is still applicable 
under the modified subdivision.  However, in addition to the turnaround at the end of “D” 
Street/Natasha Avenue, the proposed modified subdivision requires turnarounds at the 
dead ends of the following additional streets: 
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 Benjamin Street:   Applicable to the section lying west of Blake Street. 

 Benjamin Street:  Applicable to the section lying east of Blake Street. 

 Christina Avenue: Applicable to the section lying west of Blake Street. 
 

The necessity for these turnarounds is based on the requirements of SRC 803.035(d) 
which requires dead-end streets to include a turnaround when the Planning 
Administrator finds that a turnaround is necessary.  As identified earlier in this decision, 
the Fire Department reviewed the proposal and indicated that access to the subdivision 
is required in accordance with the Salem Fire Prevention Code (SRC Chapter 58).  
Pursuant to these requirements, dead-end streets exceeding 150 feet are required to 
include a turnaround or, as an alternative, the homes on the lots served by the dead-
end street must include fire sprinklers.  Because the sections of Benjamin Street, east 
and west of Blake Street; Christina Street, west of Blake Street; and Natasha Avenue, 
west of Anastasia Street, all are dead-end streets exceeding 150 feet in length, 
conformance with the requirements of SRC 58 and SRC 803.035(d) is required.  As 
such, Condition 25 shall be revised as follows:    
 
Condition 25: Provide a turnaround, approved by the Salem Fire Department, at the 

dead end of “D” Street with Phase 3. 
 
Condition 25: Either provide a turnaround, approved by the Salem Fire Department, 

at the dead-end sections of the following streets within Phase 3: 

a) Natasha Avenue, west of Anastasia Street; 
b) Christina Street, west of Blake Street; 
c) Benjamin Street, west of Blake Street; and 
d) Benjamin Street, east of Blake Street.  

-OR- 

Not provide a turnaround, but instead equip the homes on the lots 
served by these dead-end streets with an automatic fire suppression 
system, as approved by the Salem Fire Department. 

 
The identified revision to Condition 25 expands the original condition to apply to 
additional streets within phase 3 of the subdivision and adds an option to provide 
sprinkler systems within the homes served by the dead-end streets rather than 
providing a turnaround.  The purpose of the original Condition 25 was to ensure the 
streets within the subdivision conformed to Fire Department Access requirements.  The 
proposed revised Condition 25 maintains this same purpose.  While it applies to more 
streets then the original approval and adds the alternative for fire sprinklers in lieu of 
turnarounds, the revised condition achieves the same intent of the original condition of 
ensuring conformance with Fire Department Standards.  As such, the proposed revised 
condition substantially conforms to the original condition of approval.    

 
As previously discussed, the applicant’s engineer has recommended a modification to 
the previously approved street alignments because the original street configuration 
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cannot reasonably be constructed pursuant to the Public Works Design Standards 
(PWDS) due to topographic constraints.  As part of the revised street design, the 
applicant’s engineer requested a design exception from the City Engineer regarding 
vertical curve standards, which has been approved as depicted on Exhibit A to the 
March 19, 2018, comments from the public Works Department (Attachment D), except 
that the sidewalks along Blake Street and Christina Street shall be located parallel to 
and one foot from the adjacent right-of-way pursuant to SRC 803.035(l)(2)(A).  In order 
to ensure the proposed modified streets within the subdivision are constructed as 
approved by the City Engineer, the following additional new condition of approval is 
established: 
 
Condition 28: Construct internal streets within Phases 3 and 4 prior to final plat 

approval of their respective phase according to the alignments shown 
on Exhibit A to the March 19, 2018, Public Works comments memo, 
except that the sidewalks along Blake Street and Christina Street shall 
be located parallel to and one foot from the adjacent right-of-way 
pursuant to SRC 803.035(l)(2)(A). 

 
As evidenced by the findings above, only four of the original 27 conditions of approval 
are in need of revision, and only one additional condition is needed, in connection with 
the proposed subdivision modification.  The four conditions that have been revised 
needed to be updated in order to reflect new street names and lot numbering within the 
subdivision, and to meet applicable requirements of the development code.  The 
additional condition of approval that has been established is needed in order to ensure 
the internal streets within the modified subdivision will conform to the alignment and 
configuration approved by the City Engineer.  Because the remaining applicable original 
conditions of the tentative phased subdivision plan approval will continue to apply, and 
because the proposed changes to the conditions of approval are substantially 
consistent with the original conditions, the proposed subdivision modification is not 
substantially inconsistent with the conditions of the original approval.  The proposed 
modification, as conditioned, meets this approval criterion.    
 

B. SRC 205.070(d)(2):  The proposed modification will not result in significant 
changes to the physical appearance of the development, the use of the site, and 
the impacts on surrounding properties. 
 
Finding:  The need for the proposed modification to phases 3 and 4 of the original 
phased subdivision approval is based on a requirement to bring the street intersection 
grades within these phases into compliance with the American with Disabilities Act 
(ADA).  As a result of this required change, the configuration, alignment, and grade of 
streets, and the configuration of lots, within these phases of the subdivision are required 
to be modified.  In comparison between the original and modified tentative subdivision 
plans, the modified plan, in summary: 
 

Former “F” Street (now Benjamin Street): 

 Slightly modifies the alignment of “F” Street (now Benjamin Street); 
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 Establishes a new section of Benjamin Street which extends east past Blake 
Street to the east property line for future extension.  The proposed new extension 
of Benjamin Street replaces the elimination of the section of “B” Street lying south 
of Christina Street.   

 
Former “E” Street (now Blake Street): 

 Relocates the section of “E” Street (now Blake Street) lying south of Christina 
Street by shifting it further to the east; 

 Eliminates the section of former “E” Street lying between Christina Street and “D” 
Street (now Natasha Avenue); 
 

Christina Street: 

 Slightly modifies the alignment of Christina Street. 
 

Former “B” Street (now Anastasia Street): 

 Eliminates the dead-end street section of former “B” Street lying south of 
Christina Street which extended to the east property line for future extension; and  

 
Lot Layout: 

 Reconfigures and renumbers lots within phases 3 and 4 in response to the 
required changes to street grade and alignment.  The reconfigured lot layout 
results in the creation of two additional lots within phase 3; no additional lots are 
created in phase 4. 

 
Though the proposed modification changes the configuration of lots and the alignment 
and grades of streets within phases 3 and 4 of the tentative subdivision approval, the 
changes are necessitated based on ADA requirements and the topography of the site.  
As illustrated on modified tentative phased subdivision plan, the reconfigured lots 
maintain conformance with minimum lot size, dimension, and street frontage 
requirements and only two additional lots are added to the overall total of 140 lots 
included in the original approval.   
 
Due to the modified street layout and lot configurations, additional trees will be required 
to be removed in connection with the modified subdivision.  However, such removal is 
necessary in order to accommodate the reconfigured subdivision layout and the grading 
associated with constructing the streets and development of homes on the lots.  Due to 
the topography of the site, there are no reasonable design alternatives which would 
enable preservation of those additional trees identified for removal. 
 
Under the original phased subdivision approval, streets exceeding maximum grade 
were approved due to the topography if the site.  Under the proposed modification, 
sections of Christina Street, Benjamin Street, Blake Street, and Cherry Blossom Drive 
will also need to exceed maximum allowed street grade.  Christina Street is designated 
as a collector street under the City’s Transportation System Plan (TSP) and Benjamin 
Street, Blake Street, and Cherry Blossom Drive are designated as local streets.  
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Pursuant to SRC 803.035(c), the maximum grade for a collector street is eight percent 
and the maximum grade for a local street is 12 percent. 

 
SRC 803.065(a) allows for the utilization of alternative street standards in situations 
where a street may not be able to meet applicable standards.  Pursuant to SRC 
803.065(a)(1) and (3), alternative street standards may be utilized where existing 
development or physical constraints make compliance with the standard impracticable 
and where topography or other conditions make construction that conforms to the 
standards impossible or undesirable.  In the case of the proposed modification, the 
Public Works Department indicates that alternative streets standards are authorized for 
street grades within the proposed subdivision modification due to the topography of the 
site. 
 
As proposed and conditioned, the modified subdivision will not result in significant 
changes to the physical appearance of the development, the use of the site, or impacts 
on surrounding properties.  The proposed modification is necessitated by a requirement 
to change street intersection grades to meet ADA requirements.  The internal street 
configuration within the subdivision, while modified, generally remains consistent overall 
with the original approval; thereby not resulting in significant changes to traffic 
circulation within the subdivision and to the surrounding area.  Under the proposed 
modification only two additional lots within phase 3 are added to the overall original 140-
lot total for the entire subdivision; thereby ensuring the modification will not result in a 
significant change to the use of the site.  The proposed modifications to phases 3 and 4 
have been kept to the minimum necessary to meet ADA intersection requirements and 
still maintain overall general conformance with the original tentative phased subdivision 
approval.  This criterion is met.         
 

6. Effect on Expiration Period of Original Approval: 

The final decision on Subdivision Case No. SUB-PLA14-02 was originally issued on August 
11, 2014.  Pursuant to SRC 300.850, Table 300-3, the phased subdivision approval is set 
to expire 10 years from the date of issuance of the original approval on August 11, 2024, 
unless the final plat for the final phase of the subdivision is recorded within that time.  

 
Pursuant to SRC 205.070(e), when a subdivision decision is modified, the effect of the 
modification upon the expiration period of the original approval, if any, shall be established 
in the modification decision.  Consistent with the two-year initial deadline established under 
SRC 300.850 for recording the final plat for a tentative subdivision plan, the expiration date 
of the modified phased subdivision is hereby extended by two years to August 11, 2026.   
 

IT IS HEREBY ORDERED 
 

The requested tentative phased subdivision plan modification of the Brush College Hills 
subdivision affecting for property zoned RA (Residential Agriculture), and located at 2825 
Brush College Road NW (Polk County Assessor Map and Tax Lot Number: 073W080000600) 
is hereby APPROVED subject to the applicable standards of the Salem Revised Code, the 
findings contained herein, the findings adopted in the approval of tentative subdivision plan 
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SUB-PLA14-02, and the following conditions of approval, as amended by this decision, which 
must be completed prior to final plat approval, unless otherwise indicated:   
 
General Requirements (Not Phase-Specific): 
 
Condition 1: Urban Growth Area Development (UGA) Permit- Comply with the conditions 

of UGA Preliminary Declaration 09-2, issued March 25, 2009. Development 
requirements shall be phased as described in the phase-specific conditions 
included in this decision. 

 
Condition 2: Pay the Brush College Reimbursement District fee as a condition of plat 

approval based on the number of lots contained in that phase. 
 
Condition 3: The combined sanitary sewer and storm sewer easement along the west side 

of Lots 88, 89, 96, and 97 Lots 91, 92, and 102 shall be a minimum of 20 feet 
wide. 

 
Condition 4: Contribute $180 per subdivision lot toward the future traffic signal at the 

intersection of Brush College Road NW and Wallace Road NW. Contributions 
for the lots in each platted phase will be paid prior to plat approval of said 
phase. 

 
Condition 5: The property line adjustment must be recorded prior to approval of the final 

plat for any phase of the subdivision. 
 
Condition 6: At the time of final acceptance of public infrastructure construction, the 

developer shall provide a final geotechnical report from a geotechnical 
engineer that describes construction monitoring activities for all site earthwork 
and addresses the geotechnical considerations for each individual building 
lot. 

 
Condition 7: Amend phasing plan so that the 20-foot-wide access easement currently 

crossing the subject property becomes part of Phase 4 exclusively. Prior to 
recording of the final plat for Phase 4, either: 

a) Remove the existing driveway and access easement to 2831 Brush 
College Road NW and provide a new driveway access; or 

b) Complete a property line adjustment, which moves the west property line 
so that the 20-foot-wide access easement currently crossing the subject 
property is made part of the property abutting to the west. The subdivision 
layout must conform to all applicable development standards at time of 
final plat. 

 
The following conditions must be completed prior to final plat approval for Phase 1: 
 
Condition 8: Pay water and sewer connection fees as specified in Salem Revised Code 

(SRC) Chapter 21. 
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Condition 9: Provide water, sewer, and storm service connections to each lot within Phase 
1. 

 
The following conditions must be completed prior to final plat approval for Phase 2: 
 
Condition 10: A construction entrance shall be constructed from Brush College Road NW as 

part of Phase 2, and all construction vehicles and equipment shall utilize this 
entrance for entering and leaving the site. 

 
Condition 11: Demonstrate adequate capacity and provide City easements for storm 

drainage facilities both within Phase 2 and downstream to the approved point 
of disposal in Gibson Creek in accordance with SRC and PWDS. 

 
Condition 12: Provide turnarounds, approved by the Salem Fire Department, at the dead 

ends of "C" Avenue and Cherry Blossom Drive with Phase 2. 
 
Condition 13: Redesign Lots 54 and 55 so that their depth is no more than 300 percent of 

their width. 
 
Condition 14: Redesign Lot 53 so that it has a minimum of 30 feet lot frontage at its frontage 

on the street corner bulb and no less than 40 feet width at the minimum front 
yard setback line. Alternatively, redesign Lot 53 as a flag lot with no street 
frontage. 

 
Condition 15: Pave the proposed flag lot accessway serving Lots 54 and 55 to a minimum 

width of 15 feet. "NO PARKING" signs shall be posted along the accessway. 
If Lot 53 takes access from the accessway, then pave the accessway to a 
minimum width of 20 feet. The accessway shall be privately maintained. 

 
The following conditions must be completed prior to final plat approval for Phase 3: 
 
Condition 16: Convey land for dedication sufficient to equal a half-width right-of-way of 36 

feet on the development side of Brush College Road NW along the entire 
frontage of the subject property. 

 
Condition 17: Construct a 23-foot half-width improvement on the development side and a 17 

foot-wide turnpike improvement on the opposite side of the centerline of 
Brush College Road NW, along the entire frontage of the subject property. 

 
Condition 18:  Construct the extension of Christina Street NW as a Collector "B" street 

standard as specified in the Salem TSP. 
 
Condition 19: The centerline radius of “F” Street Blake Street along Lot 80 Lot 83 shall be a 

minimum of 125 feet. 
 
Condition 20: The centerline radius of "B" Street along Lot 62 shall be a minimum of 110 

feet. 
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Condition 21: Demonstrate adequate capacity and provide City easements for storm 

drainage facilities both within Phase 3 and downstream to the approved point 
of disposal in Gibson Creek in accordance with Stormwater Management 
Design Standards. 

 
Condition 22: Construct the sewer trunk main in Brush College Road NW as specified in the 

Wastewater Management Master Plan from its current westerly terminus to 
the west line of the development. 

 
Condition 23: Extend the G-0 water line within Brush College Road NW to the western 

property boundary as specified in the Water System Master Plan. Along the 
linking street improvement specified in Phase 2 requirements above, provide 
an additional minimum 2-inch overlay along the entire street width after 
installation of the water main. 

 
Condition 24: Extend the W-1 water line in Christina Street NW as specified in the Water 

System Master Plan. 
 
Condition 25: Provide a turnaround, approved by the Salem Fire Department, at the dead 

end of "D" Street with Phase 3. 
 
Condition 25: Either provide a turnaround, approved by the Salem Fire Department, at the 

dead-end sections of the following streets within Phase 3: 

a) Natasha Avenue, west of Anastasia Street; 
b) Christina Street, west of Blake Street; 
c) Benjamin Street, west of Blake Street; and 
d) Benjamin Street, east of Blake Street.  

-OR- 

Not provide a turnaround, but instead equip the homes on the lots served by 
these dead-end streets with an automatic fire suppression system, as 
approved by the Salem Fire Department. 

 
Condition 26: Construct a pavement widening along the north side of Brush College Road 

NW including curb, gutter, and sidewalks to provide pedestrian connectivity 
from the east property line of Brush College Estates No. 3 to Doaks Ferry 
Road NW in accordance with PWDS. 

 
Condition 27: Construct a linking street improvement along Brush College Road NW from 

the west line of the development to the west line of Brush College Heights 
Subdivision approximately 600 feet to the east as follows: 

a) Widen the pavement to a 34-foot total width. The structural section of the 
pavement widening shall be equal to or greater than the existing structural 
section of Brush College Road NW. 
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b) Provide a 2-inch pavement overlay across the entire width of Brush 
College Road NW after the installation of the trunk sewer main. 
 

The following condition must be completed prior to final plat approval for Phases 3 and 4: 
 
Condition 28: Construct internal streets within Phases 3 and 4 prior to final plat approval of 

their respective phase according to the alignments shown on Exhibit A to the 
March 19, 2018, Public Works comments memo, except that the sidewalks 
along Blake Street and Christina Street shall be located parallel to and one 
foot from the adjacent right-of-way pursuant to SRC 803.035(l)(2)(A). 

 

 
 

________ 
Bryce Bishop, Planner II 
Planning Administrator Designee 
 
Attachments:  A.  Vicinity Map 
 B. Decision Approving Tentative Phased Subdivision Plan SUB-PLA14-02 
 C. Applicant’s Modified Tentative Phased Subdivision Plan 
 D.  Public Works Department Comments 
 
Application Deemed Complete:  December 5, 2017 
Notice of Decision Mailing Date:  March 19, 2018 
Decision Effective Date:    April 4, 2018 
State Mandated Decision Date:  April 4, 2018 
 
 
The rights granted by this decision must be exercised or extension granted by August 11, 
2026 or this approval shall be null and void. 
 
A copy of the complete Case File is available for review during regular business hours at the 
Planning Division office, 555 Liberty Street SE, Room 305, Salem OR 97301. 
 
This decision is final unless written appeal from a party with standing to appeal, along with an 
appeal fee, is filed with the City of Salem Planning Division, Room 305, 555 Liberty Street SE, 
Salem, Oregon 97301, no later than Tuesday, April 3, 2018, 5:00 p.m. The notice of appeal 
must contain the information required by SRC 300.1020. The notice of appeal must be filed in 
duplicate with the City of Salem Planning Division. The appeal fee must be paid at the time of 
filing. If the notice of appeal is untimely and/or lacks the proper fee, the notice of appeal will be 
rejected. The Salem Planning Commission will review the appeal at a public hearing. The 
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Planning Commission may amend, rescind, or affirm the action or refer the matter to staff for 
additional information. 
 
cc: Alan Kessler, GIS 
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